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PROJECT INFORMATION SHEET 

1. Project Title  Sun Mesa Self-Storage Facility 

2. CEQA Lead Agency Town of Yucca Valley 
Community Development Department 
58928 Business Center Drive 
Yucca Valley, CA  92284 
Jared Jerome, Associate Planner 
(760) 369-6579 x317  
jjerome@yucca-valley.org 

3. Project Applicant  Rob Billings 
5024 Wallaby Street 
Yucca Valley, CA 
(760) 686-4171 
billingstransfer@yahoo.com 

4. Project Location  S/E Corner of Sun Mesa Drive and Newton Lane 
Yucca Valley, California 

5. !ÓÓÅÓÓÏÒȭÓ 0ÁÒÃÅÌ .ÕÍÂÅÒÓ APN 0597-111-67 

6. Project Site General Plan 
Designation(s)  

Current: Industrial (I)  

7. Project Site Zoning Designation(s)  Current: Industrial (I)  

8. Surrounding Land Uses and Setting  Residential property and auto repair facility located 
to the south of the project site. To the west, there is a 
debris storage and vacant gravel lot by Newton Lane. 
There is undeveloped land located north and east of 
the project site.  

9. Description of Project  The proposed project entails the construction and 
operation of a self-storage facility, consisting of 16 
detached storage structures, totaling approximately 
ψωȟχππ ÓÑÕÁÒÅ ÆÅÅÔȟ ÐÌÕÓ Á τππ ÓÑÕÁÒÅ ÆÏÏÔ ÍÁÎÁÇÅÒȭÓ 
office. Public infrastructure improvements as part of 
project implementation would include paving 26 feet 
wide(approximately half width) along Sun Mesa 
Drive and Newton Lane with curb, gutter, and 
sidewalk, from the proposed project site south to 
Buena Vista Drive. 

Refer to Section 3.0 of this document for additional 
information. 

The project applicant is requesting the following 
discretionary actions, which are discussed in detail 
in Section 3.0 of this document: 

¶ Site Plan Review 
¶ Design Review  
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10. Selected Agencies whose Approval 
is Required  

Town of Yucca Valley 

11. Have California Native American 
tribes traditionally and culturally 
affiliated with the project area 
requested consultation pursuant 
to Public Resources Code § 
21080.3.1? If so, has consultation 
begun? 

 

Letters were sent by the Town of Yucca Valley (the 
Lead Agency), to local Native American tribes asking 
if they wished to participate in AB 52 consultation 
concerning the proposed project in the Town of 
Yucca Valley. Tribes had up to 30 days in which to 
respond to notification of the project. For the 
proposed project, those tribe(s) that requested 
consultation were contacted by the Town per Public 
Resources Code § 21074. The Twenty-Nine Palms 
Band of Mission Indians indicated that the project is 
within the Tribes Traditional Use Area, but no known 
ÃÕÌÔÕÒÁÌ ÒÅÓÏÕÒÃÅÓ ÁÒÅ ÌÏÃÁÔÅÄ ×ÉÔÈÉÎ ÔÈÅ ÐÒÏÊÅÃÔȭÓ 
APE and there exists the possibility of surface or 
buried materials on the site and asks that the specific 
conditions for all cultural resources on any 
development plans be included. The Yuhaaviatam of 
San Manuel Nation requested consultation and 
provided a series of measures that are included as 
Mitigation Measures in this document. The Agua 
Caliente Band of Cahuilla Indians  indicated that the 
project area is not located within the boundaries of 
ÔÈÅ !#"#) 2ÅÓÅÒÖÁÔÉÏÎȟ ÂÕÔ ÉÔ ÉÓ ×ÉÔÈÉÎ ÔÈÅ 4ÒÉÂÅȭÓ 
Traditional Use Area and due to this provided 
Mitigation Measures for the project that are included 
in this document. The Morongo Band of Mission 
Indians indicated that the project is within the 
ancestral territory of the tribe and request 
consultation and indicated that tribal monitoring is 
recommended. No consultation occurred.  
Consultation has been concluded.  

12. Other Public Agencies  Agencies that will review the proposed project 
include the following:  

¶ Regional Water Quality Control Board, Colorado 
River Basin Region 

¶ California Department of Fish and Wildlife 

¶ U.S. Environmental Protection Agency 

¶ U.S. Army Corps of Engineers 

¶ Mojave Desert Air Quality Management District 
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ACRONYMS AND ABBREVIATIONS 

Acronym/  
Abbreviation  

Term  

AAQS Ambient Air Quality Standards 
ACM(S) Asbestos-Containing Material(s) 
AFY Acre-Feet per Year 
AIA Airport Influence Area 
AMI Area Median Income 
AMSL Above Mean Sea Level 
APN !ÓÓÅÓÓÏÒȭÓ 0ÁÒÃÅÌ .ÕÍÂÅÒ 
AQMP Air Quality Management Plan 
ARB California Air Resources Board 
BAU Business As Usual 
BIOS Biogeographic Information and Observation System 
BWh Dry-Hot Desert 
BWhh Dry-Very Hot Desert 
CAAQS California Ambient Air Quality Standards 
CAO(S) Cleanup And Abatement Order(s) 
CASGEM California Statewide Groundwater Elevation Monitoring 
CCAA California Clean Air Act 
CDFW California Department Of Fish and Wildlife 
CDO(S) Cease And Desist Order(s)  
CFGC California Fish and Game Code 
CFS Cubic Feet per Second 
CMP Corrugated Metal Pipe 
CMPHS CMP Highway System 
CMVGWB Copper Mountain Valley groundwater basin 
CNDDB California Natural Diversity Database 
CNPS California Native Plant Society 
CO Carbon Monoxide 
CWA Clean Water Act 
DAMP Drainage Area Management Plan 
DCP Dust Control Plan 
DOSH California Division of Safety And Health 
DU/AC Dwellling Units Per Acre 
EMS Emergency Medical Services 
EO Executive Order 
ESA Endangered Species Act 
ESRL Earth System Research Laboratory 
EV Electric Vehicle 
EVCS Electric Vehicle Charging Station 
FAR Floor Area Ratio 
FCAA Federal Clean Air Act 
FEMA Federal Emergency Management Agency 
GIS Geographic Information System 
GPCD Gallons Per Capita per Day 
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Acronym/  
Abbreviation  

Term  

GPD Gallons Per Day 
HABS Historic American Building Survey 
HCP Habitat Conservation Plan 
HDWD Hi-Desert Water District 
HU Hydrologic Unit 
HVAC Heating, Ventiliation and Air Conditioning 
ISA International Society of Arboriculture 
ITE Institute Of Transportation Engineers 
L90 Noise level that exceeded 90% of the time 
LBP Lead-Based Paint 
Leq Equivalent Noise Level 
LID Low Impact Development 
Lmax Root Mean Square Maximum Noise Level 
LST(s) Localized Significance Thresholds 
LUST Leaking Underground Storage Tank 
MBTA Migratory Bird Treaty Act 
MDAB Mojave Desert Air Basin 
MDAQMD Mojave Desert Air Quality Management District 
MGD Million Gallons per Day 
MPAH Master Plan of Arterial Highways 
MS4 Municiple Separate Storm Sewer Permit 
MT Metric Tons 
NAAQS National Ambient Air Quality Standards 
NAAQS National Ambient Air Quality Standards 
National Core National Community Renaissance 
NCCP Natural Communities Conservation Plan 
NO Nitric Oxide 
NO2 Nitrogen Dioxide 
Nox Nitrogen Oxides 
NPDES National Pollutant Discharge Elimination System 
O3 Ozone 
Pb Lead 
PCB Polychlorinated Biphenyl 
PM Particulate Matter 
PM10 Respirable Particulate Matter 
PM2.5 Fine Particulate Matter 
PPM Parts Per Million 
RCRA Resource Conservation and Recovery Act 
RHNA Regional Housing Needs Allocation 
ROG Reactive Organic Gases 
SCAB South Coast Air Basin 
SCE Southern California Edison Company 
SIP State Implementation Plan 
SO2 Sulfur Dioxide 
SoCal Gas Southern California Gas Company 
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Acronym/  
Abbreviation  

Term  

SRA(s) Source Receptor Area(s) 
SRRE Source Reduction and Recycling Element 
STIP Statewide Transportation Improvement Program 
SUSMP Standard Urban Stormwater Mitigation Plan 
SWRCB State Water Resources Control Board 
Taps Transportation Assembly Points 
TMP Traffic Management Plan 
UFPO Urban Forest Protection Ordinance 
USDA United States Department Of Agriculture 
USEPA United States Environmental Protection Agency 
USFWS United States Fish and Wildlife Service 
USGS U.S. Geological Survey 
VCP Vitrified Clay Pipe 
VOC Volatile Organic Compound 
WEG Wind Erodibility Group 
Ybp Years Before Present 
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Executive Summary  

ES.1 Introduction  

This Initial Study (IS) is intended to analyze potential impacts posed by the proposed project. The 
Town of Yucca Valley (Town) is the Lead Agency under the California Environmental Quality Act 
(CEQA) and is responsible for preparing the Initial Study for the Sun Mesa Self-Storage Facility 
ɉÈÅÒÅÂÙ ÒÅÆÅÒÒÅÄ ÔÏ ÁÓ ÔÈÅ ȰÐÒÏÐÏÓÅÄ ÐÒÏÊÅÃÔȱ ÏÒ ÔÈÅ ȰÐÒÏÊÅÃÔȱɊȢ 

ES.2 Overview of the Proposed Project  

The Town of Yucca Valley (Town) is processing a request to implement discretionary actions that 
would ultimately allow for the development of a self-storage facility, consisting of 16 detached 
storage structures totaling approximately 89,700 square feet plÕÓ Á τππ ÓÑÕÁÒÅ ÆÏÏÔ ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅȢ 
Public infrastructure improvements would include requiring paving twenty-ÓÉØ ɉςφȭɊ ÈÁÌÆ ×ÉÄÔÈ ÏÆ Á 
sixty-ÆÏÏÔ ɉφπȭɊ ×ÉÄÅ ÌÏÃÁÌ ÒÏÁÄ ÁÌÏÎÇ .Å×ÔÏÎ ,ÁÎÅ ×ÉÔÈ ÃÕÒÂȟ ÇÕÔÔÅÒȟ ÁÎÄ ÓÉÄÅ×ÁÌËȟ ÆÒÏÍ ÔÈÅ 
proposed project site south to Buena Vista Drive (APN 0597-111-67). 

ES.3 CEQA Purpose and Need  

The purpose of this IS is to evaluate the potential impacts resulting from the implementation of the 
proposed project, including the construction and operation of the proposed self-storge facility. All 
ȰÐÒÏÊÅÃÔÓȱ ×ÉÔÈÉÎ ÔÈÅ 3ÔÁÔÅ ÏÆ #ÁÌÉÆÏÒÎÉÁ ÁÒÅ ÒÅÑÕÉÒÅÄ to undergo an environmental review to 
determine the environmental impacts associated with implementation of the project in accordance 
with the requirements of the California Environmental Quality Act of 1970 (CEQA). Some projects are 
determined to be statutorily and categorically exempt from CEQA and no further environmental 
documentation is needed to be prepared for them. However, if the proposed project may create 
significant impacts on the environment an environmental analysis (IS/MND or EIR) must be 
prepared for the project. 

ES.4 Project Synopsis  

Location  

The project site is located southeast of the intersection of Newton Lane and Sun Mesa Drive in the 
Town of Yucca Valley in San Bernardino County (APN: 0597-111-67). 

Project Characteristics  

The proposed self-storage facility is located on a parcel designated Industrial (I) in the Town of Yucca 
Valley General Plan and is zoned Industrial. The project does not require a General Plan Amendment 
or Zone Change and is subject to approval of a Site Plan Review (SPR).  

ES.5 Summary of Significant Effects  

As detailed in this document, after the implementation of mitigation, the project would result in less 
than significant environmental impacts. 
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ES.6 Project Objectives  

Below is a list of objectives for the proposed project: 

To provide construction of self-ÓÔÏÒÁÇÅ ÕÎÉÔÓ ÁÎÄ Á ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅȟ ÐÁÒËÉÎÇȟ ÌÁÎÄÓÃÁÐÉÎÇȟ ÕÔÉÌÉÔÙ 
ÉÍÐÒÏÖÅÍÅÎÔÓȟ ÁÎÄ ÉÍÐÒÏÖÅÍÅÎÔ ÏÆ ÈÁÌÆ ÏÆ .Å×ÔÏÎ ,ÁÎÅ ÁÌÏÎÇ ÔÈÅ ÐÒÏÊÅÃÔȭÓ ×ÅÓÔ ÂÏÕÎÄÁÒÙȢ  

ES.7 Areas of Controversy Known to the Lead Agency  

The proposed project includes the removal of multiple western Joshua trees, which are currently 
under consideration by the California Fish & Game Commission as a candidate species under the 
California Endangered Species Act (CESA). The biological assessment prepared for the proposed 
project identifies the site as marginally suitable for desert tortoise; however, no desert tortoises were 
observed. The biological assessment identifies the site as habitat suitable for nesting birds. There are 
numerous Western Joshua Trees located on the project site and along Lomita Lane. 

ES.10 Summary of Environmental Impacts and Mitigation Measures  

Refer to Section 7.0, Mitigation Monitoring and Reporting Program (MMRP), for a MMRP table that 
lists impacts, mitigation measures adopted by the Town of Yucca Valley in connection with approval 
of the proposed project, level of significance after mitigation, responsible and monitoring parties, and 
the project phase in which the measures are to be implemented.  
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1.0 INTRODUCTION 

1.1 Proposed Project  

The Town of Yucca Valley (Town) is processing an application for discretionary actions that would 
ultimately allow for the approval and development of a proposed self-storage facility southeast of the 
intersection of Newton Lane and Sun Mesa Drive in the Town of Yucca Valley in San Bernardino 
County.  Project implementation includes public infrastructure improvements from the proposed 
self-storage site to Buena Vista Drive, south of the project site. 

1.1.1 Project Components  

The proposed project would consist of:  

Proposed Buildings  

¶ Construction of 16 multi-unit metal storage structures, totaling approximately 89,700 square 
ÆÅÅÔ ÉÎÃÌÕÄÉÎÇ Á τππ ÓÑÕÁÒÅ ÆÏÏÔ ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅ 

1.1.2 Pavement of half width (26 feet) of local road s along Newton Lane and Sun Mesa 
Drive  with curb, gutter, and sidewalk  as delineated in Figure 3.2-1. Estimated 
Construction Schedule  

Project construction would be in two phases and is estimated to start in First Quarter 2026. Phase 1, 
×ÈÉÃÈ ÉÎÃÌÕÄÅÓ ÈÁÌÆ ÔÈÅ ÕÎÉÔÓ ÁÓ ×ÅÌÌ ÁÓ ÔÈÅ ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅȟ ×ÏÕÌÄ ÔÁËÅ ÁÐÐÒÏØÉÍÁÔÅÌÙ σ ÔÏ τ ÍÏÎÔÈÓȢ 
Phase 2, which also includes offsite improvements, would take 3 to 4 months - but timing of 
construction start would be dependent on sales in Phase 1. 

Refer to Section 3.0 Project Description  for details. 

1.2 Lead Agencies ɀ Environmental Review Implementation  

The Town of Yucca Valley is the Lead Agency for the proposed project. Pursuant to the California 
Environmental Quality Act (CEQA) and its implementing regulations,1 the Lead Agency has the 
principal responsibility for implementing and approving a project that may have a significant effect 
on the environment. 

1.3 CEQA Overview 

1.3.1 Purpose of CEQA 

All discretionary projects within California are required to undergo environmental review under 
CEQA. A Project is defined in CEQA Guidelines § 15378 as the whole of the action having the potential 
to result in a direct physical change or a reasonably foreseeable indirect change to the environment 
and is any of the following: 

¶ An activity directly undertaken by any public agency including but not limited to public works 
construction and related activities, clearing or grading of land, improvements to existing 

 
1  Public Resources Code §§ 21000 - 21177 and California Code of Regulations Title 14, Division 6, Chapter 3. 
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public structures, enactment and amendment of zoning ordinances, and the adoption and 
amendment of local General Plans or elements. 

¶ An activity undertaken by a person which is supported in whole or in part through public 
agency contracts, grants, subsidies, loans, or other forms of assistance from one or more 
public agencies. 

¶ An activity involving the issuance to a person of a lease, permit, license, certificate, or other 
entitlement for use by one or more public agencies. 

CEQA Guidelines § 15002 lists the basic purposes of CEQA as follows: 

¶ Inform governmental decision makers and the public about the potential significant 
environmental effects of proposed activities. 

¶ Identify the ways that environmental damage can be avoided or significantly reduced. 

¶ Prevent significant, avoidable damage to the environment by requiring changes in projects 
through the use of alternatives or mitigation measures (MMs) when the governmental agency 
finds the changes to be feasible. 

¶ Disclose to the public the reasons why a governmental agency approved the project in the 
manner the agency chose if significant environmental effects are involved. 

1.3.2 Authority to Mitigate under CEQA  

CEQA establishes a duty for public agencies to avoid or minimize environmental damage where 
feasible. Under CEQA Guidelines § 15041 a Lead Agency for a project has authority to require feasible 
changes in any or all activities involved in the project in order to substantially lessen or avoid 
significant effects on the environment, consistent with applicable constitutional requirements such 
ÁÓ ÔÈÅ ȰÎÅØÕÓȱ2 ÁÎÄ ȰÒÏÕÇÈ ÐÒÏÐÏÒÔÉÏÎÁÌÉÔÙȱ3 standards. 

CEQA allows a Lead Agency to approve a project even though the project would cause a significant 
effect on the environment if the agency makes a fully informed and publicly disclosed decision that 
there is no feasible way to lessen or avoid the significant effect. In such cases, the Lead Agency must 
specifically identify expected benefits and other overriding considerations from the project that 
outweigh the policy of reducing or avoiding significant environmental impacts of the project. 

1.4 Purpose of Initial Study  

The CEQA process begins with a public agency making a determination as to whether the project is 
subject to CEQA at all. If the project is exempt, the process does not need to proceed any farther. If 
the project is not exempt, the Lead Agency takes the second step and conducts an Initial Study to 
determine whether the project may have a significant effect on the environment. 

 
2  A nexus (i.e., connection) must be established between the mitigation measure and a legitimate governmental 

interest. 
3  4ÈÅ ÍÉÔÉÇÁÔÉÏÎ ÍÅÁÓÕÒÅ ÍÕÓÔ ÂÅ ȰÒÏÕÇÈÌÙ ÐÒÏÐÏÒÔÉÏÎÁÌȱ ÔÏ ÔÈÅ ÉÍÐÁÃÔÓ ÏÆ ÔÈÅ 0ÒÏÊÅÃÔȢ 
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The purposes of an Initial Study as listed in § 15063(c) of the CEQA Guidelines are to: 

¶ Provide the Lead Agency with information necessary to decide if an Environmental Impact 
Report (EIR), Negative Declaration (ND), or Mitigated Negative Declaration (MND) should be 
prepared. 

¶ Enable a Lead Agency to modify a project to mitigate adverse impacts before an EIR is 
prepared, thereby enabling the project to qualify for a ND or MND. 

¶ Assist in the preparation of an EIR, if required, by focusing the EIR on adverse effects 
determined to be significant, identifying the adverse effects determined not to be significant, 
explaining the reasons for determining that potentially significant adverse effects would not 
be significant, and identifying whether a program EIR, or other process, can be used to 
analyze adverse environmental effects of the project. 

¶ Facilitate an environmental assessment early during project design. 

¶ Provide documentation in the ND or MND that a project would not have a significant effect 
on the environment. 

¶ Eliminate unnecessary EIRs. 

¶ Determine if a previously prepared EIR could be used for the Project. 

In cases where no potentially significant impacts are identified, the Lead Agency may issue a ND, and 
no MMs would be needed. Where potentially significant impacts are identified, the Lead Agency may 
determine that MMs would adequately reduce these impacts to less than significant levels. The Lead 
Agency would then prepare an MND for the proposed project. If the Lead Agency determines that 
individual or cumulative effects of the proposed project would cause a significant adverse 
environmental effect that cannot be mitigated to less than significant levels, then the Lead Agency 
would require an EIR to further analyze these impacts. 

1.5 Review and Comment by Other Agencies  

Other public agencies are provided the opportunity to review and comment on the IS/MND. Each of 
these agencies is described briefly below. 

¶ A Responsible Agency (14 CCR § 15381) is a public agency, other than the Lead Agency, that 
has discretionary approval power over the Project, such as permit issuance or plan approval 
authority. 

¶ A Trustee Agency4 (14 CCR § 15386) is a state agency having jurisdiction by law over natural 
resources affected by a project that are held in trust for the people of the State of California. 

¶ Agencies with Jurisdiction by Law (14 CCR § 15366) are any public agencies who have 
authority (1)  to grant a permit or other entitlement for use; (2) to provide funding for the 
project in question; or (3) to exercise authority over resources which may be affected by the 

 
4  The four Trustee Agencies in California listed in CEQA Guidelines § 15386 are California Department of Fish and 

Wildlife, State Lands Commission, State Department of Parks and Recreation, and University of California. 
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project. Furthermore, a city or county will have jurisdiction by law with respect to a project 
when the city or county having primary jurisdiction over the area involved is: (1) the site of 
the project; (2) the area in which the major environmental effects will occur; and/or (3)  the 
area in which reside those citizens most directly concerned by any such environmental 
effects. 

1.6 Impact Terminology  

The following terminology is used to describe the level of significance of potential impacts: 

¶ A finding of no impact  is appropriate if the analysis concludes that the project would not 
affect the particular environmental threshold in any way. 

¶ An impact is considered less than significant  if the analysis concludes that the project would 
cause no substantial adverse change to the environment and requires no mitigation. 

¶ An impact is considered less than significant with mitigation incorporated  if the analysis 
concludes that the project would cause no substantial adverse change to the environment 
with the inclusion of environmental commitments, or other enforceable measures, that 
would be adopted by the lead agency. 

¶ An impact is considered significant and unavoidable  if the analysis concludes that the 
project could have a substantial adverse effect on the environment and cannot be mitigated 
to a less than significant level.. 

1.7 Organization of Initial  Study 

This document is organized to be consistent with the requirements under CEQA Guidelines 
§ 15063(d), and includes the following sections: 

¶ Section 1.0 - Introduction , which identifies the purpose and scope of the IS/MND. 

¶ Section 2.0 - Environmental Setting , which describes location, existing site conditions, land 
uses, zoning designations, topography, and vegetation associated with the project site and 
surroundings. 

¶ Section 3.0 - Project Description , which provides an overview of the project, a description 
of the proposed development, project phasing during construction, and discretionary actions 
for project approval. 

¶ Section 4.0 - Environmental Checklist , which presents checklist responses for each 
resource topic to identify and assess impacts associated with the proposed project, and 
proposes MMs, as needed, to reduce potential environmental impacts to less than significant. 

¶ Section 5.0 - References, which includes a list of documents cited in the IS/MND. 

¶ Section 6.0 - List of Preparers , which identifies the primary authors and technical experts 
that prepared the IS/MND. 
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Technical studies and other documents, which include supporting information or analyses used to 
prepare the IS/MND, are included in the following appendices: 

Appendix A Project Plans and Drawings 
Appendix B Air Quality, Energy, and Greenhouse Gas Emissions Assessment 
Appendix C1  Biological Resources Assessment 
Appendix C2 Western Joshuia Tree Census 
Appendix C3 Rare Plant Survey Report 
Appendix D Cultural Resources Report 
Appendix E Geotechnical Report 
Appendix F Phase I ESA  
Appendix G1 Percolation Testing Report 
Appendix G2 Drainage Study 
Appendix H Noise and Vibration Assessment 

1.8 Findings from the Initial Study  

1.8.1 No Impact or Impacts Considered Less than Significant  

Based on IS findings, the project would have no impact or a less than significant impact on the 
following environmental categories listed from Appendix G of the CEQA Guidelines. 

¶ Aesthetics 
¶ Agriculture and Forestry Resources 
¶ Air Quality 
¶ Greenhouse Gas Emissions 
¶ Hazards and Hazardous Materials 
¶ Hydrology and Water Quality 
¶ Land Use and Planning 
¶ Mineral Resources 
¶ Noise 
¶ Population and Housing 
¶ Public Services 
¶ Recreation 
¶ Transportation and Traffic 
¶ Utilities and Service Systems  
¶ Wildfire  

1.8.2 Impacts Considered Less than Significant with Mitigation Measures  

Based on IS findings, the project would have a less than significant impact on the following 
environmental categories listed in Appendix G of the CEQA Guidelines when proposed MMs are 
implemented. 

¶ Biological Resources 
¶ Cultural Resources 
¶ Geology and Soils 
¶ Tribal Cultural Resources 
¶ Mandatory Findings of Significance 
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2.0 ENVIRONMENTAL SETTING 

2.1 Project Location  

The approximately 4.34-acre project site is located at the southeast corner of Sun Mesa Drive and 
Newton Lane within the northern portion of the Town of Yucca Valley in San Bernardino County. The 
site lies in a transitional area between established commercial and industrial uses along Old Woman 
Springs Road (SR-ςτχɊȟ ÁÎÄ ÌÁÒÇÅÌÙ ÕÎÄÅÖÅÌÏÐÅÄ ÐÁÒÃÅÌÓ ÔÏ ÔÈÅ ÎÏÒÔÈ ÁÎÄ ÅÁÓÔȢ 4ÈÅ ÐÒÏÊÅÃÔȭÓ ÌÏÃÁÔÉÏÎ 
provides convenient access to the regional roadway network, including SR-247 approximately 0.15 
mile to the west and State Route 62 (SR-62) located approximately 3.11 miles south, both of which 
function as primary regional corridors through the Morongo Basin. 

Refer to Figure 2.1-1ȟ ×ÈÉÃÈ ÉÌÌÕÓÔÒÁÔÅÓ ÔÈÅ ÐÒÏÊÅÃÔȭÓ ÐÏÓÉÔÉÏÎ ×ÉÔÈÉÎ ÔÈÅ ÂÒÏÁÄÅÒ ÒÅÇÉÏÎÁÌ ÃÏÎÔÅØÔȟ 
including nearby transportation routes, community boundaries, and major natural features such as 
the San Bernardino Mountains to the southwest and the Mojave Desert to the north and east. Figure 
2.1-2 provides an aerial view of the project site and surrounding lands. As shown, the site is vacant 
with sparse desert vegetation and is bordered by existing commercial development to the south and 
west, with undeveloped residential -zoned parcels immediately north and east. The aerial photo also 
ÈÉÇÈÌÉÇÈÔÓ ÔÈÅ ÓÉÔÅȭÓ ÒÅÃÔÁÎÇÕÌÁÒ ÃÏÎÆÉÇÕÒÁÔÉÏÎȟ ÉÔÓ ÆÒÏÎÔÁÇÅ ÁÌÏÎÇ .Å×ÔÏÎ ,ÁÎÅ ÁÎÄ 3ÕÎ -ÅÓÁ $ÒÉÖÅȟ 
and the absence of existing structures or utilities on the property. 

2.2 Project Setting  

4ÈÅ ÐÒÏÊÅÃÔ ÓÉÔÅ ÃÏÎÓÉÓÔÓ ÏÆ ÏÎÅ ÌÅÇÁÌ ÐÁÒÃÅÌȟ ÉÄÅÎÔÉÆÉÅÄ ÁÓ !ÓÓÅÓÓÏÒȭÓ 0ÁÒÃÅÌ .ÕÍÂÅÒ ɉ!0.Ɋ πυωχ-111-
67. The entire 4.34-acre property is currently undeveloped and contains no existing structures, 
utilities, or previous site improvements. Vegetation includes 98 western Joshua trees ɀ both living 
and dead ɀ (LSA, 2023) and sparse desert scrub typical of the High Desert region. There is evidence 
of prior disturbance that appears to be limited to fault trenching that may have been conducted in 
January 2006, for which results were not recorded with the County (Google Earth Pro, 2025). 

Figure 2.2-1 illustrates the topography of the project site and the surrounding area. As shown, site 
elevations vary only slightly, and the property is generally characterized by a flat to gently sloping 
surface that drains toward the southwest. According to 2025 Google Earth elevation data, the terrain 
exhibits minimal relief, reflecting the broader geomorphology of the Morongo Basin, where broad 
alluvial plains transition into upland desert foothills. 

Site photographs included in Figure 2.2-2 provide visual confirmation of existing onsite conditions, 
including the undeveloped character of the parcel, the absence of structural development, the 
surrounding roadway network, and the adjacent vacant land and commercial uses. These 
photographs also ÉÌÌÕÓÔÒÁÔÅ ÔÈÅ ÓÉÔÅȭÓ ÄÅÓÅÒÔ ÓÅÔÔÉÎÇȟ ÓÕÒÆÁÃÅ ÓÏÉÌÓȟ ÁÎÄ ÅØÉÓÔÉÎÇ ÁÃÃÅÓÓ ÆÒÏÍ .Å×ÔÏÎ 
Lane and Sun Mesa Drive, which define the northern and western boundaries of the parcel. 

2.2.1 Land Use and Zoning 

4ÈÅ ÌÁÎÄ ÕÓÅ ÐÁÔÔÅÒÎ ÓÕÒÒÏÕÎÄÉÎÇ ÔÈÅ ÐÒÏÊÅÃÔ ÓÉÔÅ ÃÏÎÓÉÓÔÓ ÏÆ Á ÍÉØ ÏÆ ÖÁÃÁÎÔ ÐÁÒÃÅÌÓȟ ÌÏ×ȤÉÎÔÅÎÓÉÔÙ 
commercial uses, and industrial operations that reflect the transitional character of this portion of 
the Town of Yucca Valley. The project site itself is designated Industrial (I) under both the Town of 
Yucca Valley General Plan and Zoning Map (Town of Yucca Valley, 2014). This designation is intended 
ÔÏ ÁÃÃÏÍÍÏÄÁÔÅ Á ÂÒÏÁÄ ÒÁÎÇÅ ÏÆ ÌÉÇÈÔ ÉÎÄÕÓÔÒÉÁÌȟ ÓÔÏÒÁÇÅȟ ÁÎÄ ÓÅÒÖÉÃÅȤÏÒÉÅÎÔÅÄ ÕÓÅÓ ÔÈÁÔ ÒÅÑÕÉÒÅ 
larger parcels and separation from residential neighborhoods. 
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Figure  2.2-1 
REGIONAL LOCATION 
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Figure 2.2-2 
PROJECT LOCATION
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Figure 2.2-3 
TOPOGRAPHIC MAP 
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Figure 2.2-4 
PROJECT SITE PHOTOGRAPHS 
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Existing land uses immediately surrounding the project site are summarized in Table 2.2-1. As 
shown, the northern and eastern areas consist primarily of vacant land with Rural Living (RL) 
ÄÅÓÉÇÎÁÔÉÏÎÓȟ ÁÌÌÏ×ÉÎÇ ÆÏÒ ÌÁÒÇÅȤÌÏÔ ÒÕÒÁÌ ÒÅÓÉÄÅÎÔÉÁÌ ÄÅÖÅÌÏÐÍÅÎÔ ÃÏÎÓÉÓÔÅÎÔ ×ÉÔÈ ÔÈÅ ÁÒÅÁȭÓ ÌÏ×Ȥ
density pattern. The parcel to the west is zoned Industrial (I) and is developed with natural gas truck 
storage, a use compatible with the proposed project. South of the project site lies a Neighborhood 
Commercial (C-N) zone tÈÁÔ ÓÕÐÐÏÒÔÓ ÓÍÁÌÌȤÓÃÁÌÅ ÃÏÍÍÅÒÃÉÁÌ ÓÅÒÖÉÃÅÓȟ developed with an existing 
manufacturing company (Full Circle) adjacent to the project site. 

This land use context reflects a logical transition from more intensive commercial and industrial 
activities along Old Woman Springs Road (SR-ςτχɊ ÔÏ ÌÏ×ÅÒȤÄÅÎÓÉÔÙ ÒÕÒÁÌ ÒÅÓÉÄÅÎÔÉÁÌ ÌÁÎÄÓ ÔÏ ÔÈÅ 
ÎÏÒÔÈ ÁÎÄ ÅÁÓÔȢ 4ÈÅ ÐÒÏÐÏÓÅÄ ÓÅÌÆȤÓÔÏÒÁÇÅ ÆÁÃÉÌÉÔÙ ÉÓ ÃÏÎÓÉÓÔent with the industrial character along 
Newton Lane and would not introduce land use conflicts with surrounding zoning districts. 

Table 2.2-1 
SUMMARY OF EXISTING LAND USE, ZONING AND EXISTING DEVELOPMENT 

Location  
General Plan 
Designation  

Zoning Designation  Existing Development  

Project Site Industrial (I)  Industrial (I)  Vacant land 
North  Rural Living (RL-5) Rural Living (R-L-5) Vacant land 
South Commercial (C) Neighborhood Commercial (C-N) Manufacturing 
East Rural Living (RL) Homestead Valley/Rural Living (HV/RL) Vacant land 
West Industrial (I)  Industrial (I)  Natural gas truck storage 
Source: Town of Yucca Valley, 2025c; County of San Bernardino, 2025b 

2.3 Existing Characteristics of the Site  

The project site consists of an approximately 4.34-acre undeveloped parcel located at the southeast 
corner of Sun Mesa Drive and Newton Lane in the Town of Yucca Valley. The site contains no existing 
structures, paved surfaces, utilities, or signs of prior development. Surface conditions are typical of 
the high desert environment, with exposed sandy soils, limited vegetation, and evidence of informal 
vehicle access. Surrounding land uses include commercial and industrial development to the south 
and west, and vacant rural residential land to the north and east. Existing access is provided by the 
unimproved roadway edges along Sun Mesa Drive and Newton Lane, with stormwater draining 
naturally across the parcel in a southwest direction. 

2.3.1 Climate and Air Quality  

The project site is located within the Mojave Desert Air Basin (MDAB), which is characterized by an 
arid desert climate with hot, dry summers, cool winters, and low annual precipitation. Average 
summer temperatures frequently exceed 100 degrees Fahrenheit, while winter temperatures 
commonly range from the mid 30s to mid 60s. Annual precipitation averages approximately four to 
six inches, most of which occurs during winter frontal storms and occasional late summer monsoonal 
events (WRCC, 2025). 

The region experiences persistent high-pressure systems that limit cloud cover and promote high 
solar radiation levels. Winds are typically moderate but can become strong during seasonal Santa 
Ana wind events or monsoonal thunderstorms. These wind patterns influence the dispersion of air 
pollutants and contribute to the potential for elevated particulate matter levels due to windblown 
dust. 
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Air quality in the Yucca Valley area is regulated by the Mojave Desert Air Quality Management District 
(MDAQMD), which is responsible for setting and enforcing air quality rules, reviewing project 
emissions, and maintaining attainment planning documents. The MDAB is currently designated 
nonattainment for ozone (O3) and particulate matter (PM10) under state and federal standards, and 
attainment for most other criteria of pollutants (ARB, 2025). Local air quality conditions are 
influenced by both regional transport from the South Coast Air Basin and locally generated emissions 
from vehicle travel, commercial activities, and fugitive dust from disturbed soils. 

Because the project site is undeveloped, existing onsite emissions are limited to naturally occurring 
fugitive dust, sparse biological activity, and intermittent vehicle trips associated with surrounding 
uses. No stationary sources of emissions exist on the property. 

2.3.2 Geology and Soils 

The project site is located within the Morongo Basin, an area underlain primarily by Quaternary age 
alluvial deposits consisting of unconsolidated sands, silts, gravels, and cobbles derived from adjacent 
upland drainages. These valley floor deposits exhibit loose to moderately compacted soil conditions 
typical of young alluvial fan environments found throughout the high desert region. No bedrock is 
exposed at the surface, and consolidated formations are expected only at depth beneath the alluvium. 
4ÈÅ ÓÉÔÅȭs topography is relatively flat, with surface elevations between approximately 3,280 and 
3,290 feet above mean sea level, gently sloping from northeast to southwest consistent with natural 
sheet flow drainage patterns. The surrounding landscape exhibits minimal relief, and no steep slopes, 
landslide hazards, or erosional scarps occur within or adjacent to the property (Sladden, 2025a). 

The project site is located within an Alquist-Priolo Earthquake Fault Zone and in a mapped trace of 
the Johnson Valley Fault Zone traverses the project site as further analyzed in Section 4.7. The 
project geotechnical investigation recommends subsurface fault-rupture studies to evaluate active 
surface-rupture potential and notes that habitable structures are not permitted across active fault 
zones. The geotechnical report further states that, based on the proposed project description, the 
self-storage units and offices are not intended for human occupancy or to exceed 2,000 person hours 
per year. The applicant anticipates that one part-time employee would be present onsite. Self-storage 
customer visits would be intermittent and typically short in duration; therefore, estimating total 
annual customer occupancy time would be speculative. Given the limited on-site occupancy and the 
absence of habitable structures, the potential for exposure to surface-rupture hazards is reduced; 
impact significance is addressed in Section 4.7 of this Initial Study. 

2.3.3 Hydrology  

The project site is located within the Mojave Desert region, which is characterized by arid climatic 
conditions, low annual precipitation, and episodic stormwater runoff. The site drains generally from 
the northeast toward the southwest in shallow sheet flow, consistent with the flat alluvial topography 
of the area. No natural drainage, blue line streams, jurisdictional waters, or defined channels exist 
onsite. The site is not located within a 100 year or 500-year Federal Emergency Management Agency 
(FEMA) flood hazard zone and is mapped within Flood Zone X, indicating areas of minimal flood risk. 
Surface soils consist primarily of sandy alluvium with moderate infiltration capacity, and stormwater 
currently infiltrates directly into onsite soils or disperses as sheet flows across the undeveloped 
parcel during storm events. 

Groundwater in the region typically occurs at depths greater than 200 feet below ground surface, 
reflecting the deep basin characteristics of the Morongo groundwater system. As a result, shallow 
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groundwater does not influence surface hydrologic conditions at the project site, and there is no 
evidence of perched water, springs, or saturated soil conditions onsite. The Hi Desert Water District 
manages regional groundwater resources for municipal supply, but no groundwater extraction 
occurs on the project parcel. The site is not located near a dam inundation zone, alluvial fan flood 
hazard area, or natural watercourse that would pose elevated hydrologic risk. 

Stormwater conveyance in the surrounding area consists primarily of natural sheet flow supported 
by roadside swales and limited curb and gutter improvements along developed frontage. Because the 
project site is undeveloped, no existing stormwater infrastructure is present. Future project 
development will be required to comply with the Town of Yucca Valley Municipal Code  Municipal § 
9.37.060: Erosion Control, Runoff Control, and Enforcement and the San Bernardino County 
requirements for onsite stormwater management, including implementation of best management 
practices to ensure post construction runoff volumes and water quality conditions meet local and 
regional standards.  

2.3.4 Biology  

 

As detailed in Section 4.4 of this Initial Study, the project site and Biological Study Area (BSA) occur 
in the Mojave Basin and Range region and are characterized by generally flat topography 
(approximately 3,710 to 3,726 feet amsl) within a developed setting bordered by industrial, 
commercial, and largely vacant residential lands. Vegetation within the site is best characterized as 
disturbed Joshua tree woodland, with dominant species including western Joshua tree and Mojave 
yucca with common desert scrub and nonnative annual grasses/forbs. LSA documented western 
Joshua tree onsite, including a census of 98 individuals within the project site and immediate census 
buffer, and did not observe additional special-status plant species during focused rare plant surveys. 
Wildlife observed during field surveys included common desert birds and reptiles/mammals, and a 
special-status bird species (loggerhead shrike) was recorded. No wetlands or other jurisdictional 
waters were identified on the site, and no USFWS-designated critical habitat was mapped within the 
BSA. Regional mapping indicates the BSA does not overlap designated habitat connectivity linkages; 
however, surrounding open lands can provide local movement opportunities for desert wildlife. 
Applicable biological regulatory considerations in the area include protections for nesting birds 
(MBTA and California Fish and Game Code), and local/state controls on take or removal of desert 
native plants and Joshua trees (e.g., California Desert Native Plants Act, Western Joshua Tree 
ConservatiÏÎ !ÃÔȟ ÁÎÄ ÔÈÅ 4Ï×ÎȭÓ ÎÁÔÉÖÅ ÐÌÁÎÔȾÔÒÅÅ ÐÅÒÍÉÔÔÉÎÇ ÒÅÑÕÉÒÅÍÅÎÔÓɊȢ 

2.3.5 Public Services 

The project site is located within the Town of Yucca Valley and is served by a range of local and 
regional public service providers. Fire protection and emergency response services are provided by 
the San Bernardino County Fire Protection District, which operates several stations within the 
Morongo Basin. Response capabilities in the project area are supported by an established roadway 
network, including Old Woman Springs Road (SR 247) and State Route 62, which allow personnel 
and equipment to reach the site within standard response times. The project site is currently 
undeveloped and does not contain structures or activities that generate demand for fire suppression, 
emergency medical response, or hazardous materials services. 

,Á× ÅÎÆÏÒÃÅÍÅÎÔ ÓÅÒÖÉÃÅÓ ÁÒÅ ÐÒÏÖÉÄÅÄ ÂÙ ÔÈÅ 3ÁÎ "ÅÒÎÁÒÄÉÎÏ #ÏÕÎÔÙ 3ÈÅÒÉÆÆȭÓ $ÅÐÁÒÔÍÅÎÔ ÔÈÒÏÕÇÈ 
the Morongo Basin Station. The surrounding area consists of a mix of commercial, industrial, and 
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rural residential uses that generate relatively low levels of service demand. The undeveloped 
condition of the project site results in minimal existing law enforcement needs. 

Parks, recreational services, and community facilities are administered by the Town of Yucca Valley 
Department of Community Services. Several public parks, open space areas, and recreational 
amenities are located throughout the community; however, no park or recreational facility occurs 
adjacent to or within the project site. As a vacant parcel, the site does not generate recreational 
demand or contribute to the use of existing parkland or community facilities. 

Public education services in the region are provided by the Morongo Unified School District. Because 
the project site does not contain residential development, it does not contribute to school enrollment 
or require educational services. Similarly, library services, public health services, and other general 
municipal functions experience no measurable demand associated with the existing condition of the 
property. 

The current undeveloped status of the site results in negligible or no demand for public services, and 
service providers in the area maintain the capacity and infrastructure needed to support existing 
land uses surrounding the project area. 

2.3.6 Utilities  

The project site is currently undeveloped and does not contain existing utility connections or built 
infrastructure. Water service in the area is provided by the Hi-Desert Water District, which maintains 
groundwater supply wells, storage facilities, and distribution lines throughout the Town of Yucca 
Valley. Potable water lines are present within adjacent public roadways, although no active service 
connections extend into the project parcel. Wastewater treatment services are not available in this 
portion of Yucca Valley, and properties in the vicinity rely on individual septic systems for 
wastewater disposal. The project site does not contain an existing septic system, leach field, sewer 
connection, or wastewater conveyance facilities. 

Electricity is supplied by Southern California Edison through an established regional distribution 
network with overhead and underground service lines located in surrounding rights of way. 
Telecommunications services, including telephone and broadband, are available through local 
providers operating within the Town; however, the project site lacks direct service extensions or 
equipment. Solid waste collection and disposal in Yucca Valley is provided by Burrtec Waste and 
Recycling, and the nearest permitted disposal facility is the Landers Sanitary Landfill. 

Stormwater at the site drains as natural sheet flow to the southwest, and no storm drain pipes, inlets, 
culverts, or engineered drainage improvements exist on the parcel. The absence of development 
results in minimal utility demand, and the site currently relies on natural hydrologic processes for 
drainage. Roadway access is limited to the adjacent unimproved edges of Sun Mesa Drive and Newton 
Lane, with no internal pavement, curbs, or driveways present. 

The existing utility and infrastructure conditions reflect the vacant nature of the parcel and do not 
present constraints that would impede extension of standard municipal services in conjunction with 
future development consistent with Town requirements. 
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3.0 PROJECT DESCRIPTION 

3.1 Project Background  

The Town of Yucca Valley (Town) is processing a request to implement discretionary actions that 
would allow for the development of a self-storage facility (project) southeast of the intersection of 
Newton Lane and Sun Mesa Drive in the Town of Yucca Valley in San Bernardino County (APN: 0597-
111-67). The proposed project includes the development of approximately 541 storage units, a 
ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅȟ ÐÁÒËÉÎÇȟ ÉÎÔÅÒÎÁÌ ÒÏÁÄÓȟ ÁÎÄ ÌÁÎÄÓÃÁÐÉÎÇ ÏÎ ÁÎ ÁÐÐÒÏØÉÍÁÔÅÌÙ τȢστ-acre site. In 
addition, offsite improvements (including partial pavement of adjacent roads) would be provided. 
The Town is the Lead Agency for the purposes of the CEQA.  

4ÈÅ 4Ï×ÎȭÓ 'ÅÎÅÒÁÌ 0ÌÁÎ ,ÁÎÄ 5ÓÅ ÁÎÄ ÚÏÎÉÎÇ ÄÅÓÉÇÎÁÔÉÏÎ ÆÏÒ ÔÈÅ ÓÉÔÅ ÉÓ )ÎÄÕÓÔÒÉÁÌȢ 4ÈÅ ÐÒÏÐÏÓÅÄ 
project requires a Site Plan Review. 

3.2 Project Overview  

The project would consist of: (1) utilities improvements; (2) construction of self-storage units and a 
ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅȠ ɉτɊ ÐÁÒËÉÎÇȠ ɉυɊ ÌÁÎÄÓÃÁÐÉÎÇȠ ÁÎÄ ɉφɊ ÉÍÐÒÏÖÅÍÅÎÔ ÏÆ ÈÁÌÆ ÏÆ .Å×ÔÏÎ ,ÁÎÅ ÁÌÏÎÇ ÔÈÅ 
ÐÒÏÊÅÃÔȭÓ ×ÅÓÔ ÂÏÕÎÄÁÒÙ ÁÎÄ 3ÕÎ -ÅÓÁ $ÒÉÖÅ ÁÌÏÎÇ ÔÈÅ north boundary. Figure 3.2-1 is a site plan 
depicting the layout of the proposed project buildings and onsite amenities. Table 3.2-1 summarizes 
the proposed project features. Project site plans are included as Appendix A . 
  

Table 3.2-1 
PROJECT SUMMARY 

New Construction  Proposed Uses/Features  
Area 
(sf)  

No. of 
Stories  

Building 
Height  

Self-Storage Units and 
-ÁÎÁÇÅÒȭÓ /ÆÆÉÃÅ 

541 self-storage units in 16 buildings (89,300 sf), 
ÐÌÕÓ ÏÎÅ ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅ ɉτππ ÓÆɊ 

89,700 1 

9 ft. 6 in. 
(storage) 

12 ft. 
(office) 

Parking Spaces 10 parking spaces and five loading zones 83,972 N/A  N/A  

Landscaping 
Variety of trees, shrubs/native plants, and 
decorative rocks 

15,378 N/A  N/A  

Improvements of Newton 
Lane and Sun Mesa Drive 

20 feet width of pavement plus 6 feet of curb, 
gutter and sidewalk on each street (Town of 
Yucca Valley, 2014). 

N/A  N/A  N/A  
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Figure 3.2-1 
SITE PLAN 
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3.3 Proposed Project Features  

3.3.1 Self-3ÔÏÒÁÇÅ 5ÎÉÔÓ ÁÎÄ -ÁÎÁÇÅÒȭÓ /ÆÆÉÃÅ 

Implementation of the proposed project would develop approximately 541 self-storage units within 
ÆÏÕÒ ÔÙÐÅÓ ÏÆ ÂÕÉÌÄÉÎÇÓ ÒÅÆÅÒÒÅÄ ÔÏ ÁÓ 4ÙÐÅ !ȟ 4ÙÐÅ "ȟ 4ÙÐÅ #ȟ ÁÎÄ 4ÙÐÅ $Ȣ /ÎÅ ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅ ×ÏÕÌÄ 
be referred to as Type E. Each type of building would consist of varying storage unit sizes. A 
breakdown of the units is shown below in Table 3.3-1. Figures 3.3-1 to 3.3-3 ÄÅÐÉÃÔ ÔÈÅ ÐÒÏÊÅÃÔȭÓ 
floor plan, elevations, and perspective. The proposed project includes an architectural style that 
would complement the surrounding desert development with brown, tan, and white colors. The color 
board of the project is depicted in Figure 3.3-4.   

Table 3.3-1 
BUILDING TYPE BREAKDOWN 

Types 
Unit Count  Area per  

Building  
(sf)  

Number of 
Buildings  

Area per  
Building 
Type (sf)  

5 x 10 
(50 sf) 

10 x 20 
(200 sf) 

20 x 20 
(400 sf) 

25 x 20 
(500 sf) 

Type A 16 20   4,800 10 48,000 
Type B 16  10  4,800 6 28,800 
Type C    10 5,000 1 5,000 
Type D    15 7,500 1 7,500 
Type E1   1  400 1 400 

Total Units  256 200 602 25  19 89,700  
1. Managers Office 
2. Managers Office not included 
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Figure 3.3-1 
FLOOR PLAN 
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Figure 3.3-2 
ELEVATIONS 
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Figure 3.3-3 
PERSPECTIVE 
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Figure 3.3-4 
COLOR BOARDS 
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Landscaping 

4ÈÅ ÐÒÏÐÏÓÅÄ ÐÒÏÊÅÃÔ ÉÎÃÌÕÄÅÓ ÓÅÖÅÒÁÌ ÌÁÎÄÓÃÁÐÅÄ ÁÒÅÁÓ ÁÌÏÎÇ ÔÈÅ ÐÅÒÉÍÅÔÅÒ ÁÎÄ ÔÈÅ ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅ 
as shown in Figure 3.3-5; the total landscaped area is approximately 15,378 square feet (eight 
percent of total site area). Landscaping would consist of several deciduous trees, drought tolerant 
shrubs/native plants and decorative rocks. 

3.3.2 Site Access, Circulation and Parking  

Site ingress and egress would be provided by two 30-foot-wide driveways located on Newton Lane. 
Access to storage units would be provided through several internal lanes that vary from 15 to 30 feet 
ÉÎ ×ÉÄÔÈȢ 0ÁÒËÉÎÇ ×ÏÕÌÄ ÂÅ ÁÔ ÔÈÅ ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅ ÁÒÅÁ ÁÔ the western portion of the site. Access to 
parking would be via a main driveway running north/south through the middle of the site.  Sidewalks 
and pedestrian travel paths are proposed throughout. 

The proposed project includes 10 parking spaces, consisting of eight standard parking spots, one 
standard American Disability Act (ADA) parking spot and one van ADA spot. Additionally, there 
would be five loading spots.  

3.3.3 Exterior Lighting  

The proposed project includes area lighting throughout the project site. Lighting for the project 
×ÏÕÌÄ ÃÏÍÐÌÙ ×ÉÔÈ ÔÈÅ ÒÅÑÕÉÒÅÍÅÎÔÓ ÏÆ ÔÈÅ 4Ï×ÎȭÓ -ÕÎÉÃÉÐÁÌ #ÏÄÅ Chapter 8.70. Specifically, the 
project would be required to comply with Town of Yucca Valley Municipal Code § 8.70.020, ȰAny 
outdoor lighting fixtures shielded or constructed so that light rays are only emitted by the installed 
fixtures at angles below a horizontal plane passing through the lowest point of the light source and so 
not to direct light or light trespass onto adjacent property.Ȣȱ 

The proposed project would include installation of exterior lighting fixtures, as necessary, for safety 
and security. LED exterior fixtures would be mounted on the walls of the buildings. The latest LED 
lighting fixtures with photosensors and motion sensors would be provided. Cut off shield would be 
provided as necessary to prevent light spillage beyond the project boundary. Parking lot lighting 
would also utilize LED technology. Photometric analysis would be conducted to ensure that the 
exterior lighting provided on site meets the minimum lighting levels required.  

3.3.4 Perimeter Fencing and Exterior Walls  

A six-foot-tall concreate masonry wall would surround the project site, except at the two driveways 
on Newton Lane that would have rolling security gates.  
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Figure 3.3-5 

LANDSCAPE PLAN  
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3.3.5 Utilities  

Water supply to the project site is provided by High Desert Water District, and wastewater services 
are provided by a private septic disposal company.  In addition, electricity supply is provided by 
Southern California Edison, telephone services are provided by Verizon, cable service is provided by 
Time Warner Cable, and solid waste disposal services are provided by Burrtec. The project would 
require domestic water, fire water, irrigation and dry utilities connections to existing utility 
infrastructure in Newton Lane.  A septic system, including a leach field at the south end of the project, 
will handle wastewater.  

3.3.6 Offsite Improvements  

Construction would need to occur in Newton Lane and Sun Mesa Drive, which would be paved to half-
width (26 feet) along the western and northern project boundaries (along with sidewalk and 
gutters), respectively, and to connect the electric lines and water supply for the proposed project to 
the existing underground lines in Newton Lane.  

3.4 Construction Activities  

For safety reasons, temporary barricades would be used to limit access to the site during project 
construction and maintain safe access for construction workers. Construction would occur during 
daylight and during regular business hours. Lighting for the construction site would be limited to the 
minimum amount of light needed for safety and security. 

Site grading would involve a cut of 4,970 cubic yards (cy) and fill of 4,485 cy of soil. After site 
preparation is completed, infrastructure such as sewer laterals and storm drains would be installed 
and/or connected to existing facilities. The building foundations would be poured and assembly of 
prefabricated metal panels of the buildings would begin. The final steps of construction would 
involve interior furnishings, detailed work, and completion of common areas and outside 
landscaping.  

The only offsite improvements would be street-related improvements and installation of utility 
laterals and connections of laterals to the mains. The construction contractor would use heavy 
equipment during grading. Construction staging would be limited to the project site; no offsite areas 
would be used.  

Construction Schedule  

Construction activities will be conducted in two phases,-.  Phase 1 will include construction of seven 
storage buildings (252 storage units totaling 33,600 sf) plus the 400-ÓÆ ÍÁÎÁÇÅÒȭÓ ÕÎÉÔȟ ÁÎÄ 0ÈÁÓÅ ς 
will include construction of 11 buildings (290 storage units totaling 29,688 sf).      

Construction would start in January 2026. Construction of Phase 1 will take three to four months. 
Start of Phase 2, which includes the offsite improvements, will be dependent on the lease-up of units 
in Phase 1. Construction of Phase 2 will take an additional three to four months to complete. 

3.5 Discretionary Actions   

The proposed project includes an application for a Site Plan Review. No other discretionary actions 
are required.  
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3.6 Other Permits and Approvals  

&ÏÌÌÏ×ÉÎÇ ÔÈÅ 4Ï×ÎȭÓ ÁÐÐÒÏÖÁÌ ÏÆ ÔÈÅ )ÎÉÔÉÁÌ 3ÔÕÄÙȾ-ÉÔÉÇÁÔÅÄ .ÅÇÁÔÉÖÅ $ÅÃÌÁÒÁÔÉÏÎȟ ÔÈÅ ÆÏÌÌÏ×ÉÎÇ 
permits/approvals, as shown in Table 3.6-1, would be required prior to construction. 

Table 3.6-1 
PERMITS AND APPROVALS 

Agency Permit or Approval  

Town of Yucca Valley Building & Safety Division  Building Permits  
Town of Yucca Valley Public Works/Engineering 
Department 

Grading Permit, Street Improvement Plan, and 
Encroachment Permit 

Town of Yucca Valley Planning Division Site Plan Review and Environmental Assessment 
San Bernardino County Fire Protection District  Building plan check and approval. Review for 

compliance with the current California Fire Code, 
current California Building Code, California Health & 
Safety Code and Town of Fontana Municipal Code.  
Plans for fire detection and alarm systems, and 
automatic sprinklers.  
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4.0 ENVIRONMENTAL CHECKLIST 

Environmental Factors Potentially Affected  

The environmental factors checked below would be potentially affected by this project, involving at 
ÌÅÁÓÔ ÏÎÅ ÉÍÐÁÃÔ ÔÈÁÔ ÉÓ Á Ȱ0ÏÔÅÎÔÉÁÌÌÙ 3ÉÇÎÉÆÉÃÁÎÔ )ÍÐÁÃÔȱ ÏÒ ÁÓ Á Ȱ0ÏÔÅÎÔÉÁÌÌÙ 3ÉÇÎÉÆÉÃÁÎÔ 5ÎÌÅÓÓ 
-ÉÔÉÇÁÔÉÏÎ )ÎÃÏÒÐÏÒÁÔÅÄȟȱ ÁÓ ÉÎÄÉÃÁÔÅÄ ÂÙ ÔÈÅ ÃÈÅÃËÌÉÓÔ on the following pages. 

 Aesthetics  Agricultural and Forest Resources  Air Quality 
 Biological Resources  Cultural Resources  Energy 
 Geology / Soils  Greenhouse Gas Emissions  Hazards & Hazardous Materials 
 Hydrology / Water Quality  Land Use / Planning  Mineral Resources 
 Noise   Population / Housing  Public Services 
 Recreation  Transportation  Tribal Cultural Resources 
 Utilities/Service Systems  Wildfire   Mandatory Findings of Significance 

 

Determination (To Be Completed by the Lead Agency)  

On the basis of this initial evaluation: 

 δI find that the proposed project COULD NOT have a significant effect on the environment, and a 

NEGATIVE DECLARATION will be prepared. 

 χI 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. 

 δ I find that the proposed project MAY have a significant effect on the environment, and an 

ENVIRONMENTAL IMPACT REPORT is required. 

 δ) ÆÉÎÄ ÔÈÁÔ ÔÈÅ ÐÒÏÐÏÓÅÄ ÐÒÏÊÅÃÔ -!9 ÈÁÖÅ Á ȰÐÏÔÅÎÔÉÁÌÌÙ ÓÉÇÎÉÆÉÃÁÎÔ ÉÍÐÁÃÔȱ ÏÒ ȰÐÏÔÅÎÔÉÁÌÌÙ 

ÓÉÇÎÉÆÉÃÁÎÔ ÕÎÌÅÓÓ ÍÉÔÉÇÁÔÅÄȱ ÉÍÐÁÃÔ ÏÎ ÔÈÅ ÅÎÖÉÒÏÎÍÅÎÔȟ ÂÕÔ ÁÔ ÌÅÁÓÔ ÏÎÅ ÅÆÆÅÃÔ ɉρɊ 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. 

 δ I find that although the proposed project could have a significant effect on the environment, 

because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION 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 

   
Date 

   
      
Printed Name 

 Town of Yucca Valley  
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Evaluation of Environmental Impacts  

(1)  ! ÂÒÉÅÆ ÅØÐÌÁÎÁÔÉÏÎ ÉÓ ÒÅÑÕÉÒÅÄ ÆÏÒ ÁÌÌ ÁÎÓ×ÅÒÓ ÅØÃÅÐÔ Ȱ.Ï )ÍÐÁÃÔȱ ÁÎÓ×ÅÒÓ ÔÈÁÔ ÁÒÅ ÁÄÅÑÕÁÔÅÌÙ 
supported by the information sources a lead agency cites in the parentheses following each 
ÑÕÅÓÔÉÏÎȢ ! Ȱ.Ï )ÍÐÁÃÔȱ ÁÎÓ×ÅÒ ÉÓ ÁÄÅÑÕÁÔÅÌÙ ÓÕÐÐÏÒÔÅÄ ÉÆ ÔÈÅ ÒÅÆÅÒÅÎÃed information sources 
show that the impact simply does not apply to projects like the one involved (e.g., the project 
ÆÁÌÌÓ ÏÕÔÓÉÄÅ Á ÆÁÕÌÔ ÒÕÐÔÕÒÅ ÚÏÎÅɊȢ ! Ȱ.Ï )ÍÐÁÃÔȱ ÁÎÓ×ÅÒ ÓÈÏÕÌÄ ÂÅ ÅØÐÌÁÉÎÅÄ ×ÈÅÒÅ ÉÔ ÉÓ ÂÁÓÅÄ 
on project-specific factors, as well as general standards (e.g., the project would not expose 
sensitive receptors to pollutants, based on a project-specific screening analysis). 

(2) All answers must take into account the whole action involved, including offsite as well as onsite, 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 
×ÉÔÈ ÍÉÔÉÇÁÔÉÏÎȟ ÏÒ ÌÅÓÓ ÔÈÁÎ ÓÉÇÎÉÆÉÃÁÎÔȢ Ȱ0ÏÔÅÎÔÉÁÌÌÙ 3ÉÇÎÉÆÉÃÁÎÔ )ÍÐÁÃÔȱ ÉÓ ÁÐÐÒÏÐÒÉÁÔÅ ÉÆ ÔÈÅÒÅ ÉÓ 
ÓÕÂÓÔÁÎÔÉÁÌ ÅÖÉÄÅÎÃÅ ÔÈÁÔ ÁÎ ÅÆÆÅÃÔ ÍÁÙ ÂÅ ÓÉÇÎÉÆÉÃÁÎÔȢ )Æ ÔÈÅÒÅ ÁÒÅ ÏÎÅ ÏÒ ÍÏÒÅ Ȱ0ÏÔÅÎÔÉÁÌÌÙ 
3ÉÇÎÉÆÉÃÁÎÔ )ÍÐÁÃÔȱ ÅÎÔÒÉÅÓ ×ÈÅÎ ÔÈÅ ÄÅÔÅÒÍÉÎÁÔÉÏÎ ÉÓ ÍÁÄÅȟ ÁÎ %)2 ÉÓ ÒÅÑÕÉÒÅÄȢ 

(4)  Ȱ.ÅÇÁÔÉÖÅ $ÅÃÌÁÒÁÔÉÏÎȡ ,ÅÓÓ ÔÈÁÎ 3ÉÇÎÉÆÉÃÁÎÔ ×ÉÔÈ -ÉÔÉÇÁÔÉÏÎ )ÎÃÏÒÐÏÒÁÔÅÄȱ ÁÐÐÌÉÅÓ ×ÈÅÒÅ ÔÈÅ 
ÉÎÃÏÒÐÏÒÁÔÉÏÎ ÏÆ ÍÉÔÉÇÁÔÉÏÎ ÍÅÁÓÕÒÅÓ ÈÁÓ ÒÅÄÕÃÅÄ ÁÎ ÅÆÆÅÃÔ ÆÒÏÍ Ȱ0ÏÔÅÎÔÉÁÌÌÙ 3ÉÇÎÉÆÉÃÁÎÔ 
)ÍÐÁÃÔȱ ÔÏ Á Ȱ,ÅÓÓ ÔÈÁÎ 3ÉÇÎÉÆÉÃÁÎÔ )ÍÐÁÃÔȢȱ 4ÈÅ ÌÅÁÄ ÁÇÅÎÃÙ ÍÕÓÔ ÄÅÓÃÒÉÂÅ the mitigation 
measures and briefly explain how they reduce the effect to less than significant level. 

(5) Earlier analyses may be use where, pursuant to the tiering, Program EIR, or other CEQA process, an 
affect has been adequately analyzed in an earlier EIR or negative declaration. (See Section 
15063(c)(3)(D) of the CEQA Guidelines. In this case, a brief discussion should identify the following: 

(a) Earlier Analyses Used. Identify and state where the earlier analysis 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) -ÉÔÉÇÁÔÉÏÎ -ÅÁÓÕÒÅÓȢ &ÏÒ ÅÆÆÅÃÔÓ ÔÈÁÔ ÁÒÅ Ȱ,ÅÓÓ ÔÈÁÎ 3ÉÇÎÉÆÉÃÁÎÔ ×ÉÔÈ -ÉÔÉÇÁÔÉÏÎ -ÅÁÓÕÒÅÓ 
)ÎÃÏÒÐÏÒÁÔÅÄȟȱ ÄÅÓÃÒÉÂÅ ÔÈÅ ÍÉÔÉÇÁÔÉÏÎ ÍÅÁÓÕÒÅÓ ÔÈÁÔ ×ÅÒÅ ÉÎÃÏÒÐÏÒÁÔÅÄ ÏÒ ÒÅÆÉÎÅÄ ÆÒÏÍ ÔÈÅ 
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. A source list should be attached and other sources 
used or individuals contacted should be cited in the discussion. 

(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 
ÐÒÏÊÅÃÔȭÓ ÅÎÖÉÒÏÎÍÅÎÔÁÌ ÅÆÆÅÃÔÓ ÉÎ ×ÈÁÔÅÖÅÒ ÆÏÒÍÁÔ ÉÓ ÓÅÌÅÃÔÅÄȢ 

(9)  The explanation of each issue should identify: 

(a) The significance criteria or threshold, if any, used to evaluate each question; and 
(b)  The mitigation measure identified, if any, to reduce the impact to less than significant. 
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4.1 Aesthetics  

Would the project:  
Potentially 
Significant 

Impact  

Less than 
Significant 

Impact with 
Mitigation 

Incorporated  

Less than 
Significant 

Impact  

No 
Impact  

a)  Have a substantial adverse effect on a 
scenic vista? 

  X  

b)  Substantially damage scenic 
resources, including, but not limited 
to, trees, outcroppings, and historic 
buildings within a state scenic 
highway? 

   X 

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

  X  

d)  Create a new source of substantial 
light or glare which would adversely 
affect day or nighttime views in the 
area? 

  X  

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

Less than Significant Impact  

4ÈÅ 4Ï×ÎȭÓ 'ÅÎÅÒÁÌ 0ÌÁÎ ÄÏÅÓ ÎÏÔ ÓÐÅÃÉÆÙ ÓÐÅÃÉÆÉÃ ÓÃÅÎÉÃ ÖÉÓÔÁÓȢ (Ï×ÅÖÅÒȟ 9ÕÃÃÁ 6ÁÌÌÅÙȭÓ ÓÃÅÎÉÃ 
resources are a valued local asset. The natural setting of the Town is characterized by the ridges and 
hillsides north, west, and south of the Town and the desert valley lands to the east. The desert 
environment, natural resources, and active open space opportunities are a core aspect of Yucca 
6ÁÌÌÅÙȭÓ ÃÈÁÒÁÃÔÅÒ ÁÎÄ ÁÒÅ Á ÓÉÇÎÉÆÉÃÁÎÔ ÁÔÔÒÁÃÔÉÏÎ ÆÏÒ ÖÉÓÉÔÏÒÓ ÓÅÅËÉÎÇ ÒÅÃÒÅÁÔÉÏÎȢ 6ÉÅ×Ó ÆÒÏÍ ÔÈÅ 
Town situate the community in its local environment and landscape and are an important element of 
ÔÈÅ 4Ï×ÎȭÓ ÑÕÁÌÉÔÙ ÏÆ ÌÉÆÅȢ -ÁÎÙ ÏÆ ÔÈÅ ÓÃÅÎÉÃ ÒÅÓÏÕÒÃÅÓ ÔÈÁÔ ÁÒÅ ÖÁÌÕÅÄ ÂÙ 9ÕÃÃÁ 6ÁÌÌÅÙ ÒÅÓÉÄÅÎÔÓ ÁÎÄ 
visitors are outside the Town limits and beyond the planning area boundary. Such areas include the 
views of the Little San Bernardino Mountains of the Peninsular Ranges, the San Bernardino 
MounÔÁÉÎÓ ÏÎ ÔÈÅ ÅÁÓÔÅÒÎÍÏÓÔ ÏÆ ÔÈÅ 4ÒÁÎÓÖÅÒÓÅ ÒÁÎÇÅÓ ÓÕÒÒÏÕÎÄÉÎÇ ÔÈÅ 4Ï×Îȟ ÁÎÄ 9ÕÃÃÁ 6ÁÌÌÅÙȭÓ 
hillside areas (Town of Yucca Valley, 2014, p. 5-34). 

There are distant views of surrounding mountains and ridgelines from the project site. The project 
would develop a storage facility with associated office, parking and landscaping. The height of the 
proposed buildings would range from nine to 12 feet tall, similar to the height of the surrounding 
commercial, industrial and residential buildings. Therefore, development would not significantly 
affect the distant views of the mountains as the proposed project would be of similar height, mass 
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and scale consistent with the existing land uses in the surrounding area, resulting in less than 
significant impacts.  

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

No Impact  

The California Department of Transportation (Caltrans) provides information regarding officially 
designated or eligible state scenic highways, designated as part of the California Scenic Highway 
Program. As shown in Figure 4.1 -1, the nearest officially designated state scenic highway to the 
project site is the State Route 62 (SR 62) freeway approximately 13.2 miles southwest. Due to the 
large distance between the project site and SR 62, construction and implementation of the project 
would have no impacts on state scenic highways. Therefore, the project would have no impacts on 
trees, rock outcroppings and historic buildings within a state scenic highway.  

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

Less than Significant Impact  

The Town of Yucca Valley is an incorporated municipality with a population of 21,740 as of the 2020 
5Ȣ3Ȣ #ÅÎÓÕÓ ɉ5Ȣ3Ȣ #ÅÎÓÕÓ "ÕÒÅÁÕȟ ςπςπɊȢ "ÅÃÁÕÓÅ ÔÈÅ 4Ï×ÎȭÓ ÐÏÐÕÌÁÔÉÏÎ ÉÓ ÂÅÌÏ× ρππȟπππ ÁÎÄ ÉÔÓ 
density is less than 1,000 persons per square mile, Yucca Valley is considered a non-urbanized area 
under Public Resources Code § 21071 and, accordingly, the project site is located in a non-urbanized 
setting. Therefore, the analysis below determines if the project would substantially degrade the 
existing visual character or quality of the site and its surroundings.  

As shown in Section 2.0 Environmental Setting , the project site is located in a rural setting 
characterized by a mix of commercial, industrial and residential land uses and vacant land. Specific 
land uses include a truck storage yard, natural gas truck storage, gas station, convenience store, and 
single-family residences. Views of the existing streetscape are characterized by low height (one-
story) buildings, utilities (including utility lines, poles, and street lights) and landscaping. The project 
would develop a commercial mini storage facility with one-story buildings that would be similar in 
height, mass and scale to the surrounding development. Therefore, impacts under this category 
would be less than significant. 
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Figure 4.1-1  
STATE SCENIC HIGHWAYS 
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d)  Would the project create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the area?  

Less Than Significant Impact  

Yucca Valley benefits from its proximity to land uses that emit little or no light pollution. The limited 
lighting in the Morongo Basin and surrounding region preserves the natural night environment and 
allows for views of astronomical features. The glow of lights in urbanized areas brightens the night 
sky, and excessive light at night can interrupt natural cycles and behavior of both humans and 
wildlife. Focusing lights where they are needed for public safety and direction reduces light pollution 
and glare, allowing the sky to be observed and enjoyed in a more natural state. Preservation of dark 
skies continues to be a priority for the Town and will be a consideration in future project design as 
the community grows (Town of Yucca Valley, 2014, p. 5-34). 

The project would introduce interior building lights and exterior lights for security and visibility 
ÐÕÒÐÏÓÅÓȢ (Ï×ÅÖÅÒȟ ÔÈÅ ÐÒÏÊÅÃÔ ÌÉÇÈÔÉÎÇ ×ÏÕÌÄ ÁÄÈÅÒÅ ÔÏ #ÈÁÐÔÅÒ ψȢχπ /ÕÔÄÏÏÒ ,ÉÇÈÔÉÎÇ ÏÆ ÔÈÅ 4Ï×ÎȭÓ 
Municipal Code, which ensures less than significant light, glare and views of the night sky. Therefore, 
with adherence to the Municipal Code, impacts regarding light and glare would be less than 
significant.   
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4.2 Agriculture and Forestry Resources  

Would the project:  
Potentially 
Significant 

Impact  

Less than 
Significant 

Impact with 
Mitigation 

Incorporated  

Less than 
Significant 

Impact  

No 
Impact  

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? 

   X 

b) Conflict with existing zoning for 
agricultural use, or a Williamson Act 
contract? 

   X 

c) Conflict with existing zoning for, or 
cause rezoning of, forest land (as 
defined in Public Resources Code 
§ 12220(g)), timberland (as defined 
by Public Resources Codes § 4526), or 
timberland zoned Timberland 
Production (as defined by 
Government Code § 51104(g))? 

   X 

d) Result in the loss of forest land or 
conversion of forest land to 
non-forest use? 

   X 

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

   X 

 
a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of 

Statewide Importance (Farmland), as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the California Resources Agency, to 
non-agricultural use?  

No Impact  

The project site and surrounding uses are designated by the Division of Land Resource Protection 
ɉ$,20Ɋ ÁÓ Ȱ/ÕÔ ÏÆ 3ÕÒÖÅÙ !ÒÅÁȱ ɉÓÅÅ Figure 4.2-1 below), which is land that falls outside of the 
Natural Resources Conservation Service (NRCS) soil survey. Out of Survey Area is not mapped by the 
Farmland Mapping & Monitoring Program (FMMP).  

Therefore, no farmland shown on the maps prepared pursuant to the FMMP would be converted to 
non-agricultural use and no impacts would occur.  
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Figure 4.2-1  
IMPORTANT FARMLAND CATEGORIES  
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b)  Would the project conflict with existing zoning for agricultural use, or a Williamson 
Act contract?  

No Impact  

The project site is zoned Industrial (I) and is not zoned for agricultural use. Williamson Act contracts 
restrict the use of privately-owned land to agriculture and compatible open space uses under 
contract with local governments; in exchange, the land is taxed based on actual use rather than 
potential market value. Williamson Act contracts are made only on land within agricultural reserves; 
the project site is not within an agricultural reserve. Therefore, the project would not conflict with 
existing zoning for agricultural use or a Williamson Act contract, and no impact would occur. 

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

No Impact  

The project site is zoned Industrial (I); the site is not zoned for forest, timberland, or timberland 
production use. Therefore, project development would not conflict with zoning for forest land or 
timberland, and no impact would occur. 

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

No Impact  

The project site and surroundings are not cultivated for forest resources. Therefore, project 
development would not result in the loss of forest land or conversion of forest land to non-forest use, 
and no impact would occur. 

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

No Impact  

The project site is vacant, and there are no residences surrounding the project site. No important 
farmland is near the project site, and no forest land is on or near the site. Therefore, project 
development would not indirectly cause conversion of farmland to non-agricultural use or 
conversion of forest land to non-forest use, and no impacts would occur. 
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4.3 Air Quality  

Would the project:  
Potentially 
Significant 

Impact  

Less than 
Significant 

Impact with 
Mitigation 

Incorporated  

Less than 
Significant 

Impact  

No 
Impact  

a) Conflict with or obstruct 
implementation of the applicable air 
quality plan? 

  X  

b) Result in a cumulatively considerable 
net increase of any criteria pollutant 
for which the project region is 
nonattainment under an applicable 
federal or state ambient air quality 
standard? 

  X  

c) Expose sensitive receptors to 
substantial pollutant concentrations? 

  X  

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

  X  

4ÈÅ ÆÏÌÌÏ×ÉÎÇ ÁÎÁÌÙÓÉÓ ÏÆ ÔÈÅ ÐÒÏÐÏÓÅÄ ÐÒÏÊÅÃÔȭÓ !ÉÒ 1ÕÁÌÉÔÙ ÉÍÐÁÃÔÓ ÉÓ ÂÁÓÅÄ ÓÕÂÓÔÁÎÔÉÁÌÌÙ ÏÎ Á 
memorandum prepared by LSA Associates, Inc (LSA) on September 16, 2025: Air Quality, Energy, and 
Greenhouse Gas Technical Memorandum for the Sun Mesa (Billings) Mini Storage Project in Yucca 
Valley, San Bernardino County, California (LSA., 2025a). This memorandum is included as Appendix 
B. Attachment B to the memorandum includes results of the model (CalEEMod 2022.1.1.28) that LSA 
used to estimate the proposed pÒÏÊÅÃÔȭÓ ÁÉÒ ÐÏÌÌÕÔÁÎÔ ÅÍÉÓÓÉÏÎÓȢ5  

4.3.1 Pollutants of Concern  

Criteria pollutants are air pollutants for which acceptable levels of exposure can be determined and 
an ambient air quality standard has been established by the U.S. Environmental Protection Agency 
(USEPA) and/or the California Air Resources Board (ARB). The criteria air pollutants of concern are 
nitrogen dioxide (NO2), carbon monoxide (CO), particulate matter (PM10 and PM2.5), sulfur dioxide 
(SO2), lead (Pb), and ozone, and their precursors, such as reactive organic gases (ROG) (which are 
ozone precursors). Since the Yucca Valley Sun Mesa Self-Storage Facility Project (project) would not 
generate appreciable SO2 or Pb emissions,6 the analysis doesn't need to include those two pollutants. 
The following is a description of the air pollutants of concern and their associated health effects. 

The project is in the southwestern San Bernardino County portion of the Mojave Desert Air Basin 
(MDAB), for which the Mojave Desert Air Quality Management District (MDAQMD) is substantially 
responsible for air pollution control. Table 4.3-1 shows the attainment status of the MDAB for each 
criteria pollutant for both the National Ambient Air Quality Standards (NAAQS) and California 

 
5  See Section 4.8.6. 
6  Sulfur dioxide emissions will be below 0.05 pound per day during construction and operations. 
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Ambient Air Quality Standards (CAAQS). Presented below is a description of the air pollutants of 
concern and their known health effects. 

Nitrogen oxides  (NOX) serve as integral participants in the process of photochemical smog 
production and are precursors for certain particulate compounds that are formed in the atmosphere 
and for ozone. A precursor is a directly emitted air contaminant that, when released into the 
atmosphere, forms, causes to be formed, or contributes to the formation of a secondary air 
contaminant for which an ambient air quality standard (AAQS) has been adopted, or whose presence 
in the atmosphere will contribute to the violation of one or more AAQSs. When NOX and ROG are 
released in the atmosphere, they can chemically react with one another in the presence of sunlight to 
form ozone. The two major forms of NOX are nitric oxide (NO) and NO2. NO is a colorless, odorless gas 
formed from atmospheric nitrogen and oxygen when combustion takes place under high 
temperature and/or high pressure. NO2 is a reddish-brown, pungent gas formed by the combination 
of NO and oxygen. NO2 acts as an acute respiratory irritant and eye irritant and increases 
susceptibility to respiratory pathogens (USEPA, 2025a).  

Table 4.3-1 
FEDERAL AND STATE ATTAINMENT STATUS 

Pollutants  Federal Classification  State Classification  

Ozone (O3)  Nonattainmenta Nonattainment 

Particulate Matter (PM10) Nonattainmentb Nonattainment 

Fine Particulate Matter (PM2.5) Attainment/Unclassified Nonattainmenta 

Carbon Monoxide (CO) Attainment/Unclassified Attainment 

Nitrogen Dioxide (NO2) Attainment/Unclassified Attainment 

Sulfur Dioxide (SO2)  Attainment/Unclassified Attainment 

Lead (Pb)a  Attainment/Unclassified Attainment 

All Others N/A  Attainment/Unclassified 

Source: MDAQMD, 2024. 
a Only the southwest corner of the desert portion of San Bernardino County is Nonattainment. 
b Only the San Bernardino County portion is Nonattainment. 

Carbon monoxide (CO) is a colorless, odorless, non-reactive pollutant produced by the incomplete 
combustion of fossil fuels. CO is emitted almost exclusively from motor vehicles, power plants, 
refineries, industrial boilers, ships, aircraft, and trains. In urban areas, such as the project location, 
automobile exhaust accounts for most CO emissions. CO is a non-reactive air pollutant that dissipates 
relatively quickly; therefore, ambient CO concentrations generally follow the spatial and temporal 
distributions of vehicular traffic. CO concentrations are influenced by local meteorological 
conditions, primarily wind speed, topography, and atmospheric stability. CO from motor vehicle 
exhaust can become locally concentrated when surface-based temperature inversions are combined 
with calm atmospheric conditions, a typical situation at dusk in urban areas between November and 
February. The highest levels of CO typically occur during the colder months of the year when 
inversion conditions are more frequent. In terms of health, CO competes with oxygen, often replacing 
ÉÔ ÉÎ ÔÈÅ ÂÌÏÏÄȟ ÔÈÕÓ ÒÅÄÕÃÉÎÇ ÔÈÅ ÂÌÏÏÄȭÓ ÁÂÉÌÉÔÙ ÔÏ ÔÒÁÎÓÐÏÒÔ ÏØÙÇÅÎ ÔÏ ÖÉÔÁÌ ÏÒÇÁÎÓȢ 4ÈÅ ÒÅÓÕÌÔÓ ÏÆ 
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excess CO exposure can be dizziness, fatigue, and impairment of central nervous system functions. 
High concentrations are lethal (USEPA, 2025c). 

Particulate matter  (PM) consists of finely divided solids or liquids, such as soot, dust, aerosols, 
fumes, and mists. Primary PM is emitted directly into the atmosphere from activities such as 
agricultural operations, industrial processes, construction and demolition activities, and 
entrainment of road dust into the air. Secondary PM is formed in the atmosphere from predominantly 
gaseous combustion by-product precursors, such as sulfur oxides, NOX, and ROGs.  

Particle size is a critical characteristic of PM that primarily determines the location of PM deposition 
along the respiratory system (and associated health effects) as well as the degradation of visibility 
through light scattering. In the United States, federal and state agencies have focused on two types of 
PM. PM10 corresponds to the fraction of PM no greater than 10 micrometers in aerodynamic diameter 
and is commonly called respirable particulate matter, while PM2.5 refers to the subset of PM10 of 
aerodynamic diameter smaller than 2.5 micrometers, which is commonly called fine particulate 
matter. 

PM10 and PM2.5 deposition in the lungs results in irritation that triggers a range of inflammation 
responses, such as mucus secretion and bronchoconstriction, and exacerbates pulmonary 
dysfunctions, such as asthma, emphysema, and chronic bronchitis. Sufficiently small particles may 
penetrate the bloodstream and impact functions such as blood coagulation, cardiac autonomic 
control, and mobilization of inflammatory cells from the bone marrow. Individuals susceptible to 
higher health risks from exposure to PM10 airborne pollution include children, the elderly, smokers, 
and people of all ages with low pulmonary/cardiovascular function. For these individuals, adverse 
health effects of PM10 pollution include coughing, wheezing, shortness of breath, phlegm, bronchitis, 
and aggravation of lung or heart disease, leading, for example, to increased risks of hospitalization 
and mortality from asthma attacks and heart attacks (USEPA, 2025d). 

Reactive organic gases (ROG) are defined as any compound of carbon, excluding CO, carbon dioxide, 
carbonic acid, metallic carbides or carbonates, and ammonium carbonate, which participates in 
atmospheric photochemical reactions. It should be noted that there are no state or national ambient 
air quality standards for ROG because ROGs are not classified as criteria pollutants. They are 
regulated, however, because a reduction in ROG emissions reduces certain chemical reactions that 
contribute to the formation of ozone. ROGs are also transformed into organic aerosols in the 
atmosphere, which contribute to higher PM10 ÁÎÄ ÌÏ×ÅÒ ÖÉÓÉÂÉÌÉÔÙȢ 4ÈÅ ÔÅÒÍ Ȱ2/'ȱ ÉÓ ÕÓÅÄ ÂÙ ÔÈÅ !2" 
ÆÏÒ ÔÈÉÓ ÁÉÒ ÑÕÁÌÉÔÙ ÁÎÁÌÙÓÉÓ ÁÎÄ ÉÓ ÄÅÆÉÎÅÄ ÔÈÅ ÓÁÍÅ ÁÓ ÔÈÅ ÆÅÄÅÒÁÌ ÔÅÒÍ ȰÖÏÌÁÔÉÌÅ ÏÒÇÁÎÉÃ ÃÏÍÐÏÕÎÄȱ 
(VOC).  

Ozone is a secondary pollutant produced through a series of photochemical reactions involving ROG 
and NOX. Ozone creation requires ROG and NOX to be available for approximately three hours in a 
stable atmosphere with strong sunlight. Because of the long reaction time, peak ozone concentrations 
frequently occur downwind of the sites where the precursor pollutants are emitted. Thus, ozone is 
considered a regional, rather than a local, pollutant. The health effects of ozone include eye and 
respiratory irritati on, reduction of resistance to lung infection and possible aggravation of 
pulmonary conditions in persons with lung disease. Ozone is also damaging to vegetation and 
untreated rubber (USEPA, 2025e). 
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4.3.2 Climate/Meteorology  

Air quality is affected by both the rate and location of pollutant emissions, and by meteorological 
conditions that influence the movement and dispersal of pollutants. Atmospheric conditions such as 
wind speed, wind direction, and air temperature gradients, along with local topography, provide the 
link between air pollutant emissions and air quality.  

The MDAB is an assemblage of mountain ranges interspersed with long, broad valleys that often 
contain dry lakes. Many of the lower mountains that dot the vast terrain rise from 1,000 to 4,000 feet 
above the valley floor. The Basin encompasses desert portions of Kern, Los Angeles, Riverside, and 
San Bernardino counties. It is surrounded by national forests to the south and west and desert to the 
north and east.  

The MDAB is classified as a dry-hot desert (BWh), with portions classified as dry-very hot desert 
(BWhh), to indicate that at least three months have maximum average temperatures over 100.4 
degrees Fahrenheit (°F) (MDAQMD, 2020a, p. 6-7). 

The nearest meteorological station is the Joshua Tree station (#044405, latitude 34.1333°, longitude: 
-116.3166°) (WRCC, 2016), which is approximately 6.35 miles southeast of the project site, with a 
period of record from June 1, 1959, to June 10, 2016.  The average high and low temperatures 
recorded there are 79.6°F and 51.2°F, respectively. Average winter (December, January, and 
February) high and low temperatures are 60.63°F and 37.07°F, respectively, and average summer 
(June, July, and August) high and low temperatures are 98.47°F and 66.97°F, respectively. The annual 
average of total precipitation is 4.69 inches, which occurs mostly during the winter and relatively 
infrequently during the summer. Monthly precipitation averages 0.63 inch during the winter 
(December, January, and February), 0.23 inch during the spring (March, April, and May), 0.42 inch 
during the fall (September, October, and November), and 0.28 inch during the summer (June, July, 
and August). 

4.3.3 Local Air Quality  

The project site is served by four MDAQMD monitoring stations. The nearest station that monitors 
ozone is the Hesperia-Olive Street air monitoring site (ARB Number 36201), 50 miles west at 17288 
Olive Street in Hesperia. The nearest station that monitors PM10 is the Lucerne Valley-Middle School 
air monitoring site (ARB No. 36208), at 33233 Rabbit Springs Road in Lucerne Valley, about 35 miles 
northwest of the project.  The nearest station that monitors PM2.5 is the Big Bear City air monitoring 
site (ARB No. 36001), 501 West Valley Boulevard, in Big Bear, about 25 miles northwest of the 
project.  The nearest station that monitors NO2 is the Victorville air monitoring site (ARB No. 36306), 
at 14306 Park Avenue in Victorville, about 56 miles northwest of the project (ARB, 2025). 

This was updated using the LSA AQ Memorandum (August 2025) and iADAM Air Resource Board 
(ARB, 2025). 

The ambient air quality data in the project vicinity, as recorded from 2022 through 2024, along with 
applicable standards, are shown in Table 4.3-2. The data in the table were updated from those 
reported in the LSA Air Quality, Energy, and Greenhouse Gas Technical Memorandum (LSA, 2025a ). 
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Table 4.3-2 
AMBIENT AIR QUALITY MONITORING DATA 

Air  
Pollutant  

Standard/Exceedance  2022  2023  2024  

Ozone ɀ Hesperia-
Olive Street 

Max. 1-hour Concentration (ppm)  
Max. 8-hour Concentration (ppm) 
# Days > Federal 8-hour Std. of 0.070 ppm 
# Days > California 1-hour Std. of 0.09 ppm 
# Days > California 8-hour Std. of 0.070 ppm 

0.108 
0.090 

49 
11 
52 

0.110 
0.098 

53 
11 
54 

0.121 
0.106 

66 
14 
70 

PM10 ɀ Lucerne Valley-
Middle School 

Max. 24-hour Concentration (µg/m3)  
Est. # Days > Fed. 24-hour Std. of 150 µg/m3 
Federal Annual Arithmetic Mean (12 µg/m3) 

60.2 
ND 
21.4 

112 
0 

19.2 

105 
0 

20.9 

PM2.5 - Big Bear City- 
501 W. Valley Blvd 

Max. 24-hour Concentration (µg/m3)  
# Days > Fed. 24-hour Std. of 35 µg/m3 
State Annual Average (12 µg/m3) 

31.6 
0 

8.3 

21 
0 

ND 

372.1 
8.7 
ND 

NO2 ɀ Victorville - 
14306 Park Avenue 

Max. 1-hour Concentration (ppm) 
State Annual Average (0.030 ppm) 
# Days > California 1-hour Std. of 0.18 ppm 

0.060 
0.012 

0 

0.060 
0.010 

0 

0.050 
0.010 

0 

Source: ARB, 2025. 
ND - There was insufficient (or no) data available to determine the value. 

4.3.4 Regulatory Setting  

Under the Federal Clean Air Act and the California Clean Air Act (CCAA),7 the MDAQMD has adopted 
a variety of attainment plans for a variety of nonattainment pollutants. The District has primary 
responsibility for regulating stationary sources of air pollution located within its jurisdictional 
boundaries. It implements air quality programs required by state and federal mandates, enforces 
rules and regulations based on air pollution laws and educates businesses and residents about their 
role in protecting air quality and the risks of air pollution (MDAQMD, 2022). 

The 1995 Final Mojave Desert Planning Area, Federal Particulate Matter (PM10) Attainment Plan 
(MDAQMD, 1995) was adopted by the MDAQMD board on July 31, 1995. A Certification of District 
Measures to Reduce PM Pursuant to Former Health & Safety Code § 39614(d) was received and filed 
by the ARB on January 27, 2020 (MDAQMD, 2020b). The 2008 MDAQMD Federal 8-Hour Ozone 
Attainment Plan (Western Mojave Desert Non-attainment Area) was adopted by the MDAQMD Board. 
The USEPA designated the Western Mojave Desert area as non-attainment for the 8-hour ozone 
National Ambient Air Quality Standard (NAAQS) pursuant to the provisions of the Federal Clean Air 
Act (FCAA). A portion of the MDAQMD is included in the Western Mojave Desert non-attainment area. 
The most recent attainment plan that was approved by USEPA is the MDAQMD 2008 Ozone 
Attainment Plan adopted in 2008 (MDAQMD, 2008). The most recently adopted State plan is the 1996 
Triennial Revision to the 1991 Air Quality Attainment Plan. 

4.3.5 Sensitive Receptors  

Some people, such as individuals with respiratory illnesses or impaired lung function because of 
other illnesses, persons over 65 years of age, and children under 14, are particularly sensitive to 

 
7 CCAA of 1988. 
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certain pollutants. Facilities and structures where these sensitive people live or spend considerable 
amounts of time are known as sensitive receptors. For the purposes of a CEQA analysis, the MDAQMD 
considers a sensitive receptor to be a receptor such as a residence, schools, daycare centers, 
playgrounds and medical facilities.  

The nearest sensitive receptors include a single-family home located southeast of the project site, 
approximately 200 feet from the project site boundary. 

4.3.6 Applicable Mojave Desert Air Quality Management District Rules  

Rule 403 (Fugitive Dust Control Rule)  

During construction, the project would be subject to the MDAQMD Rule 403 (fugitive dust control) 
(MDAQMD, 2020cɊȢ 4ÈÅ ÐÕÒÐÏÓÅ ÏÆ 2ÕÌÅ τπσ ÉÓ ÔÏ ÒÅÄÕÃÅ ÔÈÅ ÁÍÏÕÎÔ ÏÆ 0-ϛϚ ÅÎÔÒÁÉÎÅÄ ÉÎ ÔÈÅ 
ambient air from anthropogenic fugitive dust sources by requiring the implementation of dust 
prevention, reduction, and mitigation measures. The rule applies to construction and demolition 
activities that disturb at least five acres of non-residential land or 10 acres of residential land, or that 
involve the handling or relocation of more than 2,500 cubic yards of bulk material on three 
consecutive days. Since the proposed project is an approximately 4.34-acre non-residential site, Rule 
403 applies. 

The rule prohibits any person from causing or allowing visible fugitive dust emissions to remain 
airborne beyond the property line of the emission source, except during high wind conditions (i.e., 
sustained wind speeds exceeding 25 miles per hour or average wind speeds over 15 miles per hour). 
It also prohibits construction-ÒÅÌÁÔÅÄ ÁÃÔÉÖÉÔÉÅÓ ÆÒÏÍ ÃÁÕÓÉÎÇ ÉÎÃÒÅÍÅÎÔÁÌ 0-ϛϚ ÃÏÎÃÅÎÔÒÁÔÉÏÎÓ ÔÏ 
exceed 100 micrograms per cubic meter, based on a minimum of five hours of sampling using federal 
reference method samplers located upwind and downwind at the property boundary. 

Rule 403 requires the project owner/operator to obtain and maintain a District-approved Dust 
Control Plan (DCP) before the start of any active operations. This plan must outline specific measures 
to prevent visible dust emissions, such as periodic watering of disturbed areas, use of chemical dust 
suppressants, timely stabilization of inactive surfaces, coverage of haul trucks, prevention and 
cleanup of track out onto paved roads, and reduced grading activity during high wind conditions.  

Rule 1113 (Architectural Coatings)  

Construction of this project will include the application of architectural coatings and be subject to 
MDAQMD Rule 1113 (Architectural Coatings). Rule 1113 requires anyone who supplies, sells, offers 
for sale, manufactures, blends or repackages any architectural coating for use within the MDAQMD, 
as well as any person who applies or solicits the application of any architectural coating within the 
District, to use coatings that contain VOC less than or equal to the VOC limits specified in Table 1 of 
the rule. 
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4.3.7 Impact Analysis  

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

Less than significant Impact  

The project is compatible with the general plan land use and zoning discussed in detail in Section 
4.11. The air quality plans are based upon existing and projected land uses in the planning area. The 
most recent air quality plan is the MDAQMD Federal 8-Hour Ozone Attainment Plan (Western Mojave 
Desert Non-attainment Area), which was adopted on June 9, 2008. The project is compatible with 
that plan.  

The MDAQMD has developed criteria in the form of emissions thresholds for determining whether 
emissions from a project are regionally significant. They are useful for estimating whether a project 
is likely to result in a violation of the NAAQS and/or whether the project is in conformity with plans 
to achieve attainment. Table 4.3-3 shows MDAQMD CEQA significance thresholds for both 
construction and operation. A project is considered to have a regional air quality impact if emissions 
from its construction and/or operational activities exceed the corresponding MDAQMD significance 
thresholds.  

Table 4.3-3 
MDAQMD THRESHOLDS OF SIGNIFICANCE FOR CRITERIA POLLUTANTS 

Pollutant  
Emission  

Threshold (lbs/day)  
Emission Threshold  
(short tons/year)  

Volatile Organic Compounds (VOC) 137 25 

Nitrogen Oxides (NOx) 137 25 

Carbon Monoxide (CO) 548 100 

Sulfur Oxides (SOx) 137 25 

Particulate Matter (PM10) 82 15 

Fine Particulate Matter (PM2.5) 65 12 

Source: MDAQMD, 2020a, Table 6. 

Regional Construction Emissions  

These construction activities would temporarily create emissions of dusts, fumes, equipment 
exhaust, and other air contaminants. Mobile sources (such as diesel-fueled equipment onsite and 
traveling to and from the project site) would primarily generate NOX emissions. The quantity of 
emissions generated daily would vary, depending on the amount and types of construction activities 
occurring at the same time.  

%ÓÔÉÍÁÔÅÄ ÃÒÉÔÅÒÉÁ ÐÏÌÌÕÔÁÎÔ ÅÍÉÓÓÉÏÎÓ ÆÒÏÍ ÔÈÅ ÐÒÏÊÅÃÔȭÓ ÏÎÓÉÔÅ ÁÎÄ ÏÆÆÓÉÔÅ ÐÒÏÊÅÃÔ ÃÏÎÓÔÒÕÃÔÉÏÎ 
activities were calculated by LSA (September 2025) using the California Emissions Estimator Model 
(CalEEMod), Version 2022.1.1.28. CalEEMod is a planning tool for estimating emissions related to 
land use projects. Model-predicted project emissions are compared with applicable thresholds to 
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assess regional air quality impacts. Offroad construction equipment information was supplied by the 
client, but CalEEMod defaults were used for onroad construction traffic inputs. 

As shown in Table 4.3-5ȟ ÔÈÅ ÐÒÏÊÅÃÔȭÓ ÁÎÎÕÁÌ ÅÍÉÓÓÉÏÎÓ ÁÎÄ ÄÁÉÌÙ ÅÍÉÓÓÉÏÎÓ ×ÏÕÌÄ ÎÏÔ ÅØÃÅÅÄ 
Mojave Desert Air Quality Management District significance thresholds for any criteria pollutant 
during construction. 

Table 4.3-5 
MAXIMUM ANNUAL REGIONAL CONSTRUCTION EMISSIONS  

Construction Year  
Maximum Regional Pollutant Emissions  

VOCs NOX CO SOX Total PM10 Total PM2.5 

Pounds Per Day 
Site Preparation 3.7 36.1 34.0 <0.1 6.9 4.2 
Grading 2.0 18.3 19.7 <0.1 2.9 1.7 
Trenching  0.4 2.6 3.8 <0.1 0.2 0.1 
Building Construction 1.3 11.1 16.6 <0.1 1.1 0.6 
Paving 0.8 6.6 10.5 <0.1 0.5 0.3 
Architectural Coating 9.7 0.9 2.4 <0.1 0.2 0.1 
Maximum (lbs/day)  11.0 36.1 34.0 <0.1 6.9 4.2 
MDAQMD Thresholds 137.0 137.0 548.0 137.0 82.0 65.0 
Exceeds? No No No No No No 
Tons Per Year 
2024 0.1 0.5 0.5 <0.1 0.1 <0.1 
2025  0.1 0.9 1.3 <0.1 0.1 <0.1 
2026 0.3 0.7 1.1 <0.1 0.1 <0.1 
Maximum (tons/year)  0.3 0.9 1.3 <0.1 0.1 <0.1 
MDAQMD Thresholds 25 25 100 25 15 12 
Significant? No No No No No No 
Source: Calculated by LSA (September 2025) with CalEEMod (Version 2022.1.1.28). 

Regional Operational Emissions  

The proposed project will develop approximately 541 self-storage units within four types of 
ÂÕÉÌÄÉÎÇÓȟ ÒÅÆÅÒÒÅÄ ÔÏ ÁÓ 4ÙÐÅ !ȟ 4ÙÐÅ "ȟ 4ÙÐÅ #ȟ ÁÎÄ 4ÙÐÅ $Ȣ ! ÍÁÎÁÇÅÒȭÓ ÏÆÆÉÃÅ ×ÏÕÌÄ ÂÅ ÄÅÓÉÇÎÁÔÅÄ 
as Type E. Each type of building would consist of varying storage unit sizes. Operational emissions 
generated by area sources, motor vehicles, and energy demand would result from the normal day-to-
day activities of the project. The results of these calculations are presented in Table 4.3-6. As seen 
in the table, for eÁÃÈ ÃÒÉÔÅÒÉÁ ÐÏÌÌÕÔÁÎÔȟ ÏÐÅÒÁÔÉÏÎÁÌ ÅÍÉÓÓÉÏÎÓ ×ÏÕÌÄ ÂÅ ÂÅÌÏ× ÔÈÅ ÐÏÌÌÕÔÁÎÔȭÓ 
MDAQMD significance threshold. Therefore, regional operational emissions would be less than 
significant. 
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Table 4.3-6 
MAXIMUM ANNUAL PROJECT OPERATIONAL EMISSIONS 

Emission Type  
Pollutant Emissions  

VOCs NOX CO SOX PM10 PM2.5 
Pounds Per Day  
Mobile Sources 0.8 0.9 7.9 <0.1 1.5 0.4 
Area Sources 2.8 <0.1 4.1 <0.1 <0.1 <0.1 
Energy Sources 0.0 0.0 0.0 0.0 0.0 0.0 
Total Project Emissions 3.6 0.9 12.0 <0.1 1.5 0.4 
MDAQMD Thresholds 137.0 137.0 548.0 137.0 82.0 65.0 
Significant? No No No No No No 
Tons Per Year 
Mobile Sources 0.1 0.2 1.2 <0.1 0.3 0.1 
Area Sources 0.5 <0.1 0.4 <0.1 <0.1 <0.1 
Energy Sources 0.0 0.0 0.0 0.0 0.0 0.0 
Total Project Emissions 0.6 0.2 1.6 <0.1 0.3 0.1 
MDAQMD Thresholds  25 25 100 25 15 12 
Significant?  No No No No No No 
Source: Calculated by LSA (September 2025) with CalEEMod (Version 2022.1.1.28). 

 

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

Less Than Significant Impact  

Since the MDAB is currently in federal nonattainment for ozone and PM2.5 and state nonattainment 
for ozone and PM10, related projects may exceed an air quality standard or contribute to an existing 
or projected air quality exceedance. However, as discussed above, the mass daily and annual 
construction and operational emissions generated by the project would not exceed any of the 
-$!1-$ȭÓ ÓÉÇÎÉÆÉÃÁÎÃÅ ÔÈÒÅÓÈÏÌÄÓȢ Therefore, the project would not result in a cumulatively 
considerable net increase in emissions of the pollutants for which the MDAB is in nonattainment. 
Thus, cumulative air quality impacts associated with the project would be less than significant. 

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

Less than Significant Impact  

Construction of the project would generate short-term and intermittent emissions. Following the 
-$!1-$ȭÓ #%1! 'ÕÉÄÅÌÉÎÅÓ ɉ-$!1-$ȟ ςπςπa), residences, schools, daycare centers, playgrounds, 
and medical facilities are considered sensitive land uses.  

The following project types proposed for sites within the specified distance to an existing or planned 
(zoned) sensitive receptor land use must be evaluated (MDAQMD, 2020a):  

¶ Any industrial project within 1,000 feet.  

¶ A distribution center (40 or more trucks per day) within 1,000 feet. 
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¶ A major transportation project (50,000 or more vehicles per day) within 1,000 feet.  

¶ A dry cleaner using perchloroethylene within 500 feet.  

¶ A gasoline dispensing facility within 300 feet. 

The proposed project entails the development of self-storage units; it does not meet the criteria listed 
above. Thus, the impacts on sensitive receptors would be less than significant. 

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

Less than Significant Impact  

A project-related significant adverse effect could occur if the construction or operation of the 
proposed project would result in the generation of odors that would be perceptible in adjacent 
sensitive areas. Potential odor sources associated with the Project may result from construction 
equipment exhaust and the application of asphalt and architectural coatings during construction 
ÁÓÓÏÃÉÁÔÅÄ ×ÉÔÈ ÔÈÅ ÐÒÏÐÏÓÅÄ ÐÒÏÊÅÃÔȭÓ ÌÏÎÇ-term operational uses. The construction odor emissions 
would be temporary, short-term, and intermittent in nature and would cease upon completion of the 
construction and are thus considered less than significant. Therefore, the project would not create 
substantial objectionable odors and this impact would be less than significant. 
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4.4 Biological Resources  

Would the project:  
Potentially 
Significant 

Impact  

Less than 
Significant 

with 
Mitigation 

Incorporated  

Less than 
Significant 

Impact  
No Impact  

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 Wildlife or U.S. Fish and Wildlife 
Service? 

 X   

b) Have a substantial 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 Wildlife 
or US Fish and Wildlife Service? 

 X   

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

   X 

d) Interfere substantially with the movement 
of any native resident or migratory fish or 
wildlife species or with established native 
resident or migratory wildlife corridors, 
or impede the use of native nursery sites? 

  X  

e) Conflict with any local policies or 
ordinances protecting biological 
resources, such as a tree preservation 
policy or ordinance? 

 X   

f) Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural 
Community Conservation Plan, or other 
approved local, regional, or state habitat 
conservation plan? 

   X 

4.4.1 Methodology  

This section is based on the results of a desktop analysis using USGS topographic maps, current aerial 
imagery, as well as the following sources:  

¶ Biological Resources Assessment for the Sun Mesa (Billings) Mini Storage Project in Yucca 
Valley, San Bernardino County, California (APN 0597-111-67-0000) prepared by LSA, October 
24, 2025 (LSA, 2025b). See Appendix C1.   
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¶ Western Joshua Tree Census for the Sun Mesa (Billings) Mini Storage Project in Yucca Valley, 
San Bernardino County, California (LSA Project No. 20231230), September 26, 20525 (LSA, 
2025c). See Appendix C2. 

¶ Rare Plant Survey for the Sun Mesa (Billings) Mini Storage Project in Yucca Valley, San 
Bernardino County, California (LSA Project No. 20231230), September 26, 2025 (LSA, 
2025d). See Appendix C3.  

UltraSystems biologists researched readily available information, including relevant literature, 
databases, agency websites, previously completed reports and management plans, in-house records, 
and public domain GIS data, maps, and aerial imagery to identify the following: 1) special-status plant 
and wildlife species, jurisdictional waters, critical habitats, and wildlife corridors that may occur in 
and near the project site; and 2) local or regional plans, policies, and regulations that may apply to 
the project. Sources accessed by UltraSystems for analysis of potential impacts within this Initial 
Study include: 

¶ California Natural Diversity Database (CNDDB, 2025). 

¶ #ÁÌÉÆÏÒÎÉÁ .ÁÔÉÖÅ 0ÌÁÎÔ 3ÏÃÉÅÔÙȭÓ ɉ#.03Ɋ -ÁÎÕÁÌ ÏÆ #ÁÌÉÆÏÒÎÉÁ 6ÅÇÅÔÁÔÉÏÎ ɉ-#6Ɋ /ÎÌÉÎÅ 
Edition (CNPS, 2025).  

¶ USFWS Critical Habitat Portal (USFWS, 2025a). 

¶ CDFW BIOS Habitat Connectivity Viewer (CDFW, 2025a). 

¶ Other sources as cited in the text.  

A Biological Study Area (BSA) was defined for the project to include the project site and a 500-foot 
buffer zone around its perimeter (see Figure 4.4-1). UltraSystems biologists did not visit the project 
ÓÉÔÅȟ ÂÕÔ ÔÈÅ "3! ×ÁÓ ÓÔÕÄÉÅÄ ÄÕÒÉÎÇ 5ÌÔÒÁ3ÙÓÔÅÍÓȭ ÄÅÓËÔÏÐ ÁÎÁÌÙÓÉÓ ÔÏ ÁÕÇÍÅÎÔ ÔÈÅ ÆÉÅÌÄ ÓÕÒÖÅÙÓ 
conducted by LSA. 

Plant and wildlife species protected by the federal Endangered Species Act (ESA) or by the California 
Endangered Species Act (CESA) are referred to as listed species in this section. Plant and wildlife 
species not protected under ESA or CESA but still protected by federal agencies, state agencies, local 
or regional plans and/or nonprofit resource organizations, such as the California Native Plant Society 
(CNPS), are referred to as sensitive species in this section. The term special-status species is used when 
collectively referring to both listed and sensitive species. 

4.4.1.1 Environmental Setting  

The topography of the biological study area (BSA) and project site are relatively flat, with slight 
inclines on the north to south plane. The north end of the BSA reaches approximately 3,726 feet above 
mean sea level (amsl), whereas the southern portion of the BSA reaches approximately 3,710 feet 
amsl. The project is situated on the southeast corner of Newton Lane and Sun Mesa Drive; it is 
surrounded by industrial, commercial, and mostly vacant residential areas. 

The project site is in the Yucca Valley North, California 7.5-minute series topographic quadrangle map 
in Section 13 of Township 1 North, Range 5 East, San Bernardino Baseline and Meridian (USGS, 2025).  
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Figure 4.4ɀ1 
PROJECT LOCATION AND BIOLOGICAL STUDY AREA (BSA)

 


































































































































































































































































