
 
 

July 14, 2026 

SENT VIA E-MAIL:  

vlopez@beaumontca.gov 

Vincent Lopez, Public Works Project Manager 

City of Beaumont, Public Works Department 

550 E. 6th Street 

Beaumont, CA 92223  

 

Draft Initial Study/Mitigated Negative Declaration (IS/MND) for 

Beaumont Corporate Yard Project (Proposed Project) 

(SCH No.: 2026060853) 

 

South Coast Air Quality Management District (South Coast AQMD) staff appreciate the 

opportunity to review the above-mentioned document. The County of Riverside is the California 

Environmental Quality Act (CEQA) Lead Agency for the Proposed Project. To provide context, 

South Coast AQMD staff has provided a brief summary of the project information and prepared 

the following comments which are organized by topic of concern. 

 

Summary of Proposed Project Information in the Draft IS/MND 

 

Based on the Draft IS/MND, the Beaumont Corporate Yard Project (Proposed Project) involves 

the development of a 6.15-acre city yard designed to centralize and manage various municipal 

services for the City of Beaumont. The facility will support multiple City departments, including 

Transit, Fleet Maintenance, Community Services, Public Works, and Wastewater administration. 

The project features several key components and specialized infrastructure: 1 

 

• Primary Buildings: The site will have a total facilities area of 31,000 square feet, including a 

9,100-square-foot Administration Building, an 11,900-square-feet Warehouse, and a 9,750-

square-foot Fleet Garage. 2 

• Sustainable Infrastructure: A major focus of the project is clean energy, including 10,600-

square-feet of solar canopies, eight hydrogen fueling stations, 15 Compressed Natural Gas 

(CNG) fueling stations, and Electric Vehicle (EV) charging infrastructure. 

• Parking and Access: The design provides up to 200 designated parking spaces (both 

uncovered and solar-covered) to accommodate approximately 100 occupants, including 

administrative staff, bus drivers, and maintenance personnel, plus an approximately 39,000-

square-feet of landscaping. 

 

The Proposed Project is located at the southwest intersection of 4th Street and Veile Avenue within 

the City of Beaumont, California in Reverside County. 

 

 
1 Draft IS/MND. Page 1. 
2 Draft IS/MND Appendix A. Page 1. 
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Based on a review of aerial photographs, South Coast AQMD staff found that the nearest sensitive 

receptor (e.g., residential development) is located 680 feet to the northeast of the project site. 

Construction of the Proposed Project is anticipated to occur in early 2027 over a period of 18 

months.3 

 

South Coast AQMD Comments 

 

South Coast AQMD Air Permits and Role as a Responsible Agency 

 

If implementation of the Proposed Project would require the use of new stationary and portable 

sources, including but not limited to emergency generators, fire water pumps, boilers, etc., air 

permits from South Coast AQMD will be required. The final CEQA document should include a 

discussion about the potentially applicable rules that the Proposed Project needs to comply with. 

Those rules may include, for example, Rule 201 – Permit to Construct,4 Rule 203 – Permit to 

Operate,5 Rule 401 – Visible Emissions,6 Rule 402 – Nuisance,7 Rule 403 – Fugitive Dust,8 Rule 

1110.2 – Emissions from Gaseous and Liquid Fueled Engines, 9  Rule 1113 – Architectural 

Coating,10 Rule 1166 – Volatile Organic Compound Emissions from Decontamination of Soil,11 

Regulation XIII – New Source Review, 12  Rule 1401 – New Source Review of Toxic Air 

Contaminants, 13  Rule 1466 – Control of Particulate Emissions from Soils with Toxic Air 

Contaminants,14 Rule 1470 – Requirements for Stationary Diesel-Fueled Internal Combustion and 

Other Compression Ignition Engines,15 etc. It is important to note that when air permits from South 

Coast AQMD are required, the role of South Coast AQMD changes from a Commenting Agency 

to a Responsible Agency under CEQA. In addition, if South Coast AQMD is identified as a 

Responsible Agency, per CEQA Guidelines Sections 15086, the Lead Agency is required to 

consult with South Coast AQMD. 

 

CEQA Guidelines Section 15096 sets forth specific procedures for a Responsible Agency, 

including making a decision on the adequacy of the CEQA document for use as part of the process 

for conducting a review of the Proposed Project and issuing discretionary approvals. For these 

reasons, the final CEQA document should be revised to include a discussion about any and all new 

stationary and portable equipment requiring South Coast AQMD air permits, provide the 

evaluation of their air quality and greenhouse gas impacts, and identify South Coast AQMD as a 

Responsible Agency for the Proposed Project as this information will be relied upon as the basis 

for the permit conditions and emission limits for the air permit(s). Please contact South Coast 

AQMD’s Engineering and Permitting staff at (909) 396-3385 for questions regarding what types 

 
3 Draft IS/MND. Page 2. 
4 South Coast AQMD. Rule 201 available at: https://www.aqmd.gov/docs/default-source/rule-book/reg-ii/rule-201.pdf  
5 South Coast AQMD. Rule 203 available at: https://www.aqmd.gov/docs/default-source/rule-book/reg-ii/rule-203.pdf 
6 South Coast AQMD. Rule 401 available at: https://www.aqmd.gov/docs/default-source/rule-book/rule-iv/rule-401.pdf 
7 South Coast AQMD. Rule 402 available at: https://www.aqmd.gov/docs/default-source/rule-book/rule-iv/rule-402.pdf 
8 South Coast AQMD. Rule 403 available at: https://www.aqmd.gov/docs/default-source/rule-book/rule-iv/rule-403 
9 South Coast AQMD. Rule 1110.2 available at: https://www.aqmd.gov/docs/default-source/rule-book/reg-xi/r1110_2.pdf 
10 South Coast AQMD. Rule 1113 available at https://www.aqmd.gov/docs/default-source/rule-book/reg-xi/r1113.pdf 
11 South Coast AQMD. Rule 1166 available at: https://www.aqmd.gov/docs/default-source/rule-book/reg-xi/rule-1166.pdf 
12 South Coast AQMD. Regulation XIII available at: https://www.aqmd.gov/home/rules-compliance/rules/scaqmd-rule-

book/regulation-xiii 
13 South Coast AQMD. Rule 1401 available at: https://www.aqmd.gov/docs/default-source/rule-book/reg-xiv/rule-1401.pdf 
14 South Coast AQMD. Rule 1466 available at: https://www.aqmd.gov/docs/default-source/rule-book/reg-xiv/rule-1466.pdf 
15 South Coast AQMD. Rule 1470 available at: https://www.aqmd.gov/docs/default-source/rule-book/reg-xiv/rule-1470.pdf 
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of equipment would require air permits. For more general information on permits, please visit 

South Coast AQMD’s webpage at https://www.aqmd.gov/home/permits. 

 

Inconsistent Project Description Between Draft IS/MND and Appendix A – Air 

Quality Assessment 

 

The project description presented in Draft IS/MND is inconsistent with the project description 

contained in Appendix A – Air Quality Assessment, dated February 2025. Specifically, Draft 

IS/MND describes the Proposed Project to include a 9,982-square-foot Administration Building 

and an 11,250-square-foot Fleet Garage/Storage Building, together with the proposed fueling 

infrastructure, solar canopies, EV charging infrastructure, and parking facilities. However, 

Appendix A Section 1.3 describes the Proposed Project as including a 9,100-square-foot 

Administration Building, an 11,900-square-foot Warehouse, and a 9,750-square-foot Fleet Garage. 

The differences in the reported building sizes suggest that the project design might have changed 

since the air quality analysis was prepared in February 2025. 

 

Because the environmental analysis relies on an accurate project description, such inconsistencies 

could create uncertainty regarding the scope of the Proposed Project that was evaluated. While the 

warehouse structure size as proposed would not trigger applicability of South Coast AQMD Rule 

2305, South Coast AQMD staff recommends that the Lead Agency clarify the current project 

description to demonstrate that Appendix A adequately analyzes the project as currently proposed. 

If the Proposed Project would include a warehouse, South Coast AQMD staff recommendation is 

that the Lead Agency update or supplement the technical analysis, as appropriate, to ensure that 

the environmental document evaluates the actual project under consideration. 

 

Project description land use sub-type is inconsistent with the CalEEMod User Guide 

 

In accordance with the project description outlined in the Draft IS/MND, the construction of 

31,000 square feet of primary buildings plus sustainable infrastructure (as stated above) is 

proposed on 6.15 acres of land. However, in the Draft IS/MND Appendix A – Air Quality 

Assessment Attachment A Section 1.2 – Land Use Types, the Proposed Project assumes Land Use 

Sub-type as “Government (Civic Center)” for all the Primary Buildings to equal 31,000 square feet 

in area. Also, the air quality analysis does not identify a CalEEMod land use sub-type for the 

portion of the site designated for “Sustainable Infrastructure”. 

 

According to the CalEEMod User Guide – Version 2022.1, it explicitly states the characteristics 

of Government (Civic Center) Subtype: “A group of government buildings that are interconnected 

by pedestrian walkways”.16 Based on the Project Description, it is unclear whether classifying all 

31,000 square feet of the proposed development under this land use sub-type is appropriate. 

Furthermore, the omission of land use sub-types for the sustainable infrastructure raises additional 

questions regarding whether the operational characteristics of the Proposed Project have been 

accurately represented in the emissions modeling.  

 

Because CalEEMod uses land use sub-types to estimate operational characteristics, including trip 

generation, vehicle fleet mix, area source emissions, and energy demand, selecting an 

inappropriate land use category may result in inaccurate emissions estimates. Therefore, South 

 
16 CalEEMod User Guide - Version 2022.1 

https://www.aqmd.gov/home/permits
https://www.caleemod.com/documents/user-guide/01_User%20Guide.pdf
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Coast AQMD staff recommends that the Lead Agency review and revise the CalEEMod land use 

assumptions to ensure they are consistent with the Proposed Project's actual uses and with the 

CalEEMod User Guide. If the Proposed Project includes facilities such as warehouses, fleet 

maintenance garages, or other operational infrastructure, the Lead Agency should evaluate whether 

additional or alternative CalEEMod land use sub-types should be incorporated into the analysis 

and revise the air quality impact analysis accordingly. 

 

Inconsistency in the Proposed Project’s Construction Schedule 

 

As mentioned in the Draft IS/MND Section 1.4 – Construction and Operation, the Proposed Project 

is expected to start in early 2027.17 However, in the Appendix A – Air Quality Assessment Section 

1.3 – Project Description, it is stated that the Proposed Project would start in late 2025.18 The 

construction and operation schedule information discussed in the Draft IS/MND should be 

consistent. Therefore, the correction should be included in the Final MND. 

 

Potential Underestimation of Emissions Due to Imprecise Assumptions for Trip Rates 

in Emissions Analysis 

 

According to the Draft IS/MND, a level of service (LOS) traffic analysis shall not be required 

based on the City of Beaumont Traffic Impact Analysis Guidelines since the Proposed Project is 

expected to generate less than 100 trips per each peak hour. However, Appendix E – Trip 

Generation of the Draft IS/MND explains that the number of peak hour trips is calculated based 

on the assumption that shifts start as early as 4:30 AM and end as late as 8:30 PM, while per Draft 

IS/MND the Proposed Project site would operate Monday through Thursday, 8:00 AM to 5:00 

PM, and Friday, 8:00 AM to 12:00 PM. For this reason, the Lead Agency is recommended to revise 

the calculations in the Final MND to ensure a more accurate assessment of emissions, accounting 

for the unique circumstances and logistical realities of the Proposed Project. 

 

Potentially Inappropriate Vehicle Fleet Mix to Evaluate Proposed Project’s Air 

Quality Impacts from Mobile Sources 

 

The Proposed Project’s operational emissions from mobile sources may have been underestimated 

due to the use of inappropriate vehicle fleet mixes in the Draft IS/MND. Appendix A Section 1.3 

describes the Proposed Project to include an 11,900-square-foot Warehouse. Operation of a 

warehouse is expected to attract trucks activity associated with goods movement.  

 

Based on a review of the CalEEMod technical files provided to South Coast AQMD staff via e-

mail (Vincent Lopez, personal communication, July 9th, 2026), the CalEEMod input modeling files 

used a daily trip generation rate of 1,053 per weekday; however, neither the Draft IS/MND nor 

Appendix A include any discussion regarding the vehicle fleet mix. Thus, South Coast AQMD 

staff recommend that the Lead Agency re-evaluate the Proposed Project’s air quality impacts to 

account for the appropriate vehicle fleet mix supported by substantial evidence. 

 

 
17 Draft IS/MND. Page 2. 
18 Draft IS/MND Appendix A. Page 1. 
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Inconsistent Trip Generation Rates in Draft IS/MND Traffic Analysis and CalEEMod 

 

Table 2 of Appendix E of the Draft IS/MND shows the following project trip generation rates: 

  

 
 

Based on a review of the CalEEMod technical files provided to South Coast AQMD staff via e-

mail (Vincent Lopez, personal communication, July 9th, 2026), it appears that the trip generation 

rates shown in Table 2 and the trip generation rates in the CalEEMod input modeling files for the 

operational phase do not match. For instance, Total Trips in Table 2 shows a daily trip generation 

rate of 660 based on employees, while the CalEEMod input modeling files show a daily trip 

generation rate of 1,053 per weekday. Staff therefore recommend the Lead Agency to: 1) review 

and revise the Proposed Project’s Operational Trip Generation Rates; 2) re-calculate the emissions; 

and 3) include the results in the Final MND. 

 

Conclusion 

 

The Lead Agency is recommended to revise the CEQA analysis to address the aforementioned 

comments and provide the necessary evidence to sufficiently support the conclusions reached. If 

the requested information and analysis are not included in the final CEQA document, either the 

Final MND or other type of CEQA document, the Lead Agency should provide reasons for not 

doing so. Pursuant to California Public Resources Code Section 21092.5(b) and CEQA Guidelines 

Section 15074, prior to approving the Proposed Project, the Lead Agency shall consider the MND 

for adoption together with any comments received during the public review process and notify 

each public agency when any public hearings are scheduled. Please provide South Coast AQMD 

with written responses to all comments contained herein prior to the adoption of the Final MND. 

When responding to issues raised in the comments, detailed reasons supported by substantial 

evidence in the record explaining why specific comments and suggestions are not accepted must 

be provided. In addition, if the Lead Agency decides to adopt the Final MND, please provide South 

Coast AQMD with a notice of any scheduled public hearing(s). 

 

Thank you for the opportunity to provide comments. South Coast AQMD staff are available to 

work with the Lead Agency to address any air quality questions that may arise from this comment 
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letter. Please contact Zoya Banan, PhD., Air Quality Specialist, at ZBanan@aqmd.gov or me at 

SWang1@aqmd.gov should you have any questions. 

 

Sincerely, 

Sam Wang 
Sam Wang 

Program Supervisor, CEQA IGR 

Planning, Rule Development & Implementation 

SW:ZB 

 

RVC260623-06 

Control Number 
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