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1. OVERVIEW OF THE PROPOSED PROJECT 

This Initial Study analyzes the environmental impacts associated with the construction and operation of a 

commercial center on a 1.44-acre property located on the southwest corner of Green Tree Boulevard and 

Hesperia Road. The new development would include a 5,785 square foot convenience store, a 1,733 square 

foot drive through carwash tunnel, and a fueling area with 8 dispensers and 16 fueling positions. The fueling 

area would be covered by a canopy with the dimensions being approximately 117-feet by 36-feet. One 

20,000 gallon underground storage tank (UST) for 87-octane gasoline and a second UST 24,000 gallon 

split tank would contain diesel and 91-octane gasoline, would be installed to the west of the fueling area. 

Access to the project site would be provided by driveway connections with the south side of Green Tree 

Boulevard and the west side of Hesperia Road. A total of 30 parking spaces would be provided including 26 

standard stalls, 2 EV stalls, and 2 ADA spaces. Landscaping would be provided along the Green Tree 

Boulevard and Hesperia Road frontages and in the parking area.1 

2. PROJECT LOCATION 

The proposed project site is located in the southwestern portion of the City of Victorville. The City of 

Victorville is located in the southwestern portion of San Bernardino County in the southwestern Mojave 

Desert physiographic subregion. This physiographic subregion is more commonly referred to as either the 

“Victor Valley” or the "High Desert" due to its approximate elevation of 2,900 feet above sea level. The 

Victor Valley is separated from the more populated areas of coastal Southern California by the San 

Bernardino and San Gabriel mountains. The City of Victorville is bounded on the north by unincorporated 

San Bernardino County (Oro Grande); on the east by Apple Valley and unincorporated San Bernardino 

County (Bell Mountain); on the south by the City of Hesperia and unincorporated San Bernardino County 

(Oak Hills); and on the west by the City of Adelanto and unincorporated San Bernardino County (Baldy 

Mesa).2 Regional access to the City of Victorville is provided by three area highways: the Mojave Freeway 

(Interstate 15), extending in a southwest to northeast orientation through the center of the City; U.S. 

Highway 395, traversing the western portion of the City in a northwest to southeast orientation; and 

Palmdale Road (SR-18) (State Route 18), which traverses the southern portion of the City in an east to west 

orientation.3 The location of Victorville, in a regional context, is shown in Exhibit 1. A citywide map is 

provided in Exhibit 2.  

The proposed project site is located at the southwest corner of Green Tree Boulevard and Hesperia Road in 

the City of Victorville, California 92301. The corresponding Assessor Parcel Number (APN) is 3090-331-

02. The project site is located in Township 5 North, Range 4 West, Section 27, of the United States 

Geological Survey (USGS) 7 ½ Minute Hesperia, California Quadrangle, 1956. The project site’s latitude 

and longitude is 34°49'90.70"N;-117°29'32.94"W. A local vicinity map is provided in Exhibit 3. An aerial 

photograph of the site and the surrounding area is provided in Exhibit 4. 

3. ENVIRONMENTAL SETTING 

The proposed project site is located on a 1.44-acre parcel that is currently vacant. The project site is 

currently zoned C-2 (General Commercial) and the corresponding General Plan designation is 

Commercial. The site is approximately 882 meters above sea level and contains some rolling landscape. 

The vegetation community present on site supports a moderately disturbed desert scrub habitat 

 
1 A&S Engineering, Inc. Independent Station. SWC of Green Tree Blvd. and Hesperia Rd. September 13, 2022. 
 
2 Blodgett Baylosis Environmental Planning. 2022.   

3 Google Earth. Website accessed August 4, 2022. 
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encompassing mainly native plants and some non-native grasses. Land uses and development located in 

the vicinity of the proposed project are outlined below:  

● North of the project site: Green Tree Boulevard extends along the project site’s northern side with 

a commercial center located further north. The Zoning designation is C-2 (General Commercial) 

and the corresponding General Plan designation is Commercial. 

● East of the project site: Hesperia Road extends along the project site’s east side. Vacant disturbed 

land is located further east. The Zoning designation is C-2 (General Commercial) and the 

corresponding General Plan designation is Commercial. 

● South of the project site:  Vacant disturbed land abuts the site’s southern side. The Zoning 

designation is C-2 (General Commercial) and the corresponding General Plan designation is 

Commercial.4 

● West of the project site: A vacant C-2 zoned property is located directly to the west of the project 

site. Large lot residential development extends further west along the project site’s west side. The 

Zoning designation is R-1 (Single-Family) and the corresponding General Plan designation is Low 

Density Residential.5 

4. PROJECT DESCRIPTION 

The proposed project would consist of the following elements: 

● Site Plan. The project involves the construction and operation of a commercial center on a property 

located on the southwest corner of Green Tree Boulevard and Hesperia Road. The new development 

would include a 5,785 square foot convenience store, a 1,733 square foot drive through carwash 

tunnel, and a fueling area with 8 dispensers and 16 fueling positions. 6  

● Convenience Store. The project involves the construction and operation of a 5,785 square foot 

convenience store. The new building would be a single story with a maximum height of 35-feet. The 

main entrances would be located on the north and east-facing elevations. The convenience store 

would include the cashier’s area, sales and display area, and a food display area, and restrooms.7  

● Carwash. The project involves the construction and operation of a 1,733 square foot automated 

drive through carwash tunnel. The dimensions of the carwash tunnel would be approximately 328-

feet by 17-feet. Access to the carwash tunnel would be facilitated by a drive-through lane that would 

accommodate up to four vehicles before the automated control box.  

● Fueling Area. A total of eight fuel dispensers would be located in the southern portion of the site, 

under a canopy. A total of sixteen fueling positions would be provided. The fuel dispensing area will 

be located under an 18-foot-tall canopy. The fueling area would be covered by a canopy with the 

dimensions being approximately 117-feet by 36-feet. One 20,000 gallon underground storage tank 

(UST) for 87-octane gasoline and a second UST 24,000 gallon split tank would contain diesel and 

91-octane gasoline would be installed to the west of the fueling area. 

 
4 Google Maps and City of Victorville Zoning Map. Website accessed on April 14, 2023. 

5 Ibid. 

6 A&S Engineering, Inc. Independent Station. SWC of Green Tree Blvd. and Hesperia Rd. September 13, 2022. 

7 Ibid. 
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EXHIBIT 1 REGIONAL MAP 
SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING 
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EXHIBIT 2 CITYWIDE MAP 
SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING 
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EXHIBIT 3 LOCAL MAP 
SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING 
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EXHIBIT 4 AERIAL IMAGE OF PROJECT SITE 
SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING 
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● Access and Parking. Access to the project site would be provided by driveway connections with the 

south side of Green Tree Boulevard and the west side of Hesperia Road. A total of 30 parking spaces 

would be provided including 26 standard stalls, 2 EV stalls, and 2 ADA spaces. Landscaping would 

be provided along the Green Tree Boulevard and Hesperia Road frontages, and in the parking area.8 

● Landscaping and Signage. A total of 13,172 square feet (21% of the site area) of landscaping will be 

provided. A new sign will be installed on the project site’s northeast corner.9 

The proposed project’s site plan is illustrated in Exhibit 5.  

The proposed project’s anticipated hours of operation will be seven days a week, 24 hours a day. The 

proposed highway commercial use is anticipated to employ approximately 2 to 3 persons per shift.  

The construction for the current proposed project is assumed to commence in January 2025 and would 

take approximately five months to complete.10 The key construction phases are outlined in the paragraphs 

that follow.  

● Grading and Site Preparation Phases. The project site would be graded and ready for 

construction. During this phase, the building footings, utility lines, and other underground 

infrastructure would be installed. The typical heavy equipment used during this construction 

phase would include graders, bulldozers, offroad trucks, back-hoes, and trenching equipment. 

These phases would require one month to complete. 

● Building Phase. The new buildings would be constructed during this phase. The typical heavy 

equipment used during this construction phase would include offroad trucks, cranes, and fork-lifts. 

This phase will take approximately three months to complete. 

● Paving, Landscaping, and Finishing Phases. The typical heavy equipment used during these 

phases would include trucks, backhoes, rollers, pavers, and trenching equipment. The site will be 

paved during this phase. This phase will take approximately one month to complete. 

 

 

 

 

 

 

 
8 Ibid. 

9 A&S Engineering, Inc. Independent Station. SWC of Green Tree Blvd. and Hesperia Rd. September 13, 2022. 

10 Ibid. 
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EXHIBIT 5 SITE PLAN OF PROJECT SITE 
SOURCE: A & S ENGINEERING, INC. 
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5. AIR QUALITY  

THRESHOLDS OF SIGNIFICANCE AND METHODOLOGY 

According to Appendix G of the CEQA Guidelines, a project may be deemed to have a significant adverse 

impact on air quality if it results in any of the following: 

● The proposed project would conflict with or obstruct implementation of the applicable air quality 

plan. 

● The proposed project would 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. 

● The proposed project would expose sensitive receptors to substantial pollutant concentrations. 

● The proposed project would result in other emissions (such as those leading to odors adversely 

affecting a substantial number of people. 

The Mojave Desert Air Quality Management District (MDAQMD) has established quantitative thresholds 

for short-term (construction) emissions and long-term (operational) emissions for the criteria pollutants 

listed below. Projects in the Mojave Desert Air Basin (MDAB) generating construction and operational-

related emissions that exceed any of the following emissions thresholds are considered to be significant 

under CEQA. 

● Ozone (O3) is a nearly colorless gas that irritates the lungs, and damages materials and vegetation.  

Ozone is formed a by photochemical reaction (when nitrogen dioxide is broken down by sunlight).   

● Carbon Monoxide (CO) is a colorless, odorless toxic gas that interferes with the transfer of oxygen 

to the brain and is produced by the incomplete combustion of carbon-containing fuels emitted as 

vehicle exhaust. The threshold is 548 pounds per day of carbon monoxide (CO). 

● Nitrogen Oxide (NOx) is a yellowish-brown gas, which at high levels can cause breathing 

difficulties. NOx is formed when nitric oxide (a pollutant from burning processes) combines with 

oxygen. The daily threshold is 137 pounds per day of nitrogen oxide (NOx). 

● Sulfur Dioxide (SO2) is a colorless, pungent gas formed primarily by the combustion of sulfur-

containing fossil fuels. Health effects include acute respiratory symptoms.  The daily threshold is 

137 pounds per day of sulfur oxides (SOx). 

● PM10 and PM2.5 refers to particulate matter less than ten microns and two and one-half microns in 

diameter, respectively. Particulates of this size cause a greater health risk than larger-sized particles 

since fine particles can more easily cause irritation. The daily threshold is 82 pounds per day of 

PM10 and 65 pounds per day of PM2.5. 

● Reactive Organic Gasses (ROG) refers to organic chemicals that, with the interaction of sunlight 

photochemical reactions may lead to the creation of “smog.” The daily threshold is 137 pounds per 

day of ROG. 

 

 

ANALYSIS OF ENVIRONMENTAL IMPACTS 
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A. Would the project conflict with or obstruct implementation of the applicable air quality 

plan? ● No Impact. 

Air quality impacts may occur during the construction or operation of a project, and may come from 

stationary (e.g., industrial processes, generators), mobile (e.g., automobiles, trucks), or area (e.g., 

residential water heaters) sources. The city is located within the Mojave Desert Air Basin (MDAB) and is 

under the jurisdiction of the Mojave Desert Air Quality Management District (MDAQMD). The MDAB is an 

assemblage of mountain ranges interspersed with long broad valleys that often contain dry lakes. The 

MDAB is separated from the southern California coastal and central California valley regions by mountains 

(highest elevation approximately 10,000 feet). The Antelope Valley is bordered in the northwest by the 

Tehachapi Mountains and in the south by the San Gabriel Mountains.  

The adjacent Mojave Desert is bordered in the southwest by the San Bernardino Mountains.11 Projects that 

are consistent with the projections of employment and population forecasts identified in the Regional 

Transportation Plan/Sustainable Communities Strategy (RTP/SCS) prepared by SCAG are considered 

consistent with the MDAQMP growth projections since the RTP/SCS forms the basis of the land use and 

transportation control portions of the MDAQMP. According to the Growth Forecast Appendix prepared by 

SCAG for the 2016-2045 RTP/SCS, the City of Victorville employment will increase from 41,200 in 2016 to 

61,200 in 2045, an increase of 20,000 new employees through the year 2045.12 The proposed project’s 

employment will be significantly less than this figure. The proposed highway commercial use is anticipated 

to employ approximately 2 to 3 persons per shift. Therefore, the proposed project is not in conflict with the 

growth projections established for the City by SCAG.  

The project’s construction emissions would be below the thresholds of significance established by the 

MDAQMD (the project’s daily construction emissions are summarized in Table 1). In addition, the proposed 

project’s long- term (operational) airborne emissions will be below levels that the MDAQMD considers to 

be a significant impact (refer to Table 2). As a result, no impacts will occur. 

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? ● Less than Significant Impact with Mitigation. 

According to the MDAQMD, any project is significant if it triggers or exceeds the daily emissions threshold 

identified previously (and noted at the bottom of Tables 1 and 2). In general, a project will have the potential 

for a significant air quality impact if any of the following are met:  

● Generates total emissions (direct and indirect) that exceeds the MDAQMD thresholds (the 

proposed project emissions are less than the thresholds as indicated in Tables 1 and 2);  

● Results in a violation of any ambient air quality standard when added to the local background (the 

proposed project will not result, in any violation of these standards);  

● Does not conform with the applicable attainment or maintenance plan(s) (the proposed project is 

in conformance with the City’s Zoning and General Plan); and, 

 
11 Mojave Desert Air Quality Management District (MDAQMD). California Environmental Quality Act (CEQA) and Federal 

Conformity Guidelines. Report dated August 2016.  
12 Southern California Association of Governments.  Regional Transportation Plan/Sustainable Communities Strategy 2016-2040.  

Demographics & Growth Forecast.  April 2016. 
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● Exposes sensitive receptors to substantial pollutant concentrations, including those resulting in a 

cancer risk greater than or equal to 10 in a million and/or a Hazard Index (HI) (non-cancerous) 

greater than or equal to 1 (the proposed project will not expose sensitive receptors to substantial 

pollutant concentrations nor is the site located near any sensitive receptors). 

The proposed project’s construction and operation will not lead to a violation of the above-mentioned 

criteria. As shown in Table 1, daily construction emissions will not exceed the MDAQMD significance 

thresholds.  

Table 1 Estimated Daily Construction Emissions 

Construction Phase ROG NOx CO SO2 PM10 PM2.5 

Maximum Daily Emissions 7.76 5.65 11.2 0.02 5.94 3.08 

Daily Thresholds 137 137 548 137 82 65 

Significant Impact? No No No No No No 

Source: CalEEMod V.2022.1.1.14 

Long-term emissions refer to those air quality impacts that would occur once the proposed project has been 

constructed and is operational. These impacts would continue over the operational life of the project. The 

two main sources of operational emissions include mobile emissions and area emissions related to off-site 

electrical generation. The analysis of long-term operational impacts summarized in Table 3-2 also used the 

CalEEMod V.2022.1.1.14 computer model. The analysis summarized in Table 2 indicates that the 

operational (long-term) emissions will be below the MDAQMD daily emissions thresholds.  

Table 2 Estimated Operational Emissions in lbs./day 

Emission Source ROG NOx CO SO2 PM10 PM2.5 

Total (lbs./day) 13.4 11.5 96.6 0.21 17.1 4.45 

Daily Thresholds 137 137 548 137 82 65 

Significant Impact? No No No No No No 

Source: CalEEMod V.2022.1.1.14 

The analysis presented in Tables 1 and 2 reflect projected emissions that are typically higher during the 

summer months and represent a worse-case scenario. As indicated in Tables 1 and 2, the impacts are 

considered to be less than significant. Nevertheless, the following mitigation measures have been 

incorporated herein to further reduce the potential air quality impacts to levels that are less than significant.   

● The Applicant shall prepare and submit to the MDAQMD, prior to commencing earth-moving 

activity, a dust control plan that describes all applicable dust control measures that will be 

implemented at the project; 

● The Applicant shall ensure that signage, compliant with Rule 403 Attachment, is erected at each 

project site entrance not later than the commencement of construction. 

● The Applicant shall ensure the use of a water truck to maintain moist disturbed surfaces and 

actively spread water during visible dusting episodes to minimize visible fugitive dust emissions. 

For projects with exposed sand or fines deposits (and for projects that expose such soils 
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through earth-moving), chemical stabilization or covering with a stabilizing layer of gravel will 

be required to eliminate visible dust/sand from sand/fines deposits. 

● All perimeter fencing shall be wind fencing or the equivalent, to a minimum of four feet of height 

or the top of all perimeter fencing. The owner/operator shall maintain the wind fencing as needed 

to keep it intact and remove windblown dropout. This wind fencing requirement may be 

superseded by local ordinance, rule or project-specific biological mitigation prohibiting wind 

fencing. 

● All maintenance and access vehicular roads and parking areas shall be stabilized with chemical, 

gravel or asphaltic pavement sufficient to eliminate visible fugitive dust from vehicular travel and 

wind erosion. Take actions to prevent project-related track out onto paved surfaces and clean any 

project-related track out within 24 hours. All other earthen surfaces within the project area 

shall be stabilized by natural or irrigated vegetation, compaction, chemical or other means sufficient 

to prohibit visible fugitive dust from wind erosion. 

The aforementioned mitigation measures would reduce the potential air quality impacts to levels that are 

less than significant.   

C. Would the project expose sensitive receptors to substantial pollutant concentrations? ● 

Less than Significant Impact. 

According to the MDAQMD, residences, schools, daycare centers, playgrounds, and medical facilities are 

considered sensitive receptor land uses. The following project types proposed for sites within the specified 

distance to an existing or planned (zoned) sensitive receptor land use must be evaluated: any industrial 

project within 1,000 feet; a distribution center (40 or more trucks per day) within 1,000 feet; a major 

transportation project within 1,000 feet; a dry cleaner using perchloroethylene within 500 feet; and a 

gasoline dispensing facility within 300 feet. Due to the nature of the proposed use and its proximity to the 

nearest sensitive receptor (residential housing), approximately 200 feet to the west of the proposed gas 

station, mitigation must be enforced to ensure that pollutant exposure remains less than significant. 

Sensitive receptors are shown in Exhibit 6. 

In 2022, the California Air Resources Board (CARB) released the Gasoline Service Station Industrywide 

Risk Assessment Technical Guidance report which provides emission factors for loading, breathing, fueling, 

spillage, and hose permeation. According to estimates from the project description, the project would 

potentially have a fuel throughput of 1,825,000 gallons of fuel per year or 5,000 gallons per day. Based on 

this throughput estimate, the proposed project is anticipated to emit an additional 0.23 pounds per day of 

VOC. Thus, the total daily VOC emissions from operational emissions estimated by CalEEMod as well as 

VOCs from gasoline dispensing would be 13.42 pounds per day (13.2 pounds per day + 0.23 pounds per 

day), and the result would still be below the 137 pounds per day limit set by MDAQMD. Therefore, the 

impact of any additional VOCs from the storage, transfer, and dispensing of gasoline is considered less than 

significant. In addition, the MDAQMD indicates that there is a potentially significant impact if a project 

would result in a substantial pollutant concentration that would result in a cancer risk equal to or exceeding 

10 chances in one million or have a Hazard Index (HI) that is greater than or equal to 1.0. The proposed 

project’s maximum cancer risk is 1.97 chances per million, the chronic HI is 0.03, and the acute HI is 0.38, 

which are all well below the thresholds (refer to Appendix A). As a result, the impact will be less than 

significant.  
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EXHIBIT 6 AIR QUALITY SENSITIVE RECEPTORS MAP 
SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING 
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D. Would the project result in other emissions (such as those leading to odors) adversely 

affecting a substantial number of people? ● Less than Significant Impact. 

Gasoline contains almost 150 chemicals, including benzene, which has a “sweet smell”, according to the 

U.S. Agency for Toxic Substances and Disease Registry (ATSDR). The smell of benzene is so potent that a 

person can begin to smell this odor 0.25 parts of gasoline per million parts of air (ppm). The most common 

exposure to gasoline at the gasoline dispensing facility occurs by breathing vapors when filling a car’s fuel 

tank. Both gas station infrastructure and vehicles visiting gas stations are sources of emissions at gas 

stations. However, this the most common routine sources of odor-related sources are associated with the 

following activities: fuel dispensing, spillage, and hose permeation. Beginning in 1988, odors and other 

emissions from gas stations were significantly reduced due to air quality regulations requiring reformulated 

gasoline and emission control technology. Data from CARB’s statewide ambient air monitoring network 

shows that concentrations of benzene, the most toxic of the gas station emissions, have decreased by 

approximately 90 percent since 1989. State and federal vapor recovery regulations that address gasoline 

and gas stations are listed below: 

● In 1988, the Benzene Airborne Toxic Control Measure42 required all existing and new gas stations 

with annual throughput43 greater than 480,000 gallons to install vapor recovery systems44 by 

1991. 

● In 2001, the Certification Procedure for Vapor Recovery Systems at Gasoline Dispensing Facilities 

(CP-201)46 required enhanced vapor recovery (EVR) systems to be phased in for existing gas 

stations in state ozone nonattainment areas47 and new stations statewide. CARB certification 

procedures have been used to specify performance standards for gas station vapor recovery systems 

since 1975. 

● In 2003, California’s Phase 3 Reformulated Gasoline (CaRFG Phase 3) Regulations lowered Reid 

Vapor Pressure requirements on gas used in motor vehicles below the national standard.  

● In 2015, specifications for Enhanced Conventional (ECO) Nozzles were approved for non-retail gas 

stations.  

● In 2018, CARB approved specifications for Enhanced ORVR Vehicle-Recognition (EOR) nozzles 

for gas stations with vapor assist control systems.  

● In 2018, CARB approved amendments to specifications for fill pipes and openings of motor vehicle 

fuel tanks. 

The MDAQCD has also adopted and is implementing Rule 402, Nuisance. This rule is intended to prevent 

the discharge of pollutant emissions from an emissions source that results in a public nuisance. Specifically, 

this rule prohibits any person from discharging quantities of air contaminants or other material from any 

source such that it would result in an injury, detriment, nuisance, or annoyance to any considerable number 

of persons or to the public. Additionally, the discharge of air contaminants would also be prohibited where 

it would endanger the comfort, repose, health, or safety of any number of persons or the public, or that 

cause, or have a natural tendency to cause, injury or damage to business or property. This rule does not 

apply to odors emanating from agricultural operations necessary for the growing of crops or the raising of 

fowl or animals. The future uses within the proposed project site would be required to adhere to the rules 

governing nuisance odors. As a result, the impacts would be less than significant.   
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MITIGATION MEASURES 

The following mitigation measures have been incorporated herein to further reduce the potential air quality 

impacts to levels that are less than significant.   

AIR MITIGATION #1. The Applicant shall prepare and submit to the MDAQMD, prior to 

commencing earth-moving activity, a dust control plan that describes all applicable dust control 

measures that will be implemented at the project; 

AIR MITIGATION #2. The Applicant shall ensure that signage, compliant with Rule 403 

Attachment, is erected at each project site entrance not later than the commencement of construction. 

AIR MITIGATION #3. The Applicant shall ensure the use of a water truck to maintain moist 

disturbed surfaces and actively spread water during visible dusting episodes to minimize visible fugitive 

dust emissions. For projects with exposed sand or fines deposits (and for projects that expose such 

soils through earthmoving), chemical stabilization or covering with a stabilizing layer of gravel will 

be required to eliminate visible dust/sand from sand/fines deposits. 

AIR MITIGATION #4. All perimeter fencing shall be wind fencing or the equivalent, to a minimum 

of four feet of height or the top of all perimeter fencing. The owner/operator shall maintain the wind 

fencing as needed to keep it intact and remove windblown dropout. This wind fencing requirement 

may be superseded by local ordinance, rule or project-specific biological mitigation prohibiting wind 

fencing. 

AIR MITIGATION #5. All maintenance and access vehicular roads and parking areas shall be 

stabilized with chemical, gravel or asphaltic pavement sufficient to eliminate visible fugitive dust from 

vehicular travel and wind erosion. Take actions to prevent project-related track out onto paved surfaces 

and clean any project-related track out within 24 hours. All other earthen surfaces within the project 

area shall be stabilized by natural or irrigated vegetation, compaction, chemical or other means 

sufficient to prohibit visible fugitive dust from wind erosion. 

6. GREENHOUSE GAS EMISSIONS 

THRESHOLDS OF SIGNIFICANCE AND METHODOLOGY 

According to Appendix G of the CEQA Guidelines, a project may be deemed to have a significant adverse 

impact on greenhouse gas emissions if it results in any of the following: 

● The proposed project would generate greenhouse gas emissions, either directly or indirectly, that 

may have a significant impact on the environment. 

● The proposed project would conflict with an applicable plan, policy or regulation adopted for the 

purpose of reducing the emissions of greenhouse gases. 

Examples of GHG that are produced both by natural and industrial processes include carbon dioxide (CO2), 

methane (CH4), and nitrous oxide (N2O). The accumulation of GHG in the atmosphere regulates the earth's 

temperature. Without these natural GHG, the Earth's surface would be about 61°F cooler. However, 

emissions from fossil fuel combustion have elevated the concentrations of GHG in the atmosphere to above 

natural levels. These man-made GHG will have the effect of warming atmospheric temperatures with the 

attendant impacts of changes in the global climate, increased sea levels, and changes to the worldwide 

biome. The major GHG that influence global warming are described below. 
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● Water Vapor. Water vapor is the most abundant GHG present in the atmosphere. While water 

vapor is not considered a pollutant, while it remains in the atmosphere it maintains a climate 

necessary for life. Changes in the atmospheric concentration of water vapor is directly related to 

the warming of the atmosphere rather than a direct result of industrialization. As the temperature 

of the atmosphere rises, more water is evaporated from ground storage (rivers, oceans, reservoirs, 

soil). Because the air is warmer, the relative humidity can be higher (in essence, the air is able to 

“hold” more water when it is warmer), leading to more water vapor in the atmosphere. As a GHG, 

the higher concentration of water vapor is then able to absorb more thermal indirect energy 

radiated from the Earth, thus further warming the atmosphere. When water vapor increases in the 

atmosphere, more of it will eventually also condense into clouds, which are more able to reflect 

incoming solar radiation. This will allow less energy to reach the Earth’s surface thereby affecting 

surface temperatures. 

● Carbon Dioxide (CO2). The natural production and absorption of CO2 is achieved through the 

terrestrial biosphere and the ocean. Manmade sources of CO2 include the burning coal, oil, natural 

gas, and wood. Since the industrial revolution began in the mid‐1700’s, these activities have 

increased the atmospheric concentrations of CO2. Prior to the industrial revolution, concentrations 

were fairly stable at 280 parts per million (ppm). The International Panel on Climate Change (IPCC 

Fifth Assessment Report, 2014) Emissions of CO2 from fossil fuel combustion and industrial 

processes contributed about 78% of the total GHG emissions increase from 1970 to 2010, with a 

similar percentage contribution for the increase during the period 2000 to 2010.  

● Methane (CH4). CH4 is an extremely effective absorber of radiation, although its atmospheric 

concentration is less than that of CO2. Methane’s lifetime in the atmosphere is brief (10 to 12 years), 

compared to some other GHGs (such as CO2, N2O, and Chlorofluorocarbons (CFCs). CH4 has both 

natural and anthropogenic sources. It is released as part of the biological processes in low oxygen 

environments, such as in swamplands or in rice production (at the roots of the plants). Over the 

last 50 years, human activities such as growing rice, raising cattle, using natural gas, and mining 

coal have added to the atmospheric concentration of methane. Other human-related sources of 

methane production include fossil‐fuel combustion and biomass burning.  

● Nitrous Oxide (N2O). Concentrations of N2O also began to increase at the beginning of the 

industrial revolution. In 1998, the global concentration of this GHG was documented at 314 parts 

per billion (ppb). N2O is produced by microbial processes in soil and water, including those 

reactions which occur in fertilizer containing nitrogen. In addition to agricultural sources, some 

industrial processes (fossil fuel‐fired power plants, nylon production, nitric acid production, and 

vehicle emissions) also contribute to its atmospheric load. It is also commonly used as an aerosol 

spray propellant. 

● Chlorofluorocarbons (CFC). CFCs are gases formed synthetically by replacing all hydrogen atoms 

in methane or ethane (C2H6) with chlorine and/or fluorine atoms. CFCs are nontoxic, 

nonflammable, insoluble, and chemically unreactive in the troposphere (the level of air at the 

Earth’s surface). CFCs have no natural source but were first synthesized in 1928. It was used for 

refrigerants, aerosol propellants, and cleaning solvents. Due to the discovery that they are able to 

destroy stratospheric ozone, a global effort to halt their production was undertaken and in 1989 the 

European Community agreed to ban CFCs by 2000 and subsequent treaties banned CFCs 

worldwide by 2010. This effort was extremely successful, and the levels of the major CFCs are now 

remaining level or declining. However, their long atmospheric lifetimes mean that some of the CFCs 

will remain in the atmosphere for over 100 years.  
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● Hydrofluorocarbons (HFC). HFCs are synthetic man‐made chemicals that are used as a substitute 

for CFCs. Out of all the GHGs, they are one of three groups with the highest global warming 

potential. The HFCs with the largest measured atmospheric abundances are (in order), HFC‐23 

(CHF3), HFC‐134a (CF3CH2F), and HFC‐152a (CH3CHF2). Prior to 1990, the only significant 

emissions were HFC‐23. HFC‐134a use is increasing due to its use as a refrigerant. Concentrations 

of HFC‐23 and HFC‐134a in the atmosphere are now about 10 parts per trillion (ppt) each. 

Concentrations of HFC‐152a are about 1 ppt. HFCs are manmade and used for applications such as 

automobile air conditioners and refrigerants. 

● Perfluorocarbons (PFC). PFCs have stable molecular structures and do not break down through 

the chemical processes in the lower atmosphere. High‐energy ultraviolet rays about 60 kilometers 

above Earth’s surface are able to destroy the compounds. Because of this, PFCs have very long 

lifetimes, between 10,000 and 50,000 years. Two common PFCs are tetrafluoromethane (CF4) and 

hexafluoroethane (C2F6). Concentrations of CF4 in the atmosphere are over 70 ppt. The two main 

sources of PFCs are primary aluminum production and semiconductor manufacturing. 

● Sulfur Hexafluoride (SF6). SF6 is an inorganic, odorless, colorless, nontoxic, nonflammable gas. SF6 

has the highest global warming potential of any gas evaluated; 23,900 times that of CO2. 

Concentrations in the 1990s where about 4 ppt. Sulfur hexafluoride is used for insulation in electric 

power transmission and distribution equipment, in the magnesium industry, in semiconductor 

manufacturing, and as a tracer gas for leak detection. 

The MDAQMD mass emissions threshold is 10,000 MTCO2e per year. 

ANALYSIS OF ENVIRONMENTAL IMPACTS 

A. Would the project generate greenhouse gas emissions, either directly or indirectly, that 

may have a significant impact on the environment? ● Less than Significant Impact. 

The State of California requires CEQA documents to include an evaluation of greenhouse gas (GHG) 

emissions or gases that trap heat in the atmosphere. GHG emissions are emitted by both natural processes 

and human activities. Examples of GHG that are produced both by natural and industrial processes include 

carbon dioxide (CO2), methane (CH4), and nitrous oxide (N2O). Carbon dioxide equivalent, or CO2E, is a 

term that is used for describing different greenhouses gases in a common and collective unit. The computer 

program developed for the South Coast Air Quality Management District, (CalEEMod) was used to calculate 

the greenhouse gas emissions and these worksheets are included in Appendix A. Table 3 shows GHG 

emissions and evaluates emissions against MDAQMD significance thresholds. The MDAQMD established 

the 10,000 MTCO2 threshold for commercial land uses. As indicated in Table 3, the operational CO2E is 

4,253.71 metric tons per year which is well below the threshold. 

Table 3 Greenhouse Gas Emissions 
 

Source 
GHG Emissions (pounds/day) Annual 

MTCO2E CO2 CH4 N2O CO2E 

Long-Term (Operational) Emissions 21,356 1.43 0.94 23,308 4,253.71 

Short-Term (Construction) Emissions 1,381 0.05 0.02 1,387 253.13 

Significance Threshold Per Year  10,000 

In Table 3, the operational CO2E is 23,308 pounds per day or 4,253.71 MTCO2E per year, which is well 

below the threshold. This figure does not take into account the implementation of low impact development 
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(LID) requirements (drought tolerant landscaping, water efficient appliances, and energy efficient 

appliances) and compliance to Transportation Demand Management (TDM) requirements. As a result, the 

potential impacts would be less than significant. 

B. Would the project conflict with an applicable plan, policy, or regulation adopted for the 

purpose of reducing emissions of greenhouse gases? ● Less than Significant Impact. 

The San Bernardino County Transit Authority (SBCTA) authorized the preparation of a county-wide 

Regional Greenhouse Gas Reduction Plan.  This plan was completed and finalized in March 0f 2014. The 

plan contains multiple reduction measures that would be effective in reducing GHG emissions throughout 

the SBCTA region. The lack of development in the immediate area may preclude residents from obtaining 

employment or commercial services within City boundaries, thus compelling residents to travel outside of 

City boundaries for employment and commercial services. According to the Citywide inventory completed 

for this planning effort, the primary sources of GHG emissions in Victorville are on-road transportation 

(52%), building energy (40%), and waste (6%). Emissions are projected to increase by 20% from 2016 to 

2030 and by 42% from 2016 to 2045 due to economic and population growth. In 2016, Victorville had per 

capita emissions of 7.2 MTCO2e, which is lower than the region's average per capita emissions of 7.5 

MTCO2e. The City Collaborates with the SBCTA Greenhouse Gas Reduction Plan that was recently updated 

in 2021. The City Collaborates with the SBCTA Greenhouse Gas Reduction Plan that was recently updated 

in 2021. A GHG Screening Table was used to evaluate this project and is recommended by the GHG 

Reduction Plan to identify relevant mitigation. This section summarizes key general plan policies that 

support the City of Victorville’s GHG reduction measures or would contribute to GHG reductions and 

sustainable practices in the City. All policies listed below are from the Victorville 2008 General Plan.  

● (Energy Efficiency) Implementation Measure 7.2.1.2: Minimize energy use of new residential, 

commercial, and industrial projects by requiring high efficiency heating, lighting, and other 

appliances, such as cooking equipment, refrigerators, furnaces, overhead and area lighting, and low 

NOX water heaters. This implementation measure is consistent with the proposed project. 

● (Energy Efficiency) Implementation Measure 7.2.1.1: Incorporate green building principles and 

practices, to the extent practicable and financially feasible, into the design, development, and 

operation of all City owned facilities. This implementation measure is consistent with the proposed 

project though the new development is privately owned. 

● (Lighting Efficiency) Implementation Measure 7.2.1.1: Incorporate green building principles and 

practices, to the extent practicable and financially feasible, into the design, development, and 

operation of all City owned facilities. This implementation measure is consistent with the proposed 

project though the new development is privately owned. 

● (Lighting Efficiency) Implementation Measure 7.2.1.10: Incandescent lighting is discouraged for all 

new construction; all City facilities should replace incandescent lighting with CF or LED lighting 

unless light fixture does not exist for particular use. This implementation measure is consistent 

with the proposed project though the new development is privately owned. 

● (Renewable Energy) Implementation Measure 7.1.1.3: Establish a photovoltaic target and require 

new construction to contribute to that target. This implementation measure is consistent with the 

proposed project. The use of solar panels is encouraged. 

● Implementation Measure 7.1.1.4: Require all new commercial or industrial development to 

generate electricity on site to maximum extent feasible. This implementation measure is consistent 

with the proposed project. 
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● (Solar Energy) Implementation Measure 7.1.1.4: Require all new commercial or industrial 

development to generate electricity on site to maximum extent feasible. This implementation 

measure is consistent with the proposed project. 

● (Renewable Energy) Implementation Measure 7.1.1.4: Require all new commercial or industrial 

development to generate electricity on site to maximum extent feasible. This implementation 

measure is consistent with the proposed project. 

● (Water Efficient Landscaping) Policy 1.1.1: Require water conservation measures in the design of 

new development and major redevelopment, for both public and private projects, such as low water 

consuming indoor plumbing devices and use of xerophytic landscape materials that require 

minimal irrigation. This implementation measure is consistent with the proposed project. 

The project would not involve or require any variance from an adopted plan, policy, or regulation governing 

GHG emissions. This project would not adversely affect the implementation of those policies. As a result, 

the impacts would be less than significant. 

MITIGATION MEASURES 

The analysis of potential impacts related to greenhouse gas emissions indicated that no significant adverse 

impacts would result from the proposed project’s approval and subsequent implementation in that no GHG 

thresholds would be exceeded. As a result, no mitigation measures would be required.  
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APPENDIX A – AIR QUALITY AND GREENHOUSE GAS REPORT 
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