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Description of the Project  
 

The project includes a General Plan Amendment and a Development Code Amendment to 

create an overlay within the Regional Commercial (CR) District that would allow warehouse 

distribution developments.  The overlay would only apply to 978 acres within the CR District 

located immediately west of the I-15 freeway, Dante Road to the south and Caplet Street to the 

north, and the CR District’s boundary to the east (Exhibit 2). Any new warehouse distribution 

would be subject to the Industrial Design Standards found in Chapter 9.47 of the Development 

Code related to site planning and architecture and would qualify under the Planned Industrial 

Standards found in Section 9.46.020.  Similarly, the parking and landscaping regulations for new 

warehouse distribution development would be subject to applicable industrial development 

standards as specified in those sections. For consistency, new warehouse distribution 

development in the Planning area will utilize the setbacks and height standards from the CR 

District.     

 

Environmental Setting and Surrounding Land Uses  

 

The project site is currently vacant desert land.  Adjacent to the site, surrounding land uses 

include the following: 

 

North: Vacant land 

 

South: Vacant land. There is a quarry mining operation to the east of the Planning area.   

 

East: Vacant  

 

West: Vacant. The Victorville Landfill is located on the west side of the I-15 freeway.  There are 

a few light industrial buildings southeast of Stoddard Wells Road west of the freeway.  

 

Other public agencies whose approval is required for future development projects 

 

California Regional Water Quality Control Board (Waste Discharge Requirements) 

California Department of Fish and Wildlife (Streambed Alteration Permit) 

State Water Resources Control Board/Regional Water Quality Control Board (Construction 

Stormwater Permit) 
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Exhibit 1 – Regional Location Map 

 

 
 

 Denotes Planning area (978 acres) 
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Exhibit 2 – Project Aerial 
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Environmental Factors Potentially Affected: 

 

The environmental factors checked below would be potentially affected by this project, as 

indicated by the checklist and corresponding site-specific discussion on the following pages. 

 

 Aesthetics  Agricultural Resources  Air Quality 

 Biological Resources  Cultural Resources  Geology/Soils 

 

 

 

 

 

Greenhouse Gases 

Hazards & Hazardous 

Materials 

 Hydrology/Water Quality  Land Use/Planning 

 Mineral Resources  Noise  Population/Housing 

 Public Services  Recreation  
Transportation/ 

Traffic 

 Utilities/Service Systems  Mandatory Findings of Significance 
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DETERMINATION:  The Town of Apple Valley Planning Department has determined, on the basis 

of this initial evaluation: 

 

 I find that the proposed project COULD NOT have a significant effect on the 

environment, and a NEGATIVE DECLARATION will be prepared. 

 

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

environment there will not be a significant effect in this case because revisions in the 

project have been made by or agreed to by the project proponent.  A MITIGATED 

NEGATIVE DECLARATION will be prepared. 

 

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

an ENVIRONMENTAL IMPACT REPORT is required. 

 

 I find that the proposed project MAY have a “potentially significant impact” or 

“potentially significant unless mitigated” impact on the environment, but at least one 

effect 1) has been adequately analyzed in an earlier document pursuant to applicable 

legal standards, and 2) has been addressed by mitigation measures based on the earlier 

analysis as described on attached sheets.  An ENVIRONMENTAL IMPACT REPORT is 

required, but it must analyze only the effects that remain to be addressed. 

 

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

environment, because all potentially significant effects (a) have been analyzed 

adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable 

standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or 

NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed 

upon the proposed project, nothing further is required. 

 

 

 9-30-21 

   

Daniel Alcayaga, AICP  Date 

Planning Manager   
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PURPOSE OF THIS INITIAL STUDY 

 

This Initial Study has been prepared consistent with CEQA Guidelines Section 15063, to determine 

if the project, as proposed, may have a significant effect upon the environment. Based upon 

the findings contained within this report, the Initial Study will be used in support of the 

preparation of a Mitigated Negative Declaration.   

 

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 project-specific 

screening analysis). 

2) All answers must take into account the whole action involved, including offsite as well as 

onsite, cumulative as well as project-level, indirect as well as direct, and construction as well 

as operational impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then 

the checklist answers must indicate whether the impact is potentially significant, less than 

significant with mitigation, or less than significant.  "Potentially Significant Impact" is 

appropriate if there is substantial evidence that an effect may be significant. If there are one 

or more "Potentially Significant Impact" entries when the determination is made, an EIR is 

required. 

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the 

incorporation of mitigation measures has reduced an effect from "Potentially Significant 

Impact" to a "Less Than Significant Impact." The lead agency must describe the mitigation 

measures, and briefly explain how they reduce the effect to a less than significant level 

mitigation measures from Section XVII, "Earlier Analyses," may be cross-referenced). 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 

process, an effect has been adequately analyzed in an earlier EIR or negative declaration.  

Section 15063(c)(3)(D). In this case, a brief discussion should identify the following: 

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

b) Impacts Adequately Addressed.  Identify which effects from the above checklist 

were within the scope of and adequately analyzed in an earlier document 

pursuant to applicable legal standards, and state whether such effects were 

addressed by mitigation measures based on the earlier analysis. 

c) Mitigation Measures.  For effects that are "Less than Significant with Mitigation 

Measures Incorporated," describe the mitigation measures, which were 

incorporated or refined from the earlier document and the extent to which they 

address site-specific conditions for the project. 



DRAFT MITIGATED NEGATIVE DECLARATION/INITIAL STUDY 

Town of Apple Valley Warehouse Distribution CR Overlay 

September 2021 Initial Study/Mitigated Negative Declaration 

8 

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) 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 impacts to less than significance. 
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I. AESTHETICS 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Have a substantial adverse effect on a scenic 

vista?  
    

b) Substantially damage scenic resources, 

including, but not limited to, trees, rock 

outcroppings, and historic buildings within a 

state scenic highway?  

    

c) Substantially degrade the existing visual 

character or quality of the site and its 

surroundings?  

    

d) Create a new source of substantial light or 

glare, which would adversely affect day or 

nighttime views in the area?  

    

 

The 2009 General Plan EIR and 2018 Addendum EIR found that new development Town-wide 

had the potential to impact Aesthetics, but that with the implementation of mitigation 

measures, build out of the General Plan would result in less than significant impacts. Any new 

development will be subject to these mitigation measures. 

 

Discussion of Impacts 

 

a) Less Than Significant Impact. Natural visual resources that provide the Planning area with 

special character include uninterrupted expanses of 'wide skies' and panoramic vistas of 

distant mountains. Characteristic views of the Mojave River floodplain bluffs and terraces, 

and areas of riparian forest flora also occur. The low-lying landscape surrounding the 

Planning area allows unobstructed, distant views in all directions and these create a 

prevailing sense of openness and spaciousness. The General Plan addressed the 

potential impacts of new development through a series of policies and programs that 

are directed at maintaining the Town’s character and scenic views and vistas. The Plan 

either directly regulates development, or mandates the maintenance of zoning and 

other regulatory codes that assure detailed assessment of building coverage, setbacks 

and building heights, as well as other design features. 

 

b) No Impact. There are no scenic trees, rock outcroppings or historic buildings in the 

Planning area, nor is the Planning area located on a scenic highway. There will be no 

impact to scenic resources. 

 

c) Less Than Significant Impact. Any future new development will have a less than 

significant impact on the visual character of the area. The area surrounding the project 

site includes native lands. The impacts on aesthetics by new development was already 

analyzed in the EIR for the 2009 General Plan, as well as in the 2018 EIR Addendum for the 

newly annexed areas in and around the Planning area.  The project, which includes 

allowing Warehouse Distribution developments within the C-R District, which would be 

subject to site development standards, as well as design standards (i.e. site planning, 

landscaping, and architecture standards) is consistent with the General Plan. The CR 

District already permits or conditionally permits similar uses such as hay/feed storage, 
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transportation facilities, truck terminals, new construction of outdoor storage, public utility 

installations, and assembly of products (as ancillary uses to commercial uses). These uses 

and associated buildings/structures are already permitted and look similar to warehouse 

distribution buildings that these Amendments propose.  Impacts associated with visual 

character are expected to be less than significant. 

 

d) Less Than Significant Impact.  The Amendments will allow warehouse distribution 

developments that are similar to existing permitted uses that generate light and glare, 

primarily from truck and automobile lights and building security lighting associated with 

the future business operations. These light and glare characteristics are consistent with 

those allowed in the analyzed in the General Plan EIR and 2018 EIR Addendum.  

Specifically, the EIR requires that all lighting be consistent with the dark sky policies in the 

Town’s General Plan and lighting and glare standards outlined in the Development 

Code. Accordingly, impacts associated with light and glare will be less than significant. 
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II. AGRICULTURAL RESOURCES     

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Convert Prime Farmland, Unique Farmland, or 

Farmland of Statewide Importance 

(Farmland), as shown on the maps prepared 

pursuant to the Farmland Mapping and 

Monitoring Program of the California 

Resources Agency, to non-agricultural use?  

    

b) Conflict with existing zoning for agricultural 

use, or a Williamson Act contract?  
    

c) Involve other changes in the existing 

environment which, due to their location or 

nature, could result in conversion of Farmland, 

to non-agricultural use?  

    

Introduction 

Although agricultural activities played a prominent role in the Town’s formation, the difficulty of 

farming in the high desert environment has limited, and now mostly eliminated, farming activities 

within the Town limits. The General Plan EIR and 2018 EIR Addendum found that development in 

the Town would have less than significant impact on agricultural resources, because there are 

no agricultural land in the Plan area. There have been no changes in conditions, and no 

agricultural activities have been initiated since the certification of the EIR and EIR Addendum.  

 

Discussion of Impacts 

 

a-c) No Impact. The proposed project is located in an area that currently consists of vacant 

desert lands. The Planning area, and all surrounding lands, are designated for future 

development. The State Department of Conservation, Farmland Mapping and 

Monitoring Program identifies four small areas within the Town limits as Farmlands of 

Statewide Importance. These areas are all in the southern half of Town. No agricultural 

development occurs on or in the vicinity of the Planning area. There are no Williamson 

Act contracts on or in the vicinity of the Planning area. There will be no impact to 

agricultural resources. 
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III. AIR QUALITY     

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Conflict with or obstruct implementation of 

the applicable air quality plan?  
    

b) Violate any air quality standard or contribute 

substantially to an existing or projected air 

quality violation?  

    

c) 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 (including releasing 

emissions which exceed quantitative 

thresholds for ozone precursors)?  

    

d) Result in significant construction-related air 

quality impacts?  
    

e) Expose sensitive receptors to substantial 

pollutant concentrations?  
    

f) Create objectionable odors affecting a 

substantial number of people?  
    

 

Introduction 

The 2009 General Plan EIR and 2018 EIR Addendum found that the development in the Planning 

area had the potential to impact Air Quality, and included a number of mitigation measures to 

reduce these impacts to the greatest extent feasible. Any future development will continue to 

be subject to these mitigation measures. However, the EIR also found that even with 

implementation of mitigation measures, the impacts associated with air quality at build out of 

the Town would remain significant and unavoidable. The Town adopted Findings and a 

Statement of Overriding Considerations, which found that the benefits associated with build out 

of the General Plan outweighed the potential impacts to air quality.  

 

Discussion of Impacts 

The 2009 General Plan EIR and 2018 EIR Addendum provided a comprehensive mitigation 

program to reduce all construction and operational air quality emissions to the fullest extent 

feasible.  

 

a) Less Than Significant Impact. The Town of Apple Valley is subject to the jurisdiction of the 

Mojave Desert Air Quality Management District (MDAQMD) which sets forth policies and 

other measures designed to help the District achieve federal and state ambient air 

quality standards. These rules, along with the MDAQMD CEQA and Federal Conformity 
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Guidelines1, are intended to satisfy the planning requirements of both the federal and 

state Clean Air Acts. The MDAQMD also monitors daily pollutant levels and 

meteorological conditions throughout the District. 

 

 The Apple Valley General Plan Land Use Plan serves as the basis for the assumptions used 

in the MDAQMD’s planning documents for air quality maintenance and improvement. 

The project is consistent with the Town’s General Plan, and with development already 

permitted in the area. Therefore, it will not exceed AQMP assumptions or criteria, or result 

in inconsistencies with the AQMP.  

 

b)-e) Less Than Significant Impact.  

 

 Construction Emissions 

The EIR fully analyzed worst-case construction emissions.  (See EIR p. III-58.)  Based on 

those worst-case assumptions, all construction emission impacts were projected to be 

less than significant.  Nonetheless, site-specific construction emission modeling is required 

to be performed for any future development at the time of Planning approval. 

Construction air quality impacts of the proposed project will be less than significant. 

 

 Operational Emissions 

Operational emissions are ongoing emissions that will occur over the life of the project. 

Emission sources include area sources (such as consumer products and landscape 

equipment), energy consumption, and mobile sources.  

 

As set forth above, the 2009 General Plan EIR and 2018 Addendum analyzed operational 

emission that would occur as a result of build out of the General Plan and found them to 

be significant and unavoidable.  (EIR Table III-25.) Site-specific operational emission 

analysis will be required to be conducted in order to confirm whether any future 

developments – on their own – would result in significant operational air quality impacts.  

Therefore new developments will be required to analyze site specific operation emissions 

and comply with General Plan EIR mitigation measures.   

 

According to Resolution No. 2018-16 adopted by the Town Council on May 8, 2018 for the EIR 

Addendum for 2009 General Plan Update and Annexation 2008-01, it states the following: 

 

Air quality emissions associated with buildout operation of 

the 2018-001 Annexation, and buildout operation of the 

2018-001 Annexation plus remaining County lands, will 

significantly exceed established thresholds for all criteria 

pollutants, as shown in Table 8. Similar to Annexation 2008-

001, impacts can be somewhat lowered by implementation 

of the mitigation measures included in the EIR. However, 

impacts associated with build out of the 2018-001 

Annexation will result in significant and unavoidable air 

quality impacts, albeit lower than those associated with 

Annexation 2008-001, as did build out of Annexation 2008-

001. Thus, Annexation 2018-001 will not result in any new 

 

 
1 “Mojave Desert Air Quality Management District California Environmental Quality Act and 

Federal Conformity Guidelines,” prepared by the Mojave Desert Air Quality Management 

District, May 2006. 
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significant unavoidable impacts or any substantial increase 

in the significant unavoidable impacts previously identified 

in the General Plan EIR. 

 

 
 

As summarized in Section XV of this study, allowing warehouse distribution developments 

will reduce traffic trips.  If the entire 978 acres (Planning area) currently zoned CR were 

developed with warehouse distribution, it is estimated that at build-out this would reduce 

daily trips by 375,648 trips in the Project area.  This would be a reduction in air emissions 

that was analyzed in the General Plan EIR and Addendum.    

 

Since any new development will be required to implement the mitigation measures 

included in the certified EIR, the level of impact is consistent with that previously 

analyzed, and impacts of the proposed project will be less than significant. Although the 

project’s direct construction and operational impacts will not exceed MDAQMD 

thresholds and will be less than significant, it can be expected that the emissions of any 

future development will contribute to the emissions of the overall build out of the General 

Plan.  The prior EIR disclosed that the General Plan’s overall emissions  would be 

significant and unavoidable, and the Town Council adopted CEQA findings and a 

Statement of Overriding Considerations addressing those impacts.   

 

f) Less Than Significant Impact. Objectionable odors, including those emitted by diesel-

operated vehicles and the application of asphalt pavement and paints/solvents, may 

be emitted during the construction phase of the future development, and during 

operations, because of the number of diesel trucks expected to come and go from the 

project site. However, the Planning area is almost all vacant, and is not in the immediate 

vicinity of sensitive receptors such as residences, schools, parks, or other areas of 

concentrated human activity. As a result, impacts associated with odors are expected 

to be less than significant.  
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IV. BIOLOGICAL RESOURCES 
 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Have a substantial adverse effect, either 

directly or through habitat modifications, on 

any species identified as a candidate, 

sensitive, or special status species in local or 

regional plans, policies, or regulations, or by 

the California Department of Fish and Wildlife 

or U.S. Fish and Wildlife Service?  

    

b) Have a substantial adverse effect on any 

riparian habitat or other sensitive natural 

community identified in local or regional 

plans, policies, or regulations or by the 

California Department of Fish and Wildlife or 

US Fish and Wildlife Service?  

    

c) Have a substantial adverse effect on federally 

protected wetlands as defined by Section 404 

of the Clean Water Act (including, but not 

limited to, marsh, vernal pool, coastal, etc.) 

through direct removal, filling, hydrological 

interruption, or other means?  

    

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?  

    

e) Conflict with any local policies or ordinances 

protecting biological resources, such as a 

tree preservation policy or ordinance?  

    

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?  

    

 

The project involves an Amendment to the Development Code allowing warehouse distribution 

uses within the CR District in the Planning area. The 2009 General Plan EIR and 2018 EIR 

Addendum found that the development of the General Plan had the potential to impact 

biological resources, but that with the implementation of mitigation measures, build out would 

result in less than significant impacts. The EIR required that certain site-specific surveys be 

completed for certain biological species prior to development.  (EIR pp. III-80 through III-81.) 

Those studies will be completed for individual development proposals.  Any future development 

that is proposed as a result of the Amendments will be required to analyze all pertinent 

biological species and will be subject to the mitigation measures.  
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V. CULTURAL RESOURCES 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Cause a substantial adverse change in the 

significance of a historical resource as defined 

in 15064.5?  

    

b) Cause a substantial adverse change in the 

significance of an archaeological resource 

pursuant to 15064.5 or Tribal Cultural 

Resources?  

    

c) Directly or indirectly destroy a unique 

paleontological resource or site or unique 

geologic feature?  

    

d) Disturb any human remains, including those 

interred outside of formal cemeteries?  
    

 

a-d) The project involves an Amendment to the Development Code allowing warehousing and 

manufacturing uses within the CR District. The 2009 General Plan EIR and 2018 EIR Addendum 

found that the development of the General Plan had the potential to impact cultural resources, 

but that with the implementation of mitigation measures, build out of the General Plan would 

result in less than significant impacts. The EIR required that site-specific surveys be completed for 

cultural and paleontological resources prior to development.  (EIR pp. III-122, III-123.)  Any future 

development that is proposed as a result of the Amendments will be required to analyze all 

pertinent cultural resources, including archaeological and historic resources as well as outreach 

and consultation with Native American Tribes, and will be subject to the mitigation measures.  

 

Public Resources Code section 5097.98 imposes a mandatory reporting requirement and all 

construction activity to cease in the event of the discovery of human remains.  Compliance with 

these mandatory provisions would ensure that any impacts to human remains would remain less 

than significant. 
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VI. GEOLOGY AND SOILS 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Expose people or structures to potential 

substantial adverse effects, including the risk of 

loss, injury, or death involving: 

    

 i) Rupture of a known earthquake fault, as 

delineated on the most recent 

Alquist-Priolo Earthquake Fault Zoning Map 

issued by the State Geologist for the area 

or based on other substantial evidence of 

a known fault? Refer to Division of Mines 

and Geology Special Publication 42. 

    

 ii) Strong seismic ground shaking?      

 iii) Seismic-related ground failure, including 

liquefaction?  
    

 iv) Landslides?      

b) Result in substantial soil erosion or the loss of 

topsoil?  
    

c) Be located on a geologic unit or soil that is 

unstable, or that would become unstable as a 

result of the project, and potentially result in 

on- or off-site landslide, lateral spreading, 

subsidence, liquefaction or collapse?  

    

d) Be located on expansive soil, as defined in 

Table 18-1-B of the Uniform Building Code 

(1994), creating substantial risks to life or 

property?  

    

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?  

    

Introduction 

The 2009 General Plan EIR and 2018 EIR Addendum found that the development within the Town 

had the potential to impact geology and soils, but that with the implementation of mitigation 

measures, build out would result in less than significant impacts. Any future development will be 

subject to the mitigation measures outlined in the EIR and Addendum. 

 

The EIR requires that site-specific geotechnical investigations be completed prior to the approval 

of development plans.  (EIR pp. III-88.)  Since no development is proposed at this time,  the 

impact of the Amendment on geological resources will be less than significant. 
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Discussion of Impacts  

  

a.i)  No Impact. The area of the Town where the Amendments apply is not located in an 

Alquist-Priolo Earthquake Fault Zone, and no fault rupture will occur in this area. The 

Mojave Desert segment of the San Andreas fault passes through the region 

approximately 25 miles south-southwest of Apple Valley. This fault extends from the Tejon 

Pass to the San Bernardino valley, where it becomes the San Bernardino strand. No 

impacts are expected.  

  

a.ii, c)  Less Than Significant Impact. The Town will be subject to ground shaking from 

earthquakes on regional faults, particularly on the Mojave Desert segment of the San 

Andreas fault. The distance to the fault segment, however, will result in lesser ground 

shaking than would be expected if the Planning area were in closer proximity to the 

fault. All new development associated with the Amendments will be required to comply 

with the Town’s Building Code seismic requirements in place at the time that building 

permits are issued. In addition, the certified EIR and Addendum included a number 

of mitigation measures to further reduce impacts associated with ground shaking and 

soils. The Town’s standard requirements and the EIR’s mitigation measures are designed 

to reduce impacts associated with ground shaking to less than significant levels.  

  

a.iii)  Less Than Significant Impact. Liquefaction occurs when groundwater is located near the 

surface (within 50 feet), and mixes with surface soils during an earthquake. The Planning 

area generally consists of granular soils with historic groundwater depths ranging from 

approximately 105 feet below the surface to 155 feet below the surface. Any future 

development will be required to submit a Geotechnical Study prior to building permit 

issuance to determine soil conditions and review possible liquification issues. Issues 

related to liquefaction are less than significant.  
  

a.iv)  No Impact. The Planning area is located in a relatively flat area, and is not adjacent to 

any slope or mountainside. No impact associated with slope instability is anticipated.  

  

b)  No Impact. Soils identified as occurring in the Planning area include, Cajon sand, Cajon 

loamy sand, Cajon-Arizo complex, Cajon Wasco, Helendale loamy sand, Mirage-Joshua 

complex, Nebona-cuddleback complex and Rosamond loam. Helendale-Bryman loamy 

sands are predominant across the project site and are a series of the Aridosol Soil Order 

occurring on 0 to 2 percent slopes. Bryman soils are found on terraces and older 

alluvial fans, and are formed by the mixing of alluvium derived mainly from granitite 

sources in combination with erosion caused by wind and water. Future development will 

be required to implement the dust control measures included in the EIR to address wind 

and water erosion, and will also be required to implement best management practices 

associated with storm water management. These mitigation measures and standard 

requirements will assure that impacts associated with erosion remain less than significant.  

  

d)  No Impact. As identified in the certified EIR, the soils within the Planning area are not 

expansive. No impact is anticipated.   

  

e)  No Impact. The Town has an adopted Local Agency Management Plan (LAMP) and 

any new future development would be subject to the limitations established in the 

LAMP. Developments that use less than 500 gallons per acre per day of water usage are 

allowed to use septic tanks for sewage disposal If sewer is not available. If water 

usage exceeds this threshold or if sewer becomes available, new 

development would need to connect to sewer.   No impacts will occur.  
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VII. GREENHOUSE GAS EMISSIONS 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Generate greenhouse gas emissions, either 

directly or indirectly, that may have significant 

impact on the environment?  

    

b) Conflict with an applicable plan, policy or 

regulation adopted for the purpose of 

reducing the emissions of greenhouse gases? 

    

 

Discussion of Impacts 

 

a-b) Less Than Significant Impact. Both construction and operation of any future development 

will generate greenhouse gas (GHG) emissions. Construction emissions will be generated 

by a variety of sources, including the operation of construction equipment and energy 

usage. Construction impacts will be temporary and will end once the project is 

complete. Typically, they can be minimized by limiting idling times, proper maintenance 

of heavy machinery, and efficient scheduling of construction activities. Long-term 

operation of the project will generate GHG emissions from area sources, energy and 

water usage, mobile sources, and waste disposal.  

 

The 2019 Climate Action Plan, which was adopted by the Town Council on June 8, 2021, 

it states the Town has made great strides in reducing its overall community and municipal 

emissions since the adoption of the CAP. So much so that Business as Usual (BAU) 

forecasts based on the Town’s declining emissions trends are expected to achieve the 

40% reduction target for 2030, as shown in the following table.  The community forecasts 

are based on growth planned with the Town’s General Plan Land Use map.  As discussed 

in the Section XV, vehicle trips are estimated to be reduced if warehouse distribution 

developments were to be constructed instead of shopping center development.  This 

reduction will further assist in reducing overall Greenhouse Gas Emissions from Business As 

Usual.   
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Any future development will reduce GHG emissions that would otherwise result from energy and 

water use by complying with the Development Code, 2019 Climate Action Plan, and EIR’s 

requirements to use low-polluting and high efficiency appliances, drought-tolerant landscaping, 

and by providing passive solar benefits.  These will include building orientation optimizations and 

efficient fenestration. Statewide programs and standards, including new fuel-efficient standards 

for cars and expanding the use of renewable energies, will help reduce GHG emissions over the 

long-term. The project will be required to comply with standards and regulations for reducing 

GHG emissions, including the Town’s Climate Action Plan and other GHG reducing strategies, 

including high efficiency HVAC and high efficiency fans. Any future development will also be 

required to comply with Title 24 of the California Building Code, which in 2019 requires a further 

30% reduction in energy use for construction. This reduction in energy use exceeds the Town’s 

Climate Action Plan target for reduction of GHG emissions. The Plan, adopted with the General 

Plan and updated in 2013, 2016, and 2019 targets a 15% reduction below 2005 levels by the year 

2020. The reductions included in the current building code result in a 30% reduction in energy 

use. Therefore, future construction is expected to exceed the Town’s reduction target. These 

standard requirements and Town initiatives will ensure that GHG emissions from Any future 

development are less than significant.  
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VII. HAZARDS AND HAZARDOUS MATERIALS 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Create a significant hazard to the public or the 

environment through the routine transport, use, 

or disposal of hazardous materials?  

    

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?  

    

c) Emit hazardous emissions or handle hazardous 

or acutely hazardous materials, substances, or 

waste within one-quarter mile of an existing or 

proposed school?  

    

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?  

    

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?  

    

f) For a project within the vicinity of a private 

airstrip, would the project result in a safety 

hazard for people residing or working in the 

project area?  

    

g) Impair implementation of or physically interfere 

with an adopted emergency response plan or 

emergency evacuation plan?  

    

h) Expose people or structures to a significant risk 

of loss, injury or death involving wildland fires, 

including where wildlands are adjacent to 

urbanized areas or where residences are 

intermixed with wildlands?  

    

Introduction  

The General Plan EIR or found that any new development had the potential to result in impacts 

from hazardous materials, but that with the implementation of mitigation measures, build out 

would result in less than significant impacts. Any future development will be subject to these 

mitigation measures.  
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Discussion of Impacts 

 

a-b) Less Than Significant Impact. Any future development will be required to comply to Fire 

Department and County standards regarding high cube storage, including the safe 

storage of hazardous materials, and the implementation of emergency response plans in 

case of a spill or fire. These measures are subject to regular inspection to ensure 

compliance. These standard requirements will assure that the storage and transport of 

hazardous materials result in less than significant impacts. 

 

c) No Impact. Any future development will handle household cleaners and chemicals, but 

will not store or handle hazardous materials within proximity of a school. The closest 

school to the Planning area is Apple Valley Christian Academy, located approximately 

1.5 miles south of the Planning area. 

 

d) No Impact. The Planning area is not listed as a hazardous materials site, cleanup site, or 

hazardous waste facility and, therefore, any future development will not create a 

significant hazard to the public or environment. (Envirostor map database, California 

Department of Toxic Substances Control). 

 

e) Less Than Significant Impact. The Planning area is located less than 4 miles west of the 

Apple Valley airport. The impact on future new warehouse distribution developments is 

less than significant.   

 

f) No Impact. The Planning area is not located in the vicinity of a private airstrip. No impact 

is expected. 

 

g) No Impact. The Town will require the road improvement on any future development to 

Town standards, to assure access by emergency vehicles is unimpeded. The 

implementation of these standard requirements will assure that there is no impact 

associated with emergency response. 

 

h) No Impact. The Planning area is located in an area dominated by sparse vegetation. 

There are no wildlands in the vicinity of the Planning area. No impacts associated with 

wildland fire are expected. 
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VIII. HYDROLOGY AND WATER QUALITY  
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Violate any water quality standards or waste 

discharge requirements?  
    

b) Substantially deplete groundwater supplies or 

interfere substantially with groundwater 

recharge such that there would be a net 

deficit in aquifer volume or a lowering of the 

local groundwater table level (e.g., the 

production rate of pre-existing nearby wells 

would drop to a level which would not 

support existing land uses or planned uses for 

which permits have been granted)?  

    

c) Substantially alter the existing drainage 

pattern of the site or area, including through 

the alteration of the course of a stream or 

river, in a manner which would result in 

substantial erosion or siltation on- or off-site?  

    

d) Substantially alter the existing drainage 

pattern of the site or area, including through 

the alteration of the course of a stream or 

river, or substantially increase the rate or 

amount of surface runoff in a manner which 

would result in flooding on- or off-site?  

    

e) 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?  

    

f) Otherwise substantially degrade water 

quality? 
    

g) Place housing within a 100-year flood hazard 

area as mapped on a federal Flood Hazard 

Boundary or Flood Insurance Rate Map or 

other flood hazard delineation map? (Source:  

    

h) Place within a 100-year flood hazard area 

structures which would impede or redirect 

flood flows?  
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VIII. HYDROLOGY AND WATER QUALITY  
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

 

i)     Expose people or structures to a significant risk 

of loss, injury or death involving flooding, 

including flooding as a result of the failure of a 

levee or dam?  

 

 

 

 

 

 

 

 

 

 

 

 

j) Inundation by seiche, tsunami, or mudflow?      

 

Introduction 

The General Plan EIR found that the new development had the potential to impact hydrology 

and water quality, but that with the implementation of mitigation measures, build out of the 

General Plan would result in less than significant impacts. Any future development will be subject 

to these mitigation measures. 

 

The EIR required that site-specific Stormwater Pollution Prevention Plans and  surveys for the 

presence of federal or state jurisdictional waters be completed. (EIR pp. III-99, III-100. Overall, 

with mitigation, no significant impacts will result from the Project.  

 

Discussion of Impacts 
 

a, f) No Impact. Any future development will be required to connect to the Town’s domestic 

water and sanitary sewer systems. Liberty Utilities, formerly Apple Valley Ranchos (AVR) 

Water Company, provides water service to the Planning area, and the Victor Valley 

Wastewater Reclamation Authority provides sanitary sewage treatment for the Planning 

area. Both these agencies are required to comply with the requirements of the State 

Regional Water Quality Control Board relating to water quality standards and 

wastewater discharge requirements. No impact is expected. 

 

b) Less Than Significant Impact. Any new development will result in the consumption of 

domestic water for employee use and landscaping.  

 

Since the certification of the EIR, California has entered into a multi-year drought. The 

drought has resulted in mandates for water conservation across all land uses and 

locations in the State, stemming from the requirements of the Governor’s Executive Order 

B-29-15. Within AVR’s service area, the mandate for a 28% reduction has resulted in the 

publication of prohibited activities, and the implementation of water conservation 

measures. As a result of these measures, AVR’s service area reduced water use by 33% in 

September of 2015. Any new development will be subject to the mandated water 

reductions in place at the time that development occurs. These mandates will assure 

that water use within the Planning area will be less than significant. 

 

c-e) Less Than Significant Impact.  The Planning area, is located in a FEMA Zone D, and is 

outside the 100 year flood plain. The Planning area is currently vacant.  

 

Any new development will be required to contain storm water runoff on site pursuant to 

the Waste Discharge Requirements permit issued by the Regional Water Quality Control 

Board under the Porter-Cologne Water Quality Act. In addition, the Town imposes 
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drainage impact fees on all development, to offset the cost of drainage improvements 

on a fair share basis. These standard requirements are designed to assure that impacts 

associated with runoff water remain less than significant.  

  

g)- j) No Impact. The Planning area is not located in a flood zone, and does not propose 

residential development. The proposed project will have no impact on 100 year flood 

plain hazards. 
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IX. LAND USE AND PLANNING  
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Physically divide an established community?      

b) Conflict with any applicable land use plan, 

policy, or regulation of an agency with 

jurisdiction over the project (including, but not 

limited to the general plan, specific plan, local 

coastal program, or zoning ordinance) 

adopted for the purpose of avoiding or 

mitigating an environmental effect?  

    

c) Conflict with any applicable habitat 

conservation plan or natural community 

conservation plan?  

    

Introduction 

The General Plan EIR found that the development of the General Plan had the potential to 

impact surrounding land uses, but that with the implementation of mitigation measures, build out 

of the General Plan would result in less than significant impacts. Any future development will be 

subject to these mitigation measures. 

 

Any future development will be consistent with the size and intensity of development 

anticipated, analyzed, and approved as part of the approved EIR and EIR Addendum.  The CR 

District already permits or conditionally permits certain land uses that are similar to warehouse 

distribution, including: hay/feed storage, transportation facilities, truck terminals, new 

construction of outdoor storage, public utility installations, and assembly of products (as ancillary 

uses to commercial uses). In the nation, it has been standard zoning practices to separate 

regional commercial uses from light industrial uses to buffer shopping from activities that would 

generate noise, semi-truck traffic, and odors. However, technology advances have made it so 

that a mix of land uses can co-exist together.  These advances have produced a shift away from 

brick-and-mortar retail buildings to online shopping. This has produced a need for e-commerce 

warehouse distribution development.  Since the Planning area is located along freeway 

frontage, the proposed overlay provides an opportunity to plan for both commercial and 

warehouse distribution, as both have the potential to generate sales tax revenue and/or 

produce employment growth.  There are presently methods that can be used to mitigate noise 

and odors issues. Any future development will not present any potential land use conflicts. 

Accordingly, the Amendments are within the scope of the EIR’s analysis.  

  

Discussion of Impacts 

 

a-c)  No Impact. The Planning area is currently vacant, and will not divide any established 

community. The Amendments will allow developments that are  consistent with the land 

use, development standards and guidelines of the Development Code. The Planning 

area is designated for business activities in the Town’s General Plan. There are no 

conservation plans currently in effect in Town. There will be no impacts associated with 

land use as a result of the proposed project. 
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X. MINERAL RESOURCES  
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

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?  

    

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?  

    

 

Discussion of Impacts 

 

a-b) No Impact. The General Plan EIR and Addendum determined that there were no lands 

designated for mineral resources within the Planning area, and that no mineral resource 

extraction occurred or was projected to occur within the Planning area. The Planning area has 

been designated for commercial development for a number of years. The Amendments intend 

to allow Warehouse Distribution developments. No mineral resources are known to occur on the 

Planning area. There will be no impacts to mineral resources as a result of implementation of the 

Amendments.  
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XI. NOISE  
 

 

Would the project result in: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Exposure of persons to or generation of noise 

levels in excess of standards established in the 

local general plan or noise ordinance, or 

applicable standards of other agencies?  

    

b) Exposure of persons to or generation of 

excessive groundborne vibration or 

groundborne noise levels?  

    

c) A substantial permanent increase in ambient 

noise levels in the project vicinity above levels 

existing without the project?  

    

d) A substantial temporary or periodic increase 

in ambient noise levels in the project vicinity 

above levels existing without the project?  

    

e) For a project located within an airport land 

use plan or, where such a plan has not been 

adopted, within two miles of a public airport 

or public use airport, would the project 

expose people residing or working in the 

project area to excessive noise levels?  

    

f) For a project within the vicinity of a private 

airstrip, would the project expose people 

residing or working in the project area to 

excessive noise levels?  

    

 

Introduction 

The General Plan EIR and Addendum found that new development had the potential to result in 

noise impacts, but that with the implementation of mitigation measures, build out of the General 

Plan would result in less than significant impacts. Any new development will be subject to these 

mitigation measures. 

 

The EIR imposed a requirement for further site-specific noise studies only where a proposed 

project’s stationary noise sources may adversely impact sensitive noise receptors in the site 

vicinity.  (EIR pp. III-145.)  There are no sensitive receptors in the Planning area’s vicinity that 

would require such site-specific analysis.  The nearest sensitive receptor, a single-family home is 

approximately ½ mile east of the Planning area on Stoddard Wells (APN: 0472-362-53). 

 

 

Discussion of Impacts 

 

a, c) Less Than Significant Impact. New development can result in the development of a 

warehouse distribution facility, which includes stationary noise sources such as sliding 

dock doors and rooftop mechanical equipment, as well as on-site mobile sources such 
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as back-up beepers and forklift operations. There are no sensitive receptors located in 

and around the vicinity of the Planning area. Impacts are therefore expected to be less 

than significant. 

 

b) Less Than Significant Impact. The primary source of vibration of future development is 

expected to be during construction, from the use of heavy equipment; and during 

operation from the heavy truck trips the project will generate. The level of vibration, 

however, will be periodic and temporary, and because of the Planning area’s location 

away from sensitive receptors, is expected to represent a less than significant impact. 

 

d) Less Than Significant Impact. Temporary noise generated during the construction phase 

of the any future development could exceed acceptable noise levels, particularly during 

site preparation. Primary noise sources will be heavy equipment. These impacts, 

however, will be periodic and temporary, and are allowed in the Town’s Municipal 

Code, as long as they occur during specified daytime hours. Any future development will 

be required to comply with these requirements. Further, the Planning area is not located 

near sensitive receptors who would be impacted by construction noise. The Planning 

area is in an commercially designated area, and the Town’s standards will assure that 

impacts are less than significant. 

 

e) Less Than Significant Impact. The Apple Valley Airport is located less than four mile east of 

the Planning area. Impacts associated with airport noise are expected to be less than 

significant. 

 

f) No Impact. The Planning area is not located in the vicinity of a private airstrip, and no 

impacts associated with such a noise source will occur. 
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XII. POPULATION AND HOUSING 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Induce substantial population growth in an 

area, either directly (for example, by 

proposing new homes and businesses) or 

indirectly (for example, through extension of 

roads or other infrastructure)?  

    

b) Displace substantial numbers of existing 

housing, necessitating the construction of 

replacement housing elsewhere?  

    

c) Displace substantial numbers of people, 

necessitating the construction of 

replacement housing elsewhere?  

    

Introduction 

The General Plan EIR and Addendum found that new development had the potential to result in 

impacts associated with population and housing, but that with the implementation of mitigation 

measures imposed on the Town, build out of the General Plan would result in less than significant 

impacts.  

 

Discussion of Impacts 

 

a) Less Than Significant Impact. Any future development will result in a demand for 

employees. The EIR found that the increase in jobs could be supported for multiple 

reasons. First, the Town’s residents currently commute to work outside of Town, and the 

new development, such as Warehouse Distribution would generate jobs that would 

improve the Town’s jobs/housing balance. Further, the EIR found that the Town had a 

capacity for an additional 15,078 housing units. Based on the Town’s average of 1.09 jobs 

per household, any future development would generate a need for 488 housing units, if 

all the project’s employees were to be new residents. The Town has capacity and 

resources to accommodate this level of growth. The Amendments will have a less than 

significant impact on population growth. 

 

b-c) No Impact. The Planning area is currently vacant, and will not result in the demolition of 

existing housing, or the displacement of people. No impact is expected. 
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XIII. PUBLIC SERVICES  
 

 

Would the project result in: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

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: 

    

a) Fire protection?      

b) Police protection?      

c) Schools?      

d) Parks?      

e) Other public facilities?      

 

Introduction 

The General Plan EIR and Addendum to the EIR found that new development within the Town 

had the potential to impact public services, but that with the implementation of mitigation 

measures, build out of the General Plan would result in less than significant impacts. Any future 

development will be subject to these mitigation measures. 

 

Discussion of Impacts 

 

a-e) Less Than Significant Impact.  Any future development will not increase the demand on 

public services beyond that already anticipated and analyzed in the EIR.  

 

 Fire Protection 

 The Apple Valley Fire Protection District is responsible for fire protection. The closest fire 

station to the Planning area is Station 332, which is located on Highway 18.   

 

 Any future development will result in additional demand on fire services from the District. 

Any future development will increase revenues to the Town, in the form of direct property 

tax increases, and indirect sales tax increases from discretionary spending by employees. 

These revenues will help to offset the added costs of fire services.  

 

As required in the Building Code, construction plans will be reviewed by the Fire 

Department to ensure they meet applicable fire standards and regulations. Overall 

impacts to fire protection services will be less than significant. 

 

 Police Protection 

 The San Bernardino Sheriff’s Department provides police services to the Town under 

contract with the Town. Police service demand will increase marginally as a result of 
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build out of General Plan, as Warehouse Distribution developments do not generate a 

high demand for service.  

 

Future development will increase revenues to the Town, in the form of direct property tax 

increases, and indirect sales tax increases from discretionary spending by employees. 

These revenues will help to offset the added costs of police services to development. 

 

 Schools 

 Any future development will have an indirect impact on schools within the Apple Valley 

Unified School District, insofar as any future development will not, in and of itself, 

generate a demand for school facilities. The additional school children are likely to result 

from the employment generated by future development, however, new developments 

will pay all statutorily imposed school mitigation fees as part of the project.  As set forth in 

the EIR, no significant impacts to schools are anticipated. 

 

 Parks 

Any future development will not directly impact parks. The increase in employees from 

future development, however, could increase the demand on the Town’s park facilities. 

Any Warehouse Distribution developments, and the homes resulting from the creation of 

new households for employees of a development, will result in increased revenues to the 

Town, that will offset the indirect impact on parks. Impacts are expected to be less than 

significant. 

 

Other Public Facilities 

Any new development will include the undergrounding of a power line. The 

undergrounding will not alter the pattern or capacity of electrical service, such that no 

significant impacts are anticipated. 
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XIV. RECREATION 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

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?  

    

b) Does the project include recreational facilities 

or require the construction or expansion of 

recreational facilities, which might have an 

adverse physical effect on the environment?  

    

 

Discussion of Impacts 

 

a-b) Less Than Significant Impact. The Amendments will not directly impact 

recreational facilities. Any future development will increase the number of employees, 

and increase the demand on the Town’s recreational facilities. Any future development, 

and the homes resulting from the creation of new households for employees of any 

future development, will result in increased revenues to the Town that will offset the 

indirect impact on recreational facilities. Impacts are expected to be less than 

significant. 
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XV. TRANSPORTATION/TRAFFIC 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Cause an increase in traffic which is substantial 

in relation to the existing traffic load and 

capacity of the street system (i.e., result in a 

substantial increase in either the number of 

vehicle trips, VMT, the volume to capacity ratio 

on roads, or congestion at intersections)?  

    

b) Exceed, either individually or cumulatively, a 

level of service standard established by the 

county congestion management agency for 

designated roads or highways?  

    

c) Result in a change in air traffic patterns, 

including either an increase in traffic levels or a 

change in location that results in substantial 

safety risks?  

    

d) Substantially increase hazards due to a design 

feature (e.g., sharp curves or dangerous 

intersections) or incompatible uses (e.g., farm 

equipment)?  

    

e) Result in inadequate emergency access?      

f) Result in inadequate parking capacity?      

g) Conflict with adopted policies, plans, or 

programs supporting alternative transportation 

(e.g., bus turnouts, bicycle racks)?  

    

Introduction 

The General Plan EIR and Addendum found that any future development of the General Plan 

had the potential to impact traffic, although these impacts were less than significant. The 

implementation of mitigation measures would assure that build out of the General Plan would 

result in less than significant impacts. Any new development will be subject to these mitigation 

measures. 

 

The EIR required that site-specific traffic studies would be required only on a project-by-project 

basis.  (EIR pp. III-46.)  The Amendments include allowing warehouse distribution in the Regional 

Commercial (CR) District.  Any new warehouse distribution developments would be required to 

undergo the CEQA process and prepare site-specific traffic studies on a project-by-project basis.   

 

Adopted VMT Discussion 

A project would result in a significant project-generated VMT impact if either of the following 

conditions are satisfied: 

 

1. The baseline project-generated VMT per service population exceeds the Town of 

Apple Valley General Plan Buildout VMT per service population, or 
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2. The cumulative project-generated VMT per service population exceeds Town of Apple 

Valley General Plan Buildout VMT per service population 

 

The project's effect on VMT would be considered significant if it resulted in either of the 

following conditions to be satisfied: 

 

3. The baseline link-level boundary Town-wide VMT per service population increases 

under the plus project condition compared to the no project condition, or 

 

4. The cumulative link-level boundary Town-wide VMT per service population increases 

under the plus project condition compared to the no project condition. 

 

On May 11, 2021, the Town Council adopted Resolution 2021-08 establishing the above adopted 

VMT thresholds consistent with SB 743.  The evidence at the time of adoption of the VMT 

threshold showed that VMT would be reduced at build out of the General Plan as compared to 

baseline.  It is expected that VMT will be reduced since the discussion below shows the 

Amendments will create warehouse distribution developments that generate fewer trips as 

compared to a shopping center. The intent of e-commerce warehouse distribution, as a whole, 

is to create satellite locations closer to the consumer. Additionally, the workforce, which the 

majority travel to other communities for employment, will have shorter trips if employed local by 

the developments as part of this Amendment.  This is expected to further reduce VMT.  No 

development is proposed at this time and any future development would need to address the 

Town’s adopted VMT threshold. The Amendments have no impact on transportation as no 

development is proposed at this time and similar land uses are already permitted in the CR 

District.   

 

Discussion of Impacts 

 

a) & b) Less Than Significant Impact.  

 

If compared to a shopping center, a warehouse distribution development of similar size 

would cause an overall decrease in traffic trips. Evidence of this was provided by Kimley 

Horn in a memo dated August 25, 2021.  This memo compared the number of trips that 

would be generated by a 1,977,100 square foot shopping center and a 1,534,500 square 

foot warehouse distribution development.  In the analysis, the warehouse distribution 

development would additionally include 468,200 square feet of office space and 10,000 

square feet of sit-down restaurant area. Both sample projects would be situated on 143 

acres within parcels in the Planning area. The results show a warehouse distribution 

development would produce 54,542 less daily trips; 142 less am peak hour trips; and 3,395 

PM less peak hour trips.   If the entire 978 acres (Planning area) currently zoned CR were 

developed with only warehouse distribution with limited office and sit-down restaurants, it 

is estimated that at build-out, this would reduce daily trips by 375,648 trips in the Project 

area (See Table 1).   
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 Any development of warehouse distribution caused by the Amendments will therefore 

generate fewer trips than were studied in the certified EIR, and the project’s impacts are 

therefore consistent with the analysis in the EIR.  

 

 Any new development would be subject to improvements to bring all streets to General 

Plan standards, including the construction of roadway half-widths, curb, and gutter. Any 

new development would be subject to Traffic Impact Fees and will contribute to the 

overall construction of the General Plan Circulation Element improvements.   
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 As a result of the current evaluation, it is concluded that impacts associated with level of 

service, VMT and capacity will be less than significant with build out of the proposed 

project.  

 

c) No Impact. The Apple Valley Airport is located approximately less than four miles east of 

the Planning area. No improvements are proposed by the Amendments that will 

adversely impact air traffic patterns, airport functions, or safety. 

 

d) No Impact. The Amendments do not propose any hazardous design features. Any future 

development will be required to provide improvements to public streets, project 

driveways and interior roadways consistent with Town standards. No impact is expected. 

 

e) Less Than Significant Impact. In the Planning area, the General Plan envisions Stoddard 

Wells and Apple Valley Roads as Major Divided Arterial roads (128 feet wide) at build out.  

Falchion Road is a Major Road (104 feet wide) located in the south part of the Planning 

area.  Stoddard Wells Road currently connect to the I-15 freeway to the west and 

Johnson Road and Dale Evans Road to the northeast.  Apple Valley Road connects to 

Highway 18 to the south and connects to Falchion Road to the north. Falchion Road 

connects to Apple Valley Road to the east and the I-15 freeway to the east.  The 

General Plan calls Apple Valley Road to eventually extended north and fully connect to 

Stoddard Wells Road.  New development in the Planning area that front on to Apple 

Valley Road and/or are required access to Stoddard Wells Road to the north will cause 

Apple Valley Road to be constructed to Stoddard Wells Road.  Any future development 

will be required two points of access for emergency access consistent with the 

Development Code and Apple Valley Fire District standards.  Construction of the 

Circulation Element road network, and standard requirements will assure that impacts 

are less than significant.  

 

f) No Impact. Any new development will include parking spaces for passenger vehicles, 

trailers and heavy duty trucks in compliance with the requirements of the Development 

Code. No impact is expected. 

 

g) No Impact. Victor Valley Transit provides bus service to the Town. Local service would be 

extended in the Planning area upon completion of any new development. The certified 

EIR included measures to assure that transit service needs are monitored, and service 

established in the future when warranted. No impact is anticipated. 
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XVI. UTILITIES AND SERVICE SYSTEMS 
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Exceed wastewater treatment requirements of 

the applicable Regional Water Quality Control 

Board?  

    

b) Require or result in the construction of new 

water or wastewater treatment facilities or 

expansion of existing facilities, the construction 

of which could cause significant 

environmental effects?  

    

c) Require or result in the construction of new 

storm water drainage facilities or expansion of 

existing facilities, the construction of which 

could cause significant environmental effects?  

    

d) Have sufficient water supplies available to 

serve the project from existing entitlements 

and resources, or are new or expanded 

entitlements needed?  

    

e) Result in a determination by the wastewater 

treatment provider which serves or may serve 

the project that it has adequate capacity to 

serve the project's projected demand in 

addition to the provider's existing 

commitments?  

    

f) Be served by a landfill with sufficient permitted 

capacity to accommodate the project's solid 

waste disposal needs?  

    

g) Comply with federal, state, and local statutes 

and regulations related to solid waste?  
    

Introduction 

The General Plan EIR found that any future development within the Planning area had the 

potential to impact utilities, but that with the implementation of mitigation measures, build out of 

the General Plan would result in less than significant impacts.  

 

Discussion of Impacts 

 

a-e) Less Than Significant Impact.  

 

Wastewater Treatment 

Wastewater generated by any future development will be treated by the Victor Valley 

Reclamation Authority (VVRA) treatment plant, which has a current capacity of 14.5 

million gallons per day (MGD). The treatment plant, located in Victorville, includes 

capabilities for tertiary treatment, which allow the use of treated water for landscaping. 
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In addition, the VVRA is constructing sub-regional plants, including one in Apple Valley to 

allow local tertiary treatment and distribution.  

 

Domestic Water 

Liberty Utilities, formerly Apple Valley Ranchos Water Company, provides domestic water 

services to the Planning area and vicinity. Any future development will be required to 

comply with current Building Code requirements, which are more stringent regarding 

water use than those in place when the EIR was prepared, and with all water 

conservation measures currently being implemented as a result of State mandates for 

water conservation during the current drought. Any future development will reduce 

water usage that might otherwise occur through compliance with the EIR’s requirements 

to use native and drought-tolerance species in all landscaping.   

 

Finally, any future development will include the relocation and extension of a water 

mains. Impacts associated with domestic water are expected to be less than significant. 

 
Stormwater Management 

Any future development will be required to retain the 100 year storm on site, consistent 

with Town standards. Impacts are expected to be less than significant. Please also see 

Section VIII. 

 

f-g) Less Than Significant Impact. The Town contracts for solid waste disposal with Burrtec 

Waste Industries. Solid waste is hauled to the Victorville landfill, which is a County 

operated facility. Any future development will generate solid waste consistent with that 

analyzed in the certified EIR, and can be expected to result in up to 15,000 tons of solid 

waste annually. Impacts associated with solid waste generation are expected to be less 

than significant. 

 

XVII. ENERGY.  
 

 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Result in potentially significant 

environmental impact due to wasteful, inefficient, 

or unnecessary consumption of energy resources, 

during project construction or operation?  

 

    

b) Conflict with or obstruct a state or local 

plan for renewable energy or energy efficiency? 

 

    

a -b) No development is proposed at this time.  Future development will comply with the 

California Building and Green Code. 
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XIIX. TRIBAL CULTURAL RESOURCES. 

 
 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Would the project cause a substantial adverse 

change in the significance of a tribal cultural 

resource, defined in Public Resources Code § 

21074 as either a site, feature, place, cultural 

landscape that is geographically defined in terms 

of the size and scope of the landscape, sacred 

place, or object with cultural value to a California 

Native American tribe, and that is: i) Listed or 

eligible for listing in the California Register of 

Historical Resources, or in a local register of 

historical resources as defined in Public Resources 

Code section 5020.1(k), or ii) A resource 

determined by the lead agency, in its discretion 

and supported by substantial evidence, to be 

significant pursuant to criteria set forth in 

subdivision (c) of Public Resources Code § 5024.1. 

In applying the criteria set forth in subdivision (c) 

of Public Resource Code § 5024.1, the lead 

agency shall consider the significance of the 

resource to a California Native American tribe. 

 

    

a) No development is proposed at this time, and future development will notify all Native 

American Tribes and upon request consult with Native American Tribes as required by law.    
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XIX. MANDATORY FINDINGS OF SIGNIFICANCE 
 

NOTE:  If there are significant environmental impacts which cannot be mitigated and no feasible project alternatives are available, 

then complete the mandatory findings of significance and attach to this initial study as an appendix.  This is the first step for starting 

the environmental impact report (EIR) process. 

 

 

 

 

Does the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a) Have the potential to degrade the quality of 

the environment, substantially reduce the 

habitat of a fish or wildlife species, cause a 

fish or wildlife population to drop below 

self-sustaining levels, threaten to eliminate a 

plant or animal community, reduce the 

number or restrict the range of a rare or 

endangered plant or animal or eliminate 

important examples of the major periods of 

California history or prehistory?  

    

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 future projects)?  

    

c) Have environmental effects which will cause 

substantial adverse effects on human beings, 

either directly or indirectly?  

    

 

a) Less Than Significant Impacts with Mitigation Incorporated. As detailed in this Initial Study, the proposed project has the 

potential to impact both biological and cultural resources. With the implementation of mitigation measures in both the 
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certified EIR and this Initial Study, these impacts will be reduced to less than significant levels. The General Plan EIR Mitigation 

Measures are required upon any future development (Appendix B).   

   

b) Less Than Significant Impact. As described in this Initial Study, the Amendments will allow Warehouse Distribution developments 

in the CR District.  Any new development will have direct construction and operational air quality impacts that will exceed 

MDAQMD thresholds, and its impacts will be less than significant. However, it can be expected that the emissions of any future 

development will contribute to the emissions of the overall build out of the General Plan.  The EIR and Addendum determined 

that the development’s overall emissions at build-out would be significant and unavoidable, and the Town Council adopted 

CEQA findings and a Statement of Overriding Considerations addressing those impacts.  Specifically, as identified in the 

Findings adopted with the certification of the EIR (Town Council Resolution 2006-81), the Town found as follows:  

 
“The Town Council finds and determines that the significant environmental effects identified in the EIR have been reduced to 

an acceptable level in that: (1) all significant effects that can feasibly be avoided have been eliminated or substantially 

lessened as determined through the findings set forth in this Resolution; (2) based upon the EIR, Exhibits to this Resolution, and 

other documents in the record, specific economic, social and other considerations make infeasible other project alternatives 

identified in said EIR; and (3) based upon the EIR, Exhibits to this Resolution and other documents in the record, all remaining, 

unavoidable effects of the Specific Plan, General Plan Amendment and Zone Change are overridden by the benefits of the 

project as described in Exhibit A, which the Town Council is adopting as a Statement of Overriding Considerations for the 

proposed Project.” 

 

As concerns the currently proposed project, the Amendments do not propose any development and there is no evidence 

that the project would result in impacts that are any greater than those already disclosed in the EIR.  Accordingly, no further 

analysis is required under State CEQA Guidelines § 15162. The General Plan EIR Mitigation Measures are required upon any 

future development (Appendix B).   

   

 

 

c) Less Than Significant Impacts with Mitigation Incorporated. As described in this Initial Study, the proposed project will not, in 

and of itself, have significant impacts on air quality, noise or traffic, or other categories impacting human beings. Any future 

development will, however, contribute to cumulative impacts to air quality, which will potentially impact human beings at 

General Plan build out. The Town Council, however, when it certified the EIR and Addendum, determined that the benefits of 

build out of the General Plan outweighed the potential impacts associated with air quality, and adopted Findings and a 

Statement of Overriding Considerations as described above.  There is no evidence that the proposed project would result in 

impacts that are any greater than those already disclosed in the EIR.  Accordingly, no further analysis is required under State 

CEQA Guidelines § 15162. The General Plan EIR Mitigation Measures are required upon any future development (Appendix B).   
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Please note: All special studies and documents listed above are available for review at Town Hall, 14955 Dale Evans Parkway, in Apple 

Valley. 

 

APPENDIX 

 

A. List of Accessory Parcel Nos. that are affected by the Amendment to allow warehouse distribution in the CR District  

B. Section III of the 2009 General Plan EIR, which include all mitigation measures  

C. Resolution 2021-08 adopting VMT thresholds  

D. Addendum to the Environmental Impact Report for the Apple Valley 2009 General Plan and Annexation 2008-001 

Town of Apple Valley Project No. 2018-001 
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