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1.0 Introduction 

1.1 Project Needs and Objectives 

The approximately 67.78-acre project site (65.1 net acres after road right-of-way exclusions) 
is located in the county of Imperial (County), adjacent to the city of El Centro (City).  The 
site is currently designated by the County as Urban Area, which is an area anticipated to 
be annexed or incorporated into the adjacent city (i.e., El Centro).  The County created this 
designation to reduce duplicated planning efforts and possible planning conflicts between 
the County and cities, and to allow cities to plan for the development of these areas.  
Consistent with the County designation, the site is located within the City’s Sphere of 
Influence (SOI) and annexation of the site from the County to the City is proposed in 
anticipation of future development.  In order to coordinate this interjurisdictional effort, the 
project would require processing through the Imperial County Local Agency Formation 
Commission pursuant to the Cortese-Knox-Hertzberg Local Government Reorganization 
Act (Government Code §§ 56000, et seq.) (LAFCO Act).  

As indicated above, the primary objective of the proposed South Dogwood project (hereafter 
project) is to amend the City’s General Plan and annex an approximately 67.78-acre site in 
order to allow for future commercial and high density residential development within the 
City.  

1.2 Project Location and Setting 

The proposed project is located along the west side of South Dogwood Avenue, from 
Danenberg Drive to 660 feet north of McCabe Road. The regional location is identified in 
Figure 1. Figure 2 identifies the project location on a United States Geological Survey 
(USGS) map and Figure 3 identifies the project location on an aerial photograph. The 
project properties are largely vacant or developed land with light to medium industrial 
properties, a mini-storage facility and two rural single-family residences. There are 
14 individual parcels included within the proposed annexation area, owned by four different 
landowners (Figure 4).  The parcels lie between the Imperial Valley Mall (east) and the 
Union Pacific Railroad (UPRR) tracks (west). There are no current plans for commercial or 
residential projects to be developed on these parcels.  Future development of these parcels 
is anticipated to conform to the allowed uses with each of the proposed zone designations 
and would require future discretionary review by the City. 

1.2.1 Surrounding Land Uses 

Land uses surrounding the project site include a fertilizer storage and distribution facility 
to the north (across Danenberg Drive) and a hay storage and compress facility (Wilbur-
Ellis) to the west (on the south side of Danenberg Drive).  The hay storage and compress 
facility (22.95 acres) was annexed to the City of El Centro in 2015 (Annexation EC 1-13). 
Other light to medium industrial developments within the project area include Quality Hay 
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Scales (1960s), Rolfe truck parking yard (early 1980s), KC Welding and Rentals (1963), 
AKC Mini-Storage Facility (2002), several fenced equipment storage yards and two rural 
residences. All of the properties within the project area are currently served with raw 
(untreated) water from the Imperial Irrigation District (IID) Dogwood Canal pipeline.  Each 
property has its own on-site water cisterns for water storage, sand filtration system, and 
pumping system.  Wastewater is disposed on each property with on-site wastewater 
treatment systems (septic tanks and leach fields). The Union Pacific Railroad tracks along 
the west side of the project area are lightly utilized, with one to two trains passing the 
project sites on a daily basis. Existing surrounding uses are further described in Table 1.  

Table 1 
Surrounding Land Uses 

Location Existing Use 
City’s General Plan 

Designation1 Zone 

North Fertilizer Storage and Distribution 
Facility General Industrial ML (City) 

East (upper half) Imperial Valley Mall General Commercial CG (City) 

East (lower half) Farmland Low Density Residential A2 (County) 

South Residential and Farmland Specific Plan Area (County) McRa2SPA (County) 

Southwest Residential and Farmland Low Density Residential A1U (County) 

West 
Hay Storage and Compress Facility General Industrial ML (City) 

Union Pacific Railroad Tracks Low Density Residential A2U (County) 
1The County General Plan designates surrounding County land to the north, east, west and the site as Urban 
Area. Land to the south is designated as Urban Area and Specific Plan area (County of Imperial 2015). 

 

1.3 Project Description 
The project consists of the annexation of approximately 67.78 gross acres (65.1 net acres 
after road right-of-way exclusions) of unincorporated lands to the City, a General Plan 
Amendment (GPA) and a Pre-zone. No specific development is proposed at this time, but 
future development at the site is anticipated to include infrastructure improvements and 
design features in order to meet regulatory requirements and provide sufficient 
infrastructure to serve the future development.   

1.3.1 General Plan Amendment 
The County designates the project site as Urban Area, a designation that is intended to 
cover areas anticipated to be annexed or incorporated into neighboring cities. As the project 
area is within the City’s SOI, the El Centro General Plan indicates the site to be planned 
for general industrial development (northern portion of site) and low density residential 
(southern portion of site) (Figure 5a). Concurrent with the application for annexation, the 
landowners have applied for a GPA to allow for General Commercial development within 
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the northern and central areas and High Medium Density Residential development in the 
southern four parcels (Figure 5b). Table 2 outlines the existing and proposed General Plan 
designation. 

Table 2 
Existing and Proposed General Plan Designation 

Existing General Plan 
Designation 

Proposed General Plan 
Designation Net Acres Proposed General Plan  Description 

General Industrial 
Development 
(northern and central 
areas) 

General Commercial 
Development 53.13 

The General Commercial Designation 
contains the following three categories: 
Neighborhood Commercial, Office 
Commercial, and Heavy Commercial. 

Low Density 
Residential (southern 
four parcels) 

High Medium Density 
Residential 
Development 

11.97 
The High Medium Density residential 
designation provides for a variety of multi-
family housing types.  

SOURCE: City of El Centro General Plan Land Use Element (2004) 
 

1.3.2 Pre-zone 
The site is currently zoned Medium Industrial Development by the County (Figure 6a).  As 
the site is not currently in the City, there is no existing City zoning for the site.  The project 
area is proposed to be pre-zoned CG (General Commercial), except for the southern 1,528 
feet (11.97 acres), which is proposed to be pre-zoned R-3 (High Density Residential) 
(Figure 6b). The southern area proposed for R-3 (High Density Residential) consists of 
assessor parcel numbers 054-390-089, 054-390-050, 054-390-051 and 054-390-052. Table 3 
outlines what is allowed in these two zones per the City’s Municipal Code.   

Table 3 
Existing and Proposed Zoning 

Existing Zoning Proposed Zoning Net Acres 

Average 
Density/Floor 

Area Ratio 
Build 

Assumption 

Proposed 
Zoning 

Descriptions 
Medium Industrial 
Development (northern and 
central areas) 

CG (General 
Commercial) 53.13 0.3 694,303 commercial 

square footage 

Medium Industrial 
Development (southern four 
parcels) 

R-3 (High 
Density 

Residential) 
11.97 16 191 dwelling units 

SOURCE: City of El Centro Municipal Code 1980. 
 

At this time, no specific project is proposed. For the purpose of this Initial Study/Mitigated 
Negative Declaration (IS/MND), technical analyses are based on the assumption of future 
retail/commercial and multi-family land uses. The amount of retail/commercial and 
residential uses was estimated based on the acreages and assumed coverage shown in 
Table 3. The total project area is 65.1 acres, with 53.13 acres for retail commercial and 
11.97 acres for residential uses. The retail/commercial square footage and number of 
residential units were estimated as follows: 
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• Retail/Commercial – It is assumed that the retail/commercial square footage is 
30% of the total acreage (53.13 acres), or 30% x 53.13 acres x 43,560 square feet = 
694,303 square feet. 
 

• Residential – A density of 16 units per acre is assumed for the residential, or 16 
units x 11.97 acres = 191 dwelling units. 
 

1.3.2 Infrastructure Improvements 
At the time specific development proposals are brought forward, additional right-of-way, 
pavements, curbs, sidewalk, and street lights will be required along the Danenberg Drive 
and Dogwood Avenue frontages for full buildout of the 4- and 6-lane arterial streets. There 
are also existing pressurized city water lines in Danenberg Drive and Dogwood Avenue, to 
the south end of the Imperial Valley Mall, and a water line extension will be needed for 
future development to the south of the existing water main.  It is anticipated that a water 
line loop will be required to  connect to a water main in Farnsworth Lane, and new gravity 
flow sewer mains will be needed in Dogwood Avenue (flowing north) and Danenberg Drive 
(flowing west to the UPRR tracks).   

The City is in the planning stages for a regional sewer lift station (Southern Lift Station) 
along Danenberg Drive, west of the UPRR tracks, that will include a gravity sewer main 
extension to the east side of the UPRR tracks, where a new sewer main from the newly 
annexed lands would be required to connect at the time specific development plans are 
proposed in the future.  In addition, the properties within the proposed annexation area 
have natural ground surface elevations that drain to the north and the west.   

1.3.3 Project Access 
The Imperial Valley Mall is located opposite the project site, on the east side of Dogwood 
Avenue. Currently, there are two signalized access intersections, the Dogwood 
Avenue/North Mall Driveway (Chili’s) and the Dogwood Avenue/South Mall Driveway 
(ARCO) along the project frontage providing access to the Imperial Valley Mall. It is 
anticipated that the fourth (west leg) of these signalized intersections will provide access to 
the retail/commercial portion of the project. A third, new access driveway would be required 
to provide access to the residential portion of the project (Linscott, Law & Greenspan [LLG] 
2019). 

2.0 Mitigated Negative Declaration 
2.1 Authority to Prepare a Mitigated Negative 

Declaration 
As provided in California Environmental Quality Act (CEQA) Section 21064.5, a MND may 
be prepared for a project “when the Initial Study has identified potentially significant 



Mitigated Negative Declaration 

effects on the environment, but revisions in the project plans or proposals made by, or 
agreed to by, the applicant before t he proposed Negative Declaration and Initial Study are 
released for public review would avoid the effects or mitigate the effects to a point where 
clearly no significant effect on the environment would occur, and there is no substantial 
evidence in light of the whole record before the public agency that the project, as revised, 
may have a significant effect on the environment." 

The City is the Lead Agency under CEQA. Based on the findings of the Initial 
Study/Environmental Checklist for this project, the City has determined that preparation of 
a MND is the appropriate method by which to obtain compliance with CEQA. The Initial 
Study/Environmental Checklist is included as Section 4.0 of this report. 

2.2 Results of Public Review 

( ) No comments were received during the public input period. 

( ) Comments were received during the public input period, but they do not address the 
Draft Mitigated Negative Declaration findings or the accuracy or completeness of 
the Initial Study. No response is necessary. The letters are attached. 

( ) Comments addressing the findings of the Draft Mitigated Negative Declaration 
and/or accuracy or completeness of the Initial Study were received during the public 
input period. The letters and responses are presented at t he beginning of this Final 
MND. 

Copies of the Draft Mitigated Negative Declaration and any Initial Study support material 
are available for r eview at the City of El Centro, 1275 Main Street, El Centro, California 
92243. 

'{l~ J'\1\.l r&uz:==--
Signature 

Norma Villicaiia. Community Development Director 
City of El Centro 

South Dogwood Annexation 
Page 5 

February 7, 2020 
Date of Draft MND 

Date of Final MND 
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3.0 Mitigation Monitoring and Reporting 
Program 

The following project features and mitigation measures would be implemented via the 
Development Agreement to reduce impacts to below a level of significance.  

3.1 Air Quality 
In order to provide consistency with Imperial County Air Pollution Control District 
(ICAPCD) air quality planning documents, the following shall be implemented: 

Air Quality Plan Consistency 

MM-AIR-1: Within six months of project approval, the City Community Development 
Director shall provide a revised General Plan land use map to the Southern 
California Association of Governments to ensure that regional population and 
vehicle miles travelled (VMT) projections are updated and thereby ensure the 
next air quality plan updates will accurately reflect anticipated growth 
associated with future development of the project site.  

At the time a site-specific development is brought forward, the following ICAPCD 
regulatory compliance measures shall be required: 

Imperial County Air Pollution Control District Compliance 

MM-AIR-2: Prior to the issuance of a building permit for construction on the project site, 
the City shall verify the Project Applicant has submitted a Mitigation Project 
Report and contributed to the ICAPCD Operational Development Fees 
Program in accordance with Rule 310 and its associated criteria. 

MM-AIR-3: Prior to the issuance of a grading or construction permit for the project site, 
the Project Applicant shall provide documentation (such as a contract or 
other legally binding document) to the City proving that contractors and 
subcontractors will implement the following measures in accordance with the 
ICAPCD CEQA Air Quality Handbook performance criteria:  

Measures for Fugitive 10-micron Particulate Matter (PM10) Control 

• All disturbed areas, including bulk material storage which is not being 
actively utilized, shall be effectively stabilized and visible emissions shall 
be limited to no greater than 20 percent opacity for dust emissions by 
using water, chemical stabilizers, dust suppressants, tarps, or other 
suitable material such as vegetative ground cover. 
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• All on-site and off-site unpaved roads will be effectively stabilized and 
visible emissions shall be limited to no greater than 20 percent opacity for 
dust emissions by paving, chemical stabilizers, dust suppressants and/or 
watering. 

• All unpaved traffic areas 1 acre or more with 75 or more average vehicle 
trips per day will be effectively stabilized and visible emission shall be 
limited to no greater than 20 percent opacity for dust emissions by 
paving, chemical stabilizers, dust suppressants and/or watering. 

• The transport of bulk materials shall be completely covered unless six 
inches of freeboard space from the top of the container is maintained with 
no spillage and loss of bulk material. In addition, the cargo compartment 
of all haul trucks is to be cleaned and/or washed at delivery site after 
removal of bulk material. 

• All track-out or carry-out will be cleaned at the end of each workday or 
immediately when mud or dirt extends a cumulative distance of 50 linear 
feet or more. 

• Movement of bulk material handling or transfer shall be stabilized prior 
to handling or at points of transfer with application of sufficient water, 
chemical stabilizers, or by sheltering or enclosing the operation and 
transfer line. 

• The construction of any new unpaved road is prohibited unless the road 
meets the ICAPCD definition of a temporary unpaved road. Any 
temporary unpaved road shall be effectively stabilized and visible 
emissions shall be limited to no greater than 20 percent opacity for dust 
emission by paving, chemical stabilizers, dust suppressants and/or 
watering. 

• Water exposed soil with adequate frequency for continued moist soil. 
• Replace ground cover in disturbed areas as quickly as possible. 
• Automatic sprinkler system installed on all soil piles. 
• Vehicle speed for all construction vehicles shall not exceed 15 miles per 

hour on any unpaved surface at the construction site. 
• Develop a trip reduction plan to achieve a 1.5 average vehicle ridership 

for construction employees. 
• Implement a shuttle service to and from retail services and food 

establishments during lunch hours. 
• Install pipe-grid track-out control device to reduce mud/dirt track-out 

from unpaved truck exit routes. 
Measures for Construction Combustion Equipment 

• Use of alternative fueled or catalyst equipped diesel construction 
equipment, including all off-road and portable diesel powered equipment. 
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• Minimize idling time either by shutting equipment off when not in use or 
reducing the time of idling to 5 minutes as a maximum. 

• Limit, to the extent feasible, the hours of operation of heavy duty 
equipment and/or the amount of equipment in use. 

• Replace fossil fueled equipment with electrically driven equivalents 
(provided they are not run via a portable generator set). 

• Curtail construction during periods of high ambient pollutant 
concentrations; this may include ceasing of construction activity during 
the peak hour of vehicular traffic on adjacent roadways. 

• Implement activity management (e.g., rescheduling activities to reduce 
short-term impacts). 

• Require the use of construction equipment that meets Tier 4 CARB In-
Use Off- Road Diesel Fueled Fleets Regulations. 

 
MM-AIR-4:  On any given day, heavy-duty construction equipment use shall be limited to 

a single road segment or intersection improvement. Prior to the issuance of 
any road segment and intersection improvement building permit associated 
with the project, the applicant shall demonstrate to the satisfaction of the 
City Engineer that the off-site roadway improvement schedules would not 
overlap. 

3.2 Biological Resources 
At the time a site-specific development is brought forward, the following biological 
mitigation shall be required: 

Nesting Birds 

MM-BIO-1: Prior to issuance of a grading permit for any future on- or off-site 
improvement, the grading plan shall identify the following mitigation 
requirement: 

If grading is to occur between January 1 and September 15, a preconstruction 
survey shall be performed within three days prior to initiating ground 
disturbance to survey for nesting birds. If nesting birds are located, than 
avoidance measures shall be implemented as determined by a qualified 
biologist and in accordance with the California Fish and Game Code 
Section 3503. 
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3.3 Geological Resources 
At the time a site-specific development is brought forward, the following geological  
mitigation shall be required:  

Geotechnical Investigation 

MM-GEO-1: Prior to issuance of grading permits for future development, a final 
development-specific geotechnical investigation shall be completed to the 
satisfaction of the City Engineer and Building Official. The final 
development-specific geotechnical investigation shall include the percolation 
rate information as needed for storm water quality systems such as 
bioretention basins. The geotechnical investigation shall also address seismic 
design parameters related to foundation and footing requirements, expansive 
clay soil conditions, liquefaction, and groundwater in accordance with the 
California Building Code. The site preparation and grading measures 
identified in the final development specific geotechnical investigation shall be 
identified on the grading plans prior to grading permit approval. The 
foundation, slab, wall, and other building design measures identified in the 
final development-specific geotechnical investigation shall be identified on 
building plans prior to building permit issuance.  

3.4 Transportation 
At the time a site-specific development is brought forward, the following transportation  
mitigation shall be required:  

MM-TRA-1: Prior to issuance of building permits for future development, the project 
applicant shall contribute a fair share toward widening Dogwood Avenue, 
specifically East Aurora Drive to I-8 ramps into a 4-lane major road. 

MM-TRA-2: Prior to issuance of building permits for future development, the project 
applicant shall contribute a fair share towards providing a third northbound 
through lane on Dogwood Road between Wake Avenue and the I-8 eastbound 
on-ramp, trapping the lane as a right-turn onto the I-8 eastbound on-ramp. 
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FIGURE 2
Project Location on USGS Map

Map Source: USGS 7.5 minute topographic map series, El Centro quadrangle, 1976, T16S R14E
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FIGURE 3

Project Location on Aerial Photograph
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FIGURE 4

Proposed Annexation of Project Parcels
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FIGURE 5a
Existing City of El Centro

General Plan Designations
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FIGURE 5b
Proposed City of El Centro

General Plan Designations
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FIGURE 6a

Existing County of Imperial Zoning
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FIGURE 6b

Proposed City of El Centro Zoning
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4.0 Initial Study 
1. Project Title:  South Dogwood Annexation Project  
 
2.  Lead agency name and address:  
 
 City of El Centro 
 Community Development Department 
 1275 Main Street 
 El Centro, California 92243 
 
3.  Contact person and phone number: 
 
 Norma Villicaña, AICP, Community Development Director  
 City of El Centro 
 (760) 337-4543 
 
4.  Project location:  
 
 The proposed project is located along the west side of Dogwood Avenue, from 

Danenberg Drive to 660 feet north of McCabe Road. 
  
5.  Project Applicant/Sponsor's name and address: 
 
 Jeff Lyon, P.E. 

GS Lyon Consultants, Inc. 
 780 N. 4th Street 
 El Centro, California 92243 
 
6.  General Plan designation:  The project area is currently within the County of 

Imperial and is shown as Urban Area in the General Plan.  The project area is also 
within the City of El Centro SOI and is shown as general industrial development 
(northern portion of site) and low density residential (southern portion of site). A 
General Plan Amendment is proposed which would allow for General Commercial 
development within the northern and central areas and Multi-family Residential 
development in the southern four parcels. 

 
7.  Zoning:  The property is currently zoned for medium industrial development in the 

County.  The project proposes a Zone Change to CG (General Commercial) within 
the northern and central areas and a Zone Change to R-3 (High Density Residential) 
in the southern four parcels.   
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8.  Description of project (Describe the whole action involved, including but not limited 
to, later phases of the project, and any secondary, support, or off-site features 
necessary for its implementation.): See Section 1.0. 

9.  Other public agencies whose approval is required (e.g., permits, financing approval, 
or participation agreement.): 

• County of Imperial 
• Imperial County Local Agency Formation Commission 
• California Department of Transportation 
• Imperial Irrigation District 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

The environmental factors checked below would be potentially affected by this project, 
involving at least one impact that is a "Potentially Significant Impact" as indicated by the 
checklist on the following pages. 

 Aesthetics  Agriculture and 
Forestry Resources 

 Air Quality 

 Biological Resources  Cultural Resources  Energy 

 Geology/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 
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DETERMINATION (To be completed by Lead Agency): 
 
On the basis of this initial evaluation: 
 

 The proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

 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. 

 The proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

 The proposed project MAY have a “potentially significant impact” or “potentially 
significant unless mitigated” impact on the environment, but at least one effect (a) has 
been adequately analyzed in an earlier document pursuant to applicable legal 
standards, and (b) has been addressed by mitigation measures based on the earlier 
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT 
(EIR) is required. 

 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 (MITIGATED) NEGATIVE DECLARATION pursuant to applicable 
standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or 
(MITIGATED) NEGATIVE DECLARATION, including revisions or mitigation 
measures that are imposed upon the proposed project, nothing further is required. 

EVALUATION OF ENVIRONMENTAL IMPACTS: 

1) A brief explanation is required for all answers except “No Impact” answers that are 
adequately supported by the information sources a lead agency cites in the parentheses 
following each question. A “No Impact” answer is adequately supported if the referenced 
information sources show that the impact simply does not apply to projects like the one 
involved (e.g., the project falls outside a fault rupture zone). A “No Impact answer 
should be explained where it is based on project specific factors as well as general 
standards (e.g., the project will not expose sensitive receptors to pollutants, based on a 
project-specific screening analysis.) 

2) All answers must take account of the whole action involved, including off-site as well as 
on-site, cumulative as well as project-level, indirect as well as direct, and construction 
as well as operational impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, the 
checklist answers must indicate whether the impact is potentially significant, less than 
significant with mitigation, or less than significant. “Potentially Significant Impact” is 
appropriate if there is substantial evidence that an effect may be significant. If there are 
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one or more “Potentially Significant Impact” entries when the determination is made, 
an EIR is required. 

4) “Negative Declaration: Less than Significant With Mitigation Incorporated” applies 
where the incorporation of mitigation measures has reduced an effect from “Potentially 
Significant Impact” to a “Less than Significant Impact.” The lead agency must describe 
the mitigation measures, and briefly explain how they reduce the effect to a less than 
significant level (mitigation measures from “Earlier Analyses”, as described in (5) below, 
may be cross-referenced). 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other 
California Environmental Quality Act process, an effect has been adequately analyzed 
in an earlier EIR or (mitigated) negative declaration. Section 15063(c)(3)(D). In this 
case, a brief discussion should identify the following: 

a. Earlier Analysis Used. Identify and state where they are available for review. 

b. Impacts Adequately Addressed. Identify which effects from the above checklist were 
within the scope of and adequately analyzed in an earlier document pursuant to 
applicable legal standards, and state whether such effects were addressed by 
mitigation measures based on the earlier analysis.  

c. Mitigation Measures. For effects that are “Less than Significant With Mitigation 
Measures Incorporated”, describe the mitigation measures that were incorporated or 
refined from the earlier document and the extent to which they address site-specific 
conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information 
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a 
previously prepared or outside document should, where appropriate, include a reference 
to the page or pages where the statement is substantiated. 

7) Supporting Information Sources: A source list should be attached, and other sources 
used or individuals contacted should be cited in the discussion. 

8) This is only a suggested form, and lead agencies are free to use different formats; 
however, lead agencies should normally address the questions from this checklist that 
are relevant to a project’s environmental effects in whatever format is selected.  

9) The 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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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

I. AESTHETICS  

 Would the project: 
    

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

No Impact. Scenic vistas include natural features such as topography, watercourses, rock 
outcrops, natural vegetation, and man-made alterations to the landscape. The proposed 
annexation site consists of both vacant and already  developed land.  The developed northern 
portion of the site contains light to medium industrial properties, a mini-storage facility and 
two rural single-family residences. The southern portion of the site has been disturbed and is 
currently vacant with little vegetative cover.  Given the existing on-site characteristics, the 
future development of the site resulting from the proposed GPA and annexation would not 
cause a substantial adverse effect on a scenic vista. No impacts would occur. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

No Impact. While there are Eligible State Scenic Highways, there are no officially 
designated State Scenic Highways in Imperial County (California Department of 
Transportation 2017).  Eligible highways include Interstate 8 and Highway 98 west of their 
intersection, Highway 78 to the east of Highway 86, and a portion of Highway 111 north of 
the Salton Sea.  The project site is not located in the viewshed of any of these eligible 
highways.  As the site is not within a scenic highway viewshed, no impact associated with 
obstructed views from a scenic highway would result. Thus, future development consistent 
with the project would have no impact to scenic resources within a state scenic highway.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No Impact 

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 a publicly 
accessible vantage point). If the project is in an 
urbanized area, would the project conflict with 
applicable zoning and other regulations governing 
scenic quality? 

    

No Impact. The proposed project site consists of largely vacant or developed land with 
light to medium industrial properties, a mini-storage facility, and two rural single-family 
residences. The project site lies between the Imperial Valley Mall (east) and the Union 
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Pacific Railroad tracks (west). The existing disturbed character of the project site does not 
possess a strong scenic quality.  

Future development consistent with the GPA would be similar to the urban character 
surrounding the project site. Future projects would not introduce new structures with 
heights that would block views from residential homes west of the site or otherwise 
substantially change the scenic character of the area. Overall, future development of the 
site would not degrade visual quality or character; thus, no impacts would occur.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

Less than Significant Impact. Light and glare generated by future projects would be 
consistent with the proposed General Commercial and High Density Residential zones. 
General Commercial lighting would comply with Article II, Division 3, Sec 29-63 (n) 
requirements to provide illumination for the security and safety of on-site areas such as 
parking, loading, shipping and receiving, walkways, and working areas. High Density 
Residential Zone lighting would comply with Article II, Division 2, Sec 29-71 (I) 
requirements to provide illumination for the security and safety of on-site areas such as 
parking lots, walkways, entrances, exits, and related areas. Therefore, future projects due 
to implementation of the proposed GPA would not create a new source of substantial light 
or glare that would adversely affect day or nighttime views in the area, and impacts would 
be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

II. AGRICULTURAL/FORESTRY RESOURCES  

Would the project: 

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

    

No Impact. Figure 5.2-1 from the City of El Centro General Plan EIR (2004) classifies the 
site as containing lands designated Urban and Built up Land and Other Land. The project 
properties are currently zoned for medium industrial development and the El Centro 
General Plan indicates the land to be planned for general industrial development (northern 
portion of site) and low density residential (southern portion of site). Therefore, the project 
would not convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance. No impact would occur. 
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

b. Conflict with existing zoning for agricultural use, 
or a Williamson Act Contract?     

No Impact. Imperial County filed non-renewal on all Williamson Act contracts, effective 
January 2011; however, pursuant to Government Code Section 51246 the contracts remain 
in full force and effect until the contracts terminate (California Department of Conservation 
2016). According to Figure 5.2-2 within the City of El Centro General Plan EIR (2013) the 
project site and adjacent agricultural areas are not covered by a Williamson Act contract.  
(California Department of Conservation 2016). Therefore, the project would not conflict 
with zoning for agricultural use or Williamson Act Contract. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No  

Impact 

c. Conflict with existing zoning for, or cause rezoning 
of, forest land (as defined in Public Resources 
Code Section 1220[g]), timberland (as defined by 
Public Resources Code Section 4526), or 
timberland zoned Timberland Production (as 
defined by Government Code section 51104[g])? 

    

No Impact. The project site is not zoned as forest land or timberland and does not include 
any forest land or timberland. No impact to forest land or timberland would occur. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

No Impact. The project site and surrounding area does not include any forest land. No 
impact would occur. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

 Impact 

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? 

    

Less than Significant Impact. The project site and surrounding area does not include 
any forest land. The project properties currently contain largely vacant lands or are 
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developed with light to medium industrial properties, a mini-storage facility, and two rural 
single-family residences.  

As shown by the presence of active farmland adjacent to commercial and residential 
development throughout Imperial County, the proposed project would not adversely affect 
existing agricultural use. Active farmland is located east, south, and west of the project site. 
Active farmland near the project site is currently located adjacent to existing residential 
homes or commercial properties.  As such the potential future development of the site with 
commercial and residential uses would not preclude use of the adjacent lands for 
agricultural purposes.   

In addition, future growth in the surrounding area that would occur independent of the 
project could convert active farmland to other uses. Therefore, the project would not result 
in other changes in the existing environment that would convert farmland to 
non-agricultural uses, and impacts would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

III. AIR QUALITY  

Would the project: 

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

Less than Significant with Mitigation Incorporated. This section is based on the Air 
Quality Analysis prepared by RECON in November 2019 (Appendix A). 

The project was evaluated for consistency with the ICAPCD ozone, PM10, and PM2.5 air 
quality plans. The project would include annexation of the project site, removing it from the 
County Land Use Plan, and changing the City land use designation to General Commercial 
and High Medium Density Residential. Thus, the project would be inconsistent with the 
existing land use and zoning designation. As compared to the General Industrial and Low 
Density Residential land use designation, future development of the project site with 
General Commercial and High Medium Density Residential uses would result in greater 
trip generation. Thus, without mitigation the project would result in air emissions that 
were not accounted for in the ICAPCD air quality plans and thus would be inconsistent 
with ICAPCD air quality plans. Mitigation measures MM-AIR-1 and MM-AIR-2 would 
require that the City provide the ICAPCD with revised land use plan so that these 
emissions may be accounted for in the next air quality plan updates and would require that 
the Project Applicant contribute to the ICAPCD Operational Development Fee Mitigation 
Program. Payment to the Operational Development Fee Program would fund local emission 
reduction projects in the County to offset the increased air emissions associated with the 
future development of the project site through off-site mitigation. As contribution to the 
program, the project would offset ozone precursor and PM10 emissions. The project would 
not result in a net increase in criteria pollutant emissions that is not accounted for in the 
air quality plans. The project would be consistent with applicable air quality plans after the 
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implementation of mitigation measures MM-AIR-1 and MM-AIR-2. Impacts would be 
reduced to a level that is less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No  
Impact 

b. 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 with Mitigation Incorporated. As shown in Table 6 in Appendix 
A, construction emissions associated with future construction of the project site would be 
less than all applicable ICAPCD significance thresholds. The ICAPCD requires that, 
regardless of the size of a project, all feasible standard measures for fugitive PM10 and 
construction equipment must be implemented at construction sites. Additionally, all 
feasible discretionary measures for PM10 apply to those construction sites which are 5 acres 
or more for non-residential developments or 10 acres or more in size for residential 
developments. With implementation of these standards and measures (MM-AIR-3), project 
construction would not result in a cumulatively considerable increase in non-attainment 
pollutants, and impacts would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No  
Impact 

c. Expose sensitive receptors to substantial pollutant 
concentrations?     

Less than Significant Impact. As shown in Table 7 in Appendix A, air emissions 
associated with project operation would exceed the applicable ICAPCD significance 
thresholds for NOX, an ozone precursor. Therefore the project would be required to 
incorporate  mitigation. Mitigation measure MM-AIR-4 would require implementation of 
ICAPCD recommended standard, discretionary, and enhanced operation mitigation 
measures and would thereby substantially reduce air emissions associated with operation. 
Additionally, as required by mitigation measure MM-AIR-2, the project would contribute to 
the ICAPCD Operational Development Fee Mitigation Program to offset remaining 
operations emissions. With the implementation of measures to reduce operational 
emissions and participation in the local air emission offset program, operations would not 
result in a cumulatively considerable net increase in non-attainment criteria pollutant 
emissions. Impacts would be reduced to a level that is less than significant. 

Future development of the project site may expose sensitive receptors to increased 
pollutant concentrations including diesel particulate matter (DPM) from construction 
equipment use and hauling trips and carbon monoxide (CO) hotspots from traffic generated 
by future development of the project site. However, due to the temporary nature of 
construction activities, the fact that the duration of construction activities near any specific 
sensitive receptor would be temporary and short term, as well as ongoing implementation 
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of United States Environmental Protection Agency (U.S. EPA) and California Air Resources 
Control Board (CARB) requirements for cleaner construction equipment, impacts associated 
with temporary DPM emissions would be less than significant. Once operational, all 
signalized intersections are projected to operate at level of service (LOS) D or better; 
therefore, it is not anticipated to result in a CO hot spot. Therefore, localized air quality 
impacts to sensitive receptors would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No Impact 

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

Less than Significant Impact. The project does not include heavy industrial or 
agricultural uses that are typically associated with odor complaints. During construction, 
diesel equipment may generate some nuisance odors. Sensitive receptors near the project 
site include residential uses; however, exposure to odors associated with project 
construction would be short term and temporary in nature. Additionally, the measures 
outlined above would reduce construction exhaust emissions, which would also reduce 
construction-related odors. Impacts would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

IV. BIOLOGICAL RESOURCES 

Would the project:      

a. Have substantial adverse effects, 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 (CDFW) or U.S. Fish and 
Wildlife Service (USFWS)? 

    

Less than Significant with Mitigation Incorporated. Future grading and construction 
activities have the potential to result in significant impacts to protected nesting birds as 
there are multiple mature trees on the property. To ensure compliance, any future 
development proposal would be required to implement mitigation measure MM-BIO-1. This 
mitigation requires the completion of preconstruction nesting bird surveys and, if needed, 
nest avoidance measures. Mitigation in accordance with the California Fish and Game Code 
Section 3503 requirements would ensure impacts to nesting birds would be less than 
significant. 
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No  
Impact 

b. Have a substantial adverse effect on any riparian 
habitat or other community identified in local or 
regional plans, policies, and regulations or by the 
CDFW or USFWS? 

    

No Impact.  The site does contain any riparian habitats or agricultural drains or canals 
that would be considered wetland or non-wetland waters under the jurisdiction of the 
United States Army Corps of Engineers, Regional Water Quality Control Board, and/or the 
California Department of Fish and Wildlife. As such, no impacts to riparian habitats would 
not occur. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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? 

    

No Impact. Refer to above response.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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 wildlife nursery sites? 

    

No Impact. The project site does not serve as a nursery site. The area is not within or near 
an established wildlife corridor. The project would result in no impact related to wildlife 
corridors or nursery sites. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

No Impact. The proposed improvements would not conflict with any of these plans because 
the project site is not within an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved habitat conservation plan. 
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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? 

    

No Impact. The project site is not located within the boundaries of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, or other approved habitat 
conservation plan. No impact would occur. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

V. CULTURAL RESOURCES 

Would the project:     

a. Cause a substantial adverse change in the 
significance of an historical resource pursuant to 
§15064.5?     

No Impact. Given the developed and disturbed nature of the project site, no historical 
resources as defined in Section 15064.5 are found on the project site. Future development 
due to the proposed project would not affect properties outside of the project site and the 
project would not cause a substantial adverse change in the significance of a historical 
resource as defined in Section 15064.5. Therefore, no impact would occur.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b. Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5?     

Less than Significant Impact. The City is required to initiate consultation with the 
Native American tribes who are traditionally and culturally affiliated with the project area 
pursuant to Assembly Bill (AB) 52 under CEQA and Section 106 of the National Historic 
Preservation Act under the National Environmental Policy Act. The City sent a letter to the 
Native American Heritage Commission requesting a list of tribes culturally affiliated with 
the project area and a Sacred Lands File Search on December 5, 2019. The Native 
American Heritage Commission responded with a letter stating that the Sacred Lands File 
Search of the project’s area of potential effect was negative, and provided a list of tribes who 
are traditionally and culturally affiliated with the geographic area of the project site. On 
January 13, 2020 the City sent a formal notification letter to the authorized representative 
of these traditionally and culturally affiliated tribes containing a written description of the 
project and lead agency contact information. 
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The integrity of the project site has been compromised through development of a variety of 
land uses on the northern 53.13 acres and the existing ground disturbance of the southern 
11.97 acres.   Consequently, it is considered unlikely that unknown archaeological resources 
would be encountered during any future project construction. Therefore, the future 
development as a result of the project would not cause a substantial adverse change in the 
significance of a tribal cultural resource, and impacts would be less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

c. Disturb human remains, including those interred 
outside of formal cemeteries?     

Less than Significant Impact. No cemeteries, formal or informal, have been identified 
on-site or within the project vicinity. In the unlikely event that remains are located on-site, 
the project would be required to comply with California Public Resources Code 
(Section 5097.98) and State Health and Safety Code (Section 7050.5) that require proper 
handling of human remains. Compliance with these regulations would ensure any 
unforeseen impacts related to human remains would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No Impact 

VI. ENERGY 

Would the project:      

a. Result in potentially significant environmental 
impacts due to wasteful, inefficient, or 
unnecessary consumption of energy resources, 
during project construction or operation? 

    

Less than Significant Impact. For the last two decades, California has emerged as a 
leader in promoting policies designed to grow the state’s portfolio of renewable energy 
generation and use. Most recently, California passed two bills further increasing the state’s 
commitment to reductions in greenhouse gas (GHG) emissions through reductions in fossil 
fuels and increases in renewable energy: Senate Bill (SB) 350 requiring retail sellers and 
publicly owned utilities to procure half of their electricity from renewable sources by 2030. 
This requirement is known as the Renewable Portfolio Standard or “RPS.” In 2016, the 
Legislature passed SB 32, which codifies a 2030 GHG emissions reduction target of 
40 percent below 1990 levels. 

The State of California has adopted efficiency design standards within the Title 24 Building 
Standards and CALGreen requirements. Title 24 of the California Code of Regulations 
(CCR), specifically Part 6, is California’s Energy Efficiency Standards for Residential and 
Non-residential Buildings. Title 24 was established by the California Energy Commission 
in 1978 in response to a legislative mandate to create uniform building codes to reduce 
California’s energy consumption and to provide energy efficiency standards for residential 
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and non-residential buildings. The 2016 Title 24 energy are the currently mandated 
building standards. The upcoming 2019 Title 24 Building Standards become effective for 
projects that obtain their building permits on or after January 1, 2020. 

The 2016 CALGreen Standards Code (24 CCR 11), also known as the CALGreen Code, 
contains mandatory requirements for new residential and nonresidential buildings 
throughout California. The development of the CALGreen Code is intended to (1) cause a 
reduction in GHG emissions from buildings; (2) promote environmentally responsible, cost-
effective, healthier places to live and work; (3) reduce energy and water consumption; and 
(4) respond to the directives by the Governor. The code is established to reduce construction 
waste; make buildings more efficient in the use of materials and energy; and reduce 
environmental impacts during and after construction. Future projects due to 
implementation of the proposed GPA project would be required to be consistent with these 
objectives and policies. Thus, impacts would be less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No Impact 

b. Conflict with or obstruct a state or local plan 
for renewable energy or energy efficiency? 

    

Less than Significant Impact. The future development of the site consistent with the 
proposed GPA would be required to comply with the State of California’s Title 24 Building 
Standards and CALGreen requirements for energy efficiency. As such, the project would be 
consistent with the energy efficiency and transportation goals established within the City’s 
Open Space and Conservation Element, Green Action Plan, and Economic Prosperity Action 
Plan and Climate Action Plan. Because the project complies with the latest applicable 
energy efficiency standards, the project would not conflict with or obstruct a state or local 
plan for renewable energy or energy efficiency and impacts would be less than significant. 
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

VII. GEOLOGY/SOILS 

Would the project:      

c. Expose people or structures to potential 
substantial adverse effects, including the risk of 
loss, injury, or death involving:     

i) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the 
State Geologist for the area or based on other 
substantial evidence of a known fault? 

    

Less than Significant Impact. As with the entirety of Imperial County, the project site is 
located in the seismically active southern California region, and fault zones in the area 
include the San Andreas, San Jacinto, and Elsinore.  As shown in  Figure S-1 of the 
General Plan, the  Safety Element determined that the project site is not located within a 
known Alquist-Priolo Earthquake Fault Zone, and there are no known regional faults 
located beneath the project site. Therefore, the risk of earthquake ground rupture is low, 
and impacts related to the exposure of people or structures to rupture of a known 
earthquake fault would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

ii) Strong seismic ground shaking?     

Less than Significant Impact. As indicated above, the site is located in the seismically 
active Imperial Valley of the southern California region. As such, the project site is 
considered likely to be subjected to moderate to strong ground motion from earthquakes in 
the region, especially from earthquakes along the Imperial, Brawley, and Superstition Hills 
faults. 

Ground motions are dependent primarily on the earthquake magnitude and distance to the 
rupture zone. Acceleration magnitudes are also dependent upon attenuation by rock and 
soil deposits, direction or rupture, and type of fault. As a result, ground motions may vary 
considerably in the same general area. 

The project consists of a GPA and Pre-zone and annexation of the site from the County to 
the City.  While no specific development is proposed at this time, any future development 
within the project site would be required to comply with the California Building Code.  In 
addition, future development within the project site would be required to comply with the 
City’s General Plan, which includes policies related to seismicity and Implementation 
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Programs S-1 to S-3 related to seismic safety.  The City’s General Plan policies include the 
following: 

• City Seismicity Policy 1.1: Reduce the risk of impacts from seismic hazards by 
applying proper development engineering, building construction, and retrofitting 
requirements. 

• City Seismicity Policy 1.2: Restrict land uses in areas determined to be subject to 
seismic hazards and require adequate environmental review and mitigation 
measures for development proposed within a geological hazard area. 

In compliance with the City’s General Plan policies and implementation programs (S-1 to 
S-3), any future development proposal within the project area shall implement mitigation 
measure MM-GEO-1.  MM-GEO-1 requires that future site development comply with a 
project-specific geotechnical report that addresses these building codes. With adherence to 
the California Building Code and the associated recommendations set forth in a project-
specific geotechnical report, potential risks associated with strong seismic ground shaking 
would be less than significant.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

iii) Seismic-related ground failure, including 
liquefaction?     

Less than Significant with Mitigation Incorporated. Liquefaction generally occurs 
when granular soil below the water table is subjected to vibratory motions, such as those 
produced by earthquakes. Four conditions are generally required for liquefaction to occur: 
the soil must be saturated; the soil must be loosely packed; the soil must be relatively 
cohesionless; and ground shaking of sufficient intensity must occur to function as a trigger 
mechanism. All four of these conditions exist to some degree within the project site. As 
such, there is the potential for liquefaction induced settlements and ground failure from 
future development. 

As indicated above, the project proposes land use changes, but no site-specific development.  
To ensure compliance with the California Building Code and in accordance with the City’s 
policies, future development proposals within the project site would be required to 
implement mitigation measure MM-GEO-1.  Mitigation measure MM-GEO-1 requires that 
future site development comply with a project-specific geotechnical report that addresses 
these building codes, included seismic requirements. With adherence to the California 
Building Code and the associated recommendations set forth in a project-specific 
geotechnical report, potential risks associated with liquefaction would be less than 
significant.   
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

iv) Landslides?     

No Impact. The project site and surrounding area is generally flat and there are no steep 
slopes or other features surrounding the project site that could be subject to a landslide. 
The project site is not located within a landslide activity area as shown on Figure 2 within 
the County’s General Plan Safety Element (1997). Future development would not result in 
any impacts related to landslides. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d. Result in substantial soil erosion or the loss of 
topsoil?     

Less than Significant Impact. The project site is relatively flat, and consists of disturbed 
land. The United States Department of Agriculture (USDA) identifies soils on the project 
site as Holtville silty clay, Imperial silty clay, and Imperial-Glenbar silty clay loams. While 
no specific development is proposed at this time, any future construction activities would 
temporarily disturb on-site soils, thereby increasing the potential for soil erosion to occur.  
In addition, future development would increase impervious area, which has potential to 
result in an increase in runoff volume and rates.   

The City’s General Plan Implementation Program PF-12 and S-6 require the 
implementation of BMPs in accordance with the National Pollutant Discharge Elimination 
System Permit and proper drainage facilities to handle runoff. This program is 
implemented via the City’s Municipal Code grading regulations that require the 
preparation of an erosion control plan prior to the issuance of a grading permit (Article XIX, 
section 7-124) and that any future construction implement BMPs to control soil erosion 
((Article VII, Division 1, Section 22-707; Ord. No. 15-05, §1, 4-21-15).  As compliance with 
these regulations ensure that no significant soil erosion impacts would occur and future 
development at the project site would be subject to these regulations, the project would 
have a less than significant impact related to substantial soil erosion.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

    

Less than Significant Impact. Refer to responses VI(i) to VI(iv), above. In addition to 
those previously identified conditions, it is noted that the native surface clays have a 
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moderate to high swell potential, as the clay is expansive when wetted and can shrink with 
moisture loss. Future grading and construction at the site would be required to comply with 
the California Building Code. As indicated above, future development proposals within the 
project site would implement mitigation measure MM-GEO-1 to ensure compliance and 
avoid potential impacts related to unstable soils.  With the implementation of mitigation 
measure MM-GEO-1, future development within the project site would have a less than 
significant impact related to soil stability.    

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

Less than Significant with Mitigation Incorporated. Refer to responses VI(i) to VI(iv) 
and V(c), above. The surface soils within the project site consist primarily of silty clay and 
silty clay loams including Holtville silty clay, Imperial silty clay, and Imperial-Glenbar silty 
clay loams. Due to the clay content, the surface soils have potential to be considered 
expansive, as they exhibit a moderate to high swell potential.   

As indicated in the response above, the project proposes land use changes, but no site-
specific development.  To ensure compliance with the California Building Code and in 
accordance with the City’s policies, future development within the project site would be 
required to implement mitigation measure MM-GEO-1, which requires that future site 
development comply with a project-specific geotechnical report that addresses these 
building codes, including seismic requirements. With adherence to the California Building 
Code and the associated recommendations set forth in a project-specific geotechnical report, 
potential risks associated with expansive soils would be less than significant.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

e.  Have soils incapable of adequately supporting the 
use of septic tanks or alternative wastewater 
disposal systems where sewers are not available for 
the disposal of wastewater? 

    

No Impact. Future development of the site with commercial and residential uses is not 
anticipated to use septic systems and would tie into the existing sewer system.  
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

f. Directly or indirectly destroy a unique 
paleontological resource or site or unique geologic 
feature?     

Less than Significant Impact. The significance of paleontological resources is based on 
the potential to yield fossils that can provide research information regarding earth’s 
chronology and history. The surface soils within the project site consist primarily of silty 
clay and silty clay loams including Holtville silty clay, Imperial silty clay, and Imperial-
Glenbar silty clay loams, which have a low potential to yield significant paleontological 
resources. In addition, the integrity of the project area has been compromised through 
previous uses.  Overall, the potential for significant paleontological resources to be present 
on-site is considered low, and future development of the site would have a less than 
significant impact to significant paleontological resources.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

VIII. GREENHOUSE GAS EMISSIONS 

Would the project:     

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

Less than Significant Impact. A GHG Analysis report (Appendix B) was completed to 
address the change in GHG emissions that would result from implementation of the future 
development allowed by the proposed project.  The following analysis is based on this 
report.   

The existing land uses on the varies parcels would emit 1,096 metric tons of carbon dioxide 
equivalent (MT CO2E) in 2025 and the proposed project would result in 22,235 MT CO2E in 
2025 for a net increase of 21,139 MT CO2E. Emissions associated with each project phase 
would be less than the 90,718 MT CO2E threshold of significance for GHG emissions. 
Therefore, the project’s contribution of GHG emissions to cumulative emissions would be 
less than cumulatively considerable. Additionally, as addressed in Table 6 of Appendix B, 
the project would not conflict with implementation of an applicable state plan, policy, or 
regulation. Future development of the project site would be conditioned to include several 
transportation-related features that would support achievement of the regional goals 
outlined by the 2016 Regional Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS). Impacts would be less than significant.  
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

b. Conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing the 
emissions of greenhouse gases?     

Less than Significant Impact. State GHG emissions reduction policy was established by 
Executive Orders S-3-05 and B-30-15 and subsequently codified by AB 32 and SB 32. As 
directed by AB 32 and SB 32, CARB developed the Original Scoping Plan that outlined the 
state regulatory programs needed to reach these goals and has subsequently updated the 
Scoping Plan. As detailed in the project GHG Analysis, the project would not conflict with 
state regulatory programs intended to reduce GHG emissions. 

Regional GHG emissions reduction policy includes the Southern California Association of 
Governments’ (SCAG) 2016 RTP/SCS, which is intended to create more compact 
communities in existing urban areas, providing neighborhoods with efficient and plentiful 
public transit, abundant and safe opportunities to walk, bike and pursue other forms of 
active transportation, and preserving more of the region’s remaining natural lands. 

Future development of the project site would be required to include a Transportation 
Demand Management (TDM) plan in accordance with the City’s standard practice that 
would reduce single-passenger vehicle ridership and encourage other modes of 
transportation. These required measures include preparation of a TDM plan (see 
Section 3.0, Mitigation Monitoring and Reporting Program), provision of shower and locker 
facilities, bicycle and motorcycle parking, extension of sidewalks, construction of a transit 
stop, and improvements to on-site circulation elements. Through incorporation of these 
features the future development of the project site would support achievement of the goals 
of the 2016 RTP/SCS. Therefore, the project would not conflict with the 2016 RTP/SCS.  

The project would not conflict with state or regional GHG emissions reduction policies. 
Impacts would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

IX. HAZARDS/HAZARDOUS MATERIALS 

Would the project:     

a. Create a significant hazard to the public or the 
environment through routine transport, use, or 
disposal of hazardous materials?     

Less than Significant Impact. At the time commercial and residential site plans 
consistent with the GPA are brought forward, future construction would likely involve 
small amounts of hazardous materials  such as fuels, lubricants, solvents, and architectural 
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coating materials. During the operational phase, hazardous materials may be used for 
cleaning and maintenance as well as manufacturing activities.   

Hazardous materials and wastes would be managed and used in accordance with all 
applicable federal, state, and local laws and regulations.  This includes handling of any soils 
with potential for asbestos-containing materials and lead-based paint contamination in 
accordance with California Occupational Safety and Health Administration requirements.  
In addition, disposal of any contaminated material would be in accordance with state and 
County regulations.  

All future activities that would involve hazardous materials would be required to comply 
with the Imperial County Certified Unified Program Agency (CUPA) requirements. The 
County Certified Unified Program Agency has developed a Hazardous Waste Generator and 
Tiered Permitting Program, Hazardous Materials Release Response Plans and Inventory 
Program, California Accidental Release Prevention Program, Underground Storage Tanks 
Program, and Aboveground Storage Tanks programs (California Department of Toxic 
Substances Control 2017).  This would include obtaining a hazardous materials inventory 
that is certified annually and a hazardous materials business plan that is certified tri-
annually if the hazardous materials quantities exceed those amounts identified in Health 
and Safety Code Chapter 6.95, Section 25503.5, and a Risk Management Plan pursuant to 
the California Accidental Release Prevention Program if quantities exceed those listed in 
California Code of Regulations, Title 19, Division 2, Chapter 4, Section 2770.5.  These 
regulations are intended to address proper transport, handing, use, storage, and disposal of 
hazardous materials as well as methods to address accidental spills in order to avoid 
impacts to people and the environment. With regulatory compliance, hazards impacts to the 
public and the environment would be less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

b. Create a significant hazard to the public or the 
environment through reasonably foreseeable upset 
and accident conditions involving the release of 
hazardous materials into the environment? 

    

Less than Significant Impact. See response to IX(a) above. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 
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Less than 
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Impact 

No 
Impact 

c. Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste 
within one-quarter mile of an existing or proposed 
school? 

    

Less than Significant Impact. The project site is not located within 0.25 mile of a school. 
The closest school is Washington Elementary School, located approximately 2.5 miles 
northwest of the project site.  Therefore, no impact would result.   
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d. Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a 
result, would it create a significant hazard to the 
public or the environment? 

    

No Impact. According to the Department of Toxic Substances Control EnviroStor database 
(2019), the proposed project site is not listed as a hazardous materials site. Therefore, no 
impacts related to hazardous materials sites would occur.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

e. For a project located within an airport land use 
plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use 
airport, would the project result in a safety hazard 
for people residing or working in the project area? 

    

No Impact. The project site is located approximately 7 miles southeast of Imperial County 
Airport. The project site is located approximately 11 miles southeast of Naval Air Facility 
(NAF) El Centro and is located under approach and departure flight paths for this airfield. 
According to Figure LU-5 of the City’s General Plan, the project site is not located within 
the land use compatibility zones of either facility and would not create a safety hazard. No 
impact would occur.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

f. Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan?     

No Impact. The project would not interfere with the implementation of, or physically 
interfere with, an adopted emergency response plan or evacuation plan. The City of El 
Centro Standardized Emergency Management System (SEMS) Multihazard Functional 
Plan addresses the City’s planned response.  The project would not impair implementation 
of this plan.  The future development of the site would result in paving of additional 
roadways as well as roadway improvements that would improve access in accordance with 
the General Plan.  The future allowed development would be subject to City regulations 
regarding street design, site access, and internal emergency access.  Therefore, there would 
be no impacts associated with the physical interference of an emergency evacuation plan.  
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g. Expose people or structures, either directly or 
indirectly, to a significant risk of loss, injury or 
death involving wildland fires?     

Less than Significant Impact. The project site is located in an agricultural and urban 
setting. The site is not proximate to large areas of wildland, and thus people would not be 
exposed to wildland fires. 
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Less than 
Significant 

with 
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Less than 
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No 
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X. HYDROLOGY/WATER QUALITY   

Would the project:     

a. Violate any water quality standards or waste 
discharge requirements or otherwise substantially 
degrade surface or ground water quality?     

No Impact. The project consists of the annexation of the site from the County to the City, a 
GPA, and a Pre-zone. While no specific development is proposed at this time, any future 
development would be required to comply with all applicable water quality standards. Any 
future development within the project site would be subject to the federal and state Clean 
Water Act, which is established through compliance with the requirements of the National 
Pollutant Discharge Elimination System General Permit for the City of El Centro 
(Municipal Permit), State Water Resources Control Board Order No. 2013-0001-DWG.  The 
project would be required to comply with the City’s storm water requirements (Ordinance 
Chapter 22, Article VII), which consist of the City’s Jurisdictional Runoff Management Plan 
(City of El Centro 2015) and the associated City of El Centro Post-Construction Storm 
Water Best Management Practice Standards Manual for Development Projects.  More 
specifically, any future development allowed by the project would be required to implement 
BMPs in accordance with the City Municipal Code (Article VII, Division 1, Section 22-707).  
As the future development of the site consistent with the GPA would be required to comply 
with City and state regulations, the project would not violate any water quality standards 
or waste discharge requirements.    
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b. Substantially decrease groundwater supplies or 
interfere substantially with groundwater recharge 
such that the project may impede sustainable 
groundwater management of the basin? 

    

Less than Significant Impact. While no specific development is proposed at this time, 
future development within the project site would not require the construction of wells or the 
use of groundwater as a water source. Water service to future development would be 
provided by the City of El Centro. Future construction within the project site would result 
in additional hardscape that would incrementally reduce groundwater recharge; however, 
this would have negligible effects to the groundwater levels.  Thus, the project would have a 
less than significant impact on groundwater levels.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

c. Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river or 
through the addition of impervious surfaces, in a 
manner, which would result in substantial erosion 
or siltation on- or off-site?  

    

Less than Significant Impact. See response to X(a) above. Any proposed future 
construction and development activities would be required to comply with City and state 
regulations [see response IV(a) above], which include runoff controls to prevent substantial 
erosion and siltation. Future development would be required to prepare a project-specific 
hydrology and storm water quality report and a stormwater pollution prevention plan 
(SWPPP), and adhere to all City storm water requirements. With adherence to these 
measures and City storm water requirements, no adverse impacts to the downstream 
conveyance system would occur.   

Issue 
Potentially 
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Impact 

Less than 
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with 
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Less than 
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d. Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river or 
through the addition of impervious surfaces, in a 
manner, which would substantially increase the 
rate or amount of surface runoff in a manner 
which would result in flooding on- or off-site? 

    

Less than Significant Impact. See responses to X(a and c) above. In addition, the  project 
site is not located within a 100-year flood hazard area and is not located near a levee or 
dam that could fail and result in flooding. No impact would occur.  



 Mitigated Negative Declaration 

South Dogwood Annexation 
Page 42 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

e. Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river or 
through the addition of impervious surfaces, in a 
manner, which would create or contribute runoff 
water which would exceed the capacity of existing 
or planned stormwater drainage systems or 
provide substantial additional sources of polluted 
runoff? 

    

Less than Significant Impact. As previously stated, there are existing pressurized city 
water lines in Danenberg Drive and Dogwood Avenue, to the south end of the Imperial 
Valley Mall.  A water line extension will be needed for future development to the south of 
the existing water main and it is likely that a 2,650-foot water line loop will be required to 
the west (to connect to a water main in Farnsworth Lane) (City of El Centro Water Master 
Plan 2008).  New gravity flow sewer mains will be needed in Dogwood Avenue (flowing 
north) and Danenberg Drive (flowing west to the UPRR tracks).   

The City is planning to construct a regional sewer lift station (Southern Lift Station) along 
Danenberg Drive, west of the UPRR tracks, that will include a gravity sewer main 
extension to the east side of the UPRR tracks, where a new sewer main from the newly 
annexed lands will connect.  The properties within the proposed annexation area have 
natural ground surface elevations that drain to the north and the west.  While no specific 
development is proposed at this time, any future development would be required to comply 
with the City’s storm water regulations during construction and after construction, 
including measures to control runoff rates and control pollution in runoff.  During 
construction, future development would be required to comply with the Construction 
General Permit Order 2009-0009-DWQ, and the associated requirement to prepare a 
SWPPP with BMPs.  In addition, the future operations would comply with the National 
Pollutant Discharge Elimination System and the City’s storm water protection program as 
discussed in response IX(c) above.  As discussed above, compliance with these regulations 
ensure that storm water runoff rates are controlled to existing conditions levels, and, 
therefore, the project would not exceed the capacity of the existing or planned storm water 
drainage systems. Based on typical development, it would be feasible for future 
development to control runoff rates via on-site retention basins in accordance with the 
City’s 2005 Retention Basin Standards.  These regulations also require that potential 
sources of water pollution be identified for the future development and requires those 
pollutants of concern be addressed through BMPs.  Thus, project impacts would be less 
than significant.  
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f. Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river or 
through the addition of impervious surfaces, in a 
manner, which would create or contribute runoff 
water which would impede or redirect flood flows? 

    

Less than Significant Impact. See responses to IX(a and c), above. Any future 
development within the project site would be required to comply with all City storm water 
quality standards during and after construction.  A less than significant impact would 
occur. 
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g. In flood hazard, tsunami, or seiche zones, risk 
release of pollutants due to project inundation?     

No Impact. There would be no risk associated with tsunami due to the project site’s 
distance of approximately 100 miles east of the Pacific Ocean. Similarly, there would be no 
risk associated with seiche because there are no lakes or other large bodies of water near 
the project site. The project site and surrounding area is generally flat and there are no 
steep slopes or other features surrounding the project site that could create mudflows. No 
impact would occur. 
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h. Conflict with or obstruct implementation of a 
water quality control plan or sustainable 
groundwater management plan?     

No Impact. Review of Figure 4 of the General Plan Safety Element determined that the 
project site is not located within a 100-year flood hazard area. No impact would occur.   
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XI. LAND USE/PLANNING  

Would the project:     

a. Physically divide an established community?     

No Impact. The project proposes a GPA to allow for General Commercial development and to 
pre-zone the parcels to CG (General Commercial) and R-3 (Multiple-Family Residential).  The 
project site is currently zoned for medium industrial development and the City’s General Plan 
indicates the land to be planned for general industrial development (northern portion of site) 
and low density residential (southern portion of site).   

The project site lies between the Imperial Valley Mall (east) and the UPRR tracks (west). As 
the site is located in an area transitioning from rural and agricultural uses to an urbanized 
area, the proposed GPA and Pre-zone would not divide an established community.  In 
addition, no public roadways exist on the sites that provide connections through the 
community. Thus, the project would not physically divide an established community.   
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Significant 
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Less than 
Significant 

with 
Mitigation 
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Less than 
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Impact 
No 
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b. Cause a significant environmental impact due to a 
conflict with any land use plan, policy, or 
regulation adopted for the purpose of avoiding or 
mitigating an environmental effect? 

    

Less than Significant Impact. The project would not conflict with any applicable land 
use plan, policy, or regulation of an agency with jurisdiction over the project. The project 
consists of the annexation of the site from the County of Imperial to the City of El Centro, 
and would include a GPA and Pre-zone. As identified in Figure LU-1 within the City’s 
General Plan (2004), the parcels proposed for annexation are within the City’s sphere of 
influence, which consists of areas that are currently under the jurisdiction of Imperial 
County but are anticipated to be incorporated into the City at some time in the future. 
Figure LU-1 identifies the parcels within the northern half of the project area to be 
designated as General Industrial Development and the southern half of the project area to 
be designated as Low Density Residential. The project proposes a GPA from General 
Industrial Development to General Commercial Development and Low Density Residential 
to High Medium Density Residential Development. In addition, the project would include a 
Pre-zone to General Commercial and Multiple-Family Residential.  

While no specific building or site plans are proposed at this time, future development would 
be required to comply with all City land use plans, policies, and regulations.  This includes 
the General Commercial and Multi-Family Residential Zones design standards (Municipal 
Code Chapter 29, Article II, Division 2, Residential Zones and Division 3 Commercial 
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Zones), as well as Building and Construction Regulations (Municipal Code Chapter 7).  
Thus, there are no land use plan or policy conflicts that would result in environmental 
impacts. Further analysis is provided below. 

County of Imperial General Plan 

The County designates the site as Urban Area.  Per the adopted County General Plan 
(County of Imperial 2015), the Urban Area designation is characterized by a full level of 
urban services, in particular public water and sewer systems, and contain or propose a 
broad range of residential, commercial, and industrial uses. It is anticipated that these 
areas will eventually be annexed or incorporated and should be provided with the full range 
of public infrastructure normally associated with cities. Therefore, development in these 
areas, while allowed in the County, shall provide for the extension or development of full 
urban services such as public sewer and water, drainage improvements, street lights, fire 
hydrants, and fully improved paved streets with curbs and, in many cases, sidewalks. 

County of Imperial Zoning  

The County’s Zoning Ordinance (Title 9, Division 5: Zoning Areas Established) has zoned 
the northern portion of the site as Medium Industrial (M-2-U) and Limited Agriculture 
Within Urban Boundaries Only (A-1).  

The project consists of the annexation of the site from the County to the City.  Thus, the 
County’s Zoning would no longer apply to the site with the implementation of the project. 
No inconsistency would occur.  Furthermore, the proposed pre-zoning would not create land 
use conflicts with the surrounding land uses in the County. 

City of El Centro General Plan 

The site is located within the City’s Sphere of Influence and was included in the City’s 2003 
General Plan.  The City designated the northern portion of the site for General Industrial 
and the southern portion for Low Density Residential. Per the adopted City General Plan, 
the General Industrial designation “provides for the development of manufacturing process, 
fabrication, and assembly of goods. A maximum floor area ratio of 0.45:1 is allowed.” The 
Low Density Residential designation “provides for the development of single-family home 
and accessory buildings. Uses such as mobile and modular homes, accessory dwelling units, 
public facilities and others which are compatible with and oriented toward serving the 
needs of low density single-family neighborhoods may also be allowed.” This designation 
allows for a maximum density of 6 dwelling units per net acre.   

The project proposes a GPA to redesignate the site as General Commercial Development 
(northern half) and High Medium Density Residential Development (southern half).  

A consistency analysis with the General Plan Land Use Element applicable goals and 
polices is provided below.   
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General Plan Goal or Policy Project Consistency 
Land Use  
LU-Goal 1: Provide planning and strategies for 
physical land use to create a healthy and 
aesthetically pleasing environment that 
balances the social and economic needs of the 
community. 

Consistent: The proposed General Commercial 
designation would allow for commercial uses 
adjacent to High Medium Density Residential 
designated land. These uses would allow for a 
walkable and healthy neighborhood that is also 
adjacent to the Imperial Valley Mall. 

Policy 1.1: Ensure that new development is 
consistent and compatible with the existing 
character of the community and meets 
development standards 

Consistent. The site is located in an area where 
the community character is surrounded by rural 
agricultural, commercial, and residential uses.  
The project would allow for the future 
development of commercial and residential uses.  
Future development would be required to meet 
the City’s development standards. 

Policy 1.3: Ensure that new residential 
development is compatible with surrounding 
existing residential development. 

Consistent: Although the site is not 
immediately surrounded by multi-family 
housing, Imperial Valley Mall border the site to 
the east. Placing higher density housing near 
commercial development is beneficial to create a 
walkable neighborhood. 

Policy 1.7 Encourage the development of 
neighborhood convenience shopping centers to 
serve the needs of adjacent residential 
neighborhoods. 

Consistent: The proposed General Commercial 
designation would allow for commercial uses 
adjacent to High Medium Density Residential 
designated land. 

 
The General Plan also includes an Urban Development Program to direct growth over the 
next 20 years (2004 to 2024). This program designates three tiers of growth areas in the 
City Sphere of Influence, consisting of Tiers I, II, and III. Tier I was considered within the 
current service area, Tier II was considered within the planned urban service area for the 
future 10 years, and Tier III was within the future urban service area.  The project site is 
located within a Tier II area.  

City of El Centro Zoning 

The site is currently not subject to the City of El Centro Zoning Code.  With the 
implementation of the project, the site would be pre-zoned for General Commercial and 
Multiple-Family Residential. The following is an excerpt from Municipal Code Chapter 29 - 
Zoning, Article II. - Zones, Division 3. - Commercial Zones: 

CG general commercial zone. This zone is intended for general 
business, light service and retail uses, as well as large-scale planned 
shopping districts and, where appropriate, hotel and public assembly uses. 
The CG zone is intended to implement the general commercial general plan 
land use designation. 

The Municipal Code includes General Commercial Zone development standards pertaining 
to site planning, natural surveillance, architecture, roof treatments, parking and 
circulation, loading facilities, landscaping, walls and fences, screening, and lighting. 
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The following is an excerpt from Municipal Code Chapter 29 - Zoning, Article II. - Zones, 
Division 2. - Residential Zones: 

R3 multiple-family residential zone. This zone is intended to permit the 
development of medium high density apartment and condominium dwellings 
with a maximum density of twenty-five (25) dwelling units per net acre, on 
lots not less than seven thousand two hundred (7,200) square feet in net area. 
For single-family detached dwellings, lots shall not be less than three 
thousand six hundred (3,600) square feet in net area. The R3 zone is intended 
to implement the high medium density residential general plan land use 
designation. 

The Municipal Code includes Multiple-Family Residential Zone development standards 
pertaining to site planning, natural surveillance, architecture, roof treatments, parking and 
circulation, landscaping, walls and fences, screening, and lighting. 

The future development at the site would be in conformance with the Municipal Code and 
would comply with the design standards of both the General Commercial and Multiple-
Family Residential zones. Thus, impacts would be less than significant.  
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XII. MINERAL RESOURCES  

Would the project?     

a. Result in the loss of availability of a known 
mineral resource that would be of value to the 
region and the residents of the state?     

No Impact. The project site is surrounded by residential, agricultural, public, and roadway 
uses. No known mineral resources exist on the project site or surrounding properties. 
Additionally, the project site is not within a mineral resource zone as designated by the 
California Department of Conservation’s Division of Miner Reclamation, Mineral Land 
Classification map (2019). Therefore, implementation of the project would not result in loss 
of availability of a known mineral resource. No impact would occur. 
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b. Result in the loss of availability of a locally 
important mineral resource recovery site 
delineated on a local general plan, specific plan or 
other land use plan? 

    

No Impact. The project site and surrounding properties are not designated or zoned for 
mineral extraction uses in the El Centro General Plan. No impact would occur.  
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XIII. NOISE 

Would the project result in: 
    

a. Generation of a substantial temporary or 
permanent increase in ambient noise levels in the 
vicinity of the project in excess of standards 
established in the local general plan or noise 
ordinance, or applicable standards of other 
agencies? 

    

Less than Significant Impact. The following noise analysis is based on the Noise 
Analysis report prepared by RECON in November 2019 (Appendix C).  This report 
addresses construction noise (on-site and off-site roadway), land use compatibility, and on-
site stationary noise sources, as summarized below. 

Project Site Development Construction 

Construction noise would be generated by diesel engine-driven construction equipment 
used for site preparation and grading, building construction, loading, unloading, and 
placing materials and paving. Construction noise would potentially result in short-term 
impacts to surrounding properties. Nearby receivers include residential, hotel, and retail 
uses. For this analysis, construction noise was modeled with six large pieces of construction 
equipment operating simultaneously throughout the project site. Common construction 
equipment associated with grading activities include graders, scrapers, and dozers, all of 
which generate a maximum noise level of 85 A-weighted decibels average sound level 
[dB(A) Leq] at 50 feet with a typical duty cycle of 40 percent. Assuming the simultaneous 
operation of six pieces of equipment, the average hourly noise level would be approximately 
89 dB(A) Leq at 50 feet from the center of construction activities. This noise level was 
modeled as an area source across the entire project site.  

The City’s Noise Abatement and Control Ordinance establishes construction time of day 
restrictions and noise level limits. Construction activities may only occur Monday through 
Saturday between the hours of 6:00 a.m. and 7:00 p.m., excluding holidays. The County’s 
Noise Abatement and Control Ordinance limits construction hours to 7:00 a.m. to 7:00 p.m. 
Monday through Friday, and 9:00 a.m. to 5:00 p.m. on Saturday. Additionally, in both the 
City and the County, construction noise may not exceed 75 dB(A) Leq at or beyond the 
property line of a property that is developed and used for residential purposes. 

As shown in Table 9 of Appendix C, construction noise levels are not anticipated to exceed 
75 dB(A) Leq at the adjacent uses. Although the existing adjacent residences would be 
exposed to construction noise levels that may be heard above ambient conditions, the 
exposure would be temporary. Additionally, construction activities are not anticipated to 
exceed 75 dB(A) Leq. As construction activities associated with the project would comply 
with noise level limits from the City’s and the County’s Noise Abatement and Control 
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Ordinances, temporary increases in noise levels from construction activities would be less 
than significant. 

Off-site Traffic Noise  

Project-generated traffic would increase volumes on local roadways and thereby increase 
traffic noise levels. Existing and future traffic noise levels with and without the project 
were calculated at specific off-site receivers located at the uses adjacent to the analyzed 
roadway segments. As shown in Table 10 of Appendix C, a 3 dB(A) or more noise level 
increase would occur at the hotel located at the corner of South Dogwood Road and 
Danenberg Drive (Receiver 11) and at the retail uses located east of South Dogwood Road  
and west of the Imperial Valley Mall (Receivers 12 and 15). The noise increases at these 
receivers would range from 3.2 to 3.4 dB(A). While these increases may be barely 
perceptible, they would not exceed the City’s normally acceptable (Zone A) compatibility 
level of 60 CNEL for hotels. Further, these noise increases would not be considered 
“substantial”, which Caltrans defines as a 12 dB(A) increase over existing noise levels. 
Noise level increases at all other off-site receivers would be less than 3 dB(A) and would, 
therefore, not be perceptible. Impacts associated with off-site noise level increases would be 
less than significant. 

On-Site Generated Noise 

The proposed General Commercial zoning for the northern portion of the project site 
accommodates a wide variety of retail and commercial uses. Noise sources would vary 
depending on the exact type of use that is developed. Common noise sources of concern for 
retail and commercial uses include, but are not limited to, heating, ventilation, and air 
conditioning (HVAC) equipment, parking lot activities, and loading docks. The proposed 
High Density Residential zoning for the southern portion of the project site would allow for 
multi-family residential uses. Noise sources typical of residential uses include vehicles 
arriving and leaving, children at play, landscape maintenance activity, and HVAC 
equipment. All noise sources associated with the project would be similar to noise levels 
generated at the existing adjacent retail and residential uses. Additionally, City policies are 
in place to control noise and reduce noise conflicts between various land uses. Given that no 
specific noise source is proposed and that enforcement of the Municipal Code Section 17.1 
limits noise generation, impacts would be less than significant at the program level. 

City policies are in place to control noise and reduce noise conflicts between various land 
uses. Given future development would be required to comply with Municipal Code 
Section 17.1 that limits noise generation, impacts would be less than significant. 
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b. Generation of excessive ground borne vibration or 
ground borne noise levels?     

Less than Significant Impact. During construction, use of standard construction 
equipment associated with project site development and off-site roadway improvements 
would generate limited groundborne vibration. Future development is not anticipated to 
include any substantial sources of groundborne vibration such as explosive blasting. 
Construction activities associated with project site development would not be anticipated to 
result in substantial vibration at adjacent structures. Due to building setbacks and as 
standard roadway construction does not generally result in vibration impacts, construction 
activities associated with off-site roadway improvements would not be anticipated to result 
in substantial vibration at adjacent structures. Impacts associated with project construction 
would be less than significant.  

No specific development is proposed at this time; however, vibration sources may be present 
upon buildout of the project site. These vibration sources may vary widely depending on the 
type of use that is developed. The City has policies in place to control vibration and reduce 
noise conflict between various land uses. Given that no specific vibration source is proposed 
and that enforcement of the Municipal Code Section 29-156 limits groundborne vibration, 
impacts would be less than significant. 
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c. For a project located within the vicinity of a 
private airstrip or an airport land use plan, or, 
where such a plan has not been adopted, within 
two miles of a public airport or public use airport, 
would the project expose people residing or 
working in the area to excessive noise levels? 

    

Less than Significant Impact. The project is located approximately 7 miles southeast of 
the Imperial County Airport; the project site is located outside the affected noise area for 
the airport. Therefore, noise impacts would be less than significant. 
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XIV. POPULATION/HOUSING 

Would the project: 
    

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

    

Less than Significant Impact. The project proposes to rezone the southern 11.97 acres 
from Medium Industrial Development to R-3 (High Density Residential). A density of 
16 units per acre is assumed for the residential (16 units x 11.97 acres = 191 dwelling units) 
or 191 dwelling units. Table 43, Residential Sites Inventory, within the City’s Housing 
Element (2013-2021) shows adequate land capacity for an additional 191 R-3 zoned 
dwelling units. Thus, impacts would be less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

    

Less than Significant Impact. The project site includes two existing rural residences 
that would be displaced at the time future development proposals occur consistent with the 
proposed GPA.  However, substantial numbers of existing peoples would not be displaced 
requiring the construction of replacement housing. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

XV. PUBLIC SERVICES      

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

i) Fire Protection     

Less than Significant Impact. The project site and surrounding properties outside of the 
City limits are currently served by the Imperial County Fire Department. The City 
currently operates three fire stations: Fire Station No.1, located at 775 State Street, Fire 
Station No. 2, located at 900 Dogwood, and Fire Station No. 3, located at 1910 N. 
Waterman Avenue, that is also the Fire Department headquarters. The department 
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consists of 41 safety members and three administrative assistants. The department is led 
by a Chief and four Battalion Chiefs. According to the City’s General Plan Safety Element, 
the Fire Department has identified the need for a third station with a manned engine. 

The proposed project would allow for the future development of 694,303 square feet of 
retail/commercial development and 191 High-Density Residential dwelling units. According 
to the United States Census Bureau, from 2013-2017 the City of El Centro averaged 
3.65 persons per household. With this average, future residential development would 
increase the City’s population by approximately 697 persons. Pursuant to the City’s 
Municipal Code Section 20-102, future projects would be issued a development impact fee 
which includes financing the fire department. Thus, impacts would be less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

ii) Police Protection     

Less than Significant Impact. The project site and surrounding properties outside of the 
City limits are currently served by the Imperial County Sheriff’s Office. The El Centro 
Police Department is located at 150 North 11th Street and comprises 52 officers, including: 
Chief of Police, one executive commander, two commanders, eight sergeants, and 40 police 
officers. The department also has an active reserve officer program, a police auxiliary Team 
program, and an explorer program. Currently there are 27 civilian employees assigned to 
records, communication, evidence, animal control, crime prevention, community service 
officer, crime analysis unit, computer information services, and parking enforcement. In 
August 1996, the Department expanded and now has a community oriented police office, 
crime prevention specialist, training office, and volunteer services office located at the 
community center substation.  In addition, the department has two school resource officers. 
One officer is permanently assigned to high schools (Central and Southwest) and the second 
officer is assigned to the junior high schools. 

The Police Department’s goal is to have 1.75 police officers per 1,000 population. Response 
to calls for service is prioritized based on urgency and need. The proposed project would 
allow for the future development of 694,303 square feet of retail/commercial development 
and 191 High-Density Residential dwelling units. According to the United States Census 
Bureau, from 2013-2017 the City of El Centro averaged 3.65 persons per household. With 
this average, future residential development would increase the City’s population by 
approximately 697 people. An additional 697 people would require one additional police 
officer within the City. Pursuant to the City’s Municipal Code Section 20-102, future 
projects would be issued a development impact fee which includes financing the police 
department. Thus, impacts would be less than significant.  
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

iii) Schools     

Less than Significant Impact. Future residential development due to implementation of 
the proposed project would increase the City’s population by approximately 697 people. 
According to the United States Census Bureau (2018), 29.3 percent of the City’s population 
is under 18 years old. Thus, it is estimated that approximately 202 people out of the 
697 people would be under 18 years old and attend local schools.  

The project site would be served by the McCabe Union School District and Central Union 
High School District. Payment of fees in compliance with Government Code Section 65996 
fully mitigates all impacts to school facilities. Thus, impacts to schools would be less than 
significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

iv) Parks     

Less than Significant Impact. There are currently 13 parks within the community. To 
ensure sufficient parks and recreational opportunities to meet the community’s needs, the 
City’s goal is to provide five acres of developed public parkland per 1,000 residents. The 
City currently exceeds three acres per 1,000 residents but an additional 80 acres of park 
land would be developed to meet the 5 acre per 1,000 resident standard. As indicated in 
Table PF-5 of the City’s General Plan, the City will need to provide an additional 500 acres 
of parkland to meet the needs of the population at buildout. Future high-density residential 
development was accounted for in the General Plan Housing Element. In addition, 
pursuant to the City’s Municipal Code Section 20-102, future projects would be issued a 
development impact fee which includes financing City-owned public facilities. Thus, 
impacts to parks would be less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

v) Other public facilities     

Less than Significant Impact. Future development due to the proposed project could 
increase population within the City by 697 people. However, future development would be 
required to pay a development impact fee pursuant to the City’s Municipal Code Section 20-
102. The fee is for all building permits for development in the City, to pay for municipally 
owned public facilities, including, but not limited to, library, police department, fire 
department, streets, and other City-owned public facilities (e.g., City Hall, City yard, City 
parking lots). Thus, impacts to other public facilities would be less than significant. 
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

XVI. RECREATION      

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

    

Less than Significant Impact. As described in response to XV(iv), future development 
due to the proposed project would be issued a development impact fee which includes 
financing City-owned public facilities. In addition, future high-density residential 
development was accounted for in the General Plan Housing Element. Impacts would be 
less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

b. Include recreational facilities or require the 
construction or expansion of recreational facilities, 
which might have an adverse physical effect on 
the environment? 

    

Less than Significant Impact. As described in response to XV(iv), future development 
associated with the proposed project  would be issued a development impact fee which 
includes financing City-owned public facilities. In addition, future high-density residential 
development was accounted for in the General Plan Housing Element. Impacts would be 
less than significant.  

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

XVII. TRANSPORTATION  

Would the project?     

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

Less than Significant with Mitigation Incorporated. The analysis below is based on a 
Traffic Impact Analysis (TIA) prepared for the project by LLG on November 6, 2019 (see 
Appendix D).    

Methodology  

The measure of effectiveness for intersection and segment operations is LOS which denotes 
the operating conditions which occur at a given intersection or on a given roadway segment 
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under various traffic volume loads. It is a qualitative measure used to describe a 
quantitative analysis taking into account factors such as roadway geometries, signal 
phasing, speed, travel delay, freedom to maneuver, and safety. LOS provides an index to 
the operational qualities of a roadway segment or an intersection. LOS designations range 
from A to F, with LOS A representing the best operating conditions and LOS F 
representing the worst. LOS designation is reported differently for signalized and 
unsignalized intersections, as well as for roadway segments. 

The following scenarios were analyzed: 

• Existing 
• Existing + Project 
• Existing + Cumulative Projects 
• Existing + Project + Cumulative Projects 

Existing Conditions  

In order to assess traffic impacts associated with the project, the TIA assessed the existing 
street network within the project vicinity, or the study area. The TIA analyzed existing 
conditions at 11 intersections and along 10 roadway segments. All study area intersections 
and roadway segments currently operate at acceptable LOS C or better.   

Project Trip Generation 

The trip rates from the Trip Generation Manual published by the Institute of 
Transportation Engineers (ITE) were used to estimate the trips generated by the proposed 
project land uses. The trip rates for Land Use 221 - Multi Family Housing (Mid Rise) was 
used for the multi-family dwelling units and the trip rates for Land Use 820 - Shopping 
Center was used for the commercial/retail space. Table 4 summarizes the project’s trip 
generation calculations. The project is estimated to generate a total of 23,492 driveway 
average daily traffic (ADT) with 564 AM peak hour trips (326 inbound and 238 outbound) 
and 2,362 PM peak hour trips (1,144 inbound and 1,218 outbound).  
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Table 4 
Trip Generation  

Land Use Size 

Daily Trip Ends (ADTs) AM Peak Hour PM Peak Hour 

Rate a Volume Rate 
In:Out 
Split a 

Volume 
Rate 

In:Out 
Split a 

Volume 
In Out Total In Out Total 

Multi-Family Unitsa 191  
DU 

T = 5.45(X) - 
1.75 1,039 

Ln(T) = 
0.98Ln(X) - 
0.98 

26:74 17 48 65 
Ln(T) = 
0.96Ln(X) - 
0.63 

61:39 50 32 82 

Commercial/Retailb 694.303  
KSF 

Ln(T) =  
0.68 Ln(X) + 
5.57 

22,453 
T = 0.50(X) + 
151.78 62:38 309 190 499 

Ln(T) = 
0.74Ln(X) + 
2.89 

48:52 1,094 1,186 2,280 

Pass-By Tripsc  16% 3,592 16% 62:38 50 30 80 32% 48:52 350 380 730 
Net New Retail Trips      18,861     259 160 419    744 806 1,550 
Total Trips   23,492   326 238 564   1,144 1,218 2,362 
Pass-By Trips   3,592   50 30 80   350 380 730 
Primary Trips    19,900   276 208 484   794 838 1,632 
aLand Use 221 - Multi Family Housing (Mid Rise), Trip Generation, Institute of Transportation Engineers (ITE), 10th Edition. 
bLand Use 820 - Shopping Center, Trip Generation, Institute of Transportation Engineers (ITE), 10th Edition. 
cPass-By trip rates based on data provided in the ITE Handbook, 3rd Edition. 
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Cumulative Projects 

Cumulative projects are other projects in the study area that will add traffic to the nearby 
circulation system in the near future.  Cumulative projects considered in this analysis 
include CHP Station, State Courthouse Office, Home 2 Hilton Hotel, IV Mall 
Condominiums, Imperial County Office of Education, and Imperial Avenue Extension.  
Refer to the TIA (LLG 2019; Appendix D) for additional details.   

Existing + Project Intersection Analysis 

Intersection Analysis 

Table 5  summarizes the existing + project peak hour intersection operations. As seen in 
Table 5, with the addition of project traffic, all study intersections are calculated to operate 
at LOS D or better.  

Segment Analysis 

Table 6 summarizes the existing + project segment operations. As seen in Table 6 of the 
TIA, with the addition of project traffic, all study segments are calculated to operate at 
LOS D or better.  

Existing + Project + Cumulative Projects Intersection Analysis 

Intersection Analysis  
Table 5 summarizes the existing + project + cumulative projects peak hour intersection 
operations. As seen in Table 5, with the addition of cumulative projects traffic, all study 
intersections are calculated to operate at LOS C or better. 

Segment Analysis  
Table 6 summarizes the existing + project + cumulative projects segment operations. As 
seen in Table 6 of the TIA, with the addition of cumulative projects traffic, all study 
intersections are calculated to operate at LOS C or better, except:  

• Dogwood Avenue: East Aurora Drive to I-8 Ramps (LOS E) 
• Dogwood Avenue: I-8 Ramps to Plaza Drive (LOS E) 

The project has a significant cumulative impact on the above segments based on the 
assumed significance criteria. 
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Table 5 
Near-Term Intersection Operations 

Intersection 
Control 

Type 
Peak 
Hour 

Existing Existing + Project 
Existing + Project +  
Cumulative Projects Δ  

Delayc 
Impact 
Type Delaya LOSb Delaya LOSb Delaya LOSb 

Dogwood Avenue/I-8 WB Ramps  Signal AM 7.9 A 9.3 A 9.6 A 1.7 No 
PM 7.1 A 26.2 C 30.2 C 23.1 No 

Dogwood Avenue/I-8 EB Ramps Signal AM 12.3 B 13.6 B 14.0 B 1.7 No 
PM 16.7 B 44.5 D 49.2 D 32.5 No 

Dogwood Avenue/Plaza Drive Signal AM 6.5 A 6.5 A 6.5 A 0.0 No 
PM 13.6 B 16.2 B 16.4 B 2.8 No 

State Route 86 (4th Avenue)/Danenberg Drive Signal AM 9.4 A 10.2 B 10.3 B 0.9 No 
PM 15.8 B 22.6 C 23.1 C 7.3 No 

Farnsworth Lane/Danenberg Drive MSSCd AM 11.1 B 11.6 B 11.7 B 0.6 No 
PM 11.5 B 15.7 C 15.8 C 4.3 No 

Dogwood Avenue/Danenberg Drive Signal AM 12.5 B 14.8 B 15.0 B 2.5 No 
PM 19.2 B 43.6 D 46.9 D 27.7 No 

Dogwood Avenue/North Mall Driveway (Chili’s) Signal AM 9.8 A 15.3 B 15.9 B 6.1 No 
PM 19.1 B 32.5 C 33.1 C 14.0 No 

Dogwood Avenue/South Mall Driveway (ARCO) Signal AM 7.7 A 14.8 B 15.0 B 7.3 No 
PM 14.5 B 38.2 D 37.4 D 22.9 No 

Dogwood Avenue/McCabe Road (North) Signal AM 12.5 B 14.3 B 14.4 B 1.9 No 
PM 9.4 A 12.0 B 12.1 B 2.7 No 

Farnsworth Lane/McCabe Road MSSC AM 12.1 B 13.0 B 13.5 B 1.4 No 
PM 13.4 B 16.5 B 17.7 B 4.3 No 

Dogwood Avenue/McCabe Road (South) Signal AM 14.3 B 16.4 B 21.1 C 6.8 No 
PM 14.8 B 38.3 D 43.0 D 28.2 No 

Dogwood Avenue/Residential Project Driveway MSSC AM DNE DNE 15.6 C 15.8 C NA No 
PM DNE DNE 30.4 D 30.8 D NA No 

 aAverage delay expressed in seconds per vehicle. 
 bLevel of Service.  
 cΔ denotes an increase in delay due to Project traffic. 
 dMSSC – Minor Street Stop Controlled intersection. Minor street left turn delay is reported. 

 
 
 
 
 
 

SIGNALIZED   UNSIGNALIZED  

Delay LOS  Delay LOS 
0.0   ≤  10.0 A  0.0   ≤  10.0 A 
10.1 to  20.0 B  10.1 to  15.0 B 
20.1 to  35.0 C  15.1 to  25.0 C 
35.1 to  55.0 D  25.1 to  35.0 D 
55.1 to  80.0 E  35.1 to  50.0 E 
        ≥  80.1 F           ≥  50.1 F 
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Table 6 
Near-Term Segment Operations 

Segment 
Functional 

Classificationa 
LOS E 
Capb 

Existing Existing + Project 
Existing + Project + 
Cumulative Projects Δ 

V/C e Sig? Volume LOSc V/Cd Volume LOSc V/Cd Volume LOSc V/dC 
Dogwood Avenue                
E. Aurora Drive to  
I-8 Ramps 

2-Lane Arterial 
(w/TWLTL)f 18,000 13,970 C 0.776 15,960 D 0.887 16,140 E 0.897 0.121 Cumulative 

I-8 Ramps to Plaza Drive 4-Lane Arterial 36,000 20,710 A 0.575 32,460 D 0.902 33,970 E 0.944 0.369 Cumulative 
Plaza Drive to  
Danenberg Drive 5-Lane Arterialg 45,000 15,290 A 0.340 27,040 A 0.601 27,400 A 0.609 0.269 None 

Danenberg Drive to  
Mall North 4-Lane Arterial 36,000 11,300 A 0.314 25,040 C 0.696 25,480 C 0.708 0.387 None 

Mall North to Mall South 5-Lane Arterial f 45,000 11,300 A 0.251 18,520 A 0.412 18,960 A 0.421 0.161 None 
Mall South to  
Project (Resi) Driveway 4-Lane Arterial 36,000 10,310 A 0.286 24,050 B 0.668 24,490 B 0.680 0.394 None 

Project (Resi) Driveway to 
McCabe Road 

4-Lane Undivided 
Arterial 27,000 10,310 A 0.382 18,270 B 0.677 18,710 B 0.693 0.311 None 

Danenberg Drive              
SR 86/4th Street to 
Farnsworth Lane 2-Lane Collector 12,000 5,110 A 0.426 7,100 B 0.592 7,320 B 0.610 0.184 None 

Farnsworth Lane to 
Dogwood Avenue 2-Lane Collector 12,000 5,730 A 0.478 7,720 C 0.643 7,940 C 0.662 0.184 None 

McCabe Road              
Farnsworth Lane to 
Dogwood Avenue 2-Lane Collector 12,000 5,160 A 0.430 7,150 B 0.596 7,320 B 0.610 0.180 None 
aThe roadway classification at which the road currently operates. 
bThe capacity of the roadway at LOS E. 
cLevel of Service. 
dVolume/Capacity ratio.  
eΔ denotes an increase in V/C ratio due to Project traffic. 
fTWLTL: Center Two-Way-Left-Turn Lane  
gThis section of Dogwood Avenue is a 5-lane road with 3 lanes northbound and two lanes southbound. The capacity of this 5-lane Arterial was estimated by increasing the 

capacity of a 4-lane road by 1/4th. 
 

 



 Mitigated Negative Declaration 

South Dogwood Annexation 
Page 60 

In the near-term, all intersections and segments in the study area would operate 
acceptably.  Future development of the project site would result in two locations where 
roadway segments would operate unacceptably (Table 6).  Changes in operations from 
acceptable to unacceptable are considered significant impacts.  To mitigate these impacts, 
future development would be required to implement mitigation measures MM-TRA-1 and 
MM-TRA-2, as outlined in Section 3.0.  With the implementation of these measures, 
roadways and intersections would operate acceptably and impacts would be reduced to 
below a level of significance.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

    

No Impact. Future development allowed by the proposed GPA would include roadway 
frontage improvements as well as improvements pursuant to mitigation measures MM-
TRA-1 and MM-TRA-2.  No site-specific development plans have been completed. Roadway 
designs would comply with the City’s standards, which are intended to avoid hazardous 
roadway design features. Thus, the project would result in no impact related to a design 
feature hazard. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c. Result in inadequate emergency access?     

Less than Significant Impact. Additional right-of-way, pavements, curbs, sidewalk and 
street lights would be required along the Danenberg Drive and Dogwood Avenue frontages 
for full buildout of the 4- and 6-lane arterial streets. Thus, future development would 
construct new roadway that would improve access to areas that are currently under served 
by the existing roadway network, which would improve emergency response and emergency 
evacuation. Impacts would be less than significant. 
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

XVIII. TRIBAL CULTURAL RESOURCES 

Cause a substantial adverse change in the significance 
of a tribal cultural resource, defined in Public Resources 
Code Section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in 
terms of the size and scope of the landscape, sacred 
place, or object with cultural value to a California 
Native American tribe, and that is: 

    

a. Listed or eligible for listing in the California 
Register of Historical Resources, or in a local 
register of historical resources as defined in 
Public Resources Code Section 5020.1(k)? 

    

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

    

Less than Significant Impact. The City is required to initiate consultation with the 
Native American tribes who are traditionally and culturally affiliated with the project area 
pursuant to AB 52 under CEQA and Section 106 of the National Historic Preservation Act 
under the National Environmental Policy Act. The City sent a letter to the Native 
American Heritage Commission requesting a list of tribes culturally affiliated with the 
project area and a Sacred Lands File Search on December 5, 2019. The Native American 
Heritage Commission responded with a letter stating that the Sacred Lands File Search of 
the project’s area of potential effect was negative, and provided a list of tribes who are 
traditionally and culturally affiliated with the geographic area of the project site. On 
January 13, 2020, the City sent a formal notification letter to the authorized representative 
of these traditionally and culturally affiliated tribes containing a written description of the 
project and lead agency contact information. 

The integrity of the project site has been compromised through agricultural operations. 
Consequently, it is considered unlikely that unknown archaeological resources would be 
encountered during project construction. Therefore, the future development as a result of 
the project would not cause a substantial adverse change in the significance of a tribal 
cultural resource, and impacts would be less than significant. 
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

XIX. UTILITIES/SERVICE SYSTEMS 

Would the project:      

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

    

Less than Significant Impact.  According to the City’s Sewer Master Plan (Carollo 
Engineers 2008) and a Water, Wastewater, and Storm Water Rate Study (Dynamic 
Consulting Engineers, Inc. 2012), the City treats its own wastewater at the El Centro 
Wastewater Facility, which has a capacity to accommodate 8.0 million gallons of 
wastewater per day. In addition, the City’s wastewater demand has been decreasing despite 
continued growth in the City, and the City is anticipated to continue to have increased 
connections at a rate of 1 percent per year. Therefore, the project is not anticipated to result 
in an exceedance of treated wastewater amounts that would go back into the City’s 
wastewater system. Any future development of the site would be required to provide 
payment of capacity fees prior to issuance of Certificate of Occupancy. Impacts would be 
less than significant.    

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

    

Less than Significant Impact. The City of El Centro receives its water supply from the 
IID. The IID has adopted an Interim Water Supply Policy (IWSP; IID 2009) for new non-
agricultural projects. The IWSP sets aside 25,000 acre-feet of water per year of Colorado 
River water supply to serve IWSP. The project site would also be serviced by the City of El 
Centro’s treated water supply. As stated above, the City’s water is provided by the IID. Per 
the Water System Master Plan (Carollo Engineers 2008), the Colorado River Water 
Delivery Agreement of October 2003 allows the IID to receive 3.1 million acre-feet of water 
per year. Considering a possible projected potable water demand of 50 acre-feet of water per 
year, the project is not anticipated to require a need for additional entitlements. Thus, the 
City would have enough water supplies available to serve the site. 

Considering the above-mentioned factors, the project would have sufficient water supplies, 
and a less than significant impact would occur.  
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Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

    

Less than Significant Impact. See response for Utilities/Service Section XIX(a). Impacts 
would be less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

d. Generate solid waste in excess of State or local 
standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment 
of solid waste reduction goals? 

    

Less than Significant Impact. Solid waste service to the site is provided by CR&R Waste 
Services, who has a material recovery, transfer, and disposal center located in the City 
(599 East Main Street). CR&R owns and operates the South Yuma County Landfill (SYCL) 
in Arizona and currently transports all waste from El Centro to the SYCL. No waste is 
disposed in Imperial County. The City of El Centro has renewed its contract with CR&R 
through 2027. The total design/permitted capacity for the SYCL is 46,825,430 cubic yards. 
Currently, the landfill is operating in Phase I of its development, which has a 
design/permitted capacity of 19,305,000 cubic yards. Currently, the SYCL under Phase I of 
its development has more than 14 million cubic yards of remaining capacity (Maria 
Lazaruk, pers. comm. 10/18/2018).   

In an effort to address landfill capacity and solid waste concerns, the California Legislature 
passed the Integrated Waste Management Act in 1989 (AB 939), which mandated that all 
cities reduce waste disposed of in landfills from generators within their borders by 
50 percent by the year 2000. Recently chaptered AB 341 has increased the diversion target 
to 75 percent (CalRecycle 2015). The City of El Centro has Municipal Code regulations to 
ensure compliance with these targets. These regulations include Municipal Code 
Chapter 12, Articles I and II requires collection, transportation, and disposal of solid waste 
and green waste. Future development within the project site would be required to comply 
with these regulations.   

While future development of the project site would increase the solid waste generated by 
the site, future development would be required to comply with recycling regulations and 
CR&R would continue to transport solid waste to the SYCL, which has capacity to accept 
the waste generated by the project. Impacts would be less than significant. 
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e. Comply with federal, state, and local management 
and reduction statutes and regulation related to 
solid waste?     

Less than Significant Impact. See response for Utilities/Service Section XIX(f). Impacts 
would be less than significant. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

XX. WILDFIRE      

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

No Impact. The City of El Centro SEMS Multihazard Functional Plan (MHFP) addresses 
the City’s planned response to extraordinary emergency situations associated with natural 
disasters, technological incidents, and national security emergencies. Future development 
associated with the proposed project would not substantially impair the SEMS MHFP. 
Additionally, because Thresholds XIX(a) through XIX(d) apply only to those projects that 
are “located in or near state responsibility areas or lands classified as very high fire hazard 
severity zones,” no impacts related to these thresholds would occur. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

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

    

No Impact. The project site does not contain steep slopes that may exacerbate the risk of 
wildfire and thus expose future residents to fire hazards and pollutants from fire. The 
project site and surrounding areas are designated by the California Department of Forestry 
and Fire Protection (CAL FIRE; 2007) as Moderate Fire Hazard Severity Zone and within a 
local responsibility area. As described in Public Services XV(i), future projects would be 
issued a development impact fee which includes financing the Fire Department. 
Additionally, because Thresholds XIX(a) through XIX(d) apply only to those projects that 
are “located in or near state responsibility areas or lands classified as very high fire hazard 
severity zones,” no impacts related to these thresholds would occur. 
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c. Require the installation or maintenance of 
associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines, or 
other utilities) that may exacerbate fire risk or that 
may result in temporary or ongoing impacts to the 
environment? 

    

No Impact. As previously described, the proposed project is not within a designated Very 
High Fire Hazard Severity Zone (VHFHSZ), as defined by CAL FIRE (2007). Any new 
utility infrastructure at the site would be constructed in accordance with all applicable 
regulatory standards and would not exacerbate fire risk or that may result in temporary or 
ongoing impacts to the environment. Additionally, because Thresholds XIX(a) through 
XIX(d) apply only to those projects that are “located in or near state responsibility areas or 
lands classified as very high fire hazard severity zones,” no impacts related to these 
thresholds would occur. 

No Impact. As previously described, the proposed project is not within a designated 
VHFHSZ, as defined by CAL FIRE (2007). Specifically, implementation of the project would 
not expose people or structures to significant risks, including downslope or downstream 
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage changes. 
No impacts would occur. 
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Significant 

Impact 

Less than 
Significant 

with 
Mitigation 
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Less than 
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No 
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d. Expose people or structures to significant risks, 
including downslope or downstream flooding or 
landslides, as a result of runoff, post-fire slope 
instability, or drainage changes? 

    



 Mitigated Negative Declaration 

South Dogwood Annexation 
Page 66 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 

No 
Impact 

XXI. MANDATORY FINDINGS OF 
SIGNIFICANCE      

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

    

Less than Significant with Mitigation Incorporated. Future development due to the 
proposed project could affect nesting birds.  With the implementation of the biological 
mitigation identified in Section 3.0, the project impacts would be less than significant. Refer 
to Section IV, Biological Resources, for additional details. 

No impacts to historical resources would occur.  Refer to Section V, Cultural Resources, for 
additional details. 

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
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Less than 
Significant 

Impact 

No 
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b. Have impacts that are individually limited, but 
cumulatively considerable? (“Cumulatively 
considerable” means that the incremental effects of 
a project are considerable when viewed in 
connection with the effects of past projects, the 
effects of other current projects, and the effects of 
probable futures projects)? 

    

Less than Significant with Mitigation Incorporated. The proposed use would be 
consistent with the City’s planning policies and the regional planned growth. However, the 
proposed project was determined to result in significant cumulative traffic impacts. With 
the implementation of the traffic mitigation identified in Section 3.0, the project impacts 
would be less than significant.   

Issue 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c. Have environmental effects, which will cause 
substantial adverse effects on human beings, either 
directly or indirectly?     

Less than Significant Impact. The proposed project would not create conditions that 
would significantly impact human beings. 
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