
 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 1 of  54  

 

 

 

 

 

 

 

LAKE AND MOUNTAIN COMMERCIAL CENTER 

 
INITIAL STUDY/ NOTICE OF PREPARATION 

 
PLANNING APPLICATION NO. 2019-34  

TENTATIVE TRACT MAP NO. 37922 

CONDITIONAL USE PERMIT NO. 2019-19 

COMMERCIAL DESIGN REVIEW NO.2019-27  
 
 

 

 

Prepared By: 

CITY OF LAKE ELSINORE 

130 South Main Street 

Lake Elsinore, CA 92530 

 

 

Applicant: 

TIGER PETROLEUM, INC. 
Attn. Danny Singh 

3017 E. Edinger Avenue 

Tustin, CA 92780 

 

 

 

 

 

Environmental Consultant: 

The Altum Group 

73-710 Fred Waring Drive, Ste. 219, Palm Desert, CA 92260 

 

 

 

August 24, 2020 



 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 2 of  54  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This page intentionally left blank.  



 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 3 of  54  

 

TABLE OF CONTENTS 

 
 

I. INTRODUCTION ....................................................................................................................... 5 

A. PURPOSE ........................................................................................................................ 5 

B. CALIFORNIA ENVIRONMENTAL QUALITY ACT .................................................. 5 

C. INTENDED USES OF INITIAL STUDY ....................................................................... 6 

D. CONTENTS OF INITIAL STUDY ................................................................................. 6 

E. SCOPE OF ENVIRONMENTAL ANALYSIS ............................................................... 6 

F.       DOCUMENTS INCORPORATED BY REFERENCE/TECHNICAL STUDIES .......... 7 

II. PROJECT DESCRIPTION ........................................................................................................ 9 

A.      PROJECT LOCATION AND SETTING ......................................................................... 9 

B.      PROJECT DESCRIPTION ............................................................................................... 9 

III. ENVIRONMENTAL CHECKLIST ....................................................................................... 10 

A.      BACKGROUND ............................................................................................................ 10 

B. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED ................................. 11 

C.      DETERMINATION ........................................................................................................ 12 

I.         AESTHETICS. .......................................................................................................... 26 

II. AGRICULTURE AND FORESTRY RESOURCES. ................................................ 26 

III. AIR QUALITY........................................................................................................... 27 

IV. BIOLOGICAL RESOURCES. ................................................................................... 27 

V. CULTURAL RESOURCES. ...................................................................................... 27 

VI. ENERGY. ................................................................................................................... 27 

VII. GEOLOGY AND SOILS. .......................................................................................... 28 

VIII.  GREENHOUSE GAS EMISSIONS. .......................................................................... 28 

IX. HAZARDS AND HAZARDOUS MATERIALS. ..................................................... 28 

X. HYDROLOGY AND WATER QUALITY. .............................................................. 29 

XI. LAND USE AND PLANNING. ................................................................................ 30 

XII. MINERAL RESOURCES. ......................................................................................... 30 

XIII.  NOISE. ........................................................................................................................ 30 

XIV.  POPULATION AND HOUSING. .............................................................................. 30 

XV.   PUBLIC SERVICES. .................................................................................................. 30 

XVI.  RECREATION. .......................................................................................................... 31 

XVII. TRANSPORTATION. ............................................................................................... 31 

XVIII. TRIBAL CULTURAL RESOURCES. ..................................................................... 31 



 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 4 of  54  

 

XIX. UTILITIES AND SERVICE SYSTEMS. ................................................................... 31 

XX.  WILDFIRE. .................................................................................................................. 32 

XXI. MANDATORY FINDINGS OF SIGNIFICANCE ..................................................... 32 

IV. ENVIRONMENTAL ANALYSIS ......................................................................................... 33 

I.    AESTHETICS ................................................................................................................. 33 

II. AGRICULTURE AND FORESTRY RESOURCES .................................................... 34 

III. AIR QUALITY .............................................................................................................. 34 

IV. BIOLOGICAL RESOURCES ....................................................................................... 36 

V. CULTURAL RESOURCES .......................................................................................... 37 

VI. ENERGY ........................................................................................................................ 38 

VII. GEOLOGY AND SOILS. .............................................................................................. 39 

VIII.   GREENHOUSE GAS EMISSIONS .............................................................................. 41 

IX. HAZARDS AND HAZARDOUS MATERIALS .......................................................... 41 

X. HYDROLOGY AND WATER QUALITY ................................................................... 43 

IX. LAND USE AND PLANNING ..................................................................................... 45 

XII. MINERAL RESOURCES .............................................................................................. 46 

XIII.  NOISE ............................................................................................................................. 46 

XIV.  POPULATION AND HOUSING ................................................................................... 47 

XV. PUBLIC SERVICES ...................................................................................................... 47 

XVI.  RECREATION ............................................................................................................... 48 

XVII.  TRANSPORTATION ................................................................................................... 49 

XVIII. TRIBAL CULTURAL RESOURCES .......................................................................... 50 

XIX.   UTILITIES AND SERVICE SYSTEMS ...................................................................... 50 

XX. WILDFIRES ................................................................................................................... 52 

V. MANDATORY FINDINGS OF SIGNIFICANCE ................................................................. 53 

VII. REFERENCES ...................................................................................................................... 54 

 

 

EXHIBITS 

 

EXHIBIT 1  REGIONAL LOCATION MAP .............................................................................. 13 

EXHIBIT 2  PROJECT VICINITY .............................................................................................. 14 

EXHIBIT 3  SITE PHOTOS......................................................................................................... 15 

EXHIBIT 4  CONCEPTUAL SITE PLAN .................................................................................. 25 



 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 5 of  54  

I. INTRODUCTION 
 

A. PURPOSE 

 

This document is an Initial Study for evaluation of environmental impacts resulting from 

implementation of the Lake and Mountain Commercial Center project. For purposes of this 

document, this application will be called the “proposed project”. 

 

B. CALIFORNIA ENVIRONMENTAL QUALITY ACT 

 

As defined by Section 15063 of the California Environmental Quality Act (CEQA) Guidelines, an 

Initial Study is prepared primarily to provide the Lead Agency with information to use as the basis for 

determining whether an Environmental Impact Report (EIR), Negative Declaration, or Mitigated 

Negative Declaration would be appropriate for providing the necessary environmental documentation 

and clearance for any proposed project. 

 

According to CEQA Guidelines Section 15065, an EIR is deemed appropriate for a particular proposal 

if the following conditions occur: 

 

•  The project has the potential to: substantially degrade the quality of the environment; substantially 

reduce the habitat of a fish or wildlife species; cause a fish or wildlife population to drop below 

self-sustaining levels; threaten to eliminate a plant or animal community; substantially reduce the 

number or restrict the range of an endangered, rare or threatened species; or eliminate important 

examples of the major periods of California history or prehistory. 

 

• The project has the potential to achieve short-term environmental goals to the disadvantage of long-

term environmental goals. 

 

• The project has possible environmental effects that are individually limited but cumulatively 

considerable. 

 

•  The environmental effects of a project will cause substantial adverse effects on human beings, 

either directly or indirectly. 

 

According to CEQA Section 21080(c)(1) and CEQA Guidelines Section 15070(a), a Negative 

Declaration can be adopted if it can be determined that the project will not have a significant effect on 

the environment. 

 

According to CEQA Section 21080(c)(2) and CEQA Guidelines Section 15070(b), a Mitigated 

Negative Declaration can be adopted if it is determined that although the Initial Study identifies that 

the project may have potentially significant effects on the environment, revisions in the project plans 

and/or mitigation measures, which would avoid or mitigate the effects to below the level of 

significance, have been made or agreed to by the applicant. 

 

This Initial Study has determined that the proposed project may result in potentially significant 

environmental effects. Therefore, a Environmental Impact Report is deemed the appropriate 

document to provide the necessary environmental evaluations and clearance. 

 

This Initial Study has been prepared in conformance with the California Environmental Quality Act of 

1970, as amended (Public Resources Code, Section 21000 et seq.); the State Guidelines for 

Implementation of the California Environmental Quality Act (“CEQA Guidelines”), as amended 



 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 6 of  54  

(California Code of Regulations, Title 14, Division 6, Chapter 3, Section 15000, et seq.); applicable 

requirements of the City of Lake Elsinore; and the regulations, requirements, and procedures of any 

other responsible public agency or agency with jurisdiction by law. 

 

The City of Lake Elsinore is designated the Lead Agency, in accordance with Section 15050 of the 

CEQA Guidelines. The Lead Agency is the public agency which has the principal responsibility for 

carrying out or approving a project which may have significant effects upon the environment. 

 

C. INTENDED USES OF INITIAL STUDY  

 

This Initial Study is an informational document which is intended to inform the City of Lake Elsinore 

decision-makers, other responsible or interested agencies, and the general public of the potential 

environmental effects of the proposed project. The environmental review process has been established 

to enable public agencies to evaluate environmental consequences and to examine and implement 

methods of eliminating or reducing any potentially adverse impacts. While CEQA requires that 

consideration be given to avoiding environmental damage, the Lead Agency and other responsible 

agencies must balance adverse environmental effects against other public objectives, including 

economic and social goals (CEQA Guidelines Section 15021). 

 

D. CONTENTS OF INITIAL STUDY 

 

This Initial Study is organized to facilitate a basic understanding of the existing setting and 

environmental implications of the proposed project. 

 

I. INTRODUCTION presents an introduction to the entire report. This section identifies City of Lake 

Elsinore contact persons involved in the process, scope of environmental review, environmental 

procedures, and incorporation by reference documents. 

 

II. PROJECT DESCRIPTION describes the proposed project. A description of discretionary 

approvals and permits required for project implementation is also included. 

 

III. ENVIRONMENTAL CHECKLIST FORM contains the City’s Environmental Checklist Form. 

The checklist form presents results of the environmental evaluation for the proposed project and those 

areas that would have either a potentially significant impact, a less than significant impact with 

mitigation incorporated, a less than significant impact, or no impact. 

 

IV. ENVIRONMENTAL ANALYSIS provides the background analysis supporting each response 

provided in the environmental checklist form. Each response checked in the checklist form is discussed 

and supported with sufficient data and analysis. As appropriate, each response discussion describes and 

identifies specific impacts anticipated with project implementation. In this section, mitigation measures 

are also set forth, as appropriate, that would reduce potentially significant adverse impacts to levels of 

less than significance. 

 

V. MANDATORY FINDINGS presents the background analysis supporting each response provided 

in the environmental checklist form for the Mandatory Findings of Significance set forth in Section 

21083(b) of CEQA and Section 15065 of the CEQA Guidelines. 

 

VI. REFERENCES lists bibliographical materials used in preparation of this document. 

 

E. SCOPE OF ENVIRONMENTAL ANALYSIS 
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For evaluation of environmental impacts, each question from the Environmental Checklist Form is 

stated and responses are provided according to the analysis undertaken as part of the Initial Study. All 

responses will take into account the whole action involved, including offsite as well as onsite, 

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

impacts. Project impacts and effects will be evaluated and quantified, when appropriate. To each 

question, there are four possible responses, including: 

 

1. No Impact: A “No Impact” response is adequately supported if the referenced information 

sources show that the impact simply does not apply to the proposed project. A “No Impact” 

answer should be explained where it is based on project-specific factors as well as general 

standards (e.g., the project will not expose sensitive receptors to pollutants, based on a project-

specific screening analysis). 

 

2. Less Than Significant Impact: Development associated with project implementation will 

have the potential to impact the environment. These impacts, however, will be less than the 

levels of thresholds that are considered significant and no additional analysis is required. 

 

3. Less Than Significant With Mitigation Incorporated: This applies where incorporation of 

mitigation measures has reduced an effect from “Potentially Significant Impact” to a “Less 

Than Significant Impact”. The Lead Agency must describe the mitigation measures and briefly 

explain how they reduce the effect to a less than significant level. 

 

4. Potentially Significant Impact: There is substantial evidence that the proposed project may 

have impacts that are considered potentially significant and an EIR is required. 

 

F.  DOCUMENTS INCORPORATED BY REFERENCE/TECHNICAL STUDIES 

 

a. As permitted in § 15150 of the CEQA Guidelines, environmental documents can incorporate by 

reference all or portions of other documents that are a matter of public record. The information presented 

in this document is based upon other environmental documents. Information and data from the following 

documents are incorporated by reference. These documents are available for review at the Lake Elsinore 

City Hall, Planning Division; 130 South Main Street: Lake Elsinore, California 92530.  

The following document(s) is/are incorporated by reference: 

 

o General Plan Update (GPU), City of Lake Elsinore, December 13, 2011. 

o GPU EIR; City of Lake Elsinore, December 13, 2011.  

 

b. Various technical reports have been prepared to assess specific issues that may result from the 

construction and operation of the proposed project. As relevant, information from these technical reports 

has been incorporated into the Initial Study. 
 

o Air Quality Impact Analysis, 2019. Urban Crossroads. (Appendix A) 

o Habitat Assessment for Critical Area and Narrow Endemic Plan Species, and Burrowing Owl 

Survey (Phase I and Phase II Burrow Survey) (Appendix B) 

o Phase I Cultural Resources Survey Report for the Commercial/Retail NWC Mountain and Lake 

Streets Project, 2019. Brian F. Smith and Associates, Inc. (Appendix C) 

o Preliminary Geotechnical Interpretive Report, 2019. Earth Strata Geotechnical Services. (Appendix 

D) 

o Preliminary Geotechnical Interpretive Report – Response Letter, 2020. Earth Strata Geotechnical 

Services. (Appendix E) 

o Supplemental – Preliminary Geotechnical Investigation Proposed Commercial Development “Lake 

Street Marketplace” NWC Mountain Street and Lake Street City of Lake Elsinore, California, 2007. 
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Leighton Consulting, Inc. (Appendix F) 

o Greenhouse Gas Analysis, 2019. Urban Crossroads. (Appendix G) 

o Phase I Environmental Site Assessment, 2019. TA-GROUP DD. (Appendix H) 

o Hydrology Study. Plump Engineering, Inc., 2019. (Appendix I) 

o Noise Impact Analysis, 2019. Urban Crossroads. (Appendix J) 

o Traffic Impact Analysis, 2020. Urban Crossroads. (Appendix K) 

o Traffic Impact Analysis Appendices, 2020. Urban Crossroads. (Appendix L) 

o Water Quality Management Plan, 2019. Plump Engineering. (Appendix M) 

o RCA Joint Project Review, LEAP 06-05/Lake Street Marketplace, 2008. Western Riverside County 

Regional Conservation Authority. (Appendix N) 

o SCE Will Serve Letter, 2020. Southern California Edison. (Appendix O) 

o EVMW Service Planning Letter, 2020. Elsinore Valley Municipal Water District. (Appendix P) 

 

c. The above-listed documents and technical studies are available for review at: 

 

City of Lake Elsinore 

Planning Division 

130 S. Main Street 

Lake Elsinore, California 92530 

 

Hours: Mon-Thurs: 8 a.m. - 5 p.m. 

 Friday: 8 a.m. - 4 p.m. 

 Closed Holidays 

  



 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 9 of  54  

 

II. PROJECT DESCRIPTION 
 

A. PROJECT LOCATION AND SETTING 

 

As shown in Exhibit 1, Regional Location, the proposed project is in the northwestern portion of the City 

of Lake Elsinore (City), in Riverside County, California. As shown in Exhibit 2, Project Site Vicinity, the 

project site is located at the northwest corner of Mountain Street and Lake Street. The corresponding 

Assessor’s Parcel Numbers (APNs) for the project site are 389-030-012, 389-030-013, 389-030-014, 389-

030-015, 389-030-016, 389-030-017, and 389-030-018 that total approximately 6.07 acres (existing lot 

size).  

 

The project site is surrounded by several roadways including Mountain Street to the south and Lake Street 

to the east directly abutting the project site. Other streets within close proximity to the site include Raveta 

Lane to the west and Running Deer Road to the north. Adjacent to the east and south of the project site are 

single-family residential homes. Individual large lot single-family residential homes are located to the west 

and north of the project site. As shown in Exhibit 3, Site Photos, the project site is partially developed and 

disturbed. A single-family residential home is located near the center of the project site (APN 389-030-14). 

The parcels in the northern portion of the project site (APNs 389-030-12 and -013) are not developed and 

vacant, while the remaining parcels (APNs 389-030-015, -016, -017, and -018) in the southern portion of 

the project site are characterized as vacant cleared land that previously contained a rural residence. 

Vegetation within the project site mainly consists of non-native weeds and grasses. 

 

B. PROJECT DESCRIPTION 

 

The proposed project would consist of a commercial/retail center that includes retail buildings, drive-thru 

restaurants, a quick-serve restaurant, a convenience store, express car wash, and gas station land uses on a 

total of 5.63 acres (proposed lot size). The project site is designated General Commercial by the City of 

Lake Elsinore General Plan and it is zoned C-2 (General Commercial). The proposed project would not 

change the existing zoning nor the land use designation. The total building area for the proposed project 

will consist of approximately 32,695 square feet (SF) of commercial and retail uses that also includes a gas 

station. 

 

As shown on Exhibit 4, Conceptual Site Plan, the proposed project will consist of a 3,400 SF convenience 

store with an attached 1,525 SF Quick-Serve Restaurant (QSR), 4,089 SF gas fueling canopy, a 3,150 SF 

express car wash, two (2) 4,850 SF retail buildings, a 3,320 SF drive-through restaurant with an attached 

1,600 SF retail building, and a 2,520 SF drive-through restaurant with an attached 2,400 SF retail building. 

The proposed project would provide vehicle ingress/egress along Mountain Street, in addition to two (2) 

additional ingress/egress along Lake Street. This three-access point to the proposed project are proposed to 

be full-access. Parking has been accommodated throughout the site with approximately 170 parking stalls, 

including 11 ADA stalls, 20 vacuum stalls, and seven (7) electric vehicle charging stalls. Landscaping 

features will be incorporated along the boundary of the project site and in the interior of the site. Trees will 

provide shade to the proposed parking stalls and landscaping along the east and south side of the property 

will prevent flow runoff towards Lake Street and Mountain Street. The proposed project has also been 

designed with a bio filtration system designed to retain and treat a designated volume stormwater runoff 

that is located on the northern portion of the project site. Construction of the proposed project is anticipated 

to begin in the first quarter of 2022 with an approximate 12 month construction period. 
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III. ENVIRONMENTAL CHECKLIST 
 

 

A. BACKGROUND 
 
1. Project Title: Lake and Mountain Commercial Center 

 
 
2. Lead Agency Name and Address:  

 

City of Lake Elsinore, 130 South Main Street, Lake Elsinore, CA 92530 
 
3. Contact Person and Phone Number:  

 

Damaris Abraham, Senior Planner 

City of Lake Elsinore 

(951) 674-3124, ext. 913 
 
4. Project Location:  

 

The proposed project is located in the northwestern portion of the City of Lake Elsinore in Riverside 

County, California. The project site is located at the northwest corner of Mountain Street and Lake Street. 

The corresponding APNs for the proposed project is 389-030-012 through 389-030-018. 
 
5. Project Sponsor’s Name and Address:  

 

Tiger Petroleum, Inc. 

Attn: Danny Singh 

3017 E. Edinger Avenue 

Tustin, CA 92780 

 
 
6. General Plan Designation:  

General Commercial 
 
7. Zoning:  

 

C-2 (General Commercial) 
 
8. Description of Project:  

 

The proposed project will consist of a 3,400 SF convenience store with an attached 1,525 SF Quick-

Serve Restaurant (QSR), 4,089 SF gas fueling canopy, a 3,150 SF express car wash, two (2) 4,850 SF 

retail buildings, a 3,320 SF drive-through restaurant with an attached 1,600 SF retail building, and a 

2,520 SF drive-through restaurant with an attached 2,400 SF retail building. The total building area for 

the proposed project will consist of approximately 32,695 SF of commercial and retail uses on a total of 

5.63 acres of the 6.07 acre project site. 
 
9. Surrounding Land Uses and Setting:  

 

As shown on Exhibit 2, adjacent to the east and south of the project site are single-family residential 

homes. Individual large lot single-family residential homes are located to the west and north of the 
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project site. As shown in Exhibit 3, the project site is partially developed and disturbed. A single-family 

residential home is located near the center of the project site (APN 389-030-14). The parcels in the 

northern portion of the project site (APNs 389-030-12 and -013) are not developed and vacant, while the 

remaining parcels (APNs 389-030-015, -016, -017, and -018) in the southern portion of the project site 

are characterized as vacant cleared land that previously contained a rural residence. Vegetation within 

the project site mainly consists of non-native weeds and grasses. 

 

10. Lead Agency Approvals:  

 

The following City approvals and permits are anticipated: 

• Environmental Impact Report (EIR) certification 

• Tentative Tract Map Approval 

• Conditional Use Permit Approval 

• Commercial Design Review Approval 

 
11. Other Public Agencies Whose Approval is Required: 

 

• Permitting may be required by/through the South Coast Air Quality Management District 

(SCAQMD) for certain aspects of the proposed project operations and its associated equipment. 

• Permitting (i.e., utility connection permits) may be required from utility providers. 

• Other ministerial permits necessary to realize all on- and off-site improvements related to the 

development of the site. 

 
 
 

 

 

B. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 

The environmental factors checked below would be potentially affected by this project, involving at least 

one impact that is a “Potentially Significant Impact,” as indicated by the checklist on the following pages. 

 

 Aesthetics  
Agricultural and Forestry 

Resources 
 Air Quality 

 Biological Resources  Cultural Resources  Energy 

 Geology/Soils  
Greenhouse Gas 

Emissions 
 

Hazards & Hazardous 

Materials 

 Hydrology/Water Quality  Land Use/Planning  Mineral Resources 

 Noise  Population/Housing  Public Services 

 Recreation  Transportation  Tribal Cultural Resources 

 Utilities/Service Systems  Wildfire  
Mandatory Findings of 

Significance 
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 C. DETERMINATION 

 
 

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

a NEGATIVE DECLARATION will be prepared. 
 

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

there will not be a significant effect in this case because revisions in the project have been 

made by or agreed to by the project proponent. A MITIGATED NEGATIVE 

DECLARATION will be prepared. 
 

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

ENVIRONMENTAL IMPACT REPORT is required. 
 

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

significant unless mitigated” impact on the environment, but at least one effect 1) has been 

adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has 

been addressed by mitigation measures based on the earlier analysis as described on attached 

sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the 

effects that remain to be addressed. 
 

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

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

or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided 

or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions 

or mitigation measures that are imposed upon the proposed project, nothing further is required. 

 
 
 

  

Damaris Abraham, Senior Planner 

 
 

  

Date 

August 27, 2020
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SITE DATA

ARCHITECT / EXHIBIT PREPARER
EMPIRE DESIGN GROUP, INC.
PO BOX 944
MURRIETA, CA 92564
PHONE: (951) 696-1490
FAX: (951) 696-1443
CELL PHONE: (951) 809-7601
E-MAIL: ghann@empiregr.biz
CONTACT: GREGORY HANN, ARCHITECT

PHYSICAL ADDRESS:
24861 WASHINGTON AVE.
MURRIETA, CA 92562

ADDRESS: NWC MOUNTAIN ST. & LAKE ST.
LAKE ELSINORE, CA 92530

DANNY SINGH
TIGER PETROLEUM, INC.
3017 E. EDINGER AVE.
TUSTIN, CA 92780
CELL PHONE: (949) 630-5345
E-MAIL: dannysingh9@gmail.com APN: 389-030-012, 013, 014, 015, 016, 017, 018

COUNTY: RIVERSIDE

EXISTING: 6.07 ACRES (264,583 S.F.)LOT SIZE:

SPECIFIC PLAN: N/A

EXISTING ZONE: C2 - GENERAL COMMERCIAL

PROPOSED ZONE: C2 - GENERAL COMMERCIAL

CONSTRUCTION TYPE:

OCCUPANCYS:

V-B/SPRINKLERED

M

C-STORE: 3,400 S.F.BUILDING AREAS:

PROPOSED LAND USE: RETAIL / COMMERCIAL

MAX HEIGHT: 45'-0"BUILDING HEIGHT:

LOT COVERAGE: BUILDING: 32,695 S.F. (13%)
LANDSCAPING: 64,572 S.F. (27%)
IMPERVIOUS: 146,781 S.F. (60%)
TOTAL: 245,324 S.F. (100%)

APPLICANT

PARKING REQUIREMENTS:

PROJECT DESCRIPTION (SOW)
1. CONDITIONAL USE PERMIT AND COMMERCIAL DESIGN REVIEW.

2. THE PROJECT INVOLVES (7) SEVEN PARCELS TOTALING APPROXIMATELY 5.60
NET ACRES.

3. THE PROJECT PROPOSES A 3,400 S.F. C-STORE WITH ATTACHED 1,525 S.F.
QSR, AND AN ASSOCIATED (6) SIX MPD 4,089 S.F. FUELING CANOPY.

4. A PROPOSED 3,150 S.F. 90 FOOT LONG EXPRESS CONVEYOR BELT CAR
WASH WITH ASSOCIATED 20 VACUUM STALLS.

5. A PROPOSED 4,850 S.F. RETAIL BUILDING A CONSISTING OF 5 SUITES.

6. A PROPOSED 4,850 S.F. RETAIL BUILDING B CONSISTING OF 5 SUITES.

4. A PROPOSED 3,320 S.F. DRIVE-THRU BUILDING A FAST FOOD RESTAURANT
WITH AN ATTACHED 1,600 S.F. RETAIL BUILDING C.

5. A PROPOSED 2,520 S.F. DRIVE-THRU B FAST FOOD RESTAURANT WITH A
NON-ATTACHED 2,400 S.F. RETAIL BUILDING D.

6. ONSITE IMPROVEMENTS CONSIST OF ON-SITE PARKING, WQMP AREAS, SITE
CIRCULATION, LANDSCAPING AND SITE LIGHTING.

7. OFFSITE IMPROVEMENTS CONSIST OF NEW UTILITY CONNECTIONS, RIGHT OF
WAY DEDICATIONS, DRIVEWAY APPROACHES, A PROPOSED MEDIAN, AND
UNDERGROUNDING OF EXISTING TELEPHONE/POWER POLES FRONTING
PROJECT SITE.

SURROUNDING LAND NORTH: C2 - GENERAL COMMERCIAL
SOUTH: R1 - SINGLE FAMILY RESIDENTIAL
EAST: MURDOCK ALBERHILL RANCH SPECIFIC PLAN
WEST: R1 - SINGLE FAMILY RESIDENTIAL

USE AND ZONING:

UTILITIES

PERMIT NUMBER: TBD

SHEET INDEX
AS 1.0 CONCEPTUAL SITE PLAN

ALTA/TOPO
SHEET 1 ALTA/NSPA LAND TITLE SURVEY
SHEET 2 ALTA/NSPA LAND TITLE SURVEY

CIVIL
C01 GRADING PLAN
C02 WQMP SITE PLAN
C02A DETAILS
C03 UTILITY PLAN

LANDSCAPE
L1 LANDSCAPE CONCEPT PLAN

ARCHITECTURAL
A1.1 C-STORE AND QSR FLOOR PLAN
A1.2 C-STORE AND QSR ROOF PLAN
A1.3 CANOPY FLOOR AND ROOF PLAN
A1.5 EXPRESS CAR WASH FLOOR PLAN
A1.6 EXPRESS CAR WASH ROOF PLAN
A1.7 RETAIL A AND B FLOOR PLAN
A1.8 RETAIL A AND B ROOF PLAN
A1.9 RETAIL C AND DRIVE-THRU A FLOOR PLAN
A1.10 RETAIL C AND DRIVE-THRU A ROOF PLAN
A1.11 RETAIL D AND DRIVE-THRU B FLOOR PLAN
A1.12 RETAIL D AND DRIVE-THRU B ROOF PLAN
A1.13 TRASH ENCLOSURE A AND B FLOOR PLANS
A2.1 C-STORE AND QSR ELEVATIONS
A2.2 CANOPY ELEVATIONS
A2.3 EXPRESS CAR WASH ELEVATIONS
A2.3.1 EXPRESS CAR WASH ELEVATIONS
A2.4 RETAIL A AND B ELEVATIONS
A2.5 RETAIL C AND DRIVE-THRU A ELEVATIONS
A2.6 RETAIL D AND DRIVE-THRU B ELEVATIONS
A2.7 TRASH ENCLOSURE A AND B ELEVATIONS
A3.0 C-STORE AND QSR SECTIONS
A3.1 RETAIL C/D AND DRIVE-THRU A/B SECTIONS
A3.2 EXPRESS CAR WASH AND RETAIL A/B SECTIONS

CONCEPTUAL SITE PLAN

AS 1.0
SITE

EXISTING LAND USE: VACANT

CANOPY: 4,089 S.F.
EXPRESS CAR WASH: 3,150 S.F.

RETAIL A: 4,850 S.F.

WATER:
EASTERN MUNICIPAL WATER DISTRICT
951-928-3777

SEWER:
EASTERN MUNICIPAL WATER DISTRICT
951-928-3777

GAS:
SOUTHERN CALIFORNIA GAS CO.
1-800-427-2200

ELECTRICAL:
SOUTHERN CALIFORNIA EDISON
1-800-655-4555

TELEPHONE / CABLE:
SPECTRUM
1-833-694-9259

FRONTIER
1-800-921-8101

WASTE:
WASTE MANAGEMENT
1-866-909-4458

TRASH ENCLOSURE A: 176 S.F. (TYP. OF 4)

MOUNTAIN ST

QSR: 1,525 S.F.

DRIVE-THRU A: 3,320 S.F.
DRIVE-THRU B: 2,520 S.F.

RETAIL B: 4,850 S.F.
RETAIL C: 1,600 S.F.
RETAIL D: 2,400 S.F.

TRASH ENCLOSURE B: 287 S.F. (TYP. OF 1)

.13FLOOR AREA RATIO:

1APPLICABLE BUILDING CODES
ALL CONSTRUCTION TO COMPLY WITH:
BUILDING CODE: 2016 CALIFORNIA BUILDING CODE
PLUMBING CODE: 2016 CALIFORNIA PLUMBING CODE
ELECTRICAL CODE: 2016 CALIFORNIA ELECTRIC CODE
MECHANICAL CODE: 2016 CALIFORNIA MECHANICAL CODE
ENERGY CODE: 2016 CALIFORNIA ENERGY CODE
GREEN BUILDING: 2016 CALIFORNIA GREEN BUILDING CODE
FIRE CODE: 2016 CALIFORNIA FIRE CODE (2015 IFC)

*THE PROJECT SHALL COMPLY WITH THE DEVELOPMENT STANDARDS
AS OUTLINED IN THE C-2 ZONE AND THE LEMC

1

1

1

1

1

1

1

RESTAURANT: 1/45 S.F. CUSTOMER & 1/200 S.F. NON
RETAIL: 1/250 S.F.
LOADING SPACES REQUIRED FOR COMMERCIAL
BUILDING OVER 12,000 S.F. - 20,000 S.F (N/A)
C-STORE: 3,400 S.F. / 250 = 14
QSR: 1,525 S.F. (500 S.F. / 45 + 1,025 S.F. / 200)= 16
CANOPY: 4,089 S.F. / 0 = 0
EXPRESS CAR WASH: 3,150 S.F. / 0 = 0
DRIVE-THRU A: 3,320 S.F.
(1,200 S.F. / 45 + 2,120 S.F. / 200) = 37
DRIVE-THRU B: 2,520 S.F.
(1,000 S.F. / 45 + 1,520 S.F. / 200) = 30
RETAIL A: 4,850 S.F. / 250 = 19
RETAIL B: 4,850 S.F. / 250 = 19
RETAIL C: 1,600 S.F. / 250 = 6
RETAIL D: 2,400 S.F. / 250 = 10
TOTAL PARKING REQUIRED = 151 STALLS
TOTAL PARKING PROVIDED = 170 STALLS
(INCLUDING 11 ADA & 20 VACUUM STALLS)

HAZARDOUS FIRE AREA: VERY HIGH FIRE HAZARD SEVERITY ZONE
COMPLY WITH LEMC & CBC

1

1

1

1
1

PROPOSED: 5.63 ACRES (245,324 S.F.)
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No 

Impact 

I. AESTHETICS. Except as provided in Public Resources Code Section 21099, would the project:  

a) Have a substantial adverse effect on a scenic 

vista? 
    

b) Substantially damage scenic resources, including, 

but not limited to, trees, rock outcroppings, and 

historic buildings within a state scenic highway? 
    

c) In non-urbanized areas, substantially degrade the 

existing visual character or quality public views 

of the site and its surroundings? (Public views are 

those that are experienced from publicly 

accessible vantage point). If the project is in an 

urbanized area, would the project conflict with 

applicable zoning and other regulations governing 

scenic quality? 

    

d) Create a new source of substantial light or glare 

which would adversely affect day or nighttime 

views in the area? 
    

II. AGRICULTURE AND FORESTRY RESOURCES. In determining whether impacts to 

agricultural resources are significant environmental effects, lead agencies may refer to the California 

Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of 

Conservation as an optional model to use in assessing impacts on agriculture and farmland. In 

determining whether impacts to forest resources, including timberland, are significant environmental 

effects, lead agencies may refer to information compiled by the California Department of Forestry and 

Fire Protection regarding the state’s inventory of forest land, including the Forest and Range 

Assessment project; and forest carbon measurement methodology provided in Forest Protocols adopted 

by the California Air Resources Board. 

Would the project: 

a) Convert Prime Farmland, Unique Farmland, or 

Farmland of Statewide Importance (Farmland), as 

shown on the maps prepared pursuant to the 

Farmland Mapping and Monitoring Program of 

the California Resources Agency, to non-

agricultural use? 

    

b) Conflict with existing zoning for agricultural use, 

or a Williamson Act contract? 
    

c) Conflict with existing zoning for, or cause 

rezoning of, forest land (as defined by Public 

Resources Code section 4526), or timberland 

zoned Timberland Production (as defined by 

Government Code section 51104(g))? 

    

d) Result in the loss of forest land or conversion of 

forest land to non-forest uses? 
    

e) Involve other changes in the existing environment 

which, due to their location or nature, could result 

in conversion of Farmland to non-agricultural 

use? 
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III. AIR QUALITY. Where available, significance criteria established by the applicable air quality 

management or air pollution control district may be relied upon to make the following determinations. 

Would the project:  

a) Conflict with or obstruct implementation of the 

applicable air quality plan? 
    

b) Result in a cumulatively considerable net increase 

of any criteria pollutant for which the project 

region is non-attainment under an applicable 

federal or state ambient air quality standard? 

    

c) Expose sensitive receptors to substantial pollutant 

concentrations? 
    

d) Result in other emissions (such as those leading to 

odors) adversely affecting a substantial number of 

people? 
    

IV. BIOLOGICAL RESOURCES. Would the project:  

a) Have a substantial adverse effect, either directly or 

through habitat modifications, on any species 

identified as a candidate, sensitive, or special 

status species in local or regional plans, policies, 

or regulations, or by the California Department of 

Fish and Game or U.S. Fish and Wildlife Service? 

    

b) Have a substantial adverse effect on any riparian 

habitat or other sensitive natural community 

identified in local or regional plans, policies, 

regulations or by the California Department of 

Fish and Game or U.S. Fish and Wildlife Service? 

    

c) Have a substantial adverse effect on state or 

federally protected wetlands (including, but not 

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

through direct removal, filling, hydrological 

interruption, or other means? 

    

d) Interfere substantially with the movement of any 

native resident or migratory fish or wildlife 

species or with established native resident or 

migratory wildlife corridors, or impede the use of 

native wildlife nursery sites? 

    

e) Conflict with any local policies or ordinances 

protecting biological resources, such as a tree 

preservation policy or ordinance? 
    

f) Conflict with the provisions of an adopted Habitat 

Conservation Plan, Natural Community 

Conservation Plan, or other approved local, 

regional, or state habitat conservation plan? 

    

V. CULTURAL RESOURCES. Would the project:  

a) Cause a substantial adverse change in the 

significance of a historical resource pursuant to 
CEQA Guidelines §15064.5? 

    

b) Cause a substantial adverse change in the 

significance of an archaeological resource 

pursuant to CEQA Guidelines §15064.5? 
    

c) Disturb any human remains, including those 

interred outside of formal cemeteries? 
    

VI. ENERGY. Would the project:  

a) Result in potentially significant environmental 

impact due to wasteful, inefficient, or unnecessary 
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consumption of energy resources, during project 

construction or operation? 

b) Conflict with or obstruct a state or local plan for 

renewable energy or energy efficiency? 
    

VII. GEOLOGY AND SOILS. Would the project:  

a) Directly or indirectly cause potential substantial 

adverse effects, including the risk of loss, injury, 

or death involving: 

    

i) Rupture of a known earthquake fault, as 

delineated on the most recent Alquist-Priolo 

Earthquake Fault Zoning Map, issued by the 

State Geologist for the area or based on other 

substantial evidence of a known fault? Refer to 

Division of Mines and Geology Special 

Publication 42. 

    

ii) Strong seismic ground shaking?     

iii) Seismic-related ground failure, including 

liquefaction? 
    

iv) Landslides?     

b) Result in substantial soil erosion or the loss of 

topsoil? 
    

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

unstable, or that would become unstable as a 

result of the project, and potentially result in on- 

or off-site landslide, lateral spreading, subsidence, 

liquefaction or collapse? 

    

d) Be located on expansive soil, as defined in Table 

18-1-B of the Uniform Building Code (1994), 

creating substantial direct or indirect risks to life 

or property? 

    

e) Have soils incapable of adequately supporting the 

use of septic tanks or alternative wastewater 

disposal systems where sewers are not available 

for the disposal of wastewater? 

    

f) Directly or indirectly destroy a unique 

paleontological resource or site or unique 

geologic feature? 
    

VIII. GREENHOUSE GAS EMISSIONS. Would the project: 

a) Generate greenhouse gas emissions, either directly 

or indirectly, that may have a significant impact 

on the environment? 
    

b) Conflict with an applicable plan, policy or 

regulation adopted for the purpose of reducing the 

emissions of greenhouse gases? 
    

IX. HAZARDS AND HAZARDOUS MATERIALS. Would the project: 

a) Create a significant hazard to the public or the 

environment through the routine transport, use, or 

disposal of hazardous materials? 
    

b) Create a significant hazard to the public or the 

environment through reasonably foreseeable upset 

and accident conditions involving the release of 

hazardous materials into the environment? 

    

c) Emit hazardous emissions or handle hazardous 

materials or acutely hazardous materials, 
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substances, or waste within one-quarter mile of an 

existing or proposed school? 

d) Be located on a site which is included on a list of 

hazardous materials sites compiled pursuant to 

Government Code Section 65962.5 and, as a 

result, would it create a significant hazard to the 

public or the environment? 

    

e) For a project located within an airport land use 

plan or, where such a plan has not been adopted, 

within two miles of a public airport or public use 

airport, would the project result in a safety hazard 

for people residing or working in the project area? 

    

f) Impair implementation of or physically interfere 

with an adopted emergency response plan or 

emergency evacuation plan? 
    

g) Expose people or structures, either directly or 

indirectly, to a significant risk of loss, injury or 

death involving wildland fires? 
    

X. HYDROLOGY AND WATER QUALITY. Would the project:  

a) Violate any water quality standards or waste 

discharge requirements or otherwise substantially 

degrade surface or ground water quality? 
    

b) Substantially decrease groundwater supplies or 

interfere substantially with groundwater recharge, 

such that the project may impede sustainable 

groundwater management of the basin? 

    

c) Substantially alter the existing drainage pattern of 

the site or area, including through the alteration of 

the course of a stream or river or through the 

addition of impervious surfaces, in a manner 

which would:  

    

i) Result in substantial erosion or siltation on- or 

off-site; 
    

ii) Substantially increase the rate or amount of 

surface runoff in a manner which would 

result in flooding on- or offsite; 
    

iii) Create or contribute runoff water which would 

exceed the capacity of existing or planned 

stormwater drainage systems or provide 

substantial additional sources of polluted 

runoff; or 

    

iv) Impede or redirect flood flows?     
d) In flood hazard, tsunami, or seiche zones, risk 

release of pollutants due to project inundation? 
    

e) Conflict with or obstruct implementation of a 

water quality control plan or sustainable 

groundwater management plan? 
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XI. LAND USE AND PLANNING. Would the project:  

a) Physically divide an established community?     

b) Cause a significant environmental impact due to a 

conflict with any land use plan, policy, or 

regulation adopted for the purpose of avoiding or 

mitigating an environmental effect? 

    

XII. MINERAL RESOURCES. Would the project:  

a) Result in the loss of availability of a known 

mineral resource that would be of value to the 

region and the residents of the state? 
    

b) Result in the loss of availability of a locally-

important mineral resource recovery site 

delineated on a local general plan, specific plan or 

other land use plan? 

    

XIII. NOISE. Would the project result in:  

a) Generation of a substantial temporary or 

permanent increase in ambient noise levels in the 

vicinity of the project in excess of standards 

established in the local general plan or noise 

ordinance, or other applicable standards of other 

agencies? 

    

b) Generation of excessive groundborne vibration or 

groundborne noise levels? 
    

c) For a project located within the vicinity of a 

private airstrip or an airport land use plan or, 

where such a plan has not been adopted, within 

two miles of a public airport or public use airport, 

would the project expose people residing or 

working in the project area to excessive noise 

levels? 

    

XIV. POPULATION AND HOUSING. Would the project: 

a) Induce substantial unplanned population growth in 

an area, either directly (for example, by proposing 

new homes and businesses) or indirectly (for 

example, through extension of roads or other 

infrastructure)? 

    

b) Displace substantial numbers of existing people or 

housing, necessitating the construction of 

replacement housing elsewhere? 
    

XV. PUBLIC SERVICES. Would the project result in substantial adverse physical impacts associated 

with the provision of new or physically altered governmental facilities, need for new or physically 

altered governmental facilities, the construction of which could cause significant environmental 

impacts, in order to maintain acceptable service ratios, response times or other performance 

objectives for any of the public services: 

a) Fire protection?     

b) Police protection?     

c) Schools?     

d) Parks?     

e) Other public services/facilities?     
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XVI. RECREATION.  

a) Would the project increase the use of existing 

neighborhood and regional parks or other 

recreational facilities such that substantial 

physical deterioration of the facility would occur 

or be accelerated? 

    

b) Does the project include recreational facilities or 

require the construction or expansion of 

recreational facilities which might have an 

adverse physical effect on the environment? 

    

XVII. TRANSPORTATION. Would the project: 

a) Conflict with a program plan, ordinance or policy 

addressing the circulation system, including 

transit, roadway, bicycle and pedestrian facilities? 
    

b) Would the project conflict or be inconsistent with 

CEQA Guidelines section 15064.3, subdivision 

(b)? 
    

c) Substantially increase hazards due to a geometric 

design feature (e.g. sharp curves or dangerous 

intersections) or incompatible uses (e.g. farm 

equipment)? 

    

d) Result in inadequate emergency access?     

XVIII. TRIBAL CULTURAL RESOURCES. Would the project cause a substantial adverse change in 

the significance of a tribal cultural resource, defined in Public Resources Code section 21074 as either 

a site, feature, place, cultural landscape that is geographically defined in terms of the size and scope of 

the landscape, sacred place, or object with cultural value to a California Native American tribe, and 

that is: 

a) Listed or eligible for listing in the California 

Register of Historical Resources, or in a local 

register of historical resources as defined in 

Public Resources Code section 5020.1(k). 

    

b) A resource determined by the lead agency, in its 

discretion and supported by substantial evidence, 

to be significant pursuant to criteria set forth in 

subdivision (c) of Public Resources Code Section 

5024.1. In applying the criteria set forth in 

subdivision (c) of Public Resources Code Section 

5024.1, the lead agency shall consider the 

significance of the resource to a California Native 

American tribe. 

    

XIX. UTILITIES AND SERVICE SYSTEMS. Would the project:  

a) Require or result in the relocation or construction 

of new or expanded water, wastewater treatment 

or storm water drainage, electric power, natural 

gas, or telecommunications facilities, the 

construction or relocation of which could cause 

significant environmental effects? 

    

b) Have sufficient water supplies available to serve 

the project and reasonably foreseeable future 

development during normal, dry and multiple dry 

years? 

    

c) Result in a determination by the wastewater 

treatment provider, which serves or may serve the 

project that it has adequate capacity to serve the 

project’s projected demand in addition to the 
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provider’s existing commitments? 

d) Generate solid waste in excess of State or local 

standards, or in excess of the capacity of local 

infrastructure, or otherwise impair the attainment 

of solid waste reduction goals? 

    

e) Comply with federal, state, and local management 

and reduction statutes and regulations related to 

solid waste? 
    

XX. WILDFIRE. If located in or near state responsibility areas or lands classified as very high fire 

hazard severity zones, would the project:  

a) Substantially impair an adopted emergency 

response plan or emergency evacuation plan? 
    

b) Due to slope, prevailing winds, and other factors, 

exacerbate wildfire risks, and thereby expose 

project occupants to, pollutant concentrations 

from a wildfire or the uncontrolled spread of a 

wildfire? 

    

c) Require the installation or maintenance of 

associated infrastructure (such as roads, fuel 

breaks, emergency water sources, power lines or 

other utilities) that may exacerbate fire risk or that 

may result in temporary or ongoing impacts to the 

environment? 

    

XXI. MANDATORY FINDINGS OF SIGNIFICANCE  

a) Does the project have the potential to substantially 

degrade the quality of the environment, 

substantially reduce the habitat of a fish or 

wildlife species, cause a fish or wildlife 

population to drop below self-sustaining levels, 

threaten to eliminate a plant or animal 

community, substantially reduce the number or 

restrict the range of a rare or endangered plant or 

animal or eliminate important examples of the 

major periods of California history or prehistory? 

    

b) Does the project have impacts that are individually 

limited, but cumulatively considerable? 

(“Cumulatively considerable” means that the 

incremental effects of a project are considerable 

when viewed in connection with the effects of 

past projects, the effects of other current projects, 

and the effects of probable future projects)? 

    

c) Does the project have environmental effects which 

will cause substantial adverse effects on human 

beings, either directly or indirectly? 
    

 

 

 

 

 

 

  



 

 
Lake and Mountain Commercial  Center Ini t ial  Study/Not ice  of  Preparat ion  

Page 33 of  54  

IV. ENVIRONMENTAL ANALYSIS 

 

This section provides an evaluation of the impact categories and questions contained in the Environmental 

Checklist. A complete list of the reference sources applicable to the following source abbreviations is 

contained in Section VII, References, of this document. 

 

I. AESTHETICS 

 

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

 

Less than Significant. The City’s General Plan identifies viewsheds or landscape viewshed units of scenic 

vistas, which include Lake Elsinore, urban areas around Lake Elsinore, and the rugged vacant hills in the 

northern and eastern portion of the City. The project site is located in Viewshed 3, which is determined to 

be a site mainly developed with residential, commercial, and recreation land uses. In addition, the project 

site is also not identified as a vantage point, which would provide a view of Lake Elsinore. Lake Elsinore 

is located approximately 3.0 miles to the southwest and cannot be seen from the project site or any of the 

adjacent streets. No impacts to viewsheds or landscape viewshed units of scenic vistas are anticipated and 

no further analysis is warranted in the EIR. 

 

b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 

and historic buildings within a state scenic highway?  

 

Less Than Significant Impact. According to the California Department of Transportation (Caltrans), there 

are no designated State Scenic Highways within the City of Lake Elsinore. However, Highway 74 (Central 

Avenue), which is located approximately 2.0 miles to the southeast, is eligible for designation as a State 

Scenic Highway but is not officially designated. Highway 74 is not visible from the project site or any of 

the adjacent streets which include Mountain Street and Lake Street. In addition, the project site is located 

in an area that is mostly developed with residential homes and does not include any unique trees, rock 

outcroppings, or other natural features. Therefore, impacts to scenic resources within a state scenic highway 

would be less than significant and no further analysis is warranted in the EIR. 

 

c) In non-urbanized areas, substantially degrade the existing visual character or quality public 

views of the site and its surroundings? (Public views are those that are experienced from publicly 

accessible vantage point). If the project is in an urbanized area, would the project conflict with 

applicable zoning and other regulations governing scenic quality?  

 

Less Than Significant Impact. The project site is currently vacant with the exception of an existing home 

located near the center of the project site. Located on the northern portion of the project site are existing 

eucalyptus and pepper trees and other sparse vegetation. Development of the proposed project would 

require the removal of the existing trees and vegetation. The project site is currently zoned as General 

Commercial and with approval of Conditional Use Permit (CUP) No. 2019-19, the proposed project would 

not conflict with the General Commercial zone and would adhere to all applicable regulations governing 

scenic quality within the City’s Municipal Code. Therefore, impacts related to the visual character or quality 

of the site and its surroundings are expected to be less than significant and will be further analyzed in the 

EIR.  

 

d) Create a new source of substantial light or glare which would adversely affect day or nighttime 

views in the area?  

 

Potentially Significant Impact. The project site is located in a suburban area of Lake Elsinore. As seen in 

Exhibit 2, Project Vicinity, the project site is surrounded by single-family residential homes to the south 
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and east. In addition, there are individual single-family residential lots to the north and west of the project 

with additional residential homes further to the west. The proposed project would introduce several new 

sources of lighting to the area. This would include lighting from the proposed drive-thru, carwash, retail, 

gas station, and the convenience store. The proposed project would be required to comply with standards 

of the City’s Municipal Code lighting standards. Due to the new light sources being introduced into the 

area, impacts related to lighting would be potentially significant and will be further analyzed in the EIR. 

 

II. AGRICULTURE AND FORESTRY RESOURCES 

 

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), 

as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of 

the California Resources Agency, to non-agricultural use?  

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

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined by Public Resources 

Code section 4526), or timberland zoned Timberland Production (as defined by Government 

Code section 51104(g))?  

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

e) Involve other changes in the existing environment which, due to their location or nature, could 

result in conversion of Farmland to non-agricultural use?  

 

a-e. No Impact. According to the California Department of Conservation (CDOC), the project site is not 

designated Prime Farmland, Unique Farmland or Farmland of Statewide Importance. In addition, the 

project site is not under a Williamson Contract. According to the City’s General Plan the project site is not 

designated for timberland or timberland production. The development of the proposed project would not 

result in the loss of forest land or the conversion of forest land to non-forest use. Furthermore, the project 

site land use and zoning has been designated as C-2 (General Commercial) which allows for the 

development of commercial centers. Land adjacent to the project site is designated as Urban and Built-Up 

Land and is zoned for single-family residential development. Therefore, there would be no impact to 

agriculture and forestry resources from the development of the proposed project and no further analysis is 

warranted in the EIR.  

 

III. AIR QUALITY  

 

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

 

Potentially Significant Impact. The proposed project is located in the South Coast Air Basin (SCAB) 

within the jurisdiction of the South Coast Air Quality Management District (SCAQMD). The SCAQMD is 

responsible for bringing air quality in areas under its jurisdiction into conformity with federal and state air 

quality standards. Currently, these state and federal air quality standards are exceeded in most parts of the 

Basin. In response to federal and state air quality standards being exceeded in most parts of the Basin, the 

SCAQMD has adopted a series of Air Quality Management Plans (AQMPs) to meet state and federal 

ambient air quality standards. The AQMP serves to detail goals, policies and programs for improving air 

quality in the Basin. Construction and operation of the proposed project would result in the generation of 

criteria pollutants that include pollutants for which the Basin is currently designated to be in non-attainment 

status. As such, an Air Quality Impact Analysis (Appendix A) has been prepared and the required EIR shall 

evaluate the proposed project’s potential to conflict with the adopted SCAQMD’s AQMP. Mitigation 

measures, if required, will be specified in the required EIR. 
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b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project 

region is non-attainment under an applicable federal or state ambient air quality standard?  

 

Potentially Significant Impact. The construction and operation of the proposed project would generate 

regional emissions of criteria air pollutants. Construction and operational related pollutants would be 

generated by the proposed project. Construction activities with the project would result in emissions of 

volatile organic compounds (VOC), nitrogen oxides (NOx), sulfur dioxide (SO2), carbon monoxide (CO), 

particulate matter with a diameter of 10 microns or less (PM10), and particulate matter less than 2.5 microns 

(PM 2.5). Construction related emissions are expected from the construction activities such as site 

preparation, grading, building construction, paving, and architectural coating. Operation activities 

associated with the proposed project would result in emissions of VOCs, NOx, SOx, CO, PM10, and PM2.5. 

Operation emissions would be expected to be contributed from area source emissions, energy source 

emissions, mobile source emissions, and gasoline dispensing emission. Construction and operation-source 

emissions of air pollutants resulting from the proposed project may contribute to existing and projected 

exceedances of criteria pollutants within the Basin. As such, an Air Quality Impact Analysis has been 

prepared and the required EIR will evaluate whether the proposed project’s emissions would result in a 

cumulatively considerable net increase in any criteria pollutant for which the SCAB is in non-attainment. 

Mitigation measures, if required, will be specified in the required EIR.   

 

c) Expose sensitive receptors to substantial pollutant concentrations?  

 

Potentially Significant Impact. As previously mentioned, the proposed project is located within the SCAB 

which is currently classified as a federal nonattainment area for ground-level ozone (O3) and PM 2.5 and 

state nonattainment area for O3 (1- and 8-hour standard), PM10 and PM2.5. The proposed project would 

emit criteria pollutants during both construction and long-term operation. Sensitive receptors in the form of 

residential homes surround the project site to the north, south, east, and west. As such, an Air Quality Impact 

Analysis has been prepared and the required EIR will evaluate whether the proposed project would expose 

nearby sensitive receptors to substantial pollutant concentrations. Mitigation measures, if required, will be 

specified in the required EIR. 

 

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

of people?  

 

Less than Significant Impact. Certain groups are especially sensitive to air pollution and are given special 

consideration when evaluating air quality impacts from projects. These groups include children, the elderly, 

individuals with pre-existing respiratory or cardiovascular illness, athletes, and others who engage in 

frequent exercise. Sensitive receptors near the project site include existing residential homes and school 

uses. Results of the analysis in the Air Quality Impact Analysis indicated that the proposed project would 

not exceed the SCAQMD localized significant threshold during both construction and operational activity 

and therefore would have a less than significant impact. The potential for the proposed project to generate 

objectionable odors has been considered. Land uses generally associated with long term odor complaints 

include agricultural uses, wastewater treatment plants, food processing plants, chemical plants, composting 

operations, refineries, landfills, dairies, and fiberglass molding facilities. Temporary, short-term odor 

releases could result from project construction activities. Standard construction requirements would 

minimize odor impacts from construction, in addition to construction odor emission being temporary and 

would cease upon completion of the respective phase of construction. Potential sources of odors can include 

but are not limited to diesel exhaust, asphalt/paving materials, glues, paint, and other architectural coatings. 

Per the Air Quality Impact Analysis, the proposed project does not contain land uses typically associated 

with emitting objectionable odors as mentioned above. Therefore, the impacts of objectionable odors would 

be less than significant. This will be further analyzed in the project EIR.  
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IV. BIOLOGICAL RESOURCES 

  

a) Have a substantial adverse effect, either directly or through habitat modifications, on any species 

identified as a candidate, sensitive, or special status species in local or regional plans, policies, or 

regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service?  

 

Less than Significant. Based on the Habitat Assessment (Appendix B) for the proposed project, a 

biological resource site assessment was conducted for the project site on August 23, 2019. The project site 

is currently vacant with the exception of a residential home located near the center of the project site. 

Presently on site there is scattered shrubs, vegetation, and trees. The site visit conducted assessed that 

habitat for the Burrowing Owl on and adjacent to the site was of poor quality. California Ground Squirrel 

burrows that could serve as potential burrows for the Burrowing Owl were also not observed on site. All 

other potential areas and their close environs were examined for such evidence of Burrowing Owl presence 

as molted feathers, cast pellets, prey remains, eggshell, and excrement. No such evidence was observed on 

or within 500 feet of the site and the Burrowing Owl was not observed on or near the property during any 

of the surveys. The project site is located within the Western Riverside County Multiple Species Habitat 

Plan (WRMSHCP) and per the RCA Joint Project Review (Appendix N), the project site is also within 

MSHCP Criteria Cell No. 4155 and 4156. Per the RCA Joint Project Review, the proposed project is 

consistent with both Criteria Cell and other MSHCP requirements. Furthermore, according to the Habitat 

Assessment, since the project site is occupied by disturbed habitat, existing residences and other structures, 

devoid of any natural vegetation community, and is surrounded by existing development, the proposed 

project would not impact any special status species within the WRMSHCP. As such, impacts to special 

status species would be less than significant. This will be further examined in the EIR. 

 

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 

identified in local or regional plans, policies, regulations or by the California Department of Fish 

and Game or U.S. Fish and Wildlife Service?  

 

c) Have a substantial adverse effect on state or federally protected wetlands (including, but not 

limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological 

interruption, or other means?  

 

b-c. No Impact. The project site was assessed for riverine/riparian and vernal pools habitat and none of 

these were determined to be present on-site. According to the Habitat Assessment prepared for this project, 

evidence for this conclusion was provided by the lack of riverine/riparian vegetation, vernal pools and in 

particular, clay soils. Therefore, impacts to riparian habitat, other sensitive natural communities, or 

wetlands are not anticipated. This will be further examined in the EIR. 

 

d) Interfere substantially with the movement of any native resident or migratory fish or wildlife 

species or with established native resident or migratory wildlife corridors, or impede the use of 

native wildlife nursery sites?  

 

Potentially Significant Impact. The project site lies within the MSHCP Subunit 2, Alberhill of the Elsinore 

Area Plan and the site parcels lie within Cell #4155 and #4156. Since the project site is characterized by 

Disturbed Habitat, which includes the existing residence and other structures, is devoid of any natural 

vegetation community, and is virtually surrounded by existing development and agriculture, the project site 

does not contribute to the MSHCP conservation effort. In addition, the project site is not adjacent to any 

Multiple Species Habitat Conservation Plan Conservation Area, and it is sufficiently distant from it that 

restriction germane to the urban/wildlands interface are not relevant. According to the Habitat Assessment, 

species listed within the MSHCP Subunit indicate that none of those species were observed on the property 

or are expected to occur either because of an absence of appropriate habitat, the Disturbed and 
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Urban/Developed character of the property, or a combination of both. In addition, the Cooper’s Hawk, 

White-tailed Kite, and Bobcat may occasionally forage through the project site; however, none are expected 

to nest or breed on the property, and the site does not exhibit any high value for any of these species. Due 

to the nesting/migratory birds being protected under the Migratory Bird Treaty Act (MBTA) of 1918 and 

suitable nesting bird habitat existing on site, a preconstruction nesting bird survey will be required to 

mitigate any potential impacts to protected nesting bird species. Therefore, potential impacts regarding the 

movement of migratory wildlife (e.g. migratory birds) is considered potentially significant. This will be 

further evaluated in the EIR. Mitigation measures, if required, will be specified in the required EIR. 

 

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

preservation policy or ordinance 

 

No Impact. The applicant of the proposed project is required to act in accordance with the City of Lake 

Elsinore’s Zoning Code Chapter 5.120, Tree Preservation, regarding duties and responsibilities. The 

proposed project would be consistent with the City of Lake Elsinore 2011 General Plan and the proposed 

project would be consistent with General Plan goals and policies protecting biological resources. Therefore, 

the proposed project would have no impact and no mitigation is required. This will be further evaluated in 

the EIR. 

 

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 

Conservation Plan, or other approved local, regional, or state habitat conservation plan?  

 

Less than Significant Impact. As discussed in Section IV (a) above, the proposed project is located within 

the boundaries of the WRMSHCP and MSHCP Criteria Cells No. 4155 and 4156. Per the RCA Joint Project 

Review, the proposed project is consistent with both Criteria Cell and other MSHCP requirements. The 

proposed project is subject to payment of the MSHCP Habitat Conservation Fee as Commercial/Industrial, 

which would mitigate potential impacts to covered species. In addition, no native plant communities persist 

on site, plants observed on the site are largely associated with the present or past cultivation of the land or 

residential planning. Native elements are those which have been able to persist or re-establish following 

cessation of cultivation activities. Due to the lack of proper substrate or prior disturbance of the soils on the 

site, none of these have meaningful potential for occurrence on the project site. Therefore, impacts are 

anticipated to be less than significant and will be further evaluated in the project EIR. 

 

V. CULTURAL RESOURCES  

 

a) Cause a substantial adverse change in the significance of a historical resource pursuant to CEQA 

Guidelines §15064.5?  

 

b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to 

CEQA Guidelines §15064.5?  

 

a-b. Potentially Significant Impact. The project site is currently vacant with the exception of a residential 

home located in the northern portion of the project site. According to the Phase 1 Cultural Report 

(Appendix C), a total of 20 resources within a mile of the project were identified. Of the 20 resources, two 

(2) of the previously recorded resources are located within the subject property. The first site was first 

recorded as a historic single-family residence in 1982 as part of a large county-wide inventory of historic 

structures. In 1982, the house was in disrepair and was evaluated as not eligible for listing under the 

California Register of Historical Resources (CRHR). Three ancillary features were also evaluated, which 

included a two-story water tower, a concrete lined pit, and a brick outdoor chimney. The evaluation was 

completed concluding that the site was not eligible for the CRHR. The second resource was a residence 

located within the relative center of the project site. The residence was documented, researched, and 
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evaluated, which was found ineligible for listing in the CRHR. Although there are no known historical 

resources located within the project site, it is possible for the proposed project to uncover the presence of 

significant subsurface cultural and/or historical resources during future project grading activities. As such, 

impacts to historical resources would be potentially significant and the required EIR shall evaluate whether 

project implementation would cause a substantial adverse change to any historical resources. Mitigation 

measures, if required, will be specified in the required EIR.  

 

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

 

Potentially Significant Impact. There is no evidence that the project site is located within an area that 

would be likely of containing human remains. However, because archaeological survey of the property and 

subsequent historic research has confirmed that the project contains elements of an early twentieth century 

rural homestead with various structures added to the compound over several decades, there is potential for 

human remains. Therefore, ground-disturbing activities associated with the development of the proposed 

project have potential to disturb undiscovered human remains. Thus, impacts related to disturbance of 

human remains will be further evaluated in the EIR, and appropriate mitigation measures will be identified, 

as necessary. 

 

VI. ENERGY  

 

a) Result in potentially significant environmental impact due to wasteful, inefficient, or unnecessary 

consumption of energy resources, during project construction or operation?  

 

Potentially Significant Impact. Energy resources that would be potentially impacted include both 

electricity and natural gas for building uses and transportation fuel for vehicle trips. The proposed project 

would also be compliant with CRR Title 24 Part 6: California’s Energy Efficiency Standards for Residential 

and Nonresidential Buildings. This was a response to a legislative mandate to reduce California’s energy 

consumption. In addition, California Code of Regulations, Title 24 Part 11: California Green Building 

Standards Code (CALGreen) is a comprehensive and uniform regulatory code for all residential, 

commercial, and school buildings that is administered by the California Building Standards Commission. 

The proposed project is subject to comply with the CALGreen standards in order to reduce energy 

consumption. An energy use technical report will be prepared for the proposed project, which would 

analyze potential energy consumption associated with the construction and operations of the proposed 

project. This would determine if any energy utilized by the proposed project is wasteful, inefficient, or 

unnecessary consumptions of energy resources. This will be further discussed in the required project EIR. 

Mitigation measures, if required, will be specified in the required EIR. 

 

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

 

Potentially Significant Impact. As previously mentioned in Section 3.6(a), the proposed project would 

comply with CRR Title 24 Part 6 and Part 11. In addition, the City of Lake Elsinore has adopted a Climate 

Action Plan to reduce local GHG emissions in accordance with State be law, including energy consumption. 

The proposed project is anticipated to consistent with these and all other applicable energy-related policies 

and regulations. Nonetheless, an energy use technical report will be prepared for the proposed project and 

will evaluate if the proposed project would conflict with a state or local plan for renewable energy or energy 

efficiency. Mitigation measures, if required, will be specified in the required EIR. This will be further 

evaluated in the required EIR.  
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VII. GEOLOGY AND SOILS. 

 

a) Directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury, 

or death involving: 

 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 

Earthquake Fault Zoning Map, issued by the State Geologist for the area or based on other 

substantial evidence of a known fault? Refer to Division of Mines and Geology Special 

Publication 42.  

 

ii) Strong seismic ground shaking?  

 

a.i-a.ii. Potentially Significant Impact. The project is located in a seismically active region and as a result, 

significant ground shaking will likely impact the project site within the design life of the proposed project. 

The geologic structure of the entire southern California area is dominated by northwest-trending faults 

associated with the San Andreas Fault system, which accommodates for most of the right lateral movement 

associated with the relative motion between the Pacific and North American tectonic plates. However, no 

active faults are known to occur at the project site and the site is not located within an Alquist-Priolo 

Earthquake Fault Zone. Nonetheless, since the project site is located in a seismically active area, the project 

site may experience strong seismic ground shaking. A Preliminary Geotechnical Report (Appendix D) has 

been prepared for the proposed project and impacts from the rupture of an earthquake fault and strong 

seismic ground shaking will be analyzed further in the EIR. Mitigation measures, if required, will be 

specified in the required EIR.  

 

iii) Seismic-related ground failure, including liquefaction?  

 

Less than Significant Impact. The City of Lake Elsinore has identified areas known and suspected of 

liquefaction hazard. Figure 3.4 of the City’s General Plan identifies as very low, low, moderate, high, and 

very high. The project site is located in an area that has been identified as being in a moderate zone for 

liquefaction hazard. Liquefaction occurs as a result of a substantial loss of shear strength or shearing 

resistance in loose saturated, cohesion less earth materials subjected to earthquake induced ground shaking. 

A Geotechnical Investigation Report was prepared for the proposed project, which indicated that the 

potential for earthquake induced liquefaction and lateral spreading beneath the proposed structures is 

considered very low. Therefore, there would be less than significant impact and the determination will be 

further evaluated in project EIR.  

 

iv) Landslides?  

 

Less than Significant Impact. Landslides are large movements of the underlying ground that include rock 

falls, shallow slumping and sliding of soil, as well as deep rotational or transitional movement of soil or 

rock. The Geotechnical Investigation Report prepared for the project site indicated that landslide debris 

was not observed during the subsurface exploration and no ancient landslides are known to exist on the site. 

No landslides are known to exist, or have been mapped, in the vicinity of the site. A minor slope (1530 

amsl to 1750 amsl) is located approximately 0.1 miles to the east of the project site, but is located at a 

distance where landslides would have a less than significant impact to the project site. The Geotechnical 

Investigation Report will assess soil stability at the site and will be discussed in the required EIR. 

 

b) Result in substantial soil erosion or the loss of topsoil?  

 

Potentially Significant Impact. The project site consists of mostly disturbed and non-native grass land 

habitat that includes trees including both eucalyptus and pepper trees as well as areas of exposed soil. 
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Development of the project site would remove the existing vegetation during the grading and construction 

process. This process would expose the underlying soils, increasing the rate of water runoff, which would 

increase erosion susceptibility that would result in potential short-term soil erosion impacts. However, 

during construction, erosion control best management practices (BMPs) would be incorporated as part of a 

Storm Water Pollution Prevention Plan (SWPPP) prepared in compliance with the National Pollutant 

Discharge Elimination System (NPDES) Construction General Permit. The Geotechnical Investigation 

Report (Appendix X) assessed the risk for erosion on the project site and the required EIR will evaluate the 

proposed project’s potential to result in substantial soil erosion and the loss of topsoil. Mitigation measures, 

if required, will be specified in the required EIR. 

 

c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of 

the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, 

liquefaction or collapse?  

 

Less than Significant Impact. Refer to the discussion of Section VII (a)(iii) and (iv) for a discussion of 

hazards associated with liquefaction and landslides. As noted, the required EIR will examine the 

implementation of the proposed project would expose people or structures to potential substantial adverse 

effects, including the risk of loss, injury, or death involving landslides or liquefaction. Lateral spreading is 

caused by the lateral displacement of surficial blocks of sediment, as a result liquefaction in subsurface 

layers. Lateral spreading is associated with areas that are prone to liquefaction. As mention above, the 

project site is located in an area of the City that has been identified as a zone for moderate liquefaction 

hazard. As identified in the Geotechnical Investigation Report, the project site has a very low potential for 

earthquake induced liquefaction and subsidence is expected to be negligible. Therefore, impacts are 

expected to be less than significant and will be discussed further in the required EIR.  

 

d) 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 Impact. Expansive soils contain minerals that are capable of absorbing water, which 

causes the soils to increase in volume. Expansive soils can cause damage to foundations of buildings, 

underground utilities, pipelines, and infrastructure. The Geotechnical Investigation Report prepared for the 

project site indicated that onsite earth materials exhibit an expansion potential of Low as classified in 

accordance with 2016 CBC Section 1803.5.3 and ASTM D4829-03. However, testing for expansive soil 

should be conducted upon completion of rough grading. Therefore, due the “Low” expansive soil 

classification of project site soils, the proposed project is expected to result in a less than significant impact 

relating to the potential of being located on expansive soils, and creating substantial direct or indirect risks 

to life or property. The proposed project’s potential to expose the future structure and workers on-site to 

hazards associated with expansive soils will be evaluated in the required EIR. 

 

e) Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater 

disposal systems where sewers are not available for the disposal of wastewater?  

 

No Impact. The proposed project would connect to existing sewer lines that are located within the vicinity 

of the project site. Therefore, no septic tanks are proposed and no impact is anticipated in regard to having 

soils incapable of supporting proposed septic systems. This will be further evaluated in the required EIR. 
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f) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 

feature?  

 

Potentially Significant Impact There are no unique geologic features on the project site. According to the 

City’s General Plan EIR Figure 3.2-3, Paleontological Resources, the project site has a “low” potential for 

paleontological resources to be uncovered. Although unlikely, it is possible for the proposed project to 

uncover significant subsurface paleontological resources and shall be evaluated in the required EIR. 

Mitigation measures, if required, will be specified in the required EIR. 

 

VIII. GREENHOUSE GAS EMISSIONS 

 

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 

impact on the environment? 

 

Less than Significant Impact. A Greenhouse Gas Analysis (Appendix G) was prepared for the proposed 

project that evaluates greenhouse gas (GHG) emissions and its level of significance. In this report it is 

indicated that the City of Lake Elsinore has not adopted its own numeric threshold of significant when it 

comes to determining impacts with respect to GHG emissions. Therefore, a 3,000 metric tons of CO2 

equivalents (MTCO2e) screening threshold to determine if additional analysis is required is an acceptable 

approach for small projects. This is a widely accepted screening threshold used by the County of Riverside 

and numerous cities in the South Coast Air Basin (SCAB) and is based on the South Coast Air Quality 

Management District (SCAQMD) staff’s proposed GHG screening threshold for stationary source 

emissions for non-industrial projects. The proposed project would not exceed the 3,000 MTCO2e threshold 

and GHG emissions impacts would be less than significant. No mitigation is required. Proposed project 

GHG emissions impacts will be further discussed in the required EIR. 

 

b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases?  

 

Less than Significant Impact. California adopted Assembly Bill (AB) 32 (adopted in 2006), which 

requires the state to reduce statewide GHG emissions to 1990 levels by 2020, a reduction target that was 

introduced in EO S-3-05. California also adopted Senate Bill (SB) 32 (adopted in 2016), which requires the 

state to reduce statewide GHG emissions to 40 percent below 1990 levels by 2030, a reduction target that 

was introduced in EO B-30-15. In addition, the City has also adopted a Climate Action Plan (CAP), which 

certified that the City’s target is consistent with AB 32’s 2020 goals. The adopted CAP ensures that the 

City will be providing local GHG reductions that will complement state efforts to reduce GHG emissions 

to the AB 32 target. The proposed project was analyzed for consistency with AB32, SB 32, and the City’s 

CAP and will not conflict with any applicable measure. Therefore, the impacts are anticipated to be less 

than significant. Consistency with the City’s CAP will be further discussed in the required EIR. 

 

IX. HAZARDS AND HAZARDOUS MATERIALS 

 

a) Create a significant hazard to the public or the environment through the routine transport, use, 

or disposal of hazardous materials?  

 

Potentially Significant Impact. During construction, the proposed project would entail the transport of 

fuels, oil, gasoline, hydraulic fluid, lubricants, and various other liquids necessary for the operation of heavy 

equipment utilized for construction at the project site. Namely, the substances would be considered 

hazardous if improperly stored and/or handled. In addition, materials such as paint, solvents, concrete, 

adhesives, roofing materials, and other substances of typical use in building construction would be present 

at the project site during construction. A direct impact to human health and the environment could 
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potentially occur from accidental spills or releases through improper use, storage, or transportation of 

hazardous materials. The construction process for this proposed project poses a standard risk as any other 

construction site similar in size. As such, hazardous materials related impacts associated with all 

construction activities of the proposed project would be less than significant.  

 

Existing federal and state law regulates the handling, storage and transport of hazardous materials and 

hazardous wastes. At the federal level, the Resource Conservation and Recovery Act (RCRA; 42 USC 6901 

et seq.) requires businesses with substantial quantities of hazardous materials (including fuels, lubricants, 

solvents, and paints) to adhere to strict requirements in handling, transporting, and storing supplies. 

Pursuant to the federal Hazardous Materials Transportation Act, 49 U.S.C. § 5101 et seq., the United States 

Department of Transportation promulgated strict regulations applicable to all trucks transporting hazardous 

materials. Occupational safety standards have been established in federal and state laws to minimize worker 

safety risks from both physical and chemical hazards in the workplace, including construction sites. The 

California Division of Occupational Safety and Health has primary responsibility for developing and 

enforcing standards for safe workplaces and work practices in California in accordance with regulations 

specified in CCR Title 8. Due to these existing regulations, impacts during construction of the proposed 

project would be less than significant. 

 

The proposed project consists of the development of retail, convenience store, drive-thru restaurant, car 

wash, and gas station uses. All uses with the exception of the gas station, which will require a routine 

transport of gasoline, are not associated with the transport, use, or disposal of significant quantities of 

hazardous materials. Nonetheless, due to the gas station land use, impacts related to the routine transport of 

hazardous materials is initially identified as a potentially significant impact. A Phase I Environmental Site 

Assessment (Appendix H) has been prepared for the project site. The required EIR will further discuss the 

potential exposure of hazardous materials to the public and environment. 

 

b) Create a significant hazard to the public or the environment through reasonably foreseeable 

upset and accident conditions involving the release of hazardous materials into the environment?  

d) Be located on a site which is included on a list of hazardous materials sites compiled pursuant to 

Government Code Section 65962.5 and, as a result, would it create a significant hazard to the 

public or the environment?  

 

b/d. Potentially Significant Impact. According to the Phase I Environmental Site Assessment, the 

Riverside County Department of Environmental Health (RCDEH), California Department of Toxic 

Substances Control (DTSC), and State Water Resources Control Board (SWRCB) were contacted in 

conjunction with the review of state and federal hazardous materials databases. At this time neither the 

project site nor surrounding properties are found to have any recorded environmental concerns (RECs). 

Furthermore, a site reconnaissance was conducted which concluded no evidence of contamination, 

distressed vegetation, petroleum-hydrocarbon surface staining, waste drums, USTs, ASTs, illegal dumping, 

or improper waste storage/handling. Nonetheless, due to the proposed construction of a gas station, impacts 

related to accidental release of hazardous materials is initially identified as potentially significant and 

further analysis on this topic is warranted in the required EIR. 

 

c) Emit hazardous emissions or handle hazardous materials or acutely hazardous materials, 

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

 

No Impact. The nearest school is the Terra Cotta Middle School, which is located 0.5 miles south of the 

project site. The proposed project includes commercial land uses, including a gas station, hat may be 

associated with the emissions or handling of hazardous materials or acutely hazardous, substances, or waste. 

Because the project site is not located within one-quarter mile of an existing or proposed school, there 

would be no impact for this issue. Nonetheless, the emission of hazardous emissions or materials from the 
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proposed project will be further analyzed in the EIR, specifically in respect to the proposed gas station land 

use.  

 

e) For a project located within an airport land use plan or, where such a plan has not been adopted, 

within two miles of a public airport or public use airport, would the project result in a safety 

hazard for people residing or working in the project area?  

f) Impair implementation of or physically interfere with an adopted emergency response plan or 

emergency evacuation plan?  

 

e/f. No Impact. Skylark Field, a small private airport in the City of Lake Elsinore, is located ten (10) miles 

south of the project site. Additionally, the project site is located outside of the Influence Area of this airport 

as shown in Figure 5.7-1 of the revised Hazards and Hazardous Materials (section 5.7) of the City’s General 

Plan. There are no other private or public airports within the project vicinity. Therefore, the project would 

not result in a safety hazard for people residing or working in the project area.  

 

g) Expose people or structures, either directly or indirectly, to a significant risk of loss, injury or 

death involving wildland fires?  

  

Less Than Significant Impact. The proposed project does not propose any changes to the City’s 

Emergency Preparedness Plan or the Riverside County Operational Area Multi-Jurisdictional Local Hazard 

Mitigation Plan. The proposed project is not identified as an emergency access route in any of the City’s 

local nor regional plans and would not interfere with any adopted emergency response or evacuation plan. 

However, according to the City’s General Plan EIR Figure 3.10-2, Wildfire Susceptibility, the project site 

is located within a moderate to very high wildfire hazard zone. As such, adherence to the City’s Emergency 

Preparedness Plan would ensure that any risk to people or structures on the project site from wildland fires 

would be less than significant. This will be further discussed in the required EIR.  

 

X. HYDROLOGY AND WATER QUALITY  

 

a) Violate any water quality standards or waste discharge requirements or otherwise substantially 

degrade surface or ground water quality?  

 

Potentially Significant Impact. Construction activities could potentially expose soils to erosion from 

rainfall, runoff, and wind. Erosion from rainfall and runoff is problematic because pollutants from heavy 

equipment or construction-related materials, such as diesel, gasoline, oil, grease, solvents, lubricants, or 

other petroleum products could mix with the water and run offsite. In addition, construction activities such 

as grading, earth moving, installation of roads and subsurface infrastructure, and other activities can result 

in temporary upset of surface sediments. Furthermore, possible rainfall and storm events could cause 

surficial sediment and construction related pollutants that could mix with stormwater flows. The proposed 

project will comply with federal, state, and local water quality requirements with agencies such as the State 

Water Resource Control Board’s (SWRCB’s) Construction General Permit. This permit would require that 

the propose project have a Stormwater Pollution Prevention Plan (SWPPP) prepared for all construction 

activities. The preparation of the SWPPP would assist in identifying the various Best Management Practices 

(BMPs) that would be implemented during construction in order to avoid pollutants from entering the 

natural waterways.  

 

Under long-term operating conditions, water runoff from the project site may contain pollutants associated 

with ongoing operations such as petroleum products, pesticides, fertilizers, paints, litter, etc. These 

pollutants could be discharged into the water during storm events, which can degrade water quality if 

discharged from the site. A project specific Water Quality Management Plan (WQMP) (Appendix M) has 

been prepared for the proposed project that would include BMPs to be implemented during post 
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construction operations at the project site to ensure compliance federal, State, and local regulations. The 

EIR would assess the proposed BMPs that were identified in the WQMP for impacts. Impacts to water 

quality would be potentially significant and further analysis is warranted in the EIR.  

 

b) Substantially decrease groundwater supplies or interfere substantially with groundwater 

recharge, such that the project may impede sustainable groundwater management of the basin?  

 

Less than Significant. The proposed project does not propose the installation of any water wells that would 

directly extract groundwater. With implementation of the proposed project, all runoff from the project site 

would be treated by biofiltration with underdrain. Overflow from the biofiltration system will discharge to 

the curb and gutter on Mountain Street. Therefore, the total amount of water within the Elsinore 

Groundwater Basin would not be affected by the proposed project. Accordingly, impacts related to 

sustainable groundwater management of the Elsinore Groundwater Basin would be less than significant and 

will be further analyzed in the required EIR.  

 

c) Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river or through the addition of impervious surfaces, in a 

manner which would: 

 i). Result in substantial erosion or siltation on- or off-site?  

ii). Substantially increase the rate or amount of surface runoff in a manner which would result 

in flooding on- or offsite;  

iii). Create or contribute runoff water which would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff; or;  

 iv) Impede or redirect flood flows?  

 

Less than Significant Impact. The proposed project would involve grading of the approximate 6-acre 

project site. There are no streams or rivers that exist on site, but impervious surfaces would be added to the 

site which would alter on-site drainage patterns as a result. The proposed construction would include 

grading activities that would disturb the soil which would potentially expose it to on-site erosion during a 

storm event. However, the conversion of pervious to impervious surfaces as proposed would reduce the 

potential for on-site erosion and loss of topsoil in the long-term. A Water Quality Management Report was 

prepared for the project site that identified existing drainage patterns. The drainage pattern of the southwest 

corner of the property will mostly remain the same as the existing condition. In addition, the proposed 

grading and drainage are designed to maintain a similar flow pattern to the existing conditions. Landscaping 

along the east and south of the property will prevent flow towards Lake Street and Mountain Street. Based 

on the elevation on the north side of the property, runoff will flow away from the adjacent properties to the 

north and west of the project site. Furthermore, the Preliminary Hydrology Study (Appendix I) concluded 

that approximately 28% of the project site will be developed for landscaping, including the biofiltration 

system with underdrain. Run-off from the site will be treated with this biofiltration with underdrain, which 

will be located to the west and south portion of the project site. The biofiltration system will be designed to 

retain and treat a designated volume stormwater runoff. The proposed drainage pattern will direct runoff to 

the infiltration trench located at the southwest corner of the property for treatment. As such, implementation 

of the proposed project is anticipated to have a less than significant impact in regards to altering the existing 

drainage pattern, increasing surface runoff, creating additional runoff water, or impeding or redirecting 

flood flows of the project site. The required project EIR will further evaluate the hydrology study and the 

WQMP and the results will be summarized and incorporated into the required EIR.  

 

d)  In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation?  

 

No Impact. According to the City’s General Plan, the project site is not located within the 100-year 

floodplain. Additionally the Federal Emergency Management Agency (FEMA) flood map service center 
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identifies the southwest portion of the site as Zone X an Area of Minimal Flood Hazard, which has a 0.2% 

annual chance flood hazard and areas of 1% annual flood chance with and average depth less than one foot 

or with drainage areas of less than one square mile. The nearest body of water is Lake Elsinore which is 

approximately 3 miles from the project site. The project site is located approximately 25 miles from the 

Pacific Ocean and is not within a Coastal Zone where tsunamis would be a risk and has no potential to be 

affected by tsunamis. As noted in the City’s General Plan EIR, Lake Elsinore lacks significant potential for 

a damaging seiche because it is very shallow, in addition to flood control devices constructed by the U.S 

Army Corps of Engineers existing at the southern end of the lake. Therefore, there would be a low risk of 

flood hazards such as tsunami, or seiche zones. No further analysis is warranted in the required EIR.  

 

e)  Conflict with or obstruct implementation of a water quality control plan or sustainable 

groundwater management plan?  

 

Less than Significant Impact. As described in Section X (a), the proposed project will adhere to all 

applicable water quality standards and will implement a WQMP approved by the City and the RWQCB for 

both construction and operational activities. Therefore, the proposed project would not conflict with or 

obstruct implementation of a water quality control plan or sustainable groundwater management plan. 

Impacts are expected to be less than significant. This will be further examined in the required EIR. 

 

IX. LAND USE AND PLANNING 

  

a) Physically divide an established community?  

 

Less than Significant Impact. The proposed project site would not divide an established community. The 

site is currently vacant that consist of trees, sparse vegetation, and an unoccupied residence. The project 

site is surrounded by residential land uses to the north, south, west, and east. However, the project site is 

zoned for general commercial development and will be developed on vacant land. In addition, due to the 

lack of connecting features to the project site, the surrounding residential areas would not be divided. 

Therefore, impact of the proposed project would be less than significant. 

 

b) Cause a significant environmental impact due to a conflict with any land use plan, policy, or 

regulation adopted for the purpose of avoiding or mitigating an environmental effect?  

 

Less than Significant Impact. The proposed project would include the development of commercial uses 

in an area of the City that is zoned C-2 General Commercial and is designated General Commercial by the 

City of Lake Elsinore General Plan. Therefore, the proposed project is consistent with the existing zoning 

and land use designation per the City’s General Plan. There are no specific plans, precise plans, overlay 

zones, or other similar plans or zones that are applicable to the project site, and the proposed project would 

therefore not conflict with any such plans. Therefore, the proposed project is not anticipated to conflict with 

any applicable land use plan, policy, or regulation and no impact is anticipated.  
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XII. MINERAL RESOURCES  

 

a) Result in the loss of availability of a known mineral resource that would be of value to the region 

and the residents of the state?  

 

b) Result in the loss of availability of a locally-important mineral resource recovery site delineated 

on a local general plan, specific plan or other land use plan? 

 

a-b. Less than Significant Impact. According to the City of Lake Elsinore General Plan EIR, the project 

site is located within the Mineral Resources Zone (MRZ) 3, which is defined as an area containing known 

or interred mineral occurrences of undetermined mineral resources significance. Additionally, there are no 

active mines located on the project site. There are no known locally-important mineral resource recovery 

sites as delineated by the City’s General Plan, or any other relevant land use plan for the project area. 

Therefore, the proposed project is not expected to cause adverse effects to any known mineral resources. 

Therefore, the proposed project would result in a less than significant impact. 

 

XIII. NOISE  

 

a) Generation of a substantial temporary or permanent increase in ambient noise levels in the 

vicinity of the project in excess of standards established in the local general plan or noise 

ordinance, or other applicable standards of other agencies?  

 

Potentially Significant Impact. As described in the Noise Impact Analysis (Appendix J) prepared for the 

proposed project, noise generated by proposed project construction would temporarily increase localized 

noise levels that are associated with construction equipment. These include but are not limited to trucks, 

power tools, concrete mixers, and portable generators that when combined can reach high noise levels. The 

number and mix of construction mobile and stationary equipment expected to occur in stages that include, 

site preparation, grading, building construction, paving, and architectural coating. To estimate the proposed 

project’s operational noise impacts, reference noise levels measurements were collected from similar types 

of activities to represent the noise levels expected with the development of the proposed project. This 

include noise generators such as roof-top air conditioning units, drive-thru speakerphones, trash enclosures, 

parking lots, gas station activity, car wash tunnels and car wash vacuum activity. The noise resources 

generated by the proposed project could adversely affect nearby sensitive receptors, which include 

residential uses adjacent to the south, east, west, and north. Therefore, the project-related noise impacts will 

be further evaluated in the required EIR. 

 

b) Generation of excessive groundborne vibration or groundborne noise levels?  

 

Potentially Significant Impact. Per the Federal Transit Administration (FTA) Transit Noise Impact and 

Vibration Assessment (8), vibration is the periodic oscillation of a medium object. The rumbling sound 

caused by the vibration of room surfaces is called structure-bore noise. Sources of ground-borne vibrations 

include natural phenomena or human-made causes which include things such as explosions, machinery, 

traffic, trains, and construction equipment. Construction activity can result in varying degrees of ground 

vibration, depending on the equipment and methods used, distance to the affect structures and soils. It is 

expected that ground-borne vibration from the proposed project construction activities would cause only 

intermitted, localized intrusion. According to the Noise Impact Analysis, these construction activities would 

have the potential to generate low levels of ground-bore vibration within the project site including grading. 

The required EIR will further evaluate the noise study and the results will be summarized and incorporated 

into the required EIR. 
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c) For a project located within the vicinity of a private airstrip or an airport land use plan or, where 

such a plan has not been adopted, within two miles of a public airport or public use airport, would 

the project expose people residing or working in the project area to excessive noise levels?  

 

No Impact. The project site is not located near a private airstrip or a public airport. The nearest small 

private airport located within the vicinity of the project is located approximately 10 miles southeast of the 

site. In addition, the project site is not located within the Influence Area of this airport. Due to the distance 

of the airport it is not anticipated that they proposed project would expose employees and visitors to 

excessive aircraft-related noise.  

 

XIV. POPULATION AND HOUSING 

 

a) Induce substantial unplanned population growth in an area, either directly (for example, by 

proposing new homes and businesses) or indirectly (for example, through extension of roads or 

other infrastructure)?  

  

Less than Significant Impact. The proposed project does not include the construction of new residential 

development that would directly contribute to population growth in the City. The proposed project would 

consist of a commercial/retail development that would service customers within the project vicinity. The 

project site is currently located in an area of the City that has existing roads, which include Mountain Street 

and Lake Street. The project is not proposing the extension of roads. In addition, the project site has been 

planned and zoned for general commercial development and would be serviced by existing water and sewer, 

telephone, electricity, and gas lines. The project would not include the extension of City infrastructure that 

could spur indirect growth that could induce substantial population growth. Therefore, the project would 

have a less than significant impact.  

 

b) Displace substantial numbers of existing people or housing, necessitating the construction of 

replacement housing elsewhere?  

 

No Impact. The proposed project would not result in the displacement of people or housing, since the 

proposed project is currently vacant and zoned for general commercial development. There is currently no 

housing developments on the project site and the construction of the project would not displace existing 

housing developments or require construction of new housing elsewhere. The proposed project is for 

commercial/retail that would temporarily bring people in and not permanently or for extended periods of 

time. Therefore, the project would have no impact with respect to these issues and no further analysis is 

warranted in the required EIR.  

 

XV. PUBLIC SERVICES 

 

Would the project result in substantial adverse physical impacts associated with the provision of new or 

physically altered governmental facilities, need for new or physically altered governmental facilities, the 

construction of which could cause significant environmental impacts, in order to maintain acceptable 

service ratios, response times or other performance objectives for any of the public services: 
 

a) Fire protection?  
 

Less than Significant Impact. The nearest fire station is located at Rosetta Canyon, which is approximately 

5.8 miles east of the project site. The proposed project may increase demand for fire services as well as 

interfere with the response times that are established by RCFD guidelines due to the increase of buildings, 

employees, visitors, and residential population on-site. Per the City’s Municipal Code Section 16.74.049, 

Fire Facilities Fee, the applicant will be required to pay Development Impact Fees (DIF) for proposed 

development.  
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Pursuant to the Fire Department’s standard conditions of approval regarding adequate emergency access, 

street widths, etc., and the applicant’s payment of the applicable DIFs, impacts would be less than 

significant. This will be further discussed in the required EIR.  

 

b) Police protection?  

  

Less than Significant Impact. The nearest Sheriff’s station is located approximately 4.2 miles south of the 

project at 333 Limited Avenue. The proposed project may increase demand for law enforcement services 

due to the increase of buildings, employees, and visitors. The proposed project does not consist of 

permanent residential uses that would substantially increase population. The applicant is required to pay 

DIFs in accordance with the City’s Municipal Code Section 16.74.  

 

In addition, the Police Department will review and comment on the site plans submitted with the application 

for the development of the commercial components of the proposed project. The Police Department would 

require standard conditions of approval regarding adequate emergency access, lighting and landscaping, 

etc. Therefore, with compliance of standard conditions of approval and the applicant’s payment of the DIF, 

impacts would be less than significant. This will be further discussed in the required EIR.  

 

c) Schools?  

 

No Impact. The development of the proposed project does not include residential land uses therefore not 

affecting student enrollment within the Lake Elsinore Unified Scholl District (LEUSD). The proposed 

project will be required to pay DIFs as levied by LEUSD. With payment of the LEUSD DIFs, the 

development of the proposed project would have no impact to school facilities and no further analysis is 

warranted in the EIR.  

 

d) Parks?  

 

Less than Significant. The development of the proposed project does not include residential land uses 

therefore not increasing direct park uses within the City of Lake Elsinore. The proposed project will be 

required to pay park fees per the City’s Municipal Code Section 16.74 that would contribute to the 

maintenance and improvement costs of parks and associated facilities within the City. The development of 

the proposed project would incur less than significant impacts to park facilities. 

 

e) Other public services/facilities?  

 

No Impact. The proposed project does not have the potential to increase the use of library services of other 

public facilities due to the type of facility being constructed which does not include permanent residential 

uses. The applicant is required to pay the DIFs in accordance with City’s Municipal Code Section 16.74. 

Therefore, with payment of the applicable DIFs, there would be no impact to other public services and 

facilities and no further analysis is warranted in the required EIR. 

 

XVI. RECREATION  

 

a) Would the project increase the use of existing neighborhood and regional parks or other 

recreational facilities such that substantial physical deterioration of the facility would occur or 

be accelerated?  

 

Less than Significant Impact. The proposed project would consist of a commercial development and does 

not propose the construction of new residential development that would result in the increase use of existing 
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neighborhood and regional parks and other recreations facilities. In addition, the proposed project 

employment is anticipated to be filled by existing residents or neighboring communities. In addition, the 

use of neighborhood and regional parks by employees would be limited to their breaks. Therefore, the 

potential for the proposed project to result in increased demands on neighborhood or regional parks or other 

recreational facilities would be less than significant. As is consistent with all commercial projects, the 

proposed retail center project would be required to pay park fees to the City for the purpose of establishing, 

improving and maintaining park land within the City. Overall, construction and operation of the proposed 

project would not result in the increase in use of park facilities that would be substantial, such that new or 

physically altered park facilities would be needed. Therefore, project impacts related to parks are less than 

significant and, and no further analysis is warranted in the required EIR. 

 

b) Does the project include recreational facilities or require the construction or expansion of 

recreational facilities which might have an adverse physical effect on the environment?  

 

Less than Significant Impact. As stated in Section XVI (a), the proposed project would consist of a 

commercial/retail development that does not include the development of recreational facilities or require 

the construction or expansion of recreation facilities. The construction and operation of the proposed project 

are not anticipated to negatively impact the surrounding recreational facilities. Furthermore, the 

development of the proposed project would not cause any additional environmental impacts beyond what 

is analyzed for the project within this document. Therefore, the proposed project would have a less than 

significant impact and no further analysis is warranted in the required EIR.  

 

XVII. TRANSPORTATION 

 

a) Conflict with a program plan, ordinance or policy addressing the circulation system, including 

transit, roadway, bicycle and pedestrian facilities?  

 

Less than Significant. The proposed project consists of the development of retail centers, drive-thru 

restaurants, gas station, car wash, and convenience store, which would generate vehicle trips to and from 

the currently vacant project site that would increase vehicular traffic volumes. The increase in these new 

vehicular traffic volumes could generate impacts to the existing intersections and roadway segments, and 

could result in conflicts with an adopted plan, ordinance or policy addressing the circulation system. A 

Traffic Impact Analysis (Appendix K) has been prepared according to the Riverside County Transportation 

Department’s Traffic Impact Analysis Preparation Guide, which is utilized by the City to evaluate potential 

traffic impacts from new development. As detailed in Section 1.5 and 1.6 of the Traffic Impact Analysis, 

the proposed project would not conflict with a program plan, ordinance or policy addressing the circulation 

system with implementation of proposed design features and impacts are expected to be less than 

significant. This will be further evaluated in the required EIR.  

 

b) Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision 

(b)?  

 

Potentially Significant Impact. The proposed project will be required to complete a Vehicle Miles 

Traveled (VMT) analysis to demonstrate consistency with CEQA Guidelines section 15064.3, subdivision 

(b). As such, impacts regarding VMT are initially anticipated to be potentially significant and will be 

evaluated further in the required EIR.  

  

c) Substantially increase hazards due to a geometric design feature (e.g. sharp curves or dangerous 

intersections) or incompatible uses (e.g. farm equipment)?  

 

Less than Significant Impact. The proposed project would have an internal circulation system and would 
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also consist of a total of four (4) driveways, two (2) located along Mountain Street, and the other two (2) 

located along Lake Street. Other design features that include sight distance design requirements, access 

points, pedestrian and bicycle facilities would comply with all applicable City codes, policies and standards, 

and would be reviewed and approved by the City’s Engineering Department. With compliance of all 

applicable codes and regulations the project would be free of sharp curves and dangerous intersections and 

would not include any hazardous traffic features. Therefore, the impacts would be less than significant. 

 

d) Result in inadequate emergency access?  

 

Less than Significant Impact. The proposed project would consist of a commercial/retail center on a site 

that is currently vacant and surrounded by existing streets that would be improved, if necessary, by the 

proposed project. The project site is not identified as an emergency access route on any local or regional 

plans. Furthermore, as part of the review process of the proposed project, the Riverside County Fire 

Department would review proposed project plans to ensure they adequately accommodate emergency 

access upon buildout. Therefore, there would be no impact due to interference with an adopted emergency 

response plan or emergency evacuation plan and no further analysis is warranted in the required EIR.  

 

XVIII. TRIBAL CULTURAL RESOURCES 

 

a) Listed or eligible for listing in the California Register of Historical Resources, or in a local register 

of historical resources as defined in Public Resources Code section 5020.1(k).  

 

Less than Significant Impact. As described in the Phase I Cultural Resources Survey, two resources, P-

33-007208 and P-33-017352, are located within the project site which have been previously determined as 

ineligible for listing on the CRHR. A survey conducted by Brian F. Smith and Associate (BFSA) relocated 

both P-33-007208 and P-33-017362 and determined that both resources within the project site remain not 

eligible for the CRHR. Therefore, no historical resources exist within the project site are listed or eligible 

for listing for the CRHR and impacts would be less than significant. This will be further evaluated in the 

required EIR. 

 

b) A resource determined by the lead agency, in its discretion and supported by substantial evidence, 

to be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code Section 

5024.1. In applying the criteria set forth in subdivision (c) of Public Resources Code Section 

5024.1, the lead agency shall consider the significance of the resource to a California Native 

American tribe.  

 

Potentially Significant Impact. The provisions of Public Resources Code § 21074 were established 

pursuant to Assembly Bill 52 (AB 52) and the provisions of AB 52 apply to projects, such as the proposed 

Project, that have a notice of preparation (NOP) after July 1, 2015. Pursuant to AB 52, the City of Lake 

Elsinore as Lead Agency is required to conduct consultation with any interested Tribes regarding the 

Project’s potential impacts to cultural resources, including tribal cultural resource as defined in Public 

Resources Code § 21074. The required EIR shall document the results of the AB 52 processes and shall 

evaluate whether implementation of the Project would result in adverse effects to tribal cultural resources. 

Therefore, proposed project impacts to tribal cultural resources are anticipated to be potentially significant 

and will be evaluated further in the required EIR.  

 

XIX. UTILITIES AND SERVICE SYSTEMS 

 

a) Require or result in the relocation or construction of new or expanded water, wastewater 

treatment or stormwater drainage, electric power, natural gas, or telecommunications facilities, the 

construction or relocation of which could cause significant environmental effects?  
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Less than Significant Impact. Per the SCE Will Serve Letter (Appendix O), the project site is located 

within the service area of Southern California Edison (SCE) and electric power for the proposed project 

will be provided by SCE. The project site is located within the service area of the Elsinore Valley Municipal 

Water District (EVMWD), within the District’s Regional Collection System. The proposed project would 

install connections to EVMWD water and wastewater conveyance lines within the street right-of-way on 

Lake Street and Mountain Street. The applicant would be required to pay for utility rates and connection 

fees to reduce the impacts from increased demands to water and wastewater services to a less than 

significant impact. Therefore, with payment of applicable utility connection fees, impacts would be less 

than significant. This will be examined further in the required EIR. 

 

b) Have sufficient water supplies available to serve the project and reasonably foreseeable future 

development during normal, dry and multiple dry years?  

 

Less than Significant Impact. Domestic water is provided to the project site by the EVMWD. The 

EVMWD has adopted an Urban Water Management Plan (UWMP) dated June 2016. The 2016 EVMWD 

UWMP describes that the EVMWD would be able to provide water service within its boundaries during 

normal, dry and multiple dry year conditions. In addition, per the EVMWD Service Planning Letter 

(Appendix P), EVMWD has determined that water services are available to serve the proposed project. 

Furthermore, the proposed project does not require a Water Supply Assessment under Senate Bill 610, 

effective January 1, 2002, criteria. As such, the proposed project would have sufficient water supplies 

available during normal, dry and multiple dry years and impacts would be less than significant. This will 

be further analyzed in the required EIR.  

 

c) Result in a determination by the wastewater treatment provider, which serves or may serve the 

project that it has adequate capacity to serve the project’s projected demand in addition to the 

provider’s existing commitments?  

 

Less than Significant Impact. Wastewater service will be provided to the project site by the EVMWD. 

Per the EVMWD Service Planning Letter, EVMWD has determined that wastewater services are available 

to serve the proposed project. As such, impacts to wastewater capacity are initially identified as less than 

significant and will be further addressed in the required EIR.  

 

d)  Generate solid waste in excess of State or local standards, or in excess of the capacity of local 

infrastructure, or otherwise impair the attainment of solid waste reduction goals?  

 

Potentially Significant Impact. The construction and operation of the proposed project would generate 

solid waste requiring off-site disposal. The required EIR will evaluate whether the proposed project’s 

incremental contribution of solid waste to local landfill facilities would result, on a direct or cumulative 

basis, in an exceedance to the available capacity of the landfills. The required EIR will also evaluate whether 

any new or expanded solid waste facilities would be required to serve the proposed project. 

 

g) Comply with federal, state, and local management and reduction statutes and regulations related 

to solid waste?  

 

Less than Significant Impact. The proposed project would be required to comply with City and County 

waste reduction programs pursuant to the State’s Integrated Waste Management Act and Chapter 14.12 of 

the City’s Municipal Code. Solid waste generated from the proposed project would be conveyed to one of 

several landfills operated or managed by the Riverside County Waste Management Department (RCMWD). 

These existing landfills are required to comply with federal, state, and local statues and regulations related 

to solid waste. Compliance with federal, state, and local statues would reduce the amount of solid waste 
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generated by the proposed project. The proposed project will comply with all applicable solid waste statutes 

and regulations. Therefore, impacts would be less than significant and no further analysis is required in the 

EIR.  

 

XX. WILDFIRES 

 

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

 

Less than Significant Impact. The proposed project would comply with all policies and regulations set 

forth in the Riverside County Operational Area (OA) Multi-Jurisdictional Local Hazard Mitigation Plan 

(LHMP) and the City’s Emergency Preparedness Plan. All applicable local and State regulatory standards 

for adequate emergency access will be met. The proposed project would be reviewed by the City Fire 

Department to determine the specific fire requirements applicable to the proposed project and ensure 

compliance with these requirements. As such, the proposed project would not impair implementation of or 

physically interfere with an adopted emergency response plan or emergency evacuation plan. No further 

analysis is required in the EIR. 

 

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose 

project occupants to, pollutant concentrations from a wildfire or the uncontrolled spread of a 

wildfire?  

c) Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks, 

emergency water sources, power lines or other utilities) that may exacerbate fire risk or that may 

result in temporary or ongoing impacts to the environment?  

 

b-c. Potentially Significant Impact. According to the City’s General Plan EIR Figure 3.10-2, Wildfire 

Susceptibility, the project site is located within a moderate to very high wildfire hazard zone. The proposed 

project will require the installation of infrastructure that may result in temporary or ongoing impacts to the 

environment. As such, impacts regarding wildfire risk are initially identified as potentially significant and 

will be examined further in the required EIR. 
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V. MANDATORY FINDINGS OF SIGNIFICANCE  
 

The following are Mandatory Findings of Significance in accordance with Section 21083 of CEQA and 

Section 15065 of the CEQA Guidelines. 

 

a) Does the project have the potential to substantially degrade the quality of the environment, 

substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to 

drop below self-sustaining levels, threaten to eliminate a plant or animal community, 

substantially reduce the number or restrict the range of a rare or endangered plant or animal or 

eliminate important examples of the major periods of California history or prehistory?  

 

Potentially Significant Impact. The proposed project has the potential to alter the quality of the existing 

physical environment. The introduction of the proposed project has the potential to reduce the habitat for 

sensitive plant of animal species. A site-specific biological investigation has been conducted to determine 

whether sensitive animals, sensitive plans species, and/or sensitive plant communities occur on the project 

site. Conversion of the project site from undeveloped to developed has the potential to impact major period 

of California prehistory. No historic resources are known to be present on the site. These issues shall be 

evaluated in the required EIR.  

 

b) Does the project have impacts that are individually limited, but cumulatively considerable? 

(“Cumulatively considerable” means that the incremental effects of a project are considerable 

when viewed in connection with the effects of past projects, the effects of other current projects, 

and the effects of probable future projects)?  

 

Potentially Significant Impact. The proposed project has the potential to result in cumulatively 

considerable impacts in regards to the following areas: air quality’ traffic and transportation; hydrology and 

water quality; and noise. The required EIR will evaluate the proposed projects potential to result in 

cumulatively significant impacts. 

 

c) Does the project have environmental effects which will cause substantial adverse effects on 

human beings, either directly or indirectly?  

 

Potentially Significant Impact. The potential for the proposed project to directly or indirectly affect human 

beings will be evaluated in the required EIR with respect to air quality, traffic and transportation, and noise. 
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