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the less sensitive daytime hours and would cease once building construction 
ended. Construction activities will comply with the City’s Municipal Code Section § 
19.80.100 which exempts construction activities from the noise level standards 
between the hours of 7:00 a.m. to 7:00 p.m. except on Sundays and Federal 
holidays.  

 
The noise analysis sensitive noise receiver locations to analyze potential noise 
impacts from construction activities. Results of the analysis are as follows:9 
 

 R1: Approximately 14 feet west of the site: Highest level: 63.3 dBA Leq 
 R2: Approximately 152 feet northeast of the site: Highest level: 56.6 dBA Leq 
 R3: Approximately 418 feet west of the site:  Highest level: 55.8 dBA Leq 
 R4: Approximately 112 feet south of the site: Highest level: 59.2 dBA Leq 

R5: Approximately 395 feet south of the site: Highest level: 54.9 dBA Leq 
 

Results of the construction noise analysis show that the nearest receiver locations 
will be 16.7 to 25.1 dBA Leq below the daytime 80 dBA Leq significance threshold 
established by the FTA, and therefore impacts due to Project construction noise is 
considered less than significant.  
 
Operational Noise 
At buildout, principal Project-related noise sources will include air conditioning 
units, outdoor activities, music, an outdoor movie screen, trash enclosure activity, 
and parking lot activity. According to the project application, background music will 
be played in the main and secondary lodges throughout the day from 6:00 a.m. to 
10:00 p.m. on small satellite speakers. The audio for the outdoor movie area is 
broadcast by personal FM radios or mobile apps.  No central loudspeakers will be 
used on-site. Operational noise levels were evaluated against the City’s exterior 
noise level thresholds at the five nearby noise-sensitive receiver locations listed 
above. 
 
Off-Site Noise Impacts 
According to the noise study, Project operational noise levels at the off-site 
receiver locations are as follows: 
 

• Daytime operational noise levels would range from 33.4 to 38.5 dBA Leq; 
• Nighttime operational noise levels would range from 25.8 to 32.5 dBA Leq; 

and 
• The 24-hour CNEL would range from 34.0 to 40.1 dBA CNEL.   

 
These noise levels are low due to the relatively quiet on-site activities, and the 
distance between the developed portion of the Project and the sensitive receptors. 
The City’s exterior noise level standards for residential uses (sensitive receivers) 
are 55 dBA Leq during the daytime hours and 45 dBA Leq during nighttime hours. 

 
9  Table 11-3 Construction Noise Level Compliance, “Ofland 29 Palms Noise Impact Analysis,” prepared 

by Urban Crossroads January 11, 2024. See Appendix G of this Initial Study. 
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Results of the noise analysis show Project operational noise levels would not 
exceed these standards. Therefore, impacts are considered less than significant. 
 
The Project operational noise levels are combined with the existing ambient noise 
levels measurements for the nearest off-site receiver to evaluate the ambient 
operational noise level increases in the Project area. As shown in the Table below, 
he Project will generate daytime and nighttime operational noise level increases 
ranging from 0.0 to 0.2 dBA Leq at the nearest receiver locations.10  

 
Table 7 

Project Operational Noise Level Increases 

 
Receiver 
Location 

Total Project 
Operational 
Noise Level 

 
Measurement 

Location 

Reference 
Ambient 

Noise 
Levels 

Combined 
Project 

and 
Ambient 

 
Project 
Increase 

 
Increase 
Criteria 

Increase 
Criteria 

Exceeded? 

R1 40.1 L2 63.3 63.3 0.0 3 No 
R2 35.2 L1 48.0 48.2 0.2 5 No 
R3 34.5 L4 60.0 60.0 0.0 3 No 
R4 35.9 L3 51.3 51.4 0.1 5 No 
R5 34.0 L3 51.3 51.4 0.1 5 No 

 
As described above, for a noise level increase to be considered substantial, a 
project would need to increase ambient noise levels by more than 5 dBA CNEL if 
existing conditions are less than 60 dBA CNEL, more than 3 dBA CNEL if existing 
conditions are 60-65 dBA CNEL, and more than 1.5 dBA CNEL if existing 
conditions are greater than 65 dBA CNEL. Therefore, Project-related operational 
ambient noise level increases will be well below these thresholds, will not be 
perceptible, and Impacts are considered less than significant. 
 
Transportation Noise  
 
On-Site Transportation Noise 
The primary source of exterior transportation noise affecting the Project site is 
anticipated to be from SR-62/Twentynine Palms Highway. According to the noise 
analysis, and per the City’s General Plan land use compatibility standards, noise 
levels of up to 65 dBA CNEL are “acceptable” for residential districts. Results of 
the noise analysis indicate that the Project building façade nearest to SR-62 is 
anticipated to experience an unmitigated exterior noise level of 59.9 dBA CNEL, 
which does not exceed the land use compatibility noise thresholds.  
 
To evaluate interior transportation noise impacts, the noise analysis relies on the 
acceptable 45 dBA CNEL interior noise limit for new construction. A noise level 
greater than 57 CNEL at a building façade will require a windows-closed condition 
and would require mechanical ventilation (e.g. air conditioning). Since the Project 

 
10  Table 10-5: Daytime Project Operational Nosie Level Increases and Table 10-6: Nighttime Project 

Operational Nosie Level Increase, Project Noise Study. See Appendix G of this Initial Study. 
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would experience an unmitigated exterior noise level of 59.9 dBA CNEL and will 
be providing air conditioning on all units, offices, and meeting spaces, to satisfy 
the 45 dBA CNEL interior noise level standard for interior uses, standard windows 
with minimum STC ratings of 27 for all windows will suffice, and the interior noise 
level standards would be met. Therefore, no mitigation is required to assure that 
interior noise level impacts are below the City’s threshold, and impacts will be less 
than significant. 
 
Off-Site Transportation Noise 
According to the Project traffic study, the Project is anticipated to generate a 
maximum of 894 external vehicle trip-ends per day with 53 external AM peak 
vehicle hour trips and 58 external PM peak hour vehicle trips, which would 
represent an incremental increase to the 25,300 existing average daily traffic 
volume on SR-62. The noise study determined that the increase to the existing 
daily traffic on Lear Avenue north of Cactus Drive would not be perceptible due to 
the dominant traffic noise generated by SR-62. Due to the low traffic volumes 
generated by the Project and the dominant noise source of existing traffic on SR-
62, the off-site traffic noise impacts are considered less than significant. 
 

b) Less Than Significant Impact. Groundborne vibration would produce 
groundborne noise, which is often described as a rumbling sound. During 
construction of the proposed Project, ground-borne vibration and/or ground-borne 
noise would be generated, which could be felt by adjacent land uses. Construction 
activity can result in varying degrees of ground vibration, depending on the 
equipment and methods used, distance to the affected structures and soil type. 

 
The noise analysis used the vibration assessment methods defined by the Federal 
Transit Administration, Transit Noise and Vibration Impact Assessment Manual. 
The same five receiver locations described above were used to analyze vibration-
related impacts. Based on the City’s maximum acceptable continuous vibration 
threshold of 0.2 PPV (in/sec), the noise analysis found that typical Project 
construction vibration levels would not exceed the thresholds at all receiver 
locations, as shown in the Table below. 

 
Table 8 

Construction Vibration Levels 
 

 
Receiver 

Distance 
to 

Const. 
Activity 
(Feet) 

Typical Construction Vibration Levels 
PPV (in/sec) 

 
Thresholds 

PPV 
(in/sec) 

 
Thresholds 
Exceeded?  

Small 
bulldozer 

 
Jackhammer 

 
Loaded 
Trucks 

 
Large 

bulldozer 

Highest 
Vibration 

Level 

R1 514' 0.000 0.000 0.001 0.001 0.001 0.20 No 
R2 652' 0.000 0.000 0.001 0.001 0.001 0.20 No 
R3 918' 0.000 0.000 0.000 0.000 0.000 0.20 No 
R4 612' 0.000 0.000 0.001 0.001 0.001 0.20 No 
R5 895' 0.000 0.000 0.000 0.000 0.000 0.20 No 
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It is expected that ground-borne vibration from project construction activities would 
cause only intermittent, localized intrusion due to heavy construction equipment 
and trucks, at levels well below the threshold. The City will require that construction 
activity comply with Section § 19.80.100 of the Municipal Code, which limits 
construction activity to hours during the less sensitive daytime hours. These 
requirements will assure that short-term ground-borne vibration impacts will be 
less than significant. Long-term operation of the project is not expected to generate 
ground-borne vibrations or noise. Impacts will be less than significant. 
 

c) No Impact. The Project site is located approximately 11 miles west of the Palm 
Twentynine Palms Airport and outside of existing and modeled future airport noise 
contours. Therefore, no impacts would occur, and no mitigation measures would 
be required. 

  
Mitigation Measures: None. 
 
Monitoring: None. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XIV. POPULATION AND HOUSING – Would 
the project:     

a) Induce substantial population growth in an 
area, either directly (for example, by 
proposing new homes and businesses) or 
indirectly (for example, through extension of 
roads or other infrastructure)? 

  X  

b) Displace substantial numbers of existing 
people or housing, necessitating the 
construction of replacement housing 
elsewhere? 

   X 

Sources: U.S. Census Bureau, Southern California Association of Government, “Pre-Certified Local Housing 
Data for the City of Twentynine Palms”, (updated 2021); Southern California Association of Governments, 
“Current Context Demographics and Growth Forecast” (2020).  
 
Environmental Setting 
 
In 2023, Twentynine Palms was estimated to have a population size of approximately 
28,734. 11The household size is a mix of single- and multi-family homes. 32.2% of 
households consist of 2 people, and 25% of households consist of one person. The City 
has a total of 9,681 housing units, of which 8,749 units are occupied, equating to a 9.6% 
vacancy rate.12  The City’s population size is expected to increase to approximately 
33,300 by 2045.13  
 
Discussion of Impacts 
 
a) Less Than Significant Impact. The construction of the Project would result in a 

resort in which 100 units, 25 employee housing units, and complementary 
amenities will be located on approximately 42 acres. The local population is 
expected to fulfill the Project’s employee needs. The Project will require roadway 
improvements along Lear Avenue and Sullivan Road, however these roadways 
are part of the City’s existing circulation system and planned buildout, and are not 
considered expansions of the existing circulation system. Therefore, no population 
growth will be generated as a result of the Project’s development. For this reason, 
less than significant impact will occur.   

 
 
 

 
11  U.S. Census Bureau, Twentynine Palms City, 

https://www.census.gov/quickfacts/fact/table/twentyninepalms/. 
12  Southern California Association of Government, Pre-Certified Local Housing Data for the City of 

Twentynine Palms, Updated April 2021. 
13  Southern California Association of Government, Current Context Demographics and Growth 

Forecast, Sept. 2020. 
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b) No Impact. The site’s existing condition is undeveloped and vacant. There are no 
homes or communities located on-site which would otherwise be displaced by the 
Project. Since no relocation is occurring, the construction of replacement housing 
is not required. Overall, the Project will not displace or relocate homes. No impacts 
will occur.  

 
Mitigation Measures: None required. 
 
Monitoring: None required. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XV. PUBLIC SERVICES     

a) Would the project result in substantial adverse physical impacts associated with the provision of new 
or physically altered governmental facilities, need for new or physically altered governmental facilities, 
the construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the public services: 

Fire protection?    X  

Police protection?   X  

Schools?   X  

Parks?    X  

Other public facilities?    X  
Sources: City of Twentynine Palms General Plan; Google Earth; Online Resources; Project materials. 
 
Environmental Setting 
 
Fire Protection 
The San Bernardino County Fire Department (SBCoFD) is responsible for fire protection 
within the City. SBCoFD operates 67 fire stations in 24 cities and covers approximately 
19,278 square miles in the County. SBCoFD has a staff of about 1,017 county firefighting 
personnel and 654 fire suppression personnel available during each 24-hour period. The 
nearest fire station is Station# 44 at 6560 Adobe Road, located 5.1 miles east of the 
Project site. 
 
Police Protection 
The San Bernardino County Sheriff's Department is responsible for law enforcement in 
the City. A local police station operates out of City Hall at 6135 Adobe Road. The main 
police station is located at 6527 White Feather Road in Joshua Tree, approximately 7.2 
miles west of the Project site.  
 
Schools 
The City and the Project are located within the boundaries of the Morongo Unified School 
District (MUSD), which provides public school facilities to accommodate students. The 
MUSD currently operates eighteen schools within its district, which stretches beyond 
Twentynine Palms to Yucca Valley and Morongo Valley. The nearest MUSD school, 
Twentynine Palms High School, is located approximately 3.9 miles northeast of the 
Project site. 
 
Parks 
There are a total of four existing parks (i.e. Bucklin Park, Luckie Park, Knott’s Sky Park, 
and Veteran’s Park) in the City. Pioneer Park is planned, but not yet constructed. The 
City’s other major recreational facilities include Theatre 29, the Senior Community Center, 
Parks and Recreation Community Services Building, and Parks and Recreation 
Administration Building.  
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Discussion of Impacts 
 
Fire Protection 
Less than Significant Impact. Although the addition of new structures has the potential 
to increase fire department calls, the Project is consistent with planned growth in the area, 
and will add single story structures similar in mass and scale to the residential 
development that would occur under the current Land Use and Zoning designation. In 
addition, the development plans for the Project will be reviewed by the Fire Department 
so that they meet Fire Code, and access and circulation requirements to assure that the 
Department can access all structures on-site. The Project will also generate transient 
occupancy and property taxes for the City, which will provide revenue to offset additional 
service costs. The proposed Project will comply with the California Fire Code and 
regulations of the County Fire Department to reduce fire protection impacts to less than 
significant levels. 
 
Police Protection 
Less than Significant Impact. The proposed Project could potentially increase the 
number of police service calls due to an increase in onsite hotel guests, employees, and 
visitors. Based on the type and intensity of the proposed uses, the Project would not 
require the construction of new or expanded police station facilities. Project site plans 
would be reviewed by the Police Department, and the Project will be required to meet 
standard safety requirements. The Project will also generate transient occupancy and 
property taxes for the City, which will provide revenue to offset additional service costs. 
Impacts associated with police protection are expected to be less than significant. 
 
Schools: 
Less than Significant Impact. The Project does not propose any separate residential 
uses and therefore would not directly generate additional demand for schools. On-site 
employee housing and is unlikely to generate new demand for schools, since employees 
would have single residency access, not family access. While the Project could generate 
a small number of jobs, these jobs are expected to be mostly filled by existing residents 
of the area, and thus would not generate significant additional demand on school 
resources. As required by State law, the Project will be required to pay school impact 
fees, which are specifically designed to mitigate the impacts to schools caused by new 
development. Impacts would be less than significant. 
 
Parks/Other Public Facilities 
Less than Significant Impact. The proposed hotel will not induce substantial population 
growth. Parks, libraries and other public services are not expected to experience a 
significant increase in demand as a result of the Project, and no resulting physical impacts 
are expected to occur to these facilities, because the Project will provide hotel rooms, not 
permanent housing, and hotel guests are not expected to use recreational facilities due 
to the on-site recreation provided at the Project. The proposed development would not 
warrant the construction of new or expanded facilities, and environmental impacts would 
be less than significant. 
 
Mitigation Measures: None. 
Monitoring: None.  
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XVI. RECREATION --     

a) Would the project increase the use of 
existing neighborhood and regional parks or 
other recreational facilities such that 
substantial physical deterioration of the facility 
would occur or be accelerated?  

  X  

b) Does the project include recreational 
facilities or require the construction or 
expansion of recreational facilities which 
might have an adverse physical effect on the 
environment?  

  X  

Sources: Google Earth; City of Twentynine Palms General Plan.  
 
Environmental Setting 
 
The City of Twentynine Palms has 175 acres of recreational facilities made up of parks, 
special use areas and passive use areas provided by different sources including the City 
of Twentynine Palms and the Morongo School District. The City also enjoys access to the 
Joshua Tree National Park and a number of hiking trails, including the Indian Cove Boy 
Scout Trail and Fortynine Palms Oasis. Parks in the project area include Knox Sky Park 
(3.4 miles east) and Bucklin Park (4.8 miles east). 
 
Discussion of Impacts 
 
a, b) Less than Significant Impact. The proposed Project will provide on-site 

recreational amenities to its guests, including swimming pool, outdoor movie 
screen, open space areas for outdoor activities, and lodges. New jobs created by 
the Project are expected to be filled by people already living in the area or future 
residents coming to the area as part of expected growth. The proposed Project 
does not propose to add significant new numbers of people that would require 
recreation facilities. Therefore, the Project would not increase the use of existing 
neighborhood and regional parks or other recreational facilities such that 
substantial physical deterioration of the facility would occur or be accelerated.  

 
Since the Project proposes on-site recreational facilities, and all potential impacts 
have been assessed in this ISMND and found to be less than significant with 
mitigation, the Project would not require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the 
environment. Impacts would be less than significant.  

   
Mitigation Measures: None. 
 
Monitoring: None.  
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XVII. TRIBAL CULTURAL  RESOURCES-- Would the project cause a substantial adverse change in the 
significance of a tribal cultural resource, defined in Public Resources Code section 21074 as either a 
site, feature, place, cultural landscape that is geographically defined in terms of the size and scope of the 
landscape, sacred place, or object with cultural value to a California Native American tribe, and that is 
a) Listed or eligible for listing in the California 
Register of Historical Resources, or in a local 
register of historical resources as defined in 
Public Resources Code section 5020.1(k), or 

 X   

b) A resource determined by the lead agency, 
in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria 
set forth in subdivision (c) of Public 
Resources Code Section 5024.1. In applying 
the criteria set forth in subdivision (c) of Public 
Resource Code Section 5024.1, the lead 
agency shall consider the significance of the 
resource to a California Native American tribe 

 X   

Source: Twentynine Palms General Plan (2012); Historical/Archaeological Resources Survey Report – 
Twentynine Palms Ofland Hospitality Glamping Resort Project, prepared by CRM TECH January 24, 2024. 
 
Environmental Setting  
 
The Mojave Desert, including the City of Twentynine Palms have been home to the 
Serrano and the Chemehuevi Native Americans for centuries. Today, most Serrano 
descendants are affiliated with the San Manuel and the Morongo Indian Reservations, 
while the Chemehuevi are divided among the Chemehuevi, the Colorado River, and the 
Morongo Reservations. 
 
The City and surrounding areas contain significant cultural resources to the Native 
American people which are considered non-renewable resources because they provide 
important information about the past and are of high cultural value to the tribes. 
 
Discussion of Impacts 
 
a, b)  Less than Significant with Mitigation. On September 29, 2023, CRM TECH 

submitted a written request to the State of California Native American Heritage 
Commission (NAHC) for a records search in the commission’s Sacred Lands File. 
CRM TECH also contacted the nearby Twentynine Palms Band of Mission Indians 
and the Morongo Band of Mission Indians by electronic mail for additional 
information on potential Native American cultural resources in the project vicinity 
and to coordinate with the Twentynine Palms Band on Native American 
participation in the upcoming archaeological field survey. 

 
The NAHC responded to CRM TECH in a letter dated November 21, 2023, stating 
that the Sacred Lands File identified no Native American cultural resources in the 
project vicinity. Noting that the absence of specific information would not 
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necessarily establish the absence of such resources, however, the NAHC 
recommended that local Native American groups be consulted for further 
information and provided a referral list of 27 individuals associated with 14 local 
Native American groups. 
 
The Twentynine Palms Band of Mission Indians and the Morongo Band of Mission 
Indians offered no comments in response to CRM TECH, and tribal monitors were 
not available to participate in CRM TECH’s field surveys. 

 
The City completed Tribal Consultation in conformance with AB 52 requirements. 
The consultation resulted in the request for a Tribal monitor during site disturbing 
activities, consistent with Mitigation Measures CUL-1 and CUL-2, above. With 
implementation of these measures, impacts to Tribal cultural resources will be 
reduced to less than significant levels.  

 
Mitigation Measures:  See Section V. Cultural Resources 
 
Monitoring: See Section V. Cultural Resources 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XVIII. TRANSPORTATION/TRAFFIC -- 
Would the project:     

a) Conflict with a program, plan, ordinance or 
policy addressing the circulation system, 
including transit, roadway, bicycle and 
pedestrian facilities? 

 X   

b) Conflict or be inconsistent with CEQA 
Guidelines section 15064.3, subdivision (b)?   X  

c) Substantially increase hazards due to a 
design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses 
(e.g., farm equipment)?  

  X  

d) Result in inadequate emergency access?     X 

Sources: City of Twentynine Palms General Plan; Google Earth; Technical Advisory on Evaluating 
Transportation Impacts in CEQA, State of California Governor’s Office of Planning and Research, 
December 2018; Traffic Study Policy, City Council adoption February 22, 2005; San Bernardino County 
Transit Authority City VMT Guidance Checklist, 2021; Yonder 29 Palms Traffic Analysis, prepared by Urban 
Crossroads, April 20, 2024; Yonder 29 Palms Vehicles Miles Traveled (VMT) Screening Evaluation, 
prepared by Urban Crossroads, November 7, 2023. 
 
Environmental Setting 
 
The primary east-west corridors in the Project vicinity is the SR-62/Twentynine Palms 
Highway, classified as an Expressway and located immediately north of the site’s 
boundary. The north-south access to the Project is Lear Avenue, classified as a 
Collector14, and located immediately west of the site.  
 
The Project is located on the southeast corner of Lear Avenue and SR-62. Currently, 
potential access points from Lear Avenue and Sullivan Road are unpaved, dirt roads. In 
addition to the development of the hotel, the Project is proposing the construction and 
improvement of Lear Avenue, in accordance with Collector standards to functions as a 
connection between SR-62 and Sullivan Road. Sullivan Road will also be paved to service 
the site as a two-lane roadway with a Local roadway classification from Lear Avenue to 
the employee housing access drive.  
 
The General Plan requires that traffic flow on new streets be maintained at level of service 
(LOS) C or better according to Implementation Policy CI-1.1. The City’s VMT Policy 
establishes that there is no standard for LOS on existing streets. Caltrans strives to 
maintain LOS D on State highways, including SR-62. 
 
Urban Crossroad prepared a Traffic Impact Analysis (Appendix H) and Vehicle Miles 
Traveled Screening Evaluation (Appendix I) for the proposed Project. The analyses have 
been prepared in accordance with the City of Twentynine Palms Traffic Study Policy 

 
14  Twentynine Palms General Plan “Circulation Element”, Exhibit CI-1, 2012.  
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(2021), Planning Commission Resolution No. 20-07, and the adoption of SB743, Vehicle 
Miles Traveled Policy Guidance Staff Report.  In addition, the Project’s trip-generation is 
derived from the Institute of Transportation Engineers (ITE) Trip Generation 11th Edition. 
 
From the report, the Project is expected to generate a total of 894 trip-ends per day. The 
land-use designations used to describe the site were Glamping Units and Food and 
Beverage. The level of service (LOS) analysis study area evaluated 5 intersections as 
shown in Table 9. 
 

Table 9 
Intersection Analysis Locations 

ID Intersection 
1 Lear Av./Twentynine Palms Hwy 
2 Monte Vista Av./ Twentynine Palms Hwy 
3 Lear Av./ Cactus Av. 
4 Lear Av./ Sullivan Rd. 
5 Lear Av./N. Project Access 

 
Discussion of Impacts 
 
a)  Less Than Significant Impact with Mitigation. 
 

On-Site Improvements 
The following recommendations are provided in the Traffic Analysis and based on 
the minimum improvements needed to based on City standards to accommodate 
site access and maintain acceptable peak hour operations for the proposed Project 
(Mitigation Measure TRA-1). 
 
Lear Avenue & North Project Access (#5)   

• Install a stop control on the westbound approach. 
• Provide a westbound shared left-right turn lane. 

 
Lear Avenue & Sullivan Road / South Project Access (#4) 

• Install a stop control on the southbound approach. 
• Provide a westbound shared through-right turn lane. 

 
In addition, the Project is to construct the following site-adjacent roadways: 

 
• Construct Lear Avenue along the site’s westerly edge to its ultimate half-

section plus 10 feet of pavement west of the centerline as a Collector 
between Twentynine Palms Highway (SR-62) and Sullivan Road. 

 
• Construct Sullivan Road along the site’s southerly edge to its ultimate half-

section plus 10 feet of pavement south of the centerline as a Local Street 
between Lear Avenue and the South Project Access. 
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On-site traffic signing and striping should be implemented consistent with the 
provisions of the California Manual on Uniform Traffic Control Devices (CA 
MUTCD) and in conjunction with detailed construction plans for the Project site.  
 
Sight distance at each project access point should be reviewed with respect to 
standard Caltrans and City of Twentynine Palms sight distance standards at the 
time of preparation of final grading, landscape, and street improvement plans. 

 
Existing (2023) Traffic Conditions in the Project’s Vicinity 

 The Project site is currently undeveloped and vacant. No traffic is being generated 
from the site. The intersections within the Project’s vicinity are operating within the 
City’s LOS C minimum requirement. Table 10 identifies LOS for current 
intersection operations, and includes future intersections proposed by the Project. 

  
Table 10 

Existing (2023) Intersection Conditions 
Study Intersections Traffic 

Control 
AM Peak Hours PM Peak Hours 
Delays2 LOS3 Delay LOS 

1 Lear Av./Twentynine Palms Hwy TS 18.6 B 18.4 B 
2 Monte Vista Av./ Twentynine Palms Hwy CSS 17.5 C 19.9 C 
3 Lear Av./ Cactus Dr.  Future Intersection 
4 Lear Av./Sullivan Rd.  Future Intersection 
5 Lear Av./N. Project Access  Future Intersection 
Source: Table 3-1: Intersection Analysis for Existing (2023) Conditions, prepared by Urban Crossroads, 
April 2024.  
TS= Traffic Signals; CSS= Cross-street Stops 
2Per the Highway Capacity Manual (6th Edition), overall average intersection delay and level of service 
are shown for intersections with a traffic signal or all way stop control. For intersection with cross street 
stop control, the delay and level of service for the worst individual movement (or movement sharing a 
single lane) are shown 
3LOS= Level of Service 

 
Project Trip Generation 
The Project proposes the development of a resort in which 100 units, 25 employee 
housing units, and complementary amenities including a food and beverage space, 
main and secondary lodges for special events and communal gathering, an 
outdoor movie screen, and a stargazing area will be provided within a 152-acres 
parcel. The Project is anticipated to generate 894 external vehicle trip-ends per 
day with 54 external AM peak vehicle hours trips and 62 external PM peak hours 
vehicle trips, based on the hotel units and assuming that the food and beverage 
facilities would be open to the public. 
 
Traffic Analysis 
The cumulative traffic analyses are based on the following traffic conditions: 
 

• Existing 2023  
• Ambient growth (4.04%) 
• Cumulative Development Traffic 
• Project traffic 
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The traffic controls assumed to be in place for Existing Plus Project conditions are 
shown in the Table below. There are no study area intersections that are 
anticipated to operate at a deficient LOS for Existing Plus Project traffic 
conditions. 

 

Table 11 
Existing Plus Project Intersection Conditions 

Study Intersections Traffic 
Control 

AM Peak Hours PM Peak Hours 
Delays2 LOS3 Delay LOS 

1 Lear Av./Twentynine Palms Hwy TS 18.7 B 18.5 B 
2 Monte Vista Av./ Twentynine Palms Hwy CSS 18.1 C 21.9 C 
3 Lear Av./Cactus Dr. CSS 8.6 A 8.6 A 
4 Lear Av./Sullivan Rd. CSS 8.5 A 8.5 A 
5 Lear Av./ N. Project Access CSS 8.4 A 8.5 A 
Source: Table 5-1: Intersection Analysis for Existing Plus Project Conditions, prepared by Urban 
Crossroads, April 2024.  
TS= Traffic Signals; CSS= Cross-street Stops 
2Per the Highway Capacity Manual (6th Edition), overall average intersection delay and level of service 
are shown for intersections with a traffic signal or all way stop control. For intersection with cross street 
stop control, the delay and level of service for the worst individual movement (or movement sharing a 
single lane) are shown 
3LOS= Level of Service 

 
The study also studied Cumulative (2025) traffic in conjunction with the addition 
of Project traffic. This scenario includes Existing traffic volumes plus an ambient 
growth factor of 4.04% plus traffic from pending and approved but not yet 
constructed known development projects in the area. The analysis assumes that 
Project roadway improvements are constructed, including a shared left/through 
lane at Lear Avenue and Cactus Avenue. As shown in Table 12, the study area 
intersections are anticipated to operate at an acceptable LOS under Cumulative 
(2025) Plus Project traffic conditions. 

 
Table 12 

Cumulative (2025) Plus Project Traffic Conditions 
Study Intersections Traffic 

Control 
AM Peak Hours PM Peak Hours 

Delays2 LOS3 Delay LOS 
1 Lear Av./Twentynine Palms Hwy TS 19.0 B 19.2 B 
2 Monte Vista Av./ Twentynine Palms Hwy CSS 21.6 C 26.4 D 
3 Lear Av./Cactus Dr. CSS 8.6 A 8.6 A 
4 Lear Av./Sullivan Rd. CSS 8.5 A 8.5 A 
5 Lear Av./ N. Project Access CSS 8.4 A 8.5 A 
Source: Table 6-2: Intersection Analysis for Cumulative (2025) Plus Project Conditions, prepared by 
Urban Crossroads, April 2024.  
TS= Traffic Signals; CSS= Cross-street Stops 
2Per the Highway Capacity Manual (6th Edition), overall average intersection delay and level of service 
are shown for intersections with a traffic signal or all way stop control. For intersection with cross street 
stop control, the delay and level of service for the worst individual movement (or movement sharing a 
single lane) are shown 
3LOS= Level of Service 
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The tables above indicate that with the proposed roadway improvements, Project 
area intersections will operate at acceptable levels. Impacts associated with 
maintaining consistency with applicable policies will therefore be less than 
significant. 
 
To analyze the impacts of the Project GPA on the City’s street system, an analysis 
of conditions in 2045 (anticipated General Plan build out) was conducted. The 
analysis found that the GPA would result in an increase in traffic of 423 trips per 
day (Table 7-1 of Appendix H). The analysis first considered the 2045 conditions 
without the Project, and found acceptable conditions, with improvements 
consistent with General Plan build out standards. Specifically, the addition of 
southbound left and right turn lanes on Lear Avenue north of SR-62, as shown in 
the Table below. 

 
Table 13 

2045 Without Project Traffic Conditions 
Study Intersections Traffic 

Control 
AM Peak Hours PM Peak Hours 

Delays2 LOS3 Delay LOS 
1 Lear Av./Twentynine Palms Hwy 

Without Improvements 
With Improvements 

 
TS 
TS 

 
32.8 
28.7 

 
D 
C 

 
>80 
37.3 

 
F 
D 

2 Monte Vista Av./ Twentynine Palms Hwy CSS 33.6 C 32.7 D 
3 Lear Av./Cactus Dr. CSS 8.6 A 8.7 A 
4 Lear Av./Sullivan Rd. CSS 8.6 A 8.7 A 
5 Lear Av./ N. Project Access CSS 8.5 A 8.5 A 
Source: Table 7-2: Intersection Analysis for 2045 Without Project Conditions, prepared by Urban 
Crossroads, April 2024.  
TS= Traffic Signals; CSS= Cross-street Stops 
2Per the Highway Capacity Manual (6th Edition), overall average intersection delay and level of service 
are shown for intersections with a traffic signal or all way stop control. For intersection with cross street 
stop control, the delay and level of service for the worst individual movement (or movement sharing a 
single lane) are shown 
3LOS= Level of Service 

 
When the increase in traffic projected for the GPA is added to with Project 
conditions, and assuming the same improvements described above, LOS 
conditions remain acceptable at all studied intersections, as shown in Table 14. 
Therefore, the GPA will have less than significant impacts on traffic policy at build 
out of the General Plan. 

 
Table 14 

2045 With Project Traffic Conditions 
Study Intersections Traffic 

Control 
AM Peak Hours PM Peak Hours 

Delays2 LOS3 Delay LOS 
1 Lear Av./Twentynine Palms Hwy 

Without Improvements 
With Improvements 

 
TS 
TS 

 
33.6 
29.6 

 
D 
C 

 
>80 
37.5 

 
F 
D 

2 Monte Vista Av./ Twentynine Palms Hwy CSS 33.8 C 32.7 D 
3 Lear Av./Cactus Dr. CSS 8.6 A 8.6 A 
4 Lear Av./Sullivan Rd. CSS 8.5 A 8.5 A 
5 Lear Av./ N. Project Access CSS 8.4 A 8.5 A 
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Table 14 
2045 With Project Traffic Conditions 

Study Intersections Traffic 
Control 

AM Peak Hours PM Peak Hours 
Delays2 LOS3 Delay LOS 

Source: Table 7-3: Intersection Analysis for 2045 With Project Conditions, prepared by Urban 
Crossroads, April 2024.  
TS= Traffic Signals; CSS= Cross-street Stops 
2Per the Highway Capacity Manual (6th Edition), overall average intersection delay and level of service 
are shown for intersections with a traffic signal or all way stop control. For intersection with cross street 
stop control, the delay and level of service for the worst individual movement (or movement sharing a 
single lane) are shown 
3LOS= Level of Service 

 
Alternative Transportation Plan 
The Morongo Basin Transit Agency (MBTA) provides public transit services to all 
of the Morongo Basin which encompasses Twentynine Palms. The MBTA 
operates four fixed bus routes throughout the City. The closest bus stop to the site 
is located on the southeast corner of Monte Vista Avenue and Twentynine Palms 
Hwy, approximately 0.12 miles to the west. A secondary bus stop near the site is 
located on the northeast corner of Indian Cove Road and Twentynine Palms Hwy, 
approximately 0.30 miles to the northwest.  

 
The Project will not conflict with the City’s adopted traffic policies. Transit service 
is reviewed and updated by MBTA periodically to address ridership, budget and 
community demand needs. Once operational, the Project is not expected to 
significantly degrade the accessibility to transit, roadways, bicycle lanes, or 
pedestrian facilities. With the recommended site and site adjacent improvements 
in place, the Project’s development will result in less than significant impacts. 

 
b) Less Than Significant Impact. CEQA Guidelines section 15064.3 sets forth 

guidelines for implementing Senate Bill 743 (SB 743) which promotes GHG 
emission reduction, the development of multimodal transportation networks, and 
diversity of land uses. Amendments to CEQA Guidelines includes the evaluation 
of a project’s transportation impact based on vehicle miles traveled or VMT metric. 
VMT refers to the amount and distance of automobile travel related to a project. 
To comply with CEQA, the City of Twentynine Palms adopted analytical 
procedures, screening tools, and impact thresholds for VMT, which are 
documented in the City of Twentynine Palms Planning Commission Resolution No. 
20-07 (August 2020). 

 
Consistent with City Guidelines, projects should evaluate available screening 
criteria based on their location and project type to determine if a presumption of a 
less than significant transportation impact can be made. The Project Type 
Screening threshold, specifically local serving uses, was selected for review based 
on its applicability to the proposed Project. Local serving uses can include hotels 
and resorts that primarily serve visitors to nearby attractions. The introduction of 
new local-serving projects has been determined to reduce VMT by shortening trips 
that will occur.    

 

I 
I I 
I I I I 
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The VMT analysis prepared for the Project (Appendix I) determined the Project 
met the Project type screening criteria because the Project offers lodging to visitors 
of nearby destinations, including the Joshua Tree National Park. Also, the on-site 
food and beverage uses support to the Project units and provide a new local 
service for adjacent residents to accommodate their food and beverage needs. 
The provision of on-site guest services and lodge facilities shortens non-
discretionary trips by putting those goods and services closer to complimentary 
land uses, resulting in conditions which do not increase overall VMT.  Therefore, 
the Project would not conflict with CEQA Guidelines section 15064.3. Impacts are 
less than significant.  
 

c)  Less Than Significant Impact. The Project makes use of Twentynine Palms Hwy 
and Lear Avenue, both existing streets, to provide access to the site. The Project 
proposes the extension and improvement of Lear Avenue and Sullivan Road to 
provide the primary and secondary access points, respectively. The construction 
of these roadways will be in accordance with the City’s General Plan Circulation 
Element and applicable standards imposed by the City through conditions of 
approval. The intersections of these roadways will be at 90 degree angles, and will 
not increase hazards or limit the line of sight at these locations. Similarly, the 
access at Sullivan Road will be designed to City standards, and will be required to 
preserve line of sight. Interior to the Project, the primary driveway is designed in a 
curvilinear fashion, and will final designs will be required to demonstrate that line 
of sight is preserved. Vehicle traffic will be limited to the parking lot and main lodge 
area, and pedestrian, bike or golf cart traffic will occur beyond that location, limiting 
the vehicular hazards within the Project site. Impacts associated with Project 
roadway hazards will be less than significant. 

 
d)  No Impact. The Project proposes two access points, including the main entrance 

along Lear Avenue and secondary access along Sullivan Road. All driveways can 
serve as emergency access routes. Prior to construction, the Fire and Police 
Departments will review the site plan to ensure safety measures are addressed, 
including emergency access and vehicle turnaround space. Construction plans will 
be coordinated with the City and emergency providers, as needed, to assure that 
emergency access is maintained throughout all stages of development. No impact 
will occur. 

 

Mitigation Measures:  
 
TRA-1:  Site Adjacent and Site Access Improvements 

The Project shall adhere to the site adjacent and site access 
recommendations set forth in the Traffic Impact Analysis. 
 

Lear Avenue & North Project Access (#5)   
• Install a stop control on the westbound approach. 
• Provide a westbound shared left-right turn lane. 
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Lear Avenue & Sullivan Road / South Project Access (#4) 
 

• Install a stop control on the southbound approach. 
• Provide a westbound shared through-right turn lane. 

 
In addition, the Project is to construct the following site-adjacent roadways: 

 
• Construct Lear Avenue along the site’s westerly edge to its ultimate half-

section plus 10 feet of pavement west of the centerline as a Collector 
between Twentynine Palms Highway (SR-62) and Sullivan Road. 

 
• Construct Sullivan Road along the sites southerly edge to its ultimate half-

section plus 10 feet of pavement south of the centerline as a Local Street 
between Lear Avenue and the South Project Access. 

 
Monitoring:   
 
TRANS.A All improvement plans for the proposed Project shall be prepared to include 

the roadway and access improvements cited in Mitigation Measure TRA-1. 
 Responsible Parties: Project applicant, City Engineer, Planning 

Department. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XIX. UTILITIES AND SERVICE SYSTEMS. 
Would the project:     

a) Require or result in the relocation or 
construction of new or expanded water, 
wastewater treatment or storm water 
drainage, electric power, natural gas, or 
telecommunications facilities, the construction 
or relocation of which could cause significant 
environmental effects? 

       X  

b) Have sufficient water supplies available to 
serve the project and reasonably foreseeable 
future development during normal, dry and 
multiple dry years? 

 
  X  

c) Result in a determination by the 
wastewater treatment provider that serves or 
may serve the project that it has adequate 
capacity to serve the project’s projected 
demand in addition to the provider’s existing 
commitments?  

  X  

d) 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? 

  X  

e) Comply with federal, state, and local 
management and reduction statutes and 
regulations related to solid waste? 

  X  

Source: Twentynine Palms General Plan; Twentynine Palms Water District 2020 Urban Water Management 
Plan, June 2021. 
 
Environmental Setting 
 
Domestic Water (please also see Hydrology and Water Resources)  
The proposed Project is located within the Twentynine Palms Water District (TPWD) 
boundaries for domestic water services. The District’s water supply source is 100 percent 
groundwater produced from District-owned and operated wells. The District provides 
water service to approximately 6,800 households in their water service area15.   
 
Wastewater Treatment 
The only Wastewater Treatment Plant (WWTP) in the region is located at the Marine 
Corps Air Ground Combat Center (MCAGCC). The City, including the Project area, does 
not have a sanitary sewer system and currently operates with septic tanks and project-
specific sewage package plants. The Project proposes an on-site wastewater package 
plant. 
 

 
15  Twentynine Palms Water District 2015 Urban Water Management Plan. 
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Flood Control/Drainages 
The San Bernardino County Flood Control District (SBFCD) is responsible for managing 
regional drainage within and in the vicinity of Twentynine Palms. The City works with 
SBFCD to manage local drainages in the City, which are divided between well-defined 
drainage courses (some have been channelized) and areas of wide sheet flow. 
Development that may alter the direction of flow onsite are conditioned per standard City 
and County practices to maintain the existing site drainage patterns at inlets and outlets.  
 
Solid Waste  
Burrtec Waste Industries provides solid waste pick up and disposal, as well as recycling 
services in the City. Solid waste disposal and landfill siting is managed by the County of 
San Bernardino, Solid Waste Management Division.  The Project will utilize commercial 
dumpsters for waste removal. 
 
Other Utilities 
The electrical energy to the City is provided by Southern California Edison (SCE). Natural 
gas service is provided to the City by Southern California Gas Company (SoCalGas). 
Telephone service is provided by a number of companies, including both land lines and 
cellular services.  
 
Discussion of Impacts 
 
a-c) Less Than Significant Impact.  

 
Water 
The Twentynine Palms Water District (TPWD) will provide water for the Project. 
The Project will connect to existing water infrastructure in Lear Avenue, and loop 
a water line through the Project development area. According to the 2020 
Twentynine Palms UWMP, the Twentynine Palms Water District’s (District) 
projected 2025 water demand is 2,660 AFY, and the projected 2045 water demand 
is 3,200 AFY (UWMP Table 2-8). The projected 2025 water production is 3,048 
AFY, and the projected 2045 water production is 3,660 AFY (UWMP Table 2-9). 
The proposed Project’s water demand (33.7 AFY) represents 1.3% of the projected 
2025 water demand and 1.05% of the projected 2045 District water supplies. The 
Project’s projected water demand is well within the District’s projected water supply 
projections for 2025 and 2045.  

 
Therefore, the Project will not substantially decrease local groundwater supplies. 
Buildings will be equipped with water efficient fixtures in compliance with Building 
Code requirements to reduce water consumption. The Project includes irrigation 
requirements, including the use of water-efficient fixtures and drought-tolerant 
landscape materials, which will help reduce water demand over the long term. 
Impacts will be less than significant. 

 
Wastewater 
Neither the City nor the Twentynine Palms Water District (TPWD) have a municipal 
sewer system. All development within the proposed Project will be connected to 
the package plant that will be constructed on-site.  To estimate the amount of 
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wastewater generated by the Project, the City’s Equivalent Dwelling Unit (EDU) 
wastewater generation rate of 175 gallons per day16 was applied to the hotel and 
employee housing. 
 
An EDU for a hotel is 0.5 EDU per room, or 87.5 gallons per day per hotel room. 
The employee housing units are considered 1 EDU each. Per this calculation, 100 
hotel units at 87.5 gallons per day, and 25 employee housing units at 175 gallons 
per day would generate a total of 13,125 gallons of wastewater per day (gpd). The 
package plant will be designed to treat all of the sewage on-site, and maintain the 
plant consistent with state law. The proposed treatment plant will be required to 
meet or exceed RWQCB waste discharge standards, and comply with all local, 
regional and state regulations relating to waste discharge. As a result of existing 
law and standard requirements, impacts associated with wastewater will be less 
than significant. 
 
Stormwater Drainage 
The Preliminary Drainage Study determined that the 100-year, 24-hour peak 
discharge values at the most downstream point for the off-site basin is 487 cfs 
(cubic feet per second), and runoff would impact the Project site along the 
southerly boundary of the property. The proposed Project will not discharge into 
either regional or local drainage systems. Rather, it will manage stormwater on-
site. A final hydrologic analysis will be required to demonstrate that the Project 
meets the City’s standards for on-site stormwater retention (please see Hydrology 
above). These standard requirements will assure that impacts associated with 
storm water retention remain less than significant. 
 
Other Utilities 
The proposed Project will require construction of on-site electric power, natural 
gas, and telecommunications infrastructure to connect to the existing infrastructure 
located in the Project vicinity. The Project would not result in the construction of 
new electric power, natural gas, or telecommunications facilities off-site that could 
cause significant environmental effects.  

 
d,e) Less Than Significant Impact. Construction and operations-related solid waste 

from the Project will be collected and disposed by Burrtec, a regional commercial 
vendor that serves the City by hauling solid waste to transfer and recycling centers 
and landfills. Trash generated by the project will be hauled to the Twentynine 
Palms Transfer Station, east of the City, and then transported to Landers Landfill, 
a regional landfill located approximately 30 miles northwest of the City. Twentynine 
Palms Transfer Station has a permitted throughput of 1,200 tons per day. Landers 
Landfill had a remaining capacity of 13,983,500 cubic yards and is estimated to 
close in 2072.   

  
 
 

 
16  City of Twentynine Palms Schedule of Feeds, amended by City Council June 14, 2022. Sewer Fees. 



City of Twentynine Palms 
Ofland Hotel Initial Study 

Page 94 of 99 
 

Page 94 of 99 

Table 15 
Estimated Solid Waste Disposal at the Project Buildout  

Land Use  CIWMB Disposal 
Rates  Proposed 

Solid Waste 
Disposal (pounds 

per day)  

Solid Waste 
Disposal (tons 

per year)  
Residential 12.23 

lbs./household/day 25 units 305.75 55.8 

Hotel/Motel  2 pounds/dwelling 
unit/day  100 rooms 200 36.5 

TOTAL   92.3 
TOTAL (with 50% diversion)   46.15 

*Estimated Solid Waste Generation Rates by CalRecycle, 
https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates, Accessed December 2024.  

  
The Project will be required to comply with state law, which requires the reduction 
of solid waste streams by 50% through recycling of materials. The City and Burrtec 
will require that the Project provide recycling facilities on-site as part of the trash 
maintenance system. At buildout, the proposed Project will contribute less than 
0.001% of the Landers landfill’s remaining capacity. Commingled recyclable 
materials (e.g., paper, plastic, glass, cardboard, aluminum) will be transported to 
Burrtec’s material recovery facilities for recycling and reuse.  

 
Burrtec is responsible for maintaining standards that assure that all waste is 
handled in a manner that meets local, state and federal standards. These 
requirements will assure that impacts associated with solid waste disposal remain 
less than significant. 

 
Mitigation Measures: None required. 
 
Monitoring:  None required. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XX. WILDFIRE. If located in or near state 
responsibility areas or lands classified as very 
high fire hazard severity zones, would the 
project: 

    

a) Substantially impair an adopted emergency 
response plan or emergency evacuation 
plan? 

       X  

b) Due to slope, prevailing winds, and other 
factors, exacerbate wildfire risks, and thereby 
expose project occupants to, pollutant 
concentrations from a wildfire or the 
uncontrolled spread of a wildfire? 

 
 

 
 X  

c) Require the installation or maintenance of 
associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power 
lines or other utilities) that may exacerbate fire 
risk or that may result in temporary or ongoing 
impacts to the environment? 

  X  

d) Expose people or structures to significant 
risks, including downslope or downstream 
flooding or landslides, as a result of runoff, 
post-fire slope instability, or drainage 
changes? 

  X  

Sources: Twentynine Palms General Plan; Fire and Resources Assessment Program (FRAP) maps, 
California Department of Forestry and Fire Protection. 
   
Environmental Setting 
 
Wildfires can occur in undeveloped areas and spread to urban areas where the landscape 
and structures are not designed and maintained to be ignition resistant. A wildland-urban 
interface is an area where urban development is located in proximity to open space or 
“wildland” areas. The potential for wildland fires represents a hazard where development 
is adjacent to open space or within close proximity to wildland fuels or designated fire 
severity zones.  
 
The California Department of Forestry and Fire Protection (Cal Fire) has mapped areas 
of significant fire hazards in the state through its Fire and Resources Assessment 
Program (FRAP). These maps place areas of the state into different Fire Hazard Severity 
Zones (FHSZ) based on a hazard scoring system using subjective criteria for fuels, fire 
history, terrain influences, housing density, and occurrence of severe fire weather where 
urban conflagration could result in catastrophic losses. The subject property is not located 
in or near a state responsibility area or designated as a Very High Fire Hazard Severity 
Zones (VHFHSZ).  
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According to the General Plan, the site is not located in a fire hazard zone (Exhibit SF-2). 
The site is not located adjacent to forested areas, and the site does not support significant 
vegetation.  
 
Discussion of Impacts 
 
a) Less than Significant Impact. The subject property is not located in or near a 

state responsibility area or lands classified as a Very High Fire Hazard Severity 
Zone. The Project does not propose major long-term changes to circulation in the 
Project area other than providing direct access to the subject property. Project 
construction could result in temporary lane closures or detours, particularly as new 
driveway and intersection improvements are completed; however, potential 
disruptions to emergency access would be temporary and coordinated with and 
approved by the City through the preparation of a traffic management plan. The 
Project will not alter the physical orientation of the area and would not interfere 
with the City’s emergency response or evacuation procedures in the event of a 
wildfire. The Project does not propose changes to existing emergency response 
facilities or personnel. Impacts are anticipated to be less than significant. 

 
b) Less than Significant Impact. The Project site is not located in or near a state 

responsibility area or lands classified as a Very High Fire Hazard Severity Zone, 
nor is it adjacent to these zones. The foothills of the Little San Bernardino 
Mountains are located 0.7 miles south of the site, and occupants of the Project 
may be exposed to pollutant concentrations from a wildfire in the mountains. 
However, the Little San Bernardino Mountains are characterized by rocky terrain 
and sparse vegetation, and wildfire risks have been historically very low. Impacts 
are expected to be less than significant. 

 
c) Less than Significant Impact. The Project site is not located within or near a state 

responsibility area or classified as a Very High Wildfire Hazard Severity Zone. The 
Project would not require the installation or maintenance of wildfire infrastructure 
that could exacerbate fire risks or result in adverse environmental impacts. Impacts 
related to infrastructure are expected to be less than significant. 

 
d)       Less than Significant Impact. The Project site has very low potential for landslide 

and post-fire slope instability given its generally flat terrain. The Project site is 
located in flood Zone X, an area determined to be outside the 0.2% annual chance 
floodplain on the Flood Insurance Rate Map (FIRM) by the Federal Emergency 
Management Agency (FEMA) (Map No. 06071C8175H). Therefore, the proposed 
Project is not expected to expose people or structures to significant risks such as 
downslope or downstream flooding or landslides, post-fire slope instability, or 
drainage changes. Impacts are expected to be less than significant. 

 
Mitigation Measures: None required. 
 
Monitoring:  None required.  
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Potentially 
Significant 

Impact 

Less Than 
Significant 

w/ Mitigation 

Less Than 
Significant 

Impact 
No 

Impact 

XXI MANDATORY FINDINGS OF 
SIGNIFICANCE --     

a) Does the project have the potential to 
degrade the quality of the environment, 
substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife 
population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the 
range of a rare or endangered plant or 
animal or eliminate important examples of 
the major periods of California history or 
prehistory? 

 X   

b) Does the project have impacts that are 
individually limited, but cumulatively 
considerable? ("Cumulatively 
considerable" means that the incremental 
effects of a project are considerable when 
viewed in connection with the effects of past 
projects, the effects of other current projects, 
and the effects of probable future projects)? 

 X   

c) Does the project have environmental 
effects which will cause substantial adverse 
effects on human beings, either directly or 
indirectly? 

  X  

 
Discussion of Impacts 
 
a) Less than Significant Impact with Mitigation. 
 
 Biological Resources 

No special status species were detected during the field survey; however, there is 
the potential for five plant and six wildlife special status species including 
invertebrates, reptiles, mammals, and birds to occur within the Project’s area. To 
ensure impacts to special status species are reduced to the greatest extent, the 
Project will be required to implement Mitigation Measure BIO-1 through BIO-5 to 
protect the desert tortoise, migratory birds, burrowing owl, American badger and 
pallid San Diego pocket mouse. Additionally, the Project will be required to adhere 
to any applicable City ordinance regarding the conservation of biological resources 
and species. In accordance with these standards and mitigation measures, the 
Project’s development is not expected to pose a significant threat to the native and 
mitigatory species occupying the wildlife corridor. As such, less than significant 
impacts are anticipated.  
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Cultural Resources 
The Project is located on a culturally sensitive site, therefore mitigation measures 
CUL-1 and CUL-2 are provided to require the protection of two “Environmentally 
Sensitive Areas” which are located outside the development boundary during 
construction and to require archaeological monitoring during earth-moving 
operations associated with the project. Mitigation measures provided in this 
document will ensure that impacts to cultural and/or tribal resources are less than 
significant. 
 
Overall, there will be no significant environmental impacts to biological and cultural 
resources which cannot be mitigated. Project related impacts are considered less 
than significant. 
 

b) Less than Significant Impact with Mitigation. A significant impact could occur if 
the proposed Project, in conjunction with related projects, would result in impacts 
that would be less than significant when viewed separately, but would be 
significant when viewed together. Here, however, the impacts of the proposed 
Project are individually limited and not cumulatively considerable. Although the 
Project proposes a GPA, DCA and REZ from Single-Family Residential Estate to 
Tourist Commercial and Open Space Conservation, the development intensity and 
deep setbacks of the proposed hotel and employee housing are consistent with 
the scattered residential uses in the Project area, and would not substantially 
increase density in the area. All environmental impacts that could occur as a result 
of the proposed Project would be less than significant with the implementation of 
mitigation measures included herein, and when viewed in conjunction with other 
closely related past, present or reasonably foreseeable future projects, would not 
be significant. 

 
c) Less than Significant Impact. The Project would not pose environmental effects 

that would cause direct or indirect substantial adverse effects on human beings. 
The Project will be developed in accordance with applicable requirements set forth 
in the Twentynine Palms Municipal Code, in addition to federal, state, and regional 
requirements, and the mitigation measures defined in this document reduce any 
potential environmental impacts to less than significant levels.  
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APPENDIX A: CalEEMod Outputs 
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APPENDIX E: Geotechnical Report 
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Available on the City of Twentynine Palms Website: 
 

www.ci.twentynine-palms.ca.us 
 


