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1.0 INTRODUCTION

This section comprises the Comments and Responses of the Final Initial Study/Mitigated Negative
Declaration (IS/MND) for the proposed Neighborhoods at Lugonia Village Project (proposed Project) in
the City of Redlands, San Bernardino County, California. The purpose of this document is to respond to all
comments received by the City of Redlands (City) regarding the environmental information and analyses
contained in the IS/MND.

Consistent with State CEQA Guidelines Section 15073 and in accordance with the City’s Local California
Environmental Quality Act (CEQA) Procedures, a Notice of Intent (NOI) to adopt a Mitigated Negative
Declaration was sent to responsible agencies and trustee agencies in addition to various public agencies,
citizen groups, and interested individuals concerned with the Project. In addition, the NOI was filed with
the San Bernardino County Clerk and the State Clearinghouse on December 6, 2023.

The Draft IS/MND (Appendix A) was circulated for public review for a period of 30 days, from December
6, 2023, to January 4, 2024. Copies of the Draft IS/MND were made available for public review at the City’s
office located at 35 Cajon Street, Suite 20, Redlands, CA 92373 or online on the City’s website at
https://www.cityofredlands.org/post/environmental-documents. One comment letter was received
during the public review period. Comments were received from one regional agency.

The City is the Lead Agency under CEQA and is required to consider agency and public comments on the
IS/MND. Although preparation of responses to comments on an IS/MND is not required, responses have
been prepared.

The following is a list of the agencies and interested parties that commented on the IS/MND prior to the
close of the public comment period. The comments received have been organized in a manner that
facilitates a particular comment or set of comments. Each comment letter received is indexed with an
alphanumeric code below.

Comment Letter Index

Comment Code | Signatory | Date
Regional Agencies
R-1 | OmniTrans | December 12, 2023

1.1 FORMAT OF RESPONSE TO COMMENTS

Responses to the comment letter are provided on the following pages. The comment letter index number
is provided at the top of the comment letter, and individual points within the letter are numbered along
the right-hand margin of the letter. The City’s responses to the comment letter immediately follow the
letter and are referenced by index numbers in the margins.
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2.0 RESPONSE TO COMMENTS

2.1 REGIONAL AGENCIES

2-1



Comment Letter R-1

From: Anna Jaiswal

Sent: Tuesday, December 12, 2023 2:52 PM
To: Ryan Murphy

Subject: Comment on IS/MND for TTM 20571

[NOTICE: This message originated outside of City of Redlands -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Hi Ryan,

Thanks for sharing the notice for the Neighborhoods at Lugonia Village Project. Omnitrans’ nearest bus
stops, on Lugonia at Texas and Lugonia at Tennessee, are further apart than our normal bus stop spacing
standards; | think the reason is because there has not been ADA-compliant sidewalk on which to install a
bus stop previously on Lugonia at Karon. So with this development, it’s an ideal opportunity to include a
bus stop to serve the residents.

So | would request that the project include a curb-connected sidewalk boarding area (a 5'x8” boarding
area is required for ADA, but | would recommend making it 8’-10’-wide sidewalk for a 30°-40’ length in
order to accommodate a future bus shelter). | would probably recommend putting it on Lugonia
westbound after Karon, before the main entrance at New York.

Our transit design guidelines are available here - https://omnitrans.org/busstops/. | am also happy to
review plans. Please let me know if you have any questions.

Thanks so much!

Anna Jaiswal
Development Planning Manager

€5 Omnilrans

1700 West Fifth Street

www.omnitrans.org
Work: 909-379-7256

Email: anna.jaiswal@omnitrans.org

Follow @Omnitrans:

0000

R-1-1
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2.1.1 OmniTrans

Letter Code: R-1
Commenter: Anna Jaiswal, Development Planning Manager
Date: December 12, 2023

Response to Comment R-1-1

This comment states that OmniTrans’ nearest bus stops to the proposed Project, located on Lugonia
Avenue at Texas Street and Tennessee Street, are further apart than OmniTrans’ typical bus stop spacing
standards. The comment also states that the proposed development offers an ideal opportunity to include
a bus stop to serve future residents. Specifically, the comment requests that the proposed Project include
a curb-connected sidewalk boarding area (between 8 and 10 feet wide and 30 and 40 feet long in order
to accommodate a future bus shelter) on Lugonia Avenue, between Karon Street and the main entrance
to the Project at New York Street.

The City has made this request a condition of Project approval, and the Project applicant has
demonstrated to the City that the requested bus stop on Lugonia Avenue can be accommodated in the
final design plans. As such, Section 2.2.4, Access, Circulation, and Parking, of the Draft IS/MND has been
revised to reflect that the proposed bus stop would be included as a condition of approval. These edits
are included in Chapter 3, Errata, of this Final IS/MND. These changes are generally minor changes that
do not constitute significant new information, a change in the conclusions of the environmental analysis,
or require recirculation of the document (State CEQA Guidelines Section 15073.5).

2-3
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3.0 ERRATA

This section of the Final IS/MND provides text changes to the Draft IS/MND that have been made to clarify,
amplify, or make minor edits to the Draft IS/MND text for the proposed Neighborhoods at Lugonia Village
Project (proposed Project). Such changes are a result of further review of, and public comments related
to, the Draft IS/MND. The changes described in this section are generally minor changes that do not
constitute significant new information, change the conclusions of the environmental analysis, or require
recirculation of the document (State CEQA Guidelines Section 15073.5).

Such changes to the Draft IS/MND are indicated in this section under the appropriate Draft IS/MND
section. Deletions are shown with strikethreugh and additions are shown with underline.

3.1 SECTION 2.2.4, ACCESS, CIRCULATION, AND PARKING

Vehicular access to the Project site would be provided via two driveways from West Lugonia Avenue (a
signalized intersection at New York Street/West Lugonia Avenue and a right-in/right-out driveway on the
southwest corner of the Project site), one driveway from the proposed Pennsylvania Avenue extension,
and one driveway from Karon Street. As discussed above, the proposed Pennsylvania Avenue extension
would either end in a cul-de-sac just west of the existing three-legged intersection of Pennsylvania Avenue
and Karon Street or would extend from Karon Street west to Tennessee Street, creating a complete
connection between Tennessee Street and the existing Pennsylvania Avenue east of Karon Street. In
addition, the City will require that the proposed Project include a curb-connected sidewalk bus boarding
area on Lugonia Avenue, between Karon Street and the main entrance to the Project at New York Street,
as a condition of approval. The sidewalk at the bus stop would be between 8 and 10 feet wide and 30 and
40 feet long in order to accommodate a future bus shelter. The bus stop would be designed to comply
with OmniTrans’ transit design guidelines and would be operated and maintained by OmniTrans. The bus
stop would serve residents of the proposed development as well as the surrounding area.

On-site parking within the apartment complex and townhome neighborhoods would be provided via a 26-
foot-wide internal street system within each neighborhood. The apartment complex neighborhood would
include 241 garage parking spaces, 325 carport spaces, 7 parallel parking spaces, 139 open stall parking
spaces, and 32 electric vehicle charging spaces for a total of 744 parking spaces for residents. The
townhome neighborhood would include 144 garage parking spaces for residents and 21 guest parking
spaces for a total of 165 parking spaces. Each of the 18 single-family detached homes would include a 2-
car garage, for a total of 36 parking spaces. Overall, the proposed Project would include a total of 945
parking spaces. The internal street system would also serve as a fire access system for first responders.

Figure 6 provides an illustrative view of the proposed landscape design, including the general locations of
parkway and street tree plantings, the planned tree species mix, and the locations of proposed sidewalks
and bike paths as well as the proposed recreation lawn and play area. As shown in Figure 6, pedestrian
access within the Project site would be provided via internal walkways. A 6-foot-wide sidewalk would also
be provided along West Lugonia Avenue, Pennsylvania Avenue, and Karon Street abutting the Project site.

3-1



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
THE NEIGHBORHOODS AT LUGONIA VILLAGE PROJECT

This page intentionally left blank

3-2



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
THE NEIGHBORHOODS AT LUGONIA VILLAGE PROJECT

APPENDIX A

DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
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1.0 INTRODUCTION AND PURPOSE

1.1 INTRODUCTION

Chapter 1.0 of this Initial Study (IS) describes the purpose, environmental authorization, the intended uses
of the IS, documents incorporated by reference, and the processes and procedures governing the
preparation of the environmental document. Pursuant to Section 15367 of the State of California
Guidelines for Implementation of the California Environmental Quality Act (CEQA Guidelines), the City of
Redlands (City) is the Lead Agency under the California Environmental Quality Act (CEQA). The City has
primary responsibility for compliance with CEQA and consideration of the Neighborhoods at Lugonia
Village Project (herein referred to as “Project” or “proposed Project”).

The IS is organized as follows:

Chapter 1.0 Introduction and Purpose provides a discussion of the Initial Study’s purpose, focus, and
legal requirements.

Chapter 2.0 Project Description provides a detailed description of the proposed Project.

Chapter 3.0 Initial Study Checklist includes a checklist and accompanying analyses of the Project’s
effect on the environment. For each environmental issue, the analysis identifies the level
of the Project’s environmental impact.

Chapter 4.0 References details the references cited throughout the document.

Appendices Include the technical material prepared to support the analyses contained in the IS.

1.2 PURPOSE

CEQA requires that the proposed Project be reviewed to determine the environmental effects that would
result if the Project were approved and implemented. The City is the Lead Agency and has the
responsibility for preparing and adopting the associated environmental document prior to consideration
of the approval of the proposed Project. The City has the authority to make decisions regarding
discretionary actions relating to implementation of the proposed Project.

This IS has been prepared in accordance with the relevant provisions of CEQA (California Public Resources
Code Section 21000 et seq.), the CEQA Guidelines,* and the rules, regulations, and procedures for
implementing CEQA as adopted by the City. The objective of the IS is to inform City decision-makers,
representatives of other affected/responsible agencies, the public, and interested parties of the potential
environmental consequences of the Project.

As established in CEQA Guidelines Section 15063(c), the purposes of an IS are to:

e Provide the Lead Agency (City of Redlands) with information to use as the basis for deciding whether
to prepare an Environmental Impact Report (EIR), Negative Declaration (ND), or Mitigated Negative
Declaration (MND);

1 California Code of Regulations, Title 14, Chapter 3, Sections 15000 through 15387.




INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
THE NEIGHBORHOODS AT LUGONIA VILLAGE PROJECT

e Enable an applicant or Lead Agency to modify a project, mitigating adverse impacts before an EIR is
prepared, thereby enabling the project to qualify for an ND or MND;

e Assist in the preparation of an EIR, if one is required;
e Facilitate environmental assessment early in the design of a project;

e Provide a factual basis for finding in an ND or MND that a project will not have a significant effect on
the environment;

e Eliminate unnecessary EIRs; and

Determine whether a previously prepared EIR could be used with the project.

1.3 INTENDED USE OF THIS INITIAL STUDY

The City formally initiated the environmental process for the proposed Project with the preparation of
this IS. The IS screens out those impacts that would be less than significant and do not warrant mitigation,
while identifying those issues that require further mitigation to reduce impacts to a less than significant
level. As identified in the following analyses, Project impacts related to various environmental issues
either do not occur, are less than significant (when measured against established significance thresholds),
or have been rendered less than significant through implementation of mitigation measures. Based on
these analytical conclusions, this IS supports adoption of an MND for the proposed Project.

CEQA? permits the incorporation by reference of all or portions of other documents that are generally
available to the public. The IS has been prepared utilizing information from City planning and
environmental documents, technical studies specifically prepared for the Project, and other publicly
available data. The documents utilized in the IS are identified in Section 3.0 and are hereby incorporated
by reference. These documents are available for review at the City of Redlands, Planning Division.

1.4 PUBLIC REVIEW OF THE INITIAL STUDY

The IS and a Notice of Intent (NOI) to adopt an MND will be distributed to responsible and trustee
agencies, other affected agencies, and other parties for a 30-day public review period. Written comments
regarding this IS should be addressed to:

Ryan Murphy, Senior Planner
City of Redlands

35 Cajon Street, Suite 20
P.O. Box 3005

Redlands, CA 92373
rmurphy@cityofredlands.org

After the 30-day public review period, consideration of comments raised during the public review period
will be taken into account and addressed prior to adoption of the MND by the City.

2 CEQA Guidelines Section 15150.
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2.0 PROIJECT DESCRIPTION

This chapter describes the proposed Neighborhoods at Lugonia Village Project (Project) submitted by
Redlands Summit LLC (Applicant) that is evaluated in this Initial Study/Mitigated Negative Declaration
(IS/MND). The proposed Project includes the development of an approximately 24.4-acre property
(Project site) northwest of West Lugonia Avenue and Karon Street that consists of three undeveloped
parcels (Assessor Parcel Numbers 0167-171-04-0000, 0167-171-05-0000, and 0167-171-06-0000). The
Project site is located on the northwest corner of West Lugonia Avenue and Karon Street in the northern
portion of the City of Redlands (City). The Applicant proposes to develop the Project site with
451 apartment units, 72 townhomes, and 18 single-family detached homes, for a total of 541 units.

Pursuant to Section 15124(c) of the CEQA Guidelines, this chapter includes a description of the proposed
Project’s location, objectives, and technical and environmental characteristics, which is followed by a
summary of the intended uses of the IS/MND, a list of required permits and other approvals required to
implement the Project, and a list of related environmental review and consultation requirements required
by federal, State, and local laws, regulations, or policies.

2.1 PROJECT LOCATION

The following describes the precise location and boundaries of the Project site, including its geographic
context, and provides a brief overview of the existing land uses within and in the vicinity of the Project
site.

2.1.1 Regional Location and Access

The approximately 24.4-acre Project site is located on the northwest corner of West Lugonia Avenue and
Karon Street in the northern area of the City of Redlands, San Bernardino County, California. The Project
site is generally bounded by West Lugonia Avenue to the south, Karon Street to the east, a dirt road to
the north, and fallow agricultural land to the west. Figure 1: Regional Location shows the location of the
Project site within the region.

The Project site is located approximately 0.2 mile east of State Route 210 (SR-210) and approximately
0.4 mile north of Interstate 10 (I-10). The City of Loma Linda is located southwest of Redlands, the City of
Highland is located to the north, and the City of San Bernardino is located to the west. The City of Yucaipa
is located to the east over the foothills of the San Bernardino Mountains. The San Bernardino International
Airport is located approximately 2.4 miles northwest of the Project site, west of SR-210.

Regional access to the Project site is provided by I-10 and SR-210. The Project site is directly accessible via
West Lugonia Avenue and Karon Street.

2.1.2 Site Characteristics and Current Site Conditions

The Project site is currently undeveloped, generally rectangular in shape, and generally flat. Conditions on
the site generally consist of disturbed vegetation, a few palm trees, and power utility poles. An open
concrete irrigation canal runs parallel to the Project site’s northern boundary, and the remnants of a
second north-south irrigation canal cuts through the Project site. A dirt road along the northern boundary
of the Project site provides a connection from Pennsylvania Avenue to Tennessee Street, west of the
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Project site. An informal dirt walking path is located along the Project site’s southern boundary, adjacent
to West Lugonia Street. Figure 2: Project Location depicts an aerial view of the Project site.

2.1.3 General Plan and Zoning

The Project site’s current zoning designation is East Valley Corridor Specific Plan/Special Development
District (EV/SD). The purpose of the East Valley Corridor Specific Plan is to plan for large undeveloped
areas along I-10 to facilitate future industrial, commercial, and residential development in an orderly and
aesthetic manner, provide a strong job base to support the local economy, and to ensure high-quality
development through design guidelines and standards. The intent of the Special Development District is
to provide an alternative, more flexible site planning process which encourages creative and imaginative
planning of administrative, professional, commercial or industrial, or mixed-use development within the
framework of a single comprehensive plan. Single-family dwelling units on parcels of 20 acres or more are
permitted as interim uses under the current EV/SD zoning. The EV/SD zoning does not permit,
conditionally permit, or permit as an accessory use, higher residential densities. A zoning change from
EV/SD to R-3 Multiple Family Residential will be required to permit the proposed densities of the proposed
Project’s apartment complex and townhomes (27.2 units per gross acre), and a zoning change from EV/SD
to R-1 Single Family Residential along Karon Street will be required to permit the proposed densities of
the single-family detached residences (5.33 dwelling units per gross acre).

The City’s General Plan currently designates most of the Project site as Commercial, which may permit
residential and mixed uses consistent with the underlying zoning district. The Project site is also partly
designated as Parks/Golf Courses and Low Density Residential, the latter of which allows for the
development of detached single-family dwellings at densities up to 6 dwelling units per acre on slopes up
to 15 percent. The portion of the Project site designated as Low Density Residential is located directly
adjacent to Karon Street. A General Plan Amendment (GPA) to change the designation from Commercial
and Parks/Golf Courses to High Density Residential will be required to permit the proposed higher housing
densities of the proposed Project’s apartment complex and townhomes.? Development within the City,
including the Project site,