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2.3.8 Stormwater Management 

The Project includes an on-site stormwater management system designed to capture, detain, and treat 

runoff generated during storm events. The system includes a proposed stormwater retention pond located 

near the center of the Project Site, positioned between the parking lot and the dual drive-through lanes. 

The retention pond would address water quality and flow control for post-development runoff to not 

exceed pre-development conditions. 

Roof drainage would be managed through downspouts connected to on-site storm drain facilities or trench 

drains, discharging to the drive aisle. Stormwater from paved areas, including the parking lot and 

drive-through lanes, would be directed to a series of catch basins and underground storm drainpipes that 

convey flows to the retention pond. The pond is designed to temporarily hold runoff, allowing sediments 

and pollutants to settle before water infiltrates into the ground or is released in a controlled manner in 

compliance with the Town of Yucca Valley’s stormwater requirements and the National Pollutant 

Discharge Elimination System (NPDES) program. 

The retention pond would be landscaped with drought-tolerant plantings consistent with the Project’s 

overall landscape plan. Maintenance of the pond would be the responsibility of the Applicant to ensure 

long-term performance and compliance with applicable stormwater regulations. 

2.3.9 Construction 

For the purpose of evaluating potential environmental impacts, this report assumes that construction of 

the Project would begin in 2026 and extend over a period of approximately five (5) months following 

issuance of the Incidental Take Permit for the removal of the Western Joshua Trees, with full operation 

anticipated in 2026. This schedule is considered conservative and is intended to capture the maximum 

potential daily impacts associated with construction activities.  

Construction would occur in three primary stages: (1) debris removal, (2) grading and foundation 

preparation, and (3) building construction. All equipment and construction staging would occur within the 

boundaries of the Project Site. The grading plan for the Project anticipates approximately 1,000 cubic yards 

of cut and 200 cubic yards of fill, resulting in a net export of approximately 800 cubic yards of soil. 

The debris removal stage would involve clearing the site and preparing it for grading, which would then 

be immediately followed by grading and foundation preparation. Debris removal and grading/foundation 

stages are expected to last approximately five (5) weeks. This stage would establish building pads, prepare 

utility connections, and level the site. The building construction stage would then proceed over 

approximately four (4) months and would include construction of the coffee shop structure, installation of 
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utilities, application of architectural coatings, and paving of the Project Site. Architectural coating and 

paving activities are expected to occur during the final month of the construction stage. 

Consistent with the assumptions included within the California Emissions Estimator Model (CalEEMod), 

the following maximum daily equipment by stage will be assumed. 

 Demolition/debris removal: 1 concrete industrial saw, 1 rubber-tired dozer, 2 tractors/loader/backhoes 

 Grading: 1 grader, 1 rubber-tired dozer, 1 tractor/loader/backhoe 

 Building Construction: 1 crane, 2 forklifts, 2 tractors/loaders/backhoes  

 Paving: 4 cement and mortar mixers, 1 paver, 1 roller, 1 tractor/loader/backhoe 

 Architectural Coating: 1 air compressor 

2.4 DISCRETIONARY ACTIONS AND APPROVALS 

To permit development of the Project, the following discretionary actions are required: 

2.4.1 Town of Yucca Valley 

 Approval of a Conditional Use Permit 02-25 to allow the Project in the C-MU zone. 

 Approval of Environmental Assessment 03-25. 

 Issuance of ministerial permits, including grading and building permits. 

California Department of Fish and Wildlife Region 6 

 Incidental Take Permit for the removal of Western Joshua Trees. 

2.4.2 State Water Resources Control Board 

 NPDES Construction General Permit (SWPPP) for ground disturbance greater than one acre. 
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III. ENVIRONMENTAL INITIAL STUDY CHECKLIST 
AND IMPACT ANALYSIS 

3.1 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 

The environmental factors checked below would be potentially affected by this Project, involving at least 

one impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages. 

 Aesthetics  
Agriculture and Forestry 
Resources  Air Quality 

 Biological Resources  Cultural Resources  Energy 

 Geology and Soils  Greenhouse Gas Emissions  
Hazards and Hazardous 
Materials 

 
Hydrology and Water 
Quality  Land Use and Planning  Mineral Resources 

 Noise  Population and Housing  Public Services 

 Recreation  Transportation  Tribal Cultural Resources 

 
Utilities and Service 
Systems  Wildfire  

Mandatory Findings of 
Significance 

3.2 DETERMINATION: (TO BE COMPLETED BY THE LEAD AGENCY) 

On the basis of this initial evaluation: 

I find that the Proposed Project COULD NOT have a significant effect on the environment, and 
a NEGATIVE DECLARATION will be prepared.  

I find that, although the Proposed Project could have a significant effect on the environment, 
there will not be a significant effect in this case because the mitigation measures described on 
an attached sheet have been added to the Project. A MITIGATED NEGATIVE DECLARATION 
will be prepared. 

 

I find that the Proposed Project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required.  

I find that the Proposed Project MAY have a “potentially significant impact” or “potentially 
significant unless mitigated” impact on the environment, but at least effect 1) has been 
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has 
been addressed by mitigation measures based on the earlier analysis as described on attached 
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the 
effects that remain to be addressed. 

 

□ □ □ 

x Biological Resourcesx Cultural Resources□ 

X Geology and Soils□ □ 

□ □ □ 

□ □ □ 

□ □ X Tribal Cultural Resources

□ □ □ 

□ 

X

□ 

□ 
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3.3 ENVIRONMENTAL IMPACT ANALYSIS 

3.3.1  Aesthetics 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

Except as provided in Public Resources Code 
section 21099: 

a.  Would the project have a substantial 
adverse effect on a scenic vista? 

 

 

 

 

 

 

 

 

No Impact. A scenic vista is generally defined as a view of undisturbed natural characteristics exhibiting a 

unique feature that comprises an important or dominant portion of the viewshed. Although scenic vistas 

are identified at the discretion of its jurisdiction, common examples of scenic vistas include open hillsides, 

mountain ranges, rivers/streambeds, and large bodies of water. 

The Town’s General Plan Open Space and Conservation Element does not identify specific scenic resources 

within the Town, but does specify scenic resources that are valued by the Town’s residents that are outside 

the Town Limits and planning area boundary. These areas include the views of the Little San Bernardino 

Mountains of the Peninsular Ranges, the San Bernardino Mountains on the easternmost of the Transverse 

ranges surrounding the Town, and Yucca Valley’s hillside areas.2 While the Open Space and Conservation 

Element does not officially identify any scenic routes or highways in the Town, Yucca Valley does contain 

one eligible scenic highway and one partially designated scenic highway: State Route 62 (Twentynine 

Palms Highway) and State Route 247, respectively.3 A segment of State Route 247, approximately four 

miles northwest of the Project Site, is officially designated as a State Scenic Highway, while other portions 

near the Project Site are eligible for designation. 

The Project Site is currently vacant and is largely surrounded by existing urban development. Given the 

existing conditions of the Project Site and its distance from the identified scenic vistas and routes, the Project 

 
2  Town of Yucca Valley, Town of Yucca Valley General Plan: Open Space and Conservation Element, February 4, 2014. 

Available online at: https://www.yucca-valley.org/home/showpublisheddocument/2596/637009395718470000, 
accessed September 30, 2025.  

3  California Department of Transportation, “California State Scenic Highway System Map.” Available online at: 
https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa, 
accessed February 27, 2026. 

□ □ □ 
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would not have the potential to substantively alter existing private or public viewsheds, the Project would 

not have a substantial adverse impact on any scenic resource, and no impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project substantially 
damage scenic resources, including, 
but not limited to, trees, rock 
outcroppings, and historic buildings 
within a state scenic highway? 

    

No Impact. As previously discussed in Section 3.3.1a, above, State Route 62 is eligible for being designated 

as a Scenic Highway, and State Route 247 is eligible for designation in some segments, while a segment 

approximately four miles northwest of the Project Site is officially designated as a State Scenic Highway.4 

Access to State Route 247 is approximately one mile west of the Project Site and is not visible from the 

Project Site; this segment is eligible, but not officially designated as a State Scenic Highway. While the State 

Route 62 route runs along the northern end of the Project Site, the Project would not damage scenic 

resources that may be found along this route, as the Project does not propose any curb cuts or driveway 

changes to State Route 62. There are no scenic resources, trees, rock outcroppings, or historic buildings 

present within the portion of State Route 62 that would be impacted by the Project. Therefore, no impact 

would occur. 

Mitigation Measures: No mitigation measures are required. 

 
4  Ibid. 

□ □ □ 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  Would the project, in non-urbanized 
areas, substantially degrade the existing 
visual character or quality of public views 
of the site and its surroundings? (Public 
views are those that are experienced from 
a publicly accessible vantage point). If the 
project is in an urbanized area, would the 
project conflict with applicable zoning 
and other regulations governing scenic 
quality? 

    

Less Than Significant Impact. The Project Site and the surrounding area are considered an urbanized 

area.5 Surrounding properties include commercial uses as well as single-family housing. Although the 

construction activities associated with the Project would result in changes to the visual quality of the Project 

Area, these activities would be temporary and would cease upon completion of the Project. The Project 

would be constructed in accordance with the Town’s design regulations for commercial uses. The height 

and scale of the facility would be consistent with the surrounding commercial development. Therefore, 

impacts would be less than significant.   

Mitigation Measures: No mitigation measures are required.  

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project create a new source of 
substantial light or glare which would 
adversely affect day or nighttime views in 
the area? 

    

Less than Significant Impact. Light emanating from building interiors that pass through windows and 

light from exterior sources (i.e., street lighting, building illumination, security lighting, and landscape 

lighting) serve as primary sources of light. 

 
5  According to State CEQA Guidelines Section 15387 an “urbanized area” means a central city or a group of 

contiguous cities with a population of 50,000 or more, together with adjacent densely populated areas having a 
population density of at least 1,000 persons per square mile. 

□ □ □ 

□ □ □ 
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The Project involves the construction of a new Dutch Bros coffee shop with a drive-through. The Project 

Site is located within an urban and developed area of the Town and is largely surrounded by commercial 

uses. Due to the exterior nighttime lighting of these uses, along with the existing light poles around the 

northern perimeter of the Project Site, a moderate level of ambient nighttime light already exists. Given 

that the Project Site is undeveloped, the proposed Project would introduce new sources of light. However, 

this new source of light and glare would be similar to existing conditions from nearby uses. Further, the 

installation and use of onsite lighting would be required to comply with Section B of Section 8.70.030, 

Outdoor Lighting Fixtures, of the YVMC, which states that there any new construction located in any 

commercial or industrial land use district shall be fully shielded or recessed in such a manner as to preclude 

adverse impacts to adjacent property as a result of light trespass, or to any member of the public who may 

be traveling on adjacent roadways or rights of way.6 Therefore, impacts from light and glare from the 

proposed Project would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 
6  Town of Yucca Valley, Yucca Valley Municipal Code Section 8.70.030: Outdoor Lighting Fixtures. Available online 

at: https://codelibrary.amlegal.com/codes/yuccavalleyca/latest/yuccavalley_ca/0-0-0-2483, accessed September 30, 
2025.  
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3.3.2  Agricultural Resources 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project convert Prime Farmland, 
Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to 
the Farmland Mapping and Monitoring 
Program of the California Resources 
Agency, to non-agricultural use? 

    

No Impact. According to the California Department of Conservation’s California Important Farmland 

Finder, the Project Site does not contain any land classified as Prime Farmland, Unique Farmland, or 

Farmland of Statewide Importance.7 Further, the Project Site is zoned for Mixed Use Commercial, which 

generally does not allow agricultural uses.8 Thus, the Project would not convert Prime Farmland, Unique 

Farmland, or Farmland of Statewide Importance to non-agricultural use. No impact would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project conflict with existing 
zoning for agricultural use, or a Williamson 
Act contract? 

    

No Impact. Only land located within an agricultural preserve is eligible for enrollment under a Williamson 

Act contract. According to the California Department of Conservation, California Williamson Act 

Enrollment Finder,9 there is no land in the Town enrolled under a Williamson Act contract. There is 

currently no land within the Town zoned for agricultural use nor enrolled under a Williamson Act contract. 

 
7  California Department of Conservation, “California Important Farmland Finder.” Available online at: 

https://maps.conservation.ca.gov/dlrp/ciff/, accessed October 1, 2025. 
8  Town of Yucca Valley, Yucca Valley Municipal Code, Chapter 9.09: Commercial Districts. Available online at: 

https://codelibrary.amlegal.com/codes/yuccavalleyca/latest/yuccavalley_ca/0-0-0-14867, accessed October 1, 2025.  
9  California Department of Conservation, “Williamson Act Program.” Available online at: 

https://www.conservation.ca.gov/dlrp/lca, accessed on October 1, 2025. 

□ □ □ 

□ □ □ 
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Therefore, the Project would not conflict with existing agricultural zoning or a Williamson Act Contract, 

and no impact would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  Would the project conflict with existing 
zoning for, or cause rezoning of, forest land 
(as defined in Public Resources Code Section 
12220 (g)), timberland (as defined by Public 
Resources Code Section 4526), or timberland 
zoned Timberland Production (as defined by 
Government Code Section 51104 (g))? 

    

No Impact. The Town does not contain any forest land (as defined by PRC § 12220(g)), timberland (as 

defined by PRC § 4526), or timberland zoned for Timberland Production (as defined by Government Code 

§ 51104(g)).10 Approval of the Project would not conflict with the General Plan, existing zoning, or cause 

rezoning of forest land, timberland, or timberland zoned Timberland Production. No impact would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project result in the loss of 
forest land or conversion of forest land to a 
non-forest use? 

    

No Impact. See response to Section 3.3.2.c, above. 

Forest land is defined as “…land that can support 10-percent native tree cover of any species, including 

hardwoods, under natural conditions, and that allows for management of one or more forest resources, 

including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, and other public 

benefits.”11 Timberland is defined as: “land…which is available for, and capable of, growing a crop of trees 

 
10  California Department of Fish and Wildlife, “California Forests and Timberlands.” Available online at: 

https://nrm.dfg.ca.gov/FileHandler.ashx?DocumentID=109919, accessed October 1, 2025. 
11  California Public Resources Code (PRC), Section 12220(g). 

□ □ □ 

□ □ □ 
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of any commercial species used to produce lumber and other forest products, including Christmas trees.”12 

There is no identified forest land or timberland within the Town, and implementation of the Project would 

not result in a loss of forest land or timberland. No impact would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

e.  Would the project involve other changes 
in the existing environment which, due to 
their location or nature, could result in 
conversion of Farmland, to non-
agricultural use or conversion of forest 
land to non-forest use? 

    

No Impact. Implementation of the Project would not result in the conversion of farmland or forest land to 

non-agricultural or non-forest land use. No impact would occur. 

Mitigation Measures: No mitigation measures are required. 

  

 
12  PRC, § 4526. 

□ □ □ 
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3.3.3. Air Quality 

The following is a summary of the Project’s Air Quality Technical Report, included as Appendix A, Air 

Quality Technical Report, to this document. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project conflict with or obstruct 
implementation of the applicable air 
quality plan? 

    

Less than Significant Impact. As part of its enforcement responsibilities, the U.S. Environmental Protection 

Agency (U.S. EPA) requires each state with nonattainment areas to prepare and submit a State 

Implementation Plan (SIP) that demonstrates the means to attain the federal standards. The SIP 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 California Clean Air Act (CCAA) requires an air quality 

attainment plan to be prepared for areas designated as nonattainment with regard to the federal and state 

ambient air quality standards. Air quality attainment plans outline emissions limits and control measures 

to achieve and maintain these standards by the earliest practical date. 

As previously discussed, according to the Mojave Desert Air Quality Management District (MDAQMD), if 

a project does not exceed the thresholds established by the MDAQMD, the project would be deemed to be 

consistent with applicable attainment or maintenance plans. Additionally, if the project is consistent with 

the existing land use plan designation, it is considered to be consistent with the applicable attainment or 

maintenance plans. As demonstrated in AQ Impact b, below, the Project would not exceed the thresholds 

established by the MDAQMD; further, the Project is consistent with the land use and zoning for the Project 

Site. The Project Site is designated as Mixed Use (MU) and is zoned for Mixed-Use Commercial (C-MU). 

Commercial land uses support local- and regional-serving retail and service uses, including uses such as 

shopping centers and malls, small commercial centers, hotels, commercial recreation uses such as movie 

theaters and bowling alleys, restaurants, supermarkets, and personal services. Fast food (with drive-

through, delivery) is permitted in the C-MU zone only with a conditional use permit (CUP).13 Therefore, 

 
13  Town of Yucca Valley, YVMC: Chapter 9.09: Commercial Districts. Available online at: 

https://codelibrary.amlegal.com/codes/yuccavalleyca/latest/yuccavalley_ca/0-0-0-14877, accessed November 10, 
2025.  

□ □ □ 
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the Project would not conflict with or obstruct the implementation of any air quality plan established by 

the MDAQMD. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project result in a cumulatively 
considerable net increase of any criteria 
pollutant for which the project region is 
non-attainment under an applicable 
federal or state ambient air quality 
standard? 

    

Less than Significant Impact. A project may have a significant impact if project-related emissions would 

result in a cumulatively considerable net increase for a criteria pollutant for which the region is in 

nonattainment under applicable federal or state ambient air quality standards. 

Construction Significance Analysis 

For purposes of this analysis, it is estimated that the Project would be constructed in approximately 5 

months, with construction beginning in 2026 and project operations commencing in the same year. While 

construction may begin at a later date and/or take place over a longer period, these assumptions represent 

the earliest and fastest build-out potential, resulting in a worst-case daily impact scenario for purposes of 

this analysis. This analysis assumes construction would be undertaken with the following primary 

construction phases: (1) debris clearing/foundation preparation, (2) grading, and (3) building construction. 

The Project would also require paving and architectural coatings, which have conservatively been assumed 

to occur concurrently during the final month of the building construction phase. 

The analysis of regional daily construction emissions has been prepared utilizing the CalEEMod computer 

model. Predicted maximum daily construction-generated emissions for the Project are summarized in 

Table 3.3-1, Construction-Related Criteria Pollutant and Precursor Emissions. These calculations assume 

that appropriate dust control measures would be implemented as part of the Project during each phase of 

development, as specified by MDAQMD Rule 403 (Fugitive Dust). As shown in Table 3.3-1, the peak daily 

emissions generated during the construction of the Project would not exceed any of the emission thresholds 

recommended by the MDAQMD. Therefore, Project construction would not result in a cumulatively 

considerable net increase of any criteria air pollutant for which the Project region is nonattainment under 

an applicable federal or state ambient air quality standard. 

□ □ □ 
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Table 3.3-1 

Construction-Related Criteria Pollutant and Precursor Emissions 
 

Maximum Pounds Per Day 

Construction Year ROG NOx CO SO2 PM10 PM2.5 
2026 1.60 13.00 15.00 0.02 7.90 4.00 

Threshold 137 137 548 137 82 65 

Exceed? No No No No No No 

Maximum Annual Emissions (short tons)* 
Construction Year ROG NOx CO SO2 PM10 PM2.5 

2026 0.05 0.43 0.54 < 0.01 0.10 0.06 

Threshold 25 25 100 25 15 12 

Exceed? No No No No No No 
   
Source: Impact Sciences, November 2025. See Appendix A. Emissions shown are the highest daily maximum from either the summer or 
winter season. 
*In CalEEMod, criteria pollutants are represented in pounds per day for daily values, and tons per year for annual values. For clarity 
purposes, a “ton” and a “short ton” are both equivalent to 2,000 pounds. 
Note: Project emissions account for the reductions from MDAQMD Rule 403 (Fugitive Dust). 

 

Operational Significance Analysis 

Project-generated emissions would be associated with motor vehicle use, energy use, and area sources, 

such as the use of natural-gas-fired appliances, landscape maintenance equipment, consumer cleaning 

products, and architectural coatings associated with the operation of the Project. The operational emissions 

from the Project were calculated with CalEEMod, and the operational emissions were compared against 

MDAQMD thresholds to determine Project significance. Long-term operational emissions attributable to 

the Project are summarized in Table 3.3-2, Long-Term Operational Emissions. As shown, the operational 

emissions generated by the Project would not exceed the regional thresholds of significance set by the 

MDAQMD. 
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Table 3.3-2 

Long-Term Operational Emissions 
 

Maximum Pounds Per Day 
Source ROG NOx CO SO2 PM10 PM2.5 

Mobile Source 2.00 2.50 22.00 0.05 4.50 1.20 

Area Source 0.03 < 0.01 0.04 < 0.01 < 0.01 < 0.01 

Energy Use < 0.01 0.03 0.03 < 0.01 < 0.01 < 0.01 

Total 2.04 2.54 22.07 0.07 4.52 1.22 

Threshold 137 137 548 137 82 65 

Exceed? No No No No No No 

Maximum Annual Emissions (short tons)* 

Source ROG NOx CO SO2 PM10 PM2.5 

Mobile 0.27 0.26 1.90 < 0.01 0.40 0.11 

Area Source 0.01 < 0.01 < 0.01 < 0.01 < 0.01 < 0.01 

Energy Use < 0.01 0.01 < 0.01 < 0.01 < 0.01 < 0.01 

Total  0.29 0.28 1.92 < 0.03 0.42 0.13 

Threshold 25 25 100 25 15 12 

Exceed? No No No No No No 
   
Source: Impact Sciences, November 2025. See Appendix A. Emissions shown are the highest daily maximum from either the summer or 
winter season. 
*In CalEEMod, criteria pollutants are represented in pounds per day for daily values, and tons per year for annual values. For clarity 
purposes, a “ton” and a “short ton” are both equivalent to 2,000 pounds. 

 

As shown in Table 3.3-1 and Table 3.3-2, the Project’s construction and operational emissions would not 

exceed the MDAQMD’s thresholds for any criteria air pollutants. Thus, the Project would also not result in 

a cumulatively considerable net increase of any criteria air pollutant for which the Project region is 

nonattainment under an applicable federal or state ambient air quality standard. These impacts are less 

than significant. 

Air Quality Health Impacts 

On December 24, 2018, the California Supreme Court published its opinion in Sierra Club et al. v. County of 

Fresno et. al. (Case No. S219783), which determined that an environmental review must adequately analyze 

a project’s potential impacts and inform the public how its bare numbers translate to a potential adverse 

health impact or explain how existing scientific constraints cannot translate the emissions numbers to the 

potential health impacts. 

Criteria air pollutants are defined as those pollutants for which the federal and state governments have 

established air quality standards for outdoor or ambient concentrations to protect public health. The 
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national and state ambient air quality standards have been set at levels to protect human health with a 

determined margin of safety. As discussed previously, the Basin is in state non-attainment for PM2.5, 

PM10, and Ozone (O3) and federal non-attainment for PM10 and O3. Therefore, an increase in emissions of 

particulate matter or ozone precursors (ROG and NOx) has the potential to push the region further from 

reaching attainment status, and, as a result, these pollutants are the greatest concern in the region. As noted 

in Table 3.3-1 and Table 3.3-2 above, the Project will emit criteria air pollutants during construction and 

operation. However, the Project will not exceed MDAQMD thresholds for ozone precursors (ROG and 

NOx), PM2.5, PM10, or any other criteria air pollutants, and will not result in a cumulatively significant 

impact for which the region is in non-attainment. With respect to the Project’s increase in criteria pollutant 

emissions, the Project would not have the potential to cause significant air quality health impacts. 

Therefore, impacts are less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

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

    

Less Than Significant Impact. Based on the MDAQMD Guidelines, a significant impact may occur if a 

project were to generate pollutant concentrations to a degree that would significantly affect sensitive 

receptors. 

Project impacts related to increased community risk could occur by introducing a new source of localized 

pollutants during construction and operation, with the potential to adversely affect existing sensitive 

receptors in the Project vicinity. According to the MDAQMD, residences, schools, daycare centers, 

playgrounds, and medical facilities are considered to be sensitive receptor land uses. The following project 

types proposed for sites within the specified distance to an existing or planned (zoned) sensitive receptor 

land use must be evaluated using significance threshold criteria number four per MDAQMD Guidelines:14 

 Any industrial project within 1,000 feet 

 A distribution center (40 or more trucks per day) within 1,000 feet 

 A major transportation project (50,000 or more vehicles per day) within 1,000 feet 
 

14  MDAQMD, “CEQA and Federal Conformity Guidelines.” Available online at: 
https://www.mdaqmd.ca.gov/home/showpublisheddocument/8510/638126583450270000, accessed November 10, 
2025. 

□ □ □ 
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 A dry cleaner using perchloroethylene within 500 feet 

 A gasoline dispensing facility within 300 feet 

The Project is not proposing to develop any of the project types listed above and will not be required to be 

evaluated against MDAQMD significance threshold criteria number four. The closest air quality sensitive 

receptors would be the single-family residences 228 feet to the south of the Project Site. 

The primary sources of potential TACs under the Project would be construction activity and the associated 

generation of diesel particulate matter (DPM) emissions from the use of off-road diesel equipment required 

for grading, paving, and other construction activities. The amount to which nearby sensitive receptors are 

exposed (a function of concentration and duration of exposure) is the primary factor used to determine 

health risk. Health-related risks associated with diesel exhaust emissions are primarily linked to long-term 

exposure and the associated risk of contracting cancer. Construction of the Project would not have the 

potential to generate large amounts of DPM since a minimal amount of daily heavy construction equipment 

will be utilized, and the overall construction duration would be short (approximately 5 months). 

Furthermore, the low levels of diesel exhaust would primarily be emitted during the grading/foundational 

preparation phase, which is anticipated to last only one month total. Average daily diesel exhaust emissions 

generated on-site during the 4 months of building construction would be negligible. Emissions generated 

from the development of the Project are temporary and localized and would cease upon completion of 

construction. This impact would be less than significant. 

Operation 

Project-operation impacts related to increased health risk can occur either by introducing a new source of 

TACs with the potential to adversely affect existing sensitive receptors, or by introducing a new sensitive 

receptor, such as a residential use, in proximity to an existing source of TACs.  

The Project does not include any stationary sources of TAC emissions, and most vehicles associated with 

the operation of the Project would run on gasoline and not diesel, which is the primary source of TACs and 

DPM. Therefore, operation of the Project would not generate TAC or PM2.5 emissions that could affect the 

health of sensitive receptors. As such, the Project would not contribute to human health risk to nearby 

receptors during operation, and the Project would not contribute to any cumulative human health risk 

impact. 

Mitigation Measures: No mitigation measures are required. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project result in other 
emissions (such as those leading to odors) 
adversely affecting a substantial number 
of people? 

    

Less Than Significant Impact. According to CARB’s CEQA Air Quality Handbook, land uses often 

associated with odors include agriculture (farming and livestock), wastewater treatment plants, food 

processing plants, chemical plants, composting facilities, refineries, landfills, dairies, and fiberglass 

molding. The Project would not include any of the land uses that have been identified by CARB as odor 

sources. 

Construction activities associated with the Project may generate detectable odors from heavy-duty 

equipment exhaust and architectural coatings. However, construction-related odors would be short-term 

in nature and cease upon Project completion. In addition, the Project would be required to comply with the 

California Code of Regulations, Title 13, sections 2449(d)(3) and 2485, as well as YVMC Section 9.34.040, 

which minimizes the idling time of construction equipment either by shutting it off when not in use or by 

reducing the time of idling to no more than five minutes. This would reduce the detectable odors from 

heavy-duty equipment exhaust. Any odor impacts on existing adjacent land uses would be short-term and 

not substantial. As such, the Project would not result in other emissions (such as those leading to odors) 

adversely affecting a substantial number of people. Impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

  

□ □ □ 
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3.3.4 Biological Resources 

The following is a summary of the Project’s Biological Resources Assessment, prepared by South 

Environmental, included as Appendix B, Biological Resources Assessment, to this document. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project have a substantial 
adverse effect, either directly or through 
habitat modifications, on any species 
identified as a candidate, sensitive, or 
special status species in local or regional 
plans, policies, or regulations, or by the 
California Department of Fish and 
Wildlife or U.S. Fish and Wildlife Service? 

    

Less than Significant with Mitigation Incorporated. As detailed in the Biological Resources Assessment 

prepared by South Environmental (see Appendix B), the proposed Project would require potential removal 

of trees, shrubs, and herbaceous plants in the landscaping that could provide potential nesting habitat for 

birds and raptors protected by the Migratory Bird Treaty Act (MBTA), Migratory Bird Protection Act 

(MBPA), and the Fish and Game Code, including special-status birds such as Le Conte’s thrashers. If 

present at the time of vegetation removal, active nests, eggs, or young could be destroyed or otherwise 

disturbed to a point at which the young do not survive, which would be a violation of the MBTA, MBPA, 

and the Fish and Game Code. In addition, indirect impacts from noise or vibration have the potential to 

disturb an active bird nest that may occur in adjacent landscaping to the point of failure if the nest is within 

immediate proximity to Project activities. To avoid impacts to active bird or raptor nests, eggs, or young, 

preconstruction nesting bird surveys and monitoring are required per the MBTA and Fish and Game Code 

as described in Mitigation Measure MM BIO-1. 

In addition to nesting birds, the Biological Resources Assessment identified the coast horned lizard as 

having potential to occur in the Project vicinity; however, the Project site consists of disturbed Joshua Tree 

Woodland at the urban interface and provides lower-quality habitat than the undisturbed desert wash 

located approximately 200 feet southwest of the Project Site, where the species is more likely to occur. 

Although this species could be present during construction, the likelihood of direct impacts such as injury 

or mortality is low because of the limited habitat value and low probability of occurrence within the 

development footprint. The Project would remove approximately 0.88 acres of disturbed, isolated habitat 

that represents a minor fraction of the available higher-quality habitat in the surrounding area, and 

□ □ □ 
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implementation of Mitigation Measure MM BIO-2 would address impacts related to Joshua tree and 

Joshua Tree Woodland removal. For these reasons, potential impacts to coast horned lizard would be less 

than significant under CEQA. 

Western Joshua tree occurs in the Project area, and no other special-status plants are expected to occur due 

to the level of disturbances in the plant community. There are 22 Joshua trees within 15 meters of the 

proposed Project footprint, and 8 of those would be removed by the Project because they are within the 

development footprint. Removals include 0 Class A, 8 Class B (#10, #11, #13, #14, #19, #20, #35, D1), and 0 

Class C. An additional 2 Joshua trees (#9 and #12) are within the Project Site but will remain within 

landscaping after the Project is built, and these would be heavily encroached into the 15 meter buffer by 

development. As shown in the Site Plan, these Joshua trees will be fenced during construction of the Project 

to protect them from potential inadvertent impacts. Another 12 Joshua trees (#4-#8, #15, #18, #21-#24, D3) 

are outside the Project Site but will be encroached within a 15-meter buffer by the project construction. 

Protective fencing shown in the Site Plan will be installed between these Joshua trees and the Project Site 

during construction to avoid inadvertent impacts to these trees. 

Overall, the population of Joshua trees within the survey area is healthy, with very few dead trees, and a 

mix of size classes and observations of fruits and flowers indicate that the Joshua trees are regenerating 

naturally on the site. The number of removals proposed by the Project is 18 percent of the number surveyed. 

Although there are numerous other Joshua trees surrounding the survey area that are contiguous plant 

communities with those found on the site, and the relative number of removals to those in the region is 

very small, the Project must compensate for the loss of individual Joshua Trees per the Western Joshua Tree 

Conservation Act as described in Mitigation Measure MM BIO-2.  

Paying into the Joshua Tree Conservation Act Incidental Take Permit annual mitigation fees and protecting 

adjacent Joshua trees and Joshua Tree Woodlands surrounding the Project Site would ensure there is 

compensation for the loss of Joshua trees from the Project footprint. The in-lieu fee program described in 

Mitigation Measure MM BIO-2 would result in the conservation, restoration, or protection of Joshua trees 

and Joshua Tree Woodlands into perpetuity. With the implementation of Mitigation Measure MM BIO-2, 

the Project’s impacts on disturbed Joshua Tree Woodland would be reduced to a level that is considered 

less than significant per the thresholds of CEQA.  
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Mitigation Measures:  

MM BIO-1 Preconstruction Nesting Bird and Raptor Survey.  

 To the extent feasible, ground disturbing activities and vegetation removal should be 

timed to occur between September 1 and January 31, which is outside the bird and 

raptor nesting season. 

 If ground disturbing activities or vegetation removal (including tree trimming) are 

scheduled between February 1 and August 31, which is the bird nesting season, a 

preconstruction survey for nesting birds should be conducted within 72 hours prior to 

construction activities. The survey should be conducted by a qualified biologist with 

prior experience conducting nesting bird surveys for construction projects. The study 

area should include the affected area and suitable habitat within a 500-foot buffer, or 

a buffer size determined by the qualified biologist based on the level of proposed 

disturbance and access. If no active nests are found, no additional measures are 

required. 

 If active nests are found, the biologist will map the location and document the species 

and nesting stage. A no-work buffer will be established around the active nest as 

determined by the qualified biologist and based on the species’ sensitivity to 

disturbance and the type and duration of the disturbance. Typical buffers would be 

300 feet for songbirds, 500 feet for raptors and special-status species, but it can be 

determined based on the conditions on the site and recommendations of the qualified 

biologist. No construction activities shall occur within the no-work buffer until the 

biologist has determined the nest is no longer active. 

MM BIO-2 Western Joshua Tree Permitting and Protection 

Due to the proposed removal of eight (8) Joshua trees for the Project, the Applicant shall 

obtain a permit from the CDFW prior to removing the trees. To obtain the permit, the 

applicant must complete a permit application and submit the application and Joshua tree 

inventory to the CDFW Region 6 Office via the online permitting system. This permit will 

require coordination with both the County of San Bernardino and CDFW to determine the 

number of Joshua trees that the agencies would require for transplanting to areas outside 

of the development. However, there is an in-lieu fee program that allows for a fee-based 

mitigation for the removal of Joshua trees, and these same mitigation fees could be applied 

to all of the Joshua trees that are encroaching within 15 meters, as determined by the 
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agencies. Therefore, these estimated fees are subject to change per the requirements of the 

permitting agencies following an assessment of the project's impacts on Joshua trees. The 

Applicant shall pay the required fees prior to the issuance of a grading permit. The 

estimated 2025 Western Joshua Tree Conservation Act Incidental Take Permit annual 

mitigation fees for the proposed removal of eight Joshua trees within the standard fee area 

are a total of $4,072.00, as follows: 

 0 Class A trees x $346.00 = $0.00 

 8 Class B trees x $509.00 = $4,072.00 

 0 Class C trees x $2,544.75 = $0.00 

Joshua Tree Avoidance During Construction 

 The Applicant shall install temporary protective fencing between the project 

workspace and each Joshua tree during construction of the project. The fencing would 

be high-visibility fencing placed at a minimum 15-meter buffer zone prior to the start 

of construction (or at the distance that is permitted for trees closer to the site). No work 

or project activities shall occur within the fenced area, and all work shall occur outside 

of the proposed Joshua tree buffers. Fencing would help prevent compaction and/or 

contamination of the soil and root zone.  

 During construction, heavy equipment and vehicles shall be operated in accordance 

with standard Best Management Practices (BMPs). For example, all equipment used in 

the workspace shall be properly maintained such that no leaks of oil, fuel, or residues 

will take place. Provisions shall be in place to remediate any accidental spills. 

Implementation of the BMPs will help minimize the potential for impact to Joshua 

trees both within and outside the Joshua tree buffer zones.  

 Night work should be avoided to ensure no disturbance of pollinators or photoperiods 

for the remaining Joshua trees. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project have a substantial 
adverse effect on any riparian habitat or 
other sensitive natural community 
identified in local or regional plans, 
policies, and regulations or by the 
California Department of Fish and 
Wildlife or U.S. Fish and Wildlife 
Service? 

    

Less than Significant with Mitigation Incorporated. Plant communities are considered sensitive biological 

resources if they have limited distributions, have high wildlife value that includes sensitive species, or are 

particularly susceptible to disturbance. CDFW ranks sensitive communities as “threatened” or “very 

threatened.” 

The Biological Resources Assessment identified 0.88 acres of Joshua Tree Woodland within the Project Site. 

CDFW considers Joshua Tree Woodland a sensitive natural community (State Rank S3.2). The Project 

would permanently remove this 0.88-acre community. Although the woodland on-site is heavily disturbed 

by dirt roads, illegal dumping, and invasive plants, its removal constitutes an impact on a sensitive natural 

community. However, this impact is reduced to a level that is less than significant through the 

implementation of Mitigation Measure MM BIO-2. Compliance with the Western Joshua Tree 

Conservation Act includes the payment of in-lieu fees that are deposited into the Western Joshua Tree 

Conservation Fund. This fund is specifically designated for the acquisition, conservation, and management 

of Joshua Tree Woodland habitat elsewhere, effectively mitigating the loss of the disturbed habitat on-site. 

A riparian habitat is any vegetated habitat that is influenced by a river or stream or is adjacent to a lake or 

other water body. One jurisdictional feature, a desert wash, occurs in the Project Area approximately 200 

feet southwest of the Project Site and outside of the Project impact areas. Since Project impacts are limited 

to the Project Site, it is not expected that the proposed Project will impact the wash directly. Temporary 

impacts would not occur from the Project as temporary staging and construction equipment will occur on 

the Project Site outside of the wash, at a distance greater than 200 feet. Considering the large distance 

between the Project Site and the wash, and the position of the Project Site between two existing large 

commercial developments, the Project would have no indirect impacts on the wash.  

□ □ □ 
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Therefore, with the implementation of Mitigation Measure MM BIO-2 for the Joshua Tree Woodland and 

the avoidance of the off-site desert wash, impacts to sensitive natural communities would be less than 

significant.  

Mitigation Measures: See MM BIO-2, above. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  Would the project have a substantial 
adverse effect on state or federally 
protected wetlands (including, but not 
limited to, marsh, vernal pool, coastal, 
etc.) through direct removal, filling, 
hydrological interruption, or other 
means? 

    

No Impact. According to the USFWS National Wetlands Inventory Mapper, there are no mapped wetlands 

located within the Project Site.15 As previously discussed, a desert wash occurs in the Project Area 

approximately 200 feet southwest of the Project Site, outside of the Project impact areas. No direct removal, 

filling, or hydrological interruption of this desert wash is proposed with the Project. Therefore, the Project 

would result in no impacts to state or federally protected wetlands. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project interfere substantially 
with the movement of any native resident 
or migratory fish or wildlife species or 
with established native resident or 
migratory wildlife corridors, or impede 
the use of native wildlife nursery sites? 

    

Less than Significant. During the South Environmental field visit, the Study Area was assessed for its 

potential use as a wildlife corridor or habitat linkage. The level of disturbance of the Study Area is by way 

of development that includes roads, houses, fences, and lighting. The Study Area was assessed for the 

 
15  United States Fish and Wildlife, “National Wetlands Inventory.” Available online at: 

https://fwsprimary.wim.usgs.gov/wetlands/apps/wetlands-mapper/. Accessed November 18, 2025. 

□ □ □ 
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presence of a corridor of linkage of habitat that connects the Study Area to adjacent and higher-quality 

habitat. 

The Joshua Tree Woodland in the study area extends west and southwest beyond the Study Area boundary 

between further developed areas. This large, undeveloped Joshua Tree woodland is bordered on all sides 

by developments such as roads and businesses, and does not have connectivity to other open spaces or 

habitats. The Project Site is an endpoint of this community that is highly disturbed and bordered by large-

scale commercial developments and major paved roadways. Any large open spaces or habitats are east of 

the Project Site across several roads and lines of housing developments. Therefore, no wildlife corridors 

were found in the Study Area as there is no linkage to large habitats. The lack of connectivity limits the 

potential for special status plants and wildlife to populate the site from areas of high-quality habitats. 

Therefore, the Project Site is not considered a wildlife movement corridor or habitat linkage area, and 

impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

e.  Would the project conflict with any local 
policies or ordinances protecting 
biological resources, such as a tree 
preservation policy or ordinance? 

    

Less than Significant Impact. The Project Site is undeveloped and contains vegetation throughout the site, 

including multiple western Joshua trees. As previously discussed, the Project would be required to handle 

the “taking” of the western Joshua trees in accordance with the Western Joshua Tree Conservation Act 

(WJTCA)/CDFW and the California Endangered Species Act (CESA) via Mitigation Measure MM BIO-2. 

Western Joshua trees that will need to be relocated or removed would be subject to payment for each 

Western Joshua tree into the Joshua Tree Conservation Act Incidental Take Permit annual mitigation fee. 

Additionally, the Project would comply with the Town of Yucca Valley Native Plant Ordinance. Since the 

Project Site is zoned for Commercial uses, it would also be required to comply with Section 9.09.050 of the 

YVMC, which requires parcels zoned for Commercial uses to obtain a Native Plant Permit prior to 

vegetation removal. No other local policies or ordinances are applicable to the Project, and therefore, 

impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

□ □ □ 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

f.  Would the project conflict with the 
provisions of an adopted Habitat 
Conservation Plan, Natural Community 
Conservation Plan, or other approved 
local, regional, or state habitat 
conservation plan? 

    

No Impact. There are no adopted habitat conservation plans, natural community conservation plans, or 

other approved local, regional, or state habitat conservation plans applicable to the Project Site; the Project 

Site is not included in any Habitat Conservation Plan or Natural Community Conservation Plan.16 As 

previously discussed, the Project would comply with all regulations pertaining to the protection and 

preservation of western Joshua trees in accordance with the WJTCA/CDFW and CESA. Therefore, no 

impact would occur. 

Mitigation Measures: No mitigation measures are required. 

  

 
16  California Department of Fish and Wildlife, California Natural Community Conservation Plans, August 2025. 

Available online at: https://wildlife.ca.gov/Portals/0/Images/Conservation/NCCP/NCCP%20Map%2011%20x%20
17_202508.jpg?ver=_DY40O2VlqKMkgF-QwkmpQ%3d%3d, accessed November 18, 2025. 

□ □ □ 
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3.3.5 Cultural Resources 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project cause a substantial 
adverse change in the significance of a 
historical resource pursuant to CEQA 
Guidelines Section 15064.5? 

    

Less Than Significant Impact. Section 15064.5 of the State CEQA Guidelines defines a historical resource as: 

1) a resource listed in or determined to be eligible by the State Historical Resources Commission, 
for listing in the California Register of Historical Resources;  

2) a resource listed in a local register of historical resources or identified as significant in an 
historical resource survey meeting certain state guidelines; or  

3) an object, building, structure, site, area, place, record or manuscript which a lead agency 
determines to be significant in the architectural, engineering, scientific, economic, agricultural, 
educational, social, political, military, or cultural annals of California, provided that the lead 
agency’s determination is supported by substantial evidence in light of the whole record. 

Generally, a lead agency must consider a property a historical resource under CEQA if it is eligible for 

listing in the California Register of Historical Resources (CRHR). The CRHR is modeled after the National 

Register of Historic Places (NRHP).  Generally, the initial criteria for properties to be listed on either register 

include a minimum requirement for the building on the property to be at least 50 years old.17  

The Project Site is currently vacant and contains no existing structures or buildings; therefore, the Project 

would not result in the demolition or alteration of any on-site historical built environment resources. 

The Open Space and Conservation Element identifies five historic resources in Yucca Valley; these 

resources include: a historical schoolhouse, Warren’s Well, Warren’s Ranch/Tanks, Desert Christ Park, and 

State Route 62.18 While State Route 62 runs along the north end of the Project Site, the Project’s proposed 

 
17  Office of Historic Preservation, Instructions for Recording Historical Resources, 1995. Available online at: 

https://ohp.parks.ca.gov/pages/1054/files/manual95.pdf#:~:text=The%2045%20year%20criteria%20recognizes%20
that%20there,and%20the%20date%20that%20planning%20decisions%20are, accessed October 1, 2025. 

18  Town of Yucca Valley, Town of Yucca Valley General Plan: Open Space and Conservation Element, February 4, 2014. 
Available online at: https://www.yucca-valley.org/home/showpublisheddocument/2596/637009395718470000, 
accessed September 30, 2025.  
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frontage improvements (e.g., driveway access, sidewalk connections) would not alter the historic 

alignment, location, or character of the highway. Therefore, impacts would be less than significant.  

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project cause a substantial 
adverse change in the significance of an 
archaeological resource pursuant to 
Section 15064.5? 

    

Less than Significant with Mitigation Incorporated. Archaeological resources include material evidence 

of past human life and culture of previous ages. Section 15064.5 of the State CEQA Guidelines states that if 

an archaeological site does not meet the criteria defined in subdivision (a) but does meet the definition of 

a unique archeological resource in PRC Section 21083.2, the site shall be treated in accordance with the 

provisions of Section 21083.2. PRC Section 21083.2(g) defines a unique archeological resource as an 

archaeological artifact, object, or site about which it can be clearly demonstrated that, without merely 

adding to the current body of knowledge, there is a high probability that it meets any of the following 

criteria:  

1. Contains information needed to answer important scientific research questions and that there is a 

demonstrable public interest in that information. 

2. Has a special and particular quality, such as being the oldest of its type or the best available example 

of its type. 

3. Is directly associated with a scientifically recognized important prehistoric or historic event or person.  

The Project Site is currently vacant and undeveloped, but is largely surrounded by developed uses. 

Although it is unlikely that accidental discovery of archaeological resources would occur due to the Project 

Site’s location in a developed commercial corridor, ground disturbing activities associated with the Project 

could unearth previously undiscovered archaeological resources. To ensure potential impacts are handled 

appropriately, the Project would be required to comply with Mitigation Measures MM CUL-1 and MM 

CUL-2 to ensure that the Project would not result in a significant impact on an archaeological or cultural 

resource. With implementation of Mitigation Measures MM CUL-1 and MM CUL-2, impacts would be 

reduced to less than significant levels. 

□ □ □ 
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Mitigation Measures: 

MM CUL-1 In the event that archaeological resources are discovered during project activities, all work 

in the immediate vicinity of the find (within a 60-foot buffer) shall cease and a qualified 

archaeologist meeting Secretary of Interior standards shall be retained to assess the find. 

Work on the other portions of the project outside of the buffered area may continue during 

this assessment period.  

MM CUL-2 If significant archaeological resources, as defined by CEQA (Public Resources Code Section 

21083.2), are discovered and avoidance cannot be ensured, the archaeologist shall develop 

a Monitoring and Treatment Plan. The Plan shall outline procedures for data recovery, 

curation, and reporting consistent with CEQA requirements. The archaeologist shall 

monitor the remainder of the project and implement the Plan accordingly. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  Would the project disturb any human 
remains, including those interred outside 
of formal ceremonies? 

    

Less than Significant with Mitigation Incorporated. The Project Site does not include any identified 

formal cemeteries and is not known to have been used for the disposal of historic or prehistoric human 

remains, and human remains are not expected to be encountered during construction associated with the 

proposed Project. In the unlikely event that human remains are uncovered during ground-disturbing 

activities, adherence to Mitigation Measure MM CUL-3 will reduce potentially significant impacts 

regarding the disturbance of human remains, including those interred outside of formal ceremonies, to less 

than significant levels by ensuring compliance with California Health and Safety Code Section 7050.5 and 

Public Resources Code Section 5097.98. 

Mitigation Measures:  

MM CUL-3 If human remains or funerary objects are encountered during any activities associated with 

the Project, work in the immediate vicinity (within a 100-foot buffer of the find) shall cease 

and the San Bernardino County Coroner shall be contacted pursuant to State Health and 

Safety Code Section 7050.5 and that code shall be enforced for the duration of the Project. 

If the human remains are determined to be of Native American origin, the Coroner shall 

□ □ □ 
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notify the Native American Heritage Commission within 24 hours of this identification, 

pursuant to Public Resources Code Section 5097.98. 
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3.3.6 Energy 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project result in potentially 
significant environmental impact due to 
wasteful, inefficient, or unnecessary 
consumption of energy resources, during 
project construction or operation? 

    

Less than Significant Impact. Southern California Edison (SCE) provides electricity services to most of San 

Bernardino County, including the Town of Yucca Valley. In 2024, the total electrical generation in California 

was 216,181 gigawatt-hours (GWh).19 Statewide electric consumption in 2024 was estimated by the 

California Energy Commission (CEC) to be 282,013 GWh, with San Bernardino County responsible for 

consuming approximately 16,206 GWh.20 Statewide natural gas consumption in 2024 (the most was 

estimated by the CEC to be 11,083 million therms (MMThm), with San Bernardino County responsible for 

consuming approximately 547 MMThm.21 

Neither federal nor state law nor the State CEQA Guidelines establishes thresholds that define when energy 

consumption is considered wasteful, inefficient, and unnecessary. In general, compliance with CCR Title 

24 Energy Efficiency Standards would result in energy-efficient buildings.  

Construction 

Construction activities associated with the Project would consume electricity on a limited basis to power 

lighting, electrical equipment, and supply and convey water for dust control. Electricity would be supplied 

to the Project Site from existing electrical lines. The electricity demand at any given time would vary 

throughout the construction period based on the construction activities being performed and would cease 

upon completion of construction. Electricity use from construction would be short-term, limited to working 

 
19  California Energy Commission, “2024 Total System Electric Generation.” Available online at: 

https://www.energy.ca.gov/data-reports/energy-almanac/california-electricity-data/2024-total-system-electric-
generation, accessed October 1, 2025.  

20  California Energy Commission, Energy Consumption by County, 2024. Available online at: 
https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fwww.energy.ca.gov%2Ffilebrowser%2Fdo
wnload%2F8144%3Ffid%3D8144&wdOrigin=BROWSELINK, accessed October 1, 2025. 

21  California Energy Commission, Energy Consumption by County, 2022. Available online at: 
https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fwww.energy.ca.gov%2Ffilebrowser%2Fdo
wnload%2F8146%3Ffid%3D8146&wdOrigin=BROWSELINK, accessed October 1, 2025. 
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hours, used for necessary construction-related activities, and represent a small fraction of the Project’s 

annual operational electricity. 

Typically, construction activities do not involve the consumption of natural gas. As such, natural gas would 

not be supplied to support Project construction activities, and there would be no expected demand 

generated by construction of the Project. If natural gas is used during construction, it would be in limited 

amounts and on a temporary basis, and would specifically be used to replace or offset diesel-fueled 

equipment and, as such, would not result in substantial ongoing demand. 

Construction activities associated with the Project would use gasoline and/or diesel-powered equipment 

and/or vehicles for hauling activities. However, the Project Applicant would use fuel-efficient equipment 

consistent with State and federal regulations. Furthermore, the Project would comply with all California 

Code of Regulations, including Title 13, sections 2449(d)(3) and 2485, which minimizes the idling time of 

construction equipment either by shutting it off when not in use or by reducing the time of idling to no 

more than five minutes. 

Construction equipment would comply with applicable standards, and construction activities and 

associated fuel consumption and energy use would be temporary and typical of construction sites. It is also 

reasonable to assume contractors would avoid wasteful, inefficient, and unnecessary fuel consumption 

during construction to reduce construction costs. Therefore, construction activities associated with the 

Project would not involve the inefficient, wasteful, and unnecessary use of energy during construction, and 

the construction-phase impact related to energy consumption would be less than significant.  

Operational 

The Project involves the construction of a new Dutch Bros coffee shop with a drive-through. This 

development would result in energy consumption for electricity and the conveyance of water, wastewater, 

and solid waste disposal. The Project would be required to comply with the State’s Building Energy 

Efficiency Standards (Cal. Code Regs., tit. 24, Part 6), which requires newly constructed buildings to meet 

energy performance standards set by the Energy Commission to reduce the wasteful, uneconomic, 

inefficient, or unnecessary consumption of energy, and to enhance the outdoor and indoor environmental 

quality. In addition, the Project would be required to comply with the mandatory requirements set forth in 

the California Green Building Standards Code (CBSC) related to energy efficiency, water efficiency and 

conservation, and material conservation and resource efficiency for new residential buildings.  

Energy would also be consumed as a result of vehicle trips. Thus, operation associated with 

implementation of the Project would result in an increase in the consumption of petroleum-based fuels 

related to vehicular travel to and from the Project Site. The majority of vehicles visiting the site would 
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consist of light-duty automobiles and light-duty trucks, which are subject to state fuel efficiency standards, 

such as the Low Carbon Fuel Standard (LCFS) and Low-Emission Vehicle Program Standards. The Low 

Carbon Fuel Standard (LCFS), in part, aims to reduce fuel consumption, and providers of transportation 

fuels must demonstrate that the mix of fuels they supply for use in California meets the LCFS carbon 

intensity standards for each annual compliance period. 

In conclusion, increased energy demand associated with construction activities associated with the Project 

would be temporary and typical of construction projects and would not result in wasteful use of energy 

resources. Although operational energy use could increase overall, newly constructed uses would be 

energy efficient and be in conformance with the latest version of California’s Building Energy Efficiency 

Standards and Green Building Standards Code. This impact would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project conflict with or 
obstruct a state or local plan for 
renewable energy or energy efficiency? 

    

Less than Significant Impact. The Project would be designed in a manner that is consistent with relevant 

energy conservation plans designed to encourage development that results in the efficient use of energy 

resources. As discussed above, the Project would comply with the most current CALGreen Building Code, 

which ensures the use of energy-efficient features for the proposed Project. As such, the Project would not 

conflict or obstruct any local or state plans for renewable energy or energy efficiency. For these reasons, 

this impact would be less than significant. 

Mitigation Measures: No mitigation measures are required.  

□ □ □ 
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3.3.7 Geology and Soils 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project directly or indirectly 
cause potential substantial adverse 
effects, including the risk of loss, injury, 
or death involving: 

i.  Rupture of a known earthquake 
fault, as delineated on the most 
recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the State 
Geologist for the area or based on 
other substantial evidence of a 
known fault? Refer to Division of 
Mines and Geology Special 
Publication 42. 

    

Less Than Significant Impact. Fault rupture is the displacement that occurs along the surface of a fault 

during an earthquake. The California Geological Survey designates Alquist-Priolo Earthquake Fault Zones, 

which are regulatory zones around active faults. An “active fault” has exhibited surface displacement with 

Holocene time (within the last 11,000 years), hence constituting a potential hazard to structures that may 

be located across it. 

Although the California Department of Conservation has identified Alquist-Priolo Earthquake Fault Zones 

within the Town of Yucca Valley, none appear on the Project Site.22 The San Andreas Fault is 

approximately 20 miles southwest of the Project Site and is considered the most seismically active fault in 

the southern California region. The nearest faults to the Project Site include the Pinto Mountain Fault, 

approximately 0.36 miles north of the Project Site, and the Eureka Peak Fault, located approximately 0.45 

miles south of the Project Site.  

The Project involves the construction of a new Dutch Bros coffee shop with a drive-through. The proposed 

Project does not include uses such as fracking that would exacerbate geologic conditions. Therefore, the 

Project would not directly result in any ground disturbing activities which have the potential to exacerbate 

existing geologic conditions, including fault rupture. Development of the Project will involve ground-

 
22  California Department of Conservation, California Geologic Survey, “Earthquake Zones of Required 

Investigation.” Available online at: https://maps.conservation.ca.gov/cgs/EQZApp/app/, South Gate Quad, or 
https://filerequest.conservation.ca.gov/?q=SOUTH_GATE_EZRIM.pdf, accessed October 1, 2025. 
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disturbing activities such as grading, clearing, excavation, and paving. However, any such activities would 

be required to adhere to all relevant building and safety code requirements to reduce potential impacts 

associated with seismic hazards. Therefore, a less than significant impact would occur.  

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

ii.  Strong seismic ground shaking?     

Less than Significant Impact. Southern California is an active seismic region, and moderate to strong 

earthquakes can occur on numerous faults. As is the case for most areas of California, the Town is situated 

within a seismically active region. The intensity of ground shaking during a seismic event at any one 

location is determined by several factors, including: magnitude of the earthquake; distance from the 

epicenter (source); subsurface material beneath the location; and topography. Ground shaking could result 

in significant damage to buildings, roads, and other infrastructure, and may also result in associated safety 

hazards to people living and working in the vicinity. Considering the location of these faults, the potential 

impact of seismic ground shaking is considered to be low. Development of the Project would be required 

to adhere to development and code requirements related to seismic ground shaking. Therefore, a less than 

significant impact would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

iii.  Seismic-related ground failure, 
including liquefaction?     

Less than Significant Impact. Liquefaction is the sudden decrease in the strength of cohesionless soils due 

to dynamic or cyclic shaking. Saturated soils behave temporarily as a viscous fluid (liquefaction) and, 

consequently, lose their capacity to support the structures founded on them. The potential for liquefaction 

decreases with increasing clay and gravel content but increases as the ground acceleration and duration of 

shaking increase. According to the California Natural Resources Agency, the Project Site is not located 

□ □ □ 
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within a liquefiable area.23 Nevertheless, the Project would be required to comply with the California 

Building Code as adopted in Chapter 8.02 (Building Codes) of the YVMC, and may be amended from time 

to time, related to building safety, to reduce potential liquefaction impacts. The Building Code includes 

regulations that pertain to structural stability for new buildings and infrastructure. Therefore, the Project 

would not expose people or structures to seismic-related ground failure, including liquefaction, and 

impacts would be less than significant. 

Mitigation Measures:  No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

iv.  Landslides?     

No Impact. Landslides are movements of large masses of rock and/or soil. Landslide potential is generally 

the greatest for areas with steep and/or high slopes, low shear strength, and increased water pressure. 

Seismically induced landslides and other slope failures are common occurrences during or soon after 

earthquakes. The topography of the Project Site is relatively flat with no significant slopes existing within 

its vicinity. Furthermore, there are no identified landslide zones within the Project Site as mapped for 

Earthquake Zones of Required Investigation by the California Geological Survey.24 As such, no impacts 

would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project result in substantial soil 
erosion or the loss of topsoil?     

 
23  California Natural Resources Agency, CGS Seismic Hazards Program: Liquefaction Zones. Available online at: 

https://gis.data.cnra.ca.gov/datasets/cadoc::cgs-seismic-hazards-program-liquefaction-
zones/explore?location=33.862742%2C-117.225148%2C9.80, accessed October 1, 2025.  

24  California Department of Conservation, California Geologic Survey, “Earthquake Zones of Required 
Investigation.” Available online at: https://maps.conservation.ca.gov/cgs/EQZApp/app/, South Gate Quad, or 
https://filerequest.conservation.ca.gov/?q=SOUTH_GATE_EZRIM.pdf, accessed October 1, 2025.  
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Less than Significant Impact. Construction activities associated with the Project would result in ground 

surface disruption during site preparation, which would temporarily expose soils, allowing for possible 

erosion. The Project would be required to comply with federal, regional, and local regulations pertaining 

to soil erosion related-construction activity. As discussed in Section 3.3.10, Hydrology and Water Quality, 

the Project must comply with all applicable requirements contained within Chapter 9.37, Soil Erosion and 

Dust Control, and Section 9.32.110, Stormwater Management, of the YVMC to minimize runoff.25 

Compliance with these local regulations and implementing applicable BMPs would ensure that the Project 

would not result in substantial soil erosion or the loss of topsoil, and impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  Would the project be located on a 
geologic unit or soil that is unstable, or 
that would become unstable as a result of 
the project, and potentially result in on- 
or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

Less than Significant Impact. Impacts related to landslides and liquefaction are addressed under impact 

discussions Section 3.3.7(a)(iii) and Section 3.3.7(a)(iv), above. Lateral spreading occurs as a result of 

liquefaction; accordingly, liquefaction-prone areas would also be susceptible to lateral spreading. 

Subsidence occurs at great depths below the surface when subsurface pressure is reduced by the 

withdrawal of fluids (e.g., groundwater, natural gas, or oil), resulting in sinking of the ground. As stated, 

the Project Site is not located within a liquefaction zone, nor would the Project be prone to landslides. The 

Project would be subject to the CBC and Chapter 8.02 (Building Codes) of the Town’s Municipal Code in 

order to minimize geologic hazards during a seismic event. Thus, adherence to local and state regulations 

would ensure that the Project would not be located on a geologic unit or soil that is unstable, or that would 

become unstable as a result of the Project, and potentially result in on- or off-site landslide, lateral 

spreading, subsidence, liquefaction, or collapse. Less than significant impacts would occur. 

Mitigation Measures:  No mitigation measures are required. 

 
25  Town of Yucca Valley, Yucca Valley Municipal Code: Chapter 9.37, Soil Erosion and Dust Control; and Chapter 9.32, 

Landscaping and Water Conservation. Available online at: 
https://codelibrary.amlegal.com/codes/yuccavalleyca/latest/yuccavalley_ca/0-0-0-1, accessed February 27, 2026. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project be located on 
expansive soil, as defined in Table 18-1-
B of the Uniform Building Code (1994), 
creating substantial direct or indirect 
risks to life or property? 

    

Less than Significant Impact. Expansive soils are characterized by their ability to undergo significant 

volume changes (shrink or swell) due to variations in moisture content. Changes in soil moisture content 

can result from precipitation, landscape irrigation, utility leakage, roof drainage, perched groundwater, 

drought, or other factors, and may result in unacceptable settlement or heave of structures or concrete slabs 

supported on grade. Depending on the extent and location below finish subgrade, expansive soils can have 

a detrimental effect on structures. 

According to the CGS Geologic Map of California, the Project Site contains General rock types (Q). Based 

on a soil search with the USDA’s Web Soil Survey online database, the Project Site is located in the Mojave 

Desert Area, West Central Part, with typic torriorthents and typic haplargids soil types present.26 These 

soil types’ parent material consists of alluvium derived from igneous rock; the natural drainage class is 

somewhat excessively drained, and the shrink-swell potential is low.27 The soil in the area is not susceptible 

to expansion due to its property types. Additionally, as described in Section 3.3.7(a), the proposed Project 

would be required to comply with the CBC and the Town Code to ensure safety and adequate building 

construction. Therefore, impacts related to expansive soils would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

 
26  United States Department of Agriculture, Web Soil Survey. Available online at: 

https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx, accessed October 2, 2025.  
27  United States Department of Agriculture, Web Soil Survey. Available online at: 

https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx, accessed October 2, 2025.  
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e.  Would the project have soils incapable of 
adequately supporting the use of septic 
tanks or alternative wastewater disposal 
systems where sewers are not available 
for the disposal of wastewater? 

    

No Impact. The proposed Project would not use septic tanks or alternative wastewater disposal systems; 

the Project would connect to existing sanitary sewer and wastewater facilities. Compliance with the CBC 

would ensure that the Project would not result in impacts related to substantial soil erosion, unstable soils, 

expansive soils, or soils incapable of adequately supporting the use of septic tanks or alternative 

wastewater disposal systems. Thus, the Project would have no impacts related to soil supporting septic 

tanks or alternative wastewater systems. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

f.  Would the project directly or indirectly 
destroy a unique paleontological resource 
or site or unique geologic feature? 

    

Less than Significant with Mitigation Incorporated. Paleontological resources are the remains of 

prehistoric plant and animal life and do not include human remains or artifacts. The potential for fossil 

remains at a location can be predicted based on whether previous fossil finds have been made in the vicinity 

and the age of the geologic formations. While the likelihood of encountering paleontological resources or 

unique geologic features is low, new development associated with the Project could include excavation to 

previously undiscovered depths. Therefore, Mitigation Measure MM GEO-1 is required to ensure 

development does not destroy a unique paleontological resource. With Mitigation Measure MM GEO-1, 

impacts would be less than significant.   

Mitigation Measures: 

MM GEO-1 In the event that paleontological resources are discovered during ground-disturbing 

activities associated with the Project, all work shall be halted within 50 feet of the 

discovery, and a qualified paleontologist shall be retained to evaluate the significance of 

the find. If the resource is determined to be significant, the paleontologist shall develop a 

Paleontological Resource Mitigation Plan to address the assessment and recovery of the 

resource and to monitor further ground-disturbing activities associated with the Project. 

□ □ □ 
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A final report documenting any found resources, their recovery, and disposition shall be 

prepared by the qualified paleontologist, and a copy of the report shall be provided to the 

Town of Yucca Valley Planning Division and an accredited repository/curation facility, 

such as the San Bernardino County Museum. 
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3.3.8 Greenhouse Gas Emissions 

Project Greenhouse Gas Analysis Methodology 

State CEQA Guidelines Section 15064.4 was amended in 2019 to incorporate the holding in the Center for 

Biological Diversity case28 as well as others. The Court acknowledged that the scope of global climate 

change and the fact that greenhouse gases (GHGs), once released into the atmosphere, are not contained in 

the local area of their emission means that the impacts to be evaluated are global, rather than local. For 

many air pollutants, the significance of their environmental impact may depend greatly on where they are 

emitted; for GHG, it does not. For projects that are designed to accommodate long-term growth in 

California’s population and economic activity in a sustainable manner, such as the Project, this fact gives 

rise to an argument that a certain amount of GHG emissions is as inevitable as population growth. Under 

this view, a significance criterion framed in terms of efficiency and conservation in land use (as compared 

to a business-as-usual [BAU] pattern of growth) is superior to a simple numerical threshold because CEQA 

is not intended as a population control measure. This analysis assesses the Project against the MDAQMD 

GHG threshold of 100,000 metric tons of carbon dioxide equivalent (MTCO2e) annually or 548,000 pounds 

per day of CO2e, as well as for consistency with statewide goals (i.e., AB 32, SB 32, and AB 1279) as a 

significant criterion for project GHG emissions.  

Meeting statewide reduction goals does not preclude all new development. Rather, the Scoping Plan, the 

State’s roadmap for meeting the statewide target, assumes continued growth and depends on increased 

efficiency and conservation in land use and transportation from all Californians. To the extent a project 

incorporates efficiency and conservation measures sufficient to contribute its portion of the overall GHG 

reductions necessary for the entire State, one can reasonably argue that its impact is not cumulatively 

considerable, because it would be helping to solve the cumulative problem of GHG emissions as envisioned 

by California law. Given the reality of growth, some GHG emissions from new development are inevitable. 

The critical CEQA question is the cumulative significance of a project’s GHG emissions, and, as discussed 

previously, from a climate change point of view, it does not matter where in the State those emissions are 

produced. Under these circumstances, evaluating the significance of a project’s GHG emissions with 

respect to their effect on the State’s efforts to meet its long-term goals in addition to the numeric threshold 

established by the MDAQMD is appropriate. As such, the impact analysis contained herein is quantitative 

as well as cumulative and qualitative in nature. 

This analysis assesses the Project against the MDAQMD GHG threshold of 100,000 MTCO2e annually or 

548,000 pounds per day of CO2e, as well as for consistency with statewide goals in a cumulative context 
 

28  California Supreme Court, Center for Biological Diversity et al. vs. California Department of Fish and Wildlife, 
November 30, 2015. 
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based on its consistency with the state’s laws and programs to address climate change. To that end, this 

analysis assesses the significance of the Project’s potential environmental impacts associated with its GHG 

emissions qualitatively, based on the Project’s consistency with AB 32, SB 32, and AB 1279 (through 

demonstration of conformance with 2022 Scoping Plan); and SB 375 (through demonstration of 

conformance with Connect SoCal 2024).  

Regarding assessing the significance of a project’s GHG emissions through consistency with statewide, 

regional, and local plans, Appendix D, Local Actions, of the 2022 Scoping Plan Update contains guidance 

for local governments reviewing new land use development projects, including through environmental 

review under CEQA” (Page 4 of Appendix D).29 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project generate greenhouse 
gas emissions, either directly or 
indirectly, that may have a significant 
impact on the environment? 

    

Less than Significant Impact. State CEQA Guidelines Section 15064.4(a) states a lead agency shall make a 

good-faith effort, based to the extent possible on scientific and factual data, to describe and estimate the 

amount of greenhouse gas emissions resulting from a project. State CEQA Guidelines Section 15064.4(c) 

states a lead agency may use a model or methodology to estimate greenhouse gas emissions resulting from 

the project, and that the lead agency has the discretion to select the model or methodology it considers most 

appropriate to enable decision makers to intelligently take into account the project’s incremental 

contribution to climate change. Based upon this guidance, GHG emissions were quantified for the Project 

using CalEEMod, which is the model recommended by the MDAQMD (see Appendix A to this IS). 

Operational emissions include both direct and indirect sources, including mobile sources, water use, solid 

waste, area sources, natural gas, and electricity use emissions. CalEEMod is a statewide land use emissions 

computer model designed to provide a uniform platform for government agencies, land use planners, and 

environmental professionals to quantify potential criteria pollutant and GHG emissions associated with 

both construction and operations from a variety of land use projects. While the Town does not have or use 

a numerical threshold for GHG emissions or a methodology that relies on a quantitative analysis in order 

to determine the significance of a project’s GHG emissions, the MDAQMD does provide a numeric 

 
29  CARB, 2022 Scoping Plan for Achieving Carbon Neutrality – Appendix D: Local Actions, 2022. Available online at: 

https://ww2.arb.ca.gov/sites/default/files/2022-11/2022-sp-appendix-d-local-actions.pdf, accessed September 13, 
2024.  

□ □ □ 
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threshold of 100,000 short tons of CO2e annually or 548,000 pounds per day of CO2e. The Project’s GHG 

emissions are quantified and provided to comply with State CEQA Guidelines, Section 15064.4(a), and 

compared against the MDAQMD threshold for GHG emissions. 

Construction Emissions 

For purposes of this analysis, it is estimated that the Project would be constructed in approximately 5 

months, with construction beginning in 2026 and Project operations commencing in 2026. This analysis 

assumes construction would be undertaken with the following primary construction phases: (1) debris 

removal, (2) grading and foundation preparation, and (3) building construction.  

With the use of CalEEMod, GHG emissions throughout Project construction were calculated from off-road 

equipment usage, hauling vehicles, delivery trips, and worker trips to and from the site. The total GHG 

construction emissions during 2026 would be approximately 97 metric tons of carbon dioxide equivalent 

(MTCO2e). As GHG emissions impact from construction activities would occur over a relatively short time 

span, it would contribute a relatively small portion of the lifetime GHG emission impact of the Project. The 

total construction GHG emissions were divided by 30 years to determine an annual construction emission 

rate to be amortized over the Project’s first 30 years of operations. Amortized over a 30-year period, the 

Project is anticipated to emit approximately 3.23 MTCO2e/year. 

Operational Emissions 

The operations of the Project would generate GHG emissions from mobile sources (vehicle trips), area 

sources, the usage of electricity, natural gas, water, and the generation of solid waste and wastewater. 

Emissions of operational GHGs are shown in Table 3.3-3, Project Greenhouse Gas Emissions. As shown, 

the total GHG emissions generated by the Project (including amortized construction emissions) would be 

approximately 447.23 MTCO2e/year. 
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Table 3.3-3 

Proposed Project Greenhouse Gas Emissions 
 

Emissions Source Metric Tons of Carbon Dioxide Equivalent (per year) 

Amortized Construction Emissions 3.23 

Mobile Sources 423 

Area Sources 0.02 

Energy Sources 16.00 

Water Sources 1.10 

Waste Sources 3.70 

Refrigerants 0.27 

Total GHG Emissions 447.32 

   
Source: Impact Sciences, Inc. See Appendix A. 

 

As shown in Table 3.3-3, the Project would generate approximately 447.32 MTCO2e per year, which is well 

below the 100,000 short ton GHG emissions threshold established by the MDAQMD. Therefore, impacts 

would be less than significant.  

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project conflict with any 
applicable plan, policy or regulation of an 
agency adopted for the purpose of 
reducing the emissions of greenhouse 
gases? 

    

Less than Significant Impact. As stated above, this analysis evaluates the significance of Project GHG 

emissions in a cumulative context based on its consistency with State and local laws and programs to 

address climate change. To that end, this analysis assesses the significance of the Project’s potential 

environmental impacts associated with its GHG emissions qualitatively, based on the Project’s consistency 

with AB 32, SB 32, and AB 1279 (through demonstration of conformance with 2022 Scoping Plan); SB 375 

(through demonstration of conformance with Connect SoCal 2024); and the San Bernardino County 

Greenhouse Gas Reduction Plan. 

□ □ □ 
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Consistency with AB 32, SB 32, AB 1279 

The Project would be consistent with applicable statewide regulatory programs designed to reduce GHG 

emissions consistent with AB 32, SB 32, AB 1279, and the 2022 Scoping Plan. In response to the passage of 

AB 1279 and the identification of the 2045 GHG reduction target, CARB published the 2022 Scoping Plan 

for Achieving Carbon Neutrality on November 16, 2022, and it was approved on December 15, 2022.30 The 

2022 Scoping Plan lays out the sector-by-sector roadmap for California, the world’s fifth-largest economy, 

to achieve carbon neutrality by 2045 or earlier, outlining a technologically feasible, cost-effective, and 

equity-focused path to achieve the state’s climate target. The 2022 Scoping Plan includes policies to achieve 

a significant reduction in fossil fuel combustion, further reductions in short-lived climate pollutants, 

support for sustainable development, increased action on natural and working lands (NWL) to reduce 

emissions and sequester carbon, and the capture and storage of carbon.  

The 2022 Scoping Plan discusses the role of local governments in meeting the state’s GHG reduction goals 

because local governments have jurisdiction and land use authority related to: community-scale planning 

and permitting processes, local codes and actions, outreach and education programs, and municipal 

operations. Furthermore, local governments may have the ability to incentivize renewable energy, energy 

efficiency, and water efficiency measures. As discussed in detail in Appendix D (Local Actions) of the 2022 

Scoping Plan, local jurisdictions can do much to enable statewide priorities, such as taking local action to 

help the state develop the housing, transport systems, and other tools we all need. Indeed, state tools—

such as the Cap-and-Trade Program or zero-emission vehicle programs—do not substitute for these local 

efforts. Multiple legal tools are open to local jurisdictions to support this approach, including the 

development of a climate action plan (CAP), sustainability plan, or inclusion of a plan for the reduction of 

GHG emissions and climate actions within a jurisdiction’s general plan. Any of these can help to align 

zoning, permitting, and other local tools with climate action. The County of San Bernardino has fulfilled 

this local effort through the adoption of the County of San Bernardino Greenhouse Gas Reduction Plan 

Update on September 21, 2021. 

The Project would comply with all regulations adopted in furtherance of the Scoping Plan to the extent 

required by law and to the extent that they are applicable to the Project. Furthermore, the Project would be 

consistent with the County’s Regional Greenhouse Gas Reduction Plan, which identifies several measures 

to reduce emissions of GHGs in a manner consistent with the 2022 Scoping Plan. Additionally, as 

previously discussed, the Project would not exceed the 3,000 MTCO2e review standard established by the 

 
30  California Air Resources Board, 2022 Scoping Plan Documents, Notice of Decision. Available online at: 

https://ww2.arb.ca.gov/sites/default/files/2022-12/2022-sp-appendix-b-notice-of-decision.pdf, accessed 
November 12, 2025. 
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GHGRP and would not exceed the significance thresholds established by the MDAQMD. As such, the 

Project is consistent with Appendix D (Local Actions) of the 2022 Scoping Plan 

The Project would be consistent with applicable statewide regulatory programs designed to reduce GHG 

emissions, consistent with the goals established in AB 32, SB 32, and AB 1279. AB 32 required CARB to 

adopt a scoping plan indicating how reductions in significant GHG sources will be achieved through 

regulations, market mechanisms, and other actions. In 2008, CARB released the Climate Change Proposed 

Scoping Plan that contained an outline of the proposed state strategies to achieve the 2020 greenhouse gas 

emission limits as outlined in AB 32. In response to SB 32, CARB adopted California’s 2017 Climate Change 

Scoping Plan, which outlines the proposed framework of action for achieving California’s SB 32 2030 GHG 

target: a 40 percent reduction in GHG emissions by 2030 relative to 1990 levels.31 The 2030 target is 

intended to ensure that California remains on track to achieve the goal set forth by E.O. B-30-15 to reduce 

statewide GHG emissions by 2050 to 80 percent below 1990 levels. In response to the passage of AB 1279 

and the identification of the 2045 GHG reduction target, CARB published the 2022 Scoping Plan for 

Achieving Carbon Neutrality. Appendix D, Local Actions, of the 2022 Scoping Plan Update includes 

“recommendations intended to build momentum for local government actions that align with the State’s 

climate goals, with a focus on local GHG reduction strategies (commonly referred to as climate action 

planning) and approval of new land use development projects, including through environmental review 

under the California Environmental Quality Act.” Appendix D, Local Actions, of the 2022 Scoping Plan 

Update recommends that jurisdictions that want to take meaningful climate action aligned with the State’s 

climate goals should look to the following three priority areas: 

 Transportation Electrification, 

 VMT Reduction, and  

 Building Decarbonization. 

To assist local jurisdictions, the 2022 Scoping Plan Update presents a non-exhaustive list of impactful GHG 

reduction strategies that can be implemented by local governments within these three priority areas 

(Priority GHG Reduction Strategies for Local Government Climate Action Priority Areas).32  

Transportation Electrification. The Project proposes to develop a Dutch Bros coffee shop with a drive-

through. The Project would provide a total of 18 parking spaces (3 future electric vehicle charging stations 

[EVCS], 1 accessible EVCS, 1 accessible, 13 standard). The State and Town have established requirements 

for transportation electrification, and the Project would not conflict with their implementation. Specifically, 

 
31  CARB, California’s 2017 Climate Change Scoping Plan, November 2017. 
32  Table 1 of Appendix D, 2022 Scoping Plan Update, November 2022. 
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the State has adopted AB 1236 and AB 970, which require cities to adopt streamlined permitting procedures 

for EV charging stations. As a result, Chapter 8.10, Electric Vehicle Charging Systems, of the YVMC, 

facilitates convenient charging of electric vehicles and helps reduce the Town’s reliance on fossil fuels, and 

generates additional employment within the Town and State.33 Through the provision of EV charging 

infrastructure, the Project would support the State and the Town’s goals of implementing EV chargers 

throughout the Town to be consistent with the Scoping Plan goals of transitioning to EVs. 

VMT Reduction. As detailed in the Traffic Scoping Memorandum prepared for the Project by CR 

Associates, the Project would generate approximately 358 daily trips, including 89 AM peak hour trips and 

30 PM peak hour trips. The Traffic Scoping Memorandum states that after applying a pass-by (existing 

trips on the main roadway system) reduction factor, the Project would generate 35 net new daily trips. As 

discussed in Section 3.3.17(b), the Project met the Project Type screening criteria. While the Project does 

not reduce VMT, the Project would be presumed to have a less than significant VMT impact and would not 

conflict with the Scoping Plan goals of reducing VMT throughout the region. 

Building Decarbonization. The Project will be built to meet the most current CALGreen Buildings 

Standards, Title 24 standards, and the Town’s Green Building Code (Section 8.02.100 of the YVMC). 

Additionally, the Project will incorporate 10,350 square feet of outdoor open space and will retain 2,808 

square feet of existing landscaping near Twentynine Palms Highway. As such, the Project would not 

conflict with the Scoping Plan’s goals of building decarbonization. 

Consistency with the Southern California Association of Governments Connect SoCal 2024 Regional 

Transportation Plan / Sustainable Communities Strategy 

The State of California has adopted plans and policies designed to reduce regional and local GHG 

emissions. SB 375 requires that each metropolitan planning organization prepare a Sustainable 

Communities Strategy (SCS) in the Regional Transportation Plan (RTP) that demonstrates how the region 

will meet greenhouse gas emissions targets. SB 375 establishes a collaborative relationship between MPOs 

and CARB to establish GHG emissions targets for each region in the state. Under the guidance of the goals 

and objectives adopted by the Southern California Association of Governments (SCAG) Regional Council, 

Connect SoCal 2024 was developed to provide a blueprint to integrate land use and transportation 

strategies to help achieve a coordinated and balanced regional transportation system. Connect SoCal 

represents the culmination of several years of work involving dozens of public agencies, 191 cities, 

 
33  Town of Yucca Valley, YVMC: Chapter 8.10: Electric Vehicle Charging Systems. Available online at: 

https://codelibrary.amlegal.com/codes/yuccavalleyca/latest/yuccavalley_ca/0-0-0-2418, accessed November 11, 
2025.  
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hundreds of local, county, regional, and state officials, the business community, environmental groups, 

and various nonprofit organizations.  

The primary goal of the SCS is to provide a vision for future growth in Southern California that will 

decrease per capita GHG emissions from passenger vehicles. However, the strategies contained in the SCS 

will produce benefits for the region far beyond simply reducing GHG emissions. The SCS integrates the 

transportation network and related strategies with an overall land use pattern that responds to projected 

growth, housing needs, changing demographics, and transportation demands. The regional vision of the 

SCS maximizes current voluntary local efforts that support the goals of SB 375. The SCS focuses the majority 

of new housing and job growth in high-quality transit corridors and other opportunity areas on existing 

main streets, in downtowns, and on commercial corridors, resulting in an improved jobs-housing balance 

and more opportunity for transit-oriented development.  

The Project proposes to develop a Dutch Bros coffee shop with a drive-through. Given the commercial 

nature of the Project, employment would be generated from the Project. Although the Project would 

increase employment in the area, it is anticipated that employees of the Project would primarily consist of 

existing residents in the Yucca Valley area, and the Project would not result in a high number of employees 

permanently relocating to the region. As previously discussed in Section 3.3.3, Air Quality, as the Project 

would employ up to 32 employees, based on the Department of Finance's average household size of 2.41 

persons, the Project could result in a maximum population increase of approximately 77 persons.34 

Conservatively assuming that all 77 Project-generated residents relocate from outside of the Town, the 

Project’s potential maximum increase of 77 persons would represent approximately three percent of the 

Town’s projected increase in population between the years 2019 (21,700) and 2050 (24,000). Thus, the 

potential increase in population resulting from the Project will be nominal. The proposed Project’s growth 

projections would not be considered substantial, and the Project would be consistent with the goals of the 

Connect SoCal 2024 RTP/SCS. 

Consistency with the San Bernardino County Regional Greenhouse Gas Reduction Plan 

Published in 2021, the Regional GHG Reduction Plan Update (GHG Plan) includes GHG inventories and 

local GHG reduction strategies for each of the 25 Partnership jurisdictions, which includes the town of 

Yucca Valley. The GHG Plan provides information that can be used by Partnership jurisdictions, if they 

choose to, to develop their own CAPs. The GHG Plan describes the reductions that are possible if the San 

 
34 California Department of Finance, Demographic Research Unit, “E-5 Population and Housing Estimates, 

1/1/2025.” Available online at: https://dof.ca.gov/Forecasting/Demographics/Estimates/estimates-e5-2010-2021/ , 
accessed November 10, 2025. 
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Bernardino Council of Governments and every Partnership jurisdiction were to adopt the reduction 

strategies as described in the document.  

The GHG Plan outlines how the goal of “reducing community GHG emissions to a level that is 40 percent 

below its 2020 GHG emissions level by 2030” can be achieved by the Town. The Town will meet and exceed 

the goal through a combination of state (approximately 80 percent) and local (approximately 20 percent) 

efforts. While the majority of the Town’s GHG reduction goal will be achieved through state efforts, such 

as the Pavley vehicle standards, the State’s low carbon fuel standard, the RPS, and other state measures to 

reduce GHG emissions, this goal would also need to be reached through local measures, such as those 

included in the GHG Plan.  

According to the GHG Plan, all development projects, including those otherwise determined to be exempt 

from CEQA, will be subject to applicable Development Code provisions, including the GHG performance 

standards, and state requirements, such as the California Building Code requirements for energy efficiency. 

With the application of GHG performance standards, projects that are exempt from CEQA and small 

projects that do not exceed 3,000 MTCO2e/year will be considered to be consistent with the GHG Plan.35 

As previously discussed, the Project operational emissions would not exceed the 3,000 MTCO2e/year 

threshold. Projects that demonstrate consistency with the strategies, actions, and emission reduction targets 

contained in the Reduction Plan would have a less than significant impact on climate change. The Project 

would be compliant with the goals established in the GHG Plan and does not exceed the GHG threshold 

established by the GHG Plan.  

Given the Project’s relatively small increase in GHG emissions (i.e., less than the County’s threshold) and 

the Project’s consistency with all relevant adopted regulatory plans, the Project would not generate GHG 

emissions, either directly or indirectly, that may have a significant impact on the environment. Moreover, 

the Project would not conflict with any applicable plan, policy, or regulation adopted for the purpose of 

reducing the emissions of greenhouse gases, and these impacts would be less than significant. 

As demonstrated above, the Project would be consistent with AB 32, SB 32, and AB 1279 (through 

demonstration of conformance with 2022 Scoping Plan), SB 375 (through demonstration of conformance 

with Connect SoCal 2024), and local plans and policies to address climate change (County of San 

Bernardino GHG Reduction Plan). Therefore, impacts with respect to GHG emissions would be less than 

significant. 

 
35  San Bernardino County, County of San Bernardino Regional Greenhouse Gas Emissions Reduction Plan, 2021. 

Available online at: https://www.gosbcta.com/wp-
content/uploads/2019/09/San_Bernardino_Regional_GHG_Reduction_Plan_Main_Text_Mar_2021.pdf, accessed 
November 11, 2025.  
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Mitigation Measures: No mitigation measures are required. 
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3.3.9 Hazards and Hazardous Materials 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project create a significant 
hazard to the public or the environment 
through the routine transport, use or 
disposal of hazardous materials? 

    

Less than Significant Impact. Exposure of the public or the environment to hazardous materials could 

potentially occur through improper handling or use of hazardous materials or hazardous wastes during 

routine use, disposal, and/or transport of hazardous materials. The severity of these potential effects varies 

with the activity conducted, the concentration and type of hazardous materials or wastes present, and the 

proximity of sensitive receptors. 

Limited amounts of some hazardous materials could be used in the short-term construction phase of the 

Project and could expose construction workers and the general public, including standard construction 

materials (e.g., paints and solvents), vehicle fuel, and other hazardous materials. In the event of a release 

of hazardous material, the Project would be required to notify the following State agencies under the 

following State statutes, respectively:  

 Department of the California Highway Patrol: California Vehicle Code Section 23112.5; 

 Office of Emergency Services and the California Public Utilities Commission: Public Utilities Code 

Section 7673, (PUC General Orders #22-B, 161); 

 State Fire Marshal: Government Code Sections 51018 

 Office Emergency Services: Water Codes Sections 13271, 13272; and 

 Division of Occupational Safety and Health (Cal/OSHA): California Labor Code Section 6409.1 (b)10. 

Common hazardous materials would likely be used in the construction and operation of the Project, 

including the use of standard construction materials (e.g., paints, solvents, and adhesives), cleaning and 

other maintenance products, diesel and other fuels (used in construction and maintenance equipment and 

vehicles), and pesticides associated with landscaping. The Project would be required to adhere to existing 

regulations, standards, and guidelines established by the U.S. EPA, the California Environmental 

Protection Agency, and the County of San Bernardino related to the storage, use, transport, and disposal 

□ □ □ 
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of hazardous materials. With compliance to applicable standards and regulations and adherence to the 

manufacturer’s instructions related to the transport, use, or disposal of hazardous materials, the Project 

would not create a significant hazard to the public or the environment through the routine transport, use, 

or disposal of hazardous materials, and impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  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? 

    

Less than Significant Impact. The Project involves the construction of a Dutch Bros coffee shop with a 

drive-through. Construction equipment utilized during construction activities associated with the Project 

could result in accidental release of hazardous substances such as petroleum-based fuels or hydraulic fluid 

used for construction equipment. However, the level of risk associated with this type of accidental release 

of hazardous substances is not considered significant due to the small volume and low concentration of 

hazardous materials utilized during construction and operation of the Project. As stated above, Project 

operations would involve the use of landscaping equipment and consumer cleaning products, which, 

although minimal, could potentially result in the accidental release of hazardous chemicals. Upon 

adherence to existing regulations related to chemical safety, impacts pertaining to the potential for 

accidental conditions during project operations would be less than significant. Lastly, there are no known 

hazardous sites associated with the Project Site according to the California Department of Toxic Substances 

Control’s (DTSC) EnviroStor database,36 the California State Water Resources Control Board (SWRCB) 

GeoTracker database,37 and DTSC’s current “Cortese” list.38 As such, the Project would not create a 

significant hazard to the public or the environment through reasonably foreseeable upset and accident 

 
36  California Department of Toxic Substances Control, EnviroStor. Available online at: 

https://www.envirostor.dtsc.ca.gov/public/map/?myaddress=58111+Twentynine+Palms+Highway+, accessed 
October 2, 2025. 

37  State Water Resources Control Board, GeoTracker. Available online at 
https://geotracker.waterboards.ca.gov/map/?CMD=runreport&myaddress=58111+Twentynine%2BPalms+Highw
ay+yucca+valley, accessed October 2, 2025. 

38  California Department of Toxic Substances Control, Hazardous Waste and Substances Site List (Cortese). Available 
online at: http://www.envirostor.dtsc.ca.gov/public/mandated_reports.asp , accessed October 2, 2025. 

□ □ □ 
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conditions involving the release of hazardous materials into the environment; impacts would be less than 

significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  Would the project emit hazardous 
emissions or handle hazardous or acutely 
hazardous materials, substances, or waste 
within one-quarter mile of an existing or 
proposed school? 

    

No Impact. The closest school to the Project Site is the Onaga Elementary School, located approximately 

1.13 miles south of the Project Site at 58001 Onaga Trail in Yucca Valley. As such, the Project would not 

emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste within 

one-quarter mile of a school; no impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project 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, would it create a significant 
hazard to the public or the environment? 

    

No Impact. Government Code §65962.5 requires the DTSC, the State Department of Health Services, the 

SWRCB, and the California Integrated Waste Management Board to compile and annually update lists of 

hazardous waste sites and land designated as hazardous waste property throughout the state. As 

previously stated, the Project Site is not included on a list of hazardous materials sites pursuant to 

□ □ □ 

□ □ □ 
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Government Code §65962.5, including the DTSC EnviroStor database,39 SWRCB’s GeoTracker database,40 

and DTSC’s current “Cortese” list.41 As such, no impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

e.  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? 

    

Less than Significant Impact. The closest public use airport to the Project Site is the Yucca Valley Airport, 

located approximately 1.3 miles to the northwest of the Project Site. The Yucca Valley Airport is a public-

use airport operated by the Yucca Valley Airport District that supports private flights and does not offer 

any commercial passenger flight services.42 According to the San Bernardino County Airport 

Comprehensive Land Use Plan for the Yucca Valley Airport, the Project Site is located outside of the 60 

CNEL contour line.43 The Noise Element of the Yucca General Plan discusses noise contours near the 

airport; Policy N 1-2 would require noise-reducing site design and building construction in residential and 

mixed-use projects in areas with outdoor levels exceeding 65 dBA CNEL. Further, the Noise Element details 

that there are no portions of the Town located within the 65 CNEL contours of any airport. Despite being 

 
39  California Department of Toxic Substances Control, EnviroStor. Available online at: 

https://www.envirostor.dtsc.ca.gov/public/map/?myaddress=58111+Twentynine+Palms+Highway+, accessed 
October 2, 2025. 

40  State Water Resources Control Board, GeoTracker. Available online at 
https://geotracker.waterboards.ca.gov/map/?CMD=runreport&myaddress=58111+Twentynine%2BPalms+Highw
ay+yucca+valley, accessed October 2, 2025. 

41  California Department of Toxic Substances Control, Hazardous Waste and Substances Site List (Cortese). Available 
online at: http://www.envirostor.dtsc.ca.gov/public/mandated_reports.asp , accessed October 2, 2025. 

42  Town of Yucca Valley, Town of Yucca Valley General Plan: Open Space and Conservation Element, February 4, 2014. 
Available online at: https://www.yucca-valley.org/home/showpublisheddocument/2594/637009395714400000, 
accessed October 3, 2025.  

43  San Bernardino County, Airport Comprehensive Land Use Plan: Yucca Valley Airport, February 1992. Available 
online at: https://lus.sbcounty.gov/wp-content/uploads/sites/48/Airports/YuccaValley.pdf, accessed October 3, 
2025.  

□ □ □ 
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within two miles of an airport, the Project would not result in a safety hazard or excessive noise for people 

residing or working in the Project Area. Therefore, impacts are less than significant.  

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

f.  Would the project impair implementation 
of or physically interfere with an adopted 
emergency response plan or emergency 
evacuation plan? 

    

Less than Significant Impact. While the Town does not have an adopted emergency response plan, the 

Town does have a Local Hazards Mitigation Plan (LHMP). Although the Safety Element of the Town’s 

General Plan states that the LHMP will be updated to include evacuation routes, the most recent update to 

the LHMP does not include these routes. The Safety Element states that the Town’s Circulation Plan routes 

are considered the backbone routes for evacuation purposes, but this is not explored in depth.44   

The Project Site would be accessed via the existing driveways along Twentynine Palms Highway and Balsa 

Avenue. Additionally, internal circulation within the Project Site allows for two-way traffic circulation, 

providing connections between the parking areas, the drive-through component of the Project, and the 

internal roadways that link the site to adjacent land uses. As part of the review and approval of the Project, 

development plans would be reviewed by the San Bernardino Sheriff’s Department and the San Bernardino 

County Fire Department prior to construction to ensure that alternative route planning to facilitate the 

passage of people and vehicles through/around any temporary required road closures occurs and is 

implemented, if needed. The Project does not anticipate the required closure of any public or private streets 

and would not impede emergency vehicle access to the Project Site or vicinity. Construction activities 

would be limited to the Project Site, and the Project would use the existing on-site driveways as access 

points for emergency vehicles. Included in such plans would be provisions for any needed signage for 

detours, training of flagmen, and provision for staging areas for emergency vehicles responding to a call, 

as required by the Town’s sheriff and fire agencies. Thus, emergency access in and out of construction sites, 

including evacuation routes for construction workers, would remain during the construction process. Thus, 

 
44  Town of Yucca Valley, Town of Yucca Valley General Plan: Open Space and Conservation Element, February 4, 2014. 

Available online at: https://www.yucca-valley.org/home/showpublisheddocument/2596/637009395718470000, 
accessed September 30, 2025.  
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the Project would not impair the implementation of or physically interfere with an adopted emergency 

response plan or emergency evacuation plan, and no impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

g.  Would the project expose people or 
structures, either directly or indirectly, to 
a significant risk of loss, injury or death 
involving wildland fires? 

    

No Impact. While the Project Site is vacant and undeveloped, the Project Site is largely surrounded by 

developed uses and does not include wildlands or high-fire-hazard terrain or vegetation. The California 

Department of Forestry and Fire Protection (CAL Fire) identifies and maps areas of significant fire hazard 

based on fuels, terrain, and other relevant factors. Wildfire risks in State Responsibility Areas (SRA) are 

called Fire Hazard Severity Zones and are grouped into moderate, high, and very high zones.45 According 

to CAL Fire, the Town is not located in a Fire Hazard Severity Zone.46 Therefore, implementation of the 

proposed Project would not directly or indirectly be subject to any wildfire risks. No impact would occur. 

Mitigation Measures: No mitigation measures are required. 

  

 
45  See Cal. Code Regs., tit. 24, § 702A for a definition of “fire hazard severity zones.” 
46  CAL FIRE, Fire Hazard Severity Zone Viewer, 2024. Available online at: 

https://experience.arcgis.com/experience/6a9cb66bb1824cd98756812af41292a0, accessed October 3, 2025. 
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3.3.10 Hydrology and Water Quality 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project violate any water 
quality standards or waste discharge 
requirements or otherwise substantially 
degrade surface or ground water quality? 

    

Less than Significant Impact. The U.S. EPA establishes national water quality standards and regulates 

stormwater discharges through the National Pollutant Discharge Elimination System (NPDES) program 

pursuant to Section 402 of the Clean Water Act. The NPDES program for the Town is administered by the 

Colorado River Regional Water Quality Control Board (CRRWQCB); the NPDES permit develops waste 

discharge requirements that include the preparation and implementation of a Water Quality Management 

Plan (WQMP). The requirements included in the NPDES permit aim to control pollutants entering storm 

drain systems, educate the public about stormwater impacts, eliminate illicit discharges, and implement 

site-specific Best Management Practices (BMPs).  

Since the Project Site encompasses approximately 1.01 gross acres and would result in ground disturbance 

of one acre or more, the Project is subject to the SWRCB NPDES Construction General Permit. Compliance 

with this permit requires the preparation and implementation of a Stormwater Pollution Prevention Plan 

(SWPPP) to minimize water quality impacts during construction. Furthermore, grading or construction 

operations under Town grading or construction permits are prohibited from allowing loose trash, rubbish, 

or debris to accumulate or to be carried offsite by wind or water; are required to keep trash, rubbish, and 

debris contained; and are required to provide for waste collection to prevent trash containers from 

overfilling, by Section 8.03, Construction Site Maintenance and Trash Containment of the YVMC. 

Additionally, the Project would be required to implement BMPs to address pollutant discharges associated 

with construction activities in accordance with Chapter 9.37, Soil Erosion and Dust Control, and Section 

9.32.110, Stormwater Management, of the YVMC.  

Project operations would release typical chemicals related to commercial uses into the Town’s stormwater 

system. Operation of the Project would continue to adhere to the post-construction BMP requirements of 

Section 9.32.110 of the YVMC. Compliance with state and local regulatory requirements and the 

implementation of the appropriate BMPs would reduce potential water quality impacts from the Project to 

a less than significant level. 

Mitigation Measures: No mitigation measures are required. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  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? 

    

Less than Significant Impact. The Project Site is currently vacant and undeveloped. The Project would 

introduce new impervious surfaces compared to existing conditions. However, this increase in impervious 

surfaces from Project implementation would not substantially decrease groundwater supplies or impede 

groundwater recharge as the Project Site is not used for groundwater recharge activities or extraction. 

Additionally, the Project includes 10,350 square feet of landscaping as well as a stormwater retention pond 

to provide permeable surfaces across the Project Site. Impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c. 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: 

i.  Result in substantial erosion or 
siltation on-or off-site? 

    

Less than Significant Impact. The Project site is vacant and undeveloped. No streams or rivers traverse 

the Project Site. Soil disturbance would temporarily occur during Project construction due to trenching for 

soil compaction, excavation, and grading activities. As such, disturbed soils would be susceptible to high 

rates of erosion from wind and rain, resulting in sediment transport via stormwater runoff from the Project 

Site. However, the Project would be required to implement BMPs to address pollutant discharges 

associated with construction activities in accordance with Chapter 9.37, Soil Erosion and Dust Control, and 

Section 9.32.110, Stormwater Management, of the YVMC to minimize the runoff of sedimentation and 

□ □ □ 
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siltation pollutants during Project-related construction activities. Compliance with these local regulations 

would reduce impacts related to erosion and siltation on- or off-site to less than significant levels. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

ii.  Result in flooding on-or off-site?     

Less than Significant Impact. According to the Federal Emergency Management Agency’s Flood Map 

Service Center, the Project Site is not located within a 100-year flood hazard area.47 The proposed Project 

would be required to be constructed in accordance with the California Building Code (as amended by the 

YVMC) and Section 8.04.050, Provisions for Flood Hazard Reduction: Standards of Construction of the YVMC. 

It is not anticipated that the Project would increase surface runoff in a manner that would result in on- or 

off-site flooding. Thus, impacts are anticipated to be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

iii.  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? 

    

Less than Significant Impact. As stated, while Project implementation would result in an increase in 

impervious area, the Project will be constructed in accordance with the California Building Code as well as 

Section 9.32.110, Stormwater Management, of the YVMC. Additionally, the Project includes 10,350 square 

feet of landscaping as well as a stormwater retention pond to provide permeable surfaces across the Project 

 
47  Federal Emergency Management Agency, FEMA Flood Map Service Center. Available online at: 

https://msc.fema.gov/portal/search?AddressQuery=58133%2029%20Palms%20Hwy%2C%20Yucca%20Valley%2
C%20CA%2092284, accessed October 10, 2025.  
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Site. Therefore, the Project is not expected to exceed the capacity of the existing/planned stormwater 

drainage systems, and less than significant impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

iv.  Impede or redirect flood flows?     

Less than Significant Impact. As stated above, the Project Site is located outside of a 100-year flood hazard 

area and is located within an area identified as having little chance of flooding. Moreover, the Project is not 

of a size or scale that would have the potential to impede or redirect flood flows. Therefore, no impacts 

would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  In flood hazard, tsunami, or seiche zones, 
would the project risk release of 
pollutants due to project inundation? 

    

Less than Significant Impact. As stated above, the Project Site is not located within a 100-year flood hazard 

area. The Project is not subject to the potential effects of a seiche, tsunami, or mudflows caused by a lack of 

upstream waterbodies. The Project site is located over 85 miles northeast of the Pacific Ocean. As such, the 

Project is not under threat of a tsunami. Additionally, according to the California Department of Water 

Resources, the Project Site is not located within a designated dam inundation area.48 Therefore, the Project 

would not result in the release of pollutants in a flood hazard, tsunami, or seiche zone due to inundation, 

and no impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

 
48  California Department of Water Resources, “California Dam Breach Inundation Maps.” Available online at: 

https://fmds.water.ca.gov/maps/damim/. Accessed October 10, 2025. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

e.  Would the project conflict with or obstruct 
implementation of a water quality control 
plan or sustainable groundwater 
management plan? 

    

No Impact. As previously discussed, the Project would adhere to the BMP requirements of Section 9.32.110, 

Stormwater Management, of the YVMC. Further, the Project would be required to comply with the Water 

Quality Control Plan for the Colorado River Basin (Basin Plan), a master policy document for managing 

water quality issues in the region. The Project would adhere to the Basin Plan’s requirements for BMPs. As 

such, the proposed Project would not substantially degrade water quality, significantly deplete 

groundwater supplies or interfere with groundwater recharge. Therefore, no impact related to the Basin 

Plan or sustainable groundwater management plans would occur. 

Mitigation Measures: No mitigation measures are required. 
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3.3.11 Land Use and Planning 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project physically divide an 
established community?     

Less Than Significant Impact. The physical division of an established community is typically associated 

with construction of a linear feature, such as a major highway or railroad tracks, or removal of a means of 

access, such as a local road or bridge, which would impair mobility in an existing community. The Project 

includes the construction of a Dutch Bros coffee shop with a drive-through. The Project would not 

introduce any new factors that could physically divide an established community, such as constructing 

major highways/roadway, storm channel, bridge, or utility transmissions. Therefore, impacts would be less 

than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  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? 

    

Less Than Significant Impact. The SCAG’s Connect SoCal 2024 RTP/SCS is a long-range regional 

transportation and land use network plan that provides a vision of the region’s future mobility and housing 

needs with economic, environmental, and public health goals. Similarly, the Town’s General Plan serves 

as a blueprint for the Town’s planning efforts and vision for the future. 

Table 3.3-4, Project Consistency with SCAG’s Connect SoCal Land Use Policies, demonstrates the 

Project’s consistency with relevant Connect SoCal’s goals. Policies that call for Town actions independent 

of review and approval or denial of the Project are omitted. The ultimate determination of whether the 

Project is consistent with applicable general plans lies with the Town of Yucca Valley’s decision-making 

□ □ □ 

□ □ □ 



III. Environmental Initial Study Checklist and Impact Analysis 

Impact Sciences, Inc. 75 Yucca Valley Dutch Bros IS/MND 
1590.003 March 2026 

bodies, specifically the Planning Commission, wherein they will review the Project and either approve 

or deny it; in the event that the Project is appealed, the appeal would be reviewed by the Town Council. 

 
Table 3.3-4 

Project Consistency with SCAG’s Connect SoCal Land Use Policies 
 

Connect SoCal 2024 RTP/SCS Goals Discussion 

Communities: Develop, connect, and sustain 
communities that are livable and thriving 

Consistent. The proposed Project would develop a Dutch Bros coffee shop 
with a drive-through. The Project would be built to meet the most current 
CALGreen Buildings Standards, Title 24 standards, and the Town’s Green 
Building Code (Section 8.02.100 of the YVMC). The development of the 
Project would be a source of employment for residents in the area, and the 
Project would also serve residents in the area. 

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

Economy: Support a sustainable, efficient, and 
productive regional economic environment that 
provides opportunities for all residents 

   
Source: Southern California Association of Governments. SCAG 2024 RTP/SCS. Available online at: 
https://scag.ca.gov/sites/default/files/2024-05/23-2987-connect-socal-2024-final-complete-040424.pdf, accessed October 14, 2025. 

 

The Project Site is designated with a Commercial (C) land use and is zoned for Mixed-Use Commercial 

(C-MU). Commercial land uses support local and regional serving retail and service uses, including uses 

such as shopping centers and malls, small commercial centers, hotels, commercial recreation uses such 

as movie theaters and bowling alleys, restaurants, supermarkets, and personal services. Fast food (with 

drive-through, delivery) is permitted in the C-MU zone only with a conditional use permit (CUP). The 

surrounding areas are designated as Commercial and zoned C-MU. 

The consistency of the Project with applicable objectives and policies in the General Plan Land Use 

Element is presented in Table 3.3-5, Project Consistency with the Land Use Element. As shown in Table 

3.3-5, the Project will be consistent with the following applicable policies. 

While the Project requires a CUP in order to be approved, the Project would not 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. The Project would serve residents and would 

also be an employment opportunity for residents. Therefore, impacts would be less than significant. 
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Table 3.3-5 

Project Consistency with the Land Use Element 
 

 

 

  

Goals/Policies Project Consistency 

Goal LU 1: A balanced mixture of integrated land uses that provide desirable neighborhoods, vibrant commercial districts, 
passive and active open spaces, a strong economic and employment base, appropriate public facilities and services, and fiscal 
sustainability 

LU Policy 1-1: Encourage infill development to maximize the efficiency 
of existing and planned public services, facilities, and infrastructure. Consistent: The Project would develop a Dutch Bros 

coffee shop with a drive-through. Fast food with 
drive-through is permitted in the zone only with a 
CUP, which the Applicant will be pursuing. The 
Project is located in close proximity to SR-62, and 
would take advantage of infrastructure 
improvements that have been made along the route. 
The Project would bring a highly desirable fast food 
business to the area and would contribute greatly to 
the Town’s economic sustainability by serving 
residents and being a source of employment for the 
Town. 

LU Policy 1-2: Require that adjacent land uses and development types 
complement one another. 

LU Policy 1-15: Maintain Yucca Valley’s position as the economic hub of 
the Morongo Basin. Support a broad range of commercial retail, service, 
office, business park, research and development, light industrial, and 
industrial uses to provide employment opportunities and contribute to 
the Town’s economic sustainability. 

LU Policy 1-20: Focus commercial development along SR-62 to take 
advantage of infrastructure improvements. 

  __ 
Source: Town of Yucca Valley Land Use Element, 2014. 
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3.3.12 Mineral Resources 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project result in the loss of 
availability of a known mineral resource 
that would be of value to the region and 
the residents of the state? 

    

No Impact. According to the California Department of Conservation (DOC), Division of Mine Reclamation, 

the Project Site has no active mines.49 Further, according to the Town’s Open Space and Conservation 

Element of the General Plan, the Town lies outside of areas that have been mapped by the California 

Geological Survey for mineral resource classification, and the U.S. Geological Survey does not identify any 

mines, processing plants, or locations of potential mining resources within the Town. The Town of Yucca 

Valley likely does not contain mineral resources of statewide or regional importance.50 Implementation of 

the proposed Project would therefore have no impact on the availability of a known mineral resource that 

would be of value to the region and residents of the state. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project result in the loss of 
availability of a locally important mineral 
resource recovery site delineated on a 
local general plan, specific plan or other 
land use plan? 

    

No Impact. As previously discussed in Section 3.3.12(a), above, the Project would not result in the loss of 

availability of a locally important mineral resource recovery site delineated on a local general plan, specific 

plan, or other land use plan. No impact would occur. 

 
49  California Department of Conservation, “Mines Online.” Available online at: 

https://maps.conservation.ca.gov/mol/index.html. Accessed on October 3, 2025. 
50  Town of Yucca Valley, Town of Yucca Valley General Plan: Open Space and Conservation Element, February 4, 2014. 

Available online at: https://www.yucca-valley.org/home/showpublisheddocument/2596/637009395718470000, 
accessed September 30, 2025.  

□ □ □ 
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Mitigation Measures: No mitigation measures are required. 
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3.3.13 Noise 

The following is a summary of the Project’s Noise and Vibration Technical Report, included as Appendix 

D, Noise and Vibration Technical Report, to this document. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Will the project result in generation of a 
substantial temporary or permanent 
increase in ambient noise levels in the 
vicinity of the project in excess of 
standards established in the local general 
plan or noise ordinance, or applicable 
standards of other agencies? 

    

Less Than Significant. 

Construction Impacts 

Construction of the Project would require the use of heavy equipment during grading/site preparation, 

installation of utilities, building fabrication, and finishing. Construction activities would also involve the 

use of smaller power tools, generators, and other sources of noise. During each stage of construction, 

several types of equipment could potentially be operating concurrently, and noise levels would vary based 

on the amount of equipment in operation and the location of the activity. The Federal Highway 

Administration’s (FHWA) Roadway Construction Noise Model (RCNM) has compiled data regarding the 

noise-generating characteristics of specific types of construction equipment and typical construction 

activities. 

With the use of the RCNM, as detailed in Appendix D to this report,51 the construction noise levels 

forecasted for the sensitive receptors are presented in Table 3.3-6, Estimated Exterior Construction Noise 

at Sensitive Receptors. Noise levels would diminish notably with distance from the construction site at a 

rate of 6 dB(A) per doubling of distance (noise from stationary or point sources is reduced by about 6 dB(A) 

for every doubling of distance at acoustically hard locations). For example, a noise level of 86 dB(A) Leq 

measured at 50 feet from the noise source to the receptor would decline to 80 dB(A) Leq at 100 feet from 

the source to the receptor and fall by another 6 dB(A) Leq to 74 dB(A) Leq at 200 feet from the source to the 

receptor. These noise attenuation rates assume a flat and unobstructed distance between the noise 

 
51  Project construction noise levels were calculated based on the Project’s anticipated mix of construction 

equipment with the FHWA RCNM Version 1.1. 
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generator and the receptor. Furthermore, it should be noted that increases in noise levels at sensitive 

receptors during construction would be intermittent and temporary and would not generate continuously 

high noise levels. In addition, the construction noise experienced at sensitive receptors during the initial 

periods of construction (i.e., site preparation/grading/foundations) typically would be reduced in the later 

construction periods (i.e., interior building construction). 

 
Table 3.3-6 

Estimated Exterior Construction Noise at Sensitive Receptors 
 

Sensitive Land Uses a 

Distance to Project Site 
(feet) 

Estimated Construction 
Noise Levels  
[dB(A) Leq] 

Exceed FTA 90 dB(A) 1-
Hour Leq Criteria? 

Debris Removal 

1. Residences to the south 228 67.2 No 

Grading 

1. Residences to the south 228 66.2 No 

Building Construction 

1. Residences to the south 228 63.7 No 
   

a See Figure 4 of Appendix D for locations of sensitive receptors. 
b While the project would include construction activities up to the adjacent property lines, consistent with FTA methodology, these calculations 
are based on distances from the center of the site to the receptors. 
See Appendix D. 

 

Temporary construction, maintenance, and repair activities are exempt from the YVMC regulations 

regarding noise so long as the temporary construction does not take place between the hours of 10:00 PM 

and 7:00 AM.52 As the Project would comply with the daytime construction hours established in the 

YVMC, this analysis also uses the Federal Transit Administration’s (FTA) general construction noise 

criteria of 90 dB(A) Leq (1-hour) to provide additional context for the Project’s potential to generate daytime 

construction noise impacts. While construction activity would increase noise levels in the vicinity of the 

Project Site (see Table 3.3-6), the Project’s construction activities would generally not exceed the FTA’s 

general construction noise criteria of 90 dB(A) Leq (1-hour) at any sensitive receptors. Furthermore, Project 

construction would not occur during restricted periods, and thus, the Project would be consistent with the 

criteria set forth in the YVMC. As such, construction noise impacts would be less than significant, and no 

mitigation is required. 

 
52  Town of Yucca Valley, Yucca Valley Municipal Code. Available online at: 

https://codelibrary.amlegal.com/codes/yuccavalleyca/latest/yuccavalley_ca/0-0-0-16234, accessed November 5, 
2025. 
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To further minimize construction noise and ensure consistency with General Plan Policy N 1-15,53 the 

following best management practices (BMPs) are recommended to be incorporated as Project design 

features. These measures are not required to reduce a potentially significant impact, since construction 

noise is exempt under YVMC during permitted hours and modeled levels remain below the FTA’s 90 dB(A) 

Leq threshold, but they provide additional noise control during construction. 

1. During all Project grading on-site, construction contractors shall equip all construction equipment, 

fixed or mobile, with properly operating and maintained mufflers, consistent with manufacturer 

standards. 

2. The contractor shall place all stationary construction equipment so that emitted noise is directed away 

from noise-sensitive receptors nearest the project site. 

3.  As applicable, all equipment shall be shut off and not left to idle when not in use. 

4. The contractor shall locate equipment staging in areas that will create the greatest distance between 

construction-related noise/vibration sources and sensitive receptors nearest the project site during all 

project construction.  

5. Jackhammers, pneumatic equipment and all other portable stationary noise sources shall be shielded 

and noise shall be directed away from sensitive receptors. 

6. The project proponent shall mandate that the construction contractor prohibit the use of music or sound 

amplification on the project site during construction.  

7. The construction contractor shall limit haul truck deliveries to the same hours specified for construction 

equipment. 

Operational Noise  

Traffic Noise 

A traffic analysis for the Project was prepared by CR Associates.54 Based on the traffic analysis contained 

therein, the Project is anticipated to generate approximately 358 average daily traffic trips (ADT).55 The 
 

53  Town of Yucca Valley General Plan Policy N 1-15 states: “Require the design and construction of industrial and 
commercial development to minimize excessive offsite noise impacts to surrounding properties.” Town of Yucca 
Valley General Plan: Noise Element, February 4, 2014. Available online at: https://www.yucca-
valley.org/home/showpublisheddocument/2594/637009395714400000, accessed February 25, 2026.  

54  Chen Ryan Associates, Traffic Scoping Memorandum – Dutch Bros Coffee Project, November 2025. 
55  Chen Ryan Associates, Traffic Scoping Memorandum – Dutch Bros Coffee Project, November 2025. 
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closest roadway segment with recorded Caltrans average daily traffic volume data is on State Route 62, 

approximately 3,982 feet west of the Project Site at Joshua Lane. According to Caltrans data, this roadway 

segment carries approximately 11,700 average daily trips at Joshua Lane.56 Based on this data, it is clear 

the Project’s maximum of 358 daily trips would not have the potential double traffic volumes on existing 

roadways in the vicinity of the Project Site. Since it would take a doubling (i.e., a 100 percent increase) of 

roadway traffic volume to increase noise levels by 3 dB(A), the addition of traffic volume from operation 

of the Project would not increase traffic to levels capable of producing a 3 dB(A) ambient noise increase. 

Additionally, the Project is consistent with the surrounding land uses, which currently generate mobile 

noise sources typical of a commercial use. As such, any noise increase would be imperceptible, and impacts 

would be less than significant. 

Parking & Drive-Thru Noise 

Various noise events would occur periodically from the Project’s parking uses. Such periodic events would 

include activation of car alarms, sounding of car horns, slamming of car doors, engine revs, and tire squeals. 

Automobile movements would comprise the most continuous noise source and would generate a noise 

level of approximately 65 dB(A) at a distance of 25 feet. Car alarm and horn noise events generate sound 

levels as high as 75 dB(A) at a reference distance of 25 feet, however these noise sources would be sporadic.  

Parking for this Project would be provided in 18 spaces in a surface lot on the Project Site. It should also be 

noted that the existing urban environment of the Project Site currently generates noise levels associated 

with parking and vehicular noise sources identified above. Although the Project would increase the 

number of vehicles parking in the area, the types of noise associated with vehicles accessing the parking 

lot would be similar to those currently occurring in the vicinity of the Project Site. While periodic noise 

levels from car alarms, horns, slamming of doors, etc., would increase as a result of the Project, these events 

would not occur consistently over a 24-hour period and thus would not have the potential to increase 

ambient noise levels at off-site locations by 5 dB(A) Ldn or more, nor exceed the Town’s exterior noise 

standards at off-site locations. As such, noise impacts from the parking areas would be considered less than 

significant. 

As stated in the Project Description, the Project proposes the operation of a dual-lane drive-through facility 

designed to accommodate 23 queued vehicles that would operate daily between the hours of 5:00 AM and 

 
56  Caltrans, “Annual Average Daily Traffic,” available at: https://gisdata-

caltrans.opendata.arcgis.com/datasets/d8833219913c44358f2a9a71bda57f76_0/explore?location=34.123058%2C-
116.413158%2C18.35   
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11:00 PM. Based on field data recorded for a similar use,57 drive-through activities may generate noise 

levels of approximately 56.1 dBA Leq at a distance of 50 feet. As shown in Appendix D, this data was used 

to estimate exterior noise levels at the nearby residential receptors. Table 3.3-7, Exterior Noise Levels at 

Off-Site Receptors, summarizes the estimated noise levels from parking and drive-through related noise 

at the nearby residences. As shown, exterior noise levels would not exceed existing noise levels during the 

daytime or nighttime, and impacts would be less than significant. 

 
Table 3.3-7 

Exterior Noise Levels at Off-Site Receptors 
 

Off-Site Receptor a Existing Noise Levels 
(Daytime/Nighttime)b 

Estimated 
Noise 
Levels 

(dBA Leq) 

Exceed 
Existing 

Noise 
Levels? 

1. Residences to the south 48.8/50.7 42.8 No 

   
a See Figure 4 of Appendix D, Noise Monitoring and Sensitive Receptor Location Map 
b See Appendix D, Noise & Vibration Technical Report 
Source: Impact Sciences, October 2025. 

 

Stationary Noise Sources 

As part of the Project, new mechanical equipment, HVAC units, and exhaust fans could be installed on the 

roof or near the proposed structures. Although the operation of this equipment would generate noise, the 

design of these on-site HVAC units and exhaust fans would be required to comply with the regulations of 

the YVMC. Specifically, Chapter 9.34 of the YVMC regulates stationary sources of noise such as HVAC 

units on neighboring properties. HVAC noise from the Project would also be substantially similar to 

existing conditions in the Project area and would not be considered a new type of noise source. As such, 

noise from stationary sources would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 
57   Field data recorded at a commercial retail center with drive-through’s for a Panda Express, Taco Bell, and Dutch 

Bros. Vehicle traffic, parking lot activity, drive-through’s and speakers, and truck loading/unloading activities 
were observed during the measurement. See Appendix D. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project generate excessive 
groundborne vibration or groundborne 
noise levels? 

    

Less than Significant Impact. The FTA provides ground-borne vibration impact criteria with respect to 

building damage during construction activities. PPV, expressed in inches per second, is used to measure 

building vibration damage. Construction vibration damage criteria are assessed based on structural 

category (e.g., reinforced-concrete, steel, or timber). FTA guidelines consider 0.2 inch/sec PPV to be the 

significant impact level for non-engineered timber and masonry buildings. Structures or buildings 

constructed of reinforced concrete, steel, or timber have a vibration damage criterion of 0.5 inch/sec PPV 

pursuant to FTA guidelines. Although the nearby structures appear to be constructed of reinforced 

concrete, steel, or timber, this analysis conservatively applies the 0.2 inch/sec PPV threshold typically 

applied to non-engineered timber and masonry buildings. 

The vibration levels at nearby structures are shown below in Table 3.3-8, Vibration Levels at Off-Site 

Structures from Project Construction. 

 
Table 3.3-8 

Vibration Levels at Off-Site Structures from Project Construction 
 

Sensitive Uses Off-Site a Distance to Project Site (ft.) Vibration Threshold 
(PPV) 

Estimated PPV 
(in/sec)  

1. Commercial structure to the west Adjacent b 0.2 in/sec 0.191 

2. Commercial structure to the east 46 0.2 in/sec 0.036 

3. Residences to the south 228 0.2 in/sec 0.003 

   
a See Figure 4 of Appendix D for locations of off-site structures. 
b These calculations are based on distance from the site boundary to the structures. See Appendix D. 

 

The vibration velocities predicted to occur at the nearest off-site structures would be 0.191 in/sec PPV. As 

shown in Table 3.3-8, Project construction vibration levels would not have the potential to exceed the 

standard 0.2 in/sec threshold established by the FTA. This impact would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

□ □ □ 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  For a project located within the vicinity 
of a private airstrip or 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 expose people residing or 
working in the project area to excessive 
noise levels? 

    

Less Than Significant Impact. The closest airport is the Yucca Valley Airport, which is located 1.3 miles 

from the Project Site. However, the Yucca Valley Airport Comprehensive Land Use Plan shows that the 

Project Site is outside the 60 dBA CNEL noise contour for the airports.58 While aircraft operations may 

contribute to the noise in the project area from this airport, the Project Site is not expected to experience 

airport-related noise levels in excess of the Town’s exterior standards. As such, the Project would not 

expose people residing or working in the project area to excessive airport-related noise levels. This impact 

would be less than significant. 

Mitigation Measures: No mitigation measures are required  

 
58  San Bernardino County Planning Department, Yucca Valley Airport Comprehensive Land Use Plan, February 1992. 

Available online at: https://www.yucca-valley.org/home/showpublisheddocument/2600/637009400192130000, 
accessed November 5, 2025 

□ □ □ 
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3.3.14 Population and Housing 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project induce substantial 
unplanned 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)? 

    

Less than Significant Impact.  A Project could induce population growth in an area either directly, through 

the development of a new business, or indirectly, through the extension of roads or other infrastructure. 

The Project does not include the addition of housing. Although the Project would increase employment in 

the area, it is anticipated that employees of the Project would primarily consist of existing residents in the 

Town or the San Bernardino County area, and the Project would not result in a high number of employees 

permanently relocating to the region. Estimating the number of future employees who may choose to 

relocate to the County would be highly speculative, since many factors influence personal housing location 

decisions (e.g., family income levels and the cost and availability of suitable housing in the local area). 

Nevertheless, in an effort to present a worst-case population growth scenario, this analysis assumes the 

Project would employ up to 32 full-time employees, all of whom would permanently relocate to the Town. 

Based on the Town’s average household size of 2.41 persons, the Project could result in a nominal 

population increase of approximately 77 persons.59 As of 2025, the Town has an estimated population of 

22,027 persons.60 The Connect SoCal 2024 SCAG growth forecasts estimate the Town’s population to reach 

24,000 persons by the year 2050, representing a total increase of 1,973 persons.61 The Project’s potential 

maximum increase of 77 persons would represent approximately 4 percent of the Town’s projected increase 

in population between the years 2025 and 2050. However, this is a conservative estimate that assumes that 

these persons would be relocating to the Town. Therefore, the Project would not induce substantial 

unplanned population growth in an area, either directly or indirectly, and impacts would be less than 

significant. 

 
59  California Department of Finance, E-5 Population and Housing Estimates for Cities, Counties, and the State. Available 

online at: https://dof.ca.gov/Forecasting/Demographics/Estimates/e-5-population-and-housing-estimates-for-
cities-counties-and-the-state-2020-2025/ , accessed October 3, 2025. 

60  Ibid. 
61  Southern California Association of Governments, SCAG 2024 RTP/SCS Growth Projections, September 2023. 

Available online at: https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fscag.ca.gov%2Fsites%2
Fdefault%2Ffiles%2F2024-05%2Fscag2024-frtp-sed.xlsx&wdOrigin=BROWSELINK, accessed October 3, 2025.  

□ □ □ 
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Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project displace substantial 
numbers of existing people or housing, 
necessitating the construction of 
replacement housing elsewhere? 

    

Less than Significant Impact. The Project Site is currently vacant. No housing exists on-site. Therefore, the 

Project would not displace existing people or housing, and no impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

  

□ □ □ 
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3.3.15 Public Services 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

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: 

i.  Fire Protection? 

    

Less than Significant Impact. Fire services in the Town are provided by the San Bernardino County Fire 

Protection District (SBCFPD). The SBCFPD is a community-based, all-hazard emergency services provider 

that consists of five volunteer stations and more than 30 full-time fire stations in the County.62 The SBCFPD 

operates one fire station within the Town limits (i.e., Fire Station No. 41), one in nearby unincorporated 

Yucca Mesa (i.e., Fire Station No. 42), and another in Joshua Tree (i.e., Fire Station No. 36). The closest fire 

station to the Project Site is Fire Station No. 41 located at 57201 Twentynine Palms Highway, 1.5 miles 

southwest of the Project Site.  

As discussed in Section 3.3.14, Population and Housing, the Project would result in an increase in 

employees, which could result in an indirect increase in the Town’s population. The Project’s potential 

maximum increase of 77 persons would represent four percent of the Town’s projected increase in 

population between the years 2025 and 2050. However, this is a conservative estimate that assumes that 

these persons would be relocating to the Town. Based on the relatively short distance from Fire Station No. 

41 to the Project Site and the small increase in population generated from the Project, fire protection 

response will be adequate. Additionally, the Project will be required to comply with the California Fire 

Code (CFC), California Building Code (CBC), and National Fire Protection Association standards. The 

Project will also be required to include features such as established emergency procedures, an automatic 

fire-extinguishing system, an automatic smoke detection system, an emergency voice/alarm 

 
62  San Bernardino County Fire Protection District, “Home.” Available online at: https://sbcfire.org/, accessed 

October 3, 2025. 

□ □ □ 
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communication system, manual alarm fire boxes, etc. As such, a new fire station will not be needed to serve 

the Project, and impacts with respect to fire protection will be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

ii.  Police protection?     

Less than Significant Impact. The San Bernardino County Sheriff’s Department (SBCSD) serves the Town 

of Yucca Valley as well as the unincorporated portions of the County of San Bernardino. The Yucca Valley 

Patrol Station, located at 63665 Twentynine Palms Highway, approximately 6.93 miles east of the Project 

Site, is the closest Sheriff station to serve the Project. The Project is not expected to result in a substantial 

increase in population compared to existing conditions, as discussed in Section 3.3.14, Population and 

Housing. The Project would construct new driveways along Balsa Avenue to provide vehicular access to 

the Project Site. Upon site plan review and approval, the Project Site would be required to meet the 

Town/County’s emergency access requirements, and thus, would also provide adequate emergency access 

for the SBCSD. Based on the relatively short distance from the Yucca Valley Patrol Station to the Project 

Site and the negligible increase in population generated from the Project, the Project will not have the 

potential to substantially increase the demand on the SBCSD. Further, construction activities associated 

with the Project would be required to comply with the 2022 CBC, specifically Chapter 33 (Safeguards 

During Construction), which includes emergency access requirements, minimizing site safety hazards, and 

potential construction-related impacts on police services. Thus, the Project would not result in the need for 

new or physically altered police protection facilities and would not adversely impact service ratios and 

response times of the SBCSD. A less than significant impact would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

iii.  Schools?     

Less than Significant Impact. The Project Area is served by the Morongo Unified School District (MUSD). 

According to the 2024-2025 MUSD Local Control and Accountability Plan, the MUSD serves approximately 

□ □ □ 
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7,359 students in 18 public schools; these 18 schools consist of 11 elementary schools, two middle schools, 

two comprehensive high schools, one continuation high school, and two alternative education programs.63 

The closest MUSD school to the Project Site is the Onaga Elementary School, located approximately 1.13 

miles south of the Project Site at 58001 Onaga Trail in Yucca Valley. 

As stated in Section 3.3.14, Population and Housing, the Project could result in a nominal increase within 

the County’s population, conservatively assuming that the Project would not be served by the Town’s 

existing population. As such, pursuant to the California Government Code § 65995,64 the Project Applicant 

would be required to pay school fees established by MUSD, payment of which, in accordance with existing 

rules and regulations regarding the calculation and payment of such fees, would, by law, provide full and 

complete mitigation for any potential direct and indirect impacts to schools as a result of the Project. 

Therefore, less than significant impacts would occur. 

Therefore, the project's impacts on school services would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

iv.  Parks?     

Less than Significant Impact. A project could have a significant impact on local parks if the population 

increases the demand for recreation and park services. The Town’s Parks and Recreation Master Plan 

details that the Town contains a total of 270 acres of community and neighborhood parks, special-use 

recreational facilities, and open space used for active recreation.65 Typically, an increase in demand for 

parks is created by the development of new housing and/or population-generating actions. The proposed 

Project would develop a Dutch Bros coffee shop with a drive-through. As stated in Section 3.3.14, 

Population and Housing, the Project could result in a nominal increase within the County’s population, 

conservatively assuming that the Project would not be served by the Town’s existing population. The 

 
63  Morongo Unified School District, Parent & Partner Guide to the 2024-25 Local Control & Accountability Plan., 2024. 

Available online at: https://core-docs.s3.us-east-
1.amazonaws.com/documents/asset/uploaded_file/3674/MUSD/5008752/LCAP-infographic-MorongoUSD-2024-
25-PPG-100424.pdf, accessed October 3, 2025. 

64  Also known as SB 50 – the Leroy F. Greene School Facilities Act of 1998 
65  Town of Yucca Valley, Yucca Valley Parks and Recreation Master Plan Update, adopted January 15, 2019. Available 

online at: https://www.yucca-valley.org/home/showpublisheddocument/6499/637823568310100000, accessed 
October 3, 2025.  

□ □ □ 
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Project does not propose unplanned residential development or significantly increase the use of existing 

neighborhood or regional parks and recreational facilities in a way that would lead to their substantial 

physical deterioration. Therefore, the Project’s impacts on local recreation and park services will be less 

than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

v.  Other public facilities?     

No Impact. A significant impact could occur if a project includes substantial employment or population 

growth, which increases the demand for library services. The closest public library to the Project Site is the 

Yucca Valley Branch Library, located approximately 1.3 miles southwest of the Project Site. As stated in 

Section 3.3.14, Population and Housing, the Project could result in a nominal increase within the County’s 

population, conservatively assuming that the Project would not be served by the Town’s existing 

population. This increase would be nominal and is not anticipated to substantially impact the Yucca Valley 

Branch Library’s services or facilities. As such, no impact would occur. 

Mitigation Measures: No mitigation measures are required. 

  

□ □ □ 
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3.3.16 Recreation 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated  

Less than 
Significant 

Impact No Impact 

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? 

    

Less than Significant Impact. The nearest park to the Project Site is the Community Center Park, located 

1.3 miles west of the Project Site. As discussed in detail throughout this analysis, given the minimal 

potential population increase, the Project would be well served by the nearby parks and would not result 

in a substantial increase in demand for parks or any recreational facilities such that substantial physical 

deterioration of the facility would occur or be accelerated. Therefore, this impact is less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

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? 

    

Less than Significant Impact. As previously stated, the Project’s minimal potential increase in population 

would be well served by the Project’s proposed open space as well as nearby parks. The Project would not 

require the construction or expansion of recreational facilities. Therefore, this impact is less than significant. 

Mitigation Measures: No mitigation measures are required. 

  

□ □ □ 

□ □ □ 
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3.3.17 Transportation 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project conflict with a 
program plan, ordinance or policy 
addressing the circulation system, 
including transit, roadway, bicycle and 
pedestrian facilities? 

    

Less than Significant Impact. The Town’s General Plan Mobility Element provides policy direction for the 

transportation system and links circulation strategies with those of population growth, environmental 

quality, and economic well-being. The Mobility Element establishes key goals, policies, programs, and 

requirements for achieving a transportation system that balances the needs of all road users. The Local 

Transportation Assessment prepared by CR Associates for the Project describes the Project Site’s alternative 

transportation modes and consistency with VMT policies (see Appendix E, Local Transportation 

Assessment). 

Pedestrian  

Sidewalks are proposed within the Project site to provide pedestrian connectivity between the Project and 

existing off-site sidewalks immediately adjacent to the site. Continental crosswalks are provided 

throughout the Project site to enhance driver awareness within internal roadways and parking lot areas. 

Specifically, the site plan identifies a dedicated accessible path connecting the public right-of-way and 

parking areas to the walk-up service window, ensuring pedestrian movements are separated from the 

drive-through queue (see Figure 2.3-1). Based on the proposed and existing features, pedestrian facilities 

are considered adequate to accommodate project-related pedestrian activity. 

Bicycle 

An existing Class III bicycle facility runs east/west along Twentynine Palms Highway, while no designated 

bicycle facilities currently exist along Balsa Avenue. The Yucca Valley General Plan Circulation Element 

identifies a future Class II bicycle lane along Balsa Avenue adjacent to the Project site. The proposed Project 

site plan would allow bicycle access via adjacent roadways and internal drive aisles and includes a 

designated bicycle rack for customers. The Project’s access driveways are designed to accommodate the 

future Class II lane on Balsa Avenue without conflict. 

□ □ □ 
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Transit 

The nearest bus stop is located on the south side of Twentynine Palms Highway, approximately 300 feet 

walking distance from the Project Site, and provides service for the following Basin Transit bus routes: 

 Route 1 – This bus route is serviced along Twentynine Palms Highway and connects the Yucca Valley 

Transit Center, Hi-Desert Hospital, Indian Cove, and the Twentynine Palms Transit Center. 

 Route 7A – This bus route is serviced along Twentynine Palms Highway and connects the Yucca Valley 

Transit Center, Walmart Center, and Town Hall. 

 Route 21 – This bus route is serviced along Twentynine Palms Highway and connects the Yucca Valley 

Transit Center, Landers Post Office, Holiday’s Market, and Mojave Market. 

Based on the preliminary review of the Project’s site plan, the proposed Project would not conflict with 

existing or planned transit facilities. The Project would not make any changes to the public rights-of-way 

in the project vicinity or generate a substantial number of daily or peak-hour vehicle trips for construction 

or typical operations to warrant modifications to any transportation facilities (e.g., vehicular, transit, 

bicycle, or pedestrian). Construction-related traffic would be temporary and limited, involving 

approximately 800 cubic yards of soil export (roughly 50-80 truck trips total spread over the grading phase), 

which would not disrupt the circulation system. As such, the Project would not conflict with any program 

plan, ordinance, or policy addressing the circulation system, including transit, roadway, bicycle, and 

pedestrian facilities. Therefore, impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

b.  Would the project conflict or be 
inconsistent with CEQA Guidelines 
section 15064.3, subdivision (b)? 

    

Less than Significant Impact. State CEQA Guidelines Section 15064.3, Subsection (b), states that “generally, 

[land use] projects within one- half mile of either an existing major transit stop, or an existing high quality 

transit corridor should be presumed to cause a less than significant transportation impact;” State CEQA 

Guidelines section 15064.3 (b)(2) requires the use of VMT to evaluate a project’s transportation impacts. VMT 

analyzes the number of trips and miles traveled by motor vehicles associated with a development program 

or project. A Local Transportation Assessment was prepared by CR Associates in January 2026 (Appendix 

□ □ □ 



III. Environmental Initial Study Checklist and Impact Analysis 

Impact Sciences, Inc. 95 Yucca Valley Dutch Bros IS/MND 
1590.003 March 2026 

E) to provide trip-generating characteristics, analysis assumptions, and VMT screening criteria. The Town 

does not have traffic analysis guidelines to consult; therefore, the traffic analysis and VMT screening criteria 

for the Project were based on the San Bernardino County Transportation Impact Study (TIS) Guidelines. 

The County’s TIS Guidelines establish procedures to ensure consistency of analysis and the adequacy of 

information presented regarding development projects.66 However, not all projects require a TIS. 

According to the County’s TIS Guidelines, the requirement to prepare a TIS should be based upon, but not 

limited to, one or more of the following criteria:  

 If a project generates 100 or more trips without consideration of pass-by-trips during any peak hour. 

 If a project is located within 300 feet of 

o The intersection of two streets designated as Collector or higher in the County’s General Plan, or 

the Department’s Master Plan or  

o An impacted intersection as determined by the Traffic Division. 

 If this project creates safety or operational concerns. 

 The project has the potential to generate VMT that could result in a transportation impact as noted in 

the significance criteria of the County’s TIS Guidelines. 

 If a project generates less than 100 trips without consideration of pass-by-trips during any peak hour, 

a study may be required if there are special concerns. 

According to the Local Transportation Assessment (Appendix E), applicable screening criteria were 

analyzed to determine if the project would be screened out from conducting a detailed VMT analysis: 

 Project Type Screening 

o These projects include: K-12 schools, local-serving retail less than 50,000 square feet, local parks, 

day care centers, local-serving gas stations, local-serving banks, student housing projects, and 

local-serving community colleges that are consistent with the assumptions noted in the RTP/SCS. 

 
66  San Bernardino County, Traffic Impact Study Guidelines, 2019. Available online at: 

https://www.sbcounty.gov/uploads/DPW/docs/Traffic-Study-Guidelines.pdf, accessed November 20, 2025. 



III. Environmental Initial Study Checklist and Impact Analysis 

Impact Sciences, Inc. 96 Yucca Valley Dutch Bros IS/MND 
1590.003 March 2026 

 The Project is a 1,025 SF coffee shop with a drive-through, which is less than the 50,000 sq. ft. 

threshold for a local serving retail space. Therefore, the Project Type screening criteria are met 

for the Project. 

 Small Project Screening 

o Projects that generate less than 110 daily vehicle trips can be presumed to cause a less-than-

significant impact and would not require a detailed VMT analysis. 

 As indicated in Appendix E, the Project is expected to generate approximately 358 daily trips, 

including 89 AM peak hour trips and 30 PM peak hour trips, more than the threshold of 110 

daily vehicle trips. Therefore, the Small Project Screening criteria are not met for the Project.  

 Transit Priority Area (TPA) Screening 

o Projects located within a Transit Priority Area (TPA) as determined by the most recent SCAG 

RTP/SCS can be presumed to cause a less-than-significant impact and would not require a detailed 

VMT analysis. 

 Based on the SBCTA VMT Screening Tool, the proposed Project is not located within a TPA. 

Therefore, the Transit Priority Area screening criteria are not met for the Project. 

Based on review of the VMT screening criteria noted above, the Project meets the Project Type screening 

criteria. Therefore, the Project would be presumed to have a less than-significant VMT impact, and no 

further VMT analysis is required for the Project. As such, the Project would not conflict with State CEQA 

Guidelines section 15064.3 (b). Therefore, impacts are less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

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

    

Less than Significant Impact. A significant impact could occur if a project were to include a new roadway 

design or introduce a new land use or features into an area with specific transportation requirements and 
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characteristics that have not been previously experienced in that area, or if access or other features were 

designed in such a way as to create hazard conditions. The Project Site consists of a vacant, undeveloped 

parcel. The Project involves the development of a Dutch Bros coffee shop with a dual-lane drive-through. 

The Project drive-through operations would include the construction of two entrance drive-through lanes 

that continue to the dual order boards, and then merge to one lane prior to the pay and pickup windows. 

The drive-through queue storage length from the drive-through entrance to the pick-up window is 

approximately 520 feet. Assuming 22 feet per vehicle, the proposed drive-through lane capacity is 

approximately 23 vehicles. According to the drive-through queueing analysis included in Chapter 7 of the 

Local Transportation Assessment in Appendix E, drive-through queueing data collection was conducted 

at three existing Dutch Bros coffee shop locations (La Quinta, Cathedral City, and Indio), which are 

comparable to the proposed Project’s location in that the existing locations also have dual drive-through 

lanes and have limited to no indoor seating. The Local Transportation Assessment determined that the 

peak observed queue was 23 vehicles between 8:15 and 8:30 AM during the AM peak period on a typical 

weekday at the existing La Quinta location; however, the average queue length observed across 

comparable sites was significantly lower at approximately 16-18 vehicles. 

As noted previously, the proposed drive-through queuing capacity for the Project would be 23 vehicles. 

Therefore, the proposed drive-through capacity would accommodate the anticipated peak drive-through 

demand. The Project’s drive-through entrance is set back from the public right-of-way and is accessed via 

internal drive aisles shared with the adjacent commercial center. In the unlikely event that demand exceeds 

the 23-vehicle capacity, the queue would extend into the private internal drive aisle rather than the public 

right-of-way (Twentynine Palms Highway or Balsa Avenue). This internal queuing would not obstruct 

emergency access or create a hazard for through-traffic on the public highway. Additionally, the site plan 

incorporates pedestrian safety features, including continental crosswalks and a dedicated accessible path 

that is separated from the drive-through queuing area to prevent vehicle-pedestrian conflicts (see Figure 

2.3-1). The Project does not propose any hazardous geometric design features and would not include any 

incompatible uses. As such, there would be no impacts regarding hazards due to a design feature or 

incompatible uses. 

Mitigation Measures: No mitigation measures are required. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project result in inadequate 
emergency access?     

Less than Significant Impact. Project Site access will be provided via the existing driveways along 

Twentynine Palms Highway and Balsa Avenue. The Local Transportation Assessment prepared for the 

Project (see Appendix E) provides a description of these driveways: 

 The driveway situated on Twentynine Palms Highway is located approximately 500 feet west of Balsa 

Avenue and provides 3/4 access (left-out restricted). This driveway serves as one of the two access 

points to the retail land uses adjacent to the proposed Project, such as Big 5 Sporting Goods and 

Walgreens. This driveway provides a secondary emergency ingress/egress point for the site. 

 The driveway situated on Balsa Avenue is located approximately 225 feet south of Twentynine Palms 

Highway and provides full-movement access. This driveway serves as one of the two access points to 

the retail land uses adjacent to the Project Site. The Local Transportation Assessment confirms that this 

driveway operates efficiently, ensuring unimpeded access for emergency responders entering from the 

residential areas to the south or Twentynine Palms Highway. 

Internal circulation within the Project Site allows for two-way circulation, providing connections between 

the parking areas, the drive-through component of the Project, and the internal roadways that link the site 

to adjacent land uses. Access to the drive-through is provided on the south side of the Project Site and can 

be reached via the internal roadways from both the southern and northern portions of the site. The drive-

through exit is located on the north side of the Project Site and connects to the northern internal roadway. 

The Project’s drive-through queue storage (approximately 520 feet) is designed to contain vehicle stacking 

within the Project Site boundaries. As discussed above, the queue capacity (23 vehicles) is sufficient to 

accommodate peak demand without spilling out onto the public right-of-way. This design ensures that the 

driveways at both Balsa Avenue and Twentynine Palms Highway remain clear of obstruction, preserving 

immediate access for emergency vehicles at all times. 

The Project would utilize the existing driveways on-site for primary and emergency vehicular access. The 

Project would incorporate all applicable design and safety standards and regulations outlined in Chapter 

33 of the 2025 California Building Code, and Chapter 11 (Construction Requirements for Existing Buildings) 
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of the California Fire Code, including minimum fire lane widths and turning radii for emergency 

apparatus.  

Construction activities, including equipment staging and material storage, would be contained entirely 

within the Project Site boundaries. No prolonged lane closures on Twentynine Palms Highway (a primary 

regional evacuation route) or Balsa Avenue are proposed. Therefore, construction would not impede 

emergency response times or evacuation procedures. 

Further, the Project would submit all Project plans to the Town, the SBCPD, and the SBCFD to confirm that 

the Project would provide adequate on-site access to emergency services. Therefore, the Project would not 

result in inadequate emergency access, and impacts would be less than significant. 

Mitigation Measures: No mitigation measures are required.  
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3.3.18 Tribal Cultural Resources 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a. 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: 

i. 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)? 

    

Less Than Significant Impact. On March 11, 2025, in accordance with Assembly Bill 52, the Town provided 

notice to the following Native American groups for consultation on the Project: Morongo Band of Mission 

Indians, Quechan Indian Tribe of the Fort Yuma Reservation, Serrano Nation of Mission Indians, Twenty-

Nine Palms Band of Mission Indians, and the Yuhaaviatam of San Manuel Nation (YSMN). On October 10, 

2025, the Agua Caliente Band of Cahuilla Indians was contacted for an opportunity to consult on the 

Project. 

A Sacred Lands File (SLF) records search request was submitted to the Native American Heritage 

Commission (NAHC) for the Project on October 23, 2025, and a response was received on October 24, 2025 

(see Appendix C); this response detailed that the results of the SLF were negative.  

Consultation did not result in the identification of any specific tribal cultural resources (TCRs) within the 

Project site that are listed or eligible for listing in the California Register of Historical Resources (CRHR) or 

a local register. Given the negative results of the SLF and the absence of identified listed resources during 

the consultation process, the Project would not cause a substantial adverse change in the significance of a 

known TCR as defined by PRC Section 21074. Therefore, impacts would be less than significant. 

□ □ □ 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

ii.  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? 

    

Less than Significant with Mitigation Incorporated. As previously discussed, an NAHC SLF search was 

negative for the Project Site. However, through the Assembly Bill 52 consultation process, the Agua 

Caliente Band of Cahuilla Indians and YSMN identified the potential for undiscovered subsurface tribal 

cultural resources to be present in the area. Agua Caliente Band of Cahuilla Indians requested that a tribal 

monitor be present during ground-disturbing activities. YSMN indicated that while they do not currently 

require a monitor, they requested specific mitigation measures be implemented to address the treatment 

of any inadvertent discoveries. To address the potential for the Project to impact unknown subsurface TCRs 

that may be significant under PRC Section 5024.1(c), the Town has agreed to incorporate the tribes’ 

requested protocols. 

Implementation of Mitigation Measures MM TCR-1 and MM TCR-2 ensures that if any TCRs are 

encountered during construction, they will be identified, evaluated, and treated in coordination with the 

consulting tribes. Therefore, impacts to potential TCRs would be reduced to a less than significant level. 

Mitigation Measures: 

MM TCR-1 The Yuhaaviatam of San Manuel Nation (YSMN) Cultural Resources Management 

Department and the Agua Caliente Band of Cahuilla Indians (ACBCI) Tribal Historic 

Preservation Office shall be contacted regarding any pre-contact cultural resources 

discovered during Project implementation. Information regarding the nature of the find 

shall be provided to the tribes to allow Tribal input with regard to significance and 

treatment. If the find is deemed significant, a Cultural Resources Monitoring and 

Treatment Plan shall be prepared in coordination with the consulting tribes, and all 
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subsequent finds shall be subject to this Plan. If significant Tribal Cultural Resources are 

found, the consulting tribes may elect to place a tribal monitor on-site for the duration of 

the ground-disturbing activities in the vicinity of the find. 

MM TCR-2 Any archaeological/cultural documents created as a part of the Project (isolate records, site 

records, survey reports, testing reports, etc.) shall be supplied to the applicant and Town 

of Yucca Valley for dissemination to YSMN and ACBCI. The Town of Yucca Valley and/or 

Applicant shall consult in good faith with the consulting tribes throughout the Project’s 

ground-disturbing activities and until all cultural resource documentation is finalized. 
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3.3.19 Utilities and Service Systems 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project 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? 

    

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

    

c.  Would the project result in a 
determination by the wastewater 
treatment provider, which 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? 

    

Less than Significant Impact.  

Water 

The Hi Desert Water District (HDWD) supplies water services to the Town. HDWD currently has four main 

sources of water supply—groundwater from Warren Valley Basin, groundwater from Reche/Ames/Means 

Valley Groundwater Basin, septic system and irrigation return flows to groundwater, and State Water 

Project (SWP) imports via the Mojave Water Agency (MWA) to recharge the Warren Valley Basin.67 

Groundwater is recharged by natural storm water flows, irrigation and wastewater return flow, and State 

 
67  Town of Yucca Valley, General Plan Environmental Impact Report, Part 5, 2014. Available online at: 

https://www.yucca-valley.org/home/showpublisheddocument/5603/637399893763570000, accessed October 14, 
2025.  
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Water Project imports to recharge the Warren Valley Basin via water deliveries from the Morongo Basin 

Pipeline to percolation ponds in Yucca Valley.68 

The HDWD has more than 10,000 connections and serves the Town of Yucca Valley and portions of 

unincorporated San Bernardino County with water and wastewater services. The District’s delivery system 

infrastructure includes 13 active wells with a 7,000 gallons per minute total capacity, 16 storage tanks which 

can hold 12.66 million gallons of water, 10 booster stations, 16 pressure reducing valves, and 296 miles of 

pipeline.69 The approximately 57 square mile service area is comprised of residential, commercial, and 

industrial land uses; however, the service area is predominantly residential (94 percent of the total 

connections). The HDWD is responsible for ensuring that water demand within the Town is met and that 

State and federal water quality standards are achieved.  

According to the HDWD’s 2020 Urban Water Management Plan (UWMP), future water use for the year 

2020 would be 2,947 acre feet (af), and by 2045, demand would grow to 3,350 af. Under single-dry and 

multi-dry years, the HDWD is confident that it is capable of meeting the water demands in its service area 

in normal, single-dry, and five consecutive dry years from 2020 through 2045.70 According to Appendix 

A, Air Quality Technical Report, the Project would result in an increase in the demand for potable water 

at a rate of approximately 540,256 gallons per year, or 1.66 AF per year. This would represent less than one 

percent of the HDWD’s anticipated supply of potable water in 2045. As such, the implementation of the 

Project is not expected to measurably reduce the HDWD’s supply projections, and as such, no new or 

expanded water treatment facilities would be required. The HDWD would have sufficient water supplies 

available to serve the project and reasonably foreseeable future development during normal, dry, and 

multiple dry years. Therefore, with respect to water treatment facilities, impacts would be less than 

significant. No mitigation measures are required. 

Wastewater 

Historically, nearly all land uses in Yucca Valley have relied on individual septic systems to treat 

wastewater, with wastewater generation being assumed to be 80 gallons per person per day, or about 1.7 

million gallons per day (mgd) based on a population of 21,282.71 However, septic systems are being 

 
68  Hi Desert Water District, Hi-Desert Water District 2020 Urban Water Management Plan, June 30, 2021. Available 

online at: https://www.hdwd.com/DocumentCenter/View/807/Hi-Desert-WD-2020-UWMP-Final, accessed 
November 12, 2025.  

69  Ibid. 
70  Ibid.  
71  Town of Yucca Valley, General Plan Environmental Impact Report, Part 5, 2014. Available online at: 

https://www.yucca-valley.org/home/showpublisheddocument/5603/637399893763570000, accessed October 14, 
2025.  
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eliminated in order to maintain the quality of the groundwater basins. On November 1, 2011, the Colorado 

River Basin Regional Water Quality Control Board amended its basin plan to prohibit discharge from septic 

systems in the Town of Yucca Valley.72 The elimination of the septic systems will be implemented in three 

phases, with areas of the Town prohibited from discharging beginning in 2016 (Phase 1), 2019 (Phase 2), 

and 2022 (Phase 3). At Phase 1, the anticipated wastewater treatment system capacity would be 1.5 to 2.0 

mgd, at Phase 2 the capacity would be 3 mgd, and at Phase 3 the capacity would be 4 mgd, with a capacity 

of 6 mgd at full buildout, which has yet to be determined.73 Approximately 77 miles of sewers are planned 

for Phase 1 of the water reclamation system, consisting of approximately 74.7 miles of gravity sewers and 

2.3 miles of force mains, that is, pressurized sewers conveying wastewater from a pump station to another 

gravity sewer. In 2019, the HDWD completed the construction of a Wastewater Reclamation Facility (WRF) 

and wastewater collection system to service the Town and the unincorporated area of San Bernardino 

County. At the time of preparing this analysis, based on the most recent Water Reclamation Facility Annual 

Report from 2021, the plant operated 24/7 in 2021 at an average dry weather (ADWF) flow of 0.441 mgd in 

2021.74 1,290 connections were installed during 2021 for a total of 3,197, which represents approximately 

70 percent of the total connections in Phase 1.75 The WRF currently has the ability to treat flows from the 

collection system equal to an average daily flow of 1 mgd.76 

The Project proposes to connect to an existing sewer manhole on the Site as well as to install a 6” sanitary 

sewer lateral to be able to connect to the Town’s sewer system. As stated above, the Project is estimated to 

use 1,480 gpd of water, 0.1 percent of the available daily treatment capacity at the WRF. Implementation of 

the proposed Project would not require, nor would it result in, the construction of new wastewater 

treatment or collection facilities or the expansion of existing facilities. Additionally, the Project would not 

result in a generation of wastewater that would exceed the WRF’s existing capacity, nor would the Project 

impact the WRF’s ability to meet existing commitments. As such, impacts would be less than significant. 

Stormwater 

According to the Town’s General Plan EIR, development in the Town has occurred in a piecemeal fashion 

over the years, much of it before the Town was incorporated, and without the benefit of a planned drainage 

 
72  Ibid. 
73  Hi Desert Water District, Hi-Desert Water District 2020 Urban Water Management Plan, June 30, 2021. Available 

online at: https://www.hdwd.com/DocumentCenter/View/807/Hi-Desert-WD-2020-UWMP-Final, accessed 
November 12, 2025.  

74  Hi Desert Water District, Water Reclamation Facility 2021 Annual Report, January 24, 2022. Available online at: 
https://www.hdwd.com/DocumentCenter/View/823/2021-WRF-Annual-Monitoring-Report, accessed November 
12, 2025.  

75  Ibid.  
76  Ibid.  
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network.77 Flood control facilities in the Town are limited; some improvements have been made under the 

direction of the San Bernardino County Flood District (SBFCD), and others have been constructed by 

developers as a condition of approval. The Project Site is vacant and undeveloped; given the existing state 

of the Project Site, implementation of the Project would introduce new, impervious surfaces. Presently, 

water collected on the site either percolates into the ground or leaves the Project Site as runoff into nearby 

storm drains present along Balsa Avenue. While the proposed Project would introduce new impervious 

surfaces, the Project Site is served by existing storm drainage infrastructure, and the Project includes a 

stormwater retention pond to prevent flooding on site. Additionally, the Project Applicant would be subject 

to the Town’s development impact fee for construction and maintenance of general facilities, park facilities, 

storm drain facilities, and street and traffic facilities, authorized by YVMC Chapter 3.40.78 Further, the 

Project proposes to add 10,350 square feet of landscaping and retain 2,808 square feet of existing 

landscaping, ensuring more pervious surfaces are present on the Project Site. Impacts to stormwater 

drainage facilities would be less than significant. 

Electrical, Natural Gas, and Telecommunication Services 

Electrical power for the Project Site will be supplied by Southern California Edison (SCE), and natural gas 

will be supplied by SoCal Gas Company. As previously mentioned in Section 3.3.6, Energy, in 2025, the 

total electrical generation in California was 216,181 gigawatt-hours (GWh).79 Statewide electric 

consumption in 2024 was estimated by the California Energy Commission (CEC) to be 282,013 GWh, with 

San Bernardino County responsible for consuming approximately 16,206 GWh.80 Statewide natural gas 

consumption in 2024 was estimated by the CEC to be 11,083 million therms (MMThm), with San Bernardino 

County responsible for consuming approximately 547 MMThm.81 The Project would connect to existing 

electrical and natural gas infrastructure that serves the Project Area, which includes connecting to an 

 
77  Town of Yucca Valley, General Plan Environmental Impact Report, Part 5, 2014. Available online at: 

https://www.yucca-valley.org/home/showpublisheddocument/5603/637399893763570000, accessed October 14, 
2025.  

78  Town of Yucca Valley, YVMC: Chapter 3.40: Development Impact Fees. Available online at: 
https://codelibrary.amlegal.com/codes/yuccavalleyca/latest/yuccavalley_ca/0-0-0-1065, accessed November 13, 
2025.  

79  California Energy Commission, “2024 Total System Electric Generation.” Available online at: 
https://www.energy.ca.gov/data-reports/energy-almanac/california-electricity-data/2022-total-system-electric-
generation, accessed October 1, 2025.  

80  California Energy Commission, Energy Consumption by County, 2024. Available online at: 
https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fwww.energy.ca.gov%2Ffilebrowser%2Fdo
wnload%2F8144%3Ffid%3D8144&wdOrigin=BROWSELINK, accessed October 1, 2025. 

81  California Energy Commission, Energy Consumption by County, 2022. Available online at: 
https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fwww.energy.ca.gov%2Ffilebrowser%2Fdo
wnload%2F8146%3Ffid%3D8146&wdOrigin=BROWSELINK, accessed October 1, 2025. 
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existing electrical transformer located near the Project Site. The Project would be built to be energy efficient 

and be in conformance with the latest version of California’s Building Energy Efficiency Standards and 

Green Building Standards Code. 

 Cable, internet, and telephone services are provided to residents by third-party purveyors, such as Frontier 

Communications and Spectrum.82 Telecommunication facilities serve the Project Site and are able to 

provide the surrounding neighborhood and commercial uses with dependable service. 

Telecommunications facilities would be sufficient to serve the Project. As such, impacts related to dry utility 

services and facilities would be less than significant.  

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  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? 

    

Less than Significant Impact. Solid waste services for the Town are provided by Burrtec Waste Industries. 

The closest landfill that would serve the Project Site would be the Landers Sanitary Landfill, located 

approximately 7 miles north of the Project Site. The Landers Landfill has a maximum permitted throughput 

of 1,200 tons per day.83 As of 2023, the remaining capacity of the landfill is 11,063,811 cubic yards; the 

maximum capacity of the facility is 13,983,500 cubic yards.84 

The Project will develop a Dutch Bros coffee shop with a drive-through. Construction activities associated 

with the Project will generate solid waste that will be temporary and will cease upon completion of the 

Project. The handling of all debris and waste generated during construction of the Project will be subject to 

the State’s (AB 939) and Town’s (Chapter 6.02, Solid Waste Collection and Disposal, of the YVMC) 

requirements for salvaging, recycling, and reuse of materials from construction activity on the Project Site. 

According to Appendix A, the Project’s operational activities are expected to generate approximately 12 

 
82  Town of Yucca Valley, Town of Yucca Valley: Services – Utilities. Available online at: https://www.yucca-

valley.org/services/utilities, accessed November 13, 2025.  
83  CalRecycle, “SWIS Facility/Site Activity Details: Landers Sanitary Landfill.” Available online at: 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/1882?siteID=2664, accessed November 13, 2025.  
84  Ibid.  
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tons per year of solid waste, or approximately 66 pounds per day. The solid waste generated from Project 

operations will represent less than one percent of the maximum daily throughput of the remaining capacity 

of the Landers Sanitary Landfill. Therefore, solid waste impacts from construction and operation of the 

Project would be less than significant. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

e.  Would the project comply with federal, 
state, and local management and 
reduction statutes and regulations related 
to solid waste? 

    

Less than Significant Impact. As stated above, the Project would not generate solid waste in excess of State 

or local standards, or in excess of the capacity of local infrastructure. Furthermore, the Project would be 

required to demonstrate compliance with the California Integrated Waste Management Act of 1989 

(Assembly Bill [AB] 939), which requires all California cities to “reduce, recycle, and re-use solid waste 

generated in the State to the maximum extent feasible.” AB 939 requires that at least 50 percent of waste 

produced be recycled, reduced, or composted. The Project would also comply with the most current 

CALGreen Building Code, which includes design and construction measures that help reduce 

construction-related waste through material conservation and other construction-related efficiency 

measures. Thus, less than significant impacts would occur. 

Mitigation Measures: No mitigation measures are required. 
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3.3.20 Wildfire 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Would the project substantially impair an 
adopted emergency response plan or 
emergency evacuation plan? 

    

No Impact. According to CAL Fire, the Project Site is not located in a Fire Hazard Severity Zone.85 As 

previously discussed, development plans would be reviewed by the San Bernardino County Sheriff’s 

Department and the San Bernardino County Fire Protection District prior to construction to ensure that 

alternative route planning to facilitate the passage of people and vehicles through/around any temporary 

required road closures occurs and is implemented, if needed. The Project does not anticipate the required 

closure of any public or private streets and would not impede emergency vehicle access to the Project Site 

or vicinity. Construction activities would be limited to the Project Site, and the Project would use the 

existing on-site driveways as access points for emergency vehicles. Included in such plans would be 

provisions for any needed signage for detours, training of flagmen, and provision for staging areas for 

emergency vehicles responding to a call, as required by the Town’s police and fire agencies. Thus, 

emergency access in and out of construction sites, including evacuation routes for construction workers, 

would remain, and no impact would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

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

    

No Impact. Wildfires have the potential to occur not only in fire-prone undeveloped areas, but also in 

developed areas where existing transmission lines, lightning strikes, lawn equipment operated over dry 

 
85  CAL FIRE, Fire Hazard Severity Zone Viewer. Available online at: https://osfm.fire.ca.gov/what-we-do/community-

wildfire-preparedness-and-mitigation/fire-hazard-severity-zones, accessed October 3, 2025. 
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grass, fireworks, and even arson may ignite a wildfire. Wildfires pose a significant public health risk due 

to their air quality impacts, particularly with regard to smoke and particulate matter exposure. This risk 

persists even after a wildfire is extinguished because particulate matter from fire ash can be picked up by 

winds.  

As stated above, the Project Site is not located in a Fire Hazard Severity Zone. The Project is vacant and 

undeveloped with minimal vegetation that would not exacerbate wildfire risks or expose the public to 

uncontrolled spread. Thus, no impact would occur 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

c.  Would the project 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? 

    

No Impact. The Project Site is surrounded by existing infrastructure and would not require the installation 

or maintenance of roads, fuel breaks, emergency water or other sources that could exacerbate fire risk. As 

such, no impacts would occur. 

Mitigation Measures: No mitigation measures are required. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

d.  Would the project 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? 

    

No Impact. As stated above, the Project would not be located in or near a Fire Hazard Severity Zone. 

Additionally, the Project Site is located on relatively flat terrain, and would not be subject to landslides. 

□ □ □ 

□ □ □ 
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Thus, wildfire impacts involving downslope, downstream flooding, or landslides would not occur, and 

there would be no impact. 

Mitigation Measures: No mitigation measures are required. 
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21. Mandatory Findings of Significance 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

a.  Does the project have the potential to 
substantially 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, 
substantially 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? 

    

Less Than Significant with Mitigation Incorporated. As discussed in Section 3.3.4, Biological Resources, 

the Project could potentially disturb and modify critical habitats that may be present on-site for special-

status bird species. As such, implementation of Mitigation Measure BIO-1 and BIO-2 would ensure that 

the impacts to the critical habitat of special-status bird species and western Joshua Trees would be reduced 

to less than significant. 

As discussed in Section 3.3.5, Cultural Resources, and Section 3.3.18, Tribal Cultural Resources, while 

the results of the NAHC Sacred Land File search were negative, tribes were contacted to provide further 

input on the Project. The Agua Caliente Tribe and the YSMN Tribe responded with varying interest in 

consulting on the Project. The YSMN Tribe provided the Town with Tribal Cultural mitigation measures 

(MM TCR-1 and MM TCR-2) to protect previously undiscovered tribal cultural resources. Standard 

archaeological mitigation measures (MM CUL-1 through MM CUL-3) are also incorporated in accordance 

with CEQA requirements. As analyzed in Section 3.3.7, Geology and Soils, ground-disturbing activities 

associated with Project construction may potentially uncover any cultural, archaeological, or 

paleontological resources. As such, implementation of Mitigation Measure GEO-1 would reduce these 

potential impacts to less than significant levels. 

□ □ □ 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

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)? 

    

Less Than Significant with Mitigation Incorporated. The Project generally would not contribute to 

potentially cumulatively considerable impacts. As indicated in the above analysis, with implementation of 

the required mitigation measures, the Project would not result in any unmitigated significant adverse 

impacts and/or cumulatively considerable impacts. Specifically, Mitigation Measures BIO-1, BIO-2, CUL-

1, CUL-2, CUL-3, GEO-1, and TCR-1, TCR-2, would reduce potentially significant impacts to less than 

significant levels. The Project does not include any unmitigated cumulatively considerable impacts when 

considered in connection with the effects of past, present, and probable future projects. No further analysis 

is necessary. 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

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

    

Less than Significant Impact with Mitigation Incorporated. As indicated in the above analysis, with 

implementation of the required mitigation measures, the Project would not result in any unmitigated 

significant adverse impacts. Thus, the Project would not have the potential to result in substantial adverse 

effects on human beings either directly or indirectly, with mitigation measures incorporated.  

□ □ □ 

□ □ □ 
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