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3.3 ON-SITE AND SURROUNDING LAND USES 
The project site is located in an urbanized area of the City, which is bordered by a hotel, a gas station, and 
a fast-food restaurant to the southwest along Key Pointe Drive, I-15 to the east and southeast, and vacant 
land to the north and west. The California Aqueduct is approximately 170 feet north of the project site’s 
northern boundary. Additionally, a recreational vehicle (RV) and mobile home park is located west, 
approximately 775 feet from the Amargosa Road at Key Pointe Drive intersection. A summary of on-site 
and surrounding land uses, General Plan designations, and zoning classifications is provided in Table 3.3-1: 
On-Site and Surrounding Land Uses, General Plan, and Zoning.  

Table 3.3-1: On-Site and Surrounding Land Uses, General Plan, and Zoning 
Direction Existing Land Use General Plan1 Zoning1 

Project 
Site 

Undeveloped vacant land with shrubs, 
grasslands, and western Joshua trees 

Main Street and 
Freeway Corridor 
Specific Plan 

Regional Commercial 
(RC) 

North Vacant land and the California Aqueduct 
North of the California Aqueduct: vacant land 
and industrial use (manufacturer) 

Aqueduct (AQ)/Main 
Street and Freeway 
Corridor Specific Plan 

Commercial/Industrial 
Business Park (CIBP) 

South I-15 on-ramp/off-ramp and Main Street 
South of the I-15 on-ramp/off-ramp and Main 
Street: commercial uses, including a gas station, 
retail, and fast-food restaurants 

Transportation 
Corridor (TC)/Main 
Street and Freeway 
Corridor Specific Plan 

Regional Commercial 
(RC) 

East I-15 and Amargosa Road 
East of I-15 and Amargosa Road: vacant land 
and commercial uses, including fast-food 
restaurants and a grocery store 

Transportation 
Corridor (TC)/Main 
Street and Freeway 
Corridor Specific Plan 

Regional Commercial 
(RC) 

West Amargosa Road 
West of Amargosa Road: vacant land and 
commercial and residential uses, including 
hotels, retail, an RV park and mobile home 
park, and an apartment complex  

Main Street and 
Freeway Corridor 
Specific Plan 

Regional Commercial 
(RC) 

1. City of Hesperia. 2023. City of Hesperia General Plan Land Use Map. Retrieved from 
https://www.cityofhesperia.us/DocumentCenter/View/15727/General-Plan-Zoning-Map?bidId= 

3.4 GENERAL PLAN LAND USE DESIGNATIONS AND ZONING 
The General Plan serves as the City’s comprehensive framework for guiding future development. It 
outlines goals and policies that inform land use decisions and ensure consistency with the City’s long-term 
vision. As part of the 2010 update, the City adopted a unified land use map, eliminating the separate 
zoning map and resolving prior inconsistencies, so that all land use designations are now reflected on a 
single General Plan map. 

The project site is within the boundaries of the Main Street and Freeway Corridor Specific Plan (MSFCSP) 
area and is zoned Regional Commercial (RC), as shown in Figure 3-3 and Figure 3-4. The RC zoning district 
allows for various commercial uses, including large-scale “big box” regional shopping centers, hotels, 
restaurants, and entertainment venues. Conditionally permitted uses include vehicle fuel stations, vehicle 
wash facilities, and off-site alcohol sales. The proposed Project is consistent with the RC zoning 
designation and the MSFCSP. Surrounding properties are similarly designated and zoned, except for the 
RV and mobile home park to the west, which is designated Low Density Residential. 
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south along Key Pointe Drive and approximately 400 feet west along Main Street near its intersection with 
Key Pointe Drive.  

3.6.3 Building Design, Landscaping, and Lighting 
Building Design and Signage 
As shown in Figure 3-6: Retail Center Building Elevation and Figure 3-7: Fuel Station Elevation and Figure 
3-8: Carwash Facility Elevation, the building design would be modern, with a blue and grey color scheme. 
The proposed building materials include a mix of smooth precast concrete, split-face concrete masonry 
units (CMU), fiber cement panels, and stone finishes in bronze, gray, and blue tones. Architectural 
elements include steel trellises, screen walls, and internally illuminated signage. Signage would include 
monument and pylon signs (up to 200 sf each). Rooftop equipment on the retail building would be 
screened by a four-foot parapet, ensuring that mechanical systems are not visible from public viewpoints. 

Additionally, the Project would be subject to the development standards for the RC zone within the 
MSFCSP. These standards govern site planning, building height, setbacks, landscaping, signage, and 
parking. As outlined in Table 3.6-1: Main Street and Freeway Corridor Specific Plan Development 
Standards Consistency, the Project has been designed to meet or exceed these standards. 

Table 3.6-1: Main Street and Freeway Corridor Specific Plan Development Standards Consistency 
Standard Required per RC Zone1 Proposed Project 

Minimum Lot Size and 
Dimensions 

Gross Lot Area: 10 acres Gross Lot Area: 25.4 acres 

Maximum Gross Floor Area 
Ratio 

0.23 0.15 

Maximum Building Height  65 feet 33 feet 
Street Yard Setbacks  25 feet Retail center: 25 feet 

Fueling Station and Car Wash: 25 feet 
Rear Yard Setbacks 0 feet Retail center: 0 feet 

Fueling Station and Car Wash: 25 feet 
Interior Side Yard Setbacks 0 feet Retail center: 0 feet 

Fueling Station and Car Wash: 25 feet 
Parking and Loading 571 Spaces 683 Spaces 
Open Space and Landscaping   10% 16% (Big-Box Site) 

38% (Fuel Station Site) 
48% (Carwash Site) 

Walls and Fences The maximum permitted height of 
perimeter walls fronting streets shall be 

3 feet tall. 

Along the frontages of Amargosa 
Road and I-15, perimeter fencing would 

consist of a 2-foot-tall masonry 
wall topped with a 4-foot wrought iron 

fence. 
Trash Collection Area  Trash/recyclable collection areas shall 

be enclosed by a decorative 6-foot 
screening wall. 

Trash enclosures for the retail center 
and the fueling station/carwash would 

be screened by 10-foot-tall precast 
concrete walls. 

Mechanical Equipment 
Screening 

All exterior mechanical equipment shall 
be screened from public view. 

A 4-foot parapet would screen rooftop 
mechanical equipment on the retail 

building. No other exterior mechanical 
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Figure 3-8: Carwash Facility Elevation
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designation of MSFCSP and is zoned RC within the MSFCSP. Therefore, this discussion evaluates whether 
the Project would conflict with applicable zoning, land use designations, and other regulations governing 
scenic quality.  

The Project would be subject to the development standards in Chapter 9 of the MSFCSP, which serve as 
the controlling mechanism for development within the Specific Plan. Table 3.6-1: Main Street and 
Freeway Corridor Specific Plan Development Standards Consistency identifies the development 
regulations applicable to the Project and identifies the Project’s consistency with development on sites 
within the RC zone. 

Additionally, MSFCSP Chapter 10, Commercial Design Standards and Guidelines, contains design 
guidelines for commercial uses in the MSFCSP. These guidelines specify site layout, building scaling and 
massing, building entry design, vehicle and pedestrian circulation, parking and loading area requirements, 
and more. MSFCSP Chapter 10(1)(j) requires “Big Box” retail and large-scale commercial development to 
have a three-foot-wide perimeter landscape buffer area if the parking area abuts another commercially 
or industrially zoned property. The Project proposes approximately 38 percent of landscape coverage, 
which exceeds MSFCSP requirements, and would be designed and configured to provide landscape buffer 
areas along the project site perimeter, building frontages, and parking areas. The landscape buffers would 
separate vehicle parking areas from the sidewalks and streets. MSFCSP Chapter 10(8)(a) requires loading 
areas to be located away from main customer entrances and be designed to prevent interference with 
vehicular circulation and parking. Delivery trucks would enter the proposed driveway on Amargosa Road 
and travel along the western perimeter of the project site until they reach the loading dock doors on the 
retail center's northwest side. Inbound trucks could back into the loading docks without encroaching on 
the retail center's parking spaces; thus, delivery and parking areas would not conflict with the MSFCSP 
design guidelines for vehicular circulation and parking. 

The City’s and the MSFCSP's development standards and design guidelines have been incorporated into 
the Project to ensure full compliance with the Municipal Code and the MSFCSP, and to avoid impacts to 
visual character or scenic quality. Additional information regarding site design, required permits, and land 
use regulations is provided in Sections 3.0: Project Description and 4.10: Land Use and Planning of this 
EIR. Additional information regarding site design, necessary permits, and land use regulations is provided 
in Section 3.0: Project Description and Section 4.10: Land Use and Planning. 

As part of the City’s development review process, the Project would need to determine that the proposed 
development, including its uses and physical design, is consistent with the MSFCSP. The City’s review 
process would ensure that the Project's physical design is consistent and compatible with the site and the 
surrounding area. Therefore, the Project would not conflict with applicable zoning and other regulations 
governing scenic quality. Visual changes associated with Project implementation would be less than 
significant, and no mitigation is required.  

 
Light pollution, also known as “sky glow,” is an adverse effect of man-made light. It is often used to denote 
urban sky glow (brightening of the night sky due to man-made lighting), but also includes glare (intense 

Threshold 4.1-3 Would the Project create a new source of substantial light or glare, which would 
adversely affect day or nighttime views in the area? 

  Level of Significance: Less than Significant Impact 
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and blinding light) and light trespass (light falling where it is not wanted or needed; spill light). In many 
cases, sky glow is visible from great distances, particularly in the evenings when the air is moist. Minute 
water droplets in the evening air reflect and scatter light into the atmosphere. 

Reflections of sunlight and electric lights from windows and building surfaces create glare. Daytime glare 
is generally caused by sunlight reflecting from highly reflective surfaces at or above eye level. Reflective 
surfaces are typically associated with buildings constructed with broad expanses of highly polished 
surfaces or broad, light-colored areas of paving. Daytime glare is usually present during early morning and 
late afternoon hours when the sun is at a low angle, and there is potential for intense reflected light to 
interfere with vision and driving conditions. Daytime glare may also hinder outdoor activities performed 
within surrounding land uses. Nighttime glare includes direct, intense, focused light and reflected light. 
Glare generated by direct light typically comes from mobile sources (e.g., automobiles). Glare is also less 
frequently caused by intense stationary sources, such as floodlights or cargo crane lights. As with daytime 
sun glare, intense nighttime light may cause undesirable interference with driving or other activities.  

The project site is in an urban area of the City with existing light sources, including nighttime lighting 
associated with nearby commercial and residential uses, including parking lot and security lighting, street 
lighting on Main Street, Amargosa Road, and I-15, and vehicle headlights traveling at night on roadways. 
The nearest light-sensitive receptor to the project site is an RV and mobile home park located 
approximately 780 feet west of Key Pointe Avenue. 

Construction activities associated with concrete pouring for the retail structure’s foundation may occur 
during early and/or nighttime hours, necessitating safety and security lighting. This would include the use 
of lighting fixtures typical of construction sites, such as light towers, night lights, and balloon lights. In 
general, lighting exposure from construction activities would be associated with the use of artificial light 
during the evening and nighttime hours from construction equipment, lighting fixtures, and security 
lighting, as well as car/truck headlights. Although the use of lighting for construction activities would 
create new sources of nighttime lighting, the duration would be expected to occur over a limited number 
of days, likely five days or fewer. Because construction activities require additional lighting for a short 
duration and there are no immediately adjacent land uses to the retail footprint, the impacts are 
considered less than significant. 

With respect to light and glare, the Project would introduce additional light sources on the northern parcel 
to illuminate the exterior of the big-box retail building, building entrances, signage, and parking areas. The 
Project would also introduce additional lighting sources on the southern parcel to illuminate the fuel 
station and automated carwash facility, including signage and parking areas. Project lighting would be 
consistent with existing nighttime lighting in the area, including the commercial and residential uses near 
the project site, as well as street lighting along Main Street and I-15.  

The Project would be required to comply with CCR Title 24 standards, which would require all glass used 
in the building design to have minimal reflectivity to reduce glare to surrounding neighbors. Buildings with 
large facades constructed of reflective surfaces (e.g., brightly colored building facades, metal surfaces, 
and reflective glass) could increase existing levels of daytime glare. The Project’s proposed design does 
not include such surfaces or components. 

Project lighting would also be designed in accordance with the Municipal Code Section 16.16.405 (Exterior 
Lighting) and would comply with all applicable development standards in MSFCSP Chapter 10: Commercial 
Design Standards and Guidelines. For instance, new lighting sources would be designed to minimize glare 
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and light spillover into adjacent properties, public rights-of-way, and the night sky. All lighting fixtures 
would be hooded and directed downward to minimize light and glare impacts on neighboring properties 
and public rights-of-way, and the lighting would use cut-off luminaries to limit light pollution on nighttime 
skies. Additionally, General Plan Policy LU-3.5 requires the separation or buffering of residential areas 
from businesses that generate noise, odors, high traffic volumes, light or glare, and parking, through 
landscaping, setbacks, and other techniques. The Project would comply with General Plan Policy LU-3.5 
as described above in Threshold 4.1-2, as well as the lighting standards and guidelines identified in 
Municipal Code Section 16.16.405 and MSFCSP Chapter 10. Incorporation of these design features would 
ensure that the introduction of the new sources of light associated with the Project would be less than 
significant. 

As discussed above, the project area includes existing nighttime lighting from surrounding sources, 
including vehicle headlights, streetlights on Main Street and I-15, and the surrounding uses' parking lot 
and security lighting. The Project would introduce additional nighttime lighting on the site; however, this 
would be consistent with the existing sources of nighttime lighting in the area. Therefore, compliance with 
the City’s established regulatory framework (i.e., MSFCSP and CCR Title 24), which would be verified 
through the City’s plan review process, would ensure the Project does not create a new source of 
substantial light or glare that would adversely affect day or nighttime views in the area. Impacts would be 
less than significant, and no mitigation is required. 

4.1.8 Cumulative Impacts 
The cumulative study area for aesthetic impacts is the viewshed, including the project site and 
surrounding areas. The context in which a project is being viewed will also influence the significance of 
the aesthetic impact. The presence of other cumulative projects may actually reduce the contrast 
between a project and its surrounding environment. For example, if most of an area becomes urbanized, 
the contrast between a project and its natural surroundings may be reduced, since the project would not 
stand out as much. For a cumulative aesthetic impact to occur, the aesthetic impacts from cumulative 
projects would need to occur within the same geographic area to substantially alter the existing viewshed 
or existing scenic character of an area. The cumulative projects would need to be visible together or near 
each other so a viewer could perceive them in the same view.  

As identified above, the Project would be designed and constructed in compliance with the General Plan, 
Municipal Code, and MSFCSP design standards, as would future projects in the cumulative study area, as 
it relates to visual character or scenic quality. Project compliance would be ensured through the City’s 
review during the application process and future review of building permits. The Project would not result 
in a significant impact to a scenic vista or scenic quality and therefore would not result in a cumulatively 
considerable impact. 

With respect to lighting, existing City requirements ensure compliance with applicable regulations and 
standards developed to prevent significant lighting impacts from new development, including the 
proposed Project. With respect to nighttime illumination, nighttime lighting effects may be considered in 
a regional context due to the potential for night glow that can extend beyond the site's boundaries. 
Therefore, with respect to night lighting, the Project is considered in the context of forecasted growth in 
the area and of cumulative projects that may contribute to increased nighttime lighting. Since the Project 
would be required to comply with lighting requirements to preclude glare and light spillage, the Project’s 
contribution to nighttime lighting would not be cumulatively considerable. As discussed above, the Project 
would not cause or cumulatively contribute to a significant adverse aesthetic impact. Because the Project 
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would not result in an impact to scenic vistas or be inconsistent with zoning/other regulations governing 
scenic quality, the Project would not contribute to a cumulatively considerable impact, and no mitigation 
is required.  

4.1.9 Mitigation Program 

Standard Conditions 

No standard conditions are applicable.  

Mitigation Measures 

No mitigation is required. 

4.1.10 Level of Significance After Mitigation 
No significant aesthetic resource impacts have been identified, and no mitigation is required.
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4.2 AIR QUALITY 
4.2.1 Introduction 
This section of the EIR identifies potential air quality impacts associated with the development and 
implementation of the Project. The current conditions were used as the baseline for the analysis and 
compared with the potential effects anticipated for the Project. The ambient air quality of the local and 
regional area is described, along with relevant federal, State, regional, and local air pollutant regulations. 
This evaluation is based on the methodology recommended by the Mojave Desert Air Quality 
Management District (MDAQMD) and California Air Resources Board (CARB). Criteria air pollutant 
emissions modeling for the proposed Project is included in Appendix B: Air Quality, Energy, and 
Greenhouse Gas Modeling Data of this EIR. The Health Risk Assessment (HRA) for the proposed Project 
is included in Section 4.2.4: Methodology. Air dispersion modeling for the proposed Project is included in 
Appendix C: HRA Modeling Data. 

4.2.2 Regulatory Setting 
Federal Regulations 

Federal Clean Air Act 

Air quality is federally protected by the Federal Clean Air Act (FCAA) and its amendments. Under the FCAA, 
the United States Environmental Protection Agency (U.S. EPA) developed the primary and secondary 
National Ambient Air Quality Standards (NAAQS) for the criteria air pollutants including ozone (O3), carbon 
monoxide (CO), nitrogen dioxide (NO2), sulfur dioxide (SO2), particulate matter less than or equal to 10 
microns in diameter (PM10), particulate matter less than or equal to 2.5 microns in diameter (PM2.5), and 
lead. Proposed projects in or near nonattainment areas could be subject to more stringent air-permitting 
requirements. The FCAA requires each state to prepare a State Implementation Plan to demonstrate how 
it will attain the NAAQS within the federally imposed deadlines. 

The U.S. EPA can withhold certain transportation funds from states that fail to comply with the FCAA's 
planning requirements. If a state fails to correct these planning deficiencies within two years of Federal 
notification, the U.S. EPA is required to develop a Federal implementation plan for the identified 
nonattainment area or areas. The provisions of 40 Code of Federal Regulations Parts 51 and 93 apply in 
all nonattainment and maintenance areas for transportation-related criteria pollutants designated 
nonattainment or with a maintenance plan. The U.S. EPA has designated enforcement of air pollution 
control regulations to the individual states. Applicable NAAQS are summarized in Table 4.2-1: State and 
National Ambient Air Quality Standards. 

Federal Emissions Standards for On-Road Trucks 

To reduce emissions from on-road heavy-duty diesel trucks, the U.S. EPA established a series of 
increasingly stringent emission standards for new engines, starting in 1988. The U.S. EPA promulgated the 
final, cleanest standards with the 2007 Heavy-Duty Highway Rule. The PM emission standard of 0.01 gram 
per horsepower‐hour (g/hp‐hr) is required for new vehicles beginning with model year 2007. Also, the 
NOX and nonmethane hydrocarbon (NMHC) standards of 0.20 g/hp‐hr and 0.14 g/hp‐hr, respectively, 
were phased in together between 2007 and 2010 on a percent-of-sales basis: 50 percent from 2007 to 
2009 and 100 percent in 2010.  
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Table 4.2-1: State and National Ambient Air Quality Standards 

Pollutant Averaging Time 
California 

Standards1 
National Standards2 

Primary Secondary 

O3
 3

 

1 Hour 
0.09 ppm (180 

µg/m3) 
– – 

8 Hour 0.070 ppm (137 
µg/m3) 

0.070 ppm (137 
µg/m3) 

Same as Primary 

PM10 
24 Hour 50 µg/m3 150 µg/m3 Same as Primary 

Annual Average 20 µg/m3 – – 

PM2.5
 4 

24 Hour – 35 µg/m3 Same as Primary 
Annual Average 12 µg/m3 9.0 µg/m3 15.0 µg/m3 

CO 
1 Hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) – 
8 Hour 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3) – 

NO2
 5

 

1 Hour 0.18 ppm (339 
µg/m3) 

100 ppb (188 µg/m3) – 

Annual Average 0.030 ppm (57 
µg/m3) 

53 ppb (100 µg/m3) Same as Primary 

SO2
 6 

1 Hour 0.25 ppm (655 
µg/m3) 

75 ppb (196 µg/m3) – 

3 Hour – – 0.5 ppm (1,300 
µg/m3) 

24 Hour 0.04 ppm (105 
µg/m3) 

0.14 ppm (365 
µg/m3) 

– 

Annual Average – 
0.030 ppm (80 

µg/m3) 
- 

Lead (Pb) 7, 8 

30-day Avg. 1.5 µg/m3 – – 

Calendar Quarter – 1.5 µg/m3 

Same as Primary Rolling 3-month 
Avg. – 0.15 µg/m3 

Visibility Reducing 
Particles 8 Hour 

Extinction coefficient 
of 0.23 per km – 

visibility ≥ 10 miles 

No Federal Standards Sulfates 24 Hour 25 µg/m3 
Hydrogen Sulfide 

(H2S) 1 Hour 0.03 ppm (42 µg/m3) 

Vinyl Chloride 7 24 Hour 0.01 ppm (26 µg/m3) 
ppm = parts per million; ppb = parts per billion; µg/m3 = micrograms per cubic meter; mg/m3 = milligrams per cubic meter; – = no information 
available. 

1. CAAQS for O3, CO (except Lake Tahoe), SO2 (1- and 24-hour), NO2, suspended particulate matter (PM10, PM2.5, and visibility-reducing particles) 
are values that are not to be exceeded. All others are not to be equaled or exceeded. CAAQS are listed in the Table of Standards in Section 
70200 of Title 17 of the California Code of Regulations. 

2. NAAQS shown are the "primary standards" designed to protect public health with an adequate margin of safety. NAAQS (other than for O3, 
particulate matter, and those based on annual arithmetic mean) are not to be exceeded more than once a year. The O3 standard is attained 
when the fourth-highest daily 8-hour concentration measured at each site in a year, averaged over three years, is equal to or less than the 
standard. For PM10, the 24-hour standard is attained when the expected number of days per calendar year with a 24-hour average 
concentration above 150 µg/m3 is equal to or less than one. For PM2.5, the 24-hour standard is attained when 98 percent of the daily 
concentrations, averaged over three years, are equal to or less than the standard. 
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Emission Standards for Off-Road Diesel Engines 

To reduce emissions from off‐road diesel equipment, the U.S. EPA established a series of cleaner emission 
standards for new off‐road diesel engines. Tier 1 standards were phased in from 1996 to 2000 (year of 
manufacture), depending on the engine horsepower category. Tier 2 standards were phased in from 2001 
to 2006. Tier 3 standards were phased in from 2006 to 2008. Tier 4 standards, which generally require 
add‐on emission control equipment to attain them, were phased in from 2008 to 2015. 

State Regulations 

California Air Resources Board 

The California Air Resources Board (CARB) administers California's air quality policy. The California 
Ambient Air Quality Standards (CAAQS) were established in 1969 pursuant to the Mulford-Carrell Act. 
These standards are generally more stringent and apply to more pollutants than the NAAQS (see Table 
4.2-1). In addition to the criteria pollutants, CAAQS have been established for visibility-reducing 
particulates, hydrogen sulfide, and sulfates. 

The California Clean Air Act (CCAA), approved in 1988, requires each local air district to prepare and 
maintain an Air Quality Management Plan (AQMP) to achieve compliance with CAAQS. These AQMPs also 
serve as the basis for preparing the State Implementation Plan for meeting NAAQS in the State of 
California. Like the U.S. EPA, CARB also designates areas within California as either attainment or 
nonattainment for each criteria pollutant based on whether the CAAQS have been achieved. Under the 
CCAA, areas are designated as nonattainment for a pollutant if air quality data show that a State standard 
for the pollutant was violated at least once during the previous three calendar years. Exceedances caused 
by highly irregular or infrequent events, such as wildfires or volcanic eruptions, are not considered 
violations of a State standard and are not used as a basis for designating areas as nonattainment. 

3. On October 1, 2015, the national 8-hour O3 primary and secondary standards were lowered from 0.075 to 0.070 ppm. The U.S. EPA revoked 
the national 1-hour O3 standard on June 15, 2005. 

4. On February 7, 2024, the national annual PM2.5 primary standard was lowered from 12.0 μg/m3 to 9.0 μg/m3. The existing 24-hour PM2.5 
NAAQS (primary and secondary) were retained at 35 μg/m3, as was the annual secondary standard of 15.0 μg/m3. The existing 24-hour PM10 
NAAQS (primary and secondary) of 150 μg/m3 was also retained. The form of the annual primary and secondary NAAQS is the annual mean, 
averaged over 3 years. 

5. To attain the 1-hour national standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum concentrations at each 
site must not exceed 100 ppb. Note that the national 1-hour standard is in units of parts per billion (ppb). CAAQS are in units of parts per 
million (ppm). To directly compare the national 1-hour standard to the CAAQS, the units can be converted from ppb to ppm. In this case, 
the national standard of 100 ppb is identical to 0.100 ppm. 

6. On June 2, 2010, a new 1-hour SO2 standard was established, and the existing 24-hour and annual primary standards were revoked. To attain 
the 1-hour national standard, the 3-year average of the annual 99th percentile of the 1-hour daily maximum concentrations at each site must 
not exceed 75 ppb. The 1971 SO2 NAAQS (24-hour and annual) remain in effect until one year after an area is designated for the 2010 
standard, except that in areas designated nonattainment for the 1971 standards, the 1971 standards remain in effect until implementation 
plans to attain or maintain the 2010 standards are approved. 

7. CARB has identified lead and vinyl chloride as ‘toxic air contaminants’ with no threshold level of exposure below which there are no adverse 
health effects determined.  These actions allow for the implementation of control measures at levels below the ambient concentrations 
specified for these pollutants. 

8. The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. The 1978 lead standard (1.5 μg/m3 as a 
quarterly average) remains in effect until one year after an area is designated for the 2008 standard, except that in areas designated 
nonattainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain or maintain the 2008 
standard are approved. 

Sources: California Air Resources Board. (2024). Ambient Air Quality Standards. Retrieved from:  
https://ww2.arb.ca.gov/sites/default/files/2024-08/AAQS%20Table_ADA_FINAL_07222024.pdf; United States Environmental Protection 
Agency, National Ambient Air Quality Standards (NAAQS) for PM, https://www.epa.gov/pm-pollution/national-ambient-air-quality-
standards-naaqs-pm, accessed November 12, 2024. 
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Diesel Risk Reduction Plan 

The identification of diesel particulate matter (DPM) as a toxic air contaminant (TAC) in 1998 led CARB to 
adopt the Risk Reduction Plan to Reduce Particulate Matter Emissions from Diesel‐Fueled Engines and 
Vehicles (DRRP) in October 2000. The DRRP's goals include an 85 percent reduction in DPM by 2020 from 
the 2000 baseline.19 CARB estimates that DPM emissions in 2035 will be less than half those in 2010, 
further reducing statewide cancer risk and non-cancer health effects.20 The DRRP includes regulations to 
establish cleaner new diesel engines, cleaner in‐use diesel engines (retrofits), and cleaner diesel fuel. 

Truck and Bus Regulation Reducing Emissions from Existing Diesel Vehicles 

On December 12, 2008, CARB approved the Truck and Bus Regulation to reduce particulate matter (PM) 
significantly and oxides of nitrogen (NOX) emissions from existing diesel vehicles operating in California. 
The regulation requires diesel trucks and buses that operate in California to be upgraded to reduce 
emissions. Heavier trucks must be retrofitted with PM filters beginning January 1, 2012, and older trucks 
must be replaced starting January 1, 2015. Beginning January 1, 2023, nearly all trucks and buses are 
required to have 2010 model year engines or equivalent. 

The regulation applies to most privately and federally owned diesel-fueled trucks and buses, and to 
privately and publicly owned school buses with a gross vehicle weight rating (GVWR) greater than 14,000 
pounds. Small fleets with three or fewer diesel trucks can delay compliance for heavier trucks, and there 
are several extensions for low‐mileage construction trucks, early PM filter retrofits, adding cleaner 
vehicles, and other situations. Privately and publicly owned school buses have different requirements. 

Heavy‐Duty Vehicle Idling Emission Reduction Program 
The purpose of the CARB Airborne Toxic Control Measure to Limit Diesel‐Fueled Commercial Motor 
Vehicle Idling is to reduce public exposure to diesel particulate matter and criteria pollutants by limiting 
the idling of diesel‐fueled commercial vehicles. The driver of any vehicle subject to this Airborne Toxic 
Control Measure is prohibited from idling the vehicle’s primary diesel engine for greater than five minutes 
at any location and is prohibited from idling a diesel‐fueled auxiliary power system for more than five 
minutes to power a heater, air conditioner, or any ancillary equipment on the vehicle if it has a sleeper 
berth and the truck is located within 100 feet of a restricted area (homes and schools). 

CARB’s Final Regulation Order, Requirements to Reduce Idling Emissions from New and In‐Use Trucks, 
beginning in 2008, requires that new 2008 and subsequent model‐year heavy‐duty diesel engines be 
equipped with an engine shutdown system that automatically shuts down the engine after 300 seconds 
of continuous idling operation once the vehicle is stopped, the transmission is set to “neutral” or “park,” 
and the parking brake is engaged. 

Sections 2485 and 2449 of Title 13 of the California Code of Regulations limit diesel‐fueled motor vehicle 
idling to no more than five minutes. Section 2485 limits idling for diesel-fueled commercial motor vehicles 
with gross vehicle weight ratings of greater than 10,000 pounds that are or must be licensed to operate 
on publicly maintained highways and streets within California. Section 2449 limits idling for off-road 
diesel-fueled fleets. 

 
19 California Air Resources Board. October 2000. Risk Reduction Plan to Reduce Particulate Matter Emissions from Diesel‐Fueled Engines and 

Vehicles. 
20 California Air Resources Board, Overview: Diesel Exhaust & Health, available at: https://ww2.arb.ca.gov/resources/overview-diesel-exhaust-

and-health. Accessed December 2024. 

https://ww2.arb.ca.gov/resources/overview-diesel-exhaust-and-health
https://ww2.arb.ca.gov/resources/overview-diesel-exhaust-and-health
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CARB Advanced Clean Truck Regulation 
CARB adopted the Advanced Clean Truck Regulation in June 2020, requiring truck manufacturers to 
transition from diesel trucks and vans to electric zero-emission trucks beginning in 2024. By 2045, every 
new truck sold in California must be zero-emission. This rule directly addresses disproportionate risks and 
health and pollution burdens and puts California on the path to an all-zero-emission short-haul drayage 
fleet in ports and railyards by 2035, and to zero-emission “last-mile” delivery trucks and vans by 2040. The 
Advanced Clean Truck Regulation accelerates the transition to zero-emission medium- and heavy-duty 
vehicles from Class 2b to Class 8. The regulation has two components, including a manufacturer sales 
requirement and a reporting requirement:  

 Zero-Emission Truck Sales: Manufacturers who certify Class 2b through 8 chassis or complete 
vehicles with combustion engines are required to sell zero-emission trucks as an increasing 
percentage of their annual California sales from 2024 to 2035. By 2035, zero-emission 
truck/chassis sales need to be 55 percent of Class 2b – 3 truck sales, 75 percent of Class 4 – 8 
straight truck sales, and 40 percent of truck tractor sales. 

 Company and Fleet Reporting: Large employers, including retailers, manufacturers, brokers, and 
others, would be required to report information about shipments and shuttle services. Fleet 
owners with 50 or more trucks would be required to report on their existing fleet operations. This 
information would help identify future strategies to ensure that fleets purchase available zero-
emission trucks and place them in service where suitable to meet their needs. 

On January 13, 2025, CARB withdrew its requests for CAA waivers from the U.S. EPA needed to support 
four adopted vehicle emissions regulations: (1) the Advanced Clean Fleets Regulations; 2) the In-Use 
Locomotive Regulations; 3) part of the Commercial Harbor Craft and Ocean-Going Vessels At-Berth 
Regulations; and 4) part of the Transport Refrigeration Unit Engine Standards Regulations. The 
implementation of these regulations is currently unknown.  

CARB Advanced Clean Fleets Regulation 
CARB approved the Advanced Clean Fleets Regulation (ACF) on April 28, 2023, which includes 
requirements for drayage trucks transporting cargo to and from California’s intermodal seaports and 
railyards. Drayage trucks will be required to begin transitioning to zero-emission technology in 2024, with 
full implementation by 2035. As noted above, on January 13, 2025, CARB withdrew its requests for CAA 
waivers from the U.S. EPA, which were needed to support four adopted vehicle emissions regulations, 
including the Advanced Clean Fleets Regulations. The implementation of these regulations is currently 
unknown. 

Executive Order N-79-20 
Signed in September 2020, Executive Order N-79-20 establishes as a goal that, where feasible, all new 
passenger cars and trucks, as well as all drayage/cargo trucks and off-road vehicles and equipment, sold 
in California, will be zero-emission by 2035. The executive order sets a similar goal, requiring that all 
medium- and heavy-duty vehicles be zero-emission by 2045, where feasible. It also directs CARB to 
develop and propose rulemaking for passenger vehicles and trucks, medium- and heavy-duty fleets where 
feasible, drayage trucks, and off-road vehicles and equipment “requiring increasing volumes” of new zero-
emission vehicles (ZEVs) “towards the target of 100 percent.” The executive order directs the California 
Environmental Protection Agency, the California Geologic Energy Management Division (CalGEM), and the 
California Natural Resources Agency to transition and repurpose oil production facilities toward meeting 
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carbon neutrality by 2045. Executive Order N-79-20 builds upon the CARB Advanced Clean Trucks 
regulation, which CARB adopted in July 2020. 

Regional and Local Regulations 
Mojave Desert Air Quality Management District 
The Mojave Desert Air Quality Management District (MDAQMD) is the air pollution control agency for San 
Bernardino County’s High Desert and Riverside County’s Palo Verde Valley, which includes the project site. 
The air district encompasses nearly 20,000 square miles and serves a population of more than 500,000; it 
is the second largest of California’s 35 air districts by area. The MDAQMD has primary responsibility for 
controlling emissions from stationary sources of air pollution within its jurisdiction. This is accomplished 
in part by administering air quality programs required by federal and State mandates and enforcing rules 
and regulations based on air pollution law. 

The MDAQMD is responsible for monitoring air quality and for planning, implementing, and enforcing 
programs designed to attain and maintain NAAQS and CAAQS in the District. In addition, the MDAQMD 
regulates new or modified stationary sources to ensure they do not result in net increases in emissions. 

The MDAQMD has adopted rules to limit air emissions. Many of these rules were put in place as required 
measures specified in the various SIPs and air quality plans. This evaluation considered seven MDAQMD 
rules governing fugitive dust and emissions from fossil fuel combustion. Excerpts of these rules are 
presented below. 

 Rule 401 (Visible Emissions) – A person shall not discharge into the atmosphere from any single 
source of emission whatsoever any air contaminant for a period or periods aggregating more than 
three minutes in any one hour, which is: 

a) As dark or darker in shade as that designated No. 1 on the Ringelmann Chart, as published by 
the United States Bureau of Mines, or 

b) Of such opacity as to obscure an observer's view to a degree equal to or greater than that of 
smoke described in subsection (a) of this rule. 

 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)  

– Any person shall not cause or allow the emissions of Fugitive Dust from any transport, 
handling, construction, or storage activity so that the Visible Fugitive Dust remains visible in 
the atmosphere beyond the property line of the emission source, except during High Winds. 

– A person shall take every reasonable precaution to minimize Fugitive Dust emissions from 
wrecking, excavation, grading, clearing of land, and solid waste disposal operations. 

– A person shall not cause or allow PM10 to exceed 100 micrograms per cubic meter when 
determined as the difference between upwind and downwind samples collected on federal 
reference method samplers at the property line for a minimum of five hours, except during 
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High Winds. Installation of samplers or monitors to determine compliance with this 
subsection shall be required at the APCO’s discretion. 

 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. 

 Rule 405 (Solid Particulate Matter Weight) – A person shall not discharge into the atmosphere 
from any source, solid particulate matter, including lead and lead compounds, in excess of the 
rate shown in Table 405 (a) of Rule 405. Where the process weight per hour is between the figures 
listed in the table, the exact weight of permitted discharge shall be determined by linear 
interpolation. 

 Rule 409 (Combustion Contaminants) – A person shall not discharge into the atmosphere from 
the burning of fuel, combustion contaminants exceeding 0.23 gram per cubic meter (0.1 grain per 
cubic foot) of gas calculated to 12 percent of carbon dioxide (CO2) at standard conditions 
averaged over a minimum of 15 consecutive minutes. 

The State and federal attainment status designations for the Mojave Desert Air Basin (MDAB) are 
summarized in Table 4.2-2: Mojave Desert Air Basin Attainment Status. The MDAB is currently 
designated as a nonattainment area for the O3, PM10, and PM2.5 CAAQS, as well as the O3 and PM10 NAAQS. 
The MDAB is designated as attainment or unclassified for the remaining CAAQS and NAAQS. 

Table 4.2-2: Mojave Desert Air Basin Attainment Status 

Pollutant Averaging Time 
State  

Attainment Status 
Federal  

Attainment Status 

Ozone (O3) 
1 Hour 

Non-attainment Non-attainment1 
8 Hour 

Particulate Matter (PM10) 
24 Hour 

Non-attainment Non-attainment3 Annual Arithmetic 
Mean 

Fine Particulate Matter (PM2.5) 
24 Hour ˗˗ 

Unclassified/ Attainment Annual Arithmetic 
Mean Non-attainment1 

Carbon Monoxide (CO) 
8 Hour 

Attainment Unclassified/ Attainment 
1 Hour 

Nitrogen Dioxide (NO2) 
Annual Arithmetic 

Mean Attainment Unclassified/ Attainment 
1 Hour 

Sulfur Dioxide (SO2) 

Annual Arithmetic 
Mean 

Attainment Unclassified/ Attainment 24 Hour 
3 Hour 
1 Hour 

Lead (Pb) 30 Day Average Attainment Unclassified/ Attainment 
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Table 4.2-2: Mojave Desert Air Basin Attainment Status 

Pollutant Averaging Time 
State  

Attainment Status 
Federal  

Attainment Status 
Calendar Quarter 
Rolling 3-Month 

Average 
Visibility Reducing Particles 8 Hour Unclassified 

No Federal Standards 
Sulfates 24 Hour Attainment 
Hydrogen Sulfide 1 Hour Non-attainment2 

Vinyl Chloride 24 Hour Unclassified 
1. Southwest corner of the desert portion of San Bernardino County only 
2. Searles Valley (northwest corner of San Bernardino County) only 
3. San Bernardino County portion only 
Source: Mojave Desert Air Quality Management District, MDAQMD Attainment Status, 
https://www.mdaqmd.ca.gov/home/showpublisheddocument?id=1267. Accessed November 12, 2024. 

 
In addition to the rules previously noted, MDAQMD has developed an air quality guidance document with 
suggested measures to reduce fugitive dust re-entrained into the atmosphere from unpaved areas, 
parking lots, and construction sites. 

City of Hesperia General Plan 

The City of Hesperia General Plan (2010, updated 2025) establishes goals and policies intended to 
minimize environmental impacts and improve air quality within the City. The following list includes 
relevant General Plan goals and policies adopted by the City to avoid or mitigate environmental effects 
and that are applicable to the proposed Project. 

Conservation Element 

Goal CN-7 Develop, promote, and implement policies to reduce and limit Greenhouse Gas 
Emissions. 

Policy CN-7.9 Promote sustainable principles in development that conserves such natural resources 
as air quality and energy resources.  

Goal CN-8 Implement policies and measures to reduce air pollution and emissions of pollutants. 

Policy CN-8.1 Implement measures to reduce fugitive dust from unpaved areas, parking lots, and 
construction sites. 

Policy CN-8.2 Implement measures to reduce exhaust emissions from construction equipment. 

Policy CN-8.3 Work with the MDAQMD, San Bernadino Association of Governments, County and 
neighboring jurisdictions to implement the federal ozone and PM10 non-attainment 
plans and meet federal and state air quality standards and reduce overall emissions 
from mobile and stationary sources.  

Policy CN-8.5 Minimize exposure of sensitive receptor land uses and sites to health risks related to 
air pollution.  

https://www.mdaqmd.ca.gov/home/showpublisheddocument?id=1267
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Land Use Element 

Goal LU-6 A well designed, well maintained, and sustainable community that enhances the 
quality of life for residents, workers, and visitors.  

Policy LU-6.1 Prioritize growth that furthers a regional balance of jobs and housing to reduce 
vehicle miles traveled, increase job opportunities and household income, and 
improve quality of life.  

Policy LU-6.5 Promote the use of green building standards and Leadership in Energy and 
Environmental Design (LEED), or other equivalent programs, in both private and 
public projects.  

Health and Safety Element 

Goal HC-1 Minimize exposure to sources of pollution and improve air quality in Hesperia to 
benefit the health of the community.  

Policy HC-1.1 Create and maintain land use patterns that protect residences and other sensitive 
receptors from exposure to pollution, dust, noise, odor, vibration, and other 
detrimental conditions to public health.  

Policy HC-1.2 Require new commercial and industrial properties west of the I-15 Freeway Corridor 
area to prepare a cumulative health risk assessment and appropriate mitigation plan 
prior to approval.  

Main Street and Freeway Corridor Specific Plan 

The MSFCSP establishes a framework for the Main Street and freeway corridors and is intended to 
facilitate and support development and improvements along these corridors. The regulations of the 
specific plan replace those outlined in the zoning provisions of the Hesperia Municipal Code and any other 
applicable ordinances. The MSFCSP does not contain specific policies related to air quality. 

4.2.3 Existing Conditions 
Climate and Meteorology 
The California Air Resources Board (CARB) divides the State into 15 air basins that share similar 
meteorological and topographical features. The project site is located within the MDAB, which includes 
the eastern portion of Kern County, the northeastern portion of Los Angeles County, the eastern San 
Bernardino County, and the most eastern portion of Riverside County. 

Weather patterns in the MDAB are generally influenced by moderately intense, anticyclonic circulation 
(associated with high-pressure systems). During the summer, a large subtropical high-pressure system off 
the coast of California keeps the Mojave Desert area sunny and dry. However, the presence of a thermal 
low-pressure area above the Mojave Desert promotes atmospheric transport from the Los Angeles Basin. 
During the winter months, the strength of the Pacific high-pressure area wanes, and 20 to 30 frontal 
systems may pass through the area each year. Some of these frontal systems are sufficiently strong to 
produce rain in the area. The most substantial large-scale phenomena affecting air quality in the MDAB 
are the southward and westward transport winds. These winds are responsible for bringing O3 and other 
pollutants through the mountain passes from the Los Angeles Basin and the San Joaquin Valley. 
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Climatic conditions in the MDAB are very arid, with an average annual rainfall of 4.1 inches and no month 
averaging more than 1.0 inches. Temperature and precipitation data for the project site area have been 
recorded at a National Weather Service Station in Daggett since December 1, 1943. The area is 
characterized by very hot summer temperatures, with the mean maximum temperatures in July and 
August exceeding 100 degrees Fahrenheit. Winter temperatures are more moderate, with mean 
maximum temperatures in the 60s and lows in the 30s. Minimum temperatures below freezing (32 
degrees Fahrenheit) occur on an average of 30 days per year. 

Criteria Air Pollutants 
Criteria air pollutants are defined as pollutants for which the federal and State governments have 
established ambient air quality standards, or criteria, for outdoor concentrations to protect public health. 
The NAAQS and CAAQS have been set, with an adequate margin of safety, at levels above which 
concentrations could be harmful to human health and welfare. These standards are designed to protect 
the most sensitive persons from illness or discomfort. Pollutants of concern include O3, NO2, CO, SO2, 
PM10, PM2.5, and lead. In California, sulfates, vinyl chloride, hydrogen sulfide, and visibility-reducing 
particles are also regulated as criteria air pollutants. 

Ozone. O3 is a strong-smelling, pale blue, reactive, toxic chemical gas consisting of three oxygen atoms. It 
is a secondary pollutant formed in the atmosphere by a photochemical reaction involving sunlight and O3 
precursors. These precursors are mainly oxides of nitrogen (NOX) and volatile organic compounds (VOCs). 
The maximum effects of precursor emissions on O3 concentrations usually occur several hours after 
emission and many miles from the source. Meteorology and terrain play major roles in O3 formation, and 
ideal conditions occur during summer and early autumn on days with low wind speeds or stagnant air, 
warm temperatures, and cloudless skies. Ozone exists in the upper atmosphere (stratospheric O3) and at 
the Earth’s surface in the troposphere. The U.S. EPA and CARB regulate ground-level (tropospheric) O3, 
which occurs where people live, exercise, and breathe (as opposed to stratospheric O3). 

Ground-level O3 is a harmful air pollutant that causes numerous adverse health effects and is thus 
considered “bad” O3. Stratospheric, or “good,” O3 occurs naturally in the upper atmosphere, where it 
reduces the amount of ultraviolet light (i.e., solar radiation) entering the Earth’s atmosphere. Without the 
protection of the beneficial stratospheric O3 layer, plant and animal life would be seriously harmed. 

O3 in the troposphere causes numerous adverse health effects; short-term exposures (lasting a few hours) 
to O3 levels typically observed in Southern California can result in changes in breathing patterns, reduced 
breathing capacity, increased susceptibility to infections, lung tissue inflammation, and some 
immunological changes. These health problems are particularly acute in sensitive receptors such as the 
sick, the elderly, and young children. 

Nitrogen Dioxide. NO2 is a brownish, highly reactive gas found in all urban atmospheres. The major 
mechanism for the formation of NO2 in the atmosphere is the oxidation of the primary air pollutant, nitric 
oxide, a colorless, odorless gas. NOX, together with VOCs, plays a major role in atmospheric reactions that 
produce O3. NO2 is formed from fuel combustion under high temperature or pressure. In addition, NO2 is 
an important precursor to acid rain and may affect both terrestrial and aquatic ecosystems. The two major 
emission sources are transportation and stationary fuel combustion sources, such as electric utilities and 
industrial boilers. NO2 can irritate the lungs, cause bronchitis and pneumonia, and lower resistance to 
respiratory infections. 
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Carbon Monoxide. CO is a colorless, odorless gas formed by the incomplete combustion of hydrocarbons 
or fossil fuels. CO is emitted almost exclusively from motor vehicles, power plants, refineries, industrial 
boilers, ships, aircraft, and trains. In urbanized areas, automobile exhaust accounts for the majority of CO 
emissions. CO is a nonreactive air pollutant that dissipates relatively quickly; therefore, ambient CO 
concentrations generally follow the spatial and temporal distributions of vehicular traffic. CO 
concentrations are influenced by local meteorological conditions—primarily wind speed, topography, and 
atmospheric stability. CO from motor vehicle exhaust can become locally concentrated when surface-
based temperature inversions combine with calm atmospheric conditions, a typical situation at dusk in 
urban areas from November to February. The highest levels of CO typically occur during the colder months 
of the year, when inversion conditions are more frequent. 

In terms of adverse health effects, CO competes with oxygen, often replacing it in the blood, reducing the 
blood’s ability to transport oxygen to vital organs. The results of excess CO exposure can include dizziness, 
fatigue, and impairment of central nervous system functions. 

Sulfur Dioxide. SO2 is a colorless, pungent gas formed primarily from the incomplete combustion of sulfur-
containing fossil fuels. The primary sources of SO2 are coal and oil used in power plants and industries; as 
such, the highest levels of SO2 are generally found near large industrial complexes. In recent years, SO2 
concentrations have been reduced by increasingly stringent controls on stationary source emissions of 
SO2 and by limits on the sulfur content of fuels.  

SO2 is an irritant gas that attacks the throat and lungs and can cause acute respiratory symptoms and 
diminished ventilatory function in children. When combined with particulate matter, SO2 can injure lung 
tissue and reduce visibility and sunlight levels. SO2 can also yellow plant leaves and erode iron and steel. 

Particulate Matter. Particulate matter pollution consists of very small liquid and solid particles floating in 
the air, which can include smoke, soot, dust, salts, acids, and metals. Particulate matter can form when 
gases emitted from industries and motor vehicles undergo chemical reactions in the atmosphere. PM10 
and PM2.5 represent fractions of particulate matter. PM10 consists of particulate matter that is 10 microns 
or less in diameter, which is about one-seventh the diameter of a human hair. Major sources of PM10 
include crushing or grinding operations; dust stirred up by vehicles traveling on roads; wood-burning 
stoves and fireplaces; dust from construction, landfills, and agriculture; wildfires and brush/waste 
burning; industrial sources; windblown dust from open lands; and atmospheric chemical and 
photochemical reactions. Fine particulate matter (PM2.5) consists of particulate matter that is 2.5 microns 
or less in diameter, which is roughly 1/28th the diameter of a human hair. PM2.5 results from fuel 
combustion (e.g., from motor vehicles and power generation and industrial facilities), residential 
fireplaces, and woodstoves. In addition, PM2.5 can be formed in the atmosphere from gases such as SOX, 
NOX, and VOCs. 

PM2.5 and PM10 pose a greater health risk than larger-size particles. When inhaled, these tiny particles can 
penetrate the human respiratory system’s natural defenses and damage the respiratory tract. PM2.5 and 
PM10 can increase the number and severity of asthma attacks, cause or aggravate bronchitis and other 
lung diseases, and reduce the body’s ability to fight infections. Very small particles of substances such as 
lead, sulfates, and nitrates can cause lung damage directly or be absorbed into the bloodstream, causing 
damage elsewhere in the body. Additionally, these substances can transport adsorbed gases, such as 
chlorides or ammonium, into the lungs, thereby causing injury. Whereas PM10 tends to collect in the upper 
respiratory tract, PM2.5 is so small that it can penetrate deeper into the lungs and damage lung tissue. 
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Suspended particulates also damage and discolor surfaces on which they settle and produce haze and 
reduce regional visibility. 

People with influenza, people with chronic respiratory and cardiovascular diseases, and the elderly may 
suffer worsening illness and premature death as a result of breathing particulate matter. People with 
bronchitis can expect their symptoms to worsen when they breathe in particulate matter. Children may 
experience a decline in lung function from breathing in PM10 and PM2.5 particles. 

Lead. Lead in the atmosphere occurs as particulate matter. Sources of lead include leaded gasoline; the 
manufacturing of batteries, paints, ink, ceramics, and ammunition; and secondary lead smelters. Prior to 
1978, mobile emissions were the primary source of atmospheric lead. Between 1978 and 1987, the phase-
out of leaded gasoline reduced the overall airborne lead inventory by nearly 95 percent. With the phase-
out of leaded petrol, secondary lead smelters, battery recycling, and manufacturing facilities are becoming 
sources of greater concern for lead emissions. 

Prolonged exposure to atmospheric lead poses a serious threat to human health. Health effects associated 
with exposure to lead include gastrointestinal disturbances, anemia, kidney disease, and, in severe cases, 
neuromuscular and neurological dysfunction. Of particular concern are low-level lead exposures during 
infancy and childhood. Such exposures are associated with decrements in neurobehavioral performance, 
including intelligence quotient performance, psychomotor performance, reaction time, and growth. 
Children are highly susceptible to lead exposure. 

Volatile Organic Compounds. Hydrocarbons are organic gases composed of hydrogen and carbon, and 
sometimes other elements. Hydrocarbons that contribute to the formation of O3 are referred to and 
regulated as VOCs (also referred to as reactive organic gases [ROG]). There are several subsets of organic 
gases, including ROGs and VOCs. Combustion engine exhaust, oil refineries, and fossil-fueled power plants 
are the primary sources of hydrocarbons. Other sources include evaporation from petroleum fuels, 
solvents, dry cleaning solutions, and paint. 

The primary health effects of VOCs result from the formation of O3 and its related health effects. High 
levels of VOCs in the atmosphere can interfere with oxygen intake by displacing available oxygen. 
Carcinogenic (i.e., cancer-causing) forms of hydrocarbons, such as benzene, are considered toxic air 
contaminants (TACs). There are no separate health standards for VOCs as a group.  

Non-Criteria Air Pollutants 
Toxic Air Contaminants. A substance is considered toxic if it has the potential to cause adverse health 
effects in humans, including increasing the risk of cancer upon exposure, or acute and/or chronic 
noncancer health effects. A toxic substance released into the air is considered a TAC. TACs are identified 
by federal and State agencies based on a review of available scientific evidence. In California, TACs are 
determined through a two-step process that was established in 1983 under the Toxic Air Contaminant 
Identification and Control Act. This two-step process of risk identification, risk management, and 
reduction was designed to protect residents from the health effects of airborne toxic substances. In 
addition, the California Air Toxics “Hot Spots” Information and Assessment Act, Assembly Bill 2588, was 
enacted by the legislature in 1987 to address public concern over the release of TACs into the atmosphere. 
The law requires facilities emitting toxic substances to provide local air pollution control districts with 
information that will allow an assessment of the air toxics problem, identification of air toxics emissions 
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sources, location of resulting hotspots, notification of the public exposed to significant risk, and 
development of effective strategies to reduce potential risks to the public over five years. 

Examples include certain aromatic and chlorinated hydrocarbons, certain metals, and asbestos. TACs are 
generated by a number of sources, including stationary sources (e.g., dry cleaners, fuel stations, and 
combustion sources), mobile sources (e.g., automobiles), and area sources (e.g., landfills). Adverse health 
effects associated with exposure to TACs may include carcinogenic and noncarcinogenic effects. 
Noncarcinogenic effects typically affect one or more target organ systems and may be experienced on 
either short-term (acute) or long-term (chronic) exposure to a given TAC. 

Diesel Particulate Matter. DPM is part of a complex mixture that makes up diesel exhaust. Diesel exhaust 
is composed of two phases, gas and particle, both of which contribute to health risks. More than 90 
percent of DPM is less than 1 micrometer in diameter (about 1/70th the diameter of a human hair) and 
thus is a subset of PM2.5.21 DPM is typically composed of carbon particles (“soot,” also called black carbon, 
or BC) and numerous organic compounds, including over 40 known cancer-causing organic substances. 
Examples of these chemicals include polycyclic aromatic hydrocarbons, benzene, formaldehyde, 
acetaldehyde, acrolein, and 1,3-butadiene. The CARB classified “particulate emissions from diesel-fueled 
engines” (i.e., DPM; California Code of Regulations Title 17, § 93000) as a TAC in August 1998. DPM is 
emitted from a broad range of diesel engines: on-road diesel engines of trucks, buses, and cars, and off-
road diesel engines, including locomotives, marine vessels, and heavy-duty construction equipment. 
Approximately 70 percent of all airborne cancer risk in California is associated with DPM.  

To reduce the cancer risk associated with DPM, CARB adopted a diesel risk reduction plan in 2000. Because 
it is part of PM2.5, DPM also contributes to the same non-cancer health effects as PM2.5 exposure. These 
effects include premature death, hospitalizations, and emergency department visits for exacerbated 
chronic heart and lung disease, including asthma, increased respiratory symptoms, and decreased lung 
function in children. Several studies suggest that exposure to DPM may also facilitate the development of 
new allergies. Those most vulnerable to non-cancer health effects are children whose lungs are still 
developing and the elderly, who often have chronic health problems. 

Odorous Compounds. Odors are generally regarded as an annoyance rather than a health hazard. 
Manifestations of a person’s reaction to odors can range from psychological (e.g., irritation, anger, or 
anxiety) to physiological (e.g., circulatory and respiratory effects, nausea, vomiting, and headache). The 
ability to detect odors varies considerably among the population and is quite subjective overall. People 
may have different reactions to the same odor. For instance, an odor that is offensive to one person may 
be perfectly acceptable to another (e.g., coffee roaster). An unfamiliar odor is more easily detected and 
is more likely to cause complaints than a familiar one. Known as odor fatigue, a person can become 
desensitized to almost any odor, and recognition may only occur with a change in intensity. The 
occurrence and severity of odor impacts depend on the nature, frequency, and intensity of the source; 
wind speed and direction; and receptor sensitivity. 

Local Ambient Air Quality 
The primary sources of short-term emissions of various air pollutants in urban areas include those from 
temporary construction-related activities, including VOC and NOX (ozone precursors), PM10, and PM2.5, 
which are emitted by construction equipment during various activities that may include but are not limited 

 
21 California Air Resources Board. Overview: Diesel Exhaust & Health. https://ww2.arb.ca.gov/resources/overview-diesel-exhaust-and-

health#:~:text=The%20solid%20material%20in%20diesel,5. Accessed November 2024. 

https://ww2.arb.ca.gov/resources/overview-diesel-exhaust-and-health#:%7E:text=The%20solid%20material%20in%20diesel,5
https://ww2.arb.ca.gov/resources/overview-diesel-exhaust-and-health#:%7E:text=The%20solid%20material%20in%20diesel,5
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to grading, excavation, building construction, or demolition. Additionally, soil disturbance during 
construction activities emits fugitive dust, a fraction of which is comprised of PM10 and PM2.5. 

Long‐term air pollutant emission impacts are associated with mobile sources (e.g., vehicle trips), energy 
sources (e.g., electricity and natural gas), and area sources (e.g., architectural coatings and landscape 
maintenance equipment). Additionally, a variety of industrial and commercial processes (e.g., food 
processing plants, glass manufacturers, gas stations, dry cleaning) also emit criteria pollutant emissions. 

To monitor air pollutant concentrations throughout the MDAB, five air monitoring stations are located at 
sites across the District: Barstow, Hesperia, Lucerne Valley, Trona, and Victorville. Local air quality data 
from 2021 to 2023 (the most current published data) is provided in Table 4.2-3: Air Quality Monitoring 
Data, which lists the monitored maximum concentrations and number of exceedances of CAAQS or 
NAAQS for each year. 

Table 4.2-3: Air Quality Monitoring Data 
Pollutant 2021 2022 2023 

Ozone (O3)  
Maximum concentration 1-hour period (ppm) 0.11 0.11 0.11 
Maximum concentration 8-hour period (ppm) 0.10 0.09 0.10 

Number of Days Standard Exceeded 
Days above 1-hour CAAQS (>0.09 ppm) 9 11 11 
Days above 8-hour CAAQS/NAAQS (>0.070 ppm) 60/55 52/49 54/53 

Nitrogen Dioxide (NO2)  
Maximum concentration 1-hour period (ppb) 56.6 53.5 60.1 
1-hour standard 98th Percentile (ppb) 51.4 46.5 49.9 
Annual Average Concentration (ppb) 12 12 10 

Carbon Monoxide (CO)  
Maximum concentration 1-hour period (ppm) 1.97 1.75 1.61 

Suspended Particulates (PM10) 
Maximum 24-hour concentration (µg/m3) 426.5 135.0 176.2 
Days above CAAQS (>50 µg/m3) 1 0 1 
Days above NAAQS (>150 µg/m3) - - - 

Suspended Particulates (PM2.5)  
Maximum 24-hour concentration (µg/m3) 87.1 24.6 25.6 
Days above NAAQS (>35 µg/m3) - - - 

NAAQS = National Ambient Air Quality Standards; CAAQS = California Ambient Air Quality Standards; ppm = parts per million. 
µg/m3 = micrograms per cubic meter; – = not measured 

Notes: Measurements taken at the Hesperia-Olive Street Station at 17288 Olive St, Hesperia, CA 92340 (CARB# 36201), San Bernardino Station 
at 24302 E. 4th St, San Bernardino, CA 92410 (CARB# 36203), and the Victorville-14306 Park Avenue station at 14306 Park Avenue, Victorville, 
CA 92392 (CARB # 36306). 

Source: All pollutant measurements are from the CARB Aerometric Data Analysis and Management system database 
(https://www.arb.ca.gov/adam  except for CO, which was retrieved from the CARB Air Quality and Meteorological Information System 
(https://www.arb.ca.gov/aqmis2/aqdselect.php. 

Sensitive Receptors 
Sensitive populations are more susceptible to the effects of air pollution than the general population. 
Sensitive receptors that are in proximity to localized sources of toxins are of particular concern. Land uses 

https://www.arb.ca.gov/adam
https://www.arb.ca.gov/aqmis2/aqdselect.php
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considered sensitive receptors include residences, schools, playgrounds, childcare centers, long‐term 
health care facilities, rehabilitation centers, convalescent centers, and retirement homes. The nearest 
sensitive receptors to the project site are residential uses to the west. Sensitive land uses nearest to the 
Project are shown in Table 4.2-4: Sensitive Receptors. 

Table 4.2-4: Sensitive Receptors 

Receptor Description 
Distance and Direction  
from the Project Site1 Description 

Mobile Homes 775 feet to the west Along Cataba Road  

Single-Family Residences 1,150 feet to the west Along Camba Street  
1. Distance measured from the project site boundary line to the property line of the sensitive receptor. 

Source: Google Earth, 2024. 

4.2.4 Methodology 
This analysis considers construction and operational impacts associated with the Project. Where criteria 
air pollutant quantification was required, emissions were modeled using the California Emissions 
Estimator Model (CalEEMod) version 2022.1. CalEEMod is a State-wide land use emissions computer 
model designed to quantify potential criteria pollutant emissions associated with both construction and 
operations from a variety of land use projects. Air quality impacts were assessed according to 
methodologies recommended by CARB and the MDAQMD. 

Construction equipment, trucks, worker vehicles, and ground-disturbing activities associated with Project 
construction would generate emissions of criteria air pollutants and precursors. Daily regional 
construction emissions are estimated by assuming construction occurs at the earliest feasible date (i.e., a 
conservative estimate of construction activities) and applying off-road, fugitive dust, and on-road 
emissions factors in CalEEMod. 

Project operations would result in emissions from area sources (consumer products, architectural coating, 
and landscape equipment), mobile sources (motor vehicles from Project-generated vehicle trips), gas 
dispensing facility, and off-road equipment. Project-generated increases in operational emissions would 
be predominantly associated with motor vehicle use. The increase in traffic over existing conditions 
resulting from the Project was obtained from the Project’s Traffic Study, prepared by Kimley-Horn 
(January 2025). Emissions from each of these categories are discussed below. 

 Area Source Emissions. Area source emissions would be generated due to consumer products, 
on-site equipment, architectural coatings, and landscaping that were previously not present on 
the site. Consumer products are various solvents used in non-industrial applications that emit 
VOCs during use. These typically include cleaning supplies, kitchen aerosols, cosmetics, and 
toiletries. It should be noted that the default area-source VOC emission factor developed for 
CalEEMod is a statewide factor and does not apply to the Project. The entire Project would not 
use consumer products as specified by the CalEEMod user guide. The big-box retail center and 
fuel station include office space, kitchen areas, and bathrooms that would require cleaning 
products. However, negligible quantities of personal care products, home, lawn, and garden 
products, disinfectants, sanitizers, polishes, cosmetics, and floor finishes would be used. As the 
CalEEMod consumer product rates are based on a statewide average, ROG emissions are likely 
overestimated for the proposed Project and therefore conservative for purposes of this EIR. 
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 Energy Source Emissions. Energy source emissions would be generated by electricity and natural 
gas used in future development operations. The Project's primary uses of electricity and natural 
gas would be for space heating and cooling, water heating, ventilation, lighting, appliances, and 
electronics. Energy source emissions were calculated using CalEEMod.  

 Mobile Source. Mobile sources are emissions from motor vehicles, including tailpipe and 
evaporative emissions. Depending upon the pollutant being discussed, the potential air quality 
impact may be of either regional or local concern. For example, ROG, NOX, PM10, and PM2.5 are all 
pollutants of regional concern. NOX and VOC react with sunlight to form O3, known as 
photochemical smog. Additionally, wind currents readily transport PM10 and PM2.5. However, CO 
tends to be a localized pollutant, dispersing rapidly at the source.  

Project-generated vehicle emissions are based on the trip generation and CalEEMod as 
recommended by the MDAQMD. Using the Shopping Center, Gasoline/Service Station, and 
Automated Car Wash trip generation rates (Institute of Transportation Engineers [ITE] codes 820, 
944, 948, respectively), the Project would generate 7,251 daily vehicle trips. In addition, the 
Project would generate 20 truck trips.22  

 Gasoline Dispensing Facility. The proposed project includes a 14-position gasoline dispensing 
facility (GDF). GDFs require permits and are regulated by the MDAQMD. Therefore, emissions 
attributed to the GDF were estimated separately from the area source operational emissions 
above. The emissions calculations are based on an annual daily throughput of 29,568 gallons of 
gasoline (approximately 10.82 million gallons per year). In addition to traffic-related emissions, 
the GDF is also a source of ROG emissions associated with loading, storage, vehicle refueling, and 
spillage, resulting in evaporative emissions. Table 4.2-8 also presents the evaporative ROG 
emissions related to the proposed GDF.  

 Transport Refrigeration Units. Transport Refrigeration Units (TRUs) are refrigeration systems 
powered by diesel internal combustion engines that refrigerate or heat perishable products 
transported in various containers, including semi-trailers and truck vans. TRU emissions were 
quantified using CARB’s OFFROAD database. All trucks associated with the refrigerated building 
space were assumed to have TRUs for modeling purposes to provide a worst-case scenario. 

 Off-Road Equipment. The Project would use non-diesel (e.g., electric or propane) forklifts during 
operations at the retail center, which would not emit criteria pollutant emissions. Therefore, 
emissions from forklifts are not included in this analysis.  

The MDAQMD provides significance thresholds for emissions associated with Project construction and 
operations. The proposed Project’s construction and operational emissions are compared to the daily 
criteria pollutant emissions significance thresholds in order to determine the significance of a Project’s 
impact on regional air quality. 

Health Risk Assessment 
The Health Risk Assessment (HRA) conducted for this Project evaluated potential health risks associated 
with DPM emissions resulting from Project implementation. Construction equipment and associated 
heavy-duty truck traffic generate diesel exhaust, which is a known TAC. Diesel exhaust from construction 
equipment operating at the site can pose a health risk to nearby sensitive receptors. Operational activities 

 
22  Truck trip assumptions provided by the Project Applicant. 
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would also emit TACs from fueling, heavy-duty diesel truck use, and TRU use for cold storage 
transportation.  

Health Risk Assessment: Construction Sources 

Construction would generate DPM emissions from the use of off-road diesel equipment required for 
demolition, grading and excavation, paving, and other construction activities. For construction activities, 
DPM is the primary TAC of concern because it is the most potent TAC emitted from construction and 
includes hundreds of chemicals. Although DPM is a subset of PM10 exhaust, this EIR analysis conservatively 
assumes all PM10 exhaust emissions are DPM. On-road diesel-powered haul trucks traveling to and from 
the construction site to deliver materials and equipment were included in the analysis, although they are 
typically less of a concern because they would not stay on the site for long durations. 

Health-related risks associated with diesel exhaust emissions are primarily linked to long-term exposure 
and the associated risk of contracting cancer. The use of diesel-powered construction equipment would 
be episodic and would occur throughout the project site. In compliance with State law (§§ 2485 and 2449 
of Title 13 of the California Code of Regulations), construction activities would limit diesel construction 
truck/equipment idling to no more than five minutes, which would further reduce nearby sensitive 
receptors’ exposure to temporary and variable DPM emissions. Even during the most intense period of 
construction, DPM emissions would be generated from different locations on the project site rather than 
in a single location because different types of construction activities (e.g., site preparation and building 
construction) would not occur at the same place at the same time. Construction emission rates for PM10 
(DPM) were calculated using CalEEMod; refer to Appendix B and Appendix C. Project construction is 
proposed to begin in the fourth quarter of 2025 and be completed in the fourth quarter of 2026 
(approximately 12 months).23 

HRA: Operational Sources 
CARB estimates that about 70 percent of the cancer risk that the average Californian faces from breathing 
toxic air pollutants stems from diesel exhaust particles.24 This analysis also evaluates potential health risks 
associated with benzene emissions. Among the toxic compounds emitted by gasoline stations, benzene, 
ethylbenzene, and naphthalene have carcinogenicity values. However, benzene is the TAC that drives the 
risk, accounting for 87 percent of cancer risk from gasoline vapors and constituting more than three to 
four times the weight of gasoline than ethylbenzene and naphthalene, respectively. Therefore, 
ethylbenzene and naphthalene have not been modeled and are instead considered significant in the case 
that benzene emissions are significant. Additionally, there are substances emitted from gasoline stations, 
such as toluene and xylene, which possess acute adverse health effects (though not cancer risk). However, 
it is not until the benzene concentrations are more than two orders of magnitude above the 10 per million 
cancer risk threshold that the emissions of toluene and xylene begin to cause adverse health effects, 
according to the California Air Pollution Control Officers Association’s (CAPCOA) Gasoline Service Station 

 
23  The earliest feasible construction start date has been modeled. Emissions in future years (i.e., due to a later construction start date or 

operational opening year) would be lower due to phased-in emissions standards, inspection and maintenance requirements, and fleet 
turnover). Specifically, Project construction was modeled to start in 2025. If construction commences at a later date, construction impacts 
would be less than those analyzed due to the use of more energy-efficient and cleaner burning construction vehicle fleet mix, pursuant to 
State regulations that require vehicle fleet operators to phase-in less polluting heavy-duty equipment. For emissions modeling purposes, 
conservatively analyzing the emissions using the earliest feasible construction start date (i.e., 2025), provides for a worst-case analysis and 
full disclosure of potential air quality impacts, as required by CEQA. 

24 California Air Resources Board, Summary: Diesel Particulate Matter Health Impacts, https://ww2.arb.ca.gov/resources/summary-diesel-
particulate-matter-health-impacts. Accessed December 2024. 

https://ww2.arb.ca.gov/resources/summary-diesel-particulate-matter-health-impacts
https://ww2.arb.ca.gov/resources/summary-diesel-particulate-matter-health-impacts
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Industrywide Risk Assessment Guidelines. Therefore, toluene and xylene emissions have not been 
modeled and are instead considered significant if benzene concentrations are identified as two orders of 
magnitude above the 10 per million cancer risk threshold. 

Fueling Sources. Benzene emissions would occur from the proposed on‐site fuel storage tanks and fuel 
dispensers. The specific processes associated with fuel storage tanks and fuel dispensers that emit air 
toxics include loading, breathing, refueling, and spillage, as described below: 

 Loading – Emissions occur when a fuel tanker truck unloads gasoline into the storage tanks. The 
storage tank vapors, displaced during loading, are emitted through its vent pipe. A required 
pressure/vacuum valve installed on the tank vent pipe significantly reduces these emissions. 

 Breathing – Emissions occur through the storage tank vent pipe as a result of temperature and 
pressure changes in the tank vapor space. 

 Refueling – Emissions occur during motor vehicle refueling when gasoline vapors escape through 
the vehicle/nozzle interface. 

 Spillage – Emissions occur from evaporating gasoline that spills during vehicle refueling. 

Fuel dispensing facility emissions were computed based on the maximum anticipated throughput of fuel 
(i.e., approximately 10.8 million gallons per year). Emissions of benzene, which is a TAC, were computed 
using CARB emission factors for fuel dispensing facilities, assuming that benzene makes up 0.46 percent 
of gasoline vapor. Total benzene emissions were calculated at 0.005 pounds per hour; refer to Appendix 
C for the details of the calculations.  

Mobile Sources. Due to increased truck traffic from the Project, pollutant concentrations could exceed 
existing sensitive receptor thresholds near the project site. The Project would include five daily delivery 
truck trips to the fuel station and 15 daily delivery truck trips with TRUs to the retail center. An emission 
rate for PM10 (DPM) was calculated using trip generation data and an EMFAC2021 model run for the 
Mojave Desert region of San Bernardino County; refer to Appendix C. The emissions rates were calculated 
using 2026 emissions factors, since both phases would begin operating in 2026. Truck emissions were 
conservatively based on the earliest possible year of operation for a fleet mix of various-aged vehicles, 
rather than average emissions over a 30-year window. This approach is conservative as it assumes no 
cleaner technology in future years. Trucks were assumed to travel at a speed of 35 miles per hour (mph) 
on Amargosa Road and Key Pointe Avenue, 50 mph on Main Street, 45 mph on the I-15 on-ramps and off-
ramps, and 15 mph for on-site truck travel. Estimates for truck distribution assumed that 90 percent of 
the trucks would use I-15, with 45 percent traveling north and 45 percent traveling south. The remaining 
ten percent of the trucks would travel on Main Street, west of the project site. 

Dispersion Modeling 
Air dispersion modeling was performed using the American Meteorological Society (AMS) and U.S. EPA 
Regulatory Model (AERMOD). AERMOD is a steady‐state, multiple‐source, Gaussian dispersion model. 
AERMOD estimates concentrations for each source/receptor pair and calculates concentrations for user-
specified averaging times, including an average concentration for the complete simulation period. 
AERMOD includes atmospheric dispersion options for both urban and rural environments and can address 
flat, gently rolling, and complex terrain situations. The parameters used in AERMOD include the following: 
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 Meteorological Data. AERMOD requires hourly meteorological data consisting of wind vector, 
wind speed, temperature, stability class, and mixing height. Surface and upper air meteorological 
data were obtained from CARB.25 Surface and upper-air meteorological data from the Barstow-
Daggett Airport Monitoring Station were selected as the most representative for meteorology, 
terrain, surrounding land uses, and surface characteristics, given their proximity to the project 
site.  

 Construction Sources. Construction emissions sources were modeled in AERMOD as line-volume 
sources. Line-volume sources are a series of volume sources (volume sources are a three-
dimensional source of diffuse air pollutant emissions comprised of an area of emissions released 
at a height above ground) along a path (e.g., vehicular traffic along a roadway segment). Line-
volume sources (i.e., multiple volume sources) are also used to represent construction activities. 
On- and off-site construction line-volume sources were assigned release heights of 3.82 meters 
and 3.15 meters, respectively.  

 Operational Sources. Operational emissions sources used in AERMOD include line-volume and 
area sources. Idling emissions were modeled as line-volume sources on the site. Truck travel 
emissions were represented in the model as line-source volumes along local roads. An area source 
was modeled to represent refueling emissions. Emissions from heavy trucks were assigned a 
release height of 3.15 meters and a plume height of 6.29 meters to provide a conservative analysis 
(i.e., using a higher release height would result in a smaller impact by allowing pollutants to 
disperse before they reach a receptor). Refer to Appendix C for a depiction of the source and 
receptor locations.  

 Receptor Grid. To identify the maximum impacted receptors, a uniform Cartesian grid was placed 
over the sensitive receptors in the project site’s vicinity. To identify the most impacted receptors 
(i.e., peak cancer risk and peak hazard indices), a grid spacing of 100 meters or less must be used. 
Due to the size of the project site, receptors were modeled with a maximum grid spacing of 20 
meters. The receptor grid for the Project includes 2,019 discrete Cartesian receptors (see 
Appendix C).  

 Terrain Characteristics. The United States Geological Survey (USGS) National Elevation Dataset 
(NED) terrain data was imported into AERMOD. AERMOD regulatory defaults, the “Urban” 
modeling option for the County, and “Elevated” terrain were used for this analysis. 

 Averaging Times. AERMOD was run to obtain the peak one-hour and annual-average 
concentration (period) in micrograms per cubic meter (μg/m3) at the receivers. AERMOD was used 
to estimate (a) annual average concentrations to calculate the Maximum Individual Cancer Risk 
(MICR), the maximum chronic HI, the zones of impact, and excess cancer burden, and (b) peak 
hourly concentrations to calculate the health impact from substances with acute non‐cancer 
health effects.  

Note that the concentration estimates developed using this methodology are considered conservative 
and are not a specific prediction of the actual concentrations that would occur as a result of the Project 
at any one point in time. Actual 24‐hour and annual average concentrations are dependent on many 

 
25 California Air Resources Board, HARP AERMOD Meteorological Files, https://ww2.arb.ca.gov/resources/documents/harp-aermod-

meteorological-files. Accessed December 2024. 

https://ww2.arb.ca.gov/resources/documents/harp-aermod-meteorological-files
https://ww2.arb.ca.gov/resources/documents/harp-aermod-meteorological-files
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variables, particularly the number and type of equipment operating at specific distances during periods 
of adverse meteorology. 

Cancer Risk 
Based on the OEHHA methodology, residential inhalation cancer risk from annual average DPM and 
benzene concentrations is calculated by multiplying the daily inhalation dose, cancer potency factor, age 
sensitivity factor (ASF), frequency of time spent at home, and exposure duration, divided by the averaging 
time, yielding the excess cancer risk. These factors are discussed in more detail below. It is important to 
note that exposure duration is based on continual heavy truck operation along nearby roadways. Exposure 
through inhalation (Dose‐air) is a function of breathing rate, exposure frequency, and concentration of 
substance in the air. To estimate cancer risk, the dose was estimated by applying the following formula to 
each ground‐level concentration: 

Dose-air = Cair*(BR/BW)*A*EF*10-6 

Dose-air = dose through inhalation (mg/kg/day) 
Cair = air concentration (μg/m3) from air dispersion model 

(DBR/BW) = daily breathing rate normalized to body weight (L/kg bodyweight-day) 
A = inhalation absorption factor (unitless) 

EF = exposure frequency (approximately 350 days per year for residential) 

10-6 = conversion factor (micrograms to milligrams, liters to cubic meters) 

OEHHA developed ASFs to account for increased sensitivity to carcinogens during early life. In the absence 
of chemical‐specific data, OEHHA recommends default ASFs and other exposure factors, which are 
presented in Table 4.2-5: Exposure Assumptions. Fraction of time at home (FAH) during the day is used 
to adjust exposure duration and cancer risk from a specific facility’s emissions, based on the assumption 
that exposure to the facility’s emissions is not occurring away from home. OEHHA recommends the FAH 
values presented in the table.  
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Table 4.2-5: Exposure Assumptions 

Age 

Exposure 
Frequency 

(days/year) 1 

Exposure 
Duration 
(years) 2 

Age 
Sensitivity 

Factor (ASF) 3 

Fraction of 
Time at Home 

(FAH) 4 

Daily Breathing 
Rate 

(L/kg BW-day) 5 
Residential      

Third trimester  350 0.25 10 85% 361 
0 to 2 years 350 2 10 85% 1,090 
Ages 2 through 8 years 350 7 3 72% 631 
Ages 9 through 15 years 350 7 3 72% 572 
Ages 16 and greater 350 14 1 73% 261 

Worker 250 25 1 N/A 230 
Student 180 9 3 N/A 640 
1. The exposure frequency is based on OEHHA Air Toxics Program Guidance Manual for the Preparation of Health Risk Assessments, February 

2015 (OEHHA Manual); refer to OEHHA Manual Section 5.4.1, Estimation of Exposure through Inhalation. 
2. The exposure duration is based on the OEHHA Manual. Refer to OEHHA Manual Equation 8.2.4 A. 
3. The age sensitivity factor accounts for potential increased sensitivity to carcinogens during childhood and is based on OEHHA Manual Table 

8.3, Age Sensitivity Factors by Age Group for Cancer Risk Assessment.  
4. The fraction of time at home is based on OEHHA Manual Section 8.2.2, Fraction of Time Spent at Home for Cancer Risk Assessment. 
5. Daily breathing rate normalized to body weight (L/kg body weight - day) (95th percentile for less than two years old and 80th percentile for 

two years old and greater) per OEHHA Manual Table 5.7, Daily Breathing Rate Distributions by Age Group for Residential Stochastic Analysis 
(L/kg BW-day). Worker and Student breathing rates are 95th percentile 8-hour breathing rates based on moderate intensity activity. 

Source: California Office of Environmental Health Hazard Assessment, Air Toxics Program Guidance Manual for the Preparation of Health Risk 
Assessments, February 2015. 

 
To estimate the cancer risk, the dose is multiplied by the cancer potency factor, the ASF, the exposure 
duration divided by the averaging time, and the frequency of time spent at home (for residents only): 

Riskinh‐res = (Doseair*CPF*ASF*(ED/AT)*FAH) 

Riskinh-res = residential inhalation cancer risk (potential chances per million) 
Doseair = daily dose through inhalation (mg/kg-day) 

CPF = inhalation cancer potency factor (mg/kg-day-1) 

ASF = age sensitivity factor for a specified age group (unitless) 
ED = exposure duration (years) 

AT = averaging time of lifetime cancer risk (years) 
FAH = fraction of time spent at home (unitless) 

Chronic Non-Cancer Hazard 

Non‐cancer chronic impacts are calculated by dividing the annual average concentration by the REL for 
that substance. The REL is defined as the concentration at which no adverse non‐cancer health effects are 
anticipated. The following equation was used to determine the non‐cancer risk: 

Hazard Index = Ci/RELi 

Ci = concentration in the air of substance i (annual average concentration in μg/m3) 

RELi = chronic noncancer Reference Exposure Level for substance (μg/m3) 
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4.2.5 Thresholds of Significance 
The following significance criteria for air quality impacts were derived from the Environmental Checklist 
in CEQA Guidelines Appendix G. The proposed Project would result in a significant impact related to air 
quality if it would: 

 Conflict with or obstruct implementation of the applicable air quality plan. 

 Result in a cumulatively considerable net increase of any criteria pollutant for which the Project 
region is in nonattainment under an applicable State or federal ambient air quality standard. 

 Expose sensitive receptors to substantial pollutant concentrations. 

 Result in other emissions (such as those leading to odors) adversely affecting a substantial number 
of people. 

MDAQMD Thresholds 
According to the MDAQMD, an air quality impact is considered significant if a project would violate any 
NAAQS or CAAQS, contribute substantially to an existing or projected air quality violation, or expose 
sensitive receptors to substantial pollutant concentrations. The MDAQMD has established thresholds of 
significance for air quality during construction and operational activities of land use development projects, 
as shown in Table 4.2-6: Mojave Desert Air Quality Management District Emissions Thresholds. These 
mass emissions thresholds are pollutant limits described in pounds per day and tons per year. The project 
emissions are quantified using CalEEMod software and compared to the MDAQMD’s thresholds. 

Table 4.2-6: Mojave Desert Air Quality Management District Emissions Thresholds 

Pollutants Annual Thresholds (tons) Daily Thresholds (pounds) 

Greenhouse Gases (CO2e) 1 100,000 548,000 

Carbon Monoxide (CO) 100 548 

Nitrogen Oxides (NOX) 25 137 

Volatile Organic Compounds (VOC) 25 137 

Oxides of Sulfur (SOX) 25 137 

Particulate Matter (PM10) 15 82 

Particulate Matter (PM2.5) 12 65 

Hydrogen Sulfide (H2S) 10 54 

Lead (Pb) 0.6 3 
Source: Mojave Desert Air Quality Management District, MDAQMD CEQA and Federal Conformity Guidelines, February 2020. 

Health Risk Analysis Thresholds 
Project health risks are determined by examining the types and levels of air toxics generated and the 
associated impacts on factors that affect air quality. While the final determination of significance 
thresholds is within the Lead Agency’s purview pursuant to the CEQA Guidelines, the MDAQMD 
recommends that lead agencies use the following air pollution thresholds in determining whether a 
project’s impacts are significant. If the lead agency finds that the project has the potential to exceed the 
air pollution thresholds, the project’s impacts should be considered significant. The TAC emissions 
thresholds are as follows. 
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 Excess (Incremental) Cancer Risk: Emit contaminants that result in a maximum individual cancer 
risk (MICR) equal to or greater than 10 in one million. 

 Non-Cancer Risk: Emit contaminants that result in a chronic or acute hazard index equal to or 
greater than 1.0 (project increment). 

Cancer risk is expressed in terms of expected incremental incidence per million population. The MDAQMD 
has established an incidence rate of 10 persons per million as the maximum acceptable incremental 
cancer risk due to TAC exposure. This threshold is an upper-bound incremental probability to determine 
whether or not a given project has a potentially significant development-specific and cumulative impact, 
and to ensure an individual new source does not contribute a cumulatively significant impact. The 10 in 
one million standard is a health-protective significance threshold. A risk level of 10 in one million implies 
a likelihood that up to 10 persons, out of one million equally exposed persons, would contract cancer if 
exposed continuously (24 hours per day) to the TAC levels over a specified duration of time. This risk 
would be an excess cancer that is in addition to any cancer risk borne by a person not exposed to these 
TACs. 

The MDAQMD has also established non-carcinogenic risk parameters for use in HRAs. Noncarcinogenic 
risks are quantified by calculating a "hazard index," expressed as the ratio between the ambient pollutant 
concentration and its toxicity or Reference Exposure Level (REL). A REL is a concentration at or below 
which health effects are not likely to occur. A hazard index of less than 1.0 means that adverse health 
effects are not expected. Within this analysis, non-carcinogenic exposures of less than 1.0 are considered 
less than significant. 

4.2.6 Project Impacts and Mitigation  

 
As part of its enforcement responsibilities, the U.S. EPA requires each state with nonattainment areas to 
prepare and submit a State Implementation Plan that demonstrates the means to attain the NAAQS. The 
State Implementation Plan must integrate federal, state, and local plan components and regulations to 
identify specific measures to reduce pollution in nonattainment areas, using a combination of 
performance standards and market-based programs. Similarly, under State law, the CCAA requires an air 
quality attainment plan to be prepared for areas designated as nonattainment regarding the CAAQS and 
NAAQS. Air quality attainment plans outline emissions limits and control measures to achieve and 
maintain these standards by the earliest practical date. 

As previously noted, the project site is located within the MDAB, which is under the jurisdiction of the 
MDAQMD. The MDAQMD is required, pursuant to the FCAA, to reduce emissions of criteria pollutants for 
which the MDAB is in nonattainment. The Federal Particulate Matter Attainment Plan and Ozone 
Attainment Plan for the Mojave Desert set forth a comprehensive set of programs to lead the MDAB into 
compliance with the NAAQS and CAAQS. The control measures and related emission-reduction estimates 
within the Federal Particulate Matter Attainment Plan and Ozone Attainment Plan are based on emissions 
projections for a future development scenario, derived from land-use, population, and employment 
characteristics, defined in consultation with local governments. Accordingly, conformance with these 

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

  Level of Significance: Less than Significant Impact 
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attainment plans for development projects is determined by demonstrating compliance with (1) local land 
use plans and/or population projections; (2) all MDAQMD Rules and Regulations; and (3) demonstrating 
that a project will not increase the frequency or severity of a violation in the NAAQS or CAAQS. 

The purpose of the consistency finding is to determine if a project is inconsistent with the assumptions 
and objectives of the regional air quality plans, and thus, if it would interfere with the region’s ability to 
comply with CAAQS and NAAQS.  

The project site is designated as Regional Commercial on the General Plan Land Use Map and is zoned 
Regional Commercial within the MSFCSP. The proposed land use is consistent with the land use 
designation and zoning. Additionally, it should be noted that the proposed development would not exceed 
regional thresholds for operational emissions (as discussed under Threshold 4.2-2 below) and would 
therefore be considered to have a less than significant impact. As such, the development proposed by the 
Project is consistent with the General Plan's growth projections and is therefore considered consistent 
with the AQMP. 

 
Construction Emissions 
Construction associated with the Project would generate short-term emissions of criteria air pollutants. 
The criteria pollutants of primary concern within the Project area include O3-precursor pollutants (i.e., 
ROG and NOX) and PM10 and PM2.5. Construction-generated emissions are short-term and of temporary 
duration, lasting only as long as construction activities occur, but would be considered a significant air 
quality impact if the volume of pollutants generated exceeds the MDAQMD’s thresholds of significance. 

Construction results in the temporary generation of emissions resulting from site grading, road paving, 
motor vehicle exhaust associated with construction equipment and worker trips, and the movement of 
construction equipment, especially on unpaved surfaces. Emissions of airborne particulate matter are 
largely dependent on the amount of ground disturbance associated with site preparation activities, as 
well as weather conditions and the appropriate application of water.  

Construction of the proposed Project would occur in two phases and is expected to commence in 2025 
with a construction duration of approximately 12 months. Phase 1 consists of the construction of the fuel 
station and car wash facility, beginning in the fourth quarter of 2025 and ending in the second quarter of 
2026 (approximately five months). Phase 2 consists of the construction of the retail center and White Fox 
Trail paving (off-site emergency access road), beginning in the first quarter of 2026 and ending in the 
fourth quarter of 2026 (approximately nine months). Thus, there is an approximately 3-month period 
where Phase 1 and Phase 2 construction would overlap. Additionally, there is an approximately 7-month 
period where the fuel station and car wash would operate while Phase 2 construction is being completed. 

Phase 1 includes an export of approximately 22,174 cubic yards (cy) and an import of approximately 1,421 
cy. Phase 2 includes an export of approximately 43,044 cy and an import of approximately 2,757 cy. In 
total, the Project involves an export of approximately 65,218 cy and an import of approximately 4,178 cy. 

Threshold 4.2-2 Would the Project result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is nonattainment under an 
applicable federal or State ambient air quality standard? 

  Level of Significance: Less than Significant Impact 
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Construction-generated emissions associated with the Project were calculated using the CARB-approved 
CalEEMod computer program, which is designed to model emissions for land use development projects, 
based on typical construction requirements. See Appendix B for more information regarding the 
construction assumptions used in this analysis. Predicted maximum daily construction-generated 
emissions for the Project are summarized in Table 4.2-7: Predicted Unmitigated Project Construction 
Emissions. It is noted that due to technology improvements for construction equipment, emissions from 
Project construction activities would likely be lower than those shown in the table if construction were to 
occur in later years.  

Table 4.2-7: Predicted Unmitigated Project Construction Emissions 

Phase/Construction Year 
Emissions (Maximum Pounds Per Day) 

ROG NOX CO SOX PM10 PM2.5 
Phase 1 
Construction Year 2025 3.39 31.73 31.15 0.06 21.25 11.41 
Construction Year 2026 3.21 32.19 31.37 0.08 9.88 4.98 
Phase 2 
Construction Year 20261 17.32 37.64 38.16 0.10 21.49 11.52 
Total Construction Emissions by Year 
Construction Year 2025 (Phase 1) 3.39 31.73 31.15 0.06 21.25 11.41 
Construction Year 2026  
(Phase 1 + Phase 2) 20.53 69.87 69.53 0.18 31.37 16.50 

MDAQMD Threshold (lbs./day) 137 137 548 137 82 65 
Exceeds Threshold? No No No No No No 

Phase/Construction Year 
Emissions (Tons per Year) 

ROG NOX CO SOX PM10 PM2.5 
Phase 1 
Construction Year 2025 0.02 0.22 0.21 <0.01 0.13 0.07 
Construction Year 2026 0.08 0.74 0.83 <0.01 0.18 0.09 
Phase 2 
Construction Year 20261 0.63 2.25 2.60 0.01 0.67 0.31 
Total Construction Emissions by Year 
Construction Year 2025 (Phase 1) 0.02 0.22 0.21 <0.01 0.13 0.07 
Construction Year 2026  
(Phase 1 + Phase 2) 0.71 2.99 3.43 0.01 0.85 0.40 

MDAQMD Threshold (tons/year) 25 25 100 25 15 12 
Exceeds Threshold? No No No No No No 

ROG = Reactive Organic Gases; NOX = Nitrogen Oxides; CO = Carbon Monoxide; SO2 = Sulfur Dioxide; PM10 = Particulate Matter 10 microns in 
diameter or less; PM2.5 = Particulate Matter 2.5 microns in diameter or less 

Note: Emissions from Phase 2 include the construction of the Big Box Retail Center building and paving of White Fox Road. 

Source: CalEEMod version 2022.1.0. See Appendix B for model outputs. 

 
Fugitive dust emissions may have a substantial, temporary impact on local air quality. In addition, fugitive 
dust may be a nuisance to those living and working in the vicinity of the project site. Uncontrolled dust 
from construction can become a nuisance and a potential health hazard to those living and working 
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nearby. The Project would be required to comply with MDAQMD Rules 402 and 1113, which prohibit 
nuisances and limit VOC content in paints, respectively, and Rule 403, which requires fugitive dust controls 
(required for all projects). Compliance with MDAQMD Rules 402, 403, and 1113 would further reduce 
specific construction-related emissions. All criteria pollutant emissions would remain below their 
respective thresholds. 

Long-Term Operational Emissions  
Operational emissions are primarily associated with motor vehicle use, area sources (consumer products, 
architectural coatings, and landscape equipment), energy sources (natural gas usage), mobile sources 
(burning of fossil fuels in cars), and gas dispensing facilities. The proposed fuel station would also generate 
operational emissions, which were calculated using the U.S. EPA’s Potential to Emit Calculator for Gasoline 
Dispensing Facility.  

Long-term operational emissions attributable to the Project are summarized in Table 4.2-8: Predicted 
Unmitigated Project Construction Emissions. The table shows that unmitigated emissions would not 
exceed MDAQMD thresholds. Therefore, regional unmitigated operation emissions would not result in a 
potentially significant long-term regional air quality impact.  

Mobile and stationary source operational emissions would result from normal daily activities at the 
southern parcel and northern parcel after occupancy (i.e., increased concentrations of O3, PM10, and CO). 
Mobile source emissions would be generated by motor vehicles. Stationary area-source emissions would 
be generated by natural gas consumption for space and water heating devices, landscape maintenance 
equipment, and consumer products. Stationary energy emissions would result from energy consumption 
associated with the Project. The estimated operational emissions associated with each of these sources 
are presented in Table 4.2-8. 

As identified in Table 4.2-8, the long-term operational emissions would not exceed MDAQMD’s daily 
emissions thresholds. Because the Project would not exceed the MDAQMD thresholds for MDAB 
nonattainment pollutants (i.e., O3, PM10, and PM2.5), the proposed Project would not result in substantial 
contributions of these pollutants during long-term operations, and impacts would be less than significant. 

Table 4.2-8: Predicted Unmitigated Project Construction Emissions 

Source 
Emissions (Maximum Pounds per day) 

ROG NOX CO SOX PM10 PM2.5 
Unmitigated Operational Emissions 
Area 5.17 0.06 7.41 <0.01 0.01 0.01 
Energy 0.02 0.44 0.37 <0.01 0.03 0.03 
Mobile1 40.63 54.33 455.92 1.12 78.64 20.62 
Gas Dispensing Facility 25.73 - - - - - 
Transport Refrigeration Units 2.07 1.74 0.31 <0.01 0.03 0.03 
Total Emissions 73.63 56.57 464.02 1.12 78.71 20.69 
MDAQMD Threshold 137 137 548 137 82 65 

Exceed Threshold? No No No No No No 
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Table 4.2-8: Predicted Unmitigated Project Construction Emissions 

Source 
Emissions (Tons per Year) 

ROG NOX CO SOX PM10 PM2.5 
Unmitigated Operational Emissions 
Area 0.83 0.01 0.67 <0.01 <0.01 <0.01 
Energy <0.01 0.08 0.07 <0.01 0.01 0.01 
Mobile1 6.67 10.18 68.10 0.19 14.34 3.76 
Gas Dispensing Facility 4.70 - - - - - 
Transport Refrigeration Units 0.38 0.32 0.06 <0.01 0.01 0.01 
Total Emissions 12.58 10.58 68.90 0.19 14.36 3.78 
MDAQMD Threshold 25 25 100 25 15 12 

Exceed Threshold? No No No No No No 
ROG = Reactive Organic Gases; NOX = Nitrogen Oxides; CO = Carbon Monoxide; SO2 = Sulfur Dioxide; PM10 = Particulate Matter 10 microns in 
diameter or less; PM2.5 = Particulate Matter 2.5 microns in diameter or less 

1. Mobile source emissions include heavy-duty truck trips, which were conservatively analyzed using the measured distance from the project 
site to the nearest distribution center that the Project would utilize for goods movement (Ontario Airport, approximately 18 miles from the 
project site). The total truck trip length modeled in CalEEMod was 36 miles. 

Source: CalEEMod version 2022.1.0. See Appendix B for model outputs. 

Overlapping Construction and Operation Emissions 
The fuel station and car wash facility would be constructed as part of Phase 1 and would be operational 
while Phase 2 construction is still ongoing. Therefore, pollutant emissions from Phase 2 construction and 
Phase 1 operational activities would combine and are quantified below in Table 4.2-9: Unmitigated 
Overlapping Emissions (Phase 1 Operations + Phase 2 Construction)1.The table shows that overlapping emissions 
would not exceed the maximum daily MDAQMD thresholds. Therefore, impacts from overlapping 
emissions of Phase 1 operations and Phase 2 construction would be less than significant. 

Table 4.2-9: Unmitigated Overlapping Emissions (Phase 1 Operations + Phase 2 Construction)1 

Phase/Source 
Emissions (Maximum Pounds Per Day) 

ROG NOX CO SOX PM10 PM2.5 
Operation Phase 1 (2026) 16.02 20.40 178.96 0.43 30.63 8.02 
Construction Phase 2 (2026)2 2.74 22.85 36.40 0.05 2.20 1.15 
Total Unmitigated Overlapping 
Emissions 18.76 43.25 215.36 0.48 32.83 9.17 

MDAQMD Threshold 137 137 548 137 82 65 
Exceed Threshold? No No No No No No 

Phase/Source 
Emissions (Tons Per Year) 

ROG NOX CO SOX PM10 PM2.5 
Operation Phase 1 (2026) 2.63 3.83 26.72 0.07 5.58 1.46 
Construction Phase 2 (2026)2 0.10 0.85 1.28 <0.01 0.09 0.04 
Total Unmitigated Overlapping 
Emissions 2.73 4.68 28.00 0.07 5.67 1.50 

MDAQMD Threshold 25 25 100 25 15 12 
Exceed Threshold? No No No No No No 
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Table 4.2-9: Unmitigated Overlapping Emissions (Phase 1 Operations + Phase 2 Construction)1 

Phase/Source 
Emissions (Maximum Pounds Per Day) 

ROG NOX CO SOX PM10 PM2.5 
ROG = Reactive Organic Gases; NOX = Nitrogen Oxides; CO = Carbon Monoxide; SO2 = Sulfur Dioxide; PM10 = Particulate Matter 10 microns in 
diameter or less; PM2.5 = Particulate Matter 2.5 microns in diameter or less 

1. The fuel station and carwash would remain operational while the big box building site is under construction. To provide a conservative 
estimate, emissions from building construction and paving are included to represent the worst-case scenario.  

2. Emissions from Phase 2 include the construction of the Big Box Retail Center and  White Fox Trail paving. 

Source: CalEEMod version 2022.1.0. See Appendix B for model outputs. 

Toxic Air Contaminants 
CARB identified DPM as a TAC in 1998. Mobile sources (including trucks, buses, automobiles, trains, ships, 
and farm equipment) are by far the largest source of diesel emissions. Benzene is also a TAC. The majority 
of benzene emitted in California comes from motor vehicles, including evaporative leakage and unburned 
fuel exhaust. Benzene is highly carcinogenic and occurs throughout California. Benzene also has non‐
cancer health effects. As the Project is proposing to dispense gasoline, an analysis of DPM and benzene 
was performed using the U.S. EPA‐approved AERMOD model.  

According to OEHHA, if multiple substances are emitted, the non‐cancer risk from each of the individual 
substances is summed only if they affect the same organ system. While DPM is particularly associated 
with increased potential for lung cancer, diesel exhaust contains many individual substances, including 
benzene. Therefore, the non‐cancer risk from each of the Project‐emitting substances, DPM and benzene, 
is summed to give the total non‐cancer risk for the entire facility at the receptor location. Cancer risks 
from different substances are treated additively in the Hot Spots Program in part because many 
carcinogens act through the common mechanism of DNA damage. 

Carcinogenic Risk 

Based on the CARB Air Quality and Land Use Handbook (Handbook), the Project would be considered a 
very large gasoline dispensing facility with a fuel throughput estimate of 10.8 million gallons per year. The 
dispensing facility is expected to produce a risk of less than 10, according to the CAPCOA Gasoline Service 
Station Industry-wide Risk Assessment Guidelines. Nonetheless, health risks from the Project are 
conservatively quantified in this EIR analysis. 

The Project would be required to install vapor recovery systems per CARB’s ATCM, comply with CARB’s 
Vapor Recovery System Certification Procedure, and use Enhanced Conventional (ECO) and Enhanced 
ORVR-Vehicle Recognition (EOR) nozzles, among others. The Project would also be required to comply 
with MDAQMD Rule 201 (Permit to Construct), Rule 203 (Permit to Operate), and Rule 461 (Gasoline 
Transfer and Dispensing). These regulations are required to reduce fuel station emissions.  

Table 4.2-10: Risk Assessment Results shows the unmitigated health risk for Project construction and 
operations. Based on the OEHHA Risk Assessment Guidelines, the exposure duration for a resident is 30 
years, beginning in the third trimester; for workers, it is 25 years. Phase 1 operations would commence 
following construction, overlapping with Phase 2 construction. Following the construction of Phase 2, the 

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

  Level of Significance: Less Than Significant Impact 

I I I I I 
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operational emissions from Phase 1 and Phase 2 are combined. Table 4.2-10 shows that the risk at the 
maximally exposed residential receptor would be 6.17 in one million. The worst-case worker exposure 
would be 3.60 per million. Therefore, carcinogenic hazards are calculated to be within acceptable limits, 
and impacts would be less than significant. 

Table 4.2-10: Risk Assessment Results 

Receptors 

Cancer Risk (per million)1, 2, 3 

Construction 
(DPM) 

Operations 
Construction 

and Operations 
Combined5 DPM 4 

Gas Dispensing 
Facility 

(Benzene) 
Residences      
RV Park, approximately 800 feet west of 
the Phase 1 perimeter  0.30 5.77 0.09 6.17 

Significance Threshold (Risk per Million) 10 10 10 10 
Exceeds Significance Threshold? No No No No 

Worker Exposure     
Restaurant, approximately 465 feet 
southeast of the Phase 1 perimeter 0.08 3.53 1.82 X 10-5 3.60 

Restaurant, approximately 60 feet south 
of the Phase 1 perimeter 0.04 2.35 5.31 X 10-6 2.40 

Significance Threshold (Risk per Million) 10 10 10 10 
Exceeds Significance Threshold? No No No No 

1. The reported risk is at the closest receptor (maximally exposed individual receptor (MEIR)) for each exposure category. 
2. Risk from construction and trucks is from PM10, and risk from the Gas Dispensing Facility is benzene. 
3. The maximum cancer risk is based on worst-case exposure durations for the Project, 95th percentile breathing rates for those less than two 

years old, 80th percentile for those two years old and greater, and 30-year and 25-year averaging time for residences and workers, 
respectively. 

4. Operations include DPM emissions from trucks and TRUs. 
5. As cancer risk accumulates over time, the combined risk evaluates cancer risk with operational exposure starting at the end of construction. 

The combined risk assumes construction exposure begins in the third trimester and continues for 9 months. Operational exposure begins 
immediately upon completion of Phase 1 construction, with a total exposure period of 30 years.  

See Appendix B for model outputs. 

Non-Carcinogenic Hazards 
The significance thresholds for TAC exposure also require an evaluation of non-cancer risk, expressed as 
a hazard index. Non‐cancer chronic impacts are calculated by dividing the annual average concentration 
by the REL for that substance. The REL is defined as the concentration at which no adverse non‐cancer 
health effects are anticipated. RELs are designed to protect sensitive individuals within the population. 

Chronic non-carcinogenic impacts are shown in Table 4.2-11: Chronic Hazard Assessment. A chronic hazard 
index of 1.0 is considered individually significant. The hazard index is calculated by dividing the chronic 
exposure by the reference exposure level. The chronic hazard was calculated based on the highest annual 
average concentration at the maximally exposed individual receptor. The highest maximum chronic 
hazard index associated with unmitigated DPM emissions from the Project would be 0.00276. Therefore, 
non‐carcinogenic hazards are calculated to be within acceptable limits, and a less than significant impact 
would occur.  
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Table 4.2-11: Chronic Hazard Assessment 
Emissions Sources Chronic Hazard 

Residential Receptors  
Construction 0.000746 
Operations 0.00201 
Fueling Station 3.08 X 10-8 
Combined 0.00276 
Threshold 1.0 

Threshold Exceeded? No 
Worker Receptors  

Construction 1.51 X 10-8 
Operations 7.05 X 10-7 
Fueling Station 6.06 X 10-12 
Combined 7.20 X 10-7 
Threshold 1.0 

Threshold Exceeded? No 
Refer to Appendix C for modeling data. 

 

 
The MDAQMD regulates odors through Rule 402 (Nuisance). Rule 402 prohibits the 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. Typical land uses that generate odors include 
agriculture (farming and livestock), wastewater treatment plants, food processing plants, chemical plants, 
composting facilities, refineries, landfills, dairies, and fiberglass molding. 

During construction-related activities, some odors (not substantial pollutant concentrations) that may be 
detected are those typical of construction vehicles (e.g., diesel exhaust from grading and construction 
equipment). These odors are a temporary, short-term impact that is typical of construction projects and 
would disperse rapidly. The Project would not include any of the land uses that have been identified by 
the MDAQMD as odor sources. Therefore, impacts related to odors associated with the Project’s 
construction-related activities would be less than significant, and no mitigation is required. 

4.2.7 Cumulative Impacts 
The MDAB is designated nonattainment for O3, PM10, and PM2.5 CAAQS and nonattainment for O3 and 
PM10 NAAQS. The MDAB represents the geographic limit for cumulative air quality since air emissions have 
a regional effect. On a regional scale, past, present, and foreseeable projects would contribute to 
increases in vehicle travel associated with long-term growth and worsened air quality. Cumulative growth 

Threshold 4.2-4 Would the Project result in other emissions (such as those leading to odors) 
adversely affecting a substantial number of people? 

  Level of Significance: Less than Significant Impact 
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in population, vehicle use, and industrial activity could inhibit efforts to improve regional air quality and 
attain the NAAQS and CAAQS. 

The MDAQMD’s thresholds of significance analyze both direct and cumulative impacts. The MDAQMD 
CEQA and Federal Conformity Guidelines (MDAQMD 2016) state that cumulative impacts are similar to 
direct and indirect impacts of the project. A given project has a cumulative impact with all other related 
projects, from the standpoint of each type of impact (cumulative construction emissions, area sources, 
solvent use, transportation emissions, congestion, etc.). The MDAQMD does not have separate thresholds 
for cumulative impacts and uses the same significance thresholds for project-specific and cumulative 
impacts for all environmental topics analyzed in an Environmental Assessment or EIR. Projects that exceed 
the project-specific significance thresholds are considered by the MDAQMD to be cumulatively 
considerable. This is the reason project-specific and cumulative significance thresholds are the same. 
Conversely, projects that do not exceed the project-specific thresholds are generally not considered to be 
cumulatively significant. 

The MDAQMD developed the construction and operational thresholds of significance based on the level 
above which individual project emissions would result in a cumulatively considerable contribution to the 
MDAB’s existing air quality conditions. Therefore, a project that exceeds the MDAQMD 
construction/operational thresholds would also be a cumulatively considerable contribution to a 
significant cumulative impact. 

Project construction-related emissions would not exceed the MDAQMD significance thresholds for criteria 
pollutants (Table 4.2-7). Likewise, overlapping emissions from Phase 1 operation and Phase 2 construction 
would not exceed the MDAQMD significance thresholds for criteria pollutants (Table 4.2-9). Therefore, 
the proposed Project would not generate a cumulatively considerable contribution to air pollutant 
emissions during the construction of Phase 1 and the overlapping stage of Phase 1 operation and Phase 2 
construction. 

Project operational emissions would not exceed MDAQMD thresholds (Table 4.2-8). As a result, 
operational emissions associated with the Project would not result in a cumulatively considerable 
contribution to significant cumulative air quality impacts. Additionally, adherence to MDAQMD rules and 
regulations would alleviate potential impacts related to cumulative conditions on a project-by-project 
basis. Project operations would not contribute to a cumulatively considerable net increase of any 
nonattainment criteria pollutant. 

4.2.8 Mitigation Program 
Standard Conditions 
No standard conditions are applicable. 

Mitigation Measures 
No mitigation is required. 

4.2.9 Level of Significance After Mitigation 
No significant air quality impacts have been identified, and no mitigation is required. 
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4.3 BIOLOGICAL RESOURCES 
4.3.1 Introduction 
This section of the EIR evaluates potential impacts of the proposed Project on biological resources, 
including sensitive habitats, special-status species, and jurisdictional features. The analysis is informed by 
the findings of the Biological Resources Technical Report prepared by Rocks Biological Consulting (2025) 
and included in Appendix D: Biological Technical Report of this EIR. The report provides a comprehensive 
assessment of the site’s existing biological conditions, results of field surveys, and an evaluation of 
potential impacts in accordance with applicable federal, State, and local regulations. 

4.3.2 Regulatory Setting 
Federal Regulations 

Federal Endangered Species Act (FESA) 

The Federal Endangered Species Act (FESA) provides for the listing and protection of plant and animal 
species designated as endangered or threatened and the designation of critical habitat necessary for their 
survival. Section 9 of the FESA prohibits the “take” of any listed wildlife species, which includes actions 
that harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect such species.  

For projects with a federal nexus (e.g., federal funding, permitting, or land), Section 7 of the FESA requires 
consultation with the U.S. Fish and Wildlife Service (USFWS) to determine whether the proposed action 
may affect listed species or their critical habitat. If impacts are likely, the USFWS issues a Biological Opinion 
and may authorize incidental take through an Incidental Take Statement, provided the action does not 
jeopardize the species' continued existence. For non-federal projects, Section 10 of the FESA allows for 
issuing an Incidental Take Permit, contingent upon the preparation and approval of a Habitat Conservation 
Plan (HCP) that outlines measures to minimize and mitigate impacts to listed species.  

Migratory Bird Treaty Act (MBTA) 

The Migratory Bird Treaty Act (MBTA; 16 U.S.C. §§ 703-711) implements international treaties to protect 
migratory birds shared with Canada, Mexico, Japan, and Russia. The MBTA prohibits the taking, killing, 
possessing, or disturbing migratory birds, their nests, or eggs, except as authorized by regulation. This 
prohibition applies regardless of whether the impact is intentional or incidental and is particularly relevant 
during the nesting season. 

Clean Water Act (CWA) 

The Clean Water Act (CWA) regulates discharges of pollutants into waters of the United States (WOTUS) 
and establishes water quality standards. Key provisions relevant to the Project include:  

Section 404: Administered by the U.S. Army Corps of Engineers (USACE), this section regulates the 
discharge of dredged or fill material into WOTUS, including wetlands. Projects with more than minimal 
impacts require an Individual Permit, while those with minimal impacts may qualify under a National or 
Regional General Permit.  

Section 401: Requires applicants for a Section 404 permit to obtain a Water Quality Certification from the 
Regional Water Quality Control Board (RWQCB), ensuring that the proposed discharge complies with state 
water quality standards.  
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Section 402: Establishes the National Pollutant Discharge Elimination System (NPDES) permit program, 
which regulates point-source discharges of pollutants into surface waters. Construction activities that 
disturb one acre or more are subject to NPDES permitting and must implement a Stormwater Pollution 
Prevention Plan (SWPPP). 

State Regulations 

California Endangered Species Act (CESA) 

The California Endangered Species Act (CESA), together with the California Native Plant Protection Act of 
1977 (NPPA; Fish and Game Code § 1900 et seq.), governs the listing, protection, and take of plant and 
animal species designated as endangered, threatened, or rare within the State of California. The California 
Department of Fish and Wildlife (CDFW) is the lead agency responsible for implementing CESA and 
evaluating potential impacts to state-listed species and their habitats. CESA defines an endangered 
species as “a native species or subspecies of a bird, mammal, fish, amphibian, reptile, or plant which is in 
serious danger of becoming extinct throughout all, or a significant portion, of its range due to one or more 
causes, including loss of habitat, change in habitat, overexploitation, predation, competition, or disease;” 
a threatened species as, “a native species or subspecies of a bird, mammal, fish, amphibian, reptile, or 
plant that, although not presently threatened with extinction, is likely to become an endangered species 
in the foreseeable future in the absence of the special protection and management efforts required by 
this chapter; and candidate species as, “a native species or subspecies of a bird, mammal, fish, amphibian, 
reptile, or plant that the commission has formally noticed as being under review by the department for 
addition to either the list of endangered species or the list of threatened species, or a species for which 
the California Fish and Game Commission (CFGC) has published a notice of proposed regulation to add 
the species to either list.” Any animal determined by the state as rare on or before January 1, 1985, is a 
threatened species. Candidate species may be afforded temporary protection as though they were 
already listed as threatened or endangered at the discretion of the CFGC. Unlike FESA, CESA does not list 
invertebrate species. In addition, California recognizes Species of Special Concern (SSC) species that are 
not formally listed but are considered vulnerable due to declining populations, limited distribution, or 
habitat threats. While SSCs are not statutorily protected under CESA, they are often considered during 
environmental review under CEQA. 

Sections 2080 through 2085 of the Fish and Game Code prohibit the take of state-listed species without 
authorization. Under CESA, “take” is defined as to “hunt, pursue, catch, capture, or kill, or attempt to 
hunt, pursue, catch, capture, or kill.” Authorized take may be permitted through the issuance of an 
Incidental Take Permit (ITP) under Section 2081, provided the take is incidental to an otherwise lawful 
activity and measures are implemented to minimize and fully mitigate the impacts. For plant species, the 
NPPA requires notification to CDFW prior to the disturbance of any rare or endangered native plant 
populations. In some cases, a Memorandum of Understanding (MOU) may be required to authorize take 
for scientific, educational, or management purposes. 

Fish and Game Code - Section 1602 
Pursuant to Division 2, Chapter 6, Section 1602 of the Fish and Game Code, the CDFW has regulatory 
authority over activities that may substantially divert or obstruct the natural flow, or substantially alter 
the bed, channel, or bank of any river, stream, or lake that supports fish or wildlife. This includes both 
perennial and ephemeral watercourses, as well as associated riparian and wetland habitats. Any entity 
proposing such activities is required to submit a Notification of Lake or Streambed Alteration to CDFW. 
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CDFW may determine that a Lake or Streambed Alteration (LSA) Agreement is necessary upon review. 
This agreement outlines specific measures to avoid, minimize, or mitigate impacts to fish and wildlife 
resources. CDFW jurisdiction extends to the outer edge of riparian vegetation (i.e., the drip line) or the 
top of the bank, whichever is wider, of the jurisdictional watercourses. However, the CDFW jurisdiction 
does not include tidal waters or isolated wetlands not connected to a river, stream, or lake. 

Fish and Game Code – Protected Species 
Within California, the protection and management of fish, wildlife, and native plant resources are the 
responsibility of the CDFW, as authorized by the California Fish and Game Code. CDFW is responsible for 
issuing permits related to the take or possession of protected species and for enforcing the relevant 
provisions of the California Fish and Game Code.  

The following sections of the California Fish and Game Code address protected species:  

 Section 3511 – Fully Protected Birds 

 Section 4700 – Fully Protected Mammals 

 Section 5050 – Fully Protected Reptiles and Amphibians 

 Section 5515 – Fully Protected Fish 

In addition, protections for birds of prey and nesting birds are provided under:  

 Section 3503 – Prohibits the destruction of bird nests or eggs 

 Section 3513 – Implements the federal MBTA 

 Section 3800 – Prohibits the taking of non-game birds except as provided by regulation 

California Native Plant Protection Act (NPPA) - Fish and Game Code Sections 1900–1913 
The California Native Plant Protection Act (NPPA) was enacted to preserve, protect, and enhance 
endangered and rare native plants within the State. Under the NPPA, all State agencies are required to 
utilize their authority to conserve listed plant species. NPPA prohibits the taking, possession, or 
destruction of any plant species designated as rare or endangered, except under specific circumstances 
authorized by CDFW. 

California Desert Native Plant Act - Food and Agriculture Code Sections 80001–80201  
The California Desert Native Plants Act regulates the harvesting, transport, sale, and removal of specific 
native desert plant species within designated counties, including San Bernardino, Imperial, Inyo, Kern, Los 
Angeles, Mono, Riverside, and San Diego. The Act prohibits the removal or collection of protected desert 
native plants from both public and private lands without a valid permit issued by the county agricultural 
commissioner or sheriff in the jurisdiction where the activity would occur. The Act is intended to conserve 
native desert flora, including species such as Joshua trees, cacti, and yuccas, which are vulnerable to 
habitat loss and overharvesting. Compliance with this law is required for any project that may involve the 
disturbance or removal of protected desert plant species within the applicable counties. 

Porter-Cologne Water Quality Control Act 
The Porter-Cologne Act provides for statewide coordination of water quality regulations. The SWRCB was 
established as the statewide authority, and nine separate RWQCBs were developed to oversee water 
quality on a day-to-day basis. The SWRCB is the primary agency responsible for protecting water quality 
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in California. As discussed above, the RWQCBs regulate discharges to surface waters under the CWA. In 
addition, the RWQCBs are responsible for administering the Porter-Cologne Act. 

Pursuant to the Porter-Cologne Act, the State is given authority to regulate waters of the State, which are 
defined as any surface water or groundwater, including saline waters. As such, any person proposing to 
discharge waste into a water body that could affect its water quality must first file a Report of Waste 
Discharge if Section 404 of the CWA is not required for the activity. “Waste” is partially defined as any 
waste substance associated with human habitation, including fill material discharged into water bodies. 

Western Joshua Tree Conservation Act 

The Western Joshua Tree Conservation Act (WJTCA) was established in July 2023 to streamline 
development in Joshua tree habitat while standardizing conservation efforts to further preserve the 
species, which is currently a candidate for listing under CESA. The WJTCA facilitates take permits in 
exchange for payment for in-lieu mitigation fees. Fee magnitude is dependent on multiple variables, 
including, but not limited to, tree height, condition, and location. Mitigation fees are placed into the 
Western Joshua Tree Conservation Fund, which are used to acquire, manage, and preserve candidate 
species under CESA, in addition to State protections outlined in WJTCA, pending a listing petition decision 
by the CFGC. 

Regional and Local Regulations 

County of San Bernardino 

Although the project site is within the City of Hesperia and will not require any County approvals for 
biological resources, the County guidance is useful for habitat assessment purposes and impact analysis. 
The Planning Division of the County’s Land Use Services has developed Biotic Resources Overlay Maps to 
identify sensitive biotic resources that may occur within specific areas of the County, including Hesperia. 
According to the County’s Biotic Resources Overlay Map, the project site is located within the Burrowing 
Owl and Mohave Ground Squirrel  Biotic Resources Overlay Zones; the burrowing owl (Athene cunicularia) 
is a candidate species for listing under CESA, and the Mohave Ground Squirrel (Xerospermophilus 
mohavensis) is listed as threatened under CEQA. The County’s Biotic Resources Overlay Map also indicates 
that the project site is in an area with sparse populations of the desert tortoise (Gopherus agassizii), which 
is listed as threatened under both the ESA and CESA.  

City of Hesperia General Plan 

The City of Hesperia General Plan (2010, updated 2025) establishes goals and policies to guide the 
conservation, development, and use of natural resources. The following list includes relevant General Plan 
policies adopted by the City to avoid or mitigate environmental effects and that are applicable to the 
proposed Project. 

Conservation Element 

Goal CN 3 Minimize development and set aside necessary open space near and along the 
surface waters as well as those washes and other water passageways located in the 
City to preserve and protect plant and animal species and their natural habitat 
dependent on such surface waters and water ways.  

Policy CN 3.1 Monitor the development impacts to these surface water resources within the city.  
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Policy CN 3.2 Preserve areas within the Oro Grande wash and un-named wash #1 that exhibit ideal 
native habitat in a natural state. 

Goal CN 4 Establish policies and regulations to protect the natural environment and habitat of 
the city’s biological resources.  

Policy CN 4.1  Preserve pristine open space areas and known wildlife corridors areas for 
conservation to protect sensitive species and their habitats. 

Policy CN 4.2 Encourage the protection, preservation, and long-term viability of environmentally 
sensitive habitats and species in the City. 

Policy CN 4.3 Identify lands that are suitable for preservation for sensitive species and their 
habitats.  

Policy CN 4.4 In those areas known as possible habitat for endangered and sensitive species, 
require proper assessments before authorizing development. 

Policy CN 4.5 Where such assessments indicate the presence of endangered or sensitive species, 
require appropriate actions to preserve the habitat and protect the identified species.  

City of Hesperia Desert Native Plant Protection Ordinance - Municipal Code Chapter 16.24 

The City of Hesperia regulates the protection of native desert vegetation through its Desert Native Plant 
Protection provisions, codified in Chapter 16.24 of the Hesperia Municipal Code. This ordinance prohibits 
the removal, damage, or translocation of specific desert native plant species from private property within 
the City and public lands owned by the City of Hesperia, the County of San Bernardino, or the State of 
California without first obtaining a valid removal permit.  

The ordinance applies to the following plant taxa and conditions: 

1. The following desert native plants with stems two inches or greater in diameter or six feet or 
greater in height: a. Dalea, Spinosa (smoketree); b. All species of the family Agavaceae (century 
plants, nolinas, yuccas); c. All species of the genus Prosopis (mesquites).  

2. Creosote Rings, ten feet or greater in diameter.  

3. All Joshua trees (mature and immature).  

4. All plants protected or regulated by the State Desert Native Plants Act (i.e., Food and Agricultural 
Code 80001 et seq.) shall be required to comply with the provisions of those statutes prior to the 
issuance of any county development permit or land use application approval. The county 
agricultural commissioner is the responsible agency for the issuance of any required wood tags, 
seals, or permits. 

4.3.3 Existing Conditions 
The project site is primarily characterized by disturbed California juniper (Juniperus californica) tree 
woodland and Joshua tree (Yucca brevifolia) woodland. These vegetation communities are typical of the 
Mojave Desert region. In addition, small patches of disturbed rubber rabbitbrush (Ericameria nauseosa) 
scrub and disturbed land are present along the project site's interior boundaries and the 100-foot survey 
area buffer. Developed land primarily occurs around Amargosa Road and Key Pointe Drive within the off-
site improvement area and survey area buffer.  
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The project site is located within an urbanized area of the City, generally bordered by a hotel, a gas station, 
and a fast-food restaurant to the southwest along Key Pointe Drive, I-15 to the east and southeast, and 
vacant land to the north and west. The California Aqueduct is located approximately 170 feet north of the 
site’s northern boundary. Additionally, a recreational vehicle (RV) and mobile home park are 
approximately 775 feet west of the intersection of Amargosa Road and Key Pointe Drive. A summary of 
on-site and bordering land uses, including General Plan land use designations and zoning classifications, 
is provided in Table 3.3-1: On-Site and Surrounding Land Uses, General Plan, and Zoning in Section 3.0: 
Project Description.  

Topography and Soils 
The project site is situated on a relatively flat area, with elevations ranging from approximately 3,482 to 
3,505 feet above mean sea level (msl). The site primarily supports disturbed native habitat, interspersed 
with smaller areas of disturbed and developed land. According to the Biological Technical Report 
(Appendix D), the site contains two primary soil types: Cajon sand (0 to 2 percent slopes) and Hesperia 
loamy fine sand (2 to 5 percent slopes).  

Vegetation Communities 
The project site supports five vegetation communities and other land cover types: developed land, 
disturbed land, disturbed California juniper woodland, disturbed rubber rabbitbrush scrub, and Joshua 
tree woodland (Appendix D).  

Developed. Developed land is typically classified as land regularly utilized by humans that is devoid of 
natural habitat. Developed land within the project site (1.44 acres) comprises a dirt road and a dirt truck 
parking area. Developed land also occurs within the off-site improvements area (1.69 acres) and consists 
of the paved Amargosa Road. CDFW does not recognize developed habitats; therefore, it is not considered 
a sensitive natural community under CEQA. 

Disturbed. Disturbed land is typically classified as land on which the native vegetation has been 
significantly altered by agriculture, construction, or other land-clearing activities, and the species 
composition and site conditions are not characteristic of the disturbed phase of a plant association (e.g., 
disturbed Riversidean sage scrub). Disturbed land is typically found in vacant lots, along roadsides, 
construction staging areas, and abandoned fields. Non-native annual species and perennial broadleaf 
species typically dominate the habitat.  

Disturbed land occurs along the interior of the project site boundary in linear, disjunct segments in the 
form of dirt roads (0.97 acres). The disturbed land on site is primarily vegetated by non-native species, 
including short-pod mustard (Hirschfeldia incana), London rocket (Sisymbrium irio), and soft brome 
(Bromus hordeaceus). There are a few scattered native species throughout the disturbed habitat, such as 
fiddleneck (Amsinckia sp.) and yellow rabbitbrush (Chrysothamnus viscidiflorus). However, they are 
isolated occurrences and do not function as separate vegetation communities or land cover types. 
Disturbed land also occurs within the off-site improvements area (1.23 acres) and consists of bare ground 
and non-native species along the paved Amargosa Road. CDFW does not recognize disturbed land; 
therefore, it is not considered a sensitive natural community under CEQA. 

Disturbed California Juniper Woodland. Disturbed California juniper woodland is similar to California 
juniper woodland; however, it has been substantially physically altered by human disturbance. Disturbed 
California juniper woodland occurs on ridges, slopes, valleys, alluvial fans, and valley bottoms. It is 
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dominated by California juniper as a scattered tree or shrub. California juniper may be co-dominant with 
single-leaf pinyon (Pinus monophyla) and Joshua tree. Shrubs may include big sagebrush (Artemisia 
tridentata), blackbrush (Coleogyne ramosissima), ephedra species (Ephedra spp.), and chaparral yucca 
(Hesperoyucca whipplei). Disturbed California juniper woodland primarily occurs on the western side of 
the northern portion and throughout the majority of the southern portion of the project site (8.40 acres) 
and along the southern portion of the off-site improvements area (1.23 acres). It is dominated by 
California juniper and emergent Joshua tree in the tree strata. The shrub layer includes green ephedra 
(Ephedra viridis), Cooper’s box thorn (Lycium cooperi), rubber rabbitbrush, California buckwheat 
(Eriogonum fasciculatum), yellow rabbitbrush, and bladder sage (Scutellaria mexicana). The herbaceous 
layer includes soft brome, red brome (Bromus rubens), London rocket, annual bursage (Ambrosia 
acanthacarpa), and common storks-bill (Erodium cicutarium), among other herbaceous species. Human 
disturbances, including off-road vehicle tracks and trash dumping, are present throughout this 
community. California juniper woodland is ranked as G4/S4, meaning it is “apparently secure” globally 
and within California. Specifically, the G4 (Global Rank 4) status means the community is uncommon but 
not rare on a global scale, with no immediate threat to its overall survival, though it may face long-term 
concerns. The S4 (State Rank 4) status reflects a similar condition within California, suggesting the 
community is relatively stable statewide but should be monitored for potential future risks.26 Therefore, 
it is not considered a sensitive natural community under CEQA. 

Disturbed Rubber Rabbitbrush Scrub. Disturbed rubber rabbitbrush scrub is similar to rubber rabbitbrush 
scrub; however, it has been substantially physically altered by human disturbance. Disturbed rubber 
rabbitbrush scrub occurs on all topographic settings, especially in disturbed settings, and consists of 
rubber rabbitbrush, big sagebrush, ephedra species, and California buckwheat, with possible emergent 
trees at low cover. Disturbed rubber rabbitbrush scrub occurs within the southern portion of the project 
site, as well as along the borders of both portions (0.55 acre) and the northern portion of the off-site 
improvements area (0.40 acre). It is dominated by rubber rabbitbrush, with California buckwheat and 
annual species also present, including London rocket, common stork’s bill, fiddleneck, and annual 
ambrosia. Human disturbances within this vegetation community include trash dumping and off-road 
vehicle use. Rubber rabbitbrush scrub is ranked as G5/S5, indicating that it is “demonstrably secure” both 
globally and within the State of California. The G5 status indicates that the community is widespread and 
abundant, and not at risk of global extinction. Similarly, the S5 status reflects its secure and stable 
presence within California.27  Therefore, it is not considered a sensitive natural community under CEQA. 

Disturbed Joshua Tree Woodland. Joshua tree woodland occurs on gentle alluvial fans, ridges, and gentle 
to moderate slopes and consists of scattered Joshua trees in the tree strata with a variety of desert shrubs, 
such as big sagebrush, blackbrush, ephedra species, California buckwheat, and Cooper’s goldenbush 
(Ericameria cooperi). Joshua tree woodland occurs on the majority of the northern portion of the project 
site (13.61 acres) and a small portion of the off-site improvement area (0.02 acres). The tree strata are 
dominated by Joshua tree and California juniper. Green ephedra, Cooper’s box thorn, bladder sage, 
California buckwheat, and yellow rabbitbrush comprise the shrub layer. The herbaceous layer includes 
soft brome, red brome, and common stork’s-bill, amongst other species. This vegetation community is 
disturbed by human activities, as evidenced by trash dumping and the presence of invasive herbaceous 
plants throughout. Joshua tree woodland is ranked as G4/S3.2, indicating that it is “apparently secure” 

 
26  NatureServe. Conservation Status Categories. Accessed May 14, 2025. https://www.natureserve.org/nsexplorer/about-the-

data/statuses/conservation-status-categories.  
27  Ibid. 

https://www.natureserve.org/nsexplorer/about-the-data/statuses/conservation-status-categories
https://www.natureserve.org/nsexplorer/about-the-data/statuses/conservation-status-categories


City of Hesperia    
Hesperia Big Box Retail Project   Draft Environmental Impact Report 
 

 
November 2025  4.3-8  4.3 | Biological Resources 

globally but “vulnerable” within California. The S3.2 status reflects a vulnerable condition within 
California, meaning it is at moderate risk due to factors such as restricted range, relatively few 
occurrences, or ongoing threats.28 Therefore, it is considered a sensitive natural community jurisdictional 
under CEQA. 

Special-Status Biological Resources 
A literature review and records search were conducted for special-status biological resources potentially 
occurring on or proximate to the project site. Previously recorded occurrences of special-status plant and 
wildlife species and their proximity to the project site were determined through a review of pertinent 
literature and databases, including but not limited to the following (Appendix D). 

 CDFW California Natural Diversity Database  

 California Native Plant Society (CNPS)  

 USFWS Special-Status Species Database 

 USFWS Information for Planning and Consulting (IPaC) Database 

 USFWS National Wetlands Inventory (NWI) Database 

 United States Geological Survey (USGS) National Hydrography Dataset (NHD) Database  

 Natural Resources Conservation Service (NRCS) Soils Survey Database 

Special-status wildlife and plant species and their potential to occur within the project site are presented 
in Table 4.3-1: Special-Status Species Potential to Occur within the Project Site. The table includes 
federally and state-listed species, candidate species, and other state-designated special-status species 
that have been reported within three miles of the project site (CNDDB and USFWS Special-Status Species 
Database) and determined to be potentially present in the IPaC Database, as well as California Rare Plant 
Rank (CRPR) 1 and 2 species that occur within the “Nine Quads” search within an elevational range of 
approximately 3,475 to 3,500 feet above mean sea level. The CNPS “Nine Quads” search queries the USGS 
quadrangle in which the Project site is located, along with the surrounding eight quadrangles, including 
Adelanto, Baldy Mesa, Cajon, Hesperia, Phelan, Shadow Mountains Southeast, Silverwood Lake, 
Telegraph Peak, and Victorville. The potential for special-status species to occur on the project site was 
refined by considering each species' habitat affinities, field habitat assessments, vegetation mapping, and 
knowledge of local biological resources.  

Species listed with no or very low potential are not included in the table; see Appendix D for the full 
species list. Additionally, please note that special-status species with low potential to occur or not 
expected to occur are not further addressed in this EIR, as no impacts are anticipated. 

  

 
28  Ibid. 
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Table 4.3-1: Special-Status Species Potential to Occur within the Project Site 
Common Name 
(Scientific Name) Status Habitat Description Potential to Occur 
PLANT SPECIES 
Beaver dam breadroot 
(Pediomelum 
castoreum) 

CRPR 1B.2 Creosote bush scrub and Joshua tree woodland. 
Elevation 2,000-5,000 feet. 

Low. Disturbed suitable habitat occurs on site; however, this 
perennial herb was not documented during the general 
biological survey, and the species has not been observed 
within five miles of the project site. 

Booth’s evening-
primrose (Eremothera 
boothii ssp. Boothii) 

CRPR 2B.3 Joshua tree woodland and pinyon and juniper 
woodland. Elevation 2,675-7,875 feet. 

Low. Species occur in sandy or gravelly slopes and washes, 
which are not present on the site. 

Desert cymopterus 
(Cymopterus 
deserticola) 

CRPR 1B.2 Joshua tree woodland and Mojavean desert scrub. 
Elevation 2,065-4,920 feet. 

Low. Species generally grow in sandy alluvial soils, which are 
nonexistent on the site. Species have not been recorded 
within 12 miles of the project site. 

Latimer's woodland-
gilia (Saltugilia 
latimeri) 

CRPR 1B.2 Chaparral, Mojavean desert scrub, and pinyon and 
juniper woodland. Elevation 1,310-6,235 feet. 

Low. Disturbed suitable habitat occurs on site; however, this 
species is associated with the San Bernardino Mountains in 
this region and has not been documented within 15 miles of 
the project site. 

Mojave monkeyflower 
(Diplacus mohavensis) 

CRPR 1B.2 Creosote bush scrub and Joshua tree woodland. 
Elevation 1,970-3,935 feet. 

Low. The project site is south of the known species range. 
Primarily found on slopes, which are not present on the site. 

Short-joint beavertail 
(Opuntia basilaris var. 
brachyclada) 

CRPR 1B.2 Chaparral, Joshua tree woodland, Mojavean desert 
scrub, pinyon, and juniper woodland. Elevation 1,395-
5,905 feet. 

Low. Disturbed suitable habitats occur on site, but the species 
likely would have been observed if present. The nearest 
record is approximately two miles from the project site. 

Western Joshua tree 
(Yucca brevifolia) 

CSE Joshua tree woodland and desert scrub. Elevation 
1,315-7,545 feet. 

Present. Species is abundant throughout much of the project 
site. 

WILDLIFE SPECIES 
Crotch bumble bee 
(Bombus crotchii) 

CS Arid shrublands and grasslands in coastal and foothill 
areas of southern California. Nectar plants include 
milkweeds, buckwheat, and lupines. 

Not Observed; Moderate. Moderately suitable habitat, known 
nectar plants, and suitable nesting conditions are present. No 
recent observations within the project vicinity. Species was 
not observed during the 2024 or 2025 focused surveys. 

Monarch butterfly, 
California 
overwintering 

FE 
(Candidate) 

Found in a variety of habitats across the United States 
and Mexico (e.g., grasslands, urban land, mountains, 
and coastal habitats). Exclusively oviposit on 
milkweed. Nectivorous adults require flowering plants. 

Low. Potential nectar sources observed. No milkweed or 
eucalyptus was observed; thus, the site does not have the 
potential to support reproduction or overwintering. 
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Table 4.3-1: Special-Status Species Potential to Occur within the Project Site 
Common Name 
(Scientific Name) Status Habitat Description Potential to Occur 
population (Danaus 
plexippus pop. 1)  

Roost in eucalyptus, Monterey pines, and Monterey 
cypresses in California. 

Arroyo toad (Anaxyrus 
californicus)  

FE, SSC Narrow and shallow aquatic and riparian areas with 
slow-moving water and nearby upland areas that are 
not too widely dispersed. Typical aquatic habitats are 
bordered by low-elevation hills, scattered vegetation, 
sandy, fine gravel, and pliable soils, accompanied by 
rocks of varied size. 

Very Low. Riparian and aquatic areas are absent from the 
survey area. 

Desert tortoise 
(Gopherus agassizii) 

FT, ST Burrows in firm sandy or gravelly soils along creosote 
bush flats, riverbanks, washes, dunes, alluvial fans, 
hillsides, and canyons, often containing rocky areas. 

Very Low. Although this species has been observed within 
three miles of the project site, no suitable burrows for desert 
tortoise were observed and no suitable habitat occurs on the 
site. In addition, the site is largely separated from other areas 
of native habitat by development.  

Coast horned lizard 
(Phrynosoma 
blainvillii) 

SSC A variety of habitats, including sage scrub, chaparral, 
coniferous, and broadleaf woodlands. Found on sandy 
or friable soils with open scrub. Requires open areas, 
bushes, and fine loose soil. 

Low. Habitat of low suitability is present on the site, 
particularly along disturbed dirt roads at the boundaries of the 
project site; however, the project site occurs at the eastern 
extent of this species’ range, and the species has not been 
recorded in the vicinity. 

Mojave fringe-toed 
lizard (Uma scoparia) 

SSC Sparsely vegetated dunes, flats, riverbanks, and 
washes containing loose sand for burrowing. 

Very Low. Suitable sandy habitat is absent from the project 
site, and the soils have been disturbed and compacted.  

Black tailed 
gnatcatcher (Polioptila 
melanura) 

WL Found in desert brush, ravines, dry washes, and 
mesquites. Occurs in many dry, scrubby habitats up to 
7,000 ft above mean sea level, including creosote 
scrub. 

Low. Prefers habitats with spiny trees and scrubs, which are 
largely absent from the project site. California juniper, a tree 
occasionally utilized for nesting by this species, is present on 
the site. 

Bell’s sparrow 
(Artemisiospiza belli 
belli) 

WL Found in sagebrush, alkali desert scrub, and desert 
scrub in low, dense shrubs. 

Observed; Moderate. Observed during a focused burrowing 
owl survey on May 7, 2024. 

Burrowing owl  
(Athene cunicularia) 

CS, BCC Found in grasslands and open scrub from the coast to 
the foothills. Strongly associated with California 
ground squirrel (Otospermophilus beecheyi) and other 
fossorial mammal burrows. 

Observed; Moderate. Ground squirrel activity and several 
suitable, unoccupied burrows were observed throughout the 
site and recorded within three miles of the project site. 
Though a moderately suitable habitat is present, this species 
was not observed during the 2024 focused breeding season 
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Table 4.3-1: Special-Status Species Potential to Occur within the Project Site 
Common Name 
(Scientific Name) Status Habitat Description Potential to Occur 

surveys; however, one individual was observed during one 
focused breeding survey in 2025, and sign was observed 
during two other focused surveys in 2025. 

California gull 
(Larus californicus) 

WL, BCC Found foraging in pastures or parking lots and 
breeding along inland lakes and rivers.  

Observed; no potential for nesting. Species observed during 
focused burrowing owl surveys. Foraging habitat is present; 
however, roosting and nesting habitat is absent.  

Brown-crested 
flycatcher (Myiarchus 
tyrannulus) 

WL Found in riparian thickets of willows, mesquites, and 
cottonwoods. Nest in desert oases or riparian habitats. 

Very Low. Riparian thickets are absent from the project site.  

California horned lark 
(Eremophila alpestris 
actia)  

WL Found from coastal deserts and grasslands to alpine 
dwarf-shrub habitat above the treeline. Also seen in 
coniferous or chaparral habitats. 

Observed; High. Observed during the general biological survey 
on June 8, 2023. 

Cooper’s hawk 
(Accipiter cooperii) 

WL Usually in oak woodlands, but occasionally in willow or 
eucalyptus woodlands. Also observed in urban or 
semi-urban areas. 

Low to Moderate. Preferred habitat is not present; however, 
disturbed California juniper and Joshua tree woodlands within 
the project site are moderately suitable for foraging. Suitable 
urban environments with documented observations of this 
species are present in the project vicinity. 

Costa’s hummingbird 
(Calypte costae) 

BCC Breeds in desert scrub. Occurs in Sonoran and Mojave 
Desert scrub, coastal California chaparral, California 
sage scrub, deciduous forest, and desert scrub. 

High. Suitably disturbed desert scrub and woodlands occur on 
site, and nectar sources are present. Observations have been 
made within the project vicinity.  

Ferruginous hawk 
(Buteo regalis) 

WL Found in grassland, desert, and scrubland habitats and 
at the edges of low/moderate elevation forests. 

Low. It is an infrequent winter visitor and does not nest in 
southern California. Prefers to forage in grasslands or other 
large tracts of open habitat, which are not present on site. 
Disturbed habitats on the site offer minor foraging 
opportunities. 

Golden eagle 
(Aquila chrysaetos) 

FP, WL Found in mountainous canyonlands, deserts, 
agricultural fields, and semi-open habitats. 

Very Low. The project site does not occur near a suitable 
nesting habitat. Prefers to forage in large tracts of open 
habitat, which are not present on site. Not known from the 
project vicinity. 

Lawrence’s goldfinch 
(Spinus lawrencei) 

BCC Found in chaparral, coastal scrub, pinyon pine-juniper 
woodlands, oak woodlands, riparian, and disturbed 
habitats. Also found in semi-urban, weedy, and 

Moderate. Disturbed habitats on site contain weedy forbs and 
grasses that are known seed sources for this species. Nearby 
California Aqueduct provides a reliable water source.  
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Table 4.3-1: Special-Status Species Potential to Occur within the Project Site 
Common Name 
(Scientific Name) Status Habitat Description Potential to Occur 

agricultural environments. Generally associated with a 
water source, especially in drier regions since 
goldfinch species need to drink regularly. 

Le Conte’s Thrasher 
(Toxostoma lecontei) 

SSC, BCC Low, sandy, open deserts in mostly flat or rolling 
landscapes. Associated with saltbush, shadscale, cholla 
cactus, creosote, yucca, mesquite, and ocotillo over 
most of their range; sparsely distributed throughout 
suitable habitat. 

Low to Moderate. Disturbed desert scrub and desert 
woodland habitats occur on the site, which are moderately 
suitable but lack plant species preferred for nesting. This 
species has been documented within the project vicinity. 

Least Bell's vireo  
(Vireo bellii pusillus) 

FE; SE Riparian woodland with an understory of dense young 
willows or mulefat and a willow canopy. Nests are 
often placed along internal or external edges of 
riparian thickets. 

Very Low. The project site lacks riparian thickets required by 
the species. 

Loggerhead shrike 
(Lanius ludovicianus)  

SSC Found within grassland, chaparral, desert, and desert 
edge scrub, particularly near dense vegetation used 
for nesting. 

Observed; High. Observed during the general biological survey 
on June 8, 2023, and focused species surveys on April 8, May 
30, June 11, and June 25, 2024. 

Lucy’s warbler 
(Leiothlypis luciae) 

SSC Primarily found in mesquite thickets; opportunistically 
found in palo verde, tamarisk, cottonwood, ironwood, 
and willow trees. Nests are placed in tree cavities.  

Very Low. Project site lacks riparian thickets required by 
species. 

Merlin  
(Falco columbarius) 

WL Found in a wide variety of open and semi-open 
habitats. Primarily found in grasslands when wintering 
in southern California but will inhabit any habitat 
except dense woodland. 

Low-to-Moderate. Semi-open disturbed desert habitats 
marginally suitable for foraging are present on the site. 
Species does not nest in Southern California. This species has 
been documented within the vicinity. 

Northern harrier 
(Circus hudsonius) 

SSC; BCC Found in meadows, grasslands, open rangelands, 
desert sinks, and fresh and saltwater emergent 
wetlands. Nests on the ground, usually near marsh 
edge, but may also nest in grasslands, grain fields, or 
sagebrush flats several miles from water.  

Low. Suitable breeding habitat is not present. Preferred 
foraging habitat is not present on site, but the species has 
been documented in the vicinity near Mojave Narrows 
Regional Park.  

Olive-sided flycatcher 
(Contopus cooperi) 

SSC, BCC Found along edges or within openings of semi-open to 
dense forests, largely composed of conifers in 
Southern California. Broaden tree genera preferences 
during migration; desert migrants are found in various 

Very Low. Species is primarily associated with montane and 
riparian forests in the project vicinity, which are not present 
on site. 
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Table 4.5-6: Annual Energy Use During Operations 

Project Source 
Project Annual Energy 

Consumption 

San Bernardino County 
Annual Energy 
Consumption  

Percentage of 
Countywide 

Consumption 
Electricity Use: GWh    

Area1 2.45 

16,630 

0.02% 
Water1 0.13 0.00% 
Solar Panels2 -0.73 - 
Total Electricity 1.84 0.01% 

Natural Gas Use: Therms    
Area1 16,398 562,123,065 0.00% 

Gasoline Use: Gallons3    
Mobile 2,062,858 797,136,264 0.26% 

Diesel Use: Gallons3     
Mobile 359,209 281,171,240 0.13% 

Notes: 
1. The electricity, natural gas, and water usage are based on project-specific estimates and CalEEMod defaults. 
2. The electricity reduction from on-site solar panels is based on a 400 kW system and the average annual solar exposure.  
3. The mobile source fuel use is based on vehicle miles traveled (VMT) and fleet-average fuel consumption (in gallons per mile) from 

EMFAC2021 for the operational year 2027. 
Source: Refer to energy calculations in Appendix B. 

Electricity 

The electricity use during Project operations is based on CalEEMod defaults. The proposed land uses 
would use approximately 2.57 GWh of electricity per year. In addition, commercial buildings would be 
more energy-efficient under the 2022 Title 24 building code than under previous code iterations.  

The electricity associated with operational water use is estimated based on the annual water use, and the 
energy intensity factor is the CalEEMod default energy intensity per gallon of water for San Bernardino 
County. Project area water use is based on the CalEEMod default rates. The Project would use 
approximately 24 million gallons of water per year, which would require approximately 0.13 GWh per year 
for conveyance and treatment. 

The electricity generated by the on-site solar panels is estimated based on a 400 kW system and the 
annual solar exposure the solar panels would receive. The Project would generate 0.73 GWh of electricity 
per year; therefore, the Project would use 1.84 GWh of grid electricity per year (see Table 4.5-6).  

Natural Gas 

The methodology used to calculate the natural gas use associated with the Project is based on CalEEMod 
default rates. The Project would use 1.6 million kBTU, or approximately 16,398 therms of natural gas per 
year (see Table 4.5-6). 

Petroleum Fuel 

The gasoline and diesel fuel associated with on-road vehicular trips is calculated based on total vehicle 
miles traveled (VMT) calculated for the analyses within Section 4.2: Air Quality and Section 4.7: 
Greenhouse Gas Emissions, and the average fuel efficiency from the EMFAC model. The annual gasoline 



https://arb.ca.gov/emfac/


https://www.bp.com/content/dam/bp/business-sites/en/global/corporate/pdfs/energy-economics/statistical-review/bp-stats-review-2022-full-report.pdf
https://www.bp.com/content/dam/bp/business-sites/en/global/corporate/pdfs/energy-economics/statistical-review/bp-stats-review-2022-full-report.pdf
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Main Street and Freeway Corridor Specific Plan 
The MSFCSP establishes a framework for the Main Street and freeway corridors and is intended to 
facilitate and support development and improvements along these corridors. The regulations of the 
specific plan replace those set forth in the zoning provisions of the Hesperia Municipal Code and any other 
applicable ordinances. The MSFCSP does not contain specific policies related to hazards and hazardous 
materials.  

City of Hesperia Municipal Code 
Chapter 8.08 Hazardous Materials. Hesperia Municipal Code Chapter 8.08 sets forth provisions and 
standards for hazardous materials, a release response plan, and inventory compliance, such as 
establishing fees to be paid by persons handling hazardous waste. All land use decisions, whether 
determined by City staff, City consultants, the various boards and commissions of the City, or the City 
Council, shall conform to the County of San Bernardino Hazardous Waste Management Plan as approved 
by the State of California Department of Health Services.  

City of Hesperia Emergency Operations Plan 
The City of Hesperia Emergency Operations Plan (EOP) establishes a response framework and describes 
how the City will respond to large-scale emergencies and disasters in the community. In response to an 
emergency, the City would use the EOP to implement operational procedures concentrating on public 
welfare. Hazards addressed in the EOP include earthquakes, dam failures, flooding, severe thunderstorms, 
wildfires, hazardous-material incidents, and terrorism. This plan is not for day-to-day emergency 
situations. 

City of Hesperia Local Hazard Mitigation Plan 
The City of Hesperia 2024 Local Hazard Mitigation Plan updates the 2017 plan. It provides a 
comprehensive review of natural hazards impacting Hesperia, including wildfires, floods, extreme heat, 
and earthquakes. The plan must be updated every five years to ensure it remains current with natural 
hazard events and maintains eligibility for State and Federal Hazard Mitigation Grant funding. 

4.8.3 Existing Conditions 
Current Use 
The project site is undeveloped and vacant; vegetation includes shrubs, grasslands, and western Joshua 
trees within its boundaries. There are no on-site operations. 

The project site is located in an urban area of the City, bordered by a hotel, gas station, and fast-food 
restaurant to the southwest along Key Pointe Drive, I-15 to the east and southeast, and vacant land to the 
north and west. The California Aqueduct is approximately 170 feet north of the project site’s northern 
boundary. Additionally, a recreational vehicle (RV) park is located west, approximately 730 feet from the 
Amargosa Road at Key Pointe Drive intersection; see Table 3.3-1 in Section 3.0: Project Description.  

Summary of Historical Use 
According to the Phase I ESA, the first development of the project site occurred in 1994, with the 
construction of Amargosa Road. In 2005, a commercial building was constructed on the site's southern 
portion; it was demolished by 2009. The remainder of the project site has historically been undeveloped.  
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Phase I Environmental Site Assessment 
Kimley-Horn and Associates, Inc. prepared a Phase I ESA in July 2024. This investigation included a site 
reconnaissance, a review of regulatory databases, aerial photographs, City directories, Sanborn Maps, and 
topographic maps, and a review of records from the City of Hesperia, San Bernardino Fire Protection 
District, and San Bernardino County Health Department (see Appendix G). 

These environmental concerns include the following types: 

Potential Environmental Concerns (PECs): A PEC is defined as the possible presence of any chemicals of 
concern on a subject property under conditions that indicate the possibility of an existing release, a past 
release, or a threat of a future release of any chemicals of concern into structures on the subject property 
or into the ground, groundwater, or surface water of the subject property as defined. 

 Recognized Environmental Concerns (RECs): A REC is the presence or likely presence of any 
hazardous materials and waste on a property under conditions that indicate an existing release, 
past release, or a material threat of a release of any hazardous substances or petroleum products 
into structures on the property or into the ground, groundwater, or surface water of the property. 
The term is not intended to include “de minimis” conditions that generally do not present a 
material risk of harm to public health or the environment and that typically would not be the 
subject of an enforcement action if brought to the attention of appropriate governmental 
agencies. 

 Controlled Recognized Environmental Concerns (CRECs): A CREC is a recognized environmental 
condition resulting from a past release of hazardous materials and waste that has been addressed 
to the satisfaction of the applicable regulatory authority (e.g., as evidenced by the issuance of a 
no further action letter or equivalent or meeting risk-based criteria established by regulatory 
authority), with hazardous substances or petroleum products allowed to remain in place subject 
to the implementation of required controls (e.g., property use restrictions, activity and use 
limitations, institutional controls, or engineering controls). 

 Historical Recognized Environmental Concerns (HRECs): An HREC is considered to be a past 
release of any hazardous materials and waste that has occurred in connection with the property 
and has been addressed to the satisfaction of the applicable regulatory authority or meeting 
unrestricted use criteria established by a regulatory authority, without subjecting the property to 
any required controls (e.g., property use restrictions, activities and use limitations, institutional 
controls, or engineering controls). 

No PECs, RECs, CRECs, or HRECs were identified. A review of applicable hazardous material and waste 
databases identified no hazardous sites within a one-quarter-mile radius of the project site.  

4.8.4 Methodology 
In determining whether Project implementation would result in impacts concerning hazards or hazardous 
materials, this analysis considers the recommendations of the CEQA Guidelines Appendix G as described 
below. The evaluation was based on reviewing regulations and determining their applicability within the 
project area. The baseline conditions and impact analyses are based on a review of the Phase I ESA 
(Appendix G), an analysis of aerial and ground‐level photographs, and a review of various data available 
in public records, including local planning documents. The determination that the proposed Project will 
or will not result in a significant impact with respect to hazards and hazardous materials considers the 
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type of development proposed and whether past or current site uses have the potential to pose a risk to 
the proposed Project. 

4.8.5 Thresholds of Significance 
The following significance criteria for hazards and hazardous materials were derived from the 
Environmental Checklist in the CEQA Guidelines, Appendix G. The proposed Project would result in a 
significant impact related to hazards and hazardous materials if it would: 

 Create a significant hazard to the public or the environment through the routine transport, use, 
or disposal of hazardous materials. 

 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. 

As addressed in Section 1.5: Summary of Effects With No Impact, the following thresholds were analyzed 
in the Initial Study (Appendix A). The City determined that the Project would not have a significant impact 
on the following thresholds for the reasons stated below and that no further analysis was required: 

Emit hazardous emissions or handle hazardous or acutely hazardous material, substances, or waste within 
one-quarter mile of an existing or proposed school. 

The schools nearest the project site are Mission Crest Elementary School, located at 13065 Muscatel 
Street, approximately 1.1 miles south of the project site, and Canyon Ridge High School, located at 12850 
Muscatel Street, approximately 1.1 miles south of the project site. As such, the closest school is located 
outside of a 0.25-mile radius around the project site.  

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, create a significant hazard to the public or 
environment. 

A review of the Cortese List online data resources does not identify hazardous materials or waste sites on 
the project site or the immediately surrounding area.66  

 For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use airport, would the project result in a safety hazard 
or excessive noise for people residing or working in the project area? 

No public or public-use airports are located within two miles of the project site. Hesperia Airport is the 
closest airport, approximately five miles southeast of the site. Therefore, the Project would not result in 
an airport-related safety hazard or excessive noise for people residing or working in the area. 

 Impair implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan. 

The Project would not impair the implementation of or physically interfere with an adopted emergency 
response or evacuation plan. Project construction activities would not require completely closing public 
or private streets or roadways. Temporary construction activities would not impede road use for 
emergencies or emergency response vehicle access. According to the Hesperia Local Hazard Mitigation 
Plan (HMP), the Project would be required to comply with the Hesperia Emergency Operations Plan 

 
66  Department of Toxic Substances Control. (2024). Envirostor. Retrieved from https://dtsc.ca.gov/dtscs-cortese-list/. 



City of Hesperia    
Hesperia Big Box Retail Project   Draft Environmental Impact Report 
 

 
November 2025  4.8-14 4.8 | Hazards and Hazardous Materials 

(EOP).67 The EOP provides a framework for coordinated response and recovery activities during an 
emergency. In addition, the Hesperia General Plan designates all freeways and arterial roads as 
emergency evacuation routes. Project development would not change the City’s circulation patterns or 
emergency access routes. Therefore, the Project would not impair the implementation of or physically 
interfere with an adopted emergency response or evacuation plan.  

 Expose people or structures to a significant risk of loss, injury, or death involving wildland fires, 
including where wildlands are adjacent to urbanized areas or where residences are intermixed 
with wildlands. 

The project site is not within a Very High Fire Hazard Severity Zone. The areas adjacent to the project site 
are suburban and do not include hillsides or other factors that could exacerbate wildfire risks. Therefore, 
the Project would not expose people or structures to a significant risk of loss, injury, or death involving 
wildland fires. 

4.8.6 Project Impacts and Mitigation 

 

Short-Term Construction Impacts 
Project construction would involve the transport, use, storage, and disposal of hazardous materials and 
petroleum products that are commonly used at construction sites. These hazardous materials could 
include diesel fuel, lubricants, paints and solvents, and cement products containing strong basic or acidic 
chemicals. Hazardous waste generated during construction may include fuel and lubricant containers, 
paint and solvent containers, and cement products containing strong basic or acidic chemicals. Although 
the transportation of hazardous materials could result in accidental spills or other hazards, the USDOT 
Office of Hazardous Materials Safety prescribes strict regulations for the safe transportation of hazardous 
materials, as described in 49 USC Section 5101. These standard accident and hazardous materials recovery 
training and procedures are enforced by the State and followed by private state-licensed, certified, and 
bonded transportation companies and contractors. 

In addition, because the Project would disturb more than one acre of land, the Project Applicant would 
be required to file a Notice of Intent with the RWQCB and apply for a Construction General Permit. Project 
construction activities would be subject to the requirements of the Construction General Permit, which 
would regulate cleaning, grading, stockpiling, and excavation during construction. A SWPPP would be 
developed for the Project as part of the Construction General Permit. The SWPPP would include best 
management practices (BMPs) designed to prevent construction pollutants from contacting stormwater 
and keep products of erosion from moving off-site into receiving waters throughout the construction and 
life of the Project, as described further in Section 4.9: Hydrology and Water Quality.  

Short-term construction impacts related to the transport, use, and disposal of hazardous materials would 
be less than significant with the implementation of the project-specific SWPPP and compliance with the 

 
67  City of Hesperia. (2017). Hazard Mitigation Plan. Retrieved from https://www.cityofhesperia.us/1307/Hazard-Mitigation.  

Threshold 4.8-1: Would the Project create a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous materials? 

  Level of Significance: Less than Significant Impact 

https://www.cityofhesperia.us/1307/Hazard-Mitigation
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CUPA and safety regulations prescribed by the USDOT Office of Hazardous Materials Safety for 
transportation of hazardous materials.  

Long-Term Operational Impacts 
Retail Center. The operation of the proposed retail building would include the use of limited hazardous 
materials and substances, such as cleaners, paints, solvents, fertilizers, and landscaping pesticides. These 
materials would be used and stored in small quantities, similar to those of nearby businesses, and would 
not generate substantial hazardous emissions or chemical releases that would affect surrounding uses. 
The retail building is anticipated to include a tire and battery center. These uses could generate limited 
quantities of medical and hazardous waste. Consistent with applicable federal, State, and local 
requirements, any handling of hazardous materials would be limited to the quantities and concentrations 
set forth by the manufacturer or applicable regulations, and hazardous materials would be stored in 
secure locations. The actual amount of hazardous materials stored on site would be determined by the 
material's individual hazardous characteristics, manufacturer guidelines, and applicable federal, State, 
and local regulations. Employees would also take measures to properly store, handle, and dispose of these 
materials to the manufacturers’ and retailers’ specifications. 

Therefore, following compliance with federal, State, and local regulations and adherence to 
manufacturers’ and retailers’ specifications concerning the handling of hazardous materials, the retail 
operational impacts associated with the handling, transport, use, and disposal of hazardous materials and 
their accident conditions would be less than significant, and no mitigation would be required.  

Fuel Station. The operation of the proposed fuel station would include the use, transportation, and 
handling of hazardous materials. Specifically, the operation would include the regular transportation of 
gasoline, refilling USTs, pumping gasoline to fuel dispensers, and motorists using the fuel dispensers. As a 
result, the proposed Project could result in potentially adverse impacts to people and the environment as 
a result of hazardous materials being accidentally released into the environment (e.g., operators or 
motorists could spill gasoline while refueling, USTs or pipes dispensing fuel from USTs could leak, 
automobiles could crash into fuel dispensers, or motorists could refuel while having the engine running 
causing a fire hazard).  

The Project would be required to comply with all applicable federal, State, and local requirements, which 
address these potential impacts. Specifically, consistent with Health and Safety Code Section 25280, USTs 
installed after 1988 are required to have a leak detection system consisting of at least one of the following 
detection methods: secondary containment with interstitial monitoring, automatic tank gauging systems 
(including continuous automatic tank gauging systems), vapor monitoring (including tracer compound 
analysis), groundwater monitoring, statistical inventory reconciliation, or other method meeting 
established performance standards.  

Regardless of the chosen leak detection method ultimately used on the project site, efficacy requirements 
established by the U.S. EPA require that leak detection methods be able to detect certain leak rates and 
that they also give the correct answer consistently. In general, leak detection methods must detect the 
specified leak rate with a probability of detection of at least 95 percent and a probability of false alarm of 
no more than 5 percent. The U.S. EPA found that, with effective leak detection, operators can respond 
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quickly to signs of leaks and minimize the extent of environmental damage and the threat to human health 
and safety.68  

USTs and associated fuel delivery infrastructure (i.e., fuel dispensers) would be required to comply with 
applicable federal, State, and local regulations, including those provisions established by Section 2540.7, 
Gasoline Dispensing and Service Stations, of the California OSHA Regulations; Chapter 38, Liquified 
Petroleum Gases, of the California Fire Code; the Resource Conservation and Recovery Act; and the 
County Fire Department Hazardous Materials Division. In addition, the Project’s fuel station would be 
designed to minimize potential fuel-related hazards. Specifically, the fuel pump dispensers would be 
equipped with automatic shut-offs, other safety devices, and signage, as required by fire, building, and 
health codes. The fuel dispensers, USTs, and associated fuel delivery infrastructure would be subject to 
routine inspection by federal, State, and local regulatory agencies with jurisdiction over service station 
facilities.  

Further, the State of California requires all businesses that handle more than a specified amount of 
hazardous materials or extremely hazardous materials to submit an HMBEP to the appropriate CUPA. 
Given the amount of fuel that would be routinely transported to the project site for the fuel station, an 
HMBEP would be developed for the Project and submitted to the San Bernardino County Fire Department, 
the certified CUPA for the City of Hesperia. The HMBEP would include an inventory of hazardous materials 
used at the project site, as well as emergency response plans and procedures to be implemented in the 
event of a significant or threatened significant release of a hazardous material. The HMBEP would also 
include the Material Safety Data Sheet for each hazardous or potentially hazardous substance used at the 
gas station, including fuel, which would summarize the physical and chemical properties of the hazardous 
materials and their health impacts. In the event of an accidental release of fuel or other hazardous 
materials during Project operations, the HMBEP would require immediate notification to all appropriate 
agencies and personnel of a release. The HMBEP would identify local emergency medical assistance 
appropriate for potential accident scenarios, contact information for all company emergency 
coordinators, a listing and location of emergency equipment at the business, an evacuation plan, and a 
training program for business personnel. Therefore, following compliance with applicable federal, State, 
and local regulations, Project operations related to the fuel station would not result in a significant hazard 
to the public or the environment through the routine transport, use, or disposal of hazardous materials. 
Impacts would be less than significant, and no mitigation is required.  

Carwash Facility. The potentially hazardous materials associated with the car wash include the solvents 
and detergents used to wash cars, along with potential oils and lubricants associated with the ongoing 
operation of the machinery used to power the car wash. The water from the car wash would be collected 
and recycled, and all washing would occur within the covered structure. In addition, all potential spills 
would be handled in accordance with the HMBEP.  

Given the design measures that would be implemented to provide for the safety of the fuel station, USTs, 
and car wash facility, compliance with applicable regulations that would reduce impacts associated with 
the use, transport, storage, and sale of hazardous materials; and the handling of hazardous materials in 
accordance with the HMBEP, Project operations would not result in a significant hazard to the public or 

 
68  U.S. Environmental Protection Agency. 1990. Standard Test Procedures For Evaluating Leak Detection Methods. Retrieved from 

https://19january2017snapshot.epa.gov/sites/production/files/2014-03/documents/pipe.pdf. 
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the environment through the routine transport, use, and disposal of hazardous materials. Impacts would 
be less than significant, and no mitigation is required. 

 

Construction 
As described previously, Project construction would involve the limited use and disposal of hazardous 
materials. Equipment that would be used in Project construction has the potential to release gas, oils, 
greases, solvents, and spills of paint and other finishing substances. However, the amount of hazardous 
materials onsite would be limited, and construction activities would be required to adhere to all applicable 
regulations regarding hazardous materials storage and handling, as well as to implement construction 
BMPs (through implementation of a required SWPPP) to prevent a hazardous materials release and to 
promptly contain and clean up any spills, which would minimize the potential for harmful exposures. 
Following compliance with existing laws and regulations, which are mandated by the City through 
construction permitting, the Project’s construction-related impacts would be less than significant, and no 
mitigation is required.  

Operations  
As discussed under Threshold 4.8-1, during the operation of the Project, potentially hazardous materials 
may be used, stored, and sold at the retail center, used in association with the proposed car wash facility, 
and stored and dispensed at the fuel station. Appropriate documentation for all hazardous materials, fuel, 
and other hazardous waste transported, sold, and stored in connection with Project operations would be 
provided as required for compliance with existing hazardous materials regulations. The Project’s fuel 
station would be designed to minimize potential hazards related to the fuel. Specifically, the fuel pump 
dispensers would be equipped with automatic shut-offs, other safety devices, and signage, as required by 
fire, building, and health codes. An HMBEP would be developed for the Project and submitted to the San 
Bernardino County Fire Department, the certified CUPA for the City of Hesperia. The HMBEP would include 
an inventory of the hazardous materials used at the project site and emergency response plans and 
procedures to be implemented in the event of a significant or threatened significant release of a 
hazardous material. The HMBEP would also include the Material Safety Data Sheet for each hazardous or 
potentially hazardous substance used at the fuel station, including fuel, which would summarize the 
physical and chemical properties of the hazardous materials and their health impacts. In the event of an 
accidental release of fuel or other hazardous materials during Project operation, the HMBEP would 
require immediate notification to all appropriate agencies and personnel of a release. The HMBEP would 
identify local emergency medical assistance appropriate for potential accident scenarios, contact 
information of all company emergency coordinators of the business, a listing and location of emergency 
equipment at the business, an evacuation plan, and a training program for business personnel. Therefore, 
Project operations would not result in the accidental release of hazardous materials. Operational impacts 
would be less than significant, and no mitigation is required. 

Threshold 4.8-2: Would the Project 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? 

  Level of Significance: Less than Significant Impact  
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4.8.7 Cumulative Impacts 
Impacts associated with hazardous materials are often site-specific and localized. The EIR evaluates 
potential environmental concerns in connection with the project site and the surrounding area. The 
database reviews the findings of various governmental database searches regarding properties with 
known or suspected releases of hazardous materials or petroleum hydrocarbons within a search radius of 
up to one mile from the site and serves as the basis for defining the cumulative impacts study area. 

Although some future projects also have potential impacts associated with hazardous materials, the 
environmental concerns associated with hazardous materials are typically site-specific. Each project is 
required to address any issues related to hazardous materials or wastes. Cumulative development 
projects would be required to assess potential hazardous materials impacts on the development site prior 
to grading. The Project and other cumulative projects would be required to comply with laws and 
regulations governing hazardous materials and hazardous waste used and generated as described 
previously. Projects must adhere to applicable regulations for the use, transport, and disposal of 
hazardous materials and implement any applicable mitigation in compliance with federal, State, and local 
regulations to protect against site contamination by hazardous materials. Compliance with all applicable 
federal, State, and local regulations related to hazardous materials would ensure that the routine 
transport, use, or disposal of hazardous materials would not result in adverse impacts. Additionally, site-
specific investigations would be conducted at sites where contaminated soil or groundwater could occur 
to minimize the exposure of workers and the public to hazardous substances.  

Upon compliance with applicable federal, State, and local regulations governing hazardous materials, the 
potential risks associated with hazardous wastes would be reduced to a level of less than significant. The 
incremental effects of the proposed Project related to hazards and hazardous materials are anticipated 
to be minimal, and any effects would be site-specific. Therefore, the Project would not result in 
incremental effects to hazards with respect to hazardous materials that could be compounded or 
increased when considered together with similar effects from other past, present, and reasonably 
foreseeable probable future projects. Therefore, the Project would not result in cumulatively considerable 
impacts to or from hazards or hazardous materials. 

4.8.8 Mitigation Program 
Standard Conditions 
No standard conditions are applicable. 

Mitigation Measures 
No mitigation measures are required. 

4.8.9 Level of Significance After Mitigation 
No significant impacts related to hazards and hazardous materials have been identified. 
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4.9 HYDROLOGY AND WATER QUALITY 
4.9.1 Introduction 
This section of the EIR identifies and analyzes the hydrologic resources available to the proposed Project 
while assessing the potential impact the Project could have on those resources. The pre-development 
conditions of the water and drainage systems surrounding the project site were used as a baseline to 
compare potential impacts associated with the Project. They will inform the degree of impact the 
proposed Project could have on those existing hydrologic systems. Federal, State, regional, and local 
regulations will provide further context regarding the area’s hydrologic resources. Impacts in this section 
are assessed regarding their effects on the area's water quality, groundwater availability, and other 
hydrological conditions. The analysis also considers the proposed Project’s potential effects in flood, 
tsunami, and seiche zones. 

The Preliminary Hydrology Report and the Preliminary Water Quality Management Plan (PWQMP) are 
summarized in this section and included in their entirety as Appendix H1: Preliminary Hydrology Report 
and Appendix H2: Preliminary Water Quality Management Plan of this EIR.  

4.9.2 Regulatory Setting 
Federal Regulations 

Clean Water Act 

The Clean Water Act (CWA), as amended by the Water Quality Act of 1987, is the primary federal 
legislation governing water quality. The objective of the CWA is “to restore and maintain the chemical, 
physical, and biological integrity of the Nation’s waters.” Important applicable sections of the CWA are as 
follows: 

 Section 301 prohibits the discharge of any pollutant by any person except in compliance with 
Sections 302, 306, 307, 318, 402, and 404 of the CWA. Sections 303 and 304 provide water quality 
standards, criteria, and guidelines. 

 Section 401 requires an applicant for any federal permit that proposes an activity that may result 
in a discharge to “waters of the United States” to obtain certification from the State that the 
discharge will comply with other provisions of the CWA. The Regional Water Quality Control Board 
(RWQCB) certifies that the proposed action would comply with applicable standards. 

 Section 402 establishes the National Pollution Discharge Elimination System (NPDES), a permitting 
system for discharging any pollutant (except for dredge or fill material) into waters of the United 
States. The RWQCB administers this permit program, which is discussed later in this section. 

 Section 404 establishes a permit program for the discharge of dredge or fill material into waters 
of the United States. This permit program is administered by the U.S. Army Corps of Engineers 
(USACE). 

State Regulations 

California Porter-Cologne Water Quality Control Act 

The State of California’s Porter-Cologne Water Quality Control Act (California Water Code § 13000, et seq.) 
provides the basis for water quality regulation within California. The Porter-Cologne Water Quality Control 
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Act requires a “Report of Waste Discharge” for any discharge of waste (liquid, solid, or otherwise) to land 
or surface waters that may impair a beneficial use of surface or groundwater of the State. Waste discharge 
requirements (WDR) resulting from the report are issued by the RWQCB, as discussed below. These 
requirements are typically integrated within the NPDES permitting process. The State Water Resources 
Control Board (SWRCB) carries out its water quality protection authority by adopting specific Water 
Quality Control Plans (Basin Plans). These plans establish water quality standards for bodies of water. 
California water quality standards consist of three parts: the designation of beneficial uses of water, water 
quality objectives to protect those uses, and implementation programs designed to achieve and maintain 
compliance with those objectives. 

Clean Water Act Section 402 

Section 402 of the Clean Water Act authorizes the SWRCB, a department of the California Environmental 
Protection Agency (CalEPA), to issue the NPDES General Construction Storm Water Permit (Water Quality 
Order 99‐08‐DWQ), referred to as the “General Construction Permit.” Construction activities can comply 
with and be covered under the General Construction Permit, provided they: 

 Develop and implement a Storm Water Pollution Prevention Plan (SWPPP) that specifies 
Best Management Practices (BMPs) that will prevent all construction pollutants from contacting 
stormwater with the intent of keeping all products of erosion from moving off-site into receiving 
waters;  

 Eliminate or reduce non-stormwater discharges to storm sewer systems and other waters of the 
nation; and 

 Perform inspections of all BMPs. 

The SWPPP must contain a visual monitoring program, a chemical monitoring program for “non‐visible” 
pollutants to be implemented if there is a failure of BMPs, and a sediment monitoring plan if the 
construction site discharges directly to a water body listed on the 303(d) list for sediment. Increased 
compliance tasks under the adopted 2009 Construction General Permit include project risk evaluation, 
effluent monitoring, receiving water monitoring, electronic data submission of the SWPPP and all other 
permit registration documents, and a Rain Event Action Plan, which must be designed to protect all 
exposed portions of a project site within 48 hours prior to any likely precipitation event. The SWPPP would 
also include an Erosion Control Plan that would identify specific measures to control on-site and off-site 
erosion from the time ground-disturbing activities are initiated through completion of grading. 

Sustainable Groundwater Management Act 

In 2014, California adopted the Sustainable Groundwater Management Act (SGMA) to help manage its 
groundwater. The SGMA requires that local Groundwater Sustainability Agencies (GSAs) be formed for all 
high and medium-priority basins in the State. These GSAs must develop and implement Groundwater 
Sustainability Plans (GSPs) for managing and using groundwater without causing undesirable results: 
significant groundwater-level declines, groundwater-storage reductions, seawater intrusion, water-
quality degradation, land subsidence, and surface-water depletions; these are also referred to as 
sustainability indicators. 
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California Toxics Rule 

In 2000, the California Environmental Protection Agency (CalEPA) promulgated the California Toxics Rule, 
which establishes water quality criteria for certain toxic substances to be applied to waters in the State. 
CalEPA promulgated this rule based on CalEPA’s determination that the numeric criteria of specific 
concentrations of regulated substances are necessary for the State to protect human health and the 
environment. The California Toxics Rule establishes acute (i.e., short-term) and chronic (i.e., long-term) 
standards for bodies of water, such as inland surface waters and enclosed bays and estuaries, which the 
RWQCB designates as having beneficial uses protective of aquatic life or human health. 

Regional and Local Regulations 

Lahontan Regional Water Quality Control Board (Basin Plan) 

The City of Hesperia is within the jurisdiction of the Lahontan RWQCB. The RWQCB sets water quality 
standards for all ground and surface waters within its region through implementation of a Water Quality 
Control Plan (Basin Plan). The Basin Plan describes existing water quality conditions and establishes water 
quality goals and policies. The Basin Plan is also the basis for the RWQCB’s regulatory programs. The Basin 
Plan establishes water quality standards for all ground and surface waters of the region. The term “water 
quality standards,” as used in the federal CWA, encompasses both the beneficial uses of specific water 
bodies and the quality levels that must be met and maintained to protect those uses. The Basin Plan 
includes an implementation plan describing the actions necessary to achieve and maintain target water 
quality standards. The Basin Plan has been in place to protect public health and welfare and to maintain 
or enhance water quality and the potential beneficial uses of water.  

The RWQCB primarily implements basin plan policies through issuing waste discharge requirements for 
waste discharges to land and water. The RWQCB is also responsible for administering the NPDES permit 
program, which is designed to manage and monitor point and non-point source pollution. NPDES 
stormwater permits for general construction activity are required for projects that disturb more than one 
acre of land. Municipal NPDES stormwater permits are required for urban areas with populations greater 
than 100,000. In addition, projects involving the California Department of Transportation (Caltrans) are 
required to comply with the Caltrans statewide NPDES permit and the associated Stormwater 
Management Plan (SEMP). Caltrans implements the SEMP in coordination with the RWQCB. 

Municipal Regional Stormwater NPDES Permit 

Phase II Small MS4 General Permit for the Mojave River Watershed, Water Quality (WQ) Order 20130001-
DWQ NPDES NO. CAS000004 regulates the management and control of the municipal separate storm 
sewer system (MS4), including San Bernardino County (unincorporated areas of Phelan, Oak Hills, Spring 
Valley Lake, and Victorville), the incorporated cities of Hesperia and Victorville, and the Town of Apple 
Valley. The Lahontan RWQCB oversees this area. On February 5, 2013, the SWRCB issued an area-wide 
MS4 permit to the above-listed County and municipalities in San Bernardino County. Waste discharge 
requirements for stormwater entering municipal storm drainage systems are set forth in the MS4 permit, 
Order 2013-0001DWQ NPDES NO. CAS000004. The Order expired on June 30, 2018, and the SWRCB 
adopted five amendments to this Permit. The adopted permit incorporates all of the adopted 
amendments. This combined Permit will remain marked “unofficial” until an Order number is assigned; 
however, the Permit, as amended, is fully in effect and enforceable. 
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City of Hesperia Storm Water Management Program 

The Technical Guidance Document, Mojave River Watershed Technical Guidance Document for Water 
Quality Management Plans, provides guidance on the Project’s stormwater design compliance with the 
San Bernardino County Phase II Small MS4 General Permit for the Mojave River Watershed. The MS4 
permit requires that a preliminary project-specific WQMP be prepared for review early in the project 
development process and that a Final WQMP be submitted prior to the start of construction. A project-
specific WQMP is required to: 

 Develop site design measures using Low Impact Development (LID) principles; 

 Evaluate the feasibility of on-site LID BMPs;  

 Maximum hydrologic source control, infiltration, and biotreatment BMPs; 

 Select applicable source control BMPs; and  

 Address post-construction BMP maintenance requirements. 

Additionally, the permit requires that LID infiltration BMPs be used to capture and infiltrate the 85th 
percentile of a 24-hour precipitation event for all new or significant redevelopment projects.  

City of Hesperia General Plan 

The City of Hesperia General Plan (2010, updated 2025) includes goals and policies within the 
Conservation and Safety Elements that promote water conservation, groundwater protection, and flood 
hazard reduction. The following list includes relevant General Plan goals and policies adopted by the City 
to avoid or mitigate environmental effects and that are applicable to the proposed Project. 

Conservation Element 

Goal CN-1 Conserve water resources within the Upper Mojave River Groundwater Basin.  

Policy CN-1.1 Promote the use of desert vegetation with low water usage and drought-tolerant 
materials in landscaped areas.  

Policy CN-1.3 Promote reduced use of high nitrate fertilizers, herbicides, pesticides and other 
chemicals in landscaping areas that can contaminate the quality of the groundwater. 

Policy CN-1.4 Limit the disturbance of natural water hydrology by minimizing the creation of 
impervious area and continue utilizing detention/retention basins and underground 
retention/detention facilities recharge groundwater. 

Policy CN-1.6 Encourage the use of low-water consumption fixtures in homes and businesses. 

Policy CN-1.7 Require new development to use new technology, features, equipment, and other 
methods to reduce water consumption. 

Goal CN-2 Establish building development standards to maximize the reclamation of water 
resources. 

Policy CN-2.2 Encourage the use of reclaimed water for irrigation and other non-potable uses. 

Policy CN-2.3 Protect open space areas used for recharging groundwater basins. 
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Policy CN-2.5 Implement the State and City laws and policies to develop detention basins for 
replenishment of the underground water supply. 

Health and Safety Element 

Goal SF-2 Minimize injury, loss of life, property damage and economic and social disruption 
caused by flooding and inundation hazards. 

Policy SF-2.1 Require hydrological studies, prepared by a State-certified engineer with expertise in 
this area, as a condition of approval for all projects proposed in the 100-year or 500-
year floodplain, as shown on Exhibit SF-3. These studies shall assess the impact that 
the new development will have on the flooding potential of existing development 
downgradient. The studies shall provide mitigation measures to reduce this impact to 
an acceptable level. Single-family homes shall be exempt, except for infill lots with 
natural drainage courses, washes, master plan of drainage are subject to providing 
hydrology reports.  

Policy SF 2.2 Participate in the National Flood Insurance Program and require that all owners of 
properties located within the 100-year floodplain and repeat-flood properties in the 
500-year floodplain purchase and keep flood insurance for those properties.  

Policy SF 2.5 Encourage new development and existing property owners to slow or absorb 
floodwaters, including through installation of permeable pavements and green 
infrastructure.  

 

Main Street and Freeway Corridor Specific Plan 

The MSFCSP establishes a framework for the Main Street and freeway corridors and is intended to 
facilitate and support development and improvements along these corridors. The regulations of the 
specific plan replace those set forth in the zoning provisions of the Hesperia Municipal Code and any other 
applicable ordinances. The MSFCSP does not contain specific policies related to hydrology and water 
quality. 

City of Hesperia 2020 Urban Water Management Plan 

The 2020 Urban Water Management Plan (UWMP) provides information on the City’s water supply 
reliability and water use efficiency measures. The UWMP is intended to serve as a general, flexible, and 
open-ended document that can be updated periodically to reflect changes in the City’s water supply 
trends, as well as conservation and water-use efficiency policies. The UWMP, the City’s Water Master 
Plan, and other City planning documents act as the City’s management tool, providing a framework for 
planning actions. 

City of Hesperia Municipal Code 

Chapter 8.30 – Surface and Groundwater Protection: NPDES Permit Implementation. This Chapter 
consolidates the necessary legal authority controlling discharges to and from the City’s MS4 as required 
by the MS4 Permit. This chapter ensures City residents’ health, safety, and general welfare by prohibiting 
unauthorized non-stormwater discharges into the City’s MS4 and by establishing legal authority to 
implement and enforce all stormwater management requirements and carry out all inspection, 
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surveillance, and monitoring procedures necessary to ensure compliance with this chapter, and the MS4 
Permit. 

4.9.3 Existing Conditions 
Regional Hydrology69 
The local climate, topography, and soils influence the hydrological environment of the City of Hesperia. 
The climate within the City is typical of a desert climate, characterized by hot, dry summers, cool winters, 
and minimal rainfall. The City is located atop alluvial fans, with relatively flat or gently sloping areas 
covered with sediment deposited by shallow, intermittent streams that spread out away from the base of 
the mountains to the south. The City is within the rain shadow side of the San Gabriel and San Bernardino 
Mountains, resulting in an average rainfall of approximately 5.58 inches. The United States Geological 
Survey (USGS) has established that the City of Hesperia is located within the Mojave Watershed 
hydrological unit (cataloging unit number 18090208). The Mojave Watershed includes 2,931,200 acres 
(4,580 square miles). Within this greater watershed, the City of Hesperia is located within the Upper 
Mojave hydrologic area (Hydrologic Sub-Area 628.20) encompassing 556,821 acres (870 square miles). 
The Mojave River, which is approximately 7.5 miles southeast of the project site, is the primary surface 
feature within the watershed, to which most drainage features flow.  

Site Hydrology 
The project site is relatively flat and currently drains toward the north. Runoff enters the Oro Grande 
Wash and eventually discharges into the Mojave River.  

Groundwater 
The City of Hesperia is located within the Mojave River Groundwater Basin (Basin), which comprises 
approximately 895,996 acres (1,400 square miles). The Basin has an estimated storage capacity of nearly 
five million acre-feet. For management purposes, the Basin is split into sub-basins. The Department of 
Water Resources (DWR) identifies the sub-basin beneath the City as the Upper Mojave River Valley (sub) 
basin.70 The Mojave Water Authority (MWA) identifies the sub-basins as the Alto subarea. The sub-basin 
extends throughout the City as well as to Victorville and Apple Valley. According to the UWMP, 
groundwater pumped from the Upper Mojave River Valley subbasin is the primary water supply for the 
City. Groundwater is recharged into the basin predominantly by infiltration of water from the Mojave 
River, which accounts for eight percent of the total basin natural recharge. Other sources of recharge 
include infiltration of storm runoff from the mountain, desert washes, and other activities such as 
irrigation return flows, wastewater discharge, and enhanced recharge with imported water. Groundwater 
is discharged from the Mojave Basin Area primarily by well pumping, evaporation through soil, 
transpiration by plants, seepage into dry lakes where accumulated water evaporates, and seepage into 
the Mojave River.71 According to the Geotechnical Engineering Report prepared for the proposed Project, 
groundwater was not encountered within the maximum drilled depth of 51.5 feet below ground surface.72  

 
69  City of Hesperia. 2010. Hesperia General Plan Update Draft Environmental Impact Report. Retrieved from: 

https://www.cityofhesperia.us/DocumentCenter/View/1588/Hesperia-2010-GPU-Draft-EIR-121610?bidId=. Accessed April 28, 2025. 
70  City of Hesperia. 2010. Hesperia General Plan Update Draft Environmental Impact Report. Retrieved from: 

https://www.cityofhesperia.us/DocumentCenter/View/1588/Hesperia-2010-GPU-Draft-EIR-121610?bidId=. Accessed January 23, 2025. 
71  City of Hesperia. 2020. 2020 Urban Water Management Plan. Retrieved from 

https://www.cityofhesperia.us/DocumentCenter/View/17573/Draft-2020-Urban-Water-Management-Plan?bidId=. Accessed January 23, 
2025. 

72  Terracon. 2023. Geotechnical Engineering Report. Available in Appendix A to this EIR. 

https://www.cityofhesperia.us/DocumentCenter/View/1588/Hesperia-2010-GPU-Draft-EIR-121610?bidId=
https://www.cityofhesperia.us/DocumentCenter/View/1588/Hesperia-2010-GPU-Draft-EIR-121610?bidId=
https://www.cityofhesperia.us/DocumentCenter/View/17573/Draft-2020-Urban-Water-Management-Plan?bidId=
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Flood and Tsunami Hazards 
Federal Emergency Management Administration (FEMA) Flood Insurance Rate Map (FIRM) 06071C6475H 
shows that the project site is not within a FEMA-mapped special flood hazard area.73 The project site is 
classified as Zone X, an area with a minimal flood hazard. In addition, there are no dams, reservoirs, or 
large bodies of water near the project site. The project site is not susceptible to tsunami impacts due to 
its distance from the coastline and the Pacific Ocean and elevation (3,484 feet above sea level).  

Water Quality 
The number of pollutants in the surface runoff is determined by the quantity of a material in the 
environment and its characteristics. In an urban environment, the quantity of certain pollutants in the 
stormwater systems is generally associated with the intensity of the land use. Potential storm water 
pollutants of concern for the project site include pathogens, various nutrients, sediment, metals, oil and 
grease, trash and debris, pesticides or herbicides, and organic compounds.74  

4.9.4 Methodology 
A hydrologic analysis was prepared for the Project to assess the potential impacts of the development on 
water quality and resources. The analysis was conducted for both the existing and proposed conditions to 
provide a point of comparison.  

Runoff calculations were prepared using the Rational Method, Unit Hydrograph Method, and Basin 
Routing Analysis, following the San Bernardino County Hydrology Manual, and the AES Engineering 
Software was used to compute the data.  

The PWQMP Appendix H2 was prepared for the Phase II Small MS4 General Permit in the Mojave River 
Watershed.  

4.9.5 Thresholds of Significance 
The following significance criteria for hydrology and water quality impacts were derived from the 
Environmental Checklist in CEQA Guidelines Appendix G. The proposed Project would result in a significant 
impact related to hydrology and water quality if it would: 

 Violate any water quality standards or waste discharge requirements or otherwise substantially 
degrade surface or groundwater quality. 

 Substantially decrease groundwater supplies or interfere substantially with groundwater 
recharge such that the Project may impede sustainable groundwater management of the basin. 

 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, in a 
manner which would: 

o Result in substantial erosion or siltation on- or off-site; 

o Substantially increase the rate or amount of surface runoff in a manner which would 
result in flooding on- or off-site; 

 
73  Kimley-Horn and Associates, Inc. December 2024. Preliminary Hydrology Report. Available at Appendix H1 to this EIR. 
74  Kimley-Horn and Associates. December 2024. Preliminary Water Quality Management Plan. Available as Appendix H2 to this EIR. 
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o 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; 
or 

o Impede or redirect flood flows. 

 In flood hazard, tsunami, or seiche zones, risk release of pollutants due to Project inundation. 

 Conflict with or obstruct implementation of a water quality control plan or sustainable 
groundwater management plan. 

4.9.6 Project Impacts and Mitigation 

 

Short-Term Construction Impacts 
Project construction would include grading and earthmoving activities that would require the use of water 
for dust mitigation. Water and other liquids, such as fuels, lubricants, or waste, can result in water runoff 
that can move downstream and affect water quality.  

Hesperia Municipal Code Chapter 8.30 – Surface and Groundwater Protection: NPDES Permit 
Implementation and the SWRCB require a General Construction Storm Water Permit (NPDES Permit) for 
all construction activity resulting in a land disturbance of one acre or more. The Project would disturb 
approximately 26.4 acres; therefore, the Project would be subject to the Construction General Permit. To 
obtain coverage under the Construction General Permit, the Project Applicant would be required to file 
Permit Registration Documents with the State Water Board, which include a Notice of Intent (NOI) and 
other compliance-related documents. The Construction General Permit requires the development and 
implementation of a SWPPP and monitoring plan, which must include erosion-control and sediment-
control BMPs that would meet or exceed measures required by the Construction General Permit to control 
potential construction-related pollutants. Erosion-control BMPs prevent erosion, whereas sediment 
controls trap sediment once it has been mobilized. The types of required BMPs are relative to the amount 
of soil disturbed, the types of pollutants used or stored at the project site, and proximity to water bodies. 

Additionally, the Project would be subject to compliance with Hesperia Municipal Code Section 8.30.170, 
which requires any person performing construction activities in the City to implement BMPs to prevent 
the discharge of construction wastes, sediments, silts, pollutants, or contaminants from construction 
activities, materials, tools, and equipment from entering the MS4 or receiving waters. Hesperia Municipal 
Code Section 8.30.200 requires the preparation and implementation of a SWPPP by a Qualified SWPPP 
Developer (QSD) for construction activities that disturb one acre or more of soil. The SWPPP is required 
to address site-specific conditions related to potential sources of sedimentation and erosion and would 
list the required BMPs that are necessary to reduce or eliminate the potential of erosion or alteration of 
a drainage pattern during construction activities. A Qualified SWPPP Practitioner is required to ensure 
compliance with the SWPPP through regular monitoring and visual inspections during construction 
activities. The SWPPP would be amended and BMPs revised, as determined necessary through field 

Threshold 4.9-1: Would the Project violate any water quality standards or waste discharge 
requirements or otherwise substantially degrade surface or groundwater 
quality? 

  Level of Significance: Less than Significant Impact 
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inspections, to protect against substantial soil erosion, loss of topsoil, or alteration of the drainage 
pattern. Compliance with the Construction General Permit and a SWPPP prepared by a QCD and 
implemented by a QSP would prevent construction-related impacts related to potential alteration of a 
drainage pattern or erosion from future development activities. Therefore, following compliance with the 
NPDES and Hesperia Municipal Code requirements, which include implementation of BMPs, which would 
be verified during the City’s construction permitting process, the Project’s construction-related activities 
would not violate any water quality standards or otherwise substantially degrade surface or groundwater 
quality. Impacts would be less than significant, and no mitigation is required.  

Long-Term Operational Impacts 
The proposed Project involves the development of a big-box retail building, a car wash facility, and a fuel 
station on an approximately 25.4-acre site. Ancillary improvements would include landscaping, sidewalks, 
utility infrastructure, stormwater management facilities, and the paving of parking areas and driveways. 
The project site is currently vacant and undeveloped. Upon completion, the Project would introduce 
approximately 17.8 acres of new impervious surface area.  

The increase in impervious surface area would result in higher volumes and flow rates of stormwater 
runoff, which may carry pollutants commonly associated with urban development and vehicular activity. 
These pollutants may include trash, debris, oil and grease, heavy metals, nutrients, pesticides, and other 
contaminants deposited on impervious surfaces such as streets, sidewalks, and driveways.  

Post-construction stormwater runoff may contain nutrients such as nitrogen and phosphorus, primarily 
from fertilizers used in landscaped areas. These nutrients can degrade water quality by promoting 
excessive algal and aquatic vegetation growth, reducing water clarity, and oxygen depletion in receiving 
waters. Pesticides used in landscaping may be toxic to aquatic organisms and can bioaccumulate in the 
food chain, potentially impacting birds, fish, and other wildlife. Oil and grease may originate from vehicle 
leaks, while metals may enter stormwater through corrosion, leaching, or roadway runoff.  

If not properly managed, these pollutants could contribute to or exacerbate existing impairments in local 
receiving water bodies. The Project would be required to implement site design measures, source control 
BMPs, and treatment control BMPs consistent with applicable water quality regulations to minimize 
pollutant discharges and protect downstream water quality. 

The proposed drainage improvements would include constructing an on-site stormwater conveyance 
system, consisting of catch basins, underground storm drain pipes, and above-ground infiltration basins 
integrated within landscape areas. Under post-development conditions, site drainage patterns would be 
designed to be similar to the pre-development hydrologic condition, thereby minimizing potential 
changes in runoff volume and flow rates. Stormwater runoff generated on-site would be directed to a 
privately maintained storm drain system to collect and convey flows to the proposed above-ground 
infiltration basins. These basins are designed to facilitate percolation of stormwater into the underlying 
soils, reducing off-site drainage. Also, stormwater runoff from the fuel dispensing area on the southern 
parcel would be routed through an oil-water separator for pretreatment. This measure ensures that 
potential pollutants are removed before discharge into the infiltration basins, consistent with the BMPs 
and applicable water quality standards. 

To prevent potential adverse hydrologic impacts downstream of the project site, the proposed 
stormwater infrastructure would be designed to retain, at a minimum, the difference in stormwater runoff 
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volume between pre-development and post-development conditions for a 100-year storm event. In 
addition, to comply with applicable water quality regulations, the Project would be required to retain both 
the Design Capture Volume (DCV) and the hydromodification retention volume on the site, consistent 
with the requirements of the San Bernardino County Technical Guidance Document for the Mojave River 
Watershed.  

Once the required retention volumes are achieved, excess stormwater runoff would be discharged off the 
site in a controlled manner. The proposed storm water infrastructure would be engineered to mitigate 
peak flows such that post-development discharge rates do not exceed pre-development conditions for 
storm events up to and including the 100-year event. Furthermore, in accordance with the San Bernardino 
County Detention Basin Design Criteria, the infiltration basins would be designed to ensure that discharge 
rates do not exceed existing conditions for a 25-year storm event. For hydraulic capacity, the on-site storm 
drain system, including inlets and conveyance structures, would be designed to accommodate the runoff 
associated with a 100-year design storm. Once the required water quality volume is captured within the 
three proposed above-ground infiltration basins, any excess runoff would be routed off-site to Amargosa 
Road, where it would connect to the municipal storm drain system and ultimately discharge into the Oro 
Grande Wash and the Mojave River. 

When the required water quality volume is captured within the retention system (i.e., three above-ground 
infiltration basins), the excess runoff would be routed off the site onto Amargosa Road and connected to 
the storm drain system, where it would eventually enter Oro Grande Wash and discharge into the Mojave 
River. The Project’s proposed stormwater system would comply with the requirements of the City of 
Hesperia and the San Bernardino County Phase II Small MS4 General Permit for the Mojave River 
Watershed. 

The Project would be required to prepare and implement a WQMP in accordance with Chapter 8.30 of 
the Hesperia Municipal Code. The WQMP would incorporate post-construction BMPs and LID strategies 
to minimize pollutant loading and protect the quality of receiving waters. As part of the permitting 
process, construction documents would be reviewed by the City of Hesperia Public Works Department to 
ensure compliance with applicable stormwater and water quality regulations prior to the issuance of 
grading permits. Through compliance with the City’s stormwater ordinance, the San Bernardino County 
Phase II Small MS4 General Permit, and the Mojave River Watershed stormwater management 
requirements, the Project would not violate water quality standards or otherwise substantially degrade 
surface or groundwater quality. Therefore, impacts would be less than significant, and no mitigation 
measures are required. 

 
The project site is underlain by the Upper Mojave River Basin, which is fully adjudicated and managed by 
the Mojave Water Agency. The Sustainable Groundwater Management Act of 2014 created a statewide 
framework to help protect groundwater resources over the long term. The Sustainable Groundwater 
Management Act requires local agencies to form GSAs for high- and medium-priority basins. GSAs are 
required to develop and implement GSPs to avoid undesirable results and mitigate overdraft within 20 

Threshold 4.9-2: Would the Project substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge such that the Project may impede 
sustainable groundwater management of the basin? 

  Level of Significance: Less than Significant Impact 
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years. Low-priority basins are not required to form GSAs or GSPs at this time. The Mojave Water Agency 
is a low-priority basin that is not required to form a GSA or prepare a GSP. Additionally, the Mojave Water 
Agency is exempt from this requirement due to the adjudication. Therefore, the Project would not conflict 
with the Sustainable Groundwater Management Act.  

Hesperia has historically relied upon groundwater from the Mojave Basin. The City’s primary supply is 
pumped groundwater from the Alto subarea – one of the five subareas created by the adjudication. Future 
Hesperia water demands are projected within the Hesperia Water District 2020 UWMP and were based 
on past growth rates, local economic predictions, and current and projected land uses. The UWMP 
determined that Hesperia has reliable supplies to meet its retail customer demands in normal, single, dry 
years and five consecutive dry-year conditions through 2045. The Project is consistent with the designated 
land use for the project site, would not substantially decrease water supplies, and would not conflict with 
the determinations of the UWMP. Please also refer to Section 4.15: Utilities and Service Systems of this 
EIR.  

Currently, the project site is undeveloped and pervious, which allows for groundwater recharge. The 
proposed Project would result in 17.8 acres of impervious surface area. According to the Mojave River 
Watershed Technical Guidance Document for Water Quality Management Plans, LID infiltration BMPs 
must be used to capture and infiltrate the 85th percentile of a 24-hour precipitation event. The Project 
proposes three fenced above-ground infiltration basins (i.e., one at the northernmost portion of the 
project site on the northern parcel, and two on the southern parcel) within landscaped areas to retain the 
required water quality volume on the site; excess runoff would be allowed to be discharged off the site. 
The Project would be required to attenuate peak runoff for the 10-year storm event such that it does not 
exceed existing conditions for the 25-year storm event. As specified in the PWQMP (Appendix H2), the 
infiltration capability of the project site is adequate based on San Bernardino County standards. Therefore, 
the Project would not substantially impede groundwater recharge. Compliance with the MS4 permit 
requirements, the Municipal Code, and other applicable requirements implemented through the WQMP, 
which would be verified during the Project’s permitting process, would ensure that Project impacts 
related to groundwater depletion and recharge would be less than significant, and no mitigation is 
required. 

 
The Project would involve earth-disturbing activities resulting in the alteration of existing drainage 
patterns and potential soil erosion. However, the Project would comply with the existing regulatory 
framework, including NPDES Construction General Permit requirements to reduce or prevent pollutant 
discharge from construction activities via BMPs. Specifically, the Project’s SWPPP and WQMP identify 
erosion-control and sediment-control BMPs that would meet or exceed measures required by the 
Construction General Permit and Mojave River Watershed Quality Management Plan. The Project would 
utilize erosion and sediment control measures during and after construction. Therefore, following 
compliance with the existing regulatory framework, the Project would not result in substantial on-site or 

Threshold 4.9-3(i): Would the Project 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, in a manner which would result in 
substantial erosion or siltation on- or off-site? 

  Level of Significance: Less than Significant Impact 
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off-site erosion or siltation. As such, these measures would reduce the Project's impacts related to erosion 
or siltation to a level less than significant, and no mitigation is required. 

 

Construction Impacts 
Construction activities associated with the proposed Project, including grading, foundation work, and 
paving, could temporarily alter the existing drainage patterns of the site. These alterations may increase 
the potential for on-site or off-site flooding if not properly managed. However, as required by the 
Construction General Permit issued by the SWRCB, the Project would implement a SWPPP. The SWPPP 
would identify and incorporate BMPs to address construction-related drainage and erosion control. 
Construction BMPs may include but are not limited to diverting runoff from rooftops and other impervious 
surfaces to vegetated areas, where feasible, to promote infiltration; installing perimeter controls such as 
sandbags, berms, and silt fencing to prevent sediment-laden runoff from leaving the site; stabilizing 
disturbed soils; and implementing dust and erosion control measures. These measures would ensure that 
temporary changes to drainage patterns during construction would not result in significant flooding or 
erosion. Therefore, construction-related impacts to drainage and flooding would be less than significant.  

Operational Impacts 
As previously discussed, the Project would increase impervious surface area, resulting in increased surface 
runoff compared to existing conditions. To address these changes, the Project includes the installation of 
a comprehensive stormwater management system, consisting of above-ground infiltration basins, 
landscaped pervious areas, and a network of catch basins and underground storm drains. The system is 
designed to regulate the rate and velocity of stormwater flows and to control the volume of discharge 
into the off-site drainage system. According to the Preliminary Hydrology Report (Appendix H1) and 
PWQMP (Appendix H2), the Project would increase peak flow rates for a 10-year storm from 26.6 cubic 
feet per second (cfs) under existing conditions to 57.27 cfs post-development. However, the proposed 
hydromodification controls would ensure compliance with the San Bernardino County Hydrology Manual 
and applicable flow control requirements.  

The City of Hesperia Department of Public Works would review and approve the final drainage and water 
quality plans during the permitting process to ensure compliance with the County’s NPDES Permit and the 
City’s stormwater regulations. These reviews would confirm that the Project would not substantially alter 
existing drainage patterns in a manner that would result in flooding on- or off-site. Therefore, with 
implementation of the proposed drainage improvements and regulatory compliance, operational impacts 
related to surface runoff and flooding would be less than significant, and no mitigation measures are 
required. 

Threshold 4.-93-3(ii): Would the Project 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, in a manner which would increase 
the rate or amount of surface runoff in a manner which would result in flooding 
on- or off-site? 

  Level of Significance: Less than Significant Impact 
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The proposed Project would develop an approximately 25.4-acre currently undeveloped site, adding 
approximately 17.8 acres of impervious surface area. Under existing conditions, site runoff flows 
northward into the Oro Grande Wash, ultimately discharging into the Mojave River. The proposed Project 
would maintain the general drainage pattern.  

Stormwater runoff from the developed site would be collected via a system of catch basins and conveyed 
to above-ground infiltration basins located within landscaped areas, where it would infiltrate into the 
underlying soil. Once the required water quality volume is retained on-site, any excess runoff would be 
routed to Amargosa Road and discharged into the municipal storm drain system, which ultimately 
connects to the Oro Grande Wash and the Mojave River. Runoff from the fuel station area would be 
pretreated through an oil-water separator prior to entering the infiltration basins, thereby reducing the 
potential for pollutant discharge.  

The Project’s stormwater infrastructure has been designed in accordance with the San Bernardino County 
Hydrology manual, the County’s MS4 Permit requirements, and the City of Hesperia’s stormwater 
management standards. The system is sized to retain both the DCV and the hydromodification retention 
volume on-site, thereby preventing downstream stormwater infrastructure capacity exceedance. 
Although peak flow rates would increase under post-development conditions, the proposed drainage 
improvements would ensure that discharge rates remain within acceptable thresholds established by 
County standards.  

As such, the Project would not substantially alter existing drainage patterns in a manner that would 
exceed the capacity of existing or planned stormwater systems or result in substantial additional sources 
of polluted runoff. Therefore, impacts would be less than significant, and no mitigation is required.  

 

Construction 
Construction of the proposed Project would include activities that could temporarily alter the existing 
drainage pattern of the site and could result in flooding on or off the project site if drainage is not properly 
controlled. However, as described previously, implementation of the Project requires a SWPPP that would 
address site-specific drainage issues related to construction of the Project and include BMPs to eliminate 

Threshold 4.9-3(iii): Would the Project 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, in a manner which would create 
or contribute runoff water which would exceed the capacity of existing or 
planned storm water drainage systems or provide substantial additional 
sources of polluted runoff? 

  Level of Significance: Less than Significant Impact 

Threshold 4.9-3(iv): Would the Project 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, in a manner which would impede 
or redirect flood flows? 

  Level of Significance: Less than Significant Impact 
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the potential of flooding or alteration of a drainage pattern during construction activities. These BMPs 
would include regular monitoring and visual inspections during construction activities. Compliance with 
the County’s NPDES Permit and a SWPPP, as verified by the City through the construction permitting 
process, would prevent construction-related impacts related to potential impediment or redirection of 
flood flows. Therefore, Project impacts would be less than significant.  

Operations 
The project site is in an area of minimal flood hazard as depicted on FEMA FIRM Map No. 06071C6475H. 
As described previously, the proposed Project would result in an increase in impervious areas. As a result, 
the Project would increase surface flows compared to existing conditions. However, new stormwater 
drainage facilities would be installed, including aboveground infiltration basins, pervious landscaping, and 
new storm drains. The proposed drainage system would collect on-site flows via a series of catch basins 
and subsurface storm drains. The proposed stormwater system would accommodate existing stormwater 
infrastructure capacity by holding the design capture volume and hydromodification retention volumes 
onsite. In addition, landscaped areas would accept runoff water from impervious surfaces. The proposed 
Project’s flow rate would be greater than the existing flow rate; however, the drainage system would be 
designed to be consistent with County standards. Additionally, the Project’s storm drainage system has 
been designed to mitigate peak flows such that the 100-year storm event does not exceed the existing 
conditions for the 25-year storm event. As part of the permitting approval process, the City's Department 
of Public Works would review the proposed drainage and water quality design and engineering plans to 
ensure that they meet the County NPDES Permit requirements and would not result in flood impacts.  

Overall, the drainage facilities proposed for the Project have been sized to be consistent with the County 
MS4 permit requirements. The project site is not within an existing floodplain and would not contribute 
to increased flooding. Therefore, Project implementation would not substantially impede or redirect flood 
flows. Impacts would be less than significant, and no mitigation is required.  

According to FEMA FIRM Map No. 06071C6475H, the project site is located in “Zone X,” outside the 100-
year and 500-year floodplains. Tsunamis are large waves that occur in coastal areas; therefore, since the 
City is not located in a coastal area, no impacts due to tsunamis would occur. Additionally, the project site 
does not contain or is adjacent to any water bodies that could seiche. Therefore, the Project would result 
in no impacts related to a flood hazard, tsunami, seiche, or release of pollutants due to Project inundation. 
Impacts would be less than significant, and no mitigation is required. 

The proposed Project would not conflict with or obstruct implementation of a water quality control plan 
or a sustainable groundwater management plan. The project site is currently undeveloped and would 
result in an increase of approximately 17.8 acres of impervious surfaces. However, the Project includes a 
comprehensive stormwater management system designed to accommodate increased runoff while 

Threshold 4.9-4: Would the Project, in flood hazard, tsunami, or seiche zones, risk release of 
pollutants due to Project inundation? 

  Level of Significance: Less than Significant Impact 

Threshold 4.9-5: Would the Project conflict with or obstruct implementation of a water quality 
control plan or sustainable groundwater management plan? 

  Level of Significance: Less than Significant Impact 
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maintaining the site’s existing drainage patterns. Stormwater would be collected via catch basins, treated 
through structural BMPs including filter inserts and an oil-water separator, and conveyed to above-ground 
infiltration basins located within landscaped areas. These basins are designed to retain and infiltrate 
stormwater on-site, thereby reducing runoff volume and improving water quality.  

The Project is located within the jurisdiction of the Lahontan RWQCB, which implements the Water Quality 
Control Plan for the Lahontan Region (Basin Plan). The Basin Plan establishes water quality objectives and 
beneficial uses for surface and groundwater resources. The County’s NPDES Storm Water Permit, included 
as Municipal Code Chapter 08.30, would require the Project to prepare a WQMP that includes BMPs for 
source control, pollution prevention, site design, and structural treatment control BMPs. As part of the 
permitting approval process, construction plans would be required to demonstrate compliance with these 
regulations to minimize the potential of the Project to result in a degradation of water quality. The City’s 
Public Works Department will review and approve grading and drainage plans to ensure consistency with 
applicable water quality standards.  

Additionally, the Project is located within the adjudicated Mojave River Basin, which is governed by a 
court-approved judgment that allocates groundwater rights and is therefore not subject to a Sustainable 
Groundwater Management Plan under the Sustainable Groundwater Management Act. The Project does 
not propose direct groundwater extraction and includes infiltration features that support groundwater 
recharge. Therefore, the Project would not conflict with or obstruct implementation of a water quality 
control plan or sustainable groundwater management plan. Impacts would be less than significant, and 
no mitigation is required.  

4.9.7 Cumulative Impacts 
Water Quality 
Similar to the proposed Project, cumulative projects in the City would be required to comply with water 
quality control measures within the NPDES General Construction Permit that requires implementation of 
a SWPPP, WQMP, and BMPs that help reduce the impacts of pollutants on water quality. The NPDES 
Permit is mandated by the State, and specific guidelines are established by the Lahontan RWQCB to 
reduce the effects of local projects. Compliance with all relevant local, regional, and State water quality 
control guidelines listed in Section 4.9.2 would reduce cumulative impacts to less than significant level. As 
a result, the proposed Project would not generate impacts related to the water quality and thus would 
not make a cumulatively considerable contribution to significant cumulative impacts on water quality. 
Therefore, cumulative impacts related to water quality would be less than significant.  

Drainage Alteration 
The Project and other cumulative projects in the City would not create a significant cumulative impact 
when added together. Projects must comply with State and local regulations concerning stormwater 
runoff and treatment. These regulations ensure that significant cumulative impacts would not occur. 

As noted above, the Project would increase impervious surfaces, thereby increasing stormwater runoff. 
However, the Project would include the installation of a drainage network consisting of aboveground 
retention basins, pervious landscaping, and an oil water separator to detain, retain, and filter stormwater 
runoff. The stormwater system is designed to capture the 100-year flood event. As a result, the proposed 
Project would not generate runoff contributing to a significant cumulative impact concerning drainage, 
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erosion, siltation, flooding, or pollutant release due to inundation when combined with runoff from other 
projects. Therefore, cumulative impacts related to drainage would be less than significant. 

Groundwater Basin: Groundwater Supply and Groundwater Management Plans 
Projects within the Mojave River Watershed are required to comply with the State and regional water 
board requirements for the protection of groundwater resources. The Project would not result in a 
cumulatively considerable decrease in groundwater supplies or interfere substantially with groundwater 
supplies or recharge. Project activities would not extract groundwater during construction or operations. 
Further, the Project’s water demand would have been accounted for because the General Plan estimates 
proposed water usage of future development based on General Plan land uses. The proposed Project is 
consistent with the existing General Plan land use designation for the project site. As a result, the 
proposed Project would not generate impacts to the groundwater basin and would not make a 
cumulatively considerable contribution to significant cumulative impacts on the groundwater basin. 
Therefore, cumulative impacts related to the groundwater basin would be less than significant.  

4.9.8 Mitigation Program 
Standard Conditions 
No standard conditions are applicable.  

Mitigation Measures 
No mitigation is required.  

4.9.9 Level of Significance After Mitigation 
No significant impacts have been identified related to hydrology and water quality, and no mitigation is 
required.  
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4.10 LAND USE AND PLANNING 
4.10.1 Introduction 
This section of the EIR describes the existing land use conditions for the project site and evaluates the 
potential land use impacts that could result from implementation of the proposed Project. The pre-
development condition of the project site and surrounding area was used as the baseline with which to 
compare potential impacts associated with the Project.  

4.10.2 Regulatory Setting 
State Regulations 

Planning and Zoning Law 

The legal framework in which California cities and counties exercise local planning and land use functions 
is set forth in the California Planning and Zoning Law (Government Code §§65000 to 66499.58). State law 
delegates most of the State’s local land use and development decisions to cities and counties and 
describes laws pertaining to the regulation of land uses by local governments, including subdivisions and 
zoning. Each city and county must adopt a comprehensive, long-term general plan; there are fundamental 
requirements that must be met. These requirements include the inclusion of seven mandatory elements 
described in the Government Code, including a section on land use. Each of the elements must contain 
text and descriptions setting forth objectives, principles, standards, policies, and plan proposals; diagrams 
and maps that incorporate data and analysis; and mitigation measures. 

Senate Bill 375 

Senate Bill (SB) 375, approved by then-Governor Schwarzenegger in 2008, is intended to address climate 
change by promoting sustainable land use and transportation planning by reducing vehicle miles traveled 
(VMT) and promoting more sustainable and efficient transportation systems within California. The bill 
requires regional agencies to develop and implement a Sustainable Communities Strategy (SCS) as part of 
their regional transportation plans. The purpose of the SCS is to reduce greenhouse gas emissions (GHG), 
promote compact development, and increase transportation options. SB 375 encourages collaboration 
between local governments, transportation agencies, and other stakeholders to achieve these goals. 

Regional 

Southern California Association of Governments  

The Southern California Association of Governments (SCAG) is a council of governments representing San 
Bernardino, Los Angeles, Orange, Riverside, Ventura, and Imperial counties. SCAG is the federally 
recognized Metropolitan Planning Organization (MPO) for this region. SCAG is a regional planning agency 
and a forum for addressing regional issues concerning transportation, the economy, community 
development, and the environment. SCAG is also the regional clearinghouse for projects requiring 
environmental documentation under federal and State law. In this role, SCAG reviews proposed 
development and infrastructure projects to analyze their impacts on regional planning programs. As the 
Southern California region’s MPO, SCAG cooperates with the South Coast Air Quality Management District 
(SCAQMD), California Department of Transportation (Caltrans), and other agencies in preparing regional 
planning documents. SCAG has developed the Regional Housing Needs Assessment and the Regional 
Transportation Plan/Sustainability Communities Strategy (RTP/SCS or Connect SoCal).  
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SCAG 2024-2050 Regional Transportation Plan/Sustainable Communities Strategy (Connect 
SoCal) 

Connect SoCal is a long-range visioning plan that builds upon and expands land use and transportation 
strategies established over several planning cycles to increase mobility options and achieve a more 
sustainable growth pattern. Connect SoCal is a living, evolving blueprint for the region’s future, which is 
updated every four years (previously updated in April 2024). The City of Hesperia is a member jurisdiction 
of the San Bernardino Council of Governments (SBCOG) and a participating agency in SCAG’s Connect 
SoCal. Section 4.9.2 of the 2020-2050 RTP/SCS identifies ten goals that fall into four categories: economy, 
mobility, environment, and healthy/complete communities. The goals include the following:  

1. Encourage regional economic prosperity and global competitiveness; 

2. Improve mobility, accessibility, reliability, and travel safety for people and goods;  

3. Enhance the preservation, security, and resilience of the regional transportation system; 

4. Increase person and goods movement and travel choices within the transportation system; 

5. Reduce greenhouse gas emissions and improve air quality;  

6. Support healthy and equitable communities;  

7. Adapt to a changing climate and support an integrated regional development pattern and 
transportation network; 

8. Leverage new transportation technologies and data-driven solutions that result in more efficient 
travel; 

9. Encourage development of diverse housing types in areas that are supported by multiple 
transportation options; and  

10. Promote conservation of natural and agricultural lands and restoration of habitats.  

SCAG Intergovernmental Review Program 

SCAG’s Intergovernmental Review Program provides informational resources to regionally significant 
plans, projects, and programs per CEQA Guidelines Section 15206: Projects of Statewide, Regional, or 
Areawide Significance,75 to facilitate review for these projects’ consistency with SCAG’s adopted regional 
plans, to be determined by the lead agencies. Informational resources include regional goals, policies, 
jurisdictional growth forecasts, and mitigation measures.  

Local Regulations 

City of Hesperia General Plan  

The City of Hesperia General Plan (2010, updated 2025) serves as a foundation for land use and 
development decisions within the City. It provides goals and policies addressing land use, circulation, 
housing, conservation, open space, noise, and safety to ensure orderly growth, resource conservation, 

 
75  The Lead Agency shall determine that a proposed project is of statewide, regional, or areawide significance if the project meets various 

criteria, including “A proposed local general plan, element, or amendment thereof for which an EIR was prepared” (CEQA Guidelines 
§15206(b)(1)). 
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and environmental protection. The following seven state-mandated elements from the General Plan 
collectively guide the City’s long-term physical, social, and economic development.  

Land Use Element. The Land Use Element describes the general location, type, and intensity of 
development throughout the City. It identifies the distribution of residential, commercial, industrial, open 
space, and public uses to meet the community needs, support fiscal stability, and provide for the orderly 
development of the City. This element sets the policy framework for future land use decisions 

Circulation Element. The Circulation Element outlines the City’s plans to provide a transportation network 
system that allows the movement of people, goods, and services easily and safely throughout the City. 
This element identifies the broader issues on which the City bases its circulation and transportation 
policies and outlines the City’s goals and implementation policies to provide a safe and efficient 
transportation system strategy. 

Housing Element. The City is currently in its sixth cycle of the Housing Element, 2021-2029. The purpose 
of the Housing Element is to adequately plan to meet the housing needs of everyone in the community.  

Conservation Element. The purpose of the Conservation Element is to provide the public, decision 
makers, and staff a guide to set policy that will identify resources that should be preserved and set the 
foundation for preservation of these resources by using a variety of tools that will promote the 
sustainability and environmental integrity of the City. This element establishes the City's priorities relating 
to natural, historical, and paleontological resources and outlines the means for their preservation. 

Open Space Element. The Open Space Element provides the background for and details the City’s plans 
to preserve natural areas and resources, and to provide parks, community facilities, and trails for its 
residents. This element identifies the broader issues on which the City bases its open space and park 
policies and outlines its goals, policies, and objectives for conserving its natural resources. 

Noise Element. The Noise Element is a comprehensive program for including noise control in the planning 
process. It is a tool for achieving and maintaining land-use compatibility with environmental noise. The 
key feature of a Noise Element is the quantification of the community noise environment in terms of noise 
exposure contours of future transportation activities. 

Health and Safety Element. The Health and Safety Element identifies potential risks from natural and 
human-caused hazards, including seismic activity, flooding, wildfire, and hazardous materials, and 
establishes the policies to reduce risks to life, property, and infrastructure. It also outlines disaster 
preparedness and emergency response strategies to promote community resilience.  

Main Street and Freeway Corridor Specific Plan  

The Main Street and Freeway Corridor Specific Plan (MSFCSP) establishes a framework for the Main Street 
and freeway corridors and is intended to facilitate and support development and improvements along 
these corridors. The regulations of the specific plan replace those set forth in the zoning provisions of the 
Hesperia Municipal Code and any other applicable ordinances.  

City of Hesperia Municipal Code 

Hesperia Municipal Code Title 16. The Development Code, also known as Title 16 of the Hesperia 
Municipal Code (Municipal Code), provides specific standards for the development of property, such as 
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building setbacks, parking, and allowable land uses. The land uses in the Municipal Code are consistent 
with the uses established under the General Plan. 

4.10.3 Existing Conditions 
Existing and Surrounding Land Uses 
The project site is located north of Main Street, south of the California Aqueduct, east of Key Pointe Drive 
and Amargosa Road, and west of I-15 (see Figure 3-2 in Section 3.0: Project Description). The project site 
is undeveloped and vacant; vegetation includes shrubs, grasslands, and western Joshua trees. The project 
site is located in an urban area of the City, bordered by a hotel, gas station, and fast-food restaurant to 
the southwest along Key Pointe Drive, I-15 to the east and southeast, and vacant land to the north and 
west. The California Aqueduct is approximately 170 feet north of the project site’s northern boundary. 
Additionally, a recreational vehicle (RV) and mobile home park are located west, approximately 730 feet 
from the Amargosa Road at Key Pointe Drive intersection. 

General Plan and Zoning Designations 
The City of Hesperia General Plan 2010 (General Plan) serves as the City’s comprehensive framework for 
guiding future development. It outlines goals and policies that inform land use decisions and ensure 
consistency with the City’s long-term vision. As part of the 2010 update, the City adopted a unified land 
use map, eliminating the separate zoning map and resolving prior inconsistencies, so that all land use 
designations are now reflected on a single General Plan map. 

The project site is within the boundaries of the Main Street and Freeway Corridor Specific Plan (MSFCSP) 
area and is zoned Regional Commercial (RC), as shown in Figure 3-3 and Figure 3-4 in Section 3.0: Project 
Description. The MSFCSP includes all freeway frontages within the City as well as the commercial and 
industrial areas parallel to the freeway corridor. In addition, it includes the commercial, industrial, and 
high-density residential properties adjacent to Main Street. The MSFCSP contains the majority of the 
commercially designated areas within the City, as well as the Civic Center complex (north of Main Street 
and west of Seventh Avenue), and a large portion of the industrial area located between Hesperia Road 
and I Avenue. 

The RC zoning district allows for various commercial uses, including permitted uses such as large-scale 
“big box” regional shopping centers, hospitality, and entertainment uses such as live performance 
theatres, casinos, hotels, convention spaces, restaurants, specialty, and supporting retail. Conditional uses 
in the RC zone include vehicle fuel stations, vehicle wash facilities, and off-site alcohol sales. 

4.10.4 Methodology 
The pre-development conditions of the project site and surrounding area are used as the baseline to 
compare potential impacts associated with the Project. The analysis of the project site is based on the 
conditions of the site when the Notice of Preparation (NOP) was published. The Project is evaluated 
against the significance criteria below, as the basis for determining the level of impacts related to land use 
and planning. This analysis considers existing regulations, laws, and standards that serve to avoid or 
reduce potential environmental impacts.  
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4.10.5 Thresholds of Significance 
The following significance criteria for land use and planning were derived from the Environmental 
Checklist in CEQA Guidelines, Appendix G. The proposed Project would result in a significant impact 
related to land use and planning if it would:  

 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. 

As addressed in Section 1.5: Summary of Effects With No Impact, the following threshold was addressed 
in the Initial Study (Appendix A). The City determined that the Project would not have a significant impact 
on the following threshold for the reasons stated below and that no further analysis was required: 

 Physically divide an established community 

A project could have a significant environmental impact if it were sufficiently large or otherwise configured 
in such a way as to create a physical barrier or other physical division within an established community. 
The project site is currently vacant and undeveloped. There are no habitable structures on the site. 
Existing residential and commercial development proximate to the project site would not be physically 
divided by the proposed Project.  

4.10.6 Project Impacts and Mitigation 

 

Connect SoCal Goal Analysis 
Project-relevant Connect SoCal goals for land use and planning are addressed below. 

Mobility: Build and maintain an integrated multimodal transportation network. 

 Support investments that are well-maintained and operated, coordinated, resilient, and result in 
improved safety, improved air quality, and minimized greenhouse gas emissions. 

Communities: Develop, connect and sustain livable and thriving communities. 

 Create human-centered communities in urban, suburban, and rural settings to increase mobility 
options and reduce travel distances. 

Environment: Create a healthy region for the people of today and tomorrow. 

 Integrate the region’s development pattern and transportation network to improve air quality, 
reduce greenhouse gas emissions, and enable more sustainable use of energy and water. 

Economy: Support a sustainable, efficient, and productive regional economic environment that 
provides opportunities for all people in the region. 

 Improve access to jobs and educational resources. 

Threshold 4.10-1: Would the Project 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? 

  Level of Significance: Less than Significant Impact 
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Consistent with the goals and subgoals above, the project site is located near existing transit routes (i.e., 
VVTA routes along Amargosa Road and Main Street), access to I-15, and to truck routes. The siting of the 
Project within a semi-urbanized area would place an employment center and a bulk retail center near 
existing residential uses in the City. Locating an employment center near residential uses would 
potentially reduce the trip lengths required for existing residents to travel to work, thereby reducing 
mobile emissions. This reduction in travel would lead to decreased energy use, improved air quality, and 
more environmentally sustainable development. These improvements are encouraged through the 
development of alternative transportation methods, green building design techniques, and compliance 
with the California Building Energy Efficiency Standards and the Green Building Standards Code 
(CALGreen). The Project would allow for the development of a big box retail center, a fuel station, and a 
car wash on vacant land to provide additional employment opportunities. The Project is consistent with 
the applicable goals of the 2024-2050 RTP/SCS. Connect SoCal is discussed further in Section 4.2: Air 
Quality, Section 4.5: Energy, Section 4.7: Greenhouse Gas Emissions, and Section 4.13: Transportation, 
and similarly concludes that the Project would not conflict with any other applicable goals of the 2024-
2050 RTP/SCS in each respective section of this EIR. Therefore, the proposed Project would not result in a 
change in, or conflict with, any Connect SoCal goal that would result in potentially significant impacts. 
Impacts would be less than significant, and no mitigation is required.  

General Plan Consistency Analysis  
General plan goals and policies relevant to the Project are addressed in Table 4.10-1: General Plan 
Consistency Analysis. As indicated in the table, the Project would be consistent with applicable City of 
Hesperia General Plan policies. Therefore, the proposed Project would not result in a change in, or conflict 
with, any General Plan policy that would result in potentially significant impacts. Therefore, impacts would 
be less than significant. 
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Table 4.10-1: General Plan Consistency Analysis 

General Plan Policies Project Consistency Analysis 

Land Use Element 

Goal LU-1: An arrangement of compatible land uses that protects and maintains attractive and safe neighborhoods while providing opportunities for 
commercial and industrial uses.  

Policy LU-1.1: Maintain a balanced mix of high quality residential, 
retail, employment, industrial, open space, and public facility land 
uses to ensure a range of lifestyle options and convenient access 
to shops, restaurants, services, and well-paid jobs.  

Consistent. The Project contributes to the City’s goal of maintaining a balanced land use 
pattern by developing an underutilized parcel for regional retail and service uses. The 
big-box store and associated automotive services would provide local access to goods 
and services and create new employment opportunities, supporting the City’s economic 
vitality and fiscal stability objectives. Therefore, the Project would comply with this 
General Plan policy.  

Policy LU-1.2: Require that new development is located, scaled, 
buffered, and designed to minimize negative impacts on existing 
conforming uses and adjacent neighborhoods.  

Consistent. The Project includes site design features (e.g., landscaping, fencing, and 
setback buffers) to visually screen and separate commercial activities from adjacent 
roadways and land uses. Building heights (maximum 33 feet) and site lighting are 
consistent with RC zone standards, and all lighting would be shielded and directed 
downward to minimize glare and off-site spill. The design, scale, and buffering are 
consistent with City development standards, ensuring compatibility with surrounding 
uses. Therefore, the Project would comply with this General Plan policy.  

Policy LU-1.3: Preserve undeveloped non-residential areas west of 
Interstate 15 for commercial and industrial uses to promote land 
use compatibility and maintain the economic viability of the 
planning area. 

Consistent. The Project site is located west of I-15 within the City’s designated 
commercial corridor and develops a currently vacant site for commercial purposes. By 
introducing a major retail anchor use and supporting services, the Project fulfills the 
intent of this policy by ensuring that land west of I-15 is utilized for viable commercial 
uses that reinforce the corridor’s economic role. Therefore, the Project would comply 
with this General Plan policy.  

Goal LU-3: Balanced and efficient commercial development that is attractive, safe, accessible, and strengthens the local economy. 

Policy LU-3.2: Encourage a diverse mix of commercial and service 
businesses that provide employment opportunities and support 
the local tax base.  

Consistent. The proposed big box store, fuel station, and carwash would add diversity to 
the City’s commercial base by integrating retail, automotive services, and convenience 
offerings on one site. The Project is expected to generate sales tax revenues and 
employment for residents, consistent with this policy. Therefore, the Project would 
comply with this General Plan policy.  

Policy LU-3.3: Promote the development of retail, restaurant, and 
entertainment uses along Main Street to facilitate a more 
pedestrian-friendly environment. 

Consistent. The Project is located within the MSFCSP area and supports the corridor’s 
function as a regional retail hub. The Project includes on-site pedestrian pathways and 
sidewalks along Amargosa Road, enhancing pedestrian connectivity and safety in the 
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Table 4.10-1: General Plan Consistency Analysis 

General Plan Policies Project Consistency Analysis 

vicinity of Main Street. Therefore, the Project would comply with this General Plan 
policy.  

Policy LU-3.4: Encourage the inclusion and beautification of on-
site pedestrian pathways, particularly connecting parking lots to 
business entrances, through the use of landscaping.  

Consistent. The Project’s site plan includes landscaped pedestrian walkways connecting 
parking areas to the store entrance and fuel station kiosk. Over 38 percent of the site 
would be landscaped, exceeding the MSFCSP requirement and creating an attractive, 
accessible pedestrian environment. Therefore, the Project would comply with this 
General Plan policy.  

Policy LU-3.5: Require theme elements on all major commercial 
developments to distinguish them from other centers, foster 
individuality, and promote gathering opportunities.  

Consistent. The Project’s architecture incorporates coordinated color schemes, varied 
materials (smooth precast concrete, split-face CMU, fiber-cement panels, and stone 
accents), and distinctive signage to create visual interest and a cohesive theme. These 
features distinguish the Project from surrounding developments while promoting an 
attractive retail environment. Therefore, the Project would comply with this General 
Plan policy.  

Policy LU-3.6: Require varied planes and textures and variety in 
materials to provide superior architectural design on commercial 
buildings. 

Consistent. The Project’s building elevations incorporate multiple materials and façade 
treatments that break up massing and provide visual depth. The fuel station and 
carwash structures also utilize consistent materials and color palettes to achieve 
architectural unity across the site. This meets or exceeds the City’s commercial design 
expectations. Therefore, the Project would comply with this General Plan policy.  

Policy LU-3.7: Require delivery areas to be separated from 
pedestrian areas. 

Consistent. The Project provides six truck loading docks located on the west side of the 
big-box retail building, physically separated from public entrances and pedestrian 
pathways. Pedestrian access is routed along the southern and eastern sides of the 
building. Therefore, the Project would comply with this General Plan policy.  

Goal LU-5: High quality public facilities that serve the needs of the community through schools, parks, open space, services, and utilities and 
infrastructure. 

Policy LU-5.2: Manage the development of public facilities to 
assure adequate levels of service, while remaining compatible 
with existing and future land uses. 

Consistent. The Project demonstrates infrastructure availability for water, wastewater, 
drainage, and power and includes system upgrades (such as grease interceptors, storm 
drain connections, and retention basins) to ensure adequate capacity and compliance 
with service standards. Therefore, the Project is consistent with this General Plan policy.  

Policy LU-5.3: Encourage use of stealth design for wireless 
communications facilities and other related facilities.  

Consistent. While no new telecommunications towers are proposed, any associated 
communication equipment would be installed consistent with City standards and 
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Natural Gas. SoCalGas provides natural gas services to the City. As discussed in Section 4.5: Energy, the 
Project is anticipated to consume approximately 1.6 million kilo-British Thermal Units (kBTU), or 16,398 
therms of natural gas annually during operations (see Table 4.5-6). Existing natural gas infrastructure is 
available in the vicinity and can serve the project site. As discussed in Section 4.5, the Project’s annual 
natural gas usage would represent less than 0.01 percent of the County’s total 2022 consumption and 
approximately 0.07 percent of SoCalGas’s projected daily planning area consumption. No new or 
expanded off-site natural gas infrastructure would be required. All necessary improvements would occur 
within previously disturbed areas or as part of the Project’s on-site development. Therefore, impacts 
related to natural gas infrastructure would be less than significant, and no additional mitigation is 
required.  

Telecommunication. Telecommunication services to the project site would be provided by private 
purveyors. The existing telecommunication infrastructure is located in adjacent rights-of-way and 
currently serves the surrounding development. Extension of service to the project site would involve 
connections to these lines, with improvement occurring within previously disturbed areas, such as 
roadways and utility corridors. The service provider would determine any necessary upgrades or 
extensions to meet the Project's demand. However, substantial new telecommunications infrastructure 
would not be required. Therefore, impacts related to telecommunication services would be less than 
significant, and no additional mitigation is required. 

Solid Waste 

 
The Project would be served by the Victorville Sanitary Landfill.  

Construction  
Site preparation (vegetation removal and grading activities) and construction activities would generate 
typical construction debris, including wood, paper, glass, metals, cardboard, and green waste. Non-
salvaged construction and demolition waste would result in incremental, intermittent increases in solid 
waste disposal at the Victorville Sanitary Landfill, which has a maximum daily capacity of 3,000 tons and 
a remaining capacity of 79,400,000 cubic yards.111 Therefore, the landfill would support a temporary 
increase in solid waste during construction of the Project. Recycling construction debris would reduce the 
amount of waste disposed of at the Victorville Sanitary Landfill and contribute to the City's, the California 
Building Code's, and AB 939's recycling goals. Construction activities would be required to comply with all 
federal, State, and local statutes and regulations related to solid waste. As a result, impacts associated 
with short-term solid waste would be less than significant, and no mitigation is required. 

 
111  CalRecycle, SWIS Facility/Site Activity Data, Victorville Sanitary Landfill (36-AA-0045). Available at: 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/1870?siteID=2652. Accessed April 30, 2025. 

Threshold 4.15-6: Would the Project 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? 

  Level of Significance: Less than Significant Impact 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/1870?siteID=2652
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Operations 
Based on a generation rate of 2.5 pounds per 1,000 sf per day for commercial retail uses, the Project 
would generate approximately 427 pounds per day, or approximately 0.21 tons per day.112 This accounts 
for less than one percent of the Victorville Sanitary Landfill's maximum daily capacity. The existing landfill 
would have sufficient capacity to serve the proposed Project, and the solid waste generated during 
construction and operations would represent a nominal increase over the landfill's daily permitted 
tonnage. Compliance with all applicable regulations and laws regarding solid waste would further reduce 
impacts. Therefore, impacts are less than significant, and no mitigation is required. 

 
The Project would comply with applicable local, State, and federal regulations regarding solid waste, 
including those of the City of Hesperia. Regulations specifically applicable to the proposed Project include 
the California Integrated Waste Management Act of 1989 (AB 939), AB 1826, SB 2022, SB 1383, SB 1019, 
CalGreen Code Section 4.408, AB 341, and Municipal Code Chapter 8.04. The regulatory framework is 
described above in the regulatory setting of this EIR section and details what requirements the Project 
must follow to be compliant. The  Municipal Code Chapter 8.04 outlines policies and regulations regarding 
solid waste handling and recycling for both customers and collectors. Compliance with the above-
mentioned policies and programs would ensure that the Project would not conflict with federal, State, 
and local statutes and regulations related to solid waste. Further, the General Plan contains goals and 
policies related to solid waste and recycling. Following adherence to these federal, State, and local 
statutes and regulations pertaining to solid waste, impacts would be less than significant, and no 
mitigation is required.  

4.15.7 Cumulative Impacts 
For public utilities and service systems, cumulative impacts are considered on a system-wide basis and 
are associated with the capacity of existing and planned infrastructure from local responsible agencies. 
As addressed in this section of the EIR, the Project would not result in significant impacts to utilities and 
service systems, provided compliance with existing laws, ordinances, regulations, and standards.  

Water. The geographic context for the cumulative analysis of water is the HWD service area. The Project 
would result in an incremental increase in demand for water supplies. Similarly, past, present, and 
reasonably foreseeable future development within the HWD service area would also contribute to 
increased long-term water demand.  

The HWD’s 2020 UWMP evaluates the reliability of existing and projected water supplies under average, 
single dry, and multiple-dry conditions through 2045. For projects that meet statutory thresholds, Water 
Supply Assessments (WSAs) would be required under SB 610 to ensure consistency with the UWMP and 
to evaluate long-term supply reliability on a project-specific basis.  

 
112  CalRecycle, Estimated Solid Waste Generation Rates. Available at: 

https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates.Accessed April 03, 2025.  

Threshold 4.15-7: Would the Project comply with federal, State, and local management and 
reduction statutes and regulations related to solid waste? 

  Level of Significance: Less than Significant Impact 

https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates
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Any new water facilities required to serve future development would be subject to separate 
environmental review and compliance with all applicable County and City regulations. Project applicants 
are also responsible for funding the water-related infrastructure improvements necessary to serve their 
developments. Based on the 2020 UWMP, the HWD has adequate water supplies to serve the Project, 
including existing and future uses, during average, single-dry, and multiple-dry years. Therefore, the 
Project’s contribution to cumulative water supply impacts would not be cumulatively considerable. 
Impacts would be less than significant, and no mitigation is required. 

Wastewater. The geographic context for the cumulative analysis of wastewater impacts is the RWWTP 
service area, which serves the City and surrounding areas. The Project would generate wastewater 
consistent with typical commercial development and would be served by existing infrastructure within 
the RWWTP service area.  

Given the available capacity at the RWWTP, the Project's wastewater treatment needs, when considered 
in combination with past, present, and reasonably foreseeable future development within the service 
area, would not require the construction or expansion of wastewater treatment facilities that could result 
in significant environmental impacts. The Project would have adequate wastewater capacity to 
accommodate demand, and future development would similarly be required to demonstrate sufficient 
capacity as part of the development review process.  

All development within the RWWTP service area is subject to applicable federal, State, and local 
regulations governing wastewater collection, treatment, and discharge. These regulatory requirements 
are designed to minimize environmental impacts and ensure that cumulative wastewater impacts would 
not be cumulatively considerable. Therefore, the Project’s contribution to cumulative wastewater impacts 
would not be cumulatively considerable. Impacts would be less than significant, and no mitigation is 
required.  

Dry Utilities. The Project would result in a less than significant impact related to dry utilities, including 
electric power, natural gas, and telecommunications. The geographic context for the cumulative analysis 
of dry utilities includes the service areas of SCE, SoCalGas, and private telecommunication providers 
serving the City.  

The Project's electric power, natural gas, and telecommunication demands, when considered in 
combination with past, present, and reasonably foreseeable future projects within the utility providers’ 
service areas, would not require the relocation or construction of new or expanded off-site utility 
infrastructure that could result in significant environmental impacts or exceed existing system capacities.  

All development within the service areas of these providers would be required to comply with applicable 
federal, State, and local regulations that govern utility infrastructure planning, construction, and 
environmental protection. These requirements ensure that cumulative impacts are minimized and that 
utility infrastructure is expanded in a coordinated and environmentally responsible manner. Based on the 
foregoing, the Project’s contribution to cumulative impacts related to dry utilities would not be 
cumulatively considerable. Therefore, cumulative impacts associated with electric power, natural gas, and 
telecommunication facilities would be less than significant, and no mitigation is required.  

Landfills and Solid Waste. The geographic context for the cumulative analysis of solid waste impacts 
includes the Victorville Sanitary Landfill service area and other regional landfills serving San Bernardino 
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