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COMMISSION MEMBERS

Chris Elvert, Chair
William A. Muller, Vice Chair
Jim Heywood, Commissioner
Tom Murphy, Commissioner

Tom Steeno, Commissioner
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CITY OF HESPERIA
Dave Reno, Principal Planner 9700 Seventh Avenue

Jeff M. Malawy, Assistant City Attorney Council Chambers
Hesperia, CA 92345
City Offices: (760) 947-1000

The Planning Commission, in its deliberation, may recommend actions other than those described in this agenda.

Any person affected by, or concerned regarding these proposals may submit written comments to the Planning Division before the Planning Commission
hearing, or appear and be heard in support of, or in opposition to, these proposals at the time of the hearing. Any person interested in the proposal may
contact the Planning Division at 9700 Seventh Avenue (City Hall), Hesperia, California, during normal business hours (7:30 a.m. to 5:30 p.m., Monday
through Thursday, and 7:30 a.m. to 4:30 p.m. on Fridays) or call (760) 947-1200. The pertinent documents will be available for public inspection at the
above address.

If you challenge these proposals, the related Negative Declaration and/or Resolution in court, you may be limited to raising only those issues you or
someone else raised at the public hearing described in this notice, or in written correspondence delivered to the Planning Commission at, or prior to the
public hearing.

In compliance with the American with Disabilities Act, if you need special assistance to participate in this meeting, please contact Dave Reno, Principal
Planner (760) 947-1200. Notification 48 hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to this
meeting. [28 CFR 35.10235.104 ADA Title 11]

Documents produced by the City and distributed less than 72 hours prior to the meeting regarding any item on the Agenda will be made available in the
Planning Division, located at 9700 Seventh Avenue during normal business hours or on the City’s website.



OCTOBER 10, 2013

AGENDA
HESPERIA PLANNING COMMISSION

Prior to action of the Planning Commission, any member of the audience will have the opportunity to address the
legislative body on any item listed on the agenda, including those on the Consent Calendar. PLEASE SUBMIT A
COMMENT CARD TO THE COMMISSION SECRETARY WITH THE AGENDA ITEM NUMBER NOTED.

CALL TO ORDER 6:30 p.m.

A. Pledge of Allegiance to the Flag
B. Invocation
C. RollCall:

Chair Chris Elvert

Vice Chair William Muller
Commissioner Jim Heywood
Commissioner Tom Murphy
Commissioner Tom Steeno

JOINT PUBLIC COMMENTS

Please complete a “Comment Card” and give it to the Commission Secretary. Comments
are limited to three (3) minutes per individual. State your name and address for the
record before making your presentation. This request is optional, but very helpful for the
follow-up process.

Under the provisions of the Brown Act, the Commission is prohibited from taking action on
oral requests. However, Members may respond briefly or refer the communication to staff.
The Commission may also request the Commission Secretary to calendar an item related
fo your communication at a future meeting.

CONSENT CALENDAR

—
1

D. Approval of Minutes: September 12, 2013 Planning Commission Meeting Draft Minutes. .

PUBLIC HEARINGS

1. Consideration of Conditional Use Permit CUP13-00003 to construct a 99-bed skilled nursing facility,
a 52-unit independent living facility, and a 7,051 square foot outpatient dialysis center and Variance
VAR13-00005 to allow a deviation from the required number of parking spaces and carports on 5.3 141
acres designated Single-Family Residence (R1-18000) at 17577 and 17579 Sultana Street. The
proposal includes an Initial Study and Mitigated Negative Declaration (ND-2013-02) prepared in
compliance with the California Environmental Quality Act (CEQA). (Applicant: Suncor Hesperia, LLC;
APNs: 0411-214-40 & 41)



PLANNING COMMISSION AGENDA October 10, 2013

PRINCIPAL PLANNER’S REPORT

The Principal Planner or staff may make announcements or reports concerning items of interest to
the Commission and the public.

E. DRC Comments

F. Major Project Update

PLANNING COMMISSION BUSINESS OR REPORTS

The Commission Members may make comments of general interest or report on their activities as
a representative of the Planning Commission.

21

ADJOURNMENT

The Chair will close the meeting after all business is conducted.

|, Kathy Stine, Planning Commission Secretary for City of Hesperia, California do hereby certify that | caused to be
posted the foregoing agenda on Thursday, October 3, 2013 at 5:30 p.m. pursuant to California Government Code
§54954.2.

A wtird s

Kathy Stine (/
Planning Commission Secretary




HESPERIA PLANNING COMMISSION MEETING
REGULAR MEETING

SEPTEMBER 12, 2013 f
4

MINUTES

The Regular Meeting of the Planning Commission was called to order at 6:30 p.m. by Chair
Elvert in the Council Chambers, 9700 Seventh Avenue, Hesperia, California.

CALL TO ORDER 6:30 p.n:.

Pledge of Allegiance to the Flag

Invocation

Roll Call:

Present: Chris Elvert
James Heywood
Tom Murphy
Tom Steeno
William Muller

JOINT PUBLIC COMMENTS

Chair Elvert opened Public Comments at 6:32 p.m.
No comments.

Chair Elvert closed Public Comments at 6:32 p.m.

CONSENT CALENDAR

Approval of Minutes: August 22, 2013 Planning Commission Meeting Draft Minutes.

Motion by Chris Elvert to approve August 22, 2013 Planning Commission:n Meeting
Drait Minutes. Seconded by Tom Murphy and passed with the following roll call vote:

AYES: Chris Elvert, James Heywood, Tom Murphy, Tom Steeno, and William Muller
NOES: None
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MINUTES PAGE 2

PUBLIC HEARING

1. Consideration of Specific Plan Amendment. SPLA13-00003 to amend the permitted uses within the
Pedestrian Commercial zone of the Main Street and Freeway Corridor Specific Plan, pertaining to
health and fitness clubs and medical services. (Applicant: City of Hesperia: APN: Citywide)

Assistant Planner Lisette Sanchez-Mendoza gave a PowerPoint presentation.
Chair Elvert opened the public hearing at 6:41 p.m.

Mitch Gardner, architect and project manager for Fitness 19 stated he was there for any
Commission questions.

Chair Elvert closed the public hearing at 6:42 p.m.

Motion by Tom Steeno to adopt Resolution No. PC-2013-11, approving SPL13-00003,
amending the Pedestrian Commercial zone of the Main Street and Freeway Corridor
Specific Plan, regarding health and fitness clubs and medical services. Seconded by
Chris Elvert and passed with the following roll call vote:

AYES: Chris Elvert, James Heywood, Tom Murphy, Tom Steeno, and William Muller
NOES: None

PRINCIPAL PLANNER’S REPORT

DRC Comments

Principal Planner Dave Reno, AICP stated that the VVWRA project decision from
August 22, 2013 was appealed to the City Council.

Dave Reno informed the Commission that the Hesperia Commerce Center and Love's
Travel Center was coming before the Commission in November and stated the
EIR's were available.

Maijor Project Update

Dave Reno notified the Commission of the temporary lane closure on Main Street by
Target.

PLANNING COMMISSION BUSINESS OR REPORTS

ADJOURNMENT

Chair Elvert adjourned the meeting until October 10, 2013 at 6:56 p.m. He stated he would
not be in attendance.
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By: Kathy Stine,
Commission Secretary

Chair Elvert,
Commission Chair




City of Hegperia
STAFF REPORT

DATE: October 10, 2013

TO: Planning Commission
FROM: %/gave Reno, AICP, Principal Planner
BY: /\@Daniel S. Alcayaga, AICP, Senior Planner

SUBJECT: Conditional Use Permit CUP13-00003 & Variance VAR13-00005; Applicant:
Suncor Hesperia, LLC; APNs: 0411-214-40 & 41

RECOMMENDED ACTION

It is recommended that the Planning Commission adopt Resolution Nos. PC-2013-12 and PC-
2013-13, approving CUP13-00003 and VAR13-00005.

BACKGROUND

Proposal: A Conditional Use Permit to construct a 99-bed skilled nursing facility, a 52-unit
independent living facility for seniors, and a 7,051 square foot outpatient dialysis center on 5.3
acres (Attachment 1). The Variance would allow a two parking space reduction to the overall
reciprocal access easement between the Applicant, Foremost Health Care, and the adjacent
restaurant property. The Variance would also allow a reduction in the number of required carports.
The Development Code requires the independent living facility to have 52 parking spaces with
carports; and with approval of the Variance, the proposal would be permitted to have 16 parking
spaces with carports.

Location: 17577 and 17579 Sultana Street

Current General Plan, Zoning and Land Uses: The properties are within the Single-Family
Residence (R1-18000) designation. The surrounding land is designated as noted on Attachment
2. The site has been previously disturbed by dirt stockpiles and a building pad from a previously
approved project. In 2000, project site obtained a land use approval to construct a two-story,
45,151 square foot assisted living facility and 3-story, 54,403 skilled nursing facility; however,
the project was never completed. Three single-family residences and vacant lots exist to the
south. Single-family residences exist to the east and west. The project is southwest of Old Town
Hesperia, which includes a vacant commercial building, several vacant commercial lots, and a
restaurant located on separate parcels. The properties, which are located 130 feet south of
Sultana Street and on the west side of Orange Street, are designated Convenience Commercial
(C1). Foremost Health Care exists to the north (Attachment 3).

“Skilled nursing” means a health facility that provides skilled nursing care and supportive care to
patients whose primary need is for availability of skilled nursing care on an extended basis. An
“independent living” facility provides households for people with disabilities, including seniors,
who desire to live independently, which are afforded resources and opportunities to live a
normal life. The independent living facility, as part of this proposal, is solely for seniors. The
dialysis center would operate similar to a medical clinic, but would specialize in dialysis
treatment to patients with kidney problems.
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ISSUES/ANALYSIS

Land Use:  Pursuant to Section 16.16.085, a large or community residential care or senior
housing facility, intended for seven or more persons, are perniitted with a Conditional Use Permit
(CUP). The skilled nursing and independent living facilities would fall under this Section. The
dialysis center, in conjuncticn with the other proposed uses, falls in line with institutional types of
uses (i.e. hospitals and rehabilitation centers), which are permitted in any zone subject to a CUP.
Foremost Health Care (Foremost), which is located immediately to the north of the project, similarly
provides skilled nursing, medical, and independent living facilities. The dialysis and skilled nursing
facility are one-story buildings. The independent living facility is a two-story building, and all
units are studio apartments for seniors. The project site includes two parcels, which will be
required to be merged.

The properties owned by Suncor Hesperia, LLC (Suncor), as well as Foremost Health Care,
were previously owned by the same owner. It was the prior owner’s intent for all properties to
function as one large development. Covenants, Conditions, and Restrictions (CCRs) were
recorded against the properties allowing all existing and future developments to share in
improvements and access. In addition, a shared parking/access easement was recorded
between Foremost, Suncor, and the restaurant property. Neither the CCRs nor the
parking/access easement limit the type of uses that can be established on the properties.

Parking: A total of 141 parking spaces, including six accessible (handicap) parking spaces, are
provided with 21% of the site to be landscaped. The skilled nursing, independent living, and
dialysis facilities require a total of 133 parking spaces, including six accessible parking spaces.
Table 1 shows the breakdown of the required parking spaces and accessible spaces for each
building type. Parking for the skilled nursing facility is based on the number of beds (i.e. 99
beds); parking for the dialysis is based on the building floor area (i.e. 7,051 square feet); and
parking for independent living facility is based on the number of units (i.e. 52 units). The
Building Code requires the dialysis center to provide 10% of all parking to be accessible. This is
because the center is for outpatient treatment, which has a higher number of patients with
mobile impairments.
Table 1 - Required Parking for Suncor

Type of Facility Rate per Required | Percent of Required
Parking Code | Parking Required Accessible
Spaces | Accessible Spaces
Spaces (Rounded)
Building A 99 bed SkKill 1 space for
Nursing Facility each 3 beds 33 2% 1
Building B 7,051sf
Outpatient 5 space per 35 10% 4
Dialysis 1,000 s f
Building C Independent 1.25 spaces per
Housing — 52 units unit 65 2% 1
Totals: 133 6




Page 3 of 6

Staff Report to the Pianning Commission
CUP13-00003 and VAR13-00005
October 10, 2013

A shared parking/access easement exists between Foremost, Suncor, and the restaurant
property. This easement allows Foremost, Suncor, and the restaurant property to share parking
and vehicular access. Any parking or access belonging to Foremost, Suricor, and the
restaurant can be used by the facilities mentioned herein to satisfy their parking requirements.
Currently, 18 spaces are utilized by the adjacent restaurant, 12 of which are on Suncor’'s
property. The Applicant will continue to make parking on their property available for the
restaurant. Table 2 identifies the required number of parking spaces by facility.

Table 2 - Parking by Facility participating in the Shared Parking

Required Parking Surplus
Facility Parking Provided (+)/Short (-)
Suncor 133 133 0
Foremost 204 220 +16
Restaurant 34 16 -18
Totals 371 369 -2

A Variance is being requested for a 2 parking space reduction from the overall reciprocal
parking arrangement and a reduction in the number of required carports. The S52-unit
independent living facility requires 65 parking spaces, 52 of which must be carports. The
proposal only provides 16 carports. Staff believes that the Planning Commission can make the
required findings to approve a Variance. The site has unique physical and legal limitations that
warrant a reduction in the number of parking spaces and carports. The properties are
constrained by topographical conditions and the lots are uniquely shaped. The site has existing
improvements and easements that dictate the design of the project. The properties benefit from
a shared parking arrangement with adjacent properties; and therefore, the development will
have a reduced parking demand. A reduction is also warranted because employees and
residents will utilize services within the same center and the adjacerit restaurant. Moreover,
seniors tend not to drive as frequently as regular households; and will utilize other modes of
travel. Currently, Victor Valley Transit Authority’s Route 46 makes daily stops at Foremost every
hour.

Topographical and legal constraints dictate the design of the parking lot, which makes it difficult
to provide all 52 carports. The structural footings required for carports will interfere with the
underground drainage systems, which are located to the east and southwest of the independent
living facility. In addition, a 20-foot grade elevation difference exists between the independent
living facility and the parking spaces to the southwest. Residents of the independent living
facility will likely not use the parking spaces to the southwest because spaces are only
accessible by stairs. Many seniors, especially the elderly, have mobile impairments or
disabilities. Although all parking spaces are accessible to employees and guests, seniors of the
independent living facility will opt to utilize parking to the north and east, which are at the same
grade as the facility, and will be permitted by the reciprocal parking/access easement. As such,
16 spaces of 34 at grade to the facility will have carports provided for use by seniors.
Furthermore, the parking area to the east and southwest of the independent living facility will be
shared with the restaurant and skilled nursing facility, which parking for those uses are not
required to have carports. The reduction in the number of parking spaces and carports serves
as a concession to the senior housing development, as the Housing Element encourages this to
promote senior housing developments.
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Circulation: The CCRs and the access/parking easement allow Suncor to access Sultana and
Aspen Streets through Foremost. Access will be additionally provided to Orange Street using
the restaurant property, which is authorized by the access/parking easement. The new
development will provide emergency access to all parts of the buildings in compliance with Fire
regulations. A one-way access road solely for emergency purposes will be provided to the south
of the skilled nursing facility with fire hydrants at each end. The entrance gates for this access
road will be equipped with a fire Knox padlocks.

Topographical Considerations: Although the northeast portion of the site is relatively flat, the
majority of the site is situated along the Antelope Valley Wash. The topography along the
southern portion of the property has an average slope of 56%. However, this area has been
previously disturbed by dirt stockpiles and a building pad from a previously approved project.
Further, this slope exterds into a row of existing single-family lots, three of which are developed.
The hillside in this area has been previously disturbed. Many single-family residences have
been constructed along the Antelope Valley Wash; and this pattern of development extends
from Ranchero Road to Rock Springs Road.

Severe erosion previously occurred along the northern boundary of the site. According to the
Building & Safety Division, this occurred primarily because the hillside was cut at an almost 90
degree angle without any retaining mechanisms. This grading, which occurred more than 10
years ago, was done without any grading plans and permits. A condition of approval requires
the Applicant to correct the problem by submitting grading plans, a soils report, and obtain
permits to construct retaining walls as per the recommendation of a structural engineer. If done
correctly, staff does riot expect any further erosion to occur.

Substantial grading and construction will be necessary to accommodate the project and to
repair the previously collapsed improvements due to ongoing soil erosion. In order to correct the
erosion problem, the Applicant proposes a 22-foot high retaining wall along the northern
boundary. Installation of the wall would recover a drive aisle and 15 parking spaces, which
would serve Foremost. A 26-foot high retaining wall is proposed along the southern boundary of
the site. The skilled nursing and the dialysis buildings, as well as a retaining wall will be the
most visible from the south and will sit midway on the northern hillside of the Antelope Valley
Wash above a row of existing single-family lots. Photo simulations have been provided in
Attachment 4, demonstrating how the proposed improvements will look once the project is
completed.

The skilled nursing facility will span about 640 feet and the dialysis center will span about 105
feet, in an east-west fashion, along the Wash. The facility will be the most visible from
Buckthorn and Pico Avenues immediately to the south. The site will be additionally visible from
the vicinity of Pico and Bangor Avenues; and from the higher elevations along the southern
banks of the Antelope Valley Wash. The views of the facility, from various angles, are expected
to be blocked by existing trees and structures. For example, tall trees along the golf course will
help block views from the south. The topography and the unusual street pattern of the area will
minimize the ability to view the project. The retaining wall will be architecturally treated, made of
textured concrete, and blended with an earth tone color to match the surrounding desert. The
project’s architectural design will complement the surrounding environment and the design of
the retaining wall will help blend the project into its surroundings.

1-4
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Architectural Improvements: The project’s architectural design demonstrates compliance
with the City’s residential design guidelines. Mission Revival architecture would best
characterize the design of the buildings (Attachments 5 & 6). All buildings have gable roofs with
concrete roof tiles, as well as cornice and corbels along, and around, the roof eaves. Roof
variation is created using a combination of towers, pop-outs, and roof projections. Accents are
used throughout the building elevations including a combination of false vents, arches,
ornamental work, and clay tile. All buildings have varied wall plane variation and combination of
colors. All windows will have grids. The independent living facility has wrought iron railing along
the balconies.

Drainage: The development is required to handle the increase in storm water runoff as a result
of construction of this project. Underground drainage systems will be constructed within the
parking lot. An underground drainage system will be located east of the independent living
facility; and two underground drainage systems will be located north of the skilled nursing
facility.

Water and Sewer: A condition of approval requires the project to connect to an 8" PVC water
line, which exists within Foremost and extends into the Suncor property. A combination of 6"
and 8” sewer lines exists within Foremost. Both water and sewer lines that extend through
Foremost are within easements. Sultana Street has a 4" sewer line, which extends from
Foremost to ‘I’ Avenue; and a pumpllift station on the Foremost property pumps sewer to ‘I
Avenue. As a condition of approval, the project is required to prepare a sewer analysis, which
will determine the point of sewer connection. The project will require its own lift/pump station to
raise sewer flows to ‘I’ Avenue. The neighborhood that sewer would extend through is made up
of existing single-family residences on Iot sizes over 18,000 square feet; and it is not possible
that the sewer force main would support future developments.

Utility Easements: Many utility and parking/access easements exist on the properties that were
intended for a prior development. In particular, the proposed skilled nursing facility and retaining
walls will be placed over existing electricity and parking easements. The Applicant will be
responsible for obtaining quit claims and/or non-interference letters from utility companies. Staff
has notified the Applicant, and the Applicant has requested that this be a condition of approval.
Should the Applicant not be able to obtain quit claim and/or non-interference letters, they will
need to obtain a revised site plan approval. At this time, staff is unaware of any utilities or
improvements that would interfere with the proposal.

Traffic/Street Improvements: Based on the Institute of Traffic Engineers’ Trip Generation
Manual, the project will generate approximately 631 daily vehicle trips per day with 52 trips in a
morning peak hour and 77 trips in the evening peak hour. In order to mitigate traffic impacts,
the proposed project will pay Development Impact Fees (DIF), which will be collected as part of
the building permit process. The traffic impact mitigation fees will be used to fund the Capital
Improvement Program (CIP). The CIP is adopted every year and used to construct fraffic
improvements to maintain adequate levels of service throughout the City.

DIF will go towards constructing projects that will benefit the proposed development. The project
will directly benefit from the Ranchero Road Underpass, which opened in June 2013; and the
Ranchero Road Interchange along the 1-15 Freeway, which is scheduled to open in October
2014. These capital improvement projects serve as an alternative access route, and are in
additional to Main Street access to the freeway. ‘I' Avenue is designed to be an arterial roadway
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and there is currently a signalized intersection at ‘I’ Avenue and Sultana Street. DIF can be used
to improve ‘I' Avenue and associated traffic signal should traffic conditions warrant such
improvements in the future. No additional public street construction is necessary as Orange
Street is already improved.

Environmental: Approval of this project requires adoption of a mitigated negative declaration
pursuant to the California Environmental Quality Act (CEQA). The mitigated negative
declaration and initial study (Attachment 6) prepared for this project concludes that there are no
significant adverse impacts resulting from development of the project with the mitigation
measures provided.

Conclusion: The project conforms to the policies of the City's General Plan and is in line with
the existing health care uses adjacent to the site. The project will also enhance the quality of
development and economic potential of the historic old town area.

FISCAL IMPACT

None.

ALTERNATIVE(S)

1. Provide alternative direction to staff.
ATTACHMENTS

Site plan

General Plan land use map

Aerial photo

Photo simulations

Architectural Elevations

Architectural Elevations

Mitigated Negative Declaration ND-2013-02 and its initial study
Resolution No. PC-2013-12 (CUP), with list of conditions
Resolution No. PC-2013-13 (Variance)
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ATTACHMENT 1

e

Building “A” — Skilled Nursing
Building “B” — Dialysis Building

Building “C” — Independent Living Facility

APPLICANT(S): FILE NO(S):
SUNCOR CARE, LLC CUP13-00003 & VAR13-00005

LOCATION: :
17577 AND 17579 SULTANA STREET APN(S):

0411-214-40 & 41

PROPOSAL.:
A CONDITIONAL USE PERMIT TO CONSTRUCT A 99-BED SKILLED NURSING FACILITY, A 52-
UNIT INDEPENDENT LIVING FACILITY, AND A 7,051 SQUARE FOOT OUTPATIENT DIALYSIS
CENTER AND A VARIANCE TO ALLOW A DEVIATION FROM THE REQUIRED NUMBER OF
PARKING SPACES AND CARPORTS ON 5.3 ACRES DESIGNATED R1-18000

SITE PLAN



ATTACHMENT 2

APPLICANT(S):
SUNCOR CARE, LLC

17577 AND 17579 SULTANA STREET
0411-214-40 & 41

PROPOSAL:

A CONDITIONAL USE PERMIT TO CONSTRUCT A 99-BED SKILLED NURSING FACILITY, A 52-
UNIT INDEFENDENT LIVING FACILITY, AND A 7,051 SQUARE FOOT OUTPATIENT DIALYSIS
CENTER AND A VARIANCE TO ALLOW A DEVIATION FROM THE REQUIRED NUMBER OF
PARKING SPACES AND CARPORTS ON 5.3 ACRES DESIGNATED R1-18000

GENERAL PLAN MAP




ATTACHMENT 3

APPLICANT(S): FILE NO(S):
SUNCOR CARE, LLC CUP13-00003 & VAR13-00005

LOCATION: .
17577 AND 17579 SULTANA STREET APN(S):

0411-214-40 & 41

PROPOSAL:
A CONDITIONAL USE PERMIT TO CONSTRUCT A 99-BED SKILLED NURSING FACILITY, A 52-
UNIT INDEPENDENT LIVING FACILITY, AND A 7,051 SQUARE FOOT OUTPATIENT DIALYSIS
CENTER AND A VARIANCE TO ALLOW A DEVIATION FROM THE REQUIRED NUMBER OF
PARKING SPACES AND CARPORTS ON 5.3 ACRES DESIGNATED R1-18000

AERIAL PHOTO 1-9



ATTACHMENT 4

APPLICANT(S): FILE NO(S):
SUNCOR CARE, LLC CUP13-00003 & VAR13-00005

LOCATION: :
17577 AND 17579 SULTANA STREET APN(S):

0411-214-40 & 41

PROPOSAL.:
A CONDITIONAL USE PERMIT TO CONSTRUCT A 99-BED SKILLED NURSING FACILITY, A 52-
UNIT INDEPENDENT LIVING FACILITY, AND A 7,051 SQUARE FOOT OUTPATIENT DIALYSIS
CENTER AND A VARIANCE TO ALLOW A DEVIATION FROM THE REQUIRED NUMBER OF
PARKING SPACES AND CARPORTS ON 5.3 ACRES DESIGNATED R1-18000

PHOTO SIMULATIONS 1-10




ATTACHMENT 5
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APPLICANT(S): FILE NO(S):
SUNCOR CARE, LLC CUP13-00003 & VAR13-00005

LOCATION: ]
17577 AND 17579 SULTANA STREET APN(S):

0411-214-40 & 41

PROPOSAL:
A CONDITIONAL USE PERMIT TO CONSTRUCT A 99-BED SKILLED NURSING FACILITY, A 52-
UNIT INDEPENDENT LIVING FACILITY, AND A 7,051 SQUARE FOOT OUTPATIENT DIALYSIS
CENTER AND A VARIANCE TO ALLOW A DEVIATION FROM THE REQUIRED NUMBER OF
PARKING SPACES AND CARPORTS ON 5.3 ACRES DESIGNATED R1-18000

ARCHITECTURAL ELEVATIONS 1-11




ATTACHMENT 6

(S AARRIS F T I T | ) BASAS
SKILLED NURSING FACILITY - NORTH ELEVATION

APPLlCAﬂT(S):r FILE NO(S):
SUNCOR CARE, LLC CUP13-00003 & VAR13-00005

17577 AND 17579 SULTANA STREET
0411-214-40 & 41

PROPOSAL.:
A CONDITIONAL USE PERMIT TO CONSTRUCT A 99-BED SKILLED NURSING FACILITY, A 52-
UNIT INDEPENDENT LIVING FACILITY, AND A 7,051 SQUARE FOOT OUTPATIENT DIALYSIS
CENTER AND A VARIANCE TO ALLOW A DEVIATION FROM THE REQUIRED NUMBER OF
PARKING SPACES AND CARPORTS ON 5.3 ACRES DESIGNATED R1-18000

ARCHITECTURAL ELEVATIONS 1-12




ATTACHMENT 7

PLANNING DIVISION
9700 Seventh Avenue, Hesperia, California 92345
(760) 947-1224 FAX (760) 947-1221

MITIGATED NEGATIVE DECLARATION ND-2013-02
Preparation Date: September 17, 2013

Name or Title of Project: Conditional Use Permit CUP13-00003 and Variance VAR13-00005

Location: 17577 and 17579 Sultana Street (APNs: 0411-214-40 & 41)

Entity or Person Undertaking Project: Suncor Care, LLC

Description of Project: Consideration of a Conditional Use Permit to construct a 99-bed skilled nursing
facility, a 52-unit independent living facility, and a 7,051 square foot outpatient dialysis center and a
Variance to allow a deviation from the required number of parking spaces and carports on 5.3 acres
designated Single-Family Residence (R1-18000)

Statement of Findings: The Planning Commission has reviewed the Initial Study for this proposed project
and has found that there are no significant adverse environmental impacts to either the man-made or
physical environmental setting with inclusion of the following mitigation measures and does hereby direct
staff to file a Notice of Determination, pursuant to the California Environmental Quality Act (CEQA).

Mitigation Measures:

1. A pre-construction survey for the burrowing owl shall be conducted by a City approved, licensed
biologist, no more than 30 days prior to commencement of grading.

2. If cultural resources are found during grading, then grading activities shall cease and the applicant
shall contract with a City approved archaeologist or paleontologist to monitor grading prior to
resuming grading. All cultural resources discovered shall be handled in accordance with state and
federal law. Further, prior to completion of the project, the applicant shall submit a report describing
all cultural resources encountered during grading.

A copy of the Initial Study and other applicable documents used to support the proposed Mitigated
Negative Declaration is available for review at the City of Hesperia Planning Department.

Public Review Period: September 19, 2013 until October 8, 2013

Adopted the Planning Commission: October 10, 2013

Attest:

DAVE RENO, AICP, PRINCIPAL PLANNER
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CITY OF HESPERIA INITIAL STUDY
ENVIRONMENTAL CHECKLIST FORM

PROJECT DESCRIPTION
1. Project Title: Conditional Use Permit CUP13-00003 and Variance VAR13-
00005
2. Lead Agency Name: City of Hesperia Planning Division
Address: 9700 Seventh Avenue, Hesperia, CA 92345
3. Contact Person: Daniel S. Alcayaga, AICP, Senior Planner
Phone number: (760) 947-1330
4. Project Location: 17577 and 17579 Sultana Street (APNs: 0411-214-40 & 41)
5. Project Sponsor: Suncor Care, LLC
Address: 2619 Waterman Avenue, Suite D
San Bernardino, CA 92408
6. General Plan & zoning: Single-Family Residence (R1-18000)

7. Description of project:

The project includes a Conditional Use Permit to construct a 99-bed skilled nursing facility, a 52-unit
independent living facility for seniors, and a 7,051 square foot outpatient dialysis center. A Variance would
allow a two parking space deficiency to the overall reciprocal parking arrangement with surrounding
properties; and allow the project to deviate from the required number of carports. The 52-unit independent
living facility requires 65 parking spaces, 52 of which must be carports. The proposal provides 16
carports. A total of 141 parking spaces will be provided with 21% of the site being landscaped. An
underground drainage facility will be constructed beneath the parking lot. The project will share access
and utilities, including water, sewer, and lift/pump station with adjacent properties, including the Foremost
Health Care facility and a vacant restaurant property. As an alternative, the project may require a sewer
extension to ‘I’ Avenue should a connection to existing sewer in Foremost become infeasible. The project
will require its own lift/pump station to raise sewer flows to either Foremost or ‘I Avenue. A 26-foot wide
access easement, which traverses through Foremost, connects the project to Sultana, Aspen, and
Orange Streets. Access will also be provided to Orange Street, using the property previously occupied by
Mary Ann’s restaurant.

Substantial grading will be necessary to accommodate the project and repair previously collapsed
improvements due to ongoing soil erosion. Accordingly, a 22-foot high retaining wall will be constructed
along the northern boundary. Installation of the wall would recover a drive aisle and 15 parking spaces,
which are intended to service Foremost. A 26-foot high retaining wall is proposed along the southern
boundary of the site. The exterior material of the walls will be textured concrete with an earth-tone color
to match the surrounding desert. The materials and colors will help incorporate the wall into the
existing hillside. The wall itself will serve as a buffer between the proposed development and the
residences to the south. The majority of the property is situated along the Antelope Wash. The
topography along the southern portion of the property has an average slope of 56%. This sloped area
has been previously disturbed by dirt stockpiles and a building pad from a previously approved project.
Further, this slope extends into a row of existing single-family lots, three of which are developed. The
northeast portion of the site is relatively flat, outside of the Wash, and on the same grade elevation as
Foremost.

8. Surrounding land uses and setting: (Briefiy describe the project's surroundings). The site is
within the Single-Family Residence (R1-18000) and is currently undeveloped as shown on

Attachment “A.” 1

14



Vv Hqiyx3

1-15



CUP13-00003 & VAR13-00005 INITIAL STUDY

9. Other public agency whose approval is required (e.g., permits, financing approval, or
participation agreement.) Review and approval is required from the City, the Regional Water
Quality Control Board, and the Mojave Desert Air Quality Management District.

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

Aesthetics Agriculture & Forestry Air Quality
Resources |
Biological Resources Cultural Resources Geology / Soils
Greenhouse Gas Emissions Hazards & Hazardous Hydrology / Water
Materials Quality
Land Use / Planning Mineral Resources Noise
Population / Housing Public Services Recreation
Transportation / Traffic Utilities / Service Systems Mandatory Findings of
Significance

DETERMINATION: (Completed by the Lead Agency)
On the basis of this initial evaluation:

“De
minimis”

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

X | | 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.

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

| 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
the attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must
analyze only the effects that remain to be addressed.

| 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 project, nothing further is

required.
/\C@f q-17-/3

Signature ( ! Date
Daniel S. Alcayaga, AICP, Seni lanner, Hesperia Planning Division

2 CITY OF HESPERIA
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EVALUATION OF ENVIRONMENTAL IMPACTS:

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

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

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

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

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

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

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

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

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

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

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

9. The explanation of each issue should identify:

a. The significance criteria or threshold, if any, used to evaluate each question; and

b. The mitigation measure identified, if any, to reduce the impact to less than significance.

3 CITY OF HESPERIA
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I. AESTHETICS. Would the project: . ]
>E |§E E = B
S84E35Fd4 E
258855458 3
CoE|lSnZS|2nEl =2

a) Have a substantial adverse effect on a scenic vista (1)? X

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

rock outcroppings, and historic buildings within a state scenic highway (1 &

2)?

c) Substantially degrade the existing visual character or quality of the site and X

its surroundings (1 thru 3)?

d) Create a new source of substantial light or glare which would adversely X

affect day or nighttime views in the area (4)? I ‘

Comments.

The site is situated to the south of the Foremost Health Care facility and along the Antelope Wash (1)
The majority of the site will not be visible from northern street view because it is located behind
Foremost. The independent living facility is situated 160 feet from Orange Street. At this distance,
however, the independent living facility is not expected to have a visual impact on the surrounding
neighborhood, as the building complies with City’s design guidelines.

The skilled nursing and the dialysis buildings, as well as the retaining wall will be the most visible from
the south and will sit midway on the northern hillside of the Antelope Wash above a row of existing
single-family lots. A 26-foot tall decorative retaining wall will be constructed along the southern
boundary of the project. Photo simulations have been provided in Figures 1 through 3 demonstrating
how the proposed improvements will look orice the project is completed. The skilled nursing facility will
span about 640 feet and the dialysis center will span about 105 feet, in an east-west fashion, along the
Wash. The facility will be the most visible from Buckthorn Avenue and Pico Avenue immediately to the
south. The site will additionally be visible from the vicinity of Pico Avenue and Bangor Avenue; and from
the higher elevations along the southern banks of the Antelope Wash.

The views of the facility, from various angles, are expected to be blocked by existing trees and
structures. For example, tall trees along the golf course will help block views from the south. The
topography and the unusual street pattern of the area will minimize the ability to see the project. The
project’s architectural design demonstrates compliance with the City's residential design guidelines.
The retaining wall will be architecturally treated, made of textured concrete, and painted an earth tone
color to match the surrounding desert. The project’s architectural design will complement the
surrounding environment and the design of the retaining wall will help blend the project into its
surroundings. The development complies with the maximum building height and lot coverage, as well
as the design standards of the City.

The hillside along the Antelope Wash has been already been disturbed. Many single-family residences
have been constructed along the Antelope Wash; and this pattern of development extends from
Ranchero Road to Rock Springs Road. Three single-family residences are located to the south of the
project. The project will therefore not degrade the existing visual character or quality of the site and its
surroundings.

4 CITY OF HESPERIA
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CUP13-00003 & VAR13-00005 INITIAL STUDY

The City contains many scenic views of the Mojave Desert, the Mojave River, the San Bernardino and
San Gabriel Mountains, as well as the Summit Valley area. The GPUEIR addresses the scenic vistas
and focuses on preservation of natural open space to protect sensitive environments and specific
amenities like washes, bluffs, Joshua tree forests and juniper woodlands (3). The proposed
development is not located in a sensitive environment, as it has been disturbed and within an existing
developed area. Given the existing land uses nearby, development of the project will not substantially
degrade the existing visual character or quality of the site and its surroundings. Further, a state scenic
highway does not traverse the City (2); although state Highways 138 and 173, which are located within the
southern portion of the City, are eligible for being designated scenic highways. The project site is not in
proximity to these highways. Furthermore, the City does not contain any registered historic buildings.

The Development Code provides limitations on the intensity of exterior lighting for developments, to
safeguard the enjoyment of viewing the night sky. This restricts lighting to a maximum illumination of
0.5 foot-candles at the property lines abutting a street or residentially designated property (4) as well as
that all lights be hooded and directed downward to reduce glare. Based upon these regulations, the use
will not adversely affect day or nighttime views in the area. Therefore, approval of the project will not
have a significant negative impact upon aesthetics.

ll. AGRICULTURE AND FOREST RESOURCES. In determining whether
impacts to agricultural resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land Evaluation and State
Assessment Model (1997) prepared by the California Dept. of Conservation as
an optional model to use in assessing impacts on agriculture and farmiand. 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 Range Assessment
Project and the Forest Legacy Assessment Project; and forest carbon
measurement methodology provided in Forest Protocols adopted by the
California Air Resources Board. Would the project:

Less Than Significant With Mitigation

Potentially Significant Impact
Less Than Significant Impact

| No Impact

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the California Resources
Agency, to non-agricultural use (8)?

pad

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract
(9 & 10)?

c) Conflict with existing zoning for, or cause rezoning of forest land (as defined in X
Public Resources Code Section 12220(g)), timberland (as defined by Public
Resources Code Section 4526), or timberland zoned Timberland Production
(as defined by Government Code Section 51104(g)) (11)?

d) Result in the loss of forest land or conversion of forest land to non-forest use X
(11)?

e) Involve other changes in the existing environment which, due to their location X
or nature, could result in conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use (9 & 11)? J

Comments.

As part of the development approval process, any vacant site other than one which allows a single-
family residence permitted as a use by right, shall require approval of a land use entitlement. The
entitlement process requires that the potential impact upon prime farmiand, unique farmland, or farmland
of statewide importance be evaluated. Prior to development, staff reviews the General Plan and the

6 CITY OF HESPERIA
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United States Soil Conservation Service (SCS) Soil Survey of San Bernardino County, which identifies
soils which are suitable for prime farmland, unique farmland, or farmland of statewide importance. The soil
at this location is identified as Haplargids-Calciorthids complex, 15 to 50 percent slopes (12). This soil is
typically found in terrace escarpments and remnants between flood plains. Haplargids and Calciorthids
are intricately intermingled together; and mostly, the soil is made up of 50% Haplargids and 25%
Calciorthids. The Cajon, Bryman and Mohave Variant soils make up the remaining units. Haplargids and
Calciorthids are very deep and well drained; run off is medium to rapid; and water erosion is moderate to
high. The surface layer ranges from loamy fine sand to sand; and soil blowing is moderate or high where
surface layer has not been removed. The permeability of Haplargids soil is moderate to moderately siow;
and the permeability of Calciorthids is rapid to moderately rapid.

The proximity of residential uses does not make this site viable for agriculture. The SCS Soil Survey of
San Bernardino County, California states that “Urban and built-up land and water areas cannot be
considered prime farmland...” The City contains few sites currently in agricultural use and only two
properties within a Williamson Act contract. This action will not change the zoning of any properties
designated as prime or unique farmland and will not negate any Williamson Act contract as the site is
currently within the Single-Family Residence designation (9). The site was also evaluated for past
agricultural uses. There is no record of past agricultural activities on the site. Therefore, this project will
not have an impact upon agricultural resources.

The City and its Sphere Of Infiuence (SOI) is located within the Mojave bioregion, primarily within the
urban and desert land use classes (13). The southernmost portions of the City and SOl contain a
narrow distribution of land within the shrub and conifer woodland bioregions. These bioregions do not
contain sufficient forest land for viable timber production and are ranked as low priority landscapes (14).
The project site is primarily located in the eastern portion of the City in an urban area and is
substantially surrounded by urban development. During the nineteenth century, juniper wood from
Hesperia was harvested for use in fueling bakery kilns. Use of juniper wood was discontinued when ol
replaced wood in the early twentieth century (11). As a consequence, local timber production has not
occurred since that time. Therefore, this project will not have an impact upon forest land or timberland.

lll. AIR QUALITY. Where available, the significance criteria established by the £
applicable air quality management or air pollution control district may be relied | _ | _ A -
upon to make the following determinations. Would the project: £5.|28885|8 §_| 8
5E8nESnE8 £
SRE|E3S|83E| 2
a) Conflict with or obstruct implementation of the applicable air quality plan (15, X
16 & 17)7?
b) Violate any air quality standard or contribute substantially to an existing or X
projected air quality violation (15, 16 & 17)?
c) Result in a cumulatively considerable net increase of any criteria pollutant for X
which the project region is non-attainment under an applicable federal or state
ambient air quality standard (including releasing emissions which exceed
| quantitative thresholds for ozone precursors) (15, 16 & 17)?
d) Expose sensitive receptors to substandard pollutant concentrations (1, 5, 15 X
& 16)?
e) Create oLjectionable odors affecting a substantial number of people (1, 5, 15 X
& 16)?
7 CITY OF HESPERIA
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Comments.

The General Plan Update and its Environmental Impact Report (EIR) addresses the impact of build-out
in accordance with the Land Use Plan, with emphasis upon the impact upon sensitive receptors (15 &
16). Sensitive receptors refer to land uses and/or activities that are especially sensitive to poor air
quality. Sensitive receptors typically include homes, schools, playgrounds, hospitals, convalescent
homes, and other facilities where children or the elderly may congregate. These population groups are
generally more sensitive to poor air quality. The proposed project will potentially contain a number of
sensitive receptors. The project will not cause a significant increase in emissions and are within an
existing residential area not near a point source emitting a significant amount of poor air quality.

The Mojave Desert Air Quality Management District (MDAQMD) has published a number of studies that
demonstrate that the Mojave Desert Air Basin (MDAB) can be brought into attainment for particulate
matter and ozone, if the South Coast Air Basin (SCAB) achieves attainment under its adopted Air Quality
Management Plan. The High Desert and most of the remainder of the desert has been in compliance with
most federal and state standards for many years and studies indicate that ozone levels have been
decreasing over the past 20 years (16). The ability of MDAQMD to comply with ozone ambient air quality
standards will depend upon the ability of the South Coast Air Quality Management District (SCAQMD) to
bring the ozone concentrations and precursor emissions into compliance with ambient air quality
standards (15 & 16).

All uses identified within the Hesperia General Plan are classified as area sources by the MDAQMD
(17). Programs have been established in the Air Quality Attainment Plan which address emissions
caused by area sources. Both short-term (construction) emissions and the long-term (operational)
emissions associated with the development were considered. Short-term airborne emissions will occur
during the construction phase related to site preparation, land clearance, grading, excavation, and
building construction; which will result in fugitive dust emissions. Construction equipment used during
site preparation and construction activities will also generate emissions. Construction activities
generally do not have the potential to generate a substantial amount of odors. The primary source of
odors associated with construction activities are generated from the combustion petroleum products.
However, such odors are part of the ambient odor environment of urban areas. In addition, the
contractor will be required to obtain all pertinent operating permits from the Mojave Desert Air Quality
Management District (MDAQMD) for any equipment requiring AQMD permits.

The General Plan Update identifies large areas where future residential, commercial, industrial, and
institutional development will occur. The General Plan Update Environmental Impact Report (GPUEIR)
analyzed the impact to air quality upon build-out of the General Plan. Based upon this analysis, the City
Council adopted a finding of a Statement of Overriding Considerations dealing with air quality impacts
(18). As part of the GPUEIR, the impact of residential development to the maximum allowable density
permitted by the Land Use Plan was analyzed. The projected number of vehicle trips associated with this
project is analyzed within Section XV. Transportation/Traffic. Based upon these factors, the impact of 99-
bed skilled nursing facility, a 52-unit independent living facility for seniors, and a 7,051 square foot
outpatient dialysis center on 5.2 acres does not meet any threshold which requires air quality analysis or
mitigation under the Air Quality Attainment Plan (17).

8 CITY OF HESPERIA
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IV. BIOLOGICAL RESOURCES. Would the project:

c
_g
>E |§ED|§E B
Sigl oSl £
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a) Have a substantial adverse effect, either directly or through habitat X
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
(19 & 20)?
b) Have a substantial adverse effect on any riparian habitat or other sensitive X

natural community identified in local or regional plans, policies, and
regulations or by the California Department of Fish and Game or U. S. Fish
and Wildlife Service (1 & 19)?

c) Have a substantial adverse effect on federally protected wetlands as defined X
by Section 404 of the Clean Water Act (including, but not limited to marsh,
vernal pool, coastal, etc.) through direct removal, filling, hydrological
interruption, or other means (1 & 19)?

d) Interfere substantially with the movement of any native resident or migratory X
fish or wildlife species or with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery sites (1, 19 & 21)?

e) Conflict with any local policies or ordinances protecting biological resources, X
such as a tree preservation policy or ordinance (19 & 20)?

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural X
Community Conservation Plan, or other approved local, regional, or state
habitat conservation plan (22)?

Comments.

The site is not expected to support the Mohave ground squirrel, given the very low population levels of
the species in the region and proximity to existing development. Further, the project site is outside the
area considered suitable habitat for the Mohave ground squirrel (23). The desert tortoise is also not
expected to inhabit the site, given that the