MEETING AGENDA
OF THE PLANNING COMMISSION
Wednesday February 9, 2022
Regular Meeting: 7:00 P.M.
City of Jurupa Valley City Hall
City Council Chambers
8930 Limonite Ave., Jurupa Valley, CA 92509
A.

As a courtesy to those in attendance, we ask that cell phones be turned off or set to their
silent mode and that you keep talking to a minimum so that all persons can hear the
comments of the public and Planning Commission.
A member of the public who wishes to speak under Public Comments must fill out a
“Speaker Card” and submit it to the Planning Secretary BEFORE the Chair calls for
Public Comments on an agenda item. Each agenda item up will be open for public
comments before taking action. Public comments on subjects that are not on the
agenda can be made during the “Public Appearance/Comments” portion of the agenda.
Members of the public who wish to comment on the CONSENT CALENDAR may do so
during the Public Comment portion of the Agenda prior to the adoption of the Consent
Calendar.
As a courtesy to others and to assure that each person wishing to be heard has an
opportunity to speak, please limit your comments to 3 minutes.

B.

C.
D.

REGULAR SESSION
1. 7:00 P.M. – Call to Order and Roll Call
•
•
•
•
•

Hakan Jackson, Chair
Armando Carmona, Chair Pro Tem
Penny Newman, Commissioner
Arlene Pruitt, Commissioner
Laura Shultz, Commissioner

2. Pledge of Allegiance
3. Public Appearance/Comments (30 minutes)
4. Approval of Agenda
5A. Consent Calendar
5.1 Approval of the Minutes
•

January 26, 2022 Adjourned Meeting

5.2 Summary of City Council Actions & Development Update
2-09-2022 Planning Commission
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5B. Consideration of Any Items Removed from Consent Calendar
6. Public Hearings
6.1 CHANGE OF ZONE 21016 (CZ21016)
PROJECT: 1) REZONE LAND USE AREA 13 (LUA 13) CONSISTING OF
CHANGING APPROXIMATELY 44 COMBINED ACRES LOCATED NORTH OF THE
SANTA ANA RIVER AND EAST OF CREST STEEL (APN 185-210-004, 185-210005, 185-210-009) FROM M-H (MANUFACTURING-HEAVY)
TO W-1
(WATERCOURSE, WATERSHED AND CONSERVATION AREA); AND 2) REZONE
LAND USE AREA 18 (LUA 18) CONSISTING OF CHANGING APPROXIMATELY
40 COMBINED ACRES (APN 169-290-037, -005, -004, 169-290-008, 169-290-010,
169-300-015, 169-300-002, 165-050-016) FROM M-SC (MANUFACTURINGSERVICE COMMERCIAL) AND R-A (RESIDENTIAL AGRICULTURE) TO W-1
(WATERCOURSE, WATERSHED AND CONSERVATION AREA) AND R-2
(MULTIPLE FAMILY DWELLINGS) AT THE SOUTHEAST CORNER OF VAN
BUREN BLVD. AND JURUPA RD. AS PART OF THE GENERAL PLAN
CONSISTENCY PROGRAM FOR GROUP 3.
The City has prepared a Previous Environmental Document Review Determination
(PERD) in accordance with CEQA and the CEQA Guidelines. The proposed zone
change is within the scope of a previously certified EIR.
RECOMMENDATION
By motion, adopt Resolution No. 2022-02-09-01 recommending that the City Council
approve Change of Zone No. 21016 (CZ21016) which consists of: 1) changing the
zoning of approximately 44 combined acres of land north of the Santa Ana River and
east of Crest Steel from M-H (Manufacturing-Heavy) to W-1 (Watercourse, Watershed
and Conservation Area); and 2) changing the zoning of approximately 40 combined
acres of land located south of the southeast intersection of Van Buren Blvd. and
Jurupa Rd. from M-SC (Manufacturing - Service Commercial) and R-A (Residential
Agriculture) to R-2 (Multiple Family Residential) and W-1 (Watercourse, Watershed
and Conservation Area).
6.2 MASTER APPLICATION (MA) NO. MA21054 (TENTATIVE PARCEL MAP (TPM)
NO. 38086, CONDITIONAL USE PERMIT (CUP) NO. 21003, AND SITE
DEVELOPMENT PERMIT (SDP) NO. 21020) TO CONSTRUCT THREE (3)
COMMERCIAL BUILDINGS ON A 4.54-ACRE SITE.
LOCATION: SOUTHWEST CORNER OF ARMSTRONG ROAD AND SIERRA
AVENUE (APNs: 174-340-044, 174-340-042).
APPLICANT: TRACTOR SUPPLY COMPANY
The City of Jurupa Valley has prepared and intends to adopt a Mitigated Negative
Declaration for the Project.
RECOMMENDATION
By motion, adopt Planning Commission Resolution No. 2022-02-09-02 approving
Tentative Parcel Map (TPM) No. 38086, Conditional Use Permit (CUP) No. 21003,
and Site Development Permit (SDP) No. 21020 to allow for the construction of a
42,678-square foot commercial development on a 4.54-acre site.
7. Commission Business
8. Public Appearance/Comments
9. Planning Commissioner’s Reports and Comments
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10. Planning Department Report
11. Adjournment to the February 23, 2022 Regular Meeting
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AGENDA ITEM NO. 5.1
MINUTES
PLANNING COMMISSION
January 26, 2022
1. CALL TO ORDER AND ROLL CALL
A Study Session of the Jurupa Valley Planning Commission meeting was called to order at 6:02 p.m.
on January 26, 2022 at the City Council Chambers, 8930 Limonite Ave., Jurupa Valley.
Members present:
• Arleen Pruitt, Chair Pro Tem
• Armando Carmona, Commission Member
• Hakan Jackson, Commission Member
• Laura Shultz, Commission Member
Member (s) absent:
• Penny Newman, Chair
2.

PUBLIC APPEARANCE/COMMENTS – None.

3.

STUDY SESSION: MASTER APPLICATION NO. 17132 (GPA18003, CZ21003, TPM37677 & DA19001) –
PROPOSAL: “RUBIDOUX COMMERCE PARK” – 1.2 MILLION SQUARE FOOT INDUSTRIAL BUILDING
LOCATED EASTERLY OF MONTANA AVENUE, WESTERLY OF WEST RIVERSIDE CANAL, SOUTHERLY
OF 25TH STREET, NORTHERLY OF 28TH STREET AND TWO PARCELS ARE LOCATED SOUTHEAST OF THE
WEST RIVERSIDE CANAL AND NORTHWEST OF AVALON STREET, AND EAST OF 28TH STREET
Joe Perez, Community Development Director, introduced the item. Mr. Perez informed the
Commission that this item is to introduce the project to the Commission and receive feedback. The
Commission will not take action on this item. Staff will receive feedback and questions from each
Commissioner and members of the audience. The project will be brought back to the Planning
Commission for a future public hearing.
Mr. Perez also informed the Commission that the City received two emails from the following:
•
•

Diana Smith, speaking in favor of the project.
Southwest Regional Council of Carpenters requesting labor union representation for the
project.
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Mr. Jim Pechous, Principal Planner, presented the staff report and provided an overview of the
proposed project.
Mr. Ernest Perea, CEQA Administrator, provided a review of the Environmental Impact Report and
Mitigation Monitoring and Reporting Plan (MMRP).
COMMISSIONER DISCUSSION
• The Commission requested more information on the truck traffic impacts, particularly on
Rubidoux Blvd. The Commission asked several follow up questions which included, what impacts
to the road system will the additional truck traffic from the Project have? What road
improvements will be required? How does this help improve traffic levels of service?
• There was discussion on the future tenants of the warehouse distribution building. The
Commission asked what provisions can be made to ensure they provide quality, high-paying jobs,
with good benefits. They also asked if the City can require future tenants to give preference to
City residents in hiring, particularly in the context of the development agreement? The City
Attorney Maricela Marroquin said she would analyze the City’s options regarding hiring
preferences and provide a response to the Commission. A discussion ensued regarding the
possible use of proposed Trade Tech Center in the Rio Vista Specific Plan Area as a source per job
placement.
• The Commission also discussed air quality impacts on nearby neighborhood. A condition requiring
the provision of air filtration systems for the existing houses in the area.
• The Commission requested more information on street maintenance in regards to specific streets;
more information on routes the trucks will take and any prohibited streets for travel; and a more
detailed map showing truck routes.
• The Commission also discussed the need for the project to provide direct benefits to the
community such as improvements to streets, gutters, sidewalks, streetlights etc.
REGULAR SESSION
1. 7:01 P.M. – Call to Order and Roll Call
Members present:
• Arleen Pruitt, Chair Pro Tem
• Armando Carmona, Commission Member
• Hakan Jackson, Commission Member
• Laura Shultz, Commission Member
Member (s) absent:
• Penny Newman, Chair
2.

PLEDGE OF ALLEGIANCE – Commissioner Jackson led the Pledge of Allegiance.

3A. PUBLIC APPEARANCE / COMMENTS – None.
Planning Commission Minutes
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3B. CONTINUED STUDY SESSION: MASTER APPLICATION NO. 17132 (GPA18003, CZ21003, TPM37677
& DA19001) – PROPOSAL: “RUBIDOUX COMMERCE PARK” – 1.2 MILLION SQUARE FOOT
INDUSTRIAL BUILDING LOCATED EASTERLY OF MONTANA AVENUE, WESTERLY OF WEST RIVERSIDE
CANAL, SOUTHERLY OF 25TH STREET, NORTHERLY OF 28TH STREET AND TWO PARCELS ARE LOCATED
SOUTHEAST OF THE WEST RIVERSIDE CANAL AND NORTHWEST OF AVALON STREET, AND EAST OF
28TH STREET
Mr. Matt Englhard, Applicant, provided a summary of the proposed project. Mr. Englhard discussed the
economic benefits his proposed project will provide to the Community.
PUBLIC COMMENTS OPENED
Jesus Zambrano, resident, spoke in favor of this project. Mr. Zambrano requested that the funding
received for the proposed project be used to upgrade the Rubidoux area by improving the sidewalks and
lighting.
Juan Munoz, Southwest Regional Council of Carpenter, requested that the City require the developer
provide local hire and use skilled and trained workforce to build the project.
Chair Pro Tem recessed at 7:42 pm and reconvened at 7:50 pm.
3.2 ANNUAL REORGANIZATION OF THE PLANNING COMMISSION
Community Development Director, Mr. Joe Perez, explained the procedure for Commission’s annual
reorganization and recommend that the Planning Commission select a Chair and Chair Pro Tem.
Chair Pro Tem Pruitt nominated Commissioner Jackson as Chair.
Roll Call vote was taken for the nomination of Commissioner Jackson as Chair:
Ayes:

Pruitt, Carmona, Jackson, Shultz

Noes:

None

Abstained:

None

Absent:

Newman

The motion to vote in favor of Commissioner Jackson as Chair was approved by (4-0-1) with Commissioner
Newman absent.
The gavel was relinquished to Chair Jackson.
Commissioner Shultz nominated Commissioner Newman as Chair Pro Tem. Chair Pro Tem Pruitt
nominated Commissioner Carmona as Chair Pro Tem.
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Roll call vote was taken for the nomination of Commissioner Newman as Chair Pro Tem:
Ayes:

Shultz

Noes:

Pruitt, Carmona, and Jackson

Abstained: None
Absent: Newman
The motion to vote in favor of Commissioner Newman as Chair Pro Tem failed by (1-3-1), with
Commissioner Newman absent.
Roll call vote was taken for the nomination of Commissioner Carmona as Chair Pro Tem:
Ayes:

Pruitt, Carmona, Jackson and Shultz

Noes:

None

Abstained: None
Absent:

Newman

The motion to vote in favor of Commissioner Carmona as Chair Pro Tem was approved by (4-0-1) with
Commissioner Newman absent.
4.

APPROVAL OF AGENDA
Commissioner Shultz moved and Commissioner Pruitt seconded a motion to approve the January 26,
2022 agenda. The motion was approved (4-0-1) with Commissioner Newman absent.
Ayes:

Jackson, Carmona, Pruitt and Shultz

Noes:

None

Abstained: None
Absent:

Newman

5A. CONSENT CALENDAR
5.1. APPROVAL OF THE MINUTES
•
•
•
•

November 10, 2021 Regular Meeting
December 8, 2021 Regular Meeting
December 22, 2021 Adjourned Meeting
January 12, 2022 Adjourned Meeting

5.2. SUMMARY OF CITY COUNCIL ACTIONS & DEVELOPMENT UPDATES
Planning Commission Minutes
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Commissioner Pruitt moved and Chair Pro Tem Carmona seconded a motion to approve the Consent
Calendar. The motion was approved (4-0-1) with Commissioner Newman absent.
Ayes:

Jackson, Carmona, Pruitt and Shultz

Noes:

None

Abstained:

None

Absent:

Newman

5B. CONSIDERATION OF ANY ITEM REMOVED FROM CONSENT CALENDAR – None.
6. PUBLIC HEARINGS
6.1 CHANGE OF ZONE NO. 21016 (CZ21016) PROJECT: 1) REZONE LAND USE AREA 13 (LUA 13)
CONSISTING OF CHANGING APPROXIMATELY 44 COMBINED ACRES LOCATED NORTH OF THE SANTA
ANA RIVER AND EAST OF CREST STEEL (APN 185-210-004, 185-210-005, 185-210-009) FROM M-H
(MANUFACTURING-HEAVY) TO W-1 (WATERCOURSE, WATERSHED AND CONSERVATION AREA)
AND 2) REZONE LAND USE AREA 18 (LUA 18) CONSISTING OF CHANGING APPROXIMATELY 40
COMBINED ACRES (APN 169-290-005, 169-290-004, 169-290-008, 169-290-010, 169-300-015, 169300-002, 165-050-016) FROM R-2 AND R-R TO W-1 (WATERCOURSE, WATERSHED AND
CONSERVATION AREA) AT THE SOUTHEAST CORNER OF VAN BURDEN BLVD. AND JURUPA RD. PART
OF THE GENERAL PLAN CONSISTENCY PROGRAM FOR GROUP 3
Joe Perez, Community Development Director requested that this item be taken off the calendar and
be brought back at a future Planning Commission meeting due to required changes to the public
hearing notice.
Commissioner Shultz moved and Chair Pro Tem Carmona seconded a motion to take this item off the
calendar. The motion was approved (4-0-1), with Commissioner Newman absent.
Ayes:

Jackson, Carmona, Pruitt and Shultz

Noes:

None

Abstained:

None

Absent:

Newman

6.2 MASTER APPLICATION (MA) NO. 21312: REQUEST FOR A ONE (1) YEAR EXTENSION OF TIME FOR
TENTATIVE TRACT MAP (TTM) NO. 37211 – SCHEDULE “A” SUBDIVISION LOCATED AT SEC CANAL
STREET AND OPAL STREET (APNS: 177-130-007 & 177-142-018) APPLICANT: SEQUANATA PARTNERS,
LP
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Rocio Lopez, Senior Planner, provided a staff report that included the history of the proposed project
and past approvals. On March 21, 2019, the City Council approved Tentative Tract Map for a thirty
six (36) month approval period. The applicant filed for a one (1) year Extension of Time to allow
sufficient time to complete the recordation of the map. The applicant has submitted the final map to
the Engineering Department for review and the applicant is working on addressing corrections
requested by the Engineering Department. The applicant anticipates having the final tract map
recorded prior to the March 21, 2023 expiration date.
PUBLIC HEARING OPENED
Paul Langford, Applicant for Sequanata Partners, LP, informed the Commission that the extension of
time request is due to the extensive time needed to complete the Riverside County Flood Control
plans and complete the permit process for the sound wall with Caltrans. The applicant anticipates
the map will be recorded in 2022.
PUBLIC HEARING CLOSED
Commissioner Pruitt moved and Commissioner Shultz seconded a motion to adopt Resolution No.
2022-01-26-02 approving a one (1) year extension of time for Tentative Tract Map (TTM) No. 37211,
subject to previously adopted Conditions of Approval. The motion was approved (4-0-1), with
Commissioner Newman absent.
Ayes:

Jackson, Carmona, Pruitt and Shultz

Noes:

None

Abstained:

None

Absent:

Newman

Community Development Director, Joe Perez, informed the Commission that Rocio Lopez, Senior
Planner, will be leaving the City and thanked her for her service.
Commissioner Pruitt congratulated and thanked Rocio Lopez for her service.
Chair Pro Tem Carmona also congratulated Rocio Lopez on her new endeavor.
Commissioner Shultz congratulated and thanked Rocio Lopez for her years of service in Jurupa Valley.
Chair Jackson echoed everyone’s sentiments and congratulated Rocio Lopez.
7. COMMISSION BUSINESS
7.1 SIX MONTH UPDATE OF MA17239 AND MA1900 (SDP19092) APPROVALS TO LEGALIZE A BARN AND
A GAZEBO FOR RESIDENTIAL ACCESSORY USE LOCATED AT 5250 STONE AVENUE (APN 166-090-002)
APPLICANT: GLORIA DE HARO
Planning Commission Minutes
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Miguel Del Rio, Associate Planner, provided a PowerPoint presentation for this item. The Planning
Commission previously approved two (2) entitlements to legalize detached accessory structures: a
2,312 square foot gazebo and a 2,284 square foot barn. Since the Planning Commission approval in
June 2021, the property owner has not submitted a building permit application to obtain proper
building permits for both structures. Building permits are required to legalize the structures. The
applicant has indicated difficulties acquiring the architectural plans she needs to submit a building
permit application and will continue to work with her engineer to prepare plans and submit an
application soon. Per the Conditions of Approval and Zoning Code, the property owner has two (2)
years to obtain a building permit, otherwise the approval will expire on June 9, 2023. Also, since there
is an open code violation, the property owner should obtain building permits as soon as possible to
avoid citations and liens on the property. The Code Enforcement Department will continue to monitor
the case. The Code Enforcement Department and the Riverside County Sheriff’s Department have
not received any complaints related to the approved structures or the property since the Planning
Commission’s approval in June 2021.
Commissioner Shultz moved and Commissioner Pruitt seconded a motion to receive and file a six
month update as required by Condition of Approval No. 10 of Site Development Permit No. 1768 and
Site Development Permit No. 19092 on the project’s adherence to all conditions of approval and any
code enforcement violations. The motion was approved (4-0-1), with Commissioner Newman absent.
Ayes:

Jackson, Carmona, Pruitt and Shultz

Noes:

None

Abstained:

None

Absent:

Newman

8. PUBLIC APPEARANCE / COMMENTS – None.
9. PLANNING COMMISSIONERS’ REPORTS AND COMMENTS
Commissioner Shultz thanked Commissioner Newman for her outstanding service as Chair and
congratulated the new Chair and Chair Pro Tem.
Chair Pro Tem also thanked Commissioners Newman and Pruitt for their service as Chair and Chair
Pro Tem.
Chair Jackson thanked Commissioners Newman and Pruitt for their service.
10. COMMUNITY DEVELOPMENT DEPARTMENT REPORT
Community Development Director Perez wished everyone a Happy New Year and congratulated the
new Chair and Chair Pro Tem.
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Mr. Perez announced that Grizelda Reed will now be working in the City Manager’s office and
introduced Erika Soriano who will be the new Administrative Services Coordinator with the
Community Development Department.
Mr. Perez summarized the actions at the January 20, 2022 City Council meeting: (1) the study session
for Affordable Housing in Lieu Fees Study (2) Introduction of Zoning Code Amendment No. 21009,
Implementing Traditional Neighborhood Design Standards for new residential subdivisions that
exceed two (2) units per acre and (3) Adoption of Interim Urgency Ordinance related to Senate Bill
9.
11. ADJOURNMENT
There being no further business before the Planning Commission, Chair Jackson adjourned the
meeting at 8:44 P.M.
Respectfully submitted,

Joe Perez, Community Development Director
Secretary of the Planning Commission

Planning Commission Minutes
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RETURN TO AGENDA

STAFF REPORT

DATE:

February 9, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

SUBJECT:

AGENDA ITEM NO. 5.2

SUMMARY OF CITY COUNCIL ACTIONS AND DEVELOPMENT
UPDATE
______________________________________________________________________
RECOMMENDATION
That the Planning Commission receive and file the development update.
CITY COUNCIL ACTIONS AT THE FEBRUARY 4, 2022, MEETING
•

Traditional Neighborhood Design Standards (TND) – The City Council had a
second reading and approved the Traditional Neighborhood Design (TND)
Standards which would apply to new single-family residential development. The
TND standards would apply to all detached single-family residential subdivisions
exceeding density of 2 units per acre (see map below). All other areas would
require a rezone/ General Plan Amendment and comply with the TND standards.
The Traditional Neighborhood Design Ordinance preserves the City's semi-rural
small town character and provides clear guidance to develop a detached singlefamily subdivision. The Community Development will provide an update to the City
Council in 5 months on the TND standards.
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•

Senate Bill 9 – The City Council issued a public report describing the measures
taken to alleviate the condition which led to the adoption of the Senate Bill 9 Interim
Urgency Ordinance at the January 20, 2022 City Council meeting. The City Council
is required to issue an alleviation report ten days prior to the expiration or extension
of any interim zoning ordinance pursuant to Government Code Section 65858(d).
The Jurupa Valley City Council enacted Interim Urgency Ordinance No. 2022-02
to impose a moratorium on the approval of applications for housing development
projects and urban lot splits permitted by Senate Bill 9, that do not meet the
regulations and standards set forth in the ordinance. The Interim Urgency
Ordinance will expire after 45 days on March 6, 2022, however, extra time is
necessary to thoroughly research and evaluate a permanent, non-urgency
ordinance that updates/amends the Municipal Code establishing objective land
use regulations and technical/design standards pertaining to SB 9 housing
development projects and urban lot splits in the City. Therefore, the Community
Development Department has scheduled and will notice a public hearing for
February 17, 2022 so that the City Council may consider extending the Interim
Urgency Ordinance for a period of 10 months and 15 days, through and including
January 20, 2023.

DEVELOPMENT UPDATES
The following is an update on various projects currently under review by the Community
Development Department and upcoming meetings.
•

Truck Intensive Use Land Use – Implementation Schedule. The City Council
recently adopted a Truck Intensive Use Ordinance, and we continue to work on
the remaining components of our Truck Intensive Use effort. The remaining action
items have been organized into four phases, as described in the implementation
schedule below. We have already begun working on the first phase, which will
result in the lifting of the existing truck moratorium that applies to four areas of the
City. Phase 1 is anticipated to be completed by May 2022. The final phase is
expected to be completed by September 2024. Each phase will include time for
research, ordinance/public hearing notice preparation, community outreach and
public hearings before the Planning Commission and City Council.
Truck Intensive Use Land Use- Implementation Schedule:
•

Phase 1: January-May 2022
1. Change of zone- Change zoning to be consistent with the General Plan
land use.
2. Business Park Zone Amendment- Update allowable land uses, required
entitlements and development standards for the Business Park Zone.

Page | 2

•

Phase 2: June-December 2022
1. Pedley-Limonite Study Area- Change zoning to be consistent with
General Plan land use.
2. Bellegrave/Van Buren Study Area- Change zoning to be consistent with
the General Plan Land Use.

•

Phase 3: January-December 2023
1. Rubidoux Blvd. Business Park Corridor- Create new development
standards and design guidelines for Rubidoux Business Park Corridor
that allows business park and commercial uses.

•

Phase 4: January-September 2024
1. North Rubidoux Master Plan- Develop a Master Plan to improve land
use compatibility between industrial and residential in the Rubidoux
area.
2. Flabob Airport Zoning- Update the zoning for the airport area with a
focus on airport and airport support uses.

•

Agua Mansa Commerce Park Update. The Community Development
Department is currently reviewing (a) lot line adjustments that would merge Parcels
3 and 4 into one parcel and (b) a final map for the Agua Mansa Commerce Park.
Below is a Site Plan for the Agua Mansa Commerce Park and a recent aerial
photograph of the approximately 1,026,000 square-foot building (Bldg. 2) currently
under construction at the Agua Mansa Commerce Park. Planning inspections
continue on the site. Grading of the site is mostly complete and they are working
on obtaining the remainder of the building permits for the industrial buildings after
the final map is recorded and approved. Inspections for Building 2 have been
ongoing but building is not ready for final inspection.
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Prepared by:

Reviewed by:

_________________________
Joe Perez
Community Development Director

//s// Maricela Marroquin
_____________________
Maricela Marroquin
Deputy City Attorney
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RETURN TO AGENDA

STAFF REPORT

DATE:

FEBRUARY 9, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

TAMARA CAMPBELL, PRINCIPAL PLANNER

SUBJECT:

AGENDA ITEM NO. 6.1

CHANGE OF ZONE 21016 (CZ21016)
PROJECT: 1) REZONE LAND USE AREA 13 (LUA 13) CONSISTING OF
CHANGING APPROXIMATELY 44 COMBINED ACRES LOCATED NORTH OF
THE SANTA ANA RIVER AND EAST OF CREST STEEL (APN 185-210-004,
185-210-005, 185-210-009) FROM M-H (MANUFACTURING-HEAVY) TO W-1
(WATERCOURSE, WATERSHED AND CONSERVATION AREA); AND 2)
REZONE LAND USE AREA 18 (LUA 18) CONSISTING OF CHANGING
APPROXIMATELY 40 COMBINED ACRES (APN 169-290-037, -005, -004, 169290-008, 169-290-010, 169-300-015, 169-300-002, 165-050-016) FROM M-SC
(MANUFACTURING-SERVICE COMMERCIAL) AND R-A (RESIDENTIAL
AGRICULTURE)
TO
W-1
(WATERCOURSE,
WATERSHED
AND
CONSERVATION AREA) AND R-2 (MULTIPLE FAMILY DWELLINGS) AT THE
SOUTHEAST CORNER OF VAN BUREN BLVD. AND JURUPA RD. AS PART
OF THE GENERAL PLAN CONSISTENCY PROGRAM FOR GROUP 3.
____________________________________________________________________________
RECOMMENDATION
By motion, adopt Resolution No. 2022-02-09-01 recommending that the City Council approve
Change of Zone No. 21016 (CZ21016) which consists of: 1) changing the zoning of
approximately 44 combined acres of land north of the Santa Ana River and east of Crest Steel
from (M-H (Manufacturing-Heavy) to W-1 (Watercourse, Watershed and Conservation Area); and
2) changing the zoning of approximately 40 combined acres of land located south of the southeast
intersection of Van Buren Blvd. and Jurupa Rd. d. from M-SC (Manufacturing - Service
Commercial and R-A (Residential Agriculture) to R-2 (Multiple Family Residential) and W-1
(Watercourse, Watershed and Conservation Area).
BACKGROUND
Due to required changes to the public hearing notice, the initial public hearing for this action was
taken off calendar at the January 26, 2022 Planning Commission meeting. A corrected notice for
the February 9, 2022 Planning Commission public hearing was published in the Press Enterprise
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and provided to the property owners of LUA 13 and 18 and all property owners within a 1,000foot radius from the boundaries of the subject properties.
On September 7, 2017, the City Council adopted the 2017 General Plan as well as limited
changes to the Zoning Map and Ordinance. The adoption included 21 amendments to the
General Plan Land Use Map that addressed land use issues, including providing additional
commercial and residential uses and buffering residential development from industrial uses. By
law, a city’s zoning must be consistent with its General Plan. Many of the 21 Land Use Map
changes resulted in making the existing zoning on the affected properties inconsistent with the
General Plan.
Upon General Plan adoption, the Council acknowledged that a zoning implementation program
would be needed to evaluate the appropriate zoning of the Land Use Amendments (LUA’s). On
November 15, 2018, the City Council initiated a Zoning Implementation Program and requested
that the Planning Commission evaluate appropriate zoning for the LUA areas. The goal is to
make recommendations for Zoning Map amendments to the City Council that are consistent with
the General Plan Land Use Map. As directed, the Commission has and will continue to conduct
public hearings and evaluate staff’s proposal for new zoning for each area and forward
recommendations to the Council.
Between January 2019 and October 7, 2020, the Planning Commission conducted multiple study
sessions for Groups 1 – 3. The background, issues, and recommended zones were presented
to the Planning Commission for all sites within Groups 1-3. The Planning Commission was
supportive of the recommended zone changes.
INTRODUCTION OF GROUP 3 (LUA 13 AND 18)
Group 3 consists of two (2) geographic areas. These two (2) areas are located in the southerly,
central portion of the City. The Exhibits 1 and 2 show the locations of each LUA. The following
table provides a summary of the historical General Plan land use designation and zoning for each
area described in this report.
Summary of Group 3 - Land Use Designations and Zoning
LUA
No.
13
18

Completed with 2017 GP

GP Implementation

From GP L/U
Heavy Industrial
(HI)

To GP L/U
Open Space Conservation (OS-C)

From Zone
Manufacturing- Heavy (M-H)

Business Park
(BP) and Heavy
Industrial

Medium Density
Residential (MDR)
and Open Space
Conservation (OS-C)

M-SC (ManufacturingService Commercial) and RA (Residential Agriculture)

To Zone
W-1 (Watershed,
Watercourse and
Conservation)
R-2 and W-1(Watershed,
Watercourse and
Conservation)
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Exhibit 1. Aerial Photo - Location of LUA 13

LUA 13
Crest Steel

Exhibit 2. Aerial Photo and Location of LUA 18

LUA 18
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DISCUSSION
LUA 13 – Hidden Valley Open Space Area
This 44-acre site is currently zoned M-H (Manufacturing-Heavy). It is bordered by the Santa Ana
River to the south and on the north by the Union Pacific railroad tracks and an established singlefamily neighborhood. Industrial uses in the M-SC (Manufacturing-Service Commercial) zone
occur to the west and land directly to the east is vacant and located in the W-1 Zone (Watercourse,
Watershed and Conservation Areas). The site is near Clay St., General Dr., and Van Buren Blvd.
but does not have access to a public street. Exhibits 3, 4 and 5 show the existing zoning, the
existing General Plan and the proposed zoning for LUA 13.
LUA 13 consists of three (3) individual parcels. The eastern most parcel is part of the Hidden
Valley Wildlife Area and is permanently dedicated for habitat preservation. The center parcel is
owned by the Metropolitan Water District (MWD) and provides access to a large underground
water pipe. The western most parcel is available for development if access were established.
The current zoning of M-H would allow a vast array of heavy manufacturing and industrial uses
directly between an existing residential neighborhood and the Santa Ana River. A copy of the MH zone with permitted uses is provided for reference as Attachment 3.
Exhibit 3. LUA 13 – Existing Zoning

LUA 13
Crest Steel
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Exhibit 4. LUA 13 - Existing General Plan

LUA 13
Crest Steel

Exhibit 5. LUA 13 - Proposed Zoning

Crest Steel
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During the development of the 2017 General Plan, the General Plan Advisory Committee (GPAC)
recommended that the Land Use designation for this site be changed from Heavy Industrial (HI)
to Open Space – Conservation (OS-C). The GPAC considered the action critical for ensuring the
long-term preservation of an environmentally-sensitive area. In addition, the GPAC wanted to
see an expansion of the Riverside County Hidden Valley Wildlife Area, consists of approximately
1,500 scenic acres) noting that changing the land use to open space made a logical extension to
that end. The City Council concurred.
The City Council recognized that another benefit of changing the long-term use of this land from
industrial to Open-Space Conservation was that it would protect the established residential
neighborhood to the north from the negative impacts of any heavy manufacturing or industrial
uses.
Ideally, the City would change the zoning to a specific “Open Space - Conservation” zone, but
one was not inherited from the County. Until the City undertakes the creation of a new zone with
only preservation purposes and, maybe, other compatible uses, it is recommended that the City
adopt a zone with a limited number of allowed uses and a limited amount of development. The
W-1 zone is a logical zone since it extends the large swath of W-1 zoning to the east.
The W-1 zone’s intent is to preserve watercourses, watershed and conservation. However, there
are other conditionally permitted uses that would defeat the purposes of preservation. A few
examples of such uses are as follows:
•
•
•
•
•
•

Airports and heliports;
Mining Operations;
Oil Drilling;
RV Parks;
Sports fields;
Racing and competition events, other than between humans.

As a separate effort, the Planning Commission could consider recommending that City Council
proceed with the creation of a new zone for the preservation and protection of sensitive
environmental areas. The W-1 zone is recommended as an interim measure, until such time that
a new zone can be created.
Land Use Area 18
When developing the 2017 General Plan Update, the City Council changed the Land Use Map
for approximately 25 parcels on the south side of Jurupa Rd., west of Van Buren Blvd., east of
Pedley Rd. and north of 56th St. from “Business Park” and Heavy-Industrial to “Medium Density
Residential” and “Open Space – Conservation.” The area along Jurupa Rd. is developed with
scattered single-family homes, some contractor’s storage yards, an auto repair shop, and other
light industrial/manufacturing – service commercial uses. There are two watercourses that
traverse this area including a densely vegetated riparian habitat about half-way between Jurupa
Rd. and 56th St.
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There are several barriers to development within LUA 18. With the existing manufacturing-service
commercial uses, access and other locational factors are likely to result in more auto salvage
contractor storage yards and other similar uses that do not contribute to the City’s tax base or
provide a significant number of jobs. In addition, most of the area is in a geomorphic depression,
consisting of low elevations and at the confluence of two drainage ways. Consequently, a large
portion of the area in LUA 18 is shown on Federal Emergency Management Agency (FEMA) maps
as being subject to flooding in a 100-year storm. Development in the area will need to be designed
to address this issue.
Initially, the GPAC wanted to change the land use designation for the properties with frontage on
Jurupa Rd. to residential uses. However, the Planning Commission considered the Business
Park (B-P) land use designation desirable along Jurupa Rd. and recommended that it also be
zoned Business Park to be consistent. Uses that are permitted in the B-P zone include: business
offices; banks; restaurants; medical services; repair services and gyms. A copy of the B-P zone
is included as Attachment 6.
Minus the area preferred for Business Park along Jurupa Rd., the GPAC and CC decided that the
City should protect the residential areas to the east and south from impacts of industrial and
business park development and changed the General Plan Land Use map to “Medium Density
Residential (MDR)” and placed protection over the riparian/watercourse areas with “Open Space
- Conservation.”
It is recommended that the areas designated for MDR in the General Plan be changed to R-2
(Multiple Family Dwellings) and that W-1 zoning be placed in areas where “Open Space Conservation” has been placed. To determine the exact boundaries of the W-1 zoning and the
exact interface with riparian habitats and drainage courses, it will be necessary for a developer or
property owner to enlist the services of a hydrologist, biologist and/or civil engineer. It will be
studied during the entitlement process. The map below shows the Business Park (B-P) zone
along Jurupa Rd. and the M-SC zone and Residential Agriculture (R-A) zone.
Exhibit 6. Existing Zoning – LUA 18
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Exhibit 7. Proposed Zoning - LUA 18

A-1

Exhibit 8. Existing General Plan – LUA 18

MDR
MDR

OS-C
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ENVIRONMENTAL DETERMINATION
The City has prepared a Previous Environmental Document Review Determination (PERD) in
accordance with CEQA. Based on the PERD, all potentially significant effects (a) have been
analyzed adequately in the City of Jurupa Valley General Plan Final Environmental Impact Report
State Clearing house No. 2016021025 (EIR), pursuant to all applicable standards, and (b) have
been avoided or mitigated pursuant to that earlier EIR. As a result, no further action regarding
CEQA compliance is required.
CONCLUSION
It is recommended that the Planning Commission conduct a public hearing and forward a
recommendation of approval to the City Council of the proposed Group 3 zone changes and a
recommendation to develop a new zone that more accurately identifies the desired land uses for
Open Space Conservation than W-1 zoning. The W-1 zone for the Hidden Valley Wilderness
Area within LUA 13 would be applied as an interim measure.
Prepared by:

___________________________
Tamara Campbell
Principal Planner

Submitted by:

___________________________
Joe Perez
Community Development Director

Reviewed by:
//s// Maricela Marroquin
__________________________
Maricela Marroquin
Deputy City Attorney

ATTACHMENTS:
1. Resolution 2022-02-09-01
2. Draft City Council Ordinance
3. Previous Environmental Determination (PERD)
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4. M-H Zoning Code Section
5. W-1 Zoning Code Section
6. B-P Zoning Code Section
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ATTACHMENT 1
(Resolution 2022-02-09-01)

RESOLUTION NO. 2022-02-09-01
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF JURUPA VALLEY RECOMMENDING THAT
THE CITY COUNCIL OF THE CITY OF JURUPA VALLEY
(1) APPROVE CHANGE OF ZONE NO. 21016 FOR
CONSISTENCY WITH THE 2017 GENERAL PLAN TO
CHANGE THE ZONING CLASSIFICATIONS OF
APPROXIMATELY (A) 44 COMBINED ACRES OF REAL
PROPERTY LOCATED NORTH OF THE SANTA ANA
RIVER AND EAST OF THE CREST STEEL CORPORATION
(APNS:
185-210-004,
005,
-029)
FROM
M-H
MANUFACTURING
–
HEAVY)
ZONE
TO
WATERCOURSE, WATERSHED AND CONSERVATION
AREAS (W-1) ZONE, AND (B) 40 COMBINED ACRES
LOCATED AT THE SOUTHEAST CORNER OF VAN
BUREN BOULEVARD AND JURUPA ROAD (APNS: 169290-037, 004, -005, -008, AND 169-300-015, -002, -016) FROM
MANUFACTURING-SERVICE COMMERCIAL (M-SC)
AND
RESIDENTIAL
AGRICULTURE
(R-A)
TO
WATERSHED AND CONSERVATION AREAS (W-1) ZONE
AND MULTIPLE FAMILY DWELLINGS (R-2), AND (2)
MAKE FINDINGS PURSUANT TO CEQA AND
DETERMINATIONS THAT NO FURTHER CEQA REVIEW
IS REQUIRED
THE PLANNING COMMISSION OF THE CITY OF JURUPA VALLEY DOES
RESOLVE AS FOLLOWS:
Section 1.
Project. The City has initiated Zoning Code and Map Amendments
(Change of Zone No. 21016 or CZ No. 21016) (the “Project”) for consistency with the 2017
Jurupa Valley General Plan and certain land use re-designations adopted by the City Council as
part of the Council’s approval of General Plan Amendment No. 1406 on September 7, 2017.
Section 2.

Change of Zones.

(a)
The City has initiated Change of Zone No. 21016 to change the zoning
classification of approximately 84 combined gross acres of real property as follows and as shown
in Exhibit “A”:
1)
Approximately 44 combined acres of real property located north of
the Santa Ana River and east of the Crest Steel Corporation (APNs: 185-210-004, 005, -029) from
Manufacturing Heavy (M-H) Zone to Watercourse, Watershed and Conservation Areas (W-1)
Zone; and
2)
Approximately 40 combined acres located at the southeast corner of
Pyrite Street and Jurupa Road (APNs: 169-290-037, -004, -005, -008, and -010 and 169-300-015,
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-002, 016; from Manufacturing-Service Commercial (M-SC) and Residential Agriculture) (R-A)
Zones to Watershed and Conservation Areas (W-1) Zone and Multiple Family Dwellings (R-2).
(b)
Section 9.285.040.(1) of the Jurupa Valley Municipal Code provides that
the Planning Commission shall hold a public hearing on proposed amendments to the City’s
Zoning Ordinance that propose to change property from one zone to another.
(c)
Section 9.285.040.(3) of the Jurupa Valley Municipal Code provides that
after closing the public hearing the Planning Commission shall render its decision within a
reasonable time and transmit it to the City Council in the form of a written recommendation, which
shall contain the reasons for the recommendation and, if the recommendation is to change a zone
classification on property, the relationship of the proposed amendment to applicable general and
specific plans. A copy of the recommendation shall be mailed to the applicant and proof thereof
shall be shown on the original transmitted to the City Council. If the Planning Commission does
not reach a decision due to a tie vote, that fact shall be reported to the City Council and the failure
to reach a decision shall be deemed a recommendation against the proposed amendment.
(d)
Section 9.285.040.(4)(a) of the Jurupa Valley Municipal Code provides that
upon receipt of a recommendation for approval by the Planning Commission, the City Clerk shall
set the matter for public hearing before the City Council at the earliest convenient day, and give
notice of the time and place of the hearing in the same manner as notice was given of the hearing
before the Planning Commission.
Section 3.
Procedural Findings. The Planning Commission of the City of Jurupa
Valley does hereby find, determine and declare that:
(a)
The Project was processed including, but not limited to a public notice, in
the time and manner prescribed by State law and Jurupa Valley Ordinances.
(b)
The project was initially noticed to be heard at the January 26, 2022
Planning Commission hearing. At the January 26, 2022 Planning Commission meeting, staff
recommended that the Planning Commission continue the matter off-calendar so that the project
could be re-noticed since there was an error in the public notice.
(c)
On February 9, 2022, the Planning Commission of the City of Jurupa Valley
held a public hearing on the Project, at which time all persons interested in the Project had the
opportunity and did address the Planning Commission on these matters. Following the receipt of
public testimony the Planning Commission closed the public hearing.
(d)

All legal preconditions to the adoption of this Resolution have occurred.

Section 4.
California Environmental Quality Act Findings.
The Planning
Commission hereby recommends that the City Council of the City of Jurupa Valley make the
following environmental findings and determinations in connection with the approval of the
Project:
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(a)
Pursuant to CEQA and the City’s local CEQA Guidelines, City staff has
considered the potential environmental impacts of the Project. City staff has also reviewed the
Final Programmatic Environmental Impact Report (FEIR) for the “2017 General Plan of the City
of Jurupa Valley” project certified by the City Council on September 7, 2017, including the
impacts and mitigation measures identified therein, and prepared a Previous Environmental
Document Review Determination in accordance with CEQA for the Project. Based on that review,
the City of Jurupa Valley Planning Department has determined that the Project and the
circumstances under which the Project is undertaken do not involve substantial changes which will
result in new significant environmental effects, and that the Project does not involve new
information of substantial importance which shows that the Project will have significant effects
not discussed in the prior FEIR. All potential environmental impacts associated with the “2017
General Plan of the City of Jurupa Valley” project and the Project are adequately addressed by the
prior FEIR, and the mitigation measures contained in the prior FEIR will reduce those impacts to
a level that is less than significant.
(b)
The City Council has independently reviewed the Previous Environmental
Document Review Determination, and based upon the whole record before it, the Previous
Environmental Document Review Determination, and its independent review and judgment, finds
that that the Project, as modified, is not subject to further environmental review pursuant to the
Guidelines because:
1)
The Project and the circumstances under which the Project is
undertaken do not involve substantial changes which will result in new significant environmental
effects, and that the Project does not involve new information of substantial importance which
shows that the Project will have significant effects not discussed in the prior FEIR; and
2)
All potential environmental impacts associated with the “2017
General Plan of the City of Jurupa Valley” project and the Project are adequately addressed by the
prior FEIR, and the mitigation measures contained in the prior FEIR will reduce those impacts to
a level that is less than significant.
(c)
The custodian of records for the prior FEIR, and all other materials that
constitute the record of proceedings upon which the Planning Commission determination is based,
is the Planning Department of the City of Jurupa Valley. Those documents are available for public
review in the Planning Department located at 8930 Limonite Avenue, Jurupa Valley, California
92509.
Section 5.
Findings for Recommendation of Approval of Change of Zones. The
Planning Commission of the City of Jurupa Valley does hereby recommend that the City Council
of the City of Jurupa Valley find and determine that Change of Zone No. 21016 should be adopted
because the proposed change of zoning classification from:
(a)
Manufacturing – Heavy (M-H) Zone to Watercourse, Watershed and
Conservation Areas (W-1) Zone for approximately 44 combined acres is consistent with the
2017 Jurupa Valley General Plan and the requirements of the General Plan land use designation
of Open Space - Conservation in that the General Plan sets forth the following goal and
implementing measures:
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“To be a good steward of Jurupa Valley’s natural resources, and protect and enhance
open space by:
i.

COS 2. Seeking to achieve self-sustaining populations of the native birds,
fish, and other wildlife and avoid actions that remove or damage habitat
for native plants and animals;

ii.

COS 8. Securing and maintaining a diverse network of open
lands including valuable natural and recreational resources, including:
Santa Ana River floodway and riparian areas, Jurupa Mountains, Pedley
Hills, and Indian Hills, wetlands, vernal pools, and wildlife habitat and
corridors, particularly for species of local concern or for species that are
officially listed as threatened or endangered.

iii.

COS 9 Preserving the City’s scenic resources, including mountains, hills,
ridgelines, rock outcroppings, canyons, mature trees, the Santa Ana River
and floodplain, riparian corridors, agricultural fields, views of scenic
resources from vista points or along scenic street or highway corridors,
and other landscape features deemed significant by the City Council.”

(b)
Manufacturing – Service Commercial and Residential Agriculture (R-A) to
Watershed and Conservation Areas (W-1) Zone for approximately 40 combined acres is consistent
with the 2017 Jurupa Valley General Plan and the requirements of the General Plan land use
designation of Open Space Conservation in that the General Plan sets forth the following goal and
implementing measures:
“To be a good steward of Jurupa Valley’s natural resources, and protect and enhance
open space by:
iv.

COS 2. Seeking to achieve self-sustaining populations of the native birds,
fish, and other wildlife and avoid actions that remove or damage habitat
for native plants and animals;

v.

COS 8. Securing and maintaining a diverse network of open
lands including valuable natural and recreational resources, including:
Santa Ana River floodway and riparian areas, Jurupa Mountains, Pedley
Hills, and Indian Hills, wetlands, vernal pools, and wildlife habitat and
corridors, particularly for species of local concern or for species that are
officially listed as threatened or endangered.

vi.

COS 9. Preserving the City’s scenic resources, including mountains, hills,
ridgelines, rock outcroppings, canyons, mature trees, the Santa Ana River
and floodplain, riparian corridors, agricultural fields, views of scenic
resources from vista points or along scenic street or highway corridors, and
other landscape features deemed significant by the City Council.”
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Section 6.
Certification. The Community Development Director shall certify to the
adoption of this Resolution.
PASSED, APPROVED AND ADOPTED by the Planning Commission of the City of
Jurupa Valley on this 9th day of February, 2022.

______________________________
Hakan Jackson
Chair of Jurupa Valley Planning Commission

ATTEST:

_______________________________
Joe Perez
Community Development Director/Secretary to the Planning Commission
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STATE OF CALIFORNIA

)

COUNTY OF RIVERSIDE

) ss.

CITY OF JURUPA VALLEY

)

I, Joe Perez, Community Development Director of the City of Jurupa Valley, do hereby certify
that the foregoing Resolution No. 2022-02-09-01 was duly adopted and passed at a meeting of the
Planning Commission of the City of Jurupa Valley on the 9th day of February, 2022, by the
following vote, to wit:
AYES:

COMMISSION MEMBERS:

NOES:

COMMISSION MEMBERS:

ABSENT:

COMMISSION MEMBERS:

ABSTAIN:

COMMISSION MEMBERS:

___________________________
JOE PEREZ
COMMUNITY DEVELOPMENT DIRECTOR

Exhibit A: Change of Zone No. 21016
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EXHIBIT A

Land Use Area 13: Existing Zoning M-H (Manufacturing - Heavy)

Crest Steel

Land Use Area 13: Proposed Zoning W-1 (Watercourse, Watershed and Conservation
Area)

tte Dr.
Claude

LUA 13

W-1

Crest Steel
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Land Use Area 18 – Existing Zoning M-SC and R-A

Va
n

Bu

re
nB

lvd
.

Land Use Area 18 – Proposed change from M-SC and R-A to W-1 and R-2
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Land Use Area 18 - Proposed Zoning W-1 and R-2
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ATTACHMENT 2
(Draft City Council Ordinance)

ORDINANCE NO. 2022-__
AN ORDINANCE OF THE CITY OF JURUPA VALLEY,
CALIFORNIA, APPROVING AN AMENDMENT TO THE
CITY OF JURUPA VALLEY OFFICIAL ZONING MAP
CHANGING THE ZONE OF APPROXIMATELY (1) 44
COMBINED ACRES OF REAL PROPERTY LOCATED
NORTH OF THE SANTA ANA RIVER AND EAST OF THE
CREST STEEL CORPORATION (APNS: 185-210-004, 005, 009) FROM MANUFACTURING HEAVY (M-H) ZONE TO
WATERCOURSE, WATERSHED AND CONSERVATION
AREAS (W-1) ZONE, AND (2) 40 COMBINED ACRES
LOCATED AT THE SOUTHEAST CORNER OF VAN
BUREN BOULEVARD AND JURUPA ROAD (APNS: 169290-037, 004, -005, -008, AND -010; 169-300-002 AND -015; 165050-016)
FROM
MANUFACTURING
SERVICE
COMMERCIAL
(M-SC)
AND
RESIDENTIAL
AGRICULTURE) (R-A) ZONES TO WATERSHED AND
CONSERVATION AREAS (W-1) ZONE AND MULTIPLEFAMILY RESIDENTIAL (R-2), AND MAKING FINDINGS
PURSUANT TO CEQA AND DETERMINATIONS THAT NO
FURTHER CEQA REVIEW IS REQUIRED
THE CITY COUNCIL OF THE CITY OF JURUPA VALLEY DOES ORDAIN AS
FOLLOWS:
Section 1.
Project. The City has initiated Zoning Code and Map Amendments
(Change of Zone No. 21016 or CZ No. 21016) for consistency with the 2017 Jurupa Valley General
Plan and certain land use re-designations adopted by the City Council as part of the Council’s
approval of General Plan Amendment No. 1406 on September 7, 2017, to change the classification
of approximately (1) 44 combined acres of real property located north of the Santa Ana River and
east of the Crest Steel Corporation (APNs: 185-210-004, 005, -009) from Manufacturing (M-H)
to Watercourse, Watershed and Conservation Areas (W-1) Zone, and (2) 40 combined acres of
real property located at the southeast corner of Pyrite Street and Jurupa Road (APNs: 169-290—
037, 004, -005, -008, and -010; 169-300-002 and -015; 165-050-016) from the ManufacturingService Commercial (M-SC) zone and Residential Agriculture (R-A) Zones to Watershed and
Conservation Areas (W-1) Zone and Multiple-Family Dwellings (R-2) Zone (the “Project”), as
depicted in Exhibit “A” attached hereto.
Section 2.

Change of Zone.

(a)
Section 9.285.010. of the Jurupa Valley Municipal Code provides that
amendments to Title 9 of the Jurupa Valley Municipal Code must be made in accordance with the
procedures set forth in Government Code Section 65800 et seq., as now enacted or hereafter
amended, and with the requirements of Title 9. Government Code Section 65853 provides that an
amendment to a zoning ordinance, which amendment changes any property from one zone to
another, shall be adopted in the manner set forth in Sections 65854 to 65857, inclusive.
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(b)
Government Code Section 65854 provides that the planning commission
must hold a public hearing on the proposed amendment to a zoning ordinance, with notice of the
hearing given pursuant to Government Code Section 65090 and, if the proposed amendment to a
zoning ordinance affects the permitted uses of real property, also given pursuant to Government
Code Section 65091. Additionally, Sections 9.285.040.(1) and (2) of the Jurupa Valley Municipal
Code provide that the Planning Commission shall hold a noticed public hearing on a proposed
amendment to Title 9 of the Jurupa Valley Municipal Code that proposes to change property from
one zone to another.
(c)
Government Code Section 65855 provides that after the hearing, the
planning commission must render its decision in the form of a written recommendation to the
legislative body, which must include the reasons for the recommendation, the relationship of the
proposed amendment to applicable general and specific plans, and must transmit the
recommendation to the legislative body in such form and manner as may be specified by the
legislative body. Additionally, Section 9.285.040.(3) of the Jurupa Valley Municipal Code
provides that, after closing the public hearing, the Planning Commission must render its decision
within a reasonable time and transmit it to the City Council in the form of a written
recommendation, which shall contain the reasons for the recommendation and the relationship of
the proposed amendment to 2017 General Plan. A copy of the recommendation shall be mailed to
the applicant and proof thereof shall be shown on the original transmitted to the City Council.
(d)
Government Code Section 65856(a) provides that upon receipt of the
recommendation of the planning commission, the legislative body must hold a public hearing.
Additionally, Section 9.285.040.(4)(a) of the Jurupa Valley Municipal Code provides that upon
receipt of a recommendation for approval by the Planning Commission, the City Clerk shall set
the matter for public hearing before the City Council at the earliest convenient day, and give notice
of the time and place of the hearing in the same manner as notice was given of the hearing before
the Planning Commission.
(e)
Government Code Section 65857 provides that the legislative body may
approve, modify, or disapprove the recommendation of the planning commission; provided that
any modification of the proposed ordinance or amendment by the legislative body not previously
considered by the planning commission during its hearing, must first be referred to the planning
commission for report and recommendation, but the planning commission shall not be required to
hold a public hearing thereon. Additionally, Section 9.285.040.(5) of the Jurupa Valley Municipal
Code provides that after closing the public hearing the City Council must render its decision within
a reasonable time and may approve, modify, or disapprove the recommendation of the Planning
Commission; provided, however, that any proposed modification of the Planning Commission’s
recommendation not previously considered by the Planning Commission must first be referred
back to the Planning Commission for a report and recommendation.
Section 3.
Procedural Findings. The City Council of the City of Jurupa Valley does
hereby find, determine, and declare that:
(a)
The Project was processed including, but not limited to a public notice, in
the time and manner prescribed by State law and Jurupa Valley Ordinances.
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(b)
The project was initially noticed to be heard at the January 26, 2022
Planning Commission hearing. At the January 26, 2022 Planning Commission meeting, staff
recommended that the Planning Commission continue the matter off-calendar so that the project
could be re-noticed since there was an error in the public notice.
(c)
On February 9, 2022, the Planning Commission of the City of Jurupa Valley
held a public hearing on the Project, at which time all persons interested in the Project had the
opportunity and did address the Planning Commission on these matters. Following the receipt of
public testimony the Planning Commission closed the public hearing.
(d)
On February 9, 2022 the Planning Commission of the City of Jurupa Valley
held a public hearing on CZ No. 21016 at which time all persons interested in the Project had the
opportunity and did address the Planning Commission on these matters. Following the receipt of
public testimony, the Planning Commission closed the public hearing. Following a discussion of
the Project the Planning Commission voted _-_-_ to recommend approval of CZ No. 21016 by
adopting Planning Commission Resolution No. 2022-02-09-01, a Resolution of the Planning
Commission of the City of Jurupa Valley Recommending that the City Council of the City of
Jurupa Valley (1) Approve Change of Zone No. 21016 for Consistency with the 2017 General Plan
to Change the Zoning Classifications of Approximately (a) 44 Combined Acres of Real Property
Located at North of the Santa Ana River and East of the Crest Steel Corporation (APNs: 185-210004, 005, -009) from the Manufacturing Heavy (M-H) zone to Watercourse, Watershed and
Conservation Areas (W-1) Zone, and (2) 40 combined acres of real property located at the
southeast corner of Pyrite Street and Jurupa Road (APNs: 169-290-037, -004, -005, -008, and 010; 169-300-002 AND -015; 165-050-016) from the Manufacturing - Service Commercial (MSC) zone and Residential Agriculture (R-A) Zones to the Watershed and Conservation Areas (W1) Zone and R-2, and (2) Make Findings Pursuant to CEQA and Determinations that No Further
CEQA Review is Required.
(e)
On __________ __, 2022, the City Council held a public hearing on CZ No.
21016, at which time all persons interested in the Project had the opportunity and did address the
City Council on these matters. Following the receipt of public testimony, the City Council closed
the public hearing.
(f)

All legal preconditions to the adoption of this Ordinance have occurred.

Section 4.
California Environmental Quality Act Findings. The City Council
hereby makes the following environmental findings and determinations in connection with the
approval of proposed Change of Zone No. 21016:
(a)
Pursuant to CEQA and the City’s local CEQA Guidelines, City staff has
considered the potential environmental impacts of the Project. City staff has also reviewed the
Final Programmatic Environmental Impact Report (FEIR) for the “2017 General Plan of the City
of Jurupa Valley” project certified by the City Council on September 7, 2017, including the
impacts and mitigation measures identified therein, and prepared a Previous Environmental
Document Review Determination in accordance with CEQA for the Project. Based on that review,
the City of Jurupa Valley Planning Department has determined that the Project and the
circumstances under which the Project is undertaken do not involve substantial changes which will
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result in new significant environmental effects, and that the Project does not involve new
information of substantial importance which shows that the Project will have significant effects
not discussed in the prior FEIR. All potential environmental impacts associated with the “2017
General Plan of the City of Jurupa Valley” project and the Project are adequately addressed by the
prior FEIR, and the mitigation measures contained in the prior FEIR will reduce those impacts to
a level that is less than significant.
(b)
The City Council has independently reviewed the Previous Environmental
Document Review Determination, and based upon the whole record before it, the Previous
Environmental Document Review Determination, and its independent review and judgment, finds
that that the Project, as modified, is not subject to further environmental review pursuant to the
Guidelines because:
1)
The Project and the circumstances under which the Project is
undertaken do not involve substantial changes which will result in new significant environmental
effects, and that the Project does not involve new information of substantial importance which
shows that the Project will have significant effects not discussed in the prior FEIR; and
2)
All potential environmental impacts associated with the “2017
General Plan of the City of Jurupa Valley” project and the Project are adequately addressed by the
prior FEIR, and the mitigation measures contained in the prior FEIR will reduce those impacts to
a level that is less than significant.
(c)
The custodian of records for the prior FEIR, and all other materials that
constitute the record of proceedings upon which the Planning Commission determination is based,
is the Planning Department of the City of Jurupa Valley. Those documents are available for public
review in the Planning Department located at 8930 Limonite Avenue, Jurupa Valley, California
92509.
Section 5.

Findings for Approval of Change of Zones.

(a)
The City Council of the City of Jurupa Valley hereby finds and determines
that CZ No. 21016 should be adopted because the proposed change of zoning classification from:
Manufacturing-Heavy (M-H) zone to Watercourse, Watershed and Conservation Areas (W-1)
Zone for approximately 44 combined acres is consistent with the 2017 Jurupa Valley General Plan
and the requirements of the General Plan land use designation of Open Space Conservation (OS –
C) in that the General Plan sets forth the following goal and implementing measures:
“To be a good steward of Jurupa Valley’s natural resources, and protect and enhance
open space by:
i. COS 2. Seeking to achieve self-sustaining populations of the native birds, fish, and
other wildlife and avoid actions that remove or damage habitat for native plants and animals;
ii. COS 8. Securing and maintaining a diverse network of open lands including valuable
natural and recreational resources, including: Santa Ana River floodway and riparian areas, Jurupa
Mountains, Pedley Hills, and Indian Hills, wetlands, vernal pools, and wildlife habitat and
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corridors, particularly for species of local concern or for species that are officially listed as
threatened or endangered.
iii. COS 9 Preserving the City’s scenic resources, including mountains, hills, ridgelines,
rock outcroppings, canyons, mature trees, the Santa Ana River and floodplain, riparian corridors,
agricultural fields, views of scenic resources from vista points or along scenic street or highway
corridors, and other landscape features deemed significant by the City Council.”
(b)
The City Council of the City of Jurupa Valley hereby finds and determines
that CZ No. 21016 should be adopted because the proposed change of zoning classification from
Manufacturing - Service Commercial (M-SC) zone and Residential Agriculture (R-A) to
Watershed and Conservation Areas (W-1) Zone for approximately 40 combined acres is consistent
with the 2017 Jurupa Valley General Plan and the requirements of the General Plan land use
designation of Open Space - Conservation (O-SC) in that the General Plan sets forth the following
goal and implementing measures:
“To be a good steward of Jurupa Valley’s natural resources, and protect and enhance
open space by:
i. COS 2. Seeking to achieve self-sustaining populations of the native birds, fish, and
other wildlife and avoid actions that remove or damage habitat for native plants and animals;
ii. COS 8. Securing and maintaining a diverse network of open lands including valuable
natural and recreational resources, including: Santa Ana River floodway and riparian areas, Jurupa
Mountains, Pedley Hills, and Indian Hills, wetlands, vernal pools, and wildlife habitat and
corridors, particularly for species of local concern or for species that are officially listed as
threatened or endangered.
iii. COS 9. Preserving the City’s scenic resources, including mountains, hills, ridgelines,
rock outcroppings, canyons, mature trees, the Santa Ana River and floodplain, riparian corridors,
agricultural fields, views of scenic resources from vista points or along scenic street or highway
corridors, and other landscape features deemed significant by the City Council.”
Section 6.
Approval of Change of Zone. Based on the foregoing, the City Council
of the City of Jurupa Valley hereby rezones approximately (1) 44 combined acres of real property
located north of the Santa Ana River and east of the Crest Steel Corporation (APNs: 185-210-004,
005, -009) from Manufacturing-Heavy (M-H) Zone to Watercourse, Watershed and Conservation
Areas (W-1), and (2) 40 combined acres of real property located at the southeast corner of Van
Buren Boulevard and Jurupa Road (APNs: 169-290-037, -004, -005, -008, AND -010; 169-300002 and -015; 165-050-016) from Manufacturing - Service Commercial (M-SC) and Residential
Agriculture (R-A) Zones to Watershed and Conservation Areas (W-1) Zone and Multiple Family
Dwellings (R-2) all as depicted in Exhibit “A” attached hereto, and directs the City Manager to
revise the official City of Jurupa Valley Zoning Map to designate the properties as being in these
new zones.
Section 7.
Severability. If any sentence, clause or phrase of this Ordinance is for any
reason held to be unconstitutional or otherwise invalid, such decision shall not affect the validity
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of the remaining provisions of this Ordinance. The City Council hereby declares that it would
have passed this Ordinance and each sentence, clause or phrase thereof irrespective of the fact that
any one or more sentences, clauses or phrases be declared unconstitutional or otherwise invalid.
Section 8.
Effect of Ordinance. This Ordinance is intended to supersede any
ordinance or resolution of the County of Riverside incorporated by the City of Jurupa Valley that
may in conflict with the terms of this Ordinance.
Section 9.
Certification. The City Clerk of the City of Jurupa Valley shall certify to
the passage and adoption of this Ordinance and shall cause the same to be published or posted in
the manner required by law.
Section 10. Effective Date. This Ordinance shall take effect on the date provided in
Government Code Section 36937.
PASSED, APPROVED, AND ADOPTED by the City Council of the City of Jurupa
Valley on this ____ day of __________, 2022.

______________________________
Chris Barajas
Mayor
ATTEST:

______________________________
Victoria Wasko, CMC
City Clerk
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CERTIFICATION
STATE OF CALIFORNIA

)

COUNTY OF RIVERSIDE

) ss.

CITY OF JURUPA VALLEY

)

I, Victoria Wasko, CMC, City Clerk of the City of Jurupa Valley, do hereby certify that
the foregoing Ordinance No. 2022-__ was introduced at a meeting of the City Council of the City
of Jurupa Valley on the ____ day of __________, 2022, and thereafter at a regular meeting held
on the ____ day of __________, 2022, it was duly passed and adopted by the following vote of
the City Council:
AYES:
NOES:
ABSENT:
ABSTAIN:
IN WITNESS WHEREOF, I have hereunto set my hand and affixed the official seal of
the City of Jurupa Valley, California, this ____ day of __________, 2022.

________________________________
Victoria Wasko, City Clerk
City of Jurupa Valley

EXHIBIT A (Attached)
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Crest Steel

Crest Steel
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Land Use Area 18 - Existing Zoning M-SC and R-A
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Land Use Area 18 – Proposed Zoning W-1 and R-2
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ATTACHMENT 3
(Previous Environmental Review Determination)

Previous Environmental Document
Change of Zone No. 21016 (CZ21016)

Lead Agency
City of Jurupa Valley
8390 Limonite Avenue Jurupa Valley, CA 92509
Contact: Tamara Campbell, Principal Planner
(951) 332-6464
tcampbell@jurupavalley.org

January 21, 2022

Group 3 Zoning Implementation Program

1.0 DETERMINATION
On the basis of the evaluation in Section 3.0 of this document, I find that although the Project could
have a significant effect on the environment because all potentially significant effects: (a) have been
analyzed adequately in the City of Jurupa Valley,2017 General Plan Final Environmental Impact Report
State Clearinghouse No. 2016021025 (EIR), pursuant to all applicable standards, and (b) have been
avoided or mitigated pursuant to that earlier EIR, nothing further is required.

City of Jurupa Valley
Signature

Agency

Joe Perez, Community Development Director

January 21, 2022

Printed Name/Title

Date
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Group 3 Zoning Implementation Program

2.0 INTRODUCTION
2.1 Document Purpose
This document is a Previous Environmental Document (PED) prepared per the California Environmental
Quality Act (CEQA). This PED has been prepared to determine if the General Plan, Group 3, Zoning
Implementation Program (Project) is within the scope of the analysis contained in the City of Jurupa
Valley, 2017 General Plan Final Environmental Impact Report State Clearinghouse No. 2016021025
(2017 EIR) certified by the City Council on September 17, 2017, and to ensure that the Project does not
create new significant impacts or substantially increase the severity of previously analyzed impacts as
compared to those identified in the 2017 EIR as required by CEQA Guidelines §15162.
2.2 Project Description
On September 7, 2017, the City Council adopted the 2017 General Plan. As a result, the existing zoning
on several properties became inconsistent with the General Plan. A city’s zoning must be consistent
with its General Plan by law. On November 15, 2018, the City Council initiated a Zoning Implementation
Program to amend the zoning on the affected properties consistent with the General Plan Land Use
Map.
Group 3 of the Zoning Implementation Program reflects the latest round of zone changes and consists
of two (2) geographic areas identified as LUA 13 and LUA 18. The exhibits on pages 3 and 4 show the
locations of each LUA and the proposed zone changes.
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LUA 13

-H
From M

to W-1

en Blvd
Van Bur

r
General D

Change the zoning of approximately 44 combined acres from M-H (Manufacturing Heavy) to W-1
(Watercourse, Watershed, and Conservation Area). LUA 13 consists of three (3) individual parcels. The
eastern parcel is part of the Hidden Valley Wildlife Area and is permanently dedicated to habitat
preservation. The center parcel is owned by the Metropolitan Water District (MWD) and provides
access to a large underground water pipe. The westernmost parcel is available for limited development
if access were established. The W-1 zone’s intent is to preserve watercourses and watersheds and to
promote conservation purposes.
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LUA 18

Change the zoning of approximately 40 combined acres from Manufacturing-Service Commercial (MSC) and Residential Agriculture (R-A) to W-1 (Watercourse, Watershed, and Conservation Area) AND R2 (Multiple Family Dwellings).

Change from M-SC and
R-A to W-1 and R-2

Page 4

Group 3 Zoning Implementation Program

3.0 ANALYSIS
The General Plan EIR is a program-level Environmental Impact Report (EIR) prepared to evaluate the
environmental impacts associated with the 2017 General Plan and to identify General Plan policies that
would function as mitigation measures to avoid or minimize significant environmental impacts. The
General Plan EIR determined that all environmental impacts, except for Agricultural and Forestry
Resources, Air Quality, Noise, and Transportation and Traffic, would have a no impact, a less than
significant impact, or a less than significant impact with mitigation incorporated. (Refer to General Plan
Table 1. B General Plan-Environmental Impacts and Mitigation Summary).1
The proposed zone changes for LUA 13 and LUA 18 do not change the development type, intensity, or
density allowed under the General Plan. Future development within LUA 13 and LUA 18 will require
further CEQA review to determine the appropriate level of CEQA documentation when details about a
proposed development project are provided. In all cases, each future Project will be subject to the
General Plan Policies and mitigation measures as applicable.
CEQA Guidelines §15162, Subsequent EIRs and Negative Declarations, allows a certified EIR to serve as
the CEQA clearance for a project if it meets the following criteria:
(1) Substantial changes are proposed in the Project, which will require major revisions of the previous
EIR or negative declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of the previously identified significant effect;
(2) Substantial changes occur with respect to the circumstances under which the Project is undertaken,
which will require major revisions of the previous EIR or Negative Declaration due to the involvement of
new significant environmental effects or a substantial increase in the severity of previously identified
significant effects; or
(3) New information of substantial importance, which was not known and could not have been known
with the exercise of reasonable diligence at the time the previous EIR was certified as complete, or the
Negative Declaration was adopted, shows any of the following:
(A) The Project will have one or more significant effects not discussed in the previous EIR or negative
declaration;
(B) Significant effects previously examined will be substantially more severe than shown in the previous
EIR.
(C) Mitigation measures or alternatives previously found not to be feasible would, in fact, be feasible
and would substantially reduce one or more significant effects of the Project, but the project proponents
decline to adopt the mitigation measure or alternative.

1

General Plan EIR, Table 1.B.
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(D) Mitigation measures or alternatives that are considerably different from those analyzed in the
previous EIR would substantially reduce one or more significant effects on the environment, but the
project proponents decline to adopt the mitigation measure or alternative.
The proposed zone changes for LUA 13 and LUA 18 do not change the development type, intensity, or
density allowed under the General Plan. The zone changes only make the zoning for each property
consistent with the General Plan as required by state law. The Project is not making any changes to the
General Plan land use designations not previously analyzed in the 2017 EIR.
Based on field inspections2 and aerial photography, no significant changes to the physical environment
on or adjacent to the subject properties would change any baseline environmental conditions as
analyzed in the EIR. All of the properties still are vacant undeveloped land.
Based on a review of the City of Jurupa Valley Major Development Projects, December 21, 2021, there
have been no new development projects approved on or near the subject properties that were not
analyzed in the EIR.3
Future development within LUA 13 and LUA 18 will require further CEQA review to determine the
appropriate level of CEQA documentation when details about a proposed development project. In all
cases, each future Project will be subject to the General Plan Policies and mitigation measures as
applicable.
Conclusion
Based on the analysis above, the Project is consistent with CEQA Guidelines §15162.

2
3

Conducted between December 1, 2021, and December 29, 2021
https://www.jurupavalley.org/DocumentCenter/View/2144/Major-Development-Projects-December-2021
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ATTACHMENT 4
(Manufacturing-Heavy Zone)

Title 9 - PLANNING AND ZONING
CHAPTER 9.155. M-H ZONE (MANUFACTURING-HEAVY)

CHAPTER 9.155. M-H ZONE (MANUFACTURING-HEAVY)
Sec. 9.155.010. Intent.
It is the intent of the City Council in amending this chapter to:
(1)

Promote and attract industrial and manufacturing activities which will provide jobs to local residents
and strengthen the city's economic base;

(2)

Provide the necessary improvements to support industrial growth;

(3)

Ensure that new industry is compatible with uses on adjacent lands; and

(4)

Protect industrial areas from encroachment by incompatible uses that may jeopardize industry.

The provisions of this chapter apply to the M-H Zone.

Sec. 9.155.020. Uses permitted.
The following uses shall be permitted:
(1)

Agricultural uses of the soils for crops including the grazing of not more than two (2) mature farm
animals per acre and their immature offspring.

(2)

The following uses are permitted provided a site development permit is approved pursuant to the
provisions of Section 9.240.330:
(a)

The following industrial and manufacturing uses:
(i)

(ii)

Food products:
a.

Meat and poultry products, including meat packing but not including
slaughtering.

b.

Dairy products, not including dairies.

c.

Canning and preserving fruits and vegetables.

d.

Grain and bakery products.

e.

Sugar and confectionery products.

f.

Beverages, including alcoholic beverages.

g.

Wineries, distilleries, and breweries.

h.

Ice.

Textile products:
a.

Cotton, wool, and synthetic weaving and finishing mills.

b.

Wearing apparel and accessory products.

c.

Knitting mills.

d.

Floor coverings mills.

Jurupa Valley, California, Municipal Code
( Supp. No. 12)
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e.
(iii)

(iv)

(v)

(vi)

Yarn and thread mills.

Lumber and wood products:
a.

Saw and planing mills.

b.

Manufacture of containers and creates.

c.

Fabrication of wood buildings and structures.

d.

Manufacture of furniture and fixtures including cabinets, partitions, and similar
items.

Paper products:
a.

Paper and paperboard mills.

b.

Manufacture of containers and boxes.

c.

Paper shredding.

d.

Printing and publishing of newspaper, periodicals, books, forms cards and
similar items.

e.

Binding of books and other publications.

Chemicals and related products:
a.

Manufacture of organic and inorganic compounds, not including those of a
hazardous nature.

b.

Manufacture of drugs and pharmaceuticals.

c.

Soaps, cleaners, and toiletries.

d.

Manufacture of agricultural chemicals, not including pesticides and fertilizers.

e.

Paints and varnishes.

Rubber and plastic and synthetic products:
a.

Manufacture of tires and tubes.

b.

Fabrication of rubber, plastics, and synthetic products.

(vii) Leather products:
a.

Tanning and finishing of leather.

b.

Manufacture of handbags, luggage, footwear, and other personal leather
goods.

(viii) Stone, clay, glass, and concrete products:

(ix)

a.

Stone cutting and related activities.

b.

Pottery and similar items.

c.

Glass blowing, pressing and cutting.

d.

Glassware products.

e.

Manufacture of concrete, gypsum, plaster and mineral products.

Metal products:
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(x)

(xi)

a.

Manufacture of cans and containers.

b.

Cutlery, tableware, hand tools, and hardware.

c.

Plumbing and heating items.

d.

Wrought iron fabrication.

e.

Manufacture and assembly of fencing.

f.

Machine, welding, and blacksmith shops.

g.

Metal stamps and forged metal products.

h.

Manufacture of ordnance and firearms, not including explosives.

i.

Jewelry.

Primary metal industries:
a.

Foundries.

b.

Rolling and drawing metals.

c.

Casting metals.

d.

Blast furnaces.

e.

Smelting of metals.

Machinery:
a.

Engines, turbines, and parts.

b.

Farm, garden construction, and industrial machinery.

c.

Office and computing machines.

d.

Refrigeration and heating equipment.

e.

Equipment sales, rental, and storage.

(xii) Electrical equipment:
a.

Electrical and electronic apparatus and components.

b.

Appliances.

c.

Lighting and wiring.

d.

Radio, television, and communications equipment.

e.

Musical and recording equipment.

(xiii) Transportation and related industries: Motorcycles, bicycles, and parts.
(xiv) Engineering and scientific instruments:
a.

Measuring devices, watches, clocks, and related items.

b.

Optical goods, medical instruments, supplies, and equipment, and photography
equipment.

(xv) Industrial uses:
a.

Laboratories and research centers.
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(b)

b.

Cotton ginning.

c.

Public utility substations and storage yards.

d.

Heliports.

e.

Communications and microwave installations.

f.

Sand blasting.

g.

Airports.

h.

Mini warehouses.

The following service and commercial uses:
(i)

Banks and financial institutions.

(ii)

Blueprint and duplicating services.

(iii)

Gasoline and diesel service stations, not including the concurrent sale of beer and wine for
off-premises consumption.

(iv)

Laboratories, film, medical, research, or testing.

(v)

Office equipment sales and service.

(vi)

Offices, professional sales and service, including business, law, medical dental, chiropractic,
architectural, and engineering.

(vii) Parking lots and parking structures.
(viii) Restaurants and other eating establishments.
(ix)

Vehicle and motorcycle repair.

(x)

Barber and beauty shops.

(xi)

Body and fender shops, and spray painting.

(xii) Building materials sales yard.
(xiii) Day care centers.
(xiv) Health and exercise centers.
(xv) Hardware and home improvement centers.
(xvi) Mobilehomes, provided they are kept mobile and licensed pursuant to state law, when
used for: construction offices and caretaker's quarters on construction sites for the
duration of a valid building permit, agricultural worker employment offices for a maximum
of ninety (90) days in any calendar year; caretaker's quarters and office, in lieu of any other
one (1) family dwelling, located on the same parcel as a permitted industrial use.
(xvii) One (1) family dwellings on the same parcel as the industrial or commercial use provided
such dwellings are occupied exclusively by the proprietor or caretaker of the use and their
immediate family.
(xviii) Nurseries and garden supply.
(xix) Signs, on-site advertising.
(xx) Feed and grain sales.
(xxi) Churches, temples and other places of religious worship.
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(3)

The following uses are permitted provided a conditional use permit has been granted pursuant to
Section 9.240.280:
(a)

Abattoirs.

(b)

Petroleum refineries.

(c)

Cotton ginning.

(d)

Acid and abrasives manufacturing.

(e)

Fertilizer production, and processing organic or inorganic.

(f)

Drive-in theaters.

(g)

Explosives manufacturing and testing.

(h)

Gas, steam, and oil drilling operations.

(i)

Swap meets.

(j)

Processing and rendering of fats and oils.

(k)

Lumber yards.

(l)

Fabrication of metal buildings.

(m) Vehicles, aircraft, boats and parts manufacture.
(n)

Railroad equipment.

(o)

Travel trailers and recreational vehicles manufacture.

(p)

Draying, freighting, and trucking operations.

(q)

Railroad yards and stations.

(r)

Vehicle storage and impoundment.

(s)

Trailer and boat storage.

(t)

Building movers storage yard.

(u)

Mini storage facilities for the general public.

(v)

Warehousing and distribution.

(w)

Cold storage plant.

(x)

Recycling collection facilities.

(y)

Recycling of wood, metal and construction wastes.

(z)

Contractor storage yards.

(aa) Trailer and truck sales and rentals.
(bb) Mobilehome sales lots.
(cc) Storage and fabrication of modular buildings.
(dd) Auto wrecking and junk yards.
(ee) Concrete batch plants and asphalt plants.
(ff)

Disposal service operations.
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(gg) Dump sites.
(hh) Sewerage treatment plants.
(ii)

Recycling processing facilities.

(jj)

Natural gas, above-ground storage.

(kk) Petroleum and bulk fuel storage, above-ground, pursuant to Chapter 5.65.
(ll)

Any mining operation that is subject to the California Surface Mining and Reclamation Act of
1975 (Pub. Resources Code Section 2710 et seq.) provided a valid surface mining permit has been
granted pursuant to Chapter 5.65.

(mm) A hazardous waste facility is permitted, provided a hazardous waste facility siting permit has
been granted pursuant to Section 9.240.450.
(nn) Pallet yards (storage, sales, repairing, refurbishing, manufacturing), provided they satisfy the
provisions of Section 9.240.530.
(4)

A conditional use permit required for the uses listed in subsection (3)(k)—(nn) shall not be granted
unless the applicant demonstrates that the proposed use meets the general welfare standard
articulated in Section 9.240.280(4) and meets all of the following requirements:
(a)

The proposed use will not adversely affect any residential neighborhood or property in regards to
aesthetics, solar access, privacy, noise, fumes, odors or lights.

(b)

The proposed use will not impact traffic on local or collector streets.

(c)

The proposed use is adequately buffered from sensitive uses in the vicinity that may include, but
not be limited to, churches, child care facilities, schools, parks and recreation facilities.

(d)

The proposed use does not pose a hazard or potential to subject other properties in the vicinity
to potential blight or crime.

(5)

Development agreement. Notwithstanding any other provision, the requirement of a conditional use
permit in subsection (3)(k)—(nn) shall not apply to any property for which a development agreement
has been adopted by the City Council.

(6)

Prospective application. No conditional use permit shall be required for those uses which are being
exercised and legally permitted on the effective date of Ordinance No. 2012-10, including properties
which have received discretionary or ministerial approvals issued by the County or City of Jurupa Valley
which are still in effect, as of the effective date of Ordinance No. 2012-10.

(7)

Kennels and catteries are permitted provided they are approved pursuant to the provisions of Section
9.240.460.

(8)

Sex-oriented businesses, subject to the provisions of Chapter 5.60. The uses listed in subsections (2)
and (3) of this section do not include sex-oriented businesses.

(9)

Any use that is not specifically listed in subsections (2) and (3) of this section may be considered a
permitted or conditionally permitted use providing that the Community Development Director finds
that the proposed use is substantially the same in character and intensity as those listed in the
designated subsections. Such a use is subject to the permit process which governs the category in
which it falls.

(10) Warehousing and shipping uses are prohibited as primary uses where they conflict with the Mira Loma
Warehouse policy identified as Planning Department Policy Directive 12-01.
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(Ord. No. 2012-02, § 1, 6-7-2012; Ord. No. 2012-10, § (D), 11-1-2012; Ord. No. 2017-09 , § 7D., 9-21-2017; Ord. No.
2018-02 , §§ 5, 6, 3-1-2018; Ord. No. 2021-09 , § 4, 4-15-2021)

Sec. 9.155.030. Development standards.
The following development standards shall apply in the M-H Zone.
a.

Lot size. The minimum lot size shall be ten thousand (10,000) square feet with a minimum average
width of seventy-five (75) feet, except that a lot size not less than seven thousand (7,000) square feet
and an average width of not less than sixty-five (65) feet may be permitted when sewers are available
and will be utilized for the development.

b.

Setbacks.

c.

(1)

Where the front, side, or rear yard adjoins a lot zoned R-R, R-1, R-A, R-2, R-3, R-4, R-6, R-T, R-T-R,
or W-2-M, the minimum setback shall be twenty-five (25) feet from the property line.

(2)

Where the front, side, or rear yard adjoins a lot with a zoning classification other than those
zones specified in paragraph (1) above, there is no minimum setback.

(3)

Where the front, side, or rear yard adjoins a street, the minimum setback shall be twenty-five
(25) feet from the property line.

(4)

With the exception of those portions of the setback area for which landscaping is required by
subsection e. below, the setback area may only be used for driveways, automobile parking, or
landscaping. A setback area which adjoins a street separating it from a lot with a zoning
classification other than those zones specified in paragraph (1) above, may also be used for
loading docks.

Height requirements. The height of structures, including buildings, shall be as follows:
(1)

Structures shall not exceed forty (40) feet at the yard setback line.

(2)

Buildings shall not exceed fifty (50) feet unless a height up to seventy-five (75) feet is approved
pursuant to Section 9.240.370 of this title.

(3)

Structures other than buildings shall not exceed fifty (50) feet unless a height up to one hundred
five (105) feet is approved pursuant to Section 9.240.370 of this title.

d.

Masonry wall. Prior to occupancy of any industrial use permitted in this article, a six (6) foot high solid
masonry wall or combination landscaped earthen berm and masonry wall shall be constructed on each
property line that adjoins any parcel specifically zoned for residential use, unless otherwise approved
by the Hearing Officer or body. Salvage yards or vehicle dismantling yards, including storage, shall be
enclosed by a solid masonry wall or combination landscaped earthen berm and masonry wall, not less
than eight (8) feet in height. Materials within the enclosed yard shall not be placed so as to exceed the
height of the surrounding wall, or berm and wall.

e.

Landscaping.
(1)

A minimum often percent of the site proposed for development shall be landscaped and
irrigated.

(2)

A minimum ten (10) foot strip adjacent to street right-of-way lines shall be appropriately
landscaped and maintained, except for designated pedestrian and vehicular accessways, Said
landscaping strip shall not include landscaping located within the street right-of-way.

(3)

A minimum twenty (20) foot strip adjacent to lots zoned R-R, R-1, R-A, R-2, R-3, R-4, R-6, R-T, R-TR, or W-2-M, or separated by a street from a lot with said zoning, shall be landscaped and
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maintained, unless a tree screen or other buffer treatment is approved by the Hearing Officer or
body. However, in no case shall said landscaping be less than ten (10) feet wide excluding
curbing.
f.

Parking areas. Parking areas shall be provided as required by Section 9.240.120 of this title.

g.

Trash collection areas. Trash collection areas shall be screened by landscaping or architectural features
in such a manner as not to be visible from a public street or from any adjacent residential area.

h.

Outside storage and service areas. Outside storage and service areas may be required to be screened
by structures or landscaping.

i.

Utilities. Utilities shall be installed underground except electrical lines rated at 33kV or greater.

j.

Mechanical equipment. Mechanical equipment used in the manufacturing process may be required to
be enclosed in a building, and roof-mounted accessory equipment may be required to be screened
from view.

k.

Lighting. All lighting fixtures, including spot lights, electrical reflectors and other means of illumination
for signs, structures, landscaping, parking, loading, unloading and similar areas, shall be focused,
directed, and arranged to prevent glare or direct illumination on streets or adjoining property.

(Ord. No. 2012-02, § 1(12.4), 6-7-2012)

Sec. 9.155.040. Exceptions to development standards.
The development standards contained herein, except lot size, setbacks, and height, may be waived or
modified as part of the site development permit or conditional use permit process if it is determined that the
standard is inappropriate for the proposed use and that the waiver or modification of the standard will not be
contrary to the public health and safety.
(Ord. No. 2012-02, § 1(12.5), 6-7-2012)

Sec. 9.155.050. Manufacturing site development permit.
Applications for a site development permit shall be made pursuant to the provisions of Section 9.240.330
and in addition to the requirements of that section, the application shall contain:
(1)

A description of the proposed operation in sufficient detail to fully describe the nature and extent of
the proposed use.

(2)

Plans or reports showing proposed method for treatment and disposal of sewage and industrial waste.

(Ord. No. 2012-02, § 1(12.6), 6-7-2012)
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ATTACHMENT 5
W-1 Zone (Watercourse, Watershed and
Conservation Areas)

Title 9 - PLANNING AND ZONING
CHAPTER 9.225. W-1 ZONE (WATERCOURSE, WATERSHED AND CONSERVATION AREAS)

CHAPTER 9.225. W-1 ZONE (WATERCOURSE, WATERSHED AND CONSERVATION
AREAS)
Sec. 9.225.010. W-1 Zone (watercourse area) statement of policy.
There are some areas of the city which under present conditions are not suited for permanent occupancy or
residency by persons for the reason that they are subject to periodic flooding and other hazards. The provisions of
this chapter are temporary in nature, awaiting detailed plans of development for the lands and areas so classified.
The regulations of this chapter shall apply to lands so classified until either:
(1)

A drainage and storm water control plan approved by the Planning Commission and the City Council
shall have been carried out and put into effect; or

(2)

The lands have been subdivided and a final subdivision map placed on record in accordance with the
applicable state and city regulations, including approval by the Planning Commission and City Council.

In either of these two (2) instances, the property may thereafter be reclassified into any other zone pursuant to
regular zoning procedure.

Sec. 9.225.020. Uses permitted.
A.

B.

The following uses are permitted in the W-1 Zone:
(1)

Field, tree and bush crops; flower and herb gardening.

(2)

Apiaries.

(3)

The grazing only, of cattle, horses, sheep and goats and similar livestock, subject to the restrictions as
to the number of animals per acre set forth in Section 9.175.020(A)(4).

(4)

Golf courses, not including the construction of buildings.

(5)

Water works facilities, both public and private intended primarily for the production and distribution of
water for agricultural purposes.

(6)

Utilities, both public and private.

(7)

Aquaculture.

The following uses are permitted provided a conditional use permit has been granted:
(1)

Airports and heliports.

(2)

Any mining operation which is exempt from the provisions of the California Surface Mining and
Reclamation Act of 1975 (Pub. Resources Code Section 2710 et seq.) and Chapter 5.65.

(3)

Exploratory oil drilling, producing oil wells, oil storage tanks and appurtenant facilities, but not
including refineries.

(4)

Racing and competition events other than between humans.

(5)

Hunting clubs, skeet, trap, rifle and pistol ranges.

(6)

Recreational vehicle parks.
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C.

(7)

Tennis, badminton, volleyball, squash, lacrosse, handball, baseball, racquetball and football, courts and
sport recreational fields and uses.

(8)

Buildings and structures in conjunction with any use that is permitted under subsection (A) of this
section.

The following uses are permitted upon approval of a site development permit pursuant to Section 9.240.330:
(1)

Signs, on-site advertising, unless previously approved as a part of a granted conditional use permit.

(2)

Meteorological towers.

D.

The following uses are permitted provided that the operator thereof holds a permit to conduct surface
mining operations issued pursuant to Chapter 5.65, which has not been revoked or suspended: Any mining
operation that is subject to the California Surface Mining and Reclamation Act of 1975 (Pub. Resources Code
Section 2710 et seq.).

E.

Commercial WECS and WECS arrays with no limit as to rated power output are permitted, provided a
commercial WECS permit has been granted pursuant to the provisions of Section 9.240.420.

(Ord. No. 2012-02, § 1, 6-7-2012)

Sec. 9.225.030. Automobile storage space.
Automobile storage space shall be provided as required by Section 9.240.120.

Sec. 9.225.040. Structure height.
No commercial WECS shall exceed four hundred (400) feet in height. No other building or structure shall
exceed fifty (50) feet in height, unless a greater height is approved pursuant to Section 9.240.370. In no event,
however, shall any building or structure exceed one hundred and five (105) feet in height, unless a variance is
approved pursuant to Section 9.240.270.
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ATTACHMENT 6
(B – P Zone)

Title 9 - PLANNING AND ZONING
CHAPTER 9.112. B-P ZONE (BUSINESS PARK)

CHAPTER 9.112. B-P ZONE (BUSINESS PARK)
Sec. 9.112.010. Purpose and application.
The B-P Zone is intended to provide for research and development, light manufacturing, business sales and
services and other business-supporting commercial uses. It is not intended to include general warehousing,
shipping, or logistics. The B-P Zone implements and is consistent with the Business Park land use category of the
General Plan.
( Ord. No. 2017-09 , § 5, 9-21-2017)

Sec. 9.112.020. Uses permitted.
A.

The following uses are permitted:
(1)

Bakery—Wholesale.

(2)

Banks, financial services, ATMs.

(3)

Business support services.

(4)

Catering services.

(5)

Copying and quick printer services.

(6)

Laboratory—Medical, analytical, research, testing.

(7)

Manufacturing—Light.

(8)

Media production—Broadcast studio.

(9)

Printing and publishing.

(10) Offices, professional sales and services, including business, law, medical, dental, chiropractic,
architectural and engineering, public utilities.
(11) Restaurant.
(12) School—College, university, vocational, specialized training.
(13) Social service organization.
(14) Transit stop, station or terminal.
(15) Veterinary clinic/hospital, boarding (indoor).
B.

The following uses are permitted provided approval of a site development permit shall first have been
obtained pursuant to the provisions of Section [9.240.330]:
(1)

Ambulance, taxi, and/or limousine dispatch facility.

(2)

Antennas and telecommunications facilities.

(3)

Automobile service stations, not including the concurrent sale of beer and wine for off-premises
consumption.

(4)

Commercial recreation facility—Indoor.
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(5)

Conference facilities.

(6)

Convenience market.

(7)

Equipment sales and rental.

(8)

Fitness/health facility.

(9)

Maintenance services.

(10) Medical services—Clinic, urgent care.
(11) Microbrewery—Brewpub, craft brewery.
(12) Office-supporting retail.
(13) Parking lots and structures.
(14) Personal services—Nails, beauty salon, barber.
(15) Repair services—Electronic equipment, large appliances, etc.
(16) Warehouse stores—Forty-five thousand (45,000) square feet or less gross floor area.
(17) Work/live units.
(18) Vehicle services—Repair and maintenance.
(19) Studio—Art, dance, martial arts, music, etc.
C.

The following uses are permitted provided a conditional use permit has been granted pursuant to Section
[9.240.280]:
(1)

Auto, truck, motorcycle, boat and RV sales, rental and repair.

(2)

Bar/tavern.

(3)

Furniture and fixtures manufacturing, cabinet shop.

(4)

Hotel, motel, extended stay hotel.

(5)

Heliports.

(6)

Hospital.

(7)

Mortuary, funeral home.

(8)

Public safety facilities (police, fire, EMT, etc.)

(9)

Warehouse stores—Greater than forty-five thousand (45,000) square feet gross floor area.

D.

Uses not listed. Any use that is not specifically listed in Subsections A., B., and C. may be considered a
permitted or conditionally permitted use provided that the Community Development Director finds that the
proposed use is substantially the same in character and intensity as those listed in the designated
subsections. Such a use is subject to the permit process which governs the category in which it falls.

E.

Legally established uses. It is the intent of the City Council that a legally established pre-existing land use of
an occupied property shall not assume a nonconforming status as a result of the adoption of the 2017
General Plan and the concurrent or subsequent adoption of a change of zone for consistency with the 2017
General Plan. Any pre-existing use certified pursuant to Section [9.240.080] that is not specifically listed in
subsections A., B., and C. shall be considered a permitted or conditionally permitted use the same as
provided for such use under the zoning classification of the subject property prior to the adoption of the new
zoning classification concurrent with, or subsequent to, the effective date of City Council Resolution No.
2017-14 adopting the 2017 General Plan. The expansion of significant modification of such a pre-existing use
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shall be subject to the approval process and zoning requirements that had governed the category of use in
which it fell under the prior zoning classification. However, nothing in this subsection shall be construed to
mean that a site development permit or conditional use permit is required to continue such pre-existing use.
( Ord. No. 2017-09 , § 5, 9-21-2017; Ord. No. 2021-09 , § 4, 4-15-2021)

Sec. 9.112.030. Development standards.
The following shall be the standards of development in the B-P Zone:
(1)

Lot size. The minimum lot size shall be one-half (0.5) acre (twenty-one thousand seven hundred eighty
(21,780)) square feet with a minimum average lot width of one hundred (100) feet, minimum average
lot depth of one hundred (100) feet and minimum lot frontage width of fifty (50) feet.

(2)

Height. The maximum height of all structures, including buildings, shall be thirty-five (35) feet at the
yard setback line. Any portion of a structure that exceeds thirty-five (35) feet in height shall be set back
from each yard setback line not less than two (2) feet for each one (1) foot in height that is in excess of
thirty-five (35) feet. All buildings and structures shall not exceed fifty (50) feet in height.

(3)

Landscaping. A minimum fifteen (15) percent of the net area of the site (exclusive of right-of-way) shall
be landscaped and maintained, and automatic irrigation shall be installed.

(4)

Street setbacks. A minimum twenty-five (25) foot setback shall be required on any street. A minimum
ten (10) foot strip adjacent to the street line shall be appropriately landscaped and maintained, except
for designated pedestrian and vehicular accessways. The remainder of the setback may be used for offstreet automobile parking, driveways, or landscaping.

(5)

Side yard setbacks. The minimum side yard setback shall equal not less than ten (10) feet for the two
(2) side lot areas combined.

(6)

Rear yard setback. The minimum rear yard setback shall be fifteen (15) feet.

(7)

Other setbacks. A minimum one hundred (100) foot setback shall be required on any boundary where
the business park property abuts a residential or commercially zoned property. A minimum of twenty
(20) feet of the setback shall be landscaped. The other setback area may also be used for trails, bicycle,
motorcycle and automobile parking, trash/recycling enclosure, driveways or landscaping. Block walls or
other fencing may be required. Barbed wire or concertina wire shall not be allowed.

(8)

Screening. Parking, loading, trash and service areas shall be screened by structures or landscaping.
They shall be located in such a manner as to minimize noise or odor nuisance. Block walls or other
fencing may be required.

(9)

Outside storage. Outside storage shall be screened with structures or landscaping. Landscaping shall be
placed in a manner adjacent to the exterior boundaries of the area so that materials stored are
screened from view. If a non-screened exhibit of products is proposed, it shall be part of the industrial
park site development permit approved pursuant to Section [9.145.040], and shall be set back at least
ten (10) feet from the street line.

(10) Parking. Parking shall be provided as required by [Section 9.240.120].
(11) Utilities. All new utilities shall be underground.
(12) Roof-mounted equipment. All roof mounted mechanical equipment shall be screened from the ground
elevation view to a minimum sight distance of one thousand three hundred twenty (1,320) feet.
(13) Signs. All signs shall be in conformance with [Chapter 9.245].
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(14) Site lighting. All lighting, including spotlights, floodlights, electrical reflectors, and other means of
illumination for signs, structures, landscaping, parking, loading, unloading, and similar areas shall be
focused, directed, and arranged to prevent glare or direct illumination on streets or adjoining property.
( Ord. No. 2017-09 , § 5, 9-21-2017)
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RETURN TO AGENDA

STAFF REPORT

DATE:

FEBRUARY 9, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

KUMAIL RAZA, ASSOCIATE PLANNER

SUBJECT:

AGENDA ITEM NO. 6.2
MASTER APPLICATION (MA) NO. MA21054 (TENTATIVE PARCEL MAP (TPM)
NO. 38086, CONDITIONAL USE PERMIT (CUP) NO. 21003, AND SITE
DEVELOPMENT PERMIT (SDP) NO. 21020 TO CONSTRUCT THREE (3)
COMMERCIAL BUILDINGS ON A 4.54-ACRE SITE
LOCATION: SOUTHWEST CORNER OF ARMSTRONG ROAD AND SIERRA AVENUE
(APNs: 174-340-044, 174-340-042)
APPLICANT: TRACTOR SUPPLY COMPANY

RECOMMENDATION
By motion, adopt Planning Commission Resolution No. 2022-02-09-02 approving Tentative
Parcel Map (TPM) No. 38086, Conditional Use Permit (CUP) No. 21003, and Site Development
Permit (SDP) No. 21020 to allow for the construction of a 42,678 square-foot commercial
development on a 4.54-acre site subject to the attached, recommended conditions of approval.
BACKGROUND
In November 2020, the Applicant submitted a Pre-Application Review, which is an optional
application. The purpose of a PAR is to provide preliminary information such as technical issues
before the applicant invests a significant amount of resources into the formal entitlement process.
The propose project is for a Tractor Supply retail store, and two (2) drive-thru restaurants at the
south-west corner of Armstrong Road and Sierra Avenue.
In February 2021, the Applicant submitted a formal entitlement application for the proposed
project.
PROJECT DESCRIPTION
The applicant proposes to develop a 4.54-acre site with three (3) commercial buildings (Tractor
Supply retail store and two drive-thru restaurants) at the southwest corner of Armstrong Road and
Sierra Avenue. Tractor Supply is a rural lifestyle retailer in the United States. The store sells
equine and pet supplies, garden supplies, power tools, tractor and trailer parts and accessories,
clothing, fencing, and other items needed to maintain the home, farms, and animals.
The applicant is proposing to develop the site in two phases. Phase 1 would consist of the
development of Parcel 1: the construction of a Tractor Supply retail store, potential construction
of the greenhouse and garden supply storage areas, and parking area with landscaping. Phase
Page | 1

2 would consist of the development of Parcels 2 and 3, each with a drive-thru restaurant building.
Phase 2 would be subject to a separate entitlement review of the drive-thrus’ architecture, and
floor plans.
The proposed project requires the following entitlements:
1. Tentative Parcel Map: Subdivide project site into three parcels for each building and its
respective parking area;
2. Conditional Use Permit: Construction of 18,800 square-foot Tractor Supply commercial
building with a combined 18,668 square feet of outdoor storage; and
3. Site Development Permit: Construction of 3,080 square-foot, and 2,130 square-foot drivethru restaurants.
PROJECT LOCATION & SURROUNDING AREA
The project site is located at the southwest corner of Armstrong Road and Sierra Avenue in the
Sunnyslope area of the City. The surrounding land uses include single-family residences to the
northwest, east, and south. The project site also abuts Oak Quarry Golf Club to the north, and a
single-family residence with detached accessory structures to the southwest. The nearest retailcommercial use is the Arco gas station and Farmer Boys Plaza, located at the intersection of
California Route 60 and Valley Way, approximately one (1) mile southwest of the project site.
The proposed project site is also located within the Equestrian Lifestyle Protection Overlay (ELO).
The ELO is intended to preserve the City of Jurupa Valley’s equestrian heritage and lifestyle, and
ensures the keeping of horses and other farm animals can continue, subject to the regulations
specified in the Zoning Ordinance.
EXHIBIT A – SITE LOCATION
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TABLE 1: GENERAL PROJECT INFORMATION
ACCESSOR’S PARCEL NUMBER(S)
TOTAL ACREAGE OF PROJECT SITE
GENERAL PLAN LAND USE DESIGNATION
ZONING CLASSIFICATION

174-340-044 & 174-340-042
4.54 acres
Commercial Retail (CR)
General Commercial
(C-1/C-P)

ANALYSIS
I.

ENVIRONMENTAL REVIEW. The City of Jurupa Valley has prepared and intends to
adopt a Mitigated Negative Declaration for the Project. The proposed Mitigated Negative
Declaration is supported by an Initial Study that evaluated potential effects with respect to
Aesthetics, Agriculture and Forestry Resources, Air Quality, Biological Resources, Cultural
Resources, Geology and Soils, Greenhouse Gas Emissions, Hazards and Hazardous
Materials, Hydrology and Water Quality, Land Use and Planning, Mineral Resources,
Noise, Population and Housing, Public Services, Recreation, Transportation/Traffic, and
Utilities and Service Systems. The proposed Mitigated Negative Declaration determines
that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because mitigation measures have been
required or revisions in the Project have been made or agreed to by the Applicant. The
City’s decision to prepare a Mitigated Negative Declaration should not be construed as a
recommendation of either approval or denial of this Project.
The public review period began on January 5, 2022 and concluded on January 24, 2022.
The City did not receive any comments from the public or other agencies.

II.

GENERAL PLAN.
Land Use Designation.
The General Plan land use designation for the site is Commercial Retail (CR) which allows
for the development of a broad range of retail commercial and services, including
professional office and visitor-serving commercial uses. The project demonstrates
consistency with the Commercial Land Use Element of the General Plan including the
following policie(s):
•

LUE 3.1 Commercial Development. Accommodate the development of
commercial uses in areas designated by the General Plan, specific plans, and
community and town center plans.
The proposed project is for a commercial development on land that has a General
Plan Land Use Designation of Commercial Retail (CR).

•

LUE 3.6 Infrastructure. Require that new commercial development provide
adequate parking, transportation facilities and utilities, including sidewalks and
trails, street trees, water resources, sewer and storm water facilities, and other
utilities to serve new businesses in addition to meeting the needs of existing
residents and businesses.
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The proposed project includes improvements to both Armstrong Road and Sierra
Avenue. The project would provide sidewalk, street trees and landscaping, a splitrail fence, and a 10-foot wide equestrian trail along Armstrong Road. The project
would also provide for sidewalk, and street trees and landscaping along Sierra
Avenue, in addition to sewer and water facilities. Furthemore, the project would
provide other street improvements to this intersection including modifications to
the eastbound free flow right-turn lane on Sierra Avenue.
•

LUE 3.8 Architectural Compatibility. Require commercial development to be
designed to enhance and be architecturally compatible with its surroundings and
with designated scenic highways or public view corridors by providing high quality
architecture, landscaping, and site improvements. Architectural styles that reflect
the City’s small town rural, agricultural history shall be utilized in the design of new
commercial developments in or near the Town Centers, consistent with the
applicable design guidelines.
The proposed project incorporates barn-style architecture that is compatible with
the surrounding area, reflects the City’s equestrian heritage, and enhances the
neighborhood.

Equestrian Lifestyle Protection Overlay (ELO).
The proposed project site is also located within the Equestrian Lifestyle Protection Overlay
(ELO). The ELO is intended to preserve the City of Jurupa Valley’s equestrian heritage
and lifestyle, and ensures the keeping of horses and other farm animals can continue,
subject to the regulations specified in the Zoning Ordinance. The project demonstrates
consistency with the Equestrian Lifestyle Protection Overlay of the General Plan including
the following policie(s):
•

LUE 5.5 Development Review. New development in the Overlay should
accommodate horse keeping, horse facilities and equestrian activities, where
feasible and appropriate. Within the support area, equestrian uses, trails, and
facilities are encouraged.
The proposed project provides off-site improvements including a fence separated
equestrian trail. The proposed trail is 10-foot wide, made of decomposed granite,
and would facilitate continued horse-keeping and equestrian activities in the
surrounding area.

III.

TITLE 7 – SUBDIVISIONS. Tentative Parcel Map (TPM) No. 38086 complies with all
applicable provisions of Title 7 and the Subdivision Map Act for the proposed three (3)
parcels and proposed street dedications along Armstrong Road, and Sierra Avenue. The
Engineering Department has reviewed the Project for required street improvements, travel
lanes, access, circulation, grading, and drainage. The recommended conditions address
areas such as subdivision, circulation, reciprocal parking agreement for the center,
access, grading, drainage, and water quality.

IV.

TITLE 9 – ZONING ORDINANCE. The proposed project meets the intent, permitted uses,
and development standards of the General Commercial (C-1/C-P) Zoning Classification.
The project would be providing for a visitor-serving commercial use that would promote
commercial activities, and the creation of jobs. Additionally, the project complies with the
applicable C-1/C-P development standards in Table 2.
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TABLE 2: C-1/C-P ZONE APPLICABLE DEVELOPMENT STANDARDS
DEVELOPMENT STANDARD

PROJECT COMPLIANCE

Minimum Lot Area: None

In compliance. See TPM.

Setbacks.

In Compliance.

There are no yard requirements for
buildings which do not exceed thirty-five
(35) feet in height except as required for
specific plans. Any portion of a building
which exceeds thirty-five (35) feet in
height shall be set back from the front,
rear and side lot lines not less than two
(2) feet for each foot by which the height
exceeds thirty-five (35) feet.

The Tractor Supply building is proposed
to be 34 feet tall at its highest point. The
structure will have a minimum setback of
61.5 feet from all property and thus
meets this standard. Setbacks for the
drive-thru restaurants will be reviewed
under the future entitlement review.

Height Requirements.

In Compliance.

No building or structure shall exceed
fifty (50) feet in height, unless a greater
height is approved pursuant to Section
9.240.370.

The Tractor Supply building is proposed
to be 34 feet tall at its highest point and
thus meets this development standard.
Heights for the drive-thru restaurants will
be reviewed under the future entitlement
review.

Parking.

In Compliance.

Parking space shall be provided as
required by Section 9.240.120.

The project demonstrates compliance
with Section 9.240.120 (Off-street vehicle
parking) as the overall project meets the
minimum required amount of parking.
Additionally, the project complies with
Chapter 9.283 (Water Efficient
Landscape Design Requirements).

Screening of Roof-Mounted
Equipment.

In Compliance.

All roof mounted mechanical equipment
shall be screened from the ground
elevation view to a minimum sight
distance of one thousand, three hundred
and twenty (1,320) feet.

Any roof-mounted equipment for the
Tractor Supply building will be screened
from public view. Roof-mounted
equipment for the drive-thru restaurants
will be reviewed under the future
entitlement review.
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V.

SITE DESIGN & USE
a) Overall Site Design and Development. The Applicant proposes to develop three (3)
commercial buildings that range in size from 2,130 square feet to 18,800 square feet
on vacant land totaling approximately 4.54 acres. The total square footages of each
building are as follows:
1. Building 1 (Tractor Supply): 18,800 square feet;
2. Building 2 (Drive-Thru Restaurant): 2,130 square feet; and
3. Building 3 (Drive-Thru Restaurant): 3,080 square feet.
EXHIBIT B. SITE PLAN

Building 1 (Tractor Supply) would provide for high-quality barn style architecture that
recognizes and promotes the City’s equestrian heritage and culture. The Tractor
Supply building would be architecturally compatible with the surrounding area in that
barn style architecture is encouraged in the Equestrian Protection Overlay (ELO), and
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the structure would be in compliance with all applicable development standards.
Recommended Condition Nos. 11 and 12 would require the architecture of Buildings
2 and 3 be reviewed and approved under separate Site Development Permit. These
buildings must be designed to be architecturally compatible with the Tractor Supply
development. Furthermore, recommended Condition No. 18 requires a Master Sign
Program to be approved by the Community Development Director to ensure all future
signage is architecturally compatible with the commercial development.
The project site would be decorated by dense landscaping that would consist of large
canopy, screening, and ornamental trees, decorative screening shrubs, vines and
groundcover. The proposed project would also provide for decorative concrete plaza
entrances, parking area, bicycle parking, and trash enclosures. A mostly 6 foot high
split-face wall with a decorative cap would be constructed along the southerly property
line to screen the loading area. The height of the wall is lower towards the Armstrong
Road driveway to allow for visibility. A 42-inch high split-rail fence would be constructed
along Armstrong Road and the northwesterly property line.
b) Phasing of Overall Development. The proposed project would include two (2)
phases. Phase 1 of the overall development would consist of the construction of the
Tractor Supply retail store, and potential construction of the greenhouse and garden
supply storage areas on proposed Parcel 1. Phase 2 of the overall development would
consist of the construction of the two (2) drive-thru restaurants with other on-site
improvements of the proposed Parcels 2 and 3 (subject to a separate entitlement
review of architecture). Depending on the timing of tenant acquisition, Parcels 2 and 3
may be developed simultaneously, or individually.
c) Parking: All the parking spaces on the site are shared amongst all three buildings.
Thus, the minimum parking requirements for all three uses are provided on the site as
a whole.
However, because of the Phasing Plan, Parcel 1 (Tractor Supply Parcel) will
temporarily have fewer parking spaces than as required per Section 9.240.120 (Offstreet vehicle parking). Per the parking requirements (Table 3), Parcel 1 should have
a total of 121 parking spaces, however, given the configuration of the parking area,
Parcel 1 will have a total of 83 parking spaces until Parcels 2 and 3 are developed. To
mitigate any potential impacts of the temporarily reduced parking, recommended
Condition No. 29 would require the applicant to provide a minimum of 15 additional
parking spaces on the project site should the City observe, or receives complaints
related to a shortage in parking. The location, design, and specifications of the
additional parking spaces will be subject to the City’s approval. On-street parking
would not be allowed on Sierra Avenue and Armstrong Road.
Electric Vehicle (EV) Charging Stations. Per a recommended condition, the project will
provide two EV charging stations and the infrastructure to support 7 charging stations.
The two EV charging stations must be provided prior to the issuance of the Certificate
of Occupancy for the first commercial building.
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TABLE 3: REQUIRED PARKING FOR PARCEL 1
AREA

SQUARE
FOOTAGE

CODE
REQUIREMENTS

SPACES
REQUIRED

Retail Store

18,800

51/2 spaces per
1,000 square feet

103

18,668

1 space per 1,000
square feet

Fenced
Outdoor
Display,
Greenhouse,
& Garden
Supply
Storage

TOTAL
SPACES
REQUIRED

121
18

d) Floor Plans & Elevations. Building 1 (Tractor Supply) is designed with barn-style
architecture, and would be 34 feet high at its highest point. The floor area for the
Tractor Supply building would be used for retail sales area, a stockroom, an
employees’ lounge, a manager’s office, an IT closet, and washrooms. Building 1 would
also include two (2) truck-level docking doors for receiving shipments. The architecture
and floor plans of Buildings 2 and 3 (drive-thru restaurants) are required to be
architecturally compatible with Tractor Supply store. The architecture will be reviewed
under the future entitlement review per recommended condition.
EXHIBIT C. FRONT ELEVATION OF TRACTOR SUPPLY STORE

e) Access & Street Improvements. The project site would have full right-of-way access
from Armstrong Road through the south entrance, and (right-in/out) from Sierra
Avenue from the north entrance. Vehicles cannot make a left onto Sierra Avenue from
the northerly driveway.
Per recommended Condition No. 16, CC & Rs must be recorded to provide a
mechanism for reciprocal access, and shared parking amongst all parcels.
Additionally, per recommended Condition No. 16, a Property Owner’s Association
(POA) shall be formed to maintain the parking area, landscaping and irrigation, on-site
storm water and water quality management post construction facilities and features,
and all other common areas.
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The proposed project includes improvements to both Armstrong Road and Sierra
Avenue. The project would provide sidewalk, street trees and landscaping, a split-rail
fence, and a 10-foot wide equestrian trail along Armstrong Road. This equestrian trail
would be part of a larger nextwork of existing trails in the area. An existing equestrian
trail is located on the west side of Armstrong Road between Sierra Avenue and the
City’s northerly border and along the front of The Quarry (residential subdivision on
Armstrong and 34th Street). Furthermore, there is an existing equestrian trail on the
north side of Sierra Avenue between Armstrong Road to Shadow Rock residential
community. The project would also provide for sidewalk, and street trees and
landscaping along Sierra Avenue, in addition to sewer and water facilities. Furthemore,
the project would signal-intergrate the existing right turn lane on Sierra Avenue onto
Armstrong Road. Presently, the right turn is not subject to a red light stop and
commuters use an island-seperated right-turn lane to turn onto Armstrong Road. The
signal integration would increase traffic safety by requiring commuters to slow down
and stop before turning. Restriping for full access on Armstrong Road at the project
site’s driveway would also be required.
VI.

FINDINGS FOR APPROVAL OF TENTATIVE LAND DIVISION MAPS
Per Section 7.15.180 of the Jurupa Valley Municipal Code, “A tentative map shall be
denied if it does not meet all requirements of this ordinance, or if any of the following
findings are made:”
1) That the proposed land division is not consistent with applicable general and specific
plans;
2) That the design or improvement of the proposed land division is not consistent with
applicable general and specific plans;
3) That the site of the proposed land division is not physically suitable for the type of
development;
4) That the site of the proposed land division is not physically suitable for the proposed
density of the development;
5) That the design of the proposed land division or proposed improvements are likely to
cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat;
6) That the design of the proposed land division or the type of improvements are likely to
cause serious public health problems;
7) That the design of the proposed land division or the type of improvements will conflict
with easements, acquired by the public at large, for access through, or use of, property
within the proposed land division. A land division may be approved if it is found that
alternative easements for access or for use will be provided and that they will be
substantially equivalent to ones previously acquired by the public. This subsection
shall apply only to easements of record or to easements established by judgment of a
court of competent jurisdiction;
8) Notwithstanding subsection (5) of this section, a tentative map may be approved if an
environmental impact report was prepared with respect to the project and a finding
was made, pursuant to the California Environmental Quality Act (Pub. Resources Code
Section 21000 et seq. ), that specific economic, social, or other considerations make
infeasible the mitigation measures or project alternatives identified in the
environmental impact report.
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Tentative Parcel Map No. 38086 is consistent with all applicable provisions of Title 7
and the Subdivision Map Act for standards and process. Furthermore, the City’s
Engineering Department has reviewed the project for access, circulation, grading, and
drainage and has recommended conditions that would require the project to comply
with mandated regulations.
The land is suitable for the proposed commercial subdivision. The project will not
cause any substantial environmental damage or impacts to wildlife and their habitats
with recommended conditions and mitigation measures. The project will not be a
danger to the welfare of the general public. The project will not cause serious public
health problems. A mitigated negative declaration has been prepared and findings
have been made pursuant to California Environmental Quality Act. None of the findings
for the denial of the Tentative Map has been made. It is recommended for approval.
VII.

FINDINGS FOR APPROVAL OF CONDITIONAL USE PERMIT
Per Section 9.240.280 of the Jurupa Valley Municipal Code, “A Conditional Use Permit
shall not be granted unless the applicant demonstrates that the proposed use will not be
detrimental to the health, safety or general welfare of the community. Any permit that is
granted shall be subject to such conditions as shall be necessary to protect the health,
safety or general welfare of the community.”
The proposed project is compatible with adjacent commercial/recreational and residential
land uses, and is consistent with the Commercial Retail (CR) Land Use Designation and
General Commercial (C-1/C-P) Zoning Classification. The proposed outdoor storage area
is enclosed with an 8-foot high wrought-iron fence. The outdoor storage is adequately
screened from sensitive land uses by the Tractor Supply building to the southeast, and
screening trees to the northwest, and screening trees to the northeast.
The recommended Conditions of Approval and Mitigated Monitoring and Reporting
Program (MMRP) ensure that the proposed project will have a “Less than Significant
Impact” to the surrounding land uses and will therefore not be detrimental to the health,
safety or general welfare of the community. Furthermore, the existing 4.54-acre site will
greatly be enhanced with new landscaped parkway improvements, quality architectural
building design, decorative walls/fencing, and landscaping around the site perimeter.
Therefore, the proposed project is consistent with the existing and future development,
including development layout, within this primarily residential area.

VIII.

FINDINGS FOR APPROVAL OF A SITE DEVELOPMENT PERMIT
Per Section 9.240.330(3) of the Jurupa Valley Municipal Code, no site development permit
shall be approved unless it complies with the following standards:
a) The proposed use must conform to all the requirements of the City’s General Plan and
with all applicable requirements of State law and the ordinances of the City of Jurupa
Valley.
The project is consistent with the General Plan, applicable requirements of State law,
and ordinances of the City as the project proposes a commercial use. Pursuant to the
Commercial Retail (CR) policies of the General Plan, and General Commercial (C1/C-P) Zoning Classification, visitor-based commercial uses including retail stores,
and restaurants are encouraged and permitted.
b) The overall development of the land shall be designed for the protection of the public
health, safety and general welfare; to conform to the logical development of the land
and to be compatible with the present and future logical development of the
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surrounding property. The plan shall consider the location and need for dedication and
improvement of necessary streets and sidewalks, including the avoidance of traffic
congestion; and shall take into account topographical and drainage conditions,
including the need for dedication and improvements of necessary structures as a part
thereof.
The proposed development has been designed to protect the health, safety, and
general welfare by incorporating street and traffic improvements, mitigation measures,
and landscape buffer. This area consists of primarily residential and
commercial/recreational land uses within residential and open space zones. The
existing development along Armstrong Road and Sierra Avenue includes single-family
homes, and a golf course, both of which are compatible with this project. Thus, the
project is consistent with the logical development of the land, and is compatible with
the present and future development of the surrounding area.
Topographical and drainage conditions have been addressed through an approved
Preliminary Water Quality Management Plan and the recommended Engineering
conditions.
NOTICING REQUIREMENTS
Public hearing notices were sent to surrounding property owners within 1,000 feet from the
boundaries of the project site, and extended the radius to include all properties within the same
block. The radius map is included as an attachment to this report. Additionally, legal
advertisements were published in the Press Enterprise on January 29, 2022. To date, staff has
received one (1) phone call opposed to the project. No other comments have been received.
CONCLUSION
The project is in conformance with the General Plan, Jurupa Valley Municipal Code, and
applicable provisions of the Subdivision Map Act.
The project will develop a vacant parcel at a prominent commercial corner in the Sunnyslope area
of the City. The project will incorporate high quality architecture that recognizes and promotes the
City’s equestrian heritage, provide high quality decorative landscaping, and provide important offsite improvements to the public right-of-way. Lastly, the project will promote commercial activities,
and the creation of local jobs within the City.
Prepared by:

___________________________
Kumail Raza
Associate Planner

Submitted by:

___________________________
Joe Perez
Community Development Director
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Reviewed by:
___//s// Maricela Marroquin____
Maricela Marroquin

ATTACHMENTS:
1. Planning Commission Resolution No. 2022-02-09-02
a. Exhibit A. Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program
b. Exhibit B: Conditions of Approval
2. Plans (Tentative Parcel Map, Architectural Plans, Landscape Plans, Grading)
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ATTACHMENT NO.1
Resolution No. 2022-02-09-02

RESOLUTION NO. 2022-02-09-02
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF JURUPA VALLEY ADOPTING A
MITIGATED
NEGATIVE
DECLARATION
AND
MITIGATION
MONITORING
AND
REPORTING
PROGRAM, AND APPROVING TENTATIVE PARCEL MAP
NO. 38086, CONDITIONAL USE PERMIT NO. 21003, AND
SITE DEVELOPMENT PERMIT NO. 21020 TO A
SCHEDULE “E” SUBDIVISION OF APPROXIMATELY 4.54
ACRES OF REAL PROPERTY INTRO THREE PARCELS
AND THE CONSTRUCTION OF THREE COMMERCIAL
BUILDINGS TOTALING 42,678 SQUARE FEET ON
APPROXIMATELY 4.54 ACRES OF REAL PROPERTY
LOCATED ON THE SOUTHWEST CORNER OF
ARMSTRONG ROAD AND SIERRA AVENUE (APNS: 174340-042, -044)
THE PLANNING COMMISSION OF THE CITY OF JURUPA VALLEY DOES
RESOLVE AS FOLLOWS:
Section 1.
Project. Tractor Supply Company (the “Applicant”) has applied for
Tentative Parcel Map No. 38086, Conditional Use Permit No. 21003, and Site Development Permit
No. 21020 (collectively, Master Application No. 21054 or MA No. 21054) to permit a Schedule
“E” subdivision of approximately 4.54 acres into three (3) parcels on real property located on the
southwest corner of Armstrong Road and Sierra Avenue (APNs: 174-340-042, -044) to allow the
construction of a proposed 18,800-square foot Tractor Supply Co. commercial retail building with
a combined 18,668 square feet of fenced outdoor display area, greenhouse, and garden supply
storage, a 3,080-square foot drive-thru restaurant, and a 2,130-square foot drive-thru restaurant
(the “Project”).
Section 2.

Tentative Parcel Map.

(a)
The Applicant is seeking approval of Tentative Parcel Map No. 38086, a
Schedule “E” subdivision of an approximately 4.54 acre parcel into three (3) parcels on real
property located at the southwest corner of Armstrong Road and Sierra Avenue (APNs: 174-340042, -044).
(b)
Section 7.05.020.A. of the Jurupa Valley Municipal Code provides that the
Jurupa Valley Planning Commission is designated as the “Advisory Agency” charged with the
duty of making investigations and reports on the design and improvement of all proposed tentative
Schedule “E” maps. Further, Section 7.05.020.A. of the Jurupa Valley Municipal Code provides
that the Commission is authorized to approve, conditionally approve or disapprove all such
tentative map land divisions and report the action directly to the City Council and the land divider.
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(c)
Section 7.15.150 of the Jurupa Valley Municipal Code provides that the
Planning Commission is the advisory agency authorized to directly approve, conditionally approve
or disapprove all such tentative maps.
(d)
Section 7.15.130.A. of the Jurupa Valley Municipal Code provides that
within fifty (50) days after the date of filing of a commercial parcel map, a public hearing on the
map must be held before the Planning Commission. Section 7.15.130.B. of the Jurupa Valley
Municipal Code provides that after the close of the hearing, the Planning Commission must
approve, conditionally approve, or disapprove the proposed tentative map, file notice of the
decision with the City Clerk, and mail notice of the decision to the land divider, or his or her
authorized agent, and any interested party requesting a copy.
(e)
Section 7.15.180 of the Jurupa Valley Municipal Code requires denial of a
tentative parcel map if it does not meet all of the requirements of Title 7 of the Jurupa Valley
Municipal Code, or if any of the following findings are made:
1)
general and specific plans.

That the proposed land division is not consistent with applicable

2)
That the design or improvement of the proposed land division is not
consistent with applicable general and specific plans.
3)
That the site of the proposed land division is not physically suitable
for the type of development.
4)
That the site of the proposed land division is not physically suitable
for the proposed density of the development.
5)
That the design of the proposed land division or proposed
improvements are likely to cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat.
6)
That the design of the proposed land division or the type of
improvements are likely to cause serious public health problems.
7)
That the design of the proposed land division or the type of
improvements will conflict with easements, acquired by the public at large, for access through, or
use of, property within the proposed land division. A land division may be approved if it is found
that alternate easements for access or for use will be provided and that they will be substantially
equivalent to ones previously acquired by the public. This subsection shall apply only to easements
of record or to easements established by judgment of a court of competent jurisdiction.
8)
Notwithstanding subsection 5) above, a tentative map may be
approved if an environmental impact report was prepared with respect to the project and a finding
was made, pursuant to the California Environmental Quality Act (Pub. Resources Code Section
21000 et seq.), that specific economic, social, or other considerations make infeasible the
mitigation measures or project alternatives identified in the environmental impact report.
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(f)
Section 7.15.140 of the Jurupa Valley Municipal Code provides that except
as provided in Section 7.05.020(B), the action of the Planning Commission on a tentative map
shall be final unless the final decision is appealed by the land divider or any interested party.
Section 3.

Conditional Use Permit.

(a)
The Applicant is seeking approval of Conditional Use Permit No. 21003 to
permit the construction of a 18,800-square foot commercial retail building for Tractor Supply Co.,
a retail chain offering a wide variety of agricultural and livestock supplies, plus tools, work wear
and boots, with a combined 18,668 square feet of fenced outdoor display area, greenhouse, and
garden supply storage, on approximately 4.54 acres of real property located at the southwest corner
of Armstrong Road and Sierra Avenue (APNs: 174-340-042, -044).
(b)
Section 9.115.020(C)(8) of the Jurupa Valley Municipal Code provides that
all uses permitted in Section 9.115.020(A) that have more than two hundred (200) square feet of
outside storage or display of materials, are permitted in the C-1/C-P Zone provided a conditional
use permit has been granted pursuant to Section 9.240.280 of the Jurupa Valley Municipal Code.
Sections 9.115.020(A)(20), (25), (30), (45), (61), and (75) of the Jurupa Valley Municipal Code
provide that clothing stores, department stores, feed and grain sales, leather goods stores, pet shops
and pet supply shops, and sporting goods stores may be located in the C-1/C-P Zone provided the
uses are only in enclosed buildings with not more than two hundred (200) square feet of outside
storage or display of materials appurtenant to such use.
(c)
Section 9.240.280.(3) of the Jurupa Valley Municipal Code provides that a
public hearing shall be held on the application for a conditional use permit in accordance with the
provisions of Section 9.240.250, all of the procedural requirements and rights of appeal as set forth
therein shall govern the hearing, and the hearing body in Section 9.240.250 shall be defined as the
Planning Commission of the City of Jurupa Valley.
(d)
Section 9.240.250(5) of the Jurupa Valley Municipal Code provides that the
hearing body shall hear relevant testimony from interested persons and make its decision within a
reasonable time after the close of the public hearing. Notice of the decision shall be filed by the
Planning Director with the City Clerk, together with a report of the proceedings, not more than ten
(10) days after the decision. A copy of the notice of decision shall be mailed to the applicant and
to any person who has made a written request for a copy of the decision. If the hearing body is
unable to make a decision, that fact shall be filed with the City Clerk in the same manner for
reporting decisions and shall be considered as a notice of denial of the application by the hearing
body.
(e)
Section 9.240.280.(4) of the Jurupa Valley Municipal Code provides that a
conditional use permit shall not be granted unless the applicant demonstrates that the proposed use
will not be detrimental to the health, safety, or general welfare of the community. Any permit that
is granted shall be subject to such conditions as shall be necessary to protect the health, safety, or
general welfare of the community.
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Section 4.

Site Development Permit.

(a)
The Applicant is seeking approval of Site Development Permit No. 21020
to develop approximately 4.54 acres of real property located at the southwest corner of Armstrong
Road and Sierra Avenue (APNs: 174-340-042, -044) with a proposed 3,080-square foot drive-thru
restaurant, and a proposed 2,130-square foot drive-thru restaurant.
(b)
Section 9.115.020.A.(70) of the Jurupa Valley Municipal Code provides
that restaurants and other eating establishments, with not more than two hundred (200) square feet
of outside storage or display of materials appurtenant to the uses, are permitted in the C-1/C-P
Zone provided a site development permit has been approved pursuant to Section 9.240.330 of the
Jurupa Valley Municipal Code.
(c)
Section 9.240.330.(3) of the Jurupa Valley Municipal Code provides that
no site development permit shall be approved unless it complies with the following standards:
1)
The proposed use must conform to all the requirements of the City
of Jurupa General Plan and with all applicable requirements of State law and the ordinances of the
City of Jurupa Valley.
2)
The overall development of the land shall be designed for the
protection of the public health, safety and general welfare; to conform to the logical development
of the land and to be compatible with the present and future logical development of the surrounding
property. The plan shall consider the location and need for dedication and improvement of
necessary streets and sidewalks, including the avoidance of traffic congestion; and shall take into
account topographical and drainage conditions, including the need for dedication and
improvements of necessary structures as a part thereof.
3)
All site development plans which permit the construction of more
than one structure on a single legally divided parcel shall, in addition to all other requirements, be
subject to a condition which prohibits the sale of any existing or subsequently constructed
structures on the parcel until the parcel is divided and a final map recorded in accordance with
Title 7 of the Jurupa Valley Municipal Code in such a manner that each building is located on a
separate legally divided parcel.
(d)
Section 9.240.330.(5) of the Jurupa Valley Municipal Code provides that,
notwithstanding any other provision in Section 9.240.330 to the contrary, a site development
permit application that requires the approval of a land division map or is being processed
concurrently with a land division map, but does not require the approval of a general plan
amendment, a specific plan amendment, or a change of zone, must be heard in accordance with
the provisions of Sections 7.15.140, 7.15.150, and 7.15.160 of the Jurupa Valley Municipal Code,
as described in Sections 2(c) and (f) of this Resolution, and all of the procedural requirements and
rights of appeal as set forth therein shall govern the hearing.
Section 5.
Procedural Findings. The Planning Commission of the City of Jurupa
Valley does hereby find, determine and declare that:
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(a)
The application for MA No. 21054 was processed including, but not limited
to, a public notice, in the time and manner prescribed by State law and Jurupa Valley Ordinances.
(b)
On February 9, 2022, the Planning Commission of the City of Jurupa Valley
held a public hearing on MA No. 21054, at which time all persons interested in the Project had the
opportunity and did address the Planning Commission on these matters. Following the receipt of
public testimony the Planning Commission closed the public hearing.
(c)

All legal preconditions to the adoption of this Resolution have occurred.

Section 6.
California Environmental Quality Act Findings for Adoption of
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program. The
Planning Commission of the City of Jurupa Valley does hereby make the following environmental
findings and determinations in connection with the approval of the Project:
(a)
Pursuant to the California Environmental Quality Act (“CEQA”) (Cal. Pub.
Res. Code §21000 et seq.) and the State Guidelines (the “Guidelines”) (14 Cal. Code Regs. §15000
et seq.), City staff prepared an Initial Study of the potential environmental effects of the approval
of the Project as described in the Initial Study. Based upon the findings contained in that Study,
City staff determined that, with the incorporation of mitigation measures, there was no substantial
evidence that the Project could have a significant effect on the environment and an MND was
prepared by the City in full compliance with CEQA.
(b)
Thereafter, City staff provided public notice of the public comment period
and of the intent to adopt the MND as required by law. The public comment period commenced
on January 5, 2022, and expired on January 24, 2022. Copies of the documents have been available
for public review and inspection at City Hall, 8930 Limonite Avenue, Jurupa Valley, California
92509. The City did not receive any comments during the public review period.
(c)
The Planning Commission has reviewed the MND and the Mitigation
Monitoring and Reporting Program (“MMRP”), attached as Exhibit “A,” and all comments
received regarding the MND and, based on the whole record before it, finds that:
1)

The MND was prepared in compliance with CEQA;

2)
With the incorporation of mitigation measures, there is no
substantial evidence that the Project will have a significant effect on the environment; and
City Council.

3)

The MND reflects the independent judgment and analysis of the

(d)
Based on the findings set forth in this Resolution, the Planning Commission
hereby adopts the MND and MMRP for the Project.
(e)
The Community Development Director is authorized and directed to file a
Notice of Determination in accordance with CEQA.
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Section 7.
Findings for Approval of Tentative Parcel Map. The Planning
Commission of the City of Jurupa Valley does hereby find, determine and declare that the proposed
Tentative Parcel Map No. 38086 should be granted because:
(a)
The proposed Tentative Parcel Map No. 38086 meets all requirements of
Title 7 (Subdivisions) of the Jurupa Valley Municipal Code.
(b)
The proposed land division will be consistent with the City’s General Plan
in that the land use designation is Commercial Retail; zoning classification is C-1/C-P; and the
proposed project is a commercial development.
(c)
The design or improvement of the proposed land division is consistent with
the City’s General Plan in that all proposed parcels meet the standards of the Commercial Retail
(CR) land use designation.
(d)
The site of the proposed land division is physically suitable for the type of
development in that it consistent with the FAR for the Commercial Retail (CR) land use
designation.
(e)
The site of the proposed land division is physically suitable for the proposed
density of the development in that the Project proposes commercial development with an FAR of
0.21, and the recommended FAR per the General Plan is 0.20 to 0.35 for the Commercial Retail
(CR) land use designation.
(f)
The design of the proposed land division or proposed improvements is not
likely to cause substantial environmental damage nor substantially and avoidably injure fish or
wildlife or their habitat with the implementation of the recommended Conditions of Approval and
mitigation measures.
(g)
The design of the proposed land division or the type of improvements is not
likely to cause serious public health problems in that an MND was prepared for the Project. The
MND evaluated potential effects with respect to Aesthetics, Air Quality, Biological Resources,
Cultural Resources, Greenhouse Gas Emissions, Hazards and Hazardous Materials, Land Use and
Planning, Transportation, Tribal Cultural Resources, and Utilities and Service Systems. The MND
determined that although the project could have a significant effect on the environment, there will
not be a significant effect in this case because mitigation measures have been agreed to by the
Applicant.
(h)
The design of the proposed land division or the type of improvements will
not conflict with easements, acquired by the public at large, for access through, or use of, property
within the proposed land division. The City’s Engineering Department has reviewed the proposed
land division for access, circulation, grading, and drainage and has recommended Conditions of
Approval that would require the land division to comply with mandated regulations.
Section 8.
Findings for Approval of Conditional Use Permit. The Planning
Commission of the City of Jurupa Valley does hereby find, determine, and declare that the
proposed Conditional Use Permit No. 21003 should be granted because the proposed 18,800-
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square foot commercial retail building with a combined 18,668 square feet of outdoor storage will
not be detrimental to the health, safety, or general welfare of the community in that:
(a)
The proposed commercial retail building with a combined 18,668 square
feet of outdoor storage are compatible with adjacent open space and residential land uses, and is
consistent with the Commercial Retail (CR) land use designation and the General Commercial (C1/C-P) zoning classification. The proposed outdoor storage area will be adequately screened from
sensitive land uses by the proposed commercial retail building to the southeast, an 8-foot high
wrought-iron fence and screening trees to the northwest, and the parking area and screening trees
to the northeast.
(b)
The proposed Conditions of Approval and mitigation meaures ensure that
the proposed commercial retail building will have a less than significant environmental impact on
the surrounding land uses. Furthermore, the existing 4.54-acre site will greatly be enhanced with
new landscaped parkway improvements, quality architectural building design, decorative
walls/fencing, and landscaping around the site perimeter. The proposed commercial retail building
with a combined 18,668 square feet of outdoor storage are consistent with the existing and future
development, including development layout, within this primarily residential area.
Section 9.
Findings for Approval of Site Development Permit. The Planning
Commission of the City of Jurupa Valley does hereby find and determine that Site Development
Permit No. 21020 should be approved because:
(a)
The proposed drive-thru restaurants will conform to all the requirements of
the City of Jurupa General Plan in that the project site has a General Plan land use designation
which promotes the development of a broad range of retail commercial and services, including
visitor-serving commercial uses.
(b)
The proposed drive-thru restaurants will conform to all applicable
requirements of State law in that the project will be designed to conform to all applicable
requiremetns of State law as required by State law and conditions of approval.
(c)
The proposed drive-thru restaurants will conform to all applicable
requirements of the ordinances of the City of Jurupa Valley in that the proposed development
demonstrates compliance with applicable provisions of Title 9 (Planning and Zoning) of the Jurupa
Valley Municipal Code including Chapter 9.115 (C-1/C-P Zone (General Commercial)), and
Section 9.240.120. (Off-street vehicle parking).
(d)
The proposed overall development of the land is designed for the protection
of the public health, safety and general welfare by incorporating street and traffic improvements,
mitigation measures, and landscape buffers.
(e)
The proposed overall development of the land is designed to conform to the
logical development of the land in that it is a commercial shopping center with the strategic
allocation of land uses, parking, circulation, landscaping, utilities, and public right-of-way
improvements. The commercial shopping center is a compatible use with the existing residential
communities.
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(f)
The proposed overall development of the land is designed to be compatible
with the present and future logical development of the surrounding property. The area surrounding
the subject site consists of primarily residential and open space land uses within residential and
open space zones. The existing development along Armstrong Road and Sierra Avenue includes
single-family homes and a golf course, both of which are compatible with the proposed overall
development of the subject site.
(g)
The proposed site development plans consider the location and need for
dedication and improvement of necessary streets and sidewalks, including the avoidance of traffic
congestion in that it includes public right-of-way improvements along Armstrong Road and Sierra
Avenue, and sufficient on-site vehicular parking.
(h)
The proposed site development plans take into account topographical and
drainage conditions, including the need for dedication and improvements of necessary structures
as a part thereof. Topographical and drainage conditions have been addressed through an approved
Preliminary Water Quality Management Plan and proposed Conditions of Approval recommended
the City’s Engineering Department.
(i)
Together with the proposed Tentative Parcel Map No. 38086 and the
recommended Conditions of Approval, the proposed Site Development Permit No. 21020 does not
permit the construction of more than one structure on a single legally divided parcel.
Section 10. Approval of Master Application No. 21054 with Conditions. Based on
the foregoing, the Planning Commission of the City of Jurupa Valley hereby approves Master
Application No. 21054 (Tentative Parcel Map No. 38086, Conditional Use Permit No. 21003, Site
Development Permit No. 21020) to permit a Schedule “E” subdivision of approximately 4.54 acres
into three (3) parcels on real property located on the southwest corner of Armstrong Road and
Sierra Avenue (APNs: 174-340-042, -044) to allow the construction of a proposed 18,800-square
foot Tractor Supply Co. commercial retail building with a combined 18,668 square feet of fenced
outdoor display area, greenhouse, and garden supply storage, a 3,080-square foot drive-thru
restaurant, and a 2,130-square foot drive-thru restaurant, all subject to the recommended conditions
of approval attached hereto as Exhibit “B”.
Section 11. Certification. The Community Development Director shall certify to the
adoption of this Resolution.
PASSED, APPROVED AND ADOPTED by the Planning Commission of the City of
Jurupa Valley on this 9th day of February, 2022.

______________________________
Hakan Jackson
Chair of Jurupa Valley Planning Commission
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ATTEST:

_______________________________
Joe Perez
Community Development Director/Secretary to the Planning Commission
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STATE OF CALIFORNIA

)

COUNTY OF RIVERSIDE

) ss.

CITY OF JURUPA VALLEY

)

I, Joe Perez, Community Development Director of the City of Jurupa Valley, do hereby certify
that the foregoing Resolution No. 2022-02-09-02 was duly adopted and passed at a meeting of the
Planning Commission of the City of Jurupa Valley on the 9th day of February, 2022, by the
following vote, to wit:
AYES:

COMMISSION MEMBERS:

NOES:

COMMISSION MEMBERS:

ABSENT:

COMMISSION MEMBERS:

ABSTAIN:

COMMISSION MEMBERS:

___________________________
JOE PEREZ
COMMUNITY DEVELOPMENT DIRECTOR

PC Reso. No. 2022-02-09-02

Page 10 of 10

California Environmental Quality Act (CEQA)
Initial Study/Mitigated Negative Declaration
MA 21054
Woodcrest Real Estate Ventures
Tractor Supply Project
Master Application MA 21054
Conditional Use Permit CUP 21003
Tentative Parcel Map TPM 38086
Site Development Plan SPD 21020

City of Jurupa Valley
8930 Limonite Avenue
Jurupa Valley, CA 92509
Contact: Rocio Lopez, Senior Planner
(951) 332-6464 ext. 212
rlopez@jurupavalley.org

Project Proponent:
Woodcrest Real Estate Ventures
1410 Main Street, Suite C
Ramona, CA. 92065

December 30, 2021

Initial Study/Mitigated Negative Declaration JV

Tractor Supply Commercial Project
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1.0 Finding
Based on this initial evaluation:
I find that the proposed use COULD NOT have a significant effect on the environment, and
a NEGATIVE DECLARATION will be recommended for adoption.
I find that although the proposal could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the Project have been made
by or agreed to by the Project Applicant. A MITIGATED NEGATIVE DECLARATION will be
recommended for adoption.

X

I find that the proposal MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposal MAY have a significant effect(s) on the environment, but at least
one effect 1) has been adequately analyzed in an earlier document pursuant to applicable
legal standards, and 2) has been addressed by mitigation measures based on the earlier
analysis as described on attached sheets, if the effect is a “potentially significant impact”
or “potentially significant unless mitigated.” An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to be addressed.
I find that although the proposed Project could have a significant effect on the
environment, because all potgentially significnat effect (a) have been analyzed adequately
in an earlier EIR or NEGATIVE DECLARATION, pursuant to all applicable standards, and (b)
have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION,
including revisions or mitigation measures are are imposed upon the proposed Project,
nothing further is required.

City of Jurupa Valley
Signature

Agency

Joe Perez, Community Development Director
Printed Name/Title

December 30, 2021
Date

Page 1

Initial Study/Mitigated Negative Declaration JV

Tractor Supply Commercial Project

2.0-Introduction
2.1-Purpose of the Initial Study/Mitigated Negative Declaration
The purpose of this Initial Study is to provide a preliminary analysis of a proposed action to
determine whether a Negative Declaration, Mitigated Negative Declaration, or an Environmental
Impact Report should be prepared for a project. A Mitigated Negative Declaration is a written
statement by the City of Jurupa Valley that the Initial Study identified potentially significant
environmental effects of the Project but the Project is revised or mitigation measures are
required to eliminate or mitigate impacts to less than significant levels.
2.2- Environmental Impacts Requiring Mitigation
Table 2-1 identifies the environmental impacts that require mitigation. All other topics either
have No Impact or a Less than Significant Impact.
Table 2.1 Environmental Impacts Requiring Mitigation
Aesthetics

Mineral Resources

Agriculture Resources

Noise (MITIGATION REQUIRED)

Air Quality

Population & Housing

Biological Resources (MITIGATION REQUIRED)

Public Services

Cultural Resources

Recreation

Energy

Transportation

Geology & Soils (MITIGATION REQUIRED)

Tribal Cultural Resources (MITIGATION REQUIRED)

Greenhouse Gas Emissions

Utilities and Service Systems (MITIGATION REQUIRED)

Hazards & Hazardous Materials

Wildfire

Hydrology & Water Quality

Mandatory Findings of Significance (MITIGATION REQUIRED)

Land Use & Planning
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2.3 -Public Review of the Document
This Initial Study/Mitigated Negative Declaration and a Notice of Intent to adopt the Mitigated
Negative Declaration was distributed to the following entities for a 20‐day public review period:
1) Organizations and individuals who have previously requested such notice in writing to the
City of Jurupa Valley;
2) Responsible and trustee agencies (public agencies that have a level of discretionary approval
over some component of the proposed Project); and
3) The Riverside County Clerk.
The Notice of Intent also was noticed to the general public in the Riverside Press-Enterprise, which
is a primary newspaper of circulation in the areas affected by the Project.
As required by California Environmental Quality Act (CEQA) Section 15105, the public review
period for this Initial Study/Mitigated Negative Declaration will commence on January 5, 2022 and
end at 5:00pm on January 24, 2022.
Comments are to be submitted to:
Rocio Lopez, Senior Planner
City of Jurupa Valley
8930 Limonite Avenue
Jurupa Valley, CA 92509
(951) 332-6464 ext. 212
rlopez@jurupavalley.org
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3.0-Project Description/Environmental Setting
3.1 – Project Location
The Project site is located on the southwest corner of Sierra Avenue and Armstrong and northeast
of 29th Street. The Project site is identified by the following Assessor Parcel Numbers: APN:174-340042-9 and 174-340-044-1. (See Figure 3.1 – Vicinity Location Map/Aerial Photo and Figure 3.2Site Plan).
3.2-Project Description
The Project consists of 3 buildings, a 37,876 square foot Tractor Supply Site store, a 2,680 square
foot coffee shop with a drive through lane, and a 3,230 square foot fast food restaurant with a
drive through lane.
3.3-Proposed Improvements
Street Improvements and Access
Access is planned via a left-in, right-in-right-out driveway on Armstrong Road and a full-access
driveway on Sierra Avenue. Sierra Avenue and Armstrong Road are paved, City-maintained streets with
curb and gutter. Applicant will be required to provide parkway and road improvements. Improvements
include, but are not limited to the following:






Roadways adjacent to the proposed project site and site access points will be constructed
in compliance with recommended roadway classifications and respective cross-sections
in the City of Jurupa Valley General Plan or as directed by the City Engineer.
The proposed project will be removing the existing free channelized right-turn. The
intersection will be improved to include an eastbound dedicated right-turn pocket on
Sierra Avenue. The new right-turn pocket will be under traffic signal control.
Sight distance at each project access point will be required to conform with respect to
standard Caltrans and City sight distance standards at the time of final grading,
landscaping and street improvement plans.
Signing/striping will be implemented in conjunction with detailed construction plans for
the project site.

Water and Sewer Improvements
The Project will connect to the existing 16-inch water line and the existing 10-inch sewer line in
Armstrong Road.
Drainage Improvements
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The proposed Project site will include approximately 84.42% impervious area and 15.58%
landscape. Stormwater generated from the project will sheet flow southwesterly and
concentrated via curbs and gutters where stormwater will be directed to drainage inlets that
connect to the underground storage chambers. The project will have emergency overflow outlet
located at the southwesterly portion of the site and will drain to the adjacent public street on
Armstrong Road.
3.4- Construction and Operational Characteristics
Construction
Construction of the Project is expected to take approximately 12 months. During all phases of
construction, all construction equipment and materials storage would occur within the Project
site. No off-site staging area for trucks or equipment would be required during construction
activities. The Project Proponent will be required to prepare and implement a City-approved
construction traffic management plan to avoid or minimize temporary construction-related
traffic impacts throughout site preparation and construction activities.
Operations
Typical operations include vehicle trips from customers, delivery vehicles and the operation of
lawnmowers, leaf blowers, and maintenance equipment associated with site maintenance.
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Figure 3.1- Vicinity Location Map/Aerial Photo
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Figure 3.2-Site Plan
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Figure 3.3- Architectural Design
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3.5-Environmental Setting
CEQA Guidelines §15125 establishes requirements for defining the environmental setting to
which the environmental effects of a proposed project must be compared. The environmental
setting is defined as “…the physical environmental conditions in the vicinity of the project, as they
exist at the time the Notice of Preparation is published, or if no Notice of Preparation is published,
at the time the environmental analysis is commenced…” (CEQA Guidelines §15125[a]). Because
a Notice of Preparation was not required, the environmental setting for the Project is February
2021, which is the date that the Project’s environmental analysis commenced.
The Project Site is relatively flat and characterized as disturbed/ruderal as a result of historic soil
disturbance and is vacant. Onsite and adjacent land uses, General Plan land use designations,
and zoning classifications are shown in Table 3.1.
Table 3.1: Land Uses, General Plan Land Use Designations, and Zoning Classifications

Site

Current
Land Use
Vacant disturbed land.

General Plan Land Use
Designation
Commercial (C-1/C-P)

North

Oak Quarry Golf Club

Commercial (C-1/C-P) and
Light Agriculture (A-1)

West

Single-family residential

South

Single-family residential
Light Agriculture and
Single-family residential

Location

East

Light Agriculture (A-1) and
Single Family Detached (R-1)
Singe Family Detached (R-1)
Light Agriculture (A-1) and
Residential Agriculture (R-A)

Zoning

Commercial Retail (CR)
Open Space – Recreational (OS-R),
Country Neighborhood (LDR) Equestrian
Protection Lifestyle Overlay (ELO)
Country Neighborhood (LDR) Equestrian
Protection Lifestyle Overlay (ELO)
Medium Density Residential (MDR)
Medium Density Residential (MDR)

Source: Field inspection, City of Jurupa Valley-General Plan Land Use Map August 2021, Google Earth Pro.
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4.0-Environmental Analysis
The Project is evaluated based on its potential effect on twenty-one (21) environmental topics.
Each of the above environmental topics are analyzed by responding to a series of questions
pertaining to the impact of the Project on the particular topic. Based on the results of the Impact
Analysis, the effects of the Project are then placed in one of the following four categories, which
are each followed by a summary to substantiate the factual reasons why the impact was placed
in a certain category.
Potentially Significant or
Significant Impact

Less Than Significant
Impact
with Mitigation
Incorporated
Potentially significant
Significant or Potentially
significant impact(s) have been impact(s) have been
identified or anticipated,
identified or anticipated that
cannot be mitigated to a level of but mitigation is possible to
insignificance. An Environmental reduce impact(s) to a less
Impact Report must therefore be than significant category.
Mitigation measures must
prepared.
then be identified.

Less Than
Significant
Impact

No Impact

No “significant”
No impact(s) identified or
impact(s) identified or anticipated. Therefore, no
anticipated. Therefore, mitigation is necessary.
no mitigation is
necessary.

Throughout the impact analysis in this Initial Study, reference is made to the following:


Plans, Policies, Programs (PPP)  These include existing regulatory requirements such as
plans, policies, or programs applied to the Project based on the basis of federal, state, or
local law currently in place which effectively reduce environmental impacts. If applicable,
they will be identified in the Analysis section for each topic.



Mitigation Measures (MM)  These measures include requirements that are imposed
where the impact analysis determines that implementation of the proposed Project
would result in significant impacts. Mitigation measures are proposed to reduce impacts
to less than significant levels in accordance with the requirements of CEQA.

If applicable to the analysis for a certain environmental topic, Plans, Policies, or Programs (PPP)
were assumed and accounted for in the assessment of impacts for each issue area. Mitigation
Measures were formulated only for those issue areas where the results of the impact analysis
identified significant impacts. Both types of measures described above will be required to be
implemented as part of the Project if so, indicated in the analysis.
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4.1 Aesthetics
Threshold 4.1 (a). Would the
Project:

Potentially
Significant or
Significant
Impact

Less Than Significant
Impact
with Mitigation

Have a substantial adverse effect on
a scenic vista?

Less Than
Significant
Impact

No Impact



Impact Analysis
Plans, Policies, and Programs
The following applies to the Project and would reduce impacts related to blocking scenic vistas.
This measure will be included in the Project’s Mitigation Monitoring and Reporting Program to
ensure compliance.
PPP 4.1.1

As required by Municipal Code Section 9.115.040 (3), no building or structure
shall exceed fifty (50) feet in height, unless a greater height is approved pursuant
to Section 9.240.370. In no event, however, shall a building or structure exceed
seventy-five (75) feet in height, unless a variance is approved pursuant
to Section 9.240.270.

PPP 4.1.2

As required by the General Plan Land Use Element Table 2.4, the Floor Area Ratio
(FAR) shall not exceed 0.20 - 0.35.

PPP 4.1.3

As required in the General Plan Conservation and Open Space Element ensure that
development in areas with scenic values, including natural or agricultural
landscapes, is visually subordinate to and compatible with the dominant
landscape features, colors, and textures. Development includes, but is not limited
to buildings, signs (including billboard signs), roads, utility and telecommunication
lines and structures.

According to the General Plan1, scenic vistas are points or corridors that are accessible to the
public and that provide a view of scenic areas and/or landscapes. The Project is located in an area
off Sierra Avenue and Armstrong Road amongst existing country club/golf course to the north
residential to the south and east with an agricultural ranch on the west adjacent property.
The Project will construct three (3) buildings on the site with a building coverage of 22% of the
site. The height of the buildings is a maximum height of 21-feet.

1City

of Jurupa Valley, General Plan Conservation and Open Space Element,.2017. Figure-4-43.
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Based on the analysis above, no public views of a scenic vista would be significantly or
permanently blocked with implementation of PPP 4.1.1, 4.1.2 and 4.1.3.
Threshold 4.1 (b). Would the Project:

Potentially
Significant or
Significant
Impact

Less Than Significant
Impact
with Mitigation

Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings, and historic buildings within
a state scenic highway?

Less Than
Significant
Impact

No Impact



Impact Analysis
According to the California Department of Transportation, State Route 60, which is the closest
State Route south of the Project site, is not designated as a State Scenic Highway2. As such, there
is no impact. According to the General Plan, the Project site is located is adjacent to a scenic
corridor or roadway3. The proposed Project is located at the intersection of Sierra Avenue and
Armstrong Road. Armstrong Road is identified as a major arterial road and a Jurupa Valley scenic
corridor and roadway. The intersection of Sierra and Armstrong and location of the Project is in
vicinity of the southeast base of the Jurupa Mountain area.
The proposed Project is located on cleared vacant land and will not impact trees, rock
outcroppings, or historic buildings on the site or in the area of the site.
Based on the analysis above and in 4.1(a), no public views of a scenic vista would be significantly
or permanently blocked with implementation of PPP 4.1.1, 4.1.2 and 4.1.3.
Threshold 4.1 (c). Would the Project:

If located in an Urbanized Area, conflict
with applicable zoning and other
regulations governing scenic quality?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No
Impact



Impact Analysis

2

California Department of Transportation, State Scenic Highway Program, https://dot.ca.gov/programs/design/lap-landscapearchitecture-and-community-livability/lap-liv-i-scenic-highways, accessed August 20, 2021.
3City of Jurupa Valley, General Plan Conservation and Open Space Element, Figure 4-23: Jurupa Valley scenic corridors and
roadways
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According to Census 2010, the Project site is in the Riverside-San Bernardino, CA Urbanized Area4.
As such, the Project is subject to following General Plan and Municipal Code requirements:


General Plan Policy COS-9.3 which requires that urban development implement the
aesthetic principles for design context, utilities and signs, streetscapes, and major
roadways;



General Plan Policy LUE-11 which requires new developments to be located and designed
to visually enhance and not degrade the character of the surrounding community; and



Municipal Code Section 9.115.040 - Development Standards for the C-1/C-P zone which
requires that roof-mounted accessory equipment be required to be screened from the
ground elevation view to a minimum sight distance of one thousand, three hundred and
twenty (1,320) feet.

The Planning Department has determined that all applicable design and development
standards have been met as evidenced by the site plan, building elevations and landscaping
plan submitted for the Project.
Threshold 4.1 (d). Would the project:

Create a new source of substantial light or
glare, which would adversely affect day or
nighttime views in the area?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would help reduce impacts related to light and glare. These
measures will be included in the Project’s Mitigation Monitoring and Reporting Program to
ensure compliance:
PPP 4.1-3

All outdoor lighting shall be designed and installed to comply with California Green
Building Standard Code Section 5.106 or with a local ordinance lawfully enacted
pursuant to California Green Building Standard Code Section 101.7, whichever is
more stringent.

4

United States Census Bureau, 2010 Census Urban Area Reference Maps, https://www.census.gov/geographies/referencemaps/2010/geo/2010-census-urban-areas.html, accessed August 20, 2021.
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Outdoor Lighting and Glare
The Project would increase the amount of light in the area above what is being generated by the
vacant site by directly adding new sources of illumination including security and decorative
lighting for the proposed buildings and parking lot lighting. Lighting impacts are also discussed in
the Biological Resources Section of this Initial Study. With implementation of PPP 4.1-3, impacts
relating to light and glare are less than significant.
Building Material Glare
The primary exterior of the proposed building will consist of non-reflective materials including
smooth finish painted CMU walls, river rock stone veneer, wood, metal, and tinted glazed
windows
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4.2 Agriculture and Forestry Resources

Threshold 4.2 (a) Would the project:

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

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

No
Impact



Impact Analysis
The Project site is designated as “Urban and Built-Up Land” by the State Department of
Conservation5. As such, the Project site does not contain any lands designated as Prime Farmland,
Unique Farmland, or Farmland of Statewide Importance as mapped by the State Department of
Conservation Farmland Mapping and Monitoring Program.

Threshold 4.2 (b) Would the project:
Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Agricultural Zoning
The current zoning classification for the site is C-1/C-P (Commercial) and classified as CR
(Commercial Retail) in the General Plan Land Use Element, which is intended to promote and
attract local and regional-serving retail and service use activities. As such, the C-1/C-P Zone is
not considered a primary agricultural zone. Therefore, the Project would not conflict with existing
zoning for agricultural use.
Williamson Act
5

California Department of Conservation, Farmland Mapping and Monitoring Program,
https://databasin.org/datasets/b83ea1952fea44ac9fc62c60dd57fe48 , accessed August 20, 2021.
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A Williamson Act Contract enables private landowners to voluntarily enter contracts with local
governments for the purpose of establishing agricultural preserves. According to the County of
Riverside, the site is not within an agricultural preserve.6

Threshold 4.2 (c) Would the project:

Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use?

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The Project site located in an area largely characterized by primarily residential uses with a golf
course to the north and agricultural horse ranch to the east. The project site is highly disturbed
and vacant and zoned for commercial use; therefore, the project’s impact would be less than
significant.

6

Riverside County Mapping Portal, Agricultural Preserves, https://gisopendatacountyofriverside.opendata.arcgis.com/datasets/agricultural-preserves?geometry=-117.637%2C33.927%2 , accessed August
20, 2021.
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4.3 Air Quality
Background
Air Pollutants
Air Pollutants are the amounts of foreign and/or natural substances occurring in the atmosphere
that may result in adverse effects to humans, animals, vegetation and/or materials. The Air
Pollutants regulated by the SCAQMD are described below.7
Carbon Monoxide (CO). A colorless, odorless gas resulting from the incomplete combustion of
hydrocarbon fuels. Over 80 percent of the CO emitted in urban areas is contributed by motor
vehicles.
Nitrogen Dioxide NOx). Nitrogen dioxide (NO2) is a byproduct of fuel combustion. The principal
form of nitrogen oxide produced by combustion is nitric oxide (NO), but NO reacts quickly to form
NO2, creating the mixture of NO and NO2 commonly called NOx.
Particulate Matter (PM 2.5 and PM10): One type of particulate matter is the soot seen in vehicle
exhaust. Fine particles — less than one-tenth the diameter of a human hair — pose a serious
threat to human health, as they can penetrate deep into the lungs. PM can be a primary pollutant
or a secondary pollutant from hydrocarbons, nitrogen oxides, and sulfur dioxides. Diesel exhaust
is a major contributor to PM pollution.
Sulfur Dioxide (SO2). A strong smelling, colorless gas that is formed by the combustion of fossil
fuels. Power plants, which may use coal or oil high in sulfur content, can be major sources of SO2.
Ozone: Ozone is formed when several gaseous pollutants react in the presence of sunlight. Most
of these gases are emitted from vehicle tailpipe emissions.
Volatile Organic Compounds (VOCs): VOCs contribute to the formation of smog and/or may
themselves be toxic. VOCs often have an odor and some examples include gasoline, alcohol and
the solvents used in paints.
Federal and State Air Quality Standards
Under the federal Clean Air Act, the Environmental Protection Agency (EPA) establishes healthbased air quality standards for the above described air pollutants that all states must achieve.
The California Clean Air Act also establishes requirements for cities and counties to meet.

7

http://www.aqmd.gov/home/air-quality
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South Coast Air Quality Management District
South Coast AQMD was created by the state legislature to facilitate compliance with the federal
Clean Air Act and to implement the state air quality program. Toward that end, South Coast
AQMD develops regulations designed to achieve these public health standards by reducing
emissions from business and industry. The City of Jurupa Valley is located within the South Coast
Air Basin which is under the jurisdiction of the South Coast AQMD. Table 4.3-1 describes the
regional significance thresholds established by the South Coast AQMD to meet national and state
air quality standards.
Table 4.3-1: South Coast Air Quality Management District Regional Significance Thresholds
Emissions (Construction)

Emissions (Operational)

(pounds/day)

(pounds/day)

NOx

100

55

VOC

75

55

PM10

150

150

PM2.5

55

55

SOx

150

150

CO

550

550

Pollutant

Source: South Coast Air Quality Management District CEQA Air Quality Significance Thresholds, March 2015.

Attainment Designation
An “attainment” designation for an area signifies that criteria pollutant concentrations did not
exceed the established standard. In contrast to attainment, a “nonattainment” designation
indicates that a criteria pollutant concentration has exceeded the established standard. Table
4.3-2 shows the attainment status of criteria pollutants in the South Coast Air Basin (SCAB).
Table 4.3-2- Attainment Status of Criteria Pollutants in the South Coast Air Basin
Criteria Pollutant

State Designation

Federal Designation

Ozone – 1-hour standard

Nonattainment

No Standard

Ozone – 8-hour standard

Nonattainment

Nonattainment

Respirable Particulate Matter (PM10)

Nonattainment

Attainment

Fine Particulate Matter (PM2.5)

Nonattainment

Nonattainment

Carbon Monoxide (CO)

Attainment

Unclassified/Attainment

Nitrogen Dioxide (N0x)

Attainment

Unclassified/Attainment

Unclassified /Attainment

Unclassified/Attainment

Attainment

Attainment

Sulfur Dioxide (SO2)
Lead
Source: California Air Resources Board, 2015.
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The following analysis is based in part on a technical report titled, Air Quality Assessment, Ldn
Consulting, Inc., dated May 26, 2021 and is included as Technical Appendix A to this Initial Study.

Threshold 5.3 (a). Would the Project:

Potentially
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

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

Less Than
Significant
Impact

No
Impact



Plans, Policies, or Programs (PPP)
There are no Plans, Policies, or Programs applicable to the Project related to this issue.
Impact Analysis
The South Coast Air Quality Management District is required to produce air quality management
plans directing how the South Coast Air Basin’s air quality will be brought into attainment with
the national and state ambient air quality standards. The most recent air quality management
plan is 2016 Air Quality Management Plan8 and it is applicable to City of Jurupa Valley. The
purpose of the plan is to achieve and maintain both the national and state ambient air quality
standards described above.
In order to determine if a project is consistent with the 2016 Air Quality Management Plan, the
South Coast Air Quality Management District has established consistency criterion which are
defined in Chapter 12, Sections 12.2 and 12.3 of the South Coast Air Quality Management
District’s CEQA Air Quality Handbook and are discussed below.
Consistency Criterion No. 1: The proposed project will not result in an increase in the frequency
or severity of existing air quality violations or cause or contribute to new violations, or delay the
timely attainment of air quality standards or the interim emissions reductions specified in the
2012 Air Quality Management Plan.
Consistency Criterion No. 1 refers to violations of the California Ambient Air Quality Standards
and National Ambient Air Quality Standards. As evaluated under Issues 4.3.3 (b) below, the
Project would not exceed regional or localized significance thresholds for any criteria pollutant
during construction or during long‐term operation. Accordingly, the Project is determined to be
consistent with the first criterion.

8

http://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan
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Consistency Criterion No. 2: The proposed project will not exceed the assumptions in the 2016 Air
Quality Management Plan.
The 2016 Air Quality Management Plan demonstrates that the applicable ambient air quality
standards can be achieved within the timeframes required under federal law. Growth projections
from local general plans adopted by cities in the district are provided to the Southern California
Association of Governments (SCAG), which develops regional growth forecasts, which are then
used to develop future air quality forecasts for the AQMP.
The General Plan Land Use Designation currently assigned to the Project is CR – Commercial
Retail. The future emission forecasts contained in the 2016 Air Quality Management Plan are
primarily based on demographic and economic growth projections provided by the Southern
California Association of Governments. The Project was planned for commercial development at
the time the plan was adopted. Therefore, the Project will not exceed the growth forecast
estimates used in the plan. Accordingly, the Project is determined to be consistent with the
second criterion.
Level of Significance: Less than significant.

Threshold 4.3 (b). Would the Project:

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

Potentially
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Regional Air Quality Impacts
Construction Related Impacts
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts related to construction related air
quality impacts. These measures will be included in the Project’s Mitigation Monitoring and
Reporting Program to ensure compliance:
PPP 4.3-1

The Project is required to comply with the provisions of South Coast Air Quality
Management District Rule 403, “Fugitive Dust.” Rule 403 requires implementation
of best available dust control measures during construction activities that
generate fugitive dust, such as earth moving and stockpiling activities, grading,
and equipment travel on unpaved roads.
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PPP 4.3-2

The Project is required to comply with the provisions of South Coast Air Quality
District Rule 431.2, “Sulphur Content and Liquid Fuels.” The purpose of this rule is
to limit the sulfur content in diesel and other liquid fuels for the purpose of both
reducing the formation of sulfur oxides and particulates during combustion and to
enable the use of add-on control devices for diesel fueled internal combustion
engines.

PPP 4.3-3

The Project is required to comply with the provisions of South Coast Air Quality
Management District Rule 1113, “Architectural Coatings” Rule 1113 limits the
release of volatile organic compounds (VOCs) into the atmosphere during painting
and application of other surface coatings.

PPP 4.3-4

The Project is required to comply with the provisions of South Coast Air Quality
Management District Rule 1186 “PM10 Emissions from Paved and Unpaved Roads
and Livestock Operations” and Rule 1186.1, “Less‐Polluting Street Sweepers.”
Adherence to Rule 1186 and Rule 1186.1 reduces the release of criteria pollutant
emissions into the atmosphere during construction.

Impact Analysis
The Project has the potential to generate pollutant concentrations during both construction
activities and long‐term operation. Both construction and operational emissions for the Project
were estimated by using the California Emissions Estimator Model (CalEEMod) which is a
statewide land use emissions computer model designed to provide a uniform platform for
government agencies to quantify potential criteria pollutant emissions associated with both
construction and operations from a variety of land use projects. The model can be used for a
variety of situations where an air quality analysis is necessary or desirable such as California
Environmental Quality Act (CEQA) documents and is authorized for use by the South Coast Air
Quality Management District.
Construction activities associated with the Project will result in emissions of VOCs, NOX, SOX, CO,
PM10, and PM2.5. Construction related emissions are expected from the following construction
activities:






Site Preparation
Grading
Building Construction
Paving
Architectural Coating

Construction is expected to last approximately 12 months. Table 4.3-3 below summarizes the
construction emissions considering the application of PPP 4.3-1 through 4.3-4.
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Table 4.3-3: Summary of Peak Construction Emissions
Year

Emissions (lbs/day)
VOC

NOX

CO

SOX

PM10

PM2.5

20.45

33.13

20.31

0.04

19.88

11.47

SCAQMD Regional Threshold

75

100

550

150

150

55

Threshold Exceeded?

NO

NO

NO

NO

NO

NO

Maximum Daily Emissions

Source: Air Quality Assessment (Appendix A).

As shown in Table 4.3-3, emissions resulting from the Project construction will not exceed
criteria pollutant thresholds established by the SCAQMD for emissions of any criteria pollutant.
Long-Term Regional Operation Related Impacts
Long-term emissions are categorized as area source emissions, energy demand emissions, and
operational emissions. Operational emissions will result from automobile, truck, and other
vehicle sources associated with daily trips to and from the Project site. Area source emissions are
the combination of many small emission sources that include use of outdoor landscape
maintenance equipment, use of consumer products such as cleaning products, and periodic
repainting of the proposed commercial facility. Energy demand emissions result from use of
electricity and natural gas. The results of the CalEEMod model for operation of the Project site
are summarized in Table 4.3-4.
Table 4.3-4: Summary of Peak Operational Emissions
Emissions (lbs/day)

Source
VOC

NOX

CO

SOX

PM10

PM2.5

Area Source

0.98

0.00

0.00

0.00

0.00

0.00

Energy Source

0.05

0.46

0.38

0.00

0.03

0.03

Mobile Source

5.69

33.32

32.71

0.14

7.81

2.14

Total Maximum Daily Emissions

6.72

33.77

33.10

0.14

7.85

2.17

55

55

550

150

150

55

SCAQMD Regional Threshold
Source: Air Quality Assessment (Appendix A).

As shown in Tables 4.3-4, Project related air emissions do not exceed SCAQMD regional
thresholds.
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Potentially
Significant
Impact

Threshold 4.3 (d). Would the Project:

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

Expose sensitive receptors to substantial pollutant
concentrations?

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts related to a cumulatively
considerable net increase of any criteria pollutant. These measures will be included in the
Project’s Mitigation Monitoring and Reporting Program to ensure compliance:
(Refer to PPP 4.3.1 through PPP 4.3-4 under Issue 4.3(b) above).
Localized Air Quality Impacts
The South Coast Air Quality Management District has established Localized Significance
Thresholds (LST) which are used to determine whether or not a project may generate significant
adverse localized air quality impacts within 1,640 feet of the Project site for both construction
and on-site operations. Receptor locations include residential, commercial, and industrial land
use areas; and any other areas where persons can be situated for an hour or longer at a time.
These other areas include parks, bus stops, and sidewalks for example. For the purposes of a
CEQA analysis, the SCAQMD considers a sensitive receptor to be to be a receptor such as
residence, hospital, convalescent facility where it is possible that an individual could remain for
24 hours If the calculated emissions for the proposed construction or operational activities are
below the LST emission thresholds then the proposed construction or operation activity is not
significant for air quality. (SCAQMD)
Table 4.3-5 identifies the maximum daily localized emissions thresholds that are
applicable to the Project.
Table 4.3-5 Maximum Daily Localized Emissions Thresholds
Significance Threshold
Pollutant
Construction
Operational
Nox
CO
PM10
PM2.5

270 lbs/day
1,577 lbs/day
13 lbs/day
8 lbs/day

270 lbs/day
1,577 lbs/day
13 lbs/day
2 lbs/day

Source: Localized Thresholds presented in this table are based on the SCAQMD Final
Localized Significance Threshold Methodology, July 2008.
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Localized Construction Emissions
Construction is expected to last approximately 12 months. Table 4.3-6, summarizes the localized
construction emissions considering the application of PPP 4.3-1 through 4.3-4.
Table 4.3-6: Summary of Localized Significance Construction Emissions
Demolition Emissions

Emissions (lbs/day)
NOX

CO

PM10

PM2.5

Maximum Daily Emissions

33.13

20.31

9.94

6.01

SCAQMD Localized Threshold

270

1,577

13

8

Threshold Exceeded?

NO

NO

NO

NO

Source: Air Quality Impact Analysis (Appendix A).

As shown in Tables 4.3-6 localized construction emissions would not exceed applicable
SCAQMD LSTs for emissions for construction activities.
Localized On-Site Operational Emissions
Typical operational activities include on-site sources such as energy use, vehicle trips, and on-site
handling equipment (forklift). As shown on Table 4.3-7, operational emissions will not exceed the
LST thresholds for the nearest sensitive receptor. Thus, a less than significant impact would occur
for Project-related operational-source emissions and no mitigation is required.
Table 4.3-7: Summary of Localized Significance Operational Emissions
Operational Activity

Emissions (lbs/day)
NOX

CO

PM10

PM2.5

Maximum Daily Emissions

0.46

0.038

0.3

0.03

SCAQMD Localized Threshold

270

1,577

13

2

Threshold Exceeded?

NO

NO

NO

NO

Source: Air Quality Assessment (Appendix A).

CO Hot Spot Analysis
CO Hot Spots are typically associated with idling vehicles at extremely busy intersections (i.e.,
intersections with an excess of 100,000 vehicle trips per day). There are no intersections in the
vicinity of the Project site which exceed the 100,000 vehicle per day threshold typically associated
with CO Hot Spots. In addition, the South Coast Air Basin has been designated as an attainment
area for CO since 2007. Therefore, Project‐related vehicular emissions would not create a Hot
Spot and would not substantially contribute to an existing or projected CO Hot Spot.
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Threshold 4.3 (d). Would the Project

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

Tractor Supply Commercial Project

Potentially
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts related to objectionable odors.
These measures will be included in the Project’s Mitigation Monitoring and Reporting Program:
PPP 4.3-5

The Project is required to comply with the provisions of South Coast Air Quality
Management District Rule 402 “Nuisance.” Adherence to Rule 402 reduces the
release of odorous emissions into the atmosphere.

Impact Analysis
According to the South Coast Air Quality Management District CEQA Air Quality Handbook, land
uses associated with odor complaints typically include agricultural uses, wastewater treatment
plants, food processing plants, chemical plants, composting, refineries, landfills, dairies, and
fiberglass molding. The Project does not propose any of the above described uses.
Potential odor sources associated with the proposed Project may result from construction
equipment exhaust and the application of asphalt and architectural coatings during construction
activities and the temporary storage of typical solid waste (refuse) associated with the proposed
Project’s (long-term operational) uses. The construction odor emissions would be temporary,
short-term, and intermittent in nature and would cease upon completion of the respective phase
of construction and is thus considered less than significant.
During operations it is expected that Project-generated refuse would be stored in covered
containers and removed at regular intervals in compliance with the City’s solid waste regulations.
The proposed Project would also be required to comply with PPP 3.3-4 to prevent occurrences
of public nuisances. Therefore, odors associated with the proposed Project construction and
operations would be less than significant and no mitigation is required.
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4.4 Biological Resources
The following analysis is based in part on technical reports titled:
MSHCP Compliance Analysis, Kidd Biological, Inc. dated January, 2021 and is included as Technical
Appendix B to this Initial Study.
Focused Survey Results for the Burrowing Owl, Kidd Biological, dated May, 2021 and is included
as Technical Appendix C to this Initial Study.

Threshold 4.4 (a) Would the Project:

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

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts related to objectionable odors.
These measures will be included in the Project’s Mitigation Monitoring and Reporting Program:
PPP 4.4-1

The Project is required to pay mitigation fees pursuant to the Western Riverside
County Multiple Species Habitat Conservation Plan (MHSCP) as required by
Municipal Code Chapter 3.80.

Existing Conditions
The Project Site is relatively flat topography generally sloping from the northwestern property
line towards the southeastern corner with elevations of approximately 949 – 940 feet above
mean sea level. The project site is significantly disturbed with previously compacted soil and
gravel throughout the property. The project site primarily consists of vacant land, disturbed
annual grasslands dominated by non-native grasses and herbs, and disturbed open land.
Volume I, Section 6.3.2 of the MSHCP requires habitat assessments and focused surveys for
projects located within the Criteria Area Plant Species Survey Areas, burrowing owl, mammal,
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and amphibian survey areas. The project site is located with the burrowing owl survey area, is
identified as a Narrow Endemic Plant Species Survey Area for 3 of the 14 species listed in Section
6.1.3 of the MSHCP. Additionally, the Project site is located in criteria cell 50 and in Cell Group G
and therefore the Habitat Acquisition Negotiation Strategy (HANS) under the Joint Public Review
(JPR) with the City is required. The analysis of how the project conforms to the conservation
objectives of the MSHCP is in Section 4.4(f) below.
Mitigation measure BIO-1, pre-construction burrowing owl surveys will be required to comply
with MSHCP Objective 6 for burrowing owls. With the implementation of this measure, the
proposed project will be consistent with Volume I, Section 6.3.2 of the MSHCP.
Sensitive Plant Communities/Species
The proposed project site falls within an identified Narrow Endemic Plant Species Survey Area for
three (3) of the 14 species listed in Section 6.1.3 of the MSHCP. The three (3) species identified
include San Diego Ambrosia (Ambrosia pumila), San Miguel Savory (Clinopodium chandleri), and
Brandt’s phacelia (Phacelia stellaris). The site survey as part of the Biological Assessment found
that these species are absent from the site or have a very low-no potential to occur on the site.
The assessment concluded that due to the lack of potential for the three (3) criteria area sensitive
or narrow endemic plant species to occur within the project site, focused surveys for these
species is not recommended for project approval and no further actions are required.
Sensitive Wildlife Species
As part of the Biological Report, it was noted that there were 49 sensitive wildlife species
reported within 5 miles of the Project site. Of the 49 reported species only one species, the
burrowing owl had a marginal potential to occur on the site. A second specie, the California
gnatcatcher has a potential to occur on the property to the north of the Project site within the
sage scrub habitat along the northern boundary. Although no lost in coastal sage will take place
with development of the Project site, the species could indirectly be impacted during
construction due to increased noise and human activity and during operations of the site
following construction due to increased lighting impacts. Implementation of the MSHCP lighting
requirements and noise reduction methods included as Mitigation Measures BIO-2 Lighting and
BIO-3 Noise will reduce the impacts to less than significant.
Burrowing owls were not observed at the project site during the habitat assessment, although a
potential burrow suitable for burrowing owls was noted on the southeastern corner of the
project site. The project is located within the burrowing owl survey area, and as such a focused
Burrowing Owl survey was conducted and concluded that no Burrowing Owl were present.
Pursuant to MSHCP Objective 6 for burrowing owls, projects are required to conduct
preconstruction presence/absence surveys for burrowing owls within the burrowing owl survey
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area where suitable habitat is present. As such, the following mitigation and avoidance measure
(BIO-1) is required to avoid direct impacts on burrowing owls.
No non-listed special-status wildlife species were observed on the project site and none have
moderate or high potential to occur. As noted above, the project site has low potential to support
burrowing owl (Species of Special Concern). To avoid impacts on burrowing owl, a
preconstruction survey will be required pursuant to the MSHCP. Through compliance with the
MSHCP guidelines and BIO-1, impacts on burrowing owls would be less than significant.
Mitigation Measures
BIO-1: Pre-Construction Burrowing Owl Survey. Within 30 calendar days prior to grading, a
qualified biologist shall conduct a survey of the Project’s proposed impact footprint and make a
determination regarding the presence or absence of the burrowing owl. The determination shall
be documented in a report and shall be submitted, reviewed, and accepted by the City of Jurupa
Valley Planning Department prior to the issuance of a grading permit and subject to the following
provisions:
a. In the event that the pre‐construction survey identifies no burrowing owls in the impact
area, a grading permit may be issued without restriction.
b. In the event that the pre‐construction survey identifies the presence of at least one
individual but less than three (3) mating pairs of burrowing owl, then prior to the issuance
of a grading permit and prior to the commencement of ground‐disturbing activities on the
property, the qualified biologist shall passively or actively relocate any burrowing owls.
Passive relocation, including the required use of one‐way doors to exclude owls from the
site and the collapsing of burrows, will occur if the biologist determines that the proximity
and availability of alternate habitat is suitable for successful passive relocation. Passive
relocation shall follow California Department of Fish and Wildlife relocation protocol. If
proximate alternate habitat is not present as determined by the biologist, active relocation
shall follow California Department of Fish and Wildlife relocation protocol. The biologist
shall confirm in writing to the Planning Department that the species has fledged or been
relocated prior to the issuance of a grading permit.
BIO-2: MSHCP Night Lighting. Night lighting shall be directed away from the MSHCP Conservation
Area to protect species within the MSHCP Conservation Area from direct night lighting. Shield
shall be incorporated in the project designs to ensure ambient lighting in the MSHCP Conservation
Area is no increase. The following measures are required :
a. Use minimum level of illumination necessary to light the property
b. Fit special optics (double asymmetric luminaires) which are designed to ensure full flow
of light over the lit area, and which reduce glare when the lamp is aimed downward.
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c. Reduce the effects of glare by making sure the main beam angles of all lights are below
70 degrees.
d. Direct lights downward
e. Do not install equipment which spreads light above the horizontal
f. Night work during the construction phase of the project shall not be permitted

BIO-3: MSHCP Noise. Proposed noise generating land uses affecting the MSHCP Conservation
Area shall incorporate setbacks, berms, or walls to minimize the effects of noise on the MSHCP
Conservation Area resources. To avoid significant adverse noise impacts to the adjacent sage
scrub habitat during construction the following measures is required :
a. No work shall occur between dusk and 30 minutes after dawn.

Threshold 4.4 (b). Would the Project:

Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies,
regulations or by the California Department of Fish and
Game or US Fish and Wildlife Service?

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The Biological assessment and survey conducted on the project site indicates that the site does
not support any features or habitats that meet the definition of Riparian/Riverine or Vernal Pools.
No depressions or signs of pooled water that would support either man-made or natural vernal
pools. Additionally, the soils are sandy on the site are not prone to ponding and would not
indicate suitable environment for fairy shrimp.
As the site does not support Riparian/Riverine or Vernal Pools under Section 6.1.2 of the MSHCP
the project’s development will have no impact.
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Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

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

No
Impact



Impact Analysis
The Biological Assessment and survey concluded that there were no drainage patterns, changes
in soil characteristics or any riparian-associated vegetation on the Project site with the exception
of a single mulefat along the western boundary of the property. A small depression along the
fence line that drains the project site and adjoining parcel with nuisance flow likely ponds enough
for the facultative plant to occur in this location. Despite this single plant, this “feature” does not
constitute a drainage that would fall under the jurisdiction of the CDFW or Army Corps of
Engineers. The proposed project will not impact jurisdictional aquatic resources as such no
features were documented on site. Therefore, permitting through the Corps, RWQCB, and CDFW
would not be required for the proposed project.

Threshold 4.4 (d). Would the Project:

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

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Wildlife corridors link together areas of suitable habitat that are otherwise separated by rugged
terrain, changes in vegetation, or human disturbance. Corridors effectively act as links between
different populations of a species. Although the Project site is located in MSHCP Cell Group G,
approximately 1 mile east of the eastern boundary of Cell Group F, the Biological Assessment and
survey found it was very unlikely the site contributes to Habitat Block 2 as the only connection
the site has to Cell Group F is through the golf course to the north. As the Project Site is heavily
disturbed and immediately adjacent to a major intersection the Biological Assessment indicates
it is highly unlikely that site would be used by larger species and does not represent a wildlife
travel route, crossing, or regional movement corridor between large open space habitats. The
Project Site is bordered by existing roads, residential developments, a golf course, and open
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space beyond the adjacent parcels at the foot of the Jurupa Mountains. As such, the Project will
not interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors.
The proposed project has the potential to impact active bird nests if vegetation is removed or
ground disturbing activities are initiated during the nesting season (February 1 to August 31).
Impacts on nesting birds are prohibited by the MBTA and California Fish and Game Code. Projectspecific measure BIO-4 will avoid project impacts on nesting birds. with the implementation of
this measure, impacts on nesting birds would be less than significant.
Therefore, if vegetation is to be removed during the nesting season, a pre‐construction nesting
bird survey shall be conducted, with particular attention to the possible presence of nest
California Gnatcatchers within the adjacent habitat to the north and avoidance measures taken
to ensure that no take of birds or their nests will occur.
Mitigation Measure
Mitigation Measure BIO4- Nesting Bird Survey. As a condition of approval for all grading permits,
vegetation clearing and ground disturbance shall be prohibited during the migratory bird nesting
season (February 1 through August 31), unless a migratory bird nesting survey is completed in
accordance with the following requirements:
a. A migratory nesting bird survey of the Project’s impact footprint shall be conducted by a
qualified biologist within three business (3) days prior to initiating vegetation clearing or
ground disturbance.
b. A copy of the migratory nesting bird survey results report shall be provided to the City of
Jurupa Planning Department. If the survey identifies the presence of active nests, then the
qualified biologist shall provide the Planning Department with a copy of maps showing
the location of all nests and an appropriate buffer zone around each nest sufficient to
protect the nest from direct and indirect impact. The size and location of all buffer zones,
if required, shall be subject to review and approval by the Planning Department and shall
be no less than a 300‐foot radius around the nest for non‐raptors and a 500‐foot radius
around the nest for raptors. The nests and buffer zones shall be field checked weekly by a
qualified biological monitor. The approved buffer zone shall be marked in the field with
construction fencing, within which no vegetation clearing or ground disturbance shall
commence until the qualified biologist and Planning Department verify that the nests are
no longer occupied and the juvenile birds can survive independently from the nests.
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Tractor Supply Commercial Project

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy
or ordinance?

Less Than
Significant
Impact

No
Impact



Impact Analysis
According to the General Plan, significant trees are those trees that make substantial
contributions to natural habitat or to the urban landscape due to their species, size, or rarity. In
particular, California native trees should be protected.9 There are several non-native ornamental
trees including common guava located on the site. These trees do not meet the definition of a
significant tree because the species is typically found in Jurupa Valley and their size is not unique.
According to the General Plan, other significant vegetation includes agricultural wind screen
plantings, street trees, stands of mature native and non-native trees, and other features of
ecological, aesthetic, and conservation value10. The trees on the site do not represent an
agricultural windrow and are not examples of superior vegetation (i.e., size, height).

Threshold 4.4 (f) Would the project:

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

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The Project site is located within the Western Riverside County Multiple Species Habitat
Conservation Plan.11 The plan provides coverage (including take authorization for listed species)
for special‐status plant and animal species, as well as mitigation for impacts to sensitive species.
Based on the MSHP Compliance Analysis (Appendix B), prepared for the Project:


The Project site does not contain MSHCP riparian/riverine areas or vernal pools.

9

City of Jurupa Valley, General Plan Conservation and Open Space Element, Policy COS-1.2.
of Jurupa Valley, General Plan Conservation and Open Space Element, Policy COS-1.3.
11 Regional Conservation Authority, Western Riverside County, Multiple Species Habitat Conservation Plan, June 17, 2003.
10City
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The Project site does not will impact any MSHCP Narrow Endemic Plant Species.



The Project site does not contain suitable habitat to support the Delhi Sand Flower-Loving
Fly.



The Project site is not required to comply with the Urban/Wildland Interface Guidelines.



Although, the site has been disturbed, the presence of Burrowing Owl cannot be ruled
out because Burrowing Owls have been known to occupy disturbed sites. Therefore,
Mitigation Measure BIO-1 is required.



The proposed project has the potential during construction and operations of impacting
MSHCP Conservation Area therefore Mitigation Measures BIO-2 and BIO-3 are required
to reduce impacts related to light and noise on the MSHCP Conservation Area.



The proposed project has the potential to impact active bird nests if vegetation is
removed or ground disturbing activities are initiated during the nesting season (February
1 to August 31), Mitigation Measure BIO-4 is required.
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4.5 Cultural Resources


The analysis in this section is based in part on a technical report titled: Phase 1 Cultural
Resource Assessment for the Jurupa Valley Tractor Supply Project, Sue A. Wade Heritage
Resources, dated March 2021 and is included as Technical Appendix D to this Initial
Study.

Threshold 4.5 (a)

Cause a substantial adverse change in the significance
of a historical resource pursuant to CEQA Guidelines
§15064.5?

Potentially
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
There are no Plans, Policies, or Programs applicable to the Project relating to this issue.
Historic resources generally consist of buildings, structures, improvements, and remnants
associated with a significant historic event or person(s) and/or have a historically significant style,
design, or achievement. Damaging or demolition of historic resources is typically considered to
be a significant impact. Impacts to historic resources can occur through direct impacts, such as
destruction or removal, and indirect impacts, such as a change in the setting of a historic
resource.
CEQA Guidelines §15064.5(a) clarifies that historical resources include the following:
1. A resource listed in or determined to be eligible by the State Historical Resources Commission,
for listing in the California Register of Historical Resources.
2. A resource included in a local register of historical resources, as defined in section 5020.1(k) of
the Public Resources Code, or identified as significant in an historical resource survey meeting the
requirements [of] section 5024.1(g) of the Public Resources Code.
3. Any object, building, structure, site, area, place, record, or manuscript which a lead agency
determines to be historically significant or significant in the architectural, engineering, scientific,
economic, agricultural, educational, social, political, military, or cultural annals of California.
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The survey of the project area did not identify any historic or prehistoric cultural resources.
Historical data indicated that the project area was used as an orchard from approximately 1938
until 1948 then cleared and in 1959 a single residential structure was on the site with ancillary
outbuildings constructed from the 1960’s through the 1980’s until 1994 when all structures were
demolished. During the site survey no cultural resources were identified within the project area
it was noted that there is little potential for significant historical resources on the property.

Threshold 4.5 (b)

Potentially
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Cause a substantial adverse change in the significance
of an archaeological resource pursuant to CEQA
Guidelines § 15064.5?

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
There are no Plans, Policies, or Programs applicable to the Project relating to this issue.
Archaeological sites are locations that contain resources associated with former human activities,
and may contain such resources as human skeletal remains, waste from tool manufacture, tool
concentrations, and/or discoloration or accumulation of soil or food remains.
No historical resources are indicated within the project area on historic maps and aerial
photography. The previous structures on the property were demolished in 1994 and the site has
remained in the vacant condition through the present.

Threshold 4.5 (c) Would the Project:

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

Potentially
Significant
or
Significant
Impact

Less Than
Significant
Impact with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
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The following applies to the Project and would reduce impacts relating to disturbing human
remains. This measure will be included in the Project’s Mitigation Monitoring and Reporting
Program to ensure compliance:
PPP 4.5-1

The project is required to comply with the applicable provisions of California
Health and Safety Code §7050.5 as well as Public Resources Code §5097 et. seq.

The Project site does not contain a cemetery and no known formal cemeteries are located within
the immediate site vicinity. If human remains are discovered during Project grading or other
ground disturbing activities, the Project would be required to comply with the applicable
provisions of California Health and Safety Code §7050.5 as well as Public Resources Code §5097
et. seq. California Health and Safety Code Section 7050.5 states that no further disturbance shall
occur until the County Coroner has made the necessary findings as to origin. Pursuant to
California Public Resources Code Section 5097.98(b), remains shall be left in place and free from
disturbance until a final decision as to the treatment and disposition has been made by the
Coroner.
If the Coroner determines the remains to be Native American, the California Native American
Heritage Commission (NAHC) must be contacted and the NAHC must then immediately notify the
“most likely descendant(s)” of receiving notification of the discovery. The most likely
descendant(s) shall then make recommendations within 48 hours and engage in consultations
concerning the treatment of the remains as provided in Public Resources Code Section 5097.98.
Contact with the Native American Heritage Commission (NAHC) was conducted by email on
1/14/2021 requesting a Sacred Land Check and list of Tribes to be notified of the Project. The
NAHC indicated the Sacred Lands File check was positive and included contact for the Gabrieleno
Band of Mission Indians – Kizh Nation and other Tribes culturally affiliated with the area of the
Project. As a result of contact with the Tribes, only the San Manuel Band of Mission Indians
(SMBMI) responded stating the Project is within Serrano ancestral territory, however the SMBMI
indicated they did not have concerns with the project and requested language for mitigation in
event that Tribal Cultural Resources are discovered. The Mitigation Language is included in
Section 4.18 Tribal Cultural Resources of this Initial Study as TCR-1 through TCR-6.
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4.6 Energy
The following analysis is based in part on a technical report titled, Greenhouse Gas Assessment,
Ldn Consulting, Inc., which is dated May 26, 2021 included as Technical Appendix G to this Initial
Study.
Potentially
Significant
or
Significant
Impact

Threshold 4.6 (a) Would the Project:

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

Result in potentially significant environmental impact
due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project
construction or operation?

No
Impact



Impact Analysis
Construction Energy Analysis
Construction of the Project would require the use of fuel and electric powered equipment and
vehicles for construction activities. The majority of activities would use fuel powered equipment
and vehicles that would consume gasoline or diesel fuel. Heavy construction equipment (e.g.
dozers, graders, backhoes, dump trucks) would be diesel powered, while smaller construction
vehicles, such as pick-up trucks and personal vehicles used by workers would be gasoline
powered. The majority of electricity use would be from power tools. The anticipated construction
schedule assumes the Project would be built in approximately eight months. Table 4.6.1 below
provides a summary of all construction energy sources for Project construction.
Table 4.6.1: Construction Energy Usage Estimates
Construction
Phase

Site
Preparation
Grading
Building
Const., Paving,
Architectural
Coating.

Number of
Construction
Days

Horse Power
Hours per
Construction
Phase

5

Average
Worker
and
Vendor
Trips Per
Day
18

45,160

2,441

98.84

8
229/18/22

15
22/20/3

56,512
1,652,918

3,054
89,346

131.79
5,066.67

94,841
Gal.

5,297.30
Gal.

TOTALS

Construction Equipment

Energy
(1)

Use

95.82
kWh

Gas & Fuel
Use (2)

Worker and
Vendor Trips
Gas & Fuel
Use (3)

1: Calculation is based on an average construction energy cost of $2.28 per month of energy use per 1,000 square feet of building space
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(43,780 s.f.) over the total duration of construction (12 months), at the rate of 8 cents per kilowatt hour (kWh).
2: Calculation is based on expected horsepower (HP) hours and an average factor of 1 gallon of fuel per 18.5 horsepower-hour.
3: Calculation is based on number of expected worker and vendor trips per day, multiplied by an average trip length of 14.7 miles for
workers and 6.9 miles for vendors based on the average fuel economy of a light duty automobile of 26.77 miles per gallon.
4. This calculation overstates the HP hours per construction phase because it does not apply a load factor.

Electric power may be obtained from generators or from Southern California Edison (SCE). There
are no unusual characteristics that would necessitate the use of electricity that would be less
energy efficient than at comparable construction sites in the region or State.
Starting in 2014, the California Air Resources Board (CARB) adopted the nation's first regulation
aimed at cleaning up off-road construction equipment such as bulldozers, graders, and backhoes.
These requirements ensure fleets gradually turnover the oldest and dirtiest equipment to newer,
cleaner models and prevent fleets from adding older, dirtier equipment. As such, the equipment
used for Project construction would conform to CARB regulations and California emissions
standards as fuel efficiencies gradually rise. It should also be noted that there are no unusual
Project characteristics or construction processes that would require the use of equipment that
would be more energy intensive than is used for comparable activities; or equipment that would
not conform to current emissions standards (and related fuel efficiencies). Equipment employed
in construction of the Project would therefore not result in inefficient wasteful, or unnecessary
consumption of fuel.
In addition, as required by state law 12, idling times of construction vehicles is limited to no
more than five minutes, thereby minimizing, or eliminating unnecessary and wasteful
consumption of fuel due to unproductive idling of construction equipment. Equipment
employed in construction of the Project would therefore not result in inefficient wasteful, or
unnecessary consumption of fuel.
Operation Energy Analysis
Energy consumption in support of or related to Project operations would include transportation
energy demands (energy consumed by passenger car and truck vehicles accessing the Project
site) and facilities energy demands (energy consumed by building operations and site
maintenance activities).
Transportation Energy Demands
Energy that would be consumed by Project‐generated traffic is a function of total vehicles miles
traveled (VMT) and estimated vehicle fuel economies of vehicles accessing the Project site
including both employee trips and industrial trucks.
Enhanced fuel economies realized pursuant to federal and state regulatory actions, and related
transition of vehicles to alternative energy sources (e.g., electricity, natural gas, biofuels, hydrogen
12

California Code of Regulations Title 13, Motor Vehicles, section 2449(d)(3) Idling.
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cells) would likely decrease future gasoline fuel demands per VMT. Location of the Project
proximate to regional and local roadway systems tends to reduce VMT within the region, acting to
reduce regional vehicle energy demands. The Project would implement sidewalks, facilitating and
encouraging pedestrian access. Facilitating pedestrian and bicycle access would reduce VMT and
associated energy consumption. In compliance with the California Green Building Standards Code,
the Project would promote the use of bicycles as an alternative mean of transportation by providing
short-term and/or long-term bicycle parking accommodations. As supported by the preceding
discussions, Project transportation energy consumption would not be considered inefficient,
wasteful, or otherwise unnecessary.
Facility Operational Energy Demands
Project building operations and site maintenance activities would result in the consumption of
natural gas and electricity. Project facility operational energy demands are estimated at:
1,700,000 kBTU/year of natural gas; and 758,905 kWh/year of electricity.13 Natural gas would be
supplied to the Project by SoCalGas; electricity would be supplied by SCE. The Project proposes
conventional industrial uses reflecting contemporary energy efficient/energy conserving designs
and operational programs. The Project does not propose uses that are inherently energy
intensive and the energy demands in total would be comparable to other industrial land use
projects of similar scale and configuration. Lastly, the Project will comply with the applicable Title
24 standards. Compliance itself with applicable Title 24 standards will ensure that the Project
energy demands would not be inefficient, wasteful, or otherwise unnecessary.
In summary, as supported by the preceding analyses, Project construction and operations would
not result in the inefficient, wasteful or unnecessary consumption of energy. The Project would
therefore not cause or result in the need for additional energy producing or transmission
facilities. The Project would not engage in wasteful or inefficient uses of energy and aims to
achieve energy conservations goals within the State of California.

Threshold 4.6(b). Would the Project:

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

Potentially
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The California Energy Commission provides oversight for the preparation of rules and regulations
the conservation of energy such as Appliance Energy Efficiency, Building Energy Efficiency, Energy
13

Appendix G, GHG Assessment
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Supplier Reporting, and State Energy Management. The regulations directly applicable to the
Project are Building Energy Efficiency Standards, Title 24, Part 6, and CALGreen Title 24, Part 11.
These regulations include, but are not limited to the use of water conserving plumbing,
installation of bicycle racks, the use of LED lighting, and water-efficient irrigation systems. The
Project is required to demonstrate compliance with these regulations as part of the building permit and
inspection process.
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4.7 Geology And Soils
The following analysis is based in part on the following technical report:


Geotechnical Investigation, Proposed Retail Development, Southern California
Geotechnical, dated October 16, 2020 and is included as Technical Appendix E to this
Initial Study.



Project Specific Water Quality Management Plan, Sitetech, Inc., dated February 2020 and
is included as Technical Appendix F to this Initial Study.
Impact Analysis
Threshold 4.7(a1). Would the Project directly or
indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Strong seismic ground shaking?

Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to seismic ground shaking.
These measures will be included in the Project’s Mitigation Monitoring and Reporting Program
to ensure compliance:
PPP 4.7-1

As required by Municipal Code Section 8.05.010, the Project is required to comply
with the most recent edition of the California Building Code to preclude significant
adverse effects associated with seismic hazards.

The Project site is in a seismically active area of Southern California and is expected to experience
moderate to severe ground shaking during the lifetime of the Project. This risk is not considered
substantially different than that of other similar properties in the Southern California area. As a
mandatory condition of Project approval, the Project would be required to construct the
proposed structures in accordance with the approved recommendations included in the
Geotechnical Investigation prepared for the Project. (Appendix E).
Threshold 4.7(a2). Would the Project directly or
indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving:
Seismic-related ground failure, including liquefaction?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
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Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to seismic ground shaking.
These measures will be included in the Project’s Mitigation Monitoring and Reporting Program:
PPP 4.7-1 shall apply.
According to General Plan14 the Project site has a moderate potential for liquefaction. Based on
the Geotechnical Investigation (Appendix E): A detailed liquefaction evaluation was conducted
to determine the site-specific liquefaction potential. As part of the liquefaction evaluation, Boring
No. B-1 was extended to a depth of 50 ± feet and did not encounter any free water. A historic
high groundwater depth of 30 feet was used for the liquefaction evaluation. The liquefaction
evaluation indicted that none of the soils below the historic high groundwater table are subject
to liquefaction during the design seismic event (magnitude 7.11). Based on the results of this
analysis, no design considerations related to liquefaction are considered warranted for this
project.
Threshold 4.7(a3). Would the Project directly or
indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Landslides?

Impact Analysis
The site is relatively flat and not in an area of rocky mountain slopes. Earthquake-induced
hazards from slope instability or tumbling rocks are believed to be zero.

Threshold 4.7(b). Would the Project:

Result in substantial soil erosion or the loss of topsoil?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Construction

14

City of Jurupa Valley, General Plan Safety Element, Figure 8-5: Liquefaction Susceptibility in Jurupa Valley.
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Grading and construction activities would expose and loosen topsoil, which could be eroded by
wind or water. The Municipal Code requires the preparation of a Stormwater Pollution
Prevention Plan to address site-specific conditions related to these activities15. The plan will
identify potential sources of erosion and sedimentation loss of topsoil during construction, and
identify erosion control measures to reduce or eliminate the erosion and loss of topsoil, such as
use of silt fencing, fiber rolls, or gravel bags, stabilized construction entrance/exit, hydroseeding.
Through compliance with the Municipal Code, construction impacts related to erosion and loss
of topsoil would be less than significant.
Operation
The development will be approximately 84.42% impervious area and 15.58% landscape.
Stormwater generated from the project will sheet flow southwesterly and concentrated via curbs
and gutters where stormwater will be directed to drainage inlets that connect to the
underground storage chambers. The project will have emergency overflow outlet located at the
southwesterly portion of the site and will drain to the adjacent public street on Armstrong Road.

Threshold 4.7(c). Would the Project:

Be located on a geologic unit or soil that is unstable, or
that would become unstable because of the Project,
and potentially result in on-site or offsite landslide,
lateral spreading, subsidence, liquefaction, or collapse?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to an unstable geologic
unit. These measures will be included in the Project’s Mitigation Monitoring and Reporting
Program to ensure compliance:
PPP 4.7-1 shall apply.
Landslide/Lateral Spreading

15

City of Jurupa Valley, Municipal Code, Chapter 6.05.010, Storm Water/Urban Runoff Management and Discharge Controls.
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As noted in the response to Issue 4.7 (a) (4) above, the site is relatively flat and contains no
slopes that may be subject to landslides. Based on the Geotechnical Investigation (Appendix E)
no lateral spreading due to liquefaction is expected at this site.
Liquefaction/ Subsidence/Collapse
According to the General Plan,16 the Project site has a moderate potential for liquefaction,
subsidence, or collapse to occur. Based on the Geotechnical Investigation (Appendix E), a
potential for loss of bearing capacity due to liquefaction, subsidence, or collapse is not expected
at the site. The site is not within State-delineated “Zones of Required Investigation” for either
liquefaction potential or landsliding (California Department of Conservation, 2020). Permanent
groundwater is more than 50 feet deep.
Additionally, the Geotechnical Investigation reported the proposed remedial grading will remove
the existing undocumented fill soils and a portion of the underlying loose native alluvium from
within the proposed building areas. The native soils that will remain in place beneath the
recommended depth of over excavation possess more favorable consolidation/collapse
characteristics and will not be subject to significant stress increases from the foundations of the
new structure. Therefore, following completion of the recommended remedial grading, postconstruction settlements are expected to be within tolerable limits.

Threshold 4.7(d) Would the Project:

Be located on expansive soil, as defined in the Uniform
Building Code, creating substantial risks to life or
property?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, and Programs
The following apply to the Project and would reduce impacts relating to expansive soils. These
measures will be included in the Project’s Mitigation Monitoring and Reporting Program to
ensure compliance:
PPP 4.7-1 shall apply.
Expansive soils are characterized by their ability to undergo significant volume changes (shrink
or swell) due to variations in moisture content. Changes in soil moisture content can result from
precipitation, landscape irrigation, utility leakage, roof drainage, perched groundwater, drought,
16

City of Jurupa Valley, General Plan Safety Element, Figure 8-5: Liquefaction Susceptibility in Jurupa Valley.
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or other factors and may result in unacceptable settlement or heave of structures or concrete
slabs supported on grade.
Laboratory testing performed on representative samples of the near surface soils indicate that
these materials are very low to non-expansive (EI = 0 and 20). Therefore, no design considerations
related to expansive soils are considered warranted for this project.
Risks from expansive soils are considered to be low. In any event, the Project would be required
to construct the proposed structures in accordance with the approved recommendations
included in Geotechnical Investigation (Appendix E).

Threshold 4.7(e) Would the Project:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

Have soils incapable of adequately supporting the use
of septic tanks or alternative wastewater disposal
systems where sewers are not available for the disposal
of wastewater?

No
Impact



Impact Analysis
The Project does not propose the use of septic tanks or alternative wastewater disposal systems.
The Project would install domestic sewer infrastructure and connect to the Jurupa Community
Service District’s existing sewer conveyance and treatment system.

Threshold 4.7(f) Would the Project:

Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Paleontological Resources
General Plan Figure 4-18- Paleontological Sensitivity, indicates that the site has a high sensitivity
(HA) designation for finding paleontological resources17. Therefore, the following mitigation
measures are required.
Mitigation Measures
17

City of Jurupa Valley, General Plan, Conservation and Open Space Element, Figure 4-18, Paleontological Sensitivity.
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GEO-1: Paleontological Monitoring. A qualified paleontologist (the “Project Paleontologist”) shall
be retained by the developer prior to the issuance of a grading permit. The Project Paleontologist
will be on-call to monitor ground-disturbing activities and excavations on the Project site
following identification of potential paleontological resources by project personnel. If
paleontological resources are encountered during implementation of the Project, grounddisturbing activities will be temporarily redirected from the vicinity of the find. The Project
Paleontologist will be allowed to temporarily divert or redirect grading or excavation activities in
the vicinity to make an evaluation of the find. If the resource is significant, Mitigation Measure
GEO‐2 shall apply.
GEO-2: Paleontological Treatment Plan. If a significant paleontological resource(s) is discovered
on the property, in consultation with the Project proponent and the City, the qualified
paleontologist shall develop a plan of mitigation which shall include salvage excavation and
removal of the find, removal of sediment from around the specimen (in the laboratory), research
to identify and categorize the find, curation in the find a local qualified repository, and
preparation of a report summarizing the find.
Unique Geologic Feature
The Project site is relatively flat highly disturbed with native-soil units below a shallow fill
throughout the 4.53-acre site. Fill soils were encountered at the ground surface extending to
depths of 1⁄2 to 4 1⁄2± feet below the existing site grades. The fill soils consist of medium dense
to very dense fine to coarse sands and possess trace amounts of trash, asphaltic concrete
fragments and fine root fibers. Native alluvium was encountered below the fill soils. A lens of
cemented gravel 2-inches thick separate the two strata. The older alluvial soils generally consist
of loose to medium dense silty fine to coarse sands, extending to at least the maximum depth
explored of 5± feet below the existing site grades.
These features are common in the area. As such, the Project does not contain a geologic feature
that is unique or exclusive locally or regionally.
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Greenhouse Gas Emissions

The following analysis is based in part on a technical report titled, “Greenhouse Gas Assessment”,
Ldn Consulting., dated May 26, 2021 and is included as Technical Appendix G to this Initial Study.

Threshold 4.8 (a-b) Would the Project:

a.

Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant
impact on the environment?

Potentially
Significant or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to greenhouse gas
emissions. These measures will be included in the Project’s Mitigation Monitoring and Reporting
Program to ensure compliance:
PPP 4.8-1

As required by Municipal Code Section 8.05.010, California Energy Code, prior to
issuance of a building permit, the Project Applicant shall submit plans showing
that the Project will be constructed in compliance with the most recently adopted
edition of the applicable California Building Code Title 24 requirements.

PPP 4.8-2

As required by Municipal Code Section 9.283.010, Water Efficient Landscape
Design Requirements, prior to the approval of landscaping plans, the Project
proponent shall prepare and submit landscape plans that demonstrate
compliance with this section.

PPP 4.8-3

As required by Municipal Code Section 8.05.010 (8), prior to issuance of a building
permit, the Project proponent shall submit plans in compliance with the California
Green Building Standards.

No single land use project could generate enough greenhouse gas (GHG) emissions to noticeably
change the global average temperature. Cumulative GHG emissions, however, contribute to
global climate change and its significant adverse environmental impacts. Thus, the primary goal
in adopting GHG significance thresholds, analytical methodologies, and mitigation measures is to
ensure new land use development provides its fair share of the GHG reductions needed to
address cumulative environmental impacts from those emissions.
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Threshold of Significance
A final numerical threshold for determining the significance of greenhouse gas emissions in the
South Coast Air Basin has not been established by the South Coast Air Quality Management
District. General Plan Policy AQ 9.5 requires the City to utilize the SCAQMD Draft GHG thresholds
to evaluate development proposals until the City adopts a Climate Action Plan (CAP). The City
ha s determined that the SCAQMD’s draft threshold of 3,000 MTCO2e per year is appropriate
for industrial and warehouse land use development projects. The 3,000 MTCO2e threshold
is based on the SCAQMD staff’s proposed GHG screening threshold for stationary source
emissions for non-industrial projects, as described in the SCAQMD’s Interim CEQA GHG
Significance Threshold for Stationary Sources, Rules and Plans (“SCAQMD Interim GHG
Threshold”). The SCAQMD Interim GHG Threshold identifies a screening threshold to
determine whether additional analysis is required. This threshold is also consistent with the
SCAQMD’s draft interim threshold Tier 3.
A summary of the projected annual operational greenhouse gas emissions, including amortized
construction‐related emissions associated with the development of the Project is provided in
Table 4.8-1.
Table 4.8-1: Annual Greenhouse Gas Emissions
Emission Source

Emissions (MT/yr)
CO2

CH4

N2O

Total CO2E

Annual construction-related emissions
amortized over 30 years

11.28

0.00

0.00

11.35

Area Source

0.00

0.00

0.00

0.00

Energy Source

332.53

0.01

0.00

333.93

Mobile Source

2,205.22

0.17

0.00

2,209.44

Waste

99.07

5.85

0.00

245.43

Water Usage

27.03

0.15

0.00

31.92

Total CO2E (All Sources)

2,832.07

Screening Threshold (CO2E)

3,000

Threshold Exceeded

NO

Source: Greenhouse Gas Analysis (Appendix G).

As shown on Table 4.8-1, the Project has the potential to generate a total of approximately
2,832.07 MTCO2e per year. As such, the Project would not exceed the City’s screening threshold
of 3,000 MTCO2e. Thus, Project-related emissions would not have a significant direct or indirect
impact on greenhouse gas emissions that could impact climate change and no mitigation or
further analysis is required.
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Potentially
Significant or
Significant
Impact

Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing
the emissions of greenhouse gases?

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, and Programs
PPP’s 4.8-1 through 4.8-3 above apply the Project.
The City is in the process of preparing a Climate Action Plan (CAP) in conjunction with
WRCOG which will identify specific policies and regulations that are directed at the project
level. Until such time that the City adopts a CAP, the Project is evaluated for consistency
with the following plans, policies, or regulations to reduce greenhouse gas (GHG)
emissions.
Table 4.8-2.Consistency with GHG Emission Plans, Policies, Regulations
Plan, Policy. or Regulation
California Air Resources Board 2017 Scoping
Plan

Regional
GHG
Emissions
Reduction
Targets/Sustainable Communities Strategies
(Senate Bill (SB) 375).

Vehicle Miles Traveled (SB375)

CalGreen Building Code

Project Consistency
Consistent. The 2017 Scoping Plan Update reflects the
2030 target of a 40% reduction below 1990 levels, set
by Executive Order B-30-15 and codified by SB 32. Table
3-7 summarizes the project’s consistency with the 2017
Scoping Plan. As summarized, the project will not
conflict with any of the provisions of the Scoping Plan
and in fact supports seven of the action categories.
Consistent. The 2016-2040 RTP/SCS is a long-range
visioning plan that balances future mobility and
housing needs with economic, environmental, and
public health goals. The Plan charts a course for closely
integrating land use and transportation – so that the
region can grow smartly and sustainably. As
demonstrated by the compliance with the plans,
policies, or regulations identified below, the Project
will not conflict with any of the provisions of the 20162040 RTP/SCS.
Consistent. This Project would not obstruct or
interfere with implementation of SB 375 and would
therefore not conflict with this measure.
Consistent. The Project will implement energy
efficient designs and operational programs meeting or
surpassing CCR Title 24 Building Standards, including
but not limited to compliance with or betterment of
energy conservation requirements identified at CCR
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Plan, Policy. or Regulation

California Water Conservation in Landscaping
Act of 2006 (AB 1881).

Solid Waste Reduction

General Plan Policy AQ 6.9: Support new mixeduse land use patterns with employment centers
and community centers, which encourage
community self-sufficiency and containment,
promote efficient modes of travel, and help
reduce automobile dependency.
General Plan Policy AQ 7.2: Encourage
employee rideshare and transit incentives for
employers with more than 25 employees at a
single location and coordination with City
incentives programs.

Tractor Supply Commercial Project

Project Consistency
Title 24, Part 6, Energy Code. Energy efficient designs
and programs implemented by the Project reduce
resources consumption with correlating reductions in
stationary source emissions.
Consistent The project includes water efficient
landscaping and complies with the maximum
applied water allowance and the City’s water
conservation regulations
Consistent. As required by PPP 4.19-1, the Project shall
comply with Section 4.408 of the 2013 California Green
Building Code Standards, which requires new
development projects to submit and implement a
construction waste management plan.
Consistent. The Project site is providing
employment opportunities to Jurupa Valley and
the surrounding area.

Consistent. The Project site is located proximate
to existing and proposed major roadways, acting
to generally reduce vehicle trip lengths, thereby
reducing mobile source emissions.

As shown above, in Table 4.8-2 The 2017 Scoping Plan Update reflects the 2030 target of a 40%
reduction below 1990 levels, set by Executive Order B-30-15 and codified by SB 32. Table 3-7
summarizes the project’s consistency with the 2017 Scoping Plan. As summarized, the project
will not conflict with any of the provisions of the Scoping Plan and in fact supports seven of the
action categories.
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4.9 - Hazards And Hazardous Materials
The following analysis is based in part on the following technical reports:


Phase One Environmental Site Assessment, S & S Commercial Environmental Services, Inc.,
October 5, 2020 and is included as Technical Appendix H to this Initial Study.

Threshold 5.9(a) (b)

a)

Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the release
of hazardous materials into the environment?

Potentially
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact




Impact Analysis
Plans, Policies, and Programs
The following applies to the Project and would reduce impacts relating to the routine transport,
use, or disposal of hazardous materials. This measure will be included in the Project’s Mitigation
Monitoring and Reporting Program to ensure compliance:
PPP 4.9-1

As required by Health and Safety Code Section 25507, a business shall establish
and implement a business plan for emergency response to a release or threatened
release of a hazardous material in accordance with the standards prescribed in the
regulations adopted pursuant to Section 25503 if the business handles a
hazardous material or a mixture containing a hazardous material that has a
quantity at any one time above the thresholds described in Section 25507(a) (1)
through (6).

Existing Hazardous Materials
The Subject Property located on the Northwest Corner of Sierra Avenue and Armstrong Road is
currently vacant disturbed land.
The following summarizes the results of the site inspection relative to hazardous materials:
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There is no indication that polychlorinated biphenyls (PCBs) were used or stored at the
property related to transformers.



No Hazardous materials or wastes were observed on the property.



There is no indication that the soil or groundwater on the property has been impacted.
There is no staining and no indication of previous underground storage tank use on the
site. Therefore, it is unlikely that vapor intrusion or vapor encroachment would be of
concern for the subject property.

Construction Activities
Heavy equipment that would be used during construction of the proposed Project would be
fueled and maintained by substances such as oil, diesel fuel, gasoline, hydraulic fluid, and other
liquid materials that would be considered hazardous if improperly stored or handled. In addition,
materials such as paints, roofing materials, solvents, and other substances typically used in
building construction would be located on the Project site during construction. Improper use,
storage, or transportation of hazardous materials could result in accidental releases or spills,
potentially posing health risks to workers, the public, and the environment. The potential for
accidental releases and spills of hazardous materials during construction is a standard risk on all
construction sites, and there would be no greater risk for improper handling, transportation, or
spills associated with future development that would be a reasonably consequence of the
proposed Project than would occur on any other similar construction site.
Construction contractors are required to comply with all applicable federal, state, and local laws
and regulations regarding hazardous materials, including but not limited requirements imposed
by the Environmental Protection Agency, California Department of Toxic Substances Control,
South Coast Air Quality Management District, and the Santa Ana Regional Water Quality Control
Board. As such, impacts due to construction activities would not cause a significant hazard to the
public or the environment through the routine transport, use, or disposal of hazardous materials.
A less than significant impact would occur.
Operational Activities
The Project will provide for various commercial uses and as such the use and storage of hazardous
materials maybe present as part of business operational activities. The Tractor Supply store is
proposing the installation of a propane storage tank for dispensing and filling of portable propane
cylinders. The use of hazardous materials and the propone storage and dispensing will be
regulated by Federal, State, and Local rules and regulations. The Riverside County Department of
Environmental Health will require regular inspections, emergency plans, and permitting if
needed.
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Threshold 4.9 (c) Would the Project:

Tractor Supply Commercial Project

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
There are no Plans, Policies, or Programs applicable to the Project relating to this issue.
The Project site is not located within one-quarter (0.25) mile of a mile from an existing or
proposed school. The nearest school is Sunnyslope Elementary School located approximately 1
mile southwest of the Project site. In addition, as discussed in the responses to issues 4.9 (b) and
4.9 (c) above, all hazardous or potentially hazardous materials would comply with all applicable
federal, State, and local agencies and regulations with respect to hazardous materials.

Threshold 4.9 (d) Would the Project

d) Be located on a site, which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5, and, as a result,
would it create a significant hazard to the public or the
environment?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The Hazardous Waste and Substances Sites (Cortese) List is a planning document used by the
State and local agencies to comply with the California Environmental Quality Act requirements in
providing information about the location of hazardous materials release sites pursuant to
Government Code Section 65962.5. Below are the data resources that provide information
regarding the facilities or sites identified as meeting the Cortese List requirements.


List of Hazardous Waste and Substances sites from Department of Toxic Substances
Control (DTSC) EnviroStor database.
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List of Leaking Underground Storage Tank Sites from the State Water Board’s GeoTracker
database.



List of solid waste disposal sites identified by Water Board with waste constituents above
hazardous waste levels outside the waste management unit.



List of “active” CDO and CAO from Water Board.



List of hazardous waste facilities subject to corrective action pursuant to Section 25187.5
of the Health and Safety Code, identified by DTSC.

Based on a review of the Cortese List maintained by the California Environmental Protection
Agency the Project site is not identified on the list of hazardous materials sites compiled pursuant
to Government Code Section 65962.5. 18
The Phase One Environmental Site Assessment during a site survey and records search found no
Category One, Two, Three, or Four Hazardous Sites within ¼ to ½ mile of the site.

Threshold 4.9 (e) Would the Project:

e) For a project located within an airport land use plan
or, where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the
Project result in a safety hazard or excessive noise for
people residing or working in the Project area?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The nearest airport is Flabob Airport located approximately 4 ½ miles southeast of the Project
site. According to Map FL-1, Flabob Airport Land Use Compatibility Plan, the Project site is not
located within an airport compatibility zone.19

18

California Environmental Protection Agency, Cortese List Data Resources, https://calepa.ca.gov/sitecleanup/corteselist/ ,
accessed August 21, 2021.
19 Riverside County Airport Land Use Commission, Flabob Airport Land Use Compatibility Plan, December 2004. Available at:
http://www.rcaluc.org/Portals/13/PDFGeneral/plan/newplan/14-%20Vol.%201%20Flabob.pdf
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Threshold 4.9 (f) Would the Project:
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Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

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

Less Than
Significant
Impact

No
Impact



Impact Analysis
Access to the Project site is proposed from both Sierra Avenue and Armstrong Road. The Project
site does not contain any emergency facilities, nor does it serve as an emergency evacuation
route. During construction and long‐term operation, the Project would be required to maintain
adequate emergency access for emergency vehicles from Troy Court.
The following roadway improvements are proposed:
Sierra Avenue and Armstrong Road are paved, City-maintained streets with curb and gutter.
Applicant will be required to provide parkway and road improvements. Improvements include,
but are not limited to the following:
a. The proposed project will be removing the existing free channelized right-turn. The
intersection will be improved to include an eastbound dedicated right-turn pocket on Sierra
Avenue. The new right-turn pocket will be under traffic signal control.
b. All new driveways shall be per Riverside County standard 207A. Applicant will be required to
improve existing driveway approaches as needed and per the City Engineer’s direction.
c. Existing curb and gutter along the project frontage shall be cleaned, water tested for proper
drainage and any damaged curb, gutter and/or sidewalk shall be removed and replaced to the
satisfaction of the City Engineer.
d. Sight distance at each project access point should be reviewed with respect to standard
Caltrans and City sight distance standards at the time of final grading, landscaping and street
improvement plans.
e. Signing/striping should be implemented in conjunction with detailed construction plans for the
project site.
f. Landscape and irrigation improvements within the public right-of-way.
g. The Project’s fair share contribution towards the cumulative impact at the Valley Way and
Granite Hill Drive intersection will be 12.89%.
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The above-described improvements will not result in a substantial alteration to the design or
capacity of any public road that would impair or interfere with the implementation of evacuation
procedures.

Threshold 4.9 (g) Would the Project:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

g) Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or death
involving wildland fires?

No
Impact



Impact Analysis
According to the General Plan20, the Project site is not located within a high wildfire hazard area.
(Also refer to analysis under Issue 4.20, Wildfire).

20

City of Jurupa Valley, General Plan Safety Element, Figure 8-10: Wildfire Severity Zones in Jurupa Valley.
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Hydrology And Water Quality

The following analysis is based in part on the following technical reports:


Preliminary Drainage Study, Sitetech, Inc., dated February 2020 and included as Technical
Appendix I to this Initial Study.



Project Specific Water Quality Management Plan, Sitetech, Inc., dated February 2021 and
included as Technical Appendix F to this Initial Study.



Results of Infiltration Testing, Southern California Geotechnical, dated October 2020 and
included as Technical Appendix J to this Initial Study.



Water and Sewer Availability Letter, Jurupa Community Services District, dated April 28,
2021 and is included at Technical Appendix K to this Initial Study.

Threshold 4.10 (a) Would the Project:

a) Violate any water quality standards or waste
discharge requirements or otherwise substantially
degrade surface or ground water quality?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating water quality and waste
discharge requirements. These measures will be included in the Project’s Mitigation Monitoring
and Reporting Program to ensure compliance:
PPP 4.10-1

As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff
Management and Discharge Controls, Section B (1), any person performing
construction work in the city shall comply with the provisions of this chapter, and
shall control storm water runoff so as to prevent any likelihood of adversely
affecting human health or the environment. The City Engineer shall identify the
BMPs that may be implemented to prevent such deterioration and shall identify
the manner of implementation. Documentation on the effectiveness of BMPs
implemented to reduce the discharge of pollutants to the MS4 shall be required
when requested by the City Engineer.
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PPP 4.10-2

As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff
Management and Discharge Controls, Section B (2), any person performing
construction work in the city shall be regulated by the State Water Resources
Control Board in a manner pursuant to and consistent with applicable
requirements contained in the General Permit No. CAS000002, State Water
Resources Control Board Order Number 2009-0009-DWQ. The city may notify the
State Board of any person performing construction work that has a non-compliant
construction site per the General Permit.

PPP 4.10-3

As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff
Management and Discharge Controls, Section C, new development, or
redevelopment projects shall control storm water runoff so as to prevent any
deterioration of water quality that would impair subsequent or competing uses of
the water.

PPP 4.10-4

As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff
Management and Discharge Controls, Section E, any person, or entity that owns
or operates a commercial and/or industrial facility(s) shall comply with the
provisions of this chapter. All such facilities shall be subject to a regular program
of inspection as required by this chapter, any NPDES permit issued by the State
Water Resource Control Board, Santa Ana Regional Water Quality Control Board,
Porter-Cologne Water Quality Control Act (Wat. Code Section 13000 et seq.), Title
33 U.S.C. Section 1251 et seq. (Clean Water Act), any applicable state or federal
regulations promulgated thereto, and any related administrative orders or
permits issued in connection therewith.

Water Quality Standards
The Porter-Cologne Water Quality Control Act21 defines water quality objectives (i.e., standards)
as “…the limits or levels of water quality constituents or characteristics which are established for
the reasonable protection of beneficial uses of water or the prevention of nuisance within a
specific area”[(§13050 (h)].22
Construction Impacts (Water Quality Standards)
Construction of the Project would involve clearing, grading, paving, utility installation, building
construction, and the installation of landscaping, which would result in the generation of
potential water quality pollutants such as silt, debris, chemicals, paints, and other solvents with
the potential to adversely affect water quality. As such, short‐term water quality impacts have

21

California Water Boards, Porter-Cologne Water Quality Control Act, January 2019. Available at:
https://www.waterboards.ca.gov/laws_regulations/docs/portercologne.pdf
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the potential to occur during construction activities in the absence of any protective or avoidance
measures.
The Municipal Code requires the Project to obtain a National Pollutant Discharge Elimination
System Municipal Stormwater Permit for construction activities23. The permit is required for all
Projects that include construction activities, such as clearing, grading, and/or excavation that
disturb at least one acre of total land area.
Compliance with the permit requires the preparation and implementation of a Storm Water
Pollution Prevention Plan for construction‐related activities, including grading. The plan would
specify the measures that would be required to implement during construction activities to
ensure that all potential pollutants of concern are prevented, minimized, and/or otherwise
appropriately treated prior to being discharged from the site.
Operational Impacts (Water Quality Requirements)
Storm water pollutants commonly associated with the type of land uses that could occupy the
proposed buildings include sediment/turbidity, nutrients, trash and debris, oxygen‐demanding
substances, organic compounds, bacteria and viruses, oil and grease, and pesticides.
Pursuant to the requirements of the Municipal Code24, a Water Quality Management Plan
(WQMP) is required for managing the quality of storm water or urban runoff that flows from a
developed site after construction is completed and the facilities or structures are occupied
and/or operational. The Water Quality Plan prepared for the Project (Appendix F), proposes to
divert surface Runoff generated from the building and parking areas will be captured via inlets
and conveyed to underground detention basins for peak attenuation.
Waste Discharge Requirements
Waste Discharge Requirements are issued by the Santa Ana Regional Board under the provisions
of the California Water Code, Division 7 “Water Quality,” Article 4 “Waste Discharge
Requirements.”25 These requirements regulate the discharge of wastes which are not made to
surface waters, but which may impact the region’s water quality by affecting underlying
groundwater basins. Discharge requirements are issued for Publicly Owned Treatment Works’
wastewater reclamation operations, discharges of wastes from industries, subsurface waste
discharges such as septic systems, sanitary landfills, dairies, and a variety of other activities which
can affect water quality.
23

City of Jurupa Valley, Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff Management and Discharge Controls.
Available at:
https://library.municode.com/ca/jurupa_valley/codes/code_of_ordinances?nodeId=TIT6HESA_CH6.05STWAURRUMADICO
24 Ibid.
25 California Water Boards, Waste Discharge Requirements Program, August, 2021. Available at:
https://www.waterboards.ca.gov/water_issues/programs/waste_discharge_requirements/
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Operational Impacts (Waste Discharge Requirements)
The Jurupa Community Services District has implemented a Pretreatment Program.26
Pretreatment is a process in which certain dischargers are monitored and required to use proven
pollution control techniques to remove pollutants from their sewage before discharging into the
sewer collection system. With mandatory compliance with the Pretreatment Program, impacts
related to waste discharge requirements are less than significant.

Threshold 4.10 (b) Would the Project:

Potentially
Significant
or
Significant
Impact

b) Substantially decrease groundwater supplies or
interfere substantially with groundwater recharge such
that the project may impede sustainable groundwater
management of the basin?

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Groundwater Supplies
Water service would be provided to the Project site by the Jurupa Community Services District
(“District”). According to the District’s 2020 Urban Water Management Plan, As of CY 2020, water
supplied to the JCSD service area is entirely from groundwater production. JCSD obtains both
potable and non-potable groundwater for use in its service area. All of the District’s potable
supply comes from the adjudicated portion of the Chino Groundwater Basin (Chino Basin), while
the District’s small non-potable supply comes from groundwater produced within the Chino Basin
and the Riverside County portion of the Riverside-Arlington Basin (aka Riverside South Basin),
which is also adjudicated. JCSD does not currently use imported water, surface water, storm
water, or recycled water as part of its water supply.
In the future, the District plans to continue utilizing its rights and entitlements to existing
groundwater supplies while also pursuing an additional potable water supply from an imported
water source and distributing recycled water for non-potable uses.
Sustainable Groundwater Management
The Sustainable Groundwater Management Act requires governments and water agencies
of high and medium priority basins to halt overdraft and bring groundwater basins into balanced
levels of pumping and recharge. The act requires the prioritization of basins and subbasins based
on a variety of factors such as population and number of water wells in a basin. Basins are ranked
26

https://www.jcsd.us/business/industrial-waste-business-resources
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from very-low to high-priority. Basins ranking high- or medium-priority are required to
form Groundwater Sustainability Agencies to manage basins sustainably and requires those
agencies to adopt Groundwater Sustainability Plans.
According to the SGMA Prioritization Dashboard the Upper Santa Ana Valley- Chino Groundwater
Basin has a prioritization classification of Very Low27.
Therefore, the basin is not subject to a Sustainable Groundwater Water Management program
and will not substantially impede sustainable groundwater management of the basin
Potentially
Less than
Significant
Significant
Less Than
No
Threshold 4.10 (c). Would the Project:
or
with
Significant
Impact
Significant
Mitigation
Impact
Impact
Incorporated
c) Substantially alter the existing drainage pattern of the site or area, including through the alteration of the
course of a stream or river or through the addition of impervious surfaces, in a manner that would:
(i) Result in substantial erosion or siltation on- or offsite?



(ii) Substantially increase the rate or amount of surface
runoff in a manner which would result in flooding onor offsite?



(iii) Create or contribute runoff water which would
exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional
sources of polluted runoff?



(iv) Impede or redirect flood flows?


Impact Analysis
Existing Condition
The existing topography of the site generally slopes from northeast to the southwest, where
surface runoff sheet flows to the corner of the property and adjacent property and to Armstrong
Road.
Proposed Condition

27

Department of Water Resources, SGMA Basin Prioritization Dashboard, https://gis.water.ca.gov/app/bp-dashboard/final/,
accessed August 22, 2021.
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The development will be approximately 84.42% impervious area and 15.58% landscape.
Stormwater generated from the project will sheet flow southwesterly and concentrated via curbs
and gutters where stormwater will be directed to drainage inlets that connect to the
underground storage chambers. The project will have emergency overflow outlet located at the
southwesterly portion of the site and will drain to the adjacent public street on Armstrong Road.
During construction, the Project is also required to implement a Stormwater Pollution Control
Plan per PPP 4.10-1.
As proposed, the design of the storm drain system will not result in substantial erosion or siltation
on- or off-site; substantially increase the rate or amount of surface runoff in a manner which
would result in flooding on- or offsite; create or contribute runoff water which would exceed the
capacity of existing or planned stormwater drainage systems or provide substantial additional
sources of polluted runoff or impede or redirect flood flows.

Threshold 4.10 (d). Would the Project:

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

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
According to the General Plan28, the Project site is not located within a flood hazard zone.
According to the California Department of Conservation, California Official Tsunami Inundation
Maps29, the site is not located within a tsunami inundation zone. In addition, the Project would
not be at risk from seiche because there is no water body in the area of the Project site capable
of producing as seiche.

28

City of Jurupa Valley, General Plan Figure 8-9: Flood Insurance Rate Map (FIRM).
California Department of Conservation, California Official Tsunami Inundation Maps,
https://www.conservation.ca.gov/cgs/tsunami/maps#:~:text=Coordinated%20by%20Cal%20OES%2C%20California,considered
%20tsunamis%20for%20each%20area., accessed August 22, 2021.
29
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Threshold 4.10 (e) Would the Project:

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

Tractor Supply Commercial Project

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
As discussed under Threshold 4.10 (a) and 4.10 (c), with implementation of the drainage system
improvements and features as described, the Project will not conflict with or obstruct
implementation of a water quality control plan.
As discussed under Threshold 4.10 (b) the Project site is not subject to a Sustainable Groundwater
Water Management program and will not substantially impede sustainable groundwater
management of the basin
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4.11 Land Use And Planning
Threshold 4.11 (a)

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

a) Physically divide a community?

No
Impact



Impact Analysis
An example of a Project that has the potential to divide an established community includes the
construction of a new freeway or highway through an established neighborhood. The Project site
is approximately 4.53 acres in size and is in an area largely characterized by residential
development. To the north of the project site is a golf course, to the west agricultural, to the east
and south residential uses. As such, the Project will not divide an established community.

Threshold 4.11 (b). Would the Project:

b) Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an
environmental effect?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The applicable plans and policies relating to a conflict with any applicable land use plan, policy,
or regulation of an agency with jurisdiction over the Project (including, but not limited to the
general plan, specific plan, or zoning ordinance) adopted for the purpose of avoiding or mitigating
an environmental effect are described in the analysis below.
As demonstrated throughout this Initial Study/Mitigated Negative Declaration, the Project would
not conflict with any applicable land use plan, policy, or regulation, including but not limited to,
General Plan, South Coast Air Quality Management District, Final 2016 Air Quality Management
Plan, Western Riverside County Multiple Species Habitat Conservation Plan, or the Santa Ana
Regional Water Quality Control Board’s Santa Ana River Basin Water Quality Control Program
with implementation of the PPP’s and Mitigation Measures throughout this Initial Study.
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Mineral Resources

Threshold 4.12 (a). Would the Project:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

Result in the loss of availability of a known mineral
resource that would be of value to the region and the
residents of the state?

No
Impact



Impact Analysis
According to the General Plan30 the Project site is located within Mineral Resource Zone (MRZ)
3, which is defined as “Areas containing known or inferred mineral occurrences of undetermined
mineral resources significance.” However, no mineral resource extraction activity is known to
have ever occurred on the Project site. Accordingly, implementation of the Project would not
result in the loss of availability of a known mineral resource that would be of value to the region
or the residents of the State of California.

Threshold 4.12 (b). Would the Project:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Result in the loss of availability of a locally important
mineral resource recovery site delineated on a local
general plan, specific plan, or other land use plan?

Less Than
Significant
Impact

No
Impact



Impact Analysis
The General Plan Open Space, Mineral Resources (OS-MIN) land use designation is intended for
mineral extraction and processing and Includes areas held in reserve for future mineral extraction
and processing.31 The Project site is designated as Commercial Retail (CR); therefore, the Project
is not delineated on the General Plan, a specific plan, or other land use plan as a locally important
mineral resource recovery site.

30
31

City of Jurupa Valley, General Plan Figure 4-16: Jurupa Valley Mineral Resources.
City of Jurupa Valley, General Plan Land Use Element, p.2-28.
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4.13 Noise
The following analysis is based in part on the following technical reports:


Noise Assessment, Ldn Consulting, Inc., dated May 26, 2021 and included as Technical
Appendix L to this Initial Study.
Potentially
Significant
or
Significant
Impact

Threshold 4.13 (a). Would the Project:

Generation of a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the
project more than standards established in the local
general plan or noise ordinance, or applicable
standards of other agencies?

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Existing Ambient Noise
The background ambient noise levels in the Project study area are dominated by the
transportation-related noise associated with the surface-streets. This includes the auto and heavy
truck activities on study area roadway segments of Sierra Avenue and Armstrong Road, along the
Project site.
Construction Noise Impact Analysis
The degree of construction noise and noise levels may vary for different areas of the
Project site and also vary depending on the construction activities and different phases of
construction. The City relies upon data provided by Environmental Protection Agency regarding
the noise generated characteristics of typical construction activities32. The data is presented in
Table 4.13-1 below.
Table 4.13-1: Typical Construction Equipment Noise Levels
Type

Lmax (dBA) at 50 Feet

Backhoe

80

Grader, Dozer, Excavator, Scraper

85

Truck

88

Concrete Mixer

85

32

Federal Transit Agency, Transit Noise and Vibration Assessment Manual, September,2018,
https://www.transit.dot.gov/sites/fta.dot.gov/files/docs/research-innovation/118131/transit-noise-and-vibration-impactassessment-manual-fta-report-no-0123_0.pdf,
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Lmax (dBA) at 50 Feet

Pneumatic Tool

85

Pump

76

Saw, Electric

76

Air Compressor

81

Generator

81

Paver

89

Roller

74

Source: FTA Transit Noise and Vibration Impact Assessment Manual.

The City’s criteria for determining if construction noise results in a significant CEQA impact is as
follows:
1) The project is inconsistent with General Plan Policy NE 3.5: Construction Noise which states: “
Limit commercial construction activities adjacent to or within 200 feet of residential uses to
weekdays, between 7:00 a.m. and 6:00 p.m., and limit high-noise-generating construction
activities (e.g., grading, demolition, pile driving) near sensitive receptors to weekdays between
9:00 a.m. and 3:00 p.m.”
Portions of the Project site are located within 200 feet of residential uses located to the west,
east and south of the Project site. Therefore, the Project contractors must limit construction
activities during the days and times required by Mitigation Measure NOI-1 below.
2) Construction noise levels exceed the levels identified in the latest version of the Federal Transit
Administration Transit Noise and Vibration Impact Assessment Manual.
Construction noise will have a temporary or periodic increase in the ambient noise level
above the existing within the Project vicinity. Typical operating cycles for these types of
construction equipment may involve one or two minutes of full power operation followed by
three to four minutes at lower power settings. Noise levels will be loudest during grading
phase. The construction noise levels are expected to range from 54.8 to 72.6 dBA Leq, and the
highest construction levels are expected to range from 64.9 to 72.6 dBA Leq at the nearby
receiver locations. The construction noise analysis shows that the nearest receiver locations will
satisfy the reasonable daytime 80 dBA Leq significance threshold established by the Federal
Transit Administration Transit Noise and Vibration Impact Assessment Manual. Although
construction noise levels do not exceed the noise thresholds, sensitive receptors adjacent to the
Project site will be exposed to high noise levels. To reduce impacts to these sensitive receptors
to the maximum extent feasible, the following mitigation measure is required.
Mitigation Measure(s)
NOI-1-Construction Noise Mitigation Plan. Prior to the issuance of a grading permit, the developer
is required to submit a construction-related noise mitigation plan to the City Planning Department
for review and approval. The plan must depict the location of construction equipment and how
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the noise from this equipment will be mitigated during construction of this project. In addition,
the plan shall require that the following notes be included on grading plans and building plans.
Project contractors shall be required to ensure compliance with the notes and permit periodic
inspection of the construction site by City of Jurupa Valley staff or its designee to confirm
compliance. These notes also shall be specified in bid documents issued to prospective
construction contractors.
“a) Haul truck deliveries shall be limited to between the hours of 6:00am to 6:00pm during the
months of June through September and 7:00am to 6:00pm during the months of October through
May.
b) Construction contractors shall equip all construction equipment, fixed or mobile, with properly
operating and maintained mufflers, consistent with manufacturers’ standards.
c) All stationary construction equipment shall be placed in such a manner so that emitted noise is
directed away from any sensitive receptors adjacent to the Project site.
d) Construction equipment staging areas shall be located the greatest distance between the
staging area and the nearest sensitive receptors.”
On-Site Operational Noise Impacts
This operational noise analysis is intended to describe noise level impacts associated with the
expected typical of daytime and nighttime activities at the Project site. The Project business
operations would primarily be conducted within the enclosed buildings, except for traffic
movement, parking, as well as loading and unloading of trucks. The on-site Project-related
noise sources are expected to include loading/unloading activities, truck movements, roof-top
air handling units, parking lot vehicle movements, cardboard bailer operations, and trash
enclosure activity. The proposed hours of operation for the facility are 8 AM to 10 PM, Monday
through Sunday.
Using the reference noise levels to represent the proposed Project operations that include
loading activity, truck movements, parking lot vehicle movements, and trash enclosure activity,
the operational source noise levels that are expected to be generated at the Project site and the
Project-related noise level increases that would be experienced at each of the sensitive receiver
locations. Table 4.13-2 shows the Project operational noise levels during the operational hours
of 7:00 a.m. to 10:00 p.m.
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Table 4.13-2: Operational Noise Levels
Noise Source
Delivery Truck Activity
Forklift
Cardboard Baler
Drive-thru Speaker
Total Day (All Noise Sources)

Operational Noise Levels at Property Line
(dBA Leq.)
48.2
47.9
52.6
54.0
54.9

Source: Noise Assessment (Appendix L).

As shown on Table 4.13-2, noise levels during operations at the property line are expected to
range from 47.9 to 54.0 dBA Leq.
General Plan Policy NE 1.3 states: New or Modified Stationary Noise Sources. Noise created by
new stationary noise sources, or by existing stationary noise sources that undergo modifications
that may increase noise levels, shall be mitigated so as not exceed the noise level standards of
Figure 7 - 3. This policy does not apply to noise levels associated with agricultural operations
existing in 2017.
As it applies to the Project, Figure 7-3 of the General Plan considers noise levels up to 60 dBA to
be normally acceptable. Because the Project’s operational noise levels do not exceed 60 dBA,
impacts are less than significant.
Off-Site Operational Traffic Noise Impacts
According to Caltrans, the human ear is able to begin to detect sound level increases of 3 decibels
(dB) in typical noisy environments.33 A doubling of sound energy (e.g., doubling the volume of
traffic on a highway) that would result in a 3-dBA increase in sound, would generally be barely
detectable.
Consistent with the Traffic Impact Analysis, the Project is expected to generate a total of 2,578
net new trip ends, 279 AM peak hour net trip ends, and 218 PM peak hour net new trip ends.
As such, the Project will not double the traffic volumes on surrounding roadways that could
impact sensitive receptors including Sierra Avenue and Armstrong Road.
Conclusion
With implementation of Mitigation Measure NOI-1, the Project’s noise impacts will not result
in the generation of a substantial temporary or permanent increase in ambient noise levels in
the vicinity of the project more than standards established in the local general plan or noise
ordinance, or applicable standards of other agencies.
33

Caltrans, Traffic Noise Analysis Protocol, p.7-1.
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Impact Analysis
This analysis focuses on the potential ground-borne vibration associated with vehicular traffic
and construction activities. Ground-borne vibration levels from automobile traffic are generally
overshadowed by vibration generated by heavy trucks that roll over the same uneven roadway
surfaces. However, due to the rapid drop-off rate of ground-borne vibration and the short
duration of the associated events, vehicular traffic-induced ground-borne vibration is rarely
perceptible beyond the roadway right-of-way, and rarely results in vibration levels that cause
damage to buildings in the vicinity.
However, while vehicular traffic is rarely perceptible, construction has the potential to result in
varying degrees of temporary ground vibration, depending on the specific construction activities
and equipment used. Ground vibration levels associated with various types of construction
equipment are summarized in Table 4.13-3.
Table 4.13-3: Vibration Source Levels for Construction Equipment
Equipment

PPV (in/sec) at 25 feet

Small bulldozer

0.003

Jackhammer

0.035

Loaded Trucks

0.076

Large bulldozer

0.089

Source: Federal Transit Administration, Transit Noise and Vibration Impact Assessment, September 2018.

Typical Project construction activities (at the Project site boundary), construction vibration
velocity levels are estimated to range from 0.003 to 0.089 PPV (in/sec). Based on the City of
Jurupa Valley vibration standards, the unmitigated Project construction vibration levels will
satisfy the 0.2 PPV (in/sec) threshold at all the nearby sensitive receiver locations.
Therefore, the vibration impacts due to Project construction are considered less than significant.
Further, vibration levels at the site of the closest sensitive receiver are unlikely to be sustained
during the entire construction period but will occur rather only during the times that heavy
construction equipment is operating simultaneously adjacent to the Project site perimeter.
Moreover, construction at the Project site will be restricted to daytime hours consistent with City
requirements thereby eliminating potential vibration impacts during the sensitive nighttime
hours.
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Impact Analysis
The Project is commercial retail uses and will not expose people to aircraft noise. In addition, the
nearest airport is Flabob Airport located approximately 4 ½ miles southeast of the Project site.
According to Map FL-1, Flabob Airport Land Use Compatibility Plan, the Project site is not located
within a designated Noise Impact Zone, so there is no existing aircraft noise impacts affecting the
site that would be exacerbated and thereby expose workers to excessive noise levels.34

34

Riverside County Airport Land Use Commission, Flabob Airport Land Use Compatibility Plan, Noise Compatibility Contours,
December,2004. Available at: http://www.rcaluc.org/Portals/13/PDFGeneral/plan/newplan/14-%20Vol.%201%20Flabob.pdf
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4.14 Population And Housing
Threshold 4.14 (a). Would the Project:
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Significant
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Less than
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with
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Induce substantial unplanned population growth in an
area, either directly (for example, by proposing new
homes and businesses) or indirectly (for example,
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Less Than
Significant
Impact

No
Impact



Impact Analysis
The Project would not directly result in population growth because it does not propose any
residential dwelling units.
According to the General Plan, the City is a net exporter of jobs, with more residents working
outside the City than non-residents working inside the City.35 (General Plan p. 11-3.). Thus, it is
anticipated that new employees generated by the Project would be within commuting distance
and would not generate needs for any housing.
Typically, growth would be considered a significant impact pursuant to CEQA if it directly or
indirectly affects the ability of agencies to provide needed public services and requires the
expansion or new construction of public facilities and utilities.
Water and sewer service to the Project site will be provided by the Jurupa Community Services
District. No additional water or sewer infrastructure will be needed to serve the Project other
than connection to the existing water and sewer lines in the immediate vicinity of the Project site
in Armstrong Road.
In addition, the analysis in Section 4.14, Public Services, of this Initial Study demonstrates that
the impacts on public services are less than significant so the public service provider’s ability to
provide services will not be reduced.

35

City of Jurupa Valley, General Plan Economic Sustainability Element, p.11-3.

Page 72

Initial Study/Mitigated Negative Declaration JV

Threshold 4.14 (b). Would the Project:

Displace substantial numbers of existing people or
housing, necessitating the construction of replacement
housing elsewhere?

Tractor Supply Commercial Project

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The Project site contains does not contain any residential units. Therefore, implementation of
the Project would not displace a substantial number of existing housing, nor would it necessitate
the construction of replacement housing elsewhere.
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4.15 Public Services
Threshold 4.15 (a). Would the Project:

Potentially
Significant
or
Significant
Impact

Less than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

Would the Project result in substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities, need for new
or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:
1) Fire protection?
2) Police protection?
3) Schools?
4) Parks?
5) Other public facilities?







FIRE PROTECTION
Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to fire protection. These
measures will be included in the Project’s Mitigation Monitoring and Reporting Program to
ensure compliance:
PPP 4.15-1

The Project applicant shall comply with all applicable Riverside County Fire
Department codes, ordinances, and standard conditions regarding fire prevention
and suppression measures relating to water improvement plans, fire hydrants,
automatic fire extinguishing systems, fire access, access gates, combustible
construction, water availability, and fire sprinkler systems.

PPP 4.15-2

As required by Municipal Code Chapter 3.75, the Project is required to pay a
Development Impact Fee that the City can use to improve public facilities and/or,
to offset the incremental increase in the demand for public services that would be
created by the Project.
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The Riverside County Fire Department provides fire protection services to the Project area. The
Project would be primarily served by the Riverside County Fire Department West Riverside
Station No. 18 located approximately 1.7 roadway miles southwest of the Project site at 7545
Mission Boulevard.
Development of the Project would impact fire protection services by placing an additional
demand on existing fire protection resources should its resources not be augmented. To offset
the increased demand for fire protection services, the Project would be conditioned by the City
to provide a minimum of fire safety and support fire suppression activities, including compliance
with State and local fire codes, fire sprinklers, a fire hydrant system, paved access, and secondary
access routes.
In addition, as required by the City’s Inter-Agency Project Review Request process, the Project
plans were routed to the Fire Department for review and comment on the impacts to providing
fire protection services. The Fire Department did not indicate that the Project would result in the
need for new or physically altered fire facilities in order to maintain acceptable service ratios,
response times or other performance objectives.
Furthermore, the Municipal Code requires payment of the Development Impact Fee to assist the
City in providing for fire protection services.36 Payment of the Development Impact Fee would
ensure that the Project provides fair share funds for the provision of additional public services,
including fire protection services, which may be applied to fire facilities and/or equipment, to
offset the incremental increase in the demand for fire protection services that would be created
by the Project.
Based on the above analysis, with implementation of PPP 4.14-1 and PPP 4.14-2, impacts related
to fire protection are less than significant.
POLICE PROTECTION
Impact Analysis
Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to police protection. This
measure will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.15-2

As required by Municipal Code Chapter 3.75, the Project is required to pay a
Development Impact Fee that the City can use to improve public facilities and/or,

36

City of Jurupa Valley, Municipal Code Chapter 3.75, Development Impact Fee. Available at:
https://www.jurupavalley.org/168/Municipal-Code
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to offset the incremental increase in the demand for public services that would be
created by the Project.
The Riverside County Sheriff’s Department provides community policing to the Project area via
the Jurupa Valley Station located at 7477 Mission Boulevard, Jurupa Valley, CA. The Project would
increase the demand for police protection services. The Municipal Code requires payment of the
Development Impact Fee to assist the City in providing for public services, including police
protection services37. Payment of the Development Impact Fee would ensure that the Project
provides its fair share of funds for additional police protection services, which may be applied to
sheriff facilities and/or equipment, to offset the incremental increase in the demand that would
be created by the Project.
In addition, as required by the City’s Inter-Agency Project Review Request process, the Project
plans were routed to the Sheriff’s Department for review and comment on the impacts to
providing police protection services. The Sheriff’s Department did not indicate that the Project
would result in the need for new or physically altered sheriff facilities in order to maintain
acceptable service ratios, response times or other performance objectives.
Based on the above analysis, with implementation of PPP 4.15-2, impacts related to police
protection are less than significant.
SCHOOLS
Impact Analysis
Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to schools. This measure
will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.15-3

Prior to the issuance of building permits, the Project Applicant shall pay required
development impact fees to the Jurupa Unified School District following protocol
for impact fee collection.

The Project does not propose any housing and would not directly create additional students to
be served by the Jurupa Unified School District. However, the Project would be required to
contribute fees to the Jurupa Unified School District in accordance with the Leroy F. Greene
School Facilities Act of 1998 (Senate Bill 50). Pursuant to Senate Bill 50, payment of school impact
fees constitutes complete mitigation under CEQA for Project‐related impacts to school services.

37

Ibid.
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Based on the above analysis, with implementation of PPP 5.15-3, impacts related to schools are
less than significant.
PARKS
Impact Analysis
Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to parks. This measure
will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.15-4

Prior to the issuance of a building permit, the Project Applicant shall pay required
park development impact fees to the Jurupa Area Recreation and Park District
pursuant to District Ordinance No. 01-2007 and 02-2008.

The Project will not create an additional need for housing thus directly increasing the overall
population of the City and generating additional need for parkland. The payment of development
impact fees will reduce any indirect Project impacts related to parks.
Based on the above analysis, with implementation of PPP 4.15-4, impacts related to parks are
less than significant.
OTHER PUBLIC FACILITIES
Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to parks. These measures
will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.15-2 above is applicable to the Project.
As noted in the response to Issue 4.14(a), Population and Housing, of this Initial Study,
development of the Project would not result in a direct increase in the population of the Project
area and would not increase the demand for public services, including public health services and
library services which would require the construction of new or expanded public facilities.
The Municipal Code requires payment of the Development Impact Fee to assist the City in
providing for public services. Payment of the Development Impact Fee would ensure that the
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Project provides fair share of funds for additional public services. These funds may be applied to
the acquisition and/or construction of public services and/or equipment.38
Based on the above analysis, with implementation of PPP 4.14-2 above, impacts related to other
public facilities are less than significant.

38

Ibid.
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4.16 Recreation
Potentially
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Threshold 4.16 (a). Would the Project:

Less than
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Less Than
Significant
Impact

No
Impact

Would the Project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?



Impact Analysis
Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to other public facilities.
These measures will be included in the Project’s Mitigation Monitoring and Reporting Program
to ensure compliance:
PPP 4.16-1

Prior to the issuance of a building permit, the Project Applicant shall pay required
park development impact fees to the Jurupa Area Recreation and Park District
pursuant to District Ordinance No. 01-2007 and 02-2008.

The Project would not cause a substantial physical deterioration of any recreational facilities or
would accelerate the physical deterioration of any recreational facilities because the Project does
not propose residential dwelling units which would increase the population that would use parks
and other recreational facilities. The payment of Development Impact Fees will reduce any
indirect Project impacts related to recreational facilities.

Threshold 4.16 (b). Would the Project:

Include recreational facilities or require the
construction or expansion of recreational
facilities, which might have an adverse
physical effect on the environment?

Potentially
Significant
or
Significant
Impact

Less than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact



Impact Analysis
As noted in the response to Issue 4.16(a) above, the Project does not propose any recreational
facilities or require the construction or expansion of recreational facilities which might have an
adverse effect on the environment. In addition, no offsite parks or recreational improvements
are proposed or required as part of the Project.
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4.17 Transportation
The following analysis is based in part on a technical reports titled:


Vehicle Miles Traveled memorandum – Tractor Supply Store, TJW Engineering, Inc., which
is dated March 15, 2021 and is included as Technical Appendix M to this Initial Study.

Threshold 4.17(a). Would the Project:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Conflict with a program, plan, ordinance, or policy
addressing the circulation system, including transit,
roadway, bicycle, and pedestrian facilities?

Less Than
Significant
Impact

No
Impact



Impact Analysis
Through the City’s project review process, policies, plans, and/or programs supporting
alternative transportation would be reviewed and incorporated as applicable. Consequently,
Project impacts related to non-vehicular traffic (i.e., transit service) will be less than significant,
and no mitigation is required. The proposed Project will provide adequate pedestrian facilities,
including upgrading the existing sidewalks along public streets abutting the site, as necessary.
The Municipal Code also requires the Project to provide bicycle parking facilities39.

Threshold 4.17(b). Would the Project:

Conflict or be inconsistent with CEQA Guidelines
Section 15064.3, subdivision (b)?

Potentially
Significant
or
Significant
Impact

Less than
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Less Than
Significant
Impact

No
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Impact Analysis
Changes to California Environmental Quality Act (CEQA) Guidelines were adopted in December
2018, which require all lead agencies to adopt Vehicle Miles Traveled (VMT) as a replacement for
automobile delay-based level of service (LOS) as the new measure for identifying transportation
impacts for land use projects. This statewide mandate took effect July 1, 2020. Impacts related
to LOS will be evaluated through the City’s development review process apart from CEQA.
39

City of Jurupa Valley, Municipal Code Section 17.188.060. Available at: https://www.jurupavalley.org/168/Municipal-Code
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The City of Jurupa Valley’s Traffic Study Guidelines provides details on appropriate screening
thresholds that can be used to identify when a proposed land use project is anticipated to result
in a less-than significant impact without conducting a more detailed analysis. The Traffic Study
Guidelines describe a three-step screening procedure:
• Transit Priority Area (TPA) or High-Quality Transit Area (HQTA) Screening
• Low VMT Area Screening
• Project Type Screening
A land use project need only to meet one of the above screening thresholds to result in a lessthan significant impact.
Under the City guidelines, local serving retail projects less than 50,000 square feet may be
presumed to have less than significant impact absent substantial evidence to the contrary. The
VMT Memo indicates that local serving retail generally improves the convenience of shopping
close to home and has the effect of reducing vehicle travel.
As the Project meets the Project Type Screening threshold, and need only meet this threshold to
be presumed to have a less than significant transportation impact, no additional project-level
VMT assessment is required.

Threshold 4.17(b). Would the Project:

Substantially increase hazards due to a geometric
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

Potentially
Significant
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Less than
Significant
with
Mitigation
Incorporated

Less Than
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No
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Impact Analysis
Access to the site will be from Sierra Avenue and Armstrong Road, the two roadways abutting
the Project site. The Project is proposing the following street improvements that will meet City
standards:



Roadways adjacent to the proposed project site and site access points will be constructed
in compliance with recommended roadway classifications and respective cross-sections
in the City of Jurupa Valley General Plan or as directed by the City Engineer.
The proposed project will be removing the existing free channelized right-turn. The
intersection will be improved to include an eastbound dedicated right-turn pocket on
Sierra Avenue. The new right-turn pocket will be under traffic signal control.
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Sight distance at each project access point will be required to conform with respect to
standard Caltrans and City sight distance standards at the time of final grading,
landscaping and street improvement plans.
Signing/striping should be implemented in conjunction with detailed construction plans
for the project site.

In addition, the Project is located on property zoned for commercial use and would not be
incompatible with existing development in the surrounding area to the extent that it would
create a transportation hazard because of an incompatible use.

Threshold 4.17(b). Would the Project:

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

Result in inadequate emergency access?


Impact Analysis
The Project would take access from Sierra Avenue and Armstrong Road. During the course of the
preliminary review of the Project, the Project’s transportation design was reviewed by the City’s
Engineering Department, County Fire Department, and County Sheriff’s Department to ensure
that adequate access to and from the site would be provided for emergency vehicles.
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4.18 Tribal Cultural Resources
The following analysis is based in part on a technical report titled, Phase 1Cultural Resources
Assessment for the Jurupa Valley Tractor Supply Project, Sue A. Wade Heritage Resources, dated
March 2021 and is included as Technical Appendix D to this Initial Study.
Threshold 4.18 (a) Would the project cause a
substantial adverse change in the significance of a tribal
cultural resource, defined in Public Resources Code
section 21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of the
size and scope of the landscape, sacred place, or object
with cultural value to a California Native American
tribe, and that is:
Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical
resources as defined in Public Resources Code section
5020.1(k)?

Potentially
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
The entire property appears to have been previously graded and highly disturbed. The field
survey resulted in no observable impacts to significant surface historic tribal cultural resources
are present on the property. However, given the presence of Native American prehistoric sites
recorded within one mile of the property, Mitigation Measure TCR-1 through TCR-6 are required.
Threshold 5.18 (b) Would the project cause a
substantial adverse change in the significance of a tribal
cultural resource, defined in Public Resources Code
section 21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of the
size and scope of the landscape, sacred place, or object
with cultural value to a California Native American
tribe, and that is:
A resource determined by the lead agency, in its
discretion and supported by substantial evidence, to be
significant pursuant to criteria set forth in subdivision (c)
of Public Resources Code Section 5024.1. In applying the
criteria set forth in subdivision (c) of Public Resource
Code Section 5024.1, the lead agency shall consider the
significance of the resource to a California Native
American tribe?

Potentially
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Tribal Cultural Resources consist of the following:
1. A tribal cultural resource listed in or determined to be eligible by the State Historical Resources
Commission, for listing in the California Register of Historical Resources.
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(2) Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to a
California Native American tribe that are either of the following:
(A) Included or determined to be eligible for inclusion in the California Register of Historical
Resources.
(B) Included in a local register of historical resources as defined in subdivision (k) of Section 5020.1.
(2) A resource determined by the lead agency, in its discretion and supported by substantial
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Section 5024.1. In
applying the criteria set forth in subdivision (c) of Section 5024.1 for the purposes of this
paragraph, the lead agency shall consider the significance of the resource to a California Native
American tribe.
Assembly Bill (AB) 52 created a process for consultation with California Native American Tribes
in the CEQA process. Tribal Governments can request consultation with a lead agency and give
input into potential impacts to tribal cultural resources before the agency decides what kind of
environmental assessment is appropriate for a proposed project.
The Planning Department notified the following California Native American Tribes per the
requirements of AB52:




Gabrieleño Band of Mission Indians – Kizh Nation
Soboba Band Luiseño Indians
San Manuel Band of Mission Indians

The San Manuel Band of Mission Indians (SMBMI) indicated that tribal cultural resources could
be present on the site as the project is within Serrano ancestral territory and of interest to the
Tribe. However, SMBMI does not have concerns with the Project implementation and provided
language for mitigation as part of the Project conditions. The Gabrieleño Band of Mission Indians
– Kizh Nation and the Soboba Band Luiseño Indians indicated that tribal cultural resources may
be discovered during ground disturbing activities and may be significantly impacted in the
absence of mitigation measures protecting these resources.
As a result of the consultation process, the mitigation measures described below are
recommended. The Soboba Band Luiseño Indians in in agreement with the mitigation measures.
The Gabrieleño Band of Mission Indians – Kizh Nation is not in agreement and recommended
mitigation measures that in essence accomplish the same goal of protecting tribal cultural
resources but exclude other tribes from participating in the monitoring and disposition of any
discovered resources. The City discussed this issue with the Tribe and their legal counsel at length
during the AB52 consultation process and were not able to reach a mutual agreement that
excluded other tribes as they requested.
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Public Resources Code §21080.3.2. (b), states:
21080.3.2 (b) The consultation shall be considered concluded when either of the following occurs:
(1) The parties agree to measures to mitigate or avoid a significant effect, if a significant effect
exists, on a tribal cultural resource.
(2) A party, acting in good faith and after reasonable effort, concludes that mutual agreement
cannot be reached.
The consultation with the Gabrieleño Band of Mission Indians – Kizh Nation was concluded, and
the City advised them that the mitigation measures described below will be recommended. These
measures are consistent with Public Resources Code §21084.3 (b) which avoid or minimize the
significant adverse impacts to tribal cultural resources.
Mitigation Measure(s)
TCR-1: Tribal Monitoring: Prior to the issuance of a grading permit, the Project Proponent shall
provide the City of Jurupa Valley evidence of agreements with the consulting tribe(s), for tribal
monitoring. A consulting tribe is defined as a tribe that initiated the AB 52 tribal consultation
process for the Project, has not opted out of the AB52 consultation process, and has completed
AB 52 consultation with the City as provided for in Cal Pub Res Code Section 21080.3.2(b)(1) of
AB52. The Project Proponent is also required to provide a minimum of 30 days advance notice to
the tribes of all ground disturbing activities.
TCR-2: Discovery of Human Remains: If human remains (or remains that may be human) are
discovered at the project site during grading or earthmoving, the construction contractors and/or
designated Native American Monitor(s) shall immediately stop all activities within 100 feet of the
find. The project proponent shall then inform the Riverside County Coroner and the City of Jurupa
Valley Planning Department immediately, and the coroner shall be permitted to examine the
remains as required by California Health and Safety Code Section 7050.5(b). If the coroner
determines the remains to be Native American: 1) The coroner shall contact the Native American
Heritage Commission within 24 hours. 2) The Native American Heritage Commission shall identify
the person or persons it believes to be the most likely descended from the deceased Native
American. 3) The most likely descendent may make recommendations to the landowner or the
person responsible for the excavation work, for means of treating or disposing of, with
appropriate dignity, the human remains, and any associated grave goods as provided in Public
Resources Code Section 5097.98.
TCR-3: Treatment and Disposition of Inadvertently Discovered Tribal Cultural Resources: If buried
Tribal Cultural Resources are uncovered during ground disturbing activity associated with the
project, all work must be halted in the vicinity of the discovery and the Project Proponent shall
notify the consulting tribe(s) and the City of Jurupa Valley Planning Department to determine the
significance of the resource(s) pursuant to CEQA. The following procedures for treatment and
disposition of the resource (s):
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1) Temporary Curation and Storage: During construction, all discovered resources shall be
temporarily curated in a secure location onsite subject to approval of the consulting
tribe(s). The removal of any artifacts from the project site will need to be thoroughly
inventoried with tribal monitor(s) oversite of the process; and
2) Treatment and Final Disposition: The landowner(s) shall relinquish ownership of all Tribal
Cultural Resources, including sacred items, burial goods, and all archaeological artifacts
and non-human remains as part of the required mitigation for impacts to Tribal Cultural
Resources. The Project Proponent shall relinquish the artifacts through one or more of the
following methods and provide the City of Jurupa Valley Department with evidence of
same:
a) Preservation-In-Place of the cultural resources, if feasible. Preservation in place means
avoiding the resources, leaving them in the place they were found with no
development affecting the integrity of the resources. This will require revisions to the
grading plan, denoting the location and avoidance of the resource.
b) Accommodate the process for onsite reburial of the discovered items with the
consulting Native American tribes or bands. This shall include measures and provisions
to protect the future reburial area from any future impacts. Reburial shall not occur
until all cataloguing and basic recordation have been completed; location information
regarding the reburial location shall be included into the final report required under
TCR-4. Copies of the report shall be provided to the City for their records, the
Consulting Tribe(s), and the Eastern Informational Center.
c) Curation. A curation agreement with an appropriate qualified repository within
Riverside County that meets federal standards per 36 CFR Part 79 or equivalent and
therefore would be professionally curated and made available to other
archaeologists/researchers for further study. The collections and associated records
shall be transferred, including title, to an appropriate curation facility within Riverside
County, to be accompanied by payment of the fees necessary for permanent curation:
TCR-4: Final Reporting: In the event that significant tribal cultural resources as defined by
subdivision (c) of Public Resources Code Section 5024.1, or Tribal Cultural Resources as defined by
Pub. Resources Code, § 21074 (a), are discovered on the Project site, prior to the issuance of a
building permit, the Project Proponent shall submit a Phase IV Cultural Resources Monitoring
Report that complies with the County of Riverside Cultural Resources (Archaeological)
Investigations Standard Scopes of Work for review and approval to the City of Jurupa Valley
Planning Department. Once the report is determined to be adequate, the Project Proponent shall
provide (1) copy to the City of Jurupa Valley Planning Department, and provide the City of Jurupa
Valley, evidence that two (2) copies have been submitted to the EIC at UCR and one (1) copy has
been submitted to the Consulting Tribe(s) Cultural Resources Department(s).
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Utilities And Service Systems

The following analysis is based in part on a technical report titled, Water and Sewer Availability
Letter, Jurupa Community Services District, dated April 28, 2021 and is included as Technical
Appendix K to this Initial Study.

Threshold 4.19 (a). Would the Project:

Require or result in the relocation or construction of new
or expanded water, wastewater treatment or storm
water drainage, electric power, natural gas, or
telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
There are no Plans, Policies, or Programs applicable to the Project relating to this issue.
Water Facilities
A water main pipeline will be connected to the existing 16 – inch water main in Armstrong Road.
Wastewater Treatment Facilities
A sewer lateral pipeline will be connected to the existing 10-inch sewer main in Armstrong Road.
Storm Drainage Facilities
The development will be approximately 84.42% impervious area and 15.58% landscape.
Stormwater generated from the project will sheet flow southwesterly and concentrated via curbs
and gutters where stormwater will be directed to drainage inlets that connect to the
underground storage chambers. The project will have emergency overflow outlet located at the
southwesterly portion of the site and will drain to the adjacent public street on Armstrong Road.
The Project is also required to implement a Stormwater Pollution Control Plan per PPP 4.10-1.
Electric Power Facilities
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The Project will connect to the existing Southern California Edison electrical distribution facilities
available in the vicinity of the Project site.
Natural Gas Facilities
The Project will connect to the existing Southern California Gas natural gas distribution facilities
available in the vicinity of the Project site.
Telecommunication Facilities
Telecommunication facilities include a fixed, mobile, or transportable structure, including, all
installed electrical and electronic wiring, cabling, and equipment, all supporting structures, such
as utility, ground network, and electrical supporting structures, and a transmission pathway and
associated equipment in order to provide cable TV, internet, telephone, and wireless telephone
services to the Project site. Services that are not provided via satellite will connect to existing
facilities maintained by the various service providers.
In summary, the installation of the facilities at the locations as described above are evaluated
throughout this Initial Study. In instances where impacts have been identified, Plans, Policies,
Programs (PPP) or Mitigation Measures (MM) are required to reduce impacts to less‐than‐
significant levels. Accordingly, additional measures beyond those identified throughout this
Initial Study would not be required.

Threshold 4.19 (b). Would the Project:

Have sufficient water supplies available to serve the
project and reasonably foreseeable future development
during normal, dry, and multiple years?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Water use for the Project was estimated by using The California Emissions Estimator Model
(CalEEMod). The model can be used to estimate water usage for analysis in CEQA documents.
The Project is estimated to have a water demand of 6.43 million gallons per year (or 17,616
gallons per day).
Water service would be provided to the Project site by the Jurupa Community Services District
(“District”). According to the District’s 2020 Urban Water Management Plan, As of CY 2020,
water supplied to the JCSD service area is entirely from groundwater production. JCSD obtains
both potable and non-potable groundwater for use in its service area. All of the District’s potable
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supply comes from the adjudicated portion of the Chino Groundwater Basin (Chino Basin), while
the District’s small non-potable supply comes from groundwater produced within the Chino Basin
and the Riverside County portion of the Riverside-Arlington Basin (aka Riverside South Basin),
which is also adjudicated. JCSD does not currently use imported water, surface water, storm
water, or recycled water as part of its water supply.
In the future, the District plans to continue utilizing its rights and entitlements to existing
groundwater supplies while also pursuing an additional potable water supply from an imported
water source and distributing recycled water for non-potable uses.
The District has assessed the reliability of its water service during normal, single-dry, and
multiple-dry years by comparing total projected water supplies with total projected water
demand over the next 20 years, in five-year increments. Future water supplies for JCSD include
all reasonably foreseeable and quantifiable future water supply projects that the District is either
currently undertaking or is in the process of implementing. Future water demands for JCSD reflect
a land-use based approach assuming mid-range density buildout of the District’s service area and
updated water duty factors from 2018-2019 customer meter data prepared separately for each
land use type in each City within the District. In summary, the District is projected to have
sufficient water supplies to meet expected customer demands in normal years, single-dry years,
and multiple-dry years occurring anytime between 2025 and 2045 with the future supply projects
coming online and the potential effects of climate change on precipitation/natural recharge and
outdoor water use.
The District issued a Water and Service Availability letter dated April 28, 2021 (Appendix K). The
letter does not guarantee that the District will provide water to serve the Project, but rather is
an indicator that the District has the potential to provide water provided that fees are paid and
water improvements are constructed per the District’s standards.

Threshold 4.19 (c). Would the Project:

Result in a determination by the wastewater treatment
provider, which serves or may serve the project that it
has adequate capacity to serve the project's projected
demand in addition to the provider's existing
commitments?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Sanitary sewer service to the Project site would be provided by the Jurupa Community Services
District (“District”). The District purchases treatment capacity at the Riverside Water Quality
Control Plant (RWQCP), which is located on Acorn Street in the City of Riverside.
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According to the District’s Master Sewer Plan, September 2004, the average flow from industrial
and commercial property is 2,000 gallons per acre per day40. The project is approximately 4.53
acres the estimated wastewater flow generated by the Project is 9,060 gallons per day.
Wastewater generated by commercial and industrial customers is transported through the Inland
Empire Brine Line (IEBL), which is a pipeline that was constructed to protect the Santa Ana River
Watershed from desalter concentrate and various saline wastes. Organizations whose processes
create high-saline waste that does not qualify for use or reclamation returns to the region
through the municipal sewer system domestic-treatment plants, but does qualify for ocean
discharge, can use the IEBL to transport the waste. The IEBL pipeline carries the waste directly to
specially equipped treatment plants operated by the Orange County Sanitation District. After
treatment, the waste is discharged to the Pacific Ocean.
Sewer service is available to serve the Project by connecting to the existing 10-inch sewer main
pipeline in Armstrong Road. The District issued a Water and Service Availability letter dated April
28, 2021 (Appendix K). The Availability letter does not guarantee that the District will provide
sewer service for the Project, but rather is an indicator that the District has the potential to
provide sewer service provided that fees are paid and sewer improvements are constructed per
the District’s standards.

Threshold 4.19 (d). Would the Project:

Potentially
Significant
or
Significant
Impact

Generate solid waste more than State or local standards,
or more than the capacity of local infrastructure, or
otherwise impair the attainment of solid waste
reduction goals?

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to landfill capacity. These
measures will be included in the Project’s Mitigation Monitoring and Reporting Program to
ensure compliance:
PPP 4.19-1

40

The Project shall comply with Section 4.408 of the 2013 California Green Building
Code Standards, which requires new development projects to submit and
implement a construction waste management plan in order to reduce the amount

https://www.jcsd.us/home/showdocument?id=1636 P 3-4.
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of construction waste transported to landfills. Prior to the issuance of building
permits, the City of Jurupa Valley shall confirm that a sufficient plan has been
submitted, and prior to final building inspections, the City of Jurupa shall review
and verify the Contractor’s documentation that confirms the volumes and types
of wastes that were diverted from landfill disposal, in accordance with the
approved construction waste management plan.
Solid waste from Jurupa Valley is transported to the Robert A. Nelson Transfer Station and
Material Recovery Facility at 1830 Agua Mansa Road. From there, recyclable materials are
transferred to third-party providers, and waste materials are transported to various landfills in
Riverside County. Solid waste generated during long‐term operation of the Project would
primarily be disposed at the Badlands Sanitary Landfill and/or El Sobrante Landfill. Table 4.19-1
describes the capacity and remaining capacity of these landfills.
Table 4.19-1. Capacity of Landfills Serving Jurupa Valley
Landfill

Remaining Capacity
(cubic yards)
15,748,799

Closure Date

Badlands Sanitary Landfill

Capacity
(cubic yards)
34,400,000

El Sobrante Landfill

209,910,000

143,977,170

1/1/2051

1/1/2022

Source: CalRecycle, SWIS Facility/Site Activity Details website, August 22,2021.

Construction Related Impacts
The California Green Building Standards Code (“CAL Green’), requires all newly constructed
buildings to prepare a Waste Management Plan and divert construction waste through recycling
and source reduction methods. The City of Jurupa Valley Building and Safety Department reviews
and approves all new construction projects required to submit a Waste Management Plan.
Mandatory compliance with CAL Green solid waste requirements as required by PPP 4.19-1 will
ensure that construction waste impacts are less than significant.
In addition, as shown in Table 4.19-1 above, the landfills serving the Project site receive well
below their maximum permitted daily disposal volume and demolition and construction waste
generated by the Project is not anticipated to cause these landfills to exceed their maximum
permitted daily disposal volume. Furthermore, none of these regional landfill facilities are
expected to reach their total maximum permitted disposal capacities during the Project’s
construction period. As such, these regional landfill facilities would have sufficient daily capacity
to accept construction solid waste generated by the Project.
Operational Related Impacts
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Based on solid waste generation usage obtained from the Project’s Greenhouse Gas Assessment
(Appendix G), the Project would generate approximately 488.03 tons of solid waste per year or
1.34 tons per day.

Table 14.19-2 compares the Project’s waste generation against the remaining landfill capacity
Table 4.19-2: Project Waste Generation Compared to Landfill Daily Throughput
Landfill
Badlands Sanitary Landfill

Landfill Daily Throughput
(tons per day)
4,800

Project Waste
(tons per day)
1.34

Project Percentage of
Daily Throughput
0.0003%

16,054

1.34

0.00008%

El Sobrante Landfill

Source: Cal Recycle, SWIS Facility/Site Activity Search, August 22, 2021.

As shown on Table 4.19-2, the Project’s solid waste generation will add a minimal amount of
additional solid waste of the remaining capacity of the Badlands Sanitary Landfill or the El
Sobrante Sanitary Landfill. As such, the Project is not anticipated to cause these landfills to exceed
their remaining capacities.
In addition, the Municipal Code 6.77.015. - Mandatory Commercial Recycling, requires
commercial businesses to arrange for recycling services, consistent with state and local laws,
rules, regulations, and requirements to reduce the amount of solid waste processed at
landfills41.

Threshold 4.19 (e). Would the Project:

Comply with federal, state, and local management and
reduction statutes and regulations related to solid
waste?

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to solid waste. This
measure will be included in the Project’s Mitigation Monitoring and Reporting Program:
City of Jurupa Valley, Municipal Code Chapter 6.76, Construction and Demolition Waste Management.
Available at:
41

https://library.municode.com/ca/jurupa_valley/codes/code_of_ordinances?nodeId=TIT6HESA_CH6.76CODEWAMA
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The Project shall comply with Section 4.408 of the 2013 California Green Building
Code Standards, which requires new development projects to submit and
implement a construction waste management plan in order to reduce the amount
of construction waste transported to landfills. Prior to the issuance of building
permits, the City of Jurupa Valley shall confirm that a sufficient plan has been
submitted, and prior to final building inspections, the City of Jurupa shall review
and verify the Contractor’s documentation that confirms the volumes and types
of wastes that were diverted from landfill disposal, in accordance with the
approved construction waste management plan.

The City compels its waste hauler to comply with Assembly Bill 341 (Chapter 476, Statutes of
2011), as amended by Senate Bill 1018, which became effective July 1, 2012 by providing the
necessary education, outreach and monitoring programs and by processing the solid waste from
the City’s industrial customers through its waste hauler’s material recovery facility. The Project
would be required to coordinate with the waste hauler to develop collection of recyclable
materials for the Project on a common schedule as set forth in applicable local, regional, and
State programs.
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Wildfire

Threshold 4.20 (e). Wildfire.

Potentially
Significant
or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

Is the project located in or near state responsibility areas
or lands classified as very high fire hazard severity zones?

No
Impact



Impact Analysis
A wildfire is a nonstructural fire that occurs in vegetative fuels, excluding prescribed fire. Wildfires
can occur in undeveloped areas and spread to urban areas where the landscape and structures
are not designed and maintained to be ignition resistant. As stated in the State of California’s
General Plan Guidelines: “California’s increasing population and expansion of development into
previously undeveloped areas is creating more ’wildland-urban interface’ issues with a
corresponding increased risk of loss to human life, natural resources, and economic assets
associated with wildland fires.” To address this issue, the state passed Senate Bill 1241 to require
that General Plan Safety Elements address the fire severity risks in State Responsibility Areas
(SRAs) and Local Responsibility Areas (LRAs). As shown in General Plan Figure 8-11, Jurupa Valley
contains several areas within Very High and High fire severity zones that are located in an SRA.
SRAs are those areas of the state in which the responsibility of preventing and suppressing fires
is primarily that of the Department of Forestry and Fire Protection, also known as CAL FIRE.
According to General Plan Figure 8-11, Wildfire Severity Zones in Jurupa Valley, the Project site is
not located in or near state responsibility areas or lands classified as very high fire hazard severity
zones. As such, Thresholds 4.20 (a) through 4.20 (d) below require no response.

Threshold 5.20 (a)

Substantially impair an adopted emergency response
plan or emergency evacuation plan?

Potentially
Significant
Impact

N/A

Less than
Significant
with
Mitigation
Incorporated
N/A

Less Than
Significant
Impact

N/A

No
Impact

N/A
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Threshold 5.20 (b)

Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose project
occupants to, pollutant concentrations from a wildfire or
the uncontrolled spread of a wildfire?

Threshold 5.19 (c)

Require the installation or maintenance of associated
infrastructure (such as roads, fuel breaks, emergency
water sources, power lines or other utilities) that may
exacerbate fire risk or that may result in temporary or
ongoing impacts to the environment?

Threshold 5.20 (d)

Expose people or structures to significant risks, including
downslope or downstream flooding or landslides,
because of runoff, post-fire slope instability, or drainage
changes?

Tractor Supply Commercial Project

Potentially
Significant
Impact

N/A

Potentially
Significant
Impact

N/A

Potentially
Significant
Impact

N/A

Less than
Significant
with
Mitigation
Incorporated

N/A

Less than
Significant
with
Mitigation
Incorporated

N/A

Less than
Significant
with
Mitigation
Incorporated

N/A

Less Than
Significant
Impact

N/A

Less Than
Significant
Impact

N/A

Less Than
Significant
Impact

N/A

No
Impact

N/A

No
Impact

N/A

No
Impact

N/A
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4.21 Mandatory Findings Of Significance
Threshold 4.21(a) Does the Project:

Potentially
Significant or
Significant
Impact

Have the potential to degrade the quality of the
environment, substantially reduce the habitat of
a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels,
threaten to eliminate a plant or animal
community, reduce the number or restrict the
range of a rare or endangered plant or animal or
eliminate important examples of the major
periods of California history or prehistory?

Less than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



Impact Analysis
As indicated in this Initial Study, biological resources, cultural resources, and tribal cultural
resources may be adversely impacted by Project development. The following mitigation
measures are required to reduce impacts to less than significant levels: BIO-1: Pre-Construction
Burrowing Owl Survey; BIO-2: MSHCP Night Lighting; BIO-3: MSHCP Noise; BIO-4: Nesting Bird
Survey; GEO-1: Paleontological Monitoring; GEO-2: Paleontological Treatment Plan; NOI-1:
Construction Noise Mitigation Plan; TCR-1: Tribal Monitoring, TCR-2: Discovery of Human
Remains; TCR-3:; TCR-3: Treatment and Disposition of Inadvertently Discovered Tribal Cultural
Resources; TCR-4: Final Reporting.

Threshold 4.21 (b) Does the Project:

Have impacts that are individually limited, but
cumulatively considerable? (“Cumulatively
considerable” means that the incremental
effects of a Project are considerable when
viewed in connection with the effects of past
projects, the effects of other current projects,
and the effects of probable future projects)?

Potentially
Significant or
Significant
Impact

Less than
Significant
with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



In instances where impacts have been identified, the Plans, Policies, or Programs were applied
to the Project based on the basis of federal, state, or local law currently in place which effectively
reduces environmental impacts, or Mitigation Measures are required to reduce impacts to less
than significant levels. The following mitigation measures are required to reduce impacts to less

Page 96

Initial Study/Mitigated Negative Declaration JV

Tractor Supply Commercial Project

than significant levels: BIO-1: Pre-Construction Burrowing Owl Survey; BIO-2: MSHCP Night
Lighting; BIO-3: MSHCP Noise; BIO-4: Nesting Bird Survey; GEO-1: Paleontological Monitoring;
GEO-2: Paleontological Treatment Plan; NOI-1: Construction Noise Mitigation Plan; TCR-1: Tribal
Monitoring, TCR-2: Discovery of Human Remains; TCR-3:; TCR-3: Treatment and Disposition of
Inadvertently Discovered Tribal Cultural Resources; TCR-4: Final Reporting.
Therefore, potential adverse environmental impacts of the Project, in combination with the
impacts of other past, present, and future projects, would not contribute to cumulatively
significant effects.

Threshold 4.21 (c) Does the Project:
Have environmental effects, which will cause
substantial adverse effects on human beings,
either directly or indirectly?

Potentially
Significant or
Significant
Impact

Less than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact



As indicated by this Initial Study, the Project may cause or result in certain potentially significant
environmental impacts that directly affect human beings for construction noise. The following
mitigation measures are required to reduce impacts to less than significant levels: NOI-1Construction Noise Mitigation Plan.
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Mitigation Measures (MM)  These measures include requirements that are imposed where the impact analysis determines
that implementation of the proposed Project would result in significant impacts; mitigation measures are proposed in
accordance with the requirements of CEQA.



Page M-1

Any applicable Plans, Policies, or Programs (PPP) were assumed and accounted for in the assessment of impacts for each issue area.
Mitigation Measures were formulated only for those issue areas where the results of the impact analysis identified significant impacts.
All three types of measures described above will be required to be implemented as part of the Project.

Plans, Policies, or Programs (PPP)  These include existing regulatory requirements such as plans, policies, or programs applied
to the Project based on the basis of federal, state, or local law currently in place which effectively reduce environmental
impacts.



Throughout this Mitigation Monitoring and Reporting Program, reference is made to the following:

PROJECT LOCATION: The Project site is located on the southwest corner of the intersection of Sierra Avenue and Armstrong Road
and is identified by the following Assessor Parcel Numbers: APN: 174-340-042-9 and 174-340-044-1.

PROJECT DESCRIPTION: 3 buildings, a 37,876 square foot Tractor Supply Site store, a 2,680 square foot coffee shop with drive through,
and a 3,230 square foot fast food restaurant with drive through.

PROJECT MANAGER: Rocio Lopez , Senior Planner

DATE: December 30, 2021

PROJECT NAME: MA 21054. Tractor Supply Commercial

5.0 MITIGATION MONITORING REPORTING PROGRAM
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Prior to the issuance of
building permits

Planning Department

PPP 4.3-1 The Project is required to comply with the provisions of South Coast Air
Quality Management District Rule 403, “Fugitive Dust.” Rule 403 requires
implementation of best available dust control measures during construction activities
that generate fugitive dust, such as earth moving and stockpiling activities, grading,
and equipment travel on unpaved roads.
PPP 4.3-2 The Project is required to comply with the provisions of South Coast Air
Quality District Rule 431.2, “Sulphur Content and Liquid Fuels.” The purpose of this
rule is to limit the sulfur content in diesel and other liquid fuels for the purpose of
both reducing the formation of sulfur oxides and particulates during combustion and

Prior to the issuance of
building permits

Planning Department

PPP 4.1.3 As required in the General Plan Conservation and Open Space Element
ensure that development in areas with scenic values, including natural or agricultural
landscapes, is visually subordinate to and compatible with the dominant landscape
features, colors and textures. Development includes, but is not limited to buildings,
signs (including billboard signs), roads, utility and telecommunication lines and
structures.
PPP 4.1-3 All outdoor lighting shall be designed and installed to comply with California
Green Building Standard Code Section 5.106 or with a local ordinance lawfully enacted
pursuant to California Green Building Standard Code Section 101.7, whichever is more
stringent.
AIR QUALITY

During grading

During construction

Public Works and Engineering
Department

Public Works and Engineering
Department

Prior to the issuance of
building permits

Planning Department

PPP 4.1.2 As required by the General Plan Land Use Element Table 2.4, the Floor Area
Ratio (FAR) shall not exceed 0.20 - 0.35.

Prior to the issuance of
building permits

VERIFIED
BY:

Page M-2

TIME FRAME/MILESTONE

Planning Department

RESPONSIBILITY
FOR IMPLEMENTATION
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PPP 4.1.1 As required by Municipal Code Section 9.148 (3) (b), no building or
structure shall exceed fifty (50) feet in height, unless a greater height is approved
pursuant to Section 9.240.370. In no event, however, shall a building or structure
exceed seventy-five (75) feet in height, unless a variance is approved pursuant
to Section 9.240.270.

AESTHETICS

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
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In the event that the pre‐construction survey identifies no burrowing owls in
the impact area, a grading permit may be issued without restriction.

In the event that the pre‐construction survey identifies the presence of at
least one individual but less than three (3) mating pairs of burrowing owl,
then prior to the issuance of a grading permit and prior to the
commencement of ground‐disturbing activities on the property, the qualified

a.

b.

PPP 4.4-1 The Project is required to pay mitigation fees pursuant to the Western
Riverside County Multiple Species Habitat Conservation Plan (MHSCP) as required by
Municipal Code Chapter 3.80.
MM BIO-1: Pre-Construction Burrowing Owl Survey. Within 30 calendar days prior to
the issuance of a grading permit, a qualified biologist shall conduct a survey of the
proposed impact footprint and decide regarding the presence or absence of the
burrowing owl. The determination shall be documented in a report and shall be
submitted, reviewed, and accepted by the City of Jurupa Valley Planning Department
prior to the issuance of a grading permit and subject to the following provisions:

to enable the use of add-on control devices for diesel fueled internal combustion
engines.
PPP 4.3-3 The Project is required to comply with the provisions of South Coast Air
Quality Management District Rule 1113, “Architectural Coatings” Rule 1113 limits the
release of volatile organic compounds (VOCs) into the atmosphere during painting and
application of other surface coatings.
PPP 4.3-4 The Project is required to comply with the provisions of South Coast Air
Quality Management District Rule 1186 “PM10 Emissions from Paved and Unpaved
Roads and Livestock Operations” and Rule 1186.1, “Less‐Polluting Street Sweepers.”
Adherence to Rules 1186 and 1186.1 reduces the release of criteria pollutant
emissions into the atmosphere during construction.
PPP 4.3-5 The Project is required to comply with the provisions of South Coast Air
Quality Management District Rule 402 “Nuisance.” Adherence to Rule 402 reduces the
release of odorous emissions into the atmosphere.
BIOLOGICAL RESOURCES

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
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Prior to the issuance of a
grading permit

Planning Department

VERIFIED
BY:
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During construction and ongoing

Building & Safety Department
Engineering Department
Planning Department

Prior to the issuance of a
grading permit

During construction

Building & Safety Department

Planning Department

During constructio4

TIME FRAME/MILESTONE

Building & Safety Department

RESPONSIBILITY
FOR IMPLEMENTATION
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biologist shall passively or actively relocate any burrowing owls. Passive
relocation, including the required use of one‐way doors to exclude owls from
the site and the collapsing of burrows, will occur if the biologist determines
that the proximity and availability of alternate habitat is suitable for
successful passive relocation. Passive relocation shall follow California
Department of Fish and Wildlife relocation protocol. If proximate alternate
habitat is not present as determined by the biologist, active relocation shall
follow California Department of Fish and Wildlife relocation protocol. The
biologist shall confirm in writing to the Planning Department that the species
has fledged or been relocated prior to the issuance of a grading permit.
BIO-2: MSHCP Night Lighting. Night lighting shall be directed away from the MSHCP
Conservation Area to protect species within the MSHCP Conservation Area from direct
night lighting. Shield shall be incorporated in the project designs to ensure ambient
lighting in the MSHCP Conservation Area is no increase. The following measures are
required :
a. Use minimum level of illumination necessary to light the property
b. Fit special optics (double asymmetric luminaires) which are designed to
ensure full flow of light over the lit area, and which reduce glare when the
lamp is aimed downward.
c. Reduce the effects of glare by making sure the main beam angles of all lights
are below 70 degrees.
d. Direct lights downward
e. Do not install equipment which spreads light above the horizontal
f. Night work during the construction phase of the project shall not be
permitted
BIO-3: MSHCP Noise. Proposed noise generating land uses affecting the MSHCP
Conservation Area shall incorporate setbacks, berms, or walls to minimize the effects
of noise on the MSHCP Conservation Area resources. To avoid significant adverse noise
impacts to the adjacent sage scrub habitat during construction the following measures
is required :
a) No work shall occur between dusk and 30 minutes after dawn
MM-BIO-4- Nesting Bird Survey. Prior to the issuance of a grading permit, the City of
Jurupa Valley Planning Department shall ensure vegetation clearing and ground

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
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Prior to issuance of a
building permit

Prior to issuance of a
building permit

Prior to the issuance of a
grading permit

Planning Department

Planning Department

VERIFIED
BY:
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Planning Department
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PPP 4.7-1 As required by Municipal Code Section 8.05.010, the Project is required to
comply with the most recent edition of the California Building Code to preclude
significant adverse effects associated with seismic hazards.
PPP’s 4.10-1 through PPP 3.10-4 in Section 3.9, Hydrology and Water Quality shall
apply.

GEOLOGY AND SOILS

PPP 4.5-1 The project is required to comply with the applicable provisions of California
Health and Safety Code §7050.5 as well as Public Resources Code §5097 et. seq.

b. A copy of the migratory nesting bird survey results report shall be provided
to the City of Jurupa Planning Department. If the survey identifies the presence
of active nests, then the qualified biologist shall provide the Planning Department
with a copy of maps showing the location of all active nests and an appropriate
buffer zone around each nest sufficient to protect the nest from direct and
indirect impact. The size and location of all buffer zones as determined by a
qualified biologist, shall be subject to review and approval by the Planning
Department. The nests and buffer zones shall be field checked weekly by a
qualified biological monitor. The approved buffer zone shall be marked in the field
with construction fencing, within which no vegetation clearing or ground
disturbance shall commence until the qualified biologist and Planning
Department verify that the nests
CULTURAL RESOURCES

a. A migratory nesting bird survey of the Project’s impact footprint shall be
conducted by a qualified biologist within three business (3) days prior to initiating
vegetation clearing or ground disturbance.

disturbance shall be prohibited during the migratory bird nesting season (February 1
through September 15), unless a migratory bird nesting survey is completed in
accordance with the following requirements:

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
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Prior to the issuance of a
grading permit and during
operation

Engineering Department

VERIFIED
BY:
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Prior to the issuance of
building permits

During grading and in the
event of discovery of
resources during grading
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Building & Safety Department

Public Works and Engineering
Department
Planning Department
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Panning Department

Public Works and Engineering
Department
Planning Department

Building & Safety Department

Building & Safety Department

MM-GEO-2: Paleontological Treatment Plan. If a significant paleontological
resource(s) is discovered on the property, in consultation with the Project proponent
and the City, the qualified paleontologist shall develop a plan of mitigation which shall
include salvage excavation and removal of the find, removal of sediment from around
the specimen (in the laboratory), research to identify and categorize the find, curation
in the find a local qualified repository, and preparation of a report summarizing the
find.
GREENHOUSE GAS EMISSIONS

PPP 4.8-1 As required by Municipal Code Section 8.05.010, California Energy Code,
prior to issuance of a building permit, the Project Applicant shall submit showing that
the Project will be constructed in compliance with the most recently adopted edition
of the applicable California Building Code Title 24 requirements.

PPP 4.8-2 As required by Municipal Code Section 9.283.010, Water Efficient Landscape
Design Requirements, prior to the approval of landscaping plans, the Project
proponent shall prepare and submit landscape plans that demonstrate compliance
with this section.

RESPONSIBILITY
FOR IMPLEMENTATION

Prior to the issuance of
building permits

Prior to the issuance of
building permits

VERIFIED
BY:

Page M-6

During grading and in the
event of discovery of
resources during grading

Prior to the issuance of a
grading permit.

TIME FRAME/MILESTONE
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MM-GEO-1: Paleontological Monitoring. A qualified paleontologist (the “Project
Paleontologist”) shall be retained by the developer prior to the issuance of a grading
permit. The Project Paleontologist will be on-call to monitor ground-disturbing
activities and excavations on the Project site following identification of potential
paleontological resources by project personnel. If paleontological resources are
encountered during implementation of the Project, ground-disturbing activities will
be temporarily redirected from the vicinity of the find. The Project Paleontologist will
be allowed to temporarily divert or redirect grading or excavation activities in the
vicinity to make an evaluation of the find. If the resource is significant, Mitigation
Measure GEO‐2 shall apply.

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
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Prior to the issuance of
grading permits and during
construction

Public Works and Engineering
Department

VERIFIED
BY:
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Prior to the issuance of
grading permits

Public Works and Engineering
Department

PPP 4.10-1 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban
Runoff Management and Discharge Controls, Section B (1), any person performing
construction work in the city shall comply with the provisions of this chapter, and shall
control storm water runoff so as to prevent any likelihood of adversely affecting
human health or the environment. The City Engineer shall identify the BMPs that may
be implemented to prevent such deterioration and shall identify the manner of
implementation. Documentation on the effectiveness of BMPs implemented to
reduce the discharge of pollutants to the MS4 shall be required when requested by
the City Engineer.
PPP 4.10-2 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban
Runoff Management and Discharge Controls, Section B (2), any person performing
construction work in the city shall be regulated by the State Water Resources Control
Board in a manner pursuant to and consistent with applicable requirements contained
in the General Permit No. CAS000002, State Water Resources Control Board Order
Number 2009-0009-DWQ. The city may notify the State Board of any person
performing construction work that has a non-compliant construction site per the
General Permit.

Planning Department to
confirm if Riverside County
Department of
Environmental Health
requires a Business Plan
prior to occupancy

Prior to the issuance of
building permits

TIME FRAME/MILESTONE

Planning Department

Building & Safety Department

RESPONSIBILITY
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PPP 4.9-1 As required by Health and Safety Code Section 25507, if a future business
handles a hazardous material or a mixture containing a hazardous material that has a
quantity at any one time above the thresholds described in Section 25507(a) (1)
through (6). a business shall establish and implement a business plan for emergency
response to a release or threatened release of a hazardous material in accordance
with the standards prescribed in the regulations adopted pursuant to Section 25503,
aid business shall obtain approval from the Riverside County Department of
Environmental Health prior to occupancy.
HYDROLOGY AND WATER QUALITY

HAZARDS AND HAZARDOUS MATERIALS

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
PROJECT DESIGN FEATURES (PDF)
PPP 4.8-3 As required by Municipal Code Section 8.05.010 (8), the Project proponent
shall comply with the California Green Building Standards

Initial Study/Mitigated Negative Declaration JV

“a) Haul truck deliveries shall be limited to between the hours of 6:00am to 6:00pm
during the months of June through September and 7:00am to 6:00pm during the
months of October through May.

Mitigation Measure NOI-1-Construction Noise Mitigation Plan. Prior to the issuance
of a grading permit for Conditional Use Permit No. 17004, the developer is required
to submit a construction-related noise mitigation plan to the City Planning
Department for review and approval. The plan must depict the location of
construction equipment and how the noise from this equipment will be mitigated
during construction of this project. In addition, the plan shall require that the following
notes be included on grading plans and building plans. Project contractors shall be
required to ensure compliance with the notes and permit periodic inspection of the
construction site by City of Jurupa Valley staff or its designee to confirm compliance.
These notes also shall be specified in bid documents issued to prospective
construction contractors.

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
PROJECT DESIGN FEATURES (PDF)
PPP 4.10-3 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban
Runoff Management and Discharge Controls, Section C, new development, or
redevelopment projects shall control storm water runoff so as to prevent any
deterioration of water quality that would impair subsequent or competing uses of the
water.
PPP 4.10-4 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban
Runoff Management and Discharge Controls, Section E, any person, or entity that
owns or operates a commercial and/or industrial facility(s) shall comply with the
provisions of this chapter. All such facilities shall be subject to a regular program of
inspection as required by this chapter, any NPDES permit issued by the State Water
Resource Control Board, Santa Ana Regional Water Quality Control Board, PorterCologne Water Quality Control Act (Wat). Code Section 13000 et seq.), Title 33 U.S.C.
Section 1251 et seq. (Clean Water Act), any applicable state or federal regulations
promulgated thereto, and any related administrative orders or permits issued in
connection therewith.
NOISE
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Prior to the issuance of a
grading permit

VERIFIED
BY:
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During operation

Public Works and Engineering
Department

Planning Department

Prior to the issuance of
grading permits and during
operation

TIME FRAME/MILESTONE

Public Works and Engineering
Department
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PPP 4.16-1 Prior to the issuance of a building permit, the Project Applicant shall pay
required park development impact fees to the Jurupa Area Recreation and Park
District pursuant to District Ordinance No. 01-2007 and 02-2008.

PPP 4.15-1 The Project applicant shall comply with all applicable Riverside County Fire
Department codes, ordinances, and standard conditions regarding fire prevention and
suppression measures relating to water improvement plans, fire hydrants, automatic
fire extinguishing systems, fire access, access gates, combustible construction, water
availability, and fire sprinkler systems.
PPP 4.15-2 As required by Municipal Code Chapter 3.75, the Project is required to pay
a Development Impact Fee that the City can use to improve public facilities and/or, to
offset the incremental increase in the demand for public services that would be
created by the Project.
PPP45.15-3 Prior to the issuance of any building permit, the Project Applicant shall
pay required development impact fees to the Jurupa Unified School District following
protocol for impact fee collection.
PPP 4.15-4 Prior to the issuance of any building permit, the Project Applicant shall pay
required park development impact fees to the Jurupa Area Recreation and Park
District pursuant to District Ordinance No. 01-2007 and 02-2008.
RECREATION

d) Construction equipment staging areas shall be located the greatest distance
between the staging area and the nearest sensitive receptors.”
PUBLIC SERVICES

c) All stationary construction equipment shall be placed in such a manner so that
emitted noise is directed away from any sensitive receptors adjacent to the Project
site.

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
PROJECT DESIGN FEATURES (PDF)
b) Construction contractors shall equip all construction equipment, fixed or mobile,
with properly operating and maintained mufflers, consistent with manufacturers’
standards.
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Prior to the issuance of
building permits

Prior to the issuance of
building permits

Building & Safety Department

Building & Safety Department

Prior to the issuance of
building permits

VERIFIED
BY:
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Prior to issuance of a
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determined by the Fire
Department
Per Municipal Code Chapter
3.75
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Building & Safety Department

Building & Safety Department

Fire Department
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Planning Department

Planning Department
Engineering Department

Planning Department
Engineering Department

TCR-2: Discovery of Human Remains: If human remains (or remains that may be
human) are discovered at the project site during grading or earthmoving, the
construction contractors and/or designated Native American Monitor(s) shall
immediately stop all activities within 100 feet of the find. The project proponent shall
then inform the Riverside County Coroner and the City of Jurupa Valley Planning
Department immediately, and the coroner shall be permitted to examine the remains
as required by California Health and Safety Code Section 7050.5(b). If the coroner
determines the remains to be Native American: 1) The coroner shall contact the
Native American Heritage Commission within 24 hours. 2) The Native American
Heritage Commission shall identify the person or persons it believes to be the most
likely descended from the deceased Native American. 3) The most likely descendent
may make recommendations to the landowner or the person responsible for the
excavation work, for means of treating or disposing of, with appropriate dignity, the
human remains, and any associated grave goods as provided in Public Resources Code
Section 5097.98.

TCR-3: Treatment and Disposition of Inadvertently Discovered Tribal Cultural
Resources: If buried Tribal Cultural Resources are uncovered during ground disturbing
activity associated with the project, all work must be halted in the vicinity of the
discovery and the Project Proponent shall notify the consulting tribe(s) and the City
of Jurupa Valley Planning Department to determine the significance of the resource(s)

RESPONSIBILITY
FOR IMPLEMENTATION

During grading

During grading

VERIFIED
BY:

Page M-10

Prior to the issuance of a
grading permit

TIME FRAME/MILESTONE
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TCR-1: Tribal Monitoring: Prior to the issuance of a grading permit, the Project
Proponent shall provide the City of Jurupa Valley evidence of agreements with the
consulting tribe(s), for tribal monitoring. A consulting tribe is defined as a tribe that
initiated the AB 52 tribal consultation process for the Project, has not opted out of the
AB52 consultation process, and has completed AB 52 consultation with the City as
provided for in Cal Pub Res Code Section 21080.3.2(b)(1) of AB52. The Project
Proponent is also required to provide a minimum of 30 days advance notice to the
tribes of all ground disturbing activities.

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
PROJECT DESIGN FEATURES (PDF)
TRIBAL CULTURAL RESOURCES

Initial Study/Mitigated Negative Declaration JV

e)

Accommodate the process for onsite reburial of the discovered items
with the consulting Native American tribes or bands. This shall include
measures and provisions to protect the future reburial area from any
future impacts. Reburial shall not occur until all cataloguing and basic
recordation have been completed; location information regarding the
reburial location shall be included into the final report required under
TCR-4. Copies of the report shall be provided to the City for their records,
the Consulting Tribe(s), and the Eastern Informational Center.

d) Preservation-In-Place of the cultural resources, if feasible. Preservation
in place means avoiding the resources, leaving them in the place they
were found with no development affecting the integrity of the
resources. This will require revisions to the grading plan, denoting the
location and avoidance of the resource.

4) Treatment and Final Disposition: The landowner(s) shall relinquish
ownership of all Tribal Cultural Resources, including sacred items, burial
goods, and all archaeological artifacts and non-human remains as part of the
required mitigation for impacts to Tribal Cultural Resources. The Project
Proponent shall relinquish the artifacts through one or more of the following
methods and provide the City of Jurupa Valley Department with evidence of
same:

3) Temporary Curation and Storage: During construction, all discovered
resources shall be temporarily curated in a secure location onsite subject to
approval of the consulting tribe(s). The removal of any artifacts from the
project site will need to be thoroughly inventoried with tribal monitor(s)
oversite of the process; and

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
PROJECT DESIGN FEATURES (PDF)
pursuant to CEQA. The following procedures for treatment and disposition of the
resource (s):
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FOR IMPLEMENTATION

VERIFIED
BY:
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PPP 4.19-1 The Project shall comply with Section 4.408 of the 2013 California Green
Building Code Standards, which requires new development projects to submit and
implement a construction waste management plan in order to reduce the amount of
construction waste transported to landfills. Prior to the issuance of building permits,
the City of Jurupa Valley shall confirm that a sufficient plan has been submitted, and
prior to final building inspections, the City of Jurupa shall review and verify the
Contractor’s documentation that confirms the volumes and types of wastes that were
diverted from landfill disposal, in accordance with the approved construction waste
management plan.

UTILITY AND SERVICE SYSTEMS

TCR-4: Final Reporting: In the event that significant tribal cultural resources as
defined by subdivision (c) of Public Resources Code Section 5024.1, or Tribal Cultural
Resources as defined by Pub. Resources Code, § 21074 (a), are discovered on the
Project site, prior to the issuance of a building permit, the Project Proponent shall
submit a Phase IV Cultural Resources Monitoring Report that complies with the
County of Riverside Cultural Resources (Archaeological) Investigations Standard
Scopes of Work for review and approval to the City of Jurupa Valley Planning
Department. Once the report is determined to be adequate, the Project Proponent
shall provide (1) copy to the City of Jurupa Valley Planning Department, and provide
the City of Jurupa Valley, evidence that two (2) copies have been submitted to the EIC
at UCR and one (1) copy has been submitted to the Consulting Tribe(s) Cultural
Resources Department(s).

f)

MITIGATION MEASURE (MM)
PLANS, POLICIES, OR PROGRAMS (PPP)
PROJECT DESIGN FEATURES (PDF)
Curation. A curation agreement with an appropriate qualified repository
within Riverside County that meets federal standards per 36 CFR Part 79
or equivalent and therefore would be professionally curated and made
available to other archaeologists/researchers for further study. The
collections and associated records shall be transferred, including title, to
an appropriate curation facility within Riverside County, to be
accompanied by payment of the fees necessary for permanent curation.
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Planning Department
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TRACTOR SUPPLY (MA21054)
CONDITIONS OF APPROVAL (TTM38086, CUP21003, SDP21020)
RESOLUTION NO. 2022-02-09-02

REVISED: 2-4-2022

EXHIBIT B
COMMUNITY DEVELOPMENT DEPARTMENT
1. PROJECT PERMITTED. MA21054 (TTM38086, CUP21003, SDP21020) is
for an approval to construct a 42,678-square foot commercial development
at the south-west corner of Armstrong Road, and Sierra Avenue (APNs:
174-340-044, 174-340-042). Signs are not a part of this approval.
Building No.

Building Size

1

18,800 sq. feet

2

2,130 sq. feet

3

3,080 sq. feet

Outdoor Storage Area 18,668 sq. feet
Total

42,678 sq. feet

2. INDEMNIFY CITY. The applicant, the property owner or other holder of the right
to the development entitlement(s) or permit(s) approved by the City for the project,
if different from the applicant (herein, collectively, the “Indemnitor”), shall
indemnify, defend, and hold harmless the City of Jurupa Valley and its elected city
council, its appointed boards, commissions, and committees, and its officials,
employees, and agents (herein, collectively, the “Indemnitees”) from and against
any and all claims, liabilities, losses, fines, penalties, and expenses, including
without limitation litigation expenses and attorney’s fees, arising out of either (i)
the City’s approval of the project, including without limitation any judicial or
administrative proceeding initiated or maintained by any person or entity
challenging the validity or enforceability of any City permit or approval relating to
the project, any condition of approval imposed by City on such permit or approval,
and any finding or determination made and any other action taken by any of the
Indemnitees in conjunction with such permit or approval, including without
limitation any action taken pursuant to the California Environmental Quality Act
(“CEQA”), or (ii) the acts, omissions, or operations of the Indemnitor and the
directors, officers, members, partners, employees, agents, contractors, and
subcontractors of each person or entity comprising the Indemnitor with respect to
the ownership, planning, design, construction, and maintenance of the project and
the property for which the project is being approved. The City shall notify the
Indemnitor of any claim, lawsuit, or other judicial or administrative proceeding
(herein, an “Action”) within the scope of this indemnity obligation and request that
the Indemnitor defend such Action with legal counsel reasonably satisfactory to
the City. If the Indemnitor fails to so defend the Action, the City shall have the
right but not the obligation to do so and, if it does, the Indemnitor shall promptly
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pay the City’s full cost thereof. Notwithstanding the foregoing, the indemnity
obligation under clause (i) of the first sentence of this condition shall not apply to
the extent the claim arises out of the willful misconduct or the sole active
negligence of the City.
3. CONSENT TO CONDITIONS. Prior to the issuance of the first building
permit for a commercial building, the owner or designee shall submit written
consent to the required conditions of approval to the Community Development
Director or designee.
4. MITIGATION MEASURES. This project shall be subject to the mitigation
measures adopted with the Mitigated Negative Declaration prepared for the
project and included with these conditions of approval.
5. FEES. The approval of MA21054 (TTM38086, CUP21003, SDP21020) shall not
become effective until all planning fees have been paid in full.
6. INCORPORATE CONDITIONS. prior to the issuance of the first building
permit for a commercial building, the owner or designee shall include within
the first four pages of the working drawings a list of all conditions of approval
imposed by the project’s final approval.
7. APPROVAL PERIOD – CONDITIONAL USE PERMIT. This approval shall be
used within two (2) years of the approval date; otherwise, it shall become null and
void and of no effect whatsoever. By use is meant the beginning of substantial
construction contemplated by this approval within two (2) year period which is
thereafter diligently pursued to completion or to the actual occupancy of existing
buildings or land under the terms of the authorized use. Prior to the expiration of
the two (2) year period, the permittee may request up to three (3) years of
extension of time in which to begin substantial construction or use of this permit.
Should the extension be obtained and no substantial construction or use of this
permit be initiated within five (5) years of the approval date this permit, it shall
become null and void.
8. APPROVAL PERIOD – SITE DEVELOPMENT PERMIT. This approval shall be
used within two (2) years of the approval date; otherwise, it shall become null and
void and of no effect whatsoever. By use is meant the beginning of substantial
construction contemplated by this approval within two (2) year period which is
thereafter diligently pursued to completion or to the actual occupancy of existing
buildings or land under the terms of the authorized use. Prior to the expiration of
the two (2) year period, the permittee may request up to three (3) years of
extension of time in which to begin substantial construction or use of this permit.
Should the extension be obtained and no substantial construction or use of this
permit be initiated within five (5) years of the approval date this permit, it shall
become null and void.
9. APPROVAL PERIOD – TENTATIVE PARCEL MAP. An approved or
conditionally approved tentative parcel map shall expire 36 months after such
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approval unless within that period of time a final map shall have been approved
and filed with the County Recorder. Prior to the expiration date, the land divider
may apply in writing for an extension of time pursuant to Title 7 (Subdivisions),
Section 7.15.230 of the JVMC.
10. CONFORMANCE TO APPROVED EXHIBITS. The project shall be in
conformance to the approved plans, which includes the following:
a. Phasing Plan (dated 1-28-2022)
b. Tentative Parcel Map (dated 9-22-2021)
c. Site Plan (dated 1-28-2022)
d. Floor Plans (dated 1-28-2022)
e. Elevations (4-29-2021)
f.

Architectural Site Details (dated 1-28-2022)

g. Roof Plan (dated 1-28-2022)
h. Conceptual Landscape Plan (1-10-2022)
i.

Photometric Site (Lighting) Plan (1-28-2022)

j.

Preliminary Grading Plan (1-6-2022)

11. SITE DEVELOPMENT PERMIT FOR BUILDING 2. The applicant shall submit
separate entitlement application for a site development permit prior to the
issuance of a building permit for Building 2. The architecture of Building 2
shall be consistent with the overall development.
12. SITE DEVELOPMENT PERMIT FOR BUILDING 3. The applicant shall submit
separate entitlement application for a site development permit prior to the
issuance of a building permit for Building 3. The architecture of Building 3
shall be consistent with the overall development.
13. ARB SIGN FOR IDLING. Prior to the issuance of the first Certificate of
Occupancy for MA21054 (TTM38086, CUP21003, SDP21020), signs limiting
the amount of time allowed for truck engine idling shall be installed. The applicant
shall submit a plan that includes the location and details of a sign stating that
“The driver of a diesel-fueled motor vehicle with a gross vehicle weight rating
(GVWR) greater than 10,000 pounds is prohibited from idling the vehicle’s
primary engine for more than five (5) minutes at any location and may not operate
a diesel fueled auxiliary power system (APS) for more than 5 minutes at any
location on the property. The minimum penalty for an idling violation is $300.00.
To report a violation, please contact 1-800-END-SMOG.”
a. Prior to the issuance of a building permit for the first commercial
building of the project site, this same sign shall be shown on all working
drawings being placed at the truck entrance of the property and one sign
shall be placed at each loading bay. Provide signs on all building plans.
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b. All truck idling time (including off-road equipment used during construction
or operation) with a gross vehicle weight rating (GVWR) 10,000 pounds or
less shall be limited to a maximum of three (3) minutes within the site
14. STREET TREES. All street trees shown on the approved conceptual landscape
plans shall be a minimum of 36” box trees.
15. ON-SITE LANDSCAPING. The following items shall be approved by the
Community Development Director, including landscape and irrigation plans as
modified in accordance with this condition prior to the issuance of the first
building permit for a commercial building:
•

Complete “Professional Services (PROS)” application (Planning) for the
review of the final landscape, irrigation, and shading plans.

•

Initial deposit for PROS application.

•

The total cost estimate of landscaping, irrigation, labor, and one-year
maintenance.

•

Completed “City Faithful Performance Bond for Landscape Improvements”
form with original signatures after the City provides the applicant with the
required amount of bond. This bond is for landscaping not within publicly
maintained areas. A performance bond shall be posted at 110% of the total
cost estimate of landscaping, irrigation, labor, and one-year maintenance.
The Planning Director may consider a cash bond if appropriate.

•

Completed City Agreement for Landscape Improvements

•

Three (3) sets of final on-site landscape, irrigation plans, shading plan with
digital copies in 8.5” x 11” on a CD that shall address all of the following
requirements:
o Street trees shall be a minimum 36” box trees.

o Compliance with Chapter 9.283 Water Efficient Landscape Design
Requirements
o Consistent with the approved conceptual plans

Prior to the issuance of the first Certificate of Occupancy for MA21054
(TTM38086, CUP21003, SDP21020), the following events shall be satisfied in the
order it is listed:
a. Substantial Conformance Letter: The Landscape Architect of Record
shall conduct an inspection and submit a letter to the City of Jurupa Valley
Community Development Department after the landscape architect has
deemed the installation is in conformance to the approved plans.
b. City Inspection: The City landscape architect shall conduct an inspection
of the installation to confirm the landscape and irrigation plan was
constructed in accordance to the approved plans.
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16. LANDSCAPE MAINTENANCE. The property owner shall maintain all landscaped
areas as approved on the final landscape plans in an orderly, attractive and
healthy condition. This shall include proper pruning, mowing of turf areas,
weeding, removal of litter, fertilization, replacement of plants when necessary, and
the regular application of appropriate quantities of water to all landscaped areas.
The property owner shall maintain all irrigation systems as approved on the final
landscape plans in proper operating condition. Waterline breaks, head/emitter
ruptures, overspray or runoff conditions and other irrigation system failures shall
be repaired immediately. The applicant shall maintain canopy trees in a manner
that they provide the required shade coverage and encourages the canopy to
grow to provide shade. The applicant shall avoid topping trees or pruning the trees
in a manner that the trees do not achieve mature height and form.
17. OWNERSHIP AND MAINTENANCE OF COMMON AREA. Covenants,
Conditions, and Restrictions (CC&Rs) shall be approved by the Community
Development Director and City Engineer prior to the issuance of the Grading
Permit, providing for maintenance of the property in perpetuity. The CC & Rs
shall, at a minimum, include provisions such as the following items:
a. Formation of a Permanent Organization for the ownership and
maintenance of all common areas including, but not limited to,
landscaping, parking areas, and circulation systems (areas) in perpetuity.
b. The CC&Rs shall identify the common areas for ownership and
maintenance with text and/or an exhibit. The common areas shall include
the following applicable items:
i.

Access and Circulation Areas

ii. Drainage Facilities
iii. Landscaping and Irrigation
iv. On-site Lighting Fixtures
v. Walls and Fences
vi. All on-site storm water and water quality management postconstruction facilities and features (BMPs) shall require
maintenance by the property owner(s). Regulations for operations
and maintenance shall be clearly stated in the CC&Rs.
vii. A cross-lot drainage easement/agreement shall be required among
parcel(s).
viii. A reciprocal access easement shall be required among parcel(s).
ix. Other items the Community Development Director and City
Engineer deem appropriate.
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18. PLANNING REVIEW OF GRADING PLANS. Prior to the issuance of any
Grading permit, the aesthetic impact of slopes and grade differences where the
project adjoins streets or other properties shall be approved by the Community
Development Director.
19. MASTER SIGN PROGRAM. A Master Sign Program shall be approved by the
Community Development Director prior to the issuance of the first building
permit for a commercial building. All proposed signage shall be architecturally
compatible with the overall development.
20. WALL AND FENCE PLAN. A Wall & Fence plan, including elevations, colors and
materials, shall be approved by the Community Development Director prior to
the issuance of the first building permit for a commercial building.
21. GRAFFITI PROTECTION FOR WALLS. Plans that include anti-graffiti coating
or protection for the exterior side of all perimeter walls and exterior of building
walls to half the height of the structure, but is not required to be greater than 12
feet, shall be approved by the Community Development Director prior to the
issuance of the first building permit for a commercial building. Graffiti shall
be removed from the property within 24 hours.
22. EV CHARGING STATIONS. The site shall provide and install infrastructure for
seven (7) Electrical Vehicle (EV) Charging stations. EV charging station plans
shall be approved by the Community Development Director prior to the
issuance of the first building permit for a commercial building.
Two EV charging stations shall be constructed prior to the issuance of
Certificate of Occupancy for the first building.
23. DRIVEWAY ENHANCEMENTS. All driveways shall have design enhancements
such as decorative paving. Said enhancements shall be approved by the
Community Development Director prior to the issuance of the first building
permit for a commercial building.
24. TRASH COLLECTION.
a. Detailed plans for trash enclosure(s) shall be approved by the Community
Development Director prior to the issuance of the first building permit for
a commercial building. Walls of the enclosure and any solid gates shall have
graffiti protection coating.
b. An approval or clearance letter from the waste collection agency shall be
submitted to the Community Development Director prior to the issuance of
the first building permit for a commercial building.
25. OUTDOOR LIGHTING. All outdoor lighting fixtures shall be maintained in good
condition. Light fixtures shall be shielded to prevent any light to flood onto adjacent
properties.
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Photometric Plan. A photometric plan and exhibits of lighting fixtures shall be
approved by the Community Development Director prior to the issuance of the
first building permit for a commercial building.
26. ROOFTOP EQUIPMENT. All rooftop equipment shall be fully screened from
public view.
27. DOWNSPOUTS. All building drainage shall be interior with no exterior
downspouts or gutters with the exception of the western elevation for the Tractor
Supply retail store. Any exterior downspouts on the western elevation of the
Tractor Supply store shall be screened with decorative covering or architectural
features approved by the Community Development Director.
28. BACKFLOW DEVICES. The location of all backflow devices shall be approved
by the City prior to installation. Backflow devices shall be located the greatest
extent possible from the front property line.
29. CENTER SWALES. Driveway and parking areas shall not incorporate center
swales. All drainage in common and private use areas shall be underground and
shall not incorporate open gutters or swales.
30. ADDITIONAL PARKING FOR TRACTOR SUPPLY. If the Community
Development Department observes, or receives a complaint related to a shortage
of parking on-site while Parcel 2 and 3 are undeveloped, the applicant shall
provide an additional minimum of 15 parking spaces. The location, design, and
specifications of the additional parking spaces shall be approved by the
Community Development Director. The applicant shall diligently address the
shortage of parking.
31. TRACTOR SUPPLY’S OUTDOOR STORAGE AREA. No deliveries shall be
made in the enclosed outdoor storage area. The drive-through lane in the
enclosed outdoor storage area shall be clearly striped providing a warning to
pedestrians. Additional safety measures may be required as determined by the
Community Development Director.
32. MAINTENANCE OF PROPERTY. The applicant shall maintain the property
including the removal of debris, weeds, abandoned vehicles, code violations, and
any other factor or condition that may contribute to potential blight or crime.
33. IMPACT FEES. The applicant shall pay the following impact fees (unless
exempt) in accordance to Title 3 of the Municipal Code:
a. Development Impact Fee (DIF) Program. The applicant shall pay any
owed DIFs by the required deadline pursuant to Chapter 3.75 of the Jurupa
Valley Municipal Code.
b. Multiple Species Habitat Conservation Plan Mitigation (MSHCP) Fee.
The applicant shall pay any owed MSHCP fees by the required deadline
pursuant to Chapter 3.80 of the Municipal Code.
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c. Transportation Uniform Mitigation Fee (TUMF) Program. The applicant
shall pay any owed TUMFs by the required deadline pursuant to Chapter
3.70 of the Municipal Code.
34. SALE OF INDIVIDUAL BUILDINGS. No structure constructed on Project site may
be sold until the subject Project on which the structure is located is divided and a
final map recorded in accordance with the City’s subdivision regulations such that
the structure is located on a separate legally divided parcel.
ENGINEERING DEPARTMENT
1. GENERAL REQUIREMENTS (ENGINEERING)
1.1. The use hereby conditioned is for a Schedule “E” subdivision, Tentative Parcel
Map No. 38086 (TPM38086) and Conditional Use Permit (CUP21003); being the
subdivision of Parcels A and B of Lot line Adjustment (LLA) 1405, in the City of
Jurupa Valley, County of Riverside, State of California, recorded July 2, 2015 as
Document No. 2015-0288891 of Official Records of Riverside County; The exhibit
titled Tentative Parcel Map No. 38086 by Sitetech, Inc., dated September 22,
2021, is hereby referenced.
1.2. It is assumed that any easements shown on the referenced exhibits are shown
correctly and include all the easements that encumber the subject property. The
Applicant shall secure approval from all (if any) easement holders for all grading
and improvements which are proposed over the respective easement or provide
evidence that the easement has been relocated, quitclaimed, vacated,
abandoned, easement holder cannot be found, or is otherwise of no affect.
Should such approvals or alternate action regarding the easements not be
provided, the Applicant may be required to amend or revise the permit.
1.3. A copy of the Property Owners Association Covenants, Conditions and
Restrictions (CC&Rs) shall be provided to the Engineering Department. CC&Rs
shall address the following:
1.3.1. All on-site stormwater and water quality management post-construction
facilities and features (BMPs) shall require maintenance by the property
owner(s).
1.3.2. A cross-lot drainage easement/agreement shall be required among
parcel(s).
1.3.3. A reciprocal access easement shall be required among parcel(s).
1.4. The project shall be annexed to Jurupa Valley L&LMD 89-1-C for street lighting
and maintenance of landscape/irrigation, as applicable, within the public right-ofway unless otherwise specified or allowed by these conditions of approval.
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1.5. Electrical power, telephone, communication, street lighting, and cable television
lines shall be placed underground in accordance with Jurupa Valley Municipal
Code Chapter 7.50. This also applies to existing overhead lines below, within and
along the project frontage and between the nearest poles offsite in each direction
of the project site. All utility extensions within the subdivision and within individual
lots shall be placed underground.
1.6. A Traffic Impact Analysis (TIA) prepared by TJW Engineering, Inc., dated
September 1, 2021, was reviewed, and the findings of the report have been found
acceptable to the Engineering Department. Fair share for certain improvements
as specified in the approved TIA and summarized in Table B shall be required for
the following intersection:
1.6.1. Valley Way and Granite Hill Drive
2. PRIOR TO GRADING PERMIT (ENGINEERING)
2.1. In compliance with Jurupa Valley Municipal Code, Chapter 8.70, no grading permit,
including mass, rough, and/or precise, shall be issued until the Tentative Parcel
Map (TPM) and all other pertinent permits are approved and in effect.
2.2. All grading shall conform to the California Building Code, as adopted by the City
of Jurupa Valley, the City’s Municipal Code Title 8, and all other relevant laws,
rules, and regulations governing grading in the City of Jurupa Valley. Grading
shall be performed in accordance with the recommendations of the geotechnical
report. Plans shall be approved by the City Engineer and securities shall be in
place prior to permit issuance.
2.2.1. A project related preliminary soils evaluation report prepared by Southern
California Geotechnical, Inc., dated October 16, 2020, was reviewed, and
found sufficient for entitlement purposes. Prior to approval of the precise
grading plan, the Applicant shall submit a project specific final geotechnical
report for review and approval of the Engineering Department. The
Geotechnical Engineer must sign the precise grading plan for conformance
with the recommendations of the approved geotechnical report.
2.3. Prior to approval of the precise grading plan, Applicant shall prepare, or cause to
be prepared, a final WQMP in conformance with the requirements of the Riverside
County Flood Control and Water Conservation District (RCFCD) for the Santa Ana
Watershed.
2.4. Prior to issuance of the grading permit, the Property Owner shall enter into a
Water Quality Management Plan and Stormwater BMP Operation and
Maintenance Agreement with the City. The agreement shall be recorded, and a
certified copy shall be provided to the City Engineer.
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2.5. Prior to approval of the precise grading plan, the Applicant shall prepare a
detailed hydrology and hydraulic report corresponding with the detail plans for
grading, site development, storm drain improvements, and street improvements,
including analysis of offsite drainage tributary to the site, for approval of the City
Engineer.
2.6. If grading is required offsite, the Applicant shall obtain written permission from the
property owner(s) to grade as necessary and provide a copy to the Engineering
Department.
2.7. Any proposed retaining walls shall require separate permits. Permits shall be
obtained prior to the issuance of any grading permit unless otherwise approved
by the City Engineering and the Building Official.
2.8. It shall be the sole responsibility of the Applicant to obtain any proposed or
required easements and/or permissions necessary to perform the site grading.
2.9. A hauling permit will be required for this project for the import/export of material
using City streets, the review and approval of the haul route by the Engineering
Department will be required. Where grading involves import or export the
Applicant shall obtain approval for the import/export location, from the Engineering
Department if located in the City. All materials for import/export shall be approved
in accordance with Title 8 of the City of Jurupa Valley Code of Ordinances. If
import/export location is outside of the City, the Applicant shall provide evidence
that the jurisdictional agency has provided all necessary approvals for
import/export to/from the site.
2.10.The grading plan shall provide for acceptance and proper disposal of all off-site
drainage flowing onto or through the site. Should the quantities exceed the street
capacity, the Applicant shall provide adequate drainage facilities and/or
appropriate easements as approved by the City Engineer. All drainage
easements, if any, shall be shown on the grading plans and noted as follows:
"Drainage Easement - no building, obstructions, or encroachments by landfills are
allowed", drainage easement record information shall be shown on the plans. If
quantities exceed the existing infrastructure capacity, the Applicant is responsible
to provide design and adequate sizing of the affected infrastructure.
2.11.Temporary erosion control measures shall be implemented immediately
following rough/mass grading to prevent transport and deposition of debris
onto downstream properties, public rights-of-way, or other drainage
facilities. Erosion Control Plans showing these measures shall be submitted
along with the grading plan for approval by the City Engineer.
2.12.
Prior to approval of the grading plan for disturbance of one or more acres
the Applicant shall provide evidence that it has prepared and submitted to the
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State Water Resources Control Board (SWRCB) a Storm Water Pollution
Prevention Plan (SWPPP) and that SWRCB issued a WDID number which
shall be included on the face of the grading plan.
2.13. Applicant shall obtain Encroachment Permit from the City for installation of
proposed drainage facilities as specified in these conditions of approval.
3. PRIOR TO PARCEL MAP RECORDATION (ENGINEERING)
3.1. No Parcel Map shall be recorded until the Conditional Use Permit (CUP), the
Tentative Parcel Map (TPM), and all other Planning related cases are approved
and are in effect, unless otherwise approved by the City Engineer.
3.2. After approval of the tentative map and prior to the expiration of said map, the
Applicant shall cause the real property included within the tentative map exhibit,
or any part thereof, to be surveyed and a Final Parcel Map thereof prepared in
accordance the City Engineer’s current requirements, conditions of tentative map
approval, and in accordance with provisions of the City of Jurupa Valley Municipal
Code Chapter 7.20. All processing is through the City of Jurupa Valley.
3.3. Agreements and securities for all street improvements shall be submitted for
acceptance prior to Parcel Map approval.
3.4. Right-of-way dedications shall be offered via the appropriate application
process with the Engineering Department and accepted by the City Council.
3.5. The Applicant shall be responsible for any utility relocation, removal, and/or
undergrounding required to install improvements specified in these conditions
of approval.
3.6. The Applicant shall provide plans for approval of the City Engineer for all public
and private improvements including, but not limited to, street improvements,
traffic signal improvements, signing and striping, streetlights, water system
improvements, sanitary sewer system improvements, and landscape/irrigation
improvements. Applicant shall be responsible for referencing required mitigation
measures outlined in the Traffic Impact Analysis and as summarized in Table A
and B of these conditions of approval.
3.7. Armstrong Road along the project’s frontage is a paved city-maintained street
and is identified as a major highway with an ultimate half width right-of-way of 56ft. from centerline to property line. Improvements generally include, but not limited
to, the following:
3.7.1. 44-ft. pavement width from centerline to face of curb; 12-ft. parkway with
sidewalk and landscaping; ADA curb ramps; and streetlights.
3.7.2. 10-ft. equestrian trail located on private property shall be owned and
maintained by Jurupa Area Recreations Parks District (JARPD).
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3.7.3. Curb and gutter repairs along the frontage as directed by the City
Engineer at time of improvements’ installations.
3.7.4. Applicant shall be responsible for any match up asphalt concrete (AC)
paving, and reconstruction or resurfacing of existing pavement as
determined by the City Engineer.
3.7.5. Improvements along Armstrong Road shall align with improvements for
Tract No. 36751.
3.7.6. Applicant shall improve existing driveway approaches as needed and at
the City Engineer’s discretion.
3.7.7. Re-striping for full access on Armstrong Road at the site driveway shall
be required.
3.8. Sierra Avenue along the project’s frontage shall be improved to an ultimate halfwidth right-of-way of 56-ft. Right-of-way dedication will be required.
Improvements generally include, but not limited to, the following:
3.8.1. 44-ft. pavement width from centerline to face of curb; 12-ft. parkway with
sidewalk and landscaping; curb and gutter; ADA curb ramps; landscape
median; and streetlights.
3.8.2. Driveway shall be per Riverside County Standard No. 207A. Left-out
movements at the site driveway shall not be permissible.
3.8.3. Pavement treatment along the frontage as directed by the City Engineer
at time of improvements’ installations.
3.8.4. Abutter’s rights along the frontage shall be required.
3.9. Easement for equestrian trail along Armstrong Road shall be dedicated to JARPD
as shown on the tentative map exhibit. Applicant shall enter into an agreement
with JARPD for the maintenance of the proposed trail.
3.10.Applicant shall provide streetlight plans for Sierra Avenue and Armstrong Road
for review and approval of the City Engineer. If existing streetlights immediately
adjacent to the project are not per current standards, Applicant will be responsible
for updating to current LED standards.
3.11.Corner cutback at Sierra Avenue and Armstrong Road shall be applied per
Riverside County Standard 805.
3.12.No truck circulation shall be allowed on Sierra Avenue, north of Armstrong Road.
3.13.No on-street parking shall be allowed on Sierra Avenue and Armstrong Road.
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3.14. Applicant shall be responsible to verify ADA compliance of existing
improvements along the project frontage and update to current standards, as
necessary. All new improvements shall be designed and constructed to meet
current ADA standards.
3.14.1.
Applicant shall provide ADA compliant pedestrian crossings at all
project driveway locations.
3.14.2.
ADA curb ramp shall be installed at the corner of Sierra Avenue
and Armstrong Road.
3.15.
The Applicant shall provide plans for landscape and irrigation
improvements within the public right-of-way for review and approval of the City
Engineer. Plans shall conform to current City of Jurupa Valley standards and
Riverside County Lighting and Landscape Maintenance District (L&LMD)
standards.
3.15.1.
Prior to the issuance of the precise grading permit, the Applicant
shall initiate the annexation proceedings.
3.15.2.
Maintenance for the improvements included in the annexed zone
shall generally include the following:
3.15.2.1. Parkway tree trimming;
3.15.2.2. Streetlights;
3.15.2.3. Graffiti abatement.
3.15.3.
All landscaping, irrigation and maintenance systems shall comply
with the “Comprehensive Landscaping Guidelines & Standards” and
Riverside County Ordinance No. 859.
3.16.
Initiate formation of, or annexation to if one already exists, a community
Facilities District (CFD) for Public Safety Services.
3.17.
Should this project be within any assessment/benefit district, the Applicant
shall make application for and pay any reapportionment of the assessments or
pay the unit fees in the assessment/benefit district.
3.18.
Separate sanitary sewer and domestic water system improvement plans
shall be prepared for required improvements for approval of the Jurupa
Community Services District (JCSD) and concurrence of the City Engineer.
Water system improvement plans showing the locations of fire hydrants (see
County Standard 400) off-site and on-site must also be approved by Riverside
County Fire Department. Necessary easements for sewer and water systems
on-site, as determined by JCSD, shall be shown on the final Parcel Map “to be
dedicated by separate instrument.” This shall also be shown by separate note
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on the ECS.
3.19.
Electrical power, telephone, communication, street lighting, and cable
television lines shall be designed to be placed underground in accordance with
City of Jurupa Valley Municipal Code Title 7. The Developer is responsible for
coordinating the work with the serving utility company. This requirement applies
to underground existing overhead electrical lines along the project frontage and
between the nearest poles offsite in each direction of the project site including
the opposite side of the street. A disposition note describing the above shall be
reflected on design improvement plans whenever those plans are required.
Written proof confirming initiation of the design and/or application or the
relocation, issued by the utility company, shall be submitted to the Engineering
Department for verification purposes.
4. PRIOR TO ISSUANCE OF BUILDING PERMIT
4.1. The Applicant shall complete the “rough” grading as shown on the approved
grading plans.
4.1.1. The Geotechnical Engineer shall certify to the completion of grading
in conformance with the approved grading plans and the
recommendations of the geotechnical report approved for this project.
4.1.2. A licensed land surveyor shall certify to the completion of grading in
conformance with the lines and grades shown on the approved grading
plans.
4.2. Improvements plans shall be approved by the City Engineer and securities shall
be in place prior to building permit issuance.
4.3. The site's BMP facilities and features shall be constructed as shown on the
project's site grading plans or separate post-construction BMP Improvement
Plans approved of the City Engineer. Post-construction water quality surface
features and facilities such as basins and bio-swales are not required to be
landscaped prior to issuance of building permits but must be otherwise
constructed and additional temporary erosion control measures in place as
approved by the City Engineer.
4.4. All utility extensions within the site shall be placed underground unless otherwise
specified or allowed by these conditions of approval.
4.5. Applicant shall submit cost estimates for all applicable fair share improvements
costs for review and approval of the City Engineer.
5. PRIOR TO BUILDING
OCCUPANCY

PERMIT

FINAL
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5.1. The Applicant is responsible for the completion of all grading within the
corresponding parcels for which occupancy is requested.
5.2. Prior to Certificate of Occupancy sign-off from Engineering, all improvements within
the public right-of-way shall be completed and accepted by the City.
5.2.1. The Geotechnical Engineer shall provide a Final Grading Certification
certifying to the completion of the precise grading in conformance with the
approved grading plans, the recommendations of the Geotechnical report
approved for this project, and the California Building Code Appendix J.
5.2.2. The Project Civil Engineer shall provide Record (“As-built”) Drawings of
grading and all infrastructure improvements.
5.3. The Applicant is responsible for the completing construction of all postconstruction water quality Best Management Practices (BMP) facilities and
features. These facilities and features will require operation and maintenance in
perpetuity by the Property Owner(s).
5.4. Prior to completion and acceptance of improvements or prior to the first
certificate of occupancy, whichever occurs first, the Applicant shall ensure that
streetlights are energized and provide assurance of continued maintenance and
operation by completing annexation to Jurupa Valley L&LMD 89-1-C.
5.5. The required water system improvements, including fire hydrants, shall be
installed and accepted by the Jurupa Community Services District (JCSD).
5.5.1. Necessary easements for sewer and water systems on-site, as determined
by JCSD, shall be shown on grading plans and dedicated to JCSD as
applicable.
5.5.2. Existing easement requirement shall be adhered to by the Applicant and
JCSD facilities shall be protected in place and acceptable drivable access
maintained. Any relocation requested by JCSD shall be at Applicant’s
responsibility and subject to JCSD’s requirements.
5.5.3. Written proof of acceptance shall be provided to the City.
5.5.4. Utility extensions from the mainline or other points of connection within the
public right-of-way require that the Applicant obtained an Encroachment
Permit from the Engineering Department. The City will make a final
inspection of work to verify that any impacts that the work might have had
to other City owned infrastructure is restored or repaired to the satisfaction
of the City Engineer.
5.6. The Applicant shall pay the Transportation Uniform Mitigation Fee (TUMF) as
adopted by Ordinance of the City, which requires the payment of the appropriate
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fee in accordance with the fee schedule in effect at the time of the payment for
non-residential development. The applicable structure and non-structure areas
for determination of the fee amount will be calculated by the Building Official.
5.7. All fair share improvement costs, as shown in Table B, shall be paid to the City.
TABLE A – PROJECT-SPECIFIC IMPROVEMENTS
Intersections
Intersection of Armstrong Road
(NS) and Sierra Avenue (EW)

Description
Modify geometries to provide:
•
•
•
•

NB: two LT lanes, one TH lane, one RT lane;
SB: two LT lanes, one TH lane;
EB: one LT lane, two TH lanes, one RT lane;
WB: one LT lane, two TH
lanes.

Note: Improvements shall include removal of the existing
eastbound free flow right-turn lane and modification of the
existing traffic signal.
Intersection of Site Driveway
(NS) and Sierra Avenue (EW)

Modify geometries to provide:
•
•
•
•

NB: one RT lane;
SB: N/A.;
EB: two TH lanes, one RT lane;
WB: one LT lane, two TH
lanes.

Note: The eastbound right-turn lane shall be an extension of the
eastbound right-turn lane at the Armstrong Road and Sierra
Avenue intersection.
Intersection of Armstrong Road
(NS) and Site Driveway (EW)

Modify geometries to provide:
•
•
•
•

NB: one two-way LT lane, two TH lanes;
SB: two TH lanes;
EB: one shared LT/RT lane;
WB: N/A.
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TRACTOR SUPPLY (MA21054)
CONDITIONS OF APPROVAL (TTM38086, CUP21003, SDP21020)
RESOLUTION NO. 2022-02-09-02

REVISED: 2-4-2022

TABLE B – FAIR SHARE IMPROVEMENTS
Intersections
Intersection of Valley Way (NS)
and Granite Hill Drive/WB SR-60
Off-Ramp (EW)

Description
A Fair Share payment shall be made towards the following
improvements to mitigative cumulative impacts:
•
•
•
•

NB: N/A;
SB: Widen Valley Way to provide an additional through
lane;
EB: N/A;
WB: Widen Granite Hill Drive to provide an additional
turn lane.

Note: The project shall contribute a total of 12.89% towards
the projected cost of the project-affected intersection
approaches as indicated above. Fair share payment shall be
based on the above-mentioned percentage and the Citydetermined cost as determined and approved by the City
Engineer.

The Applicant hereby agrees that these Conditions of Approval are valid and lawful and
binding on the Applicant, and its successors and assigns, and agrees to the Conditions
of Approval.
Applicant’s name (Print Form):

_

Applicant’s name (Signature):
Date:
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ATTACHMENT NO. 2
Plans (TPM, Architectural, Landscaping, & Grading)
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MTC DG 2001 (PE)
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'
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PHASE 2 (NOT A PART):
a. CONSTRUCTION OF DRIVE-THRU RESTAURANT BUILDING (ANTICIPATED
LAYOUT SHOWN FOR REFERENCE ONLY).
b. SITE DEVELOPMENT REQUIREMENTS;
PHASE 3 (NOT A PART):
a. CONSTRUCTION OF DRIVE-THRU RESTAURANT BUILDING (ANTICIPATED
LAYOUT SHOWN FOR REFERENCE ONLY).
b. SITE DEVELOPMENT REQUIREMENTS;

P-2
P-3

PHASE 1A (NOT A PART):
a. CONSTRUCTION OF GREEN HOUSE COVER AND RELATED EXTERIOR FACADE
IMPROVEMENTS TO CONCEAL GREEN HOUSE FRAMING;
b. CONSTRUCTION OF FEED & STORAGE BUILDING,

P-1A

: 98.4
: 95.7
: 6.0
: 37.7

PHASE 1:
a. CONSTRUCTION OF TSC SITE DEVELOPMENT REQUIREMENTS;
b. CONSTRUCTION OF SHARED ACCESS DRIVEWAYS AND PATH OF TRAVEL TO
R.O.W.
c. CONSTRUCTION OF TSC RETAIL BUILDING;
d. FENCED OUTDOOR STORAGE AREA;
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SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

TRACTOR SUPPLY CO.

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:

E
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Soils Engineer & Septic Designer:

4.54 AC
2.58 AC
0.72 AC
1.13 AC
0.12 AC

28,046 S.F.
0.14 (0.35 MAX ALLOWED)

F.A.R.:

3,336 S.F.
4,445 S.F.
REMAINING FENCED OUTDOOR STORAGE (PHASE 1)

NO
TBD
AREA SEPARATION WALL:
PARKING REQUIREMENTS:

CONSTRUCTION TYPE:

6.4%

DRIVE-THRU FAST FOOD
NO
TBD
PER TABLE BELOW

PROPOSED BLDG. HEIGHT (CBC TABLE 504.3):

PROPOSED USE:
AREA SEPARATION WALL:
PARKING REQUIREMENTS:

3,230 S.F.
0.064 (0.35 MAX ALLOWED)
01
± 30'-0" A.F.F.
V-B
B

1.13 AC

4,445 S.F.

AREA
18,615 S.F.
10,887, S.F.
3,336 S.F.
4,445 S.F.
2,130 S.F.
3,080 S.F.

REQUIRED
5.5 : 1,000
1 : 1,000
1 : 1,000
1 : 1,000
5.5 : 1,000
5.5 : 1,000

3,080 S.F.
TOTAL
103 STALLS
11 STALLS
04 STALLS
03 STALLS
17 STALLS
12 STALLS

N.T.S.

VICINITY MAP

TOTAL PARKING REQUIRED
TOTAL PARKING PROVIDED
HC SPACES (CBC TABLE 11B-208.2)
CLEAN AIR/VAN POOL/EP PROVIDED (CGBSC TABLE 5.106.5.2)
FUTURE EV SPACES PROVIDED (CGBSC TABLE 5.106.5.3.3)
VAN ACCESSIBLE EV SPACES REQ'D (CBC TABLE 11B-228.3.2.1)
STAND. ACCESSIBLE EV SPACES REQ'D (CBC TABLE 11B-228.3.2.1)
BICYCLE PARKING PROVIDED (SHORT-TERM) (CGBSC 5.106.4.1)

(not to scale)

150 STALLS
159 STALLS
08 STALLS (06 Required)
16 STALLS
10 STALLS
03 STALLS (01 Required)
01 STALLS
08 (08 Req'd per CGBSC /04
Req'd per Sec.9.240.120(d)

* APPROX. AREA DEDUCTION FOR CORRIDORS, LOBBIES, EQUIPMENT ROOMS & RESTROOMS

USE
PAD 1: TSC STORE - RETAIL:
FENCED OUTDOOR DISPLAY:
GARDEN SUPPLY STORAGE:
GREENHOUSE:
PAD 2: RESTAURANT:
PAD 3: RESTAURANT:

2,130 S.F.

3,336 S.F.

PAD 3 DRIVE-THRU FAST FOOD: (3,230 Bldg - 150 Deduction * ):

GREENHOUSE:
PARCEL 3 -

10,887, S.F.
GARDEN SUPPLY STORAGE:
PAD 2 DRIVE-THRU FAST FOOD: (2,280 Bldg - 150 Deduction * ):

18,615 S.F.

TSC STORE: (18,800 Bldg - 185 Deduction * ):
FENCED OUTDOOR DISPLAY:

PARCEL 2 -

PARCEL 1 -

PARKING ANALYSIS (Per Table 3: Neighborhood Shopping Center Parking Standards):

BLDG. SPRINKLER:

OCCUPANCY GROUP:

CONSTRUCTION TYPE:

NUMBER OF STORIES (CBC TABLE 504.4):

COVERAGE:

SITE AREA:

FA.R.

PROPOSED BLDG. AREA:

PARCEL 3

BLDG. SPRINKLER:

OCCUPANCY GROUP:

(49,067 S.F.)

DRIVE-THRU FAST FOOD

PER TABLE BELOW

PROPOSED USE:

NUMBER OF STORIES (CBC TABLE 504.4):
PROPOSED BLDG. HEIGHT (CBC TABLE 504.3):

2,680 S.F.
8.5%
0.085 (0.35 MAX ALLOWED)
01
± 30'-0" A.F.F.
V-B
B

0.72 AC
SITE AREA:
PROPOSED BLDG. AREA:
COVERAGE:
F.A.R.

(31,228 S.F.)

YES
PARKING REQUIREMENTS:
PARCEL 2

NO
PER TABLE BELOW

AREA SEPARATION WALL:
BLDG. SPRINKLER:

PROPOSED USE:

OCCUPANCY GROUP:

CONSTRUCTION TYPE:

PROPOSED BLDG. HEIGHT (CBC TABLE 504.3):

(112,375 S.F.)

0.20 (0.35 MAX ALLOWED)
01
± 30'-0" A.F.F.
II-B
M
RETAIL

17%

10,887 S.F.

FUT. GREENHOUSE COVER (PHASE 1A)
COVERAGE:
F.A.R.
NUMBER OF STORIES (CBC TABLE 504.4):

FUT. GARDEN SUPPLY STORAGE (PHASE 1A)

22,136 S.F.
10,887S.F.

PROPOSED FENCED OUTDOOR STORAGE AREA (PHASE 1):

2.58 AC
18,800 S.F.

PROPOSED RETAIL BLDG. AREA (PHASE 1):

SITE AREA:
PROPOSED TOTAL BLDG. AREA:

PARCEL 1 & 1A

FRONT: N/A - STREET SIDE: N/A - REAR: N/A - INTERIOR SIDE: N/A

TOTAL PROPOSED BLDG AREA (PARCELS 1, 2, 3):
BUILDING SETBACKS:

CR (COMMERCIAL RETAIL)
CITY OF JURUPA VALLEY

JURISDICTION:

C-1 / CP (GENERAL COMMERCIAL)
LAND USE

ZONING:

(197,725 S.F.)
(112,375 S.F.)
(31,228 S.F.)
(49,067 S.F.)
(5,057 S.F.)

174-340-042-9 & 174-340-044-1

APN:

Southern CA Geotech
Contact: Gregory K. Mitchell
22885 East Savi Ranch Parkway, Ste E
Yorba Linda, CA 92887
Direct: (714) 685-1115 x103
Email:

SITE AREA:
PARCEL 1:
PARCEL 2 (NOT A PART):
PARCEL 3 (NOT A PART):
VERIZON TOWER (NOT A PART):

SITE ANALYSIS

Landscape Architect:
JMD Landscape Architecture
Contact: Jeff Maxwell
330 Arden Avenue, Suite 130
Glendale, CA 91203
Direct: (323) 491-3808
Email: jeff@jmd-la.com

MPA Architects, Inc.
Contact: Leonardo Dale
3578 30th Street
San Diego, CA 92104
Office: (619) 236-0595 x1310
Email: ldale@mpa-architects.com

Architect & MEP Design:

SiteTech
Project Engineer: Bernie Mayer
8061 Church Street
Highland, CA 92346
Direct: (909) 864-3180
Email: bmayer@sitetechinc.com

Civil Engineer & ALTA Surveyor:

Developer:
Woodcrest Real Estate Ventures
Contact: Lauren Schulte
1410 Main St., Ste C
Ramona, CA 92065
Direct: (760) 789-5493
Email: lauren@woodcrestrev.com

PROJECT DIRECTORY

1410 MAIN STREET, SUITE C
RAMONA, CALIFORNIA 92065

CLIENT

3578 30th Street
San Diego, CA 92104
V. 619.236.0595
F. 619.236.0557

MTC DG 2001 (PE)
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SHEET NUMBER:

DATABASE:

SCALE:

TITLE SHEET &
PHASING PLAN

SHEET TITLE

SUBMITTAL TO PLANNING DEPT. - 6th REVIEW

PLOT DATE:

SUBMITTAL TO PLANNING DEPT. - 5th REVIEW

SUBMITTAL TO PLANNING DEPT. - 4th REVIEW

10-20-21

01-28-22

SUBMITTAL TO PLANNING DEPT. - 3rd REVIEW

05-27-21

01-07-22

DESCRIPTION
SUBMITTAL TO PLANNING DEPT. - 1st REVIEW
SUBMITTAL TO PLANNING DEPT. - 2nd REVIEW

02-08-21

DATE

10-16-20

PLAN SUBMITTAL LOG

DESCRIPTION

REVISIONS

PLAN DATE

NO.

PROJECT

CONTACT: LAUREN SCHULTE
P: 760-789-5493
e-mail: lauren@woodcrestrev.com

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:
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E
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E

E

10'
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A

27

25

ASPHALT PARKING LOT AND DRIVE AISLES PER CITY OF JURUPA VALLEY STANDARDS. REFER TO CIVIL PLANS &
SITE LEGEND.

28,046 S.F.
0.14 (0.35 MAX ALLOWED)

TOTAL PROPOSED BLDG AREA (PARCELS 1, 2, 3):
F.A.R.:

3,336 S.F.
4,445 S.F.
REMAINING FENCED OUTDOOR STORAGE (PHASE 1)

DRIVEWAY ENTRANCES SHALL HAVE DECORATIVE COLOR & STAMPED CONCRETE (PATTERN TBD).

NO
TBD

COVERED PICK-UP SHED.

PROPOSED 8' HIGH DECORATIVE WROUGHT IRON FENCE & GATE SURROUNDING FRONT & RIGHT SIDES OF
OUTDOOR DISPLAY AREA. INSTALL CMU PILASTER w/ DECORATIVE CAPS AND ANTI-GRAFFITI COATING AT 40'
O/C MAX. REFER TO EXTERIOR ELEVATIONS.

DRIVE-THRU FAST FOOD
NO
TBD

2,130 S.F.
3,080 S.F.

SITE LEGEND

SHARED MONUMENT SIGN

BIO-RETENTION AREA

PERMANENT TRAILER & EQUIPMENT DISPLAY AREA

PERMANENT SIDEWALK DISPLAY AREA

FENCED OUTDOOR DISPLAY AREA

PROPOSED LANDSCAPING

PROPOSED HEAVY DUTY CONCRETE (BROOM FINISH)

PROPOSED LIGHT DUTY CONCRETE (BROOM FINISH)

PROPOSED IMPROVEMENTS TO EXISTING ROAD

PROPOSED HEAVY DUTY ASPHALT SHARED DRIVEWAY

PROPOSED HEAVY DUTY ASPHALT

PROPOSED LIGHT DUTY ASPHALT SHARED DRIVEWAY

PROPOSED LIGHT DUTY ASPHALT

EXISTING PAVING

DEMISED PREMISE

PROPERTY LINE

49. R.O.W. TO BE VACATED. REFER TO CIVIL PLANS.

46. PROPOSED DRIVE-THRU SIGNAGE.

45. PROPOSED DRIVE-THRU PICK-UP WINDOW.

44. PROPOSED DRIVE-THRU MENU BOARD.

43. PROPOSED DRIVE-THRU PREVIEW MENU BOARD.

PROPOSED SHARED SIGNAGE EASEMENT

N.T.S.

VICINITY MAP

TOTAL PARKING REQUIRED
TOTAL PARKING PROVIDED
HC SPACES (CBC TABLE 11B-208.2)
CLEAN AIR/VAN POOL/EP PROVIDED (CGBSC TABLE 5.106.5.2)
FUTURE EV SPACES PROVIDED (CGBSC TABLE 5.106.5.3.3)
VAN ACCESSIBLE EV SPACES REQ'D (CBC TABLE 11B-228.3.2.1)
STAND. ACCESSIBLE EV SPACES REQ'D (CBC TABLE 11B-228.3.2.1)
BICYCLE PARKING PROVIDED (SHORT-TERM) (CGBSC 5.106.4.1)

(not to scale)

150 STALLS
159 STALLS
08 STALLS (06 Required)
16 STALLS
10 STALLS
03 STALLS (01 Required)
01 STALLS
08 (08 Req'd per CGBSC /04
Req'd per Sec.9.240.120(d)

* APPROX. AREA DEDUCTION FOR CORRIDORS, LOBBIES, EQUIPMENT ROOMS & RESTROOMS

TOTAL
103 STALLS
11 STALLS
04 STALLS
03 STALLS
17 STALLS
12 STALLS
48. 6' CMU SPLIT-FACE WALL w/ PILASTER AT 40' ON CENTER WITH DECORATIVE CAPS AND ANTI-GRAFFITI COATING.
REFER TO CIVIL & LANDSCAPE PLANS.

REQUIRED
5.5 : 1,000
1 : 1,000
1 : 1,000
1 : 1,000
5.5 : 1,000
5.5 : 1,000
47. 30" CMU SPLIT-FACE WALL w/ ANTI-GRAFFITI COATING WITHIN 10' OF PUBLIC R.O.W. REFER TO CIVIL &
LANDSCAPE PLANS.

AREA
18,615 S.F.
10,887, S.F.
3,336 S.F.
4,445 S.F.
2,130 S.F.
3,080 S.F.
USE
PAD 1: TSC STORE - RETAIL:
FENCED OUTDOOR DISPLAY:
GARDEN SUPPLY STORAGE:
GREENHOUSE:
PAD 2: RESTAURANT:
PAD 3: RESTAURANT:

42. PROPOSED DRIVE-THRU HEIGHT RESTRICTION BAR.

4,445 S.F.

3,336 S.F.

PAD 3 DRIVE-THRU FAST FOOD: (3,230 Bldg - 150 Deduction * ):

PARCEL 3 41. PROPOSED STRIPING PER CIVIL PLANS.

10,887, S.F.

PAD 2 DRIVE-THRU FAST FOOD: (2,280 Bldg - 150 Deduction * ):

PARCEL 2 -

GARDEN SUPPLY STORAGE:
40. MAIN COVERED ENTRANCE. REFER TO FLOOR PLANS & EXTERIOR ELEVATIONS.

18,615 S.F.

TSC STORE: (18,800 Bldg - 185 Deduction * ):
FENCED OUTDOOR DISPLAY:
GREENHOUSE:

PARCEL 1 -

PARKING ANALYSIS (Per Table 3: Neighborhood Shopping Center Parking Standards):

PARKING REQUIREMENTS:

BLDG. SPRINKLER:

PER TABLE BELOW

AREA SEPARATION WALL:

CONSTRUCTION TYPE:
OCCUPANCY GROUP:

39. PROPOSED VETERAN PARKING.

38. PROPOSED MEDIAN PER CIVIL PLANS.

37. PROPANE TANK & PROPANE DISPENSING STATION.

36.

35. PROPOSED 8' HIGH BLACK VINYL CHAIN LINK FENCE w/ PRIVACY SLATS & GATE SURROUNDING SIDE & REAR OF
OUTDOOR DISPLAY AREA. REFER TO EXTERIOR ELEVATIONS.

34.

33. RECEIVING OVERHEAD DOOR.

32. LOADING AREA (SHOWN FOR REFERENCE ONLY). (MIN. 10' x 35').

31. PASSENGER VEHICULAR CIRCULATION WITHIN STORAGE YARD AREA.

30. MOVABLE TRUCK DOCK.

29. HVAC UNIT ENCLOSURE. REFER TO FLOOR PLAN & EXTERIOR ELEVATIONS.

(49,067 S.F.)

PROPOSED USE:

6.4%
NUMBER OF STORIES (CBC TABLE 504.4):
PROPOSED BLDG. HEIGHT (CBC TABLE 504.3):

3,230 S.F.
28. PROPOSED RETAINING WALL PER CIVIL PLANS.

0.064 (0.35 MAX ALLOWED)
01
± 30'-0" A.F.F.
V-B
B

1.13 AC

SITE AREA:
PROPOSED BLDG. AREA:
COVERAGE:
FA.R.

PARCEL 3

PER TABLE BELOW

DRIVE-THRU FAST FOOD

PARKING REQUIREMENTS:

BLDG. SPRINKLER:

AREA SEPARATION WALL:

01
± 30'-0" A.F.F.
V-B
B

26. PROPOSED CURB, GUTTER & SIDEWALK PER CIVIL PLANS.
27. PROPOSED EQUESTRIAN FENCING ALONG ARMSTRONG RD. PER LANDSCAPE PLANS.

(31,228 S.F.)

PROPOSED USE:

OCCUPANCY GROUP:

CONSTRUCTION TYPE:

PROPOSED BLDG. HEIGHT (CBC TABLE 504.3):

NUMBER OF STORIES (CBC TABLE 504.4):

2,680 S.F.
0.085 (0.35 MAX ALLOWED)

8.5%

SITE AREA:
PROPOSED BLDG. AREA:
COVERAGE:
F.A.R.

0.72 AC

YES
PARKING REQUIREMENTS:
PARCEL 2

NO
PER TABLE BELOW

AREA SEPARATION WALL:
BLDG. SPRINKLER:

PROPOSED USE:

25. ISLAND TO BE REMOVED & (E) TRAFFIC SIGNAL TO BE RELOCATED.

24. BUILDING COLUMNS/ARCHITECTURAL PROJECTIONS. REFER TO FLOOR PLANS & EXTERIOR ELEVATIONS.

23. UNDERGROUND RETENTION SYSTEM PER CIVIL PLANS.

22.

21. FUTURE LOCATION OF POTENTIAL ELECTRICAL VEHICLE CHARGING STATION (EVCS). POTENTIAL FUTURE
CHARGING SPACES QUALIFY AS DESIGNATED PARKING FOR CLEAN AIR VEHICLES (CGC 5.106.5.3.5).

20. INSTALL DETECTABLE WARNING SURFACE AT "ZERO CURB" AREAS.

5' SQ. LANDSCAPE DIAMOND w/ 6" CONCRETE CURB AND APPROVED METAL GRATE (ADJACENT TO SIDEWALK).

5' SQ. LANDSCAPE DIAMOND w/ 6" CONCRETE CURB.

CONCRETE TO ASPHALT TRANSITION.
INSTALL HANDICAP ACCESSIBILITY SIGN AT SITE ENTRANCE.

16.

19.

DESIGNATED PARKING FOR ANY COMBINATION OF LOW-EMITTING, FUEL-EFFICIENT AND CARPOOL/VAN POOL
VEHICLES (REFER TO PARKING ANALYSIS). PARKING STALL MARKING: PAINT, IN THE PAINT USED FOR THE
STALL STRIPPING, THE FOLLOWING CHARACTERS SUCH THAT THE LOWER EDGE OF THE LAST WORD ALIGNS
WITH THE END OF THE STALL STRIPING AND IS VISIBLE BENEATH A PARKED VEHICLE : CLEAN AIR/ VANPOOL/EV.

15.

18.

BICYCLE PARKING SPACES REQ'D PER CALGREEN CODE (REFER TO PARKING ANALYSIS). BICYCLE PARKING
SHALL COMPLY WITH CGC SEC. 5.106.4. REFER TO DETAIL J/ASD1.0.

14.

17.

42" HIGH SPLIT RAIL FENCE. REFER TO CIVIL & LANDSCAPE PLANS.

6' CMU SPLIT-FACE WALL w/ ANTI-GRAFFITI COATING. REFER TO CIVIL & LANDSCAPE PLANS.

-

13.

11.
12.

CONSTRUCTION TYPE:
OCCUPANCY GROUP:

NUMBER OF STORIES (CBC TABLE 504.4):

APPROXIMATE SHARED MONUMENT SIGN LOCATION.

PROPOSED BLDG. HEIGHT (CBC TABLE 504.3):

CONCRETE SIDEWALK. G.C. TO ENSURE 5% MAX. SLOPE & 2% MAX. CROSS-SLOPE REFER TO DETAILS H/ASD1.0
& I/ASD1.0. SURFACE WATER MUST DRAIN AWAY FROM BUILDING. THE GRADE SHALL FALL A MINIMUM OF 5%
WITHIN THE FIRST 10 FEET (2% FOR IMPERVIOUS SURFACES).

PROPOSED PARKING LOT LIGHTING TO COMPLY w/ DARK SKY ORDINANCES. REFER TO SITE PHOTOMETRIC
PLAN.

9.

(112,375 S.F.)

0.20 (0.35 MAX ALLOWED)
01
± 30'-0" A.F.F.
II-B
M
RETAIL

17%

10,887 S.F.

FUT. GREENHOUSE COVER (PHASE 1A)
COVERAGE:
F.A.R.

FUT. GARDEN SUPPLY STORAGE (PHASE 1A)

22,136 S.F.
10,887S.F.

PROPOSED FENCED OUTDOOR STORAGE AREA (PHASE 1):

2.58 AC
18,800 S.F.

PROPOSED RETAIL BLDG. AREA (PHASE 1):

SITE AREA:
PROPOSED TOTAL BLDG. AREA:

PARCEL 1 & 1A

FRONT: N/A - STREET SIDE: N/A - REAR: N/A - INTERIOR SIDE: N/A

JURISDICTION:

BUILDING SETBACKS:

CR (COMMERCIAL RETAIL)
CITY OF JURUPA VALLEY

LAND USE

10.

8.

PROPOSED ACCESSIBLE PARKING STALLS, RAMP (WHERE OCCURS) TO COMPLY WITH STATE AND FEDERAL
STANDARDS.
PROPOSED PEDESTRIAN ACCESSIBLE PATH OF TRAVEL (DASHED LINE). 5% MAX. SLOPE IN DIRECTION OF
TRAVEL & 2% MAX. CROSS-SLOPE.

PARKING STALLS PAINTED PER CITY'S REQUIREMENTS, SIZE PER PLAN.

4.

6.

LANDSCAPED AREA PER LANDSCAPE PLANS.

3.

7.

6" LANDSCAPE CURB TYPICAL.

2.

5.

SITE PLAN KEY NOTES
MASONRY TRASH ENCLOSURE w/ DECORATIVE BLOCK & SOLID TRELLIS FEATURE. TRASH ENCLOSURE TO
COMPLY w/ ALL NEW STATE OF CALIFORNIA & CITY REQUIREMENTS. REFER TO DETAIL A/ASD1.0

#
1.

PROPOSED 7' EASEMENT REPLACEMENT

40'

12'

11'

C-1 / CP (GENERAL COMMERCIAL)

ZONING:

3. A SITE DEVELOPMENT PERMIT (SDP) MUST BE SUBMITTED FOR THE APPROVAL OF MONUMENT, WALL
SIGNS AND NAY PROPOSED SIGNAGE. PROPOSED SIGNAGE SHALL BE ARCHITECTURALLY INTEGRATED
WITH THE OVERALL PROJECT REMODEL.

(197,725 S.F.)
(112,375 S.F.)
(31,228 S.F.)
(49,067 S.F.)
(5,057 S.F.)

4.54 AC
2.58 AC
0.72 AC
1.13 AC
0.12 AC

2. ALL SIGNAGE SHOWN FOR REFERENCE ONLY. ALL SIGNAGE SHALL BE APPROVED SEPARATELY
THROUGH A SITE DEVELOPMENT PERMIT (SDP).

174-340-042-9 & 174-340-044-1

APN:
SITE AREA:
PARCEL 1:
PARCEL 2 (NOT A PART):
PARCEL 3 (NOT A PART):
VERIZON TOWER (NOT A PART):

Landscape Architect:
JMD Landscape Architecture
Contact: Jeff Maxwell
330 Arden Avenue, Suite 130
Glendale, CA 91203
Direct: (323) 491-3808
Email: jeff@jmd-la.com

1. PRIOR TO THE ISSUANCE OF NAY BUILDING PERMIT, THE PROPERTY OWNER SHALL RECORD A
RECIPROCAL NONEXCLUSIVE EASEMENT FOR VEHICULAR AND OTHER RIGHTS OF INGRESS AND
EGRESS OVER TO THE PARKING AREAS AND DRIVEWAYS TO ALLOW ACCESS FROM THE PUBLIC
STREETS BETWEEN ALL PARCELS. SAID EASEMENT SHALL BE APPROVED BY THE ENGINEERING
DEPARTMENT PRIOR TO RECORDATION.

PROPOSED ACCESS EASEMENT

SCALE 1"=30'

20'

26

14'

12'

41

Architect & MEP Design:
MPA Architects, Inc.
Contact: Leonardo Dale
3578 30th Street
San Diego, CA 92104
Office: (619) 236-0595 x1310
Email: ldale@mpa-architects.com

SITE ANALYSIS

1. LANDSCAPE, UTILITY, SIGNAGE, DRAINAGE ARE PRELIMINARY
AND SHOWN FOR REFERENCE ONLY.

10'

44'

Civil Engineer & ALTA Surveyor:
SiteTech
Project Engineer: Bernie Mayer
8061 Church Street
Highland, CA 92346
Direct: (909) 864-3180
Email: bmayer@sitetechinc.com

Soils Engineer & Septic Designer:
Southern CA Geotech
Contact: Gregory K. Mitchell
22885 East Savi Ranch Parkway, Ste E
Yorba Linda, CA 92887
Direct: (714) 685-1115 x103
Email:

PLANNING DEPT. NOTES & COMMENTS

NOTES:
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MTC DG 2001 (PE)
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23

7

5'

7
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150'-0"

PROPOSED
RETAIL BUILDING
18,800 S.F.

PROPOSED
FENCED OUTDOOR
STORAGE AREA
±18,668 S.F.

TYP. TYP.

43

20'

TYP.

TYP.

CLEAN AIR /
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15
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: 82.7
: 77.6
: 6.0
: 35.0

Width
Track
Lock to Lock Time
Steering Angle

31

inches

133.9

VL

35.4

228.3

28'-3"

R1

VERIZON TOWER

44.50'

PROPOSED 7' UTILITY
EASEMENT AREA

11'
11'

7'-0"
20'-0"
26'-0"

'

PROPOSED AT&T
LEASE AREA

10'
11'

P.S.D.A.
20' x 50'
(1,000 S.F.)
P.S.D.A.
20' x 34'
(680 S.F.)

P.S.D.A.
20' x 65'
(1,300 S.F.)
P.S.D.A.
20' x 49'
(980 S.F.)

11'

R5
10'
TYP.

SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

11'

Developer:
Woodcrest Real Estate Ventures
Contact: Lauren Schulte
1410 Main St., Ste C
Ramona, CA 92065
Direct: (760) 789-5493
Email: lauren@woodcrestrev.com

1410 MAIN STREET, SUITE C
RAMONA, CALIFORNIA 92065

CLIENT

3578 30th Street
San Diego, CA 92104
V. 619.236.0595
F. 619.236.0557
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NO.

PROJECT

CONTACT: LAUREN SCHULTE
P: 760-789-5493
e-mail: lauren@woodcrestrev.com

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:

PROJECT DIRECTORY

SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

TRACTOR SUPPLY CO.

52'-8"

125'-4"

PAD 3
PROPOSED
CARL'S JR.
DRIVE-THRU BUILDING
3,230 S.F.

TRACTOR SUPPLY CO.

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:
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Units
Fc

NOT TO SCALE

PLAN VIEW

24"

24"

DUAL HEAD LIGHT FIXTURE
WHERE OCCURS

4-#5 VERTICAL

3" CLEAR

#3 TIES @ 6" HORZ.
3-#3 TIES WITHIN TOP (AND BOTTOM)
6" OF FOOTING

12" x 12" x 3/4" STL. BASE PLATE
(OR PER MANUF.)

ELECTRICAL GROUNDING NOTE:
BOND LIGHT POLES w/ #4 BARE CU
x 20' MINIMUM UFER IN BASE

ANCHOR BOLTS FURNISHED BY ELECTRICAL
CONTRACTOR, INSTALLED BY GENERAL
CONTRACTOR

#3 TIE AT 6" O/C

4-#5 VERTICAL

ELECT. CONDUIT

ANCHOR BOLTS BY MANUF.
(4) - 1"Ø x 36" LONG (MIN.)
USE FACTORY SUPPLIED TEMPLATE

NATURAL GRADE

EXPOSED CONCRETE BASE SHALL
HAVE A HARD TROWEL SMOOTH
FINISH.

3-#3 TIES WITHIN TOP (AND BOTTOM)
6" OF FOOTING

B

LIGHT POLE BASE PLATE COVER, 10"x10"x3/4" U.N.O.

LIGHT POLE HAND HOLE AND COVER

9.62" DIA. x 1.88" THICK 356 CAST ALUMINUM
BASE PLATE (MANUF. SPECS)

NOTE: PROVIDE PHOTOCELL ON ALL CIRCUITS
CONTROLLING EXTERIOR LIGHTING

5" ROUND PIPE COLUMN

LIGHTING FIXTURE PER PHOTOMETRIC
PLAN WITH PHOTOCELL SENSOR AND
MOTION SENSOR CAPABLE OF DIMMING
LIGHTING POWER FOR EACH LUMINAIRE
BY AT LEAST 40 PERCENT BUT NOT
EXCEEDING 80 PERCENT.

PARKING LOT POLE LAMP BASE DETAIL

ANCHOR BOLTS BY MANUF.
(4) - 1"Ø x 36" LONG (MIN.)
USE FACTORY SUPPLIED
TEMPLATE

3"

Avg
1.02

Max
6.3

Arrangement
Back-Back
Single
Single

1. LIGHTING FIXTURE SPECIFICATIONS SHOWN ON SITE
LIGHTING PLAN SUPERCEDE INFORMATION SHOWN ON THIS
DETAIL. REFER TO "E" SHEETS.
2. SEE SITE PLAN FOR MOUNTING ARRANGEMENT (SINGLE,
DBL. 180, DBL. 90, TRIPLE, QUAD). WHEN ARRANGEMENT
NOT SPECIFIED, ASSUME SINGLE MOUNT (SINGLE MOUNT
SPECIFIED BELOW).
3. LIGHT FIXTURE AND LIGHT POLE SHALL BE SAME COLOR:
DARK BRONZE.

NOTE:

For design reference only - All calculations should be reviewed for accuracy
by a certified electrical engineer.

Field Performance will depend on actual lamp, ballast, electrical and site
characteristics.

Photometric Data used as input for these calculations is based on established
IES procedures and published lamp & ballast ratings.

Calculations have been performed according to information provided regarding
room dimensions, reflectances, furniture and architectural element placement.
Some differences between measured values and calculated results may occur if
the real environment conditions do not match the input data.

'11"W
°58
N19 .72'
28

CO
MM

25'-0" MAX. LIGHT POLE HEIGHT
(U.N.O. ON SITE PHOTOMETRIC PLAN)

0.7

18"

1.1

- CALC PTS @ GROUND: 0'-0" A.F.F.

24" MIN.

MM

CalcType
Illuminance

Label
TWIN_URB-XXXX-26-60L-136-4K7-4W-UN
URB-XXXX-26-60L-136-4K7-3-UNV
URB-XXXX-26-60L-136-4K7-4W-UN

- POLE FIXTURE MOUNTING HEIGHT: 25'-0" A.F.F.

NOTES:

Calculation Summary
Label
Object_1_Planar

Tag

3"

CO
0.9

17
.13
'

Luminaire Schedule
Qty
Symbol
3
6
1

Min
0.0
Avg/Min
N.A.

Lum. Lumens
15453
15677
15453

Max/Min
N.A.

LLF
0.900
0.900
0.900
BUG Rating
B2-U0-G3
B2-U0-G3
B2-U0-G3

Description
URB-XXXX-26-60L-136-4K7-4W-U
URB-XXXX-26-60L-136-4K7-3-U
URB-XXXX-26-60L-136-4K7-4W-U
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8'-6"

1'-6"

D

TYP

ASD1.0

E

ASD1.0

ASD1.0

B.1

PER
PLAN

2

+6"

+6"

FRONT ELEVATION

3

STEEL GATE, CONTRACTOR TO
SUBMIT SHOP DRAWINGS FOR
STEEL GATES FOR CONFORMANCE
REVIEW BY ARCHITECT PRIOR TO
FABRICATION, TYP.

STEEL HSS COL.
3"x3"x1/4", TYP.

6" HIGH x 6" WIDE RAISED
CONCRETE PROTECTION
CURB AT BASE OF WALL
AS SHOWN

8x8x16 SPLIT-FACE w/ STUCCO
SKIM COAT

STEEL PLATE

ASD1.0

G

STEEL HSS COL. 3"x3"x1/4"

REFER TO DETAIL E/ASD1.0 FOR
ADDITIONAL INFORMATION.

NOTE:

F

NTS

4 1/2"

3/8" = 1'-0"

1 1/2"

COLUMN BASE PLATE

1 1/2"

7 1/2"

NOTES:

A

ASD1.0

PROVIDE 1" Ø
WEEP HOLE IN
BASE PLATE

8'-0"

G

B-1

STEEL PLATE
7-1/2"x7-1/2"x1/4" w/
(4) 3/4" Ø A.B., F1554 Gr.
36, EMBED 12"

STEEL HSS COL.
3"x3"x1/4"

1/4"

1. REFER TO DETAIL B/ASD1.0 FOR
ADDITIONAL INFORMATION.

SIDE ELEVATION

TRASH ENCLOSURE ELEVATIONS @ PARCELS 2 & 3

SIDE ELEVATION

1

STEEL COLUMN CONNECTION

NO SCALE

45'-0"

STEEL HSS COL.
3"x3"x1/4", TYP.

B-1.3

6'-0"

1'-0"

1'-6"

12'-8"
NO SCALE

NTS

11'-5"
3"

1'-0"

3/8" = 1'-0"

+6"

67'-6"

TRASH ENCLOSURE FLOOR PLAN @ PARCEL 1
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8'-0"

ASD1.0

6'-0" MAX.
(U.N.O.)

6'-2"

10"

6'-0"

9'-0"

65 gal
(24" x 24")

13'-9"

4'-0"
15'-10"

4 yd³ (81" x 52")

1'-0"

+6"

+6"

1'-0"
10"
TYP
12"

OUTSIDE

STEEL HSS COL.
PER PLAN, TYP.

HEAVEY DUTY BRASS BEARING
HINGES (TYP OF 3 @ EA. GATE),

22 GA w/ 1 1/2" RIB x 36"
WIDE HORIZONTAL

TYP
4"

2 x 6 x 1/4" STEEL TUBE
GATE FRAME

1 1/4 x 1 1/2 x 3/16"
STEEL ANGLE TYP. TO
RECIEVE RIB PANELS

2 x 2 x 1/4" STEEL TUBE
SUPPORT @ CENTER

HEAVY DUTY STEEL
BUTTERFLY HINGE (3 MIN.
PER JAMB). WELD TO SIDE
OF STEEL TUBE & TO SIDE
OF STEEL ANGLE

CANE BOLTS BELOW

METAL DECK PER PLAN,
WELD TO ANGLE FRAME

RIB PANELS TO GATE FRAME CONN'S

3/16

3/16"

HINGE DETAIL

PER PLAN

INSIDE

4" x 4" x 1/4" FULL HEIGHT
STEEL TUBE
3x3x1/4 STEEL ANGLE TOP.
BOTTOM & SIDES

8" x 8" x 16" CONCRETE MASONRY
w/ SOLID GROUTED CELLS

C
3/4" = 1'-0"

7'-2"
B-1.1

H

NTS

1 1/4"

3/16

TYP

1. REFER TO DETAIL A/ASD1.0 FOR
ADDITIONAL INFORMATION.

NOTES:

4'-0"

ASD1.0

+6"

TRASH ENCLOSURE FLOOR PLAN @ PARCELS 2 & 3

1'-0"

+6"

4 yd³ (81" x 52")

65 gal
(24" x 24")

PER PLAN

10'-0"

SLIDE BOLT

3/8" = 1'-0"

1'-0"

TYP

2 x 2 x 1/4" STEEL
TUBE SUPPORT @
CENTER

3/16

1 1/4"
TYP

BEAM PER FRAMING PLAN

STEEL COLUMN, SEE FRAMING
PLAN FOR SIZE

SIMPSON CCO46 WITH
4 - 5/8" Ø M.B.'s

COL. TO BEAM CONN.

NOTE:
1. SHOP WELDING SHALL BE DONE IN
AN APPROVED FABRICATOR'S SHOP
2. FIELD WELDING SHALL BE DONE WITH
CONTINUOUS SPECIAL INSPECTION

11"

SIMPSON H2.5
EA. SIDE TYP.

4x6 RAFTERS @
24" O/C

I

1

C

MITER CORNERS TYP.

2 1/2" x 1 1/2" x1/4
STEEL ANGLE FRAME,
TYP.

22 GA w/ 1 1/2" RIB x
36" WIDE HORIZONTAL

TYP

BUTTERFLY GATE
HINGES (TYP OF 3 @
EA. GATE)

1 1/4 x 1 1/2 x 3/16"
STEEL ANGLE TYP. TO
RECIEVE RIB PANELS

STEEL HSS COL. PER
PLAN, TYP.

ELEVATION

PLAN VIEW

ASD1.0

1'-0"

TYP.

ASD1.0

D

TYP

ASD1.0

I

4x6 @ 24" O/C w/ H2.5 EA. SIDE,
TYP. SEE ROOF FRAMING PLAN

6'-0"

6"

D

9'-3"

59'-7 3/4"

BIKE RACK

ADJACENT WALL,
WHERE OCCURS

NO SCALE

SIDE ELEVATION

27"

6"

6.

5.

8" MASONRY W/#4 AT 16" O/C
(HORIZ. AND VERT.) ALL CELLS w/
REBARS SHALL BE GROUTED

2-#4 CONT.

CONCRETE CURB PER PLAN
W/ 1-#4 REBAR CONT.

J

BOLT TO CONCRETE PER MFR.'S
RECOMMENDATIONS, TYP.

BICYCLE PARKING RACK 5-LOOP HEAVY DUTY WINDER #125
(5 BIKES) BY DUMOR, INC.
POWDER COATED,
COLOR: DARK BRONZE

4" TO 6" COMPACTED
AGGREGATE BASE

6" CONCRETE SLAB w/ #3
AT 16" O/C, EACH WAY

E

B

8x8x16 SPLIT-FACE w/ STUCCO
SKIM COAT

PRECAST CONC. CAP, COLOR TO
MATCH CONC. BLOCKS

PROVIDE PANEL ENDLAP STIFFENER
@ CANTILEVERS AND EDGES

STANDING SEAM METAL
ROOF OVER T&G PLY

BLOCK: ALL BLOCK MUST BE TYPE "N", GROUTED SOLID WITH F'm=1,500 PSI
CONCRETE MIX FOR FOOTINGS: F'c=2,500 PSI MINIMUM
MORTAR MIX: MINIMUM COMPRESSIVE STRENGTH EQUAL TO 1,800 PSI MINIMUM
GROUT: MINIMUM COMPRESSIVE STRENGTH EQUAL TO 2,000 PSI MINIMUM (ALL
CELLS CONTAINING REINFORCEMENT SHALL BE GROUTED, U.N.O.)
MORTAR KEY: TO INSURE PROPER BONDING BETWEEN THE FOOTING AND THE
FIRST COURSE OF BLOCK, A MORTER KEY MUST BE FORMED BY EMBEDDING A
FLAT 2x4 FLUSH WITH AND AT THE TOP OF THE FRESHLY PLACED FOOTING.
THE MORTAR KEY MAY BE OMITTED IF THE FIRST COURSE OF BLOCK IS SET
INTO FRESH CONCRETE WHEN THE FOOTING IS PLACED AND A GOOD BOND IS
OBTAINED.
REINFORCING STEEL: REINFORCING STELL MUSTG BE DEFORMED AND
COMPLY WITH ASTM SPECIFICATION A615-85, GRADE 40 OR 60. WHEN ONE
CONTINUOUS BAR CANNOT BE USED, A LAP OR SPLICE OF 30" IS REQUIRED.

SPECIFICATIONS
1.
2.
3.
4.

ENCLOSURE WALL SECTION

ASPHALT AND
BASE WHERE
OCCURS

1 1/4"

1 1/2"

BICYCLE PARKING RACK DETAIL (SHORT TERM)
NO SCALE

2

SLOPE ENCLOSURE COVER
1/2-INCH PER FOOT MIN.

TRASH ENCLOSURE ELEVATIONS @ PARCEL 1

4x14, SEE ROOF
FRAMING PLAN

STANDING SEAM METAL
ROOF OVER T&G PLY

FRONT ELEVATION

SIMP. CCO PER PLAN
TYPICAL OF 4

1 1/2"

DUMPSTER GATE DETAIL

CANE BOLTS TYP. 2

STEEL GATE w/ STEEL
ANGLE FRAME, PAINT
DOOR & FRAME TO MATCH
ADJACENT BLOCK WALL

3/16

A-1

8'-0"

NOTE:
1. PAINT GATE TO MATCH EXTERIOR BUILDING COLOR.
2. PRIME EXPOSED METAL AND ALL WELDS WITH RUST
INHIBITING PRIMER AND PAINT WITH ACRYLIC PAINT

ASD1.0

B-1.2

2 3/4"
TYP

8'-0"

12'-0"

2"

20'-6"

1 1/2"

B.2

12" MIN.
EMBED

6"

1'-6"

7 1/2"

3"

13'-9"

24" MIN.

6'-0"
1 1/4"
TYP

12" MAX.
12" MIN.

1'-0"

1 1/2"

4 1/2"

1 1/2"

6 1/2"
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PROJECT

CONTACT: LAUREN SCHULTE
P: 760-789-5493
e-mail: lauren@woodcrestrev.com

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:

1'-0"

41'-3"
11'-3"

SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

NOTES:

33'-9"
U.N.O.

TRACTOR SUPPLY CO.

1. INTERIOR SURFACES OF CONCRETE BLOCK
TRASH ENCLOSURE SHALL BE COATED WITH
CONCRETE SEALER.
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4

5

1

2

3

150'-0"

56'-6"
(U.N.O. ON SITE PLAN)

3'-4"

16'-2"

20'-8"

16'-4"

A

DRESSING
104
ROOM
DRESSING
104
ROOM

1'-6"

106
CORRIDOR
CORRIDOR
106

WOMEN
110
110
WOMEN

16'-8"
(VERIFY w/ EQUIP. MANUF.)

PAPER
SHREDDER

PLASTIC TOP
FOLDING TABLE

5'-11"

23'-8 1/2"

24'-0"
TYP.

OMORP
SDEB TEP

ELEC. PANEL

SAFE

FAX

METAL
BOOK
CASE

41'-10"

PERMANENT SIDEWALK
DISPLAY AREA

TIK FOOR DETAGURROC

BOOT DISPLAY SHELF-10/Box

OMAC
SDEB TEP

TABLE

FLOOR
DRAIN

TUB

IT RACK

CABINET

112
PET
PETWASH RM
WASH RM
112

16'-8 1/2"

TABLE

FLOOR
DRAIN

TUB

SD

LTA

XHP

7'-8"

B

3'-9"

B

YAW-4

SD

6'-8"

3'-4"

C

TRAC TALF '5

REMOTSUC
SKSOIK

TRAC TALF '4

41'-8"

37'-0"

20'-8"
M.O.

14'-0"

2# RETSIGER

102
RETAIL SALES

RETNUOC ECIVRES

TRAC TALF '4

ELACS
RETNUOC

LLEW GAB

105
STOCKROOM

TRAC TALF '5

3'-4"

RETSEHCNIW
81
RETSEHCNIW
01

1# RETSIGER

1/8"=1'-0"

LLEW GAB

ELACS
RETNUOC

ADA PARKING

C

3'-9"

16'-8 1/2"

FLOOR PLAN - PHASE 1

6'-8"

EFINK
ESAC

41'-10"

7'-8"

5'-0"
41'-10"

PERMANENT SIDEWALK
DISPLAY AREA

STEEL DOCK & RAMP

15" SPACE REQUIRED FOR PEST CONTROL AND CLEANLINESS

125'-4" EXTERIOR FACE OF BLOCK TO EXTERIOR FACE OF BLOCK

YALPSID

GAM\KOOB

41'-8"

SD

MECHANICAL COURT

3
.tf S
E
TC
1
"9
3
.tf S
E
TC
1
"9

TRANS

FIELD VEIRFY w/
MECHANICAL DUCTWORK

IT / ELECT.
107
111
MGR'S OFFICE
CLOSET
MGR'S OFFICE IT/ELECT.
107
111
CLOSET

MANAGER'S
DESK

FILING
CABINET

3'-4"

108
EMPLOYEE LOUNGEEMPLOYEE
LOUNGE
108

MEN
109
109
MEN

41'-10"

TELE. BOARD

6

A

DRYER

12'-0"

3'-4"
M.O.

30'-0"

DRYER

4'-8"

7'-8"

A

23'-8 1/2"

24'-0"
TYP.

10'-0"
2'-0"

RE XO
NR B
OC

BALER

3'-4"

J

D

18"

1'-4"

D

PERMANENT SIDEWALK
DISPLAY AREA

55'-4"

15'-6"
(VERIFY w/ EQUIP. MANUF.)

20'-0"

39'-11 1/2"

32'-9"

PERMANENT SIDEWALK
DISPLAY AREA

34'-7"

63'-1"
(VERIFY w/ EQUIP. MANUF.)

18"

4'-0"
10'-0"
5'-7 1/2"

175'-4 1/4"

14'-4"
(VERIFY w/ EQUIP. MANUF.)

SD

SD

5'-0"
MIN. CLEAR @
DISPENSING END

37'-0"

29'-0"

PHASE 1A (NOT A PART):
a. CONSTRUCTION OF GREEN HOUSE COVER AND RELATED EXTERIOR FACADE
IMPROVEMENTS TO CONCEAL GREEN HOUSE FRAMING;
b. CONSTRUCTION OF FEED & STORAGE BUILDING,

P-1A

3'-0"
MIN.

PHASE 1:
a. CONSTRUCTION OF TSC SITE DEVELOPMENT REQUIREMENTS;
b. CONSTRUCTION OF SHARED ACCESS DRIVEWAYS AND PATH OF TRAVEL TO
R.O.W.
c. CONSTRUCTION OF TSC RETAIL BUILDING;
d. FENCED OUTDOOR STORAGE AREA;

P-1

PROJECT PHASING
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REVISIONS
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25'-0"

25'-0"

25'-0"

25'-0"

25'-0"

25'-0"

10'-10"

SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

SD

CART CORRAL

6'-6"

24'-0"

6'-6"

16'-4"

20'-8"

16'-2"

3'-10"

TRACTOR SUPPLY CO.

17'-0"

20'-0"

5'-0"

)33-MDG .doM(

8'-8"

ADOS
RELOOC

2'-2"

6'-4"
63'-4" INTERIOR FACE OF 8" CMU TO INSIDE FACE OF 6'-4" M.O.
FIELD VERIFY WITH FINAL FIXTURE PLAN

04 NONNAC

RECEIVER'S TABLE
)33-MDG .doM(

12'-0"

REPUS NONNAC
YDOB EDIW

NONNAC
YDOB EDIW

ADOS
RELOOC

3'-0"
MIN.
3'-0"
MIN.

CABINET
GUN
STACK-ON

c Copyright 2020, MPA Architects, Inc.. All rights reserved.

J

D

4'-0"

16'-0"

3'-4"

6'-4"
16'-0"

63'-4" INTERIOR FACE OF 8" CMU TO INSIDE FACE OF 6'-4" M.O.
FIELD VERIFY WITH FINAL FIXTURE PLAN

4'-8"

5'-7 1/2"
12'-0"

1/8"=1'-0"

24'-0"

PERMANENT SIDEWALK
DISPLAY AREA

24'-0"

113
GREENHOUSE

115
BOPIS SHED

SD

FLOOR PLAN - PHASE 1A

8'-0"

8'-0"

1'-0" FROM
END OF TRACK

8"

2'-8"

A

5.2

2'-4 1/2"

24'-0"

20'-0"

32'-0"

32'-9"

PERMANENT SIDEWALK
DISPLAY AREA

74'-3 3/4"

20'-0"

116
FENCED OUTDOOR DISPLAY AREA

PHASE 1 (NOT A PART):
a. CONSTRUCTION OF TSC SITE DEVELOPMENT REQUIREMENTS;
b. CONSTRUCTION OF SHARED ACCESS DRIVEWAYS AND PATH OF TRAVEL TO
R.O.W.
c. CONSTRUCTION OF TSC RETAIL BUILDING;
d. FENCED OUTDOOR STORAGE AREA;
PHASE 1A:
a. CONSTRUCTION OF GREEN HOUSE COVER AND RELATED EXTERIOR FACADE
IMPROVEMENTS TO CONCEAL GREEN HOUSE FRAMING;
b. CONSTRUCTION OF FEED & STORAGE BUILDING,

P-1

P-1A
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REVISIONS
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SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

SD
114
FEED STORAGE

F

12'-0"
12'-0"
12'-0"
12'-0"
STANDARD BAY DEPTH
12'-0"
12'-0"
11'-11"

12'-0"
12'-0"
12'-0"

RE XO
NR B
OC

E

37'-3 3/4"

11'-11"

TRACTOR SUPPLY CO.

BALER

D

8

c Copyright 2020, MPA Architects, Inc.. All rights reserved.

3
G

1
C

21'-4"

4'-0"

22'-4"

16'-0"

7
G

1
D

29
D,E
TYP.

15
TYP.

3
G
TYP.

6
E

17
E
TYP.

11'-0"

1
D

35
E

TYP.
18
-

7
G
TYP.

18
-

17'-4"

10'-8"

8'-0"

5
H

6
C

2
B

11
F

9
-

2
B

2
B

40
E

30
C,E
TYP.

TYP.
35
E

35
E

3

6
E

44
-

T

T

32
K

11
F
TYP.

6'-0"
TYP.

10'-8"
29
D,E
TYP.

15
TYP.

12

T

12

T

4
I

6'-0"
TYP.

1/8"=1'-0"

3
G
TYP.

1'-0"

1
D

10'-0"
T

2
B
TYP.

25
C

16
-

31
I
TYP.

9
TYP.

1
C

33
C

P-1A

A2.1

2

PHASE 1A

43
-

T
T

T

40
I

8888

TYP.
35
E
40
E

13'-3"
TYP.

22
C

38
C

2
B

TYP.
21
E

7
G
TYP.

18
-

6
C

11
F

2
B
40
E

TYP.
35
E
3

12

(SOUTHEAST SIDE)

LEFT SIDE ELEVATION

7
G
TYP.

35
E

TYP.
18
-

(NORTHWEST SIDE)

3

12
E

18
-

RIGHT SIDE ELEVATION @ BLDG.
1/8"=1'-0"

12
E

3

21'-2"
8'-0"

±23'-11"

22'-4"

6'-0"
TYP.

6
C

15'-4"
TYP.

1'-0"

35
E

1
C

17
E
TYP.

12

5
H

28
B

4

33
C

3

35
E

8
-

3
G
TYP.

30
C,E
TYP.

1/8"=1'-0"

1/8"=1'-0"

6
C

32
K

1
D
35
E

16'-0"
EAVE HEIGHT ON GABLE ROOF
37
-

34
E

TYP.
35
E

40
E

2
B
TYP.

2
B

(SOUTHWEST SIDE)

TYP.
18
-

11
F

REAR ELEVATION

(NORTHEAST SIDE)

6
C

9
L

FRONT ELEVATION

29
D,E
TYP.

6
E

15'-4"
TYP.

6
E

21'-2"

6'-0"
TYP.

4'-2"

42
H

6'-0"
TYP.

32
K

6'-0"
TYP.
4'-2"

36
-

7
G
TYP.

35
E

10
K

1
D

10
G

3
G
TYP.

2

23
J
TYP.

1

32
K

27
B
TYP.

35
E

TYP.
18
-

29
D,E
TYP.

6
E

39
B
TYP.

6
E

13'-3"
TYP.

1
D

4'-0"

4'-0"

33'-8"

15
-

35
E

2
B

2
B

19
C

8'-0"
11
F

13
TYP.

2
B

10'-8"
6
C

11
F
TYP.

35
E

1
D

6
E

18'-6"
1
C

1
C

33
C

42
H

35
E

24
B

14
TYP.

6
E

20
-

FIN. FLR.
0'-0" A.F.F.

P-1A

15
TYP.

38
C

24
B

35
E

20
-

6
E

16
TYP.

19
C

39
B
TYP.

35
E

24
B

6
E

20
-

6x POST , WOOD HEADER & BRACE.
GOOSENECK LIGHTING PER LIGHTING PLANS.
GA. METAL COPING.

18.
19.

VERTICAL HARDIE SIDING.

-

TRASH ENCLOSURE w/ METAL ROOF.

2x8 FASCIA TRIM w/ 1x6" SHADOW BOARD @ GABLE.

36" x 36" ACCESS PANEL TO BE PART OF DH PACE DOOR PACKAGE AND INSTALLED BY G.C. WHERE THERE IS
NO INTERRUPTION OF TRUSS FRAMING MEMBERS.
8' HIGH SMOOTH FACE CMU PILASTER w/ STUCCO SKIM COAT (SAND FINISH).

38.
39.

COLOR TO MATCH: DUNN EDWARDS - "GREENLAND" DE6286
COLOR TO MATCH: DUNN EDWARDS - "LIGHTHOUSE" DEW385
COLOR TO MATCH: TSC SAFETY RED

COLOR TO MATCH: SAFETY YELLOW
COLOR TO MATCH: GALVALUME
COLOR TO MATCH: SHERWIN-WILLIAMS - SW7041 "VAN DYKE BROWN"

J.
K.
L.

COLOR TO MATCH: MBCI "MEDIUM BRONZE"
BRONZE

H.
I.

COLOR & PATTERN: EL DORADO STONE - TBD

E.

G.

D.

F.

COLOR TO MATCH: DUNN EDWARDS - "DEEP CRIMSON" DEA152

EXTERIOR FINISH AND COLORS
COLOR TO MATCH: DUNN EDWARDS - "DESERT SUEDE" DE6206

COLOR TO MATCH: DUNN EDWARDS - "DESERT GRAY" DEC760

C.

A.
B.

#

44. TEMPERED GLASS TO DOOR HEIGHT.

43. DOOR OPENER.

42. STANDING SEAM METAL ROOFING SYSTEM "DOUBLE LOK", BY MBCI. PROVIDED BY G.C.

41. RAIN GUTTER AND DOWNSPOUT (BEYOND) TO ROOF DECK. REFER TO ROOF PLAN

40. INSTALL 8" TALL, WHITE, BLOCK STYLE NUMBERS FOR STREET ADDRESS ON FRONT EXTERIOR SIDE OF THE
VESTIBULE IN THE TOP RIGHT-HAND CORNER AS SHOWN.

"BIG EYE" VIEWER.

37.

36. DOOR BELL LOCATION.

35. 1x6 HARDIE TRIM.

34.

33. DECORATIVE MANSARD VENT.

32. PREFAB METAL AWNING w/ STANDING SEAM METAL ROOF.

31. BARN DOOR HARDWARE.

30. FAUX BARN DOORS (2x OVER VERTICAL BARN WOOD SIDING).

29. FAUX BARN WINDOWS (2x OVER VERTICAL BARN WOOD SIDING).

28.

27. PRECAST COLUMN CAP.

26.

25. GA. METAL COPING ABOVE DECORATIVE COLUMN AND AROUND DOWNSPOUT. SEAL & CAULK ALL EDGES AND
PENETRATIONS.

24.

23. CONCRETE FILLED STEEL BOLLARD.

22. METAL RAIN GUTTER.

21. METAL DOWNSPOUT, BEYOND DECORATIVE COLUMN.

20. EXPOSED METAL DUCTWORK, BEYOND SHROUD.

17.

WROUGHT IRON FENCE.
WROUGHT IRON GATE.

BLACK VINYL CHAIN LINK GATE w/ PRIVACY SLATS.

16.

2x WOOD TRIM (ALT. FOAM).

12.

BLACK VINYL CHAIN LINK FENCE w/ PRIVACY SLATS.

11.

15.

8" PAINTED BAND.

10.

14.

ROLL-UP METAL DOOR AND FRAME PER DOOR SCHEDULE.

9.

13.

BUILDING TENANT SIGN. SHOWN FOR REFERENCE ONLY. NOT A PART OF THIS PERMIT.
DOOR AND FRAME PER DOOR SCHEDULE.

8.

GA. METAL COPING OVER FOAM TRIM.

MANSARD ROOF w/ STANDING SEAM METAL ROOF.

5.

PRECAST WATERTABLE/TRIM TO MATCH ADJACENT STONE VENEER.

STOREFRONT SYSTEM w/ ALUMINUM FRAME (COLOR PER PLAN) & GREY TINTED GLAZING.

4.

6.

STONE VENEER.

3.

7.

EXTERIOR MATERIALS

1
D

8" SMOOTH FACE C.M.U. w/ STUCCO SKIM COAT (SAND FINISH).

3
G

16" HARDI BOARD & BATTEN SIDING.

7
G

2.

11
F
TYP.

1.

23
J
TYP.

1
C

#
-

19
C

42
H

PHASE 1A (NOT A PART):
a. CONSTRUCTION OF GREEN HOUSE COVER AND RELATED EXTERIOR FACADE
IMPROVEMENTS TO CONCEAL GREEN HOUSE FRAMING;
b. CONSTRUCTION OF FEED & STORAGE BUILDING,

P-1A

10'-8"

1

4'-0"

A2.1

22'-4"

PHASE 1:
a. CONSTRUCTION OF TSC SITE DEVELOPMENT REQUIREMENTS;
b. CONSTRUCTION OF SHARED ACCESS DRIVEWAYS AND PATH OF TRAVEL TO
R.O.W.
c. CONSTRUCTION OF TSC RETAIL BUILDING;
d. FENCED OUTDOOR STORAGE AREA;

21'-4"

P-1

16'-0"
B .O. GABLE ROOF

@ PHASE 1A

4'-0"

35
E

22'-4"

34
E

21'-4"

8
-

±23'-11"

33
C

15'-3 1/4"

1410 MAIN STREET, SUITE C
RAMONA, CALIFORNIA 92065

CLIENT

3578 30th Street
San Diego, CA 92104
V. 619.236.0595
F. 619.236.0557

SHEET TITLE

DESCRIPTION

REVISIONS
DATE

PROJECT NO:

CHECKED BY:

DRAWN BY:

PLOT DATE:

20237

-

L. DALE

01-28-22

20237

AS NOTED

A2.0

SHEET NUMBER:

DATABASE:

SCALE:

EXTERIOR ELEVATIONS
- PHASE 1

NO.

PROJECT

CONTACT: LAUREN SCHULTE
P: 760-789-5493
e-mail: lauren@woodcrestrev.com

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:

1
C

10'-0"

SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

18
-

10'-8"

TRACTOR SUPPLY CO.
14'-6"
33'-8"
10'-0"

8'-0"

8'-0"

PROJECT PHASING
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15
-

38
TYP.

36
TYP.

16
-

1/8"=1'-0"

1/8"=1'-0"

8'-0"

(SOUTHEAST SIDE)

LEFT SIDE ELEVATION

(NORTHWEST SIDE)

RIGHT SIDE ELEVATION @ BLDG.

15
TYP.

38
-

4

3

1/8"=1'-0"

28
B

1/8"=1'-0"

P-1

P-1A

13
TYP.

14
TYP.

PHASE 1A (NOT A PART):
a. CONSTRUCTION OF GREEN HOUSE COVER AND RELATED EXTERIOR FACADE
IMPROVEMENTS TO CONCEAL GREEN HOUSE FRAMING;
b. CONSTRUCTION OF FEED & STORAGE BUILDING,

-.
-

16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.

GARDEN HOUSE GLASS ENCLOSURE.

29.
30.
31.
32.
33.
34.
35.
36.

COLOR TO MATCH: DUNN EDWARDS - "DESERT SUEDE" DE6206
COLOR TO MATCH: DUNN EDWARDS - "DEEP CRIMSON" DEA152
COLOR TO MATCH: DUNN EDWARDS - "GREENLAND" DE6286
COLOR TO MATCH: DUNN EDWARDS - "LIGHTHOUSE" DEW385
COLOR TO MATCH: TSC SAFETY RED
COLOR & PATTERN: EL DORADO STONE - TBD

A.
B.
C.
D.
E.
F.
G.

1410 MAIN STREET, SUITE C
RAMONA, CALIFORNIA 92065

COLOR TO MATCH: SHERWIN-WILLIAMS - SW7041 "VAN DYKE BROWN"

PROJECT NO:

CHECKED BY:

DRAWN BY:

COLOR TO MATCH: SAFETY YELLOW
COLOR TO MATCH: GALVALUME

J.

L.

PROJECT

SHEET TITLE

DESCRIPTION

REVISIONS
DATE

20237

-

L. DALE

01-28-22

20237

AS NOTED

A2.1

SHEET NUMBER:

DATABASE:

SCALE:

EXTERIOR ELEVATIONS
- PHASE 1A

NO.

PLOT DATE:

K.

CLIENT

3578 30th Street
San Diego, CA 92104
V. 619.236.0595
F. 619.236.0557

CONTACT: LAUREN SCHULTE
P: 760-789-5493
e-mail: lauren@woodcrestrev.com

BRONZE

COLOR TO MATCH: MBCI "MEDIUM BRONZE"

EXTERIOR FINISH AND COLORS
COLOR TO MATCH: DUNN EDWARDS - "DESERT GRAY" DEC760

#

38. PRE-ENGINEERED METAL BUILDING ROOF PANEL.

37. PRE-ENGINEERED METAL BUILDING WALL PANEL.

TRASH ENCLOSURE w/ METAL ROOF.
-

28.

27. PRECAST COLUMN CAP.

WROUGHT IRON FENCE.
WROUGHT IRON GATE.

BLACK VINYL CHAIN LINK GATE w/ PRIVACY SLATS.

15.

-

BLACK VINYL CHAIN LINK FENCE w/ PRIVACY SLATS.

14.

12.
13.

11.

BUILDING TENANT SIGN. SHOWN FOR REFERENCE ONLY. NOT A PART OF THIS PERMIT.
8" PAINTED BAND.

9.
10.

8.

-

-

6.
7.

4.

-

2.
3.

5.

EXTERIOR MATERIALS
8" SMOOTH FACE C.M.U. w/ STUCCO SKIM COAT (SAND FINISH).

1.

8'-0"
#
-

I.

36
TYP.

P-1A

NO CHANGES PROPOSED ON THIS
ELEVATION RESULTING FROM PHASE P-1A.

2

1

27
B
TYP.

8
-

H.

(SOUTHWEST SIDE)

REAR ELEVATION

2
B

PHASE

PHASE

(NORTHEAST SIDE)

2
B
TYP.

TYP.
37
K

PHASE 1:
a. CONSTRUCTION OF TSC SITE DEVELOPMENT REQUIREMENTS;
b. CONSTRUCTION OF SHARED ACCESS DRIVEWAYS AND PATH OF TRAVEL TO
R.O.W.
c. CONSTRUCTION OF TSC RETAIL BUILDING;
d. FENCED OUTDOOR STORAGE AREA;

24'-2 1/4"

P-1

22'-2 1/4"

TYP.
37
K

8'-0"
NOTES:

11
F

10'-8"

FRONT ELEVATION

8
-

8'-0"

PROJECT PHASING

15'-8"

PHASE

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:

P-1

SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

PHASE

TRACTOR SUPPLY CO.

P-1A

c Copyright 2020, MPA Architects, Inc.. All rights reserved.

4

5

T.O. PARAPET
@ 22'-4" A.F.F.

T.O. PARAPET
@ 21'-4" A.F.F.

T.O. PARAPET
@ 22'-4" A.F.F.

T.O. PARAPET
@ 21'-4" A.F.F.

1

2

3

T.O. RIDGE
@ ± 33'-8" A.F.F.

T.O. PARAPET
@ 21'-4" A.F.F.

T.O. PARAPET
@ 22'-4" A.F.F.

T.O. PARAPET
@ 21'-4" A.F.F.

2

2

3

4'-10"

12:12
SLOPE

4'-10"

12:12
SLOPE

RIDGE

A

2'-10"

12:12
SLOPE

14'-0"

3
TYP.

2

4'-9"

TYP.

32'-11"

4

5

7

B

B

T.O. RIDGE
@ ± 33'-8" A.F.F.

6:12
SLOPE

6:12
SLOPE

3/8:12
SLOPE

3/8:12
SLOPE

TYP.

1

125'-4"

6:12
SLOPE

3
TYP.

1/8"=1'-0"

6:12
SLOPE

4

5

40'-0"

6:12
SLOPE

ROOF PLAN

C

C

A

2
TYP.

3
TYP.

14'-0"

11'-4"

2'-10"

J

D

D

6

6

6

4

6

6

6

T.O. PARAPET
@ 22'-4" A.F.F.

T.O. PARAPET
@ 21'-4" A.F.F.

T.O. ROOF / GUTTER
@ 16'-0" A.F.F.

OPEN FENCE AREA

ROOF PLAN KEYNOTES

RIDGE

4

ESR-1463

0.23 - 0.40 POUNDS PER SQUARE FOOT
INSTALL PER MANUFACTURER'S RECOMMENDATIONS

INSTALLED WEIGHT:
INSTALLATION:

0628-0002
MECHANICALLY-FATENED, SURE-WELD WHITE MEMBRANE IN STANDARD
REINFORCED 60-MIL THICKNESS, ATTACHED OVER 2- LAYERS CARLISLE "FR BASE
SHEET 1S", OVER WOOD DECK w/ CARLISLE HPX OR HPXTRA FASTENERS AND
PIRANHA PLATES. ADJOINING SHEETS ARE OVERLAPPED AND JOINED TOGETHER
w/ A MIN. 1 1/2" WIDE HOT AIR WELD.

APPLICATION:

CRRC#:
ICC-ES #:

CARLISLE SYNTEC INCORPORATED
SURE-WELD (TPO), SINGLE-PLY THERMOPLASTIC
-

MANUFACTURER:
PRODUCT:
SPECIFICATIONS:

CLASS "A" ROOFING SYSTEM

3:12 MAX ROOF SLOPE

6.

ROOF ACCESS HATCH & LADDER. REFER TO FLOOR PLAN.

DOWNSPOUT TO LOWER ROOF. SPILL TO SPLASH BLOCK AS REQ'D.

4.
5.

7.

STANDING SEAM METAL ROOFING SYSTEM "DOUBLE LOK", BY MBCI. PROVIDED BY G.C.
EXPOSED PRE-FINISHED METAL GUTTER, REFER TO EXTERIOR ELEVATIONS.

EXPOSED DOWNSPOUT MOUNTED ON EXTERIOR WALL. REFER TO EXTERIOR ELEVATIONS FOR LOCATION
AND TO CIVIL PLANS FOR UNDERGROUND CONNECTION TO STORM WATER SYSTEM. WATER WILL NOT BE
ALLOWED TO RUN ACROSS F.O.D. AREA.

3.

CLASS "A" ROOFING OVER R30 POLYISO RIDGID INSULATION. REFER TO CLASS "A" ROOFING SYSTEM NOTE
ON THIS SHEET.
METAL AWNING w/ 22 GA. GALVANIZED CORRUGATED STEEL METAL AWNING WITH 'MATTE' FINISH.

2.

#
1.

1410 MAIN STREET, SUITE C
RAMONA, CALIFORNIA 92065

CLIENT

3578 30th Street
San Diego, CA 92104
V. 619.236.0595
F. 619.236.0557

/0
35
)

&

PROJECT NO:

CHECKED BY:

DRAWN BY:

PLOT DATE:

NO.

PROJECT

20237

-

L. DALE

01-28-22

20237

AS NOTED

A3.0

SHEET NUMBER:

DATABASE:

SCALE:

ROOF PLAN

SHEET TITLE

DESCRIPTION

REVISIONS
DATE

CONTACT: LAUREN SCHULTE
P: 760-789-5493
e-mail: lauren@woodcrestrev.com

A PROPOSED COMMERCIAL DEVELOPMENT LOCATED AT:

T.O. PARAPET
@ 22'-4" A.F.F.

A

SWC SIERRA AVE. & ARMSTRONG RD.
JURUPA VALLEY, CA 92509

4'-10"

6:12
SLOPE

SOLAR READY AREA - CEnC SEC 110.10(b)B
(MIN. 15% OF BLDG ROOF AREA) =
REQUIRED: 18,800 x .15 = 2,820 S.F. MIN. (PER T-24)
SHOWN: 3,000 S.F.

TRACTOR SUPPLY CO.

23'-2"

14'-0"

14'-0"

23'-2"

6:12
SLOPE

6:12
SLOPE

6:12
SLOPE

6:12
SLOPE

6

4'-10"

10'-0"
75'-0"
12:12
SLOPE

OPEN FENCE AREA

8

c Copyright 2020, MPA Architects, Inc.. All rights reserved.
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