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1.0 EXECUTIVE SUMMARY

1.1 Introduction

The Environmental Impact Report (EIR) process, as defined by the California Environmental Quality Act
(CEQA), requires the preparation of an objective, full-disclosure document in order to (1) inform agency
decision-makers and the general public of the direct and indirect potentially significant environmental
effects of a proposed action; (2) identify feasible or potentially feasible mitigation measures to reduce or
eliminate potentially significant adverse impacts; and (3) identify and evaluate reasonable alternatives to
a project. In accordance with State CEQA Guidelines Section 15168 (Title 14 of the California Code of
Regulations [CCR]), this Draft EIR (State Clearinghouse No. 2023020281) has been prepared for the Euclid
Mixed Use Specific Plan Project (Project). In accordance with CEQA Guidelines Section 15123, this section
of the Draft EIR provides a brief description of the Project; identifies significant effects and proposed
mitigation measures or alternatives that would reduce or avoid those effects; and describes areas of
controversy and issues to be resolved.

CEQA requires that projects subject to approval by a State of California (State) public agency, and that are
not otherwise exempt or excluded, undergo an environmental review process to identify and evaluate
potential impacts. CEQA Guidelines Section 15050 states that environmental review shall be conducted
by the Lead Agency, defined in CEQA Guidelines Section 15367 as the public agency with principal
responsibility for approving a project. The Project is subject to approval actions by the City of Ontario
(City), which will, therefore, act as the Lead Agency.

This Draft EIR has been prepared as a “Program EIR” pursuant to the requirements Section 15168 of the
State CEQA Guidelines (Title 14 of the California Code of Regulations [CCR]) and the City’s CEQA
procedures, as this EIR addresses the proposed Specific Plan (the “Project”) and is intended to cover
anticipated future discretionary approvals. The Draft EIR considers the environmental impacts of the
Project, as well as the additive effects of growth throughout the City and the region. These latter impacts
are referred to as cumulative impacts. The Draft EIR also evaluates a range of potential feasible
alternatives anticipated to reduce significant impacts of the Project, including a No Project/No Build
Alternative. This Draft EIR has been prepared for the City, pursuant to the requirements of CEQA.

Pursuant to CEQA Guidelines Section 15082, the City circulated a Notice of Preparation (NOP) advising
public agencies, special districts, and members of the public who had requested such notice that an EIR
for the Project was being prepared. The NOP was distributed on February 10, 2023, to solicit comments
related to the proposed construction of the Project. The NOP was circulated with a 30-day public review
period ending on March 13, 2023. This process and the comments submitted in response to the NOP are
discussed in Section 2.0: Introduction, and Section 1.7: Areas of Controversy, below.

After receiving public comments on the NOP, the Project was analyzed for its potential to result in
environmental impacts. Impacts were evaluated in accordance with the significance criteria presented in
Appendix G, “Environmental Checklist Form,” of the CEQA Guidelines. The criteria in the Environmental
Checklist Form (checklist), was used to determine if the Project would result in, “no impact,” “less than
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significant impact,” “less than significant impact with mitigation measures,” or “potentially significant
impact” to a particular environmental resource. In some instances, a project may use the checklist to
provide an initial discussion of a project and to screen out certain topics from a full discussion in the Draft
EIR. This Draft EIR discusses all environmental resources in CEQA Guidelines, Appendix G. A table listing
the significant Project impacts and any associated mitigation measures is included at the end of this
summary in Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures.

This Draft EIR describes the existing environmental resources on the Project site and in the vicinity of the
site, analyzes potential impacts on those resources that would or could occur upon initiation of the
Project, and identifies mitigation measures that could avoid or reduce the magnitude of those impacts
determined to be significant. The environmental impacts evaluated in this Draft EIR concern several
subject areas, including aesthetics, agriculture and forestry, air quality, biological resources, cultural
resources, energy/energy conservation, geology and soils, greenhouse gas (GHG) emissions, hazards and
hazardous materials, hydrology and water quality, land use and planning, noise, population and housing,
public services, transportation, tribal cultural resources, and utilities and service systems. As noted in the
preceding paragraph, public comment was received during the NOP process and included written letters
provided to the City. A copy of the letters with the NOP are provided in Appendix A to this Draft EIR. The
comments were used, as intended, to help inform the discussion of this Draft EIR and help determine the
scope and framework of certain topical discussions.

The Draft EIR is subject to further review and comment by the public, as well as responsible agencies and
other interested jurisdictions, agencies, and organizations for a period of 45 days after completion.

Following the public review period, written responses to all comments received on the Draft EIR will be
prepared. Those written responses, and any other necessary changes to the Draft EIR, will constitute the
Final EIR and will be submitted to the Board of Supervisors for their consideration. If the City finds that
the Final EIR is “adequate and complete” in accordance with the CEQA Guidelines, the City may certify the
EIR. The Board of Supervisors would also consider the adoption of Findings of Fact pertaining to the EIR,
specific mitigation measures, a Statement of Overriding Considerations and a Mitigation Monitoring and
Reporting Plan (MMRP). Upon review and consideration of the Final EIR, the hearing body would take
action concerning the Project.

Regarding the MMRP, CEQA Guidelines Section 15097 requires public agencies to set up monitoring and
reporting programs to ensure compliance with mitigation measures, which are adopted or made as a
condition of project approval and designed to mitigate or avoid the significant environmental effects
identified in environmental impact reports. A MMRP incorporating the mitigation measures set forth in
this EIR will be considered and acted upon by the City decision-makers concurrent with adoption of the
findings of this EIR and prior to approval of the Project.

1.2 Environmental Procedures

This Draft EIR has been prepared pursuant to CEQA to assess the environmental effects associated with
implementation of the proposed Project, as well as anticipated future discretionary actions and approvals.
CEQA established six main objectives for an EIR:
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1. Disclose to decision makers and the public the significant environmental effects of proposed
activities.

2. ldentify ways to avoid or reduce environmental damage.

3. Prevent environmental damage by requiring implementation of feasible alternatives or mitigation
measures.

4. Disclose to the public reasons for agency approval of projects with significant environmental
effects.

5. Foster interagency coordination in the review of projects.

6. Enhance public participation in the planning process.

An EIRis the most comprehensive form of environmental documentation in CEQA,; itis intended to provide
an objective, factually supported analysis and full disclosure of the environmental consequences of a
proposed project and its potential to result in significant, adverse environmental impacts.

An EIR is one of various decision-making tools used by a lead agency to consider the merits and
disadvantages of a project that is subject to its discretionary authority. Before approving a proposed
project, the lead agency must consider the information in the EIR; determine whether the EIR was
prepared in accordance with CEQA and the CEQA Guidelines; determine that it reflects the independent
judgment of the lead agency; adopt findings concerning the project’s significant environmental impacts
and alternatives; and adopt a statement of overriding considerations if significant impacts cannot be
avoided.

1.3 Project Overview

Project Location

The Euclid Mixed Use Specific Plan Project (Project) is made up of 18 existing parcels totaling 84.1 acres
in the City of Ontario (City). The City is located approximately 40 miles east of downtown Los Angeles, 20
miles west of downtown San Bernardino, and 7 miles northeast from the Orange County line.

Regional access to the Project site is provided by State Route 83 (SR-83; Euclid Avenue), which connects
to State Route 60 (SR-60) and Interstate 10 (I-10) to the north; Interstate 15 (I-15) approximately 5.5 miles
to the east; and State Route 71 (SR-71) approximately 4.3 miles to the west. SR-71 connects the Project
to State Route 91 (SR-91) in unincorporated Riverside County.

The Project site is in the southwestern portion of the City, immediately east of the City of Chino in San
Bernardino County. The proposed Project site is bounded by Schaefer Avenue on the north, Sultana
Avenue on the east, Edison Avenue on the south, and Euclid Avenue on the west. The Assessor Parcel
Numbers (APNs) for this Project are 1053-071-01, -02, -03, -04; 1053-211-01, -02, -05; 1053-281-01, -02,
-03, -04, -05, -07, -08; 1053-081-01, -02, -03, -04.

Project Description

The proposed Project consists of a Specific Plan to allow for a business park and mixed-use development
on 18 parcels covering 84.1 acres in the City. The development would include up to 290,110 square feet
of commercial retail/office uses, up to 466 residential units, and approximately 1,386,777 square feet of
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business park uses, and associated on-site and off-site infrastructure improvements, as described further
below. The Project site is anticipated to be developed in two phases within five planning areas (PAs), with
only Phase | proposed at a project-level entitlement.

Phase | would include PAs 1, 2A, and 3A, proposing the construction of up to 13 buildings. The 13 Phase |
buildings would provide up to 1,473,026 square feet of business park and commercial retail/office mixed
uses (the maximum development allowed in the proposed Specific Plan). A conceptual site plan for
Phase | envisions a less dense site, at approximately 1,000,595 square feet of development (depicted in
Figure 3-6: Phase | Conceptual Site Plan). However, the EIR conservatively evaluates the maximum
development potential for Phases | and Il as permitted in the proposed Specific Plan. Note that the
applicant intends to process a Development Plan and Tentative Parcel Map for the Phase | Project
following processing of the Project Specific Plan. Phase | is expected to start construction in 2024, with
an anticipated opening year in 2032.

The EIR also evaluates, at a “programmatic” level, potential future development of Phase Il, comprised of
PA 2B and PA 3B. Phase Il is being evaluated at the programmatic level for a number of reasons, consistent
with CEQA Guidelines Section 15168 (Program EIR). These reasons include: 1) the Applicant does not own
the parcels within the Phase Il area (PA 2B and PA 3B); 2) the Applicant does not have access to the Phase
Il area; 3) no specific development proposals have been identified for the Phase Il area at this time; and
4) the Phase Il area will be developed at an unknown, later date following Phase I. Therefore, this EIR
appropriately evaluates the Phase |l area at a programmatic level. Consistent with TOP 2050, the Specific
Plan proposes the Phase Il area with a maximum development potential of 203,861 square feet of
business park uses, in addition to up to 466 dwelling units.

Combined, the Phase | and Phase Il portions of the Specific Plan would allow up to 1,676,887 square feet
of non-residential business park and commercial retail/office mixed uses in addition to up to 466
residential units, as shown in Table 3-1: Maximum Project Buildout.

1.4 Unavoidable Significant Impacts

The Project’s potentially significant impacts are defined in Section 4.1: Aesthetics through Section 4.17:
Utilities and Service Systems of this Draft EIR. As noted in these sections, most of the potentially
significant impacts identified can be mitigated to a less than significant level through implementation of
Project design features, standard conditions, and feasible mitigation measures. There are unavoidable
significant impacts associated with Agriculture and Forestry Resources, Air Quality, Biological Resources,
Cultural Resources, Geology and Soils, GHG emissions, and Hazards and Hazardous Materials.

1.5 Summary of Project Alternatives

The CEQA Guidelines (Section 15126.6[a]) state that an EIR must address “a range of reasonable
alternatives to the project, or to the location of the project, which could feasibly attain the basic objectives
of the Project, but would avoid or substantially lessen any of the significant effects of the project and
evaluate the comparative merits of the alternatives.” The alternatives were based, in part, on their
potential ability to reduce or eliminate the impacts determined to be significant and unavoidable for the
proposed project. The following three alternatives have been determined to represent a reasonable range
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of alternatives which have the potential to feasibly attain most of the basic objectives of the Project, but
which may avoid or substantially lessen any of the significant effects of the Project. These alternatives are
analyzed in detail in Section 6.0: Alternatives to the Project, of this Draft EIR.

« No Project/No Build Alternative
« No Project/Existing General Plan Alternative

o Reduced Intensity Alternative

An EIR must identify an “environmentally superior” alternative, and where the No Project Alternative is
identified as environmentally superior, the EIR is then required to identify as environmentally superior an
alternative from among the others evaluated. Each alternative's environmental impacts are compared to
the proposed project and determined to be environmentally superior, neutral, or inferior. However, only
impacts found significant and unavoidable are used in making the final determination of whether an
alternative is environmentally superior or inferior to the proposed project. Impacts involving agricultural
resources, air quality, cultural resources, and greenhouse gas emissions were found to be significant and
unavoidable. Section 6.6: Environmentally Superior Alternative identifies the environmentally superior
alternative.

Alternative 1: No Project/No Build Alternative

State CEQA Guidelines Section 15126.6, requires an evaluation of the “No Project” alternative for
decision-makers the ability to compare the impacts of approving the Project with impacts or not approving
the Project, thus leaving the Project site in its current developed condition. The No Project analysis is
required to discuss the existing conditions as they were at the time of publication of the Notice of
Preparation (February 10, 2023) and analyze the potential impacts of the Project site if the land were to
continue under applicable existing plans, policies, and designations. Alternative 1: No Project/No Build
Alternative (Alternative 1) assumes that the Project would not be developed, and no new development
would occur; however, the existing conditions would remain in operation. The existing environmental
conditions would not be necessarily preserved, as some form of redevelopment of the site for future
business park and mixed-use development could still occur pursuant to The Ontario Plan 2050.

Alternative 2: No Project/Existing General Plan Alternative

Under the No Project/Existing General Plan Alternative, the current General Plan land uses, and zoning
would remain in effect. Development in accordance with the existing General Plan and zoning would
occur. According to Exhibit LU-01: Land Use Plan of The Ontario Plan 2050?, the Project site is currently
designated for development of Business Park (BP) (0.6 FAR) and Mixed-Use (MU) at 14.0 to 65.0 du/ac;
1.5 FAR office; 1.0 FAR retail. The existing zoning designation is Specific Plan (SP) Zoning District with an
Agricultural (SP AG) Overlay.? The SP District designation requires approval of a specific plan by the City

1 City of Ontario. 2022. LU-01 TOP 2050 Land Use Map. https://experience.arcgis.com/experience/99e7aleffa0242218701ac06ca387f9b.
(accessed October 2022).

2 City of Ontario. 2022. Zoning Map. https://www.ontarioca.gov/sites/default/files/Ontario-
Files/Planning/Zoning%20Map/Zoning 20220415 Revl.pdf. (accessed March 2023).
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for urban development of the Project site. The Specific Plan will be the zoning for the Project site,
consistent with TOP 2050.

The proposed Project’s FARs are within what is allowed in TOP 2050; as such, the No Project/Existing
General Plan Alternative under TOP 2050 would generate approximately 1,386,777 square feet of
business park development, 290,110 square feet of commercial retail/office uses, up to 466 residential
units, 1,655 employees, and 1,571 residents. Additionally, the southern portion of the Project site is within
the Great Park Corridor. Sites within the Great Park Corridor are currently zoned Specific Plan (SP) Zoning
District with an Agricultural Overlay (SP-AG), but no specific plan has been adopted, and they will be
rezoned to SP-AG Affordable Housing (AH) for inclusion in the Affordable Housing Overlay District
described within the City’s Housing Element.? The SP-AG-AH Overlay will establish a minimum density of
20 du/ac, and allow the TOP 2050 designation to govern the maximum densities for each site. The
Agriculture Overlay District will remain in place until the parcel is ready for development consistent with
the TOP 2050 and Affordable Housing Overlay District. Property owners and developers alike have
expressed interest in redeveloping this area, so existing agricultural operations are not expected to limit
development potential. Sites in this area would have TOP 2050 designations of Medium Density
Residential and Mixed-Use. Medium-Density Residential will allow a range of 20-30 du/ac for projects with
at least 25 percent of units being affordable to lower incomes, and a range of 20-25 du/ac for all other
projects. Two different MU areas are proposed in this opportunity area, Mixed-Use Eucalyptus/Chino
Airport (MU-EU) allowing 20-45 du/ac and Mixed-Use Great Park allowing 20-65 du/ac. With the TOP 2050
and zoning changes noted in Program 13, all sites identified support densities necessary to facilitate lower-
and moderate-income housing development.*

Alternative 3: Reduced Intensity Alternative

The Reduced-Intensity Alternative proposes a 25 percent reduction in building area of the proposed
mixed-use and business park uses. Under this alternative, a total of 1,040,083 square feet of business park
uses, and 217,582 square feet of commercial retail/office uses, and up to and approximately 350
residential units. The development impact area would generally remain the same as the Project. This
alternative would generate approximately 1,242 employees. Access to the site would be similar to the
Project with a reduction in the number of parking spaces. Given the infrastructure costs, including off-site
improvements, a 25 percent reduction was considered aggressive and further reduction is likely not
financially feasible.

Environmentally Superior Alternative

State CEQA Guidelines requires that an Environmentally Superior Alternative be identified; that is, an
alternative that would result in the fewest or least significant environmental impacts. The No Project
Alternative is the Environmentally Superior Alternative because it would avoid many of the proposed
Project’s impacts. If the No Project Alternative is the environmentally superior Alternative, CEQA
Guidelines § 15126.6(e)(2) requires that another alternative that could feasibly attain most of the Project’s
basic objectives be chosen as the Environmentally Superior Alternative. Therefore, in compliance with

3 City of Ontario. 2022. TOP 2050, Housing Element, page H-282. https://www.ontarioca.gov/about-ontario-ontario-plan-policy-plan/housing.
(accessed July 2023).
4 lbid.
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CEQA requirements, this Draft EIR also identifies an environmentally superior alternative among the other
alternatives. Based on analysis conducted in Section 6.0: Alternatives, Alternative 3 was chosen as the
Environmentally Superior Alternative. These alternatives are further discussed in Section 6.0:
Alternatives.

1.6 Issues to be Resolved

Section 15123(b)(3) of the CEQA Guidelines requires that an EIR contain issues to be resolved, including
the choice among alternatives and whether or how to mitigate significant impacts. With regard to the
Project, the major issues to be resolved include decisions by the lead agency as to:

1. Whether this Draft EIR adequately describes the environmental impacts of the Project.
Whether the benefits of the Project override those environmental impacts which cannot be
feasibly avoided or mitigated to a level of insignificance.

3. Whether the proposed land use changes are compatible with the character of the existing area.

4. Whether the identified goals, policies, or mitigation measures should be adopted or modified.

5. Whether there are other mitigation measures that should be applied to the Project besides the
Mitigation Measures identified in the Draft EIR.

6. Whether there are any alternatives to the Project that would substantially lessen any of the
significant impacts of the Project and achieve most of the basic Project objectives.

1.7 Areas of Controversy

The CEQA Guidelines Section 15123 (b)(2) and (3) require that a Draft EIR identify areas of controversy
known to the Lead Agency, including issues raised by other agencies and the public and issues to be
resolved, including the choice among alternatives and whether, or how to mitigate the significant effects.
The issues of concern have been identified during the review period of the distribution of the NOP (from
February 10, 2023, to March 13, 2023) and public meetings (public scoping meeting was held during the
30-day public review period, on February 22, 2023, at 5:30 PM via Zoom). A summary of comments
received on the NOP are provided in Table 2-1: NOP Written Comments Summary. The table provides
references to the sections of the Draft EIR in which these issues are evaluated. No other areas of
controversy are known to the Lead Agency.

1.8 Summary of Environmental Impacts & Mitigation Measures

The following table is a summary of significant impacts and proposed mitigation measures associated with
the Project as identified in this EIR. Refer to Sections 4.1 through 4.17, for a detailed description of the
environmental impacts and mitigation measures for the Project. Impacts are identified as significant or
less than significant, and mitigation measures are identified for all significant impacts. The level of
significance after implementation of the mitigation measures is also presented. Impacts not represented
in this table are found in Section 7.0: Effects Found Not to be Significant in this Draft EIR.
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact

Level of Significance

Mitigation Measure(s)

Section 4.2: Agriculture and Forestry Resources

Impact 4.2-1 Significant and | MM AG-1 Deed disclosure — In order to reduce conflicts issued between

Would the Project convert Prime Farmland, Unique | Unavoidable sensitive receptors and agricultural uses, all property owners in the Euclid Mixed

Farmland, or Farmland of Statewide Importance (Farmland), Use Specific Plan shall be provided with a deed disclosure or similar notice approved

as shown on the maps prepared pursuant to the Farmland by the City Attorney regarding the proximity and nature of neighboring agricultural

Mapping and Monitoring Program of the California uses. This disclosure shall be applied at the tentative map stage to the affected

Resources Agency, to non-agricultural use? properties, or otherwise prior to finalizing the sale or rental agreement of any
property. The written disclosure shall be supplied to the property purchaser or
renter by the vendor or vendor’s agent. The content and text of the disclosure shall
be approved by the City Attorney and shall include language to inform new residents
that existing agricultural uses may create nuisances such as flies, odors, dust, night-
light, and chemical spraying.

Impact 4.2-5 Significant and | Refer to MM AG-1.

Would the Project Involve other changes in the existing | Unavoidable

environment which, due to their location or nature, could

result in conversion of Farmland, to non-agricultural use or

conversion of forest land to non-forest use?

Section 4.3: Air Quality

Impact 4.3-1 Significant and | MM AQ-1 The Project shall utilize “Super-Compliant” low VOC paints

Would the Project conflict with or obstruct implementation
of the applicable air quality plan?

Unavoidable Impact

which have been reformulated to exceed the regulatory VOC limits (i.e., have a
lower VOC content than what is required) put forth by SCAQMD’s Rule 1113 for all
architectural coatings. Super-Compliant low VOC paints shall be no more than 10g/L
of VOC. Prior to issuance of a building permit, the Ontario Building and Safety
Department shall confirm that plans specify that all architectural coatings will be
super-compliant low VOC paints.

MM AQ-2 Only electric-powered off-road equipment (e.g., vyard
trucks/hostlers, forklifts, indoor material handling equipment, etc.) shall be utilized
onsite for daily warehouse and business operations. The Project developer/facility
owner shall disclose this requirement to all tenants/business entities prior to the
signing of any lease agreement. In addition, the limitation to use only electric-
powered off-road equipment shall be included in all leasing agreements.

Prior to issuance of a Business License for a new tenant/business entity, the Project
developer/facility owner and tenant/business entity shall provide to the City of
Ontario Planning Department and Business License Department a signed document
(verification document) noting that the Project development/facility owner has
disclosed to the tenant/business entity the requirement to use only electric-
powered equipment for daily operations. This verification document shall be signed
by authorized agents for the Project developer/facility owner and tenant/business
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Resource Impact Level of Significance

Mitigation Measure(s)

entities. In addition, if applicable, the tenant/business entity shall provide
documentation (e.g., purchase or rental agreement) to the City of Ontario Planning
Department and Business License Department to verify, to the City’s satisfaction,
that any off-road equipment utilized will be electric-powered.
Prior to the issuance of building permits, the City of Ontario Building Department
shall confirm that if emergency generators are proposed, the Project applicant shall
explore non-diesel options. If non-diesel generators are determined to not be
feasible due commercial availability or the energy requirements of the project, the
Project applicant shall provide written justification to be approved by the City’s
Building Department.
MM AQ-3 Prior to issuance of occupancy permits, the Project operator
shall prepare and submit a Transportation Demand Management (TDM) program
detailing strategies that would reduce the use of single occupant vehicles by
employees by increasing the number of trips by walking, bicycle, carpool, vanpool
and transit. The TDM shall include, but is not limited to the following:
=  Provide a transportation information center and on-site TDM
coordinator to educate residents, employers, employees, and
visitors of surrounding transportation options;
=  Promote bicycling and walking through design features such as
showers for employees, self-service bicycle repair area, etc.
around the Project site;
=  Provide on-site car share amenities for employees who make
only occasional use of a vehicle, as well as others who would like
occasional access to a vehicle of a different type than they use
day-to-day;
=  Promote and support carpool/vanpool/rideshare use through
parking incentives and administrative support, such as ride-
matching service; and
= Incorporate incentives for using alternative travel modes, such
as preferential load/unload areas or convenient designated
parking spaces for carpool/vanpool users.
MM AQ-4 Prior to the issuance of a building permit, the Planning
Department shall confirm that the Project is designed to include the following:
=  The buildings’ electrical room shall be sufficiently sized to hold
additional panels that may be needed to supply power for the
future installation of electric vehicle (EV) truck charging stations
on the site. Conduit should be installed from the electrical room
to tractor trailer parking spaces in a logical location(s) on the site
determined by the Project Applicant during construction
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Resource Impact

Level of Significance

Mitigation Measure(s)

document plan check, for the purpose of accommodating the
future installation of EV truck charging stations at such time this
technology becomes commercially available and the buildings
are being served by trucks with electric-powered engines.
MM AQ-5 All truck access gates and loading docks within the Project site
shall have a sign posted that states:
= Truck drivers shall turn off engines when not in use.
= Truck drivers shall shut down the engine after five minutes of
continuous idling operation (pursuant to Title 13 of the
California Code of Regulations, Section 2485). Once the vehicle
is stopped, the transmission is set to “neutral” or “park,” and the
parking brake is engaged.
=  Telephone numbers of the building facilities manager and CARB
to report violations.
= Truck travel is restricted to truck routes identified in Figure M-
04 of the Mobility Element in TOP 2050.
In addition, signage shall be installed to direct trucks to the appropriate designated
truck routes.
MM AQ-6 The installation of wood-burning and natural gas equipment
shall be prohibited. The purpose of this measure is to limit emissions of ROG, CO,
particulate matter, and visible emissions from wood-burning and natural gas devices
used for primary heat, supplemental heat, or ambiance. This prohibition shall be
noted on the deed and/or lease agreements for future property owners/tenants to
obey.
MM AQ-7 The installation of cold storage logistics (warehouse) space is
prohibited. Should cold storage logistics (warehouse) space be considered in the
future, a separate discretionary approval would be required.

Impact 4.3-2

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

Significant

and

Unavoidable Impact

Refer to MM AQ-1 through MM AQ-7.

Impact 4.3-3
Would the proposed project expose sensitive receptors to
substantial pollutant concentrations?

Less Than
with

Incorporated

Significant
Mitigation

Refer to MM AQ-1 through MM AQ-7.

MM AQ-8 Prior to issuance of grading permits, the applicant shall prepare
and submit documentation to the City of Ontario that demonstrate that all off-road
diesel-powered construction equipment greater than 50 horsepower meets
California Air Resources Board Tier 4 Final off-road emissions standards.
Requirements for Tier 4 Final equipment shall be included in applicable bid
documents and successful contractor(s) must demonstrate the ability to supply such
equipment. A copy of each unit's Best Available Control Technology (BACT)
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Resource Impact

Level of Significance

Mitigation Measure(s)

documentation (certified tier specification or model year specification), and CARB
or SCAQMD operating permit (if applicable) shall be provided to the City at the time
of mobilization of each applicable unit of equipment.

Section 4.4, Biological Resources

Impact 4.4-1

Would the Project have a substantial adverse effect, either
directly or through habitat modifications, on any species
identified as a candidate, sensitive, or special status species
in local or regional plans, policies, or regulations, or by the
California Department of Fish and Wildlife or U.S. Fish and
Wildlife Service?

Less than Significant with
Mitigation Incorporated
(Phase | Project) and
Significant and
Unavoidable (Phase I
Only)

MM BIO-1 Nesting Bird and Raptor Preconstruction Survey. Regulatory
requirement for potential direct/indirect impacts to nesting common and sensitive
bird and raptor species will require compliance with the CDFG Code Section 3503.
Construction outside the nesting season (between September 1st and January 31st)
do not require pre-removal nesting bird surveys. If construction is proposed during
nesting season (February 1st and August 31st), a qualified biologist will conduct a
nesting bird survey(s) no more than three (3) days prior to initiation of grading to
document the presence or absence of nesting birds within or directly adjacent (200
ft -500 ft for raptors) to the Project site.

The survey(s) will focus on identifying any raptors and/or bird nests that are directly
or indirectly affected by construction activities. If active nests are documented, the
qualified biologist will prepare and implement specific measures to prevent
abandonment of the active nest. At a minimum, grading in the vicinity of a nest will
be postponed until the young birds have fledged. The perimeter of the nest setback
zone will be fenced or adequately demarcated with stakes and flagging at 20-foot
intervals, and construction personnel and activities will be restricted from the area.
The biologist shall establish a no-disturbance buffer around each active nest. The
buffer area will be determined by the biologist based on the species present,
surrounding habitat, and type of construction activities proposed in the area. The
survey report will be submitted by the qualified biologist to the City of Ontario for
review and approval prior to initiation of grading in the nest-setback zone.
Additionally, the qualified biologist will serve as a construction monitor during those
periods when construction activities occur near active nest areas to ensure that no
inadvertent impacts on these nests occur. A final monitoring report of the findings,
prepared by a qualified biologist, will be submitted to the City of Ontario
documenting compliance with the CDFG Code. Any nest permanently vacated for
the season would not warrant protection pursuant to the CDFG Code.

MM BIO-2 Focused Bat Survey. Prior to implementation of Project
activities, a qualified biologist shall be retained to determine whether potential
roosting sites for bats may be affected. For large ornamental trees suitable for bat
roosting/nursery, exit counts and acoustic surveys shall be performed prior to initial
ground disturbance, vegetation or structure removal to determine whether the
Project Site and a 300-foot buffer supports a nursery or roost, and by which species.
This work will occur between late -spring and late summer and/or in the fall
(generally mid-March through late October).

If the results of the bat survey find a total of a single roosting individual of a special
status bat species or 25 or more individuals of a non-special status bat species with
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Resource Impact

Level of Significance

Mitigation Measure(s)

potential to be present in the Project Site (i.e., western Mastiff bat, big free-tailed
bat, or pallid bat), a Bat Management Plan shall be developed to ensure mortality
to bats does not occur. For each location confirmed to be occupied by bats, the plan
will provide details both in text and graphically where exclusion devises/and or
staged tree removal will need to occur, the timing for exclusion work and the
timeline and methodology needed to exclude the bats. The plan will need to be
reviewed and approved by CDFW prior to disturbance of the root(s).

MM BIO-3 Focused and Preconstruction Burrowing Owl Surveys. Focused
surveys for burrowing owl will be conducted in accordance with the March 7, 2022,
CDFG staff report on Burrowing Owl Mitigation. Specifically, A total of 4 surveys will
be conducted: 1) at least one site visit between February 15th and April 15th, and
2) a minimum of three (3) surveys, at least three weeks apart, between April 15th
and July 15th, with at least one visit after June 15th. A report of the findings
prepared by a qualified biologist shall be submitted to the City of Ontario prior to
any permit or approval for ground disturbing activities.

A 14-day burrowing owl preconstruction survey will also be conducted immediately
prior to the initiation of ground-disturbing construction to ensure protection for this
species. The survey will be conducted in compliance with CDFW guidelines (CDFW
2012). A report of the findings prepared by a qualified biologist shall be submitted
to the City of Ontario prior to any permit or approval for ground disturbing activities.
If burrowing owls are detected on-site during the focused surveys or 14-day
preconstruction survey efforts, during the breeding season (February 1st to August
31st) then construction activities shall be limited to beyond 300 feet of the active
burrows until a qualified biologist has confirmed that nesting efforts are compete or
not initiated. In addition to monitoring breeding activity, if construction is proposed
to be initiated during the breeding season or active relocation is proposed, a
burrowing owl relocation plan will be developed and approved by the City of
Ontario, CDFW and USFWS.

MM BIO-4 Programmatic Assessment Area CEQA Analysis. The
Programmatic Assessment Area located within the southwest region of the Specific
Plan Boundary, including APN’s 1053-281-01, -02, -03, -04, -05, 07 and — 08, was not
evaluated for biological resources as part of this analysis. To ensure that potential
adverse effects to sensitive species and resources are reduced to a less than
significant level, a focused biological resources assessment and impact analysis shall
be conducted in the un-surveyed portion of the Specific Plan Boundary prior to
approval of development within this region. In addition to completing CEQA review,
any focused surveys and required mitigation measures shall be implemented prior
to project approval and initiation of construction.

Impact 4.4-2 Less than Significant with | Refer to MM BIO-4.
Mitigation Incorporated
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Resource Impact

Level of Significance

Mitigation Measure(s)

Would the Project have a substantial adverse effect on any
riparian habitat or other sensitive natural community
identified in local or regional plans, policies, regulations or by
the California Department of Fish and Wildlife or U.S. Fish
and Wildlife Service?

(Phase |
Significant
Unavoidable (Phase I
Only)

Project) and
and

Impact 4.4-3

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

Less than Significant
(Phase | Project) and
Significant and

Unavoidable (Phase I
Only)

Refer to MM BIO-4.

Impact 4.4-4

Would the Project interfere substantially with the movement
of any native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery sites?

Less than Significant with
Mitigation Incorporated
(Phase | Project) and
Significant and
Unavoidable (Phase I
Only)

Refer to MM BIO-1 and MM BIO-4.

Impact 4.4-5

Would the Project conflict with any local policies or
ordinances protecting biological resources, such as a tree
preservation policy or ordinance?

Less than Significant with
Mitigation Incorporated
(Phase | Project) and
Significant and
Unavoidable (Phase Il
Only)

MM BIO-5 Tree Inventory. Prior to implementation of Project site clearing
or grading, a qualified biologist shall provide a tree inventory to ensure compliance
with Ontario MC Section 6.05.020, Tree Preservation Policy and Protection
Measures. Healthy Heritage Trees that are approved for removal shall be replaced
with new trees with a total trunk diameter equal to the tree(s) removed, or as
deemed appropriate by the Approving Authority based on lot size and available
planting space. Replacement trees are to be in addition to the quantity of trees
required for landscaping. The Approving Authority is responsible for reviewing the
landscape plan and approving appropriate species for tree replacement (The
Ontario Plan 2050).

Section 4.5: Cultural Resources

Impact 4.5-1

Would the Project cause a substantial adverse change in the
significance of a historical resource pursuant to Section
15064.5?

Significant and

Unavoidable

MM CUL-1 Prior to issuance of a demolition building permit, every effort
shall be made to relocate the Milk Parlor (front portion). The building shall be
offered at no cost for those who can relocate off site. Advertisements notifying the
public of the opportunity to relocate the building shall be placed for a minimum of
30 days: on-site with temporary signage, in at least three local publications
(newspapers, magazines, local organization newsletters), and on local bulletin
boards.

MM CUL-2 Full documentation, including but not limited to as built
drawing, historical narrative and Historic American Building Survey (HABS)
photographs, of the historic resource pursuant to HABS Level 3 standards shall be
submitted to the Planning Department for subsequent release to the Ovitt Family
Community Library, Model Colony History Room prior to issuance of demolition
building permit.

MM CUL-3 A mitigation fee pursuant to Section 7.01.030 of the Ontario
Development Code shall be paid to the Planning Department prior to issuance of
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Resource Impact

Level of Significance

Mitigation Measure(s)

building permit for demolition. Mitigation fee is equal to 30% of the price per square
foot construction cost as established in the most current International Code Council
Building Valuation Data. The fee amount will be provided by the Planning
Department at the time of payment. Funds will be deposited into the City’s Historic
Preservation Trust Fund.

MM CUL-4 A determination whether items within or on the resource should
be salvaged shall be made by the Planning Department. The applicant shall be
responsible for the removal, relocation and donation of such items selected for
salvaging. An inventory of salvaged items shall be provided by the applicant to the
Planning Department prior to be to issuance of building permit.

MM CUL-5 The applicant shall obtain a building permit prior to any
demolition, relocation, or construction.

MM CUL-6 Develop a historic context report for significant persons in the
dairy farm industry such as the Grant family.

MM CUL-7 Conduct a comparative study of other dairy areas within
California such as the San Joaquin Valley, Arcata Bottoms in Humboldt County, and
the Fresno region to further understand the significance of dairy farming at a local,
regional, and statewide level.

MM CUL-8 Produce a short video documentary on the operations of a
functioning dairy located within the Ontario Ranch area. The 12-15 minute
documentary should focus on the dairy history, themes, site, building, and stories
gathered from new and archived oral interviews, dairy context and recent dairy

15064.5?

surveys.
Impact 4.5-2 Less Than Significant | MM CUL-9 Prior to the issuance of any grading permits for the Project area,
Would the Project cause a substantial adverse change in the | with Mitigation | a Cultural Awareness Training Program shall be provided to all construction
significance of an archaeological resource pursuant to § | Incorporated managers and construction personnel prior to commencing any ground disturbance

work within the Project area. The training shall be prepared and conducted by a
Qualified Archaeologist to the satisfaction of the City Planning Department. The
training may be discontinued when ground disturbance is completed. Construction
personnel shall not be permitted to operate equipment within the construction area
unless they have attended the training. A copy of the training transcript and/or
training video, as well as a list of the names of all personnel who attended the
training and copies of the signed acknowledgment forms shall be submitted to the
City Planning Department for their review and approval.

MM CUL-10 Should any cultural resources be discovered during Project
implementation; the City Planning Department and a Qualified Archaeologist shall
be notified to assess the nature and significance of the find. Should any cultural
resources be deemed significant, the Qualified Archaeologist shall draft a treatment
plan for review and approval by the City Planning Department. Tribes listed on the
City’s contact list for the Project shall be notified of any significance discovery that
is Native American in origin and be given the opportunity to comment on the
treatment plan prior to implementation. All final site records, reports, etc.
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associated with the discovery, evaluation, and treatment of cultural resources
discovered during Project implementation shall be submitted to the South-Central
Coastal Information Center (SCCIC).

Section 4.7: Geology and Soils

Impact 4.7-3
Would the Project result in substantial soil erosion or the loss
of topsoil?

Less than Significant with
Mitigation Incorporated
(Phase | Project) and
Significant Unavoidable
(Phase Il Only)

MM GEO-1 As specified in the Preliminary Geotechnical Investigation &
Organic Soil/Manure Evaluation Report for the Euclid Mixed Use Specific Plan
Project by Converse Consulting, cut/fill transitions should be eliminated from all
level portions of the building pad areas. This should be accomplished by over
excavating the entire “cut” portion of the building pad area by at least 5.0 feet below
proposed grade and replacing the excavated materials as properly compacted fill,
so that all footings for structures and walls are founded into engineered fill with a
minimum of 3.0 feet of fill below footings for proposed structures and 2.0 feet below
footings for proposed walls.
No fill should be placed until excavations and/or natural ground preparation have
been observed by the geotechnical consultant. The native soils encountered within
the project sites are generally considered suitable for re-use as compacted fill.
Excavated soils should be processed, including removal of roots and debris, removal
of oversized particles, mixing, and moisture conditioning, before placing as
compacted fill. On-site soils used as fill should meet the following criteria.
= No particles larger than 8 inches in largest dimension.
=  Rocks larger than 4 inches should not be placed within the upper
12 inches of subgrade soils.
= Free of all significant organic matter, debris, or other deleterious
material.
= Expansion index of 50 or less.
=  Sand Equivalent greater than 15 (greater than 30 for pipe
bedding).
= Contain less than 30 percent by weight retained in 3/4-inch
sieve.
=  Contain less than 40 percent fines (passing #200 sieve).

Impact 4.7-5

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

Less than Significant with
Mitigation Incorporated
(Phase | Project) and
Significant Unavoidable
(Phase Il Only)

MM GEO-2 Stockpiled fill soils would be placed in deeper fills (at least 5 feet
below proposed grade), landscaped areas, or non-structural fills, or blended with
sandier soils on site outside of the subject fill stockpile in order to reduce the
expansion potential of the stockpiled soils. The expansion potential of the finish-
grade soils shall be tested at grading completion.

Slabs-on-grade shall have a minimum thickness of 5 inches for support of nominal
live loads and be reinforced with No. 3 bars spaced 24 inches or less on-centers both
ways. Slab reinforcement shall be supported on concrete chairs so that the desired
placement is properly placed per the design engineer. Structural design elements of
slabs-on-grade, including but not limited to thickness, reinforcement, and joint
spacing of more heavily loaded slabs shall be dependent upon the anticipated
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loading conditions and the modulus of subgrade reaction (200kcf) of the supporting
materials and shall be designed by a structural engineer.

Subgrade for slabs-on-grade shall be firm and uniform. All loose or disturbed soils,
including under-slab utility trench backfill shall be recompacted. Prior to placing
concrete, the subgrade soils below all floor slabs shall be pre-watered to achieve a
moisture content that is equal to 100 percent of the optimum moisture content of
the subgrade soils. The moisture content should penetrate to a minimum depth of
12 inches. This should promote uniform curing of the concrete and minimize the
development of shrinkage cracks.

MM GEO-3 Corrosive Materials. Prior to issuance of a building permit, the
Director of the City Public Works Department, or designee, shall verify that the
Project Applicant/Developer has retained the services of a licensed corrosion
engineer to provide detailed corrosion protection measures. Where steel may come
in contact with on-site soils, project construction shall include the use of steel that
is protected against corrosion. Corrosion protection may include, but is not limited
to, sacrificial metal, the use of protective coatings, and/or cathodic protection.
Additional site testing and final design evaluation regarding the possible on-site
presence of significant volumes of corrosive soils shall be performed by the Project
Geotechnical Consultant to refine and enhance these recommendations. On-site
inspection during grading shall be conducted by a qualified corrosion consultant and
City of Director of Public Works/City Engineer, or designee, to ensure compliance
with geotechnical specifications as incorporated into Project plans.

Impact 4.7-7
Would the Project directly or indirectly destroy a unique
paleontological resource or site or unique geologic feature?

Less than Significant with
Mitigation Incorporated

MM GEO-4 In areas of documented or inferred archaeological and/or
paleontological resource presence, City staff shall require applicants for
development permits to provide studies to document the presence/absence of such
resources. On properties where resources are identified, such studies shall provide
a detailed mitigation plan based on the recommendations of a qualified cultural
preservation expert. Additionally, a paleontological resource monitoring plan
(PRMP) would be prepared and implemented. Periodic paleontological spot checks
would be conducted when excavation exceeds depths of 5 feet to determine if older,
paleontologically sensitive sediments are present. If present, monitoring would be
implemented. Prior to the start of construction, a paleontological resource
monitoring plan (PRMP) would be prepared and implemented. The Project’s PRMP
would implement the following procedures:
=  Atrained and qualified paleontological monitor would perform
spot-check and/or monitoring of any excavations on the Project
that have the potential to impact paleontological resources in
undisturbed native sediments below five feet in depth. The
monitor would have the ability to redirect construction activities
to ensure avoidance of adverse impacts to paleontological
resources.
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=  The Project paleontologist may re-evaluate the necessity for
paleontological monitoring after examination of the affected
sediments during excavation, with approval from Lead Agency
and Client representatives.

= Any potentially significant fossils observed shall be collected and
recorded in conjunction with best management practices and
Society of Vertebrate Paleontology professional standards.

= Any fossils recovered during mitigation shall be deposited in an
accredited and permanent scientific institution for the benefit
of current and future generations.

= A report documenting the results of the monitoring, including
any salvage activities and the significance of any fossils, shall be
prepared and submitted to the appropriate personnel.

Section 4.8: Greenhouse Gas Emissions

Impact 4.8-1

Would the Project generate GHG emissions, either directly or
indirectly, that could have a significant impact on the
environment?

Less than Significant with
Mitigation Incorporated

Refer to MM AQ-2 through AQ-6 in Section 4.3: Air Quality.

MM GHG-1 Project development proposals with building permit
applications on file with the City shall implement Screening Table Measures that
achieve at least 100 points per the Screening Tables. The City shall verify that
Screening Table Measures achieving the 100-point performance standard are
incorporated in development plans prior to the issuance of building permit(s) and/or
site plans (as applicable). The City shall verify implementation of the selected
Screening Table Measures prior to the issuance of Certificate(s) of Occupancy. At
the discretion of the City, measures that provide GHG reductions equivalent to GHG
emissions reductions achieved via the Screening Table Measures may be
implemented. Multiple development proposals may, at the discretion of the City, be
allowed to collectively demonstrate achievement of at least 100 points per the
Screening Tables.

Impact 4.8-2

Would the Project conflict with an applicable plan, policy, or
regulation of an agency adopted for the purpose of reducing
GHG emissions?

Significant and

Unavoidable Impact

Refer to MM AQ-2 through MM AQ-6 in Section 4.3: Air Quality and MM GHG 1
(refer to Impact Threshold 4.8-1).

Section 4.9-1: Hazards and Hazardous Materials

Impact 4.9-1

Would the Project create a significant hazard to the public or
the environment through the routine transport, use, or
disposal of hazardous materials?

Less Than Significant
with Mitigation
Incorporated (Phase |

Project) and Significant
and Unavoidable (Phase
11 Only)

MM HAZ-1 Construction period testing. Construction at the Project site
shall be conducted under a Project-specific Construction Risk Management Plan
(CRMP) to protect construction workers, the general public, and the environment
from subsurface hazardous materials previously identified and to address the
possibility of encountering unknown contamination or hazards in the subsurface.
The CRMP shall summarize soil and groundwater analytical data collected on the
Project sites during past investigations and during site investigation activities;
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The CRMP shall:

MM HAZ-2

delineate areas of known soil and groundwater contamination, if applicable; and
identify soil and groundwater management options for excavated soil and
groundwater, in compliance with local, state, and federal statutes and regulations.

the Project applicant shall retain a qualified environmental consultant to prepare a
Soil Management Plan that details procedures and protocols for on-site
management of soils containing potentially hazardous materials. The SMP would be
implemented during grading activities on-site to ensure that soils containing

Provide procedures for evaluating, handling, storing, testing,
and disposing of soil and groundwater during Project excavation
and dewatering activities, respectively.

Require the preparation of a Project-specific Health and Safety
Plan that identifies hazardous materials present, describes
required health and safety provisions and training for all
workers potentially exposed to hazardous materials in
accordance with State and Federal worker safety regulations,
and designates the personnel responsible for Health and Safety
Plan implementation.

Require the preparation of a contingency plan that shall be
applied should previously unknown hazardous materials be
encountered during construction activities. The contingency
plan shall include provisions that require collection of soil
and/or groundwater samples in the newly discovered affected
area by a qualified environmental professional prior to further
work, as appropriate. The analytical results of the sampling shall
be reviewed by the qualified environmental professional and
submitted to the appropriate regulatory agency. The
environmental professional shall provide recommendations, as
applicable, regarding soil/waste management, worker health
and safety training, and regulatory agency notifications, in
accordance with local, state, and federal requirements. Work
shall not resume in the area(s) affected until these
recommendations have been implemented under the oversight
of the County or regulatory agency, as appropriate.

Designate personnel responsible for implementation of the
CRMP. The CRMP shall be submitted to the County for review
and approval prior to the issuance of construction and
demolition permits.

Soil Management Plan. Prior to issuance of a grading permit,
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residual levels of hydrocarbons or arsenic are properly identified, monitored, and
managed on-site, and include the following:

= A certified hazardous waste hauler shall remove all potentially
hazardous soils. In addition, sampling of soil shall be conducted during
excavation to ensure that all petroleum hydrocarbon and arsenic
impacted soils are removed, and that Environmental Screening Levels
(ESLs) for non-residential uses are not exceeded. Excavated materials
shall be transported per California Hazardous Waste Regulations to a
landfill permitted by the State to accept hazardous materials.

= Any subsurface materials exposed during construction activities that
appear suspect of contamination, either from visual staining or
suspect odors, shall require immediate cessation of excavation
activities. Soils suspected of contamination shall be tested for
potential contamination. If contamination is found to be present per
the Department of Toxic Substances Control Screening Levels for
industrial/commercial land use (DTSCSLi) and the U.S. EPA Regional
Screening Levels for industrial/commercial land use (EPARSLI), it shall
be transported and disposed of per state regulations to an
appropriately permitted landfill.

= The SMP shall include a Health and Safety Plan (HSP) that addresses
potential safety and health hazards and includes the requirements
and procedures for employee protection; each contractor will be
required to have their own HSP tailored to their particular trade that
addresses the general project safety requirements. The HSP shall also
outline proper soil handling procedures and health and safety
requirements to minimize worker and public exposure to hazardous
materials during construction.

= The SMP shall be prepared and executed in accordance with South
Coast Air Quality Management District (SCAQMD) Rule 1166, Volatile
Organic Compound Emissions from Decontamination of Soil. The SMP
shall require the timely testing and sampling of soils so that
contaminated soils can be separated from inert soils for proper
disposal. The SMP shall specify the testing parameters and sampling
frequency. Anticipated testing includes total petroleum hydrocarbons
(TPH), volatile organic compounds (VOCs), and semi-volatile organic
compounds (SVOCs). During excavation, Rule 1166 requires that soils
identified as contaminated shall be sprayed with water or another

December 2023 1-19 1.0 | Executive Summary



City of Ontario
Euclid Mixed Use Specific Plan Project

Draft Environmental Impact Report

Resource Impact

Level of Significance

Mitigation Measure(s)

approved vapor suppressant or covered with sheeting during periods
of inactivity of greater than an hour, to prevent contaminated soils
from becoming airborne. Under Rule 1166, contaminated soils shall
be transported from the project site by a licensed transporter and
disposed of at a licensed storage/treatment facility to prevent
contaminated soils from becoming airborne or otherwise released
into the environment.

= All SMP measures shall be printed on the construction documents,
contracts, and project plans prior to issuance of grading permits.

= The SMP would also include procedures for the safe handling and
transportation of soils on the Project Site that may impact sensitive
receptors such as schools.

MM HAZ-3 Prior to the commencement of any construction-related site
activities (clearing, demolition, grading etc.), all above-ground storage tanks (ASTs)
and underground storage tanks (USTs) shall be removed. ASTs storing diesel shall be
disposed of by a State of California licensed contractor and in compliance with the
required San Bernardino County Fire Department (SBCFD) Hazardous Materials
Division regulations for tank removals. For stained soils in the vicinity of diesel
containing ASTs, as identified in the Phase | Environmental Site Assessment (ESA)
dated July 29, 2021 soil samples shall be collected, as directed by the SBCFD
inspector, for chemical analysis at a laboratory licensed by the State of California. If
contaminated soils are encountered, a soil management plan shall be prepared to
manage the stained soils during redevelopment. USTs shall be removed through
reviewing available files at the SBCFD and ensuring the proper removal of the UST
and a subsurface investigation to determine if the UST had impacted the subsurface.
MM HAZ-4 Prior to the issuance of grading permits, the Project applicant
shall conduct testing for the presence of methane on the Project site, in accordance
with DTSC methane assessment guidelines. The Project applicant shall prepare a
methane gas soil survey and implement grading activity recommendations to the
satisfaction of the City Building Department. This survey and recommendation shall
include a post-construction soil gas investigation and installation of methane gas
mitigation systems where post-grading methane levels exceed 5,000 ppmyv, should
any such levels occur.

MM HAZ-5 Following drainage of the on-site ponds, the Project applicant
shall conduct a limited Phase Il subsurface assessment of sediments to evaluate the
sediments for chemical risks to human health and the environment. If
contamination from dairy and animal-related wastes is encountered at a level above
Environmental Screening Levels (ESLs) for non-residential uses, the appropriate
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environmental agency (Regional Water Quality Control Board, Department of Toxic
Substance Control, South Coast Air Quality Management District) shall be notified.
Any contamination identified as a result of such testing/sampling shall be
investigated and removed or remediated to the satisfaction of the environmental
agency and established Regional Screening Levels with evidence provided to the
City, such that there are no residual significant impacts following mitigation. Prior
to allowing the commencement of any soil removal or hauling activities at the
Proposed Project, the City will review and/or evaluate potential air quality impacts
(criteria pollutants and toxic air contaminants from equipment exhaust,
earthmoving, and other on-site remedial activities, as applicable) to verify that
impacts are properly assessed and disclosed in accordance with CEQA.

MM HAZ-6 Prior to the issuance of a demolition permit for any buildings or
structures on-site, the Project applicant shall conduct comprehensive ACM and
mercury contamination surveys to identify the locations and quantities of ACM and
mercury in above-ground structures. The Project applicant shall retain a licensed or
certified asbestos consultant to inspect buildings and structures on-site. The
consultant’s report shall include requirements for abatement, containment, and
disposal of ACM, if encountered, in accordance with the South Coast Air Quality
Management District’s Rule 1403.

Prior to issuance of a demolition permit of the onsite structure,
preparation of a demolition plan for the safe dismantling and removal of building
components and debris including a plan for lead and asbestos abatement shall be
required. The demolition plan shall be submitted to the City for review and approval
prior to commencement of construction activities.

Impact 4.9-2

Would the Project create a significant hazard to the public or
the environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?

Less Than Significant
with Mitigation
Incorporated (Phase |

Project) and Significant
and Unavoidable (Phase

Refer to MM HAZ-1 through MM HAZ-6.

11 Only)
Impact 4.9-3 Less Than Significant | Refer to MM HAZ-2.
Would the Project emit hazardous emissions or handle | Impacts with Mitigation
hazardous or acutely hazardous materials, substances, or | Incorporated (Phase |

waste within one-quarter mile of an existing or proposed
school?

Project) and Significant
and Unavoidable (Phase
11 Only)

Impact 4.9-4 Less Than Significant | Refer to MM HAZ-5.
Would the project be located on a site which is included on a | Impacts with Mitigation
list of hazardous materials sites compiled pursuant to | Incorporated
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Government Code Section 65962.5 and, as a result, would it
create a significant hazard to the public or the environment?

Section 4.16: Tribal Cultural Resources

Impact 4.16-1

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

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

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

Less than
Impact with
Incorporated

Significant | Refer to Section 4.5: Cultural Resources for MM CUL-6 and MM CUL-7.
Mitigation
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2.0 INTRODUCTION AND PURPOSE

2.1 Purpose of the Environmental Impact Report

The California Environmental Quality Act (CEQA) requires that all state and local governmental agencies
consider the environmental consequences of projects over which they have discretionary authority before
taking action on those projects. This Draft Environmental Impact Report (EIR) has been prepared to satisfy
CEQA (Public Resources Code [PRC] Section 21000 et seq.) and the State CEQA Guidelines (California Code
of Regulations Section 15000 et seq.). The EIR is a public document designed to provide decision-makers
and the public with an analysis of the environmental effects of the proposed project, to indicate possible
ways to reduce or avoid environmental impacts and to identify alternatives to the project. The EIR must
also disclose significant environmental impacts that cannot be avoided; growth-inducing impacts; effects
not found to be significant; and significant cumulative impacts of all past, present, and reasonably
foreseeable future projects.

CEQA requires each EIR to reflect the independent judgment of the “Lead Agency.” The Lead Agency is
“the public agency which has the principal responsibility for carrying out or approving a project which may
have a significant effect upon the environment” (PRC Section 21067). The City of Ontario (City) has the
principal responsibility for approval of the Euclid Mixed Use Specific Plan Project (“Project” or “proposed
Project”). For this reason, the City is the CEQA Lead Agency for this Project.

The Lead Agency exercises its independent judgment on questions, including but not limited to the
thresholds of significance used to analyze project impacts, analyses, and conclusions regarding the level
of significance of impacts both before and after mitigation, the identification and application of mitigation
measures to avoid or reduce project-related impacts, and the consideration of alternatives to the
proposed Project. In preparing this EIR, the City has employed CEQA and environmental technical
specialists, but, the City, as the Lead Agency, has reviewed and revised all submitted drafts, technical
studies, and reports as necessary to reflect its own independent judgment, including reliance on City
technical personnel from other departments and review of all technical subconsultant reports. Therefore,
the analyses and conclusions set forth in this EIR reflect the independent judgment of the City as Lead
Agency.

The intent of the Draft EIR is to provide sufficient information on the potential environmental impacts of
the Project to allow the City to make an informed decision regarding approval of the Project. The Draft
EIR is also intended to inform responsible agencies, decision-makers, and the general public about the
potential environmental effects of the development and operation of the Project. Specific discretionary
actions to be reviewed by the City are described in Section 3.0: Project Description.

2.2 Notice of Preparation

The City determined that an EIR would be required for this Project and issued a Notice of Preparation
(NOP) (see Appendix A: Notice of Preparation and Scoping Meeting Materials). CEQA Guidelines §15063
provides that if a lead agency determines that an EIR will clearly be required for a project, an Initial Study
is not required; therefore, an Initial Study was not prepared for this project. Comments received during

December 2023 2-1 2.0 | Introduction and Purpose



City of Ontario
Euclid Mixed Use Specific Plan Project Draft Environmental Impact Report

the public review period, from February 10, 2023, to March 13, 2023, are provided in Appendix A. In
addition, a public scoping meeting was held on February 22, 2023, via Zoom. Members of the public, the
Project applicant and its consultants, and staff were able to participate in the meeting via Zoom. The
meeting was recorded, and the meeting presentation is contained in Appendix A.

A total of eight letters were received in response to the NOP. The comment letters received during the
NOP comment period are included in Appendix A.

Table 2-1: NOP Written Comments Summary compiles the comment letters received from commenting
agencies/persons during the NOP process and identifies the section(s) of the Draft EIR where the issues
are addressed.
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Commenting Agency/Person

Table 2-1: NOP Written Comments Summary

Letter Dated

Issue Addressed in:

Native American

Cameron Vela,

Summary of Comments
Tribal Consultation recommendation for Californian Native American
Tribes that are traditionally and culturally affiliated with the geographic

Section 4.5: Cultural

Southwest Regional

Heritage Cultural Resource | February 14, 2023 . Resources and Section 4.16:
o area of the Project. .
Commission Analyst . . . Tribal Cultural Resources
AB 52 and SB 18 compliance and additional requirements.
The City should require the use of a local workforce to benefit the
Council of Mitchell M. Tsai, community’s economic development and environment.
Carpenters Attorneys for February 22, 2023 The City should impose training requirements for the project’s Not Applicable

construction activities to prevent community spread of Covid-19 and
other infectious diseases.

Riverside County
Airport Land Use
Commission

Jackie Vega, Urban
Regional Planner |

February 27, 2023

Project is located outside Riverside County and therefore not within our
jurisdiction.

Request to reference Chino Airport Compatibility plan and noted that
Ontario Airport is another surrounding airport.

Section 3.0: Project
Description; Section 4.11:
Land Use; Section 4.9:
Hazards

Southern California
Gas Company

Will Liao, Region
Planning Supervisor

March 2, 2023

Request that the builder contact USA / Dig Alert prior to any excavation
activities, so that personnel can go out to perform Locate & Mark.

Not Applicable

Southern California
Association of
Governments

Frank Wen, Ph.D.,
Manager, Planning
Strategy Department

March 9, 2023

Request further environmental documentation for review.

Section 4.15:
Transportation and Traffic;
Appendix |

South Coast Air

Recommends that South Coast AQMD’s CEQA Air Quality Handbook
and website be used as guidance when preparing the air quality and
greenhouse gas analyses.

Use the CalEEMod2 land use emissions software.

Quantify criteria pollutant emissions and compare the emissions to
South Coast AQMD’s CEQA regional pollutant emissions significance
thresholds and localized significance thresholds to determine the
Proposed Project’s air quality impacts.

Section 4.3: Air Quality;

ualit Sam Wang, Program . . . o Section 4.8: Greenhouse
Q y . & & March 10, 2023 Identify any potential adverse air quality impacts that could occur from L.
Management Supervisor, CEQA IGR . . Gas Emissions;
. all phases of the Proposed Project and all air pollutant sources related i
District . Appendix B
to the Proposed Project.
Air quality impacts from both construction (including demolition, if any)
and operations should be calculated.
Emissions from the overlapping construction and operational activities
should be combined and compared to South Coast AQMD’s regional air
quality CEQA operational thresholds to determine the level of
significance.
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Commenting Agency/Person Letter Dated Summary of Comments Issue Addressed in:

o If diesel emissions generated from long-term construction or attracts
diesel-fueled vehicular trips, perform a mobile source health risk
assessment.

« Inthe event of significant adverse air quality impacts, all feasible
mitigation measures that go beyond what is required by law be utilized
to minimize impacts; any impacts resulting from mitigation measures
must also be analyzed.

e Anyintersection in Chino where project trips are likely to reach 50 peak
hour trips will be included for evaluation within the Project’s EIR per
Chino TIA Guidelines.

e Access points along Euclid should be minimized to meet/maintain the
roadway classification of an expressway when considering the project’s
internal roadway network alignment.

e The projectis in the vicinity of the City of Chino's water treatment
facility. Grading and other associated construction activities performed

. . Section 4.15:
at the various phases of development are pertinent to adhere to the . !
, . . Transportation and Traffic;
State Water Resources Control Board's General Permit requirements to j
. . Appendix |
. . Chris Cortez, control dust and other pollution.
City of Chino . March 13, 2023 . . . o L .
Assistant Planner e  The City of Chino has critical water main infrastructure within the right-

Section 4.10: Hydrolo
of-way of Schaefer Avenue. Temporary and permanent construction y 9

and Water Quality;
activities shall provide protection of the existing 16-inch and 18-inch Q yi
. . . . _ Appendix G
water mains. Installation of any sewer lines 24 inches or larger within
10 feet of the City of Chino water mains should be reviewed by City of
Chino Water Division.
«  Additionally, take note of the uses and setbacks on the south side of
Schaefer Avenue, as these would likely extend easterly to the Eastside
Water Treatment Facility.
e  The SCE easement which also extends to the EWTF may also be
affected by said setbacks.
o CARE CA respectfully requests complete analysis of CEQA impacts, Section 4.1: Aesthetics
imposition of all feasible mitigation and study of a reasonable range of through Section 7.0:
. . . alternatives, including at least two environmentally superior Effects Found Not to be
Californians Allied . . . . A
. Jeff Modrzejewski, alternatives to the Project. Significant
for a Responsible . . March 13, 2023 . . . L
E (CARE CA) Executive Director « Avoid developing narrow project objectives as to exclude any
conom
y meaningful alternative other than the Project. See Appendix B: Air
e Make all efforts to minimize air quality effects to the greatest extent Quality — Greenhouse Gas
possible. This in part means that a Health Risk Assessment must be Emissions Reports
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Letter Dated

Summary of Comments

Issue Addressed in:

prepared as part of the DEIR. The HRA should include both construction
and operational diesel PM emissions and cancer risk assessment, and
account for other emission sources such as backup generators.

To determine the significance of the Project’s GHG, the City should
avoid attempts at threshold shopping to secure a favorable less than
significant result for the Project. If the City adopts a qualitative analysis,
then the DEIR should provide a detailed explanation if numeric
thresholds, adopted by various air districts are not used in the analysis.
We also urge the City to adopt thresholds that embody climate
change’s existential threat to humankind. Aside from identifying an
appropriate threshold backed with substantial evidence, we expect a
detailed discussion on the Applicant’s plan to offset the Project’s GHG
emissions.

Mitigation measures must be effective and enforceable. Every effort
must be made to incorporate modern technology in the mitigation
measures and MMRP.

Provide all sources and referenced materials when the DEIR is made
available.
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The NOP process helps determine the scope of the environmental issues to be addressed in the Draft EIR.
Based on this process for the Project, certain environmental categories were identified as having the
potential to result in significant impacts. Issues considered Potentially Significant are addressed in this
Draft EIR in detail, but effects found not to be significant are briefly discussed in Section 7.0: Effects Found
not to be Significant.

Native American Consultation

The City initiated Native American consultation concurrent with the NOP scoping process, pursuant to
Assembly Bill (AB) 52 and Senate Bill (SB) 18. Letters were sent to the applicable tribes and are contained
in Appendix D: Cultural Resources Documentation.

2.3 Scope of this Draft Environmental Impact Report

The scope of the Draft EIR was determined based on comments received in response to the NOP. A scoping
meeting was also conducted by the City. Pursuant to State CEQA Guidelines, Sections 15126.2 and
15126.4, the Draft EIR should identify any potentially significant adverse impacts and recommend
mitigation that would reduce or eliminate these impacts to levels of insignificance.

The information in Section 3.0: Project Description, establishes the basis for analyzing future, project-
related environmental impacts.

Impacts Considered Less Than Significant

During preparation of the Draft EIR, the City determined that three environmental impact categories were
not significantly affected by or did not affect the proposed Project. These categories are not discussed in
detail in this Draft EIR.

« Mineral Resources

« Recreation

o Wildfire

Potentially Significant Adverse Impacts

The City determined that 17 environmental factors have potentially significant impacts if the proposed
Project is implemented.

o Aesthetics o Hydrology and Water Quality
o Agriculture and Forestry Resources o Land Use and Planning

o Air Quality « Noise

« Biological Resources o Population and Housing

o  Cultural Resources o Public Services

« Energy o Transportation

« Geology and Soils o  Tribal Cultural Resources

o Greenhouse Gas Emissions o Utilities and Service Systems

« Hazards and Hazardous Materials
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Unavoidable Significant Impacts

This Draft EIR identifies several significant and unavoidable impacts, as defined by CEQA, that would result
from implementation of the proposed Project. Unavoidable significant impacts may be considered
significant on a project-specific basis, cumulatively significant, and/or potentially significant. Pursuant to
State CEQA Guidelines Section 15093, for any project having unavoidable significant impacts, the City
must prepare a “statement of overriding considerations” before it can approve the Project, attesting that
the decision-making body has balanced the benefits of the proposed Project against its unavoidable
significant environmental effects and has determined that the benefits outweigh the adverse effects, and
therefore the adverse effects are considered acceptable. The impacts that were found in the Draft EIR to
be significant and unavoidable are found in these sections:

o Agriculture and Forestry Resources
o Air Quality

« Biological Resources

o  Cultural Resources

« Geology and Soils

« Greenhouse Gas Emissions

« Hazards and Hazardous Materials

2.4 Incorporation by Reference

In accordance with State CEQA Guidelines Section 15150, the following documents are hereby
incorporated by reference into this EIR and are made available for public review on their respective
websites.

The Ontario Plan 2050: The City’s General Plan underwent a technical update and was adopted as The
Ontario Plan (TOP) 2050 on August 16, 2022. TOP 2050 states long-term goals, principles, and policies for
achieving Ontario’s Vision. It guides growth and development to achieve optimum results from the City’s
physical, economic, environmental, and human resources. TOP 2050 is made up of nine elements: Land
Use, Housing, Mobility, Safety (including Noise), Environmental Resources (including Conservation), Parks
and Recreation (including Open Space), Community Economics, Community Design, and Social Resources.
Environmental Justice is woven throughout the Policy Plan. The Policy Plan is intended to be a long-term
policy document. It includes abiding principles for each element, goals, and policies. TOP 2050 can be
found here: https://www.ontarioca.gov/OntarioPlan.

The Ontario Plan 2050 Supplemental EIR: The Ontario Plan (TOP) 2050 Supplemental EIR (SCH Number
2021070364) is an update to the approved TOP 2009; therefore, TOP 2050 Supplemental EIR relies on the
findings of the 2009 Draft EIR, 2010 Recirculated Draft EIR, and 2010 Final EIR and, per CEQA Guidelines
Section 15163, contains all of the information necessary to ensure that the certified TOP EIR fully evaluates
the TOP 2050. These documents, though discussed separately here, are collectively referred to in the TOP
2050 Supplemental EIR as the 2010 Certified EIR. In accordance with CEQA Guidelines Sections 15148 and
15150, this TOP 2050 Supplemental EIR incorporates the 2010 Certified EIR (and its constituent parts) by
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reference. TOP 2050 Supplemental EIR, certified August 2022, addresses the short and long-term effects
of buildout of the City, which includes development of the Project area. Mitigation measures were
imposed for impacts determined to be significant or potentially significant. Significant and unavoidable
impacts were identified for agricultural resources, air quality, cultural resources, greenhouse gas
emissions, noise, and transportation. TOP policies that are related to the proposed Project are cited in
various sections throughout this EIR.

The TOP 2050 Supplemental EIR can be found here:

https://www.ontarioca.gov/sites/default/files/Ontario-
Files/Planning/The%200ntario%20Plann/EIR/Final DraftSEIR TOP2050.pdf .

Ontario Development Code: This Development Code is enacted to assist in the implementation of Federal
and State planning, zoning, development, subdivision, and environmental laws, and TOP, and guide the
orderly development of the City in a manner that promotes and protects the public health, safety,
comfort, convenience, prosperity, and welfare of its inhabitants. The Development Code is referenced
throughout this document as regulations governing development and land use activities within the City.
Regulatory information from the Development Code is cited in various sections of this EIR. The
development code can be found here: https://www.ontarioca.gov/Planning/Applications.

San Bernardino County Countywide Plan: The County of San Bernardino adopted the County Countywide
Plan in 2020. The Countywide Plan is comprised of four sections: Policy Plan, Business Plan, Community
Action Guides, and Environmental Documents. The County Policy Plan is an update and expansion of the
County’s General Plan for the unincorporated areas. As an update of the County’s General Plan and
Community Plans, the Policy Plan addresses physical, social, and economic issues facing the
unincorporated portions of the County. It also addresses supportive services for adults and children,
healthcare services, public safety, and other regional county services provided to both incorporated and
unincorporated areas. As part of its Policy Plan, the County includes the following eight elements: 1) Land
Use; 2) Infrastructure & Utilities; 3) Transportation & Mobility; 4) Natural Resources; 5) Hazards; 6)
Personal & Property Protection; 7) Economic Development; and 8) Health & Wellness. The Policy Plan was
used throughout this EIR since it contains information, policies, and regulations relevant to the proposed
Project.

This document is available for review on the County’s website at: http://countywideplan.com/policy-plan.

Southern California Association of Governments (Connect SoCal): The 2020-2045 Southern California
Association of Governments (SCAG) Regional Transportation Plan/Sustainable Communities Strategy
(RTP/SCS), also known as Connect SoCal, is a long-range visioning plan that balances future mobility and
housing needs with economic, environmental, and public health goals. Connect SoCal embodies a
collective vision for the region’s future and addresses the cumulative impact of future development and
associated infrastructure improvements for SCAG regions. It is developed with input from local
governments, county transportation commissions, tribal governments, non-profit organizations,
businesses, and local stakeholders within SCAG regions such as San Bernardino County and the City.
Connect SoCal can be found here: https://scag.ca.gov/connect-socal.
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Ontario Ranch Business Park Final Subsequent EIR. The Ontario Ranch Business Park Final Subsequent
EIR addressed the environmental effects and comments from public agencies and interested parties
associated with the implementation of the Ontario Ranch Business Park Specific Plan Amendment project,
located south of the proposed Euclid Mixed Use Specific Plan Project area. The Ontario Ranch Business
Park Final Subsequent EIR is specifically relevant as it addressed the impacts of constructing regional
infrastructure necessary to serve the developing southwestern industrial sector of the City of Ontario.

This document is available for review on the City’s website at:

https://www.ontarioca.gov/sites/default/files/Ontario-
Files/Planning/Environmental%20Documents/ORBP/01%200RBP%2011%20SPA%20Final%20SEIR.pdf.

2.5 Environmental Impact Report Process

This Draft EIR is being circulated for public review for 45 days. Interested agencies and members of the
public are invited to provide written comments on the Draft EIR to the City address shown on the title
page of this document. Upon completion of the 45-day review period, the City will review all written
comments received and prepare written responses for each. A Final EIR will incorporate the received
comments, responses to the comments, and any changes to the Draft EIR that result from comments. The
Final EIR will be presented to the City for potential certification as the environmental document for the
Project. All persons who comment on the Draft EIR will be notified of the availability of the Final EIR and
the date of the public hearing where the City will consider whether to certify the Final EIR.

The Draft EIR is available to the general public for review at various locations:
« City of Ontario, Planning Department, 303 East “B” Street, Ontario, CA 91764

o Ontario Main Library 215 East “C” Street, Ontario, CA 91764

o  City’s website: https://www.ontarioca.gov/Planning/Reports/Environmentallmpact
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3.0 PROJECT DESCRIPTION

3.1 Project Location and Settings

The Euclid Mixed Use Specific Plan Project (Project) is made up of 18 existing parcels totaling 84.1 acres
in the City of Ontario (City). The City is located approximately 40 miles east of downtown Los Angeles,
20 miles west of downtown San Bernardino, and 30 miles north from the Orange County line. (See
Figure 3-1: Regional Location).

Regional access to the Project site is provided by State Route 83 (SR-83; Euclid Avenue), which connects
to State Route 60 (SR-60) and Interstate 10 (I-10) to the north; Interstate 15 (I-15) approximately 5.5 miles
to the east; and State Route 71 (SR-71) approximately 4.3 miles to the west. SR-71 connects the Project
to State Route 91 (SR-91) in unincorporated Riverside County.

The Project site is in the southwestern portion of the City, immediately east of the City of Chino in
San Bernardino County. The proposed Project site is bounded by Schaefer Avenue on the north,
Sultana Avenue on the east, Edison Avenue on the south, and Euclid Avenue on the west (See Figure 3-2:
Local Vicinity Map and Figure 3-3: Project Boundary). The Assessor Parcel Numbers (APNs) for this Project
are 1053-071-01, -02, -03, -04; 1053-211-01, -02, -05; 1053-281-01, -02, -03, -04, -05, -07, -08; 1053-081-
01, -02, -03, -04.

The Project specific plan will create guidelines that will: address the Project’s consistency with The Ontario
Plan (TOP) 2050 Update; provide a development plan, which specifies land uses, circulation,
infrastructure, streetscape, and landscape plans applicable to properties within the Project area; establish
procedures for reviewing individual projects; implement design guidelines to create a visually attractive
environment; and summarizes the development review process; and specifies provisions for
administration and implementation of the Project.

3.2 Project Site and Surrounding Land Uses

The 84.1-acre Project site is currently occupied by agricultural uses, including the raising of livestock, dairy
farming activities, and a commercial nursery. Dairy farming and agriculture have been the primary uses of
the Project site since before the 1930s. The majority of the site exists as fallow or cultivated fields. There
is a private recreational vehicle facility in the southwestern portion of the site and a scrap yard at the
intersection of Euclid Avenue and Edison Avenue. Various non-conforming single family residential
structures, as well as agricultural related buildings and open structures are located within the Project site.
Two Southern California Edison (SCE) easements extend across the Project site. No structures are located
within the SCE easements; however, they have been used for various agricultural uses historically.

Existing uses surrounding the Project site are similar to those on the site. Ongoing crop farming is located
to the north of the Project site and a vacant property that was a former dairy farm is located to the east
of the site. The property to the south is currently utilized for residential, farming, or trucking related uses.
North across Schaefer Avenue is an existing dairy farm; south across Edison Avenue is an existing trucking
facility; east across Sultana Avenue is vacant land and an existing trucking facility; west across
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Euclid Avenue, is the City of Chino with existing commercial and residential uses, and a truck/trailer
storage yard (see Figure 3-4: Surrounding Land Uses).

Existing Zoning and Land Use Designations

The existing land use designations for the Project site are consistent with the TOP’s existing land
designations (see Figure 3-5: Existing Land Use and Zoning). The City’s TOP designates the Project site for
development of Business Park (BP) at 0.6 FAR, and Mixed-Use (MU) at 14.0 to 65.0 du/ac; 1.5 FAR office;
1.0 FAR retail, and includes portions designated for Open Space-Non-Residential (OS-NR).?

TOP land use designations for the Project site by parcel number are as follows:
o Business Park
= APN:1053-071-01, -02, -03, -04; 1053-211-01, -02, -05; 1053-081-01, -02, -03, -04.
o Mixed-Use
= APN:1053-281-01, -02, -03, -04, -05, , -07, -08.

Additionally, the southern portion of the Project site is located within TOP 2050 South Euclid District Place
Type. Lying at the southwest corner of the City, the South Euclid District Place Type is envisioned to
develop as a vertically- and horizontally mixed-use area to serve the populations of newly developing
Ontario Ranch and adjoining communities.? The district will include a range of housing types integrated
within and alongside retail, commercial, and office uses, as well as public spaces and trails that connect
the "Great Park" to Euclid Avenue. The area is intended to be highly walkable with pedestrian-oriented
site design and road network and transit stops with amenities.

The southern portion of the Project site is also within the Great Park Corridor. Sites within the Great Park
Corridor are currently zoned Specific Plan (SP) Zoning District with an Agricultural Overlay (SP-AG), but no
specific plan has been adopted, and they will be rezoned to SP-AG Affordable Housing (AH) for inclusion
in the Affordable Housing Overlay District described within the City’s Housing Element.? The SP-AG-AH
Overlay will establish a minimum density of 20 du/ac, and allow TOP 2050 designation to govern the
maximum densities for each site. The Agriculture Overlay District will remain in place until the parcel is
ready for development consistent with TOP 2050 and Affordable Housing Overlay District. Property
owners and developers alike have expressed interest in redeveloping this area, so existing agricultural
operations are not expected to limit development potential. Sites in this area would have TOP 2050
designations of Medium Density Residential and Mixed-Use (MU). Medium-Density Residential will allow
a range of 20-30 du/ac for projects with at least 25 percent of units affordable to lower incomes, and a
range of 20-25 du/ac for all other projects. Two different MU areas are proposed in this opportunity area,
Mixed-Use Eucalyptus/Chino Airport (MU-EU) allowing 20-45 du/ac and Mixed-Use Great Park allowing

1 City of Ontario. 2022. TOP 2050, Figure LU-01, Official Land Use Plan. https://www.ontarioca.gov/sites/default/files/Ontario-
Files/Planning/The%200ntario%20Plann/Land%20Use/Figure%20LU-01%200fficial%20Land%20Use%20Plan 0.pdf. (accessed October
2022).

2 City of Ontario. 2022. TOP 2050, Page 107. https://www.ontarioca.gov/OntarioPlan. (accessed March 2023).

3 City of Ontario. 2022. TOP 2050, Housing Element, page H-282. https://www.ontarioca.gov/about-ontario-ontario-plan-policy-plan/housing.

(accessed July 2023).
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20-65 du/ac. With TOP 2050 and zoning changes noted in Program 13, all sites identified support densities
necessary to facilitate lower- and moderate-income housing development.*

TOP designates the surrounding areas in Ontario Ranch for Commercial, Residential, and Mixed-Use
development.

The existing zoning designation is Specific Plan (SP) Zoning District with an Agricultural (AG) Overlay.® The
SP District designation requires approval of a specific plan by the City for urban development of the Project
site. The Specific Plan will be the zoning for the Project site, consistent with TOP 2050.

Surrounding Land Uses
The existing uses in the vicinity include:
o North across Schaefer Avenue: dairy farm
o South across Edison Avenue: trucking facility
« East across Sultana Avenue: vacant and existing trucking facility

o West across Euclid Avenue (City of Chino): existing commercial and residential uses, truck/trailer
storage

Environmental Characteristics
Topography

The Project site slopes gently from the northeast to the southwest and south. Drainage appears to flow
south and southwest. Site elevations range from approximately 730 feet above mean sea level (msl) in
the northeast portion of the site to approximately 690 feet above msl in the southwest portion of the site.

Biology

As a part of the Biological Resources Technical Report prepared for the Project (Appendix C: Biological
Resources Reports), species and habitat information were gathered from relevant databases to determine
which species and/or habitats would be expected to occur on-site. Based on the results of the field
investigation, no special-status plant or animal communities were observed on-site. No impacts to
jurisdictional waters would occur based on the limits of the improvements and therefore no regulatory
permits are necessary. Refer to Section 4.4: Biological Resources, for further discussion.

Hydrology

According to the Geotechnical Investigation conducted for the Project (Appendix E: Geotechnical
Reports), groundwater was not encountered during the investigation. Based on the available data and the
findings of the investigation, the historical high groundwater level and the current groundwater level is
estimated to be deeper than 137 feet below ground surface. Groundwater is not expected to be
encountered during construction of the Project. It should be noted that the groundwater level could vary

4 lbid.
5 City of Ontario. 2022. Zoning Map. https://www.ontarioca.gov/sites/default/files/Ontario-
Files/Planning/Zoning%20Map/Zoning 20220415 Revl.pdf. (accessed March 2023).
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depending upon the seasonal precipitation and possible groundwater pumping activity in each site
vicinity. Perched water layers at depth may be present locally, particularly following high precipitation
and irrigation events. Refer to Section 4.10: Hydrology and Water Quality, for further discussion.

Seismic Conditions

The Project site is not located within an Alquist-Priolo Earthquake Fault Zone, and no evidence of faulting
was identified during the Geotechnical Investigation. There are no Alquist-Priolo Earthquake Fault Zones
within the Project area. The nearest Alquist-Priolo Earthquake Fault Zone, the Elsinore Fault Zone, is
approximately 3.5 miles southwest of the Project site.® This fault is a north to northwest trending reverse
fault that dips steeply towards the southwest.

There have been no notable earthquakes, of a magnitude of 5.5 or more, affecting the Ontario-Chino
region within the last 50 years. The most recent earthquake, the 2008 Chino Hills Earthquake, occurred
southwest of the Project site and had a magnitude of 5.4. See Section 4.6: Geology and Soils for further
discussion.

Flood Zone Information

According to the Federal Emergency Management Agency’s (FEMA) National Flood Insurance Program’s
Flood Insurance Rate Maps (FIRM) (Map No. 06071C8620H and 06071C9335H, rev. August 28, 2008), the
majority of the Project site lies Zone D, an area where there are possible but undetermined flood hazards.’
See Section 4.9: Hazards and Hazardous Materials and Section 4.10: Hydrology and Water Quality, for
further discussion.

Hazards and Hazardous Materials

According to the Phase | and Il Environmental Site Assessment conducted for the Project (Appendix F:
Phase I and Il Environmental Site Assessment), the site was previously developed for agricultural uses
from as early as 1933 to the present day. Between 1946 and the present, the Project site was used
agriculturally, including one dairy operation on the western portion of the site, and another dairy
operation on the northeastern portion of the site. From as early as 2006, the current plant nursery
operation on the southwestern portion of the Property was noted as well. Recognized Environmental
Conditions were identified on-site. Refer to Section 4.9: Hazards and Hazardous Materials, for further
discussion.

Airport Influence Areas

Ontario International Airport Influence Area

The Ontario International Airport Land Use Compatibility Plan (ONT ALUCP) was adopted by the Ontario
City Council on April 19, 2011. The intent of a compatibility plan is to avoid conflicts between airport

6 California Geological Survey. 2023. Earthquake Zones of Required Investigation. https://maps.conservation.ca.gov/cgs/EQZApp/app/.
(accessed July 2023).

7 Federal Emergency Management Act. ND. National Flood Hazard Layer (NFHL) Viewer. https://hazards-
fema.maps.arcgis.com/apps/webappviewer/index.htm|?id=8b0adb51996444d4879338b5529aa9cd&extent=-
117.81426821289033,33.99346556420189,-117.48193178710954,34.1356709592875. (accessed January 2023).

December 2023 3-4 3.0 | Project Description


https://maps.conservation.ca.gov/cgs/EQZApp/app/
https://hazards-fema.maps.arcgis.com/apps/webappviewer/index.html?id=8b0adb51996444d4879338b5529aa9cd&extent=-117.81426821289033,33.99346556420189,-117.48193178710954,34.1356709592875
https://hazards-fema.maps.arcgis.com/apps/webappviewer/index.html?id=8b0adb51996444d4879338b5529aa9cd&extent=-117.81426821289033,33.99346556420189,-117.48193178710954,34.1356709592875
https://hazards-fema.maps.arcgis.com/apps/webappviewer/index.html?id=8b0adb51996444d4879338b5529aa9cd&extent=-117.81426821289033,33.99346556420189,-117.48193178710954,34.1356709592875

City of Ontario
Euclid Mixed Use Specific Plan Project Draft Environmental Impact Report

operations and surrounding land uses. The Project area is not within the safety, noise impact, or airspace
protection zones of the ONT ALUCP; however, it is within the Airport Influence Area, as is the entire City.

Chino Airport Overlay Zone

The Project site is located directly north of the Chino Airport and within the Chino Airport, airport
influence areas. The City is currently preparing an ALUCP for Chino Airport which relies on the California
Airport Land Use Planning Handbook published by Caltrans Division of Aeronautics. The Chino ALUCP will
establish policies and criteria for the four types of compatibility impacts which include safety, noise,
airspace protection, and overflight. The Project site is not within the Chino Airport noise impact zone.
Projects within the Project specific plan boundary shall be required to be consistent with the policies and
criteria of the ALUCP for Chino Airport.

Williamson Act Contracts

The California Land Conservation Act of 1965, commonly referred to as the Williamson Act, enables local
governments to enter into contracts with private landowners for the purpose of restricting specific parcels
of land to agricultural or related open space use. In return, landowners receive property tax assessments
that are much lower than normal because they are based upon farming and open space uses as opposed
to full market value. The motivation for the Williamson Act is to promote voluntary land conservation,
particularly farmland conservation. There are no active Williamson Act contracts located within the
Project area.

3.3 Project Objectives

Objectives for the Project are defined in the Project specific plan to aid decision makers in their review of
the Project and its associated environmental impacts. The Project objectives have been refined
throughout the planning and design process for the Project and are listed below:

o Optimize the movement of goods throughout the region by designing a mixed-use center to
create a highly walkable and pedestrian-oriented site design and road network which leverages
the Bus Rapid Transit (BRT) investments;

« Create a mixed-use center to serve the populations of the newly developing Ontario Ranch and
adjoining communities, by providing a range of housing types integrated within and alongside
retail, commercial, and office uses, as well as public spaces and trails;

o Develop and operate a large format mixed-use center to allow the City of Ontario to compete on
a domestic scale through the efficient and cost-effective movement of goods;

o Provide a flexible planning framework that responds to changing physical and market driven
aspects of future development opportunities;

« Specify a coordinated phasing of infrastructure, utilities, and public services for this area of
Ontario Ranch;

« Promote compatible uses and interfaces between adjacent properties;

o Create a professional, well maintained and attractive environment for the development of a
vibrant mixed-use development along Edison Avenue and a multi-purpose business park complex;
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o Provide the entitlement and framework for office retail development and multiple family
residential units;

o Provide the entitlements and framework for the development of business park uses;
o Provide employment opportunities for the surrounding community;

« Facilitate the implementation of roads, utilities, and other infrastructure investments that will be
sufficiently sized to serve the Project site;

« Expand Ontario’s retail, office and business park uses in proximity to local airports and regional
transportation networks;

o Create an economic driver for future growth in western portion of Ontario Ranch that acts as a
catalyst for the development of infrastructure improvements in the area and implementation the
City’s long term planning vision;

« Provide opportunities for residents to live, work and shop within close proximity;
o Provide a logical extension of planned community trails and bikeways; and

« Facilitate the establishment of design guidelines and development standards that create a unique,
well-defined identity for the proposed Project. Enhance Project identity through architecture,
landscaping, walls, fencing, signage and entry treatments.

3.4 Proposed Project

“Project” as defined by the State CEQA Guidelines, means:

“..the whole of an action, which has a potential for resulting in either a direct physical
change in the environment, or a reasonably foreseeable indirect physical change in the
environment, and that is any of the following: (1)...enactment and amendment of zoning
ordinances, and the adoption and amendment of local General Plans or elements thereof
pursuant to Government Code Section 65100-65700. (State CEQA Guidelines Section
15378[a]).”

Description of the Project

The proposed Project consists of a Specific Plan to allow for a business park and mixed-use development
on 18 parcels covering 84.1 acres in the City. The development would include up to 290,110 square feet
of commercial retail/office uses, up to 466 residential units, and 1,386,777 square feet of business park
uses, and associated on-site and off-site infrastructure improvements, as described further below. The
Project site is anticipated to be developed in two phases within five planning areas (PAs), with only Phase
| proposed at a project-level entitlement. Note there are two applicants for the Project Specific Plan — the
private Applicant for Phase | and the City for Phase II.

Phase | would include PAs 1, 2A, and 3A, proposing the construction of 13 buildings. The 13 Phase |
buildings would provide up to 1,473,026 square feet of business park and commercial retail/office mixed
uses (the maximum development allowed in the proposed Specific Plan). A conceptual site plan for Phase
| envisions a less dense site, at approximately 1,000,595 square feet of development (depicted in Figure
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3-6: Phase | Conceptual Site Plan). However, the EIR conservatively evaluates the maximum development
potential for Phases | and Il as permitted in the proposed Specific Plan. Note that the applicant intends to
process a Development Plan and Tentative Parcel Map for the Phase | Project following processing of the
Project Specific Plan. Phase | is expected to start construction in 2024, with an anticipated opening year
in 2032.

The EIR also evaluates, at a “programmatic” level, potential future development of Phase Il, comprised of
PAs 2B and PA 3B. Phase Il is being evaluated at the programmatic level for a number of reasons,
consistent with CEQA Guidelines Section 15168 (Program EIR). These reasons include: 1) the private
Applicant does not own the parcels within the Phase Il area (PAs 2B and PA 3B); 2) the City is the Applicant
for these parcels and no specific development proposals have been identified for the Phase Il area at this
time; and 3) the extent the Phase Il area is developed it will be at an unknown, later date following Phase
l.

Combined, the Phase | and Phase Il portions of the Specific Plan would allow up to 1,676,887 square feet
of non-residential business park and commercial retail/office mixed uses in addition to up to 466
residential units, as shown in Table 3-1: Maximum Project Buildout, below.

Land Use Plan

The Project consists of five PAs accommodating a variety land uses including commercial retail/office uses,
high density residential uses and open space areas, low-intensity office, and other similar uses that are
compatible with the Project site’s location and surrounding existing and proposed land uses. The Project
Specific Plan’s Land Use Plan implements the vision of TOP by providing opportunities for employment in
manufacturing, distribution, and research and development at intensities designed to meet the demand
of current and future market conditions. The Land Use Plan identifies the location of the land use
designations for the Project area. The Project zoning mirrors the TOP Land Use Districts and is identified
along with the five PAs (see Figure 3-7: Land Use Plan).

Business Park (BP) Zoning District: The BP zoning district accommodates business park and related
commercial, low intensity office uses, and certain light industrial uses. Development within this district is
typically multi-tenant in nature; however, single-tenant buildings are not precluded.

Development within the Business Park District will be set back from Euclid Avenue, separated by a 50-foot
landscaped Neighborhood Edge with an 8-foot-wide multi-purpose trail. Smaller scale buildings will face
Euclid Avenue and will be designed to create an attractive frontage that reflects a commercial/office
character within the allowable building heights. Parking and vehicle storage areas will be sited behind
buildings or will be heavily screened from perimeter street view.

Mixed-Use (MU) Zoning District: The MU zoning district accommodates a wide variety of retail
commercial, office and high-density residential development in conformance with TOP. It is anticipated
that the Mixed-Use development will be comprised of 10 percent Office, 20 percent Commercial/Retail,
and 70 percent Residential.
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The southern portion of the site thatis comprised of approximately 20 acres along the north side of Edison
Avenue and is zoned for Mixed Use development. This area is part of a much larger mixed-use area
identified in TOP as the Great Park Mixed Use Area. Approximately 170 additional contiguous acres are
located south of Edison Avenue. This Mixed Use Area is intended to encourage commercial/retail, office,
and higher density residential development opportunities to serve the western portion of the Ontario
Ranch and to provide a west anchor to the City of Ontario Great Park.

Open Space/Non-Recreational (0S-NR) Zoning District: The OS-NR Zoning District defines the utility
corridors (SCE) easement areas within the City, including the Project boundary. This zoning district allows
for low intensity uses such as vehicle and truck storage, nursery and limited agricultural uses, parking,
etc., subject to written approval from SCE. The OS-NR Zoning District encompasses the utility easement
corridors within the Project Specific Plan boundary. These areas are designated for non-recreational uses.
While no building are proposed within this district, it is suitable for uses such as landscape plant nurseries,
recreational vehicle and truck/trailer storage and other uses allowed by the City zoning.

The land use types proposed by the Project are summarized below in Table 3-1: Maximum Project
Buildout. Table 3-1 provides the maximum development intensity, addressing full buildout per the Project
Specific Plan (allowable gross building area and maximum residential development for each PA based on
the allowable floor area ratio or residential density respectively). Development standards, such as setback
requirements, parking, open space, minimum landscaping, infrastructure, and site design, may reduce the
maximum gross square footage or density.

The EIR will evaluate the total maximum allowable development in the Project Specific Plan, which is
1,676,887 square feet of business park and mixed-use land uses, up to 466 residential units and associated
on-site and off-site infrastructure improvements. Additional on-site improvements would include
landscaping, utility infrastructure, and internal roadways. Off-site improvements may include various
street improvements, storm drain infrastructure, sewer infrastructure, domestic water infrastructure,
recycled water infrastructure, and underground electric utility infrastructure.

Conceptual Site Plan

The conceptual site plan for the Project is presented in Figure 3-6: Phase | Conceptual Site Plan. Under
this conceptual plan, PA 1, 2A, and 3A would be developed with 13 buildings with approximately 1,000,595
square feet of business park and commercial retail/office mixed use development. Note that the applicant
intends to process a Development Plan and Tentative Parcel Map for the Phase | Project concurrently or
following processing of the Project Specific Plan.®

8 The Applicant has submitted applications for a Development Permit and Tentative Parcel Map for the Phase | area. These applications are
currently in City staff review and may be considered by the City concurrent with the Specific Plan if those applications have completed City
staff review.
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Table 3-1: Maximum Project Buildout

Maximum Building Square

Planning Area Land Use Designation Site Acreage
Footage
Phase |
1 Business Park 24.60 642,946
2A Business Park 20.66 539,970
3A Mixed-Use (Office; Retail) 5.71 290,110
4 Open Space/Non-Recreational 6.28 -
Subtotal 57.25 1,473,026
Phase Il
2B Business Park 7.80 203,861
3B Mixed-Use (Residential) 13.32 -
5 Open Space/Non-Recreational 5.73 -
Subtotal 26.85 203,861
Total 84.1 1,676,887
Notes:
1. The numbers were rounded to present a conservative estimate.
2. The EIR will evaluate the total maximum allowable development in the Project Specific Plan. The Floor Area Ratio (FAR) may be increased
to the TOP max levels of 0.60 for BP respectively with appropriate CEQA analysis.
3. Phase Il uses are being evaluated at programmatic level only; no specific development applications h