
AGENDA 

LOCAL AGENCY FORMATION COMMISSION 
FOR SAN BERNARDINO COUNTY 

NORTON REGIONAL EVENT CENTER 
1601 EAST THIRD STREET, SAN BERNARDINO 

REGULAR MEETING OF AUGUST 21, 2019 

9:00 A.M. – CALL TO ORDER – FLAG SALUTE 

ANNOUNCEMENT:  Anyone present at the hearing who is involved with any of the changes of organization to
be considered and who has made a contribution of more than $250 in the past twelve (12) months to any member of 
the Commission will be asked to state for the record the Commission member to whom the contribution has been 
made and the matter of consideration with which they are involved. 

1. PUBLIC COMMENTS ON CLOSED SESSION

2. CONVENE CLOSED SESSION – Conference Room Adjacent to Event Center Auditorium:

• Conference with Legal Counsel - Existing Litigation (Government Code Section
54956.9(d)(1)) -- San Antonio Heights Association v. County of San Bernardino et al,
San Bernardino County Superior Court Case No. CIVDS1715504

• Conference with Legal Counsel - Existing Litigation (Government Code Section
54956.9(d)(1)) -- San Antonio Heights Association v. County of San Bernardino et al,
San Bernardino County Superior Court Case No. CIVDS1712771

• Conference with Legal Counsel – Existing Litigation – (Government Code Section
54956.9(d)(1)) – C.O.M.E.T. (Citizens of Mentone Empowered Together) v. City of
Redlands et al, San Bernardino County Superior Court Case No. CIVDS1906437

3. RECONVENE PUBLIC SESSION

CONSENT ITEMS: 

The following consent items are expected to be routine and non-controversial and will be 
acted upon by the Commission at one time without discussion, unless a request has been 
received prior to the hearing to discuss the matter.  

4. Approval of Minutes for Regular Meeting of July 17, 2019

5. Approval of Executive Officer's Expense Report

6. Ratify Payments as Reconciled and Note Cash Receipts for Month of June 2019

7. Consent Items Deferred for Discussion
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PUBLIC HEARING ITEMS: 

8. Consideration of:  (1) Final Environmental Impact Report Adopted by the City of San 
Bernardino for the Spring Trails Specific Plan (SCH No. 2009111086) as a CEQA 
Responsible Agency for LAFCO 3188A; (2) Adoption of Facts, Findings and Statement 
of Overriding Considerations; and (3) LAFCO 3188A – Reorganization to include 
Annexation to the City of San Bernardino and to SBCFPD Zone FP-5 San Bernardino 
and Detachment from County Service Area 70 (Spring Trails Specific Plan)

DISCUSSION ITEMS: 

9. Update on LAFCO 3187 -- Countywide Service Review for Water, Required Continued 
Monitoring for Daggett Community Services District

10. Update on LAFCO 3190 -- Countywide Service Review for Wastewater, Required Continued 
Monitoring for Victor Valley Wastewater Reclamation Authority

INFORMATION ITEMS: 

11. Legislative Oral Report

12. Executive Officer's Oral Report

13. Commissioner Comments
(This is an opportunity for Commissioners to comment on issues not listed on the agenda, provided that the subject matter
is within the jurisdiction of the Commission and that no action may be taken on off-agenda items unless authorized by law.)

14. Comments from the Public
(By Commission policy, the public comment period is limited to five minutes per person for comments related to other items
under the jurisdiction of LAFCO not on the agenda.)

The Commission may adjourn for lunch from 12:00 to 1:30 p.m.  The Commission may take action on any item listed in this 
Agenda whether or not it is listed for Action.  In its deliberations, the Commission may make appropriate changes incidental to 
the above-listed proposals. 

Materials related to an item on this Agenda submitted to the Commission or prepared after distribution of the agenda packet 
will be available for public inspection in the LAFCO office at 1170 West Third Street, Unit 150, San Bernardino, during normal 
business hours, on the LAFCO website at www.sbclafco.org, and at the hearing. 

Current law and Commission policy require the publishing of staff reports prior to the public hearing.  These reports contain 
technical findings, comments, and recommendations of staff.  The staff recommendation may be accepted or rejected by the 
Commission after its own analysis and consideration of public testimony. 

IF YOU CHALLENGE ANY DECISION REGARDING ANY OF THE ABOVE PROPOSALS IN COURT, YOU MAY BE 
LIMITED TO RAISING ONLY THOSE ISSUES YOU OR SOMEONE ELSE RAISED DURING THE PUBLIC TESTIMONY 
PERIOD REGARDING THAT PROPOSAL OR IN WRITTEN CORRESPONDENCE DELIVERED TO THE LOCAL AGENCY 
FORMATION COMMISSION AT, OR PRIOR TO, THE PUBLIC HEARING. 

The Political Reform Act requires the disclosure of expenditures for political purposes related to a change of organization or 
reorganization proposal which has been submitted to the Commission, and contributions in support of or in opposition to such 
measures, shall be disclosed and reported to the same extent and subject to the same requirements as provided for local 
initiative measures presented to the electorate (Government Code Section 56700.1).  Questions regarding this should be 
directed to the Fair Political Practices Commission at www.fppc.ca.gov or at 1-866-ASK-FPPC (1-866-275-3772). 

A person with a disability may contact the LAFCO office at (909) 388-0480 at least 72-hours before the scheduled meeting to 
request receipt of an agenda in an alternative format or to request disability-related accommodations, including auxiliary aids 
or services, in order to participate in the public meeting.  Later requests will be accommodated to the extent feasible.  

7/11/19:as 

http://www.sbclafco.org/
http://www.fppc.ca.gov/


   
DRAFT 

ACTION MINUTES TAKEN BY THE 
LOCAL AGENCY FORMATION COMMISSION 

FOR SAN BERNARDINO COUNTY 
 
REGULAR MEETING                                9:00 A.M.                         JULY 17, 2019 
 
PRESENT: 
 
COMMISSIONERS:     
 
 
 
 
   
   
      
 STAFF:                                Samuel Martinez, Executive Officer 
    Paula de Sousa Mills, LAFCO Legal Counsel 

Michael Tuerpe, Project Manager 
Jeffrey Lum, LAFCO Analyst 
La Trici Jones, Clerk to the Commission 
Angerose Schell, Administrative Assistant 
 

ABSENT:    
 
COMMISSIONERS:  Robert Lovingood  

Dawn Rowe 
Janice Rutherford  

 
9:04 A.M. – CALL TO ORDER – FLAG SALUTE  
 
ANNOUNCEMENT OF CONTRIBUTIONS 
 
 

1. PUBLIC COMMENTS ON CLOSED SESSION 
 

There were no members of the public who requested to speak on the Closed Session items. 
 

2. CONVENE CLOSED SESSION  
 

At 9:09 a.m., the Commission convened to Closed Session in the Conference Room 
Adjacent to Event Center Auditorium following LAFCO Legal Counsel Paula de Sousa 
Mills’ announcement on the record of the items to be discussed in closed session. 
 
• Conference with Legal Counsel – Existing Litigation (Government Code Section 

54956.9(d)(1)) – San Antonio Heights Association v. County of San Bernardino et al, San 
Bernardino County Superior Court Case NO CIVDS1715504 
 

• Conference with Legal Counsel – Existing Litigation (Government Code Section 

Regular Member Alternate Member 
Jim Bagley Louisa Amis  
Kimberly Cox Rick Denison 
James Curatalo, Vice Chair Steven Farrell 
Larry McCallon, Chair  
Acquanetta Warren  
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54956.9(d)(1)) – San Antonio Heights Association v. County of San Bernardino et all, San 
Bernardino County Superior Court Case No CIVDS1712271 
 

• Conference with Legal Counsel – Existing Litigation – (Government Code Sect6ion 
54956.9(d) (1)) – C.O.M.E.T. (Citizens of Mentone Empowered Together) v. City of 
Redlands et al, San Bernardino Superior Court Case No. CIVDS1906437 
 

3. 9:46 A.M. RECONVENE PUBLIC SESSION 
 
LAFCO Legal Counsel Paula de Sousa Mills states that there is no reportable action taken by 
the Commission in Closed Session. 

 
CONSENT ITEMS: 

 
The following consent items are expected to be routine and non-controversial and will be acted upon by 
the Commission at one time without discussion, unless a request has been received prior to the hearing 
to discuss the matter.  

 
4. Approval of Minutes for Regular Meeting of May 15, 2019  

 
5. Approval of Executive Officer’s Expense Report 
 

Recommendation: Approve the Executive Officers’ Expense Report for Procurement 
Card Purchases from April 23, 2019 to May 22, 2019 and May 23, 2019 to June 24, 
2019. 
 

6. Ratify Payments as Reconciled and Note Cash Receipts for Months of April and 
May 2019 

 
Recommendation: Ratify payments as reconciled for the months of April and May 
2019 and note revenue receipts for the same period. 
 

7. Approval of Fiscal Year 2010-11 Financial Records Destruction Pursuant to 
Commission Policy 

 
Recommendation: Staff recommends the Commission direct the Executive Officer, as 
Records Management Coordinator, to: 

 
o Destroy the Commission’s financial records for Fiscal Year 2010-11 pursuant to the 

Commission’s Records Retention Policy, and 
 

o Record the items to be destroyed in the Destruction Log along with a copy of the 
Commission’s minute action authorizing destruction. 

 
8. Review and Update the Catalog of Enterprise Systems per Government Code 

Section 6270.5 
 
Recommendation: Staff recommends that the Commission take the following actions: 
 
o Approve the Enterprise Systems Catalog as of July 1, 2019 as identified in this 

staff report. 
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o Direct the Executive Officer to post the Enterprise Systems Catalog as of July 1, 

2019 on the LAFCO website. 
 

9. Update on Service Review for Wrightwood Community Services District 
 
Recommendation: Staff recommends that the Commission receive and file this 
update. 

 
10. Consideration of Waivers of Conflict of Interest and Retaining Special Counsel 

for LAFCO 3233 – Reorganization to Include Dissolution of County Service Area 
64 and Formation of the Spring Valley Lake Community Services District 

 
Recommendation: Staff recommends that the Commission take the following actions:   

 
o Note the disqualification of Legal Counsel Paula de Sousa Mills of Best Best & 

Krieger (BB&K) from representation on LAFCO 3233; 
 

o Not waive conflict of interest to the Town of Apple Valley (affected agency) and the 
Victor Valley Wastewater Reclamation Authority (interested agency) on using 
BB&K for legal representation on LAFCO 3233; 

 
o Retain Ms. Holly Whatley from the law firm of Colantuono, Highsmith & Whatley, 

PC (CH&W) as Special Counsel for LAFCO 3233 and waive potential conflict; and, 
 

o Authorize the Executive Officer to sign the Agreement/Conflict Waiver as 
presented.  

 
11. Consent Items Deferred for Discussion (none) 

 
Commissioner Cox moves approval of the consent items with an amendment to the 
Minutes (Item 4) to correct the date on page 4 of the minutes to reflect “2018,” Second 
by Commissioner Bagley. The motion on the Consent Items (with the amendment to 
Item 4) passes with the following roll call vote: Ayes: Bagley, Cox, Curatalo, McCallon, 
and Warren. Noes: None. Abstain: None. Absent: Lovingood and Rowe. 
 

DISCUSSION ITEMS: 
 

12. Unaudited Year-End Financial Report for Fiscal Year 2018-19 to Include Transfer 
from Reserves to Services and Supplies 
 
Recommendation: Staff recommends that the Commission: 

 
o Note receipt of this report and file.  

 
o Approve a transfer of $673 from Account 6000 (Contingencies) to Account 2400 

(Legal Counsel) to cover the deficit. 
 

o Approve a transfer of $184,963 from Account 6010 (Net Pension Liability Reserve) 
to Account 9990 (SBCERA Contributions) to provide budget authority for the 
payment to SBCERA that the Commission authorized in April 2019. 
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Commissioner Curatalo moves the staff recommendation, Second by Commissioner 
Warren. The motion passes with the following roll call vote: Ayes: Bagley, Cox, 
Curatalo, McCallon, and Warren. Noes: None. Abstain: None. Absent: Lovingood and 
Rowe. 
 

13. Nominations for CALAFCO Board Member 
 
Recommendation: Staff recommends that the Commission: 
 
o Nominate Commissioner Kimberly Cox for the District Seat for the CALAFCO 

Board of Directors; 
 

o Nominate a County Commissioner who may be interested in being the secondary 
nominee for the County Seat for the CALAFCO Board of Directors; and, 
 

o Authorize the Executive Officer to submit to the CALAFCO Board Election 
Committee the Nominations Form reflecting the Commission’s nomination(s) and 
coordinate with the nominee(s) on completing the Candidate Resume Form. 

 
Commissioner Bagley moves the staff recommendation without nominating a County 
Commissioner for the secondary County Seat, Second by Commissioner Curatalo. 
The motion passes with the following roll call vote: Ayes: Bagley, Cox, Curatalo, 
McCallon, and Warren. Noes: None. Abstain: None. Absent: Lovingood and Rowe. 

 
14. Candidate Election for Board of Directors to the Special District Risk 

Management Authority 
 
Staff recommends that the Commission: 
 

o Select incumbents Sandy A. Seifert-Raffelson and Robert Swan, and another 
candidate to serve as Directors on the Special District Risk Management 
Authority Board; and, 

 
o Authorize the Executive Officer to send-in the signed Official Election Ballot 

reflecting the Commission’s selection and vote. 
 
Commissioner Cox moves the staff recommendation by nominating the two 
incumbents only, Second by Commissioner Curatalo. The motion passes with the 
following roll call vote: Ayes: Bagley, Cox, Curatalo, McCallon, and Warren. Noes: 
None. Abstain: None. Absent: Lovingood and Rowe. 

 
INFORMATION ITEMS: 
 

15. Legislative Update Report 
 

Executive Officer Martinez provided an update on CALAFCO sponsored legislation 
and bills supported by the Commission. 
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16. Executive Officer’s Oral Report 
 

Executive Officer Samuel Martinez provided an update on staff who attended the 
CALAFCO Staff Workshop as well as the ESRI Users Conference, and upcoming 
items tentatively scheduled for the August Hearing.  
 

17. Commissioner Comments  
 

Commissioner Curatalo commends Commissioner Cox on her willingness to be 
nominated to the CALAFCO Board and the importance of being a part of CALAFCO. 
 
Commissioner Farrell acknowledges Chair McCallon’s efficient handling of the 
LAFCO meeting.  He also asked about moving forward with the review of the Special 
Districts apportionment. Executive Officer Martinez responded that he will set up a 
meeting with all three Special Districts Commissioners once he has a few options for 
their consideration. 

 
Commissioner Farrell also brought up the CSA 120 sphere action (zero sphere) and 
the status of the working group. He outlined his concern that the Advisory meetings 
being cancelled indefinitely and asked that the Executive Officer include this 
discussion with the working group. 
 
Chair McCallon expressed thanks to Commissioner Cox for her willingness to serve 
on the CALAFCO Board and also thanked staff for all their good work. 
 

18. Comments from the Public 
 

There were no request to speak from members of the public. 
 
 

THERE BEING NO FURTHER BUSINESS TO COME BEFORE THE COMMISSION, THE 
HEARING ADJOURNS AT 10:10 A.M.  
 
 
 
ATTEST: 
 
 
________________________________ 
LA TRICI JONES 
Clerk to the Commission 
 
 
     LOCAL AGENCY FORMATION COMMISSION 
 
 
     ________________________________________  
           Larry McCallon, Chair                
 



 
LOCAL AGENCY FORMATION COMMISSION 

FOR SAN BERNARDINO COUNTY 
 

1170 West 3rd Street, Unit 150 San Bernardino, CA 92415-0490 
(909) 388-0480  •  Fax (909) 388-0481 

lafco@lafco.sbcounty.gov 
www.sbclafco.org 

 

 
DATE :   AUGUST 12, 2019 
 
FROM: SAMUEL MARTINEZ, Executive Officer 
 
TO:  LOCAL AGENCY FORMATION COMMISSION 
 
 

SUBJECT:   AGENDA ITEM #5 – APPROVAL OF EXECUTIVE OFFICERS’ EXPENSE 
REPORT  

 
 
RECOMMENDATION: 
 
Approve the Executive Officers’ Expense Report for Procurement Card Purchases from 
June 23, 2019 to July 24, 2019. 
 
BACKGROUND INFORMATION: 
 
The Commission participates in the County of San Bernardino’s Procurement Card 
Program to supply the Executive Officer a credit card to provide for payment of routine 
official costs of Commission activities as authorized by LAFCO Policy and Procedure 
Manual Section II – Accounting and Financial Policies #3(H).  Staff has prepared an 
itemized report of purchases that covers the billing period of June 23, 2019 to July 24, 
2019. 
 
Staff recommends that the Commission approve the Executive Officers’ expense 
reports as shown on the attachments. 
 
 
SM/llj 
 
Attachments  
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DATE : AUGUST 12, 2019 
 
FROM: SAMUEL MARTINEZ, Executive Officer 
 
TO:  LOCAL AGENCY FORMATION COMMISSION 
 
 

SUBJECT:   AGENDA ITEM #6 - RATIFY PAYMENTS AS RECONCILED FOR 
THE MONTH OF JUNE 2019 AND NOTE REVENUE RECEIPTS  

 
 
RECOMMENDATION: 
 
Ratify payments as reconciled for the month of June 2019 and note revenue 
receipts for the same period. 
 
BACKGROUND INFORMATION: 
 
Staff has prepared a reconciliation of warrants issued for payments to various 
vendors, internal transfers for payments to County Departments, cash receipts and 
internal transfers for payments of deposits or other charges that cover the period of 
June 1, 2019 through June 30, 2019 
 
Staff is recommending that the Commission ratify the payments for June 2019 as 
outlined on the attached listings and note the revenues received. 
 
 
SM/llj 
 
Attachments 
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FOR SAN BERNARDINO COUNTY 

 
1170 West Third Street, Unit 150, San Bernardino, CA 92415-0490  
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DATE:  AUGUST 14, 2019 
 
FROM: SAMUEL MARTINEZ, Executive Officer 
  MICHAEL TUERPE, Project Manager  
  JEFFERY LUM, LAFCO GIS/Database Analyst 

ROBERT ALDRICH, Consultant 
 
TO:  LOCAL AGENCY FORMATION COMMISSION 
 
 
SUBJECT: Agenda Item #8: LAFCO 3188A -- Reorganization to include Annexation 

to the City of San Bernardino and to the San Bernardino County Fire 
Protection District Zone FP-5 San Bernardino, and Detachment from 
County Service Area 70 (Spring Trails Specific Plan) 

 
 
INITIATED BY: 
 
 Property Owner Petition – Montecito Equities, Ltd., landowner  
 
BACKGROUND:  
 
The reorganization proposal is an annexation to the City of San Bernardino (hereafter the 
“City”) and to Zone FP-5 San Bernardino1 of the San Bernardino County Fire Protection 
District, and detachment from County Service Area 70.  The proposal encompasses 
approximately 350 acres and is generally located north of the Verdemont neighborhood, east 
of the community of Devore and northeasterly of the I-215 Freeway.  The area is bordered 
by parcel lines on the north and east, a combination of parcel lines and the centerline of 
West Meyers Road (existing City of San Bernardino boundary) on the south, and parcel lines 
(portion of existing City boundary) on the west, within the City’s existing sphere of influence.  
A vicinity map is included as Attachment #1 to this report.  The map below (Figure 1) 
provides a general location of the area to be annexed into the City. 
 
For over 20 years, the Local Agency Formation Commission and its staff have been involved 
in discussions with the City and/or the landowner regarding the delivery of services for a 
development proposal within the annexation area known as the Spring Trails Specific Plan, 
or its predecessor—Martin Ranch. 

                                       
1 The proposal area is already within the San Bernardino County Protection District and its Zone FP-5.  
The annexation into “Zone FP-5 San Bernardino” would isolate the special tax revenues of Zone FP-5 to 
the service area of the City. 
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Fig. 1 – Vicinity Map 

 
 
Sphere of Influence Expansion (LAFCO 2808) 
   
In 1996, the Commission reviewed and considered 
a sphere of influence expansion proposal, LAFCO 
2808, which was initiated by the property owner to 
include the proposal area (known then as Martin 
Ranch) into the City’s sphere of influence (see 
Figure 2).  The Commission approved the sphere 
expansion proposal noting that future development 
would logically be served by the City and that the 
City should assume the primary role in developing 
the land use and service plans for the area.  It was 
outlined at that time that the approval of the sphere 
expansion was simply to allow the landowner and 
the City to move forward in completing the pre-
zoning, general plan amendment, and a 
comprehensive Environmental Impact Report for 
the project. 

Fig. 2 – LAFCO 2808 
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Project History                   
 
This primer box provides a history of the project since its inception in 1996. 
 
The Spring Trails Specific Plan (or Martin Ranch) is a project that the City of San Bernardino 
has extensively reviewed, evaluated, and ultimately approved (and/or adopted) after years of 
processing.  The Martin Ranch project was first submitted to the City in 1996.  In 1998, a 
Notice of Preparation (NOP) was issued for the project; however, the ensuing Draft 
Environmental Impact Report (EIR) was rejected by the City’s Planning Department. 
  
In December 2002, the application for the General Plan Amendment (GPA 02-09) and 
Tentative Tract Map (15576) was filed with the City.   A revised Draft EIR was released in 
2002.  In October 2003, a major fire burned through the project site requiring preparation of a 
new Draft EIR.  In 2004, a new NOP reflecting the revised project was issued by the City.  It 
included a general plan amendment and pre-zoning for the project site and the adjacent 
unincorporated (island) area which designated the area as Planned Residential 
Development, the establishment of a Hillside Management Overlay District to allow lot size 
averaging, and a Tentative Tract Map to subdivide the project site into approximately 359 
lots. However, the 2004 Draft EIR, which addressed traffic, access, as well as other issues, 
was never circulated for public review.   
 
In 2005, the project was again revised to pre-zone the project site to Residential Low and the 
adjacent unincorporated (island) area to Residential Estate.  A new Draft EIR was not 
released until 2006 when the City released a completed Draft EIR.  Significant issues were 
again raised, and the City opted to prepare a revised Draft EIR to address concerns related 
to noise, air quality, biological resources, geotechnical issues and fire safety. 
 
In 2007, another fire on the site required further changes to the project.  A new NOP was 
released for public review in 2009 along with an Initial Study.  In March 2010, the application 
for the Specific Plan (SP 10-01) was filed with the City.  Due to significant technical issues, 
the revised Draft EIR was not released until July 2011.  Applications for a Development 
Agreement (DA 11-01) and a Development Code Amendment (DCA 12-10) were filed with 
the City in October 2011 and October 2012, respectively.  
 
In November 2012, the City’s Planning Commission held a public hearing to consider the 
component actions for the Spring Trails Specific Plan (except for the Development 
Agreement portion of the project which was continued at the request of the property owner) 
but recommended denial of all the actions.   In January 2013, the City’s Planning 
Commission held another public hearing to consider the Development Agreement, and it 
also recommended denial of the proposed Development Agreement.  
 
Finally, on February 19, 2013, the City Council reviewed and considered the Final EIR, the 
Mitigation Monitoring and Reporting Plan, the Facts, Findings and Statement of Overriding 
Considerations and the recommendations of the City’s Planning Commission related to the 
Spring Trails Specific Plan, the General Plan Amendment, the Development Code 
Amendment, Tentative Tract Map 15576 to subdivide the project site into 304 single-family 
residential lots and the project’s Development Agreement.  The City Council reversed the 
Planning Commission’s recommendations and approved and/or adopted all actions related 
to the Spring Trails Specific Plan.  
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Prior Proposal (LAFCO 3188) 
 
In March 2015, the property owner—Montecito Equities, Ltd—submitted a property owner 
petition including the application materials for the proposed reorganization to the City (see 
Attachment #2).  The applicant not only requested the annexation of its properties but also 
included the adjacent unincorporated area totaling approximately 376 acres (see Figure 3). 
 
It should be noted that the City (and the applicant) 
included the adjacent unincorporated area as part of 
its proposal to prevent the creation of a totally-
surrounded unincorporated island territory within the 
City.  This is why the adjacent 26-acre unincorporated 
area was included in the City’s environmental 
assessment for the project. 

 
However, during the circulation of the Notice of Filing 
for LAFCO 3188, the Registrar of Voters (ROV) 
certified on July 2, 2015 that there were 16 registered 
voters within the reorganization area (see Attachment 
#3).  That changed the annexation proposal from 
being (initially) an “uninhabited” annexation (less than 
12 registered voters) to an “inhabited” annexation 
which allows for registered voter protest.  This also 
meant likely termination due to registered voter 
protest—primarily from within the unincorporated 
island area.  As a result, the applicant requested that 
LAFCO suspend the processing of its application 
proposal pending the outcome of the voter registration 
verification process by the ROV.    
 
Current Proposal (LAFCO 3188A) 
 
After almost a year, there still was no resolution from 
the ROV on the applicant’s request for verification of 
registered voters within the annexation area.  This 
prompted the applicant to submit a revised application 
proposal that removed the adjacent unincorporated 
area from its proposal boundary (see Attachment #4).  
 
Figure 4 illustrates the applicant’s revised boundary 
that excludes the adjacent unincorporated area.  
Hence, the current proposal, LAFCO 3188A, creates 
a totally-surrounded island territory within the City.  
 
The reason for the delay in processing this proposal 
since the time it was re-initiated by the applicant  was  

Fig. 3 – LAFCO 3188 

LAFCO 
 3188 

Fig. 4 – LAFCO 3188A 

LAFCO 

3188A 
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due to the modifications that had to be incorporated into the Plan for Service and Fiscal Impact 
Analysis to reflect the change in fire service between the City and County Fire, as well as the 
property tax transfer process between the County and the City. 
 
Property Tax Transfer Process 
 
In May 2017, both the County and the City were scheduled to approve their respective 
property tax transfer resolutions; however, the City ended up not agreeing to the exchange 
and took no action on its property tax transfer resolution at that time.  This prompted the 
dispute resolution process outlined in Revenue and Taxation Code Section 99(e) that 
requires mediation and/or arbitration. 
 
As the Commission is fully aware, the tax sharing formula in San Bernardino County 
(between the County and cities) is calculated in the same manner as all other annexations.  
However, because of the City’s unique property tax exchange process with County Fire 
through its fire reorganization, the City raised questions on whether an alternative formula 
was appropriate.  The County and the City jointly retained a third-party consultant (David 
Taussig and Associates) to perform an independent financial analysis of the property tax 
revenues.  That process took several months to get underway and was finally completed in 
June 2018.  Negotiations continued until all parties agreed. 
 
The City adopted its property tax resolution on March 20, 2019, and the County, likewise, 
adopted its property tax resolution on May 21, 2019, determining the amount of property tax 
revenues to be exchanged among the County, the City, and County Fire. 
 
BOUNDARIES: 
 
The proposal, as submitted by the applicant, includes the annexation of properties solely 
associated with the Spring Trails Specific Plan and does not include the adjacent 
unincorporated area that, should LAFCO 3188A be approved by the Commission, will 
become a totally-surrounded island within the City of San Bernardino.  In staff’s view, the 
Commission has the following options to address the island area: 
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Option 1 
 
Option 1 is to approve the proposal, LAFCO 3188A, 
as submitted by the applicant.  This would leave an 
unincorporated area totally surrounded by the City.  
Clearly, it would be LAFCO staff’s preference not to 
create an island.  Therefore, if the Commission 
chooses option 1, LAFCO staff would recommend 
that the Commission make certain determinations 
related to the creation of the island, and as a 
condition of approval require the City to initiate a new 
reorganization to annex the island area as a separate 
proposal (see Figure 5).   
 
 
Option 2 
 
The Commission could modify the proposal by 
expanding LAFCO 3188A to include the 
unincorporated (island) area adjacent to the proposal 
area, which would be the exact same area as the 
prior proposal – LAFCO 3188 (see Figure 6).   
  
As outlined in the earlier discussion related to the 
prior proposal (LAFCO 3188) on pages 4 and 5, the 
inclusion of the island area would change the 
annexation proposal from being an uninhabited 
annexation to an inhabited annexation since there 
would be at least 12 registered voters within the 
modified proposal.   
 
From the beginning of the City’s consideration of the 
Spring Trails project, many have expressed 
opposition to the project.  Since most of the 
registered voters are from within the island portion of 
the modified area, the probability of termination of the 
expanded proposal would be highly likely.   
 
Based on the options outlined above, LAFCO staff 
recommends the Commission choose Option 1. 
 
Although not an ideal boundary, it is LAFCO staff’s position that the imposition of the Condition 
of Approval related to the island area as well as the Determination related to the creation of 
the island, allows a mechanism for the Spring Trails Specific Plan, which is an easily 
identifiable boundary for service delivery, to be annexed into the City of San Bernardino for the 
services it requires. 
 
A detailed comparison of the two options follows on the next two pages.  

Fig. 6 – Option 2 

Fig. 5 – Option 1 
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 Option 1 
Applicant’s Proposal Boundary, as Submitted to LAFCO 

 

Proposal Boundary and Description: 

A reorganization of 350 acres to include annexation 
of only the Spring Trails Specific Plan (shown in red). 

Pros: 

 The Commission identified the City as the 
logical service provider for the area by 
expanding the City’s sphere of influence in 

1996. 
 Reorganization area will benefit from the 

extension of City services. 
 No other agency can logically provide 

municipal-level services to this area. 
 Proposal has 100% landowner consent, 

allowing for the waiver of protest and 
eliminating the possibility of termination. 

Cons: 

 Applicant’s proposal boundary creates an unincorporated island (completely 
surrounded by the City, shown in yellow) which is prohibited under Government Code 
§56744, unless certain determinations can be made (see Discussion below). 

 The landowners and registered voters of the island (being outside the reorganization 
area) would lack a process to overturn the Commission’s action. 

 
Discussion: 
 

 Although an island of unincorporated area is being created, the Commission has the 
statutory ability to waive the restrictions of creating an island (§56744) if it finds that 
the restrictions would be detrimental to the orderly development of the community 
and that the areas enclosed by the annexation cannot be reasonably annexed to 
another city or incorporate as a city.  A determination pursuant to §56375 has been 
included in the Commission’s draft resolution and in the Recommendation portion of 

this report. 
 

 A condition of approval is being recommended that would require the City to initiate a 
separate reorganization to annex the island within one year of completion of LAFCO 
3188A, and undergo standard protest proceedings on said island.  The condition is 

included in the Commission’s draft resolution and in the Recommendation portion of 
this report.  

Fig. 7 – Option 1 
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 Option 2 
Expanded Proposal Boundary 

 

Expanded Boundary and Description: 

An expanded reorganization area of 376 acres to 
include annexation of the Spring Trails Specific Plan 
(350 acres) and adjacent 26-acre unincorporated 
area. 

Pros: 

 The Commission identified the City as the 
logical service provider to the area by 
expanding the City’s sphere of influence in 

1996. 
 Environmental Assessment already includes 

the adjacent 26-acre unincorporated area. 
 Spring Trails Specific Plan area will benefit 

from the extension of City services. 
 No other agency can logically provide 

municipal-level services to this area. 
 Expanded boundary will not create an island. 
 The proposal would include a protest proceeding whereby island landowners and 

registered voters could submit a protest to oppose the reorganization in order to 
overturn the Commission’s action. 

Cons: 

 Registered voter opposition within the expanded boundary would likely result in 
sufficient protest to terminate the reorganization. 

 Without annexation to the City, the project—which requires municipal services—most 
likely would not be able to develop. 

 
Discussion: 
 

 This option is available to the Commission should it choose not to make a 
determination to waive the restrictions of creating an island. 
 

 The Commission would have to continue the item in order to provide proper noticing. 
 

 The Spring Trails project and reorganization would be decided by the registered 
voters within the reorganization area (not the landowners). 
 

 
  

Fig. 8 – Option 2 
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The remainder of this report contains the following information: 
 Land Use 

o County designations and City land use/pre-zone designations 
o Spring Trails Specific Plan 
o Constraints: fire hazard, fault zone, circulation, high wind areas, flood and drainage 

 Service Issues and Effects on Other Local Governments 
 Environmental Considerations 
 Waiver of Protest Proceedings 
 Conclusion 
 Recommendations 
 Determinations 
 Attachment Listing 

 
LAND USE: 
 
The reorganization area is predominantly vacant with the exception of an existing single-
family residence on one of the parcels (see Figure 9).  The area is surrounded by a 
combination of National Forest boundary and vacant lands to the east; a combination of 
residential development including Meyers Road to the south; a combination of residential 
development, vacant lands, and the National Forest boundary to the west; and the National 
Forest boundary to the north. 
 

 
Fig. 9 – Aerial Map 
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County Land Use Designations:  
 
The County’s current land use designations for the reorganization area are: RL-5 (Rural 
Living, 5 acres minimum), which provides sites for rural residential uses and incidental 
agricultural uses; and RC (Resource Conservation), which provides sites for open space and 
recreational activities, and single-family homes on large parcels. 
 
City’s Land Use/Pre-zone Designation(s): 
 
The City of San Bernardino has assigned the reorganization area as Spring Trails Specific 
Plan District and has been pre-zoned the area as “Specific Plan No. 10-01, Spring Trails” 
under its Special Purpose Zones through the City’s consideration of Ordinance No. MC-
1386, which was adopted on March 5, 2013.  The underlying Spring Trails Specific Plan 
zoning designations within the reorganization area are Residential (Estate), Open Space, 
and Parks, which will take effect upon completion of the annexation process. 
 
The Spring Trails Specific Plan zone designations are the pre-zoning for the proposal area 
as required by Government Code §56375(a)(7).  Pursuant to the provisions of Government 
Code §56375(e), these zoning designations shall remain in effect for a period of two (2) 
years following annexation unless specific actions are taken by the City Council at a public 
hearing. 
 
 
The Spring Trails Specific Plan 
 
The Spring Trails Specific Plan (Included as Attachment #5), is a proposed development 
within the 350-acre annexation area that was approved by the City Council of the City of San 
Bernardino in February 2013.  At that time the Specific Plan was approved by the City, it 
contemplated development of 307 new single-family residential lots on approximately 242 
acres and the remainder area for open space, parks, slopes, and other uses (see Figure 10).  
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          Fig. 10 – Original Development Plan             Fig. 11 – Current Development Plan 
 
However, since the City’s approval of the Specific Plan, the land area to be developed and 
the total number of residential lots have been reduced. Through subsequent analysis of the 
geology and soils within the Specific Plan area, it has been determined by the landowner that 
it is only feasible to construct 215 residential lots, and the land area to be developed has 
been significantly reduced from 242 acres to 199 acres (see Figure 11).  The Current 
Development Plan configuration is also included as part of Attachment #1. 
 
 
Constraints 
 
Development of the Spring Trails Specific Plan includes a number of challenges that the 
Commission should be aware of given the location of the project.  Below is a summary of 
some, but not all, of the constraints associated with the Spring Trails Specific Plan. 
 
The Spring Trails is on the northern edge of the City in the foothills of the San Bernardino 
Mountains.  The area is generally bounded by the San Bernardino National Forest on three 
sides and the elevation of the site ranges from approximately 2,010 feet above sea level at 
its southern boundary to approximately 3,540 feet at the northern boundary.  The topography 
of the site varies from steep (over 30% slopes) in the north and southeast portions of the site 
to gentle (0–15% slopes) in the central portion of the site. The site slopes to the southwest at 
approximately 10 to 15%. 
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 Fire Hazard 
 
Because the San Bernardino National Forest is 
adjacent to the project site, with steep slopes and 
high winds, the Spring Trails Specific Plan area is 
at risk from wildland fires (see Figure 12).  The 
Foothill Fire Zone Overlay District identifies three 
fire zones with different degrees of hazard based 
on slope, type of fuel, and natural barriers. 
Approximately one third of the site is in Fire Zone 
A (Extreme Hazard with slopes 30% or greater), 
one third of the site is in Fire Zone B (High Hazard 
with slopes of 15–30%), and the remaining third is 
in Fire Zone C (Moderate Hazard with slopes of 
0–15%).  As noted in the Spring Trails Specific 
Plan, areas in the Foothill Fire Zones are required 
to be developed with proper building separation, 
landscaping, and building materials; adequate 
emergency access and evacuation routes; and   
sufficient water resources. 
                        
The recommended preventative measures are incorporated in the Specific Plan as 
standards for fuel modification zones, setbacks, landscaping methods/materials, construction 
materials/methods, and building protection systems.  The Mitigation Monitoring Program for 
the Specific Plan also outlines mitigation measures on fire safety. 
 

 Fault Zone 
 
The site includes three traces of the San Andreas 
Fault zone, which runs in a general east–west 
direction (see Figure 13).  As noted in the Spring 
Trails Specific Plan, the southern portion of the 
site is traversed by two faults: the main trace of 
the San Andreas Fault and a secondary trace just 
north of the main trace. The fault zone of the main 
trace ranges from approximately 50 feet to 150 
feet wide and the fault zone of the secondary 
trace is approximately 40 feet wide. 
 
The Spring Trails Specific Plan has been 
designed to comply with the requirements of the 
Alquist-Priolo Earthquake Fault Zoning Act, which 
prevents the construction of buildings within 50 
feet of active faults.  Setbacks and additional fault 
studies are included as mitigation measures in the 
Mitigation Monitoring Program for the Spring 
Trails Specific Plan.   
                                                    Fig. 13 – Earthquake Faults 

Fig. 12 – Topography (Fire Zones) 
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 Circulation 
 
Spring Trails require two points of access that directly connect to collector roads and avoid 
existing neighborhoods.  The primary access road to Spring Trails will be through the 
southeast corner of the project site via a street extending from Little League Drive to the 
project site. Secondary access to Spring Trails will be via a street extending from the 
western edge of the project site to a frontage road along the I-215 Freeway. The secondary 
access road is designed to restrict non-resident access onto Meyers Road.  The Mitigation 
Monitoring Program outlines mitigation measures to address wildlife corridors. 
 

 High Wind Areas 
 
The City of San Bernardino experiences periods of high velocity winds, especially in the 
Cajon Pass and at the bottoms of canyons. Spring Trails is included in the City’s designated 
High Wind Area, which has certain building standards. Development will be required to 
comply with the building standards for this area.  The Mitigation Monitoring Program for the 
Specific Plan outlines development guidelines for high wind areas. 
 

 Flooding and Drainage 
 
Because Spring Trails sits on an alluvial plain on the slopes of the San Bernardino 
Mountains, flooding and drainage are also critical factors. Spring Trails is designed to avoid 
grading or construction of residences in the flood plains.  
 
 
These are just some of the constraints associated with the Spring Trails Specific Plan. 
LAFCO staff emphasizes the importance of the mitigation measures being implemented to 
minimize or reduce the impacts.  These mitigation measures must be implemented by the 
City to allow development of the project.  However, the Commission has no direct 
responsibility in implementing these mitigation measures.  
 
 
  



Agenda Item #8 – LAFCO 3188A 
City of San Bernardino Reorganization (Spring Trails SP) 

August 14, 2019 
 

14 

SERVICE ISSUES AND EFFECTS ON OTHER LOCAL GOVERNMENTS: 
 
In every consideration for jurisdictional change, the Commission is required to look at the 
existing and proposed service providers within an area.  Due to the vacant nature of the 
lands currently, government service requirements are minimal – primarily law enforcement 
and fire protection.  The current service providers within the reorganization area include the 
California Highway Patrol for law enforcement along existing roadways in unincorporated 
areas, County of San Bernardino, San Bernardino County Fire Protection District, its Valley 
Service Zone, and its Zone FP-5, and County Service Area 70 (unincorporated, multi-
function entity).  In addition, the regional independent special districts, Inland Empire 
Resource Conservation District and the San Bernardino Valley Municipal Water District 
(State Water Contractor), overlay the reorganization area. 
 
Plan for Service: 
 
The City of San Bernardino has provided a “Plan for Service” for this proposal as required by 
law and Commission policy.  The Plan includes a Fiscal Impact Analysis outlining its ability to 
provide its range of services and ongoing maintenance and operation to the area given the 
anticipated revenues and expenditures associated with the project.  Also included with the 
materials for review is the Development Agreement approved by the City and the applicant, 
outlining land use assumptions, financing and service requirements for the reorganization 
area.  The City of San Bernardino’s certified Plan for Service and Fiscal Impact Analysis and 
its Municipal Water Department’s certification of the Plan for Service are included as 
Attachment #6 to this report.  In general, the Plan identifies the following: 
 

 Water Service:   
 
Water service will be provided by the City’s Municipal Water Department, as outlined 
in its Plan for Service.  Current storage facilities nearest to Spring Trails is the Meyers 
Canyon Reservoir, but is not adequate for buildout of Spring Trails.  Therefore, water 
will be supplied to Spring Trails by a combination of expanding and improving the 
offsite water systems and the provision of onsite reservoirs and transmission lines.   
 
The City’s Municipal Water Department outlines the need for the developer to enter 
into an agreement with Department and provide its share of funding to construct the 
infrastructure necessary to serve the new pressure zones.  In addition, the developer 
must enter into a developer-installed agreement and provide a performance bond to 
install the required transmission and distribution mains for construction. 
 

 Sewer Service: 
 
There is no sewage collection system within the area at the present time.  The Sewer 
Capacity Study concludes that the City’s existing sewer system has the capacity to 
accommodate the project.   The City’s wastewater collection system has transferred 
from the City’s Public Works to the City’s Municipal Water Department. 
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Spring Trails would connect to the existing 10-inch main located on Little League 
Drive.  The only offsite improvement that may be required is in North Little League 
Drive, which may be upgraded from an 8-inch to a 10-inch main.   
 

 Fire Protection and Emergency Medical Response: 
 
In 2016, the City of San Bernardino was annexed into the San Bernardino County 
Fire Protection District (County Fire), its Valley Service Zone, and its Zone FP-5 for 
fire protection and emergency medical response services.  The area being annexed 
is already within the boundaries of County Fire; therefore, fire protection and 
emergency medical response services will continue to be provided by County Fire 
and its Valley Service Zone.  No change in actual service provider will occur upon 
completion of the annexation. 
 
The entire LAFCO 3188A is currently designated as State Responsibility Area (SRA) 
lands.  This designation would be removed upon annexation to the City and the 
financial burden for fire protection becomes a responsibility of the City.   
 
Fire stations and equipment of the City have since been transferred to County Fire 
through the City’s fire reorganization.  The closest fire station is Station 232 (6065 
Palm Avenue) located approximately two miles away from the project site.  Water 
facilities for fire protection will meet water flow demands for the project. 
 
As a result of the County Fire reorganizations, one of the conditions that was agreed 
upon was to account for the special tax generated from within the different areas 
being annexed into County Fire by creating subzones of County Fire’s Service Zone 
FP-5.  In the case for the City, Zone FP-5 San Bernardino was created to isolate said 
funding generated from the City. Therefore, LAFCO 3188A includes annexation to 
Zone FP-5 San Bernardino as part of the overall reorganization in order to isolate the 
funding generated from reorganization area within the City of San Bernardino. 

 
 Law Enforcement: 

 
Law enforcement responsibilities will shift from the San Bernardino County Sheriff’s 
Department to the City of San Bernardino Police Department.  The area is served by 
a main police station located at 710 North D Street, and four designated geographical 
patrol districts.  The project area is within the City’s patrol beat B1 in the Northwest 
Patrol District. 

 
 Park and Recreation: 

 
Regional park and recreation services are currently provided by the County Regional 
Parks system.  The closest regional park is Glen Helen Regional Park, which has 
various recreation activities.  Due to the primarily vacant nature of the reorganization 
area, local park amenities are not currently provided.   
 
The City of San Bernardino has a variety of parks and recreation facilities.  The 
closest City park is the Al Guhin Park located approximately 1.3 miles from the 
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proposal area.  The Spring Trails project plans to develop neighborhood parks, 
natural open space, as well as pedestrian/equestrian trails. 
 

 Solid Waste 
 
Solid waste services are currently provided by Burrtec Industries within the 
reorganization area and within the City of San Bernardino (by contract).  No change 
in service provider will occur through the annexation. 
 

 Schools 
 
The area is within the San Bernardino City Unified School District (SBCUSD).  Upon 
annexation, SBCUSD will continue to be the school district with North Verdemont 
Elementary School, Chavez Middle School, and Cajon High School. 
 

 
As required by Commission policy and State law, the Plan for Service submitted by the City 
of San Bernardino and its Municipal Water Department show that the extension of the City’s 
services to the reorganization area are required to provide the level of service anticipated by 
the Spring Trails Specific Plan.  Such service extensions will exceed current service levels 
provided through the County as the area is primarily vacant at the present time. 
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ENVIRONMENTAL CONSIDERATIONS: 
 
The City’s processing of the Spring Trails Specific Plan project included the preparation and 
certification of an Environmental Impact Report that was finalized by the City in 2013.  
LAFCO’s Environmental Consultant, Tom Dodson and Associates, has reviewed the City’s 
Complete Final Environmental Impact Report (EIR), which includes the Draft EIR and the 
Final EIR, and indicated that the City’s environmental documents are adequate for the 
Commission’s use as a responsible agency for LAFCO 3188A.  Copies of the City’s 
Complete Final EIR and all associated documents, were provided to Commissioners on July 
22, 2019.  Mr. Dodson has indicated in his letter to the Commission, included as Attachment 
#9 to this report, the actions that are appropriate for the review of LAFCO 3188A, which are: 
 

 Certify that the Commission, its staff, and its Environmental Consultant have 
individually reviewed and considered the environmental assessment for the Spring 
Trails Specific Plan prepared by the City of San Bernardino; 
 

 Determine that the Complete Final EIR is adequate for the Commission’s use in 
making its decision related to LAFCO 3188A; 
 

 Determine that the Commission does not intend to adopt alternatives or additional 
mitigation measures for the project; that the mitigation measures identified in the 
City’s environmental documents for the Spring Trails project are the responsibility of 
the City and others, not the Commission; 
 

 Adopt the Facts, Findings and Statement of Overriding Considerations as presented 
by Mr. Dodson, which are the conclusions made regarding the significance of a 
project in light of the impacts and mitigation measures that have been identified.  A 
copy of this Statement is included as a part of Attachment #9 to this report; and, 
 

 Direct the Executive Officer to file the Notice of Determination within five days and 
find that no further Department of Fish and Wildlife filing fees are required by the 
Commission’s approval since the City, as lead agency, has paid said fees. 

 
 
WAIVER OF PROTEST PROCEEDINGS: 
 
The reorganization area is legally uninhabited (as determined by the Registrar of Voters 
office) and LAFCO staff verified that the study area possesses 100% landowner consent to 
the annexation.  Therefore, if the Commission approves LAFCO 3188A and none of the 
affected agencies have submitted written opposition to a waiver of protest proceedings, staff 
is recommending that protest proceedings be waived.  The actions would include direction to 
the Executive Officer to complete the reorganization following completion of the mandatory 
reconsideration period of 30-days. 
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CONCLUSION: 
 
In the mid-90s, the applicant already began planning the development of its landholdings 
that encompass the Spring Trails Specific Plan area.  This began by a request to LAFCO for 
expansion of the City’s sphere of influence in 1996.  The first development project was 
originally called “Martin Ranch”.  As noted in the History Section of this report, the prior 
Martin Ranch and the current Spring Trails Specific Plan has been in the making for more 
than 20 years with numerous changes to the project description and multiple Draft EIRs 
prepared and revised since its inception.  The final project approved and/or adopted by the 
City of San Bernardino, which is the Spring Trails Specific Plan, requires a broad range and 
level of municipal services that are only available through the City of San Bernardino.   
 
The reorganization area will benefit from the extension of the City’s services as well as the 
continuation of fire protection and emergency medical response services from the San 
Bernardino County Fire Protection District and its Valley Service Zone based upon the 
anticipated development of 215 (current configuration) single-family residences, open space, 
parks, and other public facilities.   
 
The Spring Trails Specific Plan was approved and adopted by the City with certain 
guidelines, conditions of approval, and mitigation measures.  Therefore, the Commission’s 
approval of LAFCO 3188A assumes that the City will adhere to the parameters that have 
been imposed on the Spring Trails Specific Plan and the mitigation measures outlined in the 
Mitigation Monitoring Program for the Spring Trails Specific Plan. 
 
However, approval of this proposal calls into question the issue related to the adjacent   
unincorporated area that will become totally-surrounded by the City of San Bernardino.  This 
report provides for options for addressing the creation of said island territory.  Staff 
recommendations are to: 
 

 Include a determination required by Government Code Section 56375(m), which can 
be applied to this proposal; and, 
 

 Include a condition that requires the City to initiate the totally-surrounded island area 
within one year of the Commission’s approval of LAFCO 3188A. 
 

For all these reasons, and those outlined throughout the staff report, staff recommends 
approval of LAFCO 3188A. 
 
However, should the Commission choose Option 2 (to expand the proposal) then the 
Commission would have to continue the item in order to provide proper noticing. 
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RECOMMENDATIONS: 
 
The staff recommends that the Commission approve LAFCO 3188A by taking the following 
actions: 
 
1. With respect to the environmental review: 

 
a. Certify that the Complete Final Environmental Impact Report (EIR) and other 

related environmental documents prepared by the City of San Bernardino for 
the Spring Trails Specific Plan have been independently reviewed and 
considered by the Commission, its staff and its Environmental Consultant; 
 

b. Determine that the Complete Final EIR for the project prepared by the City is 
adequate for the Commission’s use as a California Environmental Quality Act 
(CEQA) Responsible Agency for its determination related to LAFCO 3188A. 
 

c. Determine that the Commission does not intend to adopt alternatives or 
additional mitigation measures for the Spring Trails Specific Plan, and that the 
mitigation measures identified for the project are the responsibility of the City 
and others, not the Commission; 
 

d. Adopt the Facts, Findings and Statement of Overriding Considerations as 
presented by the Commission’s Environmental Consultant and attached to the 
staff report; and, 
 

e. Direct the Executive Officer to file the Notice of Determination within five days, 
and find that no further Department of Fish and Wildlife filing fees are required 
by the Commission’s approval since the City, as CEQA Lead Agency, has paid 
said fees. 
 

2. Approve LAFCO 3188A, with the following determination:  The Commission 
determines that approval of LAFCO 3188A will create an unincorporated island 
completely surrounded by the City of San Bernardino.  Since the inclusion of the 
island area would likely terminate the annexation proposal due to the number of 
registered voters within said island, the Commission determines, pursuant to the 
provision of Government Code Section 56375(m), to waive the restrictions on the 
creation of a totally-surrounded island contained within Government Code Section 
56744 because it would be detrimental to the orderly development of the community, 
and it further determines that the area to be surrounded by the City of San Bernardino 
cannot reasonably be annexed to another city or incorporated as a new city. 

 
3. Approve LAFCO 3188A with the following conditions: 

 
a. The City of San Bernardino shall be required to initiate annexation of the 

totally-surrounded island within one year of the Commission’s approval of 
LAFCO 3188A and process under standard protest proceedings.  A resolution 
by the City Council of the City of San Bernardino shall be submitted to the 
Executive Officer of LAFCO outlining the City’s commitment to fulfilling this 
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requirement prior to the issuance of the Certificate of Completion for LAFCO 
3188A.  A status report shall be provided to the Commission at the six month 
date outlining the progress of the City of San Bernardino in fulfilling its 
obligation.  Failure on the part of the City of San Bernardino to fulfill its 
commitment to annex the totally-surrounded island shall require that the next 
annexation proposed to the City of San Bernardino, either by the City through 
resolution or by property owner/registered voter petition, include a condition 
requiring the initiation of annexation of the totally-surrounded island.  Said 
condition of approval shall be deemed completed upon the issuance of the 
Certificate of Filing for said island. 

 
b. The standard LAFCO terms and conditions that include, but are not limited to, 

the “hold harmless” clause for potential litigation costs by the applicant and the 
continuation of fees, charges, and/or assessments currently authorized by the 
annexing agency, and the identification that the transfer of utility accounts will 
occur within 90 days of the recording of the Certificate of Completion. 

 
3. Waive protest proceedings, as permitted by Government Code Section 56662(d), 

with 100% landowner consent to the reorganization; and, 
 
4. Adopt LAFCO Resolution No. 3291 setting forth the Commission’s determinations, 

terms, and conditions of approval concerning LAFCO 3188A. 
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DETERMINATIONS: 
 
The following determinations are required to be provided by Commission policy and 
Government Code Section 56668 for any changes of organization/reorganization proposal: 
 

1. The reorganization proposal is legally uninhabited containing four (4) registered 
voters within the reorganization area as certified by the Registrar of Voters as of July 
22, 2019. 

 
2. The County Assessor’s Office has determined that the total assessed value of land 

and improvements within the reorganization area is $1,978,576 (land--$1,876,890; 
improvements--$101,686) as of August 9, 2019. 

 
3. The reorganization area is within the sphere of influence of the City of San 

Bernardino. 
 

4. Legal advertisement of the Commission’s consideration has been provided through 
publication in The Sun, a newspaper of general circulation within the reorganization 
area.  As required by State law, individual notice was provided to affected and 
interested agencies, County departments, and those individual and agencies having 
requested such notice. 

 
5. In accordance with State law and adopted Commission policies, LAFCO has provided 

individual notice to: 
 

 landowners (2) and registered voters (4) within the reorganization area 
(totaling 6 notices); and, 
  

 landowners (84) and registered voters (96) surrounding the reorganization 
area (totaling 180 notices).   

 
Included as Attachment #7 to this report is a comment letter received by LAFCO staff 
from an area resident prior to the publication of the report.  The letter outlines 
concerns related to the project such as fire safety (e.g. housing densities, slope 
issues, and previous fires in the area, etc.), issues regarding the access roads (e.g. 
roads built on fault lines, vehicle trips per day, etc.), and issues related to services 
from the City as well as utilities across fault lines.    
 
Comments from landowners and registered voters and any affected local agency in 
support or opposition will be reviewed and considered by the Commission in making 
its determination. 

 
6. The City of San Bernardino adopted the Spring Trails Specific Plan (SP #10-01) 

along with a General Plan Amendment (GPA #02-09) and a Development Code 
Amendment (DCA #12-10), which pre-zoned the reorganization area as Spring Trails 
Specific Plan with the following underlying specific plan zone designations: 
Residential (Estate), Open Space, and Parks.  These pre-zone/specific plan zone 
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designations are consistent with the City’s General Plan and are generally compatible 
with surrounding land uses within the City and in the County.   
 
Pursuant to the provisions of Government Code Section 56375(e), these pre-zone 
designations shall remain in effect for two years following annexation unless specific 
actions are taken by the City Council. 

 
7. The Southern California Associated Governments (SCAG) adopted its 2016-2040 

Regional Transportation Plan and Sustainable Communities Strategy (RTP-SCS) 
pursuant to Government Code Section 65080.  LAFCO 3188A is in close proximity 
with the I-215 Freeway, which is part of the RTP-SCS’s highway improvement 
(expansion/rehabilitation) program adding high-occupancy vehicle (HOV) lanes 
between the I-210 and the I-15 Freeways for completion by 2035.  

 
8. The City of San Bernardino adopted an updated Local Hazard Mitigation Plan 

(LHMP) in October 2016 (Resolution No. 2016-209), which was developed by County 
Fire, the City’s fire service provider.  Said LHMP includes the Spring Trails project as 
one its potential residential development.  County Fire also has its Multi-Jurisdictional 
Hazard Mitigation Plan that was approved by FEMA in July 2017.  
 
Information contained in the Safety Element of the City’s General Plan related to 
Urban and Wildland Fires is included as Attachment #8.   

 
9. As a CEQA responsible agency, the Commission’s Environmental Consultant, Tom 

Dodson of Tom Dodson and Associates, has reviewed the City’s environmental 
documents for the reorganization proposal and has indicated that the City’s 
environmental assessment for the Spring Trails Specific Plan are adequate for the 
Commission’s use as CEQA responsible agency.  Copies of the City’s Complete Final 
EIR and all associated documents were provided to Commission members on July 
22, 2019 and are also included (as web links) as part of Attachment #9 to this report 
(Environmental Documents Related to the City of San Bernardino’s Approval of the 
Spring Trails Specific Plan).  Mr. Dodson has prepared his recommended actions for 
LAFCO 3188A, which are outlined in the narrative portion of the Environmental 
Considerations section (page 17 of the staff report).   

 
Attachment #9 also includes the Facts, Findings and Statement of Overriding 
Considerations that has been prepared for the Commission’s use in addressing this 
project. 

 
10. The reorganization area is presently served by the following public agencies:  

 
County of San Bernardino  
Inland Empire Resource Conservation District  
San Bernardino Valley Municipal Water District  
San Bernardino County Fire Protection District, its Valley Service Zone, and its Zone 

FP-5 (fire protection and emergency medical response) 
County Service Area 70 (multi-function unincorporated County-wide) 
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The area will be detached from County Service Area 70 and its sphere of influence 
reduced as a function of the reorganization.  None of the other agencies are affected 
by this proposal as they are regional in nature. 

 
11.  A plan was prepared for the extension of services to the reorganization area, as 

required by law.  The Plan for Service and the Fiscal Impact Analysis, as certified by 
the City and its Municipal Water Department, indicates that the City can maintain 
and/or improve the level and range of services currently available in the area.  A copy 
of this plan is included as a part of Attachment #6 to this report.   

 
The Plan for Service and Fiscal Impact Analysis have been reviewed and compared 
with the standards established by the Commission and the factors contained within 
Government Code Section 56668. The Commission finds that the Plan for Service 
and the Fiscal Impact Analysis conform to those adopted standards and 
requirements.   
 
The Plan indicates that the revenues to be provided through the transfer of property 
tax revenues and existing and potential financing mechanisms are anticipated to be 
sufficient to provide for the infrastructure and ongoing maintenance and operation of 
the services to be provided from the City of San Bernardino and its Municipal Water 
Department as well as the services from the San Bernardino County Fire Protection 
District and its Valley Service Zone.  A copy of the Plan for Service is included as a 
part of Attachment #6 to this report. 

 
12. The reorganization proposal complies with Commission policies and directives and 

State law that indicate the preference for areas proposed for urban intensity 
development to be included within a City so that the full range of municipal services 
can be planned, funded, extended, and maintained. 

 
However, approval of this proposal will create an island of unincorporated territory 
that will be totally-surrounded by the City of San Bernardino.   

 
13. The reorganization area can benefit from the availability and extension of municipal-

level services from the City of San Bernardino and its Municipal Water Department, 
as evidenced by the Plan for Service certified by the City. 

 
14. This proposal will have an effect on the City of San Bernardino’s ability to achieve its 

fair share of the regional housing needs as it proposes to build the addition of 215 
single-family residential units. 

 
15. With respect to environmental justice, which is the fair treatment of people of all 

races, cultures, and incomes with respect to the location of public facilities and the 
provision of public services, the following demographic and income profile was 
generated using ESRI’s Community Analyst for the City of San Bernardino and the 
reorganization and adjacent unincorporated areas (2019 data): 
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Demographic and Income 
Comparison 

City of  
San Bernardino 

(%) 

Reorganization 
Area and 
Adjacent 

Unincorporated 
Area (%) 

Race and Ethnicity 
•African American Alone 13.5 % 7.0 % 
•American Indian Alone 1.3 % 0.9 % 
•Asian Alone 4.2 % 4.3 % 
•Pacific Islander Alone 0.4 % 0.3 % 
•Hispanic Origin (Any Race) 68.3 % 37.9 % 

Median Household Income $43,515 $104,564 

Through future development, the reorganization area will benefit from the extension 
of services and facilities from the City and, at the same time, the approval of the 
reorganization proposal will not result in the unfair treatment of any person based on 
race, culture or income.  

16. The County of San Bernardino (for itself and acting on behalf of the San Bernardino
County Fire Protection District) and the City of San Bernardino have successfully
negotiated a transfer of property tax revenues that will be implemented upon
completion of this reorganization.  This fulfills the requirements of Section 99 of the
Revenue and Taxation Code.

17. The maps and legal descriptions, as revised, are in substantial compliance with
LAFCO and State standards through certification by the County Surveyor's Office.

SM/ 

Attachments: 
1. Vicinity Map, Reorganization Map, and Current Development Plan Configuration
2. Applicant’s Landowner Petition and Application Documents
3. ROV Certification of Registered Voters within LAFCO 3188 Dated July 2, 2015
4. Letter from Applicant Dated June 22, 2016 Regarding Resubmittal of Application
5. Spring Trails Specific Plan and Recorded Development Agreement
6. City of San Bernardino’s Certified Plan for Service/Fiscal Impact Analysis,

Certification from the City’s Municipal Water Department
7. Comment Letter Received Prior to Staff Report Publication
8. Safety Element Portion of the City’s General Plan related to Urban and Wildland Fires
9. Letter from Tom Dodson and Associates and Facts, Findings and Statement of

Overriding Considerations, and Environmental Documents Related to the City of San 
Bernardino’s Approval of the Spring Trails Specific Plan

10. Draft Resolution No. 3291 for LAFCO 3188A



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Vicinity Map, Reorganization Map, 
and Current Development Plan 
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1:   INTRODUCTION 

Project Summary 
Spring Trails is a 352.8-acre residential community in the foothills of the San 
Bernardino Mountains. The preferred plan accommodates 304 single-family lots 
ranging from 10,801 square feet to 18 acres. The development footprint of 
Spring Trails encompasses 68 percent of the total site (242 acres), on gently 
sloping alluvial benches between canyons, steep hillsides, and the Cable Canyon 
and Meyers Canyon drainageways. The remaining 32 percent (111 acres) remains 
open space. There are 3.8 miles of hiking trails that traverse the site and provide 
access to parks and natural open space.  An alternative plan is depicted in 
Appendix F that assumes the existing SCE power line would be relocated and 
could accommodate 307single family lots. 

Spring Trails is carefully designed to respect the San Andreas Fault system, 
which crosses the northern and southern ends of the project; the Cable Canyon 
and Meyers Canyon drainageways; and steep slopes. These features have been 
incorporated into Spring Trails as open space. 

Purpose of the Specific Plan 
The purpose of the Spring Trails Specific Plan is to provide unique development 
standards and guidelines to allow the creation of a high-quality residential 
community.  

The California Government Code, Section 65450, establishes the authority for 
cities and counties to adopt specific plans by resolution as policy or by 
ordinance as regulation, identify the required contents of a specific plan, and 
mandate consistency with the general plan. A specific plan enables enhanced or 
innovative development and design options not possible under conventional 
zoning controls. The Spring Trails Specific Plan is a regulatory document 
providing a means of implementing a site-specific development proposal in 
accordance with the goals and policies of the City of San Bernardino General 
Plan.  

The City of San Bernardino Municipal Code Chapter 19.64 describes the 
purpose, requirements, regulations, and procedures for preparation of a specific 
plan in the City. As required by the California Government Code, a General 
Plan Consistency Analysis has been prepared for this Specific Plan (see 
Appendix B). 

View looking southeast from the Spring 
Trails site. 
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Project Location 
As shown in Figure 1.1, Regional Location, Spring Trails is on the northern edge of 
the City of San Bernardino in the foothills of the San Bernardino Mountains. 
The site is approximately 1.5 miles east of the unincorporated community of 
Devore and the junction of Interstate 215 (I-215) and I-15. Spring Trails is 
bounded by the San Bernardino National Forest on three sides and Verdemont 
Heights on the southern side. 

As shown in Figure 1.2, Local Vicinity, Spring Trails is in Verdemont Heights, 
approximately one-third mile northwest of the intersection of Meyers Road and 
Little League Drive. Primary access is from a new roadway connecting to Little 
League Drive and a secondary roadway via a new road extending south and 
connecting to the frontage road along I-215. Freeway access is from the Palm 
Avenue interchange and the Glen Helen Parkway/Devore Road interchange. 
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Figure 1.2: Local Vicinity
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Format of the Document 
The Spring Trails Specific Plan is organized into the following sections.  

Section 1: Introduction. This section describes the purpose, intent, authority, 
and scope of the Specific Plan: compliance with guiding documents, project 
setting, and a summary of opportunities and constraints.  

Section 2: Development Concept. This section explains the vision and 
development concept. The land use plan and buildout statistics are also included 
in this section.  

Section 3: Development Standards. This section provides the allowable uses, 
development standards, circulation plan, open space plan, and utility and 
infrastructure plans.  

Section 4: Design Guidelines. This section lays out guidelines that define the 
aesthetic character of Spring Trails.  

Section 5: Sustainability. This section describes opportunities and guidelines 
for environmentally sustainable development in Spring Trails. 

Section 6: Administration and Implementation. This section contains the 
development processing and amendment procedures, as well as phasing, for 
Spring Trails.  

Appendices. The appendices contain definitions, a General Plan consistency 
analysis, fire safety plan, and a comparison of this Specific Plan to the City’s 
Foothill Fire Zones Overlay District. 

Terminology 
Statements occur in this plan in the form of policies, standards, and guidelines 
that create expectations of actions intended to successfully implement the plan. 
The following terms clarify the level of commitment described in the plan and 
reflect expected outcomes.  

Shall – This type of policy is always to be followed. “Shall” represents an 
absolute commitment to the guidance expressed in the policy. Similar action 
words: require, enforce, must, ensure. 
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Should – This type of policy is to be followed in most cases and exceptions or 
degrees of implementation are acceptable with valid reasons. Similar action 
words: encourage, supposed to.  

Allow – This type of policy permits and supports someone else’s initiative 
unless there is a very good reason not to. Similar action words: permit. 

Restrict – This type of policy sets specified limits within which action and/or 
implementation will occur. Similar action words: control, limit, contain. 

Prohibit – This type of policy requires the active prevention of specified 
conditions or decisions. Similar action words: forbid, ban. 

Other terminology may appear in certain policy statements. These terms are to 
be interpreted according to their similarity to the appropriate term described 
above.  

Conceptual/Illustrative Graphics 
Some illustrations, product prototypes, and accompanying descriptions 
contained in this Specific Plan are conceptual and are labeled accordingly. These 
illustrations are intended to depict the desired character and are not to be taken 
as compulsory or as dictating exact building types, material types, architectural 
styles, or final amenity designs. 

Relationship to Other Plans/Agencies 
Pre-Annexation 
Prior to adoption of this Specific Plan, the entire site was in the jurisdiction of 
the County of San Bernardino and annexation of approximately 379 acres into 
the City of San Bernardino was necessary. The area of annexation associated 
with Spring Trails consisted of the project site and an adjacent 26.4-acre area 
required to prevent the creation of a county island within the City. 

The Spring Trails site was placed in the City of San Bernardino’s Sphere of 
Influence in September 1996, when the Local Agency Formation Commission 
(LAFCO) approved a Sphere of Influence Expansion for the City of San 
Bernardino. Government Code Section 56706 states that a sphere of influence is 
the plan for the probable physical boundaries and service area of a local agency 
as determined by LAFCO. While the land is in the sphere of influence, the 
county retains land use authority. Under the County of San Bernardino’s 
authority, the County General Plan designated approximately 160 acres in the 
northern portion of the site Resource Conservation (RC) and approximately 
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190.6 acres in the southern portion of the site Rural Living (RL-5), which 
allowed up to one dwelling unit per five acres.  

Prior to annexation and adoption of this Specific Plan, the City’s General Plan 
and Zoning maps designated the entire site, which was within their Sphere of 
Influence, as Residential Estate (RE), which allowed one dwelling unit per acre.  

General Plan 
Upon annexation into the City, the entire Spring Trails site will be designated 
Spring Trails Specific Plan on both the City’s General Plan and Zoning maps. 
The existing Residential Estate designation permits one dwelling unit per acre. 
Through the Spring Trials Specific Plan, development has been clustered into 
the most appropriate areas so that individual lots may exceed the density limit; 
however, on a gross basis the specific plan still complies with the density 
restrictions of the Residential Estate land use designation (307 units on 353 
acres). The Specific Plan also demonstrates compliance with the City’s Foothill 
Fire Zone development standards.  Upon annexation, the 26.4-acre additional 
annexation area will be designated RE. 

Specific plans are required to be consistent with the goals and policies of the 
governing General Plan. The General Plan Consistency Analysis, included as 
Appendix B, discusses how the project implements and exemplifies the goals 
and policies of the City of San Bernardino General Plan. Future projects within 
the Specific Plan must be consistent with this Specific Plan (Government Code, 
Sections 65455, 66473.5, 65860, and 65401). All projects that are found to be 
consistent with this Specific Plan will likewise be deemed consistent with the 
City’s General Plan.  

Verdemont Heights Area Plan 

According to the State General Plan Guidelines, an area plan provides focused 
policies for a particular geographic area within a general plan. Spring Trails is in 
the Verdemont Heights Area Plan, which presents the General Plan-level 
development and use guidance for a 3,409-acre area in the northwestern corner 
of the City.  

Spring Trails is in the Verdemont Estates subarea of the Verdemont Heights 
Area Plan, which calls for a rural character and large-lot residential uses. 

As stated in the General Plan, the goal of the Verdemont Heights Area Plan is 
to: “Create an identifiable and unique village that includes distinct residential 
neighborhoods and a full array of services and activities to meet the needs of 
residents of the area.”  Issues addressed in the Area Plan include: 
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■■  Developing a Plan-wide trail system that connects to the rest of the City 
■■  Increasing active park lands 
■■  Creating gateways and landscaped corridors 

Municipal Code and Zoning 
The Spring Trails Specific Plan is adopted by Resolution of the Mayor and 
Common Council and serves as the zoning for the project site. It provides the 
standards and development criteria to guide future development of the site. The 
text and diagrams of the Specific Plan address the planning of necessary 
infrastructure and facilities as well as land uses and open space. Future 
subdivisions, building permits, and public works projects must be consistent 
with the Specific Plan (Government Code Sections 65455, 66473.5, 65860, and 
65401). 

Environmental Impact Report 
The California Environmental Quality Act (CEQA) was adopted to inform 
decision makers, staff, and the public about the potential environmental impacts 
of development. The CEQA process provides an opportunity to address 
potential impacts in order to maintain California’s environmental quality. 
Compliance with CEQA requires that a project be evaluated for potential 
impacts before being approved. The adoption of a specific plan is a project 
subject to CEQA. In accordance with CEQA, the City has prepared an 
Environmental Impact Report (State Clearinghouse No. 2009111086) to 
accompany the Spring Trails Specific Plan. The EIR analyzes the project and its 
alternatives to identify potential significant environmental impacts associated 
with the development of the Spring Trails Specific Plan area. The EIR is 
incorporated into this Specific Plan by reference and is attached under separate 
cover.  

Surrounding Environment 
San Bernardino Mountains 
Spring Trails is on the western flank of the San Bernardino Mountains, which 
run for approximately 60 miles east from the Cajon Pass to the Coachella Valley. 
The highest peak in the range is Mount San Gorgonio, which has an elevation of 
11,501.6 feet and is the highest peak in southern California. Most of the range is 
in the San Bernardino National Forest.  

Faulting 
As shown on Figure 1.3 Spring Trails includes three traces of the San Andreas 
Fault zone, which runs in an east–west direction through the northern and 

View from the southwestern edge of the 
site, looking north, with the gently 
sloping areas proposed for 
development in the foreground and the 
steeper slopes that will be left 
untouched in the background. 
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southern portions of the project site. Accordingly, prior to the creation of the 
land plan 26 trenches and detailed geologic studies were conducted to locate 
earthquake faults and assess geologic conditions in Spring Trails (see EIR 
appendices).  

The southern portion of the site is traversed by two faults: the main trace of the 
San Andreas Fault and, to its north, a secondary extension feature of the main 
trace fault. The fault zone of the main trace ranges from approximately 50 feet 
to 150 feet wide and the fault zone of the secondary trace is approximately 40 
feet wide. 

Spring Trails has been designed to comply with the requirements of the Alquist-
Priolo Earthquake Fault Zoning Act, which prevents the construction of 
buildings used for human occupancy within 50 feet of active faults.  

Topography 
As shown in Figure 1.4, the topography of the site varies from steep (over 30 
percent slopes) in the north and southeast portions of the site to gentle (0–15 
percent slopes) in the central portion of the site. The elevation of the site ranges 
from approximately 2,010 feet above sea level at its southern boundary to 
approximately 3,540 feet at the northern boundary, a difference of 1,530 feet. 
The site slopes to the southwest at approximately 10 to 15 percent.  

The site has been shaped by the San Andreas Fault and the Cable Canyon and 
Meyers Canyon drainageways and includes gently sloping alluvial benches, 
canyons, and steep hillsides. 

Hillside Management Overlay 

The City has established the Hillside Management Overlay District to ensure 
that development occurs in a manner that: 

Protects a hillside's natural and topographic character and identity, 
environmental sensitivities, aesthetic qualities, and the public health, 
safety, and general welfare. This protection is obtained by ensuring that 
development does not create soil erosion, silting of lower slopes, slide 
damage, flooding problems, and severe cutting or scarring. It is the 
intent to encourage a sensitive form of development while still allowing 
for residential uses which complement the natural and visual character 
of the City and its hillsides. 

The Spring Trails Specific Plan contains site-specific hillside design and 
development standards that are consistent with the General Plan and replace the 
Hillside Management Overlay for this site.  The Hillside Management Overlay 
zone does not apply in the Spring Trails Specific Plan and the Conditional Use 

Images of the site’s topography. Top 
and second from top: views south and 
southeast showing gently sloping area 
proposed for development. Third from 
top: view east with gently sloping area 
in foreground and steeper slopes 
behind. Bottom: view north of steeply 
slopes areas that will not be developed. 
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Permit called for in Section 19.17.050 of the Development Code is not required 
prior to construction. Instead, a Development Permit is required prior to 
construction and will be reviewed to ensure consistency with the Fire Protection 
Plan detailed in this Specific Plan. 

Slope Stability 

Slope failures can be hazardous to buildings, reservoirs, roads, and utilities. 
Therefore, the impact must be mitigated or structures need to be built in areas 
that have the least potential to be impacted. Accordingly, extensive on-site 
geologic studies were conducted to pinpoint potential landslide areas (see EIR 
appendices). The geologic studies indicate that significant natural slope 
instability is not present on the portions of the site where development is 
proposed.  

Foothill Fire Zones 
Because of the adjacent San Bernardino National Forest, steep slopes, and high 
winds, the Spring Trails area is at risk from wildland fires. Chapter 19.15 of the 
San Bernardino Development Code, Foothill Fire Zone Overlay District, has 
been established to “mitigate the spread of fire, to help minimize property 
damage and to reduce the risk to the public health and safety.”  The Foothill 
Fire Zone Overlay District identifies three fire zones with different degrees of 
hazard based on slope, type of fuel, and natural barriers. The foothill fire zones 
are:  

■■  Fire Zone A, Extreme Hazard. Areas with slopes of 30 percent or 
greater. 

■■  Fire Zone B, High Hazard. Areas with slopes of 15–30 percent 

■■  Fire Zone C, Moderate Hazard. Areas with slopes of 0 –15 percent 

As shown on Figure 1.4, approximately one third of the site is in Fire Zone A, 
one third of the site is in Fire Zone B, and the remaining third is in Fire Zone C. 
Areas in the Foothill Fire Zones are required to be developed with proper 
building separation, landscaping, and building materials; adequate emergency 
access and evacuation routes; and sufficient water resources. A comparison of 
the provisions of this Specific Plan with the Foothill Fire Zones Overlay District 
is provided in Appendix D. 

California Fire Plan (CAL FIRE) also ranks the wildland fire hazard using four 
main criteria: fuels, weather, assets at risk, and level of service (which is a 
measure of a fire department’s success in initial-attack fire suppression). While 
the fire hazard severity zone maps are currently being updated, the entire project 
site is in a very high fire hazard severity zone (CAL FIRE 2007a). 
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Figure 1.3: Earthquake Faults
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Figure 1.4: Topography (Fire Zones)
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To ensure the safety of property and lives, a detailed fire safety analysis was 
conducted by FireSafe Planning Solutions and a fire protection plan was 
prepared (see Appendix C). The fire analysis factored in wind patterns, fuel 
types (vegetation), topography, weather patterns, and historical burn patterns to 
determine the potential severity of wildfires and appropriate protection 
methods.  

Using the BEHAVE Computer Fire Behavior Prediction and Fuel Modeling 
System, FireSafe Planning Solutions assumed a worst-case scenario of Santa Ana 
winds (northeasterly) and the prevailing southwest wind to determine potential 
flame height, rate of spread, and spotting distance. These results were then used 
to determine the safest combination of preventative measures that ensure the 
protection of property and lives. The recommended preventative measures are 
incorporated into this Specific Plan as standards for fuel modification zones, 
setbacks, landscaping methods/materials, construction materials/methods, and 
building protection systems. 

High Wind Areas 
The City of San Bernardino experiences periods of high velocity winds, 
especially in the Cajon Pass and at the bottoms of canyons. These winds have 
been known to cause severe damage to roofs, utility poles, and traffic signals. 
Spring Trails is included in the City’s designated High Wind Area, which has 
certain building standards. Development will be required to comply with the 
building standards for this area and should be designed and oriented to avoid 
the creation of wind tunnels that concentrate gusts in corridors. 

Flooding and Drainage 
Because Spring Trails sits on an alluvial plain on the slopes of the San 
Bernardino Mountains, flooding and drainage are critical factors. A hydrology 
study was conducted to carefully study the drainage patterns affecting the site 
(see EIR appendices). 

As shown on Figure 1.5, there are four major drainage patterns affecting Spring 
Trails:  

■■  Cable Canyon and its tributaries form the dominant topographic feature 
of the northern portion of the site. The east and west forks of Cable 
Canyon flow south through the northeastern corner of the property and 
then meet a tributary flowing from the east. This unnamed tributary 
enters the property from the east as two drainages, which merge 
approximately 600 feet west of the eastern property boundary. All 
eventually drain into Cable Creek Wash, which runs parallel to I-215 

Cable Creek as it passes through the 
Spring Trails site. 
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and is funneled into a concrete channel. This watershed comprises 
148.9 acres of on-site and 1,881 acres of off-site drainage area. 

■■  Meyers Creek touches the southeastern corner of the site and forms a 
30- to 50-foot-deep canyon, which is the dominant topographic feature 
of the southeastern portion of the site. This watershed comprises 21.8 
acres of on-site and 319.8 acres of off-site drainage area. 

■■  Surface drainage that flows southwest through the center of the project 
and ultimately into Cable Canyon. This watershed comprises 51.6 acres 
of on-site and 12.1 acres of off-site drainage area. 

■■  Off-site surface drainage that flows onto the site and exits through 
southeastern part of the project. This watershed comprises 128.4 acres 
of on-site and 69.8 acres of off-site drainage area. 

The Federal Emergency Management Agency has classified Cable Canyon and 
Meyers Creek as 100-year flood zones, specifically the deep channels that have 
cut into the alluvial fan. Development within a 100-year flood zone is prohibited 
unless adequate protection from flood hazards is provided. Spring Trails is 
designed to avoid grading or construction of residences in the flood plains.  

Wildlife Corridors 
Canyon bottoms and riparian areas provide the greatest opportunity for wildlife 
movement since they provide suitable cover, forage resources, and year-round 
or seasonal water sources. As shown on Figure 1.5, Spring Trails contains two 
primary areas of wildlife movement: Cable Creek and an unnamed tributary of 
Cable Creek located in the northern third of the site.   

Cable Creek provides a natural wildlife corridor and a year-round water source.  
The vegetation associated with this water source also provides cover and food 
resources for animals traveling between upland areas above the project site to 
valley areas below the site. The unnamed tributary of Cable Creek that crosses 
the northern third of the site provides the most effective avenue for wildlife 
movement across the site. The tributary offers cover and foraging resources that 
make it especially suitable for wildlife movement.   

The South Coast Missing Linkages Project (2004) identified the Spring Trails 
site and the surrounding area as an important component in maintaining wildlife 
population linkages between the San Bernardino Mountains and the San Gabriel 
Mountains to the west. Species such as mountain lion, American badger, mule 
deer, and a number of small mammal and bird species were identified as being 
likely to use the site and the surrounding area for travel between various habitat 
areas in the greater Cajon Pass area.  A number of mammal species have been 
either directly observed, or their presence deduced by diagnostic sign (track, 
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scat, burrows, etc.) including the desert cottontail, California ground squirrel, 
bobcat, coyote, mule deer, mountain lion, and black bear. 

The riparian areas of Cable Creek and the unnamed tributary are not planned 
for development; however roads will cross the identified wildlife corridors at 
two locations: 1) at the southern end of the site, where the outwash of Cable 
Creek will be crossed by the secondary access road; and 2) in the northern half 
of the project where the unnamed tributary will be crossed by two roads.  
Development standards contained in Chapter 3 will ensure that the wildlife 
corridor crossings accommodate the movement of wildlife through the site. 

Transmission Lines 
Three 112-kilovolt Southern California Edison (SCE) transmission lines traverse 
the western portion of the site from north to south. SCE also has an access 
easement over the project site to service these transmission lines. In the 
preferred plan, the SCE transmission lines remain above ground and will 
preclude the use of three lots. If the transmission lines can be located 
underground and the right-of-way relocated, then the alternative plan contained 
in Appendix F will be utilized for the development of the project site and would 
allow the development of 307 units. Final engineering plans will commence 
during the final engineering portion of the project.   

 

SCE transmission lines, which traverse 
the western edge of the site from north 
to south. 
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Figure 1.5: Drainage and Flooding (Pre-Development)
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2:   DEVELOPMENT CONCEPT 

Guiding Principles 
Spring Trails is envisioned as a high-quality, residential living environment that 
is sensatively integrated into its physical surroundings. The following are the 
guiding principles for Spring Trails. 

Sensitive to Physical Surroundings. Carefully weave Spring Trails into its 
physical surroundings by:  

■■  Accounting for the potential impacts of the hazards posed by seismic 
activity, flooding, and wildland fires. 

■■  Preserving significant watersheds, severely sloped areas, and seismic 
hazard areas and incorporating them into the land plan as open space. 

■■  Minimizing the development footprint and area of grading and 
disturbance. 

■■  Prohibiting residential development in the fault zones. 

■■  Using lighting systems that respect habitat in the adjacent National 
Forest. 

■■  Considering the long-term desires of the City as expressed in its 
General Plan. 

Distinctive Identity. Create a distinctive identity for Spring Trails through: 

■■  The provision of design and architectural standards in the Specific Plan 
that lead to a variety of architectural styles, floor plans, materials, and 
colors. 

■■  A tailored array of streetscaping, signage, and lighting. 

■■  Unique entries that create a recognizable character and sense of arrival. 

■■  A tailored palette of landscaping that is fire resistant and drought 
tolerant and is carefully located to highlight significant features. 

■■  Distinctively designed residences set among a system of open spaces 
and parks. 

Examples of the types of residential 
development and street scenes 
envisioned in Spring Trails. 
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Unique Living Opportunities. Provide new living opportunities in San 
Bernardino to take advantage of the surrounding mountains and foothills, valley 
views, the National Forest, and proximity to the University, and that include 
recreational amenities and open spaces. 

Promote Health and Wellness. Promote personal health and wellness in 
Spring Trails through:  

■■  A system of open spaces that serves multiple purposes as drainage 
courses, pedestrian pathways, recreational and visual amenities, and 
separations between residences. 

■■  An internal system of integrated pathways. 

■■  Connections to regional trail systems. 

■■  A variety of parks and amenities that encourage outdoor use. 

■■  Educational features that provide an understanding of the physical 
features of the site. 

Sustainability. Incorporate active and passive energy and resource conservation 
measures, such as the preservation of significant drainage corridors, provision of 
bioswales for water quality, provision of pedestrian pathways, drought-tolerant 
landscaping, and utilization of green building techniques/materials.  

 

Examples of the character envisioned in 
Spring Trails. 

Examples of the unique recreational 
amenities envisioned in Spring Trails. 
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Spring Trails 
Spring Trails is a 352.8-acre residential development that is nestled in the 
foothills of the San Bernardino Mountains. Because of the geologic and 
hydraulic forces that have shaped the site, the development footprint of Spring 
Trails is focused on the gently sloping alluvial benches between canyons, steep 
hillsides, and the Cable Canyon and Meyers Canyon drainageways, as shown on 
Figure 2.1, Development Footprint, includes all graded and developed areas as well 
as areas within the fuel modification zones. 

As shown on Figure 2.2, Development Plan, the preferred plan for Spring Trails 
accommodates 304 single-family detached units (303 new units and 1 existing 
residence), which are set among neighborhoods separated by open space 
corridors, drainage ways, roadways, and sloped areas. The preferred plan 
assumes that the SCE power lines will be remain in-place above ground. Under 
the central portion of the power line easement, the land use is designated as 
Open Space-Homeowner Maintained.  If permitted by SCE, a park and/or trail 
may be located under this portion of the power lines as a permitted use; 
however, they are not assumed in the buildout of the alternative plan.  The 
northern portion of the power line easement is designated as residential on 
Figure 2.2; however, development is not permitted within the power line 
easement. 

An alternative plan that assumes that the SCE power lines will be located 
underground is contained in Appendix F.  The alternative plan is identical to the 
preferred plan except that it contains 307 single-family detached units (306 new 
units and 1 existing residence). 

In Spring Trails, pathways connect residents with parks and to 3.8 miles of trails 
that provide access to the surrounding natural open spaces. Development is 
focused onto approximately 242 acres, or 68 percent of the total site, and 
includes 9 acres of parks and 125.1 acres of internal slopes and fuel modification 
zones. The remaining 32 percent of Spring Trails (111.3 acres) is preserved as 
natural open space.  

The average lot size in Spring Trails is 29,000 square feet. The largest lots are on 
the northern portion and upper elevations of the site, and the largest lot 
measures 18.3 acres. The smallest lots are on the lower elevations and southern 
portion of the project, and the smallest lot measures 10,801 square feet. It is 
important to note that in many instances the legal lots extend beyond the 
buildable area and include graded slopes, fuel modification zones, power-line 
easements, steep slopes, and open spaces. The buildable and nonbuildable areas 
of each lot are depicted on Figure 2.2 and Tract Map 15576, which accompanies 
this Specific Plan. 

Examples of the type of multipurpose 
trail envisioned in Spring Trails. 

Examples of the physical community 
envisioned in Spring Trails. 
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Primary access to Spring Trails is provided by a new road extending from the 
southeastern corner of the site, connecting to Little League Drive. Secondary 
access is provided by a new road extending from the southwestern corner of the 
site to a frontage road along I-215. Vehicular access from the secondary access 
road to Myers Road will controlled by one of the two options discussed in 
Section 3. Within Spring Trails, circulation is provided by a loop road and a 
series of cul-de-sacs.  

Approximately 193 acres of the total site is graded and improved for the on-site 
development of residential lots, roadways, trails, detention basins, fuel 
modification zones, and parks. An additional 23.7 acres is graded and improved 
for off-site access, including 4.2 acres for the primary access road and 19.0 acres 
for the secondary access road. 

Spring Trails includes several drainage improvements that collect and convey 
storm flows in a manner that reduces the amount of storm runoff to levels 
below those existing on the site prior to development. Chiefly, the existing 
Cable Canyon and Meyers Canyon drainageways remain largely untouched with 
the exception of the crossings for necessary roadway and infrastructure 
improvements. In addition, on- and off-site stormwater flows are collected and 
routed through a series of catch basin inlets and storm drain systems that 
convey water to three on-site detention basins, which double as parks. Water 
and sewer service is provided through connections to existing facilities in the 
southeastern portion of the project site. There are three water storage tanks 
along the eastern edge of the project to provide water service for three elevation 
zones. 

As noted earlier, Spring Trails is in the Foothill Fire Zone and a fire protection 
plan has been woven into the design of the community to ensure its long-term 
safety. The fire protection plan for Spring Trails includes: 

■■  The protection of structures through the use of noncombustible 
exterior building materials; restrictions on the use of cornice and eave 
vents; fire sprinklers; and compliance with the most current fire codes. 

■■  Greater levels of structure protection on the perimeters of the project. 

■■  Adequate access and maneuverability for fire protection vehicles. And 
careful placement of fire hydrants to facilitate fire suppression efforts 
and fire hose access. 

■■  Strict landscape and use zones, called fuel modification zones, wherein 
there are restrictions on the type of uses and the species, spacing, 
irrigation, and maintenance of landscaping. 
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■■  Clear disclosure to potential homebuyers of the fire threat, preventative 
measures, and individual responsibilities. 

■■  Clear delineation of and maintenance responsibilities for the fuel 
modification zones. 

Land Plan and Buildout 
Preferred Development Plan 

The preferred land use plan for Spring Trails is shown on Figure 2.2, Development 
Plan, and is a true representation of the use of land, irrespective of legal lot lines. 
Figure 2.2 shows the areas where buildings may be located, graded slope areas, 
parks, roadways, and open space areas. Figure 2.2 includes categories that 
describe the actual use and character of land in Spring Trails.  If the alternative 
plan is utilized, Figure 2.2A contained in Appendix F may be used instead. 
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Figure 2.1: Development Footprint
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Figure 2.2 Development Plan
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Notes:
1. The Development Plan is a true representation of the
use of land irrespective of legal lot lines and shows the
areas where buildings may be located, graded slope
areas, parks, roadways, and open space areas. The
development potential shown in Table 2.1 is keyed to
this figure.

2. When determining the use, development standards,
and buildable area of each lot within Spring Trails, this
Figure and its associated land use categories shall 
govern.

3. This Figure represents the intended development
pattern of Spring Trails and minor adjustments to 
roadway alignments and widths, grading areas, 
buildable pad confi gurations, and land use boundaries
may be made per the provisions of Chapter 6, 
Administration and Implementation.

4. The preferred development plan assumes that the
SCE powerlines will remain above ground. The plan 
contained in Appendix F and Figure 2.2A shall be used if 
the powerlines are to be located underground.

     Lots 30 and 233 are unbuildable unless the building
pads are reconfigured in a manner acceptable to the fire 
chief.
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The development potential of the preferred plan is shown in Table 2.1 and is 
keyed to the actual buildable area depicted on Figure 2.2 instead of the legal lot 
lines, so that a clear picture of the use of each acre is understood. When 
determining the use, development standards, and buildable area of each lot 
within Spring Trails, Figure 2.2 and its associated land use categories shall 
govern.  If the alternative plan is utilized instead of the preferred plan, the plans 
contained in Appendix F may be utilized for the development of Spring Trails 
and all other provisions of this Specific Plan shall be in place. 

This Specific Plan allows minor adjustments per the provisions of Section 6, 
Administration and Implementation, in response to unforeseen physical conditions 
that necessitate changes in final roadway alignments and widths, grading areas, 
buildable pad configurations, and land use boundaries.  

Table 2.1 Preferred  Plan Development Potential 

Land Use Acres 1, 2 
Maximum 

Density Units 3 Pop. 4 

Developed Area 
Residential 70.0 1 unit per lot 303 1,015 
Private Lot (existing) 2.2 1 unit 1 3 
Parks (public and private) 9.0    
Open Space–
Homeowner Maintained 126.0    
Utilities 5 1.2    
Roads (on-site) 33.1    

Subtotal 241.5  304 1,018 
Undeveloped Area 
Open Space–Natural 111.3    
Total 

Total 352.8  304 1,018 
Off-Site Access 
Roads/Grading (off-site) 23.7    

Notes: 
1 As discussed in Section 6, Administration and Implementation, variations to account for final 

roadway alignments and grading may result in a minor shifting of acres. 
2 Statistics are based upon buildable area depicted on Figure 2.2 instead of the legal lot area to 

give a true picture of the use of the land. See Figure 2.3, Spring Trails Zoning Map, for the 
zoning designations. 

3 Lots 30 and 233, as numbered on Tract Map 15576, are undevelopable unless the building 
pads are reconfigured in a manner that is acceptable to the Fire Chief. If they are not 
reconfigured accordingly, the total units developed will be 302. 

4 Population is based on 3.35 persons per unit (Table 2: E-5 City/County Population and 
Housing Estimates, 1/1/2007). 
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Zoning 

As noted, there are a variety of lot sizes ranging from 18.3 acres to10,801 square 
feet. However, portions of some lots may not be built upon as they contain fault 
zones, graded internal slopes, steep external slopes, water tanks, permanent 
open space, or trail easements. The buildable area of each lot has been 
determined and is shown on Figure 2.2 (preferred plan) or Figure 2.2A 
(alternative plan). However, a zoning designation is required to be linked to legal 
lot lines, which does not provide a true picture of the use and buildable area of 
Spring Trails. Therefore, a zoning map has been prepared to satisfy the 
requirements of the law, though it is not the determining factor for the location 
of development in Spring Trails. Figure 2.3, Zoning Map, and Table 3.1 describe 
the zoning of each parcel. When determining the use, standards, and buildable 
area for any legal lot, Figure 2.2, Development Plan, or Figure 2.2A, Alternative 
Development Plan, shall govern. 
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3:   DEVELOPMENT STANDARDS 
This section includes land use designations, permitted uses, and development 
standards that are intended to shape the physical form of Spring Trails. In 
addition, it includes the mobility plan, parks and open space plan, preliminary 
grading plan, and infrastructure plans. 

Unless expressly stated, the Spring Trails Specific Plan development standards 
shall supersede the relevant provisions of the City of San Bernardino’s 
Development Code. Any development regulation and guideline not addressed in 
this Specific Plan shall be subject to the City’s adopted regulations in place at the 
time of the individual request. 

Land Use Designations and 
Permitted Uses 
Table 3.1, Land Use and Zoning Categories, provides a description of each land use 
and zoning category in Spring Trails. The uses allowed in each land use category 
are summarized in Table 3.2, Permitted Uses. This Specific Plan allows minor 
adjustments per the provisions of Section 6, Administration and Implementation. 
Minor adjustments include interpretations that facilitate the approval of unlisted 
uses that are similar to listed uses in nature and impact. The inclusion of any 
uses not expressly listed in Table 3.2 may be permitted subject to a 
determination by the Director of Community Development made pursuant to 
the Minor Amendments procedures set forth in Section 6 of this Specific Plan. 
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Table 3.1 Land Use and Zoning Categories 
Land Use Category 

(Figure 2.2) Description of Category 
Zoning Category  

(Figure 2.3) 

Residential Uses  
Residential Accommodates single-family 

detached uses with a maximum 
density of 1 dwelling unit per lot. 

Residential 

Other Uses  
Parks Accommodates public and 

private recreational amenities 
such as tot lots, sports courts 
and fields, picnic areas, joggers’ 
exercise courses, dog play areas, 
community gardens, and 
recreational facilities. Parks may 
also double as detention basins. 

Parks 

Open Space-Natural 
(OS-N) 

Accommodates the preservation 
of natural open space areas that 
are not graded or used for fuel 
modification areas. 

Residential and 
Open Space 

Open Space-
Homeowner 
Maintained (OS-HM) 

Accommodates open spaces 
that are used for internal and/or 
graded slopes, fuel modification 
areas, landscaped areas, and 
detention areas that do not 
double as parks. 

Residential and 
Open Space 

Utility (U) Accommodates water tanks and 
other utilities for public benefit. 

Residential  

Roads Accommodates on- and off-site 
streets. 

Roads 

The above-ground power line is a permitted use in the land use and zoning 
categories in the location depicted on Figure 2.2A contained in Appendix F. 
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Table 3.2 Permitted Uses 

Use Re
s.

 

Pa
rk

s 

O
C-

C 

U
 

O
S-

N
 

Residential Uses 
Community care facility (6 or fewer patients) P X X X X 
Congregate care, assisted living facilities, and nursing 
homes, 

X X X X X 

Day care center X X X X X 
Day care homes, family (6 or fewer children) P X X X X 
Day care homes, family (7 to 12 children) C X X X X 
Guest House D X X X X 
Patio covers and gazebos D X X X X 
Residential care facility X X X X X 
Second dwelling (granny) unit D X X X X 
Single-family detached dwellings and garages 
(attached and detached) 

P X X X X 

Recreational Uses 
Open spaces/parks P P P P P 
Play equipment  P P X X X 
Swimming pool/spa P P X X X 
Tennis courts (lit and unlit) D D X X X 
Trails (including bicycles, equestrian, pedestrian) P P P P P 
Accessory Uses 
Antennae, vertical/satellite dish P X X C X 
Fences and walls P P P P X 
Recreational vehicle and boat storage  P X X X X 
Storage structures (less than or equal to 120 sf ) P X X X X 
Storage structures (greater than to 120 sf ) and barns D X X X X 
Other Uses 
Homefinding center (temporary) D X X X X 
Private/public utility facilities C C C D X 
Wireless telecommunication facilities X C C C X 
Home Occupations 
Subject to (H) home occupation permit H X X X X 
Temporary Uses 
Subject to (T) temporary use permit T T T X X 

 

Notes: 
• Permitted Use (P): Use allowed 

subject to the provisions 
applicable to that district. 

• Development Permit (D): Use 
allowed subject to the approval 
of a minor discretionary 
entitlement, which may be 
granted under the provisions of 
Section 19.44 of the City of San 
Bernardino Development Code. 

• Conditional Use Permit (C): Use 
allowed subject to approval of a 
major discretionary entitlement, 
which may be granted under 
the provisions of Section 19.36 
of the City of San Bernardino 
Development Code. 

• Prohibited Use (X): Use is not 
permitted. 

• Home Occupation Permit (H): 
Use allowed per the provisions 
of this section and Chapter 
19.54 of the Development Code. 

• Temporary Use Permit (T): Use 
permitted per the provisions of 
this section and Chapter 19.70 
of the Development Code. 

• The above-ground power line is 
a permitted use in the land use 
and zoning categories in the 
location depicted on Figure 2.2A 
contained in Appendix F. 
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Development Standards 
As discussed in Section 2, the buildable area of each lot does not necessarily 
match lot lines and the buildable area of each lot is depicted on Figure 2.2 or 
Figure 2.2A and Tract Map 15576. Therefore, the development standards in this 
section, unless specifically stated, relate to the buildable pad limits depicted on 
Figure 2.2 or Figure 2.2A and Tract Map 15576. Development standards are 
subdivided as follows:  

■■  Development standards, Tables 3.3 and 3.4, provide standards for 
each land use category and include such provisions as building height 
and setback requirements. 

■■  General development standards provide regulations that apply to 
most, if not all, land use designations within Spring Trails. 
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 Table 3.3 Residential Development Standards 
Lot Standards 
Density 1 unit per lot 
Minimum lot size 10,800 sf 
Building Pad Standards 1 

Buildable pad location 
As shown on Figure 2.2 and 

Tract Map 15576 
Minimum pad width 70 ft 
Minimum pad depth  100 ft 
Maximum pad coverage 50% 
Front setback for habitable structure 15 ft 
Front setback for front-entry garage 20 ft 
Front setback for side-entry garage 15 ft 
Front setback for unenclosed porch 12 ft 
Interior side setback for habitable structure 10 ft 
Projections into interior side setback 2 4 ft 
Exterior side setback for habitable structure 10 ft 
Projections into exterior side setback 2 4 ft 
Rear setback for habitable structure 15 ft 
Projections into rear setback2 4 ft 
Maximum height 35 ft 
Maximum buildable pad coverage (main 
structure plus accessory structures > 120 sf ) 

50% 

Accessory structures, patio covers, gazebos, 
barns, play equipment, and storage structures 
(> to 120 sf ) 

See pages 3-12 and 3-13 

Fire Zone Setback 25–50 ft as depicted on Figures 
3.17 and 3.18. Overrides all other 

setbacks. 
 

Notes: 
1 All setbacks shall be measured from the buildable pad as depicted on Figure 2.2 and Tract 

Map 15576.  
2 Projections are architectural features that extend beyond the building face. Projections 

include features such as eaves, chimneys, bay windows, stairways, and other architectural 
detailing. California Building Code requirements take precedence over this requirement. 

 
Table 3.4 Development Standards – Other Uses 

Standard Park OS-C OS-N Utilities 

Height of structure 25 ft Not 
Allowed 

Not 
Allowed 

35 ft 

Setback of structure from 
property lines 

15 ft Not 
Allowed 

Not 
Allowed 

10 ft 
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General Development Standards 
The following General Development Standards apply to all uses within Spring 
Trails and may be supplemented by provisions of the project’s CC&Rs. 

Antennas 
Per Chapter 19.20.030 (3), Antennas, Satellite Dishes and Telecommunication 
Facilities, of the Development Code, using the spirit and intent of the Spring 
Trails Specific Plan as a guide.  

Cornice and Eave Projections 

Per Chapter 19.20.030 (17), Projections into Setbacks, of the Development 
Code, using the spirit and intent of the Spring Trails Specific Plan as a guide. 
Cornices and eaves shall be designed according to the standards set forth in 
California Building Code Chapter 7A. 

Detention/Drainage 

Detention and drainage areas shall be permitted in all land use designations as 
necessary and on a case-by-case basis. When possible, these areas should be 
designed to blend in with the surrounding development, landscaped, and 
designed to accommodate uses that can be flooded, such as active/passive 
recreation and natural open space.  

Fences and Walls 
Per Section 19.20.030 (8), Fences and Walls, of the Development Code, using 
the spirit and intent of the Spring Trails Specific Plan as a guide. In addition, the 
following standards shall apply. 

■■  The height of walls and fences shall be measured from the top of the 
highest adjacent grade unless adjacent to a public right-of-way, in which 
case the measurement shall be taken from the side of the public right-
of-way.  

■■  Rear or side yards. The maximum height of walls and fences in the rear 
and side yards shall be 6 feet. 

■■  Front yard. The maximum height of walls and fences located between 
the front property line and the nearest building wall (either garage or 
habitable structure) shall be 3.5 feet. Thereafter, the provisions for walls 
in rear and side yards noted above shall apply. 

■■  Walls and view fences shall be constructed as detailed in Figure 3.1, 
Wall Details, and as required by the Fire Protection Plan in Appendix C. 
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■■  Barbed and razor wire, plain exposed concrete block, electronic fencing, 
and chain link are not permitted. Chain link may be used on a 
temporary basis at construction sites. Vinyl-coated chain link may be 
used as a fencing material for outdoor park facilities such as tennis 
courts, subject to approval of a Development Permit, per Section 19.44 
of the San Bernardino Development Code. 

■■  All walls, fencing, or screening materials shall be maintained in a 
physical state consistent with the time of installation. Repair and/or 
replacement of damaged, defective, or severely weathered materials shall 
be completed immediately upon occurrence or within a minimum of 20 
days of notification by the City. 

■■  All walls and fences shall be constructed of noncombustible materials. 

■■  All walls and fences in Spring Trails shall be designed and constructed 
to withstand 100 mile per hour winds or the standard in the City of San 
Bernardino Development Code in effect at the time of the building 
permit application. 

■■  Pilasters, articulation, and/or permanent landscaping screening shall be 
incorporated into the design of walls or fences that exceed 25 feet in 
length. 

Retaining Walls 
■■  When a retaining wall is in the front yard: 

▪ The maximum retaining wall height may be 2 feet and may be 
directly topped with a maximum 18-inch wall or fence for a total 
height of 42 inches, or 

▪ The maximum retaining wall height may be 3 feet and, in this case, 
a maximum 3-foot-high wall or fence may be erected above the 
retaining wall with a minimum 3-foot landscaped setback from the 
back of the retaining wall. 

■■  For retaining walls on the perimeter, side, or rear property lines: 
▪ The maximum height of any solid retaining wall shall be 8 feet as 

measured from the lowest adjacent grade. Retaining walls may only 
exceed 8 feet if: (1) they are not visible from public areas, or (2) 
they are visible from public areas and unique designs are 
incorporated to disguise or break up the mass of the retaining wall 
(e.g., offsets, landscape walls, unique materials, or public art). 

■■  The maximum height of any fence or wall on top of a retaining wall on 
the perimeter, side, or rear property lines shall be as would otherwise be 
allowed if there was no retaining wall. 
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Garage Variation 

To avoid the monotony of projects that employ the same garage placement (e.g., 
all front-entry garages), a variety of garage placements and orientations is 
required. Standard garage placement is a front-loaded garage set in from the 
front property line. Alternative garage orientation and placement are required on 
33 percent of the units. Roll-up garage doors with automatic openers are 
required for all garages. The following are potential alternative garage 
placements: 

■■  Side-entry garages 
■■  Split garages 
■■  Garages in courtyards or driveways with a porte cochere 
■■  Straight-in garages in rear two-thirds of the lot 

Garage Sales 

Garage sales are permitted once every six months for a maximum period of 48 
consecutive hours. 

Glossary 

See Appendix A of this Specific Plan for a definition of terms. 

Hillside Management  

Most foothills (areas of 15 percent average slope or greater) within Spring Trails 
have been preserved as open space. Development and use in the areas with an 
average slope of 15 percent or greater shall comply with Chapter 19.15 of the 
Development Code. 

Home-Finding Center 

Home-finding centers are long-term, temporary home sales facilities. They are 
permitted administratively with approval by the Community Development 
Department during review of tract maps. The duration, location, and required 
parking and landscaping shall be determined during this review. Upon closure, 
home-finding centers are required to revert to the underlying land use per the 
approved tract maps. 

Home Occupations 

Home occupations include a vocation such as lawyer, engineer, music teacher, 
or art teacher that is carried on solely by the occupant of the premises. Home 
occupations are allowed in any residence per the provisions of Chapter 19.54 of 
the Development Code provided all of the following provisions are met. 
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■■  There is no alteration in the residential character of the premises. 

■■  All operations are carried on within the dwelling. 

■■  No more than 15 percent of the dwelling is used to conduct a home 
occupation. 

■■  No merchandise or articles are displayed for advertising purposes. 

■■  No assistants are employed at the premises. 

■■  The premises are not used as a point of sale or for walk-in trade. 

■■  Any necessary permits or licenses from appropriate regulating agencies 
are obtained and fully complied with. 

■■  All operations in connection with the home occupation are conducted 
so as to prevent the emanation of any dust, gas, smoke, noise, fumes, 
odors, vibrations, or electrical disturbances. 

Landscaping 

All setback areas fronting on or visible from a public street and all 
recreation/common open space areas shall be landscaped and permanently 
maintained in an attractive manner. Such landscaping shall primarily consist of 
turf, lawn, groundcovers, trees, shrubs, and other living plants. Artificial turf 
may be utilized on up to 10% of the front yard area or common areas within 
public view and up 100% in private yards behind solid walls. Permanent, 100 
percent automatic irrigation facilities shall be provided in all landscaped areas as 
appropriate for the landscape type. Landscaping shall comply with the 
Landscape Zones Plant Palette (Table 3.6) and the fire protection plan in this 
section. 

Lighting 

The use of lighting within the community shall not be excessive and shall be 
consistent with the dark sky guidelines suggested by the International Dark Sky 
Association (www.darksky.org). A detailed lighting plan, including specifications 
and design standards, shall be submitted as part of the construction documents. 
The following policies shall apply to lighting in Spring Trails. 

■■  Lighting shall be directed on the driveways and walkways and away 
from adjacent property.  

■■  Walkway lighting shall be low-level fixtures (e.g., bollards), spaced to 
provide adequate walkway illumination, and shall not intrude into the 
residential dwelling units. 
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■■  Light standards shall be energy efficient and in scale with the height and 
use of the structures on-site.  

■■  Light standards shall not exceed 15 feet above finish grade. The 15-foot 
height limit may be waived as deemed necessary by the City Engineer.  

■■  Lighting shall be decorative, in keeping with the architectural theme of 
the facility served, and shall be located within landscape planter areas.  

■■  All lighting, including security lighting, shall be directed away from 
adjoining properties and the public right-of-way. 

■■  The level of lighting shall not exceed 0.5 foot-candle at any residential 
property line or at the perimeter of the developed areas adjacent to the 
areas designated as Open Space-Natural. 

■■  A lighting plan shall be prepared for all public areas within Spring 
Trails. The lighting plan shall establish uniform lighting standards with 
regard to style, materials, and colors in order to ensure consistent 
design. The lighting plan shall be submitted to the City for review and 
approval. 

■■  Game-court lighting is permitted on a case-by-case basis. Prior to 
installation, all game-court lighting shall be reviewed and approved by 
the City of San Bernardino and any other responsible governing agency. 
Court lighting fixtures shall not exceed 30 feet in height. 

■■  Exterior lighting may be used to illuminate significant exterior features 
and landscaping. 

Location of Accessory Structures 

■■  A detached accessory structure less than 120 square feet and 6 feet in 
height and children’s play equipment may be located in any rear or side 
yard provided necessary access is maintained.  

■■  A detached accessory structure exceeding 120 square feet and/or 6 feet 
in height (e.g. barn, shed, guest house, etc…) are limited to a maximum 
of 35 feet in height, shall comply with the setbacks applicable to the 
main structure, shall not be closer than 10 feet to any other structure, 
shall not cause the maximum buildable pad coverage requirement to be 
exceeded. A detached accessory structure shall be compatible with the 
materials and architecture of the main dwelling of the property. In 
addition, such accessory structures shall not have openings facing a rear 
or side property line. This requirement may be waived by the Planning 
Commission based on findings that such buildings, if constructed on 
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the rear or side property lines, will not be detrimental to adjacent 
properties. 

Location of Patio Covers and Patio Enclosures 

Patio covers and patio enclosures, defined as nonhabitable space in the adopted 
California Building Code, may be attached to the rear and/or side of a 
residential structure provided that the minimum setbacks are maintained as 
measured to the posts and support members. Eaves may encroach two feet into 
the setback. Patio covers shall be consistent with Chapter 19.15 of the San 
Bernardino Development Code. 

Nonconforming Uses 

Per Chapter 19.62, Nonconforming Structures and Uses, of the Development 
Code, using the spirit and intent of the Spring Trails Specific Plan as a guide. 

Parking and Loading Standards 

Minimum Number of  Parking Spaces 
■■  Two enclosed garage spaces per unit. 
■■  Public parks may use on-street parking 

Parking Design and Use Provisions 
■■  General provisions. Per Section 19.24.060, Design Standards, of the 

Development Code, using the spirit and intent of the Spring Trails 
Specific Plan as a guide. 

■■  Driveways for single-family detached residential units. Driveways 
greater than 30 feet in length shall have maximum grade of 10 percent 
for a minimum distance of 20 feet from the garage. Driveways less than 
30 feet in length shall have a maximum grade of 12 percent for a 
minimum distance of 20 feet from the garage. No portion of a driveway 
shall exceed a grade of 15 percent, unless approved by the Fire Chief 
and City Engineer. 

■■  Handicapped parking. Per Section 19.24.050, Handicapped Parking 
Requirements, of the Development Code. 

■■  Recreational vehicles (RVs). The parking or storing of recreational 
vehicles, dismounted campers, camper shells, boats, trailers, or similar 
recreational items on streets and lawns, landscaped areas, or other 
unpaved surfaces within the front yard is prohibited.  
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Product Variation 

Spring Trails will be attractive and visually interesting. Accordingly, single-family 
residential neighborhoods will include a variety of product types and design 
styles. 

■■  There should be a minimum of three different material and color 
palettes. No two single-family detached homes with identical color or 
materials palettes shall be adjacent to or directly across the street from 
one another. 

■■  There shall be a minimum of three elevation/facade designs. No two 
homes with identical elevation/façade designs shall be adjacent to or 
directly across the street from one another. 

■■  There shall be a minimum of three primary roof materials and roof 
designs. No two homes with identical roof designs and materials shall 
be adjacent to or directly across the street from one another.  

Public Utility Lines 

Per Section 19.30.110, Underground Utilities, of the Development Code. 

Satellite Dishes 

Per Section 19.20.030(3), Antennas, Satellite Dishes and Telecommunications 
Facilities, of the Development Code. 

Screening 

■■  All utility connections shall be coordinated with the development of the 
site and should not be exposed, except where deemed appropriate or 
necessary by the City. 

■■  Utility equipment, such as surface-mounted transformers, pedestal-
mounted terminal boxes and meter cabinets, and sprinkler manifolds, 
may be placed above ground provided they are screened from view 
inside the building or enclosed structure, or by landscaping, parapet 
wall, or other architectural element. All vent pipes and similar devices 
that are attached to the building shall be painted to match the building. 
All roof-access ladders shall be located inside structures. 

■■  All roof-mounted equipment, such as mechanical equipment, tanks, and 
ducts, shall be screened on all sides from street-level public view and 
neighboring residences by landscaping, parapet wall, decorative 
enclosure, or other architectural element. Equipment screening shall be 
designed and painted to match the building and shall be equal to the 
maximum height of the equipment. 
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■■  All storage, including cartons, containers, materials, or trash, shall be 
shielded from view within a building or area enclosed by a solid fence 
or wall not less than six feet in height. 

■■  Ground-mounted equipment, including heating and air conditioning 
units and trash receptacles, shall be completely screened from the view 
of surrounding properties through the use of screen walls, landscaping, 
or other methods. 

■■  Exposed gutters, downspouts, vents, louvers, and other similar elements 
shall be painted to match the surface to which they are attached, unless 
the elements are incorporated as part of the design element of the site. 

Second Dwelling Units 

Per Section 19.04.030 (P), Second Dwelling Unit Housing Design Standards, of 
the Development Code. 

Signs 

Per Section 19.22, Sign Regulations, of the Development Code. Specifically, the 
regulations governing signs in residential districts for Neighborhood 
Identification on Table 22.01 shall apply to Spring Trails. 

Street Access 

Per Section 19.20.030(1), Access, of the Development Code. 

Trash Collection 

Trash in Spring Trails will be serviced by individual collection with the following 
provisions: 

■■  Collection vehicles must be able to provide service without backing up. 

■■  25 feet of overhead clearance is required at collection points. 

■■  All homes serviced using individual containers shall have a minimum of 
44 square feet (4’ x 11’) of designated space for each container and the 
space for the storage of three containers. The container storage space 
does not have to be contiguous. The approved site plan must identify 
the designated container storage area. 

■■  All containers must be stored in a space easily accessible for the resident 
that is screened from view from the street. 
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■■  The conditions, covenants, and restrictions shall include detailed 
responsibilities of each homeowner for trash container drop-off and 
pick-up, container spacing, as well as penalties for noncompliance. 

■■  All individual containers must be returned within 24 hours of collection. 

Mobility Plan 
Spring Trails is designed with an efficient multimodal circulation system that 
provides safe and efficient internal and external connectivity. The Mobility Plan, 
as detailed below, describes the network of streets and multiuse trails within 
Spring Trails that provide a range of options for vehicular, pedestrian, 
equestrian, and bicycle mobility.  

Vehicular Circulation 
As shown in Figure 3.2, Circulation Plan, the Spring Trails Specific Plan consists 
of a hierarchy of streets, described below. Primary access to Spring Trails will be 
provided at the southeast corner of the project site via a street extending from 
Little League Drive to the project site. Secondary access to Spring Trails will be 
via a street extending from the western edge of the project site to a frontage 
road along Interstate 215. All necessary public streets, both on-and off-site, shall 
be improved by the developer and dedicated to the City. The typical street cross-
sections and plan views are illustrated in Figures 3.3 through 3.8.  

Street Types 

Primary Access Road 
The primary access road provides the main access for residents and guests to 
enter and leave Spring Trails. A typical cross-section and plan view are 
illustrated in Figure 3.3.  

Secondary Access Road 
The secondary access road is intended as an alternative street for local traffic to 
access arterial streets outside the project site. A typical cross-section and plan 
view are illustrated in Figure 3.4. 

Secondary Access Road – Special Segment 
This designation identifies the segment of the Secondary Access Road that 
contains curves and grading and where it is desirous to reduce vehicular speeds 
to safe levels.  To reinforce posted speed limits, the applicant will install design 
treatments, such as landscaping, medians, or pavement changes, which provide 
visual cues to drivers to reduce speed.  The design treatments shall be approved 
by the City Engineer prior to construction of the Secondary Access Road. 
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Primary Local Street 
The primary local street provides access to residences within Spring Trails. A 
typical cross-section and plan view are illustrated in Figure 3.5. 

Secondary Local Street 
A secondary local street serves residential estate lots in the northern part of 
Spring Trails. A typical cross-section and plan view are illustrated in Figure 3.6. 

Cul-de-Sac I 
Streets designated as cul-de-sac I connect to the local streets and provide access 
to homes on both sides of the street. A typical cross-section and plan view are 
illustrated in Figure 3.7. 

Cul-de-Sac II 
Streets designated as cul-de-sac II connect to the local streets and provide access 
to homes on only one side of the street. A typical cross-section and plan view 
are illustrated in Figure 3.8. 

Secondary Road - Meyers Road Intersection Options 
Local residents expressed a desire to prevent project-related traffic from 
accessing the eastern side of Meyers Road and negatively impacting their quality 
of life.  In response, the intersection of Meyers Road and the Secondary Access 
Road shall be designed to either prevent or discourage access to Meyers Road.  
The final design will be determined by the City Engineer in consultation with 
local residents. 

As shown in Figure 3.9, Meyers Road Options, there are two proposed options for 
the treatment of the intersection of Meyers Road and the Secondary Access 
Road. 

■■  Option 1 – Cul-De-Sac the east side of Meyers Road at the intersection 
with the Secondary Access Road.  In this option, Meyers Road is 
disconnected via a cul-de-sac on the eastern side of Meyers Road.  An 
emergency access road and gate allow emergency access to residents on 
the eastern side of the Secondary Access Road.  On the western side of 
the Secondary Access Road, full access to and from Meyers Road is 
maintained. 

■■  Option 2 – Restrict left turn movements from the Secondary Access 
Road to Meyers Road.  In this option, the intersection of the Meyers 
and Secondary Access Roads are realigned and offset and a raised 
median prevents left-hand turning movements from the Secondary 
Access Road onto eastbound Meyers Road yet still allows full turn 
movements from Meyers Road to the Secondary Access Road.  The 
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ability to make a left-hand turn movement onto westbound Meyers 
Road is maintained in this option. 

Off-Site Access Points 
In the locations depicted on Figure 3.2 as Off-Site Access Points, driveways 
shall be provided to allow access to adjacent properties. 

Off-Site Improvements 
Little League Drive will be extended to the project site and, north Meyers Road, 
will be improved to City standards.  Other necessary off-site improvements, 
such as the Palm Avenue/I-215 and Glen Helen Parkway improvements, are 
part of the City's Master Facility Plan and will be funded through developer 
impact fees. 
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Figure 3.2  Circulation Plan
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Figure 3.3 Primary Access Road
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Figure 3.4 Secondary Access Road
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Figure 3.5 Primary Local Street
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Figure 3.6 Secondary Local Street
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Figure 3.7 Cul-de-sac I
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Figure 3.8 Cul-de-sac II
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Figure 3.9 Meyers Road Options
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Trails, Parks, and Open Spaces 
As shown on Figure 3.10, Trails, Parks, and Open Space Plan, the Spring Trails 
Specific Plan provides parks and open space that serve multiple functions: as 
recreational opportunities, as buffers, as visual landmarks, and as an 
interconnecting system of trails. The parks and open space are easily accessible 
to every resident in Spring Trails. Parks are located to ensure that all homes are 
within three-quarters of a mile of a park and are interconnected by a 
comprehensive system of trails. 

Maximum buildout of the Spring Trails Specific Plan would accommodate 307 
units and a population of approximately 1,028 residents. Based on the City’s 
standard of 5 acres of parkland per 1,000 residents, full buildout of the Specific 
Plan would result in the need to provide 5.14 acres of parkland or an equivalent 
fee in lieu of dedicated parkland.  

Spring Trails provides approximately 246.3 total acres of public and private 
parkland, open space, and trails, as summarized in Table 3.5 and further 
described below. The 9.0 acres of usable public and private parks exceed the 
City requirements. If permitted by SCE, a park and/or equestrian/pedestrian 
trail may be located under the power lines; however, they are not assumed in the 
buildout of the preferred plan or for purposes of park credits. If SCE permits 
use of this easement, then the usable open space would increase by 0.9 acres. 

Table 3.5 Open Space, Parks, and Recreation Facilities 
Summary 

Parks/Recreation Facilities Acres 
Private Parks 2.0 
Public Parks 7.0 
Open Space-Natural 111.3 
Open Space-Homeowner Maintained 126.0 

Total 246.3 

Trails 
A diverse and comprehensive trails system is an integral part of Spring Trails. 
The 3.8 mile long, interconnected trail system will allow residents to walk or 
hike to neighborhood parks and within open space. The varied designs and 
scenic locations of planned trails will encourage trail use, help to reduce 
automobile use within the community, and promote healthier lifestyles. The trail 
system is also expected to connect to future and existing regional and City trails. 
All trail connections will be planned in coordination with the Parks and 
Recreation Department and the Community Development Department. 
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Appropriate access and use restrictions should be determined prior to 
construction of any trail connections. 

The planned trail system consists of a community trail, equestrian/pedestrian 
trails, and hiking trails, as shown on Figure 3.10, Trails, Parks, and Open Space 
Plan, and described below. 

Community Trail 

The community trail is an 8-foot-wide trail surfaced with decomposed granite or 
other appropriate surface and located within the primary access road right-of-
way. It is intended for pedestrian and bicycle use. See Figure 3.3, Primary Access 
Road, for a conceptual cross-section of the 8-foot wide community trail.  

Equestrian/Pedestrian Trails 

Equestrian/pedestrian trails are 12-foot-wide trails surfaced with decomposed 
granite or other appropriate surface. Equestrian/pedestrian trails will include 
observation points at scenic vistas. Access control fencing may be provided if 
needed for public safety. See Figure 3.11 for a conceptual cross-section of this 
trail. 

Hiking Trails 

As shown on Figure 3.9, hiking trails are conceptual and represent the need to 
provide off-street connections in certain locations; however, the exact alignment 
is not predetermined in the Specific Plan and will be established with the 
approved tract map. Hiking trails will generally be a minimum of 4 feet wide. 
See Figure 3.12 for a conceptual cross-section of the hiking trail. 

Trailheads 

Trailheads occur at Neighborhood Parks I and II and Garden View Park, and 
are identified on Figure 3.10, Trails, Parks, and Open Space Plan. Trailheads shall 
have maps of the trail system and signs to advise people of rules and regulations, 
trail etiquette, and permitted trail uses. 

Observation Points 

Observation points are areas with spectacular views of the surrounding natural 
open space elements. Observation points are strategically located along the 
multipurpose and equestrian trails, as shown on Figure 3.10, Trails, Parks and 
Open Space Plan. Observation points should include benches, trash receptacles, 
shade structures, hitching posts, and educational kiosks describing local geology 
and habitat.  If access to water is readily available, drinking fountains and dog 
comfort stations should also be provided. 

Examples of the types of trails and 
pedestrian paths envisioned in Spring 
Trails. 

Examples of the types of pedestrian 
amenities envisioned in Spring Trails. 
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Figure 3.10  Trails, Parks, and Open Space Plan
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Figure 3.11 Equestrian/Pedestrian Trail Conceptual Cross-Section
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Figure 3.12 Hiking Trail Conceptual Cross-Section
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Parks 
Neighborhood Parks. Neighborhood parks are public parks that offer a 
localized opportunity for outdoor recreation in Spring Trails. The two 
neighborhood parks in Spring Trails are dual-use parks that also serve as water 
detention basins. Conceptual illustratives of each of the two neighborhood parks 
are shown in Figure 3.13, Neighborhood Park I Conceptual Site Plan, and 
Figure 3.14, Neighborhood Park II Conceptual Site Plan. Specific recreational 
amenities depicted in Figures 3.13 through 3.16 are representational and will be 
determined in the final park plan approved by the City. Additional amenities 
may include but are not limited to: gathering areas that provide active and 
passive recreation for the adjacent residents, shade structures, and tot lots. 

Dog Park. This private, 1.6-acre park is conceptually envisioned to consist of a 
completely enclosed play area for dogs and an adjacent unenclosed family picnic 
area that includes view benches and a group picnic structure. A conceptual 
illustrative of the park is shown on Figure 3.15, Dog Park Conceptual Site Plan. 
Specific recreational amenities depicted in Figure 3.15 are representational and 
will be determined in the final park plan approved by the City. In the final 
design, this park may not include a dog park facility. If a dog park is developed, 
the dog play area shall be secured by a combination tubular steel fence with 
decorative pilasters along the perimeter of the dog play area facing the local 
street. A chain-link fence shall secure the play area around the remainder of the 
boundary.  

Garden View Park. Garden View Park is a 0.4-acre private park with a 
thematic garden, an observation point, and a tot lot. A conceptual illustrative of 
Garden View Park is shown in Figure 3.16, Garden View Park Conceptual Site Plan. 
Specific recreational amenities depicted in Figure 3.16 are representational and 
will be determined in the final park plan approved by the City. Additional 
amenities may include but are not limited to: an outdoor fireplace, water feature, 
picnic benches, and gazebo. 

Examples of the types of recreational 
amenities envisioned in Spring Trails. 
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Figure 3.14 Neighborhood Park II Conceptual Site Plan
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Figure 3.15 Dog Park Conceptual Site Plan
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Figure 3.16 Garden View Park Conceptual Site Plan
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Fire Protection Plan 
Spring Trails is in an area that is designated as a very high fire hazard area. To 
protect lives and property, an extensive fire protection plan has been developed 
as part of the Spring Trails Specific Plan. The objective of the fire protection 
plan is to assist the developers, builders, homeowners, and special 
districts/associations to understand and comply with the approved features of 
the development. The fire protection plan will help the San Bernardino City Fire 
Department (SBFD) provide fire, rescue, and EMS services to Spring Trails in 
an effective and efficient manner. The fire protection plan includes: 

■■  Fire Risk Assessment 
■■  Fuel Modification Zones 
■■  Vegetation Management Guidelines 
■■  Allowed and Undesirable Plant Palettes 
■■  Planting Maintenance and Spacing Guidelines 
■■  Construction Phasing Management Plan 
■■  Infrastructure/Structural Construction Features and Requirements 
■■  Compliance Matrix listing all of the building and development standards 

to be applied to the project 

The fire protection plan was prepared in accordance with the requirements in 
various codes in the City of San Bernardino Municipal Code, including: 

■■  Chapter 15.10. Foothill Fire Zone Building Standards 
■■  Chapter 15.16. Amended Fire Code 
■■  Chapter 19.15. Foothill Fire Zone Overlay District 
■■  Chapter 19.17. Hillside Management Overlay District 
■■  Chapter 19.30. Subdivision Regulations 

This section provides a summary of the fire protection plan, which is contained 
in Appendix C. Since the Hillside Management Overlay zone does not apply, the 
Conditional Use Permit called for in Section 19.17.050 of the Development 
Code is not required prior to construction. Instead, a Development Permit is 
required prior to construction to ensure consistency with the Fire Protection 
Plan. 

Fuel Modification Zones 
One of the most basic components of fire protection is to change and reduce 
the fuel that allows a fire to burn. Simply put—if there is no fuel, there is no 
fire. In Spring Trails, there are three zones, called fuel modification zones, where 
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the type, spacing, irrigation, and maintenance of landscaping are strictly 
controlled. The fuel modification zones will keep the flames far enough away 
from structures that, in combination with other efforts, the buildings will not 
ignite. The locations of fuel modification zones are shown on Figures 3.17 and 
3.18. Cross-sections of the fuel modification zones are shown on Figures 3.19 
through 3.26. Descriptions of the fuel modification zones are detailed below.  

Lots 30 and 233 are currently considered unbuildable and shall be used as part 
of fuel modification zone B. However, these lots may be made to be buildable if 
the provisions in the adjacent text box are followed and if approved by the Fire 
Chief. Lot 307 contains an existing home and fuel modification on lot 307 shall 
be maintained by the existing homeowner. 

Fuel Modification Zone A. This zone provides a 20- to 35-foot defensible 
space for fire suppression forces and protects structures from radiant and 
convective heat. Fuel modification zone A includes these requirements: 

■■  Fuel modification zone A shall be as shown on Figures 3.17, 3.18 and 
3.26, and in no case shall fuel modification zone A be less than 20 feet. 

■■  Fuel modification zone A shall be located on a level graded area at the 
top or base of a slope between zone B and the structure. 

■■  Fuel modification zone A shall be maintained by the homeowner 
and/or LLMD. 

■■  Combustible construction is not allowed. 

■■  Automatic irrigation systems are required to maintain healthy vegetation 
with high moisture content. 

■■  Irrigation shall be maintained outside the drip line of native oak trees. 

■■  Plant material shall be selected from Table 3.6, Landscape Zones Plant 
Palette. 

■■  Complete removal of fire-prone plant species and minimal allowance 
for retention of selected native vegetation as required in Table 3.7, Plant 
Removal List. 

■■  The first 20 feet from the structure shall consist of well-irrigated, well-
spaced, approved fire-resistant groundcover, shrubs, or lawn.  

■■  Approved trees must be properly located, spaced, and limbed up to 
one-third their height or six feet from the ground. 

Lots 30 and 233 Fire Protection 
Criteria 

Development of Lots 30 and 233 shall 
only occur when the following 
conditions are met and if approved by 
the Fire Chief.  
• The total fuel modification distance 

for lots 30 and 233 shall be a 
minimum of 170 feet. 

• The fuel modification shall consist of: 
o Zone A-an irrigated landscape 

zone within the Spring Trails 
property. 

o Zone B-an irrigated landscape 
zone within the Spring Trails 
property between Zone A and 
the project boundary allowing 
only non-combustible 
construction. 

o Zone A-an irrigated landscape 
between the residential structure 
and the wildland interface. Zone 
C shall extend between zone B 
and offsite to the required 
minimum distances noted below. 
Zone C may be a temporary off-
site fuel modification zone until 
the adjoining property is 
developed. Until the adjacent 
property is developed, an 
easement will be required for 
maintenance of zone C. If the 
adjoining property is developed 
prior to the development of the 
Spring Trails, then the off-site 
fuel modification will not be 
required for Lots 30 and 233.  

• For Lot 30, Zone A shall have a 
minimum/maximum distance of 20 
feet, Zone B shall have a minimum 
distance of 50 feet and a maximum 
distance of 111 feet, and Zone C shall 
have a minimum distance of 40 feet 
and a maximum distance of 100 feet (a 
total of 15,469 square feet off-site 
Zone C). 

• For lot 233, Zone A shall have a 
minimum/maximum distance of 20 
feet, Zone B shall have a minimum 
distance of 68 feet and a maximum 
distance of 139 feet in width, and 
Zone C shall have a minimum 
distance of 43 feet and a maximum 
distance of 80 feet (a total of 
approximately 20,706 square feet off-
site Zone C). 
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■■  Fire-resistant plants and shrubs shall be kept to a maximum height of 
18 inches. 

■■  Shrubs or plants shall not be planted under trees. 

■■  Grasses must be kept to less than four inches high. Groundcover must 
be low profile and kept to less than six inches high. 

■■  Pruning of foliage to reduce fuel load and vertical continuity, and the 
removal of plant litter and dead wood are required as necessary. 

■■  Vegetation is not allowed within 10 feet of chimneys, and tree canopies 
are not allowed within 10 feet of structures. 

■■  Chipped biomass or wood bark shall not be permitted within 30 feet of 
structures. 

■■  Special considerations are permitted for rare and endangered species, 
geologic hazards, tree ordinances, or other conflicting restrictions and 
shall be reviewed and approved by the Fire Chief. 

■■  Required maintenance includes ongoing removal and/or thinning of 
combustible material, replacement of dead/dying fire-resistant planting, 
maintenance of the operational integrity, programming of irrigation 
systems, and regular pruning. 

Fuel Modification Zone B. This zone provides 50 to 200 feet of irrigated 
landscaped areas to help reduce combustible fuels. Fuel modification zone B 
includes the following requirements: 

■■  Fuel modification zone B shall be as shown on Figures 3.17, 3.18, and 
3.26 and in no case shall fuel modification zone B be less than 50 feet. 

■■  Fuel modification zone B shall be maintained by LLMD. 

■■  Combustible construction is not allowed. 

■■  Landscape plans shall delineate that portion of the fuel modification 
area that will be permanently irrigated. 

■■  Plant material selection, irrigation system design, and the landscape 
maintenance management plan shall sensitively address water 
conservation practices and include methods for erosion control to 
protect against slope failure. 

■■  All irrigation shall be kept a minimum of 20 feet from the drip line of 
any existing native Quercus (oak) species. 
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■■  Plant material shall be selected from Table 3.6, Landscape Zones Plant 
Palette. 

■■  Complete removal of fire-prone plant species and minimal allowance 
for retention of selected native vegetation as required in Table 3.7, Plant 
Removal List. 

■■  Ground cover shall be maintained at a height not to exceed 18 inches. 

■■  Native grasses shall be allowed to seed and shall be cut after annual 
seeding to a maximum height of eight inches. 

■■  Irrigation shall be designed to supplement native vegetation and 
establish/maintain planted natives and ornamentals. 

■■  Trees and tree-form shrubs (shrubs that naturally exceed four feet in 
height) shall be spaced and pruned in conformance with the 
requirements in Figure 3.26. 

■■  Tree-form shrubs less than four feet in height and other shrubs shall be 
spaced so they do not create an excessive fuel mass and can maintained 
in accordance with specified spacing, as indicated on Figure 3.26. 

■■  Sensitive and/or protected species shall be identified on the fuel 
modification plans and tagged in the field for further disposition. 

■■  Landscaping shall be in accordance with the planting guidelines and 
spacing standards as specified in Appendix C. 

■■  Special considerations are permitted for rare and endangered species, 
geologic hazards, tree ordinances, or other conflicting restrictions and 
shall be reviewed and approved by the Fire Chief. 

Fuel Modification Zone C. This zone provides a nonirrigated 50 percent 
thinning zone with removal of all dead and dying vegetation and undesirable 
species. Zone C is 40 to 185 feet in width surrounding the developed areas. 
Thinning zones are utilized to reduce the fuel load of wildland fires. Fuel 
modification zone C includes the following requirements: 

■■  Fuel modification zone C shall be as shown on Figures 3.17, 3.18, and 
3.26. 

■■  Removal of all dead and dying vegetation, with all fuels reduced to a 
maximum of 8 to 12 inches in height. 

■■  Fuel modification zone C shall be maintained by an LLMD. 
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■■  To maintain proper coverage, native grasses shall be allowed to go to 
seed. Native grasses shall be cut after annual seeding. Cut heights shall 
not exceed eight inches. 

■■  Any plants selected for planting in this zone will be chosen from the 
approved plant list in Table 3.6, Landscape Zones Plant Palette, for the 
setback, irrigated, or thinning zone. 

■■  Complete removal of fire-prone plant species and minimal allowance 
for retention of selected native vegetation as required in Table 3.7, Plant 
Removal List. 

■■  Special considerations are permitted for rare and endangered species, 
geologic hazards, tree ordinances, or other conflicting restrictions and 
shall be reviewed and approved by the Fire Chief. 

■■  Reduce fuel loading by reducing the fuel in each remaining shrub or tree 
without substantial decrease in the canopy cover or removal of tree 
holding root systems.  

■■  Removal is required of all low-hanging tree foliage within three times 
the height of the understory shrubs or 10 feet, whichever is greater. 

■■  Sensitive and/or protected species shall be identified on the fuel 
modification plans and tagged in the field for further disposition. 

■■  Trees and tree-form shrubs (shrubs that naturally exceed four feet in 
height) shall be spaced and pruned in conformance with the 
requirements shown in Figure 3.26. 

■■  Tree-form shrubs less than four feet in height and other shrubs shall be 
spaced so they do not create an excessive fuel mass and can maintained 
in accordance with specified spacing as indicated on Figure 3.26. 

■■  Maintain sufficient cover to prevent erosion without requiring planting. 

Fuel Modification Plant Palette Zone. Plant material within the fuel 
modification plant palette zone must be on the approved Spring Trails Fuel 
Modification Plant Palette in Table 3.6, Landscape Zones Plant Palette. No plant 
material from Table 3.7, Plant Removal List, shall be allowed in any fuel 
modification zone. This area shall be irrigated and must be maintained per the 
maintenance standards set forth in the fuel modification plan in Appendix C. 

Irrigated Manufactured Slopes. This area identifies manufactured slopes 
beyond or in the vicinity of the fuel modification zones and is intended to 
reduce the fuel load of a manufactured slope. 
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■■  Plant material shall be selected from Table 3.6, Landscape Zones Plant 
Palette. 

■■  Shall be maintained on a year round basis by LLMD. 

Roadside Brush Clearance. This area requires removal of all undesired plant 
species and thinning of at least 50 percent of all existing vegetation 10 to 20 feet 
from curb face. Any plant material installed must be fully irrigated and from 
Table 3.6, Landscape Zones Plant Palette. This area will be maintained by the 
existing homeowner or LLMD. 

Brush Clearance. Brush clearance includes areas around project water tanks 
and shall consist of removal of all dead and dying shrubs, and all plant material 
from Table 3.7, Plant Removal List. This will be maintained by the LLMD. 

Building Setback. Buildings not on the wildland interface/fuel modification 
zones shall be set back 25 to 50 feet from the adjacent property lines or any 
natural area adjacent to the homes. This zone shall have no combustible 
construction within it. 

Additional Fuel Modification Requirements. The following shall be required 
for the completion and maintenance of all fuel modification zones. 

■■  The fuel modification zones shall be identified on the ground, with the 
markers identified as detailed in Appendix C. 

■■  Prior to issuance of building permits in each sequence of Phase 2 (see 
Section 6 for the phasing plan), the fuel modification zones shall be 
completed to the levels deemed necessary by the Fire Chief. 

■■  Prior to issuance of certificate of occupancy for the first building in 
each sequence of Phase 2, the fuel modification zones shall be installed 
and completed per the fire protection plan and inspected and approved 
by the Fire Chief. 

■■  Prior to conveyance to the HOA of the maintenance responsibilities for 
the fuel modification zones, a meeting will be held with the SBFD Fire 
Inspector, landscape design professional, landscape installation 
contractor, HOA representative, and LLMD representative to discuss 
the requirements and responsibilities for each fuel modification zone 
and the fire protection plan. 

■■  The fuel modification zones shall be maintained as originally installed 
and approved. 
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Figure 3.17  Fire Protection Plan (Northern Project Area)

Enhanced ConstrucƟ on Zone: All structures on lots within 200’ of 
the fuel modifi caƟ on edge shall receive enhanced construcƟ on on 
all four (4) sides per San Bernardino Municipal Code Chapter 15.10.

Roofi ng, VenƟ ng, and Rain GuƩ er Requirements: All structures 
on lots within the project outside 200’ from the fuel modifi caƟ on 
edge shall receive enhanced construcƟ on on all four (4) sides per 
California Building Code Chapter 7A Phase II regarding roofi ng, 
venƟ ng, and rain guƩ ers only.

Lots 30 and 233: Lots 30 and 233 are currently non-buildable and 
no development on these lots shall occur unless either the off -site 
fuel modifi caƟ on is provided with easements for maintenance 
of if the adjoining property is developed and the off -site fuel 
modifi caƟ on zone C is not required.

ConstrucƟ on Feature Legend

Access Point: Fuel modifi caƟ on walk in access point (a non-
combusƟ ble gate will ony be provided where necessary). 350’ 
minimum distance between access points. 

Side Yard Maintenance Access Point: Fuel modifi caƟ on walk in 
access point on sideyards of homeowners lot 12” in width (A non-
combusƟ ble gate to be provided at the front yard fence and the 
rear yard fence.  250’ minimum distance between access points.

IdenƟ fi caƟ on Marker: Permanent idenƟ fi caƟ on markers shall be 
constructed to idenƟ fy the limits of applicable fuel modifi caƟ on 
zones. Marker design shall be 2” dia. x 8’-0” long galvanized pipe. 
Embed minimum 2’-6” into solid ground. Stencil top 6” with a 
leƩ er ‘B’ or ‘C’. Expose pipe 2’-0” above vegetaƟ on minimum.

Refer to Figures X.X thru X.X for fuel modifi caƟ on secƟ ons

Symbol Legend

Zone A (Flat) – Non-CombusƟ ble ConstrucƟ on: 20’-0” - 35’-0” 
setback zone for non-combusƟ ble construcƟ on only. Zone A shall 
be maintained by the Homeowner or LLMD.

Zone B – Wet Zone (100% Removal Undesirable Plant Species): 
First 50’-0” –200’-0” from Zone A. Zone B shall be permanently 
irrigated, fully landscaped with approved drought tolerant, deep 
rooted, moisture retenƟ ve material. This zone shall be planted 
with container shrub material and hydroseeded per SBFD approved 
plant list. Handseeding of bare areas may need to be performed six 
months aŌ er hydroseeding establishment period. Zone B area shall 
be maintained by LLMD.

Zone C – Dry Zone (50% Thinning NaƟ ve Shrubs): 40’-0” – 185’-0” 
Zone C shall be a non-irrigated area. Removal of all fl ammable 
undesirable species, specimen and trees shall be retained as 
directed by the owner’s representaƟ ve but must be thinned a 
minimum of 50% including removal of all low hanging foliage 
within (3x) three Ɵ mes the height of the understory shrubs or 
(10) - ten feet, whichever is greater, along with dead or broken 
branches. All accumuated plant debris on the ground shall be 
removed. Zone C area shall be maintained by LLMD

Roadside Brush Clearance: Removal of all undesired plant species 
and thinning of at least 50% of all vegetaƟ on within 20’-0” of curb.

Fuel Modifi caƟ on Plant PaleƩ e: Plant material must be on 
approved plant paleƩ e.  Plant material on the Plant Removal List 
is not allowed in this zone. This zone shall be irrigated and be 
maintained by the LLMD.

Brush Clearance: 50% brush clearance shall consist of removal 
of all dead and dying shrubs and all plant material on the Plant 
Removal List located around water tanks.

Irrigated Manufactured Slope: Planted and irrigated manufactured 
slope, maintained on a year round basis.

Building Setback: 25’ - 50’ building setback. No combusƟ ble 
construcƟ on allowed.  PlanƟ ng material must be from the Fuel 
Modifi caƟ on Plant PaleƩ e.  

Fuel Modifi caƟ on Zones Legend
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NOTES:  Tree and shrub loca  ons depicted within the fuel modifi ca  on zones are 
not exact and are only intended to convey the tree and shrub spacing requirements 
contained in this Fire Protec  on Plan.  Refer to Figure 3.26 for “Tree and Tree-form 
Shrub Pruning and Spacing for New Plan  ngs and Thinning Zones.”

A 100 scale (36”x60”) version of this fi gure is provided in Appendix C.
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Development Standards 

Page 3-60  October 2012 

This page intentionally left blank. 



Spring Trails Specifi c Plan

Figure 3.18  Fire Protection Plan (Southern Project Area)
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Enhanced ConstrucƟ on Zone: All structures on lots within 200’ of 
the fuel modifi caƟ on edge shall receive enhanced construcƟ on on 
all four (4) sides per San Bernardino Municipal Code Chapter 15.10.

Roofi ng, VenƟ ng, and Rain GuƩ er Requirements: All structures 
on lots within the project outside 200’ from the fuel modifi caƟ on 
edge shall receive enhanced construcƟ on on all four (4) sides per 
California Building Code Chapter 7A Phase II regarding roofi ng, 
venƟ ng, and rain guƩ ers only.

Lots 30 and 233: Lots 30 and 233 are currently non-buildable and 
no development on these lots shall occur unless either the off -site 
fuel modifi caƟ on is provided with easements for maintenance 
of if the adjoining property is developed and the off -site fuel 
modifi caƟ on zone C is not required.

ConstrucƟ on Feature Legend

Access Point: Fuel modifi caƟ on walk in access point (a non-
combusƟ ble gate will ony be provided where necessary). 350’ 
minimum distance between access points. 

Side Yard Maintenance Access Point: Fuel modifi caƟ on walk in 
access point on sideyards of homeowners lot 12” in width (A non-
combusƟ ble gate to be provided at the front yard fence and the 
rear yard fence.  250’ minimum distance between access points.

IdenƟ fi caƟ on Marker: Permanent idenƟ fi caƟ on markers shall be 
constructed to idenƟ fy the limits of applicable fuel modifi caƟ on 
zones. Marker design shall be 2” dia. x 8’-0” long galvanized pipe. 
Embed minimum 2’-6” into solid ground. Stencil top 6” with a 
leƩ er ‘B’ or ‘C’. Expose pipe 2’-0” above vegetaƟ on minimum.

Refer to Figures X.X thru X.X for fuel modifi caƟ on secƟ ons

Symbol Legend

Zone A (Flat) – Non-CombusƟ ble ConstrucƟ on: 20’-0” - 35’-0” 
setback zone for non-combusƟ ble construcƟ on only. Zone A shall 
be maintained by the Homeowner or LLMD.

Zone B – Wet Zone (100% Removal Undesirable Plant Species): 
First 50’-0” –200’-0” from Zone A. Zone B shall be permanently 
irrigated, fully landscaped with approved drought tolerant, deep 
rooted, moisture retenƟ ve material. This zone shall be planted 
with container shrub material and hydroseeded per SBFD approved 
plant list. Handseeding of bare areas may need to be performed six 
months aŌ er hydroseeding establishment period. Zone B area shall 
be maintained by LLMD.

Zone C – Dry Zone (50% Thinning NaƟ ve Shrubs): 40’-0” – 185’-0” 
Zone C shall be a non-irrigated area. Removal of all fl ammable 
undesirable species, specimen and trees shall be retained as 
directed by the owner’s representaƟ ve but must be thinned a 
minimum of 50% including removal of all low hanging foliage 
within (3x) three Ɵ mes the height of the understory shrubs or 
(10) - ten feet, whichever is greater, along with dead or broken 
branches. All accumuated plant debris on the ground shall be 
removed. Zone C area shall be maintained by LLMD

Roadside Brush Clearance: Removal of all undesired plant species 
and thinning of at least 50% of all vegetaƟ on within 20’-0” of curb.

Fuel Modifi caƟ on Plant PaleƩ e: Plant material must be on 
approved plant paleƩ e.  Plant material on the Plant Removal List 
is not allowed in this zone. This zone shall be irrigated and be 
maintained by the LLMD.

Brush Clearance: 50% brush clearance shall consist of removal 
of all dead and dying shrubs and all plant material on the Plant 
Removal List located around water tanks.

Irrigated Manufactured Slope: Planted and irrigated manufactured 
slope, maintained on a year round basis.

Building Setback: 25’ - 50’ building setback. No combusƟ ble 
construcƟ on allowed.  PlanƟ ng material must be from the Fuel 
Modifi caƟ on Plant PaleƩ e.  

Fuel Modifi caƟ on Zones Legend
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NOT TO SCALE
A 100 scale (36”x60”) version of this fi gure is provided in Appendix C.

NOTES:  Tree and shrub loca  ons depicted within the fuel modifi ca  on zones are 
not exact and are only intended to convey the tree and shrub spacing requirements 
contained in this Fire Protec  on Plan.  Refer to Figure 3.26 for “Tree and Tree-form 
Shrub Pruning and Spacing for New Plan  ngs and Thinning Zones.”

ENLARGEMENT ‘A’
see Figure 3.17

NOT TO SCALEENLARGEMENT ‘B’
see Figure 3.17

NOT TO SCALE
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Figure 3.19 Fuel Modifi cation Section 1-1

Not to Scale

Figure 3.20 Fuel Modifi cation Section 2-2
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Not to Scale

Figure 3.21 Fuel Modifi cation Section 3-3

Figure 3.22 Fuel Modifi cation Section 4-4
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Not to Scale

Figure 3.23 Fuel Modifi cation Section 5-5

Figure 3.24 Fuel Modifi cation Section 6-6
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Not to Scale

Figure 3.25 Fuel Modifi cation Section 7-7
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TYPICAL FUEL MODIFICATION AND CONSTRUCTION

Figure 3.26 Fire Protection Plan Details

Page 3-71

CONSTRUCTION REQUIREMENTS TREE AND TREE-FORM SHRUB PRUNING AND SPACING 
FOR NEW PLANTINGS AND THINNING ZONES

IDENTIFICATION MARKER DETAIL

FUEL MODIFICATION PLANT PALLETTE (refer to Figures 3.17 and 3.18)
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Building Construction/Protection Systems  

By themselves, the setbacks, materials, and methods stipulated in the fuel 
modification zones are not enough to prevent structures from igniting. Airborne 
embers can ignite fires great distances from the flames themselves. Many homes 
actually burn from the inside out due to embers blowing into attic vents or 
under barrel tiles. Therefore, structures in Spring Trails shall adhere to the 
following standards: 

■■  All structures shall be equipped with automatic fire sprinklers built per 
the specifications of the SBFD. 

■■  Roof coverings shall be a minimum Class A roof assembly. 

■■  All structures within 200 feet of a fuel modification edge, as shown on 
Figures 3.17 and 3.18, shall receive enhanced construction on all four 
sides of the structure per California Building Code, Chapter 7A. In 
addition, the following requirements from San Bernardino Municipal 
Code Chapter 15.10 shall apply: 
▪ Fencing, fascias, patios, exterior trim, and other exterior elements 

shall be of approved noncombustible or ignition-resistant material. 
▪ Vinyl window frame assemblies shall have the following 

characteristics: 
▫ Frames shall have welded corners and metal reinforcement in 

the interlock area, 
▫ Dual-paned insulated glazed units with at least one pane of 

tempered glass, 
▫ Frame and sash profiles are certified in AAMA Lineal 

Certification Program (verified by an AAMA product label or a 
Certified Products Directory), 

▫ Certified and labeled to ANSI/AAMA/NWWDA 101/I.S.2-97 
for structural requirements. 

▪ Attic and underfloor vents shall be protected by corrosion-resistant 
noncombustible wire mesh with maximum 1/8-inch openings or 
provide equivalent protection. Attic vents shall not face wildlands. 

▪ Roof-mounted turbine vents shall not be permitted. 
▪ All roof coverings shall be of nonwood materials with at least a 

Class A fire-retardant rating. 
▪ Paper-faced insulation shall be prohibited in attics or ventilated 

spaces. 
▪ There shall be four exterior hose bibs per house. 

■■  All structures within Spring Trails but outside of the area 200 feet from 
a fuel modification zone edge, as shown on Figures 3.17 and 3.18, shall 
receive Enhanced Construction on all four sides of the structure per 
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California Building Code, Chapter 7A, Phase II, regarding roofing, 
venting, and rain gutters only. 

Ongoing Education 

In addition to the built-in fuel modification zones and construction techniques, 
the active participation of the homeowners is necessary to adequately protect 
Spring Trails. Accordingly, the following shall be required: 

■■  The fire threat, fuel modification zone requirements, maintenance 
responsibilities, protection plans, approved plant palette, list of 
unacceptable plants, preventative measures, and evacuation routes shall 
be disclosed to potential homebuyers prior to the sale of any residence 
and readily available to homeowners upon request. 

■■  The HOA shall sponsor annual clinics conducted by fire professionals 
to educate residents on the fire threat, fuel modification zone 
requirements, maintenance responsibilities, protection plans, 
landscaping requirements, preventative measures, and evacuation 
routes. 
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Safety Plan 
Postfire/Flood Recovery Plan 
Hillsides that have burned as a result of wildfires may be subject to debris flows, 
which can fill downstream drainage corridors, debris basins, and flood control 
channels beyond their capacity. Accordingly, the following shall be required: 

■■  Prior to issuance of building permits, a postfire/flood recovery plan 
shall be in place to address the maintenance of drainage facilities and 
debris removal after a significant fire or flooding event. The recovery 
plan shall be developed with input from the City of San Bernardino, San 
Bernardino County Flood Control District, and the Spring Trails 
landscape maintenance district and/or homeowners association. 

Seismic/Geologic Safety 
Spring Trails is in the San Andreas Fault zone and includes three traces of the 
San Andreas Fault, which runs in an east–west direction through the northern 
and southern portions of the project site (see Figure 1.3). These faults were 
precisely located through detailed geologic investigations (see the EIR 
appendices) to establish safe structural setback limits.  

Due to the potential seismic and geologic hazards, proposed development in 
Spring Trails is subject to the following: 

■■  All structures in Spring Trails shall be required to meet or exceed the 
applicable seismic design standards of the California Building Standards 
Code, which correspond to the level of seismic risk in a given location. 

■■  Construction of habitable buildings shall not occur over or within 50 
feet of any known active fault or as required by the geotechnical 
analyses. 

■■  No water reservoir or booster pump station shall be constructed within 
15 feet of an active fault. 

■■  Grading for building pads and roads shall conform to specifications of 
the geologist, based on a soils study and final geotechnical study. 

■■  Flexible materials and joints shall be used for infrastructure (e.g., roads, 
sewer and water lines) located across known faults. 

■■  Flexible pipe fittings shall be used to avoid gas or water leaks. Flexible 
fittings are more resistant to breakage. 

■■  The final project grading plan shall be reviewed by the City geologist. 
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Wildlife Corridors  
As described in Chapter 1, Spring Trails contains two important corridors for 
wildlife movement: 1) the unnamed tributary of Cable Creek that flows in an 
east-to-west direction in the northern third of the project site (northern 
corridor); and 2) the outwash of Cable Creek adjacent to the Interstate 215 
freeway (southern corridor).   

The northern corridor is crossed by an access roadway in two locations and the 
secondary access road crosses the southern corridor.  As shown in Figure 3.27, 
Spring Trails preserves these corridors as natural drainageways, open space, and 
wildlife movement, even under the roadway crossings.  Accordingly, the 
following requirements apply the corridors: 

Northern Corridor 

■■  As shown on Figure 3.27, the northern corridor shall be a minimum 
100 foot wide open space corridor with a minimum of 50 feet 
separation between the nearest development pad and the centerline of 
the creek. 

■■  Native vegetation within this corridor must be maintained to the 
maximum extent allowed by the Fire Protection Plan 

■■  Riparian vegetation that provides high-quality foraging opportunities, 
cover, and other habitat values shall be the preferred vegetation type, 
unless specifically prohibited by the Fire Protection Plan. 

■■  The corridor shall be maintained free of fences, walls, or other 
obstructions. 

■■  Any lighting associated with the project in this area, including street 
lights and residential lights, shall be of the minimum output required 
and shall be down-shielded to prevent excessive light bleed into 
adjacent areas. 

■■  Any road crossings, bridges, culverts, etc. shall be constructed with soft 
bottoms with an openness ratio of at least 0.9 (openness ratio=height x 
width/length). 

■■  Additional recommendations, as outlined in the report entitled A 
Linkage Design for the San Gabriel-San Bernardino Connection (South 
Coast Missing Linkages Project, 2004), may be incorporated as agreed 
upon by the City Engineer and applicant. 

Southern Corridor 

■■  Any bridge, culvert, or other road crossing structure shall be designed in 
such a manner as to allow for the natural drainage flow through/under 
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the structure and downstream of the structure, as conditioned by the 
U.S. Fish and Wildlife Service during the Section 7 permitting process. 

■■  Any road crossings, bridges, culverts, etc. shall be constructed with soft 
bottoms with an openness ratio of at least 0.9 (openness ratio=height x 
width/length). 

■■  Additional recommendations as outlined in the report entitled A 
Linkage Design for the San Gabriel-San Bernardino Connection (South 
Coast Missing Linkages Project, 2004) may be incorporated as agreed 
upon by the City Engineer and applicant. 

These measures shall be incorporated into site development plans, and must be 
reviewed and approved prior to the issuance of grading permits. These 
requirements shall be implemented to the satisfaction of the Community 
Development Director. 
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Figure 3.27  Wildlife Corridors
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Southern Corridor
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Wildlife Corridor (100’ minimum width)

Refer to Page 3-74 for standards and guidelines related to 
wildlife corridors and crossings.
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Landscape Plan 
Landscape Theme 
The Spring Trails landscape has been designed to reflect the natural beauty of 
the surrounding environment and elements of sustainability. Plant materials 
have been chosen based on the area’s environmental conditions and fire 
protection needs, as well as the aesthetics they will bring to the community. The 
landscape is designed to enhance the walkability of the community by leading 
residents to parks and open space. The landscape design guidelines for Spring 
Trails are intended to guide the project developer by describing the design intent 
for the landscape features and amenities of Spring Trails. The landscape design 
concept is intended to create elements of design continuity to reinforce a “sense 
of place” for the community as a whole.  

Landscape Zones 

The intent of designating landscape zones is to seamlessly and naturally blend 
the community landscape with the surrounding natural environment. Plant 
material proposed for each landscape zone is consistent with the landscape 
zones plant palette described in Table 3.6. The designated landscape zones are 
shown in Figure 3.28, Landscape Zones, and are described below.  

Natural Open Space Zone 
The natural open space zone contains a mixture of Riversidean sage scrub, 
chaparral, nonnative grassland, and several riparian and woodland communities. 
This area is generally located in the perimeter areas of Spring Trails outside of 
the fuel modification zones and will be preserved. If any intentional or 
unintentional grading occurs within this zone, the development contractor shall 
restore this zone to its original state. 

Transition Open Space Zone 
The transition open space zone is primarily located on the perimeter, ungraded 
slopes of the development footprint and provides an interface between natural 
open space areas and the more formal landscape of the residential 
neighborhoods. The transition open space zone is intended to be planted in 
such a manner as to blend into the ungraded natural areas. This zone is in fuel 
modification zone C and plant materials in the transition open space zone shall 
be on the approved fuel modification plant palette found in Table 3.6. 

Refined Open Space Zone 
The refined open space zone generally consists of open space areas within 
Spring Trails and includes natural and manufactured slopes and the SCE power 
line easement. Portions of the refined open space zone are in fuel modification 

Examples of the types of the variety of 
landscaping that can be found in Spring 
Trails. 
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zones A and B, and plant materials in the refined open space zone shall be on 
the approved Landscape Zones Plant Palette in Table 3.6.  

Theme Zone 
The theme zone occurs in parks and along streets in Spring Trails. The 
streetscape plant palette should provide a unifying theme and a sense of 
permanence. It is also intended that the landscape features within this zone, 
such as entry monuments, also provide character supportive to the landscape 
theme of Spring Trails, setting the tone and establishing the uniqueness of the 
community.  

Landscape Plant Palette 
The plant palette presented in Table 3.6 contains plant species appropriate for 
each landscape zone in Spring Trails (refer to Figure 3.28, Landscape Zones). All 
plant materials presented in Table 3.6 are approved for use within the fuel 
modification zones of Spring Trails. Proposed plant materials and their location 
shall be consistent with the Spring Trails Fuel Modification Plan described in 
Section 3 and contained in Appendix C.  

Landscape Zones Plant Palette 

The plant palette presented in Table 3.6 shall be used as the landscape selection 
along streets, parks, and in developed and controlled open space areas. All plant 
materials contained in Table 3.6 are approved for use within the fuel 
modification zones in Spring Trails. 
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Figure 3.28  Landscape Zones
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Table 3.6 Landscape Zones Plant Palette 

Botanical Names Common Names Tr
an

si
ti

on
 O

pe
n 

Sp
ac

e 
Zo

ne
 

Re
fin

ed
 O

pe
n 

Sp
ac

e 
Zo

ne
 

Th
em

e 
Zo

ne
 

N
ot

es
 

Trees 
Acer macrophyllum Big Leaf Maple p p p o 
Alnus cordata Italian Alder  p p W 
Alnus rhombifolia White Alder  p p o 
Arbutus unedo Strawberry Tree  p p W 
Beaucarnea recurvata Bottle Palm  p p W 
Ceratonia siliqua Carob  p p W 
Cercis occidentalis Western Redbud  p p W 
Citrus species Citrus  p p W 
Eriobotrya japonica Loquat p p p N 
Erythrina species Coral Tree  p p W 
Feijoa sellowiana Pineapple Guava p p p N 
Ginkgo biloba Maidenhair Tree  p p W 
Juglans californica California Black Walnut p p p N 
Lagerstroemia indica Crape Myrtle  p p W 
Lagunaria patersonii Primrose Tree  p p W 
Liquidambar styraciflua American Sweet Gum  p p W n 
Liriodendron tulipfera Tulip Tree  p p W 
Lyonothamnus floribundus ssp. 
asplenifolius  

Fernleaf Ironwood  p p W 

Macadamia integrifolia Macadamia Nut  p p W 
Maytenus boaria Mayten Tree  p p W 
Metrosideros excelsus New Zealand Christmas 

Tree 
 p p N 

Parkinsonia aculeata Mexican Palo Verde   p X 
Pistacia chinesis Chinese Pistache  p p W 
Pittosporum tobira Tobira  p p n 
Pittosporum undulatum Victorian Box   p X 
Plantanus racemosa California Sycamore p p p W 
Popolus fremontii Western Cottonwood p p p o 
Prunus caroliniana Carolina Cherry Laurel   p X 
Prunus lyonii Catalina Cherry   p X 
Punica granatum Pomegranate  p p N 
Quercus agrifolia Coast Live Oak p p p o 
Quercus engelmannii Engelmann Oak   p X 
Quercus ilex Holly Oak  p p W 
Quercus kelloggii California Oak p p p N 
Quercus suber Cork Oak  p p X 
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Rhus lancea African Sumac  p p N 
Sambucus mexicana Mexican Elderberry p p p o 
Stenicarpus sinuatus Firewheel Tree  p p W 
Umbellularia californica California Laurel p p p o 
Shrubs 
Abelia x grandiflora Glossy Abelia  p p W 
Acacia redolens ‘Desert Carpet’ Desert Carpet p  p n 
Achillea millefolium Common Yarrow p p p X 
Achillea tomentosa Woolly Yarrow p p p W 
Aloe arborescens Tree Aloe  p p N 
Alogyne huegeii Blue Hibiscus  p p W 
Amorpha fruticosa Western False Indigobush p p p o 
Antirrhinum nuttalianum ssp. no common name p p p o 
Arctostaphylos glandulosa ssp. Eastwood Manzanita p p p o 
Arctostaphylos hookeri ‘Monterey 
Carpet’ 

Monterey Carpet Manzanita  p p W 

Arctostaphylos pungens no common name  p p N 
Arctostaphylos refugioensis Refugio Manzanita  p p N 
Arctostaphylos x ‘Greensphere’ Greensphere Manzanita  p p W 
Atriplex canescens Four-Wing Saltbush   p X 
Atriplex lentiformis ssp. breweri Brewer Saltbush   p X 
Baccharis emoyi Emory Baccharis p p p o 
Baccharis salicifolia Mulefat p p p o 
Bacharis pilularis ssp. 
consanguinea 

Chaparral Bloom p p p W o 

Bougainvillea spectabilis Bougainvillea  p p N n 
Brickellia californica no common name p p p o 
Camissonia cheiranthifiloa Beach Evening Primrose p p p o 
Carpenteria californica Bush Anemone  p p W 
Ceanothus gloriosus ‘Point Reyes’ Point Reyes Ceanothus  p p W 
Ceanothus griseus ‘Louis 
Edmunds’ 

Louis Edmunds Ceanothus  p p W 

Ceanothus griseus var. 
horizontalis 

Carmel Creeper Ceanothus  p p W 

Ceanothus griseus var. 
horizontalis 

Yankee Point Ceanothus  p p W 

Ceanothus megarcarpus Big Pod Ceanothus p p p o 
Ceanothus prostratus Squaw Carpet Ceanothus  p p W 
Ceanothus spinosus Green Bark Ceanothus p p p o 
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Ceanothus verrucosus Wart-Stem Ceanothus  p p W 
Cistus hybridus White Rockrose  p p W 
Cistus incanus no common name  p p W 
Cistus incanus ssp. Corsicus no common name  p p W 
Cistus salviifolius Sageleaf Rockrose  p p W 
Cistus x purpureus Orchid Rockrose  p p W 
Cneoridium dumosum Bushrue p p p o 
Comarostaphylis diversifolia Summer Holly  p p W o 
Convolvulus cneorum Bush Morning Glory  p p N 
Coprosma pumila Prostrate Coprosma  p p W 
Cotoneaster aprneyi no common name  p p W 
Cotoneaster buxifolius no common name  p p W 
Crassula ovata Jade Tree   p X 
Dendromecon rigida Bush Poppy p p p o 
Dodonaea viscosa Hopseed Bush  p p N 
Echium candians Pride of Maderia  p p W 
Elaeagnus pungens Silverberry  p p W 
Encelia californica California Encelia p p  o 
Epilobium canum [Zauschneria 
californica] 

Hoary California Fuschia p p p o * 

Eriodictycon crassifolium Thick Leaf Yerba Santa p p p o 
Eriodictycon trichocalyx Yerba Santa p p p o 
Eriophyllum confertiflorum no common name p p  W o 
Escallonia species Several varieties  p p N 
Fremontondendron californicum California Flannelbush  p p W 
Galvezia speciosa Bush Snapdragon  p p W 
Garrya ellipta Silktassel  p p W 
Grevillea 'Noellii' Grevillea p p p  
Grewia occidentalis Starflower  p p W 
Hakea suaveolens Sweet Hakea  p p N n 
Hardenbergia comptoniana Lilac Vine  p p W 
Helianthemum scoparium Rush Rose p p p o 
Heteromeles arbutifolia Toyon p p p o n 
Hypericum calycimum Aaron’s Beard   p X 
Isocoma menziesii Coastal Goldenbush p p p o 
Isomeris arborea Bladderpod p p p o 
Keckiella antirrhinoides Yellow Bush Penstemon p p p o 
Keckiella cordifolia Heart Leaved Penstemon p p p o 
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Keckiella ternata Blue Stemmed Bush 
Penstemon 

p p p o 

Lantana camara cultivars Yellow Sage  p p W 
Lantana montevidensis Trailing Lantana  p p W 
Lavandula dentata French Lavender  p p W 
Lavandula stoechas 'Otto Quast' Spanish Lavender  p p  
Leptospermum laevigatum Australian Tea Tree  p p W 
Leucophyllum frutescens Texas Ranger  p p W 
Ligustrum japonicum Texas privet  p p N 
Limonium perezii Sea Lavender   p X 
Lonicera japonica ‘Halliana’ Hall’s Japanese 

Honeysuckle 
  p X 

Lonicera subspicata Wild Honeysuckle p p p o 
Lotus scoparius Deerweed p p p o 
Mahonia aquifolium ‘Golden 
Abundance’ 

Golden Abundance Oregon 
Grape 

p p p W 

Mahonia nevenii Nevin Mahonia  p p W 
Malacothamnus fasciculatus Chapparal Mallow p p p o 
Melaleuca nesophila Pink Melaleuca  p p W 
Myoporum debile no common name  p p N 
Myoporum insulare Boobyalla  p p W 
Nerium oleander Oleander   p X 
Nolina cismontana Chapparal Nolina p p p o 
Nolina species Mexican Grasstree  p p N 
Osmanthus fragrans Sweet Olive  p p W 
Penstemon species Beard Tongue   p X 
Photinia fraseria no common name  p p W 
Plumbago auritulata Plumbago Cape  p p W 
Portulacaria afra Elephant’s Food   p X 
Potentilla glandulosa Sticky Cinquefoil p p p o 
Prunus caroliniana 'Bright 'n Tight' Flowering Plum  p p W 
Prunus ilicifolia ssp. Ilicifolia Holly Leafed Cherry p p p o 
Puya species Puya  p p W 
Pyracantha species Firethorn p p  W 
Quercus berberdifolia California Scrub Oak p p p o n * 
Quercus dumosa Coastal Scrub Oak p p p o n * 
Rhamnus alaternus Italian Buckthorn   p X 
Rhamnus californica California Coffee Berry p p p o 
Rhamnus crocea Redberry p p p o 
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Rhamnus crocea ssp. Ilicifolia Hollyleaf Redberry p p p o 
Rhaphiolepis species Indian Hawthorne  p p N 
Rhus integrifolia Lemonade Berry p p p o 
Rhus ovata Sugarbush p p p o n 
Ribes aureum Golden Currant p p p o 
Ribes indecorum White Flowering Currant p p p o 
Ribes speciosum Fuschia Flowering 

Goosebberry 
p p p o 

Ribes viburnifolium Evergreen currant  p p W 
Romneya coulteri Matilija Poppy p p p o * 
Romneya coulteri ‘White Cloud’ White Cloud Matilija Poppy   p X 
Rosmarinus officinalis Rosemary  p p W n 
Salvia greggii Autums Sage  p p W n 
Santolina virens Green Lavender Cotton  p p W 
Solanum douglasii Douglas Nightshade p p p o 
Symphoricarpos mollis Creeping Snowberry p p p o 
Tecoma stans [Stenolobium stans] Yellow Bells  p p W 
Trachelospermum jasminoides Star Jasmine p p p N 
Trichosstems lanatum Woolly Blue Curls p p p o 
Viburnum japonicum Japanese Viburnum  p p n 
Westringia fruticosa no common name  p p W 
Xylosma congestum Shiny Xylosma  p p W 
Yucca species Yucca   p X 
Yucca whipplei Yucca p p p o 
Groundcover 
Aeonium decorum Aeonium   p X 
Aeonium simsii no common name   p X 
Agave victoriae-reginae no common name  p p N 
Ajuga reptans Carpet Bugle   p X 
Aloe aristata no common name  p p N 
Aloe brevifoli no common name  p p N 
Aptenia cordifolia x ‘Red Apple’ Red Apple Aptenia   p X 
Arctostaphylos ‘Pacific Mist’ Pacific Mist Manzanita  p p W 
Arctostaphylos edmundsii Little Sur Manzanita  p p W 
Arctostaphylos uva-ursi Bearberry  p p W 
Artemisia caucasica Caucasian Artesmisia  p p N 
Baccharis pilularis var. pilularis Twin Peaks #2’   p X 
Baileya Multiradiata Desert Marigold  p p N 
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Bougainvillea 'Oh la la' Bougainvillea  p p n 
Carissa macrocarpa Green Carpet Natal Plum  p p N 
Carpobrotus chilensis Sea Fig Ice Plant   p X 
Ceanothus griseus horizontalis Yankee Point  p p W 
Cerastium tomentosum Snow-in-Summer  p p W 
Chrysanthemum leucanthemum Oxeye Daisy   p X 
Cistus crispus no common name  p p W 
Coprosma kirkii Creeping Coprosma  p p W 
Corea pulchella Australian Fuscia  p p N 
Coreopsis lanceolata Coreopsis  p p W 
Cotoneaster congestus ‘Likiang’ Likiang Cotoneaster  p p W 
Cotoneaster horizontalis Rock Cotoneaster  p p W 
Crassula lactea no common name   p X 
Crassula multicava no common name   p X 
Crassula tetragona no common name   p X 
Croton californicus California Croton p p p W o 
Delosperma ‘Alba’ White trailing Ice Plant   p X 
Drosanthemum floribundum Rosea Ice Plant   p X 
Drosanthemum hispidum no common name   p X 
Drosanthemum speciosus Dewflower   p X 
Euonymus fortunei Winter Creeper Euonymus  p p N 
Festuca ovina 'Glauca' Sheep Fescue  p p n 
Ficus pumilla Creeping Fig p p p n 
Fragaria chiloensis Wild Strawberry/Sand 

Strawberry 
 p p N 

Frankenia salina Alkali Heath p p p o 
Gaillardia x grandiflora Blanketflower   p X 
Gazania hybrids South African Daisy   p X 
Gazania rigens leucolaena Training Gazania   p X 
Gelsemium sempervirens Carolina Jessamine p p p n 
Grindelia stricta Gum Plant p p p o 
Heliathemum mutabile Sunrose  p p N 
Heliotropium curassavicum Salt Heliotrope p p p o 
Helix canariensis English Ivy   p X 
Iberis sempervirens Edging Candytuft  p p N 
Iberis umbellatum Globe Candytuft  p p N 
Iva hayesiana Poverty Weed  p p W 
Lampranthus filicaulis Redondo Creeper   p X 
Lampranthus spectabilis Trailing Ice Plant   p X 
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Lamprathus aurantiacus Bush Ice Plant   p X 
Leymus condensatus Giant Wild Rye p  p o 
Limonium pectinatum no common name   p X 
Lotus corniculatus Bird’s Foot Trefoil   p X 
Malephora luteola Training Ice Plant   p X 
Myoporum ‘Pacificum’ no common name  p p W 
Myoporum parvilfolium no common name  p p W 
Nassella (stipa) lepidra Foothill Needlegrass p p p o 
Nassella (stipa) pulchra Purple Needlegrass p p p o 
Oenothera belandieri Mexican Evening Primrose  p p W 
Ophiopogon japonicus Mondo Grass   p X 
Osteospermum fruticosum Training African Daisy   p X 
Parthenocissus tricuspidata Boston Ivy  p p W 
Pelargonium peltatum Ivy Geranium  p p W 
Pennisetum setaceum 'Little 
Bunny' 

Little Bunny Fountain Grass  p p W 

Plantago sempervirens Evergreen Plantain   p X 
Potentilla tabernaemontanii Spring Cinquefoil   p X 
Salvia sonomensis Creeping Sage  p p W n 
Santolina chamaecyparissus Lavender Cotton  p p W 
Sedum acre Goldmoss Sedum   p X 
Sedum album Green Stonecrop   p X 
Sedum confusum no common name   p X 
Sedum lineare no common name   p X 
Sedum x rubrotinctum Pork and Beans   p X 
Senecio serpens no common name   p X 
Sisyrinchium bellum Blue Eyed Grass p p p o 
Tecomaria capensis Cape Honeysuckle   p X 
Teucarium chamedrys Germander  p p N 
Thymus serpyllum Lemon Thyme  p p N 
Trifolium fragerum ‘O’Connor’s’ O’Connor’s Legume   p X 
Trifolium hirtum ‘Hyron’ Hyron Rose Clover   p X 
Verbena peruviana no common name  p p N 
Verbena species Verbena   p X 
Vinca minor Dwarf Periwinkle   p X 
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Vines 
Distinctis buccinatoria Blood-Red Trumpet Vine  p p N 
Vitis girdiana Desert Wild Grape p p p o 
Hydroseed Mix 
Clarkia bottae Showy Fairwell to Spring p p p o 
Collinsia heterophyllia Chinese Houses p p p o 
Coreopsis californica California Coreopsis p p p o 
Eriastrum sapphirinum Mojave Woolly Star p p p o 
Gnaphalium californicum California Everlasting p p  o 
Lasthenia californica Dwarf Goldfields p p p o 
Lupinus arizonicus Desert Lupine  p p W 
Lupinus benthamii Spider Lupine  p p W 
Lupinus sparsiflorus Loosely Flowered Annual 

Lupine/Coulter’s Lupine 
p p p o 

Nemophilia menziesii Baby Blue Eyes p p p o 
Plantago erecta California Plantain p p  o 
Plantago insularis Woolly Plantain p p p ** 
Cactus 
Opuntia littoralis Prickly Pear p p p o * 
Opuntia oricola Oracle Cactus p p p o * 
Opuntia prolifera Coast Cholla p p p o * 
Flower 
Eschscholzia californica California Poppy p p p W o 
Lupinus bicolor Sky Lupine p p p o 
Mimulus species Monkeyflower p p p o * 
Oenothera hookeri California Evening Primrose  p p N 
Grass 
Bromus carinatus California Brome  p p W o 
Vulpia myuros ‘Zorro’ Zorro Annual Fescue   p X 
Herb 
Dichelostemma capitatum Blue Dicks p p p o 
Eschscholzia mexicana Mexican Poppy   p X 
Palms 
Brahea armata Mexican Blue Palm/Blue 

Hesper Palm 
 p p N n 

Brahea brandegeei San Jose Hesper Palm  p p N n 
Brahea edulis Guadalupe Palm  p p N n 
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Perennials 
Ambrosia chammissonis Beach Bur-Sage p p p o 
Anigozanthus flavidus Kangaroo Paw  p p W 
Artemisia pycnocephala Beach Sagewort   p X 
Gilia leptantha Showy Gilia  p p W 
Gilia tricolor Bird’s Eyes  p p W 
Gilia capitata Globe Gilia p p p o 
Hesperaloe parviflora Red Yucca  p p W 
Juncus acutus Spiny Rush p p p o 
Kniphofia uvaria Red Hot Poker  p p W 
Lotus hermannii Northern Woolly Lotus p p p o 
Mirabilis californica Wishbone Bush p p p o 
Oenothera speciosa Show Evening Primrose  p p W 
Satureja chandleri San Miguel Savory p p p o 
Scirpis scutus Hard Stem Bulrush p p p o 
Scirpus californicus California Bulrush p p p o 
Solanum xantii Purple Nightshade p p p o 
Strelitzia nicolai Giant Bird of Paradise  p p W 
Strelitzia reginae Bird of Paradise  p p W 
Verbena lasiostachys Western Vervain p p p o 
Xannithorrhoea species Grass Tree  p p W 
Succulents 
Agave attenuata Century Plant  p p W 
Agave shawii Shaw’s Century Plant  p p W 
Aloe vera Medicinal Aloe  p p W 
Dudleya lanceolata Lance-leaved Dudleya p p p o 
Dudleya pulverulenta Chalk Dudleya p p p o 
p = 
x = 
 
W = 
 
 
o = 
 
N = 
 
* = 
** = 
n = 

Permitted 
Plant species prohibited in wet and dry fuel modification zones adjacent to wildlands. 

Acceptable on all other fuel modification locations and zones. 
Plant species appropriate for use in wet fuel modification zones adjacent to wildlands. 

Acceptable in all other wet and irrigated dry (manufactured slopes) fuel modification locations and 
zones. 

Plant species native to local area. Acceptable in all fuel modification wet and dry zones in all 
locations. 

Plant species acceptable on a limited basis (maximum 30% of the area) in wet fuel modification 
zones adjacent to wild lands. Acceptable on all other fuel modification zones. 

If locally collected. 
Not native but can be used in all zones. 
Plant species acceptable on a limited use basis. Refer to qualification requirements following 

plant palette. 
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Qualification Statements for Select Plant Species 
■■  Acacia redolens desert carpet. May be used in the upper half of fuel 

modification zone B. The plants may be planted at 8-foot on-center, 
maximum spacing in meandering zones not to exceed a mature width of 
24 feet or a mature height of 24 inches. 

■■  Bougainvillea spectabilis (procumbent varieties). Procumbent to 
mounding varieties may be used in the middle levels of fuel 
modification zone B. The plants may be planted in clusters at 6-foot on-
center spacing, not to exceed eight plants per cluster. Mature spacing 
between individual plants or clusters shall be 30 feet minimum. 

■■  Brahea armata. Additional information may be required as directed by 
the Fire Department. 

■■  Brahea brandegeel. Additional information may be required as 
directed by the Fire Department. 

■■  Brahea edulis. May be used in upper and middle levels of fuel 
modification zone B. The plants shall be used as single specimens with 
mature spacing between palms of 20 feet minimum. 

■■  Hakea suaveolens. May be used in the middle levels of fuel 
modification zone B. The plants shall be used as single specimens with 
mature spacing between plants of 30 feet minimum. 

■■  Heteromeles arbutifolia. May be used in the middle to lower levels of 
fuel modification zone B. The plants may be planted in clusters of up to 
three plants per cluster. Mature spacing between individual plants or 
clusters shall be 30 feet minimum. 

■■  Liquidambar styraciflua. May be used in the middle levels of fuel 
modification zone B. The plant shall be used as single specimens with 
mature spacing between trees of 30 feet minimum. 

■■  Quercus berberdifolia. Additional information may be required as 
directed by the Fire Department. 

■■  Quercus dumosa. May be used in the middle to lower levels of fuel 
modification zone B. The plants may be planted in clusters of up to 
three plants per cluster. Mature spacing between individual plants or 
clusters shall be 30 feet minimum. 

■■  Rhus ovata. May be used in the middle to lower levels of fuel 
modification zone B of inland areas only. The plants may be planted in 
clusters of up to 3 plants per cluster. Mature spacing between individual 
plants or clusters shall be 30 feet minimum. 

■■  Rosmarinus officinalis. Additional information may be required as 
directed by the Fire Department. 
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■■  Salvia greggii. Additional information may be required as directed by 
the Fire Department. 

■■  Salvia sonomensis. May be used in the middle to upper levels of fuel 
modification zone B. The plants may be planted in clusters of up to 
three plants per cluster. Mature spacing between individual plants or 
clusters shall be 15 feet minimum. 

Plant Removal List 

The plant materials contained in Table 3.7 are prohibited in Spring Trails and 
shall be removed from all fuel modification zones and developed areas. 

 

Table 3.7 Plant Removal List 
Botanical Names Common Names 

The following plant species shall be removed from all fuel modification zones: 
Adenostoma fasciculatum Wild Turnip, Yellow Mustard 
Adenostoma sparsifolium Red Shanks 
Anthemix cotula Mayweed 
Artemisia californica California Sagebrush 
Brassica nigra Black Mustard 
Brassica rapa Chamise 
Cardaria draba Noary Cress, Perennial Peppergrass 
Centaurea solstitals Yellow Star Thistle 
Cirsium vulgare Wild Artichoke 
Conyza canadensis Horseweed 
Cortaderia selloana Pampas Grass 
Cupressus sp. Cypress 
Cyanra cardunculus Artichoke Thistle 
Datura wrightii Jimsonweed 
Eriognum fasciculatum Common Buckwheat 
Eucalyptus sp. Eucalyptus 
Foeniculum vulgare Fennel 
Heterothaca grandiflora Telegraph Plant 
Juniperus sp. Juniper 
Lactuca serriola Prickly Lettuce 
Malosma laurina Laurel sumac 
Nicotiana bigelevil Indian Tobacco 
Nicotana glauca Tree Tobacco 
Pinus sp. Pine 
Salvia mellifera Black sage 
Salsola australis Russian Thistle/Tumlewood 
Silybum marianum Milk Thistle 
Ricinus connunis Castor Bean Plant 
Urtica urens Burning Needle 
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Infrastructure and Utility Plan 
Grading and Infrastructure Plans 
Introduction 

This section details the on-/off-site plans for the grading, potable water, 
drainage, and sewer systems necessary to accommodate buildout of Spring 
Trails. 

Grading Plan 

Spring Trails has been responsibly designed to fit into the existing landscape, at 
the same time meeting the intent of the City of San Bernardino Hillside 
Management Overlay Zone. The Conceptual Grading Plan for Spring Trails is 
illustrated in Figure 3.29, Conceptual Grading Plan.  

The total area that is proposed for grading is 216.7 acres, which includes 193 
acres on-site and 23.7 acres off-site. On-site grading encompasses roughly 2.7 
million cubic yards and will balance on-site. The primary access street will 
require approximately 171,000 cubic yards of cut and 55,000 cubic yards of fill, 
which necessitates exporting approximately 116,000 cubic yards. The secondary 
access street will require 244,000 cubic yards of cut and 109,000 cubic yards of 
fill, which necessitates exporting approximately 135,000 cubic yards. These 
earthwork quantities are preliminary and do not account for shrinking, bulking 
and or removals. 

Development within Spring Trails avoids steep hillside areas and clusters 
development in the lower foothill areas. This has the following benefits in terms 
of grading impacts: 

■■  Minimizes hillside grading and scarring that would be visible from 
public rights-of-way. 

■■  Preserves the Cable Canyon and Meyers Canyon drainage courses in 
their natural conditions and minimizes impacts on natural topography. 

■■  Maintains significant natural drainage courses within the proposed 
development area to enhance water quality. 

The overall goals of the site-specific grading guidelines are to minimize the 
height of visible slopes, provide for more natural-appearing manufactured 
slopes, minimize grading quantities, minimize slope maintenance and water 
consumption, and provide for stable slopes and building pads. All preliminary 
and final grading plans shall be prepared in accordance with the Uniform 
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Building Code and Title 15 of the City of San Bernardino Municipal Code, 
except as modified herein and approved by the City Engineer.  

General Guidelines 
■■  Minimize grading where possible. 

■■  Avoid grading in areas where slopes exceed an average of 15 percent, to 
the greatest extent possible. 

■■  Where a cut or fill slope is privately owned and is adjacent to a lot line, 
the lot line should be located at the top of the slope. In some cases the 
property line may be located at the bottom of a slope where the 
property line extends to a road or the property line may be located in 
the middle of a slope at a drainage bench to prevent cross-lot drainage. 

■■  Terrace drains and benches shall be added where slope height exceeds 
30 feet, in accordance with the Uniform Building Code. In some 
instances, benches should be widened to provide for dual use as a 
recreation trail. 

■■  Existing significant drainage courses shall be maintained as much as 
possible. 

■■  Final grading design shall adhere to the final soils report 
recommendations. 

■■  Grading shall be performed under the supervision of a registered soils 
engineer. 

■■  Final grading plans shall be prepared and certified by a registered civil 
engineer and registered geotechnical engineer in the State of California 
Board of Professional Registration and approved by the City Engineer. 

■■  Prepare and process a stormwater pollution prevention plan (SWPPP) 
prior to grading. 

■■  Preserve the natural terrain as much as possible by focusing 
development in the development footprint shown on Figure 2.1. 
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Figure 3.29  Conceptual Grading Plan
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■■  Retaining walls may be used to minimize slope heights, especially in 
areas that are not visible from public rights-of-way. 

■■  Earth retention systems, where slopes can be planted to blend with the 
natural terrain, should be used where possible. 

■■  All cut-and-fill slopes shall be revegetated to control erosion.  

Water Plan 
The City of San Bernardino Municipal Water Department (SBMWD) will 
provide water services to Spring Trails and currently provides service to pressure 
zones ranging from 1,249 feet to 2,300 feet. Spring Trails lies between the 2,300 
to 3,000-foot pressure zones.  The nearest existing reservoir is the Meyers 
Canyon Reservoir, which is within the 2,100-foot pressure zone but is not 
adequate for buildout of Spring Trails or Verdemont Heights. Therefore, water 
will be supplied to Spring Trails from lower elevations by a combination of 
expanding and improving the off-site water system and the provision of on-site 
reservoirs and transmission lines. 

As shown on Figures 3.30A and B, Conceptual Water Plan, off-site improvements 
include the creation/improvement of a series of pump stations and transmission 
lines in Verdemont Heights. In addition, SBMWD has identified the need for 
additional reservoirs. 

Based upon the projected buildout of Spring Trails, the maximum daily demand 
is 568 gallons per minute (gpm).  The on-site water facilities necessary to serve 
the total water demands of Spring Trails include three reservoirs in the 2,500, 
2,700, and 3,000-elevation pressure zones as well as transmission lines traversing 
the project. The storage requirements for each pressure zone are detailed on 
Table 3.8. In addition, the water system serving Spring Trails and the locations 
of the reservoirs are shown on Figures 3.30A and B. 

The water facilities for Spring Trails were sized per SBMWD guidelines and 
to meet maximum demand in addition to fire flow requirements (see Table 
3.9). Pumping stations shall be designed with 100 percent redundancy in the 
event that one or more of the pumping units fails, and shall be equipped with 
on-site generators that can operate in a blackout or emergency condition. 
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Table 3.8 On-Site Water Storage Facilities 
Pressure Zone 2,300 2,500 2,700 3,000 

Units 11 24 137 135 
Maximum Daily 
Demand (gpm) 

20 gpm 44 gpm 254 gpm 250 gpm 

Emergency Storage1 28,800 glns 63,360 glns 365,760 glns 360,000 glns 
Operational Storage2 7,200 glns 15,840 glns 91,440 glns 90,000 glns 
Fire Flow Storage3 360,000 glns 360,000 glns 360,000 glns 360,000 glns 
Total Storage 
Required 

396,000 glns 439,200 glns 817,200 glns 810,000 glns 

Storage Provided 4 4,000,000 glns 2,500,000 glns 900,000 glns 900,000 glns 
glns =  gallons; gpm = gallons per minute 
1 Equivalent to one full day of maximum demand 
2 Equivalent to 25% of one full day of maximum demand 
3 Fire flow required of 1,500 gpm for four-hour duration 
4 Includes on and off-site reservoirs serving the Spring Trials (2007 SBMWD Master Plan) 

 
Table 3.9 On-Site Water Pumping Requirements 

Pressure Zone 2,300 2,500 2,700 3,000 
Units 11 24 137 135 

Maximum Daily 
Demand (gpm) 

20 gpm 44 gpm 254 gpm 250 gpm 

Fire Flow Requirement 1,500 gpm 1,500 gpm 1,500 gpm 1,500 gpm 
Total Capacity 2,048 gpm 2,004 gpm 1,750 gpm NA 
Hp = horsepower 
 

The details of all water facilities, their sizing, and hydraulic analysis can be found 
in the CDM report (October 17, 2003) and Dexter Wilson report (December 30, 
2003) in the EIR appendices. 
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Figure 3.30A  Conceptual Water Plan
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Figure 3.30B  Conceptual Water Plan
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Drainage Plan 
Existing Conditions 

The drainage area to which Spring Trails belongs flows into Cable Canyon, then 
into Cable Creek, then into the Devil Creek Diversion Channel, then into the 
Lytle Creek Wash, and eventually into the Santa Ana River. On the site itself, 
there are four major drainage patterns affecting Spring Trails, as shown on 
Figure 1.5:  

■■  Drainage area A. A 2,030-acre drainage area (148.9 acres on-site and 
1,881 acres off-site) that includes the west and east forks of Cable 
Canyon, and an unnamed blue-line stream that drains into the project 
from the east in a southwesterly direction. The west fork flows south 
through the property and meets the east fork flowing from the east. The 
east fork enters the property from the east as two drainages, which 
merge approximately 600 feet west of the eastern property boundary.  

■■  Drainage area B. A 63.7-acre watershed  (51.6 acres on-site and 12.1 
acres off-site) comprised of surface flow drainage that flows 
southwesterly through the center of the site and ultimately into Cable 
Creek. 

■■  Drainage area C. A 198.2-acre watershed (128.4 acres on-site and 69.8 
acres off-site) that consists of off-site surface flows and a defined 
drainage course that run onto the site and exit through the southern 
part of the project.  

■■  Drainage area D. A 341.6-acre drainage area (21.8 acres on-site and 
319.8 acres off-site) that includes drainage from Meyers Canyon. 

Proposed Drainage Facilities 

The proposed drainage improvements are shown on Figure 3.31, Conceptual 
Drainage Plan. The drainage concept for Spring Trails is designed to either 
maintain natural drainage courses or capture both on- and off-site stormwater 
flows and route them through a series of catch basin inlets and storm drain 
systems, which convey water to three on-site detention basins where it is treated 
and discharged at a controlled rate into Cable Canyon. The following is a 
description of the proposed drainage facilities for each drainage area discussed 
above:  

■■  Drainage area A. Runoff in drainage area A is handled from a 
combination of undisturbed watercourses, detention basins, rain 
gardens, and media filtration systems.  
▪ The significant drainageways in the northern part of Spring Trails 

remain virtually untouched. The two forks of Cable Canyon will 
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remain undisturbed through the Spring Trails site while the 
unnamed tributary, which enters the property from the east as two 
drainages, remains undisturbed except for those portions flowing 
through culverts under two streets.  

▪ Drainage from a 35.6-acre developed area is routed into detention 
basin A, which is on the western edge of the site and discharges 
into Cable Canyon.  

▪ The flows from the areas north of Cable Canyon are not routed 
into a detention basin; instead, each residential lot will be designed 
with a rain garden to treat the flows on the residential lot. Media 
filtration devices will be used to treat the flows on the streets prior 
to discharging into Cable Creek. In all, 39.3 acres in the northern 
portion of the project, including 15.1 acres of off-site drainage, are 
handled in this manner. 

■■  Drainage area B. Drainage area B is divided into two areas that handle 
flows from a developed area and an undeveloped area.  
▪ Drainage from a 21.8-acre, on-site, developed area is routed into 

detention basin B, which is located on the southwestern edge of the 
site and discharges into a natural flow line and ultimately into Cable 
Canyon.  

▪ Drainage from an undeveloped 17.5-acre area, which includes both 
on- and off-site lands, flows under a new street and is discharged 
into an existing flow line south of the site and ultimately into Cable 
Canyon. 

■■  Drainage area C. Drainage area C is a 209.8-acre area that includes 
both on- and off-site lands. 
▪ Drainage from a 96.8-acre, on-site, developed area drains into 

detention basin C, which is located in the southwestern corner of 
the project and eventually discharges into an unnamed flow line 
west of Meyers Creek and into Cable Creek. 

▪ Drainage from a 107.8-acre undeveloped, on- and off-site area 
flows south through a culvert under the primary access street.  

■■  Drainage area D. Drainage area D is made up of Meyers Canyon and 
its tributary areas along the southeastern edge of the site. This drainage 
area consists of a total of 339.3 on- and off-site acres (319.8 off-site 
acres and 19.5 undeveloped on-site acres). Drainage from this area 
flows through a culvert under the primary access street and eventually 
into Cable Creek. 
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Figure 3.31  Conceptual Drainage Plan
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The proposed storm drain system for Spring Trails will reduce the risk of 
flooding within the project through the following: 

■■  The drainage system and detention basins will reduce stormwater runoff 
from the site to levels at or below those that existed prior to the project. 

■■  The proposed storm drain system will be able to convey the on- and 
off-site flow to downstream discharge points. 

■■  Construction of the storm drain system will ensure the conveyance of 
the 100-year runoff away from the project site, and the conveyance of 
off-site flow through the site to existing natural channels, thereby 
eliminating flooding hazards. 

Drainage outlets, energy dissipaters, extended detention basins, rain gardens, 
media filtration units, and other drainage facilities will be designed to control 
urban runoff pollutants caused by the development of the project. In addition, 
site designs that reduce urban runoff and pollutant transport by minimizing 
impervious surfaces and maximizing on-site infiltration have been incorporated 
into the project. A Water Quality Management Plan (WQMP) that includes best 
management practices (BMPs) has been prepared for Spring Trails in 
accordance with the Santa Ana Regional Water Quality Control Board. The 
WQMP can be found in the EIR appendices.  

Spring Trails will include BMPs designed to reduce the volume, rate, and 
amount of stormwater runoff that must be treated, and reduce the potential for 
urban runoff and pollutants to come into contact with one another. Some of the 
BMPs that may be incorporated into Spring Trails include: 

■■  Infiltrating roof runoff into landscaped areas. 

■■  Rain gardens. 

■■  Media filtration units for street flows that are not treated by a detention 
basin. 

■■  Hydrodynamic separation and pollutant screening. 

■■  Efficient irrigation systems and landscape maintenance. 

■■  Common-area litter control. 

■■  Sweeping of public and private streets and parking lots. 

■■  Drainage facility inspection and maintenance. 

■■  Municipal Separate Storm Sewer System (MS4) stenciling and signage. 
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■■  Protection of slopes and channels with riprap, landscaping, and other 
appropriate methods. 

As described in Section 2, Cable Canyon and Meyers Canyon are identified as 
100-year flood zones. The 100-year flood levels are constrained to the deep 
channels of the creeks and development is located to avoid these areas and 
minimize road crossings.  

Sewer Plan 
The Spring Trails project lies within the City of San Bernardino sanitary sewer 
service area. A sewer capacity study was conducted by Rick Engineering (see 
EIR Appendices) that concluded that the existing sewer system has the capacity 
to accommodate the development of Spring Trails. 

A general layout of the sewer system is shown on Figure 3.32, Conceptual Sewer 
Plan.  Spring Trails will connect to the City’s existing 10-inch sewer line in Little 
League Drive, which then connects to a major interceptor system to the south 
and is eventually treated in the San Bernardino Water Reclamation Plant. The 
only offsite improvement that may be required is North Little League Drive, 
which may upgraded from an 8” to a 10” line depending upon the ultimate slope 
as determined in final engineering.  

The sewer facilities will be designed and constructed in accordance with the City 
of San Bernardino standards and specifications and in accordance with the 
Standard Specifications for Public Works Construction (latest edition). The sewer mains 
will be located in public street rights-of-way where possible. If not, they will be 
constructed within dedicated public utility easements. The sewer system will be 
dedicated to and maintained by the City of San Bernardino.  
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Dry Utilities 
Spring Trails will be served with electric, gas, water, sewer, solid waste 
collection, telephone cable, and Internet (data) from companies serving the City 
of San Bernardino, as shown in Table 3.10.  

 
Table 3.10 Utility Providers 

Utility Provider 
Electricity Southern California Edison 
Gas Southern California Gas Company 
Water San Bernardino Municipal Water Department 
Sewer San Bernardino Public Works Department 
Solid Waste Collection City of San Bernardino Refuse & Recycling 

Division 
Telephone Verizon 
Cable Charter Communications 

 

SCE owns three 112 kv transmission lines that run north–south along the 
western boundary of Spring Trails. SCE also has an access easement over the 
project site to service these transmission lines. The easement will be relocated to 
accommodate the transmission lines underground within the project. This 
design will be finalized during the final engineering stages of the project 
approvals. 
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Figure 3.32  Conceptual Sewer Plan
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4:   DESIGN GUIDELINES 

Introduction 
The Spring Trails Design Guidelines provide general criteria for architecture, 
landscaping, entry monumentation, walls and fences, and other design elements 
in order to ensure a high quality development and strong community character. 
The overall goal of these Design Guidelines is to create an attractive and distinct 
community within the City of San Bernardino and adhere to Verdemont Area 
Plan policies in the General Plan.  

These guidelines are intended to: 

■ Provide guidance to builders, engineers, architects, landscape architects, 
and other professionals in order to obtain high quality design. 

■ Provide the City of San Bernardino with the necessary assurances that 
the Spring Trails community will be developed in accordance with a 
certain quality and character as set forth in this document. 

■ Integrate areas of development with open space areas in a manner that 
provides a natural transition between the two elements.  

The Design Guidelines are intended to be flexible and work in concert with the 
Development Standards contained in Section 3. Variation and customization 
within the context of the guidelines is encouraged in order to achieve 
individually distinctive neighborhoods complemented by recreational amenities. 
These guidelines shall be followed in the design and buildout of the 
community—they shall not be viewed as voluntary. These guidelines shall be 
implemented through the review of development plans through the building 
permit process. 

Format 
The Design Guidelines are arranged to first address aspects at the community-
wide level and then at the residential level. The community-wide design 
guidelines address the layout and design of the entire community including 
common landscape and streetscape treatment. At the residential level, the 
guidelines address details such as orientation, massing, and architectural 
treatment. 

Examples of the quality of residential 
design expected in Spring Trails. 
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Community-Wide Design Guidelines 
Community-wide guidelines apply to Spring Trails as a whole. They are intended 
to create a strong community identity through the use of consistent streetscape, 
entry monumentation, landscaping, and lighting elements. The landscape design 
concept and plant palette for Spring Trails can be found in Section 3. 

Entries and Monuments 
The character of the community entries should be simple and restrained 
according to an identifiable hierarchy within Spring Trails. Entries are intended 
to enhance the community architectural theme and provide community identity.  

The entry treatments described below provide the desired quality of the entry 
monument types. The exact design, configuration, and content of each will be 
determined in detailed site plans with detailed landscape plans. 

Primary Entry Monument 

The primary entry monument is the most prominent in Spring Trails and 
represents the most significant design treatment. The primary entry monument 
will be located off the primary entry road near Neighborhood Park I. The 
landscaping at the primary entry, in concert with the signage, lighting, and 
hardscape elements, will form the scenic gateway into Spring Trails.  

The primary entry monument should incorporate distinctive signage, attractive 
landscaping, and distinguishing elements. These may consist of a stone veneer 
wall and landscaping that includes a large specimen tree. Please see Figure 4.1 
for the primary entry monument concept. 

Secondary Entry Monument 

In addition to the primary entry monument, Spring Trails will feature a smaller 
monument located where the secondary entry road intersects the western 
project boundary. 

The secondary entry monument should consist of a small-scale pilaster 
monument within a distinctive landscaped area. The secondary entry should 
reflect the character and materials of the primary entry monument using trees, 
shrubs, groundcover, signage, and lighting. Refer to Figure 4.2 for a secondary 
entry monument concept. 

Entry monuments should use natural 
materials. 
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Figure 4-1: Primary Entry Concept
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Figure 4-2: Secondary Entry Concept
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Note: This illustration is conceptual in nature and is intended to show the range of facilities accommodated within the feature 
and potential arrangement of improvements.  The exact size, confi guration, and level/type of the improvements will be 
determined during the grading and building permit process.
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Landscaping 
Landscape within Spring Trails will be planted with combinations of evergreen 
and deciduous canopy trees with flowering evergreen shrubs and groundcovers. 
It is intended that the landscape provide a theme and continuity throughout 
Spring Trails, enhance desirable views, screen undesirable views, beautify and 
control erosion of graded slopes exposed to public views, preserve existing 
landscape material (whenever possible), and enhance interfaces between graded 
and natural open space areas. Landscaping for streets within Spring Trails is 
discussed in the Landscape Plan section of Section 3. 

■ Streetscape elements, such as landscaping, lighting, street furniture, and 
signage, should create an attractive, consistent, and cohesive community 
image.  

■ Streetscape elements, such as lighting, landscaping, and street furniture, 
should complement the surrounding architectural styles.  

■ Special patterned paving should be provided at important intersections 
and trail crossings within the Specific Plan area.  

■ All landscaping shall comply with the approved trees, shrubs, and 
groundcovers listed in Table 3.6, Landscape Zones Plant Palette. 

■ Landscaping along major streets and at project entries should be tasteful 
and consistent to create an attractive and cohesive community identity. 
Formal plantings of nonnative species may be used at key entries and 
intersections to highlight these areas.  

■ Water usage should be minimized through the planting of native and 
low-water species and the utilization of water-efficient and drip 
irrigation systems. 

Walls and Fences 
Walls and fences will predominantly be located around the perimeter boundaries 
of individual residences where they interface with open spaces, streets, parks, or 
off-site land uses. Excessive use of walls and fencing can impair the aesthetic 
quality of Spring Trails and, therefore, shall be carefully designed to complement 
the setting and community theme.  

■ Solid walls and fences should not dominate the street scene. They 
should only be used when necessary for noise attenuation, privacy, and 
shielding of incompatible adjacent uses.  

Landscaping plays a critical role in the 
character of a development and must 
be thoughtfully integrated into a 
community. 

Perimeter walls (top) and view fencing 
(bottom) should blend in with the 
surrounding landscape and 
architecture. 



Design Guidelines 

Page 4-8  October 2012 

■ Wall faces that are visible to the public should be constructed of 
attractive materials and finished with architectural detailing or 
articulation. The incorporation of high quality materials and surface 
articulation are strongly encouraged. Walls and/or wall surfaces not 
visible to the public do not need the same high level of detail.  

■ Pilasters should be incorporated into wall design, especially at entries 
and important community intersections. Pilaster placement shall 
conform to the City of San Bernardino Municipal Code. 

■ Trees, vines, and landscaping should be used to soften the visual 
appearance of the walls.  

■ Where solid walls are necessary, split-face block, stone, or materials with 
similar visual qualities should be used. 

■ Long, monotonous walls are to be avoided. Walls should be modulated 
with breaks, recesses, and offsets, especially at entries and important 
intersections. Long walls should be made more attractive and visually 
interesting through the incorporation of surface articulation and 
pilasters. 

■ View fences provide a visually attractive alternative to solid walls and 
fences. They allow for safety and privacy while preserving views and 
creating a more visually appealing neighborhood. View fences should be 
used instead of solid walls when feasible, especially when facing onto 
parks and trails.  

■ View fences should incorporate visually attractive materials such as 
tubular steel, decorative metal, and/or stone (or faux-stone). If the site 
conditions permit, the first two to three feet of a combination view 
fence shall be a concrete block wall, with the base portion of the wall 
being split-face block, stone, or materials with similar visual qualities. 

■ Thematic fencing (e.g., split-rail fencing constructed of woodcrete or 
vinyl) should be used as a separation between decomposed granite paths 
adjacent to streets or as safety barriers. The exact location of the 
fencing shall be approved during the final tract process in coordination 
with the Parks and Recreation Department and the Community 
Development Department.  

o Fencing should be three to four feet high, depending on slope 
and site conditions.  

o To accommodate wildlife movement and avoid its excessive 
use, fencing is not necessary along trails in the areas designated 
Open Space (natural or homeowner maintained) and should 

Examples of the types of thematic 
fencing and gates that should be used 
in Spring Trails. 
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only be used to provide separation between streets, properties, 
sensitive habitat, or parks. 

o An appropriate substitute (plants, rocks, etc…) may be used 
instead of fencing. 

o Entrances to the trails should be designed with a gate or feature 
to restrict access to motorized vehicles to essential emergency 
or maintenance vehicles. 

Lighting 
Lighting within Spring Trails is intended to help define vehicular and pedestrian 
circulation patterns, provide safe pedestrian movement, distinguish community 
entries and activity areas, and contribute to the overall landscape theme of the 
community. The goal is to provide a sense of place by varying fixtures and 
illumination levels.  

■ Attractive and consistent lighting elements should be provided along 
streets within the neighborhood. The height, brightness, and spacing of 
the lighting elements should be appropriate to the scale and speed of 
the street.  

■ Lighting fixtures should be compatible with the architectural styles of 
surrounding buildings and yet consistent throughout the community.  

■ Entry areas (both pedestrian and vehicular) and highly used recreation 
areas shall be creatively lit to develop a sense of place and arrival. 

■ All exterior lights shall be shielded and focused to minimize spill light 
into the night sky or adjacent properties. 

■ The lighting concept of the entry monuments is to illuminate the sign 
graphics and gently wash the site elements, walls, and pilasters with 
light.  

■ Lighting standards should be consistent with City safety and 
illumination requirements for rural areas. 

■ Wall-mounted lighting fixtures shall be selected according to the 
individual style of the building. 

■ Exterior lighting on homes should be set to automatic timers. 

■ Provide low-contrast lighting and use low-voltage fixtures and energy-
efficient bulbs, such as compact fluorescent (CFL) and light-emitting 
diode (LED) bulbs.  

Examples of the types of lighting in 
Spring Trails. 
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■ Refer to Section 5, Sustainability, for additional standards and guidelines 
pertaining to lighting within Spring Trails. 

■ Refer to the Residential Design Guidelines for design guidelines 
pertaining to lighting fixtures placed on homes. 

Parks 
■ Recreation and open space areas should be designed to accommodate 

the needs of different ages and abilities.  

■ Canopy trees should be used to provide shade. Informal groupings 
create visual interest and are encouraged. 

■ Ample outdoor furniture should be provided. This furniture should 
match the surrounding architectural styles, materials, and colors.  

■ A combination of hard and soft paving may be used depending on the 
function of the recreational amenity. 

■ Active areas may utilize turf, grasses, and ornamental plantings. Passive 
areas should primarily be composed of drought-tolerant species.  

Common Recreation Facilities 
Common recreation facilities may include picnic shelters, barbecue areas, or 
other such amenities and facilities, as appropriate to the community. Because 
common facilities act as key character elements in neighborhoods, the following 
should be considered when designing such facilities: 

■ Structures should exhibit a high level of quality and attention to detail 
on all visible sides of the structure. 

■ All architectural and community elements, such as street furnishings, 
benches, and lighting standards, should be consistent with the selected 
overall architectural character of the community. 

Graded Slopes 
■ Where feasible, grading shall be minimized by following the natural 

ground contours. 

■ Human-made landforms shall be graded to avoid unnaturally sharp or 
straight edges and planes. The top and toe of graded slopes shall be 
rounded to avoid harsh, machine-made appearance. 

■ Significant natural vegetation should be retained and incorporated into 
the project whenever feasible. 
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■ All graded slopes shall be stabilized and planted with the approved 
trees, shrubs, and groundcovers listed in Table 3.6, Landscape Zones Plant 
Palette. 

Residential Design Guidelines 
Creating street scenes that function aesthetically and have visual interest is a 
primary community objective. The following basic elements and criteria are 
intended to develop variations in appearance and a sense of individuality for each 
home. Neighborhoods that have nearly identical homes and streets without 
variation in product placement and form are not allowed.  

Building Level Guidelines 
Architectural Style 

■ The massing, character, and detailing of the architectural styles should 
be as authentic to the selected styles as possible. However, 
contemporary adaptation of traditional vernacular styles is acceptable.  

■ The choice of architectural expression must be derived primarily from 
the respective building typology (e.g., row towns, courtyard buildings, 
single-family homes). Architectural styles should be accurate and 
appropriate for the building typology. Refer to the Architectural Styles 
section at the end of this section. 

■ Use architectural elements that form an integral part of the building and 
avoid ornamentation and features that appear to be cheap and tacked 
on. 

Building Orientation 

■ Use residential entrances to activate the street, and utilize elements such 
as canopies, porches, stoops, trellises, and courtyards as transitional 
spaces between the private and public realms. 

■ Orient buildings to face streets, parks, and open spaces/trails. This 
orientation will create more attractive, safe, and pedestrian-friendly 
streetscapes and public spaces. 

Variety and Aesthetic Quality 

■ A variety of single-story heights and profiles should be provided while 
stepping back second-story massing where appropriate. 
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■■  Each residence should include at least one significant single-story 
element on an exposed front or side elevation, such as: 
 Front or wraparound porch (minimum 6 feet deep and 10 feet 

wide) 
 Roofed porte-cochere 
 Single-story living space in conjunction with a second-story recess 

of at least 5 feet 
 Pop-out gable element, enclosed or open 

■ Adjacent homes of the same architectural style should not have identical 
elevations or colors. Rather, a rich variety of architectural styles, 
elevations, colors, and detailing is encouraged. 

■ Porches, detailed entries, and stoops add to the character of a 
neighborhood and should be incorporated. These features should be 
varied along the street to create visual interest. If possible, these features 
should project forward of a front-entry garage door. 

■ Entry features, such as gates, trellises, arches, and arbors should be 
employed to add visual interest and variety within the neighborhood. 

■ Variation in floor plans, unit types, roof forms, colors, and materials 
adds character and visual interest to a neighborhood. Two identical 
units may not be placed adjacent to each other. 

■ Exercise creativity and individual expression in conceiving and 
interpreting architectural form.  

■ Apply massing breaks, such as eroded building corners and entry courts, 
to promote visibility and allow block transparency. Create variety in 
building mass by providing adequate vertical and horizontal offsets. 

Environmental Considerations 

■ Where possible, building articulation and form should be expressive of 
and driven by environmental and site conditions such as solar 
orientation, views, noise, prevailing winds, and local climate. Plan forms 
that employ features such as courtyards, plazas, and patios are 
encouraged. 

■ Builders are encouraged to incorporate sustainable design features. 
Refer to Section 5, Sustainability, for more detailed guidelines. 

Enhanced Architectural Treatment 

■ Neighborhood quality is enhanced by adding a home plan designed 
specifically for a corner condition, or by enhancing an interior lot plan 
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for use on the corner, with additional architectural elements and/or 
details found on the front elevation.  

■ Buildings plotted at corner locations become important design features. 
These areas are focal points in the streetscape and as such should be 
places for architectural elements such as articulation, corner glazing, 
color, and material accents. 

■ All corner homes should include wrapping materials and continued 
articulation around to the side façade. All material changes shall occur 
on an inside corner such as a porch, fireplace, niche, bay window, etc., 
or coincide with an architectural element that conceals the material 
change. 

Roofs 

■ Roof forms of each home should be appropriate to the architectural 
style.  

■ A variety of roof forms is encouraged to provide visual interest to the 
neighborhood and to avoid a monotonous roofline. 

■ Roofs should exhibit variety between different plans by using front-to-
rear and side-to-side gabled and hipped roofs and/or by the 
introduction of single-story elements. 

■ Overly complex and distracting roof forms are discouraged. 

■ High-quality composition, concrete, or clay tiles should be used in 
conjunction with the style of the home. 

■ Roof materials, colors, and treatments should correspond to the 
individual character or style of the home or building and should be 
compatible with the overall look of the neighborhood.  

■ Skylights and roof vents are prohibited on sloped roofs facing public 
streets. 

Garages 

■ The front elevation should focus on the home, not the garage. 

■ Garage wall planes on front elevations should be recessed. 

■ Garage door surrounds should be articulated with trellises, trim, 
enhanced materials, or other methods to help minimize the architectural 
impact of the garage door. 
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■ Garage door appearance should be varied by using door patterns, 
colors, and windows appropriate to individual architectural styles. 

■ The installation of elements such as an attached trellis beneath a single-
story garage roof fascia and/or trims above the garage door header, or 
landscaped pockets along driveways is encouraged.  

Colors and Materials 

■ Each elevation should have a minimum of three colors; four is 
preferred. For example, one field color, one trim color, and two accent 
colors. This helps to establish variation among architectural styles and 
products within a neighborhood and community. 

■ Each neighborhood shall have a minimum of three different roof colors 
and profiles. 

■ Individual single-family homes shall not have identical color schemes 
adjacent to one another. 

■ Hue variation in adjacent homes shall be provided to create diversity 
within the neighborhood. 

■ Use materials, colors, and details to enrich building character and 
emphasize human scale by employing rich, durable, and high quality 
finishes at the street level. 

■ Materials shall be fire resistant per the fire protection plan in Section 3.  

■ Accent materials should be used to enhance and reinforce the 
architectural style and composition of individual homes and should 
provide variety in the street scene. Selective use of appropriate 
materials, color, and placement can provide maximum impact while 
imparting a sense of unique character to each home.  

■ Natural stone, approved manufactured or cultured stone, painted or 
natural brick, precast concrete, ceramic tile, slump block, and fire-
resistant horizontal or vertical wood siding or approved manufactured 
siding (e.g., cementitious board) are encouraged. 

■ Culmination of accent materials shall terminate at inside corners or 
coincide with an edge or architectural element to conceal changes in 
material. Where views are limited or edges concealed by an architectural 
element, accent materials should terminate at privacy wall conditions. 
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Doors, Windows, and Entries 

■ Doors shall be protected by a deep recess, porch, or other covered 
element.  

■ The home entry should be considered a focal point when designing the 
front elevation. 

■ Proportions and alignment shall be appropriate to individual 
architectural styles. 

■ Highly reflective glazing is prohibited. 

■ Recessed windows shall be a minimum of two inches in depth. 

■ Recessed windows are encouraged to be 12 inches or greater in depth if 
appropriate based on architectural style. 

■ Style-appropriate grates, shutters, and tile surrounds are encouraged. 

■ Direct alignment of windows between homes shall be avoided to ensure 
privacy. 

■ Provide articulation and rhythm of windows, doors, and balcony 
openings, using a variety of devices such as canopies, awnings, or 
railings.  

■ The placement of windows should be designed to work with interior 
uses and to provide “eyes on the street.” 

Rakes and Eaves 

■ Where appropriate to individual style, larger eave overhangs are 
encouraged to provide opportunities for shading and relief. 

■ When exposed, rafter tails shall be a minimum of four inches and 
painted or stained. 

Articulation and Detailing 

■ Articulate elements such as roof overhangs, canopies, and parapets to 
add interest to building silhouettes.  

■ Varied architectural detailing and projections should be used to 
accentuate specific features and ensure a visually pleasing and varied 
experience. Architectural projections may include elements such as 
cantilevered massing, secondary roof changes, and bay windows. 
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■ The second-story portion of all elevations of homes shall include a 
variety of window treatments, single-story elements, roof projections, 
etc.  

■ Architectural trim applied to all elevations is encouraged for consistency 
with the front elevation and architectural style. 

Balconies 

■ Balconies are encouraged for both aesthetic and practical purposes. 
They are useful in breaking up large wall planes, offsetting floors, 
providing shade, creating visual interest, and adding human scale to a 
building.  

■ Balconies should be designed as integral elements with details, eaves, 
supports, and railings consistent with the architectural style and other 
elements of the building design. 

■ Balconies should be partially recessed into the mass of the building or 
serve as a projecting element. 

Exterior Lighting Fixtures 

■ Where fixtures are not an important focal point, light sources shall be 
concealed and concentrated. 

■ Lighting used on walls and walkways shall focus light downward and 
provide appropriate down-casting hardware to minimize glare. 

■ Ambient light shall be cast downward to reduce the impact on the 
neighborhood. 

■ Surface-mounted lights shall not be permitted in garage door soffits. 

■ Wall-mounted lighting fixtures shall be selected according to the 
individual style of the home or building.  

Screening 

■ Storage and maintenance areas and other ancillary uses shall be screened 
from public view whenever reasonably possible. 

■ Accessory structures, such as storage areas, refuse receptacles, 
mechanical equipment, parking structures, backflow preventers, loading 
docks, security fences, and similar uses can seriously detract from the 
visual quality of an area. Therefore, care must be taken to minimize the 
visual impact of these uses through site design and visual shielding. 
When possible, these uses should be located away from roadways and 
public views, behind buildings, or in enclosed structures. Effective 
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shielding methods include landscaping, berms, walls and fences, and 
ornamental screening. 

■ Accessory structures should be designed to look like a continuation or 
extension of the primary structure. They should have architectural 
detailing and landscaping similar to the primary structure. 

■ Any equipment mounted on the roofs shall be screened to minimize its 
visibility from the street. 
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5:   SUSTAINABILITY 

Intent and Application 
The 1987 Bruntland Report of the United Nations World Commission on 
Environment and Development defines sustainability as “meeting the needs of 
the present without compromising the ability of future generations to meet their 
own needs.” A goal of Spring Trails is to create a sustainable and resource-
efficient community.  

These guidelines establish a framework that is to be used to evaluate how 
proposed developments meet the objectives for sustainable development. 
Future developers must demonstrate compliance with these guidelines through 
the development review process and proposals will be evaluated based upon 
compliance with those measures labeled “required” and the incorporation of any 
measures labeled “suggested” in this section. 

An additional resource, the Sustainability Resource Guide, which is a list of 
providers and entities that offer green building and sustainability programs, is 
provided at the end of this section. 

Green Infrastructure 
Green infrastructure integrates natural systems and capitalizes on opportunities 
for creating multipurpose systems, thereby using land and resources more 
efficiently. Implementing green infrastructure and related methods for 
watershed management improves water quality, conserves water, and reduces 
runoff volumes, peak flows, and durations. In addition to these direct benefits 
to the watershed, implementing such methods also benefits the quality and 
availability of biological habitat, provides energy conservation by reducing the 
heat trapping and impervious areas of typical land development, and can be 
aesthetically pleasing. 

■■  Required – Divert runoff into detention basins to allow water recharge, 
reduce drainage runoff, and control the rate of storm flows from the 
site. 

■■  Suggested – Collect rainwater on-site through the use of stormwater 
management practices such as the incorporation of infiltration basins 
and bioswales. 

Preserve natural drainage courses to 
minimize stormwater runoff and 
provide opportunities for pedestrian 
and recreational amenities. 
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■■  Suggested – Grade property to divert stormwater flow to permeable 
areas, following natural drainage contours to the greatest extent 
possible.  

■■  Suggested – Where applicable, create curb cuts to allow stormwater 
flows to drain to permeable or landscaped areas. 

■■  Suggested – Where possible, use pervious or open-grid paving for 
driveways, walkways, plazas, and parking areas. Implement small-scale 
design features, such as “Hollywood” or dual-track driveways. 

■■  Suggested – Use pervious paving materials wherever possible to reduce 
the negative effects of stormwater runoff and to facilitate groundwater 
recharge. 

■■  Suggested – Utilize bioswales, particularly with native or drought-
tolerant grasses, to collect and filter water runoff. 

Landscaping 
Sustainable landscaping practices help promote water conservation, reduce 
water demand, and control water and irrigation costs. Efficient irrigation 
techniques help reduce water demand while sustainable landscape design can 
lead to the reduction of the heat-island effect (the absorption of solar heat in 
paved surfaces), improved environmental habitat, and reduced overall 
maintenance and replacement cost.  

■■  Required – Install high efficiency, xeriscape irrigation systems to reduce 
the amount of water devoted to landscaped areas, such as drip and 
bubbler irrigation and low-angle, low-flow nozzles on sprayheads. 

■■  Required – Install and correctly program automated irrigation systems 
to reduce water use.  

■■  Required – Install properly programmed EvapoTranspiration-based 
controllers on homeowners’ properties. These are weather based 
controllers with greater efficiency. In addition, supply homeowners with 
information on how to properly program their controller using the 
Metropolitan Water District’s guidelines as a reference. 

■■  Required – Install moisture sensors and other similar irrigation 
technology to ensure that landscaping is watered only as needed. 

■■  Required – Plant selection shall be based on species that are drought 
tolerant, heat resistant, and hardy. Native plant material should also be 
closely examined and considered for most landscape areas.  

Collect water in bioswales to provide a 
cost-effective alternative to traditional 
stormwater drainage systems and serve 
as landscaping buffers. 

Utilize drought tolerant landscaping 
such as the California buckwheat 
(Eriogonum fasciculatum). 
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■■  Required – Prohibit the use of large turf areas in landscaping by 
substituting water-conserving native groundcovers or perennial grasses, 
shrubs, and trees. 

■■  Suggested – Trails shall be constructed of pervious materials such as 
earth or decomposed granite.  

■■  Required – Group plants with similar water requirements together, a 
technique known as hydrozoning. A plant reference is available from 
the California Department of Water Resources. 

■■  Suggested – Mulch planting beds and apply compost and 
environmentally friendly fertilizers to promote healthy topsoil, 
maximize plant growth, and reduce plant replacement. This also reduces 
the need for longer or more frequent irrigation run times. 

Building-Level Sustainability 
The following are sustainable building practices and techniques that provide safe 
and healthy living environments.  

Building Materials 
■■  Suggested – Use 20 percent locally manufactured and produced building 

materials, defined as materials manufactured or produced within 500 
miles of the project.  

■■  Suggested – Strive to use rapidly renewable or recycled building 
materials and products for at least 5 percent of the total value of 
materials. Flooring alternatives like bamboo, wheatboard, and cork are 
rapidly renewable materials. Linoleum, exposed concrete, and recycled-
content ceramic tiles are also desirable materials. 

■■  Suggested – Encourage the installation of insulation with at least 75 
percent recycled content, such as cellulose, newspaper, or recycled 
cotton. 

Indoor/Outdoor Air Quality 
■■  Required – Use only flooring and insulation products that are low 

emitters of volatile organic compounds (VOC) and formaldehyde. 

■■  Required – Use only low- and zero-VOC paints, finishes, adhesives, 
caulks, and other substances to improve indoor air quality and reduce 
the harmful health effects of off-gassing. 

Permeable paving materials allow 
water and air to filter through to 
the ground underneath, reducing 
stormwater runoff and associated need 
for standard drainage infrastructure. 

Operable windows allow natural air 
flow through interiors, reducing energy 
needed for cooling. 
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■■  Required – In compliance with Air Quality Management District Rule 
445, new homes are prohibited from permanently installing wood-
burning devices unless: they are Environmental Protection Agency 
(EPA) Phase II-Certified, pellet-fueled, masonry heaters; meet US EPA 
emission standards, or are dedicated gaseous-fueled fireplaces. 

Lighting 
■■  Required – Use shielded fixtures, avoiding overhead lighting of areas 

such as walkways. 

■■  Required – Provide low-contrast lighting and use low-voltage fixtures 
and energy-efficient bulbs, such as compact fluorescent and light 
emitting diode bulbs.  

■■  Required – Use automated occupancy sensors in nonresidential 
buildings that automatically shut off lights when rooms are unoccupied. 

Building Envelope 
■■  Required – Install radiant barriers to reduce summer heat gain and 

winter heat loss. 

■■  Required – Use natural ventilation techniques, such as operable 
windows, to take advantage of airflow for cooling interiors, reducing the 
amount of energy needed for cooling. 

■■  Suggested – As practical, design taller windows that start close to the 
ceiling to optimize daylighting of interiors. 

■■  Suggested – Consider installing light shelves, architectural features that 
bounce light farther into interiors, to optimize daylighting. 

■■  Suggested – Consider the use of “cool roofs,” which are painted with a 
highly reflective coating or employ light-colored materials, or “green 
roofs,” vegetated areas on roofs that contain plants in engineered soil, 
to cool building interiors and increase stormwater retention.  

■■  Required – Install water- and energy-saving fixtures and appliances, 
such as showerheads, toilets, washing machines, clothes dryers, 
refrigerators, and dishwashers certified as Energy Star compliant. 

■■  Suggested – Install recirculating hot water systems to reduce the need to 
heat water, or tankless water heaters that heat water as needed instead 
of storing hot water in tanks, thus reducing standby energy use. 

■■  Required – Utilize a minimum insulation value of R30 in ceilings. 

■■  Required – Install programmable thermostats in all units. 

Reduce light pollution (top) by installing 
lighting fixtures that direct light 
downward or only where it is needed 
(bottom). 

Energy-efficient lighting products, such 
as this compact fluorescent bulb, use 75 
percent less energy and last 10 times 
longer than standard incandescent 
bulbs.  
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Resource Conservation 
Actions that increase water and energy efficiency and conserve resources offer 
tremendous cost savings to both builders and future residents. A substantial 
reduction in energy use can be achieved through techniques such as building 
design that maximize shading and insulation; high performance heating, 
ventilation, and air conditioning (HVAC) systems; and use of natural 
daylighting. The use of high-performance appliances and irrigation systems that 
minimize water and energy use can substantially impact the amount of resources 
that flow into and out of the community. 

Water 
■■  Required – Install only low-water-consumption, Energy Star–compliant 

appliances and fixtures. 

■■  Required – Install only sensor-operated faucets in nonresidential 
buildings. 

■■  Suggested – Install dual flush or other toilets using less than 1.6 gallons 
per flush. 

■■  Suggested – Install waterless urinals in nonresidential buildings. 

■■  Suggested – Install faucets and showerheads using 2.5 gallons per 
minute or less. 

■■  Required – Use water-saving landscaping techniques, such as drip 
irrigation systems and drought-tolerant plant species. (For a more 
detailed list of water-saving techniques and practices, see the 
Landscaping section of this section.) 

Energy 
■■  Required – Install only energy-efficient windows, such as models with 

spectrally selective low-e glass and with wood, vinyl, or fiberglass 
frames. 

■■  Required – Incorporate building materials that take advantage of heat 
storage or thermal mass to reduce energy needed for heating and 
cooling interiors. Materials such as concrete, masonry, and wallboard 
store heat absorbed during the day and slowly release it throughout the 
evening, thereby moderating indoor temperatures over a 24-hour 
period. 

■■  Suggested – Encourage participation in energy-efficiency rebate 
programs offered by utility providers and government agencies. 

By taking into account solar orientation 
of the building, overhangs and other 
devices placed on the exterior of 
buildings reduce direct sunlight into 
interiors, lowering heat gain and the 
amount of energy needed for cooling. 
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Heating, Ventilation and Air Conditioning 
■■  Required – Design and install HVAC systems according to the 

standards provided by the Air Conditioning Contractors of America 
handbooks or other comparable high-performance HVAC standards. 

■■  Required – Install sealed-combustion/sealed-duct furnaces and water 
heaters for increased efficiency and indoor air quality.  

■■  Required – Install only EnergyStar–qualified ceiling fans to circulate air, 
improve comfort, and reduce the demand on heating and cooling 
systems. 

Sustainability Resource Guide 
Table 5.1 presents a consolidated list of available programs, resources, and 
potential funding sources to assist in implementing the sustainability guidelines 
presented in this section. Since the programs and efforts of the various agencies 
and providers that serve the Spring Trails community may change over time, it is 
encouraged to check with the relevant entity for current programming and 
incentives. 
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Table 5.1 Sustainability Resource Guide 

Provider Program Description For More Information 
Energy 
Southern 
California Edison 
(SCE) 

Sustainable 
Communities 
Program 

For multiple-building and/or mixed-
use projects. Provides design 
assistance, training, education, and 
financial incentives relating to 
energy efficiency, demand response, 
and self-generation. 

www.sce.com 

SCE and Southern 
California Gas 
Company 

Savings By Design For nonresidential projects. Provides 
design assistance, energy analysis, 
and financial incentives. 

www.socalgas.com/business 

Southern 
California Gas 
Company 

Advanced Home 
Program (Part of 
ENERGY STAR New 
Homes Program) 

For residential projects. Offers 
financial incentives through either a 
performance-based or measure-
based approach.  

www.socalgas.com/
construction/ahp/ 
www.sce.com/
RebatesandSavings/ 

California Energy 
Commission 

New Solar Homes 
Partnership 
(NSHP) 

For new residential construction. 
Financial incentives for production 
homes with solar panels that exceed 
Title 24 by 15% as a standard feature. 

www.gosolarcalifornia.ca.gov 
/nshp 

Infrastructure 
No current programs; see policies and strategies outlined earlier in this section.  
Fuscoe 
Engineering and 
City of Irvine 
Redevelopment 
Dept. 

Sustainable 
Travelways 
Guidelines 

Guidelines for street development 
created in partnership with the 
Orange County Fire Authority for the 
Great Park Community. 

www.cityofirvine.org/depts/ 
cd/redevelopment/ 

Water and Wastewater 
Metropolitan 
Water District 

California Friendly 
Homes; California 
Friendly 
Landscape 

General provisions and design 
standards for residential 
landscaping. 

www.bewaterwise.com 

Building Level 
US Green Building 
Council 

Leadership in 
Energy and 
Environmental 
Design (LEED) 

Sustainable community and 
building-level rating system. 

www.usgbc.org 

US Department of 
Energy 

Energy Star Certifies homes and products for 
energy efficiency. 

www.energystar.gov 
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6:   ADMINISTRATION AND 
IMPLEMENTATION 
California Government Code Section 65451(a)(4) requires that specific plans 
contain a “program of implementation measures, including regulations, 
programs, public works projects, and financing measures.”  This section sets 
forth the procedures needed to administer and implement the Spring Trails 
Specific Plan.  

Alternative Plan 
As noted, the preferred plan assumes that the SCE power lines will remain in 
place and above ground, thereby precluding the development of three residential 
lots.  However, the property owner is seeking permission from SCE to place the 
power lines underground or relocate them.  If successful, it would allow the 
development of 307 single-family detached units (306 new units and 1 existing 
residence). The plan for this possibility is included in Appendix F as an 
alternative, has been analyzed in the EIR, and is identical to the preferred plan 
except for the number of units and the SCE power line easement.  If the 
alternative plan is utilized instead of the preferred plan, then the plans and 
development potential contained in Appendix F shall be utilized.  All other 
provisions of this Specific Plan shall remain in effect and shall apply to the 
alternative plan.  

Administering the Plan 
The Spring Trails Specific Plan shall comply with all procedural requirements 
cited in the City of San Bernardino Development Code, Chapter 19.64, Specific 
Plans. Whenever the regulations contained in this Specific Plan conflict with the 
regulations of the City of San Bernardino Development Code, the provisions of 
this Specific Plan shall take precedence.  

Responsibility 
Following approval of this Specific Plan by the Mayor and Common Council of 
the City of San Bernardino, the City’s Director of Community Development 
shall be responsible for administering the provisions of the Spring Trails Specific 
Plan in accordance with the provisions of this Specific Plan, the State of 
California Government Code, and the Subdivision Map Act. All necessary 
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permits and approvals shall be processed through the City’s permit and 
application processes as noted in Article IV, Administration, of the City of San 
Bernardino Development Code. 

Applicability 
All development in the Specific Plan area shall comply with the requirements 
and standards set forth in this document. Where there are conflicts between the 
following standards and those found in the City of San Bernardino 
Development Code, the standards contained in this document shall apply. The 
provisions of the City of San Bernardino Development Code shall apply to any 
area of site development, administration, review procedures, environmental 
review, landscaping requirements, and parking regulations not expressly 
addressed by this Specific Plan document.  

Interpretations 
When there is a question or ambiguity regarding the interpretation of any 
provision of this Specific Plan, the Director of Community Development has 
the authority to interpret the intent of such provision. In interpreting this 
Specific Plan, the City’s Director of Community Development shall give 
consideration to the Vision of this Specific Plan while ensuring that 
development can proceed in accordance with the terms of this Specific Plan and 
the approved tentative map.  

The Director of Community Development may, at his/her discretion, refer 
interpretations to the Planning Commission for consideration and action. Such a 
referral shall be accompanied by specific details, information, and analyses that 
tie the information to the Director’s decision. The Planning Commission shall 
make similar findings in conjunction with its decision. The Planning 
Commission action may be appealed to the Mayor and Common Council. All 
interpretations made by the Director of Community Development may be 
appealed to the Planning Commission in accordance with the appeal procedures 
set forth in the Chapter 19.52 of the City of San Bernardino Development 
Code.  

Specific Plan Amendment 
Modifications to the Specific Plan text and/or exhibits may be necessary during 
the development of the project. Depending on the nature of the proposed 
Specific Plan amendment, additional environmental analysis may be required, 
pursuant to the California Environmental Quality Act. Any modifications to the 
Specific Plan shall occur in accordance with the amendment process described 
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in this section. These amendments, should they occur, are divided into major 
and minor amendments.  

Major Amendments 
If, after making written findings, an amendment is deemed major by the 
Director of Community Development, it will be processed in the same manner 
as the original Specific Plan, as directed by Chapter 19.64, Specific Plans, of the 
City of San Bernardino Development Code.  

Minor Amendments 
Minor amendments include simple modifications to text or exhibits that do not: 
change the meaning, intent, or materially alter the nature or scope of the Specific 
Plan; increase the maximum allowable density; or exceed the total units of the 
Specific Plan. Minor amendments include, without limitation, minor changes in 
locations of streets, public improvements, or infrastructure; minor changes in 
the configuration or size of parcels; minor modification of land use boundaries 
to conform with street alignments or easements; and interpretations that 
facilitate the approval of unlisted uses that are similar in nature and impact to 
listed uses. 

Minor amendments to the Spring Trails Specific Plan require approval of the 
Director of Community Development. Minor amendments may be 
accomplished per the procedures contained in Chapter 19.60, Minor 
Modifications, of the San Bernardino Development Code. Any determination or 
action taken by the Director may only be appealed to the Planning Commission. 
In a similar manner, any action taken by the Planning Commission may be 
appealed to the Mayor and Common Council. Any determination or action 
taken by the City Engineer may only be appealed directly to the Mayor and 
Common Council. All appeals shall be reviewed and processed according to the 
procedures set forth in Chapter 19.52, Hearings and Appeals, of the City of San 
Bernardino Development Code. 

Severability 
If any section, subsection, sentence, clause, or phrase of this Specific Plan, or 
future amendments or additions hereto, is for any reason held to be invalid or 
unconstitutional by the decision of any court of competent jurisdiction, such 
decision shall not affect the validity of the remaining portions of this plan.  
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Phasing, Capital Improvements, and 
Maintenance 
Infrastructure Improvements 
Within Spring Trails, the developer(s) will be responsible for constructing/
funding their fair share of required on- and off-site infrastructure improvements. 
All infrastructure improvements will be developed in conjunction with the 
roadway improvements.  

Development Phasing 
Phase 1 

■ Off-site grading and improvement of the primary and secondary access 
roads. 

■ Off-site backbone utilities (water, sewer, drainage, dry utility line 
extensions to site, and necessary improvements) 

■ Approximately 200 acres of the Spring Trails site will be rough graded 
for development of residential lots, roadways, trails, detention basins 
and parks.  

■ Detention basins improved 

■ All on-site roadways roads will be undercut with the rough grading 

Phase 2 

■ Residential development will sequence from the south to the north. 
Infrastructure, roadways, fuel modification zones, parks, and 
landscaping necessary to serve development will be phased accordingly.  

■■  Improvements will generally follow the sequence of the water 
improvements, which are divided into the following pressure zones: 
▪ On-site 2500 pressure zone improvements, including the 

transmission line and reservoir, prior to issuance of residential 
building permits in this zone. 

▪ On-site 2700 pressure zone improvements, including the pump 
station, transmission line, and reservoir, and replacement of the 
existing 16-inch water line in Meyers Road, prior to issuance of 
residential building permits in this zone. 

▪ On-site 3000 pressure zone improvements, including the pump 
station, transmission line, and reservoir, prior to issuance of 
residential building permits in this zone. 
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■ Main gateway/entry features prior to or concurrent with the issuance of 
residential building permits in the 2700 pressure zone. 

■ Trails, parks, and common area landscaping in each pressure zone will 
occur prior to or concurrent with the issuance of residential building 
permits for that pressure zone. 

■ Fuel modification zones necessary to support physical development in 
each pressure zone will occur as noted in the Fire Protection Plan. 

■ Sewer, storm drain, dry utilities, and roadway paving will be sequenced 
with improvements in each water pressure zone. 

It should be emphasized that the phasing program described in this section is a 
projection based on a judgment of future planning and market factors. There-
fore, it is not to be taken as a compulsory development sequence. Development 
area sequencing may change as the result of future conditions that neither the 
City nor the developer has knowledge of as of the date of this submittal. 
However, the basic standards will not change and compliance is required 
regardless of shifts in the composition of each development phase. The 
developers of property in Spring Trails will be required to comply with all 
grading, drainage, and road improvements as specified in the Specific Plan.  
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Maintenance 
Table 6.1 describes maintenance responsibilities in Spring Trails. 

Table 6.1 Maintenance Plan 

Type Developed By Maintained By Owned By 
Streetscape 
Primary and Secondary Entry Roads Master Developer City  City  
Primary and Secondary Local Roads and cul-
de-sacs 

Master Developer City  City  

Entry Features/Landscaping Master Developer HOA HOA 
Street Lighting Master Developer City  LLMD/HOA/City  
Community Walls and Fences Master Developer HOA HOA 
Interior Neighborhood Walls and Fences Guest Builder Homeowner Homeowner 
Parks and Open Space 
Private Parks Master Developer HOA/LLMD HOA/LLMD 
Public Parks Master Developer HOA/LLMD City  
Trails Master Developer HOA/LLMD City  
Detention Basins Master Developer HOA/LLMD HOA/LLMD 
Cable Creek and Meyers Open Space Areas Master Developer HOA/LLMD City  
Fuel Modification Zone A Master Developer LLMD/Homeowner Homeowner 
Fuel Modification Zones B and C Master Developer LLMD HOA/Homeowner 
Infrastructure 
Water Systems (on- and off-site) Master Developer City  City  
Nonpotable Water Systems Master Developer City  City  
Sewer Systems (on- and off-site) Master Developer City  City  
Drainage Systems (on- and off-site) Master Developer City /SBCFC City /SBCFC  
LLMD = Landscape and Lighting District or special maintenance district 
HOA = Homeowners’ Association (Master or Neighborhood) 
SBCFC = San Bernardino County Flood Control  
Note: Certain facilities and improvements may be subject to reimbursement agreements. 

 

Master Homeowners Associations 

Common areas identified within the Specific Plan shall be owned and 
maintained by a permanent private maintenance organization. These areas may 
include common recreation areas, open space, circulation systems, landscaped 
easements, landscaped areas at entryways and roadways, paseos, and amenities 
such as the clubhouse. 
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Neighborhood Homeowners Associations 

In certain residential areas of the project, smaller homeowners associations may 
be created to provide maintenance for common areas and facilities that only 
benefit residents in the immediate area. 

Open Space and Parks 

Open space and parks not directly associated with a particular neighborhood 
shall be the responsibility of a landscape and lighting district or a public facilities 
maintenance district. 

Project Roadways 

All public roadways shall be incorporated into the City’s system of roads for 
operation and maintenance. All private roads shall be owned and maintained by 
either the master homeowners’ association or a neighborhood association. 

Financing Strategies 
The financing of construction, operation, and maintenance of public improve-
ments and facilities will include a combination of mechanisms. However, the 
developer shall ultimately be responsible for all fair-share costs associated with 
implementing the project, including but not limited to the costs of providing 
infrastructure and complying with all mitigation measures, conditions of 
approval, and other requirements of the project.  

Various financing strategies may be used to fund the public facility 
improvements specified by the Specific Plan. Financing may involve a combina-
tion of impact fees and exactions, special assessment districts, landscaping and 
lighting districts, community facilities districts, and other mechanisms as agreed 
to by the developer and City. In addition, the developer may utilize options such 
as a maintenance district or privatization of streets, parks, and related facilities, 
in order to address the costs of ongoing maintenance and repairs. 

The City and developer will cooperate to ensure that the public facilities are built 
in accordance with all requirements of the Specific Plan. Development 
agreements and conditions of approval may be used to facilitate this process. 
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APPENDIX A: GLOSSARY 
Accessory use: A use incidental and subordinate to the principle use of a lot or 
building located on that lot. 

Acres, gross: The entire acreage of a site. Gross acreage is calculated to the 
centerline of proposed bounding streets and to the edge of the right-of-way of 
existing or dedicated streets. 

Acres, net: The portion of a site that can actually be built on. The following are 
not included in the net acreage of a site: public or private road rights-of-way, 
public open space, and publicly owned floodways. 

Bikeways: A term that encompasses bicycle lanes, bicycle paths, and bicycle 
routes. 

Buildable Area/Buildable Pad: For purposes of this Specific Plan, refers to 
the area where a structure may be erected on a lot. The buildable area/pad does 
not necessarily coincide with the legal lot lines and accounts for graded slope 
areas, fault zones, and fuel modification zones where building is not permitted. 

Buildout: Development of land to its full potential or theoretical capacity as 
permitted under current or proposed planning or zoning designations. 

Density, residential: A measurement of the number of permanent residential 
dwelling units per acre of land. Densities specified may be expressed in units per 
gross acre or per net developable acre. (See “Acres, gross” and “Developable 
acres, net.”) 

Developable acres, net: The portion of a site that can be developed and is 
assumed for the purpose of density calculations. This area would include the 
building pad but not public or private road rights-of-way and flood control 
channels. 

Developable land: Land that is suitable for structures and can be developed 
without hazards to, disruption of, or significant impact on natural resource 
areas. 

Dwelling unit: A room or group of rooms (including sleeping, eating, cooking, 
and sanitation facilities, but not more than one kitchen), that constitutes an 
independent housekeeping unit, occupied or intended for occupancy by one 
household on a long-term basis. 
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Family: (1) Two or more persons related by birth, marriage, or adoption 
(Census Bureau); (2) An individual or a group of persons living together who 
constitute a bona fide single-family housekeeping unit in a dwelling unit, not 
including a fraternity, sorority, club, or other group of persons occupying a 
hotel, lodging house, or institution of any kind (State of California). 

Granny flat: See “Second unit.” 

Household: All those persons (related or unrelated), who occupy a single 
housing unit. (See “Family.”) 

Housing unit: The place of permanent or customary abode of a person or 
family. A housing unit may be a single-family dwelling, a multifamily dwelling, a 
condominium, a modular home, a mobile home, a cooperative, or any other 
residential unit considered real property under state law. A housing unit has, at 
least, cooking facilities, a bathroom, and a place to sleep. It also is a dwelling 
that cannot be moved without substantial damage or unreasonable cost. (See 
“Dwelling unit,” “Family,” and “Household.”) 

Intensity, building: For residential uses, the actual number or the allowable 
range of dwelling units per net or gross acre.  

Land use classification: A system for classifying and designating the 
appropriate use of properties.  

Median: The dividing area, either paved or landscaped, between opposing lanes 
of traffic on a roadway. 

Neighborhood: A grouping of residential, commercial, service, and recreational 
uses that are related by their orientation, design, or access points. 

Nonconforming use: A lawful use of a building or land, or any part thereof, 
existing at the time of the adoption of this title that does not conform to the 
regulations for the district in which it is located as set forth in this title. 

Open space land: Any parcel or area of land or water that is essentially 
unimproved and devoted to an open space use for the purposes of (1) the 
preservation of natural resources, (2) the managed production of resources, (3) 
outdoor recreation, or (4) public health and safety. 

Parcel: A lot in single ownership or under single control, usually considered a 
unit for purposes of development. 

Parkland: Land that is publicly owned or controlled for the purpose of 
providing parks, recreation, or open space for public use. 
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Parking area, public: An open area, excluding a street or other public way, 
used for the parking of automobiles and available to the public, whether for free 
or for compensation. 

Parks: Open space lands for the primary purpose of recreation. 

Parkway: A piece of land between the rear of a curb and the front of a sidewalk 
usually used for planting low ground cover and/or street trees, also known as a 
“planter strip.” 

Recreation, active: A type of recreation or activity that requires the use of 
organized play areas including, but not limited to, softball, baseball, football, and 
soccer fields; tennis and basketball courts; and various forms of children’s play 
equipment. 

Recreation, passive: Type of recreation or activity that does not require the use 
of organized play areas and includes multipurpose trails and picnic areas. 

Right-of-way: A strip of land occupied or intended to be occupied by certain 
transportation and public use facilities, such as roads, railroads, and utility lines. 

Second unit: A self-contained living unit either attached to or detached from 
the primary residential unit on a single lot. A “granny flat” is one type of second 
unit intended for the elderly. 

Street, collector: A relatively low speed (25–30 mph), relatively low volume 
(5,000–20,000 average daily trips) street that provides circulation within and 
between neighborhoods. Collectors usually serve short trips and are intended for 
collecting trips from local streets and distributing them to the arterial network. 

Street, local: A low-speed (15–25 mph), low-volume (less than 5,000 average 
daily trips) street that provides circulation within neighborhoods. Local streets 
provide direct access to fronting properties and are not intended for through-
traffic. Local streets are typically not shown on the Circulation Plan, Map, or 
Diagram.  

Street, private/private road: Privately owned (and usually privately 
maintained) motor vehicle access that is not dedicated as a public street. 
Typically the owner posts a sign indicating that the street is private property and 
limits traffic in some fashion. For density calculation purposes, private roads are 
excluded when establishing the total acreage of the site. 

Streets, through: Streets that extend continuously between other major streets 
in the community. 
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Structure: Anything constructed or erected that requires a location on the 
ground (excluding swimming pools, fences, and walls used as fences). 

Subdivision: The division of a tract of land into defined lots, either improved 
or unimproved, which can be separately conveyed by sale or lease, and which 
can be altered or developed. “Subdivision” includes a condominium project as 
defined in Section 1350 of the California Civil Code and a community 
apartment project as defined in Section 11004 of the Business and Professions 
Code. 

Zoning: The division of a city or county by legislative regulations into areas, or 
zones, that specify allowable uses for real property and size restrictions for 
buildings within these areas; a program that implements policies of the General 
Plan. 
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APPENDIX B: GENERAL PLAN 
CONSISTENCY ANALYSIS 
The San Bernardino General Plan, adopted in November 2005, sets the long-
term strategy for City. The General Plan Vision states: 

… developing an adequate and diverse supply of quality housing is one of our 
primary goals. Current and future residents need a balanced supply of housing, 
providing opportunities for first time homebuyers, students, estates, those in need of 
or choosing multi-family units, and individuals seeking single family homes.  

However, we do not want sterile living arrangements; instead, we offer safe and 
attractive neighborhoods with quality homes and a range of recreational amenities. 
We want to create a place where San Bernardino’s homeowners and renters take 
pride in their surroundings and contribute to the beautification and upkeep of our 
community. We desire a place where we can own our homes, raise our families, and 
then retire in our community. 

This appendix provides an analysis of how the Spring Trails Specific Plan 
directly implements this vision and the goals of the City of San Bernardino 
General Plan. Please note that not every goal or policy of the General Plan is 
addressed as this analysis is focused only on the relevant goals and policies.  
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Land Use 
General Plan Goals and Policies 
Goal 2.1: Preserve and enhance San Bernardino’s unique neighborhoods. (Land Use)  

Policy 2.1.1 Actively enforce development standards, design guidelines, and policies to 
preserve and enhance the character of San Bernardino’s neighborhoods. (LU-1) 

Policy 2.1.2 Require that new development with potentially adverse impacts on existing 
neighborhoods or residents such as noise, traffic, emissions, and storm water runoff, be 
located and designed so that quality of life and safety in existing neighborhoods are 
preserved. (LU-1) 

Goal 2.2: Promote development that integrates with and minimizes impacts on surrounding 
land uses. (Land Use) 

Policy 2.2.1 Ensure compatibility between land uses and quality design through adherence 
to the standards and regulations in the Development Code and policies and guidelines in the 
Community Design Element. (LU-1) 

Policy 2.2.2 Require new uses to provide mitigation or buffers between existing uses where 
potential adverse impacts could occur, including, as appropriate, decorative walls, landscape 
setbacks, restricted vehicular access, enclosure of parking structures to prevent sound 
transmission, and control of lighting and ambient illumination. (LU-1) 

Policy 2.2.4 Hillside development and development adjacent to natural areas shall be 
designed and landscaped to preserve natural features and habitat and protect structures from 
the threats from natural disasters, such as wildfires and floods. (LU-1) 

Goal 2.3: Create and enhance dynamic, recognizable places for San Bernardino’s residents, 
employees, and visitors. (Land Use) 

Policy 2.3.3 Entries into the City and distinct neighborhoods should be well defined or 
highlighted to help define boundaries and act as landmarks. (CD-1 and CD-3) 

Goal 2.5  Enhance the aesthetic quality of land uses and structures in San Bernardino. 

Policy 2.5.4 Require that all new structures achieve a high level of architectural design and 
provide a careful attention to detail. (LU-1) 

Policy 2.5.6 Require that new developments be designed to complement and not devalue the 
physical characteristics of the surrounding environment, including consideration of (site specific 
design considerations of the surrounding environment - remaining items omitted) 
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Goal 2.6 Control development and the use of land to minimize adverse impacts on significant 
natural, historic, cultural, habitat, and hillside resources. 

Policy 2.6.1 Hillside development and development adjacent to natural areas shall be designed 
and sited to maintain the character of the City’s significant open spaces and historic and 
cultural landmarks. (LU-1) 

Goal 2.7  Provide for the development and maintenance of public infrastructure and services to 
support existing and future residents, businesses, recreation, and other uses. 

Policy 2.7.1 Enhance and expand drainage, sewer, and water supply/storage facilities to serve 
new development and intensification of existing lands. (U-1) 

Policy 2.7.2 Work with the San Bernardino Valley Municipal Water District to create 
additional water storage capacity and take advantage of the abundant water supplies. (U-1) 

Policy 2.7.5 Require that development be contingent upon the ability of public infrastructure to 
provide sufficient capacity to accommodate its demands and mitigate its impacts. (LU-1) 

Goal 2.8 Protect the life and property of residents, businesses, and visitors to the City of San 
Bernardino from crime and the hazards of flood, fire, seismic risk, and liquefaction. 

Policy 2.8.1 Ensure that all structures comply with seismic safety provisions and building 
codes. (LU-1) 

Policy 2.8.2 Ensure that design and development standards appropriately address the hazards 
posed by wildfires and wind, with particular focus on the varying degrees of these threats in the 
foothills, valleys, ridges, and the southern and western flanks of the San Bernardino 
Mountains. (LU-1 and A-1) 

Specific Plan Response 
Upon annexation into the City, the entire Spring Trails site was designated as 
Residential Estate, and as appropriate based on slope studies, the Foothill Fire 
Zone, on both the City’s General Plan and Zoning maps. The Residential Estate 
designation permits one dwelling unit per acre. Through the Spring Trials 
Specific Plan, development was clustered into the most appropriate areas so 
that, when taken individually, certain lots exceeded the one unit per acre density 
limit yet on a gross basis still complied with the overall density restrictions of the 
Residential Estate land use designation. 

Spring Trails is a 352.8-acre residential development in the foothills of the San 
Bernardino Mountains. Spring Trails accommodates 304 residences (307 
residences in the alternative plan) situated in several neighborhoods, which are 
separated by open space corridors, drainage ways, and sloped areas and 
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interconnected by a series of trails and roadways. The development footprint of 
Spring Trails is focused on the gently sloping alluvial benches between canyons, 
steep hillsides, and the Cable Canyon and Meyers Canyon drainageways.  
Development is focused onto approximately 242 acres, or 68 percent of the 
total site, and includes 9 acres of parks and 125.1 acres of internal slopes and 
fuel modification zones. The remaining 32 percent of Spring Trails (111.3 acres) 
is preserved as natural open space. 

The following elements of the Specific Plan promote the land use goals of the 
General Plan: 

■ Providing approximately 111 acres of permanent open space. 

■ Carefully weaving Spring Trails into its physical surroundings by clustering 
development on the gentle slopes; avoiding steep slopes, ridgelines, and 
physical hazards; and preserving significant drainage ways.  

■ Including guidelines and standards that address unique entries, tailored 
landscaping, and detailed design factors that will help make Spring Trails a 
unique neighborhood in San Bernardino. 

■ Providing two points of access that directly connect to collector roads and 
avoid existing neighborhoods: the primary access connecting to Little 
League Drive and a new secondary access road connecting to Frontage 
Road. The secondary access road is designed to restrict non-resident access 
onto Meyers Road. 

■ Providing two points of access for existing off-site residences and 
preserving an existing on-site residence. 

■ Maintaining the significant natural drainage courses on the property and 
capturing on-and off-site stormwater flows and routing them through a 
series of catch basin inlets and storm drain systems that convey water to 
three on-site detention basins where it is treated and discharged at a 
controlled rate into Cable Canyon. The drainage system and detention 
basins will reduce stormwater runoff from the site to levels below those that 
existed prior to the project. 

■ Minimizing the impacts of light intrusion and spillover. CSUSB is 
contemplating building an observatory on the nearby Badger Hill. To help 
preserve a dark nighttime sky, this Specific Plan includes controls on the 
type and design of lighting.  

■ Providing unique entries to create a recognizable identity and sense of 
arrival. 
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■ Proving design guidelines and development standards that will result in 
distinctively designed residences set among a system of unified lighting, 
streetscape, landscape, and parks. 

■ Working with SBMWD to supply water to Spring Trails. Water from lower 
elevations by a combination of expanding and improving the off-site water 
system and the provision of on-site reservoirs and transmission lines.  

■ Requiring the developer(s) to be responsible for constructing/funding their 
fair share of required on- and off-site infrastructure improvements, such as 
water lines, sewers, storm drains, recycled-water lines, and streets. 

■ Addressing the significant natural features on the site such as the San 
Andreas Fault system and natural drainage courses that cut through the 
project and protecting against wildland fires as detailed in the Safety 
responses below. 

Verdemont Heights Area Plan 
General Plan Goals and Policies 
Goal 2.1: Preserve and enhance San Bernardino’s unique neighborhoods. (Land Use)  

Policy 2.11 Create an identifiable and unique village that includes distinct residential 
neighborhoods and a full array of services and activities to meet the needs of residents of the 
area. 

Policy 2.11.1Enhance the three distinct subareas that comprise Verdemont Heights:   

a. Verdemont Estates, which is located in the northwestern portion of the area west of 
Little League Drive, has a rural character and consists of the larger lot residential uses. 

2.11.2 Develop a trail system in Verdemont Heights and along Cable Creek that 
provide a complete access system and provides direct access to Verdemont Plaza.  

2.11.4 As shown on Figure LU-6, develop an integrated corridor enhancement system, 
including landscaping and signage, which are unique to Verdemont Heights.  The following 
policies shall direct the development of corridors within Verdemont Heights: 

2.11.6 Ensure that new developments either provide their fair share of recreational 
facilities based upon the City’s parkland requirements or appropriate in-lieu fees. 
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Specific Plan Response 
Spring Trails is in keeping with the rural character of the northwestern portion 
of Verdemont Heights with an average lot size of 29,000 square feet. The largest 
lots are on the upper elevations of the site and the largest lot measures 18.3 
acres. The smallest lots are on the lower elevations and the smallest lot measures 
10,801 square feet. The residences are separated by open space corridors, 
drainage ways, and sloped areas and interconnected by a series of trails and 
roadways. Development is focused onto approximately 242 acres, or 68 percent 
of the total site, and includes 9 acres of parks and 125.1 acres of internal slopes 
and fuel modification zones. The remaining 32 percent of Spring Trails (111.3 
acres) is preserved as natural open space. 

Maximum buildout of the Spring Trails Specific Plan would accommodate 
approximately 1,028 residents. Based on the City’s standard of 5 acres of 
parkland per 1,000 residents, full buildout of the Specific Plan would result in 
the need to provide 5.14 acres of parkland or an equivalent fee in lieu of 
dedicated parkland. Spring Trails provides approximately 245.4 total acres of 
public and private parkland, open space, and trails and the 9.0 acres of usable 
public and private parks exceed City requirements. In addition, there are 3.8 
miles of trails that provide access to the surrounding natural open spaces. 

The following elements of the Specific Plan promote the land use goals of the 
General Plan: 

■ Including guidelines and standards that address unique entries, tailored 
landscaping, and detailed design factors that will help make Spring Trails a 
unique neighborhood in San Bernardino. 

■ Providing unique entries to create a recognizable identity and sense of 
arrival. 
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Circulation 
General Plan Goals and Policies 
Goal 6.1: Provide a well-maintained street system. (Circulation) 

Goal 6.2: Maintain efficient traffic operations on City streets. (Circulation) 

Policy 6.2.2 Design each roadway with sufficient capacity to accommodate anticipated 
traffic based on intensity of projected and planned land use in the City and the region while 
maintaining a peak hour level of service (LOS) “C” or better. 

Policy 6.2.5 Design roadways, monitor traffic flow, and employ traffic control measures 
(e.g. signalization, access control, exclusive right and left turn-turn lanes, lane striping, and 
signage) to ensure City streets and roads continue to function safely within our Level of 
Service standards. 

Goal 6.3: Provide a safe circulation system. (Circulation) 

Policy 6.3.4 Require appropriate right-of-way dedications of all new developments to 
facilitate construction of roadways shown on the Circulation Plan.  (LU-1) 

Policy 6.3.6 Locate new development and their access points in such a way that traffic is 
not encouraged to utilize local residential streets and alleys. (LU-1) 

Policy 6.3.7 Require that adequate access be provided to all developments in the City 
including secondary access to facilitate emergency access and egress (LU-1). 

Specific Plan Response 
Spring Trails consists of a hierarchy of streets, including collector and local roads, 
which provides a comprehensive and connected street network and is designed 
to the specifications of the City of San Bernardino. Access to the project site will 
be provided via a new roadway extending from Little League Drive, and a new 
road extending south and connecting to the frontage road along I-215. These 
access points directly connect to collector roads and avoid existing 
neighborhoods: the primary access connecting to Little League Drive and a new 
secondary access road connecting to Frontage Road. The secondary access road 
is designed to restrict non-resident access onto Meyers Road. Spring Trails also 
provides two points of access for existing off-site residences. 

Spring Trails also includes a system of bicycle and pedestrian trails that 
interconnect all neighborhoods and provide connections to the surrounding 
areas and region. In addition, several natural drainage ways and sloped areas are 
used as open space corridors and pathways. 
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Housing 
General Plan Goals and Policies 
Goal 3.1: Facilitate the development of a variety of types of housing to meet the needs of all 
income levels in the City of Sand Bernardino. (Housing) 

Policy 3.1.1 Accommodate the production of new housing units on currently vacant or 
underutilized land at densities and standards designated in the Land Use Element of the 
General Plan. 

Specific Plan Response 
Spring Trails accommodates 304 single-family detached housing units (307 units 
in the alternative plan) that appeal to families, those looking to move up, and 
CSUSB faculty. The proximity of Spring Trails to the University may help attract 
teachers to the community and strengthen the ties between the City and 
University. 

Prior to approval of this Specific Plan, Spring Trails was designated as 
Residential Estate on the General Plan Map. The Residential Estate designation 
permits one dwelling unit per acre and would accommodate a maximum of 352 
units. Policies 2.2.4 and 2.6.1 of the City of San Bernardino General Plan as well 
as provisions in the Development Code allow for the clustering of development 
within the density limits permitted by the underlying Residential Estate land use 
category. Spring Trails was designed to cluster development into the most 
appropriate locations. As a result, individual lots within Spring Trials may be 
smaller than the lot sizes called for in the City of San Bernardino General Plan 
and individual lots may exceed the density limit called for in the City’s General 
Plan; however, on a gross basis, the specific plan complies with the density 
restrictions of the Residential Estate land use designation (304 units on 353 
acres or 307 units in the alternative plan). 

Community Design 
General Plan Goals and Policies 
Goal 2.5: Enhance the aesthetic quality of land uses and structures in San Bernardino. 
(Land Use) 

Goal 5.3: Recognize unique features in individual districts and neighborhoods and develop 
a program to create unifying design themes to identify areas throughout the City. 
(Community Design) 
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Policy 5.3.2 Distinct neighborhood identities should be achieved by applying streetscape and 
landscape design, entry treatments, and architectural detailing standards, which are tailored 
to each particular area and also incorporate citywide design features.  

Policy 5.3.4 Enhance and encourage neighborhood or street identity with theme 
landscaping or trees, entry statements, enhanced school or community facility identification, 
and a unified range of architectural detailing. 

Goal 5.4: Ensure individual projects are well designed and maintained. (Community 
Design) 

Goal 5.5: Develop attractive, safe, and comfortable single-family neighborhoods. 
(Community Design) 

Policy 5.5.4 Setback garages from the street and minimize street frontage devoted to 
driveways and vehicular access. 

Policy 5.5.6 Ensure a variety of architectural styles, massing, floor plans, façade treatment, 
and elevations to create visual interest. 

Policy 5.5.7 In residential tract developments, a diversity of floor plans, garage orientation, 
setbacks, styles, building materials, 

Goal 12.8: Preserve natural features that are characteristic of San Bernardino’s image. 
(Natural Resources and Conservation) 

Specific Plan Response 
The overall goal of the Specific Plan is to create an attractive and distinct 
community within the City of San Bernardino. The Spring Trails Specific Plan 
provides development standards and criteria for architecture, landscaping, entry 
monumentation, walls and fences, and other design elements in order to ensure 
a high quality development and strong community character.  

In addition, Spring Trails is designed to enhance the aesthetic quality of San 
Bernardino through: 

■ The compact design of Spring Trails limits the development footprint so 
that open lands are maximized; natural drainage ways are maintained and 
incorporated into the design of the project as open space amenities and 
landscaping; and hazards are avoided or mitigated. 

■ Standards that require a variety of garage placements and setbacks, product 
types, colors, and materials. 
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■ Unique entries that create a recognizable identity and sense of arrival. 

■ Avoiding development on ridgelines and steep slopes so that views of the 
mountains are not impacted. 

■ An interconnected system of open spaces that serve multiple purposes as 
drainage courses, pedestrian pathways, recreational and visual amenities, and 
separations between neighborhoods. 

■ Distinctively designed residences set among a system of unified lighting, 
streetscape, landscape, and parks. 

Maintenance assessment district(s) will be responsible for maintaining the long-
term aesthetic quality of Spring Trails. Maintenance responsibilities may be 
divided between a Master Homeowners Association, Neighborhood 
Associations, Landscape and Lighting Maintenance District(s), and/or other 
maintenance mechanisms.  

Utilities and Public Services 
General Plan Goals and Policies 
Goal 2.7: Provide for the development and maintenance of public infrastructure and services 
to support existing and future residents, businesses, recreation, and other uses. (Land Use) 

Goal 9.1: Provide a system of wastewater collection and treatment facilities that will 
adequately convey and treat wastewater generated by existing and future development on the 
City’s service area. (Utilities) 

Policy 9.1.3 Require new development to connect to a master planned sanitary sewer system 
in accordance with the Department of Public Works' "Sewer Policy and Procedures".  
Where construction of master planned facilities is not feasible, the Mayor and Common 
Council may permit the construction of interim facilities sufficient to serve the present and 
short-term future needs. 

Goal 9.3: Provide water supply, transmission, distribution, storage, and treatment facilities 
to meet present and future water demands in a timely and cost effective manner. (Utilities) 

Policy 9.3.1 Provide for the construction of upgraded and expanded water supply, 
transmission, distribution, storage, and treatment facilities to support existing and new 
development. (LU-1 and U-4) 

Goal 9.4: Provide appropriate storm drain and flood control facilities where necessary. 
(Utilities) 
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Policy 9.4.5 Implement flood control improvements that maintain the integrity of significant 
riparian and other environmental habitats.  

Policy 9.4.6 Minimize the disturbance of natural water bodies and natural drainage 
systems. (LU-1) 

Policy 9.4.8 Minimize the amount of impervious surfaces in conjunction with new 
development. (LU-1) 

Policy 9.4.10 Ensure compliance with the Federal Clean Water Act requirements for 
National Pollutant Discharge Elimination System (NPDES) permits, including 
requiring the development of Water Quality Management Plans, Erosion and Sediment 
Control Plans, and Storm Water Pollution Prevention Plans for all qualifying public and 
private development and significant redevelopment in the City. (LU-1) 

Goal 9.5: Provide adequate and orderly system for the collection and disposal of solid waste 
to meet the demands of new and existing development in the City. (Utilities) 

Goal 9.6: Ensure an adequate, safe, and orderly supply of electrical energy is available to 
support existing and future land uses within the City on a project level. (Utilities) 

Goal 9.7: Ensure an adequate supply of natural gas is available to support existing and 
future land uses within the City at a project level. (Utilities) 

Goal 9.8: Ensure the operation and maintenance of telecommunications systems to support 
existing and future land uses within the City. (Utilities) 

Goal 9.10: Ensure that the costs of infrastructure improvements are borne by those who 
benefit. (Utilities) 

Specific Plan Response 
Spring Trails has been designed with a careful attention to the provision of 
services and infrastructure. According to initial studies, there is adequate supply, 
capacity, and facilities to accommodate the buildout of Spring Trails. 

Dry Utilities. Spring Trails will be served with electric, gas, solid waste 
collection, telephone cable, and Internet (data) from companies serving the City 
of San Bernardino. The utility providers, including the Gas Company, Southern 
California Edison, Verizon, and Charter Communications, have indicated the 
ability to provide service to Spring Trails. 

Water. The City of San Bernardino Municipal Water Department (SBMWD) 
will provide water services to Spring Trails. Water will be supplied to Spring 
Trails from lower elevations by a combination of expanding and improving the 
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off-site water system and the provision of on-site reservoirs and transmission 
lines. Detailed water system improvement plan and supply analysis have been 
prepared and demonstrate that adequate water supply and service are available 
to accommodate the buildout of Spring Trails. 

Drainage. Spring Trails maintains the significant drainage courses on-site to 
carry most of the off-site water through the site to existing drainage facilities. 
The drainage concept for Spring Trails is designed to either maintain natural 
drainage courses or capture both on-and off-site stormwater flows and route 
them through a series of catch basin inlets and storm drain systems that convey 
water to three on-site detention basins where it is treated and discharged at a 
controlled rate into Cable Canyon. The drainage system and detention basins 
will reduce stormwater runoff from the site to levels below those that existed 
prior to the project. Spring Trails will be required to comply with and obtain 
necessary NPDES and SWPPP permits. 

Sewer. The Spring Trails project lies within the City of San Bernardino sanitary 
sewer service area. Spring Trails will connect to the City’s existing 10-inch sewer 
line that ends at Little League Drive and Meyers Road, which is then connected 
to the south to a major interceptor system and is eventually treated in the San 
Bernardino Water Reclamation Plant. Existing capacity is available in the sewer 
system to serve the buildout population within the City. The sewer facilities will 
be designed and constructed in accordance with the City of San Bernardino 
standards and specifications and in accordance with the Standard Specifications for 
Public Works Construction (latest edition). 

In addition, the infrastructure that crosses earthquake faults is designed to 
handle earthquakes and surface ruptures. 

Within Spring Trails, the developer(s) will be responsible for constructing/
funding their fair share of required on- and off-site infrastructure improvements, 
such as water lines, sewers, storm drains, recycled-water lines, and streets. All 
infrastructure improvements will be developed in conjunction with the roadway 
improvements. 

Parks, Trails, and Open Space 
General Plan Goals and Policies 
Goal 8.1: Improve the quality of life in San Bernardino by providing adequate parks and 
recreation facilities and services to meet the needs of our residents. (Parks, Recreation, and 
Trails) 

Goal 8.2: Design and maintain our parks and recreation facilities to maximize safety, 
function, beauty, and efficiency. (Parks, Recreation, and Trails) 
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Goal 8.3: Develop a well-designed system of interconnected multi-purpose trails, bikeways, 
and pedestrian paths. (Parks, Recreation, and Trails) 

Policy 8.3.9 Separate bikeway and trail systems from traffic and roadways wherever 
possible. (PRT-1) 

Policy 8.3.10 Provide clear separation of hikers, joggers, and equestrians where possible. 
(PRT-1) 

Goal 8.4 Provide adequate funding for parkland and trails acquisition, improvements, 
maintenance, and programs. 

Policy 8.4.2 Continue to require developers of residential subdivisions to provide fee 
contributions based on the valuation of the units to fund parkland acquisition and 
improvements. (LU-1) 

Policy 8.4.4 Continue and expand mechanisms by which the City may accept gifts and 
dedications of parks, trails, open space, and facilities. (PRT-2) 

Specific Plan Response 
Maximum buildout of the Spring Trails Specific Plan would accommodate 
approximately 1,028 residents. Based on the City’s standard of 5 acres of 
parkland per 1,000 residents, full buildout of the Specific Plan would result in 
the need to provide 5.14 acres of parkland or an equivalent fee in lieu of 
dedicated parkland. Spring Trails provides approximately 245.4 total acres of 
public and private parkland, open space, and trails and the 9.0 acres of usable 
public and private parks exceed City requirements. In addition, there are 3.8 
miles of trails that provide access to the surrounding natural open spaces 

Spring Trails will be integrated and linked both internally and with surrounding 
uses via 3.8 miles of multi-purpose trails as well as on-street bike lanes. The 
open spaces and parks will be maintained by homeowners associations and/or 
lighting and landscape maintenance district. 

Safety 
General Plan Goals and Policies 
Goal 2.8: Protect the life and property of residents, businesses, and visitors to the City of 
San Bernardino from crime and the hazards of flood, fire, seismic risk, and liquefaction. 
(Land Use) 

Goal 7.1: Protect the residents of San Bernardino from criminal activity and reduce the 
incidence of crime. (Public Facilities and Services) 
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Goal 7.2: Protect the residents and structures of San Bernardino from the hazards of fire. 
(Public Facilities and Services) 

Policy 7.2.6 Require that all buildings subject to City jurisdiction adhere to fire safety 
codes. (LU-1) 

Goal 10.6: Protect the lives and properties of residents and visitors of the City from flood 
hazards. (Safety) 

Goal 10.5 Reduce urban run-off from new and existing development. 

Policy 10.5.1 Ensure compliance with the Federal Clean Water Act requirements for 
National Pollutant Discharge Elimination System (NPDES) permits, including 
developing and requiring the development of Water Quality Management Plans for all new 
development and significant redevelopment in the City. (LU-1) 

Policy 10.5.2 Continue to implement an urban runoff reduction program consistent with 
regional and federal requirements, which includes requiring and encouraging the following:  

• Increase permeable areas to allow more percolation of runoff into the ground; 

• Use natural drainage, detention ponds or infiltration pits to collect runoff; 

• Divert and catch runoff using swales, berms, green strip filters, gravel beds and 
French drains; 

• Install rain gutters and orient them towards permeable surfaces; 

• Construct property grades to divert flow to permeable areas; 

• Use subsurface areas for storm runoff either for reuse or to enable release of runoff 
at predetermined times or rates to minimize peak discharge into storm drains; 

• Use porous materials, wherever possible, for construction of driveways, walkways 
and parking lots; and 

• Divert runoff away from material and waste storage areas and pollution-laden 
surfaces such as parking lots. (LU-1) 

Policy 10.5.4 Require new development and significant redevelopment to utilize site 
preparation, grading and foundation designs that provide erosion control to prevent 
sedimentation and contamination of waterways. (LU-1) 

Goal 10.7: Protect life, essential lifelines, and property from damage resulting from seismic 
activity. (Safety) 
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Goal 10.8 Prevent the loss of life, serious injuries, and major disruption caused by the 
collapse of or severe damage to vulnerable buildings in an earthquake. 

Policy 10.8.2 Require that lifelines crossing a fault be designed to resist the occurrence of 
fault rupture. 

Goal 10.9: Minimize exposure to and risks from geologic activities. (Safety) 

Goal 10.10: Protect people and property from the adverse impacts of winds. (Safety) 

Goal 10.11: Protect people and property from urban and wildland fire hazards. (Safety) 

Specific Plan Response 
Spring Trails contains several significant natural features that have made safety a 
special concern in the design of the community. Significantly, the San Andreas 
Fault system runs through the project, natural drainage courses cut through the 
project, and wildland fire is a threat. 

Seismic Safety. Spring Trails includes three traces of the San Andreas Fault, 
which runs in an east–west direction through the northern and southern 
portions of the project site. These faults were precisely located through detailed 
geologic investigations to establish safe structural setback limits. Development 
in Spring Trails is sited to avoid the fault and comply with the Alquist-Priolo 
requirements. Development is required to comply with the latest building codes, 
which are designed to resist damage from seismic shaking. In addition, as noted 
in Section 3, Development Standards, the infrastructure that crosses earthquake 
faults must be designed to handle earthquakes and surface ruptures and the 
detailed structural plans will be approved in the grading, infrastructure, and 
building permit process as appropriate. In particular, this Specific Plan requires 
that: 

■ All structures in Spring Trails shall be required to meet or exceed the 
applicable seismic design standards of the California Building Standards 
Code, which correspond to the level of seismic risk in a given location. 

■ Construction of habitable buildings shall not occur over or within 50 feet of 
any known active fault or as required by the geotechnical analyses. 

■ No water reservoir or booster pump station shall be constructed within 15 
feet of an active fault. 

■ Grading for building pads and roads shall conform to specifications of the 
geologist, based on a soils study and final geotechnical study. 
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■ Flexible materials and joints shall be used for infrastructure (e.g., roads, 
sewer and water lines) located across known faults. 

■ Flexible pipe fittings shall be used to avoid gas or water leaks. Flexible 
fittings are more resistant to breakage. 

■ The final project grading plan shall be reviewed by the City geologist. 

Drainage and Flooding. Because Spring Trails sits on an alluvial plain on the 
slopes of the San Bernardino Mountains, flooding and drainage is a critical 
factor. On a regional perspective, the drainage area of which Spring Trails 
belongs flows east into Cable Canyon, then into Cable Creek, and eventually 
into the Santa Ana River. The site itself consists of four major drainage patterns: 

■ Drainage area A. A 2,030-acre drainage area (148.9 acres on-site and 1,881 
acres off-site) that includes the west and east forks of Cable Canyon, which 
flow south through the northeastern corner of the property and meet a 
tributary flowing from the east.  

■ Drainage area B. A 63.7-acre watershed (51.6 acres on-site and 12.1 acres 
off-site) comprises surface flow drainage that flows southwesterly through 
the center of the site and ultimately into Cable Canyon. 

■ Drainage area C. A 198.2-acre watershed (128.4 acres on-site and 69.8 acres 
off-site) that consists of off-site surface flows and a defined drainage course 
that run onto the site and exit through the southeastern part of the project.  

■ Drainage area D. A 341.6-acre drainage area (21.8 acres on-site and 319.8 
acres off-site) that includes Meyers Creek.  

Spring Trails is designed to either maintain natural drainage courses or capture 
both on-and off-site stormwater flows and route them through a series of catch 
basin inlets and storm drain systems that convey water to three on-site detention 
basins where it is treated and discharged at a controlled rate into Cable Canyon. 
The drainage system and detention basins will reduce stormwater runoff from 
the site to levels below those that existed prior to the project. Spring Trails will 
be required to comply with and obtain necessary NPDES and SWPPP permits. 

Portions of Cable Canyon and Meyers Canyon are identified as 100-year flood 
zones, which are constrained to the deep channels of the creeks, and 
development is located to avoid these areas and minimize road crossings.  

Wildland Fire. Because of the adjacent San Bernardino National Forest, steep 
slopes, and high winds, the Spring Trails area is at risk from wildland fires. To 
ensure the safety of lives and property, a detailed fire analysis was conducted 
and an extensive fire protection plan was developed for Spring Trails that will 
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protect development from wildland fires. Significant provisions of the fire 
protection plan include: 

■ The protection of structures through the use of noncombustible exterior 
building materials, restriction on the use of cornice and eave vents, fire 
sprinklers, and compliance with the most current fire codes. 

■ Greater levels of structure protection on the perimeters of the project. 

■ Placement of streets on the perimeter of the project to provide a firebreak 
and a first line of defense against fires. 

■ Adequate access and maneuverability for fire protection vehicles. 

■ Careful placement of fire hydrants and design of structures to facilitate fire 
suppression efforts and fire hose access. 

■ Strict landscape and use zones, called fuel modification zones, which include 
private yards and extend approximately 170 to 230 feet from structures. 
Within the fuel modification zones, there are restrictions on the type, 
spacing, irrigation, and maintenance of landscaping. 

■ Clear disclosure to potential homebuyers of the fire threat, preventative 
measures, and individual responsibilities. 

■ Clear delineation of and maintenance responsibilities for the fuel 
modification zones. 

■ Aggressive program to educate residents on the fire threat, landscaping 
requirements, and maintenance responsibilities. 

High Winds. The City of San Bernardino experiences periods of high winds, 
especially in the Cajon Pass and at the bottom of canyons. Spring Trails is 
included in the City’s designated High Wind Area, which has certain appropriate 
building standards. Development in Spring Trails is required to comply with the 
building standards for this area and will be designed and oriented to avoid the 
creation of wind tunnels that concentrate gusts in corridors. 
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Environmental Sensitivity 
General Plan Goals and Policies 
Goal 2.6: Control development and the use of land to minimize adverse impacts on 
significant natural, historic, cultural, habitat, and hillside resources. (Land Use) 

Goal 10.4: Minimize the threat of surface and subsurface water contamination and 
promote restoration of healthful groundwater resources. (Safety) 

Goal 10.5: Reduce urban run-off from new and existing development. (Safety) 

Goal 12.1: Conserve and enhance San Bernardino’s biological resources. (Natural 
Resources and Conservation) 

Goal 12.2: Protect riparian corridors to provide habitat for fish and wildlife. (Natural 
Resources and Conservation) 

Goal 12.3: Establish open space corridors between and to protected wildlands. (Natural 
Resources and Conservation) 

Policy 12.2.3 Pursue voluntary open space or conservation easements to protect sensitive 
species or their habitats. (NR-1) 

Goal 12.5: Promote air quality that is compatible with the health, well-being, and 
enjoyment of life. (Natural Resources and Conservation) 

Goal 12.6: Reduce the amount of vehicular emissions in San Bernardino. (Natural 
Resources and Conservation) 

Goal 13.1: Conserve scarce energy resources. (Energy and Water Conservation) 

Goal 13.2: Manage and protect the quality of the City’s surface waters and ground water 
basins. (Energy and Water Conservation) 

Specific Plan Response 
The Spring Trails Specific Plan includes guidelines that address sustainable and 
green building practices for the individual building as well as overall community 
design. The sustainability guidelines address the use of active and passive energy 
and resource conservation measures—such as efficient landscaping and building 
designs—and utilization of other green building techniques/materials. The land 
plan for Spring Trails is based on this commitment. In particular, development 
is focused on 70 percent of the total site, avoiding significant drainage corridors, 
fault zones, steep slopes, and ridgelines. 
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Another critical sustainability issue is water and watershed management. Spring 
Trails includes the following elements to address the critical issues of water 
conservation, water quality, and watershed management: 

■ The compact design limits the development footprint; open lands that can 
absorb runoff are maximized. 

■ Natural drainage ways are maintained and incorporated into the design of 
the project as open space amenities. 

■ Landscaping and irrigation materials and methods are designed to increase 
efficiency and minimize water demand. 

■ Efficient, water-conserving technologies, such as low-flow toilets, are used. 

■ Drainage outlets, bioswales, and other permeable surfaces will be designed 
to control urban runoff pollutants caused by the development of the 
project. 
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APPENDIX C: FIRE PROTECTION 
PLAN 
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Insert 36”x60” Fire Protection Plan Sheet 1 – To be provided in final version 
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Insert 36”x60” Fire Protection Plan Sheet 2 – To be provided in final version 
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Insert 36”x60” Fire Protection Plan Sheet 3 – To be provided in final version 
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Insert 36”x60” Fire Protection Plan Sheet 4 – To be provided in final version 
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APPENDIX D: FOOTHILL FIRE 
ZONES OVERLAY DISTRICT 
CONFORMANCE 
This section outlines Spring Trails’ compliance with the standards contained in 
the City of San Bernardino’s Foothill Fire Zones Overlay District. Spring Trails 
is located within the City’s FF (Foothill Fire Zones Overlay) District. The 
overlay district identifies 3 foothill fire zones that have different degrees of 
hazard. The foothill fire zones are: A-Extreme Hazard, B-High Hazard, and C-
Moderate Hazard. Development within Spring Trails is within Fire Zone C. The 
following table describes Spring Trails’ compliance with the standards contained 
in the FF District (Section 19.15.040). 

FF District Standards 
Section FF District Standard Spring Trails Compliance 
1. Access and Circulation 

1.A. Local hillside street standards shall be 
used to minimize grading and erosion 
potential while providing adequate 
access for vehicles, including emergency 
vehicles. The right-of-way shall be 48.5 
feet with 40 feet of paved width and 
parking on both sides and a sidewalk on 
1 side. (A + B) 
 

Cul-de-sacs with homes 
fronting on both sides have 
a right-of-way of 46 feet 
with parking on both sides 
and a paved width of 36 
feet. Cul-de-sacs with 
homes fronting on only 
one side have a right-of-
way of 40 feet with parking 
on one side and a paved 
width of 32 feet.  All other 
streets have a right-of-way 
of 50 feet, except as noted 
in 1.B. below. 

1.B. Streets shall have a paved width of 32 
feet with parking and sidewalk on 1 side 
of the street only and right-of-way of 
40.5 feet, subject to review and 
recommendation by the Fire Chief and 
the City Engineer, with approval by the 
Commission. (A + B) 

Secondary local roads have 
a right-of-way of 40 feet 
with parking and sidewalk 
on one side of the street 
and a paved width of 32 
feet. 

1.C. Subdivisions shall be designed to allow 
emergency vehicle access to wildland 
areas behind structures. This is to be 
accomplished in either of 2 ways: 
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Section FF District Standard Spring Trails Compliance 
 1. Provide a perimeter street along the 

entire wildland side of development or 
Spring Trails provides a 
perimeter road along 
portions of the eastern side 
of the development.  

 2. Provide a fuel-modified area, a 
minimum of 150 feet in depth from the 
rear of the structure, adjacent to the 
subdivision and connected to the 
interior street by flat 12 foot minimum 
access ways placed no more that 350 
feet apart. If designed as a gated 
easement, access ways may be part of a 
side yard. (A + B + C where abuts 
wildland) 

Spring Trails also provides a 
minimum 170-foot-deep 
fuel-modified area from the 
rear of structures that are 
adjacent to wildland areas. 

1.D. No dead-end streets are permitted. 
Temporary cul-de-sacs are required. 

Spring Trails does not have 
dead-end streets. 

1.E. All permanent cul-de-sac turnarounds 
and curves shall be designed with a 
minimum radius of 40 feet to the curb 
face. No parking shall be allowed on the 
bulb of a cul-de-sac. (A + B + C) 

Cul-de-sacs within Spring 
Trails are designed with a 
minimum radius of 40 feet 
and no parking will be 
allowed on the bulb of the 
cul-de-sac. 

1F. Cul-de-sacs to a maximum of 750 feet in 
length may be permitted with a 
maximum of 30 dwelling units, and to a 
maximum of 1,000 feet in length with a 
maximum of 20 dwelling units. (A + B) 

The cul-de-sacs comply 
with this requirement.  The 
maximum proposed cul-
de-sac length is 885 feet 
with 9 D.U. 

1.G. Driveways to residential garages of more 
than 30 feet in length shall extend for a 
minimum distance of 20 feet from the 
garage, on a maximum grade of 5%. 
Driveways less than 30 feet in length 
shall have a maximum grade of 8% for a 
minimum distance of 20 feet from the 
garage. No portion of a driveway shall 
exceed a grade of 15%, unless approved 
by the Fire Chief and City Engineer. 
Driveways shall be designed so that the 
algebraic difference in grades will not 
cause a vehicle to drag or hang-up. 
(A+B+C) 

Driveways greater than 30 
feet in length shall have 
maximum grade of 10% for 
a minimum distance of 20 
feet from the garage. 
Driveways less than 30 feet 
in length shall have a 
maximum grade of 12% for 
a minimum distance of 20 
feet from the garage. Any 
variance would require 
approval from the Fire 
Chief and/or City Engineer. 

1.H. Hillside collector and arterial streets shall 
not exceed 8% grade. Hillside residential 
streets shall not exceed 15% grade. 
Grades of streets shall be as provided in 
this subsection, unless otherwise 
approved in writing by the Public 

Primary local roads with a 
50-foot right-of-way are 
designed with a maximum 
grade of 12%. 
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Services, Fire, and Public Works 
Departments. (A+B+C) 

1.I. A tentative tract or parcel map shall 
provide for at least 2 different standard 
means of ingress and egress which 
provide safe, alternate traffic routes 
subject to approval by the Fire 
Department. The two separate means of 
access shall be provided pursuant to 
Section 19.30.200 of this Development 
Code. (A+B+C) 

Spring Trails provides two 
points of access to the 
development. 

2. Site and Street Identification 
2.A. Non-combustible and reflective street 

markers shall be visible for 100 feet 
pursuant to City standards. (A+B+C) 

Spring Trails will include 
noncombustible, reflective 
street markers that will be 
visible for 100 feet. 

2.B. Non-combustible building addresses of 
contrasting colors shall be placed on the 
structure fronting the street. Four inch 
high (residential) and 5 inch high 
(commercial) lettering and numbers 
visible at least 100 feet are required. 
(A+B+C) 

Spring Trails will provide 
noncombustible building 
addresses of contrasting 
colors on structures 
fronting the street. 

3. Roadside Vegetation 
3. All vegetation shall be maintained and 

all dead plant material shall be removed 
for a distance of 10 feet from curbline. 
(A+B+C) 

All vegetation within 
Spring Trails will be 
maintained by either the 
Master Homeowners 
Association or Landscape 
and Lighting Maintenance 
District. 

4. Water Supply 
4.A. Static water sources such as fire hydrants 

and wells shall have clear access on each 
side of at least 15 feet. (A+B+C) 

Static water sources within 
Spring Trails will have clear 
access on each side of at 
least 15 feet. 

4.B. A minimum of 2 private spigots facing 
the foothills/wildlands shall be required 
for each structure. (A+B+C) 

A minimum of 2 private 
spigots facing the 
foothills/wildlands will be 
provided on each structure 
within Spring Trails. 

4.C. Fire hydrants shall be identified with 
approved blue reflecting street markers. 
(A+B+C) 

Fire hydrants will be 
identified with approved 
blue reflecting street 
markers within Spring 
Trails. 
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4.D. Each cul-de-sac greater than 300 feet in 

length shall have a minimum of 1 
hydrant. (A+B+C) 

Cul-de-sacs within Spring 
Trails over 300 feet in 
length will have at least 
one fire hydrant. 

4.E. Minimum fire flow shall be 1,000 gallons 
per minute. (A+B+C) 

Spring Trails will provide a 
minimum fire flow of 1,000 
gallons per minute. 

5. Erosion Control 
5.A. All fills shall be compacted. (A+B+C) All fills within Spring Trails 

will be compacted. 
5.B. For all new projects, erosion and 

drainage control plans must be prepared 
by a licensed civil engineer, and be 
approved prior to permit issuance. 
(A+B+C) 

Erosion and drainage 
control plans have been 
prepared by a licensed civil 
engineer. 

5.C. The faces at all cut and fill slopes shall be 
planted with a ground cover approved 
by the City Engineer. This planting shall 
be done as soon as practicable and prior 
to final inspection. Planting of any slope 
less than 5 feet in vertical height, or a cut 
slope not subject to erosion due to the 
erosion-resistant character of the 
materials, may be waived by the City 
Engineer. An automatic irrigation system 
shall be installed for planted slopes in 
excess of 15 feet in vertical height, unless 
recommended otherwise in the 
preliminary soils report or waived by the 
City Engineer. If required by the City 
Engineer, a recommendation for types of 
planting materials shall be obtained 
from a Landscape Architect. The 
Landscape Architect shall, prior to final 
inspection, provide the City Engineer 
with a statement that the planting has 
been done in compliance with 
recommendations approved by the City 
Engineer. (A+B+C) 

The faces of all cut-and-fill 
slopes within Spring Trails 
will be planted with ground 
cover approved by the City 
Engineer.  
 
An automatic irrigation 
system will be installed for 
planted slopes in excess of 
15 feet in vertical height, 
unless recommended 
otherwise in the 
preliminary soils report or 
waived by the City 
Engineer. 
 
The Landscape Architect 
will provide the City 
Engineer with a statement 
that the planting has been 
done in compliance with 
recommendations 
approved by the City 
Engineer. 

5.D. Erosion landscaping plans shall 
incorporate the use of fire resistant 
vegetation. (A+B+C) 

All erosion landscaping 
plans within Spring Trails 
will use fire-resistant 
vegetation. 

5.E. All parties performing grading 
operations, under a grading permit 
issued by the City Engineer, shall take 

All parties performing 
grading operations within 
Spring Trails will take 
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reasonable preventive measures, such as 
sprinkling by water truck, hydroseeding 
with temporary irrigation, dust 
palliatives, and/or wind fences as 
directed by the City Engineer, to avoid 
earth or other materials from the 
premises being deposited on adjacent 
streets or properties, by the action of 
storm waters or wind, by spillage from 
conveyance vehicles or by other causes. 
Earth or other materials which are 
deposited on adjacent streets or 
properties shall be completely removed 
by the permittee as soon as practical, but 
in any event within 24 hours after receipt 
of written notice from the City Engineer 
to remove the earth or materials, or 
within such additional time as may be 
allowed by written notice from the City 
Engineer. In the event that any party 
performing grading shall fail to comply 
with these requirements, the City 
Engineer shall have the authority to 
engage the services of a contractor to 
remove the earth or other materials. All 
charges incurred for the services of the 
contractor shall be paid to the City by 
the permittee prior to acceptance of the 
grading. (A+B+C) 

reasonable preventive 
measures to avoid earth or 
other materials from the 
premises being deposited 
on adjacent streets or 
properties. Earth or other 
materials that are 
deposited on adjacent 
streets or properties will be 
completely removed by the 
permittee as soon as 
practical, but in any event, 
within 24 hours after 
receipt of written notice 
from the City Engineer, or 
within additional time as 
allowed by written notice 
from the City Engineer. 

6. Construction and Development Design 
6.A. Building standards governing the use of 

materials and construction methods for 
structures contained within the Foothill 
Fire Zones shall be in accordance with 
the San Bernardino Municipal Code 
Section 15.10. 
 
 

Materials and construction 
methods for structures 
within Spring Trails will be 
in accordance with the San 
Bernardino Municipal Code. 

6.B. A slope analysis shall be filed with all 
discretionary applications for all projects 
in Fire Zones A & B consistent with the 
Hillside Management section of the 
General Plan and Section 19.17.080(2) of 
this Development Code. (A+B) 

A slope analysis has been 
prepared and is included as 
part of the Spring Trails 
Specific Plan. 

6.C. Structures shall be located only where 
the upgraded slope is 50% or less. If the 

No structure within Spring 
Trails is adjacent to a slope 
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building pad is adjacent to a slope which 
is greater than 50% and is greater than 
30 feet in height, a minimum pad 
setback of 30 feet from the edge of the 
slope is required. The setback may be 
less than 30 feet only when the entire 
slope, or 100 feet adjacent to the 
building pad, whichever is less, is 
landscaped with fire resistant vegetation 
and maintained by an automatic 
irrigation system. (A+B) 

greater than 50%. 

6.D. All proposed property lines shall be 
placed at the top of slopes, except where 
the original parcel's exterior boundary 
line does not extend to the top of the 
slope. (A+B+C) 

In some cases the property 
line may be located at the 
bottom of a slope where 
the property line extends 
to a road or the property 
line may be located in the 
middle of a slope at a 
drainage bench to prevent 
cross-lot drainage. 

6.E. Development on existing slopes 
exceeding 30% or greater may occur if in 
conformance with all applicable 
ordinances, statutes and California 
Environmental Quality Act review. (A) 

This condition does not 
apply in Spring Trails. 

6.F. Structures shall be permitted in narrow 
canyon mouths or ridge saddles, only if 
approved by the City Engineer and Fire 
Department. (A+B) 

This condition does not 
apply in Spring Trails. 

6.G. All new structures requiring permits, 
including accessory structures, guest 
housing or second units shall conform to 
all applicable fire zone standards. 
(A+B+C) 

All structures within Spring 
Trails will conform to all 
applicable fire zone 
standards. 

6.H. Excluding openings, all exterior 
elements, including walls, garage doors, 
fences, etc., shall be free of exposed 
wood (as defined in Chapter 15.10). 
(A+B, and C where abuts wildlands.) 

All exterior elements, 
including walls, garage 
doors, fences, etc., will be 
free of exposed wood, as 
provided for in the Spring 
Trails Fire Protection Plan. 

6.I. The minimum distance between 
structures shall be 60 feet in Zone A and 
30 feet in Zone B, unless otherwise 
approved by the Fire Chief with 
Concurrence by the Development 
Review Committee. (A+B) 

Development within Spring 
Trails occurs on slopes less 
than 15% (Zone C); 
therefore, this standard 
does not apply. 
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6.J. A fuel-modification plan or a reasonable 

equivalent alternative as approved by 
the Fire Chief is required. The plan shall 
include a "wet zone" of a minimum 
depth of 50 feet of irrigated landscaping 
behind any required setback and 
"thinning zones" of a minimum depth of 
100 feet of drought tolerant, low volume 
vegetation, adjacent to any natural area 
behind structures and provisions for 
maintenance. A fire model shall be 
prepared pursuant to Section 
19.30.200(6)(D)(3). (A+B, and C where 
abuts wildlands.) 

The Spring Trails Fire 
Protection Plan includes a 
fuel-modification plan that 
includes "wet zones" and 
"thinning zones" as 
required by this standard. A 
fire model has been 
prepared and submitted to 
the San Bernardino Fire 
Department. 
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6.K. Retrofitting of any element is required 

when more than 25% replacement of 
that element occurs; i.e., roofing, fencing. 
(A+B+C) 

This condition does not 
apply in Spring Trails. 
However, future retrofitting 
of any element will be 
required when more than 
25% replacement of that 
element occurs: i.e., 
roofing, fencing. 

7. Miscellaneous 
7.A. All future transfers of property shall 

disclose to the purchaser at the time of 
purchase agreement and the close of 
escrow the high fire hazard designation 
applicable to the property. (A+B+C) 

All future transfers of 
property within Spring 
Trails will be required to 
disclose to the purchaser at 
the time of purchase 
agreement and the close of 
escrow the high fire hazard 
designation applicable to 
the property. 

7.B. Firebreak fuel modification zones shall 
be maintained, when required, through 
homeowner associations, assessment 
districts or other means. (A+B+C)  

Firebreak fuel modification 
zones within Spring Trails 
will be maintained by 
either the Master 
Homeowners Association 
or Landscape and Lighting 
Maintenance District. 
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APPENDIX F: ALTERNATIVE PLAN 
If the SCE power lines can be located underground or relocated, then the 
Alternative Development Plan contained in these appendices may be utilized for 
the development of Spring Trails.  All other provisions of this Specific Plan shall 
remain in effect and shall apply to the alternative plan. 

The alternative plan for Spring Trails is the same as the preferred plan in every 
respect except it is assumed that the above-ground power lines can be relocated 
or located underground and the number of developable residential lots can 
increase by three (from 304 to 307) as shown on Figure 2.2A, Alternative 
Development Plan.  In the alternative, the power lines would be above ground 
north of Cable Creek and then either be relocated or located underground south 
of Cable Creek. The northern portion of the power line easement is designated 
as residential on Figure 2.2A; however, development is not permitted within the 
power line easement. 

Zoning 
A zoning designation is linked to legal lot lines but does not provide a true 
picture of the buildable area of Spring Trails as portions of many lots contain 
fault zones, graded internal slopes, steep external slopes, water tanks, permanent 
open space, trail easements, or above-ground power lines and may not be built 
upon. Figure 2.3A, Alternative Zoning Map, has been prepared to satisfy zoning 
law but is not the determining factor for the location of development in Spring 
Trails.  If the alternative plan is utilized, Figure 2.2A, Alternative Development Plan, 
shall govern when determining the use, standards, and buildable area for any 
legal lot. 
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Table 2.1A Alternative Plan Development Potential 

Land Use Acres 1, 2 
Maximum 

Density Units 3 Pop. 4 

Developed Area 
Residential 70.9 1 unit per lot 306 1,025 
Private Lot (existing) 2.2 1 unit 1 3 
Parks (public and private) 9.0    
Open Space–
Homeowner Maintained 125.1    
Utilities 1.2    
Roads (on-site) 33.1    

Subtotal 241.5  307 1,028 
Undeveloped Area 
Open Space–Natural 111.3    
Total 

Total 352.8  307 1,028 
Off-Site Access 
Roads/Grading (off-site) 23.7    

Notes: 
1As discussed in Section 6, Administration and Implementation, variations to account for 

final roadway alignments and grading may result in a minor shifting of acres. 
2 Statistics are based upon buildable area depicted on Figure 2.2A instead of the legal lot 

area to give a true picture of the use of the land. See Figure 2.3A, Alternative Zoning Map, 
for the zoning designations. 

3 Lots 30 and 233, as numbered on Tract Map 15576, are undevelopable unless the 
building pads are reconfigured in a manner that is acceptable to the Fire Chief. If they are 
not reconfigured accordingly, the total units developed will be 305. 

4 Population is based on 3.35 persons per unit (Table 2: E-5 City/County Population and 
Housing Estimates, 1/1/2007). 

Open Space 
The Alternative Trails, Parks, and Open Space Plan, Figure 3.10A, is identical to 
the open space and parks plan shown on Figure 3.10 in the Specific Plan except 
that the power line easement is assumed to be relocated and those portions 
designated as the Open Space-Homeowner Maintained category on Figure 3.10 
developed as residential. Therefore, in the alternative plan, there is a reduction 
of .9 acres of Open Space- Homeowner Maintained land; however, the amount 
of open space that is assumed to be usable park land is not changed from the 
preferred plan. 
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In the alternative plan, Spring Trails provides approximately 245.4 total acres of 
public and private parkland, open space, and trails, as summarized in Table 3.5A 
below.  

Table 3.5A Open Space, Parks, and Recreation Facilities 
Summary 

Parks/Recreation Facilities Acres 
Private Parks 2.0 
Public Parks 7.0 
Open Space-Natural 111.3 
Open Space- Homeowner Maintained 125.1 

Total 245.4 

Landscape Theme 
The landscape theme in the alternative plan is identical to that for the preferred 
plan except that, with the location of the power lines, the area under the power 
lines is developed as residential and is no longer identified as a refined landscape 
zone.  As discussed in Chapter 3, Development Standards, the refined open 
space zone generally consists of natural and manufactured slopes and the plant 
palette presented in Table 3.6 contains plant species appropriate for each 
landscape zone.  

Other Refinements 
There may be other minor revisions to the grading plan and the placement of 
utility lines that may accompany the alternative plan.  These will addressed 
through the grading plan and tract map process and must be in substantial 
conformance with the alternative plan.  
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Figure 2.2A Alternative  Development Plan
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Notes:
1. This Alternative Development Plan will be utilized if
the SCE powerlines can be located underground.

2. The Alternative Development Plan is a true 
representation of the use of land irrespective of legal
lot lines and shows the areas where buildings may be
located, graded slope areas, parks, roadways, and open
space areas. The development potential shown in Table
2.1A is keyed to this figure.

3. When determining the use, development standards,
and buildable area of each lot within Spring Trails, this
Figure and its associated land use categories shall 
govern.

4. This Figure represents the intended alternative
development pattern of Spring Trails and minor 
adjustments to roadway alignments and widths, grading
areas, buildable pad confi gurations, and land use  
boundaries may be made per the provisions of Chapter
6, Administration and Implementation.

       Lots 30 and 233 are unbuildable unless the building
pads are reconfi gured in a manner acceptable to the 
fire chief.
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Figure 2.3A Alternative  Zoning Map
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of each lot.  Therefore, when determining the use, 
standards, and buildable area for a lot, Figure 2.2A, 
Alternative Development Plan, shall govern.
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Figure 3.10A Alternative  Trails, Parks, and Open Space Plan
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Figure 3.28A Alternative  Landscape Zones
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SPRING TRAILS

DEVELOPMENT AGREEMENT

This Spring Trails Development Agreement (" Agreement") is entered into between the

City of San Bernardino, a California charter law city and municipal corporation (" San

Bernardino"), and Montecito Equities, Ltd., a California limited partnership ( hereinafter

Montecito"). This Agreement is dated as of February 19 , 2013 for reference only. 
This Agreement will not become effective until the " Effective Date" ( defined below). San

Bernardino and Montecito are entering into this Agreement in reliance on the facts set forth in
the Recitals, below. 

RECITALS

A. San Bernardino is authorized under Government Code Section 65864, etLe . and

City Municipal Code Chapter 19.40 ( collectively, " Development Agreement Law") to enter

into binding development agreements with persons having legal or equitable interests in real
property for the development of that property. 

B. Montecito owns or has an equitable interest in real property consisting of the
approximately three hundred fifty-three ( 353) acres of land (" Property") described in attached

Exhibit A and depicted in attached Exhibit B (" Site Plan"). Although the Property is presently
located in the unincorporated territory of San Bernardino County, California (" County"), it is or

will become the subject of an application under Government Code Section 56000, et seq. before the
San Bernardino County Local Agency Formation Commission (" LAFCO"), to annex the Property
into San Bernardino' s municipal limits (" Annexation Proceedings"). 

C. Montecito applied to San Bernardino for approval and enactment of this Agreement

as the primary governing instrument for the development and use of the Property. San Bernardino' s
Planning Commission (" Planning Comnussion") and Common Council (" Common Council") 

have conducted public hearings and have found that this Agreement is consistent with San
Bernardino' s General Plan (" General Plan"), including the General Plan Land Use Element. 

D. On February 19 , 2013, the Common Council adopted its Resolution No. 

2Q13- 14 (" Enacting Resolution"), which approved this Agreement. The Enacting Resolution
became effective on the date of its adoption. 

E. By adopting the Enacting Resolution, the Common Council elected to exercise its
governmental powers with regard to the Development of the Property at the present time rather than
later. This Agreement binds San Bernardino and future Common Councils and limits the Common
Council' s future exercise of its police powers. This Agreement has been extensively reviewed by
the Planning Commission and the Common Council, both of which found it to be fair, just and
reasonable and in the best interests of San Bernardino' s citizens and the health, safety and welfare
of the public. 

F. San Bernardino has complied with all California Environmental Quality Act
California Public Resources Code Section 21000, et M.) ("CEQA") requirements with respect
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to the approval of this Agreement and of the Project, through the Common Council' s

certification of that certain Environmental Impact Report # 4; C H'No , (" EIR"). 

ooT&-g& 

G. Developer proposes to subdivide and develop the Property as a phased residential
development project in accordance with the following Development Approvals: 

1. General Plan Amendment No. 02-09, approved by Resolution No. 
on h 20 13, 

2. Specific Plan No. approved by Resolution No. 

on ab V? , 2013. 

3. Tentative Tract Map 15576 ( SUB No. 02- 09) ("' Tract leap"), approved by
Resolution No. 1013 -31, on _ 20_a. 

H. San Bernardino has placed certain conditions on its approval of the Tract Map

collectively, " Conditions of Approval"), including ( but not limited to) requirements that

Montecito: 

1. Dedicate to San Bernardino ( or its designee) rights-of-way for water main
lines and related facilities (" Water Line Easements"), easements for the construction and operation

of water tank sites ("' Tank Easements") and rights-of-way for sewer main lines and related
facilities (" Sewer Line Easements"). 

2. Construct water lines and related facilities, including water tanks (" Water

Lines") within the easements shown in the Tract Map and dedicate them to San Bernardino. 

3. Construct sewer main lines and related facilities (" Sewer Lines") within the

easements shown in the Tract Map and dedicate them to San Bernardino. 

4. Improve seven ( 7) acres of the Property as shown on the Tract Map with
public park improvements (" Public Park Facilities") and dedicate the land and improvements to

San Bernardino. 

I. The Sewer Line Easements and Sewer. Lutes all benefit properties ( collectively, 
Sewer Benefited Properties") in addition to the Property. The Sewer Benefited Properties are

depicted on attached Exhibit E. The Sewer Line Easements and the Sewer Lines are referred to in
this Agreement as the " Sewer Facilities". 

J. San Bernardino and Montecito acknowledge that Montecito' s obligation to

improve and dedicate the Public Park Facilities may exceed the Project' s fair share obligation for
public park and recreational facilities as provided by the Land Use Regulations and state law. 
The Public Park Facilities benefit properties ( collectively, " Park Benefited Properties") in

addition to the Property. The Park Benefited Properties are depicted on the attached Exhibit F. 

K. All of San Bernardino' s prior actions and approvals with regard to this Agreement
complied with all applicable legal requirements related to notice, public hearings, findings, votes, 
and other procedural matters. 

2 2
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L. The development of the Property in accordance with this Agreement will provide
substantial benefits to San Bernardino. This Agreement eliminates uncertainty in planning and
provides for the orderly development of the Property, ensures the progressive installation of
necessary public improvements to serve the Project, and serves the purposes of the Development
Agreement Law. 

M. In order to assure the vesting of its legal rights to develop the Property in
accordance with this Agreement, Montecito has previously incurred and in the future will incur
costs substantially exceeding those which it would incur in the absence of this Agreement. 

1. DEFINITIONS AND EXHIBITS. 

1. 1. Definitions. The following initially capitalized terms used in this Agreement have
the following meanings: 

Recital B. 

Section 6. 1. 

A. " Access Property(ies)" has the meaning ascribed to the term in Section

B. " Agreement" means this Development Agreement. 

C. " Annexation Proceedings" has the meaning ascribed to the term in

D. " Annual Monitoring Report" has the meaning ascribed to the term in

E. " CEQA" has the meaning ascribed to the term in Recital F. 

F. " Certificate ofAgreement Compliance" or " Certificate" has the

meaning ascribed to the term in Section 6. 5. 

Bernardino. 

H. 

G. " Common Council" means the Common Council of the City of San

H. " Conditions of Approval" has the meaning ascribed to the term in Recital

I. " County" has the meaning ascribed to the term in Recital B. 

J. " Dedicate" or " Dedication" means Montecito' s offering the public
improvement in question for acceptance by San Bernardino into its system of public
improvements, all in accordance with San Bernardino' s reasonable and customary policies and

procedures for the acceptance of publicly -dedicated improvements. 

K. " Development" means the subdivision and improvement of the Property

for the purposes of constructing or reconstructing the structures, improvements and facilities
comprising the Project, including grading; the construction of infrastructure and public and
private facilities related to the Project, whether located within or outside the Property; the

3 3
Spring Trails Development Agreement -014
M691- 000 -- 10016721



2013- 34

construction of buildings and structures; and the installation of landscaping. " Development" 

does not include the maintenance of any building, structure, improvement or facility after its
construction and completion. 

L. " Development Agreement Law" has the meaning ascribed to the term in. 
Recital A. 

M. " Development Approvals" mean all approvals, permits and other

entitlements applicable to the Development of the Property, including: specific plans and specific
plan amendments; tentative and final subdivision and parcel maps; conditional use permits, 

public use permits and site plans; zoning; variances; and grading and building permits. 

N. " Development Exactions" mean any exaction ( other than a Development
Impact Fee) imposed by San Bernardino in connection with a Development Approval or in
connection with the granting of any right, privilege or approval pertaining to the Development of
the Property, including requirements for land dedication or for public construction. 

O. " Development Impact Fee" means a monetary payment authorized by
Government Code Section 66001, et seq., whether imposed legislatively on a broad class of
development projects or on an ad hoc basis to a specific development project. 

P. " Development Plan" means the Existing Development Approvals and the
Existing Land Use Regulations applicable to Development of the Property. If any Existing
Development Approvals by their terms supersede any Existing Land Use Regulations, then
Development Plan" means the superseding Existing Development Approvals. 

Q. " Director" has the meaning ascribed to the term in Section 3. 4. 

R. " Dwelling Units" mean single-family residential dwelling units, including
detached and attached dwelling units. 

S. " Effective Date" means the date which is the later of: 

1. The date on which the Enacting Resolution is no longer subject to
referendum or judicial challenge; or

2. The date on which the Annexation Proceedings are complete and

not subject to further administrative or judicial challenge. 

T. " EIR" has the meaning ascribed to the term in Recital F. 

U. " Enacting Resolution" has the meaning ascribed to the term in Recital D. 

V. " Excess Public Park Facilities Credit" has the meaning ascribed to the
term in Section 4. 8. 

W. " Excess Sewer Facilities Credit" has the meaning ascribed to the term in
Section 4.5. 

4 4
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X. " Existing Development Approvals" mean all Development Approvals

approved or issued by San Bernardino prior to or the same day as the effective date of the
Enacting Resolution, including the Development Approvals described in Recital G. 

Y. " Existing Land Use Regulations mean all Land Use Regulations in

effect on the effective date of the Enacting Resolution, including the Land Use Regulations listed
on the attached Exhibit C. 

Section 4. 8. A. 

L. " Fair Share Park Obligation" has the meaning ascribed to the term in

AA. " General Plan" has the meaning ascribed to the term in Recital C. 

BB. " L,AFCO" has the meaning ascribed to the term in Recital B. 

CC. " Land Use Regulations" mean all of San Bernardino' s ordinances, 

resolutions, codes, rules, regulations and official written policies governing land development, 
including those governing: the permitted use of land; the density or intensity of use; subdivision
requirements, the maximum height and size of proposed buildings; the reservation or dedication
of land for public purposes; and the design, improvement and construction standards and

specifications applicable to the development of property, all as may be modified or supplemented
by the Existing Development Approvals. " Land Use Regulations" do not include any ordinance, 

resolution, code, rule, regulation or official policy governing: the conduct of businesses, 

professions, and occupations; taxes and assessments; the granting of encroachment permits and

the conveyance of rights and interests that provide for the use of or the entry upon public

property; or the exercise of the power of eminent domain. 

DD. " Lot" means any legally subdivided lot of the Property which is intended
for residential or commercial uses. 

EE. " Minor Exception" or " Minor Modification" have the meanings

ascribed to the terms in Section 3. 4. 

FF. " Montecito" means Montecito Equities, Ltd., a California limited

partnership, its successors and assigns. 

GG. " Mortgagee" means a mortgagee of a mortgage, a beneficiary under a
deed of trust, or any other security -device lender, and their successors and assigns. 

HH. " Notice" has the meaning ascribed to the teen in Section 21A. 

II. " Park Benefited Properties" has the meaning ascribed to the term in
Recital J. 

JJ. " Park Fair Share Contribution" has the meaning ascribed to the term in
Section 4. 8. D. 
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KK. " Party" means either San Bernardino or Montecito, individually. 

Parties" mean San Bernardino and Montecito, collectively. 

LL. " Person" means and refers to any association, corporation, governmental

entity or agency, individual, joint venture, joint-stock company, limited liability company, 
partnership, trust, unincorporated organization, or other entity of any kind, including San
Bernardino and Montecito. 

MM. " Planning Commission" has the meaning ascribed to the term in Recital
C. 

NN. " Project" means the Development of the Property as contemplated by the
Development Plan, as the Development Plan may be further defined, enhanced or modified in
accordance with this Agreement. 

00. 

on Exhibit B. 

PP. 

QQ• 
Section 4. 8. 

RR. 

3. 8. C. 

SS. 

under Section 3. 5. 

Property" means the real property described on Exhibit A and depicted

Public Park Facilities" has the meaning ascribed to the term in Recital H. 

Public Park Facilities Costs" has the meaning ascribed to the term in

Qualifying Conditions" has the meaning ascribed to the term in Section

Reservations of Authority" mean the rights reserved to San Bernardino

TT. " San Bernardino' means the City of San Bernardino, a California charter
law city and municipal corporation, its successors and assigns. 

H. 

UU. " Sewer Lines" has the meaning ascribed to the term in Recital H. 

VV. " Sewer Line Costs" has the meaning ascribed to the tenn in Section 4. 3. 

WW. " Sewer Line Easements" has the meaning ascribed to the term in Recital

XX. " Site Plan" has the meaning ascribed to the term in Recital B. 

YY. " Special District" has the meaning ascribed to the term in Section 5. 1. 

ZZ. " Subsequent Development Approvals" mean all Development

Approvals approved by San Bernardino subsequent to its approval of this Agreement. 

AAA. " Subsequent Land Use Regulations" mean all Land Use Regulations

adopted and effective after the effective date of the Enacting Resolution. 
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BBB. " Term" has the meaning ascribed to the term in Section 2. 3. 

CCC. " Tract Map" has the meaning ascribed to the term in Recital G. 

DDD. " Transfer" has the meaning ascribed to the term in Section 2A.A. 

EEE. " Transferee" has the meaning ascribed to the term in Section 2.4.A. 

FFF. " Transferor" has the meaning ascribed to the term in Section 2A.A. 

GGG. " Sewer Fees" has the meaning ascribed to the term in Section 4.6. 

HHH. " Sewer Benefited Properties" has the meaning ascribed to the term in
Recital I. 

III. 

JJJ. 

4. 5. 

in Section 4.5. 

Sewer Facilities" has the meaning ascribed to the term in Recital I. 

Sewer Facilities Costs" has the meaning ascribed to the term in Section

KKK. " Sewer Fair Share Contribution" has the meaning ascribed to the term

1. 2. Exhibits. The following documents are attached to a part of this Agreement: 

Exhibit A

Exhibit B

Exhibit C

Exhibit D

Exhibit E

Exhibit F

2. GENERAL PROVISIONS. 

Legal Description of Property
Site Plan

Partial Listing of Existing Land Use Regulations
Estimate of Sewer Line Construction Costs

Depiction of Sewer Benefited Properties

Depiction of Park Benefited Property

2. 1. Binding Effect of Agreement. The Property is made subject to this Agreement
and the Development of the Property may be carried out in accordance with this Agreement. 
The benefits and burdens of this Agreement touch and concern the Property and bind Montecito
and all future owners of all or any portion of the Property. 

2. 2. Ownership. Montecito represents to San Bernardino that Montecito is either the

owner of fee simple title to the Property or has an equitable interest in the Property. 

2. 3. Term. The term (" Term") of this Agreement will commence on the Effective

Date and will expire . on the twenty-fifth (
25th) 

anniversary of the Effective Date, unless
terminated sooner by operation of some other provision of this Agreement. 
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2. 4. AssigMent. 

A. Right to Assign. Montecito may sell, transfer or assign ( collectively, 
Transfer") the Property in whole or in part ( provided that no partial Transfer may violate the

Subdivision Map Act, Government Code Section 66410, et seq.) to any Person at any time. As

used in this Section 2. 4, the term " Transferor" means the person or entity (including Montecito) 
making the Transfer and the term " Transferee" means the Transfer recipient. Any Transfer
must be made in strict compliance with all of the following conditions: 

1. No Transfer of any right or interest in this Agreement may be
made unless made together with the Transfer of all or a part of the Property. 

2. Within thirty (30) days after a Transfer, the Transferor must notify
San Bernardino in writing of the Transfer and provide San Bernardino with a copy of an
agreement executed by the Transferee by which the Transferee expressly and unconditionally
assumes all the Transferor' s duties and obligations under this Agreement with respect to the

portion of the Property transferred. 

3. If San Bernardino holds security given by the Transferor with
respect to any obligation being assigned to the Transferee, then the Transferee must provide San
Bernardino with security to secure performance of the obligations assigned to the Transferee, 
which may not exceed the amount of the security previously provided to San Bernardino by the
Transferor to secure the performance of the same obligations. 

B. Subsequent Assignment. Any subsequent Transfer after an initial Transfer
may be made only in accordance with this Section 2. 4. 

C. Automatic Termination of Agreement With Respect to Individual
Improved Lot Upon Completion of Construction and Sale or Lease to Public. This Section 2.4

does not apply to any improved Lot that has been finally subdivided and which is sold or leased
for a period of at least one ( 1) year. Any Lot satisfying the foregoing requirements will
automatically be released from this Agreement concurrently with the sale or lease. 

2. 5. Voluntary Amendment or Cancellation of Agreement. This Agreement may be
voluntarily amended or cancelled in whole or in part only with the written consent of San
Bernardino and all Persons holding fee title to that portion of the Property to which the
amendment or cancellation will apply. The amendment or cancellation process must comply

with Government Code Section 65868. This Section 2. 5 does not limit the operation of

Government Code Section 65869. 5. 

2. 6. Termination. 

A. This Agreement will automatically terminate upon the occurrence of any
of the following events: 

Expiration of the Term. 

8 8
Spring Trails Development Agreement -014
M681. 000-- 1001672. 1



2013- 34

2. Entry of a final judgment setting aside, voiding or annulling the
adoption of the Enacting Resolution. 

3. Adoption of a referendum measure overriding or repealing the
Enacting Resolution. 

4. Completion of the Project, as evidenced by the issuance of all
required occupancy permits and San Bernardino' s ( or other

applicable public agency' s) acceptance of all required public

dedications. 

5. Upon the applicable Party' s election to terminate this Agreement
under Section 8. 4 and Section 8. 5. If the terminating Party under
Section 8. 5 does not own the entirety of the Property, then the
termination will apply only to that portion of the Property owned
by the terminating Party. 

B. To the extent that the conditions set forth in Section 4.3 through Section

4_8, inclusive, for credit, reimbursement and similar matters continue to exist, San Bernardino' s
obligations under such sections will survive the termination of this Agreement for any reason. 

2. 7. Notices. 

A. As used in this Agreement, the term " Notice" means any request, demand, 
approval, statement, report, acceptance, consent, waiver, appointment or other required or

permitted communication. 

B. All Notices must be in writing and will be considered given: 

1. When delivered in person to the recipient named below. 

2. On the date of delivery shown on the return receipt, after deposit in
the United States mail in a sealed envelope, postage prepaid, as either registered or certified mail, 

return receipt requested. 

3. On the date of delivery shown in the records of a reputable
delivery service ( e.g. UPS or Federal Express). 

C. All Notices must be addressed as follows: 

If to San Bernardino: If to Montecito: 

City of San Bernardino
300 North "D" Street, 2" d Floor
San Bernardino, CA 92418

Attn: City Manager

Montecito Equities, Ltd. 

100 Pacifica, Suite 345

Irvine, CA 92618

Attn: Thomas G. Wilkinson
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with a copy to: with a copy to: 

City of San Bernardino Gresham Savage Nolan & Tilden, APC

300 North "D" Street, 6th Floor 550 E. Hospitality Lane, Suite 300
San Bernardino, CA 92418 San Bernardino, CA 92408- 4205

Attn: City Attorney Attn: Mark A. Ostoich and

Kevin K. Randolph

D. Either Party may, by Notice given at any time, require subsequent Notices
to be given to another Person or to a different address, or both. Notices given before receipt of
Notice of change of address will not be invalidated by the change. 

E. Transferees will be entitled to Notices sent by San Bernardino which
pertain to that portion of the Property owned by the Transferee. 

DEVELOPMENT OF THE PROPERTY. 

3. 1. Vested Right to Develop. Subject to the terms of this Agreement, Montecito has

the legally vested right to develop the Property in accordance with the Development Plan. The

Project is subject to any Subsequent Development Approvals required to complete the Project. 
The permitted uses, the density and intensity of use, the maximum height and size of proposed
buildings, the design, improvement, and construction standards applicable to Development of the

Property and Development Exactions with respect to the Property are those set forth in the
Development Plan. 

3. 2. Effect of Agreement on Land Use Regulations. Except as otherwise allowed by

the Reservations of Authority, San Bernardino' s rules, regulations and official policies governing
the Development of the Property will be the Existing Land Use Regulations. 

3. 3. Timing of Development. Nothing in this Agreement is a covenant to develop or
construct the Project. The Parties acknowledge that Montecito cannot predict if, when or the rate
at which phases of the Project will be developed. Such decisions depend upon numerous factors
that are not within Montecito' s control, such as market demand, interest rates, absorption, 
completion and other similar factors. The California Supreme Court held in Pardee Construction
Co. v. City of Camarillo ( 1984) 37 Cal.3d 465, that the failure of the litigants in that case to
provide for the timing of development resulted in a later adopted initiative restricting the timing
of development to prevail over the litigants' agreement. The Parties intend to cure that deficiency

by providing that Montecito has the right to develop the Project in the order, at the rate and at the
times that Montecito, in its sole and absolute discretion, determines to be appropriate, subject

only to any Development Plan timing or phasing requirements. 

3. 4. Changes and Amendments to Existing Development Approvals. The Parties
acknowledge that the passage of time may demonstrate that changes to this Agreement are
necessary or appropriate. If the Parties determine that changes are necessary or appropriate, then
they will, unless otherwise required by law, implement those changes through operating
memoranda. These memoranda will be approved on behalf of San Bernardino as follows: 
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A. By the Community Development Director (" Director") in the case of

minor changes which would qualify as either a " Minor Exception" under Municipal Code

Chapter 19. 58 or a " Minor Modification" under Municipal Code Chapter 19. 60 and in any other
case where the Director is authorized by this Agreement to act. 

B. By the Planning Commission in the case of changes related to land use or
development standards which are not subject to clause (A). 

C. By the Common Council in the case of any other changes not subject to
clause (A) or (B) above, or if otherwise legally required. 

D. The Director will determine whether a proposed change is subject to

approval by the Director, the Planning Commission or the Common Council, as the case may be. 
Each operating memorandum will become part of this Agreement after its execution by all
required Persons. 

3. 5. Reservations of Authority. 

A. Any contrary provision in this Agreement notwithstanding, the following, 
but only the following, Subsequent Land Use Regulations will apply to the Development of the
Property: 

1. Procedural regulations relating to hearing bodies, petitions, 

applications, Notices, findings, records, hearings, reports, recommendations, appeals and any

other procedural matter. 

2. Regulations governing construction standards and specifications, 

including San Bernardino' s Building Code, Plumbing Code, Mechanical Code, Electrical Code, 
Fire Code and Grading Code, that are applied uniformly to all development projects in San
Bernardino similar to the Project. 

3. Regulations which do not conflict with the Development Plan and

which are reasonably necessary to protect the public health and safety of the residents of the
Project or the immediate community. To the greatest extent possible, these regulations must be
applied and construed to provide Montecito with all of the rights and assurances provided under

this Agreement. Any regulation, whether adopted by initiative or otherwise, limiting the rate or
timing of Development of the Property will conflict with the Development Plan and will not be
applicable to Development of the Property. 

4. Regulations that conflict with the Development Plan if Montecito

has given its written consent to those regulations. 

B. The Parties acknowledge that San Bernardino is restricted in its authority

to limit its police powers by contract. This Agreement will be construed, contrary to its stated
terms if necessary, to reserve to San Bernardino all those police powers that cannot be restricted
by contract. 
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3. 6. Subsequent Development Approvals. When acting on Subsequent Development
Approvals, San Bernardino may apply only the Existing Land Use Regulations and those
Subsequent Land Use Regulations that are permitted under the Reservations of Authority. Any
Subsequent Development Approval will be automatically vested under this Agreement. Without
limiting the effect of the foregoing, the Parties acknowledge that San Bernardino has certain
standards regarding final maps and that such standards can become difficult to meet in a hillside
development. As and when Montecito processes any final map for approval by San Bernardino, 
the San Bernardino City Engineer is hereby authorized to cooperate with Montecito in applying
such standards in a way that both achieves the goals of the Subdivision Map Act and is fair and
reasonable to Montecito. 

3. 7. Modification or Suspension bye or Federal Law. If a State or Federal law or
regulation which is enacted after the Effective Date prevents the Parties' compliance with any of
this Agreement' s provisions, then that provision will be modified or suspended to the extent and

for the time necessary to achieve compliance with the conflicting State or Federal law. This

Agreement' s remaining provisions will continue unaffected. The Parties will amend this
Agreement to preserve, to the greatest extent possible, the benefits that would arise to the Parties
under this Agreement, but for the conflicting State or Federal law. Upon the repeal of the
conflicting State or Federal law or upon the occurrence of any circumstance that removes their
effect upon this Agreement, this Agreement' s provisions will be automatically restored to their

full original effect and any amendment that the Parties may have entered into under this Section
3. 7 will terminate. 

3. 8. Provision of Real Property Interests by San Bernardino. 

A. Except as provided in clause ( B) and clause ( C), below, if the

Development Exactions require Montecito to construct any public improvement on property not
owned by it, then Government Code Section 66462.5 will control the Parties' rights and

obligations with respect to that public improvement. 

B. Clause ( A) above notwithstanding, Montecito is either under contract to
purchase or pursing permits for use with respect to portions of the following property (or interest
in property) within San Bernardino' s municipal limits and on which a public improvement to
provide primary or secondary access to the Project will be constructed (" access Property(ies)"): 

Ronald Martin (APN 348- 111- 11) 

Muscupiabe Ranch, LLC (APN 348- 101- 77) 

San Bernardino Municipal Water Department (APN 348- 101- 76) 

San Bernardino County Flood Control District (Cable Creek) 

Property formerly known as the Bice Property, which is now
owned by the successor to the City of San Bernardino Economic
Development Agency
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Montecito hereby waives the provisions of Government Code Section 66462. 5 with respect to
the foregoing Access Properties. 

With respect to the foregoing Access Properties, Montecito and San Bernardino agree that San
Bernardino will have no obligation to either approve a final tract map implementing the Tract
Map or assist in any material way in connection with the acquisition of an Access Property; 
however, San Bernardino will provide reasonable, non-financial assistance in connection with
Montecito' s attempts to acquire any Access Property which is held by a public agency. In
addition, in no event will any condition of approval related to a public improvement to be located
on an Access Property be deemed waived as a result of the application of Government Code
Section 66462. 5. 

C. In addition, clause ( A) above notwithstanding, on the condition that the
qualifying conditions described in clauses ( 1) through ( 3) below (" Qualifying Conditions") are

satisfied with regard to the Access Properties owned by Gloria Evans ( APN 348- 111- 28) and
Michael and Laura Kelley (APN 348- 111- 27) and located outside San Bernardino' s municipal
limits, Montecito hereby waives the provisions of Government Code Section 66462. 5 with
respect to such Property Interests. The Qualifying Conditions with respect to such Property
Interests are as follows: 

1) The public improvement is required in order to provide secondary

access to the Project and is to be located on property not owned by Montecito or under its
control. 

2) The public improvement will be located on property outside San
Bernardino' s municipal limits. 

3) Despite reasonable good faith efforts, San Bernardino has been

unable to secure those approvals needed to permit San Bernardino to exercise its powers of
condemnation with respect to the property on which the public improvement will be located, 
from the governmental agency with jurisdiction over such property. 

D. Notwithstanding anything to the contrary contained herein, Montecito will
acquire either a fee or permanent easement interest in all the Access Properties no later than the

fifth (5th) anniversary of the Effective Date. 

3. 9. Third Party Permits and Approvals and Utilities. The Parties acknowledge that

this Agreement does not bind third party governmental and non- governmental agencies which
are not under San Bernardino' s control. San Bernardino will use its best efforts to assist

Montecito in obtaining all third party governmental and non-governmental agencies' permits and
approvals which are necessary for the Development of the Property, including: 

A. Permits, approvals and rights of way which are required for the installation
of public improvements, driveways and utility connections and utility services such as electrical, 
gas, water, sewer, storm drain, telephone and cable television; and

B. Other permits and approvals which may be issued by third party
government agencies such as the California Department of Transportation and the South Coast
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Air Quality Management District. In addition, at Montecito' s request, San Bernardino will assist
Montecito in negotiating with third -party government agencies and non-government agencies
with respect to disputes concerning processing fees and development impact fees levied by those
third party government agencies and non-government agencies. 

C. The Parties acknowledge that in connection with the installation of utility

facilities which will be owned by private utility companies, it may lower the overall project cost
for the utility installation project to be a San Bernardino project. In the event Montecito requests
San Bernardino to undertake such a utility installation project, San Bernardino' s City Engineer is
hereby authorized to do so; provided, however, that Montecito bears San Bernardino' s entire
direct and indirect cost of the same. 

3. 10. Tentative Tract Map Extension. As authorized by Government Code Section
66452.6, the Tract Map and any other tentative subdivision or parcel map approved in
connection with Development of the Property will be effective for a period equal to the longer
of: 

A. Eight ( 8) years from the date of San Bernardino' s approval of the tentative

subdivision or parcel map; or

B. The expiration or earlier termination of the Term. 

4, PUBLIC BENEFITS. 

4. 1. Development Impact Fees. 

A. Amount and Components of Fee. Subject to Section 4. 6, Montecito will

pay all Development Impact Fees and other fees and charges imposed by San Bernardino and
applicable to Development of the Property, the submission and revision of Development Approvals
applications, and inspection of Project improvements. Montecito will pay the Development Impact
Fees and other fees and charges in the amount and when required under the then -current applicable

San Bernardino ordinance or resolution. The Project is subject to future increases in Development
Impact Fees. 

4.2. Additional Permits and Approvals. The only Subsequent Development Approvals
required for Development of the Property in accordance with the Development Plan are: 

A. Design approvals required by the Municipal Code for the structures to be
built on the Property; 

B. Building permits; and

C. Certificates of occupancy or other equivalent permits. 

Upon Montecito' s request, San Bernardino will accept and diligently process applications for the
foregoing permits and approvals and will promptly make all required inspections. 
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4. 3. Construction of Sewer Lines and Sewer Line Costs. 

A. If Montecito implements the Project, then in accordance with the

Conditions of Approval, Montecito will construct the Sewer Lines and dedicate them to San
Bernardino upon completion as required by this Section A. The Sewer Lines will be completed
in a good, workmanlike, and commercially reasonable manner, with the standard of diligence
and care normally used by duly qualified persons performing comparable work. As used in this
Agreement, the term " Sewer Line Costs" means the actual third party costs and expenses

incurred by Montecito in connection with the design, engineering, construction, installation and
testing of the Sewer Lines, and includes the cost of the temporary and permanent real property
interests reasonably necessary in connection with the foregoing activities ( all of the foregoing, 
collectively " Sewer Line Costs"). A non-binding budgetary estimate of the Sewer Line Costs is
attached as Exhibit D. 

B. Following their completion, Montecito will dedicate the the Sewer Lines
to San Bernardino or its designee and San Bernardino will accept the Dedication within ninety

90) days following Montecito' s offer. At the time of Dedication, Montecito will provide San

Bernardino with a detailed accounting of the total Sewer Line Costs, together with reasonable
supporting documentation. 

4.4. [ Reserved]. 

4.5. Excess Sewer Facilities Credit. 

A. As used in this Agreement, the term " Sewer Facilities Costs" means an
amount equal to the Sewer Line Costs ( determined in accordance with Section 4.3). As used in

this Agreement, the term " Excess Sewer Facilities Credit" means an amount equal to fifteen
percent ( 15%) of the Sewer Facilities Costs. Montecito will be credited and reimbursed the

Excess Sewer Facilities Credit as set forth in Section 4.6 and Section 4.7. 

B. Immediately following the determination of the total Sewer Line Costs as
described in Section 4. 3, the parties will calculate the Sewer Facilities Costs and San Bernardino
will allocate the Excess Sewer Facilities Credit among the Sewer Benefited Properties on a
percentage basis, calculated based on San Bernardino' s reasonable determination of the benefit
received from the Sewer Facilities by each Sewer Benefited Property (each such allocation being
a " Sewer Fair Share Contribution"). The aggregate of the Sewer Fair Share Contributions of

the Sewer Benefited Properties must equal one hundred percent ( 100%) of the Excess Sewer

Facilities Credit. 

C. San Bernardino acknowledges that the credits and reimbursement paid to

Montecito in accordance with Section 4.6 and Section 4. 7 are considered payment for costs
normally borne by the public, as described in Labor Code Section 1720( c)( 3). San Bernardino

has no direct financial obligation to Montecito with respect to the Excess Sewer Facilities Credit
other than to provide the credits and facilitate the reimbursement described in Section 4. 6 and
Section 4.7. 

4.6. Sewer Fees Credit. San Bernardino may impose on the Project certain
Development Impact Fees related to sewer facilities or to sewer capacity rights necessary to
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provide sanitary sewer services to the Project (collectively, " Sewer Fees"). Rather than pay the

applicable Sewer Fees at the time that they would otherwise be payable under the Land Use
Regulations, and until the Excess Sewer Facilities Credit has been fully credited or reimbursed to
Montecito, Montecito may apply a portion of the then -current Excess Sewer Facilities Credit in
lieu of paying an equivalent amount of Sewer Fees. The then -current amount of the Excess
Sewer Facilities Credit will be reduced by the amount of the credited Sewer Fees. 

4.7. Reimbursement from Developers of Sewer Benefited Properties. Until the Excess

Sewer Facilities Credit has been fully credited or reimbursed to Montecito under Section 4. 6 or
this Section 4. 7, as a condition to the issuance of any approval or entitlement for the
development of a Sewer Benefited Property, San Bernardino will require that the developer of
that Sewer Benefited Property pay to Montecito the applicable Sewer Fair Share Contribution of
the Sewer Benefited Property. The then -current balance of the Excess Sewer Facilities Credit

will be reduced by the amount paid to Montecito. 

4. 8. Credit and Reimbursement for Excess Public Park Facilities Dedication. 

A. Pursuant to City Development Code Section 19.30. 320, San Bernardino
has imposed a Development Exaction against the Project for purposes of providing public parks
and recreational amenities. Provided that Montecito implements the Project, this Development
Exaction requires Montecito to dedicate and improve Public Park Facilities on the Property
which exceed the Project' s " fair share" obligation for public park facilities as established by the
San Bernardino Development Code and state law (" Fair Share Park Obligation"). 

B. As used in this Agreement, the term " Public Park Facilities Costs" 

means the aggregate of the actual third party costs and expenses incurred by Montecito in
connection with the acquisition, design, engineering, construction and installation of the Public
Park Facilities, and includes the cost of the temporary and permanent real property interests
reasonably necessary in connection with the foregoing activities. The term " Excess Public Park
Facilities Credit" means the total Public Park Facilities Costs in excess of the dollar value of the
Project' s Fair Share Park Obligation, as determined in good faith by the City. 

C. Following their completion, Montecito will dedicate the Public Park
Facilities to San Bernardino and San Bernardino will accept the Public Park Facilities within

ninety ( 90) days following Montecito' s offer. At the time of the Dedication, Montecito will

provide San Bernardino with a detailed accounting of total Public Park Facilities Costs, together
with reasonable supporting documentation. 

D. San Bernardino will allocate the Excess Public Park Facilities Credit

among the Park Benefited Properties on a percentage basis, calculated based on San

Bernardino' s reasonable determination of the benefit received from the Public Park Facilities by

each Park Benefited Property ( each such allocation being a " Park Fair Share Contribution"). 
The aggregate of the Park Fair Share Contributions of the Park Benefited Properties must equal
one hundred percent ( 100%) of the Excess Public Park Facilities Credit. 

E. As a condition to the issuance of any approval or entitlement for the
development of a Park Benefited Property, San Bernardino will require that the developer of that
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Park Benefited Property pay to Montecito the applicable Park Fair Share Contribution of the
Park Benefited Property. 

F. San Bernardino acknowledges that the reimbursement paid to Montecito
in accordance with this Section 4. 8 is considered payment for costs normally borne by the public, 
as described in Labor Code Section 1720( c)( 3). San Bernardino has no direct financial obligation

to Montecito with respect to the Excess Public Park Facilities Credit other than the
reimbursement described in this Section 4. 8. 

5. PUBLIC FINANCING. 

5. 1. Financing. Upon a Party' s written request, the other Party will cooperate in the
formation of a special assessment district, community facilities district or alternate financing
mechanism ( collectively, a " Special District") to pay for the construction or maintenance of
those public improvements required by the Development Plan, including school facilities. 
Montecito will be reimbursed from the proceeds of any debt financing issued by a Special
District to the extent that Montecito spends funds for the construction and/ or maintenance and
operation of public improvements. Tax rates or assessments of the Special District may not
exceed San Bernardino' s adopted policies regarding public financing districts. This Section 5. 1

is not a commitment by San Bernardino to adopt a resolution of formation to form a Special
District. Montecito acknowledges that the adoption and approval of a resolution of formation is a
legislative act within San Bernardino' s unencumbered discretion. Likewise, Montecito is not
obligated to approve the formation of a Special District and Montecito reserves all of its legal
rights in that regard. 

REVIEW FOR COMPLIANCE. 

6. 1. Periodic Review. As required by San Bernardino Municipal Code Section
19. 40.070, the Director will review this Agreement annually, on or before each anniversary of
the Effective Date. The purpose of the review will be to ascertain Montecito' s good faith
compliance with the terms of this Agreement. Montecito will submit an annual monitoring

report (" Annual Monitoring Report") in a form prepared and approved by the Director within

thirty ( 30) days after the Director' s written request. The Annual Monitoring Report must be
accompanied by the then -current annual review and administration fee set by resolution of the
Common Council. 

A. The Common Council may order a special review of Montecito' s
compliance with this Agreement at any time. The Director will conduct the special review. 

6. 2. Procedure. 

A. During either a periodic review or a special review, Montecito will be
required to demonstrate good faith compliance with the terms of this Agreement. 

B. Upon completion of a periodic review or a special review, the Director

will submit a report to the Common Council setting forth the evidence concerning Montecito' s
good faith compliance with this Agreement. 
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C. If the Common Council finds on the basis of substantial evidence that
Montecito has complied in good faith with this Agreement, then the review will be concluded. 

D. If the Common Council makes a preliminary finding on the basis of
substantial evidence that Montecito has not complied in good faith with this Agreement, then the
Common Council may modify or terminate this Agreement in accordance with Section 6.3 and
Section 6. 4. Prior to proceeding under Section 6. 3 and Section 6. 4, San Bernardino must provide
Montecito with Notice and opportunity to cure as provided under Section 8. 4. 

6.3. Proceedings for Modification or Termination. If Montecito fails to cure, or to

commence to cure, as applicable, the matters constituting the basis for the Common Council' s
preliminary finding under Section 6. 2.1) as required by Section 8. 4, then San Bernardino may
proceed to modify or terminate this Agreement following the procedures set forth in this Section
6. 3 and in Section 6.4. San Bernardino must hold a noticed public hearing concerning the
modification or termination and provide Montecito with Notice of the hearing. The Notice must
include the following: 

A. The time and the place of hearing, which must be no less than thirty (30) 
days following the date of Notice; 

B. The specific action, whether amendment or termination, which San

Bernardino proposes to take; and

C. Such other information as is reasonably necessary to inform Montecito of
the nature of the proceeding and the alleged facts supporting San Bernardino' s preliminary
finding under Section 6. 2.D. 

6. 4. Hearing on Modification or Termination. At the time and place set for the public
hearing on modification or termination, Montecito must be given an opportunity to be heard and
present witnesses and evidence on its behalf. If, at the conclusion of the public hearing, the
Common Council finds, based upon substantial evidence, that Montecito has not complied in
good faith with this Agreement, then the Common Council may terminate or modify this
Agreement and impose any conditions it determines as are reasonably necessary to protect San
Bernardino' s interests. The Common Council' s decision will be administratively final and
subject to judicial review under Code of Civil Procedure Section 1094.5. 

6. 5. Certificate of Agreement Compliance. If at the conclusion of a special or periodic

review Montecito is found to be in compliance with this Agreement, then San Bernardino will
issue a " Certificate of Agreement Compliance" (" Certificate") to Montecito stating that, after
the most recent periodic or special review, this Agreement remains in effect and Montecito is not
in default of this Agreement. The Certificate must be in recordable form, contain information
necessary to communicate constructive record Notice of the finding of compliance, state whether
the Certificate is issued after a periodic or special review, and state the anticipated date of the
next periodic review. Montecito may record the Certificate with the San Bernardino County
Recorder. 

6. 6. No Cross -Defaults. San Bernardino acknowledges that Montecito may Transfer

all or portions of the Property to other Persons in accordance with Section 2.4. San Bernardino

18 18

Spring Trails Development Agreement -014
M681- 000-- 1001672. 1



2013- 34

further acknowledges that title to all or portions of the Property may become vested in
Mortgagees or a Mortgagee' s successor as a result of foreclosure, or the acceptance of a deed in
lieu of foreclosure, by a Mortgagee. San Bernardino agrees that defaults under this Agreement by
an owner of a portion of the Property will not be a default as to any other portion of the Property. 
In other words, a default by Montecito with respect to its obligations pertaining to that portion of
the Property retained by Montecito following a Transfer will not constitute a default as to any
Person other than Montecito or permit San Bernardino to exercise any remedy under this
Agreement or otherwise with respect to any other portion of the Property other than that portion
owned by Montecito. Similarly, a default by a Transferee with respect to its obligations
pertaining to the portion of the Property owned by that Transferee will not constitute Montecito' s
default or permit San Bernardino to exercise any remedy under this Agreement or otherwise as
to any portion of the Property other than the portion owned by the defaulting Transferee. San

Bernardino agrees that, if more than one Person holds title to the Property, then the rights and

obligations of the Persons holding title to the Property are the distinct and several obligations of
each Person. 

7. PREVAILING WAGES. 

7. 1. Public Works Determination. Montecito is aware of California Labor Code

Section 1770, et §gq., which requires the payment of prevailing wage rates and the performance
of other obligations if it is determined that any of the works of construction required or permitted
by this Agreement constitute public works paid for in whole or in part with public funds. It is

Montecito' s sole responsibility to determine whether the work required or permitted by this
Agreement is subject to Labor Code Section 1770, et seq. 

DEFAULT AND REMEDIES. 

8. 1. Remedies in General. The Parties acknowledge that neither Party would have
entered into this Agreement if it were to be liable for monetary damages under this Agreement. 
In general, and subject to those procedural prerequisites required under the Development
Agreement Law or this Agreement, each of the Parties may pursue any remedy at law or equity
available for the breach of this Agreement, except that neither Party will be liable in monetary
damages ( other than attorneys fees under Section 12. 22) to the other Party, or to any successor in
interest of that Party, or to any other Person. Each Party covenants not to sue for monetary
damages or claim any monetary damages related to any of the following: 

A. Any breach of this Agreement or for any cause of action that arises out of
this Agreement; or

B. Any taking, impairment or restriction of any right or interest arising under
this Agreement; or

C. Any dispute regarding the application or interpretation of this Agreement. 

8. 2. Specific Performance. The Parties acknowledge that specific performance and

other non -monetary relief are particularly appropriate remedies for the enforcement of this
Agreement for the following reasons: 
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A. Money damages are unavailable against the Parties. 

B. Due to the size, nature and scope of the Project, it may not be practical or
possible to restore the Property to its natural condition once Montecito has begun to implement
this Agreement. After such time, Montecito may be precluded from other options it may have
had with regard to the Property. Moreover, Montecito has invested significant time and resources
in the planning and processing of the Project. Montecito will be investing even more time and

resources in implementing the Project in reliance upon this Agreement and it is not possible to
determine the sum of money that would adequately compensate Montecito if San Bernardino
were to breach its obligations. 

8. 3. Release. Except for the right to recover attorneys fees under Section 12.22, 
Montecito, for itself, its successors and assignees, releases San Bernardino, its officials, officers, 
agents and employees from any and all monetary claims, demands, actions, or suits of any kind
or nature arising out of any liability, known or unknown, present or future, including, any claim
or liability based upon Article I, Section 19 of the California Constitution, the Fifth Amendment
of the United States Constitution, or any other law or ordinance that seeks to impose any
monetary liability whatsoever upon San Bernardino because it entered into this Agreement or
because of the terms of this Agreement. 

8. 4. San Bernardino' s Termination of Agreement or Exercise of Other Remedies Upon
Montecito' s Default. Subject to its strict compliance with Sections 6. 3 and 6. 4, San Bernardino

may terminate or modify this Agreement upon Montecito' s failure to perform any material duty
or obligation under this Agreement. San Bernardino may terminate or modify this Agreement or
exercise its other remedies only after providing written Notice of default to Montecito setting
forth the nature of the default and the actions, if any, required to cure the default and only if
Montecito has failed to take the actions and materially cure the default within sixty ( 60) days
after its receipt of the Notice. If a default is of a type that cannot be cured within sixty (60) days
but can be cured within a longer time, then Montecito must within sixty (60) days commence the
actions necessary to cure the. default and thereafter diligently proceed to materially cure the
default. 

8. 5. Montecito' s Termination of Agreement or Exercise of Other Remedies Upon San
Bernardino' s Default. Montecito may terminate this Agreement or exercise its other remedies
upon San Bernardino' s failure to perform any material duty or obligation under this Agreement. 
Montecito may terminate this Agreement or exercise its other remedies only after providing
written Notice of default to San Bernardino setting forth the nature of the default and the actions, 
if any, required by San Bernardino to cure the default and only if San Bernardino has failed to
take such actions and materially cure the default within sixty ( 60) days after its receipt of the
Notice. If a default is of a type that cannot be cured within sixty (60) days but can be cured
within a longer time, then San Bernardino must within sixty ( 60) days commence the actions
necessary to cure the default and thereafter diligently proceed to materially cure the default. 

9. THIRD PARTY LITIGATION. 

9. 1. Third Party Litigation Concerning Agreement. Montecito will indemnify and
defend San Bernardino and its agents, officials, officers, independent contractors, subcontractors, 
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and employees against any claim, action or proceeding to attack, set aside, void, or annul the
approval of this Agreement or of any Subsequent Development Approval. San Bernardino must
promptly notify Montecito of any claim, action or proceeding which is subject to this Section 9. 1
and San Bernardino must cooperate in the defense. San Bernardino may, in its discretion and at
its sole cost, participate in the defense of any claim, action or proceeding. This Section 9. 1 will
survive the expiration or termination of this Agreement. 

10. MORTGAGEES. 

10. 1. Mortgagee Protection. This Agreement does not prevent or limit Montecito, in its
sole discretion, from encumbering the Property or any portion or any improvement thereon with
any mortgage, deed of trust or other security device. San Bernardino acknowledges that a
Mortgagee may require Agreement interpretations and modifications. San Bernardino will meet

with Montecito and the Mortgagee' s representatives to negotiate in good faith with regard to any
requested interpretation or modification. San Bernardino may not unreasonably withhold its
consent to any requested interpretation or modification if the interpretation or modification is
consistent with this Agreement. All Mortgagees will be entitled to the following rights and
privileges: 

A. Montecito' s breach of this Agreement will not defeat, render invalid, 

diminish or impair the lien of any mortgage made in good faith and for value. 

B. Upon a Mortgagee' s written request, San Bernardino will provide a copy

of any Notice of default given to Montecito concurrently with the Notice to Montecito. The
Mortgagee will have the right, but not the obligation, to cure the default within any remaining
cure period allowed Montecito under this Agreement. 

C. Any Mortgagee who comes into possession of the Property or any portion
of it pursuant to foreclosure of the Mortgagee' s security instrument or its acceptance of a deed in
lieu of foreclosure will take the Property or portion subject to this Agreement. Any other
provision of this Agreement to the contrary notwithstanding, no Mortgagee will have any
obligation to perform any of Montecito' s obligations or to guarantee their performance. 
However, if any of Montecito' s obligation are conditions precedent to San Bernardino' s
obligations, then Montecito' s obligations will continue to be conditions precedent to San
Bernardino' s performance of its obligations. 

11. REDEVELOPMENT AREA, 

San Bernardino warrants that the Property is not currently located within a San
Bernardino redevelopment project area. San Bernardino further warrants that the Property and
the Project are not obligated to provide affordable housing or otherwise fund the development of
affordable housing under the Community Redevelopment Law ( Health and Safety Code Section
33000 et seq.) or under any other law. 
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12. MISCELLANEOUS PROVISIONS. 

12. 1. Recordation of Ageement. This Agreement and any amendment or cancellation
of it will be recorded with the San Bernardino County Recorder by the City Clerk in accordance
with Government Code Section 65868. 5. 

12. 2, Entire Agreement. This Agreement contains the entire understanding and

agreement of the Parties. There are no oral or written representations, understandings or ancillary
covenants, undertakings or agreements that are not containedor expressly referred to in this
Agreement. Parol evidence will not be admissible to interpret this Agreement. 

12. 3. Estoppel Certificates. Within ten ( 10) days following a Party' s written request, 

and at not cost to the requesting Party, the other Party will certify in writing that, to its actual
current knowledge: 

A. This Agreement is in full force and effect and is binding upon the

certifying Party. 

B. This Agreement has not been amended or modified, except as expressly

described in the estoppel certificate. 

C. The requesting Party is not in default of its obligations under this
Agreement, and that there have been no events that with the passage of time, the giving of notice, 

or both, would constitute the requesting Party' s default under this Agreement, except as
expressly described in the estoppel certificate. 

12. 4. Severability. Every provision of this Agreement is a separate and independent
covenant. If any provision is, or the application of the provision in certain circumstances is, to
any extent, found to be invalid or unenforceable for any reason whatsoever, then the remainder
of this Agreement, or the application of that provision to circumstances other than those to which
it is invalid or unenforceable, will not be affected. The Parties will negotiate in good faith any
amendments or operating memoranda necessary to cure any invalidity or unenforceability. 

12. 5. Interpretation and Governing Law. This Agreement and any dispute concerning it
will be governed and interpreted in accordance with California' s procedural and substantive
laws, without regard to its conflicts of laws principles. This Agreement will be construed as a
whole according to its fair language and common meaning. The rule of construction that
ambiguities in a document are to be resolved against the drafting party may not be employed in
interpreting this Agreement. Each Party acknowledges that it was represented by counsel in this
Agreement' s negotiation and preparation. 

12. 6. Section Headings. All section headings and subheadings are inserted for

convenience only and do not affect this Agreement' s construction or interpretation. 

12. 7. Singular and Plural. The singular of any word includes the plural. 

12. 8. " Including." Unless the context requires otherwise, the term " including" means

including, but not limited to." 
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12. 9. Time of Essence. Time is of the essence as to the performance of any obligation

as to which time is an element. 

12. 10. Calendar Periods. All references to " years", " quarters", " months" and " days" are

references to calendar years, quarters, months and days., 

12. 11. Waiver. A Party' s failure on any one or more occasions to insist upon strict
compliance by the other Party, or a Party' s failure on any one or more occasions to exercise its
rights upon the other Party' s default, is not a waiver of that Party' s right to demand strict
compliance by the other Party on any future occasion. 

12. 12. No Third Party Beneficiaries. This Agreement is entered into for the sole
protection and benefit of the Parties and their successors and assigns. Except as provided in

Section 10, no other person or entity has any right of action based upon this Agreement. 

12. 13. Municipal Code. All Municipal Code references are references to the Municipal
Code as it exists on the Effective Date or at the time of inquiry, whichever is less restrictive or
requires a lesser level of performance. 

12. 14. Permitted Delays. Neither Party will be in default of an obligation if that Party' s
inability to perform or delay in performing that obligation is caused by matters which are not
within the performing Party' s reasonable control, including: casualty; acts of God; civil

commotion; war; insurrection; riots; strikes; walkouts; picketing or other labor disputes; market
factors; unavoidable shortages of materials or supplies; damages to work in progress by reason of
fire, flood, earthquake or other casualty; litigation which prohibits or delays any aspect of the
Development; initiatives or referenda; moratoria; acts or the failure to act of any other

government agency ( except that San Bernardino' s acts or its failure to act will not excuse its
performance); unanticipated restrictions which are imposed or mandated by government or
non-government agencies; and the enactment of conflicting State or Federal laws, regulations or
judicial decisions. 

12. 15. Mutual Covenants. The covenants contained herein are mutual covenants and are
conditions to the concurrent or subsequent performance by the benefitted Party. 

12. 16. Successors in Interest. The burdens of this Agreement are binding upon, and the
benefits of this Agreement inure to, the Parties' permitted successors in interest. All provisions

are enforceable as equitable servitudes and constitute covenants running with the land. Each

covenant to do or refrain from doing some act with regard to the Development of the Property: 

A. Is for the benefit of and is a burden upon all portions of the Property. 

B. Runs with the Property and all portions.. 

C. Is binding upon each Party and its successors in interest during the term of
that Party' s or its successors' ownership of the Property or any portion. 
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12. 17. Counterparts. This Agreement will be executed in three ( 3) counterparts, which
will be construed together and have the same effect as if the Parties had executed the same
instrument. 

12. 18. Jurisdiction and Venue. All legal actions and proceedings to enforce or interpret

this Agreement must be filed and tried in San Bernardino Superior Court or other legally
appropriate court and venue. 

12. 19. Project as a Private Undertaking. The Project is a privatedevelopment and

neither Party is acting as the agent of the other in any respect. Each Party is an independent

contracting entity with respect to this Agreement. No partnership, joint venture or other
association of any kind is formed by this Agreement. The only relationship between San
Bernardino and Montecito is that of a government entity regulating the development of private
property by a private party. 

12. 20. Further Actions and Instruments. Each Party must cooperate with the other and
provide reasonable assistance to the other in the performance of the other Party' s obligations. 

Upon a Party' s request, the other Party must promptly execute ( with notary acknowledgment if
required) those instruments, and take any reasonable actions, necessary to evidence or

consummate the transactions expressly described, or which are a logical extension of the
transactions described, in this Agreement. 

12.21. Eminent Domain. No provision of this Agreement expands, limits or restricts San
Bernardino' s exercise of its eminent domain powers. 

12.22. Attorneys' Fees. If either Party files any action or brings any action or
proceeding against the other pertaining to the interpretation or enforcement of this Agreement, 
then the prevailing Party will recover as an element of its costs of suit and not as damages its
costs of suit, expert fees, consultant costs, and reasonable attorneys' fees as fixed by the Court. 
Reasonable attorneys' fees" include the fully burdened salaries and expenses of the lawyers

employed in the San Bernardino City Attorney' s office. 

12. 23. Authority to Execute. Each natural person executing this Agreement on behalf of
a Party represents that he or she has the authority to execute this Agreement on behalf of that
Party and that he or she has the authority to bind that Party to this Agreement. 

Signature pagesfollow] 
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SIGNATURE PAGE

TO

SPRING TRAILS

DEVELOPMENT AGREEMENT

SAN BERNARDINO" 

The City of San Bernardino, a California charter law
city and municipal corporation

ATTEST: 

Patri J. Mo ' s, Mayor

Georgea anna, Cit Clerk

APPROVED AS TO FORM: 

James F. Penman, City Attorney

By: l--- 

STATE OF CALIFORNIA

COUNTY OF AW -01", , 
n o

On 20.14; before me, 

Notary Public, rsonally appeared , proved to

me on the basis of satisfactory evidence) to be the person(.) -whose name* is/ Vresubscribed to the within

instrument and acknowledged to me that he/ sWt-bey" executed the same in hisdWet1joe authorized
capacity(ipaj; and that by his/4hpir- signature( s on the instrument the person or entity upon behalf
of which the personXacted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct. 

WITNESS my hand and official seal. 

j

VALERIE R. "'*
7&

A
Com 1985357

Notaryy Public - -California
San Bernardino County

Signature ofNotary Public AA Comm, Ex fres Au 2, 2016 ~ 
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SIGNATURE PAGE

TO

SPRING TRAILS

DEVELOPMENT AGREEMENT

11MONTECITO" 

Montecito Equities, Ltd., a California limited

partnership

By: 1

Name: '._.-. T Title: Mana er

STATE OF CALIFORNIA

COUNTYOF

On ( 2,0( 2044, before me

Notary Public, p rsonally appeared ` 4cA qIL 1- a" 1 , proved to

me on the basis of satisfactory evidence) o be the pers ( eyvMose name(< Ts/ are' S'ubscribed to the within

instrument and acknowledged to me that he e/ y executed the same in his er their authorized
capacity( i nd that by hi he / heir signature(gjon the instrument the perscff¢s , or entity upon behalf
of which the person(< cted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct. 

WITNESS my hand and official seal. 
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JULIA KUNG

Commission # 1927807

Notary Public - California
Orange County

Comm. Expires Mar 5, 2015
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EXHIBIT A

TO

SPRING TRAILS

DEVELOPMENT AGREEMENT

Legal Description of Property

DIVISION I: 

PARCEL A: 

PARCEL 4 OF PARCEL MAP NO. 3809, IN THE COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, AS SHOWN BY MAP ON FILE IN BOOK 44 OF PARCEL MAPS, PAGE 20, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

PARCEL B: 

PARCEL 4 OF PARCEL MAP NO. 3810, IN THE COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, AS SHOWN BY MAP ON FILE IN BOOK 34 OF PARCEL MAPS, PAGE 92, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

PARCEL C: 

A NON-EXCLUSIVE EASEMENT FOR PRIVATE ROAD PURPOSES OVER AND ACROSS A
STRIP OF LAND, 60 FEET IN WIDTH, SHOWN AS MARTIN RANCH ROAD ON PARCEL MAP
NO. 3540 IN THE COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, AS SHOWN BY
MAP ON FILE IN BOOK 31 OF PARCEL MAPS, PAGE 84, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY. 

SAID EASEMENT IS APPURTENANT TO PARCELS A AND B ABOVE. 

DIVISION II: 

PARCEL I: 

THE EAST ONE-HALF OF THE SOUTHWEST ONE-QUARTER OF THE NORTHEAST ONE- 
QUARTER, AND THE EAST ONE-HALF OF THE NORTHWEST ONE-QUARTER OF THE
SOUTHWEST ONE-QUARTER OF THE NORTHEAST ONE-QUARTER, AND THE SOUTH ONE- 
HALF OF THE SOUTHEAST ONE-QUARTER OF THE NORTHWEST ONE-QUARTER OF THE
NORTHEAST ONE-QUARTER OF SECTION 26, TOWNSHIP 2 NORTH, RANGE 5 WEST, SAN
BERNARDINO MERIDIAN, IN THE COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, 
ACCORDING TO THE OFFICIAL PLAT OF THE SURVEY OF SAID LAND APPROVED JUNE 24, 
1898, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

PARCEL 2: 

LOTS 1 AND 2, THE NORTHEAST ONE-QUARTER OF THE SOUTHEAST ONE-QUARTER AND
THE SOUTHEAST ONE-QUARTER OF THE NORTHEAST ONE-QUARTER OF SECTION 26, 

Exhibit A
Spring Trails Development Agreement -014
M681- 000-- 1001672. 1
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TOWNSHIP 2 NORTH, RANGE 5 WEST, SAN BERNARDINO MERIDIAN, IN THE COUNTY OF
SAN BERNARDINO, STATE OF CALIFORNIA, ACCORDING TO THE OFFICIAL PLAT OF THE
SURVEY OF SAID LAND APPROVED JUNE 24, 1898, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY. 

PARCEL 3: 

ALL THAT PORTION THE TOWN OR IRVINGTON AND THE LANDS OF IRVINGTON LAND
AND WATER COMPANY, IN THE COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, 
ACCORDING TO THE MAP THEREOF RECORDED IN BOOK 3 OF MAPS, PAGE 9, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, MORE PARTICULARLY

DESCRIBED AS FOLLOWS: 

COMMENCING AT THE MOST WESTERLY CORNER OF LOT 79 AS SHOWN ON SAID MAP
WHICH POINT IS ALSO THE MOST WESTERLY CORNER OF LOT 19 OF MEYERS AND
BARCLAY SUBDIVISION OF A PORTION OF THE MUSCUPIABE RANCHO, ACCORDING TO
MAP THEREOF, RECORDED IN BOOK 2 OF MAPS, PAGE 32, RECORDS OF SAN BERNARDINO
COUNTY; 

THENCE NORTH 400 50' EAST ALONG THE NORTHWESTERLY LINE OF SAID LOT 19 WHICH
IS ALSO THE NORTHWESTERLY BOUNDARY OF LOT 79 AS DELINEATED ON THE
AFORESAID MAP RECORDED IN BOOK 3 OF MAPS, PAGE 9, TO THE NORTHERLY
BOUNDARY OF THE MUSCUPIABE RANCHO, AS SHOWN ON MAP OF SURVEY MADE BY
GEORGE H. PERRIN, APPROVED BY THE UNITED STATES SURVEYOR GENERAL FOR
CALIFORNIA ON JUNE 24, 1898; 

THENCE SOUTHEASTERLY ALONG THE BOUNDARY OF THE MUSCUPIABE RANCHO AS
ESTABLISHED BY SAID SURVEY MAP TO AN ANGLE POINT IN SAID BOUNDARY LINE; 

THENCE CONTINUING ALONG SUCH BOUNDARY OF SAID RANCHO MUSCUPIABE IN A
SOUTHERLY DIRECTION TO A POINT ON THE SOUTHERLY LINE OF SAID LOT 79; 

THENCE FOLLOWING THE BOUNDARY OF SAID LOT 79 IN A NORTHWESTERLY
DIRECTION TO AN ANGLE POINT; 

THENCE NORTHERLY ALONG THE WESTERLY LINE OF SAID LOT 79 TO AN ANGLE POINT, 
WHICH IS ALSO A POINT ON THE SOUTHWESTERLY LINE OF LOT 19 OF THE AFORESAID
MEYERS AND BARCLAY SUBDIVISION OF A PORTION OF THE MUSCUPIABE RANCHO; 

THENCE NORTHWESTERLY TO THE POINT OF BEGINNING. 

PARCEL 4: 

LOT "A" AS SHOWN ON THE PLAT OF A RESUBDIVISION OF A PORTION OF MEYER AND
BARCLAY TRACT, IN THE COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, AS PER
PLAT RECORDED IN BOOK 12 OF MAPS, PAGE 18, RECORDS OF SAID COUNTY. 

EXCEPTING THEREFROM 5 ACRES IN THE SOUTHEAST CORNER OF SAID LOT, AS
CONVEYED TO ROBERT B. MEYER BY DEED RECORDED IN BOOK 173, PAGE 156 OF
DEEDS, RECORDS OF SAID COUNTY. 

Exhibit A
Spring Trails Development Agreement -014
M681. 0011-- 1001672 1
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PARCEL 5: 

LOT " C" AS SHOWN ON THE PLAT OF A RESUBDIVISION OF A PORTION OF MEYER AND
BARCLAY TRACT, IN THE COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, AS PER
PLAT RECORDED IN BOOK 13 OF MAPS, PAGE 32, RECORDS OF SAID COUNTY. 

Exhibit A
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EXHIBIT B

TO

SPRING TRAILS

DEVELOPMENT AGREEMENT

Site Plan
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EXHIBIT C

TO

SPRING TRAILS

DEVELOPMENT AGREEMENT

Partial Listing of Existing Land Use Reulgations

City of San Bernardino General Plan. 

0 Verdemont Heights Area Plan. 

Spring Trails Specific Plan. 

0 San Bernardino Foothill Fire Zone development standards. 

0 Land use and zoning categories, including residential uses and other uses such as
parks, open space - natural, open space - homeowner maintained, utility and

roads. 

o Permitted uses, including residential uses, recreational uses, accessory uses and
temporary uses. 

o General and specific development standards. 

To the extent not addressed in the Spring Trails Specific Plan, the City of San Bernardino
Municipal Code. 

Exhibit C
Spring Trails Development Agreement -014
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EXHIBIT D

TO

SPRING TRAILS

DEVELOPMENT AGREEMENT

Estimate of Sewer Line Construction Costs

Estimated sewer line construction cost (including $ 1, 300,000

related facilities) 

Exhibit D
Spring Trails Development Agreement -014
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DEVELOPMENT AGREEMENT

Depiction of Sewer Benefited Properties

A COMPLETE COPY OF TRIS EXHIBIT IS ON FILE

WITH THE CLERIC OF THE CITY OF SAN BERNARDINO
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EXHIBIT E

TO

SPRING TRAILS

Depiction of Sewer Benefited Pr ex•ties

m
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Depiction of Park Benefited Properties

A COMPLETE COPY OF THIS EXHIBIT IS ON FILE
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EXHIBIT F
TO

SPRING TRAILS

L, E12, 4, GV-1FA4EI -T

Depiction.of Park Benefited Properties
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Foothill Fire Zone 
Overlay

The San Bernardino 
Development Code and 
this General Plan contain 
the Foothill Fire Zone 
Overlay District.  The 
purpose of this overlay is 
to mitigate the spread of 
fire, to help minimize 
property damage, and 
reduce the risk to the 
public health and safety. 

The Foothill Fire Zone 
Overlay ranks areas of fire 
danger (extreme, high, and 
moderate) and dictates 
standards that must be met 
when developing within 
the overlay.  Standards 
address the access, 
vegetation, water supply, 
erosion control, 
identification, and design 
of all new development. 

This Overlay is depicted on 
both the General Plan and 
Zoning Maps. 

Urban and Wildland Fires 

Fires in undeveloped areas result from the ignition of accumulated brush 
and woody materials, and are appropriately termed “wildland fires”. Such 
fires can burn large areas and cause a great deal of damage to both 
structures and valuable open space land. Urban fires usually result from 
sources within the structures themselves. Fire hazards of this type are 
related to specific sites and structures, and availability of fire fighting 
services is essential to minimize losses. 

In urban areas, the effectiveness of fire protection efforts is based upon 
several factors, including the age of structures, efficiency of circulation 
routes that ultimately affect response times, and availability of water 
resources to combat fires.  In wildland areas, taking the proper 
precautions, such as the use of fire resistant building materials, can protect 
developed lands from fires and, therefore, reduce the potential loss of life 
and property.

The City of San Bernardino is susceptible to wildland fires due to the 
steep terrain and highly flammable chaparral vegetation of the foothills of 
the San Bernardino Mountains and high winds that correspond with 
seasonal dry periods.  The characteristics of the San Bernardino 
Mountains and winds in the area indicate that large uncontrollable fires on 
a recurring basis are inevitable.  Major fires have endangered the City of 
numerous occasions and in several instances, have spread into the City 
causing extensive damage, most recently in 2003. 



10-40 City of San Bernardino

The danger from wildland fires in foothill locations is increased by the 
number of structures and encroachment of new development in the hillside 
areas.  Specific concerns include the density of development, spacing of 
structures, brush clearance, building materials, access to buildings by fire 
equipment, adequacy of evacuation routes, property maintenance, and 
water availability.  The capacity of the water systems to provide sufficient 
water to fight fires is also a significant issue. 

The U.S. Department of Forestry has records of wildland fires dating back 
to the beginning of the 20th century. The data indicates that fires occur on 
a regular basis almost every year and that very large fires occur 
approximately every ten years.  According to the Department of Forestry, 
the large fires correspond to the age of the vegetation which, if not burned 
regularly, begins to accumulate dead material that is more easily ignited 
and spreads fire faster than newer growth. 

Consequently, a decade can pass with few fires followed by a decade with 
several large fires.  The occurrence of the largest fires also corresponds to 
periods of extremely high wind conditions.  This was seen in 2003 Old 
Waterman Canyon fire, the largest fire in recent history, which destroyed 
approximately 330 residential properties, and the Panorama fire in 1980, 
which destroyed 345 structures and killed four people. Many of the areas 
burned during the Panorama fire were again burned in 2003. 

The large fires that are spread by winds periodically approaching and 
exceeding 90 to 100 miles per hour are considered uncontrollable by the 
California Department of Forestry and U.S. Forest Service.  Other areas in 
southern California are being burned off periodically by way of controlled 
burns to remove older vegetation. The controlled burn process is used 
very carefully in the San Bernardino Mountains because of the 
unpredictability and force of the winds in the area that could make 
controlled burns a potential hazard.

Goal 10.11 Protect people and property from urban and wildland 
fire hazards. 

Policies:

10.11.1 Continue to conduct long-range fire safety planning efforts 
to minimize urban and wildland fires, including 
enforcement of stringent building, fire, subdivision and 
other Municipal Code standards, improved infrastructure, 
and mutual aid agreements with other public agencies and 
the private sector. (S-2) 
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10.11.2 Work with the U.S. Forest Service and private landowners 
to ensure that buildings are constructed, sites are 
developed, and vegetation and natural areas are managed to 
minimize wildfire risks in the foothill areas of the City. (S-
3)

10.11.3 Require that development in the High Fire Hazard Area, as 
designated on the Fire Hazards Areas Map (Figure S-9) be 
subject to the provisions of the Hillside Management 
Overlay District (HMOD) and the Foothill Fire Zones 
Overlay. (LU-1) 

10.11.4 Study the potential acquisition of private lands for 
establishment of greenbelt buffers adjacent to existing 
development, where such buffers cannot be created by new 
subdivision.

10.11.5 Continue to require that all new construction and the 
replacement of 50% and greater of the roofs of existing 
structures use fire retardant materials. (LU-1 and S-3) 
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TOM DODSON & ASSOCIATES 

Mailing Address:  PO Box 2307, San Bernardino, CA 92406-2307 

Physical Address: 2150 N. Arrowhead Avenue, San Bernardino, CA 92405 

Tel: (909) 882-3612 ✦ Fax: (909) 882-7015 ✦ Email: tda@tdaenv.com 

 

 

 

July 31, 2019 
 
Mr. Samuel Martinez 
Executive Officer 
Local Agency Formation Commission 
1170 West 3rd Street, Unit 150 
San Bernardino, CA 92415-0490 
 
Dear Sam: 
 
LAFCO 3188A consists of a request by the City of San Bernardino (City) for a Reorganization to 
include Annexation to the City and to the San Bernardino County Fire Protection District Zone 
FP-5 San Bernardino, and Detachment from County Service Area 70 (Spring Trails Specific Plan).  
The proposed Reorganization area consists of approximately 350 acres located generally east of 
Devore and northeasterly o the I-215 Freeway.  The property and current City of San Bernardino 
boundary is shown on the attached aerial photo of the project area. The Reorganization area is 
within the City of San Bernardino northern Sphere of Influence.  If the Commission approves 
LAFCO 3188A, the project site can be developed under the Spring Trails Specific Plan which 
currently proposes 215 new residential lots.   
 
The City of prepared an Environmental Impact Report (EIR, SCH No. 2009111086) and certified 
the Final EIR on February 19, 2013 for this project to comply with the California Environmental 
Quality Act (CEQA) and State CEQA Guidelines.  This document concluded that implementation 
of the proposed residential development in accordance with the adopted Specific Plan would 
result in significant adverse environmental impacts to the environment even after implementation 
of a number of mitigation measures that all fall within the City’s jurisdiction.  Because the EIR 
identified unavoidable significant adverse environmental impacts, the City adopted a Facts, 
Findings, and Statement of Overriding Considerations weighing the project benefits with the 
identified adverse environmental impacts.  LAFCO was identified as one of the Responsible 
Agencies under CEQA for this proposed Reorganization.   
 
As a CEQA Responsible Agency, LAFCO is required to rely upon the EIR certified by the City of 
San Bernardino in 2013.  One of the requirements for utilizing a certified EIR by a Responsible 
Agency is to verify that the original document is still adequate for use when the agency considers 
the EIR for the action evaluated in the EIR.  In this case the Reorganization is an essential step 
in the final approval process for implementing the residential development entitled by the Spring 
Trails Specific Plan.  State CEQA Guidelines Section 15162 allows an original document to be 
used by a Responsible Agency under the following conditions: 
 
Under Section 15162, a subsequent EIR or negative declaration is required only when:  
 
(1) Substantial changes are proposed in the project which will require major revisions of the 

previous EIR due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects; 
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(2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the EIR due to the involvement of any new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects; or 

 
(3) New information of substantial importance, which was not known and could not have been 

known with the exercise of reasonable diligence at the time the negative declaration was 
adopted, shows any of the following:  

 
(A) The project will have one or more significant effects not discussed in the previous 

negative declaration; 
 
(B) Significant effects previously examined will be substantially more severe than shown 

in the previous EIR; 
 
(C) Mitigation measures or alternatives previously found not to be feasible would in fact 

be feasible and would substantially reduce one or more significant effects of the 
project, but the project proponents decline to adopt the mitigation measures or 
alternative; or 

 
(D) Mitigation measures or alternatives which are considerably different from those 

analyzed in the previous EIR would substantially reduce one or more significant effects 
on the environment, but the project proponents decline to adopt the mitigation measure 
or alternative. 

 
I have reviewed the original EIR to determine whether any substantial changes have occurred 
during the intervening six (6) years that would result in any new significant impacts or greater 
impacts than identified in this document.  In fact, one major change in the project would 
substantially reduce all impacts of the proposed project.  The original project would have resulted 
in 242 acres of development and 111 acres of open space.  The total number of residential units 
approved by the City was 307.  Due to additional geology and soil data obtained subsequent to 
the EIR’s certification, the project design was revised.  The current design will allow about 
199 acres to be developed and an estimated 154 acres will be retained in open space and other 
non-residential uses.  The total number of residential units now proposed is 215.  This substantial 
reduction in the number of units, plus positive changes in air emission reductions and overall 
project footprint provide assurance that the project that would be allowed to proceed after 
annexation will have less overall impact than the originally approved project.  Therefore, 
I recommend that the Commission rely upon the City’s EIR as adequate for LAFCO’s Responsible 
Agency CEQA environmental determination. Further, I am recommending that the Commission 
consider the certified EIR as a CEQA Responsible Agency as the appropriate CEQA 
environmental determination for LAFCO 3188A. 
 
Based on a review of LAFCO 3188A and the pertinent sections of CEQA and the State CEQA 
Guidelines, I believe it is appropriate for the Commission's CEQA environmental determination to 
cite the City’s EIR as adequate documentation in accordance with the Commission's CEQA 
Responsible Agency status.  The Notice of Determination for the project was filed on February 
19, 2013.  Based on a field review of the site and review of the environmental issues in the City’s 
document, no substantial changes in circumstances have occurred since its adoption that would 
require additional environmental documentation or review.  Under this situation, I recommend that 
the Commission take the following steps if it chooses to approve LAFCO 3188A, acting as a 
CEQA Responsible Agency: 
 



1. Indicate that the Commission staff and environmental consultant have independently 
reviewed the City's EIR and found them adequate for the City’s proposed 
Reorganization. 

2. The Commission needs to indicate that it has considered the EIR and environmental 
effects, as outlined in the EIR, prior to reaching a decision on the project and finds the 
information substantiating the EIR adequate for approval of the Reorganization. 

 
3. The Commission should indicate that it does not intend to adopt alternatives or mitigation 

measures for this project.  Mitigation measures were required for this project and they 
will remain the responsibility of the City to implement. 

 
4. Adopt the Facts, Findings and Statement of Overriding Considerations. 
 
5. File a Notice of Determination with the County Clerk of the Board as a CEQA 

Responsible Agency. 
 
If you have any questions regarding these recommendations, please feel free to give me a call. 
 
Sincerely, 

 
 
 
 

Tom Dodson 
 
TD/cmc 
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CANDIDATE FINDINGS OF FACT AND 

STATEMENT OF OVERRIDING CONSIDERATIONS 

REGARDING ENVIRONMENTAL EFFECTS FROM APPROVAL OF 

LAFCO 3188A, REORGANIZATION TO INCLUDE 

ANNEXATION TO THE CITY OF SAN BERNARDINO AND SAN BERNARDINO 

COUNTY FIRE PROTECTION DISTRICT ZONE FP-5 SAN BERNARDINO, AND 

DETACHMENT FROM COUNTY SERVICE AREA 70 

(SPRING TRAILS SPECIFIC PLAN) 
 

I. INTRODUCTION 
 

The San Bernardino County Local Agency Formation Commission (LAFCO or 

Commission), in approving LAFCO 3188A for a Reorganization to include Annexation to the 

City of San Bernardino (“City”) and to the San Bernardino County Fire Protection District Zone 

FP-5 San Bernardino, and Detachment from County Service Area 70 (Spring Trails Specific 

Plan), makes the findings described below and adopts the statement of overriding considerations 

presented at the end of these findings.  The total area encompassed within the proposed Sphere 

expansion is estimated to be 350 acres. 

 

The Commission makes the Findings described below in connection with the City’s 

approval of the Spring Trails Specific Plan (“Project” or “Spring Trails”). The current Project 

proposes development of 215 single-family lots, in addition to a single existing residence, within 

a 350-acre site situated within an unincorporated area of the foothills of the San Bernardino 

Mountains.  

 

The Environmental Impact Report (“EIR”) was prepared by the City acting as lead 

agency pursuant to the California Environmental Quality Act (“CEQA”).  In considering 

LAFCO 3188A, the Commission will be acting as a CEQA Responsible Agency.  Hereafter, the 

Notice of Preparation, Notice of Availability, Draft EIR, Technical Studies, Final EIR containing 

Responses to Comments and textual revisions to the Draft EIR, and the Mitigation Monitoring 

and Reporting Program will be referred to collectively herein as the “EIR” unless otherwise 

specified.  These Findings are based on the entire record before the Commission, including the 

EIR.  The Commission adopts the facts and analyses in the EIR, which are summarized below 

for convenience.  The omission of some detail or aspect of the EIR does not mean that it has 

been rejected by the Commission. 

I. PROJECT SUMMARY 

A. Site Location.  

The Project is located within unincorporated San Bernardino County on the northern edge 

of the City of San Bernardino and in the foothills of the San Bernardino Mountains. The site is 

approximately 1.5 miles east of the unincorporated community of Devore and the junction of 

Interstate 215 (I-215) and I-15. The Project is bounded by the San Bernardino National Forest on 

three sides, and the Verdemont community of unincorporated San Bernardino County on the 

southern side. The Project is approximately one-third mile northwest of the intersection of 
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Meyers Road and Little League Drive. Primary access is from a new roadway extending from 

Little League Drive, and secondary access will be provided by a new road extending south and 

connecting to the frontage road along I-215. Freeway access is from the Palm Avenue 

interchange and the Glen Helen Parkway/Devore Road interchange. 

 

B. Project Description.  

The Project site (349.36 acres, or approximately 350 acres) is within the City of San 

Bernardino’s unincorporated sphere of influence (“SOI”) and will be annexed into the City.  

LAFCO 3188A consists of a request by the City of San Bernardino (City) for a Reorganization to 

include Annexation to the City and to the San Bernardino County Fire Protection District Zone 

FP-5 San Bernardino, and Detachment from County Service Area 70 (Spring Trails Specific 

Plan).  There has been one major change in the project that would substantially reduce all 

impacts of the proposed project relative to the forecast in the EIR.  The original project would 

have resulted in 242 acres of development and 111 acres of open space.  The total number of 

residential units approved by the City was 307.  Due to additional geology and soil data obtained 

subsequent to the EIR’s certification, the project design was revised.  The current design will 

allow about 199 acres to be developed and an estimated 154 acres will be retained in open space 

and other non-residential uses.  The total number of residential units now proposed is 215.  This 

substantial reduction in the number of units, plus positive changes in air emission reductions and 

overall project footprint provide assurance that the project that would be allowed to proceed after 

Reorganization will have less overall impact than the originally approved project.  
 

Under the current “Preferred Development Plan”, the Spring Trails Specific Plan will 

accommodate 215 single-family detached units, set among neighborhoods separated by open 

space corridors, drainage ways, roadways, and sloped areas. A system of pathways will connect 

the residences with neighborhood parks and natural open spaces. Development will be focused 

onto approximately 199 acres, or about 56 percent of the total site, and will include 154 acres of 

open space, parks and internal slopes and fuel modification zones.  

 

The Preferred Development Plan assumes that the Southern California Edison (“SCE”) 

overhead electric lines that traverse the western portion of the Project site would remain above-

ground. Underneath the central portion of the electric line easement, the land use is designated as 

Open Space-Controlled. The northern portion of the electric line easement is designated as 

residential; however, development is not permitted within the electric line easement. 

 

The average lot size in Spring Trails is 29,000 square feet. The largest lots are on the 

northern portion and upper elevations of the site, and the largest lot measures 18.3 acres. The 

smallest lots are on the lower elevations and southern portion of the project, and the smallest lot 

measures 10,801 square feet. In many instances the legal lots extend beyond the buildable area 

and include graded slopes, fuel modification zones, steep slopes, and open spaces. 

Approximately 199 acres of the total site would be improved for the onsite development of 

residential lots, roadways, trails, detention basins, fuel modification zones, and parks. An 

additional 23.7 acres would be graded and improved for offsite access, including 4.2 acres for the 

primary access road and 19.5 acres for the secondary access road. 

Alternative (Underground Electric Lines) Development Plan 
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In the event that it becomes feasible or necessary to do so, an “Alternative Development 

Plan” is proposed, which is identical to the Preferred Development Plan in every respect, except 

for the electric lines would be relocated underground.  The Alternative Development Plan 

contains 215 single-family detached units.  

 

Access Roads and Circulation 

 

Primary access to Spring Trails would be provided by a new road extending from the 

southeastern corner of the site and connecting to Little League Drive. Secondary access is 

planned via a new road extending from the southwestern corner of the site to the frontage road 

along I-215. Except for emergency access, the intersection of the secondary access road with 

Meyers Road is designed with barriers to prevent vehicular access onto Meyers Road. 

Circulation within Spring Trails will be provided by a loop road and a series of cul-de-sacs. 

Necessary public streets, both on- and off-site, would be improved by the developer and 

dedicated to the City. All roadways would be two-way travel—one lane in each direction—with 

varying treatments for parkways, sidewalks, and parking. The roadway types are: 

 

 Primary Access Road (50 ft. Right-of-Way (ROW)) would provide the main access for 

residents and guests to enter and leave Spring Trails; 

 

 Secondary Access Roadway (50 ft. ROW) is intended as an alternative street for local 

traffic to access arterial streets outside the project site. General public would not be able 

to access Meyers Road from the Secondary Access Road through the use of a barrier. 

Emergency vehicles would only be allowed to access Meyers Road from the Secondary 

Access Road.  

 

 Primary Local Street (50 ft. ROW) would provide primary internal access within 

Spring Trails. 

 

 Secondary Local Road (40 ft. ROW) would provide resident access in the northern 

portion of the project and include parallel parking on one side of the street.  

 

 Cul-de-Sac I (46 ft. ROW) would connect to the local streets and provide access to 

homes on both sides of the street.  

 

 Cul-de-Sac II (40 ft. ROW) would connect to the local streets and provide access to 

homes on only one side of the street. 

 

Trails and Open Space 

 

A total of 154 acres of the 350-acre site is planned as open space, including natural open 

space, controlled open space, and parks. Two neighborhood parks would be public, serve the 

dual function as detention basins, and include shade structures and tot lots. One private park is 

proposed to include a thematic garden, observation point, a tot lot, and other amenities such as an 
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outdoor fireplace, water feature, picnic benches, and gazebo. A private, enclosed dog park is also 

proposed. Under the Preferred Development Plan with overhead electric lines, 126 acres is 

planned as open space, with an additional 0.9 acres of open space to accommodate the SCE 

easement for the overhead electric lines. The land underneath the central portion of the SCE 

easement is designated as Open Space-Controlled. If permitted by SCE, a park and/or trail may 

be located under this portion of the electric lines as a permitted use; however, they are not 

assumed in the buildout of the Preferred Development Plan. 
 

A diverse system of interconnected trails would include a community trail (8-foot-wide trail 

within street ROW) for pedestrian and bicycle use; equestrian/pedestrian trail (12-foot-wide trail 

surfaced with decomposed granite or similar surface and connecting with existing offsite trail); 

and 4-foot-wide hiking trails.  

 

Storm Drainage 

 

There are four major drainage areas within the Spring Trails Project site. Upon development, 

some natural drainage courses onsite would be maintained, and some on- and off-site flows 

would be captured and routed through a series of catch basin inlets and storm drain systems. 

Captured stormwater would be conveyed to three onsite detention basins where it would be 

treated and discharged at a controlled rate into Cable Canyon. The drainage plan has been 

designed to ensure conveyance of the 100-year storm. Best Management Practices (“BMPs”) for 

water quality treatment would include the extended detention basins and media filtration devices. 

These improvements would be designed and constructed in accordance with the City of San 

Bernardino and the San Bernardino County Flood Control District standards. 

 

Water Supply System 

 

The City of San Bernardino Municipal Water Department would provide water service to 

Spring Trails, and currently provides service to pressure zones ranging from 1,249 feet to 2,100 

feet. The nearest existing reservoir is the Meyers Canyon Reservoir, which is within the 2,100-

foot pressure zone, but is not adequate for buildout of Spring Trails or Verdemont. Therefore, 

water would be supplied to Spring Trails from lower elevations by a combination of expanding 

and improving the offsite water system and the provision of onsite reservoirs and transmission 

lines. Offsite improvements would include the creation/improvement of a series of pump stations 

and transmission lines within the Verdemont community. In addition, three onsite reservoirs are 

proposed to meet the need for 2,300-, 2,500-, 2,700-, and 3,000-foot elevation pressure zones. 

Based upon the projected buildout of Spring Trails, total projected water demands are: 

 

 Average Daily Demand – 328 gallons per minute (gpm), reduced by about 30% due to 

current number of units 

 Maximum Daily Demand – 568 gpm, reduced by about 30% due to current number of 

units 

 Maximum Peak Hour Demand – 1,136 gpm, reduced by about 30% due to current 

number of units 
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The water facilities for Spring Trails have been sized to meet maximum demand in addition 

to fire flow requirements. Fire flow capacity is designed to provide 1,500 gpm for four hours. 

Pumping stations would be designed with 100 percent redundancy in the event that one or more 

of the pumping units fails, and would be equipped with onsite generators that can operate in a 

blackout or emergency condition. The pipelines that connect pump stations to the reservoirs 

would be a maximum of 20 inches in diameter. All looping lines would be 12 inches in diameter, 

and other distribution pipelines would be 8 inches in diameter. 

 

Sewer Collection 

 

The City of San Bernardino Municipal Water Department would provide wastewater service 

to the Spring Trails Project, which lies within its sanitary sewer service area. Spring Trails would 

connect to the City’s existing 10-inch sewer line, which ends at Little League Drive and Meyers 

Road, then connects to the south to a major interceptor system, and is eventually treated in the 

San Bernardino Water Reclamation Plant. Existing capacity is available in the sewer system to 

serve the buildout population within the City. The sewer facilities would be designed and 

constructed in accordance with the City of San Bernardino Municipal Water Department 

standards and specifications and in accordance with the Standard Specifications for Public 

Works Construction (latest edition). The sewer mains would be located in public street rights-of-

way where possible. If not, they would be constructed within dedicated public utility easements. 

The sewer system would be dedicated to and maintained by the City of San Bernardino 

Municipal Water Department. 

 

Fuel Modification and Fire Protection 

 

The entire Project site is within a Very High Hazard Severity Zone as designated by the 

California Department of Forestry and Fire Protection (“CAL FIRE”). Once annexed to the City 

of San Bernardino, the Project site would also be subject to the City’s Development Code and 

established Foothill Fire Zones Overlay District (Development Code Chapter 19.15). The 

overlay district designates three zones within the wildland interface: 

 

 Fire Zone A (Extreme hazard), characterized by slopes over 30 percent 

 Fire Zone B (High Hazard), characterized by slopes 15–30 percent 

 Fire Zone C (Moderate Hazard), characterized by slopes less than 15 percent 

 

The Project site has approximately 121 acres in Fire Zone A, 112 acres in Fire Zone B, and 

119 acres in Fire Zone C. The Overlay District specifies development standards relating to 

access and circulation, site and street identification, roadside vegetation, water supply, erosion 

control, construction and development design, and miscellaneous items. The entire Project site is 

already within the San Bernardino County Fire Protection District and its Valley Service Zone, 

which is the fire service provider for the City.  Any remaining references to the City Fire 

Department in this document should instead reference the San Bernardino County Fire Protection 

District.  
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One of the components of the wildland fire defense systems for Spring Trails would be the 

implementation of fuel modification zones. The proposed plan includes the following defined 

fuel modification zones: 

 

 Fuel Modification Zone A (flat) - Noncombustible Construction: 20- to 35-foot setback 

zone for noncombustible construction only. Fuel Modification Zone A shall be 

maintained by the homeowner or the HOA. At no time would the Fuel Modification Zone 

A be less than 20 feet. 

 

 Fuel Modification Zone B - Wet Zone (100 percent removal of undesirable plant species): 

First 50 to 200 feet from Fuel Modification Zone A. Fuel Modification Zone B shall be 

permanently irrigated, fully landscaped with approved drought-tolerant, deep-rooted, 

moisture-retentive material as container shrub material, or hydroseeded per SBFD 

Approved Plant List. Fuel Modification Zone B area shall be maintained by the 

homeowner, HOA, or landscape maintenance district (“LMD”) as appropriate. 

 

 Fuel Modification Zone C - Dry Zone (50 percent thinning of the acceptable existing 

plant material): 40 to 185 feet. Fuel Modification Zone C shall be a non-irrigated area. 

Removal of all flammable undesirable species. Specimen and trees shall be retained as 

directed by the owner's representative but must be thinned a minimum of 50 percent, 

including removal of all low hanging foliage within three times the height of the 

understory shrubs or 10 feet, whichever is greater, along with dead or broken branches. 

All accumulated plant debris on the ground shall be removed. Fuel Modification Zone C 

area shall be maintained by the LMD. 

 

This Project does not contain any 30 percent thinning “D” fuel modification zones. 

 

General Project Phasing and Schedule 

 

It is anticipated in the DEIR that the Project will be phased, with complete buildout 

anticipated to occur within approximately three years of the start of construction. This phasing, 

however, is based on a judgment of future planning and market factors, and therefore is subject 

to change. The Project, however, would be developed in the following sequence: 

 

Phase 1 (approximately one year) 

 Offsite grading and improvement of the primary and secondary access roads; 

 Offsite backbone utilities (water, sewer, drainage, etc.); 

 Onsite backbone utilities;  

 Rough grading of Spring Trails Project site (approximately 200 acres) for development of 

residential lots, roadways, trails, detention basins, and parks; and 

 Detention basins improved. 

 



Facts and Findings and Statement of Overriding Considerations  

 

 

7 
M681-000 -- 1000746.1 

Phase 2 (approximately 2.5 years) 

 Residential development would sequence from the south and continue northward. 

Infrastructure, roadways, fuel modification zones, parks, and landscaping necessary to 

serve residential development would be phased accordingly; 

 Improvements in this phase would generally follow the sequence of water improvements, 

which are divided into three pressure zones;  

 Sewer, storm drain, dry utilities, and roadway paving would be sequenced with 

improvements in each water pressure zone; 

 Trails, parks, and common area landscaping in each pressure zone would occur prior to or 

concurrent with issuance of residential building permits for that pressure zone; and  

 Fuel modification zones necessary to support the development in each zone would occur 

as noted in the Fire Protection Plan. 

 

In accordance with Section 8.54.070 of the City of San Bernardino’s Municipal Code, 

construction would be limited to the hours between 7:00 AM and 8:00 PM. 

 

Estimated Earthwork 

 

Based on preliminary estimates, the earthwork for the Project site itself is anticipated to 

balance. The primary and secondary access roads, however, would require substantial cut, and 

the net export requirement for the Project is 251,000 cubic yards (cy). Based on an estimated 

14 cy capacity per haul truck, an estimated 17,929 truck trips would be required to export soil to 

complete the access roads. This is estimated to occur over an approximately three-month period, 

and therefore, based on a six-day week, would require approximately 249 truck trips per day. 
 
Development Agreement  

 

A Development Agreement was proposed as part of the Project approvals. The Development 

Agreement includes certain Project conditions that benefit the Project, as well as local and 

regional benefits. These conditions include: 

 

 Dedication to the City of San Bernardino right-of-way for water main lines and related 

facilities, easements for the construction and operation of water tank sites, and right-of-

way for sewer main lines and related facilities; 

 

 Construction of water lines and related facilities including water tanks within the 

easement shown in the Tract Map for the Project site and dedication of those facilities to 

the City; and 

 

 Construction of sewer main lines and related facilities within the easements shown in the 

Tract Map and dedication of those facilities to the City. 

 

In exchange, the Development Agreement provides for vested development rights for the 

Project and reimbursement of those costs that exceed the fair share of the Project for the 

improvements. 
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C. Actions Covered by the EIR 

The following requested discretionary actions are necessary to allow for implementation 

of the Project: 

 City of San Bernardino Mayor and Common Council:  

 

o Approve General Plan Amendment (GPA-02-09), including pre-annexation of the 

Project site;  

 

o Approve Development Code Amendment (DCA 12-10) to add the Spring Trails 

Specific Plan to the list of Special Purpose Districts in the Development Code; 

 

o Zone the annexed site as Specific Plan (consistent with existing pre-zoning) and 

the 26.4-acre adjacent area as Residential Estate (up to 1 du/acre);  

 

o Adopt Spring Trails Specific Plan; 

 

o Approve Tentative Tract Map (TTM 15576); 

 

o Approve Development Agreement; 

 

o Approve Project-specific Water Quality Management Plan; 

 

o Issue Grading Permits and Building Permits; 

 

o A Development Permit will be required for the design of the single-family units.  

 

As a side note, the Hillside Management Overlay zone set forth in Chapter 19.17 of the City 

of San Bernardino Municipal Code does not apply in this matter as the Specific Plan sets forth a 

fire protection plan that is in accordance with the City’s Municipal Code.  Thus, the Conditional 

Use Permit called for in Section 19.17.050 of the Development Code is not required prior to 

construction.  Instead, a Development Permit is required prior to construction to evaluate the 

project design against the Specific Plan and other regulations, and to ensure consistency with the 

Fire Protection Plan. 

 

 Local Agency Formation Commission (“LAFCO”): 

 

o Approve LAFCO 3188A for a Reorganization to include Annexation to the City 

and to the San Bernardino County Fire Protection District Zone FP-5 San 

Bernardino, and Detachment from County Service Area 70 (Spring Trails Specific 

Plan). 

 

 U.S. Army Corps of Engineers: 

 

o Issuance of a Section 404 permit under the federal Clean Water Act. 
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 Regional Water Control Board: 

 

o Water Quality Certification under Section 401 of the Clean Water Act;  

 

 National Pollution Discharge Eliminations System permit under Section 402 of the Clean 

Water Act California Department of Fish and Wildlife:  Streambed 

Alteration Agreement 

 

 California Public Utilities Commission/Southern California Edison  

 

o Review of the Project with regard to the SCE transmission line easement and 

maintenance right-of-way through the Project site. 

 

D. Project Objectives 

The Project objectives are as follows: 

 

1. Develop a high-quality, low-density residential community that optimizes the unique 

characteristics of the project site, including maximizing view opportunities.  

 

2. Assure adequate roadway access to the development while preserving the integrity of 

surrounding communities.  

 

3. Enhance City trail facilities by expanding the system and integrating project-site trails 

with existing and proposed hiking, equestrian, and bicycle trails within the surrounding 

community.  

 

4. Comply with policies for land use development within and adjacent to the San 

Bernardino National Forest.  

 

5. Minimize the development footprint and maximize available open space areas.  

 

6. Design a safe community cognizant of natural conditions, including wildland fires, 

flooding, and seismic hazards.  

 

7. Minimize environmental impacts associated with construction of improvements and long-

term operation of the new community.  

 

8. Create an attractive, viable project, and realize a reasonable return on investment. 

 

The Commission concurs with the preceding project description which includes revisions to the 

Project since it was approved in 2013. 

 



Facts and Findings and Statement of Overriding Considerations  

 

 

10 
M681-000 -- 1000746.1 

II. ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION 

The City conducted an extensive review of this Project which included a Draft EIR and a 

Final EIR, including technical reports; along with a public review and comment period.  The 

following is a summary of the City’s environmental review of this Project: 

 On November 24, 2009, the City circulated an Initial Study (“IS”) and Notice of 

Preparation (“NOP”) identifying the environmental issues to be analyzed in the 

Project’s EIR to the State Clearinghouse, responsible agencies, and other 

interested parties.  The NOP (Appendix A to the Draft EIR) identified potential 

environmental impacts related to: Aesthetics, Air Quality, Biological Resources, 

Cultural Resources, Geology and Soils, Hazards and Hazardous Materials, 

Hydrology and Water Quality, Land Use and Planning, Mineral Resources, Noise, 

Population and Housing, Public Services, Recreation, Transportation/Traffic, 

Utilities and Service Systems, and was the basis for the determination that an EIR 

should be prepared for the Project. 

 The NOP public review period was 30 days.  The City accepted a number of 

written comments from various State, regional and local agencies.  The City 

considered these comments when determining the final scope of the EIR’s 

analysis.  The scope of the issues identified in the comments related to each of the 

impact areas which are analyzed within the EIR, as listed above, with several 

comments concentrated on fire hazards.  

 The Draft EIR was distributed for public review and the City filed a Notice of 

Availability (“NOA”) with the State Clearinghouse on July 29, 2011, 

commencing the 45-day review period.   

 The City received a total of 12 comment letters from public agencies and 

41comment letters from residents.  The City prepared specific responses to all 

comments.  The responses to comments are included in the Final EIR. 

 Notice of the Common Council hearing to consider the Project was provided in 

the following newspapers of general and/or regional circulation: the San 

Bernardino Sun on February 8, 2013.  

 On February 19, 2013, the Common Council held a public hearing to consider the 

Project and staff recommendations. The Common Council, after considering 

written comments and public testimony on the EIR, determined that no new 

information was presented that would require recirculation of the EIR.  Following 

public testimony, submission of additional written comments, and staff 

recommendations, the Common Council voted to certify the EIR, adopt these 

Findings, and approve the Project, including: Certification of the Environmental 

Impact Report; approval of General Plan Amendment (GPA-02-09); approval of 

the zoning designation for the Project site of Specific Plan; approval of the Spring 

Trails Specific Plan; approval of  Tentative Tract Map (TTM 15576); approval of 
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the Development Agreement; and approval of the Project-specific Water Quality 

Management Plan. 

The Commission has reviewed the Environmental Review and Public Participation summary and 

concurs that it is an accurate record of the review and participation events conducted by the City.  

The Commission was afforded an opportunity to participate in this review process as a CEQA 

Responsible Agency and is using the certified Final EIR for the LAFCO 3188A CEQA 

compliance process.      

III. INDEPENDENT JUDGMENT FINDING 

The City selected and retained the Planning Center as the environmental consultant to 

prepare the EIR. The Planning Center prepared the EIR under the supervision and direction of 

the City’s planning staff.   

Finding: The EIR for the Project reflected the City’s independent judgment and in 

reviewing the Final EIR as a CEQA Responsible Agency, the Commission 

concurs with the findings and conclusions presented below.  The Commission has 

exercised independent judgment regarding the EIR as a CEQA Responsible 

Agency in accordance with Public Resources Code Section 21082.1(c)(3).   

A. General Finding On Mitigation Measures 

In preparing the Conditions of Approval for this Project, City staff incorporated the 

mitigation measures recommended in the EIR as applicable to the Project.  In the event that the 

Conditions of Approval do not use the exact wording of the mitigation measures recommended 

in the EIR, in each such instance, the adopted Conditions of Approval are intended to be 

identical or substantially similar to the recommended mitigation measure.  Any minor revisions 

were made for the purpose of improving clarity or to better define the intended purpose by the 

City. 

Finding: Unless specifically stated to the contrary in these findings, it is the City’s intent to 

adopt all mitigation measures recommended by the Draft EIR which are 

applicable to the Project.  If a measure has, through error, been omitted from the 

Conditions of Approval or from these Findings, and that measure is not 

specifically reflected in these Findings, that measure shall be deemed to be 

adopted pursuant to this paragraph.  In addition, unless specifically stated to the 

contrary in these Findings, all Conditions of Approval repeating or rewording 

mitigation measures recommended in the EIR are intended to be substantially 

similar to the mitigation measures recommended in the EIR and are found to be 

equally effective in avoiding or lessening the identified environmental impact.  In 

each instance, the Conditions of Approval contain the final wording for the 

mitigation measures.  The Commission understands this General Finding and 

concurs with reliance on the Conditions of Approval as the final wording for EIR 

mitigation measures.  Note that the Commission has no responsibility for 

implementing any project-related mitigation measures. 
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IV. ENVIRONMENTAL IMPACTS AND FINDINGS 

City staff reports, the EIR, written and oral testimony at public meetings or hearings, 

these Facts, Findings and Statement of Overriding Considerations, and other information in the 

administrative record, serve as the basis for the Commission’s environmental determination.   

The detailed analysis of potentially significant environmental impacts and proposed 

mitigation measures for the Project is presented in Section 5 of the Draft EIR.  Responses to 

comments from the public and from other government agencies on the Draft EIR are provided in 

Section 2 of the Final EIR. 

The EIR evaluated seventeen (17) major environmental categories for potential impacts 

including: Aesthetics, Air Quality, Biological Resources, Cultural Resources, Geology and Soils, 

Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, 

Mineral Resources, Noise, Population and Housing, Public Services, Recreation, 

Transportation/Traffic, Utilities and Service Systems, Greenhouse Gas Emissions, and Forest 

Resources.  Both Project-specific and cumulative impacts were evaluated.  Of these 17 major 

environmental categories, the Commission concurs with the conclusions in the EIR that the 

issues and sub-issues discussed in Sections A and B below either are less than significant without 

mitigation, or can be mitigated to a less than significant level.   

Unless otherwise indicated, the analysis of each of the impact areas contained in 

Sections A and B herein is applicable to both the Preferred Development Plan and the 

Alternative (Underground Electric Lines) Development Plan.  

 

A. Impacts Identified as Less Than Significant Requiring No Mitigation. 

The following issues were found in the EIR as having no potential to cause significant 

impacts, and therefore require no Project-specific mitigation. In the presentation below, each 

resource issue is identified and the potential for significant adverse environmental effects is 

discussed.  

1. Aesthetics. 

a. Substantial Adverse Effect on a Scenic Vista. 

Potential Significant Impact: Whether the Project would have a substantial adverse effect 

on a scenic vista.   

Finding: Impacts related to Aesthetics are discussed in detail at Section 5.1 of the Draft 

EIR.  Based on the entire record, the Commission concurs with the City finding 

that the potential for the Project to have a substantial adverse effect on a scenic 

vista is less than significant, and therefore, no mitigation is required. 

Facts in Support of the Finding:  According to the California Scenic Highway Mapping 

System of the California Department of Transportation, the 

Project site is not on or near a major state-designated scenic 



Facts and Findings and Statement of Overriding Considerations  

 

 

13 
M681-000 -- 1000746.1 

highway. (EIR at 5.1-4). Goal OS 5, Policy OS 5.3, of the 

County of San Bernardino General Plan designates I-15 

from the junction with I-215 northeast to the Nevada state 

line, excepting all incorporated areas, as a County Scenic 

Route. The Project site is not visible when traveling 

northbound on the I-15. (Id.). Changes to the landscape 

would occur during mass grading, completion of the first 

phases of home construction, and at full buildout. (EIR at 

5.1-14). Onsite grading and home construction would be 

most visible from commercial properties and to north- and 

southbound travelers along I-215 between Palm Avenue 

and Glen Helen Parkway. (Id.). The EIR contains simulated 

photographs to demonstrate how the site may look during 

site grading, during the first phase of home construction 

and after Project completion while traveling north on I-215 

at the Palm Avenue off-ramp; as well as how the Project 

site may appear during the initial grading phase, during the 

first phase of Project housing construction and after Project 

completion from prominent views from the southwest at 

Glen Helen Parkway and the railroad tracks south of Cajon 

Boulevard. (See EIR Figures 5.1-3 to 5.1-8). 

 

The simulated photographs contained in the EIR 

demonstrate how the view toward the site from the east-

southeast would be virtually unchanged after Project 

completion. (EIR at 5.1-15).  The view of the Project site 

from the east-southeast is blocked by the hilly terrain. (EIR 

Figure 5.1-9). Mass grading and single-family homes 

without landscaping would be plainly visible from these 

vantage points. However, due to the residential units’ low 

scale, especially in comparison to steep hillsides, they 

would not interfere with the dominant view and backdrop 

of the San Bernardino Mountains. The project would not be 

out of scale with the existing viewshed and would not 

dominate the landscape. Rooflines would not encroach into 

the skyline or the dominant ridgelines. (EIR at 5.1-15). 

Due to the Project’s low density, the Specific Plan’s design 

guidelines and design concepts, the large amount of open 

space preservation, and proposed landscaping, the homes 

would not dominate the views. (Id.). Since the Project site 

contains slopes with a 15 percent or greater grade, the 

development guidelines of the HMOD would be followed, 

and have been incorporated into the Specific Plan 

Development Standards. The majority (76 percent) of the 

Project site on slopes of 15 percent or greater grade would 

be preserved as open space, and the remaining acres would 
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follow HMOD development standards. (Id.). In the 

Preferred Development Scenario, the SCE electric lines 

would be visible from areas adjacent to the Project site, as 

they currently are. (Id.). For these reasons, the potential for 

the Project to have a substantial adverse effect on a scenic 

vista is less than significant, and no mitigation is required. 

 

b. Scenic Resources. 

Potential Significant Impact: Whether the Project would substantially damage scenic 

resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic 

highway.   

 

Finding: Impacts related to Aesthetics are discussed in detail at Section 5.1 of the Draft 

EIR.  Based on the entire record, the Commission concurs with the City finding 

that the potential for the Project to substantially damage scenic resources, 

including, but not limited to, trees, rock outcroppings, and historic buildings 

within a state scenic highway is less than significant, and therefore, no mitigation 

is required. 

 

Facts in Support of the Finding:  The County of San Bernardino General Plan designates I-

15 as a County Scenic Route, from the junction with I-215 

northeast to the Nevada state line, excepting all 

incorporated areas. Due to area topography, the freeway 

interchange elevation, and speed of travel, the Project site 

is not visible to motorists once they pass the I-215 

interchange and head northbound on the I-15. (EIR at 5.1-

15). The interchange itself is approximately one mile long. 

Motorists traveling northbound at 65 miles per hour would 

be on the interchange for less than a minute, and may have 

a view of the Project site looking east for a few seconds 

before the Project site is behind them. (Id.). Traveling 

southbound on the I-15, motorists do not see the northern 

portion of the Project site due to prominent ridgelines, nor 

do they see the southern portion of the Project site from the 

I-215 junction, because road contours and the northbound 

lanes of the I-15 and I-215 interchange and associated 

traffic interfere with views. (Id.). The Project site is only 

visible from the northbound I-15 before the I-215 junction. 

This portion of I-15 is not designated a scenic highway. In 

the Preferred Development Scenario, the SCE electric lines 

would be visible from areas adjacent to the project site, as 

they currently are. (Id.). For these reasons, the potential for 

the Project to substantially damage scenic resources is less 

than significant, and no mitigation is required. 
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c. Degradation of Visual Character. 

Potential Significant Impact: Whether the Project would substantially degrade the 

existing visual character or quality of the site and its 

surroundings.   

Finding: Impacts related to Aesthetics are discussed in detail at Section 5.1 of the Draft 

EIR.  Based on the entire record, the Commission concurs with the City finding 

that the potential for the Project to substantially degrade the existing visual 

character or quality of the site and its surroundings is less than significant, and 

therefore, no mitigation is required. 

Facts in Support of the Finding:  Implementation of the Project would alter existing 

landform and involve substantial grading. The visual 

character of the majority of the Project site would be 

changed from undeveloped open space to a low-density 

residential development. (EIR at 5.1-14). The development 

footprint encompasses approximately 241.5 acres, or 68 

percent of the total site, and includes areas for the onsite 

development of residential lots, roadways, trails, detention 

basins, fuel modification zones, and parks. Approximately 

193.0 acres of the total site would be graded and improved. 

(Id.). An additional 23.7 acres would be graded and 

improved for offsite access, including 4.2 acres for the 

primary access road and 19.5 acres for the secondary access 

road. The Project is designed to preserve significant 

watersheds, severely sloped areas, and seismic hazard areas 

and incorporate them into the land plan as open space. The 

Project’s design accounts for the potential impacts of the 

hazards posed by seismic activity, flooding, and wildland 

fires. (Id.).  

 

The EIR contains simulated photographs to demonstrate 

how the site may look during site grading, during the first 

phase of home construction and after Project completion 

while traveling north on I-215 at the Palm Avenue off-

ramp; as well as how the Project site may appear during the 

initial grading phase, during the first phase of Project 

housing construction and after Project completion from 

prominent views from the southwest at Glen Helen 

Parkway and the railroad tracks south of Cajon Boulevard. 

(See EIR Figures 5.1-3 to 5.1-8). 

 

The simulated photographs contained in the EIR 

demonstrate how the view toward the site from the east-

southeast would be virtually unchanged after Project 
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completion. (EIR at 5.1-15).  The view of the Project site 

from the east-southeast is blocked by the hilly terrain. (EIR 

Figure 5.1-9). Mass grading and single-family homes 

without landscaping would be plainly visible from these 

vantage points. However, due to the residential units’ low 

scale, especially in comparison to steep hillsides, they 

would not interfere with the dominant view and backdrop 

of the San Bernardino Mountains. The Project would not be 

out of scale with the existing viewshed and would not 

dominate the landscape. Rooflines would not encroach into 

the skyline or the dominant ridgelines. (EIR at 5.1-15). 

Due to the Project’s low density, the Specific Plan’s design 

guidelines and design concepts, the large amount of open 

space preservation, and proposed landscaping, the homes 

would not dominate the views. Since the Project site 

contains slopes with a 15 percent or greater grade, the 

development guidelines of the HMOD would be followed, 

and have been incorporated into the Specific Plan 

Development Standards. The majority (76 percent) of the 

Project site on slopes of 15 percent or greater grade would 

be preserved as open space, and the remaining acres would 

follow HMOD development standards. (Id.). For these 

reasons, the potential for the Project to substantially 

degrade the visual character of the Project site or its 

surroundings is less than significant, and no mitigation is 

required. 

 

d. Light and Glare. 

Potential Significant Impact: Whether the Project would create a new source of 

substantial light or glare which would adversely affect day 

or nighttime views in the area.   

 

Finding: Impacts related to Aesthetics are discussed in detail at Section 5.1 of the Draft 

EIR.  Based on the entire record, the Commission concurs with the City finding 

that the potential for the Project to create a new source of substantial light or glare 

which would adversely affect day or nighttime views in the area is less than 

significant, and therefore, no mitigation is required. 

Facts in Support of the Finding:  Additional lighting would be required to provide nighttime 

street, trail, and building illumination for the Project. Other 

sources of light include security lighting, nighttime traffic, 

and light associated with the nighttime use of the 

residences. In addition to the adjacent residential land uses, 

other light-sensitive land uses include the California State 

University at San Bernardino (CSUSB) observatory, 
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currently being constructed on Little Badger Hill on the 

CSUSB campus, between three and four miles east of the 

Project site. (EIR at 5.1-15). Nighttime lighting has the 

potential to create light pollution, which occurs when 

lighting is directed upward and gets scattered by the 

atmosphere. To observatories, this light competes with 

starlight and interferes with the ability to see the night sky 

clearly. Observatories require atmospheric darkness so that 

the night sky can be viewed clearly. (EIR at 5.1-16).  

 

The use of lighting within the Spring Trails Project would 

be consistent with the dark sky guidelines suggested by the 

International Dark Sky Association (www.darksky.org) and 

with the City of San Bernardino Development Code. (EIR 

at 5.1-11). A detailed lighting plan, including specifications 

and design standards, would be submitted as part of the 

construction documents. (Id.). Pursuant to Section 

19.20.03.014 of the City’s Development Code and the 

design criteria in the Spring Trails Specific Plan, lights 

associated with the Project development would be shielded 

and directed toward the interior of the site. (EIR at 5.1-1; 

5.1-12). Exterior lighting would be designed, arranged, 

directed, or shielded in such a manner as to contain direct 

illumination onsite, thereby preventing excess illumination 

and light spillover onto adjoining land uses and/or 

roadways and without adversely affecting day or nighttime 

views in the project area. (EIR at 5.1-16). Lighting would 

be installed to accommodate safety and security, while 

minimizing impacts on surrounding residential areas and 

the CSUSB observatory. (Id.). For these reasons, the 

potential for the Project to create a new source of 

substantial light or glare which would adversely affect day 

or nighttime views in the area is less than significant, and 

no mitigation is required. 

 

e. Cumulative Impacts. 

Potential Significant Impact: Whether the Project would result in cumulatively 

significant visual/aesthetic impacts.   

Finding: Impacts related to Aesthetics are discussed in detail at Section 5.1 of the Draft 

EIR.  Based on the entire record, the Commission concurs with the City finding 

that the potential for the Project to result in cumulatively significant 

visual/aesthetic impacts is less than significant, and therefore, no mitigation is 

required. 
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Facts in Support of the Finding:  The adjacent developed communities and undeveloped 

parcels to the south and southwest are designated 

Residential Estate (RE) in the City of San Bernardino’s 

General Plan. (EIR at 5.1-16). Continued conversion of 

rural and undeveloped lands to low-density residential 

suburban land uses would change the aesthetic character of 

the area. The adjacent 26.4-acre area consists of six rural 

residential parcels, four of which are occupied with 

residences and related structures. Access to four of the 

parcels is from Meyers Road, with the remaining two 

obtaining access from Martin Ranch Road prior to entering 

the Project site. There is currently no planned development 

for this adjacent area. (EIR at 5.1-3). This Project would 

incrementally contribute to both direct and indirect light 

and glare affecting the nighttime aesthetic character of the 

region. The entire Project site is currently prezoned by the 

City of San Bernardino as RE. In the context of the City’s 

General Plan, the Verdemont area is residential in nature. 

The Project’s features and detailed design criteria per the 

Specific Plan and the HMOD meet the City’s goal to 

provide a variety of housing stock, including upscale 

homes. The Project clusters development to maintain 

undeveloped open space on approximately 30 percent of 

the site. (EIR at 5.1-16). Eventually, as residential 

development occurs in the remaining undeveloped areas 

south and southwest of the Project site, the character of the 

Verdemont area would be changed into a more suburban 

community, as intended by the General Plan. By 

maintaining open space and preserving the dominant view 

and backdrop of the San Bernardino Mountains, the Project 

would protect the natural components that contribute to the 

scenic value of the area, including existing terrain, 

vegetation, and major ridgelines. (Id.). For these reasons, 

the Project’s contribution to cumulative impacts related to 

aesthetics will be less than significant, and no mitigation is 

required. 
 

2. Air Quality.  

a. Violate Air Quality Standard-Operations. 

Potential Significant Impact: Whether the Project’s long-term operations will violate any 

air quality standard or contribute to an existing or projected 

air quality violation.   
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Finding: Potential impacts of the Project on Air Quality are discussed in detail in Section 

5.2 of the Draft EIR.  Based on the entire record, the Commission concurs with 

the City finding that the Project’s long-term operations will not violate any air 

quality standard or contribute to an existing or projected air quality violation 

during operations, and therefore, no mitigation is required.  

Facts in Support of the Finding:  Project-related vehicle trips were obtained from the 

Project-specific traffic impact analysis. (EIR Appendix 

K). Based on the trip generation rate in the traffic study, the 

Project would generate a total of 3,149 average daily trips 

(“ADT”) at project buildout. (EIR at 5.2-16). Air pollutant 

emissions modeling is based on mobile- and stationary-

source emissions for each of the land uses. Based on 

computer modeling, the Project would result in an increase 

of air pollutant emissions for both mobile and stationary 

sources. However, Project-related emissions would not 

exceed the South Coast Air Quality Management District 

(“SCAQMD”) regional emissions thresholds for the 

analyzed pollutants. (EIR Table 5.2-8). Therefore, the 

Project would not cumulatively contribute to the O3, PM10, 

and PM2.5 nonattainment designations of the South Coast 

Air Basin. Consequently, the proposed Project’s 

operational air quality impact is considered less than 

significant. (EIR at 5.2-16). Therefore, because long-term 

operations of the Project will not violate any air quality 

standard or contribute substantially to an existing or 

projected air quality violation; impacts are considered to be 

less than significant, and no mitigation is required. 
 

b. Exposure of Sensitive Receptors-Operations. 

Potential Significant Impact: Whether the Project’s long-term operations will expose 

sensitive receptors to substantial pollutant concentrations.   

Finding: Potential impacts of the Project on Air Quality are discussed in detail in Section 

5.2 of the Draft EIR. Based on the entire record, the Commission concurs with the 

City finding that long-term Project operations will not expose sensitive receptors 

to substantial pollutant concentrations, and therefore, no mitigation is required. 

Facts in Support of the Finding:  Carbon monoxide (CO) hot spots are typically produced at 

intersections, where traffic congestion is highest because 

vehicles queue and are subject to reduced speeds. 

Typically, for an intersection to exhibit a significant CO 

concentration, it would operate at level of service (“LOS”) 

E or worse. Based on the traffic impact analysis prepared 

for the Project (EIR Appendix K), under future year With 
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Project conditions, the following intersections are projected 

to operate at LOS E or worse before traffic improvements:  

 

o Palm Avenue at I-215 freeway NB ramps (LOS E 

during AM peak hour and LOS F during PM peak 

hours for Year 2013); and   

 

o Palm Avenue at I-215 freeway SB ramps (LOS F 

during AM peak hour for Year 2013). (EIR at 5.2-

25).  

 

Intersections listed above for 2013 are most conducive to 

the formation of CO hot spots and were modeled during the 

worst-case peak hour of congestion. Because technological 

improvements in later-model cars have made significant 

emissions reductions in CO, background CO concentrations 

in the South Coast Air Basin and vehicle emissions would 

be lower in 2030 than in the Project buildout year, Year 

2030 conditions were not modeled. Project-related traffic 

would not exceed any of the state one- or eight-hour CO 

ambient air quality standards (“AAQS”) at the study area 

intersections at buildout year plus cumulative growth 

conditions. (EIR Table 5.2-11). Consequently, sensitive 

receptors in the area would not be significantly affected by 

CO emissions generated by operation of the proposed 

Project, and localized air quality impacts related to mobile-

source emissions would therefore be less than significant.  

 

To estimate concentrations of air pollutants generated from 

operation of the Project at nearby existing and proposed 

sensitive receptors, the Project’s maximum daily 

operational emissions were compared to the operational 

localized significance thresholds (LSTs). In accordance 

with SCAQMD methodology, only onsite stationary 

sources were included in the analysis. Project-related 

vehicles traveling on- and offsite are not included in the 

analysis. (EIR 5.2-26). Project emissions would not exceed 

the LST screening level criteria for CO, NO2, PM10, or 

PM2.5, and therefore operation of the Project would not 

expose offsite and onsite sensitive receptors to substantial 

pollutant concentrations. (EIR Table 5.2-12). Therefore, 

on a localized level, the Project’s potential to result in the 

exposure of sensitive receptors to substantial pollutant 

concentrations during long-term Project operations is less 

than significant, and no mitigation is required.  
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c. Cumulative Impacts-Operations. 

Potential Significant Impact: Whether the Project will result in cumulatively significant 

operational air quality impacts.  

 

Finding: Potential impacts of the Project on Air Quality are discussed in detail in Section 

5.2 of the Draft EIR. Based on the entire record, the Commission concurs with the 

City finding that the potential for the Project to result in cumulatively significant 

operational air quality impacts is less than significant, and therefore, no mitigation 

is required. 

Facts in Support of the Finding:  With respect to operational air quality emissions, any 

project that does not exceed or can be mitigated to less than 

the daily regional threshold values is not considered by the 

SCAQMD to be a substantial source of air pollution and 

does not add significantly to a cumulative impact.  (EIR at 

5.2-27). Operation of the Project would not result in 

emissions in excess of the SCAQMD regional emissions 

thresholds for long-term operation for VOC, NOx, CO, 

PM10, and PM2.5. (Id.). Therefore, the Project’s contribution 

to cumulative operational air quality impacts would be less 

than significant, and no mitigation is required.  

 

3. Biological Resources. 

a. Cumulative Impacts. 

Potential Significant Impact: Whether the Project will result in cumulatively significant 

impacts to Biological Resources. 

Finding: Impacts related to Biological Resources are discussed in detail in Section 5.3 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the potential for the Project to result in cumulatively significant 

impacts to Biological Resources is less than significant, and therefore, no 

mitigation is required. 

Facts in Support of the Finding:  The Spring Trails Project site contains a number of unique 

and uncommon characteristics that provide for a wide 

diversity of plant and animal species, especially within the 

onsite riparian areas. (EIR at 5.3-59). However, specific 

aspects of the Project’s design, as well as the 

implementation of the required mitigation measures would 

successfully avoid or mitigate significant impacts to these 

resources. (Id.). The most significant area of riparian 

habitat on the Project site is Cable Creek, and that area is 

outside of the Project footprint and would not be impacted 

by the Project. Additional Project design features and 
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required mitigation would conserve and/or enhance existing 

onsite riparian features and wildlife corridors. (Id.). 

Mitigation is also recommended that would require 

additional offsite conservation of riparian areas and other 

important habitats. While continued development within 

the greater San Bernardino region has decreased the 

amount of available high-quality habitat in the area, this 

Project does not cumulatively contribute to that decrease. 

(Id.). The most important habitat values are maintained on 

the site, and certain aspects of the Project’s design, such as 

the permanent preservation of Cable Creek, actually 

provide long-term benefits to the region in terms of 

biological resource conservation. Based on each of these 

factors, it can be determined that the Project would not 

present a significant cumulative impact to biological 

resources. (Id.). Therefore, cumulative impacts to 

biological resources will be less than significant, and no 

mitigation is required.  

 

4. Cultural Resources. 

a. Historic Resources. 

Potential Significant Impact: Whether the Project would cause a substantial change in 

the significance of a historical resource as defined in 

Section 15064.5.   

Finding: Impacts related to Cultural Resources are discussed in detail in Section 5.4 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the Project will not cause a substantial change in the significance of a 

historical resource, and therefore, no mitigation is required. 

Facts in Support of the Finding:  The Spring Trails Project area was assessed for historical 

resources during multiple surveys. During this assessment, 

no historical resources, as defined in Section 15064.5 of the 

CEQA Guidelines, were observed. (EIR at 5.4-12). There 

are no structures, buildings, or other built environment 

resources with historical value in the project area. (Id.). 

Therefore, there are no known historical resources on the 

Project site, and no mitigation is required.  
 

b. Development in Sensitive Archaeological Area. 

Potential Significant Impact: Whether the Project would be developed in a sensitive 

archeological area, as identified in the City’s General Plan.   
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Finding: Impacts related to Cultural Resources are discussed in detail in Section 5.4 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the Project will not be developed in a sensitive archeological area as 

identified in the City’s General Plan, and therefore, no mitigation is required. 

Facts in Support of the Finding:  The Project site is not located in an area of concern for 

archaeological resources, and is not located within an area 

of known resources or areas that could reasonably contain 

resources and which had demonstrable surface integrity as 

of November 1987.  (See EIR Figure 5.4-1). Therefore, no 

mitigation is required.  

 

5. Geology and Soils. 

a. Cut and Fill.  

Potential Significant Impact: Whether the Project would involve earth movement (cut 

and/or fill). 

 

Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that while the Project would involve grading on about 216.7 acres of land, 

with roughly 3.1 million cubic yards of cut and 2.8 million cubic yards of fill, 

Project earth movement would not result in substantial adverse erosion or dust 

impacts and, therefore, no mitigation is required. 

 

Facts in Support of the Finding: In addition to the specified amounts of cut and fill grading, 

the Project would involve roughly 251,000 cubic yards of 

soil export. (See EIR Table 5.5-2). Project features are 

incorporated into the Spring Trails Specific Plan that would 

minimize soil erosion. (EIR at 5.5-21). For example, all 

graded slopes shall be stabilized and planted with the 

approved trees, shrubs, and groundcovers listed in the 

Landscape Zones Plant Palette, Table 3.6 in the Specific 

Plan Design Guidelines. The Grading Plan in the 

Development Standards for the Spring Trails Specific Plan 

has been devised with overall goals, including minimizing 

grading quantities, minimizing slope maintenance and 

water consumption, and providing for stable slopes and 

building pads. (Id.). Specific guidelines in the Grading Plan 

include: minimize grading where possible; avoid grading in 

areas where slopes exceed an average of 15 percent to the 

greatest extent possible; terrace drains and benches shall be 

added where slope height exceeds 30 feet, in accordance 

with the Uniform Building Code. (Id.). In some instances, 

benches should be widened to provide for dual use as a 
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recreation trail; existing significant drainage courses shall 

be maintained as much as possible; final grading design 

shall adhere to the final soils report recommendations; 

grading shall be performed under the supervision of a 

registered soils engineer; a storm water pollution 

prevention program (“SWPPP”) must be prepared and 

processed prior to grading; natural terrain must be 

preserved as much as possible by focusing development in 

the development footprint; earth retention systems, where 

slopes can be planted to blend with the natural terrain, 

should be used where possible; and all cut-and-fill slopes 

shall be revegetated to control erosion. (EIR at 5.5-22).  

 

These guidelines would meet City and state development 

standards and soil stability would be maintained. In 

addition, the Safety Plan requires that Grading for building 

pads and roads shall conform to specifications of the 

geologist, based on a soils study and final geotechnical 

study. (Id.). In addition to the Project guidelines and 

development standards described above, the Project would 

prepare and implement a SWPPP specifying BMPs for 

minimizing pollution of stormwater during project 

construction. Categories of BMPs that would be included in 

the SWPPP include erosion control BMPs that cover and/or 

bind soil to prevent soil from entering runoff; and sediment 

control BMPs, such as barriers, that intercept and filter out 

soil that has been detached and transported by flowing 

water. Implementation of BMPs specified in the SWPPP 

would help stabilize project site slopes while vegetation 

planted by the Project matures. (Id.). After implementation 

of Project guidelines, Specific Plan development standards, 

and BMPs for erosion control and sediment control to be 

specified in the project’s SWPPP, Project development is 

not expected to result in substantial erosion, and no 

mitigation is required.  

 

b. Landslides, Mudslides or Subsidence.  

Potential Significant Impact: Whether the Project site is subject to potential hazards from 

landslides, mudslides or subsidence. 

 

Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project site is not subject to potential hazards from landslides, 

mudslides or subsidence and, therefore, no mitigation is required. 
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Facts in Support of the Finding: The maximum gradient of the natural slopes on the site 

approach is 1.2:1 (horizontal:vertical). Proposed cut-and-

fill slopes would be designed at grades of 2:1, with 

maximum slope heights of 80 feet. Such cut-and-fill slopes 

have been analyzed and found to be grossly stable. (EIR at 

5.5-24). Cut slopes that expose bedrock will tend to 

weather over time and would be planted with deep-rooted 

vegetation. No surface indications of slope instability or 

significant “out of slope” geologic bedding conditions were 

observed onsite, and no significant natural slope instability 

exists onsite. (Id.). The site plan avoids the lower portions 

of Cable Canyon and Meyers Canyon, which could act as 

channels for mudflows. The site plan also avoids the 

steeper slopes near the northern end of the site. All cut-and-

fill slopes created by the Project would be vegetated, 

thereby controlling erosion and reducing mudflow hazard. 

There are no substantial groundwater or oil withdrawals in 

the area that could lead to subsidence, and the potential for 

ground subsidence is regarded as low. (Id.). Therefore, no 

mitigation is required.  

 

c. Expansive Soils.  

Potential Significant Impact: Whether Project development would create substantial 

hazards arising from expansive soils. 

 

Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that Project development would not create substantial hazards arising 

from expansive soils and, therefore, no mitigation is required. 

 

Facts in Support of the Finding:  Expansive soils are generally characterized as having the 

ability to undergo significant volume change due to 

increases or decreases in the moisture content of the soil. 

(EIR at 5.5-25). The Spring Trails site is predominated by 

relatively recent alluvial deposits (from the Holocene and 

Pleistocene age). These deposits have led to the existence 

of sands and sands with gravel in the upper layers (5 to 10 

feet deep) and the gravelly sands (sand with silt, cobbles, 

and occasional boulders) of the lower layers (below 10 

feet). (Id.). These layers are generally medium dense to 

very dense throughout most of the site and have dry to 

moist conditions. The geotechnical analysis did not 

determine these soils to be prone to expansion. Therefore, 

the expansion potential of soils is low to very low. (Id.). No 
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specific geotechnical recommendations for expansive soils 

were made, and no mitigation is required.  

 

d. Modification of Unique Geological Feature.  

Potential Significant Impact: Whether Project development would modify a unique 

geological feature. 

 

Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that although the Project will be developed over the San Andreas Fault, 

the Project will not substantially change the physical and geological 

characteristics of the fault and, therefore, no mitigation is required. 

 

Facts in Support of the Finding: The San Andreas Fault is considered to be a unique 

geological feature, and five splays of the San Andreas Fault 

occur on the site.  (EIR at 5.5-7). The majority of the 

segment of Splay A on the Project site would remain open 

space, while the balance of the splay would be graded. 

Most of Splays B, C, and D would be graded, and most of 

Splay E would remain open space. (EIR at 5.5-25). 

However, the grading on Splays A, B, C, D, and E would 

not substantially change the physical and geological 

characteristics of the fault, and therefore, no mitigation is 

required.  

 

e. Unstable Soils.  

Potential Significant Impact: Whether Project grading and construction would be 

conducted so as to result in substantial amounts of unstable 

soils. 

 

Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that Project grading and construction will not be conducted so as to result 

in substantial amounts of unstable soils and, therefore, no mitigation is required. 

 

Facts in Support of the Finding: Project features are incorporated into the Spring Trails 

Specific Plan that would prevent grading and construction 

activities from creating substantial amounts of unstable 

soils. (EIR at 5.5-25). Specifically, the following 

development standards in the Grading Plan and Safety Plan 

of the Spring Trails Specific Plan would aid in preventing 

the creation of substantial amounts of unstable soils: 1) 

final grading design shall adhere to the final soils report 

recommendations; 2) grading shall be performed under the 
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supervision of a registered soils engineer; and 3) final 

grading plans shall be prepared and certified by a registered 

civil engineer and registered geotechnical engineer in the 

State of California Board of Professional Registration and 

approved by the City Engineer. (Id.). Thus, impacts in this 

area will be less than significant, and no mitigation is 

required. 

 

f. Hillside Management Overlay Zoning District.  

Potential Significant Impact: Whether the Project would conflict with the provisions of 

the Hillside Management Overlay Zoning District 

(“HMOD”).  

 

Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project’s development standards will replace the provisions of the 

HMOD and, therefore, no mitigation is required. 

 

Facts in Support of the Finding: Roughly 67 percent (133 acres) of the Project site is within 

the HMOD, which covers all areas with slopes of 15 

percent or greater. (EIR at 5.5-26). The HMOD contains 

development performance standards, including standards 

regarding soils and grading, geotechnical standards, and 

standards requiring that vegetation on slopes, including 

graded slopes, be preserved or reestablished. (Id.). The 

Specific Plan for the Project contains hillside design and 

development standards that have been prepared to be site-

specific for the proposed project and are consistent with the 

General Plan. The HMOD design guidelines would not be 

necessary. Thus, no mitigation is required.  
 

g. Cumulative Impacts.  

Potential Significant Impact: Whether the Project would result in cumulatively 

significant impacts to Geology and Soils.  

 

Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that Project will not result in cumulatively significant impacts to Geology 

and Soils and, therefore, no mitigation is required. 

 

Facts in Support of the Finding: Impacts to geology and soils are specific to the geologic 

and soils conditions on a particular project site. Mitigation 

of geologic, seismic, and soil impacts of development 

projects would also be specific to each site. Compliance 
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with modern building standards, such as the UBC and 

CBC, serves to reduce seismic-related risks. Therefore, no 

adverse cumulative impacts related to soils and geology are 

anticipated, and no mitigation is required. (EIR at 5.5-26).  

   

6. Hazards and Hazardous Materials. 

a. Routine Transport, Use, and/or Disposal of Hazardous Materials.  

Potential Significant Impact: Whether the Project would create a significant hazard to the 

public or the environment through the routine transport, 

use, or disposal of hazardous materials; or through 

reasonably foreseeable upset and accident conditions 

involving the release of hazardous materials into the 

environment. 

 

Finding: Impacts related to Hazards and Hazardous Materials are discussed in detail at 

Section 5.6 of the Draft EIR.  Based on the entire record, the Commission concurs 

with the City finding that the risk to the public or the environment through the 

routine transport, use, or disposal of hazardous materials; or through reasonably 

foreseeable upset and accident conditions involving the release of hazardous 

materials into the environment by the Project is less than significant and, 

therefore, no mitigation is required. 

 

Facts in Support of the Finding: The proposed Project includes 304 single-family lots under 

the preferred development scenario (reduced to 215 lots), 

or 307 single-family lots under the alternative development 

scenario.  These will consist of new single-family lots, and 

one existing single-family residence in the western portion 

of the site, bordering Cable Canyon Creek to the south. If 

the existing single-family home were to be demolished 

prior to Project construction, it may result in the need to 

transport and dispose of hazardous materials. (EIR at 5.6-

9). However, it is anticipated to remain during and after 

development of the Project, and therefore no demolition 

activities are anticipated. (Id.). In general, the routine 

transport, use, or disposal of hazardous materials is 

associated with industrial land uses and not residential land 

uses. The Project would consist only of residential land 

uses with associated parks and open space. Construction 

and operation of the new single-family homes may include 

the use of hazardous substances such as paints, solvents, 

finishes, and cleaners, but these substances would not be 

substantially different from other household products. (Id.). 

Additionally, the site has not been included on any state or 

federal lists of hazardous materials sites, so the 
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development of the site would not necessitate the removal 

or cleanup of any hazardous materials. Therefore, it is not 

anticipated that construction or operation activities would 

involve inadvertent exposure to hazardous materials due to 

their removal from the site. (Id.). The routine transport, use, 

and/or disposal of significant amounts of hazardous 

materials is not expected to occur during the construction 

or operation of this Project. (Id.). Since there would not be 

any substantial amount of hazardous materials present on 

the Project site for a significant amount of time during 

Project construction or operation, there would also not be 

any foreseeable upset or release of hazardous materials, and 

therefore no mitigation is required. 

 

b. Emergency Response or Evacuation Plan.  

Potential Significant Impact: Whether the Project would impair implementation of or 

physically interfere with an adopted emergency response 

plan or emergency evacuation plan.  

Finding: Impacts related to Hazards and Hazardous Materials are discussed in detail at 

Section 5.6 of the Draft EIR.  Based on the entire record, the Commission concurs 

with the City finding that the Project would not impair implementation of or 

physically interfere with an adopted emergency response plan or emergency 

evacuation plan and, therefore, no mitigation is required. 

Facts in Support of the Finding: The City has an emergency management plan and a hazard 

mitigation plan that outline the potential risks, hazards, and 

emergency situations that the City may face and the best 

methods for preventing or managing these situations. (EIR 

at 5.6-10).  The emergency management plan and the 

hazard mitigation plan, which have been developed in 

compliance with the Disaster Mitigation Act of 2000, are 

used by the City to reduce and eliminate the effects of 

natural and human-caused disasters. Spring Trails would 

follow the guidelines and regulations of the City’s 

emergency and hazard mitigation plans. Since the site has 

high potential for fires, there is substantial need for fire 

emergency access. (Id.). The Spring Trails Specific Plan 

includes measures that would allow the site to be accessible 

during fire emergencies and which can be applicable for 

other emergencies. These are outlined in the City’s Foothill 

Fire Zone Overlay District requirements, and Spring Trails’ 

compliance with these standards is substantiated in 

Appendix D of the Specific Plan. (See EIR Table 5.14-7).  

In sum, the proposed Project would not conflict with the 
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City’s emergency planning, and therefore no mitigation is 

required.  

 

c.  Cumulative Impacts.  

 

Potential Significant Impact: Whether the Project would result in cumulatively 

significant impacts related to Hazards and Hazardous 

Materials. 

 

Finding:  Impacts related to Hazards and Hazardous Materials are discussed in detail at 

Section 5.6 of the Draft EIR. Based on the entire record, the Commission concurs 

with the City finding that the Project would not result in cumulatively significant 

impacts related to Hazards and Hazardous Materials and, therefore, no mitigation 

is required. 

 

Facts in Support of the Finding: The assessment of potential cumulative impacts with regard 

to hazards and hazardous materials relates to the ability for 

impacts to occur offsite. (EIR at 5.6-23). The hazardous 

materials study area considered for cumulative impacts 

consisted of (1) the area that could be affected by proposed 

Project activities, and (2) the areas affected by other 

projects where activities could directly or indirectly affect 

the presence or fate of hazardous materials on the proposed 

Project site. (Id.). The land uses surrounding the Project 

site are either vacant or residential. There would be little 

chance for a hazardous materials release in the surrounding 

area that would cause cumulative impacts with the 

proposed Project. Cumulative analysis for fire and wind 

hazards is completed with similar parameters. (Id.). 

Cumulative impacts could occur when adjacent projects, in 

combination with the proposed Project, would increase the 

number of people being exposed to fire and wind hazards. 

(Id.). At this time no development is planned for the areas 

adjacent to the proposed Project; thus, no cumulative 

impacts would occur, and no mitigation is required. 

 

7. Hydrology/Water Quality 

a. Alter Existing Drainage Pattern. 

Potential Significant Impact: Whether the Project would 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 offsite. 
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Finding: Impacts related to Hydrology and Water Quality are discussed in detail in Section 

5.7 of the Draft EIR.  Based on the entire record, the Commission concurs with 

the City finding that development of the Project will not 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 offsite, and therefore, no 

mitigation is required.  

Facts in Support of the Finding: Drainage from Offsite: At Project completion, offsite 

drainage would enter the project site from the north and 

east. (EIR at 5.7-16). Two drainage courses within 

Drainage Area A that flow into the site from the north are 

Cable Canyon West and East Forks. These two drainages, 

which merge onsite, would remain undisturbed and would 

exit the west side of the site as they do now. Four drainages 

would enter the site from the east. The northerly two of 

these drainages are tributaries to Cable Canyon and are in 

Drainage Area A. (EIR Figure 3-8). These two drainages 

would pass through a culvert under proposed Street “A”, 

merge and continue flowing westerly, pass through a 

culvert under proposed Street “DD”, then continue to the 

southwest before merging with the West and East forks of 

Cable Canyon. (EIR at 5.7-16).  This combined drainage 

then flows to the west and exits the site into Cable Creek. 

South of the Project site, the Cable Creek drainage would 

pass through culverts under the Secondary Access Road. 

The third drainage course that enters the site from the east 

would be collected in a proposed brow ditch north of 

proposed Street “O” and west of proposed Street “W”. This 

drainage would then be conveyed around the water 

reservoir tank and discharged to an existing flow line. (Id.). 

The last drainage course entering the site from the east 

consists of Meyers Canyon and tributary areas in Drainage 

Area D; Meyers Canyon enters the site near its southeast 

corner. A culvert crossing is proposed under the Primary 

Access Road (Street “A”). (See EIR Figure 3-8).  

 

Drainage from Onsite: Drainage from the site at Project 

completion would be conveyed in a series of storm drain 

systems that would route water into three Extended 

Detention Basins for treatment and detention. (Id.). (EIR 

Table 5.7-2 and Figure 3-8). Drainage Area A consists of 

Cable Canyon, including the west and east forks of Cable 

Canyon and tributary areas.  (EIR at 5.7-17). Drainage 

from the two northernmost residential areas, north of Cable 

Canyon, would not be routed into an extended detention 
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basin, but routed instead into media filtration vaults where 

the water quality volume would be treated, after which the 

runoff would be discharged into Cable Canyon. Water 

quality volumes for each detention basin that would be 

built as part of the Project are listed in EIR Table 5.7-3. 

One of these areas is 17.3 acres, while the second is 22.0 

acres. Basin “A” compensates for this discharge from the 

site into Cable Canyon by over-detaining runoff from other 

parts of Drainage Area A onsite. (Id.). Drainage Area B, 

45.5 acres in area, is divided into two subareas. Subarea 1 

would be the developed area onsite of 21.8 acres that would 

be routed into basin “B” plus the 1.6-acre basin and 4.6 

acres of open space downstream of the basin outlet. 

Subarea 2 would be 17.5 acres of onsite and offsite 

undeveloped area that would cross under Street “I” and 

then discharge into an existing flow line. (EIR at 5.7-18). 

Drainage Area “C” consists of 209.8 acres, roughly 89.0 

acres of which would be in the developed area onsite and 

would drain into basin “C”. The remaining 107.8 acres 

would be onsite and offsite undeveloped areas that would 

be collected north of Street “H”. (Id.). Drainage Area “D” 

consists of 339.3 acres: 319.8 acres offsite and 19.5 onsite. 

Drainage from Area “D” would enter the site near the 

southeastern site boundary, flow through a culvert under 

the proposed Primary Access Road (Street “A”), and then 

exit the site. This drainage would not be directed into a 

detention basin or media filtration vault. Surface flows 

from the secondary access road will be conveyed into a 5-

foot concrete drainage ditch located within a 13-foot graded 

shoulder on both sides of the road. The runoff will then be 

collected in storm drain inlets and conveyed through a 

storm drain underneath the secondary access road where it 

will be discharged into Cable Creek. (Id.). 
 
Detention Basin Capacities: Drainage volumes and rates 

from developed portions of the site would be increased 

compared to existing conditions due to the increase in 

impervious surfaces onsite. (Id.). The three proposed 

detention basins would be local detention facilities 

maintained by the owner or homeowners association. The 

maximum capacity of each of the detention basins is 

designed to store onsite runoff from the drainage area 

tributary to the respective basin in order to lower the rate of 

outflow from the basin to the predevelopment rate in a 100-

year, 24-hour storm. (Id.). Each basin would also be 

equipped with water quality treatment features and would 
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provide treatment for runoff. The total capacity and water 

quality treatment capacity of each of the three basins is 

listed in EIR Table 5.7-3. Emergency spillways are 

proposed for each of the three basins to convey the 1,000-

year peak flow for the respective basin’s tributary 

watershed. (Id.).  

 

Debris Flows and Culvert Sizes: The Project site is in the 

foothills of the San Bernardino Mountains. (Id.). Therefore, 

large debris flows may occur in watersheds in the area, 

especially in years after a fire. Debris flows would increase 

the volume of material flowing down drainages. (Id.). 

Culverts in the Project were designed to accommodate 

estimated debris flow volumes that would occur in a 

100-year storm four years following a fire. (EIR Table 

5.7-4). Project drainage features would meet requirements 

of the San Bernardino County Hydrology Manual and 

would limit runoff from the site at Project completion to 

existing levels. (EIR at 5.7-19). In sum, impacts to existing 

drainage patterns will be less than significant, and no 

mitigation is required.  

 

b. Groundwater Recharge. 

Potential Significant Impact: Whether the Project would 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). 

 

Finding: Impacts related to Hydrology and Water Quality are discussed in detail in Section 

5.7 of the Draft EIR.  Based on the entire record, the Commission concurs with 

the City finding that development of the Project will not 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, and therefore, no mitigation is required.  

Facts in Support of the Finding:  Project development would increase impervious surfaces 

on the Project site. (EIR at 5.7-19). The resulting increase 

in drainage from most of the developed parts of the site 

would be conveyed to three extended detention basins. 

(Id.). Stormwater would infiltrate into underlying sediment 

through the bottoms of the basins. The Project would not 
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include substantial infiltration zones except for the basins. 

The infiltration rate in the three basins would total roughly 

2.01 cfs. (Id.). At Project completion, onsite groundwater 

recharge of stormwater from a two-year, 24-hour storm 

would be reduced about 1.3 percent compared to recharge 

from the same size storm in existing conditions. (Id.). 

Project development would not substantially reduce 

groundwater recharge from the site and therefore, no 

mitigation is required.  

 

c. 100-Year Flood Hazard Area. 

Potential Significant Impact: Whether the Project would 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; or place within a 100-year flood 

hazard area structures which would impede or redirect 

flood flows. 

 

Finding: Potential impacts related to Hydrology and Water Quality are discussed in detail 

in Section 5.7 of the Draft EIR.  Based on the entire record, the Commission 

concurs with the City finding that development of the Project will not 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; or 

place within a 100-year flood hazard area structures which would impede or 

redirect flood flows, and therefore, no mitigation is required.  

Facts in Support of the Finding:  The entire Project site is in FEMA flood hazard zone X, 

meaning that it is outside of both 100-year and 500-year 

flood plains. (EIR at 5.7-19). Much of the Project site is on 

the lower slopes of the San Bernardino Mountains. Large 

debris flows may occur in local watersheds, especially in 

years after a fire. After Project development, debris flows 

originating upstream of the Project site may flow through 

drainages crossing the site; debris flows are not expected to 

originate onsite. Culverts where drainages on the site would 

cross under roadways have been designed to accommodate 

the increase in volume due to sediment that would occur in 

a debris flow. All proposed improvements, including 

building pads, roads, and reservoirs, would be outside of 

the area that would be flooded by debris flows during a 

100-year storm. Project development is not expected to 

create substantial hazards to persons arising from debris 

flows. (EIR at 5.7-27). Project development would not 

result in flood hazards to people or structures or redirect 



Facts and Findings and Statement of Overriding Considerations  

 

 

35 
M681-000 -- 1000746.1 

flood flows within a 100-year flood hazard area, and 

therefore, no mitigation is required.  

 

d. Violate Water Quality Standards or Waste Discharge 

Requirements. 

Potential Significant Impact: Whether the Project would violate any water quality 

standards or waste discharge requirements or otherwise 

substantially degrade water quality. 

 

Finding: Impacts related to Hydrology and Water Quality are discussed in detail in Section 

5.7 of the Draft EIR.  Based on the entire record, the Commission concurs with 

the City finding that development of the Project will not violate any water quality 

standards or waste discharge requirements and will not otherwise substantially 

degrade water quality, and therefore, no mitigation is required.  

Facts in Support of the Finding:  Construction: Potential sources of pollutants from 

construction activities on the site include exposed soil, 

construction materials, and construction equipment. (EIR 

at 5.7-20). Project clearing, grading, excavation, and 

construction activities may impact water quality due to 

sheet erosion of exposed soils and subsequent deposition of 

particles and pollutants in drainage ways. (Id.). Grading 

activities in particular lead to exposed areas of loose soil, as 

well as sediment stockpiles which are susceptible to 

uncontrolled sheet flow. The use of materials such as fuels, 

solvents, and paints also present a risk to surface water 

quality due to an increased potential for these materials and 

related pollutants to contaminate stormwater. Additionally, 

storage, refueling, and maintenance of construction 

equipment onsite result in the potential for fuels and other 

substances to contaminate stormwater. (Id.). 
 

Measures for reducing potential pollution from construction 

activities would include obtaining coverage under the 

General Construction Permit for discharges of stormwater 

runoff from the construction site. (Id.). The General 

Construction Permit is the coverage issued by the State 

Water Resources Control Board (“SWRCB”) that allows 

the discharges of stormwater to waters of the United States 

from construction projects. In order to get coverage under 

the General Construction Permit, the discharge should be in 

compliance with the National Pollutant Discharge 

Elimination System (“NPDES”) and implement a Storm 

Water Sampling and Analysis Strategy for monitoring of 

construction site runoff. In order to obtain coverage under 
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the General Construction Permit, the Project owner would 

be required to submit a Notice of Intent to the SWRCB to 

file for permit coverage, and prepare and implement a 

SWPPP onsite. A Notice of Intent must be filed, and the 

SWPPP must be prepared prior to commencement of soil-

disturbing activities at the Project site. (Id.). The SWPPP 

must contain a site map(s) showing the construction site 

perimeter, existing and proposed buildings, lots, roadways, 

stormwater collection and discharge points, general 

topography before and after construction, and drainage 

patterns across the Project. The SWPPP must list BMPs 

that would be used to protect stormwater runoff and 

describe the placement of those BMPs. Additionally, the 

SWPPP must contain a visual monitoring program and a 

chemical monitoring program for “nonvisible” pollutants to 

be implemented if there is a failure of the BMPs. (Id.). 

Typical temporary BMPs that would be used during 

construction include good housekeeping practices and 

erosion and sediment control measures. Good 

housekeeping practices include street sweeping, waste 

disposal, vehicle and equipment maintenance, concrete 

washout area, materials storage, minimization of hazardous 

materials, and proper handling and storage of hazardous 

materials. (Id.). Design standards for the BMPs are set forth 

by the County of Bernardino and the California Storm 

Water Management handbooks. Construction BMPs for 

this project would be selected, constructed, and maintained 

so as to comply with all applicable ordinances and 

guidance documents. (EIR at 5.7-22). Upon 

implementation BMPs as specified in the project’s SWPPP, 

Project construction would not result in substantial 

pollution of receiving waters, and therefore, no mitigation 

is required. (Id.). 

 

Operations: Pollutant sources that are expected to be 

generated by Project operation are sediment/turbidity, 

nutrients, trash and debris, oxygen-demanding substances, 

bacteria and viruses, oil and grease, and pesticides. (Id.). 

With regard to the operational phase of the Project, site 

design, source control, and treatment control BMPs as 

dictated by County and City Stormwater management plans 

would be implemented. (Id.). The residences surrounding 

the Project site are reliant upon well water for their potable 

water usage. In some cases, these wells are relatively 

shallow, with a water table of approximately 50 feet or 

more. Although historical farming uses and the related 
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fertilizers and other amendments have not had an impact on 

the water table, BMPs would be used to reduce 

contaminants in runoff from the Project site, lessening any 

potential impacts to potable drinking water to nearby 

residences. (EIR Tables 5.7-5 to 5.7-7). A Project-specific 

water quality management plan (“WQMP”) (EIR 

Appendix I1) has been prepared for the Project, and 

specifies site design, source control, and treatment control 

BMPs as required by the San Bernardino County 

Stormwater Program Model Water Quality Management 

Plan Guidance. The site design BMPs, source control 

BMPs, and treatment control BMPs incorporated into the 

Project plans must address the potential pollutants from the 

Project. (EIR at 5.7-24). The WQMP includes BMPs that 

would be implemented during both design and operation of 

the Project, and describes long-term operation and 

maintenance requirements for BMPs. (EIR Table 5-7-7). 

The Project applicant would be responsible for carrying out 

all BMP operations and maintenance activities. (EIR at 

5.7-25). Prior to building or grading permit closeout or the 

issuance of a certificate of occupancy or certificate of use, 

the applicant shall demonstrate: that all structural BMPs 

have been constructed and installed in conformance with 

approved plans and specifications; that the applicant is 

prepared to implement all nonstructural BMPs described in 

the approved Project-specific WQMP; and that an adequate 

number of copies of the approved Project-specific WQMP 

are available for the future owners/occupants. (EIR at 5.7-

26). After implementation of site design, source control, 

and treatment control BMPs, as specified in the Project’s 

WQMP, Project operations would not cause substantial 

pollution of receiving waters, and no mitigation is required.  

 

e. Create or Contribute Runoff Water. 

Potential Significant Impact: Whether the Project would create or contribute runoff water 

which would exceed the capacity of existing or planned 

storm water drainage systems or provide substantial 

additional sources of polluted runoff, such as from areas of 

material storage, vehicle or equipment fueling, vehicle or 

equipment maintenance (including washing), waste 

handling, hazardous materials handling or storage, delivery 

areas, loading docks, or other outdoor areas. 
. 

Finding: Impacts related to Hydrology and Water Quality are discussed in detail in Section 

5.7 of the Draft EIR.  Based on the entire record, the Commission concurs with 
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the City finding that development of the Project will not create or contribute 

runoff water which would exceed the capacity of existing or planned storm water 

drainage systems or provide substantial additional sources of polluted runoff, and 

therefore, no mitigation is required.  

Facts in Support of the Finding:  Design standards for BMPs are set forth by the County of 

San Bernardino and the California Storm Water 

Management handbooks, and construction BMPs for this 

Project would be selected, constructed, and maintained so 

as to comply with all applicable ordinances and guidance 

documents. Upon implementation BMPs as specified in the 

project’s SWPPP, Project construction would not result in 

substantial pollution of receiving waters. (EIR at 5.7-22).  

Site design, source control, and treatment control BMPs as 

dictated by the County and City Stormwater management 

plans would be implemented. The Project-specific WQMP 

would be required by the City of San Bernardino to address 

management of urban runoff from the Project site, and 

specifically address site design, source control, and 

treatment control BMPs to minimize the impact of urban 

runoff from the Project. Site design BMPs would be used to 

control and filter runoff from residential uses for collection 

in detention basins located at strategic points on the Project 

site. (Id.).  
 

On- and offsite stormwater would be collected and routed 

through a series of catch basins, inlets, and storm drain 

systems that would convey water to three extended 

detention basins for water quality treatment and detention. 

These systems would be designed and constructed in 

accordance with the City of San Bernardino and the San 

Bernardino County Flood Control District standards. 

Properly engineered basins reduce infiltration issues by 

adsorbing common residential chemicals into basin linings. 

(Id.). Successful implementation of the controls contained 

in the WQMP would reduce the amount of contaminants in 

surface flow and groundwater by controlling the 

contaminants at the source. (EIR at 5.7-23). Accordingly, 

the potential for the Project to create or contribute runoff 

water which would exceed the capacity of existing or 

planned storm water drainage systems or provide 

substantial additional sources of polluted runoff is less than 

significant, and no mitigation is required. 
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f. Dam Failure. 

Potential Significant Impact: Whether the Project would expose people or structures to a 

significant risk of injury, loss or death involving flooding, 

including flooding as a result of the failure of a levee or 

dam. 

 

Finding: Impacts related to Hydrology and Water Quality are discussed in detail in Section 

5.7 of the Draft EIR.  Based on the entire record, the Commission concurs with 

the City finding that development of the Project will not expose people or 

structures to a significant risk of injury, loss or death involving flooding 

(including flooding as a result of the failure of a levee or dam), and therefore, no 

mitigation is required.  

Facts in Support of the Finding:  There are no dams or enclosed bodies of water upstream 

from the Project site that could pose a hazard of flooding to 

the site due to a seiche or the failure of a dam. (EIR at 

5.7-27). The Project would involve construction and 

operation of three reservoirs onsite. (EIR Figure 3-9).  The 

reservoirs would have capacities of 900,000 gallons, 

900,000 gallons, and 2,500,000 gallons. The reservoirs 

would be enclosed tanks, the design and construction of 

which would comply with existing seismic safety 

regulations. (EIR at 5.7-27). Accordingly, the risk of 

flooding is less than significant, and no mitigation is 

required. 

 

g. Cumulative Impacts. 

Potential Significant Impact: Whether the Project would result in cumulatively 

significant impacts related to Hydrology and Water 

Quality. 

Finding: Impacts related to Hydrology and Water Quality are discussed in detail in Section 

5.7 of the Draft EIR.  Based on the entire record, the Commission concurs with 

the City finding that development of the Project will not result in cumulatively 

significant impacts related to Hydrology and Water Quality, and therefore, no 

mitigation is required.  

Facts in Support of the Finding: Potential related projects are those development projects 

that would increase the amount of impervious surfaces and 

consequently cause increased runoff within the Santa Ana 

River Watershed.  (EIR at 5.7-27). Each related project 

would be required to include project features that would 

detain onsite any increase in runoff from 100-year storm 

events until after the storm. After the construction and 
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operation of required drainage features within related 

projects, substantial cumulative impacts to the capacity of 

the storm drainage system in the region are not expected to 

occur. (Id.). Given that the proposed Project would also be 

required to include drainage features so that the Project 

would not cause a net increase in runoff into the existing 

storm drainage system in the region, the Project is not 

anticipated to have a cumulatively considerable adverse 

impact on storm drainage capacity. Reach Four of the Santa 

Ana River, downstream from the vicinity of the Project 

site, is included on the 303(d) list as impaired by pathogens 

(bacteria and viruses). Therefore, pathogens are pollutants 

of concern in the vicinity of the Project site. (Id.). Other 

projects in the Santa Ana Watershed can be expected to 

increase the amounts of contaminants that could enter 

stormwater. (EIR at 5.7-28). However, other projects 

would be required to comply with the same NPDES 

regulations for minimizing water pollution as would the 

proposed project. Related projects would be required to 

prepare and implement SWPPPs and WQMPs, specifying 

BMPs that would be used to minimize contaminants 

discharged into receiving waters. After compliance with 

existing regulations, cumulative impacts to water quality 

are not expected to be substantial, and the Project is not 

anticipated to have cumulatively considerable impacts on 

water quality. (Id.). Thus, no mitigation is required.  

 

8. Land Use and Planning. 

a. Conflict with Land Use Plans.  

Potential Significant Impact: Whether the Project would 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.  

 

Finding: Impacts related to Land Use and Planning are discussed in detail at Section 5.8 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the Project will not conflict with any applicable land use plan, policy, 

or regulation of an agency with jurisdiction over the project adopted for the 

purpose of avoiding or mitigating an environmental effect, and therefore, no 

mitigation is required. 
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Facts in Support of the Finding: General Plan/Specific Plan: The Project would be 

consistent with the City of San Bernardino General Plan. 

(EIR at 5.8-13). Under the existing General Plan 

designation of RE, the maximum density is one dwelling 

unit per acre. The Project would require a General Plan 

Amendment to change the existing land use designation to 

Residential Low (RL), allowing 3.1 dwelling units per acre, 

an increase of 2.1 dwelling units per acre. The Project 

would be annexed into the City of San Bernardino and 

zoned RE (consistent with existing prezoning). (Id.). The 

Project’s overall density would be 0.87 dwelling units per 

acre. The density on the developed area (241.5 acres) 

would be 1.27 dwelling units per acre. (EIR at 5.8-14).  

Development will be focused, or clustered, onto 

approximately 241.5 acres, or 68 percent of the total site, 

and includes 9 acres of parks and 125.1 acres of internal 

slopes and fuel modification zones. The remaining 

32 percent of Spring Trails (111.3 acres) is preserved as 

natural open space. The average lot size in Spring Trails is 

29,000 square feet. The largest lots are on the northern 

portion and upper elevations of the site, and the largest lot 

measures 18.3 acres. (Id.). The smallest lots are on the 

lower elevations and southern portion of the Project, and 

the smallest lot measures 10,801 square feet. In many 

instances, the legal lots will extend beyond the buildable 

area and include graded slopes, fuel modification zones, 

steep slopes, and open spaces. (Id.). 

 

The Preferred Development Plan is the same as the 

Alternative Development Plan in every respect except for 

the treatment of the land beneath the aboveground electric 

lines and the number of residential lots. (Id.). In this 

respect, the Preferred Development Plan differs from the 

Preferred Development Plan in that it would provide 126 

acres of internal slopes and fuel modification zones, and 70 

acres would be attributable to residential lots. The Preferred 

Development Plan contains 304 single-family detached 

units and the overall density over the 350-acre site would 

be 0.86 dwelling units per acre. The density on the 

developed area (241.5 acres) would be 1.26 dwelling units 

per acre. The Project would exceed County General Plan 

designation RL-5 of one dwelling unit per five acres. 

However, once annexed into the City of San Bernardino, 

the Project would be consistent with the General Plan and 

Development Code. (Id.).  
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Specific plans are required to be consistent with the goals 

and policies of the governing general plan. The Project 

implements and exemplifies the goals and policies of the 

City of San Bernardino General Plan. (EIR Table 5.8-1). 

Future development within the Spring Trails Specific Plan 

area must be consistent with this Specific Plan. All projects 

that are found to be consistent with this Specific Plan will 

likewise be deemed consistent with the City’s General 

Plan. (Id.).  

 

San Bernardino County Association of Governments 

(SCAG): The proposed Project will be consistent with the 

applicable SCAG Regional Comprehensive Plan and Guide 

(RCPG) policies. Therefore, implementation of the Project 

would not result in significant land use impacts related to 

relevant SCAG policies, goals, and principles. (EIR Table 

5.8-2).  Likewise, the Project will be consistent with the 

applicable goals of the SCAG Regional Transportation Plan 

(“RTP”), and implementation of the Project would not 

result in significant land use impacts related to relevant 

RTP goals. (EIR Table 5.8-3). The Project will also be 

consistent with advisory SCAG Compass Growth Vision 

(“CGV”) principles, and would not result in significant 

land use impacts related to the advisory CGV principles. 

(EIR Table 5.8-4).  
 
San Bernardino National Forest Land Management 

Plan (“SBNF”): The northern portion of the Project site 

(approximately 160 acres) is located within the boundaries 

of the SBNF. The upper 160 acres of the Project are private 

lands within the SBNF. Since the Project site is privately 

held, it is not subject to the Land Management Plan. 

However, all areas adjacent to the Project site, within the 

SBNF, are subject to the Land Management Plan. Public 

access by residents would be restricted and unlawful. (EIR 

at 5.8-47).  
 
Forest Service Roadless Area Conservation Plan: In 

1999, the USFS proposed to prohibit road construction and 

reconstruction in inventoried roadless areas within the 

national forests. That portion of the SBNF surrounding the 

Project site (at the Project boundary), and continuing in the 

northwesterly direction is identified as an inventoried 

roadless area. However, the Project site is not within the 

inventoried roadless area, and is thus not subject to this 

plan. (See EIR Figure 5.8-1).   
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City of San Bernardino Tree Ordinance: The 

development of the Project would remove up to 2,400 trees 

(220 native species, 2,170 eucalyptus, and 10 ornamental 

nonnative trees) from the Project site. The majority of the 

eucalyptus trees were planted as part of a eucalyptus 

plantation. The applicant would be required to replace the 

220 native tree species with similar native species, as 

required by the City’s tree ordinance. The required tree 

replacement has been incorporated as Project Mitigation 

Measure 3-13, which would ensure the project’s 

compliance with the City’s tree ordinance.  

 

In sum, because the Project will not conflict with any land 

use plan, policy or regulation, impacts in this area are less 

than significant, and no mitigation is required.  

 

b. Development Within Hillside Management Overlay District.  

Potential Significant Impact: Whether development would occur within the Hillside 

Management Overlay District.  

 

Finding: Impacts related to Land Use and Planning are discussed in detail at Section 5.8 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the Project’s development standards will replace the provisions of the 

HMOD and, therefore, no mitigation is required. 

 

Facts in Support of the Finding:  The Project site would be subject to the HMOD since it 

would involve development in areas of 15 percent slope or 

greater. (See EIR Figure 5.8-2). The overall goals of the 

site-specific grading guidelines are to minimize the height 

of visible slopes, provide for more natural-appearing 

manufactured slopes, minimize grading quantities, 

minimize slope maintenance and water consumption, and 

provide for stable slopes and building pads. (EIR at 

5.8-48). The total Project area that is proposed for grading 

is 216.7 acres, which includes 193.0 acres onsite and 23.7 

acres offsite. Onsite grading encompasses roughly 2.7 

million cubic yards and would balance onsite. (The primary 

access road would require approximately 171,000 cubic 

yards of cut and 55,000 cubic yards of fill, which 

necessitates exporting approximately 116,000 cubic yards. 

The secondary access street would require 244,000 cubic 

yards of cut and 109,000 cubic yards of fill, which 

necessitates exporting approximately 135,000 cubic yards. 

Total export equals 251,000 cubic yards. (Id.). Spring 

Trails has been responsibly designed to fit into the existing 
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landscape, at the same time meeting the intent of the 

HMOD. Project development would avoid steep hillside 

areas and clusters development in the lower foothill areas. 

This has the following benefits in terms of grading impacts: 

 

o Minimizes hillside grading and scarring that would 

be visible from public rights-of-way; 

o Preserves the Cable Canyon and Meyers Canyon 

drainage courses in their natural conditions and 

minimizes impacts on natural topography;  

o Maintains significant natural drainage courses 

within the proposed development area to enhance 

water quality. (Id.). 

 

The Specific Plan for the Project contains hillside design 

and development standards that have been prepared to be 

site-specific for the proposed project and are consistent 

with the General Plan. The HMOD design guidelines 

would not be necessary. Thus, no mitigation is required.  

 

c. Development Within Foothill Fire Zones.  

Potential Significant Impact: Whether development would occur within Foothill Fire 

Zones A and B or C, as identified in the City’s General 

Plan.  

 

Finding: Impacts related to Land Use and Planning are discussed in detail at Section 5.8 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that although development of the Project will be within Foothill Fire 

Zones A and B and C, all development will comply with the Foothill Fire Overlay 

District standards and therefore, no mitigation is required. 

 

Facts in Support of the Finding:  The overlay district identifies 3 foothill fire zones: A, 

Extreme Hazard; B, High Hazard; and C, Moderate Hazard. 

Approximately one third of the site is in Fire Zone A, one 

third of the site is in Fire Zone B, and the remaining third is 

in Fire Zone C. (EIR Figure 5.8-2). Areas in the Foothill 

Fire Zones are required to be developed with proper 

building separation, landscaping, and building materials; 

adequate emergency access and evacuation routes; and 

sufficient water resources. (EIR at 5.8-48). To ensure the 

safety of property and lives, a detailed fire safety analysis 

was conducted by FireSafe Planning Solutions and a fire 

protection plan was prepared, which factored in wind 

patterns, fuel types (vegetation), topography, weather 

patterns, and historical burn patterns to determine the 
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potential severity of wildfires and appropriate protection 

methods. (EIR at 5.8-49). A comparison of the provisions 

of this Specific Plan with the Foothill Fire Overlay District 

is provided in Appendix D of the Specific Plan. The table 

in Appendix D shows the Project’s compliance with the 

Foothill Fire Overlay District standards for access and 

circulation, site and street identification, roadside 

vegetation, water supply, erosion control, construction and 

development design, and other miscellaneous standards 

such as disclosure to property owners and responsible 

parties for fuel modification zone maintenance. Spring 

Trails is compliant with all standards laid out in the Foothill 

Fire Overlay District. (Id.). The fire protection plan 

prepared by Fire Safe Planning Solutions was approved by 

the San Bernardino County Fire Department and 

incorporated into the Spring Trails Specific Plan. 

Accordingly, the potential for impacts related to 

development within Foothill Fire Zones is less than 

significant, and no mitigation is required.  

 

d. Cumulative Impacts.  

Potential Significant Impact: Whether the Project would result in cumulatively 

significant impacts related to Land Use and Planning.  

 

Finding: Impacts related to Land Use and Planning are discussed in detail at Section 5.8 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in cumulatively significant impacts related 

to Land Use and Planning and therefore, no mitigation is required. 

 

Facts in Support of the Finding:  Development of the Project, in addition to other cumulative 

development, could cause City-wide land use and planning 

impacts. (EIR at 5.8-49). However, upon adoption of the 

Spring Trails Specific Plan, the Project would be consistent 

with applicable plans, policies, and regulations of the San 

Bernardino General Plan, the City’s zoning regulations, and 

SCAG’s RCPG and RTP. (Id.). Additionally, as with the 

proposed Project, other cumulative projects would also be 

subject to compliance with the local and regional plans 

reviewed in this section. (Id.). Implementation of the 

cumulative projects would not combine with the proposed 

Project to result in cumulatively considerable land use 

impacts, and no mitigation is required.  
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9. Mineral Resources. 

a. Loss of Mineral Resources.  

Potential Significant Impact: Whether the Project would 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; or 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.  

 

Finding: Impacts related to Mineral Resources are discussed in detail at Section 5.9 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in the loss of availability of any known 

mineral resource, and therefore, no mitigation is required.  

Facts in Support of the Finding: Younger alluvium is present on the Project site, which may 

be suitable as construction aggregate, but is present onsite 

in limited amounts, mainly in Cable Canyon and Myers 

Canyon. (See EIR Figure 5.5-1). Most of the site surface 

consists of older terrace deposits, which are not thought to 

be suitable as aggregate because the boulders and gravel in 

these deposits are moderately weathered and crumbly, 

suggesting they break down easily.  (EIR at 5.9-4). There 

are no mineral resource recovery sites designated in the 

City of San Bernardino General Plan on or near the Project 

site, and there are no existing mineral resource recovery 

operations on or next to the Project site. (Id.). Accordingly, 

impacts to mineral resources will be less than significant, 

and no mitigation is required.  

 

10. Noise. 

a. Substantial Permanent Increase in Ambient Noise. 

Potential Significant Impact: Whether the Project would result in a substantial permanent 

increase in ambient noise levels in the project vicinity 

above levels existing without the Project; specifically, 

whether based on the City of San Bernardino standard for 

maximum outdoor noise levels in residential areas, Project-

related traffic would increase the CNEL at any noise-

sensitive receptor by an audible amount, 3 dBA and 

ambient noise levels exceed 65 dBA.  
 
Finding: Potential Noise impacts of the Project are discussed in detail at Section 5.10 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in a substantial permanent increase in 
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ambient noise levels in the Project vicinity above levels existing without the 

Project, because Project-related traffic will not increase the CNEL at any noise-

sensitive receptor by an audible amount, and therefore, no mitigation is required.  

Facts in Support of the Finding: The operations phase of the Project would generate noise 

primarily associated with vehicular trips. (EIR at 5.10-17). 

According to the Project’s traffic impact analysis, the 

Project would generate 3,149 average daily trips (ADT), 

with 247 trips in the morning peak-hour and 333 trips in the 

evening peak hour. (Id.). A 3 dB change in noise levels is 

considered to be the minimum change discernible to the 

human ear. (Id.). Project-related traffic at buildout year 

2013 would cause noise levels to increase by more than 3 

dBA on the new access roads, along Little League Drive, 

and Belmont Avenue between Little League Drive and 

Magnolia Avenue. (EIR Figure 5.10-6). However, ambient 

noise levels would not exceed 65 dBA CNEL under year 

2013 with Project conditions along these roadways. A 

portion of the segment of Little League Drive south of 

Frontage Road would be within the 65 dBA CNEL ambient 

noise contour, however, there are no noise-sensitive 

receptors present. (EIR at 5.10-18). Consequently, 

implementation of the Project would not cause a substantial 

permanent increase in ambient noise levels; noise impacts 

would be less than significant in year 2013, and no 

mitigation is required. 
 

b. Noise Levels in Excess of Standards.  

Potential Significant Impact: Whether the Project would result in 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; specifically, 

whether noise generated by buildout of the Project would 

result in stationary (non-transportation) noise that results in 

a noise nuisance at noise-sensitive receptors as determined 

in Chapter 8.54, Noise Control, of the City’s Municipal 

Code; or result in interior noise levels in habitable noise-

sensitive areas that exceed 45 dBA CNEL or exterior noise 

levels at single-family residential noise-sensitive areas 

exceed 65 dBA CNEL. 

 

Finding: Potential Noise impacts of the Project are discussed in detail at Section 5.10 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in exposure of persons to or generation of 

noise levels in excess of any standard, and therefore, no mitigation is required.  
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Facts in Support of the Finding: Noise may have a significant impact if the Project 

constructs a noise-sensitive land use in an area that is 

incompatible due to excessive noise. (EIR at 5.10-18). The 

City of San Bernardino has adopted a land use 

compatibility criterion for the siting of new noise-sensitive 

land uses within the City. (See EIR Table 5.10-3). Per the 

City of San Bernardino General Plan, noise-impacted 

projects are defined as residential projects with noise levels 

that exceed the City’s “Normally Acceptable” compatibility 

criteria. For residential projects, noise-impacted projects 

are those that are exposed to exterior noise levels of 65 

dBA CNEL or greater. Noise-impacted projects are 

required by the City to include upgraded noise insulation 

features (e.g., windows, doors, attic baffling) that achieve 

an exterior-to-interior noise level of 45 dBA CNEL. (EIR 

at 5.10-18).  The majority of future ambient noise at the 

Project area would be generated by local roadway traffic. 

(Id.). Noise-sensitive portions of the Project site include the 

interior of the residential dwelling units, and the exterior 

noise-sensitive areas of these uses.  Traffic on the local 

roadways under Year 2013 With Project conditions would 

not generate noise levels that exceed the exterior noise 

level of 65 dBA CNEL. (EIR Figure 5.10-5). Noise-

sensitive uses would be exposed to exterior noise levels of 

50 dBA CNEL and under. Pursuant to the California 

Building Code, noise-sensitive habitable rooms would be 

required to be designed to achieve an interior noise 

standard of 45 dBA CNEL. In general, exterior-to-interior 

transmission loss from standard building construction 

results in a minimum attenuation of 24 dBA under 

windows-closed conditions and 12 dBA under windows-

open conditions. (EIR at 5.10-18). Therefore, interior noise 

levels would not exceed the interior noise standard of 45 

dBA CNEL. Consequently, noise impacts at the onsite 

noise-sensitive receptors would be less than significant. 

 

Residential uses would generate stationary noise sources on 

the Project site, including heating, ventilation, and air 

conditioning (HVAC) units from residential units, and 

noise from landscaping activities. (EIR at 5.10-27). HVAC 

units and other equipment would be acoustically 

engineered with mufflers and barriers to ensure that no 

exceedance of the City’s noise standards would occur. 

(Id.). Consequently, proposed residential uses would not 

generate substantial noise, and impacts to nearby noise-
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sensitive receptors would be less than significant. Thus, no 

mitigation is required.  

 

c. Groundborne Vibration.  

Potential Significant Impact: Whether the Project would result in exposure of persons to 

or generation of excessive groundborne vibration or 

groundborne noise levels; specifically, whether 

construction equipment would produce perceptible levels of 

vibration (78 VdB) during the daytime at offsite vibration-

sensitive structures, or produce vibration that is strong 

enough to cause vibration-induced architectural damage 

based on the Federal Transit Administration (FTA), which 

is 0.2 in/sec for typical wood-framed buildings or 0.5 in/sec 

for reinforced concrete, steel, or timber structures. 

 

Finding: Potential Noise impacts of the Project are discussed in detail at Section 5.10 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in exposure of persons to or generation of 

excessive groundborne vibration or groundborne noise levels, and therefore, no 

mitigation is required.  

Facts in Support of the Finding: Construction operations can generate varying degrees of 

ground vibration, depending on the construction procedures 

and the construction equipment. (EIR at 5.10-27). 

Construction equipment can produce vibration from vehicle 

travel as well as grading and building activities. No pile 

driving, blasting, or other vibration-intensive activity would 

be required in the construction effort. (Id.).  The highest 

levels of vibration would be experienced when a heavy 

piece of construction equipment is operating or passes in 

proximity to the nearby vibration-sensitive structures. 

Levels of vibration produced by construction equipment are 

evaluated against the FTA’s significance threshold for 

vibration annoyance of 78 VdB for residential structures 

during the daytime. (Id.). Although the maximum vibration 

levels associated with certain construction activities could 

be perceptible in certain instances, vibration events would 

be infrequent throughout the day, would occur during the 

least vibration-sensitive portions of the day, and equipment 

would be used for a short duration when working in close 

proximity to vibration-sensitive receptors. (EIR at 5.10-

28). Additionally, construction activities are typically 

distributed throughout a project site. Therefore, 

construction vibration is based on average vibration levels 

(levels that would be experienced by sensitive receptors the 
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majority of the time) that exceed the FTA’s criteria for 

vibration-induced annoyance at sensitive residences during 

the day of 78 VdB. While construction equipment could 

operate as close as 65 feet to the nearest offsite vibration-

sensitive residential structures (onsite Secondary Access 

Road), most of the heavy construction equipment would 

operate at greater distances (average distance of 761 feet). 

(Id.). Average vibration levels from construction of the 

Project would not exceed the FTA criteria for vibration 

annoyance at the surrounding residential uses or at the 

existing onsite residence. (EIR Table 5.10-7). 

Consequently, impacts would be less than significant. 
 

Development of the Project would require construction of 

two access roads into the project site from the existing 

arterials. (EIR at 5.10-28). The primary access road would 

connect at the southeast entrance of the site and the 

secondary access road would connect to the southwest 

entrance of the project site. Roadway construction would 

include grading, foundation work, and asphalt paving that 

would extend beyond the Project site boundary into the 

surrounding properties. (Id.). While construction equipment 

at the roadway construction areas could operate as close as 

55 feet to the nearest offsite vibration-sensitive receptor, 

most of the heavy construction equipment would operate at 

greater distances. (Id.).  Average vibration levels from 

construction of the Project would not exceed the FTA 

criteria for vibration annoyance at the surrounding 

residential uses. (EIR at Table 5.10-8). Consequently, 

impacts would be less than significant. 
 

The FTA criterion for vibration-induced architectural 

damage is 0.20 inch per second for the peak particle 

velocity (“PPV’) for wood-framed structures. (EIR at 

5.10-29). Project-related construction vibration was 

evaluated for its potential to cause architectural damage in 

comparison to the FTA’s architectural damage criteria for 

the closest offsite structure. Onsite construction activities 

associated with the Project would occur at distances that 

would result in PPV levels below the FTA’s criteria for 

vibration-induced architectural damage at the nearest off- 

and onsite vibration-sensitive structures. (EIR Table 

5.10-9). Consequently, impacts would be less than 

significant at off- and onsite receptors. Similar to onsite 

construction activities, vibration levels from roadway-

related construction activities would also result in PPV 
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levels below the FTA’s criteria for vibration-induced 

architectural damage at the nearest offsite vibration-

sensitive structures. (EIR Table 5.10-10). Consequently, 

impacts would be less than significant at offsite receptors, 

and no mitigation is required.  

 

d. Cumulative Impacts.  

Potential Significant Impact: Whether the Project would result in or contribute to a 

significant cumulative noise impact.  

Finding: Potential Noise impacts of the Project are discussed in detail at Section 5.10 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in or contribute to a significant cumulative 

noise impact, and therefore, no mitigation is required.  

Facts in Support of the Finding: Project-related cumulative noise impacts may occur if, 

under Project conditions, there is a substantial increase in 

overall cumulative noise (3 dBA or more), the Project 

contributes 0.1 dBA or more to the overall cumulative 

noise increase, and the ambient noise environment is above 

65 dBA CNEL. (EIR at 5.10-36). Buildout year 2013 

conditions would not result in any cumulative noise 

impacts along the roadway segments within the study area. 

(EIR Figures 5.10-5 to 5.10-7). Roadway segments where 

the ambient noise environment would be 65 dBA CNEL or 

higher, such as along Palm Avenue and I-215 corridor, 

would not result in cumulative noise increases of 3 dB or 

more under buildout year 2015 with project conditions. 

(EIR at 5.10-36). For roadway segments—such as the 

secondary access road from I-215 to the Project site and the 

primary access road from the Project site to Meyers 

Road—where cumulative noise would exceed 3 dB under 

buildout year 2013 conditions, ambient noise levels would 

not exceed 65 dBA CNEL. (Id.). A small portion of the 

segment of Little League Drive south of Frontage Road 

would result in a 3 dB increase in cumulative noise under 

year 2013 With Project conditions. (Id.). This would be 

within the 65 dBA CNEL noise contour, and the Project 

would contribute at least 0.1 dB to the overall cumulative 

noise increase. However, there are no noise-sensitive uses 

in this area. Consequently, the Project’s contribution to 

cumulative noise would be less than significant, and Project 

impacts would not be cumulatively considerable for 

buildout Year 2015 conditions. (Id.).  
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Potential noise impacts from Project-related traffic were 

evaluated to assess cumulative increases in the ambient 

noise environment in the vicinity of noise-sensitive 

receptors for horizon year 2030. (Id.). By horizon year 

2030, considerable growth in the San Bernardino area is 

anticipated. Therefore, future traffic growth within the City 

of San Bernardino in horizon year 2030, in addition to 

Project-related traffic growth, would also result in increases 

in the ambient noise levels within the City. The ambient 

noise along a portion of the primary access road—from 

Belmont Avenue to just north of Meyers Road—would 

exceed 65 dBA CNEL, cumulative noise would exceed 

3 dB, and the Project would contribute at least 0.1 dB. 

(EIR Figure 5.10-11). However, there are no existing 

noise-sensitive receptors within the vicinity of this 

particular portion of the roadway segment. Other roadway 

segments, such as Palm Avenue north of I-215, would be 

within ambient noise levels of 65 dBA CNEL or higher; 

however, cumulative noise would not exceed 3 dB. 

Consequently, the Project’s contribution to cumulative 

noise would be less than significant and project impacts 

would not be cumulatively considerable for horizon year 

2030 With-Project conditions. (EIR at 5.10-37).  

 

Unlike transportation noise sources, whose effects can 

extend well beyond the limits of the project site, stationary 

noise generated by a project only impacts sensitive 

receptors adjacent to the project site. (Id.). As no 

significant stationary noise impacts from Project 

implementation were identified, and the City of San 

Bernardino restricts stationary noise generated on a 

property from creating a nuisance to other noise-sensitive 

receptors, cumulative stationary-source noise generation 

would also be less than significant. (Id.). 

 

Like stationary-source noise, cumulative construction noise 

and vibration impacts are confined to a localized area of 

impact. Consequently, cumulative impacts would only 

occur if other projects are being constructed in the vicinity 

of the Project at the same time as the Project. (Id.). Since 

there are no other planned projects in the vicinity of the 

Project area, there are no cumulative construction-related 

noise and vibration impacts. Accordingly, the potential for 

the Project to result in cumulative noise impacts is less than 

significant, and no mitigation is required. 
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11. Population and Housing. 

a. Substantial Population Growth. 

Potential Significant Impact: Whether the Project would 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). 
 
Finding: Impacts related to Population and Housing are discussed in detail at Section 5.11 

of the Draft EIR.  Based on the entire record, the Commission concurs with the 

City finding that the Project will not induce substantial population growth either 

directly or indirectly, and therefore, no mitigation is required.  

Facts in Support of the Finding:  The Project would result in a slight population growth in 

the Project area, by directly introducing up to 304 new 

single-family residential units (reduced to 215 units, or 711 

persons) into the City of San Bernardino. Using an average 

household size of 3.34 persons, the Project would add up to 

1,015 new residents to the City of San Bernardino. (FEIR 

at 3-12). The population for the City of San Bernardino in 

2005 was 201,049 and is projected to increase to 265,515 in 

2035. (EIR Table 5.11-1). The City’s General Plan 

currently designates the Project site as Residential Estate 

(RE), which allows for one dwelling unit per acre. 

However, the Project would require a General Plan 

Amendment to change the existing land use designation to 

Residential Low (RL), allowing 3.1 dwelling units per acre, 

an increase of 2.1 dwelling units per acre. (EIR at 5.11-9). 

The City’s projected buildout population under the existing 

land use designations is approximately 319,241 (General 

Plan 2005), which includes 276,264 persons in the City and 

42,976 persons in the City’s sphere of influence. The 

Project would increase the overall buildout population from 

319,241 to 320,256, but more specifically, the projected 

population of 42,976 persons in the City’s sphere of 

influence would increase to 43,991. The projected 

population increase that would be generated by the Project 

would represent approximately 0.32 percent of the buildout 

population forecast for the City of San Bernardino. 

Although the proposed land use designation would allow 

for 2.1 more dwelling units per acre than the existing 

general plan, the Project would only result in a nominal 

increase in the overall projected buildout population. (Id.). 
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The City of San Bernardino is a jobs-rich community. 

According to SCAG, the total employment within the City 

will grow from 81,115 jobs in 2000 to 157,088 jobs in 

2035, for a total increase of 75,973 jobs, representing 93.7 

percent growth. This reflects an annual growth rate of 

approximately 2,171 jobs or 2.7 percent. Implementation of 

the Project would create short-term jobs during the 

construction phase; however, the Project itself would not 

provide any jobs. (Id.). SCAG applies the jobs/housing 

ratio at the regional and sub-regional level as a tool for 

analyzing the fit between jobs, housing, and infrastructure. 

Although no ideal jobs/housing ratio is adopted in state, 

regional, or city policies, SCAG considers an area balanced 

when the jobs/housing ratio is 1.35; communities with 

more than 1.5 jobs per dwelling unit are considered jobs-

rich. The Project would consist of 309 residential units and 

would not provide any jobs. (Id.). By 2035, the City is 

projected to grow by 36.6 percent in housing, 32.1 percent 

in population, and 65.5 percent in employment. (EIR 

Table 5.11-5). SCAG’s forecast predicts a strong growth in 

employment, as the City’s jobs/housing ratio was 1.65 in 

2005 and is expected to increase to 2.00 by 2035. The 

projected 2035 jobs/housing ratio at Project buildout would 

be 1.99, or 0.01 less than the jobs/housing ratio at buildout 

without the Project. The Project would create a 

jobs/housing ratio that is slightly more balanced compared 

to the projected buildout in the area, improving the 

jobs/housing ratio within the City. (EIR at 5.11-9). By 

buildout year 2035, the county is projected to grow by 71.4 

percent in housing, 32.1 percent in population, and 65.5 

percent in employment. In 2005, the jobs/housing ratio was 

1.24 and is projected to increase to 1.29 in 2035, 

maintaining an overall balance between the number of jobs 

and number of households within the county. The Project 

would not change the projected buildout ratio between jobs 

and housing in the county. (EIR Table 5.11-5).  As 

previously mentioned, there is some variation between the 

City’s and SCAG forecasts because different growth rates 

were used to determine the projections. EIR Table 5.11-6 

shows the job/housing ratio according to the City’s 

projections in their General Plan. At Project buildout, the 

City predicts that their jobs/housing ratio would be 3.7. 

(EIR at 5.11-10). Infrastructure improvements are required 

for the Project, and a primary access road would have to be 

constructed from the terminus of Little League Drive and 

extended west to the northeastern corner of the Project site, 
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along with a secondary access road. These access roads 

would only accommodate the Project. The development of 

the Project would also require the construction of new 

stormwater drainage facilities and infrastructure, the 

construction of new pipelines on the Project site, and 

potentially an upgrade of the existing pipeline at Little 

League Drive. (Id.). Additionally, there would be three 

proposed detention basins that would be maintained by the 

owner or homeowners association. This would improve the 

fire flow in the higher elevations of the Project site and its 

vicinity. (EIR at 5.11-11). The Local Agency Formation 

Commission approved a sphere of influence expansion in 

September 1996 for the City, which placed the Project site 

and adjacent area within the City of San Bernardino’s 

sphere of influence. Therefore, these improvements are 

consistent with planned growth for the City. (Id.). To the 

extent that these improvements would accommodate 

growth that could not occur otherwise, they would be 

considered growth inducing. Since substantial growth is 

anticipated and planned for the City, surrounding growth 

accommodated by these improvements is not considered 

significant, and no mitigation is required.  

 

b. Cumulative Impacts. 

Potential Significant Impact: Whether the Project would result in or contribute to a 

cumulatively significant impact related to Population and 

Housing. 
 
Finding: Impacts related to Population and Housing are discussed in detail at Section 5.11 

of the Draft EIR.  Based on the entire record, the Commission concurs with the 

City finding that the Project will not result in or contribute to a cumulatively 

significant impact to Population and Housing, and therefore, no mitigation is 

required.  

Facts in Support of the Finding:  Implementation of the Project would contribute to the 

growth of the City of San Bernardino. (EIR at 5.11-11). 

However, the Project’s cumulative housing and population 

impact provides benefits for the jobs/housing ratio, regional 

housing goals that promote housing production, and state-

mandated fair share housing programs. (Id.). The Project 

provides the City with more housing, which decreases the 

job/housing ratio by 0.01 at the projected buildout in 2035, 

according to SCAG projections. According to the 

projections in the General Plan, the Project would not 

change the projected buildout ratio between jobs and 
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housing in the City. As a result, the Project would not make 

a considerable contribution to cumulative growth impacts, 

and no mitigation is required.  

 

12. Public Services. 

a. Police Protection. 

Potential Significant Impact: Whether the Project would result in a substantial adverse 

physical impact associated with the provisions 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 police protection 

services. 
 
Finding: Impacts related to Public Services are discussed in detail at Section 5.12 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in a substantial adverse physical impact 

associated with the provisions of new or physically altered governmental facilities 

for police protection services, and therefore, no mitigation is required.  

Facts in Support of the Finding: Upon annexation of the Project site, the San Bernardino 

Police Department (“SBPD”) would provide police services 

to the Project site. (EIR at 5.12-9). This would expand 

SBPD’s service area and would likely result in an increase 

in calls for SBPD services. Such an increase in calls would 

be expected to create a need for additional police staff. 

(Id.). The City of San Bernardino’s development impact fee 

for law enforcement is $597.74 per unit for detached 

single-family residential units. With a total of 304 units 

(reduced to 215 units), $181,712.96 would be charged to 

the Project developer as law enforcement development 

impact fees. (Id.). These fees may be spent on facilities, 

equipment, or vehicles, and will reduce any impacts to 

police protection services to a less than significant level. 

Accordingly, no mitigation is required.  

 

b. School Services. 

Potential Significant Impact: Whether the Project would result in a substantial adverse 

physical impact associated with the provisions 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 
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order to maintain acceptable service ratios or other 

performance objectives for school services. 
 
Finding: Impacts related to Public Services are discussed in detail at Section 5.12 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in a substantial adverse physical impact 

associated with the provisions of new or physically altered governmental facilities 

for school services, and therefore, no mitigation is required.  

Facts in Support of the Finding:  The Project is estimated to generate roughly 101 additional 

students in the attendance area of North Verdemont 

Elementary School, 52 students in the attendance area of 

Cesar Chavez Middle School, and 59 students in the 

attendance area of Cajon High School. (FEIR 3-23, Table 

5.12-3).  There is existing unused capacity at Cesar Chavez 

Middle School and Cajon High School to accommodate 

project-generated students. However, the unused capacity 

at North Verdemont Elementary School is 82 students, less 

than Project-generated elementary school students. (Id.). 

The Project would create a potential need for teachers and 

support staff at the elementary, middle, and high school 

levels. In addition, the Project may create a need for 

additional elementary school classroom space, depending 

on population trends in the area. SBCUSD would charge 

the project Level 2 fees of $5.40 per square foot for single-

family residential units. (Id.). School fees levied by school 

districts under SB 50 are defined as comprising full 

mitigation for a project’s impacts on public schools, and 

thus, no additional mitigation is required.  

 

c. Library Services. 

Potential Significant Impact: Whether the Project would result in a substantial adverse 

physical impact associated with the provisions 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 or other 

performance objectives for library services. 
 
Finding: Impacts related to Public Services are discussed in detail at Section 5.12 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in a substantial adverse physical impact 

associated with the provisions of new or physically altered governmental facilities 

for library services, and therefore, no mitigation is required.  
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Facts in Support of the Finding:  The Project would include 304 single-family homes 

(reduced to 215 units) and would also involve the 

annexation of the Project site into the City of San 

Bernardino. (EIR at 5.12-13). Upon annexation, the 

Project would be in the service area of the San Bernardino 

Public Library, and the Dorothy Inghram Branch Library 

would be the closest San Bernardino Public Library 

(“SBPL”) facility. (Id.). The average household size in the 

City of San Bernardino is roughly 3.34 persons. Therefore, 

the Project at completion would be expected to add roughly 

1,015 (711 persons at 215 units) persons to the City. The 

Project would thus result in an increased demand for library 

service in the City. (Id.). At a ratio of two volumes per 

resident, the Project would create a need for roughly 2,030 

additional library items. (Id.). The Project-generated 

increase in population would also create increased need for 

technology such as computers at the Inghram Branch 

Library, and would contribute to a need for additional 

staffing. (Id.). The $596.63 per residential unit library 

facilities fee that the City would charge to the Project, 

would help the SBPL to meet the Project-related increase in 

demands for library services and reduce impacts to a less 

than significant level, and thus no mitigation is required.  

 

d. Cumulative Impacts. 

Potential Significant Impact: Whether the Project would result in a cumulatively 

significant impact to provision of public services. 
 
Finding: Impacts related to Public Services are discussed in detail at Section 5.12 of the 

Draft EIR.  Based on the entire record, the Commission concurs with the City 

finding that the Project will not result in a cumulatively significant impact to 

provision of public services, and therefore, no mitigation is required.  

Facts in Support of the Finding:  Fire Protection Services: Cumulative impacts on fire 

services would occur if additional development is planned 

for the surrounding area, increasing the need for Fire 

Station 232 to provide emergency service to the area. There 

is potential for cumulatively significant impacts to occur, 

requiring additional fire service facilities and personnel. 

The citywide population is expected to increase from 

201,049 in 2005 to 265,515 in 2035, an increase of roughly 

32.1 percent. Other developments in the City would be 

assessed Fire Protection Development Impact Fees, as 

would the Project. Such fees would help to reduce 

cumulative impacts to fire protection. (EIR at 5.12-7).  
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Police Services: Cumulative impacts on police services 

would occur if additional development is planned for the 

surrounding area, increasing the need for police services to 

the area. At General Plan buildout the City of San 

Bernardino, including areas now in the sphere of influence, 

is projected to have a population of roughly 265,515, an 

increase of 64,466, or 32.1 percent, over the 2005 

population of 201,049. Additional developments in the City 

would be charged law enforcement development impact 

fees, as would the Project. Such fees, which may be spent 

on facilities, equipment, and vehicles, would help reduce 

cumulative impacts to police protection. (EIR at 5.12-9).  

 

School Services: If there are other residential projects in 

the Verdemont area in addition to the Project, the District 

anticipates the need for more classrooms and staffing at the 

elementary school level. The District expects increases in 

staffing at the middle school and high school levels without 

facilities impacts. School fees levied on related projects 

pursuant to SB 50 would constitute mitigation for those 

projects’ impacts on schools. (EIR at 5.12-12).  

 

Library Services: The City of San Bernardino estimates 

that the City’s population will increase to about 265,515 by 

2025, including the areas now in the City’s sphere of 

influence, an increase of 64,466, or 32.1 percent, over the 

2005 population of 201,149. The Project would account for 

roughly 1 percent of that population increase. Growth in the 

City will lead to increased demand for library services. 

(EIR at 5.12-13). New or expanded library facilities will 

be needed, in addition to increases in materials, technology, 

and staffing. The SBPL is funded mostly through the City’s 

General Fund. New developments built in the City will 

generate increased tax revenue, thus expanding the General 

Fund. Cumulative development therefore would not have a 

substantial adverse impact on library services, and the 

Project’s impacts on library services would not be 

cumulatively considerable. (EIR at 5.12-14).  
 

In sum, the Project’s payment of development impact fees 

will reduce cumulative impacts to the provision of public 

services to less than significant levels, and no mitigation is 

required. 
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13. Recreation.  

a. Recreational Facilities. 

Potential Significant Impact: Whether the Project would 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; or include 

recreational facilities or require the construction or 

expansion of recreational facilities which might have an 

adverse physical effect on the environment. 
 

Finding: Impacts related to Recreation are discussed in detail in Section 5.13 of the Draft 

EIR.  Based on the entire record, the Commission concurs with the City finding 

that the Project would not 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; or include recreational facilities or 

require the construction or expansion of recreational facilities which might have 

an adverse physical effect on the environment; and, therefore, no mitigation is 

required.  

Facts in Support of the Finding: According to the Parks, Recreation, and Trails Element of 

the San Bernardino General Plan, five acres of parkland 

and/or recreations facilities per 1,000 population is required 

for residential development projects. (EIR at 5.13-8). The 

maximum buildout of the Spring Trails Specific Plan would 

accommodate 304 units. Based on the City of San 

Bernardino’s General Land Use Element, the 2008 average 

household size is 3.34 persons, and the Project would 

therefore generate a population of approximately 1,015 

residents (303 units x 3.34 = 1,015, or 711 persons at 215 

units). (FEIR at 3-23). Based on the Quimby Act 

legislation allowing a maximum parkland dedication 

standard of 3 acres per 1,000 population, approximately 

3.05 acres of parkland or equivalent fees or improvements 

would be required to serve the residents of the Project. 

Based on the City’s General Plan performance standard for 

parks and recreation facilities (5 acres per 1,000 

population), the Project would generate the need for 5.01 

acres of parkland. The Spring Trails Specific Plan would 

provide 246.3 acres of public and private parkland, open 

space, trails, and recreational amenities on the Project site. 

(Id.). More specifically, 9.0 of the 246.3 acres would be 

designated public and private parks: 2.0 acres of private 

parks and 7.0 acres of public parks. Therefore, the Project 

would exceed the City requirements by 3.99 acres of 
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parkland. Additionally, the Project responds to the City’s 

Parks, Recreation, and Trails Element Goals 8.1 and 8.3 by 

providing parks and creating a trail system that would 

connect to future and existing regional and City trails. (Id.). 

The parks and open space components would provide 

passive and active recreational opportunities. The exact 

number, precise location, configuration, type, and amount 

of amenities and facilities, and the size of the parks and 

open space areas would be established at the time of 

development of the tentative tract map(s) of the Project. 

(Id.). The proposed parks and open space acreage of the 

Spring Trials Specific Plan would meet and exceed the 

amount of parkland and/or recreation facilities defined by 

the Quimby Act and the more conservative performance 

standard outlined in the City’s General Plan. Therefore, the 

Project’s parks and open space components would ensure 

that recreational facilities would be available to new 

residents of the Project. (Id.). Since park needs would be 

met and exceeded onsite, it is not expected that the 

residents of the Project would, in any appreciable manner, 

need to use City or regionwide parks that are located 

offsite. Additionally, the proposed public parks, trails, and 

open space components would also serve residents of the 

existing and future surrounding communities. (Id.). Thus, 

impacts related to recreational facilities are less than 

significant, and no mitigation is required. 

 

b. Cumulative Impacts. 

Potential Significant Impact: Whether the Project would result in cumulatively 

considerable impacts to the use, construction or expansion 

of recreational facilities. 
 

Finding: Impacts related to Recreation are discussed in detail in Section 5.13 of the Draft 

EIR.  Based on the entire record, the Commission concurs with the City finding 

that the Project would not result in cumulatively considerable impacts to the use, 

construction or expansion of recreational facilities; and, therefore, no mitigation is 

required.  

Facts in Support of the Finding: Buildout of the Spring Trails Specific Plan would 

accommodate 304 residential units, generating a total of 

1,015 residents. (FEIR at 3-23). According to the Parks, 

Recreation, and Trails Element, the City is currently 

deficient in park space and needs 787.6 acres of public 

parkland to provide for the projected population. The 

Project itself would generate a need for a total of 5.01 acres 
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of parkland. (Id.). However, the Project would provide 9 

acres of public and private parkland and an additional 246.3 

acres of open space, providing additional acreage beyond 

the park requirements and lessening the City’s overall 

parkland needs. (Id.). The Project will increase the 

cumulative acreage of parks in the City, improving the 

City's current deficiency of parkland. Additionally, the 

Spring Trails Specific Plan meets the goals of the Parks, 

Recreation, and Trails Element of the General Plan—

encourage creation of a system of parks, bikeways, trails, 

and recreation facilities that serve residents needs and 

connect different neighborhoods to the City; and develop a 

system of open spaces, bikeways, and trails to connect 

individual neighborhoods into the fabric of the entire 

community. (EIR at 5.13-9). Thus, the Project will not 

result in cumulatively considerable impacts to the use, 

construction or expansion of recreational facilities; and, 

therefore, no mitigation is required. 

 

14. Traffic Impacts. 

a. Hazards Due to Design Feature. 

Potential Significant Impact: Whether the Project would substantially increase hazards 

due to a design feature (e.g., sharp curves or dangerous 

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

or result in inadequate emergency access. 

 

Finding: Impacts related to Traffic and Circulation are discussed in detail in Section 5.14 

of the Draft EIR. Based on the entire record, the Commission concurs with the 

City finding that the Project will not substantially increase hazards due to a design 

feature or result in inadequate emergency access, and therefore, no mitigation is 

required. 

Facts in Support of the Finding: The proposed Spring Trails Specific Plan would involve the 

development of single-family residences with a local 

roadway network of cul-de-sac right-of-ways, a main loop 

road, and two access roads. (EIR at 5.14-44). These two 

access roads would connect the Project site to the existing 

Meyers Road, Little League Drive, and Perrin Road. The 

access roads and onsite circulation would follow the design 

standards of the FF District that allow emergency access to 

the site, and would not create any dangerous conditions. 

(Id.). Thus, impacts in this area are less than significant, 

and no mitigation is required.  
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b. Alternative Transportation. 

Potential Significant Impact: Whether the Project would conflict with adopted policies, 

plans, or programs supporting alternative transportation 

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

 

Finding: Impacts related to Traffic and Circulation are discussed in detail in Section 5.14 

of the Draft EIR. Based on the entire record, the Commission concurs with the 

City finding that the Project will not conflict with adopted policies, plans, or 

programs supporting alternative transportation, and therefore, no mitigation is 

required. 

Facts in Support of the Finding: The proposed roadway network of the Spring Trails project 

includes two access roads, a primary local street, a 

secondary local street, and two types of cul-de-sac streets. 

(EIR at 5.14-44). There are no planned public transit uses 

for the site, but residents would have indirect access to the 

Omnitrans bus system (approximately two miles to bus 

stop). Private vehicles would most likely be the most 

common form of transportation used onsite since the site is 

not in the immediate vicinity of public transit stations. If 

bus or other public transit service were expanded in the 

area of the Project, the Project would not interfere with 

potential routes. (EIR at 5.14-39). The Project’s trail 

system would tie into area-wide trails that would help 

facilitate access to public transit, and would provide trails 

and routes for pedestrian, bicycle, and equestrian use. (EIR 

at 5.14-44). Thus, impacts in this area are less than 

significant, and no mitigation is required. 

 

15. Utilities and Service Systems.  

a. Stormwater Drainage Facilities. 

Potential Significant Impact: Whether the Project would exceed wastewater treatment 

requirements of the applicable Regional Water Quality 

Control Board; or 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.  

 

Finding: Potential impacts related to Utilities and Service Systems are discussed in detail in 

Section 5.15 of the Draft EIR.  Based on the entire record, the Commission 

concurs with the City finding that the Project would not exceed wastewater 

treatment requirements of the applicable Regional Water Quality Control Board; 

or require or result in the construction of new storm water drainage facilities or 
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expansion of existing facilities, the construction of which could cause significant 

environmental effects; and, therefore, no mitigation is required.  

Facts in Support of the Finding: The development of the Project would require the 

construction of new stormwater drainage facilities and 

infrastructure. (EIR at 5.15-21). For the most part, natural 

drainage patterns would be preserved with the development 

of the site. Major improvements would include three 

stormwater detention basins that would also serve as 

community parks. (Id.). Two of these, in the western and 

southern portion of the site, near Meyers Road, would serve 

as neighborhood parks. The other, in the south-central 

portion of the site, would be a dog park. The water in these 

detention basins would be treated and then discharged at a 

controlled rate into Cable Canyon Creek. (Id.). Other 

stormwater drainage facilities would consist of 24-inch to 

96-inch reinforced concrete pipes that would be placed 

along the major looped road. Culverts would be constructed 

to maintain natural drainage patterns in each of the 

drainage areas (A, B, C, and D) where proposed roadways 

would otherwise obstruct the drainage flow. (EIR Figure 

3-9). Prior to site grading, a stormwater pollution 

prevention plan permit must be approved by the Santa Ana 

Regional Water Quality Control Board (RWQCB). A water 

quality management plan has also been prepared for the 

Spring Trails Specific Plan in accordance with the Santa 

Ana RWQCB. This plan includes BMPs to reduce the 

volume, rate, and amount of stormwater runoff that must be 

treated and reduce the potential for urban runoff and 

pollutants from coming into contact with one another. (EIR 

at 5.15-21). Although the proposed development would 

necessitate the construction of new facilities and 

infrastructure, their construction would help to maintain the 

natural drainage patterns of the site and would control the 

stormwater runoff flow so that it would not exceed the 

capacities of Cable Canyon Creek leaving the site.  Thus, 

impacts in this area are less than significant, and no 

mitigation is required. 

 

b. Wastewater Treatment. 

Potential Significant Impact: Whether the Project would result in a determination by the 

wastewater treatment provider which serves or may serve 

the project that it has inadequate capacity to serve the 

project's projected demand in addition to the provider's 

existing commitments.  
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Finding: Potential impacts related to Utilities and Service Systems are discussed in detail in 

Section 5.15 of the Draft EIR.  Based on the entire record, the Commission 

concurs with the City finding that the Project would not result in a determination 

by the wastewater treatment provider which serves or may serve the project that it 

has inadequate capacity to serve the project's projected demand in addition to the 

provider's existing commitments; and, therefore, no mitigation is required.  

Facts in Support of the Finding: The Project would be served by the City’s Public Works 

Department upon the annexation of the Project site. The 

design, construction, and conveyance capabilities of the 

sewer lines are the responsibility of the Project engineer 

and would be required to follow the Public Works 

Department sewer design policies and requirements. (EIR 

at 5.15-21). The proposed sewer lines would connect to the 

eight-inch sewer line at the intersection of Meyers Road 

and Little League Drive. (EIR Figure 3-12). A residential 

wastewater generation rate of 182 gpd per acre was used to 

determine the daily flow rates of the proposed Project. This 

rate is used for developments with residential densities of 

one unit per acre or less. The Sewer Capacity Analysis 

prepared for the Project found that the flow rate of the 

proposed project would reach 327,283.2 gallons per day 

(366.6 afy). (EIR Appendix L). The Margaret H. Chandler 

Water Reclamation Plant (“WRP”) has a projected 

wastewater flow of 35,828 afy in 2015 (31.985 mgd). (EIR 

at 5.15-22). With a capacity of 33 mgd, the plant would 

have remaining capacity for 1.015 mgd. The Project’s 

expected wastewater flow of 327,283.2 gpd is within the 

projected flow capacity of the WRP near opening year 

2013 (35,828 afy in 2015). The onsite sewer lines would be 

eight inches in diameter, designed to accommodate a flow 

rate of 1.354 cubic feet per second (cfs) (203 gpm). The 

actual onsite flow would be 0.5064 cfs. (Id.). The Sewer 

Capacity Study assessed the existing conditions of the 

sewer system that would be used by the Project and the 

capacity that would be required for proposed sewer lines. 

The report used the City of San Bernardino Public Works 

Sewer Policy and Procedures design criteria for sanitary 

sewers based on City sewer buildout conditions in year 

2020. The City’s Sewer Master Plan is based on City 

buildout in 2020. (Id.). The analysis of the existing sewer 

system found that four locations had a pipe flow over that 

of the design flow for the pipe section. These four locations 

were still below the full flow capacity of the sewer pipe 

sections. (Id.). Since all pipeline sections are still within the 

full flow capacity, upgrades are not required. The existing 
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sewer system would be able to accommodate the 

wastewater flow from the Project. However, the slope of 

the proposed pipeline in Verdemont Drive is not known. 

Depending on this slope, the pipeline would be either 8 or 

10 inches in diameter. If a 10-inch pipeline is used, the 

existing pipeline at Little League Drive would need to be 

upgraded from 8 to 10 inches, since it is not recommended 

to have a 10-inch pipeline upstream of an 8-inch pipeline. 

(Id.). The Project would require the construction of new 

pipelines on the Project site, most likely of 8- inch 

diameter, and potentially an upgrade of the existing 

pipeline at Little League Drive. The construction of new 

pipelines and pipeline improvements is designed within the 

road right-of-ways. (Id.). Potential environmental impacts 

associated with these improvements were addressed in the 

EIR in conjunction with the assessment of the development 

footprint, and found to be less than significant. 

Accordingly, no mitigation is required.  

 

c. Landfill Capacity. 

Potential Significant Impact: Whether the Project would be served by a landfill with 

insufficient permitted capacity to accommodate the 

project's solid waste disposal needs; or fail to comply with 

federal, state, and local statutes and regulations related to 

solid waste. 

 

Finding: Potential impacts related to Utilities and Service Systems are discussed in detail in 

Section 5.15 of the Draft EIR.  Based on the entire record, the Commission 

concurs with the City finding that the Project would not be served by a landfill 

with insufficient permitted capacity to accommodate the project's solid waste 

disposal needs; or fail to comply with federal, state, and local statutes and 

regulations related to solid waste; and, therefore, no mitigation is required.  

Facts in Support of the Finding:  The proposed Spring Trails specific plan involves 304 

residential units (reduced to 215 units) that would generate 

solid waste to be disposed at Mid-Valley and/or San 

Timoteo landfills. (EIR at 5.15-26). The solid waste 

generated by each residential unit can be estimated at 12.23 

pounds of household waste per dwelling unit per day. (Id.). 

Based on this estimation, the Project would generate 

approximately 1,357,040 lbs/year (678 tons of solid waste 

per year, or 1.85 tons per day). San Timoteo Landfill can 

receive a maximum of 1,000 tons per day until 2016. (Id.). 

Since this closure date is not long after the buildout of the 

Project, the majority of the waste from the Project would 
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go to the Mid-Valley landfill, which has a closure date of 

2033. (Id.). The Mid-Valley Landfill can receive up to 

7,500 tons of waste per day, and the average daily waste 

flow is 2,790 tons. (Id.). The daily waste flow plus the 

waste flow of the Project totals 2,791.88 tons per day, 

which would be under the permitted daily capacity of the 

landfill. (Id.). The County and City of San Bernardino have 

recycling programs and incentives to reduce the amount of 

solid waste being transported to landfills. The waste 

reduction and pollution prevention programs of the City 

help both residents and businesses reduce waste and find 

recycling solutions. The City offers pick-up services for 

waste, green waste, and recycling for residents and 

businesses. Impacts related to solid waste generation would 

be less than significant. (Id.).  
 

The City of San Bernardino was in compliance with AB 

939 in 2005 and 2006 based on the 50 percent waste 

diversion rate. (EIR Table 5.15-17). In 2007 and 2008, San 

Bernardino did not meet the per capita disposal rate targets, 

but these numbers do not necessarily indicate 

noncompliance. (See EIR Table 5.15-18). The figures 

must be reviewed and approved by the board before they 

are used to determine the City’s compliance with AB 939 

(and SB 1016). These figures have not yet been approved 

by the board, and the effect Spring Trails would have on 

the City’s ability to meet its diversion targets is speculative. 

(EIR at 5.15-26). In worst-case conditions, the Project 

would decrease the amount of waste being diverted from 

landfills, and lessen the City’s likelihood of compliance 

with AB 939. Residents living in Spring Trails would 

participate in City-sponsored waste and recycling collection 

programs. (Id.). Residential waste flow generated during 

the operation of the Project would have to be incorporated 

into the City’s calculations on how to meet the 50 percent 

diversion goal. Although it would increase the amount of 

waste that would need to be disposed of by the City, this 

increase is not expected to cause significant impacts. (Id.). 

Construction material waste must also be reported to 

CalRecycle to indicate compliance with AB 939. 

Construction material waste would also need to be 

incorporated into the City’s calculations to meet the 50 

percent diversion goal; however, since there would not be 

demolition of existing structures involved with the 

construction activities, there would not be a substantial 

amount of waste to be discarded. (EIR at 5.15-27). In sum, 
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the Project would be adequately served by the Mid-Valley 

and San Timoteo Sanitary landfills and would comply with 

AB 939, and no mitigation is required.  

 

d. Cumulative Impacts. 

Potential Significant Impact: Whether the Project would result in cumulatively 

considerable impacts to Utilities and Service Systems. 

 

Finding: Potential impacts related to Utilities and Service Systems are discussed in detail in 

Section 5.15 of the Draft EIR.  Based on the entire record, the Commission 

concurs with the City finding that the Project would not result in cumulatively 

considerable impacts to Utilities and Service Systems; and, therefore, no 

mitigation is required.  

Facts in Support of the Finding:  Stormwater/Wastewater: Cumulative impacts caused by 

the need to construct additional stormwater conveyance 

infrastructure could occur if Spring Trails were to use the 

same infrastructure as other developments. (EIR at 

5.15-23). The Spring Trails Project would discharge its 

treated stormwater into Cable Canyon Creek at a controlled 

rate. (Id.). Impacts could occur if development north of or 

immediately adjacent to Spring Trails contributed 

stormwater runoff to the same drainage system as Spring 

Trails. Since Spring Trails is immediately surrounded by 

unincorporated San Bernardino County or San Bernardino 

National Forest, it is unlikely that development would 

occur in these areas. (Id.). Additionally, any future 

developments would be required to ensure that there would 

not be any net peak increase in stormwater flow to the 

existing infrastructure. There would not be any 

cumulatively significant impacts related to the construction 

of stormwater facilities. (Id.). The proposed Spring Trails 

Specific Plan would generate 63 afy of wastewater. This 

represents 0.18 percent of the total wastewater flow 

capacity of the WRP (35,828 afy). (Id.). In combination 

with growth in the area, the Project would not have 

cumulatively significant impacts on wastewater 

infrastructure. The sewer study prepared for this report 

analyzed the Project’s contribution to projected flow rates 

of the existing sewer system in 2020. The projected flow 

rates were acquired from the City’s Sewer Master Plan for 

year 2020 and incorporates projected growth in the service 

area. (Id.). Since the Project’s wastewater flow would not 

exceed the full capacity flows of the existing sewer system 

as projected in 2020, there would not be any cumulative 
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impacts related to the need for additional sewer system 

improvements. (Id.). 

 

 Solid waste: Solid waste planning in San Bernardino 

County is guided by the San Bernardino County Solid 

Waste Management Plan, which directs the actions of the 

San Bernardino County Solid Waste Advisory Committee. 

(EIR at 5.15-27). The City of San Bernardino has a 

representative on this committee. The need for any 

additional landfills or transfer stations in the future must be 

incorporated into the solid waste management plan. The 

EIR for the San Bernardino General Plan Update estimates 

that, at buildout, the City would be generating 2,628 tons of 

solid waste per day (after diversion). (Id.). The Mid-Valley 

landfill can receive up to 7,500 tons of solid waste per day 

through its closure date in 2033. Over 70 jurisdictions send 

solid waste to this landfill, and the total daily disposal 

averages 2,790 tons. (Id.). Between 2005 and 2007, total 

tons disposed per year decreased from 855,135 to 762,729 

tons. When the Project’s disposal rate (1.89 tons per day) is 

included with the buildout disposal rate for the City (2,628 

tons per day), the total is 2,629.89 tons per day, which is 

more than the current daily average for the landfill but less 

than the maximum capacity. (Id.). The proposed Project 

would not significantly contribute to the projected solid 

waste flow from the City of San Bernardino or to the 

maximum daily permitted disposal rate for the Mid-Valley 

landfill, and thus, no mitigation is required.  

16. Greenhouse Gas Emissions.  

a. Conflict with Applicable Plan. 

Potential Significant Impact: Whether the Project would conflict with an applicable plan, 

policy or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases.  

 

Finding: Potential impacts from Greenhouse Gas Emissions are discussed in detail in 

Section 5.16 of the Draft EIR.  Based on the entire record, the Commission 

concurs with the City finding that the Project would not conflict with the 

California Air Resources Board’s (“CARB”) Scoping Plan; and, therefore, no 

mitigation is required.  

Facts in Support of the Finding:  The CARB Scoping Plan identifies that reducing GHG 

emissions to 1990 levels means “cutting approximately 

30 percent from business-as-usual emissions levels 
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projected for 2020, or about 15 percent from today’s 

levels.” (EIR at 5.16-18).  On a per capita basis, that 

means reducing our annual emissions of 14 tons of CO2e 

(13 MTons) for every man, woman, and child in California 

to about 10 tons (9 MTons) per person by 2020.”  A 

30 percent per capita reduction, or approximately 4 MTons 

less GHG emissions per person, is necessary to achieve the 

emissions reduction of the Scoping Plan. (Id.).  

 

Traffic trips associated with new and redevelopment 

projects contribute indirect emissions of air pollutants. 

(Id.). The most effective way to reduce emissions is 

through a substantial reduction in vehicle trips and trip 

lengths. While local and regional governments cannot 

directly regulate vehicles and vehicle emissions, they can 

implement land use regulations and strategies to reduce 

VMT. (Id.). Such strategies can include better integration 

of land use and transportation planning to reduce trip 

lengths between residential areas to employment centers 

and amenities, and to promote greater public transit use and 

alternative modes of transportation. (Id.). Strategies to 

implement such land use policy can either be incentive 

based, such as compliance with the SCS, or penalty based, 

such as indirect source review. Regional strategies include 

the Sustainable Communities Strategy (“SCS”) for the 

SCAG region, and the Compass Blueprint 2% Strategy. 

(EIR at 5.16-19).  

 

Transportation contributes a large percentage of the state’s 

GHG emissions and research shows that increasing a 

community’s or development’s density and accessibility to 

job centers are the two most significant factors for reducing 

VMT through design. (Id.). Consistency with the SCS for 

the SCAG region would reduce VMT and trips within the 

region as a whole. Regional GHG emissions reduction 

targets and the SCS have not yet been established for the 

SCAG region. According to the 2008 Regional 

Comprehensive Plan (RCP), SCAG's Land Use and 

Housing Action Plan can be expected to result in a 

10 percent reduction in VMT in 2035 when compared to 

current trends. In general, VMT serves as a proxy for 

jobs/housing balance, urban design, transit accessibility, 

and other urban form issues. (Id.). The Compass Blueprint 

is a component of the Land Use and Housing element of 

the 2008 RCP in achieving sustainable land uses and 

policies. The framework of the Compass Blueprint strategy 
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focuses on four areas in achieving sustainable 

development: mobility, livability, prosperity, and 

sustainability. (Id.). Key aspects of the Compass Blueprint 

in reducing VMT include developing housing near regional 

employment centers and amenities and encouraging transit-

oriented development. The Project would be consistent 

with one aspect of the mobility element of the Compass 

Blueprint by locating residential development near an 

employment center (i.e., the City of San Bernardino). (Id.). 

However, the Project is not a mixed-use development; it is 

a proposed master planned single-family residential 

development. Additionally, it would not be in proximity to 

amenities, as the majority of amenities would be 

approximately four miles or more from the Project site, nor 

would it be near readily accessible public transit, as the 

nearest transit stop would be approximately over a mile to 

the east. (Id.). 

 

Energy use and related activities for buildings is the second 

largest contributor to California’s GHG emissions. (Id.). 

Energy efficiency and conservation measures are identified 

as a best performance standard for development projects. In 

general, there are two strategies for reducing GHG 

emissions from the Electricity sector: 1) reducing the 

amount of energy consumed; and 2) reducing the GHG 

emissions resulting from electricity production. (Id.).  The 

Project would have little control over the latter, and the 

CEC has determined that the success of reducing GHG 

emissions from electricity production depends largely on 

the success of California’s renewable-energy and energy-

efficiency programs. Consequently, GHG emissions 

reductions can be achieved through the design and 

construction of new green buildings, because green 

buildings offer a comprehensive approach to reducing 

GHG emissions across multiple sectors (Energy Use, 

Water, Waste, and Transportation). (Id.). Water use also 

requires significant amounts of energy. Approximately one-

fifth of the electricity and a third of the non–power plant 

natural gas consumed in the state are associated with water 

use. Measures to increase water use efficiency and reduce 

water demand would reduce electricity demand from the 

Water sector, therefore reducing GHG emissions. (Id.). 

 

The California Water Resources Control Board has 

prepared a draft “20X2020” Water Conservation Plan that 

outlines the state’s strategies to achieve a 20 percent 
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reduction in per capita urban water use statewide by 2020. 

(EIR at 5.16-20). The Scoping Plan considers using the 

green building framework as a mechanism that enables 

GHG reductions in other sectors. In July 2008, the 

California Building Standards Commission adopted the 

Green Building Standards Code that includes mandatory 

features for residential structures and voluntary standards 

for nonresidential structures. (Id.). As of January 1, 2010, 

all new structures would be constructed to achieve the 

performance standards of the 2008 Building and Energy 

Efficiency Standards, which are approximately 15 percent 

more energy efficient than the 2005 Building and Energy 

Efficiency Standards. (Id.). The new standards also require 

improvements in water efficiency for plumbing fixtures and 

a target of 50 percent landscape water conservation 

reduction. While the current code is voluntary for 

nonresidential structures, the Commission is in the process 

of developing mandatory provisions in the 2010 edition of 

the California Green Building Standards Code. 

Transportation, energy efficiency, and water reductions 

measures implemented by the state as outlined in CARB’s 

Scoping Plan would reduce Project-related GHG emissions. 

(Id.). Implementation of transportation, water, and energy 

efficiency measures of CARB’s Scoping Plan would reduce 

emissions by 39 percent, or 3,863 MTons of GHG in year 

2020 from BAU. (EIR Table 5.16-7). The Project would be 

consistent with the statewide emissions reduction strategies 

outlined in the Scoping Plan. (Id.). Therefore, impacts 

associated with consistency with plans to reduce GHG 

emissions are considered less than significant, and no 

mitigation is required.  

 

17. Forest Resources.  

a. Conflict with Applicable Plan. 

Potential Significant Impact: Whether the Project would conflict with existing zoning 

for, or cause rezoning of, forest land (as defined in Public 

Resources Code section 12220(g)), timberland (as defined 

by Public Resources Code section 4526), or timberland 

zoned Timberland Production (as defined by Government 

Code section 51104(g)). 

 

Finding: Potential impacts from the Project on Forest Resources are discussed in detail in 

Section 5.17 of the Draft EIR.  Based on the entire record, the Commission 

concurs with the City finding that the Project site is not considered timberland or 
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zoned timber production. Although resources within the Project site qualify as 

forest land per California Resources Code Section 12220 would be impacted by 

Project implementation, this impact is less than significant and, therefore, no 

mitigation is required.  

Facts in Support of the Finding: The drainages in the northern (Cable Creek) and southern 

portions (Meyers Creek) of the Project site contain native 

tree species that exhibit the characteristics of forest lands. 

Implementation of the Project would develop single-family 

residences and result in the removal of 220 native species 

trees on the project site. Therefore, the Project could 

conflict with Project site’s ability to continue to be 

designated as forest land. (EIR at 5.17-4).  

The Project site was previously been used for agriculture, 

and a previous landowner grew eucalyptus trees to be used 

as windrows for crop protection, with a secondary use as 

firewood. (Id.). Despite the presence of the eucalyptus 

trees, the site does not include timberland as defined by 

PRC Section 4526, which would require the project site to 

be capable of growing “a crop of trees of any commercial 

species used to produce lumber and other forest products.” 

(Id.). Per Section 895.1 of Title 14 of the California Code 

of Regulations (“CCR”), “commercial species” is defined 

as “those species found in group A and those in group B 

that are found on lands where the species in group A are 

now growing naturally or have grown naturally in the 

recorded past.” (EIR at 5.17-4). The commercial species 

list for the Southern Forest District is shown at EIR Table 

5.17-1. Although eucalyptus trees are included in group B, 

the Project site does not have any naturally occurring trees 

of species that are included in group A. (EIR Table 5.3-3). 

Therefore, per this definition, the Project site does not meet 

the definition of timberland. Implementation of the Project 

would not conflict with or cause a rezoning of any 

designated timberland areas. (EIR at 5.17-5). The Project 

site is in the Verdemont community of unincorporated San 

Bernardino County and in the City of San Bernardino’s 

sphere of influence (“SOI”). (Id.). The Project site is not 

currently zoned for timberland production per CPRC 

51104. The site is currently subject to County of San 

Bernardino’s General Plan and Zoning Code. As shown in 

Figure 4.6 of the County’s General Plan, “Land Use 

Designations,” the northern portion of the site, 

approximately 160 acres, is designated as private 

unincorporated land within the San Bernardino National 
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Forest. (Id.). The southern portion of the site, 

approximately 190.6 acres, is designated Rural Living (RL- 

5), which allows up to one dwelling unit per five acres. 

Since the Project site is within the City of San Bernardino’s 

SOI, the entire project site is currently prezoned by the City 

as Residential Estate (RE), allowing one dwelling unit per 

acre. Therefore, implementation of the Project would not 

conflict with or cause a rezoning of any timberland 

production zone. (Id.). Impacts would be less than 

significant, and no mitigation is required.  

  

B. Potentially Significant Impacts Which Can Be Mitigated Below a Level of 

Significance and Mitigation Measures. 

1. Biological Resources. 

a. Candidate, Sensitive or Special Status Species. 

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

have a substantial adverse effect, either directly or through 

habitat modifications, on species identified as a candidate, 

sensitive, or special status species in local or regional plans, 

policies, or regulations, or by the California Department of 

Fish and Game or U.S. Fish and Wildlife Service. 

 

Finding: Impacts related to Biological Resources are discussed in detail at Section 5.3 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that development of the proposed Project would involve the loss or 

modification of approximately 265.2 acres of natural habitat and the wildlife 

species. These activities could potentially impact special stats plant and animal 

species, critical habitat designated by the Fish and Wildlife Service; and indirect 

impacts to sensitive plant and animal habitats could also occur.  However, these 

impacts can be mitigated to a less-than-significant level through implementation 

of Mitigation Measures 3-1 to 3-5 and 3-13. These Mitigation Measures are 

adopted and incorporated into the Mitigation Monitoring and Reporting Program 

for the Project, and will be implemented as specified therein, thereby reducing 

this potentially significant impact to a less than significant level: 

3-1 Prior to the issuance of grading permits, preconstruction surveys within the proposed 

impact areas for Plummer’s mariposa lily shall be conducted in the appropriate blooming 

period by a qualified biologist. The appropriate blooming period is defined as occurring 

within the months of April, May, and June, or as indicated by positive verification of 

blooming at a documented reference location. Surveys must only be conducted during a 

year of at least average precipitation, as determined by official precipitation records. The 

surveys should positively identify and quantify all individuals on or in the immediate 

vicinity of the proposed impact areas. Any individuals confirmed within the project 
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impact area shall be considered for possible salvage and relocation into suitable receptor 

sites located onsite within preserved areas, if feasible. Any individuals confirmed in the 

immediate vicinity of a proposed impact area shall be flagged and appropriately fenced 

off from construction zones to prevent inadvertent impacts. Individuals confirmed within 

areas proposed for preservation onsite shall be properly recorded and avoided during 

any revegetation or other efforts anticipated in the long-term during project operation. 

All observations shall be accurately reported to the California Natural Diversity 

Database, the California Native Plant Survey, the Consortium of California Herbarium, 

and/or other herbarium or sensitive species databases as determined by the qualified 

biologist. This measure shall be implemented to the satisfaction of the Community 

Development Director. 

3-2 To mitigate for impacts to unoccupied critical habitat of the federally endangered San 

Bernardino kangaroo rat, the project applicant shall acquire offsite permanent mitigation 

lands of like habitat quality as determined by the US Fish and Wildlife Service (USFWS) 

during the Section 7 consultation process. Mitigation lands must be acquired prior to the 

issuance of grading permits, and shall incorporate appropriate long-term management 

provisions such as deed restrictions, endowments, and/or other management mechanisms 

to provide for the long-term conservation of the habitat. Potential properties include, but 

are not limited to, those managed by San Bernardino County Special Districts located in 

the Glen Helen, Rialto, and Rancho Cucamonga areas. Mitigation lands shall be 

acquired at a replacement ratio of 1:1 (one acre replaced for every one acre impacted). 

This measure does not preclude the imposition of additional mitigation requirements that 

may be initiated by the USFWS during the Section 7 consultation process. This measure 

shall be implemented to the satisfaction of the Community Development Director. 

3-3 To mitigate for potential impacts to hydrological processes and subsequent degradation 

of habitat for the federally endangered San Bernardino kangaroo rat and other sensitive 

species, all roadway crossings or other improvements proposed within critical habitat for 

the species shall be designed in such a manner as to not substantially alter the natural 

flow regimes through impacted sensitive habitat areas. These designs shall include, but 

shall not necessarily be limited to, the installation of appropriate culverts and stream 

crossings that allow for natural flow and uninhibited downstream hydrological processes. 

Design of these improvements shall be undertaken in consultation with the US Fish and 

Wildlife Service and other responsible agencies. This measure shall be implemented to 

the satisfaction of the Community Development Director prior to the issuance of grading 

permits. 

3-4 Any hiking and equestrian trails or other facilities developed within Cable Creek or other 

riparian areas on the site shall be designed to comply with provisions in the General 

Plan. These requirements shall include, but not necessarily be limited to: 1) no ground 

disturbance may take place within 50 feet of the ordinary high-water mark of the 

associated stream channel; 2) erosion, sedimentation, and runoff from the proposed 

improvements must be minimized by the implementation of appropriate best management 

practices, the installation of appropriate runoff diversions, and/or the planting of native 

vegetation; 3) Vegetation removal will be minimized to the maximum extent possible; and 
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4) appropriate signage shall be installed in at least five locations alongside these 

facilities to educate users as to the importance of riparian ecosystems, the species that 

rely upon them, and the importance of avoiding unnecessary impacts and disturbance. 

This measure shall be implemented to the satisfaction of the Community Development 

Director. [This measure also provides mitigation for Impact 5.3-4 as related to impacts to 

wildlife corridors. See Mitigation Measure 3-9] 

3-5 The applicant shall prepare a signage and a buyer awareness program to be implemented 

to inform homeowners of the proximity to sensitive wildlife areas. The purpose of this 

program shall be to (1) prevent wildlife from being attracted to the housing development 

and (2) prevent household pets from preying on and harassing the local sensitive species. 

Materials and literature provided to the residents shall address the implications and 

dangers of living adjacent to natural open space areas. To prevent wildlife from being 

attracted to the project site, the materials shall provide information on homeowner’s 

benefits and responsibilities associated with living close to natural wildlife habitats. 

Specific responsibilities of homeowners shall be described in these materials and be 

included in the Homeowners Association (HOA) Covenants, Codes, & Restrictions 

(CC&R). These measures shall include, but not necessarily be limited to, the following: 

 The storage and disposal of ALL food or refuse that is edible by or attractive 

to wildlife shall be placed in Wildlife-Resistant Refuse Enclosures and 

Containers. These containers shall meet applicable standards of testing by the 

Living With Wildlife Foundation and be bear resistant for 60 minutes so long 

as they are able to meet the City of San Bernardino’s Refuse and Recycling 

Division’s restrictions for pick-up and onsite sizing. Examples of Wildlife-

Resistant Refuse Enclosures and Containers are provided by the Living with 

Wildlife Foundation (http://www.lwwf.org/).  

 The project applicant shall coordinate with the City of San 

Bernardino Refuse and Recycling Division to ensure all refuse 

facilities conform to their sizing and pick-up requirements. All 

refuse containers shall be designed to be consistent with the City of 

San Bernardino Refuse and Recycling Division restrictions.  

 With the exception of birdfeeders, no person shall intentionally feed or 

knowingly leave or store any refuse, food product, pet food, or other product 

edible by wildlife on any premises in a manner which would constitute a lure, 

attraction, or enticement of wildlife on property within the development 

 Birdfeeders must be suspended on a cable or other device so as to 

be inaccessible to bears and other wildlife, and the area below the 

feeders must be kept free from seed debris. If a wild animal gains 

access to a birdfeeder, the condition allowing access must be 

corrected or the birdfeeder removed. 
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 To limit the amount of time refuse is on the curb, trash should be set out and 

brought back inside between specified hours on pick-up day (to be detailed in 

the proposed or future HOA CC&Rs). 

To prevent the disturbance of wildlife (and sensitive species) by domestic pets, the 

program shall inform residents of the impacts their pets have on local animals. Cat-

owners shall be informed of measures to keep their pets within their property boundaries 

and dog-owners shall keep their dogs on a leash while outside (except within designated 

dog parks). These measures would also serve to lessen the likelihood of domestic pets 

being preyed upon by wild predators. 

The buyer awareness materials will be included in a sales disclosure statement and in the 

Homeowners Association (HOA) CC&Rs. A copy of the buyer awareness materials shall 

be approved by the Community Development Director and available to residents upon 

request. 

3-13 Significant tree resources that are removed from the site during project development shall 

be replaced at a 1:1 ratio or at the exchange ratios specific below. Significant tree 

resources are defined as any native or nonnative ornamental tree—excluding species of 

the Eucalyptus genus—that is healthy, structurally sound, and over 20 feet in height. For 

California black walnut (Juglans californica var. californica), all specimens of the 

species shall be regarded as significant, regardless of size or height. Prior to the issuance 

of grading permits, a certified arborist shall conduct an inventory of all significant trees 

within the development footprint. This inventory shall be used to determine the number 

and types of significant trees that will be impacted and the subsequent replacement 

quantities. The number of replacement trees shall be, at a minimum, 220 trees. Should the 

aforementioned inventory determine that a greater number of significant trees will be 

impacted, then that quantity shall be used in determining replacement quantities. For 

purposes of replacement ratios, the following exchange ratios shall be used: 1) one 

36-inch box tree is equivalent to one replacement tree; 2) five 15-gallon trees are 

equivalent to one replacement tree; 3) 10 five-gallon trees are equivalent to one 

replacement tree; and 4) 15 one-gallon trees are equivalent to one replacement tree.  

During the development of the project, the project applicant shall incorporate the 

recommendations as set forth in the project arborist report (Integrated Urban Forestry 

1998). A certified arborist shall be retained at the developer’s expense to oversee the 

implementation of these requirements and to specify other requirements as deemed 

appropriate. The measures to be followed include, but are not limited to, specified 

protocols for the following: 1) the removal of nonnative trees from the site; 2) the 

removal and transplantation, when feasible, of structurally sound and healthy native 

trees to other areas of the project site; 3) the installation of tree protection barriers on all 

trees to be preserved that are within the reach of vehicles and equipment; 4) tree 

protection training of construction personnel by a certified arborist; 5) irrigation of trees 

where the natural water supply is interrupted or diminished or where protected trees may 

require additional water to endure construction-induced stresses; 6) subsequent 

replacement of any trees that are damaged or have not survived transplantation and 



Facts and Findings and Statement of Overriding Considerations  

 

 

78 
M681-000 -- 1000746.1 

relocation; and 7) implementation of the tree replacement plan, as outlined in the first 

paragraph of this measure. This measure shall be implemented to the satisfaction of the 

Community Development Director. 

 

Facts in Support of the Finding: Approximately 100 to 300 Plummer’s mariposa lily plants 

and approximately 350 to 600 individual California black 

walnut trees of varying ages would be impacted by Project 

development. Both are listed as sensitive by the California 

Native Plant Society (“CNPS”). Impacts to USFWS-

designated critical habitat for San Bernardino kangaroo rat 

(“SBKR”) would also occur, as would impacts to Los 

Angeles pocket mouse. Potential impacts to least Bell’s 

vireo (“LBV”) and southwestern willow flycatcher 

(“SWF”) are also present. (EIR at 5.3-45). No plant 

species listed as either threatened or endangered under the 

Federal Endangered Species Act (“FESA”) or the 

California Endangered Species Act (“CESA”) is known to 

occur on the Project site. This finding is based on numerous 

focused surveys and habitat assessments conducted on the 

site since 1998. Since no federal- or state-listed species 

occurs on the site, there would be no impact to these 

species from Project development. (Id.). Although 

numerous biological inventories have been conducted on 

the Project site over the past ten years and the site’s 

biological resources values have been well established, the 

applicant is aware that habitat assessments and focused 

surveys need to be updated. As such, pre-clearance surveys 

will be conducted for each of the federally and state listed 

species that have a potential to occur onsite, including 

sensitive plant surveys following the CDFG’s November 

2009 guidance for special status native plant populations 

and natural communities. 

 

Special Status Plant Species: Two plant species listed as 

sensitive by the CNPS have been documented to occur on 

the Project site. (EIR at 5.3-45).   Plummer’s mariposa lily 

has been previously observed within unconfirmed areas of 

the Project site during at least two surveys. There is 

suitable habitat on the site and it can be assumed that the 

species is present. It is not known, however, if the recorded 

occurrences were in an area of the site that is proposed for 

development. (EIR at 5.3-46). Potential impacts to this 

non-listed CNPS List 1B.2 species is not anticipated to be 

significant due to the relative abundance of this species on 

a regional scale. According to the CNPS listing guidelines, 

this species is known from 21 to 80 occurrences throughout 
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its range, interpreted as anywhere between 3,000 to 10,000 

individuals, or 10,000 to 50,000 occupied acres. The 

Project would result in the removal of an estimated 100 to 

300 individuals. This represents a small portion of the total 

known population and any impacts would not jeopardize 

the existence of this species or elevate its sensitivity or 

listing status under the CNPS, California Natural Diversity 

Database (“CNDDB”), global and state heritage rankings, 

the FESA, or CESA. (Id.). Despite the fact that Plummer’s 

mariposa lily is not specifically protected under state law, 

mitigation imposed during the Section 1602 permitting 

process would likely be required at some level for this 

species. For this reason, Mitigation Measure 3-1 will be 

incorporated to identify specimens that are located within 

the Project impact area. These specimens should be 

avoided or relocated as feasible. Adherence to these 

requirements would lessen the Project’s impact in this 

regard to less than significant levels. (Id.). 

 

California black walnut is also present on the site, and 

potential impacts to this nonlisted CNPS List 4.2 species 

are not anticipated to be significant due to the relative 

abundance of this species on a regional scale. (Id.). 

According to the CNPS listing guidelines, this species is 

known from at least 21 to 80 occurrences throughout its 

range, which is interpreted as anywhere between 3,000 to 

10,000 individuals that are known, or 10,000 to 50,000 

occupied acres. The Project would result in the removal of 

approximately 350 to 600 individuals of varying ages. This 

represents a small portion of the total known population. 

(Id.). These impacts would not jeopardize the existence of 

this species or elevate its sensitivity or status under the 

CNPS, CNDDB global and state heritage rankings, the 

FESA, or CESA. While California black walnut is not 

specifically protected under state law, mitigation initiated 

during the Section 1602 permitting process would likely be 

required at some level for this species. For this reason, 

Mitigation Measure 3-13 is required to salvage and relocate 

healthy specimens, and/or to plant new specimens within 

areas to be preserved onsite, which would lessen the 

Project’s impact in this regard to less than significant 

levels. 

 

Special Status Wildlife Species: Numerous small mammal 

trapping sessions have been conducted on the Project site 

over the last 11 years, but none of the survey efforts have 
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revealed the presence of any federal- or state-listed small 

mammal species. (Id.). Even though portions of the site are 

within designated critical habitat for SBKR, it appears that 

the species is absent from the site. This is likely due to the 

separation of the site from existing SBKR populations by 

the I-215 freeway, other roadways, a railroad, and 

residential and commercial development. The Riverside 

Alluvial Fan Sage Scrub (“RAFSS”) habitat on the site is 

suitable for SBKR, but there appears to be lack of effective 

linkage with adjacent populations. Regardless, since 

portions of the site are within designated critical habitat for 

the species, consultation with the USFWS under Section 7 

of FESA would be required. Mitigation requirements 

derived from this consultation would serve to lessen the 

Project’s potential impacts to SBKR. (Id.). In anticipation 

of those agency requirements, Mitigation Measures 3-2 and 

3-3 are required to reduce the Project’s impacts in this 

regard to less than significant levels, by requiring the 

adoption of BMPs to avoid direct and indirect impacts to 

remaining habitat areas, and also imposes specific design 

requirements to lessen additional impacts to offsite areas 

and to provide for the continued movement of animals 

through the area. Mitigation Measure 3-1 also requires the 

purchase and permanent preservation of offsite mitigation 

lands and/or the payment of in-lieu fees, and that the 

applicant demonstrate that suitable mitigation lands have 

been identified and are available for acquisition. (EIR at 

5.3-47). Mitigation ratios for offsite habitat purchases are 

typically based on a number of factors, including the 

quality of the habitat to be replaced and whether or not the 

impacted area is actually occupied by the species in 

question. In the case of this Project, the onsite RAFSS 

habitat that would support SBKR is of good quality, but has 

been determined through repeated surveys to not be 

occupied by SBKR. Accordingly, the prescribed mitigation 

for the loss of unoccupied SBKR critical habitat for this 

project is set at a ratio 1:1 (one acre replaced for every one 

acre impacted). The Project applicant has identified several 

hundred acres of potential mitigation lands containing 

suitable RAFSS habitat along the alluvial fans of the San 

Bernardino Mountains. These lands are available for 

purchase and dedication to an appropriate conservation 

management organization. This dedication and 

management would ensure the long-term conservation 

status of this sensitive habitat type in the San Bernardino 

Valley. It can therefore be concluded that the prescribed 
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mitigation is feasible, and would mitigate the Project’s 

impacts in this regard to less than significant levels. (Id.). 

 

Two California Species of Special Concern (“SSCs”) are 

known to occur on the Project site. Both San Diego pocket 

mouse and Los Angeles pocket mouse have been captured 

during each of the survey efforts on the site. Potential 

impacts to San Diego pocket mouse are not typically 

considered significant under CEQA because this species is 

widespread and abundant on a local and regional level. 

(Id.). Impacts to Los Angeles pocket mouse, however, 

could be considered potentially significant since the 

preferred habitat of the species is narrow and the species is 

not known to be locally or regionally abundant. The status 

of SSC, however, does not afford any specific legal 

protections, and therefore this impact can be considered 

less than significant. Nevertheless, the potential adverse 

impact to Los Angeles pocket mouse could be of concern to 

regulatory agencies such as CDFG. (Id.). It is likely that 

CDFG would impose some level of mitigation during the 

Section 1602 permitting process to account for this impact. 

Because Los Angeles pocket mouse generally occurs in the 

same area as the SBKR’s designated critical habitat, 

mitigation required by the USFWS during the Section 7 

process and as discussed in the paragraphs above would 

serve as mitigation for Los Angeles pocket mouse as well. 

For that reason, mitigation specific to Los Angeles pocket 

mouse is not recommended. Rather, it is recommended that 

Mitigation Measures 3-2 and 3-3 for SBKR be 

implemented in order to lessen the Project’s impact to both 

SBKR and Los Angeles pocket mouse to less than 

significant levels. (Id.). 

 

Birds: Based on repeated negative findings for coastal 

California gnatcatcher (“CAGN”) during numerous survey 

efforts, as well as the site’s recent exclusion from 

designated critical habitat, it is reasonable to assume that 

the species does not occur upon the Project site. (Id.). The 

riparian areas within Cable Creek provide suitable habitat 

for the SWF, though focused surveys conducted in 2007 

returned negative findings. However, LBV was observed 

along Cable Creek in 2007. It is therefore possible that the 

species could be present farther east of this location within 

Cable Creek. (EIR at 5.3-48). Individual Take Permits 

(“ITPs”) will be acquired to offset potential impacts to 

LBV, which is a federally and state listed species. Separate 
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ITPs will be acquired from CDFG, through a 2081 ITP 

application, and from USFWS, through a Section 7 

consultation. Mitigation under these permits will be 

adequately funded and will ensure that the Project does not 

jeopardize the continued existence of the species. Direct 

development of the riparian areas of Cable Creek is not 

proposed as part of the Project’s development. No homes or 

other structures would be located within the riparian areas 

that would be most likely to contain LBV and SWF. 

However, the ITP will also provide BMPs to avoid indirect 

impacts to the species. An evaluation of the adequacy of 

the existing CEQA documentation to cover any 

unanticipated minimization and mitigation measures 

included in the final ITPs will be made when the permits 

are issued. If additional CEQA documentation is required 

for review by CDFG to comply with its duties as a 

Responsible Agency under CEQA, the subsequent 

documentation will be prepared at that time. 

 

In addition, the hiking/equestrian trail that is planned for 

this area could impact LBV and SWF if they are present 

and if the trail is not designed thoughtfully with the aim of 

avoiding impacts to these species. (Id.). For that reason, 

Mitigation Measure 3-4 will be incorporated to assure that 

the trail’s design, construction, and use would not impact 

the creek bottom in a manner that could create a significant 

impact to these species. Implementation of Mitigation 

Measure 3-4 would reduce the level of this potentially 

significant impact to less than significant levels. (Id.).  
 
Reptiles and Amphibians: No federal- or state-listed 

reptile species has ever been observed on the Project site, 

and none is expected to occur. (Id.). With regard to 

amphibians, habitat assessments conducted over the last 

11 years have concluded that marginally suitable habitat for 

arroyo southwestern toad and mountain yellow-legged frog 

is present along Cable Creek. Neither of these species, 

however, has been detected during both general habitat 

assessment surveys or focused surveys conducted in the 

area. (Id.). Based on these findings, it is likely that neither 

species is present on the Project site. Furthermore, direct 

development of the riparian stretches of Cable Creek is not 

proposed as part of the Project’s development. Mitigation 

Measure 3-4 for the proposed hiking/equestrian trail would 

also lessen the Project’s potential impacts in this regard to 

less than significant levels. (Id.).  
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Indirect Impacts to Special Status Species: Since the 

Project site would be surrounded on three sides by existing 

wild areas that are known to provide suitable habitat for a 

number of animal species, it can be assumed that wild 

animals would continue to be present in these adjacent wild 

areas following Project development. (Id.). These animals 

would come into contact with the proposed development at 

the wildland-urban interface (“WUI”) and in surrounding 

areas. The introduction of domestic animals would also 

potentially impact sensitive wildlife species in the area, as 

well as more common wildlife species. Domestic cats, for 

instance, are particularly adept at preying on wild animals 

such as birds, small mammals, and reptiles. Domestic cats 

tend to be several times as abundant in WUI areas as all 

other mid-sized wild predators combined, including 

bobcats and foxes. In some contexts, cat predation may 

supersede habitat loss as a primary threat to birds’ survival. 

Other domestic animals, such as unrestrained dogs, can 

harass wildlife and can thus deny wild animals from using 

otherwise suitable habitat. (EIR at 5.3-49). However, 

implementation of Mitigation Measure 3-5 will reduce this 

potentially significant impact to less than significant levels. 

 

b. Riparian Plant or Other Sensitive Natural Communities. 

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

have a substantial adverse effect on a riparian habitat or 

other sensitive natural community identified in local or 

regional plans, policies, regulations, or by the California 

Department of Fish and Game or U.S. Fish and Wildlife 

Service. 

 

Finding: Impacts related to Biological Resources are discussed in detail at Section 5.3 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that development of the Project would result in impacts to six riparian 

plant communities totaling 26.4 acres. Also, 168.4 acres of Riversidean sage 

scrub, a sensitive nonriparian plant community, would be impacted, as well as 

portions of the Project site within USFWS-designated habitat for the SBKR. This 

impact is potentially significant, but can be mitigated to a less-than-significant 

level through implementation of Mitigation Measures 3-6 to 3-8. These 

Mitigation Measures are adopted and incorporated into the Mitigation Monitoring 

and Reporting Program for the Project, and will be implemented as specified 

therein, thereby reducing this potentially significant impact to a less than 

significant level: 
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3-6 To mitigate impacts to 168.4 acres of Riversidean sage scrub (RSS) and 26.4 acres of 

riparian plant communities, the project applicant shall do one of the following, or a 

combination thereof, prior to the issuance of grading permits: 1) acquire offsite 

permanent mitigation lands of like habitat as determined by the California Department of 

Fish and Game (CDFG); and/or 2) pay appropriate in-lieu fees to an appropriate 

permanent mitigation land bank as determined by CDFG. Mitigation lands must be 

acquired prior to the issuance of grading permits, and shall incorporate appropriate 

long-term management provisions, such as deed restrictions, endowments, and/or other 

management mechanisms to provide for the long-term conservation of the habitat. 

Potential properties include, but are not limited to, those managed by San Bernardino 

County Special Districts located in the Glen Helen, Rialto, and Rancho Cucamonga 

areas. Mitigation lands for riparian habitat shall be acquired at a replacement ratio of 

1:1 (one acre replaced for every one acre impacted). Mitigation lands for RSS shall be 

acquired at a replacement ration of 1:3 (one acre replaced for every three acres 

impacted). This measure shall be implemented to the satisfaction of the Community 

Development Director. 

3-7 All real property sold within the development shall contain within the real estate contract 

appropriate Covenants, Codes, and Restrictions (CC&Rs) to require only the use of 

approved plants on any and all parcels within the development. Approved plants are 

defined as those listed in the Fire Protection Plan (Firesafe Planning Solutions 2008) and 

incorporated into the Spring Trails Specific Plan. All plants classified as “invasive” or 

“noxious” by the US Department of Agriculture Natural Resource Conservation Service 

(NRCS) shall be specifically prohibited from use in any part of the development, unless 

specifically authorized within the Fire Protection Plan or the Specific Plan. Enforcement 

shall be instituted through the project’s Homeowner’s Association (HOA) and specific 

enforcement measures shall be provided within the HOA’s charter. Enforcement measures 

may include, but not necessarily be limited to, the imposition of fines, liens, property-

owner reimbursed removal of unauthorized plants, and/or other mechanisms. This 

measure must be implemented prior to the sale of the first residential lot and shall be 

implemented to the satisfaction of the Community Development Director. 

3-8 Prior to the issuance of grading permits, the developer or his designee shall submit to the 

City a noxious weed control plan prepared by a qualified specialist that shall be 

implemented during construction of the project. The plan shall contain specific measures 

to be adopted to lessen or eliminate the inadvertent introduction of noxious weeds onto 

the site or surrounding areas. At a minimum, the plan shall incorporate each of the 

following requirements: 1) all construction equipment used on the site shall be 

thoroughly washed prior to transport to the project site; 2) cleaning and washing of 

equipment includes washing and/or steam cleaning of tires, undercarriages, frames, and 

other parts of the equipment where mud, dirt, and other debris could be located; 3) offsite 

cleaning areas shall be clearly identified; and 4) straw bales and other erosion control 

products shall be certified as “weed free”. The plan shall be reviewed by a qualified third 

party with expertise in the field of noxious weed control. Other control measures may be 

added by that specialist as deemed appropriate. Following approval of the plan, the plan 

shall be implemented throughout the construction phase of the project and overseen by a 
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qualified specialist at monthly intervals. During monitoring, the specialist shall have the 

authority to require corrective measures to assure the success of the plan. This measure 

shall be implemented to the satisfaction of the Community Development Director. 

Facts in Support of the Finding:  The Project would result in impacts to Riversidean Sage 

Scrub (RSS) and six riparian plant communities. The 

Project could also have indirect impacts on surrounding 

undeveloped lands. Portions of the site are located within 

USFWS-designated critical habitat for the SBKR.  (EIR at 

5.3-49). The seven riparian plant communities found on the 

Project site are considered sensitive plant communities by 

CDFG, USFWS, and CNPS. Six of these communities 

would be impacted by the Project. In addition, the RSS 

found on the site is considered a sensitive plant community, 

even though it is not a riparian community. (EIR Table 

5.3-5).  
 

Riversidean Sage Scrub: The Project would remove 

nearly all of the 168.4 acres of the RSS located on the site. 

CDFG regards RSS as a sensitive community. Therefore, 

the loss of 168.4 acres of RSS would be a significant 

impact. If the Project site contained listed species that were 

dependent upon RSS for their continued viability, then the 

RSS on the site could be considered of high value and the 

mitigation required would therefore be greater. (EIR at 

5.3-49). However, no listed species dependent upon RSS 

have been detected on the site. This conclusion is based on 

over 11 years of general habitat assessment work and 

numerous focused surveys. While a number of California 

Species of Special Concern (SSC) have been observed 

within the RSS areas of the site, these species are not 

afforded specific legal protection as are formally listed 

species. (EIR at 5.3-50). Further, RSS remains relatively 

abundant throughout San Bernardino and Riverside 

Counties, with many thousands of acres still remaining. 

Notwithstanding, the loss of 168.4 acres of RSS habitat is 

expected to displace or adversely impact some of the SSC 

that could occur on the Project site. However, the applicant 

will purchase and permanently protect RSS habitat that is 

biologically equivalent or superior to the 168.4 acres of 

onsite RSS habitat, and will provide suitable habitat for 

many of these species. (Final EIR at 3-5). Specifically, 

Mitigation Measure 3-6 provides for the purchase of offsite 

mitigation lands and/or the payment of in lieu fees to 

appropriately offset the Project’s impact to RSS. (Id.). 

Mitigation Measure 3-6 also requires that the applicant 
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demonstrate that suitable mitigation lands have been 

identified and are available for acquisition, either through 

direct purchase or the payment of fees. The Project 

applicant has identified several hundred acres of potential 

mitigation lands containing suitable RSS habitat along the 

alluvial fans of the San Bernardino and San Gabriel 

Mountains. These lands are available for purchase and 

dedication to an appropriate conservation management 

organization. (Id.). This dedication and management would 

ensure the long-term conservation status of this sensitive 

habitat type in the San Bernardino Valley. It can therefore 

be concluded that the prescribed mitigation is feasible, and 

would thus mitigate the Project’s impacts in this regard to 

less than significant levels. 

 

Riparian Plant Communities: Seven riparian plant 

communities are present on the site, and six of these would 

be impacted by Project development. (EIR Table 5.3-5). 

The 25.4 acres of southern sycamore-alder riparian 

woodland (“SSARW”) present on the site are located along 

the upper reaches of Cable Creek and are outside of the 

Project footprint. Therefore, they would not be impacted by 

the proposed development. (EIR at 5.3-50). Each of the 

remaining six communities, totaling 26.4 acres, that would 

be impacted by the project represent valuable habitat and 

are considered high priority for conservation by CDFG, 

USFWS, and CNPS. Loss of these communities would 

represent a significant impact. Riversidean alluvial fan sage 

scrub is one of these riparian communities. (Id.). Besides 

the direct impacts associated with Project development, 

indirect impacts to offsite areas of RAFSS could also result 

from downstream impacts to the community from the 

secondary access road proposed across Cable Creek. The 

roadway could interrupt the stream flows and the 

occasional scourings that are required to maintain the long-

term viability of RAFSS. If these processes are interrupted, 

RAFSS typically begins to convert to other community 

types that do not offer the same habitat characteristics. 

(Id.). This is especially relevant since the secondary access 

road areas are located in USFWS-designated critical habitat 

for SBKR. SBKR require the fluvial conditions that are 

present in properly functioning RAFFS habitat, so both 

RAFSS and SBKR are related in the type of conditions they 

require for their long-term viability. Therefore, the possible 

indirect loss of additional RAFSS habitat would represent a 

further significant impact.  
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Based on the Project’s anticipated direct and indirect 

impacts on Corps, RWQCB, and CDFG jurisdictional 

areas, the Project applicant would be required to acquire a 

number of wetland disturbance permits prior to Project 

implementation. These permits would include a Section 

404 permit from the Corps, a Section 401 permit from the 

RWQCB, and a Section 1602 permit from CDFG. (Id.). In 

addition, consultation with the USFWS under Section 7 of 

the FESA would be required, because portions of the 

Project site are within unoccupied critical habitat for 

SBKR. Each of these agencies would impose mitigation 

measures to offset the loss of jurisdictional and habitat 

areas. In anticipation of these agency requirements, 

mitigation is recommended in this EIR to reduce the 

Project’s impacts in this regard to less than significant 

levels. (Id.). Mitigation Measure 3-6 includes measures 

relating to the adoption of BMPs to avoid direct and 

indirect impacts to remaining riparian areas and Project 

design requirements to lessen impacts to offsite areas, and 

also requires the purchase of offsite mitigation lands and/or 

the payment of in-lieu fees. The mitigation further requires 

that the applicant demonstrate that suitable mitigation lands 

have been identified and are available for acquisition, either 

through direct purchase or the payment of fees. (EIR at 

5.3-51). The Project applicant has identified areas of 

potential mitigation lands containing suitable riparian 

habitat along the alluvial fans and foothills of the San 

Bernardino and San Gabriel Mountains. These lands are 

available for purchase and dedication to an appropriate 

conservation management organization. This dedication 

and management would ensure the long-term conservation 

status of these sensitive habitat types in the San Bernardino 

Valley. (Id.). It can therefore be concluded that Mitigation 

Measure 3-6 is feasible, and would mitigate the Project’s 

impacts to riparian habitats to less than significant levels. 

Mitigation for impacts to RAFSS habitat has already been 

discussed above in regards to mitigation for unoccupied 

critical habitat for SBKR. Since the unoccupied SBKR 

habitat that would be impacted by the Project is composed 

exclusively of RAFFS, Mitigation Measure 3-2 (which is 

prescribed for unoccupied SBKR habitat) would also serve 

to mitigate for impacts to RAFFS. (Id.). It can therefore be 

concluded that impacts on the Project site associated with 

RAFFS would be mitigated to less than significant levels. 
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Invasive Plant Impacts: The Project site represents good 

quality habitat and a diverse mosaic of plant communities, 

and is unusual for its relative lack of invasive plant species. 

(EIR at 5.3-51). Unlike other areas along the front range of 

the San Bernardino Mountains, the Project site has not 

converted to large areas of nonnative grassland. Only 11.4 

acres of the Project site, or about 3 percent, has converted 

to this community type. The areas immediately surrounding 

the site, particularly in the San Bernardino National Forest, 

are also relatively unaffected by type conversion. The 

placement of a residential community into an area of native 

vegetation represents a potential impact to these 

surrounding natural areas. Nonnative species can be 

inadvertently introduced into native habitats in a number of 

ways, including: 1) the use of invasive species within the 

landscaping palette; 2) After construction has finished, 

residents can unknowingly introduce invasive species by 

using them for landscaping purposes on their properties, or 

3) seeds or other invasive plant parts can be inadvertently 

imported onto the site during construction activities. (Id.). 

The first of these potential impacts can be avoided or 

mitigated through the selection of an appropriate plant 

palette that does not include species identified as invasive 

or otherwise undesirable. The proposed plant palette for the 

Project contains no federal- or state-listed invasive plants. 

(See EIR Appendix G). One species within the proposed 

plant palette (Aptenia cordifolia) was determined to be 

potentially invasive based on the list contained in Invasive 

Plants of California Wildlands (Bossard et al. 2000). 

However, the palette specifically prohibits the use of 

Aptenia cordifolia in areas adjacent to wildlands. Rather, 

planned uses for the species are restricted to interior 

portions of the site. Since the species spreads vegetatively 

rather than through seed dispersal, use of the species within 

interior portions of the development would pose minimal 

risk in regards to establishment within wildland areas. (EIR 

at 5.3-52).  Mitigation Measure 3-7 will be incorporated to 

place restrictions on homeowners through the use the 

covenants, codes, and restrictions, which will be regulated 

through the homeowner’s association to prohibit the use of 

known invasive plants. (Id.). By restricting the use of 

recognized invasive species by homeowners, the 

inadvertent introduction of invasive species can be avoided.  

Mitigation Measure 3-8 will impose controls on activities 

during the construction process that could result in the 

transport of invasive species onto the site on vehicles and 
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construction equipment, including the thorough washing of 

vehicles and equipment before they reach the site. Straw 

bales, erosion control products, and other potential invasive 

plant nexuses must be certified “weed free”, in addition to a 

number of other requirements. (Id.). Implementation of 

Mitigation Measures 3-7 to 3-8 will reduce impacts in this 

area to less than significant levels.  

 

c. Jurisdictional Areas and Riparian Habitats. 

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

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. 

 

Finding: Impacts related to Biological Resources are discussed in detail at Section 5.3 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the potential for the Project to 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 is potentially 

significant, but can be mitigated to a less-than-significant level through 

implementation of Mitigation Measures 3-3, 3-6 and 3-11. These Mitigation 

Measures are adopted and incorporated into the Mitigation Monitoring and 

Reporting Program for the Project, and will be implemented as specified therein, 

thereby reducing this potentially significant impact to a less than significant level: 

3-3 To mitigate for potential impacts to hydrological processes and subsequent degradation 

of habitat for the federally endangered San Bernardino kangaroo rat and other sensitive 

species, all roadway crossings or other improvements proposed within critical habitat for 

the species shall be designed in such a manner as to not substantially alter the natural 

flow regimes through impacted sensitive habitat areas. These designs shall include, but 

shall not necessarily be limited to, the installation of appropriate culverts and stream 

crossings that allow for natural flow and uninhibited downstream hydrological processes. 

Design of these improvements shall be undertaken in consultation with the US Fish and 

Wildlife Service and other responsible agencies. This measure shall be implemented to 

the satisfaction of the Community Development Director prior to the issuance of grading 

permits. 

3-6 To mitigate impacts to 168.4 acres of Riversidean sage scrub (RSS) and 26.4 acres of 

riparian plant communities, the project applicant shall do one of the following, or a 

combination thereof, prior to the issuance of grading permits: 1) acquire offsite 

permanent mitigation lands of like habitat as determined by the California Department of 

Fish and Game (CDFG); and/or 2) pay appropriate in-lieu fees to an appropriate 
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permanent mitigation land bank as determined by CDFG. Mitigation lands must be 

acquired prior to the issuance of grading permits, and shall incorporate appropriate 

long-term management provisions, such as deed restrictions, endowments, and/or other 

management mechanisms to provide for the long-term conservation of the habitat. 

Potential properties include, but are not limited to, those managed by San Bernardino 

County Special Districts located in the Glen Helen, Rialto, and Rancho Cucamonga 

areas. Mitigation lands for riparian habitat shall be acquired at a replacement ratio of 

1:1 (one acre replaced for every one acre impacted). Mitigation lands for RSS shall be 

acquired at a replacement ration of 1:3 (one acre replaced for every three acres 

impacted). This measure shall be implemented to the satisfaction of the Community 

Development Director. 

 

3-11 Two known wildlife corridors are present on the project site and may be impacted by the 

proposed project unless mitigation is incorporated: 1) the unnamed tributary of Cable 

Creek that flows in an east-to-west direction in the northern third of the project site 

(referred to here as the Northern Corridor); and 2) the outwash of Cable Creek adjacent 

to the Interstate 215 freeway that is proposed to be crossed by the secondary access road 

(referred to here as the Southern Corridor). For these corridors, the following must 

occur: 

Northern Corridor: 1) Native vegetation within this corridor must be restored, enhanced 

and maintained to the maximum extent allowed by the Fire Protection Plan; 2) riparian 

vegetation that provides high-quality foraging opportunities, cover, and other habitat 

values shall be the preferred vegetation type in this area, unless specifically prohibited by 

the Fire Protection Plan; 3) this area shall be the preferred location for the planting of 

replacement native trees as outlined in the tree replacement requirements of Mitigation 

Measure 3-11, unless specifically prohibited by the Fire Protection Plan; 4) the corridor 

shall be maintained free of fences, walls, or other obstructions; 5) any lighting associated 

with the project in this area, including street lights and residential lights, shall be of the 

minimum output required and shall be down-shielded to prevent excessive light bleed into 

adjacent areas; 6) any road crossings, bridges, culverts, etc., shall be constructed with 

soft bottoms with an openness ratio of at least 0.9 (openness ratio=height x 

width/length); and 7) additional recommendations as outlined in the report entitled “A 

Linkage Design for the San Gabriel-San Bernardino Connection” (South Coast Missing 

Linkages Project 2004) may be incorporated as feasible and appropriate. 

Southern Corridor: 1) Any bridge, culvert, or other road crossing structure shall be 

designed in such a manner as to allow for the maintenance of natural flow through the 

structure and downstream of the structure, as conditioned by the US Fish and Wildlife 

Service during the Section 7 permitting process; 2) any road crossings, bridges, culverts, 

etc., shall be constructed with soft bottoms with an openness ratio of at least 0.9 

(openness ratio=height x width/length); and 3) additional recommendations as outlined 

in the report entitled “A Linkage Design for the San Gabriel-San Bernardino 

Connection” (South Coast Missing Linkages Project 2004) may be incorporated as 

feasible and appropriate. 
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These measures shall be incorporated into site development plans and must be reviewed 

and approved prior to the issuance of grading permits. This measure does not preclude 

the requirement of additional mitigation that may be initiated by the US Fish and Wildlife 

Service, the US Army Corps of Engineers, the Regional Water Quality Control Board, or 

the California Department of Fish and Game during the regulatory permitting process. 

This measure shall be implemented to the satisfaction of the Community Development 

Director. 

 

Facts in Support of the Finding:  The Project would impact areas under the jurisdiction of 

the Corps, RWQCB, and CDFG. The Project applicant 

would be required to apply for relevant regulatory permits 

related to such impacts. The jurisdictional delineations 

prepared for the Project site determined that 15.85 acres are 

subject to U.S. Army Corps jurisdiction, and 26.65 acres 

are subject to CDFG jurisdiction. Impacts to U.S. Army 

Corps jurisdictional waters are limited to 10.56 acres, and 

12.76 acres of CDFG jurisdictional areas. (EIR Appendix 

D8). Approximately 6.2 acres of the identified 

jurisdictional areas are in a potential seasonal wetland in 

the southern third of the site near the San Andreas Fault 

(EIR Figure 5.3-3), which is accounted for in all of the 

above acreage calculations. All 6.2 acres will be lost due to 

development of the Project. (These 6.2 acres of seasonal 

wetland was identified as a “problem area” because while 

hydrophytic vegetation and wetland hydrology were 

present, no apparent hydric soil indicators were present 

during the delineation. The approximate boundary or this 

potential seasonal wetland was therefore delineated based 

primarily on vegetation and hydrology criterion. A 

subsequent study of the seasonal wetland system will be 

conducted prior to the permitting process to verify that the 

feature is indeed a wetland system and to provide the 

additional data needed on current condition and function of 

the wetlands for determining wetland mitigation. With the 

completion of the draft 401 permit, the applicant will 

confer with the Water Quality Control Board regarding the 

adequacy of the existing CEQA documentation, and if 

warranted, subsequent CEQA documentation will be 

prepared. (Id.). 

 

The wetlands quantities listed consider all of the identified 

jurisdictional areas located within the Project development 

footprint and consider all grading and slopes proposed for 

development. (EIR at 5.3-52). The Project applicant would 

be required to acquire a number of wetlands permits prior 

to Project implementation. These permits would include a 
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Section 404 permit from the Corps, a Section 401 permit 

from the RWQCB, and a Section 1602 permit from CDFG. 

A Habitat Mitigation and Monitoring Plan will be prepared 

as part of the Section 404 permit. (EIR at 5.3-53). Since 

the Project would impact more than 0.5 acres of Corps 

jurisdictional areas, the Project would be required to obtain 

a Section 404 Individual Permit rather than apply for 

clearance under the Nationwide Permit. Consultations with 

the USFWS under Section 7 of the ESA would also be 

required, as portions of the Project site are within critical 

habitat for SBKR. Each of these agencies would impose 

mitigation measures to offset the loss of jurisdictional and 

habitat areas. (EIR at 5.3-53). In anticipation of those 

agency requirements, Mitigation Measures 3-3, 3-6 and 3-

11 are recommended to reduce the Project’s impacts in this 

regard to less than significant levels. (Id.). The mitigation 

requires the adoption of BMPs to avoid direct and indirect 

impacts to remaining habitat areas, and also imposes 

specific design requirements to lessen additional impacts to 

offsite areas and to provide for the continued movement of 

animals through the area. The mitigation also requires the 

purchase of offsite mitigation lands and/or the payment of 

in-lieu fees. Finally, the mitigation also requires that the 

applicant demonstrate that suitable mitigation lands have 

been identified and are available for acquisition. (Id.). The 

Project applicant has identified areas of potential riparian 

mitigation lands containing suitable riparian habitat along 

the alluvial fans and foothills of the San Bernardino and 

San Gabriel Mountains. These lands are available for 

purchase and dedication to an appropriate conservation 

management organization. This dedication and 

management would ensure the long-term conservation 

status of these sensitive habitat types in the San Bernardino 

Valley. (Id.). All mitigation for impacts to CDFG 

jurisdictional water will be biologically equivalent or 

superior in terms of value and function to offset the impacts 

to CDFG jurisdictional water including seasonal wetland, 

drainages and springs. The final requirements for 

mitigation will result from the 1602 Streambed Alteration 

Permit application process. As stated above, the City and 

the applicant will confer with CDFG once a draft 1602 

permit is available, regarding the adequacy of the CEQA 

evaluation and to determine if additional CEQA 

documentation is needed. It can therefore be concluded that 

Mitigation Measures 3-3, 3-6 and 3-11 are feasible, and 

would thus mitigate the Project’s impacts to federally-
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protected wetlands and riparian habitats to less than 

significant levels. 

 

d. Wildlife Corridors. 

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

interfere substantially with the movement of a 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. 

 

Finding: Impacts related to Biological Resources are discussed in detail at Section 5.3 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the potential for the Project to affect wildlife movement and wildlife 

nursery sites is potentially significant, but can be mitigated to a less-than-

significant level through implementation of Mitigation Measures 3-9 to 3-12. 

Raptor foraging habitat and nesting birds would not be affected. These Mitigation 

Measures are adopted and incorporated into the Mitigation Monitoring and 

Reporting Program for the Project, and will be implemented as specified therein, 

thereby reducing this potentially significant impact to a less than significant level:  

 

3-9  Implementation of Mitigation Measure 3-4 to mitigate potential impacts to sensitive 

species in Cable Creek shall also be applied to Impact 5.3-4. 

 

3-10  With regard to the protection of nesting birds, one of the following must occur: 1) 

Construction should occur outside of the avian nesting season (approximately February 

15 through August 31); or 2) If construction must occur during the nesting season, then a 

preconstruction nesting bird survey of the site shall be conducted by a qualified biologist 

no more than 14 days prior to construction activities. If active nests are found onsite, 

then they must be avoided by an appropriate buffer until any young birds have fledged 

and the nest has completed its cycle, as determined by a qualified biologist. If 

construction occurs outside of the avian nesting period, then construction may commence 

without further impediment, commensurate with other regulatory and mitigation 

requirements. This measure shall be implemented to the satisfaction of the Community 

Development Director. 

 

3-11 Two known wildlife corridors are present on the project site and may be impacted by the 

proposed project unless mitigation is incorporated: 1) the unnamed tributary of Cable 

Creek that flows in an east-to-west direction in the northern third of the project site 

(referred to here as the Northern Corridor); and 2) the outwash of Cable Creek adjacent 

to the Interstate 215 freeway that is proposed to be crossed by the secondary access road 

(referred to here as the Southern Corridor). For these corridors, the following must 

occur: 

Northern Corridor: 1) Native vegetation within this corridor must be restored, enhanced 

and maintained to the maximum extent allowed by the Fire Protection Plan; 2) riparian 
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vegetation that provides high-quality foraging opportunities, cover, and other habitat 

values shall be the preferred vegetation type in this area, unless specifically prohibited by 

the Fire Protection Plan; 3) this area shall be the preferred location for the planting of 

replacement native trees as outlined in the tree replacement requirements of Mitigation 

Measure 3-11, unless specifically prohibited by the Fire Protection Plan; 4) the corridor 

shall be maintained free of fences, walls, or other obstructions; 5) any lighting associated 

with the project in this area, including street lights and residential lights, shall be of the 

minimum output required and shall be down-shielded to prevent excessive light bleed into 

adjacent areas; 6) any road crossings, bridges, culverts, etc., shall be constructed with 

soft bottoms with an openness ratio of at least 0.9 (openness ratio=height x 

width/length); and 7) additional recommendations as outlined in the report entitled “A 

Linkage Design for the San Gabriel-San Bernardino Connection” (South Coast Missing 

Linkages Project 2004) may be incorporated as feasible and appropriate. 

Southern Corridor: 1) Any bridge, culvert, or other road crossing structure shall be 

designed in such a manner as to allow for the maintenance of natural flow through the 

structure and downstream of the structure, as conditioned by the US Fish and Wildlife 

Service during the Section 7 permitting process; 2) any road crossings, bridges, culverts, 

etc., shall be constructed with soft bottoms with an openness ratio of at least 0.9 

(openness ratio=height x width/length); and 3) additional recommendations as outlined 

in the report entitled “A Linkage Design for the San Gabriel-San Bernardino 

Connection” (South Coast Missing Linkages Project 2004) may be incorporated as 

feasible and appropriate. 

These measures shall be incorporated into site development plans and must be reviewed 

and approved prior to the issuance of grading permits. This measure does not preclude 

the requirement of additional mitigation that may be initiated by the US Fish and Wildlife 

Service, the US Army Corps of Engineers, the Regional Water Quality Control Board, or 

the California Department of Fish and Game during the regulatory permitting process. 

This measure shall be implemented to the satisfaction of the Community Development 

Director. 

 

Facts in Support of the Finding:  The Project would result in impacts to an area that is used 

by a number of species for nursery sites, foraging, and 

movement. The Project site also provides habitat for 

nesting birds and marginally suitable habitat for foraging 

raptors. (EIR at 5.3-53). There is substantial evidence to 

indicate that the Project site serves as a corridor for a wide 

variety of wildlife species. Such areas are usually 

considered significant when they are determined to be of 

regional importance or otherwise contribute to regional 

conservation goals. The Project site can be considered to be 

composed of two principal parts in regard to wildlife 

movement. The first component is Cable Creek, which 

serves as an obvious corridor since it contains perennial 

water, adequate cover and food resources, and allows for 
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the unimpeded movement of animals between higher and 

lower elevations. The riparian areas of Cable Creek are not 

planned for development, so the use of this corridor by 

wildlife would not be significantly impacted as a result of 

the proposed Project. (Id.). The exception to this is at the 

southern end of the site, where the outwash of Cable Creek 

would be crossed by the secondary access road. This 

roadway and associated culverts and drainage 

improvements could create a barrier to wildlife where 

currently no barrier exists. However, the roadway would be 

relatively narrow and can be designed in such a manner so 

that wildlife movement is not substantially impeded. In 

addition, the roadway would be constructed in USFWS-

designated critical habitat for SBKR. (Id.). Furthermore, as 

part of the consultation process, USFWS would impose 

mitigation aimed at reducing the impact of the roadway on 

SBKR. These requirements would likely result in a positive 

benefit for other wildlife species as well. Therefore, 

mitigation required as part of this process would reduce the 

Project’s impact to wildlife movement within Cable Creek 

to less than significant levels. (EIR at 5.3-54). 
 

In anticipation of these agency requirements, Mitigation 

Measures 3-9 and 3-12 will be incorporated to reduce the 

Project’s impacts in this regard to less than significant 

levels, and include specific design requirements aimed at 

allowing the unrestricted movement of wildlife within the 

lower portion of Cable Creek. (Id.). With implementation 

of these measures, the Project’s impact in regard to the 

secondary access road crossing at Cable Creek would be 

less than significant. The second component relating to 

wildlife movement deals with wildlife movement across the 

site in an east-to- west direction and vice-versa. While the 

Cable Creek corridor on the western side of the site 

provides movement along a relatively narrow corridor in a 

north-to-south direction, the Project site itself provides 

lateral movements through a much wider area and across 

the base of the mountain front. (Id.). This impact could be 

considered significant, because the Project would 

effectively create a substantial barrier to wildlife movement 

across a large area. This potential impact can be mitigated 

by retaining and/or improving existing areas on the Project 

site that are conducive to wildlife movement. The large 

tributary that crosses the northern third of the site provides 

the most effective avenue for wildlife movement across the 

site. (EIR Figure 5.3-2). This is due to the fact that the 
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areas on both sides of the property at this point are 

essentially natural in composition and therefore allow 

animals to move across the site without having to navigate 

substantial human-made barriers. The tributary also affords 

movement into and out of Cable Creek and thus to areas 

both to the north and south of the site. Other portions of the 

Project area, especially the southern two-thirds of the site, 

do not offer these benefits. Those areas are somewhat 

blocked on the west by existing development, and they do 

not contain streams or other features that would be 

attractive to wildlife in terms of movement. (EIR at 5.3-

54). Retaining and/or improving this corridor would 

represent the greatest benefit to wildlife in terms of lateral 

movement across the site. The tributary offers specific 

characteristics, such as cover and foraging resources which 

make it especially suitable for wildlife movement. (Id.). 

  

In response to EIR comments received from CDFG, a 

barrier will also be constructed that will isolate Cable 

Creek from the development of the Project, and ensure that 

the biological integrity of Cable Creek as riparian habitat 

and a wildlife corridor is maintained. Care will be taken in 

selecting the barrier in an effort to preclude creating an 

attractive nuisance that could attract domestic dogs and cats 

and other small mammals that constitute a food source for 

top predators. (EIR at 5.3-61). The barrier will be installed 

at the outer limits of the California Walnut Woodland that 

surrounds Cable Creek at its interface with the RSS Habitat 

on the hillsides above the canyon bottom. This will provide 

a buffer of approximately 300 feet inside the barrier fence 

that will be located on either side of Cable Creek. This 

combination of a barrier and buffer should protect the 

natural resources associated with the use of Cable Creek as 

well as the wildlife movement corridor that found in 

association with Cable Creek. The applicant also evaluated 

the possibility of not developing north of Cable Creek and 

constructing a barrier on the south side of Cable Creek, 

isolating the riparian, RSS and chaparral habitats north of 

Cable Creek from the development. However, this would 

result in the loss of 24 estate lots from the development, 

and would not be economically viable as the result of the 

substantial infrastructure that is required for the 

development of the site,  The project requires substantial 

infrastructure costs in terms of utilities, fire suppression, 

and roadways, in addition to the amenities included in the 

overall Specific Plan.  Specifically, the project must acquire 
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and develop both primary and secondary access roads, 

water tanks for fire suppression, utilities including water, 

sewer and electricity, as well as include fire protection and 

fire barriers at substantial cost to the project.  These costs 

are in addition to mitigation requirements and the 

acquisition of mitigation lands.  The infrastructure 

requirements create a substantial burden on the project and 

decrease the “per lot” ratio of return substantially with the 

elimination of each lot.  Elimination of the 24 lots does not 

reduce the overall burdens of infrastructure costs and 

mitigation requirements for the Project, but reduces the rate 

of return by 9%. 

 

In sum, with implementation of the barrier and Mitigation 

Measures 3-9 to 3-12, the Project’s impact to wildlife 

corridors would be less than significant. 
 

Wildlife Nursery Sites: There is substantial evidence to 

indicate that the site provides habitat that is suitable for use 

as a wildlife nursery site. (Id.). Based on a number of 

observations over the years, the use of the site as a nursery 

site by mule deer is reasonably well established. Other 

species may utilize the site for this purpose as well, but this 

has not been observed or confirmed. Regardless, 

development of the Project site would disallow its 

continued use as a nursery site by mule deer. In 

determining whether or not the loss of this nursery site 

would constitute a significant impact, the species making 

use of the site must be considered. If a sensitive or listed 

species were known to use the area as a nursery site, then 

the loss of the site would be more problematic than if it 

were used by more common species. For this site, no 

sensitive or listed species has been observed using the site 

for nursery purposes. Mule deer are the only species that 

have been positively confirmed to use the area for this 

purpose, though it is likely that a number of other species, 

such as small mammals and birds, use the site for this 

purpose as well. None of these species, however, is a listed 

or sensitive species. (EIR at 5.3-55). Mule deer is a 

common species that is not regionally or locally threatened 

or endangered. The species occurs in great quantities 

throughout the region and western North America. 

Statewide, CDFG considers mule deer to be common and 

abundant. In 2008, CDFG issued 237,083 deer hunting tags 

statewide and an estimated 29,612 animals were harvested. 

In Deer Hunt Zone D14, (the CDFG management zone in 
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which the Project is located), CDFG and USFS consider 

mule deer populations to be stable or slightly declining. It 

is therefore reasonable to conclude that mule deer 

populations within the San Bernardino Mountains will be 

stable or perhaps even increase over the next several years. 

(Id.). CDFG manages mule deer through a number of 

means, the most well-known of which is hunting. Hunting 

is used as a tool to control species populations and to avoid 

overstocking within particular areas. The proposed Project 

site is located within CDFG Deer Hunt Zone D14, which is 

a zone that covers all of the San Bernardino Mountains 

portion of the SBNF as well as some peripheral areas. For 

at least the last decade, CDFG has maintained a hunt tag 

quota of 3,000 for Zone D14. This overall stability in 

CDFG’s management of mule deer in the San Bernardino 

Mountains is consistent with the agency’s determination 

that the mule deer population in the area is relatively stable. 

(Id.).  Considering the overall abundance and the relative 

stability of mule deer populations in the area, it is 

reasonable to conclude that the loss of the nursery area on 

the Project site would be unlikely to result in anything but a 

negligible decline in the overall population of mule deer in 

the region, or even in this portion of the San Bernardino 

Mountains. The Project site is surrounded on three sides by 

the SBNF, which provides substantial open space 

opportunities for use as alternative nursery sites by mule 

deer. In addition, the Project would continue to maintain 

Cable Creek as an undisturbed perennial water source and 

wildlife corridor. Since a lack of perennial water is a major 

limiting factor in the maintenance of mule deer 

populations, the conservation of this watercourse would 

provide a substantial benefit to mule deer. Accordingly, the 

loss of this nursery site for mule deer would be less than 

significant. However, to avoid direct impacts to mule deer 

during the fawning season, Mitigation Measure 3-12 is 

recommended to lessen the potential for impacts to mule 

deer during initial grubbing and vegetation clearing, and 

includes specific requirements for scheduling vegetation 

clearing outside of the mule deer fawning season. (Id.). 
 
Nesting Birds: The Project site provides suitable habitat 

for a wide variety of nesting bird species. (EIR at 5.3-56). 

Breeding season typically runs from mid-February through 

late August. Ideally, ground-disturbing activities should 

take place outside of the breeding season, and doing so 

would reduce the Project’s impact to nesting birds to less 



Facts and Findings and Statement of Overriding Considerations  

 

 

99 
M681-000 -- 1000746.1 

than significant levels. (Id.). If this is not possible and it is 

necessary to conduct ground-disturbing activities during the 

breeding season, then appropriate pre-construction surveys 

should be initiated in accordance with Mitigation Measure 

3-10 to determine the presence or absence of nesting birds 

prior to construction. (Id.). Compliance with Mitigation 

Measure 3-10 would reduce the Project’s impact to less 

than significant. 
 

Raptor Foraging Habitat: The Project site lacks 

expansive grassland habitat and is for the most part 

dominated by dense Riversidean sage scrub and chaparral. 

(Id.).  These habitats do not provide particularly favorable 

conditions for foraging raptors due to the lack of prey 

visibility. It is estimated that suitable raptor foraging 

habitat is restricted to 12.5 acres of open grassland habitat. 

It can therefore be concluded that the site provides only 

marginally suitable foraging habitat for raptors and that 

these species would be more likely to rely on other areas 

for the majority of their foraging. Accordingly, the Project 

would not result in a significant impact to raptor foraging 

habitat. (EIR at 5.3-56). 

 

e. Conflict with Local Policy, Ordinance or Habitat Conservation 

Plan. 

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

conflict with local policies or ordinances protecting 

biological resources, such as a tree preservation policy or 

ordinance, or conflict with the provisions of an adopted 

habitat Conservation Plan, Natural Community 

Conservation Plan, or other approved local, regional, or 

state habitat conservation plan.  

 

Finding: Impacts related to Biological Resources are discussed in detail at Section 5.3 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that the potential for the Project to conflict with local policies or 

ordinances protecting biological resources, such as a tree preservation policy or 

ordinance, or to conflict with the provisions of an adopted habitat Conservation 

Plan, Natural Community Conservation Plan, or other approved local, regional, or 

state habitat conservation plan is potentially significant, but can be mitigated to a 

less-than-significant level through implementation of Mitigation Measures 3-13 to 

3-14. These Mitigation Measures are adopted and incorporated into the Mitigation 

Monitoring and Reporting Program for the Project, and will be implemented as 

specified therein, thereby reducing this potentially significant impact to a less than 

significant level: 
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3-13 Significant tree resources that are removed from the site during project development shall 

be replaced at a 1:1 ratio or at the exchange ratios specific below. Significant tree 

resources are defined as any native or nonnative ornamental tree—excluding species of 

the Eucalyptus genus—that is healthy, structurally sound, and over 20 feet in height. For 

California black walnut (Juglans californica var. californica), all specimens of the 

species shall be regarded as significant, regardless of size or height. Prior to the issuance 

of grading permits, a certified arborist shall conduct an inventory of all significant trees 

within the development footprint. This inventory shall be used to determine the number 

and types of significant trees that will be impacted and the subsequent replacement 

quantities. The number of replacement trees shall be, at a minimum, 220 trees. Should the 

aforementioned inventory determine that a greater number of significant trees will be 

impacted, then that quantity shall be used in determining replacement quantities. For 

purposes of replacement ratios, the following exchange ratios shall be used: 1) one 36-

inch box tree is equivalent to one replacement tree; 2) five 15-gallon trees are equivalent 

to one replacement tree; 3) 10 five-gallon trees are equivalent to one replacement tree; 

and 4) 15 one-gallon trees are equivalent to one replacement tree.  

During the development of the project, the project applicant shall incorporate the 

recommendations as set forth in the project arborist report (Integrated Urban Forestry 

1998). A certified arborist shall be retained at the developer’s expense to oversee the 

implementation of these requirements and to specify other requirements as deemed 

appropriate. The measures to be followed include, but are not limited to, specified 

protocols for the following: 1) the removal of nonnative trees from the site; 2) the 

removal and transplantation, when feasible, of structurally sound and healthy native 

trees to other areas of the project site; 3) the installation of tree protection barriers on all 

trees to be preserved that are within the reach of vehicles and equipment; 4) tree 

protection training of construction personnel by a certified arborist; 5) irrigation of trees 

where the natural water supply is interrupted or diminished or where protected trees may 

require additional water to endure construction-induced stresses; 6) subsequent 

replacement of any trees that are damaged or have not survived transplantation and 

relocation; and 7) implementation of the tree replacement plan, as outlined in the first 

paragraph of this measure. This measure shall be implemented to the satisfaction of the 

Community Development Director. 

 

3-14 Prior to the commencement of ground-disturbing activities, the developer shall retain the 

services of qualified specialists, approved by the City, to oversee the long-term 

effectiveness of the biological resources mitigation required in this EIR. When 

appropriate, the services of these specialists may be combined so long as the person(s) so 

employed possess the requisite training and skills necessary to effectively carry out their 

duties to professional standards. Those specialists shall conduct reviews of the project 

site for a minimum of five years, as measured from the day of beginning of initial ground 

disturbance. Reviews shall be conducted, as applicable, on a monthly basis for the first 

year following initiation, on a quarterly basis during the second and third years, and on 

an annual basis during the fourth and fifth years. The intensity of monitoring may be 

increased or the monitoring period extended if the City or relevant Responsible Agency 

(i.e., CDFG, USFWS, RWQCB, etc.) determines that conditions on the ground warrant 



Facts and Findings and Statement of Overriding Considerations  

 

 

101 
M681-000 -- 1000746.1 

such action. The qualified specialists to be retained and the nature of their duties are as 

follows: 

Biologist: A qualified biologist shall monitor the effectiveness of Mitigation Measures 

3-1, 3-2, 3-4, 3-6, 3-10, 3-11, 3-12, and 3-14. 

Noxious/Invasive Plant Control Specialist: A person who is qualified in the field of 

noxious plant management and control shall monitor the effectiveness of Mitigation 

Measures 3-7 and 3-8. 

Arborist: A certified arborist shall monitor the effectiveness of Mitigation Measure 3-13. 

Hydrologist/Stormwater Control Specialist: A qualified hydrologist and/or stormwater 

control specialist shall monitor the effectiveness of Mitigation Measures 3-3, 3-4, and 

3-6. 

Following each monitoring session, these specialists shall file brief reports with the 

Community Development Director concerning the effectiveness of the prescribed 

mitigation. The specialist shall identify and call out any corrective actions required to 

assure that the purposes of the mitigation are being effectively pursued. The developer 

shall comply with any corrective measures so prescribed. Monitoring may cease if the 

qualified specialist determines that the terms of the mitigation have been satisfactorily 

implemented and that further monitoring is no longer required. This measure shall be 

implemented to the satisfaction of the Community Development Director. 

 

Facts in Support of the Finding: The City of San Bernardino has adopted a tree ordinance 

that regulates the removal and replacement of native and 

nonnative trees that are impacted by development. City 

General Plan policies and goals would also apply to the 

site. (EIR at 5.3-56). Development of the Project would 

result in the removal of approximately 2,400 trees. The 

majority of native trees are located within and around 

Cable Creek or in the northern portion of the site, and are 

not within the development footprint. (See EIR Table 

5.3-3; Figure 5.1-1). These trees would not be impacted by 

the Project. Of the approximately 2,400 trees within the 

development footprint, only about 220 of these (less than 

1 percent) are native species, mostly walnut and sycamore. 

Impacts to California Walnut Woodland will be limited to 

2.1 acres as the Project is currently proposed, and there are 

sufficient acres of California Walnut Woodland in the area 

to adequately mitigate for the loss of the 2.1 acres of this 

sensitive habitat.  The majority of the trees requiring 

removal are part of a remnant eucalyptus plantation 

(approximately 2,170 trees). The remaining nonnative trees 

that would be removed consist of approximately 
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10 ornamental nonnative trees. (EIR at 5.3-56). Eucalyptus 

presents a specific problem for this site because they are 

nonnative and present a severe fire hazard. A great many of 

the trees are in poor condition and were classified as hazard 

trees in the arborist reports within the EIR. Eucalyptus trees 

are extremely flammable and in many areas are considered 

nuisance species. The Fire Protection Plan prepared for the 

Project mandates that all eucalyptus on the site be removed. 

These trees were originally planted as part of a cultivated 

eucalyptus plantation, primarily for the purpose of fuel 

wood production. Since tree plantations are specifically 

exempted from the mitigation requirements of the City of 

San Bernardino Tree Ordinance, replacement of these trees 

is not required. (EIR at 5.3-57). While eucalyptus can 

provide suitable nesting locations for raptors and other 

birds, their marginal biological value must be weighed 

against the hazards they present to public safety and their 

ability to carry wildfire to developed areas and surrounding 

wildlands. Based on these considerations, the removal of 

the eucalyptus on the Project site can be considered an 

overall benefit to the area, and therefore a less than 

significant impact.  

 

Conversely, native trees provide specific natural resource 

value in that they provide nesting habitat for raptors and 

cover and foraging habitat for other avian species, and they 

are important components of the natural ecosystem. (Id.) 

The trees are also aesthetically pleasing and therefore 

constitute an important resource in this regard. The City’s 

Tree Ordinance requires that “significant” trees be 

mitigated. In determining what constitutes a significant 

tree, the initial arborist report prepared for the site 

determined that healthy, structurally sound, native and 

ornamental trees over 20 feet in height be considered 

significant. Approximately 220 trees on the site met these 

criteria during the 1998 tree inventory. The removal of 

these trees during Project development would be 

considered a potentially significant impact, and thus subject 

to the mitigation requirements of the City’s Tree 

Ordinance. (Id.) Since the initial inventory of trees on the 

site is over 12 years old and the exact count of significant 

trees may have changed, Mitigation Measure 3-13 is 

incorporated to require an updated inventory of tree 

resources within the Project footprint. Mitigation Measure 

3-13 requires that specific management recommendations 

contained in the arborist reports be implemented. These 
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recommendations include protocols for removal and 

relocation of native trees, tree protection during 

construction, and the preservation of specific trees on the 

Project site. Performance measures are provided to mandate 

replacement ratios and the types and sizes of specimens 

required to meet the terms of the mitigation. Specifically, 

all trees will be replaced at a 1:1 ratio, with a minimum of 

220 trees replaced. All tree replacement will be done in 

compliance with recommendations set forth in the two 

arborist reports prepared for the Project, and as directed by 

the City’s Heritage Tree Ordinance. Measures are also 

included to mandate improvements to tree resources in 

specific areas of the site. (Id.) Implementation of 

Mitigation Measure 3-13 would comply with the City of 

San Bernardino Tree Ordinance and would reduce the 

Project’s impacts in this regard to less than significant 

levels. 
 
City of San Bernardino General Plan: The City’s 

General Plan provides a number of goals and policies 

directed toward the conservation of biological resources. 

The goals and policies generally center around three 

principal areas: 1) General conservation goals and special 

requirements for development within Biological Resource 

Management Areas (“BRMAs”) (Goal 12.1); 2) Protection 

of riparian areas (Goal 12.2); and 3) The conservation of 

open space and other priority areas (Goal 12.3).  
 

General Plan Goal 12.1 contains policies that require 

developments to be designed in a manner that is sensitive to 

unique biological resources, and it also prescribes specific 

conditions for developments proposed within BRMAs. 

According to Figure NRC-2 of the General Plan, the project 

site is located within a BRMA. To be consistent with the 

General Plan, projects in BRMAs must submit biological 

resource assessments and other information that identifies 

the proposed project’s impacts on sensitive biological 

resources. (EIR at 5.3-57). The Spring Trails Project site 

has been the subject of numerous technical studies over the 

last decade. As such, the Project is consistent with this 

requirement. Projects within BRMAs are required to 

identify mitigation measures to eliminate significant 

adverse impacts to sensitive biological resources. (Id.). As 

discussed above, a number of mitigation measures have 

been identified for the Project, and upon implementation of 

these measures no significant impacts remain. Therefore, 
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the Project is consistent in this regard as well. Projects 

within BRMAs are required to define a plan to monitor the 

effectiveness of prescribed mitigation. The establishment of 

such a monitoring program is prescribed as Mitigation 

Measure 3-14 for this Project, which includes requirements 

for annual surveys for a minimum of five years after project 

development, actions to be taken if certain performance 

measures are not met, and methods for overseeing the 

monitoring program. (EIR at 5.3-58). With implementation 

of Mitigation Measure 3-14, the Project is consistent with 

this policy of the General Plan. Finally, the policies within 

Goal 12.1 require that projects consider and discuss the 

restoration of significant habitats. While the General Plan is 

not particularly clear on this issue, it appears that the intent 

of the policy is to provide for the restoration of habitats that 

have been degraded or otherwise historically altered 

through human activity. This policy does not particularly 

apply to this Project, since the bulk of the habitat on the site 

is intact and is not degraded. (Id.). Regardless of the 

policy’s intent, the Project as designed and mitigated would 

improve specific areas of habitat within the Project area. 

Most notably, the mitigation prescribed for wildlife 

corridor conservation also includes requirements to 

improve habitats in those areas. Improvements include the 

planting and maintenance of additional native vegetation to 

enhance wildlife foraging and movement areas. In addition, 

the most significant habitat on the Project site, the riparian 

areas of Cable Creek, would be preserved and would not be 

impacted by the Project’s development. Finally, the Project 

applicant would be required to purchase offsite mitigation 

lands or pay in-lieu fees for the permanent preservation of 

sensitive wildlife habitat within the region. (Id.). Based on 

these considerations, it is thus reasonable to conclude that 

the Project meets and exceeds the overall goals of the 

policy. 
 

General Plan Goal 12.2 contains policies that pertain to the 

conservation of riparian resources. The goal also contains 

directives on what activities are specifically allowed to 

occur within riparian areas. (Id.). The General Plan 

specifies that development and grading within 50 feet of 

riparian corridors is prohibited unless no feasible 

alternative exists. In the case of the Spring Trails Project, 

the riparian corridor of Cable Creek lies outside of the 

Project footprint. (Id.). In regard to the hiking and 

equestrian trail that is planned for this area, Mitigation 
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Measure 3-4 (discussed above) imposes specific restrictions 

on the trail’s proximity to the creek as well as other design 

requirements to protect riparian resources. Two other 

riparian corridors on the site would be spanned by 

roadways. However, Mitigation Measure 3-11 for these 

bridges and/or culverts will minimize impacts to riparian 

areas, and requires the enhancement of the large area of 

riparian vegetation that crosses the northern third of the 

site. These enhancements would allow for the onsite 

conservation of this area and provide opportunities for 

wildlife movement within this corridor. (Id.). Based on 

each of these mitigation requirements, together with other 

Project design features, the Project would be in compliance 

with all General Plan policies relating to the conservation 

of riparian areas. 
 
General Plan Goal 12.3 provides directives as to types of 

habitats that are considered a high priority for long-term 

preservation. The goal specifically calls out the City’s 

desire to preserve the riparian corridor of Cable Creek. 

Since the Project would permanently conserve the Cable 

Creek corridor, the Project is consistent with the General 

Plan in this regard. (Id.). The plan also specifies other high 

priority habitat types, including endangered species habitat, 

alluvial scrub vegetation, riparian vegetation, and native 

walnut woodlands. The Spring Trails Project would provide 

for the conservation of each of these resource types, either 

through onsite conservation and/or enhancement, or 

through the purchase and dedication of offsite mitigation 

lands. (EIR at 5.3-59). Therefore, it can be determined that 

the Project is consistent with the General Plan in this 

regard. In sum, incorporation of Mitigation Measures 3-13 

to 3-14 will reduce impacts in this area to less than 

significant levels.  

 

2. Cultural Resources. 

a. Archeological Resources.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

cause a substantial adverse change in the significance of an 

archeological resource pursuant to Section 15064.5.   

Finding: Impacts related to Cultural Resources are discussed in detail at Section 5.4 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant but can be mitigated to a less 
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than significant level through the implementation of Mitigation Measures 4-1 to 

4-3. These mitigation measures are adopted and incorporated into the Mitigation 

Monitoring and Reporting Program for the Project, and will be implemented as 

specified therein, thereby reducing this potentially significant impact to a less than 

significant level: 

4-1 Preconstruction archaeological testing by a qualified archaeologist is required to 

evaluate the significance of historic Cable Canyon Ranch. A qualified archaeologist must 

be present for grubbing, devegetation, and demolition of the spring, remnant stone 

structure, and fence to protect resources that may be revealed by these activities. 

Subsequent to vegetation removal but before construction, the archaeologist will perform 

controlled mechanical excavation inside and outside the house area to locate features 

present below the ground surface. Once located, the archaeologist should develop a 

formal treatment plan (plan of work including research questions to be answered and 

containing an agreement with an accredited repository). Excavation of subsurface 

features can include additional mechanical excavation or hand excavation as warranted 

by the features. Discovery of features and recovery of archaeological materials will 

require extensive sampling, documentation, laboratory work, identification, analysis, and 

interpretation. The final report should include formal evaluation and significance 

assessment of each feature and the project catalog and be filed with the City, the San 

Bernardino Archaeological Information Center, and the repository (San Bernardino 

County Museum recommended). The site records should also be updated. 

4-2 If testing determines that the Cable Canyon Ranch complex meets significance criteria, 

then preconstruction archaeological data recovery excavations by a qualified 

archaeologist is required to mitigate the adverse impacts of construction on historic 

Cable Canyon Ranch. The archaeologist should develop a formal data recovery plan 

(plan of work including research questions to be answered and containing an agreement 

with an accredited repository). Excavation of subsurface features can include additional 

mechanical excavation or hand excavation as warranted by the features. Discovery of 

features and recovery of archaeological materials will require extensive sampling, 

documentation, laboratory work, identification, analysis, and interpretation. The final 

report should include the project catalog and be filed with the City, the San Bernardino 

Archaeological Information Center, and the repository (San Bernardino County Museum 

recommended). The site records should also be updated. 

4-3 Construction grading in and around the Cable Canyon Ranch complex must be 

monitored by a qualified archaeologist to ensure that any subsurface features or refuse 

deposits that were not located during previous phases of archaeological work are found 

and evaluated. The City should refuse to issue a final occupancy permit until all 

mitigation is demonstrated to have been performed, including curation of the project 

documents and artifacts. 

 

Facts in Support of the Finding:  Eight (8) historical archeological resources were recorded 

within the Project area. (EIR at 5.4-12). A spring reported 

to have associated water features was noted in earlier 
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surveys, but obscured by vegetation in recent surveys. Most 

of the resources do not meet significance criteria under 

CEQA. (EIR Table 5.4-1). However, some sites have 

potential to have subsurface components that would yield 

information new to history. These sites require further 

investigation. Should those investigations yield CRHR-

eligible archaeological materials, then destruction of those 

resources as a result of Project construction would be a 

significant impact. The potentially significant resources are 

expected subsurface privies and trash features associated 

with Cable Canyon Ranch, in addition to both surface and 

possibly subsurface water features associated with the 

Cable Canyon Ranch spring. (EIR at 5.4-12). Mitigation 

through archaeological data recovery as prescribed by 

Mitigation Measures 4-1 to 4-3 would reduce impacts in 

this area to less than significant.  

 

b. Paleontological Resources of Unique Geological Feature.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

directly or indirectly destroy a unique paleontological 

resource or site or unique geological feature.     

Finding: Impacts related to Cultural Resources are discussed in detail at Section 5.4 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant but can be mitigated to a less 

than significant level through the implementation of Mitigation Measure 4-4. This 

mitigation measure is adopted and incorporated into the Mitigation Monitoring 

and Reporting Program for the Project, and will be implemented as specified 

therein, thereby reducing this potentially significant impact to a less than 

significant level: 

 

4-4 Cultural resources sensitivity training is required for all earth-moving personnel. This 

training will review the types of archaeological and paleontological resources that might 

be found, along with laws for the protection of resources. In the event of an unanticipated 

discovery, all work must halt within a 30-foot radius of the find. Work may not continue 

until the find has been evaluated by a qualified archaeologist or paleontologist, 

depending on the nature of the discovery. All discoveries require scientific samples and 

documentation, including a final report. 

Facts in Support of the Finding:  According to the Cogstone Study (EIR Appendix E), there 

are several sedimentary formations that are old enough to 

contain the remains of extinct Pleistocene animals; 

however, these sediments are so coarse that they are not 

conducive to the preservation of significant fossil 

resources. (EIR at 5.4-13). Additionally, the survey found 
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no signs of any paleontological resources within the Project 

area. However, an unanticipated discovery of 

paleontological resources during grading and excavation of 

the site could occur and result in paleontological resource 

impacts if not mitigated. Therefore, Mitigation Measure 4-4 

will be incorporated to require cultural resources training 

for all earth-moving personnel, and will reduce impacts in 

this area to a less than significant level.   

 

c. Disturbance of Human Remains.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

disturb human remains, including those interred outside of 

formal cemeteries.     

Finding: Impacts related to Cultural Resources are discussed in detail at Section 5.4 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant but can be mitigated to a less 

than significant level through the implementation of Mitigation Measures 4-5 and 

4-6. These mitigation measures are adopted and incorporated into the Mitigation 

Monitoring and Reporting Program for the Project, and will be implemented as 

specified therein, thereby reducing this potentially significant impact to a less than 

significant level: 

 

4-5  The applicant shall implement one of the mitigation measures outlined below to address  

anomalies found at the presumed location of the Meyers Family Cemetery. The applicant 

shall consult with the Meyers family descendants in the selection of the appropriate 

mitigation options for the Meyers Family Cemetery in conjunction with the proposed 

development. It shall be a high priority to implement an option that most closely meets 

the desires of the family to the extent feasible under the final approved development and 

grading plans. In the event the final development and grading permits do not require 

grading or other disturbance of the anomaly sites, one of the following mitigation 

measures shall be implemented: 

 

1.  The burial site anomalies/remains shall remain undisturbed. This can be 

accomplished either by complete avoidance of the project area or alternatively by 

“capping” the site. Capping the site would involve scraping existing vegetation 

and providing up to two feet of compacted fill material over the site. No activity 

under this option shall excavate lower than one foot below grade to remove 

existing vegetation or soil. Replacement vegetation may be placed for future open 

space such as a park. Plans to cap the site shall be prepared and 

reviewed/approved by a certified archaeologist prior to the disturbance of the 

cemetery site surface. In addition, a covenant in the deed shall restrict any future 

excavation within 25 feet of the anomalies. 
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2.  The applicant shall coordinate with the Meyers family to facilitate excavation of 

the anomalies to determine if they represent coffins and, if so, to coordinate 

reburial at a private or public cemetery to be determined by the family. Under 

this option, preconstruction archaeological testing by a qualified archaeologist is 

required. The archaeological testing must consist of mechanical excavation of 

overburden and hand excavation near the anomalies to determine if they 

represent coffins. The excavation shall occur under the supervision of a certified 

archaeologist and a Meyers family representative. If the anomalies are 

demonstrated not to contain coffins, no further work will be required. If coffins 

are present, the family shall determine the desired deposition. This may include 

transfer of the undisturbed coffins for reburial or option 3 below. The applicant 

shall be responsible for the transport of relocating the remains for the family. If 

desired by the family, the applicant shall also be responsible for funding a family 

memorial plaque near to the original burial site. In the event the site is not 

avoided as part of the final development and grading permits, and testing 

demonstrates that coffins are, in fact, present, the applicant shall implement 

option 2 or option 3 below: 

 

3.  A qualified archaeologist shall develop a formal treatment plan (plan of work 

including research questions to be answered). The excavation team shall include 

a qualified osteologist. Excavation may include mechanical excavation of 

overburden and hand excavation of human skeletal materials. The treatment plan 

should include an agreement with the Meyers family as to the disposition of any 

human skeletal remains. A final report shall include formal evaluation and the 

project catalog and be filed with the City and the San Bernardino Archaeological 

Information Center. The site record should also be updated. 

 

4-6  If human remains are discovered at any time, the applicant shall follow guidelines 

addressed in California Health and Safety Code Section 7050.5. This requires that work 

in the vicinity must halt and the county coroner must be notified immediately. If the 

remains are determined to be Native American, the coroner will contact the Native 

American Heritage Commission. All discoveries require verification and documentation, 

including a final report. 

 

Facts in Support of the Finding: The Native American Heritage Commission was contacted, 

and no sacred land was identified on the Project site. (EIR 

at 5.4-13).  However, the Meyer Family Cemetery site has 

been located using geophysical investigation, and two 

graves appear to be present. It is unknown whether the 

rectangular areas represent intact graves or removal 

excavations. Human skeletal remains are considered 

significant under CEQA for potential to yield information 

new to history, and the Project site requires further 

investigation. (Id.). Should those investigations yield 

CRHR-eligible archaeological materials, any destruction of 

those resources as a result of Project construction would be 
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a significant impact. Thus, mitigation through 

archaeological data recovery as prescribed by Mitigation 

Measures 4-5 and 4-6 will be incorporated in order to 

reduce impacts to less than significant.  

 

d. Cumulative Impacts.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

result in cumulative impacts to Cultural Resources.     

Finding: Impacts related to Cultural Resources are discussed in detail at Section 5.4 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant but can be mitigated to a less 

than significant level through the implementation of Mitigation Measures 4-1 to 

4-6, as discussed above. These mitigation measures are adopted and incorporated 

into the Mitigation Monitoring and Reporting Program for the Project, and will be 

implemented as specified therein, thereby reducing potentially significant 

cumulative impacts to a less than significant level: 

 

Facts in Support of the Finding: Future construction projects in the City of San Bernardino 

are required to undergo environmental review. (EIR at 

5.4-14). If there is a potential for significant impacts on 

cultural or paleontological resources, an investigation 

would be required to determine the nature and extent of the 

resources and identify appropriate mitigation measures. 

(Id.). Neither the Project nor cumulative development in 

accordance with the City’s General Plan is expected to 

result in significant impacts to cultural or paleontological 

resources, provided site-specific surveys and test and 

evaluation excavations are conducted to determine whether 

the resources are unique archaeological or historical 

resources and appropriate mitigation is implemented prior 

to grading. (Id.). Implementation of the appropriate 

mitigation measures would reduce cumulative impacts to a 

less than significant level. 

 

3. Geology and Soils. 

a. Exposure of People or Structures to Potential Adverse Effects.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

expose people or structures to potential adverse effects 

from rupture of a known earthquake fault, strong ground 

shaking, or seismic-related ground failure such as 

liquefaction and settlement.   
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Finding: Impacts related to Geology and Soils are discussed in detail at Section 5.5 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant, but can be mitigated to a less 

than significant level through the implementation of Mitigation Measures 5-1 to 

5-3. These mitigation measures are adopted and incorporated into the Mitigation 

Monitoring and Reporting Program for the Project, and will be implemented as 

specified therein, thereby reducing this potentially significant impact to a less than 

significant level: 

 

5-1  Prior to recordation of final maps, additional fault studies shall be conducted to the 

satisfaction of the geotechnical consultant of record on the project and the City Engineer. 

These studies shall include: 

 

1.  Trenching across Splay E to locate the splay and gauge its activity in order to 

determine the required width of setbacks from the splay. 

 

2.  A trench across Splay A in the western part of the site to confirm the location of 

the splay in that part of the site and to aid in determining the width of required 

setbacks from the splay. 

 

3.  A trench between Splays A and B in the central part of the site. If the geotechnical 

consultant recommends expanded or modified setbacks from faults based on the 

findings of such additional studies, then the project will be required to comply 

with such setbacks, and any lots that would not be developable according to the 

development standards of the Specific Plan will be eliminated prior to 

recordation of TTM 15576 or the associated phase of TTM 15576. 

 

5-2 Prior to recordation of final maps, a detailed design-level geotechnical investigation 

report shall be prepared and submitted with engineering grading plans to further 

evaluate liquefaction, seismic settlement, lateral spreading, subsidence, collapsible soils, 

corrosive soils, slope stability including earthquake-induced landslides, and other 

geotechnical constraints and provide site-specific recommendations to address such 

conditions, if determined necessary. The geotechnical reports shall be prepared and 

signed/stamped by a Registered Civil Engineer specializing in geotechnical engineering 

and a Certified Engineering Geologist. The project will be required to comply with any 

recommendations that are made in the report of such investigation.  

5-3 For each phase of the project, at the completion of grading and before project 

construction begins, final geotechnical testing for corrosive soils and expansive soils 

shall be conducted. A final geotechnical report for the relevant phase shall be prepared 

and signed/stamped by a Registered Civil Engineer specializing in geotechnical 

engineering and a Certified Engineering Geologist. Such report shall contain 

recommendations to address corrosive soils and expansive soils, as determined 

necessary. The project will be required to comply with any recommendations that are 

made in the report of such investigation. 
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Facts in Support of the Finding:  Five splays, or lineaments, of the San Andreas Fault have 

been identified onsite. Four of these splays are within 

Alquist-Priolo Fault Zones. (EIR 5.5-22). Fault trenching 

studies onsite found evidence that three lineaments, A, B, 

and C, are active splays of the fault. The onsite segments of 

Lineaments A, B, and C are within an Alquist-Priolo 

Earthquake Fault Zone that covers much of the southern 

half of the site. The fourth lineament, lineament E, is within 

a second Alquist-Priolo Earthquake Fault Zone near the 

northwest corner of the site and part of the fifth lineament, 

lineament D, partially runs through the eastern edge of the 

Project site, not in an Alquist-Priolo Fault Zone. (EIR 

Figure 5.5-3). Lineaments E and D are not thought to be 

active fault splays. Setbacks extending 50 feet from each 

side of the three active lineaments have been designated so 

that no structures would be built in the setbacks. Pursuant 

to Mitigation Measure 5-1, additional investigation will be 

conducted to confirm findings in the geotechnical studies 

prepared for the Project, and trenching on the western part 

of Lineament A where trenching studies were not done 

previously in 1995. In addition, setbacks recommended by 

the Project geotechnical consultant would be incorporated 

into the project design; compliance with such 

recommendations would be required conditions of approval 

by the City of San Bernardino.  

 

The San Andreas Fault passes through the Project site, and 

several other faults in the region could potentially generate 

strong ground shaking at the site. (EIR at 5.5-23). The 

intensity of ground shaking used for the purpose of 

structural design is derived from the California Building 

Code (“CBC”), which contains seismic safety requirements 

for structures that will be adhered to for this Project. 

Seismic safety provisions in the CBC are developed with 

the intent that most structures would remain standing 

during and after an earthquake so that occupants would be 

able to evacuate, although many structures would be 

expected to be substantially damaged in a strong 

earthquake and would require repairs before they would be 

habitable again. (Id.). 

 

The potential for liquefaction on most of the Project site is 

considered to be low due to older alluvial/colluvial soils 

underlying the bulk of the site, plus the depth of 

groundwater, which is thought to be more than 50 feet 

below ground surface under most of the site. (Id.) There are 
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two limited areas of the site that are or may be susceptible 

to liquefaction: the lower parts of the Cable Canyon and 

Meyers Canyon drainages in the southern part of the site; 

and an isolated part of the eastern part of the site along the 

northeast side of the San Andreas Fault, where groundwater 

was found at 20 feet bgs in two borings. (Id.) The site plan 

almost entirely avoids placing homes over recent alluvium 

in the Cable Canyon and Meyers Canyon drainages. The 

geotechnical feasibility study for the Project recommends 

removal of loose or soft earth materials and undocumented 

fill to a depth of two to five feet below existing grades or 

two feet below the bottom of proposed footing depths, 

whichever is greater. (EIR at 5.5-24). Deeper removals are 

anticipated in isolated areas of the site, including the areas 

susceptible to liquefaction. Additionally, the Project site is 

not within a liquefaction hazard zone identified in the City 

of San Bernardino’s General Plan. (Id.) 

 

The subsurface soils under most of the site are relatively 

dense and thus are not expected to be prone to substantial 

seismic settlement. (Id.) Near-surface soils may be 

settlement prone; however, near-surface soils under the 

sites of homes, roads, and other improvements would be 

removed and replaced with compacted fill. Seismic 

settlement may pose a hazard where loose soils have been 

found near the San Andreas Fault. (Id.) However, 

development in this area would be limited to nonstructural 

improvements, and settlement-prone soils may be 

overexcavated to limit seismic settlement. In sum, 

incorporation of Mitigation Measures 5-1 to 5-3 will reduce 

impacts from rupture of a known earthquake fault, strong 

ground shaking, or seismic-related ground failure such as 

liquefaction and settlement to less than significant levels. 

 

4. Hazards and Hazardous Materials. 

a. Risk of Fire.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

result in exposure of people or structures to a significant 

risk of loss, injury, or death involving wildland fires, 

including where wildlands are adjacent to the urbanized 

areas or where residences are intermixed with wildlands.   

 

Finding: Impacts related to Hazards and Hazardous Materials are discussed in detail at 

Section 5.6 of the Draft EIR. Based on the entire record, the Commission concurs 
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with the City finding that this impact is potentially significant, because the Project 

site is in a very high fire hazard zone and could expose structures and/or residents 

to fire danger. Two lots (Lots 30 and 233) would not have sufficient space for fuel 

modification. However, this impact can be mitigated to a less than significant 

level through the implementation of Mitigation Measures 6-1 to 6-7. These 

mitigation measures are adopted and incorporated into the Mitigation Monitoring 

and Reporting Program for the Project, and will be implemented as specified 

therein, thereby reducing this potentially significant impact to a less than 

significant level: 

 

6-1  The Fire Protection Plan shall be approved by the City of San Bernardino Fire 

Department (now County Fire) prior to commencement of grading. The Fire Marshal 

shall have the authority to modify, increase, or reduce the necessary size and location of 

any of the recommended Fire Management Zones and setbacks, based on a lot-by-lot 

inspection at time of grading. A minimum of 170 feet of fuel modification plus enhanced 

structural treatments listed in the Fire Protection Plan are needed to provide a safe 

buffer between the wildland and the structures. 

 

6-2  Prior to introduction of combustible materials on any lot, the developer or builder shall 

clear all flammable vegetation, including weeds to four inches in height or below (leave 

enough site. The builder shall maintain each site in this condition until the homeowner 

takes responsibility and installs irrigation and fire-resistive landscaping as approved by 

the Homeowners Association. All landscaping must be in compliance with the guidelines 

in the approved Fire Protection Plan. All manufactured slopes, internal common areas, 

and open spaces shall comply with the criteria set forth in the Fire Protection Plan and 

shall not have any vegetation of the type prohibited in this plan (undesirable plant list). 

 

6-3  The Homeowners Association shall assure that all fuel modification on private lots is in 

accordance with the requirements in the plan. 

 

6-4  An annual inspection of the property for compliance with the approved plan shall be 

done by the Homeowners Association with a written letter of compliance sent to the San 

Bernardino Fire Department. Every five years, an approved Wildland Fire Protection 

consultant funded by the HOA shall inspect the site and a report shall be submitted to the 

San Bernardino Fire Department.  

 

Onsite Roadway Vegetation 

 

6-5 Vegetation shall be modified and/or cleared, either by the Landscape Maintenance 

District or the Homeowners Association on each side of any onsite road in accordance 

with the approved Fire Protection Plan. 
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SCE Easement 

 

6-6  If the project is built with the Southern California Edison 115 kV transmission lines 

remaining aboveground, all flammable vegetation within the SCE overhead electric line 

easement shall be removed, on an ongoing basis, except for that needed for erosion 

control and soil stability. 

 

Lots 30 and 233 

 

6-7 Development of Lots 30 and 233 shall only occur when the following conditions are met. 

No development shall occur without the review and approval of the San Bernardino Fire 

Chief. 

 

 The onsite fuel modification shall consist of irrigated “Zone A” and “Zone B” 

that will remain within the Spring Trails property. An irrigated “Zone A” shall 

be a non-combustible setback zone within the pad area between the residential 

structure and the wildland urban interface area, traditionally the furthest 

portion of the pad. “Zone B” shall be a landscaped irrigated zone beyond 

“Zone A” and terminating at the project boundary, with non-combustible 

construction which will act as a “heat-sink” from an impending wild fire. 

“Zone C” shall extend offsite as fuel modification. “Zone C” will be a 

temporary off-site fuel modification until the adjoining property is, or will be, 

developed. If this is the scenario, an easement will be required for 

maintenance of the “Zone C.” If the adjoining property is developed prior to 

the development of the Spring Trails project, then the off-site fuel modification 

will not be required for Lots 30 and 233. The total fuel modification distance 

for lots 30 and 233 will be a minimum of 170 feet. 

  

 For Lot 30, Zone A shall have a minimum/maximum distance of 20 feet, Zone 

B shall have a minimum distance of 88 feet and a maximum distance of 113 

feet, and Zone C shall have a minimum distance of 37 feet and a maximum 

distance of 62 feet (a total of 15,469 square feet). 

 

 For lot 233, Zone A shall have a minimum/maximum distance of 20 feet, Zone 

B shall have a minimum distance of 68 feet and a maximum distance of 112 

feet in width, and Zone C shall have a minimum distance of 43 feet and a 

maximum distance of 80 feet (a total of approximately 20,706 square feet). 

 

Facts in Support of the Finding: The high fire risk associated with the natural features and 

conditions of the site causes the proposed development to 

be at a high fire risk and the impacts would be potentially 

significant. (EIR at 5.6-14). The entire Spring Trails 

Project site is in a very high fire hazard severity zone as 

identified in the California Fire Plan. (EIR at 5.6-10). The 

City’s General Plan also identifies areas of very high and 

high fire hazards in the areas immediately adjacent to the 
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Project site. Since the Project site has not yet been annexed 

to the City, the portions of the fire hazard zones that would 

lie across the Project site and the adjacent 26.4-acre area 

are not indicated in the General Plan. (Id.) Periodic wildfire 

is a normal part of the environment in those areas along the 

front of the San Bernardino and San Gabriel mountains and 

in the adjacent San Bernardino National Forest, which 

surround the northern, western, and eastern portions of the 

site.  (Id.) 
 

A fire risk analysis for the Project was performed (EIR 

Appendix G), which concluded that due to the steep 

terrain, highly flammable chaparral vegetation of the 

foothills of the San Bernardino Mountains, and exposure to 

high-velocity winds, the site has high susceptibility to fire. 

(EIR at 5.6-10). Construction of the Project would expose 

future residents and structures to potentially dangerous 

wildfire(s) from the wildland to the northeast, northwest, 

and/or the southwest. The northeast exposure is a mix of 

chaparral and a few larger trees with a topography that is 

primarily upslope from the structures, with only a small 

amount level or downslope. This area is at risk for fire 

mainly when a northeast (Santa Ana) wind passes. The 

topography and fuel would otherwise drive fires away from 

the Project area. (Id.) The southeast exposure also consists 

of mixed chaparral. However, it has no real northern 

aspects to the topography that would increase fuel loading, 

and also has no wind shelter. (EIR at 5.6-11). Additionally, 

this area does not tend to have the old-growth, closed-

canopy fuel type found in the other areas adjacent to the 

Project site. Areas within this exposure immediately to the 

east of the project site that may contain fuels are either in 

the drainage bottom or would be graded and replanted with 

appropriate vegetation. Fuels that would remain after 

Project development would be mostly in the downstream 

drainage of Meyers Canyon and outside of the fuel 

modification zones that would be created. (Id.) A northeast 

wind event would take fire away from the structures in this 

area. The only potential wind-driven fire in this area that 

would pose a significant risk would be from a heat-

generated onshore wind. While these winds may prevail in 

this area, they tend to be less intense and generally higher 

in moisture content. The southwest exposure runs across a 

combination of developed and open, undeveloped land. 

Fires originating offsite in this area would be fueled by 

mixed native/nonnative grass and shrublands. The fire 
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would approach the Project site from the southwest and 

could spread and intensify if it reached the tree canopies 

under future conditions if vegetation is not managed. (Id.) 

Compliance with current City standards for weed 

abatement and brush clearance should keep this area safe. 

The southwest exposure only presents fire issues during a 

southwest wind event, which, like the southeast exposure, 

tends to be less intense and generally higher in moisture 

content. The northwest exposure is the most significant risk 

to the Project. During a northeast wind, the Cable Creek 

drainage and Cable Canyon Creek will channel winds and 

fire down to the area below the Project site. (Id.) This 

drainage is deep and full of native and nonnative vegetation 

that has survived through all of the recorded fire history 

because it tends to receive natural irrigation year-round. 

However, the vegetation on the sides of the drainage is 

primarily northern mixed chaparral and Riversidian sage 

scrub, both of which provide substantial fuel beds. (Id.) In 

addition to the topography and vegetation of the area, two 

prevailing wind events common to the area also contribute 

to the fire risk. The Santa Ana winds and winds produced 

by the thermal heating in the Mojave Desert would both be 

channeled by canyons in the area, increasing and 

concentrating the effects of these winds. (Id.) 
 

Fire risk factors were modeled to predict possible wildland 

fire behavior that could occur at the Project site based on 

characteristic features, including topography, vegetation, 

and weather. (EIR at 5.6-11). The worst-case scenario is a 

fire with Santa Ana winds reaching 70 miles per hour and a 

combination of dead and live fuels that would cause the 

hottest, fastest-moving fire. (EIR Tables 5.6-1; 5.6-2). The 

maximum anticipated flame lengths would be 

approximately 100.3 feet. (Id.) This type of fire occurs in 

the fall in chaparral vegetation, with approximately 16 tons 

per acre, at 6 to 10 feet in depth, producing 8,000 British 

thermal units per pound (BTU/lb) of fuel. Additionally, 

under worst-case scenario conditions, fire would spread at a 

rate of 40 feet per second (27.2 miles per hour), and 

spotting distances would reach approximately 1.4 miles. 

(EIR at 5.6-12).  
 

Fuel Modification Plan: The Project site has a 

combination of high risk (number of ignitions), high hazard 

(intensity of fire), and high value (proposed development), 

requiring significant mitigation measures in order to reduce 
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fire risk. (Id.) A fuel modification zone would be required 

to reduce impacts of fire on the Project.  Fuel modification 

areas are designed to gradually reduce fire intensity and 

flame lengths from advancing fire by placing thinning 

zones, restricted vegetation zones, and irrigated zones 

adjacent to each other on the perimeter of all structures and 

adjacent open space areas. (Id.) Three fuel modification 

zones have been established within the fuel modification 

area: 
 
o Fuel Modification Zone A (flat): Noncombustible 

construction This applies to the 20 to 35 feet of the flat 

area setback zone near noncombustible construction 

only. Fuel Modification Zone A should be maintained 

by the homeowner or the HOA. At no time should the 

Fuel Modification Zone A be less than 20 feet.  

 

o Fuel Modification Zone B (wet zone): 100 percent 

removal of undesirable plant species. This applies to 

the first 50 to 200 feet from Fuel Modification Zone A. 

Fuel Modification Zone B shall be permanently 

irrigated; fully landscaped with approved drought-

tolerant, deep-rooted, moisture-retentive material such 

as container shrub material; or hydroseeded per a plant 

list approved by the SBFD. All undesirable plants must 

be removed. A complete list of undesirable plant 

species is supplied in the Spring Trails Fire Protection 

Plan. Hand-seeding of bare areas may need to be 

performed six months after the hydroseeding 

establishment period. Fuel Modification Zone B would 

be maintained by the homeowner, HOA, or landscape 

maintenance district (LMD) as appropriate.  

 

o Fuel Modification Zone C (dry zone): 50 percent 

thinning of native shrubs. The area 40 to 185 feet from 

a structure would be Fuel Modification Zone C. This 

zone would be a non-irrigated area and would require 

the removal of all flammable undesirable species as 

listed in the Spring Trails Fire Protection Plan. 

Specimen trees should be retained as directed by the 

owner’s representative but must be thinned a minimum 

of 50 percent. This zone also requires the removal of all 

low-hanging foliage within three times the height of the 

understory shrubs or 10 feet, whichever is greater, 

along with dead or broken branches. All accumulated 

plant debris on the ground would be removed. Fuel 
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Modification Zone C area should be maintained by the 

LMD.  

 

(See EIR Figures 5.6-1; Figure 5.6-2). 

 

Additionally, buildings not on the wildland interface/fuel 

modification zones would be set back from the adjacent 

property lines or any natural area adjacent to the homes by 

a 25- to 50-foot building setback. This zone would have no 

combustible construction allowed within it. (EIR at 

5.6-13).  
 

Systems Approach: The concept behind this and most 

other fuel modification plans is to create a fuel 

modification zone in which the fire is systematically 

deprived of available fuel to reduce the size of the flame 

and the amount of heat that would be generated. (Id.) The 

maximum flame length of 100 feet is achieved at the 

junction of the wildland and Fuel Modification Zone C. For 

this reason, Fuel Modification Zone C is a minimum of 100 

feet in width (measured on the flat plane not less than 100 

feet regardless of the slope). Fuel Modification Zone C 

would have 50 percent of the available fuel that was in the 

wildland. (Id.) It would also have little to no dead materials 

or fine fuels. This would reduce flame lengths to a 

manageable size. When the flame front arrives at the 

junction of Fuel Modification Zones B and C, it should be 

reduced by 50 percent. Fuel Modification Zone B is a 

minimum of 50 feet in width and it is irrigated. The 

combination of the distance and the heat sink effect of the 

moist vegetation should keep flames from reaching the Fuel 

Modification Zone A/B junction. In the event that they do, 

however, a minimum 20-foot setback zone (Fuel 

Modification Zone A) is established with no combustible 

construction being allowed in this fuel modification zone at 

any time. Additionally, advanced construction features 

would be used to prevent convection or radiant heat from 

igniting the structure. (Id.) In areas where fuels, 

topography, slope, and aspect align, additional depth has 

been added to the fuel modification zones. This occurs on 

the upper portions of the project, where vegetation is below 

the structures, and on the east side of the project, where 

canyon winds may be channeled and thus intensified. (Id.) 

The final area for an increased fuel modification zone is on 

the east side of the project, located on the only cul-de-sac 
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where total alignment can occur. (EIR at 5.6-14; Figures 

5.6-1; 5.6-2).  
 

Construction Phasing Management Plan: All vegetation 

management would be done on private lots prior to work 

beginning on those lots and prior to any combustible 

construction materials being brought onsite. (EIR at 

5.6-14). Vegetation management in all common areas, 

parks, construction sites, medians, planters, roadsides, etc., 

would be done as required in this plan at the start of the 

construction phase and continued throughout the Project. 

(Id.) Adequate fuel breaks acceptable to the San 

Bernardino Fire Department would be created around all 

grading, materials storage areas, laydown areas, site work, 

and other construction activities in areas adjacent to the 

vegetation. (Id.)  
 
Public Education: In addition to the built-in fuel 

modification zones and construction techniques, the active 

participation of the homeowners is necessary to adequately 

protect Spring Trails. (Id.) Accordingly, the Specific Plan 

requires the following:  

 

o The fire threat, fuel modification zone requirements, 

maintenance responsibilities, protection plans, approved 

plant palette, list of unacceptable plants, preventative 

measures, and evacuation routes shall be disclosed to 

potential homebuyers prior to the sale of any residence 

and readily available to homeowners upon request. (Id.) 

 

The HOA would sponsor annual clinics conducted by fire 

professionals to educate residents on the fire threat, fuel 

modification zone requirements, maintenance 

responsibilities, protection plans, landscaping requirements, 

preventative measures, and evacuation routes. (Id.) 

 

With the implementation of Mitigation Measures 6-1 to 

6-7, impacts from wildfire risk will be reduced to less than 

significant.  

 

b. High Winds.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

result in exposure of people or structures to a significant 

risk of loss, injury, or death involving high winds.   
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Finding: Impacts related to Hazards and Hazardous Materials are discussed in detail at 

Section 5.6 of the Draft EIR. Based on the entire record, the Commission concurs 

with the City finding that this impact is potentially significant, because the Project 

site is in a very high fire hazard zone and could expose structures and/or residents 

to fire danger. Two lots (Lots 30 and 233) would not have sufficient space for fuel 

modification. However, this impact can be mitigated to a less than significant 

level through the implementation of Mitigation Measures 6-8 and 6-9. These 

mitigation measures are adopted and incorporated into the Mitigation Monitoring 

and Reporting Program for the Project, and will be implemented as specified 

therein, thereby reducing this potentially significant impact to a less than 

significant level: 

 

6-8  The development of Spring Trails shall follow development guidelines outlined in the San 

Bernardino General Plan for high wind areas (Policies 10.10.1 through 10.10.8). The 

building plans must be approved by the building official.  

 

o Policy 10.10.1: Ensure that buildings are constructed and sited to withstand wind 

hazards.  

o Policy 10.10.2: Require that development in the High Wind Hazard Area, as 

designated in Figure S-8 [of the San Bernardino General Plan], be designed and 

constructed to withstand extreme wind velocities.  

o Policy 10.10.3: Periodically review the structural design requirements for wind in the 

Building Code to reflect wind conditions and property damage experienced as well as 

advances to current construction technology.  

o Policy 10.10.4: Require that structures be sited to prevent adverse funneling of wind 

onsite and on adjacent properties.  

o Policy 10.10.5: Require that multi-story residential, commercial, and industrial 

buildings be designed to prevent wind tunnel effects around their base and in 

passageways.  

o Policy 10.10.6: Construct public infrastructure (lighting poles, street lights, bridges, 

etc.) to withstand extreme wind velocities in High Wind Hazard areas.  

o Policy 10.10.7: Maintain police, fire, medical, and other pertinent programs to 

respond to wind-caused emergencies.  

o Policy 10.10.8: Initiate a review of the wind hazard potential as it applies to various 

parts of the City and, if merited, tailor the design standards accordingly. 

 

6-9  Implementation of Mitigation Measure 2-1 (Section 5-2, Air Quality) would reduce 

construction-related wind-blown dust impacts. 

 

Facts in Support of the Finding: The Project would construct residential homes in an area 

exposed to high winds. Although the City of San 

Bernardino General Plan has not officially designated the 

Project site in the High Wind Area because they are not 

within the City limits, its location falls in line with areas 

along the foothills that have been designated in this area. 

(EIR at 5.6-14). Areas exposed to high winds can 
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potentially experience health and safety issues related, but 

not limited, to air quality, soil erosion, motor-vehicle 

accidents due to decreased visibility, wind-driven property 

damage, and exacerbation of fire hazards. (Id.) Project-

related construction activities, particularly during site 

preparation such as grading, could potentially expose soils 

to wind erosion. This creates potential for windblown dust 

and soil to migrate offsite, adversely affecting adjacent 

properties during periods of high wind conditions. 

Furthermore, windblown dust, particularly during Santa 

Ana wind conditions, could reduce visibility along I-215, a 

heavily traveled highway approximately 0.7 mile southwest 

of the site, affecting travel and increasing the probability of 

motor-vehicle accidents. In addition to reduced visibility, 

high winds could also result in property damage and harm 

to surrounding residences from wind-driven debris picked 

up from loose onsite construction materials. (Id.) Winds 

would not only have the potential to impact the surrounding 

area during Project development, but also the proposed 

residences and land uses onsite. (EIR at 5.6-21).  Winds 

have been measured and have the potential to reach in 

excess of 90 to 100 miles per hour. Winds at these speeds 

could potentially cause damage to the homes and land uses 

proposed on the Project site. Damage could be caused to 

roofs, fences, windows, and landscaping. Moreover, high 

winds are a main contributing factor for the high fire risk 

hazard in the area. (Id.) Santa Ana wind conditions 

significantly increase the fire hazard in the area when 

combined with the fuels present due to the low moisture 

content and low relative humidity. (Id.) Implementation of 

Mitigation Measures 6-8 and 6-9 will reduce impacts 

related to high winds to less than significant levels.  

 

c. Hazardous Emissions.  

Potential Significant Impact: The EIR evaluated and concluded that if the Project is built 

within the Southern California Edison 115 kV transmission 

lines remaining aboveground, the lines would potentially 

expose construction workers and residents to hazards of 

electric shock and/or electric and magnetic fields.  

 

Finding: Impacts related to Hazards and Hazardous Materials are discussed in detail at 

Section 5.6 of the Draft EIR.  Based on the entire record, the Commission concurs 

with the City finding that this impact is potentially significant, but can be 

mitigated to a less than significant level through the implementation of Mitigation 

Measure 6-10. This mitigation measure is adopted and incorporated into the 
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Mitigation Monitoring and Reporting Program for the Project, and will be 

implemented as specified therein, thereby reducing this potentially significant 

impact to a less than significant level: 

 

6-10  If the project is built with the Southern California Edison 115 kV transmission lines 

remaining aboveground, the development plans shall be drawn to accommodate SCE 

safety measures including:  

 

o Operators of construction equipment with overhead lift capability, cranes, backhoes, 

and similar equipment shall abide by state safety clearances and undergo SCE-

approved safety training, as needed, before operating the equipment onsite.  

 

o Near residences, a safety strip meeting SCE standards shall be required beside the 

SCE right-of-way.  

 

o Easements shall be employed as needed to prevent damage to the towers, shield 

residents from harm, and guarantee SCE maintenance access. 

 

Facts in Support of the Finding: The Preferred Development Plan assumes that the SCE 

overhead electric lines that traverse the western portion of 

the site would be located above-ground. (FEIR Figure 

3-8). While consideration that the overhead electric lines 

may be undergrounded in considered in the Alternative 

Development Plan, undergrounding the size of SCE lines in 

question here is not currently feasible.  The Preferred plan 

accommodates the lines above ground as proposed for the 

site.  (FEIR Figure 3-8 and 3-8a). The Preferred 

Development Plan for Spring Trails is the same as the 

alternative plan in every respect, except for the treatment of 

the land beneath the aboveground electric lines and the 

number of residential lots. (Figure 3-8 and 3-8a). In the 

Preferred Development Plan, underneath the central portion 

of the electric line easement, the land use is designated as 

Open Space-Controlled. The northern portion of the electric 

line easement is designated as residential; however, 

development is not permitted within the electric line 

easement. (Id.). The SCE easement will be landscaped in 

accordance with the approved Fire Protection Plan for 

Spring Trails. If permitted by SCE, a park and/or 

equestrian/pedestrian trail may be located under the electric 

lines as a permitted use; however, they are not assumed in 

the design of the Preferred Development Plan. (Id.). The 

Preferred Development Plan and the Alternative 

Development Plan with underground electric lines presents 

potential hazards related to proximity to future residential 

uses:  
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o Although SCE makes provision for earthquakes in the 

design and construction of overhead transmission lines, 

extreme seismic shaking and earth rupture on the San 

Andreas fault may snap lines or topple towers, resulting 

in live power to the ground.  

 

o During construction, accidental contact with the towers 

or wires is possible.  

 

o Resident youths may be tempted to play on or climb the 

towers.  

 

o Residents may be exposed to electric and magnetic 

fields (EMF). (Id.). 

 

These lines would pose both construction and operational 

risks to workers or residents on the site. Contact with the 

wires by an elevated excavator arm, raised bucket, or other 

equipment designed for overhead work would have 

potentially fatal consequences. There is also the risk that 

residents may be tempted to climb on or vandalize the 

supporting towers. Though slight, the risk of electrical 

shock because of such activity does exist. Worker and 

residents would also be susceptible to electromagnetic 

fields (EMFs) because of the location of the lines on the 

project site. The SCE easement does not cross into the 

adjacent 26.4-acre area. (Id.). The Alternative Project 

proposes to relocate the 115 kV lines underground prior to 

site development; therefore, the risks associated with 

electrical shock and physical contact with the lines would 

be eliminated. If the 115kV lines cannot be relocated 

underground, then the Project would be built to 

accommodate the overhead electric lines, as described 

above. (FEIR at 3.3, Figure 3-8 and 3-8a). The concern 

with proximity to electric transmission lines is exposure of 

residents to electric and magnetic fields (EMFs). Since 

EMF emission is not reduced when transmission lines are 

undergrounded, this would be a concern in both 

development scenarios. (Id.).  Over the past 30 years 

researchers have studied the potential effects of EMF 

exposure both nationally and internationally in an effort to 

determine whether EMF exposure is carcinogenic. EMFs 

are everywhere in modern society, and there is no evidence 

that living near electric transmission lines is any more 

detrimental to human health than living in a modern house. 

(Id.). Notwithstanding, Mitigation Measure 6-10 will be 



Facts and Findings and Statement of Overriding Considerations  

 

 

125 
M681-000 -- 1000746.1 

incorporated to ensure that impacts related to the potential 

presence of overhead electric lines will be less than 

significant.  

 

5. Land Use and Planning. 

a. Conflict with Habitat Conservation Plan.  

Potential Significant Impact: The EIR evaluated and concluded that the Project could 

conflict with the adopted U.S. Fish and Wildlife Service 

San Bernardino Kangaroo Rat Critical Habitat.   

Finding: Impacts related to Land Use and Planning are discussed in detail at Section 5.8 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant but can be mitigated to a less 

than significant level through the implementation of Mitigation Measure 3-2. This 

mitigation measure is adopted and incorporated into the Mitigation Monitoring 

and Reporting Program for the Project, and will be implemented as specified 

therein, thereby reducing this potentially significant impact to a less than 

significant level: 

 

3-2 To mitigate for impacts to unoccupied critical habitat of the federally endangered San 

Bernardino kangaroo rat, the project applicant shall acquire offsite permanent mitigation 

lands of like habitat quality as determined by the US Fish and Wildlife Service (USFWS) 

during the Section 7 consultation process. Mitigation lands must be acquired prior to the 

issuance of grading permits, and shall incorporate appropriate long-term management 

provisions such as deed restrictions, endowments, and/or other management mechanisms 

to provide for the long-term conservation of the habitat. Potential properties include, but 

are not limited to, those managed by San Bernardino County Special Districts located in 

the Glen Helen, Rialto, and Rancho Cucamonga areas. Mitigation lands shall be 

acquired at a replacement ratio of 1:1 (one acre replaced for every one acre impacted). 

This measure does not preclude the imposition of additional mitigation requirements that 

may be initiated by the USFWS during the Section 7 consultation process. This measure 

shall be implemented to the satisfaction of the Community Development Director. 

Facts in Support of the Finding:  Approximately 3.9 acres of habitat for this federally 

endangered species would be modified, which conflicts 

with the policies of the USFWS-designated critical habitat. 

(EIR at 5.8-47). No San Bernardino kangaroo rats have 

been observed on the Project site, but development of the 

area must follow the policies of the habitat plan. Portions of 

the secondary access road alignment at the southern end of 

the site are located within USFWS-designated critical 

habitat for the San Bernardino kangaroo rat (see EIR 

Figure 5.3-4). Even though repeated surveys in the area 

have been negative for the presence of the San Bernardino 
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kangaroo rat, the presence of critical habitat requires 

consultation with the USFWS under Section 7 of Federal 

Endangered Species Act. The USFWS would impose 

mitigation to offset these impacts. (EIR at 5.8-47). In 

anticipation of those agency-imposed requirements, and as 

discussed previously, Mitigation Measure 3-2 has been 

incorporated into the Project to reduce the Project’s impacts 

in this regard to less than significant levels. 
 

6. Public Services. 

a. Fire Protection and Emergency Services.  

Potential Significant Impact:  The EIR evaluated and concluded that development of the 

Project could result in a substantial adverse physical impact 

associated with the provisions 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 fire protection services. 

 

Finding: Impacts to Public Services are discussed in detail at Section 5.12 of the Draft EIR. 

Based on the entire record, the Commission concurs with the City finding that this 

impact is potentially significant, as the Project will introduce 304 residences 

(reduced to 215 residences) and about 711 residents into a very high fire hazard 

severity zone in the San Bernardino County Fire services area, thereby increasing 

the requirement for fire protection facilities and personnel. However, this impact 

can be mitigated to a less than significant level through implementation of 

Mitigation Measure 12-1. This mitigation measure is adopted and incorporated 

into the Mitigation Monitoring and Reporting Program for the Project, and will be 

implemented as specified therein, thereby reducing this potentially significant 

impact to a less than significant level: 

 

12-1 Prior to issuance of building permits, the developer shall participate on a fair-share basis 

in funding the continued operation and maintenance of the Verdemont Fire Station. A 

one-time fair-share contribution equivalent to the Community Facilities District Number 

1033 “in-lieu fee” established by Resolution Number 2004-107 of the Mayor and 

Common Council would mitigate the long-term impact of the project on emergency 

services of the Fire Department. As an alternative, an irrevocable agreement to annex the 

project site to Community Facilities District Number 1033 would satisfy this obligation. 

Facts in Support of the Finding:  The Project would include 304 homes (reduced to 215 

units), four parks, and roadways for site and internal access 

to the roughly 350-acre Project site. The Project is expected 

to add about 711 residents to the site. (EIR at 5.12-3). 
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Therefore, Project development is expected to result in an 

increase in calls for San Bernardino Fire Department 

(“SBFD”) fire and emergency medical services. At Project 

completion, SBFD response time to emergency calls to the 

farthest part of the site from the Verdemont Fire Station is 

expected to be 12 to 13 minutes. This is seven to eight 

minutes more than the standard SBFD response time of five 

minutes. After a reduction in staff from four to three 

firefighters, staffing at the station was recently restored to 

four firefighters. The addition of the Spring Trails 

development to the area served by the Verdemont Fire 

Station may result in increased demand on emergency fire 

services. (Id.). To offset the additional demand caused by 

new development projects, the City requires a fair-share 

contribution from new developments to help fund ongoing 

operation and maintenance of the Verdemont Fire Station. 

(EIR at 5.12-4). The response force (three fire engines, one 

aerial ladder truck, and a chief officer with a minimum of 

fifteen personnel) needed to effectively combat a structure 

fire would need to be capable of being assembled at points 

within the Project site. The third engine and aerial ladder 

truck to complete an effective response would come from a 

station farther away: from Fire Station 227 at 282 West 

40th Street (6.75 miles from Project entrance) or from 

SBCoFD Station 2 in Devore (3.75 miles from project 

entrance). San Bernardino County Fire Department Station 

2 has daily staffing of three full-time firefighters 

supplemented by a company of paid call firefighters as 

needed, and is equipped with one type 1 (structure) engine, 

one type 3 (wildland) engine, and one type 5 patrol vehicle. 

(Id.). While the San Bernardino County station is 

physically closer, additional time and effort would be 

required to coordinate with the County, which could delay 

the response. Either would come with a minimum of three 

firefighters. The aerial ladder truck, with four firefighters, 

would come from Fire Station 224 located at 2641 E Street 

(7.85 miles from Project entrance. (EIR Figure 5.12-1). A 

fire battalion chief would also be dispatched. 

 

In the event of a major wildfire on or threatening the site, 

additional firefighting resources would be brought to the 

area. Other City fire stations would respond as needed. 

(EIR at 5.12-4). The SBFD has five type 3 (wildland) 

engines, which are deployed at Fire Stations 225, 226, 227, 

228, and 323. The three closest fire stations to this Project 

have wildland engines. In addition, there is a county/CAL 
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FIRE station nearby in Lytle Creek (Fire Station 20) and a 

new county fire station will be built as part of a new 

development in the southern Lytle Creek area, south of the 

Glen Helen Regional Park in Devore. (Id.). The new station 

is dependent on development in the area and may be 

delayed with changes in the housing market. Vegetation 

fires result in a multiagency response, which would include 

CAL FIRE and the USFS. A fire protection/fuel 

modification plan has been required for the Project. (EIR 

Appendix G). The fire plan is designed to reduce the risks 

related to the high fire potential of the site. Topography, 

vegetative, weather, and structural components were used 

to analyze the setting and provide measures for reducing 

risks. It also meets the fire safety standards of the Foothill 

Fire Zone Overlay District (FF District) Standards (Chapter 

15.10 of the San Bernardino Municipal Code), Building 

Safety Enhancement Area Building Standards (Chapter 

15.11 Municipal Code), City of San Bernardino 

Development Code (Chapter 19.15), and City Fire Code 

(Chapter 15.16). The fire protection plan divides the Project 

site into three zones, Fuel Modification Zone A (flat, 

noncombustible construction), Fuel Modification Zone B 

(wet zone, 100 percent removal of undesirable plant 

species), and Fuel Modification Zone C (dry zone, 50 

percent thinning of the native shrubs). (EIR Figures 5.6- 

1and 5.6-2). The fire protection plan also includes 

vegetation management guidelines, the allowed and 

undesirable plant palettes, planting maintenance and 

spacing guidelines, a construction management plan, 

infrastructure/structural construction features and 

requirements, and a compliance matrix to be used by the 

developer, residents, and the homeowners association of 

Spring Trails to reduce fire risks. The minimum fire flow 

required for this project is 1,500 gallons per minute (gpm) 

at 20 pounds per square inch (psi) pressure for a minimum 

duration of four hours. Fire hydrants are required at a 

spacing of no more than 300 feet. (EIR at 5.12-4). Water 

for fire flow would be provided by expanding and 

improving the offsite water system, and by onsite reservoirs 

and transmission lines. (EIR Figures 3-10 and 3-11). The 

Project would use infrastructure at pressure zones at 

elevations of 2,100 feet, 2,300 feet, 2,500 feet, 2,700 feet, 

and 3,000 feet. The Project site falls in the 2,300, 2,500, 

2,700, and 3,000 zones. Fire-flow storage required for each 

of the three onsite pressure zones is 360,000 gallons. (EIR 

at 5.12-7). Project water system improvements would be 
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sized to provide required fire flow in addition to meeting 

project water demands. Pumping stations would be 

designed with 100 percent redundancy in the event that one 

or more of the pumping units fails, and equipped with 

onsite generators that can operate in a blackout or 

emergency condition. (Id.). Implementation of Mitigation 

Measure 12-1 will reduce impacts to fire protection and 

emergency services to a less than significant level.  

 

7. Traffic and Circulation. 

a. Substantial Increase in Traffic.  

Potential Significant Impact:  The EIR evaluated and concluded that development of the 

Project could 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, the volume to 

capacity ratio on roads, or congestion at intersections). 

 

Finding: Impacts to Traffic and Circulation are discussed in detail at Section 5.8 of the 

Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant, because the Project would 

generate 3,149 average daily trips, 247 morning peak hour, and 333 evening peak 

hour trips to the Project area, thereby contributing to existing and future 

unacceptable levels of service at the Palm Avenue/I-215 ramps intersections and 

at the Palm Avenue/Kendall Drive intersection. However, these impacts can be 

mitigated to a less than significant level through implementation of Mitigation 

Measures 14-1 to 14-4. These mitigation measures are adopted and incorporated 

into the Mitigation Monitoring and Reporting Program for the Project, and will be 

implemented as specified therein, thereby reducing this potentially significant 

impact to a less than significant level:  

14-1 If at the time combustible materials are placed on the project site the Palm 

Avenue/Kendall Drive intersection has not been improved, the project shall be 

responsible for funding and constructing the dual westbound left turn lane intersection 

improvements at Palm Avenue/ Kendall Drive. All improvements to this intersection must 

be completed to the satisfaction of the Director of Public Works/Civil Engineering prior 

to issuance of occupancy permits.  

14-2 The easterly (primary) project access road between Little League Drive and the project 

site shall be constructed and paved to meet the City of San Bernardino Fire Department’s 

minimum standards prior to placement of combustible materials on the project site. The 

access road shall be designed and constructed to meet the City of San Bernardino Public 

Works/Engineering Division’s design standards prior to issuance of occupancy permits. 
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Concurrently, the segment of Little League Drive north of Meyers Road shall be improved 

to Public Works Department design standards. 

14-3 The westerly (secondary) project access road shall be constructed and paved to meet the 

City of San Bernardino Fire Department’s minimum standards prior to placement of 

combustible materials on the project site. The access road shall be designed and 

constructed to meet the City of San Bernardino Public Works/Engineering Division’s 

design standards prior to the issuance of occupancy permits. 

14-4 Prior to the issuance of grading permits, the project applicant shall prepare a 

construction traffic plan that shall be approved by the City of San Bernardino Public 

Works/Engineering Division. The construction traffic plan shall:  

 Prohibit project construction traffic from using the Kendall Drive/Palm 

Avenue intersection during the morning peak hour (7:00 AM and 9:00 AM) 

and the evening peak hour (4:00 PM and 6:00 PM) 

 Establish truck haul routes on the appropriate transportation facilities. 

 Provide Traffic Control Plans (for detours and temporary road closures) that 

meet the minimum Caltrans, City, and County criteria. 

 Minimize offsite road closures during the peak hours. 

 Keep all construction-related traffic onsite at all times. 

Facts in Support of the Finding:  The City of San Bernardino has an acceptable intersection 

Level of Service (“LOS”) standard of D or better. All area 

intersections are currently operating at an acceptable LOS. 

(EIR Table 5.14-2).  

 

Operational Phase: Spring Trails would include the 

development of 304 single-family detached houses 

(reduced to 215 units), with the final phase of construction 

to be completed by year 2013. (EIR at 5.14-42). The 

analysis in this report quantifies the impacts of 329 single-

family units, and therefore slightly overstates the actual 

impact anticipated for the 304-unit (now 215-unit) single-

family residential development. The traffic generated by 

Spring Trails would increase the number of trips on local 

roadways and freeways, thereby worsening the LOS on 

these systems. (Id.). The following intersections would 

operate at unacceptable levels of service during AM and 

PM peak hours:  
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o I-215 northbound ramps and Palm Avenue;  

o I-215 southbound ramps and Palm Avenue;  

o Palm Avenue and Kendall Drive 

 

Without roadway improvements, these Project area 

intersections would have unacceptable levels of service (E 

or worse). (EIR at 5.14-43). However, interchange 

improvements to the Palm Avenue and I-215 ramps 

intersection are included in the SANBAG Nexus Study 

funded by the City of San Bernardino Regional Circulation 

System Fee. (Id.). These improvements would improve the 

LOS to B during morning peak hour traffic on the 

northbound ramp, to D during evening peak hour traffic on 

the northbound ramp, and to C during both morning and 

evening peak hour traffic on southbound ramps. 

Development impact fees paid by the Project applicant 

would contribute to the Regional Circulation System Fee. 

Improvements to the Palm Avenue/Kendall Drive 

intersection are not included in a City plan or program. 

(Id.). If the necessary improvements to this intersection are 

not in place at the time the Spring Trails Project is 

completed, a significant impact would result. 
 
Construction Phase: Construction traffic would contribute 

to deficiencies at the Palm Avenue/I-215 northbound and 

southbound ramps intersections during morning and 

evening peak hours (7:00 to 9:00 AM and 4:00 to 6:00 PM 

respectively), resulting in a significant impact. (Id.). 

However, implementation of Mitigation Measures 14-1 to 

14-4 will reduce impacts to less than significant during 

both the operational and construction phases of the Project. 

 

8. Utilities and Service Systems. 

a. Construction of New Water or Wastewater Treatment Facilities.  

Potential Significant Impact:  The EIR evaluated and concluded that development of the 

Project would 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; and would not have 

sufficient water supplies available to serve the project from 

existing entitlements and resources, and new and/or 

expanded entitlements would be needed. 
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Finding: Impacts to Utilities and Service Systems are discussed in detail at Section 5.15 of 

the Draft EIR. Based on the entire record, the Commission concurs with the City 

finding that this impact is potentially significant, because the Project would use 

529 acre-feet of water per year (“AFY”), 79 AFY more than the 2005 Urban 

Water Management Plan (“UWMP”) projections, thus increasing water demand 

on the San Bernardino Basin, and requiring the construction of additional water 

distribution infrastructure, including reservoirs, pump stations, and water 

mainlines that are not part of a Capital Improvements Plan. Note that water 

demand and wastewater generation will be less than discussed in this finding 

based on reducing the size of the project from 307 units to 215 units.  However, 

these impacts can be mitigated to a less than significant level through 

implementation of Mitigation Measure 15-1. This mitigation measure is adopted 

and incorporated into the Mitigation Monitoring and Reporting Program for the 

Project, and will be implemented as specified therein, thereby reducing this 

potentially significant impact to a less than significant level: 

 

15-1 Completion of the Phase II Verdemont water delivery infrastructure improvements shall 

be verified by the SBMWD prior to issuance of occupancy permits for Spring Trails. The 

offsite improvements as shown in Table 5.15-13, include the east reservoir, east pump 

station, and east 20-inch transmission main. The project applicant shall contribute fair-

share funding for the improvements through development impact fees or through an 

alternate financial arrangement with the SBMWD. A funding and phasing program for 

the improvements shall be in-place (e.g., Capital Improvements Program) or negotiated 

with the project applicant prior to issuance of building permits. 

Facts in Support of the Finding: Although the Project site would be designated as 

Residential Low in the General Plan, water demand for the 

Project site is based on average density over the entire 

Project site area (350 acres). Considering the overall Spring 

Trails development of 304 residential dwelling units on 350 

acres of land (note this has been reduced to 215 units at this 

time), the average parcel size for the entire development is 

estimated at 0.87 units per acre. (EIR at 5.15-12). 

Proposed development plans indicate that individual 

parcels would range in size from 10,000 to over 600,000 

square feet, averaging 27,337 square feet or 0.62 acres. 

Hence, this development would fall under the Residential 

Estate category with an average water demand of 0.93 gpm 

per acre. (Id.). Based on a total development of 353 acres, 

rather than 85 percent buildout under the existing General 

Plan, the average annual water demand is estimated at 328 

gpm, or 529 afy. (EIR Table 5.15-10). The assumptions 

made by the City’s General Plan for residential land uses of 

the Project site were used in determining water demand in 

the 2005 UWMP. (EIR Table 5.15-8). The UWMP 

assumes a demand of 450 afy for the Project site. The 
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projected water demands of the Spring Trails Project are 

higher by 79 afy (17.5 percent). (EIR Table 5.15-11). The 

two projected water demands assume that buildout of the 

site under either the Spring Trails or General Plan 

projection would occur at the same time. (EIR at 5.15-13). 

Maximum daily demand flows can be used to determine the 

amount of onsite water storage needed for the Project. 

During days of high demand and peak hours, the water 

demand for the site would increase. Between average days 

and high demand days, the gpm rate would increase by a 

factor of 1.73, resulting in a total rate of 568 gpm on high 

demand days. Between high demand days and peak hours, 

the gpm rate would increase by a factor of 2, resulting in a 

peak hour demand rate of 1,136 gpm. (Id.).  

 

Spring Trails would require the construction of new water 

supply infrastructure. SBMWD has begun planning for 

infrastructure expansion in the Verdemont area that would 

accommodate Spring Trails. This expansion, the 

Verdemont infrastructure improvements, would occur in 

two phases and is needed to serve the 2,300- foot pressure 

zone. These improvements were analyzed for 

environmental impacts in 2007. A mitigated negative 

declaration was approved by the SBMWD Board of Water 

Commissioners in April of 2007. Funding for these 

improvements was approved by the City, is included in 

SBMWD’s Capital Improvements Program, and is 

incorporated into the 2009–2010 City budget. (EIR at 

5.15-14).   

 

The second phase for the Verdemont infrastructure 

improvements would connect the 2,100-foot pressure zone 

to the 2,300-foot pressure zone and is necessary to bring 

water supply to the Spring Trails site. These improvements 

would be required for supplying water and maintaining 

appropriate water storage for the Spring Trails project. 

Currently, there is no funding planned for these 

improvements. (EIR at 5.15-15). In addition to the 

proposed Verdemont infrastructure improvements, the 

Spring Trails plan includes onsite infrastructure 

improvements to be completed by the developer. (EIR 

Figure 3-10). The onsite improvements would need to be 

constructed and funded by the developer prior to the 

development of the site. (EIR at 5.15-15). The pipelines 

within the development are considered distribution lines for 

all practical purposes. The pipelines that connect pump 
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stations to the reservoirs would be a minimum of 20 inches 

in diameter. (Id.). All looping lines would be 12 inches in 

diameter and other distribution pipelines would be 8 inches 

in diameter. The Phase I and Phase II improvements would 

need to be included in the SBMWD Capital Improvements 

Plan (CIP) and incorporated into the City’s budget. Phase I 

improvements were included in the 2009–2010 City 

Budget, but the Phase II improvements were not. (Id.). 

Funding for the offsite improvements in the CIP would 

come from developer impact fees, which would be paid in 

part (fair share) by the developer. The existing and planned 

infrastructure would have enough capacity to support the 

Project. (Id.). 

 

Fire flow for Spring Trails would need to meet a 

requirement of 1,500 gpm with a four-hour duration, as 

indicated by the San Bernardino Fire Department. SBMWD 

would be able to meet this demand once the proposed 

infrastructure in the 2,300-foot zone is completed. The 

same pipelines that would supply the site with domestic 

water would also be used for fire suppression through 

connections with fire hydrants. (EIR at 5.15-16).  

 

2009 was the third consecutive drought year for California, 

and the impacts were seen through changes to water 

allocations of SWP water. (Id.).  In April 2011, CDWR 

increased water allocations to 80 percent of the requested 

amounts. SBVMWD, the SWP contractor for the San 

Bernardino Valley, is included on this list of contractors 

and should receive 82,080 acre-feet in 2011, 80 percent of 

its entitlement. Projected SWP reliability throughout future 

years is uncertain. (Id.). Ultimate contract amounts total 4.2 

million afy, but yearly deliveries are only a fraction of this 

amount. SBMWD and other water agencies reliant on some 

portion of SWP water should reduce their dependence on 

this source of water and focus on alternative technologies, 

conservation efforts, and storage activities to guarantee 

water supply in the future. The BHG Basin is the most 

important source of water for the SBMWD. Approximately 

1.5 million acre-feet of groundwater in the basin is 

extractable. (Id.). In 2008, the cumulative change in 

groundwater storage since 1934 was a negative 354,595 

acre-feet. (EIR Table 5.15-2). The last year the basin had a 

positive cumulative change was 1998 (74,083 afy). The 

increasing urban growth in the San Bernardino Valley 

would only create a greater demand on the BHG Basin 
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water supply; water levels are most likely to continue 

dropping unless greater conservation efforts are enforced. 

(EIR at 5.15-17).  
 
Spring Trails Specific Plan includes a number of design 

guidelines and practices that would improve onsite water 

conservation. (Id.). Some of these guidelines and practices 

include:   

 

o Required diversion of stormwater runoff into onsite 

detention basins to enable recharge;  

o Recommended collection of rainwater and 

additional stormwater runoff by diverting runoff to 

pervious surfaces or bioswales to reduce 

unnecessary runoff;  

o Required use of high efficiency, xeriscape irrigation 

systems to reduce the amount of water devoted to 

landscaped areas;  

o Includes bubbler irrigation and low-angle, low-flow 

nozzles on spray heads;  

o Required installation of properly programmed 

EvapoTranspiration-based controllers on 

homeowners’ properties with the appropriate 

information for the homeowners;  

o Required installation of motion sensors and other 

similar irrigation technology to ensure that 

landscaping is watered only as needed;  

o Required planting of plant species that are drought 

tolerant, heat resistant, and hardy;  

o Prohibition of the use of large turf areas in 

landscaping by substituting water-conserving native 

groundcovers or perennial grasses, shrubs, and 

trees;  

o Recommended construction of trails with pervious 

materials such as earth or decomposed granite;  

o Required grouping of plants with similar water 

requirements together, a technique known as 

hydrozoning;  

o Recommended mulching of planting beds and apply 

compost and environmentally friendly fertilizers to 

promote healthy topsoil, maximize plant growth, 

reduce plant replacement, and reduce the need for 

longer or more frequent irrigation run times.  

 

The following practices are recommended for 

buildings:  
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o Required installation of water-efficient faucets 

and appliances in residences;  

o Required installation of sensor-operated faucets 

in nonresidential buildings;  

o Recommended use of toilets that use less than 

1.6 gallons per flush, waterless urinals in 

nonresidential buildings, and faucets and 

showerheads that use less than 2.5 gallons per 

minute.  

 

The implementation of these practices would help to reduce 

the amount of water by reducing the water used by each 

residence and through controlling water loss in public areas 

by using water-smart landscaping and reclamation 

techniques. (EIR at 5.15-18).   

 

In sum, the required funding by the Applicant of the Phase 

II Verdemont infrastructure improvements prior to issuance 

of occupancy permits, as required by Mitigation Measure 

15-1, will reduce impacts in this area to less than 

significant.  

 

9. Forest Resources. 

a. Loss of Forest Land.  

Potential Significant Impact:  The EIR evaluated and concluded that development of the 

Project would result in the loss of forest land or conversion 

of forest land to non-forest use; or involve other changes in 

the existing environment which, due to their location or 

nature, could result in conversion of forest land to non-

forest use. 

 

Finding: Impacts to Forest Resources are discussed in detail at Section 5.17 of the Draft 

EIR. Based on the entire record, the Commission concurs with the City finding 

that this impact is potentially significant, because the Project would remove 220 

native trees, requiring replacement of trees per the City’s tree ordinance. 

However, these impacts can be mitigated to a less than significant level through 

implementation of Mitigation Measure 3-13 for Biological Resources, as 

described above. This mitigation measure is adopted and incorporated into the 

Mitigation Monitoring and Reporting Program for the Project, and will be 

implemented as specified therein, thereby reducing this potentially significant 

impact to a less than significant level: 

 

Facts in Support of the Finding:  Implementation of the Project would involve the removal 

of approximately 2,400 trees within the development 
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footprint. Approximately 220 of these are native species 

and 2,170 are eucalyptus. (EIR at 5.17-5). The areas of 

Cable Creek, Cable Canyon, and Meyer Creek contain the 

majority of native trees and are considered forest land. 

(EIR Table 5.3-3). However, the Project would be required 

to comply with the City’s Tree Ordinance, which would 

require replacement of any removed native trees. (EIR at 

5.17-5). Native species of trees within this affected area 

would have the potential to be impacted by development 

from direct removal of forest resources and indirectly from 

forest resources removed as a result of fuel modification 

activities. Areas within Fuel Modification Zone B would 

require removal of all undesirable plant species, while areas 

within Zone A would require a 50 percent thinning of 

native species. (EIR at 5.17-6). The City’s Tree Ordinance 

requires that “significant” trees be mitigated. In 

determining what constitutes a significant tree, the initial 

arborist report prepared for the Project determined that 

healthy, structurally sound native and ornamental trees over 

20 feet in height would be considered significant. (Id.). 

Approximately 220 trees on the site met these criteria 

during the 1998 tree inventory. Thus, the removal of these 

trees during Project development would be considered a 

potentially significant impact and thus subject to the 

requirements of the City’s Tree Ordinance. To ensure that 

removed native trees are adequately replaced and to comply 

with the City’s Tree Ordinance, impacts to forest resources 

are considered potentially significant without incorporation 

of Mitigation Measure 3-13. (Id.). 

 

Eucalyptus trees present a particular problem for this site 

because they are nonnative and a severe fire hazard. (Id.). 

Eucalyptus can also be considered an invasive species. 

They were formerly included on List A of invasive species 

by the California Exotic Pest Plant Council (CalEPPC). 

List A of the Exotic Pest Plants of Greatest Ecological 

Concern in California consists of the most invasive 

wildland pest plants, documented as aggressive invaders 

that displace natives and disrupt natural habitats. The list 

highlights the nonnative plants that are serious problems in 

wildlands such as national forests. (Id.). The Project site 

shares its northern border with the San Bernardino National 

Forests and the eucalyptus trees are a potential threat to 

native plant communities in the national forest. The 1999 

CalEPPC exotic pest plant list was updated by the 

California Invasive Plant Council in 2006, and the status of 
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blue gum eucalyptus changed to “moderate.”  The USDA 

Forest Service identifies the blue gum eucalyptus as highly 

flammable and recommends the tree not be planted near 

homes and other structures. (Id.). Lastly, Section 12220(g) 

of the PRC defines “forest land" as land that can support 10 

percent native tree cover of any species, including 

hardwoods, under natural conditions, and that allows for 

management of one or more forest resources, including 

timber, aesthetics, fish and wildlife, biodiversity, water 

quality, recreation, and other public benefits. (EIR at 

5.17-7). The land where the eucalyptus trees are currently 

located cannot be identified as forest land because it cannot 

and has not supported 10 percent native tree cover. 

Furthermore, Section 4793(f) of the PRC defines "forest 

land conservation measures" as measures designed to 

protect, maintain, or enhance the forest resource system, 

including soil and watershed values, diversity of forest 

species, and protection of a forest stand from fire. (Id.). 

These measures include thinning, shaded fuel breaks, and 

other land treatments or forest resource improvement 

projects consistent with PRC Section 4794. Based on these 

considerations, the removal of the eucalyptus from the 

Project site can be considered an overall benefit in 

protecting the adjacent native forest stands from fire and in 

maintaining a diversity of native species; therefore, it is a 

less than significant impact to forest resources. With 

incorporation of Mitigation Measure 3-13, impacts to 

native trees will also be less than significant. 

 

C. Impacts Analyzed in the EIR and Determined to be Significant and 

Unavoidable.  

With the implementation of all available and feasible mitigation measures recommended 

in the EIR, the following adverse impacts of the Project stated below are considered to be 

significant and unavoidable, based upon information in the EIR and in the administrative record.  

These impacts are considered significant and unavoidable despite the imposed mitigation 

measures, which will reduce impacts to the extent feasible. 

 

1. Air Quality. 

a. Conflict With Air Quality Plan-Construction. 

Potentially Significant Impact: The EIR concluded that the Project will conflict with or 

obstruct implementation of the SCAQMD Air Quality 

Management Plan (“AQMP”) because construction-related 
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air pollutant emissions would exceed the SCAQMD 

regional and local emission thresholds.   

Finding: Impacts related to Air Quality are discussed in detail in Section 5.2 of the Draft 

EIR.  Mitigation measures applied for short-term construction activities of the 

Project would lessen impacts from construction-related air pollutant emissions. 

However, based on the entire record, the Commission concurs with the City 

finding that this conflict with the SCAQMD Air Quality Management Plan is 

potentially significant and cannot be reduced to a less-than-significant level 

through implementation of mitigation measures. Accordingly, the potential for the 

Project to conflict with or obstruct implementation of the SCAQMD Air Quality 

Management Plan remains significant and unavoidable.  The following mitigation 

measures will mitigate impacts to Air Quality to the extent feasible: 

 

2-1  Ongoing during grading and construction, the construction contractor shall implement 

the following measures in addition to the existing requirements for fugitive dust control 

under South Coast Air Quality Management District Rule 403 to further reduce PM10 and 

PM2.5 emissions. To assure compliance, the City shall verify that these measures have 

been implemented during normal construction site inspections:  

 

 During all grading activities, the construction contractor shall reestablish ground 

cover on the construction site through seeding and watering as quickly as 

possible. This would achieve a minimum control efficiency for PM10 of 5 percent.  

 

 During all construction activities, the construction contractor shall sweep streets 

with Rule 1186–compliant, PM10-efficient vacuum units on a daily basis if silt is 

carried over to adjacent public thoroughfares or occurs as a result of hauling.  

 

 During active debris removal and grading, the construction contractor shall 

suspend grading operations when wind speeds exceed 25 miles per hour. This 

would achieve an emissions control efficiency of 98 percent for PM10 under 

worst-case wind conditions.  

 

 During all construction activities, the construction contractor shall maintain a 

minimum 24-inch freeboard on trucks hauling dirt, sand, soil, or other loose 

materials and tarp materials with a fabric cover or other suitable means. This 

would achieve a control efficiency for PM10 of 91 percent.  

 

 During all construction activities, the construction contractor shall water exposed 

ground surfaces and disturbed areas a minimum of every three hours on the 

construction site and a minimum of three times per day. This would achieve an 

emissions reduction control efficiency for PM10 of 61 percent.  
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 During active debris removal, the construction contractor shall apply water to 

disturbed soils at the end of each day. This would achieve an emissions control 

efficiency for PM10 of 10 percent.  

 

 During all construction activities, the construction contractor shall limit onsite 

vehicle speeds on unpaved roads to no more than 15 miles per hour. This would 

achieve a control efficiency for PM10 of 57 percent.  

 

 The construction contractor shall apply chemical soil stabilizers to reduce wind 

erosion. This would achieve a control efficiency of up to 80 percent.  
 
2-2  During all grading activities, the daily area disturbed shall be limited to a maximum of 

35 acres. 

 

2-3  Ongoing during grading and construction, the construction contractor shall implement 

the following measures to further reduce construction exhaust emissions of NOx. To 

assure compliance, the City shall verify that these measures have been implemented 

during normal construction site inspections:  

 

 The Project Applicant shall specify in the construction bid that construction 

contractors are required to use construction equipment rated by the United States 

Environmental Protection Agency as having Tier 3 or higher exhaust emission 

limits for equipment over 50 horsepower. A list of construction equipment by type 

and model year shall be maintained by the construction contractor onsite.  

 

 The construction contractor shall ensure that all construction equipment is 

properly serviced and maintained to the manufacturer’s standards to reduce 

operational emissions.  

 

 The construction contractor shall limit nonessential idling of construction 

equipment to no more than five consecutive minutes. 

 

Facts in Support of the Finding: There are two key indicators of a project’s consistency with 

an AQMP: 1) Whether the project would result in an 

increase in the frequency or severity of existing air quality 

violations, cause or contribute to new violations, or delay 

timely attainment of the AAQS or interim emission 

reductions in the AQMP; and 2) Whether the project would 

exceed the assumptions in the AQMP. The AQMP strategy 

is, in part, based on projections from local general plans. 

(EIR at 5.2-12). Long-term emissions from the Project 

would not exceed the SCAQMD thresholds for regional 

emissions (EIR Table 5.2-8) and would therefore not 

contribute to an increase in frequency or severity of air 

quality violations and delay attainment of the AAQS or 

interim emission reductions in the AQMP. Therefore, the 
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Project’s operation-related emissions result in a less than 

significant air quality impact. Thus, the Project would be 

consistent with the AQMP under the first indicator with 

regard to long-term emissions. (Id.). However, with respect 

to short-term emissions, this Project would not be 

consistent with the AQMP under the first indicator, because 

short-term construction emissions of NOX, PM10, and PM2.5 

associated with the project would exceed the SCAQMD 

regional and localized significance thresholds, which are 

the basis for determining if a project would cumulatively 

contribute to the regional nonattainment designations of the 

South Coast Air Basin. (See EIR Table 5.2-7). The South 

Coast Air Basin is designated by the state and EPA as 

nonattainment for O3, PM10, and PM2.5. (EIR at 5.2-12). 

The Project would be considered consistent with the 

AQMP under the second indicator, because the proposed 

development under the Spring Trails Specific Plan is 

consistent with the City of San Bernardino General Plan, 

and thus would not exceed the assumptions in the AQMP, 

which is based in part, on local general plan projections. 

(EIR at 5.2-14). However, since both indicators would not 

be met, both Project and cumulative level impacts are 

considered significant and unavoidable, due to the Project’s 

inconsistency with the AQMP. 

 

b. Cumulatively Considerable Increase of Criteria Pollutant-

Construction. 

Potentially Significant Impact: The EIR concluded that the Project’s construction activities 

will result in a cumulatively considerable net increase of 

criteria pollutants for which the Project region is non-

attainment under an applicable federal or state ambient air 

quality standard.   

Finding: Impacts related to Air Quality are discussed in detail in Section 5.2 of the Draft 

EIR. Specifically, the Project will generate short-term emissions that exceed 

SCAQMD’s regional significance thresholds for NOx, PM10, and PM2.5, and 

would significantly contribute to the nonattainment designations of the South 

Coast Air Basin for ozone and particulate matter (PM10 and PM2.5). Fugitive dust 

mitigation measures applied for short-term construction activities of the Project 

would lessen impacts from construction-related air pollutant emissions. However, 

based on the entire record, the Commission concurs with the City finding that this 

impact cannot be reduced to a less-than-significant level through implementation 

of mitigation measures. Accordingly, the potential for the Project to result in a 

cumulatively considerable net increase of criteria pollutants for which the Project 

region is non-attainment remains significant and unavoidable.  Mitigation 



Facts and Findings and Statement of Overriding Considerations  

 

 

142 
M681-000 -- 1000746.1 

Measures 2-1 to 2-3 (listed above) will mitigate Air Quality impacts related to 

criteria pollutants to the extent feasible. 

 

Facts in Support of the Finding: Construction activities produce combustion emissions from 

various sources, such as onsite heavy-duty construction 

vehicles, vehicles hauling materials to and from the site, 

and motor vehicles transporting the construction crew. 

Grading activities produce fugitive dust emissions (PM10 

and PM2.5) from soil-disturbing activities. (EIR at 5.2-15).  

Exhaust emissions from construction activities onsite 

would vary daily as construction activity levels change. 

Construction activities associated with new development 

occurring in the Project area would temporarily increase 

localized PM10, PM2.5, VOC, NOx, and CO concentrations 

in the Project vicinity and regional emissions within the 

South Coast Air Basin. (Id.). The primary source of 

construction-related CO, SOx, VOC, and NOx emissions is 

gasoline- and diesel-powered heavy-duty mobile 

construction equipment. Primary sources of PM10 and 

PM2.5 emissions would be clearing activities, excavation 

and grading operations, construction vehicle traffic on 

unpaved ground, and wind blowing over exposed earth 

surfaces. In addition, architectural coating operations can 

also generate substantial VOC emissions. Project-related 

construction air pollutant emissions would occur from 

construction of the Project. Emissions from construction 

activities were calculated on a daily basis and were 

compared to the SCAQMD’s maximum daily regional 

emissions thresholds, which revealed that grading activities 

would result in air pollutant emissions that exceed the 

SCAQMD regional significance thresholds for NOx, PM10, 

and PM2.5. (EIR Table 5.2-7). All other analyzed 

pollutants were found to be less than the SCAQMD’s 

significance thresholds. The primary source of NOx 

emissions would be from construction equipment exhaust 

during grading operations. NOx is a precursor to both the 

formation of O3 and particulate matter (PM10 and PM2.5). 

The primary sources of PM10 and PM2.5 would be fugitive 

dust during grading and clearing during these operations. 

Emissions of PM10 and PM2.5 that exceed the SCAQMD’s 

regional significance threshold would significantly 

contribute to the particulate matter (PM10 and PM2.5) 

nonattainment designations of the South Coast Air Basin. 

Consequently, emissions of NOx, PM10, and PM2.5 that 

exceed the SCAQMD regional significance thresholds 

would significantly contribute to the O3 and particulate 
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matter (PM10 and PM2.5) nonattainment designations of the 

South Coast Air Basin. (EIR at 5.2-15). Both Project and 

cumulative level impacts would be significant relative to 

the Project’s consistency with the SCAQMD’s regional 

significance thresholds for NOx, PM10, and PM2.5, and the 

Project’s contribution to the nonattainment designations of 

the South Coast Air Basin for ozone and particulate matter 

(PM10 and PM2.5). 

 

Mitigation Measures 2-1 and 2-2 would reduce PM10 and 

PM2.5 emissions from Project-related construction activities 

to below the SCAQMD regional thresholds. Similarly, 

Mitigation Measure 2-3 would reduce NOx emissions 

during construction activities by approximately 31 percent 

or approximately 149 pounds per day. (EIR at 5.2-30). 

However, NOx emissions from Project-related construction 

activities would continue to exceed the SCAQMD regional 

thresholds. (EIR Table 5.2-13). Consequently, Project and 

cumulative level impacts would remain significant and 

unavoidable. 

 

c. Exposure of Sensitive Receptors-Construction. 

Potential Significant Impact: The EIR concluded that the Project’s construction activities 

will expose sensitive receptors to substantial pollutant 

concentrations.   

Finding: Impacts related to Air Quality are discussed in detail in Section 5.2 of the Draft 

EIR.  Specifically, the Project’s construction activities could expose offsite 

sensitive receptors to substantial pollutant concentrations of PM10 and could 

expose the existing onsite receptor to substantial pollutant concentrations of both 

PM10 and PM2.5. Based on the entire record, the Commission concurs with the City 

finding that this impact cannot be reduced to a less-than-significant level through 

implementation of mitigation measures. Accordingly, the potential for the Project’s 

construction activities to expose sensitive receptors to substantial pollutant 

concentrations remains significant and unavoidable. Mitigation Measures 2-1 to 2-

3 (listed above) will reduce the concentration of air pollutants at nearby sensitive 

land uses to the extent feasible. 

 

Facts in Support of the Finding:  Project emissions would exceed the screening level criteria 

for LSTs of NOx, PM10 and PM2.5 during Project-related 

grading activities. (EIR Table 5.2-9). The maximum 

emissions of CO from Project-related construction 

activities would not exceed the LST screening level 

criterion, and would therefore not result in substantial CO 
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pollutant concentrations at nearby sensitive receptors. (EIR 

at 5.2-16).  

 

Because emissions of NOX, PM10, and PM2.5 would exceed 

the LST screening level criteria for a five-acre site during 

grading operations, concentrations generated by Project-

related construction activities during grading were modeled 

at nearby sensitive receptors surrounding the site. (EIR at 

5.2-17).  The maximum concentrations for NOx, PM10, and 

PM2.5 would occur during the overlap of mass grading and 

trenching operations. (See EIR Figures 5.2-1 through 

5.2-3). The highest concentration of NOx offsite is 120 

μg/m3. (EIR Figure 5.2-1).  However, the offsite areas that 

would be exposed to this concentration level do not have 

any sensitive receptors. (EIR at 5.2-18). This 

concentration, when converted to parts per million (ppm), 

would result in a concentration level of approximately 0.1 

ppm. At the highest concentration, construction-related 

emissions of NOx would not exceed the LST of 0.18 ppm. 

Additionally, areas with elevated NOx concentrations 

would occur primarily in the southern portion of the Project 

site and therefore the existing onsite residence would not be 

exposed to elevated levels of NOx. Therefore, Project-

related construction activities would not expose off- and 

onsite sensitive receptors to substantial pollutant 

concentrations of NOx. (Id.). 
 

The concentration of PM2.5 would be below the LSTs at the 

surrounding offsite receptors, but would exceed the LSTs at 

the existing onsite receptor. (EIR Figure 5.2-3). In 

addition, construction activities would generate substantial 

concentrations of PM10 at the existing onsite residence and 

the surrounding offsite receptors. (EIR Figure 5.2-2). 

Consequently, the Project would expose sensitive receptors 

to substantial concentrations of PM10 and PM2.5 during 

grading activities, with Project level impacts being 

potentially significant. 

 

Mitigation Measures 2-1 through 2-3 would reduce 

regional construction emissions and therefore reduce 

localized concentrations of air pollutant emissions during 

construction activities. With the implementation of 

mitigation, construction emissions of NOX would be 

reduced to below the LST screening level criteria; however, 

PM10 and PM2.5 would continue to exceed the LST 

screening level criteria. (EIR Table 5.2-14). 
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Implementation of Mitigation Measures 2-1 and 2-2 would 

reduce the concentration of PM10 and PM2.5 at the existing 

sensitive receptors. (EIR Figures 5.2-4 and 5.2-5). The 

concentration of PM2.5 would fall below the AAQS, and 

therefore localized air quality impacts from construction-

related PM2.5 would be reduced to less than significant. The 

concentration of PM10 would also be reduced to below the 

AAQS at the offsite receptors. However, concentrations of 

PM10 would continue to exceed the AAQS at the existing 

onsite receptor. Consequently, even with incorporation of 

mitigation measures, PM10 generated during grading 

activities would continue to exceed the AAQS, and 

therefore generate substantial concentrations of air 

pollutants at sensitive receptors, resulting in a significant 

and unavoidable Project-level impact for PM10. 

 

d. Cumulative Impacts-Construction. 

Potential Significant Impact: The EIR concluded that the Project’s contribution to 

cumulative construction-related air quality impacts would 

be significant.   

 

Finding: Impacts related to Air Quality are discussed in detail in Section 5.2 of the Draft 

EIR.  Specifically, the Project’s contribution to cumulative construction-related 

air quality impacts would be significant. Based on the entire record, the 

Commission concurs with the City finding that this impact cannot be reduced to a 

less-than-significant level through implementation of mitigation measures. 

Accordingly, the potential for the Project to contribute to cumulative 

construction-related air quality impacts remains significant and unavoidable. 

Mitigation Measures 2-1 to 2-3 (listed above) will reduce the concentration of air 

pollutants at nearby sensitive land uses to the extent feasible. 

 

Facts in Support of the Finding: The South Coast Air Basin is in nonattainment for O3 and 

particulate matter (PM10 and PM2.5). (EIR at 5.2-27).  

Construction of cumulative Projects will further degrade 

the regional and local air quality. Air quality will be 

temporarily impacted during construction activities. 

Mitigation Measures 2-1 to 2-3 would assist in mitigating 

these cumulative impacts, and can be applied to all similar 

cumulative projects. However, even with the 

implementation of mitigation measures, Project-related 

construction emissions would still exceed the SCAQMD 

significance thresholds for NOx, PM10 and PM2.5, and 

cumulative emissions would result in greater exceedances. 

Therefore, the Project’s contribution to cumulative 
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construction-related air quality impacts will remain 

significant and unavoidable. (Id.). 

 

2. Noise. 

a. Substantial Temporary or Periodic Increase in Ambient Noise. 

Significant Unavoidable Impact: The EIR concluded that the Project will cause a substantial 

temporary or periodic increase in ambient noise levels in 

the Project vicinity above levels existing without the 

Project.   

 

Finding: Impacts related to Noise are discussed in detail in Section 5.10 of the Draft EIR.  

Mitigation measures applied for construction activities of the Project would lessen 

noise impacts. However, based on the entire record, the Commission concurs with 

the City finding that construction activities will substantially elevate the ambient 

noise environment at noise-sensitive uses for a substantial period of time, and 

cannot be reduced to a less-than-significant level through implementation of 

mitigation measures. Accordingly, the potential for the Project to cause a 

substantial temporary or periodic increase in ambient noise levels in the Project 

vicinity above levels existing without the Project remains significant and 

unavoidable. The following mitigation measures will mitigate construction noise 

impacts to the extent feasible: 

 

10-1  The construction contractor shall properly maintain and tune all construction equipment 

to minimize noise emissions. 

 

10-2  The construction contractor shall fit all equipment with properly operating mufflers, air 

intake silencers, and engine shrouds no less effective than as originally equipped by the 

manufacturer. 

 

10-3  The construction contractor shall locate all stationary noise sources (e.g., generators, 

compressors, staging areas) as far from offsite residential receptor locations as is 

feasible. 

 

10-4  Construction activities, including haul trucks and deliveries, shall be limited to between 

7:00 AM to 7:00 PM Monday through Saturdays, except on federal holidays. 

 

10-5  The project applicant shall post a sign, clearly visible onsite, with a contact name and 

telephone number of the project applicant’s authorized representative to respond in the 

event of a noise complaint. 

 

10-6  The construction contractor shall install temporary sound blankets at least six feet in 

height along the boundaries of the onsite residence. 
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Facts in Support of the Finding: Two types of short-term noise impacts could occur during 

construction: First, the transport of workers and movement 

of materials to and from the site could incrementally 

increase noise levels along local access roads; and/or short-

term noise impacts could occur during site preparation, 

grading, and/or physical construction. (EIR at 5.10-30). 

Mitigation Measures 10-1 through 10-6 would reduce noise 

generated by construction activities to the extent feasible. 

However, due to the number of soil haul trips that would be 

required, amount of heavy construction equipment needed, 

and duration of construction activities, this impact would 

remain significant and unavoidable. (Id.). 

 

The transport of workers and equipment to the construction 

site would incrementally increase noise levels along site 

access roadways. Even though there would be a relatively 

high single-event noise exposure potential with passing 

trucks, the expected number of workers and trucks is small 

relative to the background traffic. Truck trips would be 

spread throughout the workday. (Id.). Therefore, these 

impacts are less than significant at noise receptors along the 

construction routes. However, the number of truck trips 

associated with soil haul operations would be high, and 

would increase the number of trucks on the local roadways 

during construction of the access roads due to amount of 

soil that would be transported. While truck trips associated 

with soil haul operations would last for only a three-month 

period, as shown in the table, soil haul trips would 

substantially increase the ambient noise environment along 

the roadway. (EIR Table 5.10-11). Consequently, truck 

trips associated with soil haul operations would result in 

significant noise impacts for the noise-sensitive uses along 

the roadway during grading activities. (EIR at 5.10-30). 

 

Onsite project-related construction noise would generate 

noise levels ranging from 45 dBA Leq to 91 dBA Leq at 

the surrounding noise-sensitive receptors and between 73 

dBA Leq to 80 dBA Leq at the existing onsite residence. 

(EIR Table 5.10-12). Average noise levels would be lower 

than maximum noise levels, and would range from 38 dBA 

Leq to 70 dBA Leq at the nearby offsite noise-sensitive 

receptors and 53 dBA Leq to 60 dBA Leq at the existing 

onsite residence. (EIR Table 5.10-13).  Roadway-related 

construction noise would generate noise levels ranging 

from 50 dBA Leq to 88 dBA Leq at the surrounding noise-

sensitive receptors. (EIR Table 5.10-14).  Average noise 
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levels of each construction phase would be lower than 

maximum noise levels, and would range from 45 dBA Leq 

to 65 dBA Leq at the nearby noise-sensitive receptors. 

(EIR Table 5.10-15). Construction activities would elevate 

ambient noise levels during the daytime at the residences 

surrounding the Project site and the proposed access 

roadways. (EIR at 5.10-35). The City allows for noise 

from construction activities, but limits it to the least noise-

sensitive portions of the day. The Project would comply 

with the City’s Municipal Code, as specified in Section 

8.54.070. Construction activities would not occur in the 

evening or late-night hours when people are more sensitive 

to noise. (Id.). While maximum construction-generated 

noise would substantially increase the ambient noise 

environment, average construction-generated noise levels 

(i.e., noise levels that would be experienced by noise-

sensitive receptors the majority of the time) would be much 

lower. Construction of the offsite portions of the access 

roads would last approximately three to six months; 

however, overall project-related construction activities 

would take approximately three years to complete. (Id.). 

Because of the extended duration of construction activities 

and intensity of noise produced from heavy construction 

equipment running continuously, project-related 

construction activities would result in significant noise 

impacts at the surrounding existing residential uses.  

3. Traffic. 

a. Exceed Level of Service Standard. 

Significant Unavoidable Impact: The EIR concluded that the Project will exceed, either 

individually or cumulatively, a level of service standard 

established by the county congestion management agency 

for designated roads or highways.  

 

Finding: Impacts related to Traffic are discussed in detail in Section 5.14 of the Draft EIR. 

Based on the entire record, the Commission concurs with the City finding that 

Project-related trip generation in combination with existing and proposed 

cumulative development would result in designated roads and/or highways 

exceeding the San Bernardino Association of Governments’ Congestion 

Management Plan (“CMP”) service standards. No funding program is currently 

available for the proposed Caltrans/SANBAG I-215 and I-15 freeway mainline 

improvements, and no mitigation measures are available to reduce this impact. 

Accordingly, the potential for the Project to exceed, either individually or 

cumulatively, a level of service standard established by the county congestion 
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management agency for designated roads or highways remains significant and 

unavoidable. 

 

Facts in Support of the Finding:  The traffic analysis for Spring Trails was completed in 

accordance with the definition of deficiency of the San 

Bernardino County CMP. (EIR at 5.14-43). For freeway 

facilities, the definition of deficiency is based on 

maintaining a level of service standard of LOS E or better, 

except where an existing LOS F is already identified. There 

are two roadways identified in the CMP that would be 

impacted by project traffic: 

 

o I-215 freeway 

o I-15 freeway 

 

Four segments of these two freeways are expected to have 

an LOS of F during morning peak hours with or without the 

Project in year 2035, and six segments are expected to have 

an LOS of F during evening peak hours with or without the 

Project in year 2035. (EIR Table 5.14-5). All of these 

segments, except the northbound and southbound segments 

of I-15 between Sierra Avenue and Glen Helen Parkway, 

are included in the Caltrans improvement plans for the 

Devore interchange. (EIR at 5.14-43). With improvements, 

four of these freeway segments would operate at acceptable 

levels. However, the following freeway segments would 

continue to operate at an unacceptable LOS for year 2035 

with improvements: 

 

o The I-215 freeway segment between Palm Avenue 

and Devore Road (northbound and southbound); 

o The I-215 freeway segment between Devore Road 

and I-15 (northbound) • The I-15 freeway segment 

between Glen Helen Parkway and Sierra Avenue 

(northbound and southbound); and  

o The I-15 freeway segment between I-215 and Glen 

Helen Parkway (northbound) (EIR Table 5.14-8). 

 

Spring Trails would generate traffic that would contribute 

to the unacceptable levels of service on these freeway 

segments. Additionally, mainline improvements to the I-15 

and I-215 in the Project area are not included in a fee 

program at this time. (EIR at 5.14-44). As a result, these 

impacts are significant and unavoidable, and cannot be 

mitigated. 
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b. Cumulative Impacts. 

Significant Unavoidable Impact: The EIR concluded that the Project will result in 

cumulatively significant traffic impacts.  

 

Finding: Impacts related to Traffic are discussed in detail in Section 5.14 of the Draft EIR. 

Based on the entire record, the Commission concurs with the City finding that the 

Project will result in cumulatively significant traffic impacts. No funding program 

is currently available for the proposed Caltrans/SANBAG I-215 and I-15 freeway 

mainline improvements which would mitigate this impact, which will remain 

significant and unavoidable. 

 

Facts in Support of the Finding:  The Project would result in both Project-specific and 

cumulative potentially significant traffic impacts. (EIR at 

5.14-44). The local roadways would experience growth in 

average daily trips as a result of not only this Project, but 

other growth in the area. Recommended intersection and 

freeway segment improvements would improve cumulative 

traffic conditions based upon the East Valley Traffic Model 

and Project-specific projections. (Id.). However, since 

some of these improvements are not funded at this time, 

cumulative impacts would be significant and unavoidable. 

 

4. Greenhouse Gas Emissions. 

a. Generation of Greenhouse Gas Emissions. 

Significant Unavoidable Impact: The EIR concluded that the Project will generate 

greenhouse gas (“GHG”) emissions, either directly or 

indirectly, that may have a significant impact on the 

environment.   

 

Finding: Impacts related to GHG emissions are discussed in detail in Section 5.16 of the 

Draft EIR.  Mitigation measures applied during both construction and operations 

of the Project would reduce GHG emissions to the extent feasible. However, 

based on the entire record, the Commission concurs with the City finding that 

Project-related GHG emissions would significantly cumulatively contribute to 

global climate change in California, and that this impact cannot be reduced to a 

less-than-significant level through implementation of mitigation measures. 

Accordingly, the potential for the Project to generate GHG emissions, either 

directly or indirectly, that may have a significant impact on the environment 

remains significant and unavoidable.  The following mitigation measures will 

mitigate impacts from GHG emissions to the extent feasible: 
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Construction 

16-1 Applicants for new developments in Spring Trails shall submit evidence to the 

satisfaction of the Development Services Director that the project uses recycled 

materials for at least 5 percent of construction materials. Recycled materials may 

include salvaged, reused, and recycled content materials. Recycled and/or salvaged 

building materials shall be shown on building plans submitted to the City. 

16-2 Applicants for new developments in Spring Trails shall submit evidence to the 

satisfaction of the Development Services Director that the project uses 20 percent 

locally manufactured and produced building materials, which are defined as 

materials manufactured or produced within 500 miles of the project. 

16-3 Prior to the issuance of building permits, applicants for Spring Trails shall prepare a 

construction waste management plan to reduce construction debris and material by 

diverting at least 50 percent of the total of all project-related nonhazardous 

construction and debris from landfills to recycling or reuse operations (based on the 

C&D requirements of Section 6-3.602 of the City of Ontario Municipal Code). The 

construction waste management plan shall identify the amount of construction debris 

by type that would be generated and the maximum weight of each material type that 

can feasibly be diverted from landfills.  

16-4 Applicants for new developments in Spring Trails shall submit evidence to the 

satisfaction of the Development Services Director that the project uses insulation with 

at least 75 percent recycled content, such as cellulose, newspaper, or recycled cotton. 

16-5 Applicants for new development proposals in Spring Trails shall require the 

construction contractor to provide carpooling for workers to and from the work site 

on days that construction activities require 200 or more workers. These requirements 

shall be demonstrated to the Development Services Director prior to the issuance of 

grading permits and shall be noted on the grading plan cover sheet and discussed at 

all pregrade meetings. 

Operation 

Energy Efficiency 

16-6 Prior to the issuance of a building permit, residential development plans shall be 

required to demonstrate that the overall project exceeds 2008 Building and Energy 

Efficiency Standards (Title 24) for energy efficiency by 15 percent. Design strategies 

to meet this standard may include maximizing solar orientation for daylighting and 

passive heating/cooling, installing appropriate shading devices and landscaping, and 

utilizing natural ventilation. Other techniques include installing insulation (high R 

value) and radiant heat barriers, compact fluorescent and/or light emitting diode 

bulbs, low-e window glazing or double-paned windows, energy-efficient appliances 

(e.g., Energy Star appliances), cool roofs, and cool pavement. 



Facts and Findings and Statement of Overriding Considerations  

 

 

152 
M681-000 -- 1000746.1 

16-7 Applicants shall provide all homeowners with information regarding energy-

efficiency rebate programs offered by utility providers and government agencies. 

Water Conservation and Efficiency 

16-8 Applicants for new developments in Spring Trails shall submit evidence to the 

satisfaction of the Development Services Director that all toilets, urinals, sinks, 

showers, and other water fixtures installed onsite shall be ultra-low-flow water 

fixtures that exceed the Uniform Plumbing Code. Examples are: 1.28 average gallons 

per flush high efficiency toilets, 2 gallon per minute (gpm) efficient bathroom faucets, 

2.2 gpm efficient kitchen faucets, and 2.2 gpm efficient shower heads. 

16-9 Mulch planting beds and apply compost and environmentally friendly fertilizers to 

promote healthy topsoil, maximize plant growth, and reduce plant replacement in the 

Spring Trails community parks and landscaping. This also reduces the need for 

longer or more frequent irrigation run times. 

Forest Resources 

3-12 Significant tree resources that are removed from the site during project development 

shall be replaced at a 1:1 ratio or at the exchange ratios specified below. Significant 

tree resources are defined as any native or nonnative ornamental tree—excluding 

species of the Eucalyptus genus—that is healthy, structurally sound, and over 20 feet 

in height. Prior to the issuance of grading permits, a certified arborist shall conduct 

an inventory of all significant trees within the development footprint. This inventory 

shall be used to determine the number and types of significant trees that will be 

impacted and the subsequent replacement quantities. The number of replacement 

trees shall be, at a minimum, 220 trees. Should the aforementioned inventory 

determine that a greater number of significant trees will be impacted, then that 

quantity shall be used in determining replacement quantities. The following exchange 

ratios shall be used: 1) one 36-inch box tree is equivalent to one replacement tree; 

2) five 15-gallon trees are equivalent to one replacement tree; 3) ten 5-gallon trees 

are equivalent to one replacement tree; and 4) fifteen one-gallon trees are equivalent 

to one replacement tree.  

During the development of the project, the project applicant shall incorporate the 

recommendations as set forth in the project arborist report (Integrated Urban 

Forestry 1998). A certified arborist shall be retained at the developer’s expense to 

oversee the implementation of these requirements and to specify other requirements 

as deemed appropriate. The measures to be followed include, but are not limited to, 

specified protocols for the following: 1) the removal of nonnative trees from the site; 

2) the removal and transplantation, when feasible, of structurally sound and healthy 

native trees to other areas of the project site; 3) the installation of tree protection 

barriers on all trees to be preserved that are within the reach of vehicles and 

equipment; 4) tree protection training of construction personnel by a certified 

arborist; 5) irrigation of trees where the natural water supply is interrupted or 

diminished or where protected trees may require additional water to endure 
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construction-induced stresses; 6) subsequent replacement of any trees that are 

damaged or have not survived transplantation and relocation; and 7) implementation 

of the tree replacement plan, as outlined in the first paragraph of this measure. This 

measure shall be implemented to the satisfaction of the Development Services 

Director. 

Facts in Support of the Finding:  The proposed Project is not a regionally significant project 

pursuant to SCAG’s Intergovernmental Review criteria and 

the CEQA Guidelines. The development contemplated by 

the Spring Trails Specific Plan would contribute to global 

climate change through direct emissions of GHG from 

onsite area sources, offsite energy production required for 

onsite activities and water use, and vehicle trips generated 

by the Project. (EIR at 5.16-10). Construction activities 

would consume fuel and result in the generation of GHG 

emissions. Construction of the Project is anticipated to 

commence year 2012, until the anticipated completion year 

2015. Construction-related GHG emissions would cease 

upon completion of the construction phase of individual 

development projects. Emissions from construction 

activities were calculated on an annual basis based on the 

construction phasing and equipment list provided by the 

applicant. (EIR Table 3-4). Construction emissions 

associated with the Project are amortized based on a 

30-year project lifetime and included in the Project’s GHG 

emissions inventory. (EIR Table 5.16-3).  Fossil fuels used 

by construction equipment would generate GHG emissions. 

To reduce these, California has adopted a low carbon fuel 

standard. The low carbon fuel standard would reduce the 

carbon content of fuel of both gasoline and diesel fuel, 

thereby reducing GHG emissions from fuel from 

construction equipment by 10 percent. (EIR at 5.16-11). 

The standard went into effect in year 2010 and requires 

transportation fuel sold in California to have a 10 percent 

reduction in average carbon intensity by year 2020. The 

compliance path of the 10 percent reduction target would 

be incremental and would be “back-loaded”—that is, more 

reductions would be required in the last five years than the 

first five years. (Id.). Construction activities would 

commence after 2010 and would therefore incrementally 

benefit from this statewide GHG reduction requirement. 

However, due to the scale of the development activities 

associated with the Project, emissions would be potentially 

cumulatively significant without implementation of 

mitigation measures to reduce carbon emissions. (Id.). 
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Approximately 220 native trees within the boundaries of 

the Project site meet the definition of forest resource. The 

loss of these forest resources would remove carbon sinks as 

the forest land is converted to new development associated 

with the Spring Trails Specific Plan. (Id.). Trees and other 

vegetation remove CO2 emissions through the 

photosynthesis process by uptake of CO2 and emission of 

oxygen. The current inventory (2002–2004) in California 

shows forests as a carbon sink of 4.7 MM Tons of CO2e. 

However, carbon sequestration has declined since 1990 and 

BAU for 2020 assumes no net emissions from forest 

resources. (Id.). Loss of forest resources to development 

increases GHG emissions levels as less carbon is 

sequestered (i.e., stored as plant material). Additionally, 

wildfires also contribute to GHG emissions. Removal of 

the 220 native trees would result in a loss of forest 

resources and therefore a loss of potential carbon 

sequestration. These trees are required to be replaced in 

accordance with the City’s Municipal Code Section 

19.28.090. Mitigation Measure 5.3-11 requires that these 

trees are replaced at a 1:1 ratio (or at the exchange ratios 

specified in the mitigation measure). Because the trees 

would be replaced, the carbon sequestration loss from these 

forest resources is considered nominal and no significant 

impact would occur; this sector is not included in the GHG 

emissions inventory. (EIR at 5.6-12). 
 
For the operations phase, the Project’s GHG emissions are 

separated into emission sources for the applicable GHG 

emissions Sectors established by CARB. (Id.). 

Transportation Sector emissions are produced from 

vehicular travel to and from the Project site. Electricity 

Sector sources are indirect GHG emissions from the energy 

(purchased energy and energy from water use) that is 

produced offsite. Recycling and Waste Sector includes 

emissions associated with waste disposal generated by the 

Project. (Id.). Area sources (Commercial and Residential 

Sector emissions sources) are owned or controlled by the 

project (e.g., natural gas combustion, boilers, and furnaces) 

and produced onsite. The emissions estimates for the 

Project do not take into account the GHG emission 

reductions associated with changes to the Building and 

Energy Efficiency standards, California Appliance Energy 

Efficiency regulations, California Renewable Energy 

Portfolio standard, California low carbon-content fuel 

legislation, changes in the Corporate Average Fuel 



Facts and Findings and Statement of Overriding Considerations  

 

 

155 
M681-000 -- 1000746.1 

Economy (CAFE) standards (Pavley), and other early 

action measures in the Scoping Plan to reduce GHG 

emissions. (EIR Table 5.16-4). Hence, the emissions 

inventory represents the project’s BAU emission scenario. 

The largest source of emissions is from the Transportation 

Sector. While development patterns can influence travel 

behavior and travel modes, these emissions are indirect 

sources of GHG, not directly controlled by applicants for 

new development in the proposed Spring Trails Specific 

Plan. (EIR at 5.6-12). Project-related Electricity Sector 

emissions (water and purchased energy) represent the 

second largest proportion of emissions associated with the 

project due to the anticipated average square footage of the 

single-family dwellings units that would be developed on 

each lot. Average lot size would be approximately 27,337 

square feet (0.6 acre), with the largest lot at 13.9 acres and 

the smallest lot at 10,800 square feet (0.2 acre). (Id.). These 

two sectors are followed by area sources associated with 

the Commercial and Residential Sector and Recycling and 

Waste. These direct sources of emissions can be controlled 

by new development by ensuring that structures are built 

efficiently to reduce demand on energy use, that 

nonpotable/recycled water is used where available to 

reduce demand of potable water use, and that recycling is 

available onsite to decrease the amount of waste sent to 

landfills. (Id.). 

 

The Project would generate a net increase of approximately 

9,748 MTons of GHG per year or 9.4 MTons per service 

population based on a net increase of 1,035 people. (EIR 

Table 5.16-4). There is currently no threshold adopted by 

SCAQMD for development projects that defines at which 

point GHG emissions generated by a project becomes 

significant. However, SCAQMD’s Working Group for a 

GHG Significance Threshold has proposed a threshold of 

3,000 MTons. Consequently, the total increase in GHG 

emissions onsite from the Project is considered to be 

substantial in the absence of mitigation. In order to 

determine whether GHG emissions associated with the 

Project are significant, a consistency analysis with 

transportation and nontransportation GHG reduction 

strategies was conducted. (EIR at 5.16-13).  

 

Almost half of the increase in GHG emissions due to the 

Project is from transportation sources. The Project is 

inconsistent with several transportation strategies aimed at 
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reducing vehicle miles traveled (VMT) by incorporating 

mixed-use or locating within ½ mile of services and transit. 

(EIR Table 5.16-5). Therefore, the Project’s transportation 

sources are considered to substantially contribute to GHG 

emissions in California. The Project’s non-transportation 

sector GHG emissions would potentially significantly 

contribute to the State’s GHG emissions inventory. (EIR 

Table 5.16-4). Even with implementation of mitigation, 

this impact will remain significant and unavoidable.  

  
D. Additional Topics Required by CEQA.  

1. Significant Irreversible Environmental Effects.  

CEQA mandates that any significant irreversible environmental changes that would be 

involved in the Project be addressed as part of the EIR process. (CEQA Guidelines 15126(c)). 

An impact would fall into this category if: the project would involve a large commitment of 

nonrenewable resources; the primary and secondary impacts of the project would generally 

commit future generations to similar uses; the project involves uses in which irreversible damage 

could result from any potential environmental incidents associated with the project; or the 

proposed consumption of resources is not justified.  

 

In the case of the proposed Project, implementation would involve a long-term 

irreversible change to the existing environmental conditions, resulting in the following 

significant irreversible environmental effects: 

 

 Implementation of the Project would include construction activities that would entail the 

commitment of nonrenewable and/or slowly renewable energy resources, human 

resources, and natural resources such as lumber and other forest products, sand and 

gravel, asphalt, steel, copper, lead, other metals, and water.  

 

 An increased commitment of social services and public maintenance services (e.g., 

police, fire, schools, libraries, and sewer and water services) would also be required. The 

energy and social service commitments would be long-term obligations in view of the 

low likelihood of returning the land to its original condition once it has been developed.  

 

 An increase in Project-related vehicle trips would accompany Project-related population 

growth. Over the long term, emissions associated with such vehicle trips would continue 

to contribute to the South Coast Air Basin’s nonattainment designation for ozone (O3) 

and particulate matter (PM2.5 and PM10).  

 

 Project-generated vehicle trips would increase emissions of greenhouse gases (GHG) to 

levels that are above the California Air Resource Board thresholds for both buildout year 

2013 and future year 2030. Vehicle-related GHG emissions would cause significant and 

unavoidable impacts.  
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The Commission concurs with the preceding findings regarding Significant Irreversible 

Environmental Effects. 

 

2. Growth Inducing Impacts.  

CEQA requires a discussion of ways in which a project could be growth-inducing.  The 

CEQA Guidelines, specifically Section 15126.2(d), identify a project as growth-inducing if it 

fosters economic or population growth, or the construction of additional housing either directly 

(such as by proposing new homes and businesses, or indirectly (such as through extension of 

roads or other infrastructure) in the surrounding environment.  Impacts related to growth 

inducement would also be realized if a project provides infrastructure or service capacity which 

accommodates growth beyond the levels currently permitted by local or regional plans and 

policies. In general, growth induced by a project is considered a significant impact if it directly 

or indirectly affects the ability of agencies to provide needed public services, or if it can be 

demonstrated that the potential growth significantly affects the environment in some other way.   

The Spring Trails Project would be built in an area that presently does not have any 

public infrastructure such as water and wastewater pipelines; onsite roads; or electrical, natural 

gas, or telecommunication utilities. The 304-unit residential development plan (now reduced to 

215 units) would require the expansion of these public infrastructure services. The surrounding 

community of Devore has limited infrastructure to support the expansion of these services. For 

example, the water and wastewater infrastructure must be expanded in the community of Devore 

before it can be expanded to the Spring Trails site. Roadway improvements, electrical service, 

natural gas service, and telecommunication systems must be expanded in the area connecting the 

project to existing development as well.  

 

The expansion of onsite infrastructure for Spring Trails would not itself induce growth in 

the area, since it would be used solely by residences in Spring Trails, but the expansion of 

infrastructure in the community of Devore may cause indirect growth, such as on the 26.4-acre 

County area adjacent to the Project site. Additional development in Devore could be supported 

by the expansion of infrastructure in this area, allowing for development that would not 

otherwise be supported. The expansion of infrastructure in Devore is being completed to serve 

the Spring Trails development and other development in the area, so the Project is not the sole 

reason for the expansion. However, the approval of the Spring Trails development would 

guarantee the completion of all required infrastructure improvements in the surrounding area and 

on the Project site, since these expansions are necessary for project operation.  

 

The public services that would serve the Spring Trails Project, including police, fire 

protection, school, and library services, would require varying degrees of expansion. The San 

Bernardino County Fire Protection District (County Fire) would service the site during a fire 

emergency. The nearest fire station (232) would increase its staffing levels from three to four to 

service the site. Any expansion of police services would be financed through the law 

enforcement developer fees charged to the Project applicant. According to the San Bernardino 

Police Department, the Spring Trails Project would cause a slight increase in police service calls. 
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The Project is anticipated to generate 101 elementary school students, 52 middle school 

students and 59 high school students, based upon the estimated population growth resulting from 

the additional residential units.  (FEIR at pg. 3-22).  The Project will be required to pay school 

impact fees to the San Bernardino City Unified School District pursuant to Education Code 

Section 17620 and Government Code Section 65995 to offset the additional students entering the 

District.  Payment of fees to a school district, under Senate Bill 50, is considered full mitigation 

for a project’s impacts on public schools.  (DEIR at 5.12-12).  Furthermore, the nearest high 

school (Cajon High School) and the nearest middle school to the Project (Cesar Chavez Middle 

School) have more than sufficient additional capacity for any new students generated by the 

Project.  It should be noted that the nearest high school (North Verdemont Elementary School) 

has capacity for an additional 82 students.  (DEIR at 5.12-11).   

 

The Project will also be required to pay additional fees for library services.  The Project 

will add an estimated 711 persons upon full build-out.  (FEIR at3-23). A library system is 

considered adequate if the system can provide two volumes per persons.  Because the library 

system is well established, with the additional population anticipated from the Project, the library 

would only be required to add an additional 26 items to remain adequate.  The City’s Library 

Facilities Fee of $596.63 per residential unit is sufficient to supply the additional items and 

maintain a less than significant impact on libraries (DEIR at 5.12-13).  

 

The fees that are required to be paid as part of the Project are sufficient to meet Project 

demands and any additional impacts that are placed on services, including the services of fire, 

police, library, and school facilities.  The fees would be applied to all existing and future 

development in the area and thus benefit not just the Project, but the overall community through 

expanded and increased services. The increase in services for the area may encourage other 

development in the area and act as an inducement to future growth.   

 

Spring Trails includes residential development that would provide housing for employees 

of the San Bernardino area. The City of San Bernardino is considered to be jobs-rich, with a 

projected jobs-to-housing balance of 2.00 in 2035 (without project). Jobs in the City of San 

Bernardino are expected to grow from 81,115 jobs in 2000 to 157,088 jobs in 2035. With the 

proposed Project, the jobs-to-housing balance would be 1.99 in 2035. This would create a more 

balanced jobs-to-housing ratio. The Project would not create a need for additional housing, nor 

would it create a demand for jobs. 

 

The approval of Spring Trails would require the approval of discretionary actions that 

may set precedents for future projects with similar characteristics. Spring Trails would require 

approval of: A General Plan Amendment (GPA–02-09) to approve the annexation of the site and 

change the site’s land use designation; a Development Code Amendment (DCA 12-10) to 

recognize the Spring Trails Specific Plan as a Special Purpose District; a Specific Plan (SP 10-

01); a Tentative Tract Map (TTM 15576); and a Development Agreement with the City. The 

approval of these actions changes the existing restrictions on growth set by the general plan and 

zoning laws, which may encourage growth of a similar manner in the areas surrounding Spring 

Trails or other undeveloped areas near or in the City of San Bernardino. 
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If additional development were allowed in the vicinity of the project, it would cause 

additional environmental impacts. However, future projects would need to complete 

environmental review, and discretionary approval would need to be given to projects following 

review by the Common Council. Spring Trails would not change the existing protocol for project 

approval, and would not provide precedents or make it more likely for other projects to gain 

approval of similar applications. 

 

Based on the foregoing, the Project should not result in unforeseen nor unmitigable 

growth-inducing impacts.  The Commission concurs with the preceding findings regarding 

Growth Inducing Impacts. 
 

E. Project Alternatives. 

Section 21100 of the Public Resources Code and Section 15126 of the State CEQA 

Guidelines require an EIR to identify and discuss a No Project/No Development Alternative as 

well as a reasonable range of alternatives to the proposed Project that would feasibly attain most 

of the basic Project objectives, and would avoid or substantially lessen any of the significant 

environmental impacts.  

 

“CEQA recognizes that in determining whether and how a project should be approved, a 

public agency has an obligation to balance a variety of public objectives, including economic, 

environmental, and social factors and in particular the goal of providing a decent home and 

satisfying living environment for every Californian” (CEQA Guidelines, Section 15021(d)).  

 

The EIR analyzed the following four (4) alternatives to the Project as proposed, and 

evaluated these alternatives for their ability to meet the Project’s objectives as described in 

Section II.D above.  The No Project alternative is presented consistent with the requirements of 

the CEQA Guidelines §15126.6. The remaining alternatives were selected based on their ability 

to fulfill the basic Project Objectives and their capability for reducing significant impacts of the 

proposal.  Alternatives selected for evaluation are described below. 

 

1. No Project/No Development Alternative.  

For the purposes of the DEIR Alternatives Analysis, the No Project Alternative is 

considered to be equivalent to a “No Build” scenario.  That is, if the Project or some similar 

development proposal is not implemented on the subject site, there are no other known or 

probable scenarios for the subject property, in which case the site would likely remain in its 

current state for the foreseeable future, and no discretionary approvals would be required.  

 

The No Project/No Development Alternative would preserve the existing physical 

conditions of the Project site. It assumes there would be no development of any type nor would 

development occur under existing land use designation parameters. This alternative would 

preserve the site for open space and would preclude the development of the site under the City or 

County General Plan land use designations. The low-density residential development and Spring 

Trails Specific Plan would not be implemented, and supporting infrastructure (i.e., roads and 
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utility infrastructure) would not be built. With this alternative, the site would remain open for 

future land use proposals. 

 

The No Project/No Development Alternative would avoid impacts related to air quality, 

biological resources, cultural resources, geological resources, greenhouse gas emissions, hazards 

(wind, hazardous materials), hydrology and water quality, land use and planning, noise, public 

services, transportation and traffic, and utilities and service systems. Compared to the proposed 

Project, impacts would be similar for mineral resources. It would not reduce impacts to hazards 

directly related to fire since the site would remain undeveloped. The groves of eucalyptus trees 

represent a high fire hazard for the site. This project would not extend water improvements to the 

project site that would benefit firefighting for the site and also benefit surrounding residences. 

Overall, this alternative would reduce environmental impacts relative to the proposed Project and 

would reduce the following significant impacts of the proposed Project to less than significant: 

 

 Air Quality (construction-related pollutant emissions) 

 Greenhouse Gas Emissions (traffic-related greenhouse gas emissions) 

 Noise (construction-related noise near sensitive receptors) 

 Transportation and Traffic (project’s contribution to CMP freeway segment unacceptable 

level of service) 

 

The No Project/No Development Alternative would not achieve the Project Objective of 

developing the Site as envisioned by the City’s 2005 General Plan (Objective 1). The site is 

designated for residential development and is included in the City’s General Plan Housing 

Element.  The City has a limited base of available high-quality, low density residential 

development based upon a review of the MLS listings for the City as well as under General Plan 

designation areas for low density residential development. Such high-quality, low density 

housing is desirable to attract and retain top quality candidates for positions at the University and 

other institutions.  According to the City of San Bernardino Housing Element Adopted June 20, 

2011, approximately one-third of the City’s housing stock is between 30 and 49 years old, with 

an additional 35.3 percent over 50 years old. (Pages 3-25 and 3-26).  Only 2,720 housing units 

were constructed between the years of 2000-2005, during the height of the housing boom.  

(Housing Element Adopted June 20, 2011, Table H-12).  The household composition of the City 

shows that 82% of the City’s households are moderate to very-low income, while only 18% are 

above moderate income.  (Id. Chart 4, pg. 3-17). There are few other proposed single-family 

residential developments within the City at this time and thus the proposed Project will fill a 

residential need within the City as is envisioned within the City’s General Plan.  Such a need is 

identified generally in Housing Element policy 3.1.1, which states: “Provide adequate sites to 

accommodate the production of a variety of housing types through land use designation, zoning, 

specific plans, and overlay districts.”  The Verdemont Heights Area Plan, found on page 2-75 of 

the General Plan Land Use Element and in which this Project site is located, further discusses 

strategy to meet the Housing Element policy 3.1.1, identifying in strategy 4 on page 2-83 to 

“Promote the development of higher end housing.”   

 

Nor would the alternative provide any of the amenities of the proposed Project, and thus 

would not be able to meet Objectives 2, 3, 4 and 5. Housing Element policy 3.1.1 further 
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encourages the development of a variety of housing, including high-quality, low-density housing, 

stating: “Provide adequate sites to accommodate the production of a variety of housing types 

through land use designation, zoning, specific plans, and overlay districts.”  City does not have a 

large variety of high-quality, low-density housing and the proposed project would provide 

additional variety as anticipated in the Housing Element Policy 3.1.1.  The Verdemont Heights 

Area Plan, found on page 2-75 of the General Plan Land Use Element and in which this Project 

site is located, further discusses strategy to meet the Housing Element policy 3.1.1, identifying in 

strategy 4 on page 2-83 to “Promote the development of higher end housing.”   

 

In addition, the site in its current state does not provide access for community 

recreational uses and does not provide access to hiking or equestrian trails, despite its proximity 

to the San Bernardino National Forest.  The Proposed Project provides additional recreational 

opportunities for the community, such as public and private parks, equestrian trails, and hiking 

trails.     
 

Project Objectives 2, 4, 5, 6, and 8 would be met under the No Project/No Development 

Alternative. Although the No Project/No Development Alternative would not include the 

construction of roadways, it would not interfere with the existing roadway system in the area and 

would essentially meet Objective 2 because it would not interfere with the surrounding 

community. The No Project/No Development Alternative would be consistent with land use 

policies of the surrounding San Bernardino National Forest (Objective 5). Since the Project site 

would be undeveloped, it would not be required to meet land use development policies of the 

SBNF, and it would be consistent with SBNF land use plans. Since the No Project/No 

Development Alternative precludes development of the site, it would not create a development 

footprint and would maintain open space, allowing it to meet Objective 6. Objective 7 would 

also be met, because the No Project/No Development Alternative would avoid all significant 

environmental impacts of construction and long-term improvements of the proposed Project. 

 

Finding: Based on the entire record, the Commission concurs with the City finding that the 

No Project/No Development Alternative would not fully meet the basic Project 

Objectives. Accordingly, the Commission concurs with the City rejection of the 

No Project/No Development Alternative.   

2. No Project/Existing County General Plan Alternative.  

Under the No Project/Existing County General Plan Alternative, the Project site would 

not be annexed to the City of San Bernardino, and it would be developed in accordance with the 

land use designations and related overlay constraints included in the County of San Bernardino 

General Plan and Zoning Ordinance. The general plan (2007) designates the southern portion of 

the project site (approximately 190.6 acres) as Residential Estate (RL-5), with a minimum lot 

size of five acres, and the northern portion (approximately 160 acres) as private unincorporated 

land in the San Bernardino National Forest.  

Site grading and home construction would be limited to the RL-5 portion of the site (the 

approximately 190.6-acre southern half). With a minimum lot size of five acres, a maximum of 

38 homes could be developed, resulting in a gross density of 0.20 units/acres for the 190.6 acres. 
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Earthwork would be substantially reduced for this alternative. Only a portion of each five-acre 

lot for each residential unit developed under the County General Plan would be graded. The size 

of the graded area would depend on the individual house size and amount of driveway/access 

road needed to serve the house. 

 

This alternative assumes that primary access would be provided from the existing Meyers 

Road, and secondary or emergency access could be provided by Martin Ranch Road. The 

development of new roads would not be required to provide access to the 38 homes. 

Development would most likely be concentrated within the area of fewest constraints, primarily 

the area characterized with slopes less than 15 percent. 

 

The No Project/Existing County General Plan Alternative would comply with County 

development restrictions, including zoning overlay areas for Fire Safety, Geological Hazards, 

and Open Space. According to the San Bernardino County Hazards Overlay Map, the southern 

portion of the project site is within Fire Safety Area 3 (FS3), which covers areas generally south 

of FS1 (the northern portion of the site, which is within the San Bernardino National Forest) and 

areas within the wildland-urban interface. As outlined in Section 82.13.030, “Fire Safety Areas,” 

of the San Bernardino County Municipal Code, FS1 includes areas in the mountains and valley 

foothills. It includes all the land generally within the San Bernardino National Forest boundary 

and is characterized by areas with moderate and steep terrain and moderate to heavy fuel loading, 

contributing to high fire hazard conditions. FS3 includes lands just to the south of the mountain 

FS1 area. These lands are primarily within the wildland-urban interface of the Valley Region and 

consist of varying terrain, from relatively flat to steeply sloping hillside areas. Development in 

FS3 is prone to wildfire primarily because of its proximity to FS1 zones. FS3 areas are also 

subject to Santa Ana wind conditions that have the potential to dramatically spread wildland 

fires. The Geological Hazards Overlay Zone map also shows the site in landslide and earthquake 

fault zones. 

 

The No Project/Existing General Plan Alternative would reduce impacts related to air 

quality, biological resources, cultural resources, geological resources, greenhouse gas emissions, 

hazards, hydrology and water quality, noise, public services, transportation and traffic, and 

utilities and service systems (solid waste and wastewater). Compared to the proposed Project, 

impacts would be similar, although slightly reduced, for land use and planning, mineral 

resources, and population and housing. Utility and service impacts directly related to population-

based demand factors (water supply, solid waste generation, and wastewater generation) would 

be substantially reduced for this alternative in comparison to the proposed Project. The 

infrastructure to serve the project site under the No Project/Existing County General Plan 

Alternative would not be guaranteed, however, as the City would not have jurisdiction over the 

site.  The 38 units under this alternative, however, would be unlikely able to amortize the major 

infrastructure upgrades—particularly for domestic water delivery and storage—that would be 

required to adequately provide water and fire flow requirements to the Project. (DEIR 7.5.18, 

page 7-17). 

 

Similarly, it would not provide the benefit to other area residents associated with these 

improvements under the proposed Project. Overall, this alternative would reduce environmental 
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impacts relative to the proposed Project and would reduce the following significant impacts of 

the proposed Project to less than significant: 
 

 Air Quality (construction-related pollutant emissions) 

 Greenhouse Gas Emissions (traffic-related greenhouse gas emissions) 

 Transportation and Traffic (project’s contribution to CMP freeway segment unacceptable 

level of service) 

 

The No Project/Existing General Plan Alternative, the City could not ensure that the 

Project would achieve Objective 1 as it would have no control or oversight over the development 

of the lots.  The Project site is located within the City’s sphere of influence and is designated in 

the City’s 2005 General Plan as Residential Estates that entail lots of 1 acre per residence.  If the 

site is constructed under the County General Plan, it would not be annexed to the City and would 

be consistent with the County land use designation consisting of 5-acre residential lots.  A 

Specific Plan would not be required for the build-out of the 38 lots and therefore the design 

criteria and guidelines included in the Specific Plan setting forth strict guidelines to ensure “high 

quality design” (Specific Plan, page 4-1) would not be implemented as part of the Project.  Nor 

would the landscaping, sidewalk and other criteria that are implemented as part of the Specific 

Plan to “integrate areas of development with open space areas in a manner that provides a natural 

transition between the two elements” (Id.) be required under the County Code. 

 

The Proposed Project includes 304 lots (now reduced to 215 lots) that will average one 

acre per lot throughout the development by clustering the lots and ensuring substantial open 

space is preserved. The extent to which the No Project/Existing General Plan Alternative could 

achieve Objectives Nos. 2, 3 and 4 would be largely dependent on the potential financial return 

on 38 homes and the ability to fund amenities (including hiking, equestrian, and bicycles trails) 

and required infrastructure to assure a high-quality development. The additional requirements for 

parks found within the City’s Code would not be required, and hiking, equestrian and bicycle 

trails would not be required under the County’s General Plan and thus may not be considered as 

part of the overall development.   

 

The cost to construct Project access roadways, site grading, and infrastructure and 

building construction would be partially financed through or balanced by the property sales on 

the Project site. It is uncertain whether Objective 8 could be achieved and a reasonable return on 

investment achieved. Since the No Project/Existing General Plan Alternative would have fewer 

residential units, the total construction and operation costs may not be offset by the property 

sales, and this Project Objective would not be met.  The inclusion of fewer amenities would 

offset some of the cost for roadways, water, sewer, fire control and other required improvements 

for the Project, but would lessen the benefit of the Project to the surrounding community.  

Furthermore, the City would not benefit from the development through the collection of 

Development Impact Fees, Library Fees, and infrastructure improvements that would be paid 

under the proposed Project.  Instead, the County would be the recipient of any such fees and the 

beneficiary of any property tax increases resulting from the improvements.  It is also unlikely 

that Objective 2 could be achieved under the No Project/Existing General Plan Alternative, 

because the description and analysis above assumed that this alternative would be served by 

existing Project-area access roads. Access via Meyers Road is opposed by the surrounding 
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community, and would be perceived as not preserving the integrity of the Verdemont 

community.  
 

Project objective Nos. 4 through 7 could be achieved under the No Project/Existing 

General Plan Alternative. Development would be avoided in the San Bernardino National Forest 

and increase the buffer between forest-owned land and developed areas relative to the proposed 

Project. It would maximize open space and would be designed to respect natural conditions, 

including wildland fires, flooding, and seismic hazards (Objectives 5 and 6). Construction-

related measures to mitigate noise and air quality impacts as well as long-term operational 

mitigation measures of the proposed Project could be assumed to also apply to this alternative, 

thereby achieving Project Objective No. 7. 

 

Finding: Based on the entire record, the Commission concurs with the City finding that the 

No Project/Existing General Plan Alternative would not fully meet the basic 

Project Objectives. The Commission concurs with the City and therefore rejects 

the No Project/Existing General Plan Alternative.  

 

3. Alternative Site Plan.  

A conceptual Alternative Site Plan was developed to evaluate the potential to modify the 

proposed Project to minimize or eliminate the significant impacts of the project (construction-

related air quality and noise impacts). Since this alternative also reduces the number of housing 

units, it was also intended to reduce long-term operational, significant unavoidable greenhouse 

gas emission (GHG) impacts. The approach taken to reduce these impacts was to prepare a 

concept that would reduce the size of the area graded and the corresponding volume of 

earthwork. Based on the opportunity to reduce the development footprint, another objective of 

this alternative was to minimize other environmental impacts to the extent possible.  

 

This conceptual site design would have a total onsite development footprint of 137.6 

acres (123.8 graded acres and 13.8 acres of fuel modification area), a reduction of 43 percent 

from the proposed Project’s onsite development area of 241.5 acres. Assuming the same 

development density as the proposed Project (1.27 du/ac), this alternative would yield 175 

single-family homes.  This results in a slightly greater percentage of a 46% overall reduction in 

the number of houses.  

 

Onsite circulation would remain essentially the same, with the exception of some road 

adjustments on the western portion of the site and the removal of one of two roads that connect 

the northern quarter of the site with the reservoir tank. Project access would remain the same as 

with the proposed project. The primary access road would enter the site on the southeast as an 

extension of Verdemont Drive, and the secondary access road would enter the site from the 

southwest and connect to the frontage road along I-215.  

 

The Alternative Site Plan would reduce, but not eliminate the short-term air quality and 

noise impacts. It would have similar greenhouse gas emission impacts as the proposed Project, 

and would be inconsistent with the transportation strategies of reducing VMT. Cultural 

Resources, Hazards and Hazardous Materials, Land Use and Planning, Mineral Resources, and 
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Population and Housing impacts would also be similar. All other impacts (aesthetics, biological 

resources, geology and soils, hydrology and water quality, public services, recreation, 

transportation and traffic, utilities and service systems, and forest resources) would be lessened 

in comparison to the proposed Project. 

 

The Alternative Site Plan has the potential to attain most of the proposed Project’s 

objectives, but would not fully realize the anticipated development of infrastructure and high-

quality housing needs of the City.  

 

The 43% reduction in the number of units and reduction in overall project scope would 

impact the ability to achieve Project objectives 2, 3 and 8 as the overall construction of 

infrastructure and payment of fees would also be reduced by the same approximate percentage.  

The current project design includes an approximate 30% reduction of units due to further 

evaluation of fault hazards on the site.  From the economic standpoint of the City, the proposed 

Project, as opposed to the alternative, will pay substantial fees that will benefit the City, 

including Development Impact Fees, School Fees, Library Fees permitting fees, public services 

fees, and related development fees that provide additional benefit both to the community by 

increasing the funding and services available, but also to the City.  For example, the Project will 

be required to pay additional fees to support police services in the amount of $183,506.18 and to 

pay library fees in the amount of $181,375.52, The Project provides additional property taxes 

that will also contribute to public services. These fees are outlined in the findings and further 

identified in the EIR.  The Project will also provide the opportunity for construction jobs in the 

community for a substantial period of time, depending on how quickly the proposed Project is 

built out. 

 

The 43% reduction in units also makes it infeasible from the developer’s standpoint to 

create an attractive, viable project and realize a reasonable return on investment as stated in 

Objective 8. The developer has indicated that the 30% reduction in the number of units can result 

in a sustainable project over the long-term.  Although the overall fees that will be paid to the City 

will be reduced, the Project still requires substantial infrastructure costs in terms of utilities, fire 

suppression, and roadways, in addition to the amenities included in the overall Specific Plan.  

Under this Alternative, the cost per residence increases substantially with the reduction in the 

overall number of units, resulting in a 37% increase in cost per unit to construct while the 

potential sale price for each unit would remain steady.  With fewer units, the cost to provide and 

construct infrastructure in addition to the proposed residential units would not be balanced by 

project revenues. The Project as proposed includes major infrastructure improvements, including 

the construction of two offsite access roads, extension of domestic water service and three water 

reservoirs, and extension of sewer service to the site. These infrastructure improvements are 

necessary in order to implement and adequately manage the wildfire managements plan and 

buffer areas, as well as to service the proposed residential units under both this Alternative as 

well as the proposed Project.  Both the proposed Project and the Alternative Site Plan would also 

include and require costly mitigation programs, including a comprehensive tree replacement 

program. These costs are not reduced proportionately with the reduction of the number of units 

as the infrastructure is still necessary for the remaining development.  The financial viability of 

this alternative is infeasible considering these costs. 
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Finding: Based on the entire record, the Commission concurs with the City finding that the 

Alternative Site Plan Alternative would not fully meet the basic Project 

Objectives. The Commission concurs with the City and therefore rejects the 

Alternative Site Plan Alternative.  

 

4. Reduced Daily Grading Alternative.  

The Reduced Daily Grading Alternative was defined and evaluated for its potential to 

reduce air quality impacts. The air quality impacts of the proposed project pertain to the emission 

of NOX from construction activities at a local and regional level. The primary source of NOX 

emissions is vehicle emissions, particularly heavy construction equipment. The Reduced Daily 

Grading Alternative assumes that both the number of acres graded per day and the number of 

construction vehicles onsite per day would be reduced by 75 percent. This would make the 

grading phase approximately four times as long as would be under the proposed Project. 

 

The Reduced Daily Grading Alternative would grade the project site over a period of 12 

months rather than 3 months. The 12-month schedule would likely be extended even more due to 

rainy season interruptions. All of the listed equipment would be reduced from eight to two, with 

the exception of the water trucks. Site development after grading would be the same as the 

proposed Project, and other project characteristics would be the same. The total number of units 

built would be 304 (now reduced to 215 units), and site access and circulation would be the same 

as under the proposed Project. 

 

The Reduced Daily Grading Alternative would substantially reduce construction-related 

air quality impacts. Daily NOX emissions would be reduced from 740 to 181 pounds per day, but 

would still exceed the significance threshold of 100 pounds per day. Impacts to noise and traffic 

during construction would be worsened by the Reduced Daily Grading Alternative because of 

the extended construction period. Hydrology and water quality impacts would also be worse, 

because sediment runoff would increase during the longer construction period. Other 

construction-related impacts would be similar to the proposed Project, and long-term operational 

impacts would be the same as for the proposed Project. 

 

The Reduced Daily Grading Alternative would implement the same proposed site plan 

and Specific Plan as the proposed Project, and would attain most the proposed Project objectives. 

Extending the construction grading activities over a year, however, could jeopardize the 

economic viability of the Project and a reasonable return on investment for both the City and the 

developer (Objective 8).  This Alternative would require a greater dedication of the City’s 

resources to verify permit requirements for a longer period of time.  The payment of 

development fees would also be extended as such fees would only be required as certain stages 

of development would be met.  Furthermore, the number of jobs for construction workers would 

decrease.  From the developer’s standpoint, the length of time necessary to complete the grading 

would greatly exceed any cost savings as well as limit the number of jobs created as a result of 

the project build-out as the grading schedule, equipment mix, and workers included in the 

proposed Project description are based on typical construction activities. The extended schedule 

would likely result in costly inefficiencies.  Under the mitigation requirements for the Project, 
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timing of grading and construction affects the potential biological impacts resulting from the 

project, as is identified in the EIR.   

 

Where construction schedules must be drawn out, other phases must be delayed and the 

potential for repeated studies and other requirements increases. This increases costs to both the 

City and the developer as greater resources from both will be required, makes effective 

construction phasing and planning difficult, and the extended construction period would also 

limit the Project’s ability to minimize environmental impacts associated with construction of 

improvements (Objective 7). 

 

Finding: Based on the entire record, the Commission concurs with the City finding that the 

Reduced Daily Grading Alternative would not fully meet the basic Project 

Objectives. The Commission concurs with the City and therefore rejects the 

Reduced Daily Grading Alternative.  

 

5. Environmentally Superior Alternative.  

Section 15126.6(e)(2) of the State CEQA Guidelines requires the identification of the 

environmentally superior alternative. The No Project/No Development and the No 

Project/Existing General Plan alternatives would be the environmentally superior alternatives of 

the Project alternatives evaluated. The elimination or substantial reduction of units developed 

and natural area disturbed would reduce environmental impacts. Neither of these alternatives 

would result in any significant, unavoidable impacts. 

 

The State CEQA Guidelines also require the identification of another environmentally 

superior alternative if the No Project Alternative is the environmentally superior alternative. Of 

the remaining project alternatives, Alternative 3 – Alternative Site Plan Alternative is considered 

environmentally superior.  The Commission concurs with this finding and given the reduction in 

total units to 215 units, the project that can be developed, if LAFCO 3188A is approved, would 

be consistent with this finding.  

 

The Alternative Site Plan Alternative would eliminate 129 lots and reduce site 

development by 43%.  This would, in turn, reduce each of the significant, unavoidable impacts 

identified for the project as proposed, including short-term, construction-related air quality and 

noise impacts and long-term greenhouse gas emission impacts. The overall reduction of the 

development footprint and anticipated reduction in earthwork quantities would reduce, but not 

eliminate the significant air quality and noise impacts. Although it would reduce greenhouse gas 

emissions by approximately 43 percent, it would still emit a substantial amount of greenhouse 

gases and would have similar impacts. The Alternative Site Plan would be able to meet the 

majority of the project objectives. The Alternative Site Plan would also reduce a number of 

impacts, but not all, that were identified as potentially significant in this DEIR but have been 

reduced to less than significant. Specifically, the Alternative Site Plan would reduce aesthetic, 

biological, geology and soils, hydrology and water quality, public services, recreation, 

transportation and traffic, utilities, and forest resource impacts. However, the Alternative Site 

Plan Alternative is not financially feasible based upon the additional burden placed upon the 

Project to develop infrastructure, including water and sewer capacity, to provide protective 
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measures, water towers, buffer zones and infrastructure for wildfire protection, and the 

implementation of recreational and trail uses.  The cost per residence increases substantially with 

the reduction in the overall number of units, resulting in a 37% increase in cost per unit to 

construct while the potential sale price for each unit would remain steady.  With fewer units, the 

cost to provide and construct infrastructure in addition to the proposed residential units would 

not be balanced by project revenues.  These features benefit the community as a whole and 

provide protection from fire, floods and landslides to existing residents.  They add substantial 

cost to the project that the Alternative Site Plan Alternative does not support economically.   

 

F. Statement of Overriding Considerations.  

The San Bernardino County Local Agency Formation Commission adopts this Statement 

of Overriding Considerations with respect to the significant unavoidable impacts associated with 

adoption of the Project as addressed in the EIR, specifically: 

1) Air Quality; 

2) Noise; 

3) Traffic and Transportation; and 

4) Greenhouse Gas Emissions.  

This section of the findings specifically addresses the requirement of Section 15093 of 

the CEQA Guidelines, which requires the lead agency to balance the benefits of a proposed 

project against its unavoidable significant impacts, and to determine whether the impacts are 

acceptably overridden by the Project benefits.  If the Commission finds that the previously stated 

major project benefits outweigh the unavoidable significant adverse environmental impacts noted 

above, the Commission may, nonetheless, approve the Project.  Each of the separate benefits are 

hereby determined to be, in itself, and independent of other Project benefits, basis for overriding 

all unavoidable environmental impacts identified in the EIR and these findings.   

The City’s findings, concurred in by the Commission, set forth in the preceding sections 

identified all of the adverse environmental impacts and feasible mitigation measures which can 

reduce impacts to less than significant levels where feasible, or to the lowest feasible levels 

where significant impacts remain.  The findings have also analyzed three alternatives to 

determine whether there are reasonable or feasible alternatives to the proposed action, or whether 

they might reduce or eliminate the significant adverse impacts of the Project. The EIR presents 

evidence that implementing the development of the Project will cause significant adverse 

impacts which cannot be substantially mitigated to non-significant levels. These significant 

impacts have been outlined above, and the Commission makes the following finding: 

Finding: Having considered the unavoidable adverse impacts of the Project, the 

Commission hereby determines that all feasible mitigation has been adopted to 

reduce or avoid the potentially significant impacts identified in the EIR, and that 

no additional feasible mitigation is available to further reduce significant impacts.  

Further, the Commission finds that economic, social and other considerations of 

the Project related to provision of housing outweigh the unavoidable adverse 

impacts described above.  The reason for accepting these remaining unmitigated 
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impacts are described below.  In making this finding, the Commission has 

balanced the benefits of the Project against its unavoidable environmental 

impacts, and has indicated its willingness to accept those effects.   

The Commission further finds that the Project’s benefits are substantial and override each 

unavoidable impact of the Project.  These benefits include substantial infrastructure that the 

Project will directly and indirectly, through funding mechanisms, provide. These benefits include 

the following, which are laid out in greater detail in the findings: 

 The water supply system for the area will be augmented to provide water to the new 

residents, but will also provide improved service to those existing residents in the area 

currently on City water. 

 Three onsite reservoirs will be constructed to provide better service and fire 

protection to the area. 

 Offsite improvements to the water supply system include a series of pump stations 

and transmission lines within the Verdemont community. 

 Improved fuel modification zones will provide protection to both the proposed 

community as well as to the existing structures in the area. 

 Project would be required to pay development impacts fees for law enforcement, 

schools, library, fire, traffic and other related fees that will supplement the City’s 

funds and provide the necessary public services to the Project.   

 Traffic improvements, including dual left turn lanes at the intersection of Palm 

Avenue and Kendall Drive. 

In particular, the Project scope includes substantial infrastructure improvements for water 

storage and delivery systems that will not only serve the Project itself, but also benefit the larger 

community.  The additional water storage and delivery systems will provide for more effective 

wildfire controls for existing residents as well as the proposed Project given the additional safety 

and setback measures that are incorporated into the Project.  The water infrastructure will also 

provide a source potable water for existing residents as well as a water source for firefighting 

personnel in the event of a wildfire.  The Project components related to fire hazards and safety, 

including construction, buffer zones, and other features will also provide additional benefits to 

those residents already located in the area as a means of preventing the spread of any wildfires 

through the area.   

Storm drainage improvements will also provide additional benefits related to the existing 

flood and erosion conditions prevalent in the area.  The area and existing residents have faced 

historical issues with flooding, landslides and wildfires which will be substantially improved 

with the implementation of the proposed Project.  Funding mechanisms and impact fees that will 

be generated as part of the project will assist in roadway improvements and as well general fund 

contributions through property tax that can assist in funding necessary police, fire and safety 

services for the area.   

From an economic standpoint, the project will pay substantial fees that will benefit the 

City, including Development Impact Fees, School Fees, Library Fees permitting fees, public 

services fees, and related development fees that provide additional benefit both to the community 
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by increasing the funding and services available, but also to the City.  For example, the Project 

will be required to pay additional fees to support police services in the amount of $183,506.18 

and to pay library fees in the amount of $181,375.52, The Project provides additional property 

taxes that will also contribute to public services. These fees are outlined in the findings and 

further identified in the EIR.  The Project will also provide the opportunity for construction jobs 

in the community for a substantial period of time, depending on how quickly the proposed 

Project is built out. The Project provides additional social benefits to the community and City as 

well. The Project will dedicate more than 245 acres of permanent open space, including natural 

open space, controlled open space and parks, on site.  The parks that are proposed as part of the 

Project will include shade structures, tot lots, gardens, observation points, and other related 

features and offer opportunities for the community that are not currently present in the area.  The 

Project also provides an interconnected trail system that would include community trails for 

bicycle and pedestrian use, equestrian trails, and hiking trails.  These proposed trails would 

substantially increase the recreational opportunities currently available in the City.  

Furthermore, the City has a limited base of available high-quality, low density residential 

development based upon a review of the MLS listings for the City as well as under General Plan 

designation areas for low density residential development. Such high-quality, low density 

housing is desirable to attract and retain top quality candidates for positions at the University and 

other institutions.   According to the City of San Bernardino Housing Element Adopted June 20, 

2011, approximately one-third of the City’s housing stock is between 30 and 49 years old, with 

an additional 35.3 percent over 50 years old. (Pages 3-25 and 3-26).  Only 2,720 housing units 

were constructed between the years of 2000-2005, during the height of the housing boom.  

(Housing Element Adopted June 20, 2011, Table H-12).  The household composition of the City 

shows that 82% of the City’s households are moderate to very-low income, while only 18% are 

above Moderate income.  (Id. Chart 4, pg. 3-17). There are few other proposed developments 

within the City at this time and thus the proposed Project will fill a residential need within the 

City as is envisioned within the City’s General Plan.  Such a need is identified generally in 

Housing Element policy 3.1.1, which states: “Provide adequate sites to accommodate the 

production of a variety of housing types through land use designation, zoning, specific plans, and 

overlay districts.”  The Verdemont Heights Area Plan, found on page 2-75 of the General Plan 

Land Use Element and in which this Project site is located, further discusses strategy to meet the 

Housing Element policy 3.1.1, identifying in strategy 4 on page 2-83 to “Promote the 

development of higher end housing.”   

Additional benefits are as follows: 

1. Findings Related to Traffic and Transportation Impacts. 

a. Increased Traffic.  

There are two roadways identified in the CMP that would be impacted by Project traffic: 

I-215 freeway and I-15 freeway. Four segments of these two freeways are expected to have an 

LOS of F during morning peak hours with or without the project in year 2035, and six segments 

are expected to have an LOS of F during evening peak hours with or without the Project in year 

2035. All of these segments, except the northbound and southbound segments of I-15 between 
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Sierra Avenue and Glen Helen Parkway, are included in the Caltrans improvement plans for the 

Devore interchange. 

 

With improvements, two of these freeway segments would operate at acceptable levels. 

However, six freeway segments would continue to operate at an unacceptable LOS for year 

2035: 

 

 The I-215 freeway segment between Palm Avenue and Devore Road (northbound and 

southbound) 

 The I-215 freeway segment between Devore Road and I-15 (northbound) 

 The I-15 freeway segment between Glen Helen Parkway and Sierra Avenue (northbound 

and southbound).  

 The I-15 freeway segment between I-215 and Glen Helen Parkway (northbound). 
 

Spring Trails would generate traffic that would contribute to the unacceptable levels of 

service on these freeway segments. Additionally, mainline improvements to the I-15 and I-215 in 

the Project area are not included in a fee program at this time. There are no feasible mitigation 

measures to reduce the significant impacts, which will remain significant and unavoidable.  

However, benefits obtained from the Project are sufficient to justify approval of the Project.  

These impacts are overridden by the Project benefits described in Section II.D of this document, 

as well as the local and regional benefits that will be realized under the Development Agreement, 

described in Section II.B of this document.  The Commission concurs with the preceding 

findings. 

 

b. Cumulative Impacts.  

Development of the Project will contribute incrementally to Traffic and Transportation 

impacts that are cumulatively considerable, significant, and unavoidable when considered within 

the context of traffic that will be generated by other known or probable developments, as 

discussed above. This is a cumulatively considerable impact that cannot be mitigated to a less 

than significant level.  However, benefits obtained from the Project are sufficient to justify 

approval of the Project, and these impacts are overridden by Project benefits described in 

Sections II.B and II.D of this document.  The Commission concurs with the preceding finding. 

 

2. Findings Related to Air Quality Impacts.  

a. Construction Emissions.  

The Project is not consistent with the applicable air quality management plan because 

construction-related air pollutant emissions would exceed the SCAQMD’s regional and localized 

emission thresholds. Mitigation measures used to control construction and operational emissions 

would reduce Project and cumulative level impacts, but they would remain significant and 

unavoidable. 

 

 Construction activities associated with the proposed Project would generate short-term 

emissions that exceed SCAQMD’S regional significance thresholds for NOx, PM10, and PM2.5, 
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and would significantly contribute to the nonattainment designations of the South Coast Air 

Basin for ozone and particulate matter (PM10 and PM2.5). Construction activities associated with 

grading operations could expose sensitive receptors to substantial pollutant concentrations of 

PM10 at the existing onsite residence and the surrounding offsite residences. Mitigation measures 

would reduce the Project’s construction-related impacts, but the project- and cumulative-level 

impacts would remain significant and unavoidable. 

 

However, benefits obtained from the Project are sufficient to justify approval of the 

Project, and these impacts are overridden by Project benefits described in Sections II.B and II.D 

of this document.  The Commission concurs with the preceding finding. 

 

b. Cumulative Impacts.  

The South Coast Air Basin is in nonattainment for O3 and particulate matter (PM10 and 

PM2.5). Construction of cumulative projects will further degrade the regional and local air 

quality. Air quality will be temporarily impacted during construction activities. Even with the 

implementation of mitigation measures, Project-related construction emissions would still exceed 

the SCAQMD significance thresholds for NOx, PM10 and PM2.5, and cumulative emissions 

would result in greater exceedances. These are cumulatively considerable air quality impacts 

which cannot be mitigated to a less-than-significant level.  However, benefits obtained from the 

Project are sufficient to justify approval of the Project, and these impacts are overridden by the 

Project benefits described in Sections II.B and II.D of this document.  The Commission concurs 

with the preceding finding. 

3. Findings Related to Noise Impacts.  

Project-related construction activities would result in temporary noise increases at the 

existing onsite residence and surrounding noise-sensitive receptors due to the length of the 

construction period, that is, approximately three years. Mitigation would reduce the Project’s 

impact on local sensitive receptors, but this impact would remain significant and unavoidable.  

However, benefits obtained from the Project are sufficient to justify approval of the Project, and 

these impacts are overridden by the Project benefits described in Sections II.B and II.D of this 

document.  The Commission concurs with the preceding finding. 

 

4. Findings Related to Greenhouse Gas Emissions.  

Project-related construction activities would generate 5,660 metric tons (MTon) of CO2e 

and operational activity would generate about 9,559 MTons of CO2e. Mitigation measures 

would reduce GHG emissions from construction activities, area sources, energy use, and waste 

and recycling activities to levels that are less than significant; however, the vehicle GHG 

emissions would not be reduced to less-than-significant levels, and Project-generated vehicle 

emissions of GHG would create significant and unavoidable impacts. However, benefits 

obtained from the Project are sufficient to justify approval of the Project, and these impacts are 

overridden by the Project benefits described in Sections II.B and II.D of this document.  The 

Commission concurs with the preceding finding. 
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California Public Resource Code 21002 provides: “In the event specific economic, social 

and other conditions make infeasible such Project alternatives or such mitigation measures, 

individual projects can be approved in spite of one or more significant effects thereof.”  Section 

21002.1(c) provides: “In the event that economic, social, or other conditions make it infeasible to 

mitigate one or more significant effects of a project on the environment, the project may 

nonetheless be approved or carried out at the discretion of a public agency…”  Finally, 

California Administrative Code, Title 4, 15093 (a) states: “If the benefits of a proposed project 

outweigh the unavoidable adverse environmental effects, the adverse environmental effects may 

be considered ‘acceptable.’” 

The Project benefits include substantial infrastructure that the Project will directly and 

indirectly, through funding mechanisms, provide.  In particular, the Project scope includes 

substantial infrastructure improvements for water storage and delivery systems that will not only 

serve the Project itself, but also benefit the larger community.  The additional water storage and 

delivery systems will provide for more effective wildfire controls for existing residents as well as 

the proposed Project given the additional safety and setback measures that are incorporated into 

the Project.  The water infrastructure will also provide a source potable water for existing 

residents as well as a water source for firefighting personnel in the event of a wildfire.  The 

Project components related to fire hazards and safety, including construction, buffer zones, and 

other features will also provide additional benefits to those residents already located in the area 

as a means of preventing the spread of any wildfires through the area.   

Storm drainage improvements will also provide additional benefits related to the existing 

flood and erosion conditions prevalent in the area.  The area and existing residents have face 

historical issues with flooding, landslides and wildfires which will be substantially improved 

with the implementation of the proposed Project.  Funding mechanisms and impact fees that will 

be generated as part of the project will assist in roadway improvements and as well general fund 

contributions through property tax that can assist in funding necessary police, fire and safety 

services for the area.   

The proposed Project will also provide additional recreational sources for the community, 

creating hiking, equestrian and biking trails throughout the site and connecting an area that 

currently does not offer such sources of recreation to the residents of the City. 

Furthermore, a base of high-quality low-density residential development is important for 

the ability of the City’s institutions to hire and retain top quality candidates for positions at the 

University and other institutions.  There are few other proposed developments within the City at 

this time and thus the proposed Project will fill a residential need within the City as is envisioned 

within the City’s General Plan. 

In addition to the safety, recreational, social and housing features that the project will 

provide, the Project will offer employment during the construction phases and provide revenue 

from the additional property taxes that the Project will generate.  The Project will be required to 

pay additional fees to support police services in the amount of $183,506.18, pay schools fees, 

pay library fees in the amount of $181,375.52, improvement existing roadways and provide 

additional access points that otherwise may not occur, as well as pay other City development 
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fees.  The payment of fees and additional services benefit both the Project and the surrounding 

community.   

As the CEQA Responsible Agency for the proposed Project, the Commission has 

reviewed the Project description and the Project alternatives as presented in the EIR, and fully 

understands the Project and Project alternatives proposed for development.  Further, the 

Commission finds that all potential adverse environmental impacts and all feasible mitigation 

measures to reduce the impacts from the Project have been identified in the Draft EIR, the Final 

EIR and public testimony.  The Commission also finds that a reasonable range of alternatives 

was considered in the EIR and this document, Section IV.E above, and finds that approval of 

LAFCO 3188A is appropriate. 

The City has identified economic and social benefits, important policy objectives and 

local and regional benefits that will result from approval of the Development Agreement, as 

discussed in Sections II.B and II.D above, which result from implementing the Project.  The 

Commission concurs with this finding.  The Commission has balanced these substantial social 

and economic benefits against the unavoidable significant adverse effects of the Project.  The 

Commission finds that the substantial social and economic benefits that will result from the 

Project override the unavoidable environmental effects of the Project.  

V. APPROVING THE PROJECT 

Based on the entire record before the San Bernardino County Local Agency Formation 

Commission, including the Findings and all written and evidence presented, the Commission 

hereby approves LAFCO 3188A with the finding that the City will implement all the mitigation 

measures and the Mitigation Monitoring and Reporting Program. 

VI. REGARDING STAFF DIRECTION 

A Notice of Determination shall be filed with the Clerk of the County of San Bernardino 

Board within five (5) working days of final Project approval.    

VII. REGARDING CONTENTS AND CUSTODIAN OF RECORD 

The documents and materials that constitute the record for the Commission’s actions 

related to the Complete FEIR are located at the Local Agency Formation Commission for San 

Bernardino County, 1170 West 3rd Street, Unit 150, San Bernardino, California 92415-0490.  

The custodian for these records is the San Bernardino County LAFCO.  This information is 

provided in compliance with Public Resources Code section 21081.6. 

 



ENVIRONMENTAL DOCUMENTS RELATED TO 
THE CITY OF SAN BERNARDINO’S APPROVAL OF THE 

SPRING TRAILS SPECIFIC PLAN 

 Notice of Determination 
 Spring Trials Specific Plan Resolution 
 Spring Trials Specific Plan Ordinance 
 Spring Trials Specific Plan Facts, Findings and Statement of Overriding Considerations 
 Spring Trials Specific Plan Mitigation Monitoring Program 
 Spring Trials Specific Plan Final Environmental Impact Report 
 Spring Trials Specific Plan Draft Environmental Impact Report  

o Appendix A - Initial Study and Notice of Preparation 
o Appendix B - Comments on the Initial Study and Notice of Preparation 
o Appendix C - Air Quality Modeling Result 
o Appendix D1 - Arborist Report (Integrated Urban Forestry 1998) 
o Appendix D2 - General Biological Assessment (MBA 2007) 
o Appendix D3 - Least Bell’s Vireo & Southwestern Willow Flycatcher Focused Survey (MBA 2007)  
o Appendix D4 - Updated Arborist Report (MBA 2007) 
o Appendix D5 - Habitat Assessment Report (MBA 2008) 
o Appendix D6 - General Biological Resources Assessment Update (NRA 2004) 
o Appendix D7 - Jurisdictional Delineation for the Access Roads (PBS&J 2011) 
o Appendix D8 - Jurisdictional Delineation for the Project Site (PBS&J 2009) 
o Appendix D9 - San Bernardino Kangaroo Rat Survey Report (PBS&J 2009) 
o Appendix D10 - Rare Plant Survey Report 
o Appendix D11 - Biological Resources Review (PBS&J 2009) 
o Appendix D12 - Biological Resources Assessment (compiled) (PBS&J 2011) 
o Appendix D13 - Biological Resources Assessment (PCR 1999) 
o Appendix D14 - San Bernardino Kangaroo Rat Survey Report (SCD 2002) 
o Appendix D15 - Biological Report Update (WLB 2002) 
o Appendix D16 - Coastal California Gnatcatcher Survey (WLB 2002) 
o Appendix D17 - Biological Report for the Access Roads (WLB 2002) 
o Appendix E - Archaeological and Paleontological Resources Assessment 
o Appendix F1 - Geotechnical Report (Kleinfelder 2000) 
o Appendix F2 - Seismic Design Parameters (Leighton and Associates 2009) 
o Appendix G - Spring Trails Fire Protection Plan 
o Appendix H1 - Precise Fuel Modification – Sheet 1 (on CD only) 
o Appendix H2 - Precise Fuel Modification – Sheet 2 (on CD only) 
o Appendix I1 - Preliminary Water Quality Management Plan 
o Appendix I2 - Hydrologic and Water Quality Report 
o Appendix J - Noise Monitoring Results 
o Appendix K - Traffic Impact Analysis 
o Appendix L - Sewer Capacity Study 

http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_NOD.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_spresolution.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_spordinance.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_spFFSOC.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_spMMP.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_spFEIR.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_spDEIR.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenA.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenB.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenC.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD1.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD2.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD3.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD4.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD5.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD6.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD7.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD8.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD9.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD10.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD11.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD12.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD13.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD14.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD15.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD16.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenD17.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenE.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenF1.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenF2.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenG.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenH1.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenH2.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenI1.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenI2.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenJ.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenK.pdf
http://www.sbcounty.gov/uploads/lafco/Proposals/3188A/3188A_appenL.pdf
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LOCAL AGENCY FORMATION COMMISSION 
FOR SAN BERNARDINO COUNTY 

1170 West Third Street, Unit 150, San Bernardino, CA 92415-0490 
(909) 388-0480    Fax (909) 388-0481 

lafco@lafco.sbcounty.gov 
www.sbclafco.org 

PROPOSAL NO.: LAFCO 3188A 

HEARING DATE: AUGUST 21, 2019 

RESOLUTION NO. 3291 

A RESOLUTION OF THE LOCAL AGENCY FORMATION COMMISSION OF THE 
COUNTY OF SAN BERNARDINO MAKING DETERMINATIONS ON LAFCO 3188A - 
REORGANIZATION TO INCLUDE ANNEXATION TO THE CITY OF SAN BERNARDINO 
AND TO THE SAN BERNARDINO COUNTY FIRE PROTECTION DISTRICT ZONE FP-5 
SAN BERNARDINO, AND DETACHMENT FROM COUNTY SERVICE AREA 70 (SPRING 
TRAILS SPECIFIC PLAN).  The reorganization area encompasses approximately 350 
acres, which is generally located north of the Verdemont neighborhood, east of the 
community of Devore and northeasterly of the I-215 Freeway.  The area is bordered 
by parcel lines on the north and east, a combination of parcel lines and the centerline 
of West Meyers Road (existing City of San Bernardino boundary) on the south, and 
parcel lines (portion of existing City of San Bernardino boundary) on the west, within 
the City of San Bernardino’s existing sphere of influence. 

On motion of Commissioner _______, duly seconded by Commissioner _____, and 
carried, the Local Agency Formation Commission adopts the following resolution: 

WHEREAS, an application for the proposed reorganization in San Bernardino 
County was filed with the Executive Officer of this Local Agency Formation Commission 
(hereinafter referred to as “the Commission”) in accordance with the Cortese-Knox-
Hertzberg Local Government Reorganization Act of 2000 (Government Code Sections 
56000 et seq.), and the Executive Officer has examined the application and executed his 
certificate in accordance with law, determining and certifying that the filings are sufficient; 
and, 

WHEREAS, at the times and in the form and manner provided by law, the Executive 
Officer has given notice of the public hearing by the Commission on this matter; and, 

WHEREAS, the Executive Officer has reviewed available information and prepared 
a report including his recommendations thereon, the filings and report and related 
information having been presented to and considered by this Commission; and, 

WHEREAS, the public hearing by this Commission was called for August 21, 2019 
at the time and place specified in the notice of public hearing; and, 
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WHEREAS, at the hearing, this Commission heard and received all oral and written 

support and/or opposition; the Commission considered all plans and proposed changes of 
organization, objections and evidence which were made, presented, or filed; it received 
evidence as to whether the territory is inhabited or uninhabited, improved or unimproved; 
and all persons present were given an opportunity to hear and be heard in respect to any 
matter relating to the application, in evidence presented at the hearing. 
 

NOW, THEREFORE, BE IT RESOLVED, that the Commission does hereby 
determine, find, resolve, and order as follows: 

 
DETERMINATIONS: 
 
SECTION 1.  The proposal is approved subject to the terms and conditions hereinafter 
specified: 
 
CONDITIONS: 
 

Condition No. 1. The boundaries of this change of organization are approved as set 
forth in Exhibits “A” and “A-1” attached. 

 
Condition No. 2. The following distinctive short-form designation shall be used 

throughout this proceeding: LAFCO 3188A. 
 
Condition No. 3.  All previously authorized charges, fees, assessments, and/or 

taxes currently in effect by the City of San Bernardino (annexing agency) shall be assumed 
by the annexing territory in the same manner as provided in the original authorization 
pursuant to Government Code Section 56886(t).  

 
Condition No. 4.  The City of San Bernardino shall be required to initiate 

annexation of the totally-surrounded island within one year of the Commission’s approval of 
LAFCO 3188A (a copy of which is attached as Exhibit B).  A resolution by the City Council 
of the City of San Bernardino shall be submitted to the Executive Officer of LAFCO outlining 
the City’s commitment to fulfilling this requirement prior to the issuance of the Certificate of 
Completion for LAFCO 3188A.  A status report shall be provided to the Commission at the 
six month date outlining the progress of the City of San Bernardino in fulfilling its obligation.  
Failure on the part of the City of San Bernardino to fulfill its commitment to annex the totally-
surrounded island shall require that the next annexation proposed to the City of San 
Bernardino, either by the City through resolution or by property owner/registered voter 
petition, include a condition requiring the initiation of annexation of the totally-surrounded 
island.  Said condition of approval shall be deemed completed upon the issuance of the 
Certificate of Filing for said island. 

 
Condition No. 5.  The City of San Bernardino shall indemnify, defend, and hold 

harmless the Local Agency Formation Commission for San Bernardino County from any 
legal expense, legal action, or judgment arising out of the Commission’s approval of this 
proposal, including any reimbursement of legal fees and costs incurred by the Commission. 

 
Condition No. 6.  Pursuant to Government Code Section 56886.1, public utilities, 

as defined in Section 216 of the Public Utilities Code, have ninety (90) days following the 
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recording of the Certificate of Completion to make the necessary changes to impacted utility 
customer accounts. 

Condition No. 7.  The date of issuance of the Certification of Completion shall be 
the effective date of the reorganization. 

SECTION 2. The Commission determines that approval of LAFCO 3188A will create an 
unincorporated island completely surrounded by the City of San Bernardino.  Since the 
inclusion of the island area would likely terminate the annexation proposal due to the 
number of registered voters within said island, the Commission determines, pursuant to the 
provision of Government Code Section 56375(m), to waive the restrictions on the creation 
of a totally-surrounded island contained within Government Code Section 56744 because it 
would be detrimental to the orderly development of the community, and it further determines 
that the area to be surrounded by the City of San Bernardino cannot reasonably be 
annexed to another city or incorporated as a new city. 

SECTION 3. The Commission determines that: 

a) this proposal is certified to be legally uninhabited;

b) it has 100 % landowner consent; and,

c) no written opposition to a waiver of protest proceedings has been submitted
by any subject agency.

Therefore, the Commission does hereby waive the protest proceedings for this 
action as permitted by Government Code Section 56662(d). 

SECTION 4.  DETERMINATIONS. The following determinations are required to be 
provided by Commission policy and Government Code Section 56668: 

1. The reorganization area is legally uninhabited containing four (4) registered voters as
certified by the Registrar of Voters as of July 22, 2019.

2. The County Assessor’s Office has determined that the total assessed valuation of
land within the reorganization area is $1,978,576 as of August 9, 2019, broken down
as: $1,876,890 (land) and $101,686 (improvements).

3. The reorganization area is within the sphere of influence assigned the City of San
Bernardino.

4. Legal notice of the Commission’s consideration of the proposal has been provided
through publication in the The Sun, a newspaper of general circulation within the
area.  As required by State law, individual notification was provided to affected and
interested agencies, County departments, and those individuals and agencies having
requested such notice.

5. In compliance with the requirements of Government Code Section 56157 and
Commission policies, LAFCO staff has provided individual notice to:
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 landowners (2) and registered voters (4) within the reorganization area 
(totaling 6 notices); and, 
  

 landowners (84) and registered voters (96) surrounding the reorganization 
area 1,350 feet from the exterior boundary of the proposal area (totaling 180 
notices).    

 
Comments from registered voters, landowners, and other individuals and any 
affected local agency in support or opposition have been reviewed and considered 
by the Commission in making its determination. 

 
6. The City of San Bernardino pre-zoned the reorganization area through its approval of 

the Spring Trails Specific Plan with the following underlying specific pan zone 
designations: Residential (Estate), Open Space, and Parks. These zoning 
designations are consistent with the City’s General Plan and are generally 
compatible with the surrounding land uses in the area.  The City’s pre-zone 
designations will remain in effect for a minimum of two years following annexation 
unless specific actions are taken by the City Council. 
 

7. The Southern California Associated Governments (“SCAG”) adopted its 2016-2040 
Regional Transportation Plan and Sustainable Communities Strategy pursuant to 
Government Code Section 65080.  LAFCO 3188A is in close proximity with the I-
215 Freeway, which is part of the RTP-SCS’s highway improvement 
(expansion/rehabilitation) program adding high-occupancy vehicle (HOV) lanes 
between the I-210 and the I-15 Freeways for completion by 2035. 
 

8. The City of San Bernardino adopted an updated Local Hazard Mitigation Plan 
(LHMP) in October 2016 (Resolution No. 2016-209), which was developed by 
County Fire, the City’s fire service provider.  Said LHMP includes the Spring Trails 
project as one its potential residential development.  County Fire also has its Multi-
Jurisdictional Hazard Mitigation Plan approved by FEMA in July 2017.  
 

9. A Complete Final Environmental Impact Report (EIR) was prepared and certified as 
adequate by the City of San Bernardino for its approval of the Spring Trails Specific 
Plan (SCH No. 2009111086).  The Commission, its staff, and its Environmental 
Consultant have independently reviewed the City’s Complete Final EIR and found it 
to be adequate for the reorganization decision. 
 
The Commission certifies that it has reviewed and considered the City’s Complete 
Final EIR and the effects outlined therein, and as referenced in the Facts, Findings 
and Statement of Overriding Considerations, prior to reaching a decision on the 
project.  By considering the Complete Final EIR adopted by the City of San 
Bernardino and adopting the revised Facts, Findings and Statement of Overriding 
Considerations for the proposal, the Commission is reconfirming its position 
regarding the adequacy of the City’s Complete Final EIR and originally-approved 
Statement of Overriding Considerations in light of the reduced Project scope, for 
purposes of its approval of LAFCO 3188A as a Responsible Agency under CEQA. 
 
The Commission hereby acknowledges the mitigation measures and mitigation 
monitoring and reporting program contained in the City’s Complete Final EIR and 
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finds that no additional feasible alternatives or mitigation measures will be adopted 
by the Commission.  The Commission finds that all changes, alterations, and 
mitigation measures are within the responsibility and jurisdiction of the City and other 
agencies, and not the Commission.  The Commission finds that it is the 
responsibility of the City to oversee and implement these measures and the 
mitigation monitoring and reporting program. 

The Commission hereby adopts the Facts, Findings and Statement of Overriding 
Considerations regarding the environmental effects of the reorganization (a copy of 
which is attached as Exhibit C).  The Commission finds that all feasible changes or 
alterations have been incorporated into the project; that these changes are the 
responsibility of the City and other agencies identified in the Facts, Findings and 
Statement of Overriding Considerations and the City’s Complete Final EIR; and that 
specific economic, social or other considerations make infeasible adoption of the 
alternatives identified in the City’s Complete Final EIR. 

The Commission directs its Executive Officer to file a Notice of Determination within 
five (5) days with the San Bernardino County Clerk of the Board of Supervisors.  
The Commission, as a Responsible Agency, also notes that this proposal is exempt 
from the California Department of Fish and Wildlife fees because the fees were the 
responsibility of the City of San Bernardino as a CEQA Lead Agency. 

10. The reorganization area is served by the following local agencies: County of San
Bernardino, Inland Empire Resource Conservation District, San Bernardino Valley
Municipal Water District, San Bernardino County Fire Protection District, its Valley
Service Zone, and its Zone FP-5 (fire protection and emergency medical response),
and County Service Area 70 (multi-function unincorporated County-wide).

County Service Area 70 will be detached and its sphere of influence reduced upon
successful completion of this proposal. None of the other agencies will be directly
affected by the completion of this proposal as they are regional in nature.

11. The City of San Bernardino has submitted a plan for the extension of municipal
services to the study area as required by Government Code Section 56653, which
indicate that the City of San Bernardino can, at a minimum, maintain the existing
level of service delivery and can improve the level and range of services currently
available in the area.

The certified Plan for Service and Fiscal Impact Analysis have been reviewed and
compared with the standards established by the Commission and the factors
contained within Government Code Section 56668.  The Plan for Service and the
Fiscal Impact Analysis conform to those adopted standards and requirements.

12. The reorganization proposal complies with Commission policies that indicate the
preference for areas proposed for development at an urban-level land use be
included within a City so that the full range of municipal services can be planned,
funded, extended and maintained.

However, approval of this proposal will create an island of unincorporated territory
that will be totally-surrounded by the City of San Bernardino.  LAFCO 3188A cannot
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be expanded to include the unincorporated island without the risk of termination due 
to known registered voter protest within the island area. 

13. The reorganization area can benefit from the availability and extension of municipal
services from the City of San Bernardino and its Municipal Water Department as
evidenced by the Plan for Service certified by the City and its Municipal Water
Department.

14. This proposal will assist the City of San Bernardino’s ability to achieve its fair share
of the regional housing needs as it proposes to build the addition of 215 single-family
residential units.

15. With respect to environmental justice, which is the fair treatment of people of all
races, cultures, and incomes with respect to the location of public facilities and the
provision of public services, the following demographic and income profile was
generated using ESRI’s Community Analyst for the City of San Bernardino and the
reorganization and adjacent unincorporated areas (2019 data):

Demographic and Income 
Comparison 

City of  
San Bernardino 

(%) 

Reorganization 
Area and 
Adjacent 

Unincorporated 
Area (%) 

Race and Ethnicity 
•African American Alone 13.5 % 7.0 % 
•American Indian Alone 1.3 % 0.9 % 
•Asian Alone 4.2 % 4.3 % 
•Pacific Islander Alone 0.4 % 0.3 % 
•Hispanic Origin (Any Race) 68.3 % 37.9 % 

Median Household Income $43,515 $104,564 

Through future development, the reorganization area will benefit from the extension 
of services and facilities from the City and, at the same time, the approval of the 
reorganization proposal will not result in the unfair treatment of any person based on 
race, culture or income.  

16. The County of San Bernardino (for itself and on behalf of the San Bernardino County
Fire Protection District) and the City of San Bernardino have successfully negotiated
a transfer of property tax revenues that will be implemented upon completion of this
reorganization. This fulfills the requirements of Section 99 of the Revenue and
Taxation Code.

17. The map and legal description, as revised, are in substantial compliance with LAFCO
and State standards through certification by the County Surveyor’s Office.

SECTION 5.  The primary reason for this reorganization is to receive municipal services 
from the City for the proposed Spring Trails Specific Plan.  The Commission recognizes 
that the area is difficult to develop due to constraints, among others, of being on an active 
fault line and located in a fire hazard area with slopes and high winds.  The Commission 
staff emphasizes the importance of the mitigation measures being implemented to minimize 
or reduce the impacts to the extent feasible.  
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SECTION 6.  The affected territory shall not be taxed for existing bonded indebtedness or 
contractual obligations of the City of San Bernardino through the reorganization.  The 
regular County assessment rolls are utilized by the City of San Bernardino. 

SECTION 7.  Approval by the Local Agency Formation Commission indicates that 
completion of this proposal would accomplish the proposed change of organization in a 
reasonable manner with a maximum chance of success and a minimum disruption of 
service to the functions of other local agencies in the area. 

SECTION 8.  The Commission hereby orders the territory described in Exhibits “A” and “A-
1” reorganized.  The Commission hereby directs, that following completion of the 
reconsideration period specified by Government Code Section 56895(b), the Executive 
Officer shall prepare and file a Certificate of Completion, as required by Government Code 
Section 57176 through 57203, and a Statement of Boundary Change, as required by 
Government Code Section 57204. 

SECTION 8.  The Executive Officer is hereby authorized and directed to mail certified 
copies of this resolution in the manner provided by Section 56882 of the Government Code. 

THIS ACTION APPROVED AND ADOPTED by the Local Agency Formation 
Commission for San Bernardino County by the following vote: 

AYES: COMMISSIONERS: 

  NOES: COMMISSIONERS: 

  ABSTAIN: COMMISSIONERS: 

  ABSENT: COMMISSIONERS: 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

STATE OF CALIFORNIA ) 
)  ss. 

COUNTY OF SAN BERNARDINO ) 

I, SAMUEL MARTINEZ, Executive Officer of the Local Agency Formation 
Commission for San Bernardino County, California, do hereby certify this record to 
be a full, true, and correct copy of the action taken by said Commission by vote of 
the members present as the same appears in the Official Minutes of said Commission 
at its regular meeting of August 21, 2019. 

DATED: 

_________________________________ 
    SAMUEL MARTINEZ 
    Executive Officer  



LOCAL AGENCY FORMATION COMMISSION 
FOR SAN BERNARDINO COUNTY 

1170 West Third Street, Unit 150, San Bernardino, CA 92415-0490 
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lafco@lafco.sbcounty.gov 
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DATE: AUGUST 14, 2019 

FROM: SAMUEL MARTINEZ, Executive Officer 
MICHAEL TUERPE, Project Manager 

TO: LOCAL AGENCY FORMATION COMMISSION 

SUBJECT: Agenda Item #9: Update on LAFCO 3187 – 
Countywide Service Review for Water Continued Monitoring 

RECOMMENDATION:
Staff recommends that the Commission take the following actions: 

1. Note receipt of status report and file.

2. Direct that no further monitoring occur for Daggett Community Services District.

BACKGROUND: 

July 2017: Service Review 

As a part of its Countywide Service Review for Water (LAFCO 3187), the Commission at its 
July 19, 2017 hearing directed staff to coordinate with Mojave Water Agency (“MWA”) to 
seek further assistance for the Daggett Community Services District through MWA’s Small 
Water Assistance Program.  Below is the summary from the water service review for 
Daggett CSD: 

Classified as a disadvantaged community; lacks intertie with an adjacent agency; 
significant deficiencies identified in sanitary survey report; located within the Mojave 
Basin Baja subarea which is at 45% ramp down; significant financial challenges 
identified in audits; prior service review identified concerns with the aging pipes; lack 
of adequate managerial oversight. 

Staff has provided the Commission with three updates.  Below is a summary of the updates: 



Agenda Item 9 
Water Service Review Update 

August 14, 2019 

2 

The Mojave Water Agency, through its Small Water Assistance Program, is assisting the 
CSD with technical and managerial support for its water system.  While progress continues, 
many things need to occur for the Daggett water system to be sustainable.   

• The CSD is applying for a Prop. 1 Technical Assistance Funding grant and USDA
Emergency Community Water Assistance Grant.

• A comprehensive Rate Study was funded by Proposition 1 Disadvantaged
Community Involvement funds through the Mojave Integrated Regional Water
Management Plan.

• The hope is that Daggett CSD Board has indicated that they want to have $100k in
reserves within five years.

LAFCO Analysis 

The adjacent Yermo CSD is not a water provider; rather, Liberty Utilities (a private 
company) is the water provider for a portion of the Yermo community that is not provided 
service through wells or the Daggett CSD.  A potential consolidation of the two systems 
could be undertaken by the State Water Board under the provisions of SB 88. 

The managerial issues persist at the Daggett CSD and require outside assistance.  In 
addition, assistance from outside entities is needed to increase the water system’s supply 
source, safety, and effectiveness. 

While progress continues, many things need to occur for the Daggett water system to be 
sustainable.   

CONCLUSION: 

Due to issues identified in the Countywide Service Review for Wastewater in July 2017, the 
Commission directed staff to return in six months with updates for the Daggett CSD water 
system.  This staff report is the fourth update to the Commission. 

These matters are being managed by the CSD and with assistance from the Mojave Water 
Agency and its Small Water Assistance Program.  Therefore, staff recommends that the 
Commission direct that no further monitoring occur for Daggett Community Services District. 

Should staff or the Commission become aware of a change in circumstances that require an 
update to the Commission, staff can return with an update of the CSD. 

SM/MT 
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DATE: AUGUST 14, 2019 

FROM: SAMUEL MARTINEZ, Executive Officer 
MICHAEL TUERPE, Project Manager 

TO: LOCAL AGENCY FORMATION COMMISSION 

SUBJECT: Agenda Item #10: Update on LAFCO 3190 – 
Countywide Service Review for Wastewater Continued Monitoring 

RECOMMENDATION:
Staff recommends that the Commission take the following actions: 

1. Note receipt of status report and file.

2. Direct that no further monitoring occur for the Victor Valley Wastewater Reclamation
Authority.

BACKGROUND: 

August 2018: Service Review 

As a part of its Countywide Service Review for Water (LAFCO 3190), the Commission at its 
August 15, 2018, hearing directed staff to monitor the Victor Valley Wastewater 
Reclamation Authority (“VVWRA”) and provide an update to the Commission in six months.  
Below is a summary of VVWRA issues (from the wastewater service review) that require 
monitoring: 

Negative impact to revenue cash flows affecting ability to service debt for the following 
reasons:  

(1) City of Victorville diverted approximately 1 MGD of flow reducing revenue;  
(2) City of Hesperia withholding payment due to disagreement with VVWRA board of 

directors; and  
(3) Unresolved differences with Federal Emergency Management Agency regarding grant 

for constructing the Mojave Upper Narrows tunnel project. 

At the February 2019 hearing, staff provided the Commission with the first update for 
VVWRA.  That update recommended no further monitoring for Item 1.   
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August 2019: Second Update to the Commission 

For this second update, VVWRA provided the following information to Items 2 and 3 
identified above: 

(2) City of Hesperia withholding payment due to disagreement with VVWRA board of  
 directors. 

“The City of Hesperia has resumed payments to VVWRA, the funds withheld were 
connected with a dispute regarding a flow diversion by another member entity.  That 
underlying dispute is also being resolved with the parties exchanging offers of 
settlement.”  

(3) Unresolved differences with Federal Emergency Management Agency regarding 
  grant for constructing the Mojave Upper Narrows tunnel project. 

“The California Office of Emergency Services (“CalOES”), managed the FEMA grant 
to VVWRA on behalf of FEMA.  CalOES has recommended to FEMA that VVWRA be 
paid in full for the expenditures on the project, except for disallowance of 
approximately $7,500.  FEMA has indicated agreement with CalOES’ 
recommendation, but FEMA is prevented from disbursing the funds until the Office of 
the Inspector General (“OIG”) close its investigation.  Since CalOES’ recommendation 
was issued, the OIG has not provided any information regarding its investigation, has 
not interviewed any VVWRA personnel or provided any reports.”   

Additional Information 

VVWRA staff has also provided information on its rate increase. 

“VVWRA Board of Commissioners has approved and enacted the VVWRA Operating 
Budget for Fiscal Year 2019/20 with an 8% revenue increase for User Charges and 
Capacity Fees on July 18, 2019.  The first Public Hearing on the matter will take place 
on August 15, 2019 with new User Charges and Capacity Fees being proposed to 
take effect on November 1 and December 1, 2019 respectively.  These proposed rate 
increases will not immediately make-up for the uncollected revenue or balance the 
FY19/20 Budget, this increase is part of a tiered approach in securing financial stability 
that contemplates future increases as well.” 

CONCLUSION: 

Due to issues identified in the Countywide Service Review for Wastewater in August 2018, 
the Commission directed staff to return in six months with updates for VVWRA.  These 
matters are being managed by VVWRA, and staff recommends that the Commission direct 
that no further monitoring occur for VVWRA. 

SM/MT 
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