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Redlands San Bernardino

The Regency Centers Redlands Marketplace Project (Proposed Project) includes the construction and operation of a
shopping center on undeveloped parcels located at the northeast corner of West Lugonia Avenue and Tennessee Street
on approximately 356,152 SF (8.18 acres) site.

The Project includes a Specific Plan Amendment to remove the Project site from the East Valley Corridor Specific Plan, a
Zone Change to establish the site's zoning as General Commercial, a Conditional Use Permit to establish a drive though
use and a Conditional Use Permit to allow alcoholic beverage sales for the major market tenant.

Proposed structures include four buildings for shops designated for retail or food service uses, a major market tenant,
and a drive-through facility. The total proposed building area is approximately 70,200 square feet. Other site
improvements include a parking lot, ancillary structures, landscaping, and a plaza space.

See Attachment A



continued

If applicable, describe any of the project’s areas of controversy known to the Lead Agency, including issues raised by
agencies and the public.

Provide a list of the responsible or trustee agencies for the project.

None known.

Santa Ana Regional Water Quality Control Board (SARWQCB; Region 8)



Atachment A – Summary Form 

MM BIO-1 Preconstruction Burrowing Owl Surveys. To ensure the proposed action does not result 
in direct or indirect impacts to the burrowing owl, a preconstruction survey will be 
conducted no less than 14-days prior to the initiation of ground-disturbing activities to 
ensure protection for this species including a survey conducted with 24 hours of start of 
work. The preconstruction surveys will be conducted in compliance with California 
Department of Fish and Wildlife (CDFW) guidelines (Appendix B). A report of the findings 
prepared by a qualified biologist shall be submitted to the City prior to any permit or 
approval for ground disturbing activities.  

If burrowing owls are not detected on-site, the proposed action may proceed. However, 
if Project initiation is delayed more than 14- days, updated preconstruction surveys may 
be required. If burrowing owls are detected on-site during the focused or preconstruction 
surveys a burrowing owl monitoring and/or relocation plan will be developed and 
approved by the City, CDFW, and United States Fish and Wildlife Service (USFWS) prior to 
any permit or approval for ground disturbing activities. At a minimum, the plan will 
include the following: 

1. Burrowing owl status, distribution, and habitat utilization within and adjacent to 
the Project site. 

2. Conservation objectives and goals developed in cooperation with CDFW and 
USFWS. 

3. Results of burrowing owl monitoring activities. 

a. 500-ft. minimum protective (no work) zone will be designated around 
each of the occupied burrow sites and delineated by orange silt fencing. 
The installation of the fencing will be monitored by a qualified biologist 
to ensure owls are not directly or indirectly impacted as a result of fence 
installation. The monitoring biologist will also be responsible for directing 
where the fencing shall be installed.  

b. A qualified monitoring biologist will monitor the owls weekly during the 
non-breeding season to determine if the 500-ft. protective zone is 
adequate for their protection. The weekly monitoring events will also 
provide critical information regarding the status of the species on-site for 
purposes of developing a relocation plan. 

c. A qualified monitoring biologist will conduct an initial environmental 
briefing with any contractors which will be working on-site. The briefing 
will include a discussion of burrowing owl natural history, identification 
of burrowing owl non-breeding season protection zones, and summary 
of penalties for directly and/or indirectly impacting the species.  

d. A qualified monitoring biologist will be authorized to stop all work 
activities in the event potential direct and/or indirect impacts to 
burrowing owl may occur as a result of proposed staging activities. 



e. Monthly updates on the monitoring efforts including recommendations, 
as warranted, will be submitted to the City, CDFW, and USFWS. 

4. Passive and/or active relocation activities and approach. 

5. Burrowing owl management activities for active relocation sites. 

Based on the candidacy or listing status of the species at the time of surveys, if detected, 
acquisition of an Incidental Take Permit (ITP) may also be required. The CDFW will be 
contacted to determine appropriate conservation measures to prevent direct/indirect 
impacts to the species, or acquisition of an ITP. To initiate the ITP process, the applicant 
or representative will contact the appropriate CDFW Regional Office and submit an ITP 
application. The CDFW will accept applications in any form, but they must be submitted 
to the Regional Manager and they must include the following: 

1. The appropriate application fee.  

2. Applicant’s full name, mailing address, and telephone number(s). If the applicant is a 
corporation, firm, partnership, association, institution, or public or private agency, 
the name and address of the person responsible for the project or activity requiring 
the permit, the president or principal officer, and the registered agent for the service 
of process.  

3. The common and scientific names of the species to be covered by the permit and the 
species' status under CESA.  

4. A complete description of the project or activity for which the permit is sought.  

5. The location where the project or activity is to occur or to be conducted.  

6. An analysis of whether and to what extent the project or activity for which the permit 
is sought could result in the taking of species to be covered by the permit.  

7. An analysis of the impacts of the proposed taking on the species.  

8. An analysis of whether issuance of the ITP would jeopardize the continued existence 
of a species. A complete, responsive jeopardy analysis shall include consideration of 
the species’ capability to survive and reproduce, and any adverse impacts of the 
taking on those abilities in light of: 

9. Known population trends,  

10. Known threats to the species.  

11. Reasonably foreseeable impacts on the species from other related projects and 
activities.  

12. Proposed measures to minimize and fully mitigate the impacts of the proposed 
taking.  



13. A proposed plan to monitor compliance with the minimization and mitigation 
measures and the effectiveness of the measures.  

14. A description of the funding sources and the level of funding available for 
implementation of the minimization and mitigation measures.  

15. Certification in the following language: I certify that the information submitted in this 
application is complete and accurate to the best of my knowledge and belief. I 
understand that any false statement herein may subject me to suspension or 
revocation of this permit and to civil and criminal penalties under the laws of the State 
of California.  

16. Documentation of CEQA compliance. 

MM BIO-2 Regulatory Requirement Migratory Bird Treaty Act (MBTA) & California Department of 
Fish and Game (CDFG) Code. In order to avoid violation of the federal MBTA and CDFG 
Code Sections 3503, 3503.5, and 3513, site preparation activities (ground disturbance, 
construction activities, and staging equipment) for the project shall be avoided, to the 
greatest extent possible, during the nesting season of potentially occurring native and 
migratory bird species (February 1st to August 31st). Construction outside the nesting 
season (between September 1st and January 31sth) does not require preconstruction 
nesting bird surveys. If site-preparation activities are proposed during the 
nesting/breeding season (February 1st to August 31st), the project proponent shall retain 
a qualified avian biologist to conduct a pre-activity field survey prior to the issuance of 
grading permits for the project to determine if active nests of species protected by the 
MBTA or the CDFG Codes are present in the construction zone. The nest surveys shall 
include the Project site where project activities have the potential to cause nest failure. 
The survey results shall be provided to the City for review and approval. The project 
applicant shall adhere to the following: 

1. The project applicant shall retain a qualified biologist experienced in: identifying local 
and migratory bird species of special concern; conducting bird surveys using 
appropriate survey methodology; nesting surveying techniques, recognizing breeding 
and nesting behaviors, locating nests and breeding territories, and identifying nesting 
stages and nest success; determining/establishing appropriate avoidance and 
minimization measures; and monitoring the efficacy of implemented avoidance and 
minimization measures. 

2. Pre-activity field surveys shall be conducted at the appropriate time of day/night, 
during appropriate weather conditions, no more than 3 days prior to the initiation of 
project activities. Surveys shall encompass all suitable areas including trees, shrubs, 
bare ground, burrows, cavities, and structures. Survey duration shall take into 
consideration the size of the property; density, and complexity of the habitat; number 
of survey participants; survey techniques employed; and shall be sufficient to ensure 
the data collected is complete and accurate. 

If no nesting birds are observed during the survey, site preparation and construction 
activities may begin. However, if active nests (including nesting raptors) are located, then 
avoidance or minimization measures shall be undertaken in consultation with the City, 



CDFW, and USFWS, as warranted. Measures shall include immediate establishment of an 
appropriate buffer zone to be established by a qualified biologist based on their best 
professional judgement and experience. The buffer around the nest shall be delineated 
and flagged, and no construction activity shall occur within the buffer area until a qualified 
biologist determines nesting species have fledged and the nest is no longer active or the 
nest has failed. The biologist shall monitor the nest at the onset of project activities and 
at the onset of any changes in such project activities (e.g., increase in number or type of 
equipment, change in equipment usage, etc.) to determine the efficacy of the buffer. If 
the biologist determines that such project activities may be causing an adverse reaction, 
the biologist shall adjust the buffer accordingly or implement alternative avoidance and 
minimization measures, such as redirecting or rescheduling construction or erecting 
sound barriers. All work within these buffers will be halted until the nesting effort is 
finished (i.e., the juveniles are surviving independent from the nest). The on-site biologist 
shall review and verify compliance with these nesting avoidance buffers and shall verify 
the nesting effort has finished. Work can resume within these avoidance areas when no 
other active nests are found.  

Upon comple�on of the survey and nes�ng bird monitoring, a report shall be prepared 
and submited to City for review and approval prior to ini�a�on of construc�on ac�vi�es. 

MM CUL-1 If subsurface deposits believed to be cultural or human in origin are discovered during 
construction, all work must halt within a 100-foot radius of the discovery. A qualified 
professional archaeologist, meeting the Secretary of the Interior’s Professional 
Qualification Standards for prehistoric and historic archaeology, shall be retained to 
evaluate the significance of the find, and shall have the authority to modify the no-work 
radius as appropriate, using professional judgement. In addition, the Yuhaaviatam of San 
Manuel Nation Cultural Resources Department and the Agua Caliente Band of Cahuilla 
Indians Tribal Historic Preservation Office (Consulting Tribes) shall be contacted as 
detailed within MM TCR-1, regarding any pre-contact and/or historic-era finds and be 
provided information after the archaeologist makes his/her initial assessment of the 
nature of the find, so as to provide Tribal input with regards to significance and treatment. 

The following notifications shall apply, depending on the nature of the find:  

1. If the professional archaeologist determines that the find does not represent 
a cultural resource, work may resume immediately and no agency 
notifications are required. 

2. If the professional archaeologist determines that the find does represent a 
cultural resource from any time period or cultural affiliation, the 
archaeologist shall immediately notify the lead agencies. The agencies shall 
consult on a finding of eligibility and implement appropriate treatment 
measures, if the find is determined to be a Historical Resource under CEQA, 
as defined in Section 15064.5(a) of the CEQA Guidelines or a historic property 
under Section 106 NHPA, if applicable. Work may not resume within the no-
work radius until the lead agencies, through consultation as appropriate, 
determine that the site either: 1) is not a Historical Resource under CEQA or 



a Historic Property under Section 108; or 2) that the treatment measures 
have been completed to their satisfaction. 

3. If the find includes human remains, or remains that are potentially human, 
they shall ensure reasonable protection measures are taken to protect the 
discovery from disturbance (AB 2641). The archaeologist shall notify the San 
Bernardino County Coroner (per Section 7050.5 of the Health and Safety 
Code). The provisions of Section 7050.5 of the California Health and Safety 
Code, Section 5097.98 of the California Public Resources Code (PRC), and AB 
2641 will be implemented. If the coroner determines the remains are Native 
American and not the result of a crime scene, the coroner will notify the 
NAHC, which then will designate a Native American Most Likely Descendant 
(MLD) for the Project (Section 5097.98 of the PRC). This will also include 
either recording the site with the NAHC or the appropriate Information 
Center; using an open space or conservation zoning designation or easement; 
or recording a reinternment document with the county in which the property 
is located (AB 2641). Work may not resume within the no-work radius until 
the lead agencies, through consultation as appropriate, determine that the 
treatment measured have been completed to their satisfaction. 

MM CUL-2 The lead agency shall ensure that a Contractor Awareness Training Program is delivered 
to train equipment operators about cultural resources. The program shall be designed to 
inform construction personnel about: federal and state regulations pertaining to cultural 
resources and tribal cultural resources; the subsurface indicators of resources that shall 
require a work stoppage; procedures for notifying the lead agency of any occurrences; 
project-specific requirements and mitigation measures; and enforcement of penalties 
and repercussions for non-compliance with the program.  

The training shall be prepared by a qualified professional archaeologist and may be 
provided either through a brochure, video, or in-person tailgate meeting, as determined 
appropriate by the archaeologist. The training shall be provided to all construction 
supervisors, forepersons, and operators of ground-disturbing equipment. All personnel 
shall be required to sign a training roster. The construction manager is responsible for 
ensuring that all required personnel receive the training. The Construction Manager shall 
provide a copy of the signed training roster to the lead agency as proof of compliance.  

MM CUL-3: If significant pre-contact and/or historic-era cultural resources, as defined by CEQA (as 
amended, 2015), are discovered and avoidance cannot be ensured, the archaeologist 
shall develop a Monitoring and Treatment Plan, the drafts of which shall be provided to 
the Consulting Tribes for review and comment, as detailed within MM TCR-1. The 
archaeologist shall monitor the remainder of the project and implement the Plan 
accordingly. 

MM HAZ-1 Prior to the issuance of grading permits, the Project applicant shall prepare a Fire 
Protection Plan (FPP) that complies with the requirements set forth in Section 15.20.670 
of the City of Redlands Municipal Code. The FPP shall be submitted to and approved by 
the City of Redlands Fire Department. The plan shall include, at a minimum, the following 
elements: 



1. Mitigation measures consistent with the unique problems resulting from the 
location, topography, geology, flammable vegetation, and climate of the 
proposed site. 

2. Address water supply, access, building igni�on and fire resistance, fire protec�on 
systems and equipment, defensible space and vegeta�on management. 

3. Demonstrate consistency with the requirements of California building code 
chapter 7A, and the international wildland-urban interface code, and the 
Redlands municipal code. 

MM NOI -1 If Project construction occurs after the Tennessee Village mixed-use development, 
located north of the Project, is occupied, 12-foot-high temporary construction noise 
barriers capable of reducing construction noise levels by a minimum of 10 dBA shall be 
placed along the northern perimeter of the Project site. MM NOI-1 would only be required 
in the event that the Tennessee Village apartment buildings located within 80 feet of the 
Project property line are occupied during Project construction. Construction noise levels 
at any Tennessee Village apartments located more than 80 from the Project property line 
would not exceed the 80 dBA Leq residential noise threshold and would not require 
mitigation. 

MM T-1: Lugonia Avenue & Home Depot Parking Lot. Increasing the cycle length to 100 sec and 
optimizing the splits lead to an improvement in the level of service to LOS C at the PM 
peak hour with a reduction in delays to 33 sec. 

MM T-2: West Lugonia Avenue & Texas Street Changing lanes configuration of the NB approach 
(one NB left turn lane with a storage length of 40 ft and one NB through and right turn 
lane) leads to an improvement in the level of service to LOS C at the PM peak hour with a 
reduction in delays to 21.2 sec. 

MM T-3: East Lugonia Avenue. & Orange Street. Increasing the cycle length to 100 sec and 
optimizing the splits lead to an improvement in the level of service to LOS C at the AM 
peak hour with a reduction in delays to 27.4 sec. 

MM TCR-1:  1. The Consul�ng Tribes shall be contacted, as detailed in CUL-1, of any pre-contact and/or 
historic-era cultural resources discovered during project implementa�on, and be provided 
informa�on regarding the nature of the find, so as to provide Tribal input with regards to 
significance and treatment. Should the find be deemed significant, as defined by CEQA (as 
amended, 2015), a Cultural Resources Monitoring and Treatment Plan shall be created by 
the archaeologist, in coordina�on with the Consul�ng Tribes, and all subsequent finds 
shall be subject to this Plan. This Plan shall allow for a monitor to be present that 
represents the Consul�ng Tribes for the remainder of the project, should the Consul�ng 
Tribes elect to place a monitor on-site. 

 
2. Any and all archaeological/cultural documents created as a part of the project (isolate 
records, site records, survey reports, tes�ng reports, etc.) shall be supplied to the 
applicant and Lead Agency for dissemina�on to the Consul�ng Tribes.  
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