APPENDIX A
Initial Study/Notice of Preparation
and Comments

NOTICE OF PUBLIC MEETING
NOTICE IS HEREBY GIVEN that the City of Yucaipa will hold a public scoping meeting for
the Robinson Ranch Environmental Impact Report (EIR) on the date and time indicated below.
The purpose of the meeting is to receive the comments of all persons who wish to be heard
regarding the potential environmental impacts that could result from the proposed project.

DATE / TIME:

Thursday, December 13, 2007, at 6:30 P.M.

PLACE:

Yucaipa City Hall Hearing Chambers, 34272 Yucaipa Boulevard

APPLICANT:

Robinson Properties, LLP

PROPOSAL:

The proposed project includes three (3) individual Preliminary Development
Plans for a cumulative total of 4,159 multiple-family and single-family
dwelling units on 335.8 acres (including 339 very-low income units), 109
acres of commercial uses, 28 acres of business park uses, and 49.2 acres of
natural open space; with three (3) corresponding General Plan Amendments
for each planning area to adopt the Official Land Use Plan for that area.

LOCATION:

The project area includes 522 mostly vacant acres that generally extend
westerly 2,000 ft. from Live Oak Canyon Road on the south side of the I-10
Freeway; westerly 3,000 ft from the I-10 Freeway, north of County Line
Road, and easterly 3,000 ft. from Oak Glen Road, north of the I-10 Freeway
and south of Colorado Street.

ON FILE:

Detailed project information, including the Environmental Initial Study, is
on file for inspection by the public at the Planning Division office, which
is located at Yucaipa City Hall, 34272 Yucaipa Boulevard, Yucaipa, CA.

PLEASE NOTE that if you challenge any decision regarding the above proposal in court, you
may be limited to raising only those issues you or someone else raised during public testimony
regarding that proposal or in written correspondence delivered to the City at, or prior to, the final
public hearings (that are to be held at a later date).
ALL INTERESTED PERSONS are invited to attend said meeting and to provide comments on
the potential environmental impacts of the project as outlined above. If there are any further
questions, please contact Mr. Jim Morrissey, Contract Planner, at (909) 797-2489, ext. 281, or
at jmorrissey@yucaipa.org.
_______________________________
John McMains, Director
Community Development Department
Published: November 29, 2007; Yucaipa News Mirror; 1/8 page display ad

NOTICE OF PREPARATION
PUBLIC SCOPING MEETING NOTICE
ROBINSON RANCH PRELIMINARY DEVELOPMENT PLANS AND
GENERAL PLAN AMENDMENTS
PROGRAM ENVIRONMENTAL IMPACT REPORT (EIR)
DATE:

November 19, 2007

TO:

Responsible, Trustee, and Other Jurisdictional Agencies and Other
Interested Organizations/Individuals

LEAD AGENCY:

City of Yucaipa
34272 Yucaipa Boulevard
Yucaipa, CA 92399

In accordance with the California Environmental Quality Act (CEQA) and State CEQA
Guidelines (CCR Title 14, §§15082(a), 15103, and 15375), this Notice of Preparation (NOP) is
hereby sent to inform you that the City of Yucaipa is preparing a draft Program EIR to assess the
environmental effects of the above-named project. A Program EIR is being prepared for the
proposed project, pursuant to CEQA Guidelines §15168, because the project involves three
separate Preliminary Development Plans and corresponding General Plan Amendments for
Planning Areas under the same ownership that are geographically related (i.e. located within the
Freeway Corridor Specific Plan).
As Lead Agency under CEQA, we need to know the views of your agency as to the scope and
content of the environmental information that is germane to your agency's statutory
responsibilities in connection with the proposed project. Your agency may need to use the
Program EIR prepared by the City of Yucaipa when considering your permit or other approvals
for the project. The City of Yucaipa requests that any potential responsible or trustee agency
respond to this NOP in a manner consistent with State CEQA Guidelines Section 15082 (b). If
you are responding as an interested organization or individual citizen, we need to know your
views as to the environmental information you would like us to address in the Program EIR.
Attachment 1 provides a description of the proposed project and project objectives. A location
map identifying the project Planning Areas is provided in Attachment 2. A copy of the Initial
Study is included in Attachment 3, which describes the potential environmental effects
associated with the project.
Public Scoping Meeting: A public scoping meeting will be held to give the public an
opportunity to receive more information on the proposed project, and to provide comments and
suggestions on the scope of the Program EIR. Specifically, the public scoping meeting will
provide the City with an opportunity to learn about potential concerns and further define the
issues, feasible alternatives (including the CEQA-mandated No Project alternative and several
Reduced Intensity alternatives), and potential mitigation measures that may warrant in-depth
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analysis in the environmental review process. The date, time, and address of this meeting are
provided below:
Date: December 13, 2007
Time: 6:30 PM
Place: Yucaipa City Hall
Council Hearing Chambers
34272 Yucaipa Boulevard
Yucaipa, CA 92399
Due to the time limits mandated by State law, your response must be sent at the earliest possible
date, but not later than 30 days after receipt of this NOP. Please send your written responses,
including the name of a contact person and phone number, to:
Jim Morrissey, AICP
City of Yucaipa
Community Development Department
34272 Yucaipa Boulevard
Yucaipa, CA 92399
Phone: (909) 797-2489 x281
Fax: (909) 790-9203
Email: jmorrissey@yucaipa.org
Any written or oral comments received at the public scoping meeting will be considered in
preparing the Program EIR, along with any written comments received during the 30-day NOP
public comment period. All parties that have submitted their names and mailing addresses will
be notified of subsequent actions as part of the environmental review process. If you wish to be
placed on the mailing list or have any questions about the proposed project or the EIR process,
please contact Mr. Jim Morrissey at (909) 797-2489 ext. 281.
Project Title: Robinson Ranch Preliminary Development Plans and General Plan
Amendments (Case No. 04-174/PDP/GPA; 04-175/PDP/GPA; and 05-203/PDP/GPA)
Signature:

Name: John McMains
Title: Director of Community Development
Date: November 19, 2007

Attachments: Project Description
Project Location
Initial Study
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ATTACHMENT 1

Description of the Project:
The proposed project, known as “Robinson Ranch” or the “Project,” consists of three (3) individual
planning areas (“Planning Areas”), also sometimes called Planned Development (PD) Districts, which are
more fully described below. The City of Yucaipa, as the CEQA Lead Agency, will consider adoption of
the following separate land use applications for the Project:
•
•

Three (3) Preliminary Development Plans (PDP), one (1) PDP for each Planning Area; and
Corresponding General Plan Amendments (GPAs) for each Planning Area.

The GPAs will adopt official Land Use Plans for each of the three (3) Planning Areas. These Planning
Areas cover the same properties addressed in the Freeway Corridor Specific Plan (FCSP), which has not
yet been adopted by the City of Yucaipa. Therefore, if the Project is approved, the Land Use Plans for the
PD Districts described in the proposed PDP/GPA applications listed above would replace those shown in
the FCSP for these Planning Areas.
Based on County Tax Assessor records, the entire Project consists of approximately 522 acres, with the
following general characteristics proposed for the Project: 4,159 multiple and single-family attached and
detached dwelling units located on approximately 336 acres, approximately 109 acres of general
commercial uses (consisting of 1,213,017 square feet of proposed commercial space), approximately 28
acres of business park uses (consisting of 369,992 square feet of proposed business uses), and
approximately 49 acres of natural open space areas (which are incorporated into the three (3) Planning
Areas that are more specifically described below).
The Project includes affordable housing components in each of the three (3) Planning Areas. Out of the
4,159 total dwelling units proposed, the PDPs include 339 very low-income housing units. The Project is
being processed pursuant to Government Code sections 65589.5 and 65915, which mandate density
bonuses for projects that include affordable housing components. The density bonus is included in the
Project description for environmental analysis and is included in the gross residential unit counts
identified in this Project. The PD General Plan designation permits a gross density of 8 DU/Acre, and the
average gross density of the residential components of the Project is 10.8 DU/Acre, after incorporating
state mandated density bonus rights. The average net density of the residential components of the Project
is 12.4 DU/Acre, with the actual net densities ranging from 20.6 DU/Acre to 5 DU/Acre in the various
Planning Areas, after incorporating state mandated density bonus rights.
Development within each Planning Area will be phased. Each separate Planning Area is described below:
•

West Oak Center: This Planning Area is generally located on the south side of Interstate-10 (I-10)
and west of Live Oak Canyon Road. This Planning Area encompasses approximately 150 acres.
It is proposed that this Planning Area will include: 810 dwellings (of which 66 will be affordable
to very-low income households) on approximately 60 acres (13.5 DU/Acre) that will be
designated RM (Multiple Residential); approximately 47 acres of general commercial uses
(consisting of 603,010 square feet of commercial space) that will be designated CG (General
Commercial); and approximately 28 acres of business park uses (consisting of 369,992 square
feet of business space) that will be designated BP (Business Park). Approximately 15 acres of
natural open space has been incorporated into the Planning Area.
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•

Wildwood Ranch: This Planning Area is located south of I-10 and north of County Line Road.
This Planning Area encompasses approximately 268 acres. It is proposed that this Planning Area
will include: 2,280 dwelling units (of which 186 will be affordable to very-low income
households) on approximately 185 acres (12.3 DU/Acre) that will be designated RM (Multiple
Residential); and approximately 57 acres of general commercial uses (consisting of 590,007
square feet of commercial space) that will be designated CG (General Commercial).
Approximately 26 acres of natural open space has been incorporated into the Planning Area.

•

Robinson Ranch North: This Planning Area is located generally north of I-10, east of Oak Glen
Road and south of Colorado Street. This Planning Area includes two (2) separate yet nearly
contiguous sites totaling approximately 104 acres that will apply the following specific land use
designations to the westerly and easterly areas, as described below:
a) The westerly portion, referred to as Oak Ridge Village, is proposed to include: 229
multiple family and 138 single-family attached dwelling units (of which, for these two
types of units combined, a total of 30 will be affordable to very-low income households)
on approximately 32 acres (11.5 DU/Acre) that will be designated RM (Multiple
Residential); and approximately five (5) acres of commercial land uses (consisting of
approximately 20,000 square feet of commercial space) that will be designated CG
(General Commercial). Approximately two (2) acres of natural open space has been
incorporated into this portion of the Planning Area.
b) The easterly portion of the site, referred to as Wildwood Center, is proposed to include:
391 multi-family attached dwellings on approximately 19 acres (20.6 DU/Acre) and 271
single-family attached units on approximately 32 acres (8.5 DU/Acre) (of which, for
these two types of units combined, a total of 57 will be affordable to very-low income
households), as well as 40 single-family detached units on approximately 8 acres (5
DU/Acre) (the total residential acreage for Wildwood Center being approximately 59
acres) that will be designated RM (Multiple Residential). Approximately six (6) acres of
natural open space has been incorporated into this portion of the Planning Area.

Project Objectives:
The proposed Project has the following objectives for each Planning Area:
•

Create a regional shopping destination that attracts diversified commercial and retail uses, with a
focus on providing services, shopping opportunities, and leisure activities to the community.

•

Promote the development of local job opportunities.

•

Provide a combination of residential, commercial or manufacturing uses in close proximity to one
another that utilize a strategic location near regional transportation corridors.

•

Provide and promote the development of a variety of housing types to meet projected growth in
the City and the region, including housing that will be affordable to lower-income residents and
will aid the City in meeting its affordable housing requirements.
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ATTACHMENT 3

CITY OF YUCAIPA
INITIAL STUDY
ENVIRONMENTAL CHECKLIST FORM

1. Project Title: Robinson Ranch (Case No. 04-174/PDP/GPA; 04-175/PDP/GPA; 05-203/PDP/GPA)
2. Lead Agency Name and Address: City of Yucaipa, 34272 Yucaipa Boulevard, Yucaipa, CA 92399
3. Contact Person and Phone Number: Jim Morrissey, (909) 797-2489 x 281
4. Project Location: The proposed project represents three (3) specific geographic planning areas located
in close proximity to each other. They are as follows:
•

West Oak Center:

Located on both sides of Outer Highway 10 S, extending approximately
2,000 feet west of Live Oak Canyon Road.

•

Wildwood Ranch:

Located southwest of the Interstate 10 Freeway, extending approximately
4,000 feet west of the intersection of County Line Road and Interstate 10
Freeway, generally north of County Line Road.

•

Robinson Ranch North: This site encompasses two (2) nearly contiguous areas described as follows:
The westerly portion, referred to as Oak Ridge Village, is located north of
Calimesa Blvd., south of Colorado Street, and east of Oak Glen Road. The
easterly portion, referred to as Wildwood Center, is located north of
Calimesa Blvd., east and west of Wildwood Canyon Road, and south of
Colorado Street.

5. Project Sponsor’s Name and Address: Robinson Ranch Properties, 130 E. Montecito Avenue, #246,
Sierra Madre, CA 91024-2434
6. General Plan Designation: Existing:
Proposed:

PD (Planned Development)
PD (Planned Development)

7. Description of the Project: The proposed project includes the adoption of three (3) Preliminary
Development Plans (PDP) that encompasses three (3) individual Planning Areas, and General Plan
Amendments to adopt each official Land Use Plan for the subject Planned Development (PD)
Districts. The entire project includes approximately 522 acres, with the following general
characteristics: 4,159 multiple and single family attached and detached dwelling units on 217.5 acres,
109 acres of general commercial uses, 28 acres of business park uses, and 167.5 acres of improved
and natural open space areas incorporated into the various Planning Areas. Each separate geographic
area, or proposed Planning Area, is described below.
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•

West Oak Center: This Planning Area encompasses 150 acres with 810 multiple-family dwellings
on 75 acres, designated RM (Multiple Residential); 47 acres of general commercial uses,
designated CG (General Commercial), and 28 acres of business park uses, designated BP
(Business Park). Approximately 37.5 acres of natural and private/common improved open space,
parks, and civic uses have been incorporated into the individual land use districts.

•

Wildwood Ranch: This Planning Area encompasses 268 acres with 2,280 multiple-family
dwelling units on 211 acres, designated RM (Multiple Residential), and 57 acres of general
commercial uses, designated CG (General Commercial). Approximately 90 acres of natural and
private/common improved open space, parks, and civic uses have been incorporated into the
individual land use districts.

•

Robinson Ranch North: The proposed project area involves two (2) separate, yet nearly
contiguous sites totaling 104 acres that will apply the following specific land use designations to
the westerly and easterly areas, as described below:
a) The westerly portion, referred to as Oak Ridge Village, involves the establishment of 229
multiple family and 138 single family attached dwellings on 34 acres, designated RM
(Medium Residential) and five (5) acres of commercial land uses, designated CG (General
Commercial). Approximately 14 acres of natural and improved open space have been
incorporated into the individual land use districts.
b) The easterly portion of the site, referred to as Wildwood Center, involves the establishment of
391 multi-family attached dwellings, 271 single-family attached units, and 40 single-family
detached units on 65 acres, designated RM (Medium Residential). Approximately 26 acres of
natural and improved open space have been incorporated into the individual land use districts.

8. Surrounding Land Uses and Setting: Each Planning Area has been listed below.
ROBINSON RANCH NORTH
Direction

General Plan Designation

Land Use

Oak Ridge Village (Westerly portion of project site, all portions within the City of Yucaipa)
North

RL-2.5-AP (Rural Living, 2.5 acre minimum lot size,
Agricultural Preserve)

Vacant/unimproved land

South

PD (Planned Development)

Calimesa Blvd. and Interstate 10 Freeway

East

RS-20M (Single Family, 20,000 sq. ft. min. lot size)
and PD (Planned Development)

Single family residential

West

CS (Service Commercial)

Single family and commercial

Wildwood Center (Easterly portion of the project site, all portions within the City of Yucaipa)
North

RS-20M

Vacant/unimproved land, Hoover Egg Ranch
facility, and single family residential.

South

RS-72C (Single Family, 7,200 sq. ft. min. lot size) and Calimesa Blvd., Interstate 10 Freeway,
CG (General Commercial)
commercial, and mobile home park.

East

RS-20M and RL-2.5 (Rural Living, 2.5 acre min. lot
size)

Agricultural related uses and mobile home
park.

West

RS-20M and PD

Vacant/unimproved land.
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WEST OAK CENTER
Direction

General Plan Designation

Land Use

North

CS (City of Yucaipa) and
Resource Preservation (City of Redlands)

Single family residential, commercial, and
Interstate 10 Freeway

South

PD (City of Yucaipa)

Vacant/ unimproved and agricultural related

East

PD (City of Yucaipa)

Agricultural related and I-10 Freeway
interchange

West

RM-10M (Multiple Residential, 10,000 sq. ft. min. lot Single family residential and vacant,
size, City of Yucaipa), and Resource Preservation
unimproved land in the City of Redlands
(City of Redlands)

WILDWOOD RANCH
Direction

General Plan Designation

Land Use

North

No designation

Interstate 10 Freeway

South

Residential Low (2-4 DU/AC, City of Calimesa)

Single family residences along the southerly
boundary adjacent to the north side of
County Line Road

East

No designation

Interstate 10 Freeway

West

PD

Agricultural related uses, waste water
treatment facility, and vacant, unimproved
land

9. Other public agencies whose approval is required (e.g. permits, financing approval, or participation
agreement): Yucaipa Valley Water District, California Department of Fish and Game; Regional
Water Quality Control Board; Army Corps of Engineers; S.B. County Flood Control District;
Caltrans; and City of Calimesa.
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

Public Services

Agricultural Resources

Hazards & Hazardous
Materials
Hydrology/Water Quality

Air Quality

Land Use/Planning

Transportation/Traffic

Biological Resources

Mineral Resources

Utilities/Service Systems

Cultural Resources

Noise

Mandatory Findings of
Significance

Geology/Soils

Population/Housing
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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 revisions in the project have been made
by or agreed to by the project proponent. 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 “potential significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one 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.
I find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed in an earlier EIR or
NEGATIVE DEDCLARATION pursuant to applicable standards and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

Signature

July 2, 2007
Date

Jim Morrissey
Printed Name

Yucaipa Planning Department
For
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EVALUATION OF ENVIRONMENTAL IMPACTS
1) A brief explanation is required for all answers except “No Impact” answers that are adequately supported by the
information sources a lead agency cites in the parentheses following each question. A “No Impact” answer is
adequately supported if the referenced information sources show that the impact simply does not apply to
projects like the one involved (e.g. the project falls outside a fault rupture zone). A “No Impact” answer should
be explained where it is based on project-specific factors as well as general standards (e.g. the project will not
expose sensitive receptors to pollutants, based on a project-specific screening analysis).
2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as
well as project-level, indirect as well as direct, and construction as well as operational impacts.
3) Once the lead agency has determined that a particular physical impact may occur, then the checklist answers
must indicate whether the impact is potentially significant, less than significant with mitigation, or less than
significant. “Potentially Significant Impact” is appropriate if there is substantial evidence that an effect may be
significant. If there are one or more “Potentially Significant Impact” entries when the determination is made, an
EIR is required.
4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the incorporation of
mitigation measures has reduced an effect from “Potentially Significant Impact” to a “Less Than Significant
Impact.” The lead agency must describe the mitigation measures, and briefly explain how they reduce the
effect to a less than significant level (mitigation measures from Section 17, “Earlier Analysis,” may be crossreferenced).
5) Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has
been adequately analyzed in an earlier EIR or negative declaration. Section 15063 (c) (3) (d). In this case, a
brief discussion should identify the following:
(a) Earlier Analysis Used. Identify and state where they are available for review.
(b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of
and adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether
such effects were addressed by mitigation measures based on the earlier analysis.
(c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures Incorporated,”
describe the mitigation measures which were incorporated or refined from the earlier document and the
extent to which they address site-specific conditions for the project.
6) Lead agencies are encouraged to incorporate into the checklist references to information sources for potential
impacts (e.g. general plans, zoning ordinances). Reference to a previously prepared or outside document
should, where appropriate, include a reference to the page or pages where the statement is substantiated.
7) Supporting Information Sources: A source list should be attached, and other sources used or individuals
contacted should be cited in the discussion.
8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should
normally address the questions from this checklist that are relevant to a project’s environmental effects in
whatever format is selected.
9) The analysis of each issue should identify: (a) the significance criteria or threshold used to evaluate each
question; and (b) the mitigation measure identified, if any, to reduce the impact to less than significance.
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Potentially
Significant
Impact

Issues and Supporting Information

Less than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact

1. AESTHETICS. Would the project:
a) Have a substantial adverse effect on a scenic vista?
The subject area is predominately unimproved. The proposed project would allow for the development of
approximately 4,159 multiple and single family attached and detached dwelling units on 217.5 acres, 109 acres of
general commercial, and 28 acres of business park. Incorporated into the various land use districts will be natural
and improved open space, including trials and parks that total approximately 167.5 acres.
The Yucaipa General Plan EIR identifies the hills and mountains surrounding the community as a scenic natural
resource. Although the General Plan does not designate specific scenic areas or view points, the grading necessary
to provide for the proposed project, as displayed in the PDP materials provided by the applicant, will significantly
change the area’s existing topography from one with a varied contour and undulating natural conditions to one with
specific flat building pads, primarily for new development. Existing views of the property will be significantly
affected by this proposal.
The General Plan identifies the hillsides in the City as a scenic resource that is to be protected. The General Plan
attempts to preserve the hillsides and ridgelines though the Hillside Development policy and objectives that state, in
part:
“The City Council of the City of Yucaipa has found that a need exists to control and manage development upon
hillsides and ridgelines in order to preserve, protect and maintain significant geologic, aesthetic and environmental
values which contribute to the community’s image and character.”
“It is the purpose and intent of this section to accomplish the following objectives.
•
•
•
•
•

Preserve and protect the views to and from hillside areas in order to maintain the identity, impact and
environmental quality of the City of Yucaipa.
Facilitate hillside/ridgeline preservation through appropriate development standards and guidelines for hillside
areas. Provide direction and encourage development that is sensitive to the unique characteristics common to
hillside properties which include, but are not limited to, slopes, landform, vegetation, habitat and scenic quality.
Ensure that development in the hillside areas shall be concentrated in those areas with the least environmental
impact and shall be designed to fit the existing landform.
Correlate intensity of development with the steepness of terrain in order to minimize grading, removal of
vegetation, land instability and fire hazards.
On hillsides, provide alternative approaches to conventional flat land development practices by achieving land
use patterns and intensities that are consistent with the natural characteristics of hill areas such as slopes,
landform, vegetation and scenic quality.” (p. III-3)

As noted above, the proposed project will significantly alter the topography of the affected area and the resulting
views of and from the affected hillsides in a manner which seems to be inconsistent with the Regulations of Hillside
and/or Ridgeline Developments within the City’s Development Code. As such, a potential significant impact could
result due to development of the sites.
It is acknowledged that the proposed PDP(s) plans to intersperse open space areas throughout the development.
Policy A of Goal OS-9 provides that “As development occurs in hillside areas, open space will be needed both for
aesthetic and practical reasons, such as the reduction of grading impacts and watershed protection.” However, the
open space areas identified as part of the land use concept do not alleviate the substantial impact associated with the
proposed grading design.
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Potentially
Significant
Impact

Issues and Supporting Information

Less than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact

b) Substantially damage scenic resources, including, but not
limited to trees, rock outcroppings, and historic buildings
within a state scenic highway?
Although a significant amount of grading will occur and significantly transform the existing natural contours, the
proposed project is not located along a designated state scenic highway. As such, no notable scenic resources, such
as trees or rock outcroppings, will be affected along a designated state scenic highway. Based upon this condition,
no further evaluation is necessary.
c) Substantially degrade the existing visual character or
quality of the site and its surroundings?
As noted in number 1a above, the proposed project could create a significant adverse impact upon the visual
character of the site. The proposed PDP Land Use Plans identify potential natural or improved open space around
the perimeter of each PDP or planning area and some individual land use districts. The use of landscaping within
the project design will help to reduce the level of impact on views from the surrounding community, but the
permanent change in site conditions will be substantial and remain significant.
d) Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area?
Additional street and night lighting will occur due to additional housing and commercial/business park uses
proposed. The amount of lighting necessary in the residential areas will be greater than other typical residential
areas for several reasons; The number of new residences will be significant and the potential multiple family style of
development will necessitate additional exterior lighting for lighting walkways, entry areas, and parking areas. This
will create a significant change from the predominate single family pattern of residential development in the
community. The large amount of commercial/business park areas will generate a substantial amount of new lighting
in areas that are relatively dark due to their existing locations, primarily south of Interstate 10 Freeway.
2. AGRICULTURE RESOURCES: In determining whether impacts to agricultural resources are
significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the California Department of Conservation as an optional model
to use in assessing impacts on agriculture and farmland. Would the project?
a) 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?
The San Bernardino County Important Farmland 2004 Map, prepared by the California Department of
Conservation, provides that most of the project area is categorized as “Grazing Land”, which is consistent with the
Yucaipa General Plan, Exhibit XII-1. A portion of the West Oak Center along Live Oak Canyon Road and Outer
Highway South is designated “Farmland of Local Importance”. As such, the potential impact upon important
farmland is less than significant. Based upon this condition, no further evaluation is necessary.
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Potentially
Significant
Impact

Issues and Supporting Information

Less than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?
The subject property is not designated on the City’s General Plan or zoned for agricultural uses. However, the
City’s General Plan Land Use Map identifies an area to the north of the westerly portion of Robinson Ranch North,
along the east side of Oak Glen Road, as RL-2.5-AP (Rural Living, 2.5 acre minimum lot size, Agricultural
Preserve). This property is not used for agricultural purposes and is surrounded to the north, east, and west by
residential development. This property has not been farmed in the recent past. Based upon this condition, no
further evaluation is necessary.
c) Involve other changes in the existing environment which,
due to their location or nature, could result in conversion of
Farmland, to non-agricultural use?
As noted above, the property to the north of Robinson Ranch North, along Oak Glen Road, is designated
Agricultural Preserve (AP). The area is vacant and unimproved. West Oak Center is located adjacent to an existing
agricultural use on Live Oak Canyon Road that is designated as Prime Farmland. The introduction of urban level
development and the associated infrastructure improvements needed to support it could significantly affect increase
the probability of this Farmland being converted to a non-agricultural use.
3. AIR QUALITY: Where available, the significance criteria established by the applicable air quality
management or air pollution control district may be relied upon to make the following determinations.
Would the project:
a) Conflict with or obstruct implementation of the
applicable air quality plan?
The City’s General Plan was adopted prior to 2003 and its land use characteristics were incorporated into the 2003
Air Quality Management Plan (AQMP). Minor modifications were adopted in 2004, but no land use changes ere
made. According to the South Coast Air Quality Management District’s Web Information Page the existing 2003
Plan was adopted that placed a greater emphasis on fine particulate matter than previous plans. The latest AQMP
delineates 34 stationary and 20 mobile source control measures. The intent of the Air Quality Plan is to continue to
reduce emissions in the region through a variety of measures dealing with petroleum operations, combustion
sources, fugitive dust, miscellaneous sources and compliance flexibility programs.
The proposed project will establish new land use designations and is contemplated to achieve the following:
•

West Oak Center: This proposed area encompasses 150 acres with 810 multiple-family dwellings on 75
acres, 47 acres of general commercial uses, and 28 acres of business park uses. Approximately 37.5 acres
of natural open space, trails, and parks have also been incorporated into the individual land use districts.

•

Wildwood Ranch: This proposed area involves 268 acres with 2,280 multiple-family dwelling units on 211
acres and 57 acres of general commercial uses. Approximately 90 acres of natural and improved open
space are proposed within the residential and commercial land use districts.

•

Robinson Ranch North: The proposed planning area involves two (2) separate, yet adjacent sites totaling
104 acres that will apply the following specific land use designations for the westerly and easterly areas as
described below:
c)

The westerly portion, referred to as Oak Ridge Village, involves the establishment of five (5) acres of
CG (General Commercial) land use and 34 acres of RM (Medium Residential), with 229 multiple
family and 138 single family attached dwellings. Approximately 14 acres of natural and improved
open space are proposed within the commercial and residential land use districts.

d) The easterly portion of the site involves the establishment of 65 acres of RM (Medium Residential)
land uses that include 26 acres of natural and improved open space.
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This number of proposed residences is significantly different than that originally evaluated in the General Plan.
Table II-2 of the General Plan specifically identified the potential amount of development for all three (3) Robinson
properties as having the following characteristics: 68 acres industrial; 78 acres commercial; 53 acres office; 213
acres of residential at two (2) dwellings per acre, and; 167 acres of residential at one (1) dwelling per acre for a total
of 594 units. Each of the residential categories is significantly less than the density and number of residences
proposed. In addition, the area covered by this proposed PDP does not include a portion of the property originally
contemplated for development.
The result of an increase in the number of residential dwellings and density will significantly affect air quality
during the construction and operational phases of the project that were not previously evaluated. For example, in
the construction phase, a significant increase in site grading will be necessary to create large flat building pads for
multiple-family and smaller lot single-family development. Actual building construction and the time frame of such
construction, due to the number of units, will also be substantial. This scenario is significantly different than the
lower densities originally analyzed that could utilize the existing land form, thereby resulting in minimal grading
and minimal construction activity. During the operational phase of the proposed project, a potential seven-fold
increase in housing units and their associated vehicle trips would represent a significant change in air emissions
generated by the site. As such, the proposed project could result in a significant affect upon the environment.
b) Violate any air quality standard or contribute
substantially to an existing or projected air quality violation.
The proposed project site is approximately 522 acres in size. The number of potential dwelling units within the
project area would far exceed the number of single family residences (166), apartments (261) or condominiums
(297) listed within the SCAQMD screening tables for potentially significant impact, in addition to the amount of
commercial development. As such, the potential impact of the project would be significant.
c) Result in a cumulatively considerable net increase of any
criteria pollutant for which the project region is in nonattainment under an applicable federal or state ambient air
quality standard (including releasing emissions which
exceed quantitative thresholds for ozone precursors)?
See above response to item 3a.
d) Expose sensitive receptors to substantial pollutant
concentrations?
The number of new vehicle trips generated by the proposed project will significantly increase traffic congestion and
potentially lead to increased intersection delays, even with improvements. The resulting increased vehicle engine
idling could generate substantial pollutant concentrations that adversely affect area residents. Portions of the project
area are near existing single-family residential uses, which are considered sensitive receptors by the City’s General
Plan. As additional residences are constructed within each of the Planning Areas, the number of individuals in close
proximity to these increased areas of pollution will increase, and be potentially affected by the increased emissions.
In addition, construction grading could generate substantial dust or fugitive air emissions. Although various
methods are typically employed to reduce fugitive dust emissions, including site watering, the amount of grading
would be significant and could result in a potentially significant adverse impact.
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e) Create objectionable odors affecting a substantial
number of people?
The proposed project will cause the widening of existing streets and the creation of new streets, requiring the use of
asphalt. While the amount of asphalt may be significant, the odor generated by such activity is normally localized
and is not expected to cause potentially significant affects. Based upon this condition, no further evaluation is
necessary.
4. BIOLOGICAL RESOURCES. Would the project:
a) 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 Game or U. S. Fish and Wildlife
Service?
The Yucaipa General Plan designates portions of the proposed project area as “Area of Biological Significance” and
a portion of the Robinson Ranch North area is also designated “Southern Riparian Forest”, as noted on Exhibit XII2. Most of these areas are grouped along the major drainage courses, such as Wilson and Wildwood Creeks, which
are also identified as a blue line stream on U.S.G.S. Yucaipa Quadrangle Map, 1996.
Policy A, of Goal OS-5 of the Yucaipa General Plan requires, in part, that “All proposed Land Use Map changes
and discretionary land use proposals for areas identified on the Biological Resources Map shall be accompanied by a
report that identifies all biotic resources located on the site and those on adjacent parcels which could be adversely
affected by the proposal…” Therefore, a biological assessment of the property will be necessary to determine
existing site conditions and potential options should important habitat be identified. Should important habitat or
species be identified and determined to be significant based upon the extent of the species and the viability of the
habitat, mitigation measures and/or design modifications will be necessary and could include a variety of actions,
including; maintaining the area within natural open space; relocation of the species to another suitable location(s);
other actions in consultation with the California Department of Fish and Game and U.S. Fish and Wildlife Service.
b) Have a substantially adverse effect on any riparian
habitat or other sensitive natural community identified in
local or regional plans, policies, regulations or by the
California Department of Fish and Game or U. S. Wildlife
Service?
See response to 4a above.
c) Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal pool, coastal,
etc.) through direct removal, filling, hydrological
interruption, or other means?
See response to 4a above. A portion of the project area is within a designated Floodway, 100-year, and 500-year
flood plain, according to the Yucaipa General Plan, Hazards Overlay Districts. Blueline stream drainage courses, as
identified on the Yucaipa, CA U.S.G.S. Map, are located within the proposed development area. Due to these
conditions, the proposed project could affect wetlands and should be evaluated for potential impacts upon
jurisdictional waters and associated physical features.
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d) Interfere substantially with the movement of any
resident or migratory fish or wildlife species or with
established native resident migratory wildlife corridors, or
impede the use of native wildlife nursery sites?
The project area is principally separated by the Interstate 10 Freeway. That portion of the project area south of the
Freeway, West Oak Center and Wildwood Ranch, are located adjacent to large tracts of rural, primarily undeveloped
land. In addition, these portions are traversed by significant drainage courses that provide safe migration corridors
and potential habitat areas. Development of these areas could significantly affect those corridors. However, that
portion of the project area north of the Freeway, which encompasses the Robinson Ranch North Planning Area,
represents an isolated area that is encircled by the Interstate 10 Freeway and Calimesa Blvd. to the south, Colorado
Street to the north, Oak Glen Road to the west, along with existing residential and commercial land uses to the
north, east, and west. Due to this condition is it likely that the northerly portion of the project area would not
significantly affect migratory corridors.
e) Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or
ordinance?
The City of Yucaipa has regulations on the protection of sensitive native trees, specifically Coast Live Oak Trees.
According to information provided by the applicant, a number of Live Oak Trees are located within the project area
boundaries. The need to preserve or protect this resource is required. Therefore, further analysis of this issue is
necessary and appropriate measures identified.
f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Conservation Community Plan,
other approved local, regional, or state habitat conservation
plan?
No Habitat Conservation Plan or Natural Conservation Community Plan encompasses the project site. Based upon
this condition, no further evaluation is necessary.
5. CULTURAL RESOURCES. Would the project:
a) Cause a substantial adverse change in the significance of
a historical resource as defined in Section 15064.5?
The subject area contains lands that have been delineated as having the potential for paleontological/historical sites,
based upon Exhibit XII-3 of the Yucaipa General Plan. Policy A, Goal OS-2 of the Yucaipa General Plan requires
that cultural resource surveys are to be conducted “for all discretional land use proposals in areas identified as
sensitive.” (p. XII-22). As such, the potential for significant resources to be located within the project area exist
and further analysis is necessary to determine whether measures are necessary to avoid or protect any resources.
b) Cause a substantial adverse change in the significance of
an archaeological resources pursuant to Section 15064.5?
Please refer to number 5a.
c) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?
Please refer to number 5a.
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d) Disturb any human remains, including those interred
outside of formal cemeteries?
It is unknown whether or not human remains are located on the site. In the event that cultural resources are
unearthed during construction activities, the City typically requires construction activities to be suspended until the
deposits are evaluated by a qualified archaeologist. If human remains of any kind are found during construction
activities, all activity must cease immediately and the County Coroner and/or a qualified archaeologist must be
notified. Clearance from these authorities must be obtained before work can continue. However, further analysis
should be undertaken to determine whether known sites exist, due in part to the varied physical characteristics of the
site which could have attracted historic or pre-historic communities.
6. GEOLOGY AND SOILS. Would the project:
a) Expose people or structures to 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.
A portion of the project area, principally the westerly portion of the Robinson Ranch North Planning Area, is
located within an Alquist-Priolo Special Studies Zone. A previous investigation was undertaken as part of a prior
Draft Program Environmental Impact Report, dated September 22, 1999, which identified the need for a 50 foot
setback along the potential fault alignment. Due to the location of this fault and its potential affect upon the
proposed project, a significant impact may occur to future development.
(ii) Strong seismic ground shaking?
Due to the number of faults in the region, the entire City can experience significant ground shaking. A geotechnical
or soils report will need to be prepared to address the potential affects of ground shaking upon the proposed project
site.
(iii) Seismic-related ground failure, including liquefaction?
The Uniform Building Code (UBC) has identified groundwater within 50 feet of the surface as a potential problem.
According to the Yucaipa General Plan ground water can vary within the City from depths lower than 300 feet
below surface elevation to as close as 40 feet. Based upon a review of the City’s Groundwater Elevations, Exhibit
X-3, it is estimated the depth to ground water is between 100 and 200 feet. A Geotechnical report prepared for an
area near the Robinson Ranch North project site (Lowe’s Yucaipa) indicated the depth to groundwater was
estimated to exceed 100 feet. Based upon this condition, no further evaluation is necessary.
(b) Result in substantial soil erosion or the loss of topsoil?
Due to the size of the property it will be required to comply with NPDES criteria for erosion control and reducing
the run-off of on-site pollutants. NPDES materials, such as a Storm Water Pollution Prevention Plan (SWPPP) and
Water Quality Management Plan (WQMP) are standard conditions of approval and must be filed with the City of
Yucaipa Engineering Division to ensure that the drainage will not result in erosion or that the project will not cause
the off-site flow of pollutants. While this is normally adequate to address general development conditions, the need
to construct master planned storm drain channels through the project area to ensure the conveyance of storm water
flows could adversely affect adjoining downstream properties. As such, this issue should be coordinated with a
drainage evaluation to ensure that downstream properties are not adversely affected.
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(c) 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?
A geotechnical/soils report has not been prepared for the project area. The Yucaipa General Plan Geologic Overlay
Districts Map identifies portions of the area as being subject to “Low to Moderate” Landside Susceptibility. Due to
the possibility of landside and the amount of grading proposed, including the creation of fill-slopes, development of
the property could be subject to a potentially significant adverse impact and further analysis is required.
(d) Be located on expansive soil, as defined in Table 18-a-B
of the Uniform Building Code (1994), creating substantial
risks to life or property?
As indicated above, a soils report has not been prepared for the subject property. Expansive soils are a concern due
to their potential to adversely affect building foundations. Further evaluation of this issue is required due to the
extensive nature of proposed grading and predominately residential nature of the development.
(e) Have soils incapable of adequately supporting the use of
septic tanks or alternative waste water disposal systems
where sewers are not available for the disposal of waste
water?
The proposed project will connect to sewer services that are currently available to the site and will not utilize septic
tanks. Based upon this condition, no further evaluation is necessary.
7. HAZARDS AND HAZARDOUS MATERIALS. Would the project?
a) Create a significant hazard to the public or the
environment through the routine transport, use or disposal
of hazardous materials?
The potential for the use and disposal of hazardous materials on-site exists due to the proposed commercial use of
the various sites. The proposed commercial and business park districts allows for a variety of uses, including the
establishment of auto repair, limited manufacturing uses, the use of dyes for textiles and apparel, and metal coating.
The use of hazardous materials in the residential portion of the project area will be minimal on an individual basis
due to the operation of multiple and single family homes. However, due to the substantial nature of the proposed
development and the extensive nature of proposed open space areas, a considerable amount of fertilizers and
chemicals may be stored within the project area to maintain the common open space areas. Street paving will
include the use of asphalt, but in normal conditions, it will not represent a hazard. The potential amount of
hazardous materials that could be used in the maintenance and operation of the landscape areas would not exceed
normal thresholds for similar areas, and a significant adverse impact would not result.
b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and
accident conditions involving the likely release of hazardous
materials into the environment?
Please refer to number 7a.
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c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste within
one-quarter mile of an existing or proposed school?
The proposed project area does not contain a school. The closest school site to the subject property is Dunlap
Elementary School, located approximately ½ mile to the north of the westerly half of the Robinson Ranch North
project area. However, based on the level of development proposed in all three Planning Areas, construction of at
least three elementary schools and one middle school will likely be required. Any new schools, however, will not
be subject to hazardous emissions or substances except as permitted subject to all existing safety requirements and
standards established by state and federal law.
d) 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?
Information obtained from the applicant indicated that the project site was not listed as a hazardous materials site.
However, due to the potential for agricultural related waste or chemicals on the property, further investigation is
warranted. Any such hazards that were encountered would be removed in accordance with all applicable public
health requirements.
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 for people residing or working in
the project area?
Project site is not within two miles of an airport of any type. Based upon this condition, no further evaluation is
necessary.
f) For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people
residing or working in the project area?
Project site is not within the vicinity of a private airstrip. Based upon this condition, no further evaluation is
necessary.
g) Impair implementation of, or physically interfere with
an adopted emergency response plan or emergency
evacuation plan?
The proposed project will involve the improvement of various surrounding roadways, such as Oak Glen Road,
Calimesa Boulevard, Live Oak Canyon Road, Outer Higher South, and the establishment of new internal roadways.
Emergency access throughout the project area will be required by the City Fire and Public Works Departments.
Emergency response plans are event based and no specific roadway(s) has been identified for evacuation purposes.
Based upon this condition, no further evaluation is necessary.
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h) Expose people or structures to a significant risk of loss,
injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands?
The subject area is designated as being part of Fire Safety Review Area (FR) 1and 2. FR1 is partially defined as
being “wildland areas that are marginally developable, areas which are not likely to be developed, and the area of
transition between wildlands and areas that are partially developed or are likely to be developed in the future. The
area of transition is often characterized by an abrupt slope change.” (85.020215(a)) FR2 is partially defined as
having land that “is relatively flat and is either partially or completely developed, or, if it is not developed, is usually
suitable for development. Present and future development within Area 2 is exposed to the impacts of wildland fires
and other natural hazards primarily due to its proximity to Area 1.” (Section 85.020215(b)) The Southwest San
Bernardino County, Natural Hazard Disclosure (Fire) Map, prepared by the State of California, identifies that
portion of the project area north of Interstate 10 as “Wildland Area That May Contain Substantial Forest Fire Risks
and Hazards” and that portion south of Interstate 10 as “Very High Fire Hazards Severity Zone”. Due to the size of
the project area, portions of the project could remain undeveloped for a considerable period of time. In addition,
large portions of the project area are adjacent to undeveloped or rural areas in Redlands or the unincorporated area
of the County. As such, the potential for fire hazards associated with the existing undisturbed land and newly
developed portions could be substantial. Fuel modification zones in which vegetation is reduced can be used to help
diminish the potential fire threat. However, due to the substantial geographic size of the project area, varied
topographic conditions, potential need to maintain existing biological habitat, and the proximity to other large scale
open space areas, the proposed project could result in a significant adverse impact.
8. HYDROLOGY AND WATER QUALITY. Would the project:
a) Violate any water quality standards or waste discharge
requirements?
Waste water treatment will be provided by Yucaipa Valley Water District. Refer to 16a for further information on
waste water treatment. The proposed project will generate a significantly greater amount of waste water than that
projected for the property in the General Plan due to the substantial increase in the number of residential dwellings.
In addition, the proposed area of disturbance is greater than one (1) acre and, therefore, subject to the requirements
of the National Pollutant Discharge Elimination System (NPDES) criteria. The applicant will be required, as a
condition of development approval, to prepare a Storm Water Pollution Prevent Plan (SWPPP) and a Water Quality
Management Plan (WQMP).
b) Substantially degrade groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aquifer volume or a lowering of the
local groundwater table level (e.g., the production rate of
pre-existing nearby wells would drop to a level which would
not support existing land uses or planned uses for which
permits have been granted)?
The proposed project will use potable water provided by Yucaipa Valley Water District. According to the District’s
Web Site, they currently operate 31 groundwater wells that produce 13,500 gallon of water per minute and can treat
up to 1 million gallons per day of surface water. The groundwater basin utilized by the District is currently in an
overdraft condition. To address this issue the District is in the process of completing improvements that will allow
for the use of State Project Water rather than well water, which can still be used in emergency situations. This
action will allow for the replenishment of the groundwater basin. No hazardous materials or other materials are
proposed to be injected into groundwater supplies. At present the proposed project could have a substantial adverse
affect upon the District’s ability to maintain existing groundwater supplies. Even though the District is in the
process of completing improvements to address this issue, the potential exists for a significant affect upon the
groundwater basin until the final operation of that system is in place.
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c) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the course
of a stream or river, in a manner which would result in
substantial erosion or siltation on- or off-site?
A portion of the project area is located within a Floodway, 100, and 500-year flood plain. Several meandering
drainage courses traverse the project area and are designated as blueline streams on the Yucaipa U.S.G.S. Map.
Based upon the Conceptual Grading Plans filed by the applicant, the existing drainage courses will either be mass
graded and realigned to provide building pads for land around the alignment or substantial grading will occur
adjacent to them. Improvements to Wilson and Wildwood Creeks are required as part of the City’s adopted Master
Plan of Drainage. The proposed project must design the channel consistent with the Master Plan and ensure the
methods used to discharge the downstream storm water flows do not adversely affect those properties. If storm
water flows are not properly dispersed or slowed to reduce velocities, they could create substantial erosion on
adjoining properties. Based upon these factors, the potential exists for the project to cause off-site erosion that
would result in a potentially significant impact upon off-site properties.
d) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the course
of a stream or river, or substantially increase the rate or
surface runoff in a manner which would result in flooding
on- or off site?
As noted above, the proposed project will affect an existing blueline drainage course and the current drainage
pattern. At present the alignment has a meandering form that will be straightened, thus potentially increasing
velocity. As a standard procedure, all runoff associated with a development project is conditioned to maintain the
historical drainage pattern and flow rate. A standard method of controlling storm water velocities will be
incorporated into the features of major channel design. A drainage study will need to be prepared to properly
address this issue.
e) Create or contribute runoff which would exceed the
capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff?
Development is required to install the required storm drain improvements and pay the applicable City development
impact fee. However, the extent of the improvements will need to be identified as part of a drainage study, as refer
to in number 8d above, to ensure the project flows are designed consistent with the Master Plan of Drainage.
f) Otherwise substantially degrade water quality?
See response to number 8a and d.
g) Place housing within a 100-year floodplain, as mapped
on a federal Flood Hazard Boundary or Flood Insurance
Rate Map or other flood hazard delineation map?
Portions of the project area are traversed by 100-year flood plains. These flood plains are related to identified
drainage courses that are also planned for improvement. Upon the completion of the proposed drainage and site
grading improvements, the proposed housing will be removed from the flood plain. Based upon this condition, no
further evaluation is necessary.
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h) Place within a 100-year flood hazard area structures
which would impede or redirect flood flows?
See item 8g above.
i) Expose people or structures to a significant risk of loss,
injury or death involving flooding, including flooding as a
result of the failure of a levee or dam?
This area of the City is not subject to flooding from the failure of a dam or levee. Based upon this condition, no
further evaluation is necessary.
j) Inundation by seiche, tsunami, or mudflow?
This project area is free from the potential of this hazard or related phenomena. Based upon this condition, no
further evaluation is necessary.
9. LAND USE AND PLANNING. Would the project:
a) Physically divide an established community?
The three (3) separate Planning Areas have different characteristics relative to the evaluation of this issue. That
portion north of the Interstate 10 Freeway is a relatively isolated location due to topography, the surrounding
residential and commercial development, and the existing street pattern, including Interstate 10 Freeway.
Accessibility through this area is unavailable due to these constraints. Those portions south of the Freeway are
located within a rural area and, as such, do not affect notable land uses. While the proposed project would represent
a significant development impact upon the area and has been designated Planned Development (PD) to allow for the
establishment of development standards due to the unique size and location of the project, its location would not
result in dividing an established community. Based upon this condition, no further evaluation is necessary.
b) Conflict with an applicable land use plan, policy or
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific plan,
local coastal program, or zoning ordinance) adopted for the
purpose of avoiding or mitigating an environmental effect?
The proposed project is projected to require a number of potential approvals from the Army Corps of Engineers,
California Department of Fish and Game, Regional Water Quality Control Board, and U.S. Fish and Wildlife
Service due to potential biological habitat areas and drainage courses. Approvals from these agencies would be
required to ensure the proposed project will not adversely affect biological and water resources and ensure
consistency with adopted regulations. Preparation of biological, archaeological, and drainage studies will be
necessary to determine the level of significance and establish applicable mitigation measures. As currently designed,
the project would be inconsistent with several General Plan policies regarding Aesthetics, Noise, Open Space,
Traffic, and Land Use.
c) Conflict with any applicable habitat conservation plan or
natural communities conservation plan?
The City of Yucaipa or County of San Bernardino is not within an adopted habitat conservation plan or natural
communities conservation plan. Based upon this condition, no further evaluation is necessary.
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10. MINERAL RESOURCES. Would the project:
a) 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 significant mineral resources are known to exist within the City of Yucaipa. Based upon this condition, no
further evaluation is necessary.
b) 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?
The City of Yucaipa General Plan does not identify the existence of locally-important mineral resources. Thus, no
locally-important mineral recovery site will be affected by the proposed project. Based upon this condition, no
further evaluation is necessary.
11. NOISE. Would the project result in:
a) Exposure of persons to or generation of noise levels in
excess of standards established in the local general plan or
noise ordinance, or applicable standards of other agencies?
Portions of the project area are adjacent to residential land uses, which are considered noise sensitive land uses in
the City General Plan. The amount of construction necessary to grade the site and install necessary infrastructure
systems could generate significant noise levels that exceed existing standards. Some of the potential noise levels
will be reduced through compliance with existing City regulations that restrict the time allowed for construction
activities. However, the extent of potential grading and the close proximity of existing housing and future location
of new on-site housing could result in a potentially adverse impact.
b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?
Grading will occur as part of the proposed project. Although no bedrock is expected that would require the use of
unique grading techniques, the amount of grading necessary and the close proximity of earth moving equipment to
existing residences could cause substantial ground vibration. In addition, improvement to and the installation of
utilities within area streets could also cause notable ground vibration. Subsequent analysis will be necessary to
determine the level of potential affect.
c) A substantial permanent increase in ambient noise levels
in the project vicinity above levels existing without the
project?
The amount of noise increase from the occupancy of proposed housing will probably be greater than other
residential areas due to the increased development density proposed. The location of active open space areas has not
been identified and could be in close proximity to existing residences. Noise generated by vehicles will also
increase due to the significant increase in associated vehicle trips. The combined affect of both actions could result
in a substantial permanent increase in noise levels.
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d) A substantially temporary or periodic increase in
ambient noise levels in the project vicinity above levels
existing without the project?
Grading and construction activities will periodically raise noise levels above their current levels. Due to the amount
of grading expected and the area’s proximity to surrounding residences, the level of noise increase could be
substantial and require appropriate mitigation measures once the level of potential affect is determined. The ongoing operation of the proposed residences could cause substantial or unusual noise levels, including the number of
vehicle trips referenced in number 11c.
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
expose people residing or working in the project area to
excessive noise levels?
The subject property is not within an airport land use plan or within two (2) miles of a public use airport. Based
upon this condition, no further evaluation is necessary.
f) For a project within the vicinity of a private airstrip,
would the project expose people residing or working in the
project area to excessive noise levels?
The subject property is not within the vicinity of a private airstrip. Based upon this condition, no further evaluation
is necessary.
12. POPULATION AND HOUSING. Would the project:
a) Induce substantial population growth in an area, either
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of
roads or other infrastructure)?
The proposed project is inconsistent with the City’s General Plan, based upon the development scenarios identified
for the Robinson Ranch PD and displayed in the City’s adopted General Plan. Inadequate water and sewer facilities,
utilities, and roadways exist near the project area. Substantial upgrades to these and other services will be necessary
to meet projected demand, thus inducing substantial population growth.
b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?
The project area is primarily unimproved with only a few residences. The proposed increase in housing will more
than off-set their potential removal. As such, a minimal number of individuals would be affected. Based upon this
condition, no further evaluation is necessary.
c) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?
See response to 12b.
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13. PUBLIC SERVICES. Would the project result in substantial adverse physical impacts associated with
the provision of new or physically altered government facilities, need for new or physically altered
government 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:
a) Fire protection?
Yucaipa is currently served by the California Department of Forestry. The project area is generally accessible from
existing improved streets that surround the separate project sites. However, the establishment of a significant
number of new housing units and commercial/business park uses will require considerable improvements to extend
water facilities, in the form of new pipelines and water reservoirs, to the area. In addition, new streets and
driveways will be necessary to access the area. These additional improvements will significantly affect fire and
medical response times and the number of new businesses and residences will generate additional calls for service.
The City of Yucaipa currently requires the payment of a fire facilities development impact fee to off-set the affects
of new development upon fire services. However, the potential affects caused by development of the site at this
time, such as the ability to provide adequate response times when development is completed, are difficult to assess
without further analysis. As such, the proposed project could require new or altered fire and medical services.
b) Police protection?
The San Bernardino County Sheriff’s Department currently serves the area in and around the subject property. The
site is generally accessible to law enforcement. The proposed project will not require unique police protection
services. However, the extent of development proposed and associated calls for service will potentially generate the
need for a significant number of new personnel and/or facilities. As such, the proposed project could require new or
altered police protection services.
c) Schools?
The Yucaipa Unified School District currently serves the proposed project site. The proposed project will generate
a significant number of additional students. To help off-set potential impacts caused by new development the State
of California provides various funding mechanisms, along with allowing the payment of local development impact
fees at the time building permits are obtained. Normally the State’s action mitigates the impact of the additional
students the project will bring. However, the location of the proposed project and the extent to which it will occur
could require the construction of four (4) new schools. The timing of such construction may not coincide with the
need for such facilities, generating overcrowding at existing schools. As such, the proposed project could cause a
substantial adverse affect upon school facilities.
d) Parks?
The proposed project will provide some open space areas; however, the specific nature of these improvements has
not been identified. Therefore, the extent to which these areas will be available for recreation related activities is
unknown. As such, the level of adequacy of existing or new open space/park areas to be constructed as part of the
proposed project is unknown. The City of Yucaipa has adopted development impact fees to off-set the potential
impact of new users caused by new development. Because the extent to which these proposed open space areas or
existing city parks will meet identified demand is unknown, the proposed project could result in a significant impact.
e) Other public facilities?
Yucaipa Valley Water District will provide water and sewer facilities to the project site, respectively. The ability of
the District to meet water and waste water demands is unknown without further evaluation. Please refer to section
16 regarding their ability to provide service. Additional utility service facilities, roadways, and drainage facilities
will be required. In addition, upgrades to existing facilities or the installation of new improvements could result in a
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significant impact, such as necessitating road closures for street widening, site grading or excavation, and utility
installation.
14. RECREATION.
a) Would the project increase the use of existing
neighborhood or regional parks or other recreational
facilities such that substantial physical deterioration of the
facility would occur or be accelerated?
See response to 13d.
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?
See response to 13d.
15. TRANSPORTATION/TRAFFIC. Would the project:
a) Cause an increase in the traffic which is substantial in
relation to the existing traffic load and capacity of the street
system (i.e., result in a substantial increase in either the
number of vehicle trips, the volume to capacity ratio on
roads, or congestion at intersections)?
The City’s Transportation Plan, as delineated in the General Plan, was established utilizing the City’s Land Use
Plan/Map. The system, as designed, has adequate capacity to meet the demand projected in the General Plan.
However, the proposed project will substantially increase the number of vehicle trips beyond that projected in the
Yucaipa General. This increase could result in a substantially adverse affect upon the area’s street system. The City
of Yucaipa requires new development to pay appropriate development impact fees in order to off-set the cost of
improving the roadway system. The extent to which streets will need to be upgraded to meet increased demands
and their relationship to the improvements proposed to be funded by the development impact fee, will need further
evaluation as part of a project traffic study.
b) Exceed, either individually or cumulatively, a level of
service standard established by the county congestion
management agency for designated roads or highways?
See response to 15a.
c) Result in a change in air traffic patterns, including either
an increase in traffic levels or a change in location that
results in substantial safety risks?
The project is not located in close proximity to any airports. Based upon this condition, no further evaluation is
necessary.
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d) Substantially increase hazards to a design feature (e.g.,
sharp curves or dangerous intersections) or incompatible
uses (e.g. farm equipment)?
The proposed project is located adjacent to a number of existing paved streets. However, due to the magnitude of
the project, adjacent roadways will need to be widened and new roadways will need to be constructed. New internal
subdivision streets and driveways for individual homes must be designed consistent with the City’s Engineering and
Fire Department standards. As part of the traffic analysis, an evaluation of intersection capacities and alignments
will be necessary to ensure the proposed design will not create a hazardous condition for motorists. Hazards related
to incompatible uses is not a significant concern due to the type of surrounding uses, which include some minor
agriculture related uses and single family residences.
e) Result in inadequate emergency access?
The project site is adjacent to a number of paved roadways. As noted above, existing streets will need to be
widened and additional streets will need to be constructed to ensure access to individual lots. These improvements
will ensure continued access for emergency vehicles utilizing existing City design standards. However, the
distance to or the time involved in providing a adequate emergency response will be affected by the size and
location of the project area. While adequate roadways may be available for use, the size of the project area will
affect accessibility to the site. As such, emergency access may be adversely affected.
f) Result in inadequate parking capacity?
The proposed project will be conditioned to provide adequate off-street parking consistent with the City’s
Development Code for single and multiple family residences and commercial/business park uses. Based upon this
condition, no further evaluation is necessary.
g) Conflict with adopted policies or programs supporting
alternative transportation (e.g., bus turnouts, bicycle
racks)?
Due to the proposed project’s proximity/accessibility to the I-10 Freeway, optional measures could be included to
provide park and ride facilities, bus turn-a-rounds and other alternative transportation measures. The potential
impact of these improvements is unknown.
16. UTILITIES AND SERVICE SYSTEMS. Would the project:
a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?
The Yucaipa Valley Water District provides wastewater treatment facilities. The District currently processes
approximately 3.0 million of gallons of waste water per day (mgd) and has a plant capacity of 4.5 mgd. At some
time in the future this capacity will be expanded. The Yucaipa General Plan projected that 594 dwelling units
would occur on the Robinson Ranch properties. However, the proposed project intends to develop 4,159 dwellings.
Due to the significant increase in the number of new dwellings planned for the subject property, the amount of
additional wastewater treatment necessary to meet demand could be significant and warrant further study to
determine whether adequate capacity is available.
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b) Require or result in construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects?
Yucaipa Valley Water District will provide water service to the project site. At present, the groundwater basin is in
an overdraft condition since the water table has dropped due to drought and continued use. Water lines or water
reservoirs are not available to service the project area. The proposed project intends to increase the number of
dwelling units seven-fold from that provide for in the General Plan, thereby significantly increasing the demand
upon water and wastewater facilities. As such, this change could result in a significant affect upon water and
associated wastewater facilities. In addition, due to the number of dwellings proposed a Water Supply Assessment
must be prepared to identify the availability of water sources and supply. Based upon this assessment a
determination can be made as to the availability of water and the associated potential affect of new facilities, should
they be required. Also refer to Section 16a for additional information on wastewater facilities.
c) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?
The proposed project will result in an incremental increase in the amount of storm water runoff from the property.
As noted previously, the proposed project will be required to construct a storm drain system to collect and safely
convey storm water flows through the project area and complete a portion of the City’s Master Plan of Drainage.
The major drainage channels through the project area will generally occur along the existing blueline stream
drainage courses. Such improvements have the potential for substantially affecting the environmental resources
within that portion of the drainage course and downstream properties.
d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are new
or expanded entitlements needed?
The proposed project will demand a significant amount of water. As noted above, Yucaipa Valley Water District is
undertaking improvements to ensure adequate water is available to meet future demand. However, the amount of
water available from State Project Water and available for use by this and other projects occurring within the City is
unknown and additional information is required. As such, the proposed project could result in a significant impact
upon the District’s ability to supply necessary water. Also refer to number 16b for further information.
e) Result in a determination by the wastewater treatment
provider which services may serve the project once it is
determined that it has adequate capacity to serve the
project’s projected demand in addition to the provider’s
existing commitments?
Refer to 16a.
f) Be served by a landfill with sufficient permitted capacity
to accommodate the project’s solid waste disposal needs?
The City’s General Plan notes that the San Timoteo County landfill used by the City “has an estimated 10 to 20
more years of capacity at current rates” (IX-3). Additionally, the County of San Bernardino Solid Waste
Department is required by the State of California to publish a fifteen (15) year plan each year, describing the
necessary implementation of additional landfills. The proposed project will generate significantly more solid waste
than previously projected in the General Plan, resulting in a potentially significant affect upon landfill capacity.
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g) Comply with federal, state, and local statues and
regulations related to solid waste?
The proposed project will be served by a City approved waste disposal service. They will be required to comply
with all appropriate regulations, including recycling. Based upon this condition, no further evaluation is necessary.
17. MANDATORY FINDINGS OF SIGNIFICANCE.
a) Does the project have the potential to degrade the
quality of the environment, substantially reduce the habitat
of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce the number
or restrict the range of a rare or endangered plant or
animal, or eliminate important examples of the major
periods of California history or prehistory?
As discussed in items 1, 2,3, 4, and 5 above, the project will potentially result in significant impacts to aesthetics,
agriculture, air quality, biological, and cultural resources. The project area will be significantly transformed through
grading in order to create large building pads. The re-contouring of the land will significantly alter the aesthetic
views of the property from surrounding areas, as well as from along the I-10 Freeway, and adjacent agricultural uses
could be adversely affected by urban land uses. Air quality in the area could be significantly affected due to the
significant increase in grading necessary to provide for the type of development proposed, along with the amount of
building construction and associated construction trips and operational vehicle trips. Street intersections may
experience increased concentrations of air pollution due to vehicle idling caused by additional vehicle use.
The project area is identified on General Plan Exhibit XII-2, Biological Resources, as having a number of “Areas of
Potential Biological Significance” and a “Southern Riparian Forest”. Improvements to the project sites could
adversely affect these identified biological resources and riparian habitat. While additional vegetation and
landscaping will be provided by the project to enhance its appearance, the configuration of the property will
dramatically change and existing habitat could be removed due to the need to complete master planned drainage
improvements and mass grading of the area. The project area is also identified as having a “High Sensitivity” for
paleontological sites. Due to the location of the project area along various drainage course and rolling hills,
extensive grading may also adversely affect potential archaeological resources.
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 the past projects, the effects of other current
projects, and the effects of probable future projects)?
The proposed project includes three (3) separate sites proposed for development that are owned by the applicant.
The proposed project could have a significant affect upon the environment due to the number of dwelling units and
the associated construction impacts and service needs. The combined affect of the proposed project and other
projects in the area will result in a potentially significant cumulative affect upon a variety of city services, utilities,
and natural resources. Placement of new facilities must be undertaken in concert with the needs of other projects
and could also add to potentially adverse impacts. Although the City and other service agencies have a variety of
means to address various development issues, such as the collection of fees and assessments to pay for an expansion
in services or facilities, the location of the project sites, along with the physical affect of required improvements
could have a potentially significant affect upon the environment.
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c) Does the project have environmental effects which will
cause substantial adverse effects on human beings, either
directly or indirectly?
Portions of the project area are located within an Alquist-Priolo Special Studies Zone, floodway, and 100 and 500year flood plains. These issues can be addressed through the installation of improvements and proper building
setbacks. The proposed project will be constructed consistent with existing City regulations, standards, and
processes, and those of other agencies. However, the required improvements to the site could adversely affect
surrounding residents through the generation of increased noise levels and air emissions during grading and
construction. While noise levels will be partially controlled through the City’s regulation of the hours of operation,
the amount of noise generated during grading and building activities and the proximity of those actions to existing
residents could be significant. Upon completion of development, area roadways could be significantly affected due
to the additional vehicle trips and associated increase in noise levels. These occurrences could also affect the newly
constructed portion of the proposed project as it is built-out over time.
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