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6.0 Alternatives 
 
This section addresses alternatives to the proposed Project and describes the rationale for including them in 
the Draft EIR. The section also discusses the environmental impacts associated with each alternative and 
compares the relative impacts of each alternative to those of the proposed Project. In addition, this section 
describes the extent to which each alternative meets the Project objectives. 

6.1 INTRODUCTION 
The identification and analysis of alternatives to a project is a fundamental part of the environmental review 
process pursuant to CEQA. Public Resources Code (PRC) Section 21002.1(a) establishes the need to address 
alternatives in an EIR by stating that in addition to determining a project’s significant environmental impacts 
and indicating potential means of mitigating or avoiding those impacts, “the purpose of an environmental 
impact report is . . . to identify alternatives to the project.”  
 
Pursuant to CEQA Guidelines Section 15126.6(a), an EIR must describe a reasonable range of alternatives 
to the proposed Project or to the Project’s location that would feasibly avoid or lessen its significant 
environmental impacts while attaining most of the proposed Project’s objectives. CEQA Guidelines Section 
15126.6(b) emphasizes that the selection of project alternatives be based primarily on the ability to reduce 
impacts relative to the proposed project. In addition, CEQA Guidelines Section 15126.6(e)(2) requires the 
identification and evaluation of an “Environmentally Superior Alternative.” 
 
Pursuant to CEQA Guidelines Section 15126.6(d), discussion of each alternative presented in this Draft EIR 
Section is intended “to allow meaningful evaluation, analysis, and comparison with the proposed project.” 
As permitted by CEQA, the significant effects of each alternative are discussed in less detail than those of 
the proposed Project, but in enough detail to provide perspective and allow for a reasoned choice among 
alternatives to the proposed Project. 
 
In addition, the “range of alternatives” to be evaluated is governed by the “rule of reason” and feasibility, 
which requires the Draft EIR to set forth only those alternatives that are feasible and necessary to permit an 
informed and reasoned choice by the lead agency and to foster meaningful public participation (CEQA 
Guidelines Section 15126.6(f)). CEQA generally defines “feasible” to mean an alternative that is capable 
of being accomplished in a successful manner within a reasonable period of time, taking into account 
economic, environmental, social, technological, and legal factors and other considerations (CEQA Guidelines 
Sections 15091(a)(3), 15364). 
 
Based on the CEQA requirements described above, the alternatives addressed in this Draft EIR were selected 
in consideration of one or more of the following factors: 

• The extent to which the alternative could avoid or substantially lessen any of the identified significant 
environmental effects of the proposed Project; 

• The extent to which the alternative could accomplish the objectives of the proposed Project; 

• The potential feasibility of the alternative; 

• The appropriateness of the alternative in contributing to a “reasonable range” of alternatives that 
would allow an informed comparison of relative advantages and disadvantages of the proposed 
Project and potential alternatives to it; and 
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• The requirement of the CEQA Guidelines to consider a “no project” alternative; and to identify an 
“environmentally superior” alternative in addition to the no project alternative (CEQA Guidelines 
Section 15126.6(e)). 

 
Neither the CEQA statute, the CEQA Guidelines, nor recent court cases specify a specific number of 
alternatives to be evaluated in an EIR. Rather, “the range of alternatives required in an EIR is governed by 
the rule of reason that sets forth only those alternatives necessary to permit a reasoned choice” (CEQA 
Guidelines 15126(f)). 

6.2 ENVIRONMENTAL IMPACTS 
CEQA requires the alternatives selected for comparison in an EIR to avoid or substantially lessen one or more 
significant effects of the project being evaluated. In order to identify alternatives that would avoid or 
substantially lessen any of the identified significant environmental effects of implementation of the proposed 
Project, the significant impacts must be considered, although it is recognized that alternatives aimed at 
reducing the significant and unavoidable impacts would also avoid or reduce impacts that were found to be 
less than significant or reduced to below a level of significance with implementation of mitigation measures.  
The analysis in Chapter 5 of this EIR determined that buildout of the proposed Specific Plan would result in 
the following significant and unavoidable impacts. 

Air Quality 
 As detailed in Section 5.2, Air Quality, due to the uncertainty of the timing and methods of 

construction activities related to Specific Plan development projects, a significant impact could occur 
related to construction emissions of ROGs and NOx, even with implementation of South Coast Air 
Quality Management District (SCAQMD) Rules and mitigation measures. In addition, operation of 
the proposed Specific Plan would result in exceedance of the applicable SCAQMD thresholds for 
ROGs, NOx, and CO even after implementation of mitigation. Therefore, emissions generated from 
implementation of the proposed Specific Plan would be significant and unavoidable. Also, because 
the emissions would exceed thresholds, the Project would result in a conflict with implementation of 
the AQMP and impacts related to the AQMP would also be significant and unavoidable. 
 

 Cumulative Air Quality Impacts: As described in Section 5.2, Air Quality, per SCAQMD’s 
methodology, if an individual project results in air emissions of criteria pollutants (including ROG, 
CO, NOx, SOx, PM10, and PM2.5) that exceed the SCAQMD’s thresholds for project-specific impacts, 
then it would also result in a cumulatively considerable net increase of these criteria pollutants for 
which the region is in non-attainment under an applicable federal or state ambient air quality 
standard.  
 
As described previously, emissions from construction of projects pursuant to the proposed Specific 
Plan would exceed SCAQMD’s threshold for ROGs and NOx after implementation of SCAQMD 
Rules and mitigation measures. In addition, emissions from buildout of the proposed Specific Plan 
would exceed the applicable SCAQMD thresholds for ROGs, NOx, and CO even with 
implementation of mitigation. Therefore, operational-source emissions from implementation of the 
proposed Specific Plan would be cumulatively considerable, and cumulative air quality impacts 
would be significant and unavoidable. 

Transportation and Circulation 
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 As detailed in Section 5.9, Transportation and Circulation, all TAZs within the Specific Plan Area are 
within a TPA or a low-VMT area or would meet Criteria 3 or 4 based on limited buildout area, 
except for TAZ 53827101. As such, implementing development pursuant to the TVSP in all TAZs 
except 53827101 would be less than significant. In order for implementing projects within a TPA to 
be presumed to have a less than significant VMT impact, developments must meet the criteria set 
forth in the City of Redlands VMT Guidelines Screening Criteria. In order for projects within TAZ 
53827101 to be presumed to have a less than significant VMT impact, developments located within 
TAZ 53827101 must adhere to the land use types presented in Screening Criteria 3 – Land Use 
Types or land use quantities presented in Screening Criteria 4 – Land Use Quantities. As shown in 
Figure 3-17, Vacant and Non-Conforming Parcels, two parcels within TAZ 53827101 are vacant 
and the rest are considered non-conforming.  As such, it can be reasonably presumed that these 
parcels will be developed or redeveloped pursuant to the TVSP prior to buildout. However, at this 
time, specific development within the TVSP area is unknown. As such, Mitigation Measure TR-1 is 
included to require implementing projects within a TPA or TAZ 53827101 to conduct a VMT 
Screening Analysis or VMT Analysis prior to approval of any site plans. While it is likely that 
implementing projects would meet the criteria set forth in Screening Criteria 1, 2, 3, or 4, it is also 
possible that an implementing project would not meet the criteria set forth in Screening Criteria 1 or 
include development beyond the land uses provided for in Screening Criteria 4 and would result in 
more than 3,000 MT CO2e of GHG emissions per year. Additionally, anticipated VMT reductions 
from inclusion of Transportation Demand Management (TDM) measures for implementing projects 
that result in a VMT impact, are not large enough to guarantee that significant impacts from 
implementing projects could be fully mitigated. As such, despite inclusion of Mitigation Measure TR-
1, impacts related to VMT within TAZ 53827101would be significant and unavoidable. 
 

6.3 PROJECT OBJECTIVES 
The following objectives have been identified in order to aid decision makers in their review of the proposed 
Project and its associated environmental impacts. 

1. A vision for the future of the three station areas that recognizes the importance of Redlands’ unique 
history and tradition while embracing opportunities for continued reinvestment, growth, and 
beneficial change. 

2. Application of the General Plan’s goals, policies, and actions to achieve the revitalization of the Plan 
Area. 

3. New form-based zoning standards for the Plan Area that will replace current zoning regulations. 
These new standards are calibrated to deliver new development that is consistent with Redlands’ 
physical character, history, and culture, as well as the community’s vision for its future growth. 

4. An implementation strategy for transforming the Plan Area’s streets, infrastructure, parks, and other 
public spaces in line with the City of Redland’s unique culture and history. 

5. Transform streets and create neighborhood connectivity through pedestrian-oriented improvements. 

6. Provide a variety of housing options to accommodate and attract a range of household types in 
order to meet the City’s housing needs. 
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7. Provide for transit-oriented development around the three new Arrow Line stations in line with the 
City’s General Plan.  

6.4 ALTERNATIVES CONSIDERED BUT REJECTED  
Pursuant to CEQA Guidelines Section 15126.6(c), an EIR must briefly describe the rationale for selection and 
rejection of alternatives. The lead agency may make an initial determination as to which alternatives are 
potentially feasible and, therefore, merit in-depth consideration, and which are infeasible and need not be 
considered further. Alternatives that are remote or speculative, or the effects of which cannot be reasonably 
predicted, need not be considered (CEQA Guidelines Section 15126.6(f), (f)(3)). This section identifies 
alternatives considered by the lead agency but rejected as infeasible and provides a brief explanation of 
the reasons for their exclusion. Alternatives may be eliminated from detailed consideration in the Draft EIR 
if they fail to meet most of the Project objectives, are infeasible, or do not avoid any significant environmental 
effects.  

• Alternate Site Alternative: An alternate site for the proposed Project was eliminated from further 
consideration. The primary purpose of the proposed TVSP is to guide redevelopment of areas 
surrounding the three new Arrow Line stations by introducing additional residential and mixed use, 
and proposing circulation improvements for vehicles, pedestrians, bicyclists, and transit users. Since 
all of the Project objectives are related to the areas surrounding the three Arrow Line Stations in the 
New York Street Village, Downtown Village, and University Village, none of these objectives could 
be met in another location in the city. Therefore, the Alternative Site Alternative was rejected from 
further consideration. 

• No Project/No Build Alternative. No development within the TVSP area was eliminated from further 
consideration as an alternative. Under the No Project/No Build Alternative, the current uses within 
the TVSP area would remain the same, and vacant or underutilized parcels would remain as such. 
The No Build Alternative would not allow developments to be constructed that are consistent with 
the existing General Plan land use designations and zoning. Since all of the Project objectives are 
related to redevelopment of the areas surrounding the three new Arrow Line Stations, none of these 
objectives could be met through no development within the TVSP area. Therefore, the No Project/No 
Build Alternative was rejected from further consideration.  

6.5 ALTERNATIVES SELECTED FOR FURTHER ANALYSIS 
Three alternatives to the proposed Project have been identified for further analysis as representing a 
reasonable range of alternatives that attain most of the objectives of the Project, may avoid or substantially 
lessen any of the significant effects of the proposed Project, and are feasible from a development 
perspective. These alternatives have been developed based on the criteria identified in Section 6.1, and 
are described below: 
 
Alternative 1: No Project/Buildout of the Existing Zoning. Under this alternative, the proposed Specific 
Plan would not be developed. In accordance with the CEQA Guidelines, the No Project/ Buildout of Existing 
Zoning Alternative will be the continuation of the existing plan, policy or operation into the future when the 
project is the revision of an existing land use or regulatory plan, policy or ongoing operation. Section 
15126.6(e)(3)(A) of the CEQA Guidelines states that, “typically this is a situation where other projects 
initiated under the existing plan will continue while the new plan is developed. Thus, the projected impacts 
of the proposed plan or alternative plans would be compared to the impacts that would occur under the 
existing plan.” 
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This alternative evaluates the environmental effects of buildout of the Specific Plan area according to the 
existing General Plan and zoning designations. Because the Specific Plan area is an urban area that is 
generally built out, most new development would occur as adaptive reuse of existing buildings, development 
on existing vacant sites, and infill or redevelopment of existing uses at the intensity allowed by the existing 
zoning. The majority of development under this alternative would similarly occur on vacant and non-
conforming parcels as shown on Figure 3-17, Vacant and Non-Conforming Parcels. The addition of residential 
uses and mixed residential uses within the TVSP area would not occur, as proposed by the project. However, 
as described in Chapter 3.0, Project Description, the amount of square-footage and dwelling units listed in 
Table 3-1 could be constructed at the present time under the current General Plan land use designations 
and current zoning designations within the Project area. Because the land use and zoning designations of the 
non-residential parcels would not change as a result of the proposed Specific Plan, the No Project/ Buildout 
of Existing Zoning Alternative assumes development of 2,400 dwelling units, 220 hotel rooms, 265,000 SF 
of retail commercial, 238,000 SF of office space, and 280,000 SF of open space and parks as allowed by 
existing General Plan and Zoning. However, development would occur in line with the existing zoning and 
General Plan land use designations in the area, and an increase in density in areas immediately surrounding 
the new Arrow Line Stations in the proposed Village Center district would not occur. In addition, areas within 
the proposed TVSP area would remain largely commercial within the New York Street Village and Downtown 
Village, and an increase in multi-family development in these areas would not be realized.  

The Alternative 1: No Project/Buildout of Existing Zoning Alternative evaluation provides a comparison 
between the environmental impacts of the proposed Specific Plan in contrast to the result from not approving, 
or denying, the proposed Specific Plan. Thus, this alternative is intended to meet the requirements of CEQA 
Guidelines Section 15126.6(e) for evaluation of a no project alternative. 

 
Alternative 2: Reduced Specific Plan Area Alternative. Under this alternative, the parcels located within 
Traffic Analysis Zone (TAZ) 53827101 outside of the Transit Priority Area (TPA), which include parcels north 
of Colton Avenue on the northwestern tip of the TVSP area, as demonstrated by Figure 5.14-1, Transit 
Priority Areas & Specific Plan TAZs, would not be included in the TVSP area. Under this alternative, 
implementing developments in TPAs would meet the criteria under the City’s Screening Criteria. Under this 
alternative, a 25 percent reduction in the number of proposed dwelling units, commercial retail, and office 
space would be developed in the New York Street Village. Based on the reduction in land included in the 
TVSP area within the New York Street Village, only 150 dwelling units, 26,250 SF of retail commercial, and 
131,250 SF of office uses would be developed in the New York Street Village. Under this alternative a total 
of 2,350 dwelling units, 256,250 SF of retail commercial, and 194,250 SF of office uses could be developed 
under buildout of the TVSP. This alternative includes all of the circulation and streetscape improvements, 
open space improvements, and infrastructure improvements that are proposed under the TVSP, with 
exception to those only applicable to areas outside of TPAs within TAZ 53827101. 
 
Alternative 3: Reduced Intensity Alternative. Under this alternative, a 60 percent reduction in the number 
of dwelling units, retail commercial uses, and office uses would be developed throughout all of the proposed 
Transit Villages. The proposed TVSP would allow for development of up to 960 dwelling units, 88 hotel 
rooms, 106,000 SF of retail commercial, and 95,200 SF of office uses through the year 2040. Overall, 60 
percent less development would occur within each Transit Village. Under this alternative, redevelopment 
would still be concentrated on vacant and non-conforming parcels within the TVSP area, as shown on Figure 
3-17, Vacant and Non-Conforming Parcels. This alternative includes all of the circulation and streetscape 
improvements, open space improvements, and infrastructure improvements that are proposed under the 
TVSP. 
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6.6 ALTERNATIVE 1: NO PROJECT/NO BUILDOUT OF THE EXISTING 
ZONING 

Section 15126.6(e) of the CEQA Guidelines requires analysis of the No Project Alternative. The no project 
alternative analysis must discuss the existing conditions at the time the Notice of Preparation/Initial Study 
was published and considers conditions that would be reasonably expected to occur in the foreseeable 
future if the project were not approved. The No Project Alternative applies to the following scenarios: 

(1) When the project is a revision of an existing land use or regulatory plan, policy, or ongoing 
operation, the "no project" alternative is the continuation of the existing plan, policy, or operation 
into the future; or  

(2) If the project is other than a land use or regulatory plan, for example a development project on 
identifiable property, the "no project" alternative is the circumstance under which the project does 
not proceed.  

Therefore, under Alternative 1: No Project/Buildout of Existing Zoning Alternative, the proposed TVSP would 
not be implemented, and the TVSP area would be developed pursuant to the existing land use and zoning 
regulations. Limited new development would occur on vacant parcels and redevelopment of sites would occur 
pursuant to the existing zoning. However, as discussed in Section 3, Project Description, the same amount of 
square-footage and dwelling units listed in Table 3-1 as proposed by TVSP could be constructed at the 
present time under the current General Plan land use designations and current zoning designations within the 
Project area. Because the land use and zoning designations of the non-residential parcels would not change 
as a result of the proposed Specific Plan, the No Project/ Buildout of Existing Zoning Alternative assumes 
development of 2,400 dwelling units, 220 hotel rooms, 265,000 SF of retail commercial, 238,000 SF of 
office space, and 280,000 SF of open space and parks as allowed by existing General Plan and Zoning. 
However, development would occur in line with the existing zoning and General Plan land use designations 
in the area, and an increase in density in areas immediately surrounding the new Arrow Line Stations in the 
proposed Village Center district would not occur. In addition, areas within the proposed TVSP area would 
remain largely commercial within the New York Street Village and Downtown Village, and an increase in 
multi-family development in these areas would not be realized. Accordingly, Alternative 1: No 
Project/Buildout of Existing Zoning Alternative provides a comparison between the environmental impacts of 
the proposed Specific Plan and the result of not approving, or denying, the proposed Specific Plan. 

6.6.1 ENVIRONMENTAL IMPACTS  
Aesthetics 
Under the No Project/Buildout of Existing Zoning Alternative, infill development on remaining vacant parcels, 
redevelopment per the existing zoning on non-conforming parcels, and adaptive reuse of existing buildings 
would occur within the TVSP area to add residential and commercial uses. Development under this alternative 
would occur in the absence of unifying design guidelines, architectural guidelines, streetscape improvements, 
open space improvements, and other aesthetic enhancements proposed in the TVSP that are intended to 
create distinctive areas that are compatible with the history and culture of Redlands while enhancing 
connectivity for alternative transportation. Although visual impacts would be less than significant under this 
alternative, as development would occur consistent with the existing zoning and compatible with the 
surrounding developments, the overall visual quality of the TVSP area would not be improved when 
compared to the proposed Project, which would result in an overall improvement in aesthetics and 
enhancement of character within the area. Furthermore, the No Project/Buildout of Existing Zoning Alternative 
would not promote compact and walkable urban form in the vicinity of the train stations, introduce a greater 
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variety of transportation options (and reduce vehicle trips and vehicle miles traveled), or provide more public 
open space and amenities that provides aesthetic and community benefits. 
 
Development under this alternative would result in the same amount of new sources of light and glare from 
infill development. However, both this alternative and the proposed Project would result in similar impacts 
with implementation of the City’s existing lighting regulations and the City’s design review process. Overall, 
the aesthetic impacts from this alternative would be similar to those associated with the proposed Project, 
and result in less than significant impacts. 
 
Air Quality 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. However, an increase in density, 
as allowed by the proposed Village Center District within the TVSP, for parcels immediately surrounding the 
new Arrow Line Stations would not occur. The alternative would not result in changes to zoning or the General 
Plan land uses. Therefore, it would be consistent with the Air Quality Management Plan (AQMP) under the 
AQMP Consistency Criterion No. 1.  
 
However, as the No Project/Buildout of Existing Zoning Alternative would result in the same development as 
the proposed Project, air quality pollutant emissions from both construction and operations of the alternative 
would exceed criteria pollutant thresholds set by the South Coast Air Quality Management District 
(SCAQMD). Therefore, buildout pursuant to the existing zoning would continue to result in a significant and 
unavoidable impact after implementation of mitigation. Thus, impacts under the No Project/Buildout of 
Existing Zoning Alternative would be the same as the proposed Project. 
 
Cultural Resources 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in a similar potential to adversely affect any historic or 
undiscovered archeological resources as the proposed Project, as implementing projects of the alternative 
would occur in the same geographical area to the same intensity. This alternative would have a similar impact 
on historic structures within the TVSP area. However, like the proposed Project, similar mitigation to the 
Project’s mitigation measures and compliance with applicable City of Redlands Municipal Code provisions, 
including Redlands Historic Architectural Design Guidelines, would be required to reduce potential impacts 
to a less than significant level. Therefore, impacts to cultural resources from the No Project/Buildout of the 
Existing Zoning Alternative would be similar to those associated with the proposed Project. 
 
Energy 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. This would result in the same 
demand for energy in comparison to the proposed Project, which was determined to be less than significant. 
Implementing projects under this alternative would be compliant with Title 24 requirements. Therefore, 
impacts to energy from the No Project/Buildout of the Existing Zoning Alternative would be similar to those 
associated with the proposed Project. 
 
Geology and Soils 
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Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in a similar potential to adversely affect any undiscovered 
paleontological resources as the proposed Project, as implementing projects of the alternative would occur 
in the same geographical area to the same intensity. However, like the proposed Project, similar mitigation 
to the Project’s mitigation measure would be required to reduce potential impacts to a less than significant 
level. Therefore, impacts to paleontological resources from the No Project/Buildout of the Existing Zoning 
Alternative would be similar to those associated with the proposed Project. 
 
Greenhouse Gas Emissions 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. Therefore, this alternative would 
generate the same amount of construction and operational greenhouse gas emissions when compared to the 
proposed Project. Therefore, buildout pursuant to the existing zoning would continue to result in less than 
significant impacts. Thus, impacts under the No Project/Buildout of Existing Zoning Alternative would be the 
same as the proposed Project. 
 
Hazards and Hazardous Materials 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in redevelopment of vacant and underutilized parcels within the 
TVSP area, including parcels that are included on a list of hazardous material sites compiled pursuant to 
Government Code Section 65962.5 or that need further investigation. If future redevelopment under this 
alternative is proposed on listed sites, potential contamination at these sites, if not already remediated, 
would be addressed through the City’s development review requirements and in compliance with applicable 
state and federal regulations. Compliance with these policies, regulations, and programs would reduce the 
impact to less than significant. Therefore, impacts related to hazards and hazardous materials from the No 
Project/Buildout of the Existing Zoning Alternative would be similar to those associated with the proposed 
Project. 

Hydrology and Water Quality 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in a similar potential to adversely affect hydrology and water 
quality as the proposed Project, as implementing projects of the alternative would occur in the same 
geographical area to the same intensity. However, like the proposed Project, implementation of existing 
regulatory requirements would reduce potential impacts to a less than significant level. Therefore, impacts 
to hydrology and water quality from the No Project/Buildout of the Existing Zoning Alternative would be 
similar to those associated with the proposed Project. 
 
Land Use and Planning 
 
The No Project/Buildout of Existing Zoning Alternative would continue the existing land uses and zoning 
designations within the area. The proposed TVSP has been prepared to provide a cohesive plan that 
specifically addressees: development standards, building design, parking, architectural treatment, 
landscaping, open space, and infrastructure and circulation improvements. This alternative would not provide 
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a cohesive plan for optimal functioning of a transit-oriented environment that is accessible to residents, 
workers, and visitors via alternative forms of transportation. 

With the absence of the TVSP to guide development of the area, development would be considered on a 
project-by-project basis, which would not provide for a cohesive future land use plan that would maximize 
land use and circulation opportunities. This alternative would not implement the pedestrian and bicycle 
circulation patterns identified in the Specific Plan to improve access and reduce local vehicular trips. In 
addition, this alternative would not implement SCAG policies that encourage greater densities in areas with 
transit and mixed-use opportunities and less dependence on the automobile. The No Project/Buildout of 
Existing Zoning Alternative would not implement SCAG policies in a cohesive manner, such as would be done 
by the proposed TVSP  

However, the land uses that would occur by the No Project/Buildout of Existing Zoning Alternative would be 
consistent with the City’s General Plan and zoning ordinance. Hence, like the proposed TVSP, the No 
Project/Buildout of Existing Zoning Alternative would result in a less than significant impact and would be 
similar to those associated with the proposed Project. 

Noise 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in a similar potential to result in increases of ambient noise levels 
from construction and operation and increases in construction vibration as implementing projects of the 
alternative would occur in the same geographical area to the same intensity. However, like the proposed 
Project, similar mitigation to the Project’s mitigation measures would be required to reduce potential impacts 
to a less than significant level. Therefore, impacts related to noise from the No Project/Buildout of the Existing 
Zoning Alternative would be similar to those associated with the proposed Project. 
 
Population and Housing 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in an increase of 6,360 residents and 1,226 employees. The 
increase in population that would be generated by this alternative would be consistent with SCAG forecasts 
and would not induce substantial population growth in the Project area. The No Project/Buildout of Existing 
Zoning Alternative and the proposed TVSP would result in similar impacts related to population and housing. 
Hence, like the proposed TVSP, the No Project/Buildout of Existing Zoning Alternative would result in a less 
than significant impact and would be similar to those associated with the proposed Project. 

Public Services 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in the same residential and employee population increases as the 
proposed Project. Thus, demand for public services, including fire protection, police protection, school 
services, and library services would be the same as the proposed Project. Hence, like the proposed TVSP, 
the No Project/Buildout of Existing Zoning Alternative would result in a less than significant impact and would 
be similar to those associated with the proposed Project. 
 
Recreation 
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Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in the same residential and employee population increases as the 
proposed Project. Thus, demand for recreational facilities would be the same as the proposed Project. 
However, unlike the proposed TVSP, this alternative would not include enhancement of the city’s open space 
network to provide a contiguous green space connecting the TVSP villages. Hence, like the proposed TVSP, 
the No Project/Buildout of Existing Zoning Alternative would result in a less than significant impact and would 
be similar to those associated with the proposed Project. 
 
Transportation 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in a similar potential to result in vehicle miles traveled at levels 
above existing City thresholds, as implementing projects of the alternative would occur in the same 
geographical area to the same intensity. Therefore, buildout pursuant to the existing zoning would continue 
to result in a significant and unavoidable impact after implementation of mitigation. Furthermore, the No 
Project/Buildout of Existing Zoning Alternative would not promote compact and walkable urban form in the 
vicinity of the train stations, nor would it introduce a greater variety of transportation options (and reduce 
overall vehicle trips and vehicle miles traveled). Thus, impacts under the No Project/Buildout of Existing 
Zoning Alternative would be slightly worse than the proposed Project. 

 
Tribal Cultural Resources 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in a similar potential adverse effect on any undiscovered tribal 
cultural resources as the proposed Project, as implementing projects of the alternative would occur in the 
same geographical area to the same intensity. However, like the proposed Project, similar mitigation to the 
Project’s mitigation measures and compliance with AB 52 and SB 18 would be required to reduce potential 
impacts to a less than significant level. Therefore, impacts to tribal cultural resources from the No 
Project/Buildout of the Existing Zoning Alternative would be similar to those associated with the proposed 
Project. 
 
Utilities and Service Systems 
 
Under the No Project/Buildout of Existing Zoning Alternative, the same level of development would occur 
within the TVSP area based on market conditions and the existing zoning. As such, the No Project/Buildout 
of Existing Zoning Alternative would result in the same residential and employee population increases as the 
proposed Project. Thus, demand for regional water supplies, wastewater treatment, and solid waste disposal 
would be the same as the proposed Project. Therefore, impacts to utilities and service systems from the No 
Project/Buildout of the Existing Zoning Alternative would be similar to those associated with the proposed 
Project. 

6.6.2 CONCLUSION 
Ability to Reduce Impacts 
The No Project/Buildout of Existing Zoning Alternative would not eliminate the significant and unavoidable 
impacts related to air quality and vehicle miles traveled that would occur from implementation of the 
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proposed TVSP, as buildout under this alternative would be consistent with that allowed under the TVSP. In 
fact, the No Project/Buildout of Existing Zoning Alternative would have more severe impacts related to 
vehicle miles traveled. In addition, this alternative would require the same mitigation to ensure less than 
significant impacts related to historical resources, cultural resources, paleontological resources, and noise. 

Ability to Achieve Project Objectives 
The analysis of the No Project/Buildout of Existing Zoning Alternative compares the impacts of the proposed 
Specific Plan to the impacts that would occur if the existing General Plan and zoning continue to be 
implemented. Regarding the ability to achieve Project objectives, the No Project/Buildout of Existing Zoning 
Alternative would not achieve most of the Project objectives, including Objectives 1, 3, 4, 5, 6, and 7, as it 
would not provide for new mixed-use, transit-oriented development within the vicinity of the new Arrow 
stations and would not provide a new form-based code. Development of the Specific Plan area under this 
alternative would partially achieve Objective 2, (Application of the General Plan’s goals, policies, and 
actions to achieve the revitalization of the Plan Area) if the Transit Village Overlay Zone within the City’s 
General Plan is realized through another means in order to revitalize the TVSP area pursuant to the General 
Plan.  

6.7 ALTERNATIVE 2: REDUCED SPECIFIC PLAN AREA ALTERNATIVE  
Under this alternative, the parcels located within TAZ 53827101 outside of the Transit Priority Area (TPA), 
which include parcels north of Colton Avenue on the northwestern tip of the TVSP area, as demonstrated by 
Figure 5.14-1, Transit Priority Areas & Specific Plan TAZs, would not be included in the TVSP area. Under 
this alternative, implementing developments pursuant to the TVSP would either occur in TPAs and would meet 
the criteria under Screening Criteria 1 or would occur in Low VMT areas and would meet the criteria under 
Screening Criteria 2. Therefore, VMT impacts under Alternative 2 would be less than significant. Under this 
alternative, a 25 percent reduction in the number of proposed dwelling units, commercial retail, and office 
space would be developed in the New York Street Village. Based on the reduction in land included in the 
TVSP area within the New York Street Village, only 150 dwelling units, 26,250 SF of retail commercial, and 
131,250 SF of office uses would be developed in the New York Street Village. Under this alternative a total 
of 2,350 dwelling units, 256,250 SF of retail commercial, and 194,250 SF of office uses could be developed 
under buildout of the TVSP, which would represent an approximately 2 percent smaller residential, 3 percent 
smaller retail commercial, and 18 percent smaller office buildout when compared to the proposed Project. 
The area that would be developed pursuant to the TVSP under the Reduced Specific Plan Area Alternative 
is shown in Figure 6-1, Alternative Two Area. 

This alternative includes all of the circulation and streetscape improvements, open space improvements, and 
infrastructure improvements that are proposed under the TVSP, with exception to those only applicable to 
areas outside of TPAs within TAZ 53827101.  
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6.7.1 ENVIRONMENTAL IMPACTS 
Aesthetics 
 
Under the Reduced Specific Plan Area Alternative, the same type of mixed-use development would occur 
within the TVSP area; however, existing parcels outside of the TPA in TAZ 53827101 and TAZ 53834601 
would not be redeveloped. These parcels currently make up the Tri City Shopping Center and other various 
commercial uses that are currently largely vacant or underutilized. The overall visual character and quality 
of the TVSP area would be the same as the proposed condition under development with the exception of 
the excluded parcels in TAZ 53827101. While slightly fewer new sources of light and glare would occur 
from this alternative due to the decreased buildout in the New York Street Village, overall impacts related 
to light and glare would be consistent with those under the proposed Project. 
 
Implementation of the Reduced Specific Plan Area Alternative would result in the same less than significant 
impacts related to aesthetics as the proposed Specific Plan. The Reduced Specific Plan Area Alternative 
would implement the same type of visual improvements that would be introduced throughout the TVSP area 
by the proposed Project (e.g., new and improved open space, providing a consistent design theme within 
the villages, and increased streetscaping). Thus, improvements to the existing views, character, and quality 
of the TVSP area would also occur under the Reduced Specific Plan Area Alternative, with the exception of 
parcels excluded at the northwestern tip of the TVSP area. Overall, the aesthetic impacts from this alternative 
would be less than significant, and would be similar to those associated with the proposed Project.  
 
Air Quality 
 
The Reduced Specific Plan Area Alternative would develop approximately 2 percent fewer dwelling units, 
3 percent less square footage of commercial retail, and 18 percent less square footage of office space than 
the proposed Project. Therefore, a slightly reduced overall volume of construction activities and the related 
emissions would occur. However, the volume of ROG and NOx emissions from construction activities would 
remain significant and unavoidable. As described in Section 5.2, Air Quality, construction of simultaneous 
implementing projects under the TVSP could result in worst-case emissions of up to 590.61 lbs/day of VOC, 
which is above the threshold of 75 lbs/day, and 385.10 lbs/day of NOx, which is above the threshold of 
100 lbs/day. Under the Reduced Specific Plan Area Alternative, it is possible that a combination of 
developments could occur, such that daily construction emissions would still exceed this threshold. Thus, 
construction air quality impacts would remain significant and unavoidable. 
 
In addition, the slightly reduced amount of development by this alternative would result in less stationary 
source emissions from equipment and less traffic associated air emissions than the proposed TVSP. Therefore, 
overall air quality impacts would be reduced in comparison to the proposed TVSP. However, the volume of 
VOC, NOx, and CO emissions from operational vehicular emissions generated by the Reduced Specific Plan 
Area Alternative would remain significant and unavoidable due to the volume of vehicular trips that would 
occur from operation of the alternative. As described in Section 5.2, Air Quality, operations from 
implementing projects under the TVSP would generate up to 117.49 lbs/day of VOC emissions, which is 
substantially above the threshold of 55 lbs/day; 79.95 lbs/day of NOx, which is above the threshold of 55 
lbs/day; and 615.20 lbs/day of CO, which is above the threshold of 550 lbs/day during peak summer 
operations. Under the Reduced Specific Plan Area Alternative, the daily VOC, NOx, and CO emissions 
related to residential, commercial, and office operations would be slightly less, but would still exceed the 
SCAQMD thresholds. Therefore, although less emissions would occur, significant and unavoidable impacts 
would still occur from the Reduced Specific Plan Area Alternative. Thus, impacts under this alternative would 
be the same as the proposed TVSP. 
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Cultural Resources 
 
Under the Reduced Specific Plan Area Alternative, a slightly reduced level of development would occur 
within a reduced TVSP area based on market conditions. As such, the Reduced Specific Plan Area Alternative 
would result in a generally similar potential to adversely affect any historic or undiscovered archeological 
resources as the proposed Project, as implementing projects of the alternative would occur in the same 
geographical area to a slightly lesser intensity. This alternative would have a similar impact on historic 
structures within the TVSP area. However, like the proposed Project, similar mitigation to the Project’s 
mitigation measures and compliance with applicable City of Redlands Municipal Code provisions, including 
Redlands Historic Architectural Design Guidelines, would be required to reduce potential impacts to a less 
than significant level. Therefore, impacts to cultural resources from the Reduced Specific Plan Area 
Alternative would be similar to those associated with the proposed Project. 
 
Energy 
 
Under the Reduced Specific Plan Area Alternative, a slightly reduced level of development would occur 
within the reduced TVSP area based on market conditions. This would result in a slight decrease in the 
demand for energy in comparison to the proposed Project, which was determined to be less than significant. 
Implementing projects under this alternative would be compliant with Title 24 requirements. Therefore, 
impacts to energy from the Reduced Specific Plan Area Alternative would be slightly less than those 
associated with the proposed Project, but still less than significant. 
 
Geology and Soils 
 
Under the Reduced Specific Plan Area Alternative, a slightly decreased level of development would occur 
within the reduced TVSP area based on market conditions. As such, the Reduced Specific Plan Area 
Alternative would generally result in a similar potential to adversely affect any undiscovered paleontological 
resources as the proposed Project, as implementing projects of the alternative would occur in the same 
geographical area to a slightly lesser intensity. However, like the proposed Project, similar mitigation to the 
Project’s mitigation measure would be required to reduce potential impacts to a less than significant level. 
Therefore, impacts to paleontological resources from the Reduced Specific Plan Area Alternative would be 
similar to those associated with the proposed Project. 
 
Greenhouse Gas Emissions 
 
The Reduced Specific Plan Area Alternative would develop approximately 2 percent (50) fewer dwelling 
units, 3 percent (8,750 SF) less retail commercial, and 18 percent (43,750 SF) less office space than the 
proposed TVSP. Therefore, a slightly reduced volume of construction activities and related production of 
GHG emissions would occur. In addition, the slightly reduced amount of development by this alternative 
would result in less stationary source emissions from equipment onsite, and less traffic-associated GHG 
emissions than the proposed TVSP. Therefore, the overall volume of GHG emissions would be reduced in 
comparison to the proposed Specific Plan. However, the development and operation of 2,350 dwelling units, 
256,250 SF of retail commercial, and 194,250 SF of office uses would result in significant GHG emissions 
and would require implementation of the same mitigation measures that are required for the proposed TVSP. 
Therefore, although fewer GHG emissions would occur, impacts would still be less than significant. Thus, 
impacts under this alternative would be the same as the proposed Specific Plan. 
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Hazards and Hazardous Materials 
 
Under the Reduced Specific Plan Area Alternative, a slightly reduced level of development would occur 
within the reduced TVSP area based on market conditions. As such, the Reduced Specific Plan Area 
Alternative would result in redevelopment of vacant and underutilized parcels within the TVSP area, including 
parcels that are included on a list of hazardous material sites compiled pursuant to Government Code Section 
65962.5 or that need further investigation. If future redevelopment under this alternative is proposed on 
listed sites, potential contamination at these sites, if not already remediated, would be addressed through 
the City’s development review requirements and in compliance with applicable state and federal regulations. 
Compliance with these policies, regulations, and programs would reduce the impact to less than significant. 
Therefore, impacts related to hazards and hazardous materials from the Reduced Specific Plan Area 
Alternative would be similar to those associated with the proposed Project. 

 
Hydrology and Water Quality 
 
Under the Reduced Specific Plan Area Alternative, a slightly reduced level of development would occur 
within the reduced TVSP area based on market conditions.  As such, the Reduced Specific Plan Area 
Alternative would result in a similar potential to adversely affect hydrology and water quality as the 
proposed Project, as implementing projects of the alternative would occur in the same general geographical 
area to a slightly smaller intensity. However, like the proposed Project, implementation of existing regulatory 
requirements would reduce potential impacts to a less than significant level. Therefore, impacts to hydrology 
and water quality from the Reduced Specific Plan Area Alternative would be similar to those associated 
with the proposed Project. 
 
Land Use and Planning 
 
Like the proposed Project, the Reduced Specific Plan Area Alternative would involve General Plan and 
Zoning designation changes for the reduced TVSP area and would have the same type of consistency with 
the SCAG RTP/SCS policies and the City’s General Plan policies. Hence, like the proposed Specific Plan, the 
Reduced Specific Plan Area Alternative would result in a less than significant impact related to land use and 
would be similar to those associated with the proposed Project. 

Noise 
 
Construction and operation noise impacts would be slightly reduced under the Reduced Specific Plan Area 
Alternative because this alternative would decrease the maximum development within the New York Street 
Transit Village by 25 percent. Construction of this alternative would generate the same type and volume of 
construction noise as the proposed Specific Plan, and impacts would continue to be potentially located next 
to sensitive receptors. Therefore, mitigation measures would be required to reduce construction noise and 
construction noise impacts would be similar to the proposed Project under the Reduced Specific Plan Area 
Alternative.  

Operational noise would be reduced under this alternative as traffic-generated and stationary noise sources 
would decrease in relation to the reduction in dwelling units, commercial space, and office space in the New 
York Street Transit Village. Additionally, the Reduced Specific Plan Area Alternative would result in fewer 
residents in the New York Street Village that could be exposed to noise from surrounding development and 
roadways. Overall, operational noise impacts from the Reduced Specific Plan Area Alternative would be 
less than impacts associated with the proposed Project but would likely require the same mitigation. 
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Population and Housing 
 
Under the Reduced Specific Plan Area Alternative, a 25 percent reduction in the number of proposed 
dwelling units, commercial retail, and office space would be developed in the New York Street Village. 
Under this alternative a total of 2,350 dwelling units, 256,250 SF of retail commercial, and 194,250 SF of 
office uses could be developed under buildout of the TVSP. This would reduce the number of residents at 
buildout from 6,360 to 6,228 and reduce the number of employment opportunities from 1,226 to 1,122. 
The increase in population that would be generated by this alternative would be consistent with SCAG 
forecasts and would not induce substantial population growth in the Project area. The Reduced Specific Plan 
Area Alternative and the proposed Specific Plan would result in similar less than significant impacts related 
to population and housing. 
 
Public Services 
 
The Reduced Specific Plan Area Alternative would result in a slight decrease of development within the TVSP 
over a slightly reduced area. As such, the Reduced Specific Plan Area Alternative would result in 132 fewer 
residents and 104 fewer employees at full buildout of the TVSP. Thus, demand for public services, including 
fire protection, police protection, school services, and library services would be slightly reduced compared 
to the proposed Project. However, like the proposed TVSP, the Reduced Specific Plan Area Alternative would 
result in a less than significant impact and would be similar to those associated with the proposed Project. 
 
Recreation 
 
Under the Reduced Specific Plan Area Alternative only 150 dwelling units, 26,250 SF of retail commercial, 
and 131,250 SF of office uses would be developed in the New York Street Village. The Reduced Specific 
Plan Area Alternative would result in the same square footage of open space as originally proposed in the 
TVSP. Since fewer residential dwelling units would be built, impacts on existing recreational facilities would 
be decreased under the Reduced Specific Plan Area Alternative in comparison to the proposed Project .  

Transportation 
 
Under the Reduced Specific Plan Area Alternative, parcels located within TAZ 53827101 and TAZ 
53834601 outside of the TPA would be removed from the TVSP area. As discussed in Section 5.14, 
Transportation, all TAZs within the Specific Plan Area satisfy screening criteria 1 or 2, except for TAZ 
53827101. As such, under the Reduced Specific Plan Area Alternative, all of the TAZs within the reduced 
area would satisfy the City’s screening criteria, as the TAZs would either be within a TPA (Criteria 1) or within 
a Low VMT area (Criteria 2) and would or would not be able to support dense development (Criteria 4), 
and VMT impacts from implementation of the Reduced Specific Plan Area Alternative would be less than 
significant. Because the proposed development in the TAZs would be screened from further VMT analysis 
and assumed to have less than significant impacts, the mitigation included for the proposed Project would 
not be required. As such, impacts would be decreased in comparison to the proposed project under the 
Reduced Specific Plan Area Alternative, and impacts would be less than significant. 
 
Tribal Cultural Resources 
 
Under the Reduced Specific Plan Area Alternative, a slightly reduced level of development would occur 
within a reduced TVSP area based on market conditions. As such, the Reduced Specific Plan Area Alternative 
would result in a generally similar potential to adversely affect any tribal cultural resources as the proposed 
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Project, as implementing projects of the alternative would occur in the same geographical area to a slightly 
lesser intensity. However, like the proposed Project, similar mitigation to the Project’s mitigation measures 
would be required to reduce potential impacts to a less than significant level. Therefore, impacts to tribal 
cultural resources from the Reduced Specific Plan Area Alternative would be similar to those associated with 
the proposed Project. 
 
Utilities and Service Systems 
 
Under the Reduced Specific Plan Area Alternative only 150 dwelling units, 26,250 SF of retail commercial, 
and 131,250 SF of office uses would be developed in the New York Street Village. Thus, the demand for 
regional water supplies, wastewater treatment, and solid waste generation from dwelling units and 
commercial/office space would be less than the proposed Specific Plan. Therefore, impacts to utilities and 
service system would be slightly less under this alternative than the less than significant impacts that would 
occur from implementation of the proposed Specific Plan. 

6.7.2 CONCLUSION 
Ability to Reduce Impacts 
The Reduced Specific Plan Area Alternative would not eliminate the significant and unavoidable impacts 
related to air quality that would occur from implementation of the proposed TVSP, as buildout under this 
alternative would be only slightly reduced in comparison to that allowed under the TVSP. In addition, this 
alternative would require the same mitigation to ensure less than significant impacts related to historical 
resources, cultural resources, paleontological resources, and noise. However, this alternative would eliminate 
the Project’s significant and unavoidable impact related to vehicle miles traveled.  

Overall, although the volume of impacts would be less under the Reduced Specific Plan Area Alternative 
and the significant and unavoidable vehicle miles traveled impact would not occur in comparison to the 
proposed Specific Plan, the Reduced Specific Plan Area Alternative would not eliminate all of the significant 
and unavoidable impacts that would result from buildout of the proposed Specific Plan. 

Ability to Achieve Project Objectives 
Implementation of the Reduced Specific Plan Area Alternative would achieve Objectives 1, 3, 4, 5, and 6, 
but at a much lesser extent than would be achieved by the proposed Specific Plan, as the alternative would 
provide for transit-oriented development and a form-code but would provide this to a smaller acreage. The 
Reduced Specific Plan Area Alternative would not meet Objectives 2 and 7, to apply the General Plan’s 
goals, policies, and actions to achieve the revitalization of the Plan Area and to create transit oriented 
development around the three stations, as the portion of the TVSP area that would be excluded from the 
development area is currently underutilized. Additionally, the 25 percent reduction in development in the 
New York Street Village, compared to the proposed Specific Plan, would not fully achieve the vision of the 
Specific Plan pursuant to Objective 1. 

6.8 ALTERNATIVE 3: REDUCED INTENSITY ALTERNATIVE 
Under this alternative, a 60 percent reduction in the number of dwelling units, retail commercial uses, and 
office uses would be developed throughout all of the proposed Transit Villages. The proposed TVSP would 
allow for development of up to 960 dwelling units, 88 hotel rooms, 106,000 SF of retail commercial, and 
95,200 SF of office uses through the year 2040. Overall, 60 percent less development would occur within 
each Transit Village, which would result in 60 percent less overall development than what is proposed under 
the TVSP. Under this alternative, redevelopment would still be concentrated on vacant and non-conforming 
parcels within the TVSP area, as shown on Figure 3-17, Vacant and Non-Conforming Parcels. This alternative 



Redlands General Plan Transit Villages District and Specific Plan Project 6. Alternatives 

 
City of Redlands, CA  6-20 
Draft EIR  
July 2022 

includes all of the circulation and streetscape improvements, open space improvements, and infrastructure 
improvements that are proposed under the TVSP. 

6.8.1 ENVIRONMENTAL IMPACTS 
Aesthetics 
 
The Reduced Intensity Alternative would provide for the same type of land uses, and would provide design 
guidelines, such that the visual character of new development within the planning area would be the same, 
as what would occur from implementation of the proposed Specific Plan Project. However, because 60 
percent fewer dwelling units and hotel rooms, and 60 percent less commercial and office square footage 
would be developed by this alternative, in comparison to the proposed Specific Plan, the visual density 
would be less. It is anticipated that building heights would be lower and massing of non-residential structures 
would be less than the proposed Specific Plan because 60 percent fewer mixed-use buildings would exist 
upon buildout. In addition, 60 percent fewer residences and less commercial and office square footage 
would generate sources of new light and glare from this alternative.  

However, implementation of the Reduced Intensity Alternative would result in similar less than significant 
impacts related to aesthetics as the proposed Specific Plan. The Reduced Intensity Alternative would 
implement the same type of visual improvements that would be introduced throughout the Specific Plan area 
by the proposed Project (e.g., new and improved landscaping, providing a consistent design theme within 
the villages, and streetscaping). Thus, improvements to the existing views, character, and quality of the 
Specific Plan area would also occur under the Reduced Intensity Alternative. Overall, the aesthetic impacts 
from this alternative would be less than significant, and would be similar to those associated with the 
proposed Project. 

Air Quality 
 
The Reduced Intensity Alternative would develop 60 percent fewer dwelling units and hotel rooms and 60 
percent less commercial and office square footage than the proposed Project. Therefore, forty percent of 
the volume of construction activities and the related emissions from mixed-use development analyzed under 
the proposed Project would occur. However, the volume of VOC and NOx emissions from construction 
activities would remain significant and unavoidable. As described in Section 5.2, Air Quality, the construction 
of the proposed Project could generate up to 590.61 lbs/day of VOC emissions, which is above the threshold 
of 75 lbs/day; and up to 385.10 lbs/day of NOx emissions, which is above the SCAQMD threshold of 100 
lbs/day. Under the Reduced Intensity Alternative, it is possible that a combination of developments could 
occur, such that daily construction emissions would still exceed this threshold, as a reduction in development 
by 60 percent would only reduce construction emissions by 60 percent. This 60 percent reduction in emissions 
would continue to result in VOC emissions and NOx emissions above SCAQMD thresholds. Thus, construction 
air quality impacts would remain significant and unavoidable. 

In addition, the reduced number of dwelling units and commercial square footage that would be developed 
by this alternative would result in forty percent of the stationary source emissions from residential equipment 
and less residential traffic associated with air emissions analyzed under the proposed Specific Plan. 
Therefore, air quality impacts would be less than the proposed Specific Plan. As described in Section 5.2, 
Air Quality, operation of the proposed project would generate up to 117.59 lbs/day of VOC emissions, 
which is substantially above the 55 lb/day SCAQMD threshold; 82.78 lbs/day of NOx emissions, which is 
above the SCAQMD threshold of 55 lbs/day; and the Project would generate approximately 615.20 
lbs/day of CO, which is above the SCAQMD threshold of 550 lbs/day. Under the Reduced Intensity 
Alternative, the daily VOC, NOx, and CO emissions related to various operations would be sixty percent 
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less. As such, emissions of VOC, NOx, and CO would not meet the respective thresholds. Thus, operational 
air quality emissions would result in less than significant impacts and would eliminate the need for mitigation. 

Cultural Resources 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. As such, the Reduced Intensity Alternative would result in a generally 
similar potential to adversely affect any historic or undiscovered archeological resources as the proposed 
Project, as implementing projects of the alternative would occur in the same geographical area to a lesser 
intensity. This alternative would have a similar impact on historic structures within the TVSP area. However, 
like the proposed Project, similar mitigation to the Project’s mitigation measures and compliance with 
applicable City of Redlands Municipal Code provisions, including Redlands Historic Architectural Design 
Guidelines, would be required to reduce potential impacts to a less than significant level. Therefore, impacts 
to cultural resources from the Reduced Intensity Alternative would be similar to those associated with the 
proposed Project. 
 
Energy 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. This would result in an approximately 60 percent decrease in the demand 
for energy in comparison to the proposed Project, which was determined to be less than significant. 
Implementing projects under this alternative would be compliant with Title 24 requirements. Therefore, 
impacts to energy from the Reduced Intensity Alternative would be less than those associated with the 
proposed Project, and remain less than significant. 
 
Geology and Soils 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. As such, the Reduced Intensity Alternative would generally result in a 
similar potential to adversely affect any undiscovered paleontological resources as the proposed Project, 
as implementing projects of the alternative would occur in the same geographical area to a slightly lesser 
intensity. However, like the proposed Project, similar mitigation to the Project’s mitigation measure would be 
required to reduce potential impacts to a less than significant level. Therefore, impacts to paleontological 
resources from the Reduced Intensity Alternative would be similar to those associated with the proposed 
Project. 
 
Greenhouse Gas Emissions 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. Therefore, a reduced volume of construction activities and related 
production of GHG emissions would occur. In addition, the reduced amount of development by this alternative 
would result in less stationary source emissions from residential equipment, and less residential traffic-
associated GHG emissions than the proposed Specific Plan. Therefore, the overall volume of GHG emissions 
would be reduced in comparison to the proposed Specific Plan. Therefore, although less GHG emissions 
would occur, the Reduced Intensity Alternative would continue to result in less than significant GHG impacts. 
Thus, impacts under this alternative would be similar to the proposed Specific Plan. 
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Hazards and Hazardous Materials 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. As such, the Reduced Intensity Alternative would result in redevelopment 
of vacant and underutilized parcels within the TVSP area, including parcels that are included on a list of 
hazardous material sites compiled pursuant to Government Code Section 65962.5 or that need further 
investigation. If future redevelopment under this alternative is proposed on listed sites, potential 
contamination at these sites, if not already remediated, would be addressed through the City’s development 
review requirements and in compliance with applicable state and federal regulations. Compliance with these 
policies, regulations, and programs would reduce the impact to less than significant. Therefore, impacts 
related to hazards and hazardous materials from the Reduced Intensity Alternative would be similar to those 
associated with the proposed Project. 

 
Hydrology and Water Quality 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. As such, the Reduced Intensity Alternative would result in a similar potential 
to adversely affect hydrology and water quality as the proposed Project, as implementing projects of the 
alternative would occur in the same general geographical area, albeit to a lesser intensity. However, like 
the proposed Project, implementation of existing regulatory requirements would reduce potential impacts to 
a less than significant level. Therefore, impacts to hydrology and water quality from the Reduced Intensity 
Alternative would be similar to those associated with the proposed Project. 
 
Land Use and Planning 
 
Like the proposed Project, the Reduced Intensity Alternative would involve General Plan and Zoning 
designation changes for the reduced TVSP area and would have the same type of consistency with the SCAG 
RTP/SCS policies and the City’s General Plan policies. Hence, like the proposed Specific Plan, the Reduced 
Intensity Alternative would result in a less than significant impact related to land use and would be similar to 
those associated with the proposed Project. 

 
Noise 
 
Construction and operation noise impacts would be slightly reduced under the Reduced Intensity Alternative 
because this alternative would decrease the maximum development within each transit village by 60 percent. 
Construction of this alternative would generate the same type of construction noise as the proposed Specific 
Plan to a lesser volume, and impacts would continue to be potentially located next to sensitive receptors. 
Therefore, mitigation measures would be required to reduce construction noise and construction noise impacts 
would be similar to the proposed Project under the Reduced Intensity Alternative.  

Operational noise would be reduced under this alternative as traffic-generated and stationary noise sources 
would decrease in relation to the reduction in dwelling units, commercial space, and office space in each 
transit village. Additionally, the Reduced Intensity Alternative would result in fewer residents in the Specific 
Plan Area that could be exposed to noise from surrounding development and roadways. Overall, 
operational noise impacts from the Reduced Intensity Alternative would be less than impacts associated with 
the proposed Project but would likely require the same mitigation. 
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Population and Housing 
 
Under the Reduced Intensity Alternative, a 60 percent reduction in the number of proposed dwelling units, 
commercial retail, and office space would be developed throughout the TVSP. Under this alternative a total 
of 960 dwelling units, 88 hotel rooms, 106,000 SF of retail commercial, and 95,200 SF of office uses of 
office uses could be developed under buildout of the TVSP. This would reduce the number of residents at 
buildout from 6,360 to 2,544 and reduce the number of employment opportunities from 1,226 to 491. The 
increase in population that would be generated by this alternative would be consistent with SCAG forecasts 
and would not induce substantial population growth in the Project area. The Reduced Intensity Alternative 
and the proposed Specific Plan would result in similar impacts related to population and housing, which is 
considered less than significant. 
 
Public Services 
 
The Reduced Intensity Alternative would result in a 60 percent decrease in development throughout the 
Specific Plan Area. As such, the Reduced Intensity Alternative would result in 3,816 fewer residents and 735 
fewer employees at full buildout of the TVSP. Thus, demand for public services, including fire protection, 
police protection, school services, and library services would be reduced compared to the proposed Project. 
However, like the proposed TVSP, the Reduced Intensity Alternative would result in a less than significant 
impact.. 
 
Recreation 
 
Under this alternative, potential impacts on recreation facilities would be decreased by approximately 60 
percent since there would be only 960 dwelling units, 88 hotel rooms, 106,000 SF of retail commercial, and 
95,200 SF of office uses. The Reduced Intensity Alternative would result in the same square footage of open 
space as originally proposed in the TVSP. Since fewer residential dwelling units would be built, impacts on 
existing recreational facilities would be decreased in comparison to the proposed project under the Reduced 
Intensity Alternative, but impacts would still remain less than significant.  

 
Tribal Cultural Resources 
 
The Reduced Intensity Alternative would result in a similar potential to adversely affect any tribal cultural 
resources as the proposed Specific Plan, despite the reduction in development. However, like the proposed 
Specific Plan, cultural and tribal cultural resource mitigation measures would reduce potential impacts to less 
than significant. Therefore, impacts that could occur by the Reduced Intensity Alternative would be similar to 
those associated with the proposed Project. 
 
Transportation 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. As discussed in Section 5.14, Transportation, all TAZs within the Specific 
Plan Area satisfy the City’s screening criteria, except for TAZ 53827101. In order for projects within TAZ 
53827101 to be presumed to have a less than significant VMT impact, developments located within TAZ 
53827101 must adhere to the land use types presented in Screening Criteria 3 – Land Use Types or land 
use quantities presented in Screening Criteria 4 – Land Use Quantities. Development within the portions of 
TAZ 5384601 that do not screen out of a VMT analysis based on Criteria 1 or 2 would likely screen out of 
a VMT analysis based on Criteria 3 or 4 due to the single-family nature of development within these parcels. 
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However, as 60 percent less development would occur in each transit village, the maximum development 
allowed in the New York Street Village would be 80 dwelling units, 14,000 SF of commercial retail, and 
70,000 SF of office space. Based on the reduced buildout potential of the New York Street Village, there is 
the potential for an implementing project in TAZ 53827101 to occur that would surpass the land use 
quantities presented in Screening Criteria 4. As such, VMT impacts under the Reduced Intensity Alternative 
would still be significant and unavoidable.  
 
Utilities and Service Systems 
 
Under the Reduced Intensity Alternative, 60 percent less development would occur within the same TVSP 
area based on market conditions. Thus, the demand for regional water supplies, wastewater treatment, and 
solid waste generation from dwelling units and commercial/office space would be less than the proposed 
Specific Plan. Therefore, impacts to utilities and service system would be slightly less under this alternative 
than the less than significant impacts that would occur from implementation of the proposed Specific Plan. 

6.8.2 CONCLUSION 
Ability to Reduce Impacts 
Although the Reduced Intensity Alternative would result in a 60% reduction in development intensity, it would 
not eliminate the significant and unavoidable impacts related to construction air quality and vehicle miles 
traveled that would occur from implementation of the proposed TVSP. In addition, this alternative would 
require the same mitigation to ensure less than significant impacts related to historical resources, cultural 
resources, paleontological resources, and noise. However, this alternative would eliminate the Project’s 
significant and unavoidable impact related to operational air quality emissions.  

Overall, although the volume of impacts would be reduced by the Reduced Intensity Alternative and the 
significant and unavoidable operational air quality impact would not occur in comparison to the proposed 
Specific Plan, the Reduced Intensity Alternative would not eliminate all of the significant and unavoidable 
impacts that would result from buildout of the proposed Specific Plan. 

Ability to Achieve Project Objectives 
As shown in Table 6-2, the Reduced Intensity Alternative would meet Project Objectives 1, 4, and 5 as it 
would implement new street improvements and allow for transit-oriented development. The Reduced Intensity 
Alternative would partially meet Objectives 3 and 7 as it would limit the potential for sustainable mixed-
use development around the Arrow Stations by limiting the potential buildout.  This alternative would not 
meet Objective 6 to provide a variety of housing options to accommodate and attract a range of household 
types in order to meet the City’s housing needs or revitalize the TVSP area to the same degree. Additionally, 
the alternative would not meet Objective 2, as only 40 percent of the allowed growth under the TVSP, which 
was foreseen by the City’s General Plan, would occur. 

6.9 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 
CEQA requires a lead agency to identify the “environmentally superior alternative” when significant 
environmental impacts result from a proposed Project. The Environmentally Superior Alternative for the 
proposed Project would be the Reduced Intensity Alternative. The Reduced Intensity Alternative would avoid 
the significant impacts related to operational air quality emissions and would avoid mitigation measures 
associated with operational air quality emissions. Additionally, the Reduced Intensity Alternative would 
reduce potential construction air quality emissions. However, the Reduced Intensity Alternative would still be 
required to implement the mitigation measures that are identified in Chapter 5.0 of this EIR that are related 
to: construction air quality, cultural resources, geology and soils, noise, and tribal cultural resources. 
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Moreover, this alternative would not meet all of the Project objectives, and the objectives it does meet would 
not be to the same degree as the proposed Project.  

CEQA does not require the Lead Agency (the City of Redlands) to choose the environmentally superior 
alternative. Instead, CEQA requires the City to consider environmentally superior alternatives, weigh those 
considerations against the environmental impacts of the proposed Project, and make findings that the 
benefits of those considerations outweigh the harm. Table 6-1 provides, in summary format, a comparison 
between the level of impacts for each alternative and the proposed Project. In addition, Table 6-2 provides 
a comparison of the ability of each of the alternatives to meet the objectives of the proposed Project. 
 

Table 6-1: Impact Comparison of the Proposed Project and Alternatives 

 Proposed Project 

Alternative 1: No 
Project/Buildout of 
Existing Land Use 

and Zoning 

Alternative 2: 
Reduced Specific 

Plan Area 

Alternative 3: 
Reduced Intensity 

Alternative 
Aesthetics Less than significant 

with mitigation 
Same as proposed 
Project, less than 
significant with 

mitigation 

Same as proposed 
Project, less than 
significant with 

mitigation 

Same as proposed 
Project, less than 
significant with 

mitigation 

Air Quality Significant and 
Unavoidable 

Same as proposed 
Project, significant 
and unavoidable 

Same as proposed 
Project, significant 
and unavoidable 

Less than the 
proposed Project, 

significant and 
unavoidable for 
construction; less 

than significant for 
operations 

Cultural Resources Less than significant 
with mitigation  

Same as proposed 
Project, less than 
significant with 

mitigation 

Same as proposed 
Project, less than 
significant with 

mitigation 

Same as proposed 
Project, less than 
significant with 

mitigation 

Energy Less than significant Same as proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant 
Geology and Soils Less than significant 

with mitigation 
Same as proposed 
Project, less than 
significant with 

mitigation 

Same as proposed 
Project, less than 
significant with 

mitigation 

Same as proposed 
Project, less than 
significant with 

mitigation 
Greenhouse Gas 
Emissions 

Less than significant Same as proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant 
Hazards and 
Hazardous 
Materials 

Less than significant  Same as proposed 
Project, less than 

significant 

Same as proposed 
Project; less than 

significant  

Same as proposed 
Project; less than 

significant 
Hydrology and 
Water Quality 

Less than significant  Same as proposed 
Project, less than 

significant 

Same as proposed 
Project, less than 

significant 

Same as proposed 
Project, less than 

significant 
Land Use and 
Planning 

Less than significant  Same as proposed 
Project, less than 

significant 

Same as proposed 
Project; less than 

significant  

Same as proposed 
Project; less than 

significant 
Noise Less than significant  Same as proposed 

Project, less than 
significant with 

mitigation 

Less than proposed 
Project, less than 
significant with 

mitigation 

Less than proposed 
Project, less than 
significant with 

mitigation 
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 Proposed Project 

Alternative 1: No 
Project/Buildout of 
Existing Land Use 

and Zoning 

Alternative 2: 
Reduced Specific 

Plan Area 

Alternative 3: 
Reduced Intensity 

Alternative 
Population and 
Housing 

Less than significant Same as proposed 
Project, less than 

significant 

Same as proposed 
Project, less than 

significant 

Same as proposed 
Project, less than 

significant 
Public Services Less than significant Same as proposed 

Project, less than 
significant 

Same as proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant  
Recreation Less than significant Same as proposed 

Project, less than 
significant 

Less than proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant 
Transportation Significant and 

Unavoidable 
Greater than 

proposed Project, 
significant and 
unavoidable 

Less than the 
proposed Project, 

less than significant 

Same as proposed 
Project, significant 
and unavoidable 

Tribal Cultural 
Resources 

Less than significant 
with mitigation 

Same as proposed 
Project, less than 
significant with 

mitigation 

Same as proposed 
Project; less than 
significant with 

mitigation 

Same as proposed 
Project; less than 
significant with 

mitigation 

Utilities and Service 
Systems 

Less than significant Same as proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant 

Less than proposed 
Project, less than 

significant 
Reduce Impacts of the Project? No Yes Yes 
Areas of Reduced Impacts Compared to 
the Project 0 6 7 
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Table 6-2: Comparison of the Proposed Project and Alternatives Ability to Meet Objectives 

 Proposed Project 

Alternative 1: No 
Project/Buildout of 
Existing Land Use 

and Zoning 

Alternative 2: 
Reduced Specific 

Plan Area 

Alternative 3: 
Reduced Intensity 

Alternative 
1. A vision for the 
future of the three 
station areas that 
recognizes the 
importance of 
Redlands’ unique 
history and tradition 
while embracing 
opportunities for 
continued 
reinvestment, 
growth, and 
beneficial change. 

Yes No Partially Yes 

2. Application of the 
General Plan’s 
goals, policies, and 
actions to achieve 
the revitalization of 
the Plan Area. 

Yes Partially No No 

3. New form-based 
zoning standards for 
the Plan Area that 
will replace current 
zoning regulations. 
These new standards 
are calibrated to 
deliver new 
development that is 
consistent with 
Redlands’ physical 
character, history, 
and culture, as well 
as the community’s 
vision for its future 
growth. 

Yes No Partially Partially 

4. An implementation 
strategy for 
transforming the 
Plan Area’s streets, 
infrastructure, parks, 
and other public 
spaces in line with 
the City of Redland’s 
unique culture and 
history. 

Yes No Partially Yes 

5. Transform streets 
and create 
neighborhood 
connectivity through 
pedestrian-oriented 
improvements. 

Yes No Partially Yes 
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 Proposed Project 

Alternative 1: No 
Project/Buildout of 
Existing Land Use 

and Zoning 

Alternative 2: 
Reduced Specific 

Plan Area 

Alternative 3: 
Reduced Intensity 

Alternative 
6. Provide a variety 
of housing options to 
accommodate and 
attract a range of 
household types in 
order to meet the 
City’s housing needs. 

Yes No Partially No 

7. Provide for 
transit-oriented 
development around 
the three new Arrow 
Line stations in line 
with the City’s 
General Plan. 

Yes No No Partially 
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