ITEM NO. 7

STAFF REPORT
DATE:

SEPTEMBER 14, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

ROB GONZALEZ, SENIOR PLANNER

SUBJECT:

AN AMENDMENT (DA1402A1) TO EXTEND THE TERM FOR “DEVELOPMENT
AGREEMENT PEDLEY ROAD AND 60 FREEWAY.” THIS AGREEMENT IS FOR
THE PROJECT KNOWN AS THE PEDLEY CROSSING SHOPPING CENTER
LOCATED SOUTHEAST OF PEDLEY ROAD AND STATE ROUTE 60
(ASSESSORS PARCEL NUMBERS: 169-040-027, 169-070-028, 169-070-029)
APPLICANT: RBE GLENDORA LLC; NJK FAMILY HOLDINGS LLC; AND
SGS FAMILY HOLDINGS LLC

RECOMMENDATION
By motion, adopt Planning Commission Resolution No. 2022-09-14-03, recommending that the
City Council:
(1) Approve Amendment No. 1 of Development Agreement No. 1402 (DA1402A1),
extending the term of the agreement by seven years, based upon the findings and
conclusions provided in this staff report, and pending final adoption by the City Council;
(2) Find that no further environmental documentation is required pursuant to State
CEQA Guidelines Section 15162 based on the findings and conclusions in the staff
report.
SUMMARY OF PROPOSED EXTENSION OF DEVELOPMENT AGREEMENT
RBE Glendora LLC, NJK Family Holdings LLC, and SGS Family Holdings LLC. (“Applicant”) is
requesting approval of an amendment to the Development Agreement (DA1402A1) to extend the
term from December 7, 2022 to December 7, 2029.
Reason for Request. The applicant has requested to extend the term of the Development
Agreement for an additional seven years in order to allow the Project to be completed. The
Applicant submitted a letter, Attachment 4, explaining the reasons for the extension request. The
Applicant states that the rise of e-commerce and the displacement of brick-and-mortar tenants
made it difficult to find tenants. In addition, the Applicant states that the COVID-19 pandemic and
stay-at-home orders made it difficult to find interested tenants and caused significant shortages
in labor and materials necessary for grading and construction.
Despite the above events, the Applicant states that retail and dining tenants are again interested
in the Project. Tenants have better repositioned themselves to better manage COVID-19
disruptions and retailers have learned how to integrate into the new norm of e-commerce. As a
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result, interest from brick-and-mortar retailers has significantly increased since the beginning of
2022.
BACKGROUND
The property that is the subject of the Development Agreement (Attachment 6) is approximately
30.42 acres in size, is generally bounded on the west by Pedley Road, on the east by Bravo
Estates Mobile Home Park, and on the north by the State Route 60. The property is referred to
“Project Site” and includes the following Assessor’s Parcel Nos: 169-070-028, 169-070-029, and
169-004-027.
The site is zoned General Commercial (C-1/C-P), and Scenic Highway Commercial (C-P-S). The
site is located at the southeast corner of Pedley Road and State Route (SR-60). Table 1 provides
general property information for the Project Site and Figure 1 provides an aerial image of the
Project Site.

TABLE 1: PROJECT SITE INFORMATION
APN

GP Land Use

Zoning

Acreage

169-040-027
169-070-028
169-070-029

Commercial Retail (CR)

General Commercial (C-1/C-P)
Scenic Highway Commercial (C-P-S)

30.42 Ac

FIGURE 1: AERIAL IMAGE OF PROJECT SITE, 2020
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When the City approved the Project in 2015, the City approved the DA together with six other
entitlements:
(1.) Development Agreement No. 1402 (DA1402): To establish a binding agreement
between the City and the Applicant that specifies required contributions to the City and
penalities if the Applicant exceeds the established time limitations for finishing grading and
constructing the shopping center. See Attachment 6.
(2.) General Plan Amendment No. 1203 (GPA1203):Changing the land use designation of
5.8 acres from Medium High Density Residential (MHDR) to Commercial Retail (CR)
(3.) Change of Zone No. 1201 (CZ1201): Changing the zoning of 5.8 acres from Mobilehome
Park(R-T) to Scenic Highway Commercial (C-P-S).
(4.) Tentative Parcel Map No. 36060 (TPM36060): A Schedule E commercial subdivision of
30.42 gross acres into 13 commercial parcels.
(5.) Variance No. 1403 (VAR1403): A variance for a deviation from the development
standards regarding height, sign area, and number of permitted pylons and monument
signs within the Project site.
(6.) Site Development Permit No. 31203 (SDP31203): A Site Development Permit to allow
265,978 square feet of commercial development on the site.
(7.) Conditional Use Permit No. 1202 (CUP1202): To permit the operation of a “gasoline
service station with the concurrent sale of bear and wine for off-premise consumption and
convenience store including the sale of motor vehicle fuel. Due to an over-concentration
of alcohol licenses within the Project’s census tract, a Determination of Public
Convenience or Necessity (PCN) will be required for the building denant at a future date.
The CUP also includes the sale of alocholic beverages in other retail stores within the
shopping center such as a drug or general merchandise store. All retail “off-premise” sales
of alocholic beverages from this site will require each tenant to apply for and be granted a
PCN by the Planning Comission.

FIGURE 2: APPROVED SITE PLAN AND AERIAL IMAGE
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The Project site plan includes 12 commercial buildings and the associated site improvements.
The site plan shows a total of 265,978 square feet of development. Table 2 demonstrates the
type of buildings that are part of this Project:
Building Number

TABLE 2. PROJECT BUILDING DETAIL
Proposed Use

Building Size (Square Feet)

Retail #1

General Retail

18,000

Retail #2
Retail #3
Retail #4

General Retail
General Retail
Grocery

42,500
20,000
95,513

Retail #5
Retail #6
Retail #7

General Retail
General Retail
Food Retail

27,152
10,000
9,000

Retail #8
Retail #9
Restaurant #1

Drug Store
General Retail
Sit Down

15,500
10,000
11,000

Restaurant #2
Gas Station w/ C. Store

Fast Food

3,813
3,500

On May 13, 2015, the Planning Commission held a public hearing on the Development
Agreement, Land Use Approvals, and the proposed Environmental Impact Report and
recommended approval to the City Council. On October 15, 2015 the City Council adopted
Resolution No. 2015-53 certifying the Environmental Impact Report, the Project and the
Development Agreement. On October 15, 2015 the City Council introduced Ordinance No. 201516 and on November 5, 2015 held the second reading and adopted Ordinance No. 2015-16
approving this Development Agreement.
The Development Agreement vested the Applicant’s rights to develop the Project and extended
each of the adjudicative entitlements for the term of the DA. Pursuant to the terms of the DA, there
is a 7-year term that commenced on the “Effective Date” of December 7, 2015.
On February 1, 2018, the City and Applicant executed the First Operating Memorandum to the
Development Agreement (“First OM”) to confirm that the Effective Date of the Development
Agreement is December 7, 2015, and to correct minor errors. The First OM became part of the
Development Agreement and is required to be attached as an addendum. The Development
Agreement is currently valid through December 7, 2022. See Attachment 7.
The amendment extends the Term of the Development Agreement from December 7, 2022 to
December 7, 2029.
ANALYSIS
The DA established a binding agreement between the City and the Applicant that specifies
required contributions to the City and penalities if the Applicant exceeds the established time
limitations for finishing grading and constructing the shopping center. The following are provisions
of the Development Agreement:
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1. Grading: Given that the grading activity is such a major component of the Project and that
it has the ability to be very disruptive to the community, a series of milestones and
penalities were incorporated to protect the health, safety and welfare of the City, its
residents and property owners.
2. Grading Milestones: The Development Agreement provides an initial grading permit
approval period with the ability of extensions of times. If the Applicant takes 5 years to
complete the grading, critical public improvements will be completed and the City will have
$2 million. Similar provisions have been established to ensure the installation of
landscaping should grading activities continue beyond a specific time.
3. Architectural Approvals: The Conditions of Approval established four architectural styles
that include Mission, Art Deco, and Craftsman. The Development Agreement included
provisions allowing the Community Development Director to approval the final architecture
to expedite the Project completion.
The amendment would result in the extension of the expiration date by seven years and correction
of two minor clerical errors relating to subsequent development approvals and development
impact fees. It does not change any of the other conditions. The City maintains the right to review
the Development Agreement as the Project is developed to ensure that the Applicant is acting in
good faith with the conditions of the agreement as applicable. The Pedley Crossing Shopping
Center is a large development that will likely take several years to build out. Extending the term
will provide additional time to make the Project a reality.
GENERAL PLAN FINDINGS
The proposed amendment is consistent with the 2017 City of Jurupa Valley General Plan,
including the goals and objectives in that it:
1. Provides necessary services to the nearby community and freeway passerby.
2. The Project will generate new short term and long-term quality employment opportunities
within the City.
3. New business in the City will serve to attract additional new commercial uses and thus
generate additional long-term jobs within the City.
4. The Project will expand and enhance the City’s tax base through increased property
values and consumer purchasing. The Project will generate new tax revenues that will
assist the City in funding public services for the residents and businesses within the City.
New sales tax revenues will be generated for the City at the retail and restaurant uses.
Additionally, the City’s portion of the property taxes generated by the construction of the
Project will be substantially increased.
5. The Project preserves and enhances the job/housing balance described in the City’s
General Plan and various regional plans.
6. The Project will promote the stability and diversification of the City’s economy.
PUBLIC NOTICE
The Project was advertised in the Press Enterprise Newspaper on September 4th, 2022.
Additionally, public hearing notices were mailed to property owners within 1,000 feet of the Project
site. As of the writing of this report, no written communication or phone calls indicating support or
opposition have been received.
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CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)
The proposed amendment does not result in any physical environmental impacts not already
analyzed in the approval of the Pedley Shopping Center. Based on the Previous Environmental
Document (PED) prepared for the Pedley Shopping Center, all potentially significant effects have
been avoided or mitigated according to the Final Environmental Impact Report (EIR), State
Clearinghouse (SCH) #2008121072, and City of Jurupa Valley Master Application 1202
(MA1202), certified on October 15, 2015. Therefore, the Project is “within the scope” of the
previously certified EIR. According to PRC §21166 and CEQA Guidelines §15162, CEQA does
not require the preparation of any further environmental review.

Prepared by:

Submitted by:

Rob Gonzalez

Joe Perez

Senior Planner

Community Development Director

Reviewed by:

//s// Maricela Marroquin
__________________________
Maricela Marroquin
Deputy City Attorney
ATTACHMENTS
1. Planning Commission Resolution No. 2022-09-14-03
2. Draft Development Agreement Ordinance
a. Exhibit A. Draft First Amendment to Development Agreement
3. Previous Environmental Determination For DA1402A1
4. Project Narrative
5. Approved Plans for Shops at Pedley
6. Adopted Development Agreement
7. Adopted First Operating Memorandum
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ATTACHMENT 1:
PLANNING COMMISSION
RESOLUTION NO. 2022-09-14-03

RESOLUTION NO. 2022-09-14-03
RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF JURUPA VALLEY RECOMMENDING THAT THE
CITY COUNCIL OF THE CITY OF JURUPA VALLEY (1)
APPROVE THE “FIRST AMENDMENT TO THE
DEVELOPMENT AGREEMENT BY AND BETWEEN THE
CITY
OF
JURUPA
VALLEY,
A
MUNICIPAL
CORPORATION AND RBE GLENDORA LLC, A
CALIFORNIA LIMITED LIABILITY COMPANY, NJK
FAMILY HOLDINGS LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY, AND SGS FAMILY HOLDINGS
LLC, A CALIFORNIA LIMITED LIABILITY COMPANY
(PEDLEY ROAD PROJECT),” 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.

Recitals.

(a)
RBE Glendora LLC; NJK Family Holdings LLC; and SGS Family Holdings
LLC (collectively, the “Applicant”) have applied for a First Amendment to that certain
“Development Agreement Pedley Road and 60 Freeway by and between the City of Jurupa Valley
and RBE Glendora LLC; NJK Family Holdings LLC; and SGS Family Holdings LLC”
(“Development Agreement”) recorded on July 29, 2016, as Document No. 2016-0320558 in the
Official Records of the County of Riverside concerning the development of 13 commercial parcels
on approximately 30.42 gross acres on the real property located on the southeast corner of State
Route 60 and Pedley Road (APNs: 169-040-017; 169-040-019; 169-070-028; and 169-070-029)
(the “Project”).
(b)
The Applicant seeks to amend the Development Agreement to (1) extend
the term of the Development from December 7, 2022 to December 7, 2029, (2) revise provisions
related to subsequent development approvals, and (3) have the Applicant pay development impact
fees (“DIF”) based on the amounts set forth in Ordinance No. 2021-02, as amended by Ordinance
No. 2022-08, rather than the DIF rates in effect in 2015, plus 10% (“First Amendment”).
Section 2.
Procedural Findings. The Planning Commission of the City of Jurupa
Valley does hereby find, determine and declare that:
(a)
California Government Code Sections 65864-65869.5 (the “Development
Agreement Act”) authorize City to enter into a binding development agreement for the
development of real property within its jurisdiction with persons having legal or equitable interest
in such real property.
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(b)
Section 65867 of the Development Agreement Act provides that a public
hearing on an application for a development agreement shall be held by the planning agency and
by the legislative body. Notice of intention to consider adoption of a development agreement shall
be given as provided in Government Code Sections 65090 and 65091 in addition to any other
notice required by law for other actions to be considered concurrently with the development
agreement.
(c)
Section 65867.5(b) of the Development Agreement Act provides that a
development agreement shall not be approved unless the legislative body finds that the provisions
of the agreement are consistent with the general plan and any applicable specific plan.
(d)
Section 65868 of the Development Agreement Act provides that a
development agreement may be amended … in whole or in part, by mutual consent of the parties
to the agreement or their successors in interest. Notice of intention to amend … any portion of the
agreement shall be given in the manner provided by Section 65867. An amendment to an
agreement shall be subject to the provisions of Section 65867.5.
(e)
The application was processed including, but not limited to, a public notice,
in the time and manner prescribed by State law and Jurupa Valley Ordinances.
(f)
On September 14, 2022, the Planning Commission of the City of Jurupa
Valley held a public hearing on the First Amendment to the Development Agreement at which
time all persons interested in the amendments 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.
(g)

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

Section 3.
California Environmental Quality Act Findings. The Planning
Commission of the City of Jurupa Valley 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 First Amendment to the Development Agreement:
(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 Environmental Impact Report (“FEIR”) for the Project certified by the City Council on
October 15, 2015, 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 Community Development 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 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.
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(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 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 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, Previous Environmental
Document Review Determination, and all other materials that constitute the record of proceedings
upon which the City Council determination is based, is the Community Development Department
of the City of Jurupa Valley. Those documents are available for public review in the Community
Development Department located at 8930 Limonite Avenue, Jurupa Valley, California 92509.
Section 4.
Findings for Recommendation of Approval of First Amendment to
Development Agreement. The Planning Commission of the City of Jurupa Valley does hereby
recommend that the City Council of the City of Jurupa find and determine that the proposed First
Amendment to the Development Agreement should be approved because:
(a)
The First Amendment to the Development Agreement is consistent with the
2017 City of Jurupa Valley General Plan, including the goals and objectives thereof and each
element thereof, in that it:
1)

Provides necessary services to the nearby community and freeway

passerby.
2)
The Project will generate new short term and long term quality
employment opportunities within the City.
3)
New business in the City will serve to attract additional new
commercial uses and thus generate additional long term jobs within the City.
4)
The Project will expand and enhance the City’s tax base through
increased property values and consumer purchasing. The Project will generate new tax revenues
that will assist the City in funding public services for the residents and businesses within the City.
New sales tax revenues will be generated for the City at the retail and restaurant uses. Additionally,
the City’s portion of the property taxes generated by the construction of the Project will be
substantially increased.
5)
The Project preserves and enhances the job/housing balance
described in the City’s General Plan and various regional plans.
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6)

The Project will promote the stability and diversification of the

City’s economy.
Section 5.
Recommendation of Approval of First Amendment to the
Development Agreement. Based on the foregoing, the Planning Commission hereby
recommends that the City Council of the City of Jurupa Valley approve the proposed First
Amendment to that certain Development Agreement by and between the City of Jurupa Valley
and RBE Glendora LLC; NJK Family Holdings LLC; and SGS Family Holdings LLC recorded
on July 29, 2016, as Document No. 2016-0320558 in the Official Records of the County of
Riverside.
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 14th day of September, 2022.

______________________________
Hakan Jackson
Chair of Jurupa Valley Planning Commission
ATTEST:
_______________________________
Joe Perez
Community Development Director/Secretary to the Planning Commission
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ATTACHMENT 2:
DRAFT DEVELOPMENT
AGREEMENT ORDINANCE

ORDINANCE NO. 2022- ___
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF JURUPA VALLEY APPROVING THE “FIRST
AMENDMENT TO THE DEVELOPMENT AGREEMENT
BY AND BETWEEN THE CITY OF JURUPA VALLEY, A
MUNICIPAL CORPORATION AND RBE GLENDORA LLC,
A CALIFORNIA LIMITED LIABILITY COMPANY, NJK
FAMILY HOLDINGS LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY, AND SGS FAMILY HOLDINGS
LLC, A CALIFORNIA LIMITED LIABILITY COMPANY
(PEDLEY ROAD PROJECT),” 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.
Findings. The City Council of the City of Jurupa Valley does hereby find,
determine and declare that:
(a)
This Ordinance approves the “FIRST AMENDMENT TO THE
DEVELOPMENT AGREEMENT BY AND BETWEEN THE CITY OF JURUPA VALLEY, A
MUNICIPAL CORPORATION AND RBE GLENDORA LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY, NJK FAMILY HOLDINGS LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY, AND SGS FAMILY HOLDINGS LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY (PEDLEY ROAD PROJECT)” (the “First Amendment”).
(b)
On October 15, 2015, the City Council adopted Resolution No. 2015-53
entitled “A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF JURUPA VALLEY
CERTIFYING AN ENVIRONMENTAL IMPACT REPORT AND ADOPTING A
STATEMENT OF OVERRIDING CONSIDERATIONS FOR A COMMERCIAL
SUBDIVISION OF 30.42 GROSS ACRES LOCATED ON THE SOUTHEAST CORNER OF
STATE ROUTE 60 AND PEDLEY ROAD, AND APPROVING GENERAL PLAN
AMENDMENT NO. 1203, TENTATIVE PARCEL MAP NO. 36060, VARIANCE NO. 1203,
CONDITIONAL USE PERMIT NO. 1202 AND SITE DEVELOPMENT PERMIT NO. 31203
TO PERMIT THE SUBDIVISION OF APPROXIMATELY 30.42 GROSS ACRES LOCATED
ON THE SOUTHEAST CORNER OF STATE ROUTE 60 AND PEDLEY ROAD INTO 13
COMMERCIAL PARCELS ” (“Resolution No. 2015-53” or “Project”). Resolution 2015-53
contains the Conditions of Approval for the Project as described in Resolution 2015-53 and the
Development Agreement.
(c)
On October 15, 2015, following a duly noticed public hearing, the City
Council introduced Ordinance No. 2015-16 and on November 5, 2015, the City Council held the
second reading and adopted Ordinance No. 2015-16 entitled: “AN ORDINANCE OF THE CITY
COUNCIL OF THE CITY OF JURUPA VALLEY APPROVING THAT CERTAIN
DEVELOPMENT AGREEMENT BY AND BETWEEN THE CITY OF JURUPA VALLEY
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AND RBE GLENDORA LLC; NJK FAMILY HOLDINGS LLC; AND SGS FAMILY
HOLDINGS LLC” (“Development Agreement”).
(d)
The property that is the subject of the Development Agreement is
approximately 30.42 acres in size, is generally bounded on the west by the Pedley Road, on the
south by the Pedley Road, on the east by Bravo Estates Mobile Home Park, and on the north by
State Route 60 and within the City of Jurupa Valley, the County of Riverside, State of California,
as described in Exhibit “A” to the Development Agreement (“Property”).
(e)
The Development Agreement was recorded on July 29, 2016, as Document
No. 2016-0320558 in the Official Records of the County of Riverside.
(f)
On February 1, 2018, City and Developer executed the First Operating
Memorandum to the Development Agreement to confirm that the Effective Date of the
Development Agreement is December 7, 2015, and to correct the scriveners error in Section 4.A.3
of the Development Agreement.” (“First Operating Memorandum”).
(g)
On September 14, 2022, the Planning Commission of the City of Jurupa
Valley held a duly noticed public hearing to consider a Previous Environmental Document Review
Determination and the First Amendment. After hearing and considering public comments, the
Planning Commission adopted Resolution No. 2022-09-14-03, entitled “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 THE
“FIRST AMENDMENT TO THE DEVELOPMENT AGREEMENT BY AND BETWEEN THE
CITY OF JURUPA VALLEY, A MUNICIPAL CORPORATION AND RBE GLENDORA LLC,
A CALIFORNIA LIMITED LIABILITY COMPANY, NJK FAMILY HOLDINGS LLC, A
CALIFORNIA LIMITED LIABILITY COMPANY, AND SGS FAMILY HOLDINGS LLC, A
CALIFORNIA LIMITED LIABILITY COMPANY (PEDLEY ROAD PROJECT),” AND (2)
MAKE FINDINGS PURSUANT TO CEQA AND DETERMINATIONS THAT NO FURTHER
CEQA REVIEW IS REQUIRED.”
(h)
On ______________, 2022, the City Council of the City of Jurupa Valley
held a duly noticed public hearing to consider approval of the a Previous Environmental Document
Review Determination and the First Amendment. The City Council heard and considered all
public comments.
(i)
The City Council has reviewed the potential impacts of the First
Amendment and the various potential benefits to the City of the First Amendment and has
concluded that the First Amendment is in the best interests of the City.
(j)
City and RBE Glendora LLC, NJK Family Holdings LLC and SGS Family
Holdings LLC (collectively, the “Developer”) desire to enter into the First Amendment for
purposes of: (i) identifying the terms, conditions and regulations for the development of the
Property; and (ii) identifying the Developer’s obligations to make certain Community Benefit
Contribution on the terms and conditions set forth in the Development Agreement.
(k)
The First Amendment will provide for both parties: (1) a high quality
development on the Property; (2) certainty in the type of development to be undertaken on the
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Property; (3) the assurance of adequate public facilities to ensure the good of the community
regardless of the City’s legal authority to impose such requirements under constitutional or
statutory authority; and (d) the development of quality retail development for the City.
(l)
For the City, the First Amendment serves to provide for: (a) employment
growth anticipated to result from the development of the Property, both during construction and
use; (b) an increase in tax revenues anticipated to result from the development of the Property; and
(c) the achievement of the goals and directives of the City’s General Plan.
(m)
The City Council has determined that the First Amendment to the
Development Agreement and completion of the Project is consistent with the City of Jurupa Valley
General Plan, including the goals and objectives thereof and each element thereof, in that the First
Amendment and completion of the Project will:
1)

Provide necessary services to the nearby community and freeway

passerby.
2)
The Project will generate new short term and long term quality
employment opportunities within the City.
3)
New business in the City will serve to attract additional new
commercial uses and thus generate additional long term jobs within the City.
4)
The Project will expand and enhance the City’s tax base through
increased property values and consumer purchasing. The Project will generate new tax revenues
that will assist the City in funding public services for the residents and businesses within the City.
New sales tax revenues will be generated for the City at the retail and restaurant uses. Additionally,
the City’s portion of the property taxes generated by the construction of the Project will be
substantially increased.

5)
The Project preserves and enhances the job/housing balance
described in the City’s General Plan and various regional plans.
6)

The Project will promote the stability and diversification of the

City’s economy.
Section 2.
California Environmental Quality Act Findings. The City Council
hereby makes the following environmental findings and determinations in connection with the
approval of the Project:
(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 Environmental Impact Report (“FEIR”) for the Project certified by the City Council on
October 15, 2015, 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
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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 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 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 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, Previous Environmental
Document Review Determination, and all other materials that constitute the record of proceedings
upon which the City Council determination is based, is the Community Development 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 3.
Approval of the First Amendment. The City Council of the City
of Jurupa Valley hereby approves that certain “FIRST AMENDMENT TO THE
DEVELOPMENT AGREEMENT BY AND BETWEEN THE CITY OF JURUPA VALLEY, A
MUNICIPAL CORPORATION AND RBE GLENDORA LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY, NJK FAMILY HOLDINGS LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY, AND SGS FAMILY HOLDINGS LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY (PEDLEY ROAD PROJECT)” and authorizes the Mayor to execute the
First Amendment in substantially the form attached hereto as Exhibit “A” to this Ordinance.
Section 4.
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 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 5.
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.
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Section 6.
Effective Date.
provided in Government Code Section 36937.

This Ordinance shall take effect on the date

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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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 duly introduced and placed upon its first reading at a
meeting of the City Council of the City of Jurupa Valley on the ______ day of _____________,
2022, and that thereafter, said Ordinance was duly adopted and passed at a meeting of the City
Council of the City of Jurupa Valley on the _____ day of ______________, 2022, by the following
vote, to wit:
AYES:

COUNCILMEMBERS:

NOES:

COUNCILMEMBERS:

ABSENT:

COUNCILMEMBERS:

ABSTAIN:

COUNCILMEMBERS:

____________________________
VICTORIA WASKO, CMC
CITY CLERK
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ATTACHMENT 2a:
DRAFT FIRST AMENDMENT TO
DEVELOPMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:
City of Jurupa Valley 8930 Limonite Avenue
Jurupa Valley, CA 92509 Attention: City
Clerk
APNS:

Space Above This Line for Recorder’s Use
(Exempt from Recording Fees per Gov’t Code § 6103

FIRST AMENDMENT TO THE DEVELOPMENT AGREEMENT BY AND
BETWEEN THE CITY OF JURUPA VALLEY, A MUNICIPAL
CORPORATION AND RBE GLENDORA LLC, A CALIFORNIA LIMITED
LIABILITY COMPANY, NJK FAMILY HOLDINGS LLC, A CALIFORNIA
LIMITED LIABILITY COMPANY, AND SGS FAMILY HOLDINGS LLC,
A CALIFORNIA LIMITED LIABILITY COMPANY (PEDLEY ROAD
PROJECT)
THIS FIRST AMENDMENT (“First Amendment”) to the Development Agreement by
and between the City of Jurupa Valley, a California municipal corporation and general law city
existing under the Constitution of the State of California (“City”), and RBE Glendora LLC, a
California limited liability company, NJK Family Holdings LLC, a California limited liability
company, and SGS Family Holdings LLC, a California limited liability company (collectively
“Developer”) dated October 6, 2015 as Document No. 2016-0033470 (the “Development
Agreement”) is made and entered into by and between City and Developer. In consideration of
the mutual covenants and agreements contained herein and other good and valuable consideration,
the receipt and legal sufficiency of which is hereby acknowledged, City and Developer agree as
follows:
RECITALS
This First Amendment is made with respect to the following facts and for the following
purposes, each of which are acknowledged as true and correct by the Parties:
A.
All capitalized terms used but not defined herein shall have the meanings ascribed
such terms in the Development Agreement.
B.
On October 15, 2015, following a duly noticed public hearing, the City Council
introduced Ordinance No. 2015-16 and on November 5, 2015, the City Council held the second
reading and adopted Ordinance No. 2015-16 approving the Development Agreement.
C.
Section 3.A of the Development Agreement establishes an initial term of seven (7)
years that commenced on the Effective Date, as set forth in Section 3.B of the Development
Agreement.
D.
Section 3.B of the Development Agreement provides that the Development
Agreement “shall be effective, and the obligations of the parties hereunder shall be effective on

the date that Ordinance No. 2015-16 approving [the Development Agreement] becomes effective.”
Section 3.B also required City and Developer to “approve an Operating Memorandum pursuant to
Section 3.E.4. confirming the Effective Date” of the Development Agreement.
E.
On February 1, 2018, City and Developer executed the First Operating
Memorandum to the Development Agreement (“First OM”) to confirm that the Effective Date of
the Development Agreement is December 7, 2015, and to correct the scriveners error in Section
4.A.3 of the Development Agreement.
F.
Pursuant to Section 3.E.4. of the Development Agreement, the First OM became
part of the Development Agreement and is required to be attached to the Development Agreement
as an addendum.
G.

The Development Agreement is currently valid through December 7, 2022.

H.
The property that is the subject of the Development Agreement is approximately
30.42 acres in size, is generally bounded on the west by Pedley Road, on the east by Bravo Estates
Mobile Home Park, and on the north by the State Route 60. The property is referred to as
Assessor’s Parcel Nos. 169-070-028, 169-070-029, 169-004-027, and is described in Exhibit A,
attached hereto and incorporated herein by this reference as though set forth in full (“Property”).
I.
Due to economic constraints caused by the rise of e-commerce and its displacement
of brick-and-mortar retail, and the stay-at-home orders issued in response to the COVID-19
outbreaks, development of the Property was not economically feasible.
J.
Developer and City now believe that existing market conditions make the
development of the Property economically feasible and wish to extend the terms of the
Development Agreement for an additional seven years.
K.
The Parties now desire to amend the Development Agreement pursuant to
Section 3.E. thereof as set forth herein, including adding to the Development Agreement, for ease
of reference, the First OM revision to Section 4.A.3 of the Development Agreement.
AGREEMENT
NOW, THEREFORE, with reference to the foregoing Recitals, and in consideration of the
mutual covenants and agreements contained herein and other good and valuable consideration, the
receipt and legal sufficiency of which is hereby acknowledged, Parties agree as follows:
1.
Amendments to Development Agreement. On ___________ , 2022, the Parties
hereby agree to the following amendments to the Development Agreement:
a.
Section 3.A of the Development Agreement is hereby amended to extend
the Term of the Development Agreement from December 7, 2022 to December 7, 2029.
b.
As set forth in Section 3 of the First OM and restated herein, due to a
scrivener’s error, Section 4.A.3 of the Development Agreement is hereby deleted in its entirety
and replaced with the following:

-2-

“Subsequent Development Approvals. City shall accept for processing, review and
action all applications for Subsequent Development Approvals, and City staff shall
use their reasonable efforts to process such applications in an expeditious manner,
taking into account the City’s staffing levels, and all requisite development fees
shall be calculated and paid at such time as payment for such fees in due and
payable, for all or a portion of the Property. City further agrees that, unless
otherwise requested by Developer, it shall not, without good cause, amend or
rescind any Subsequent Development Approvals respecting the Property after City
has granted the same. Modifications to the Development Approvals shall be
processed by the City Planning Director in accordance with Section 18.43,
Applications for Modifications to Approved Permits, or Section 21.34d, Fast Track
Project, of Riverside County Ordinance No. 348 as adopted by reference by the
City of Jurupa Valley by Ordinance No. 2011-10, as applicable.”
c.
Section 6.A.1 of the Development Agreement is deleted in its entirety and
replaced with the following new Section 6.A.1:
Developer agrees to pay the Development Impact Fees, as defined in Chapter 3.75
of the Jurupa Valley Municipal Code (Ordinance No. 2021-02, as amended by
Ordinance No. 2022-08) (“DIF”) based on the DIF rate schedule attached hereto as
Exhibit B and incorporated herein by this reference as though set forth in full. The
DIF and the DIF rate schedule set forth in this First Amendment shall be the sole
DIF and DIF rate schedule imposed upon parcels within the Property for the Term
of the Development Agreement.
2.

Miscellaneous

a.
Full Force and Effect. This First Amendment, together with the
Development Agreement and the First OM, constitutes the entire agreement between City and
Developer regarding the matters set forth herein or therein, and supersedes any and all prior and/or
contemporaneous oral or written negotiations, agreements or understandings. Except as otherwise
specifically provided herein, the Development Agreement shall remain unmodified and shall
continue in full force and effect.
b.
Counterparts; Execution by Facsimile. This First Amendment may be
signed by the Parties in two or more counterparts which, when taken together, shall constitute one
and the same instrument. This First Amendment may also be delivered by e-mail or facsimile
transmission with the same force and effect as if the originally executed copies of this First
Amendment were delivered to all Parties.
c.
Exhibits. The following Exhibits are attached to this Agreement and
incorporated herein as though set forth in full:
1)

Exhibit A: Description of Property;

2)

Exhibit B: DIF Fees;
[signatures on following page]
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IN WITNESS WHEREOF, Developer and City have executed this First Amendment as
of the date first written above.
“CITY”

“DEVELOPER”

CITY OF JURUPA VALLEY,
a California municipal corporation

RBE GLENDORA LLC,
a California limited liability company

___________________________________
Gary Thompson, City Manager

By:
__________________________
Name: __________________________
Its:
__________________________

ATTEST:

NJK FAMILY HOLDINGS LLC,
a California limited liability company

_________________________________
Victoria Wasko, CMC, City Clerk

By:
__________________________
Name: __________________________
Its:
__________________________

APPROVED AS TO FORM:

SGS FAMILY HOLDINGS LLC,
a California limited liability company

RICHARDS WATSON & GERSHON
By:
__________________________
Name: __________________________
Its:
__________________________

_________________________________
Peter M. Thorson, City Attorney
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EXHIBIT A

LEGAL DESCRIPTION
THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF JURUPA
VALLEY, IN THE COUNTY OF RIVERSIDE, STATE OF CALIFORNIA, AND IS
DESCRIBED AS FOLLOWS:
PARCEL A:
PARCEL 2 OF PARCEL MAP 22586, IN THE CITY OF JURUPA VALLEY, COUNTY OF
RIVERSIDE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 153. PAGES
7 THROUGH 10, INCLUSIVE, OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.
PARCEL B:
PARCEL 3 OF PARCEL MAP 22586, IN THE CITY OF JURUPA VALLEY, COUNTY OF
RIVERSIDE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 153, PAGES
7 THROUGH 10, INCLUSIVE OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.
PARCEL C:
PARCEL 4 OF PARCEL MAP 22586, IN THE CITY OF JURUPA VALLEY, COUNTY OF
RIVERSIDE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 153, PAGES
7 THROUGH 10, INCLUSIVE, OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.
APN: 169-040-027, 169-070-028 & 029

EXHIBIT B

DEVELOPMENT IMPACT FEES APPLICABLE TO THE PROJECT

Development

Retail/Service/Office Uses

Impact Fee

Per Square Foot

General Government Facilities

$0.022

Fire Protection Facilities

$0.134

Circulation System Facilities

$5.061

Park Facilities Improvement

-

Library Collection and Computers

-

Total DIF

$5.217

ATTACHMENT 3:
PREVIOUS ENVIRONMENTAL
DETERMINATION FOR DA1402

Previous Environmental Determination
Pedley Crossings Shopping Center
Development Agreement No 1402
Amendment 1

Lead Agency
City of Jurupa Valley
8390 Limonite Avenue
Jurupa Valley, CA 92509
Contact: Roberto Gonzalez, Senior Planner
(951) 332-6464 ext. 149
rgonzalez@jurupavalley.org
Project Proponent:
RBE
21800 Oxnard Street, Suite 500
Woodland Hills, CA. 91367

August 25, 2022

DA 1402A1
Previous Environmental Determination
August 25, 2022

1.0 DETERMINATION
Based on the evaluation in Section 4.0 of this document, I find that all potentially significant
effects have been avoided or mitigated according to the Final Environmental Impact Report
(State Clearinghouse (SCH) #2008121072), City of Jurupa Valley Master Application 1202,
certified on October 15, 2015. Therefore, the Project is “within the scope” of the previously
certified EIR. According to PRC §21166 and CEQA Guidelines §15162, CEQA does not require the
preparation of any further environmental review.

City of Jurupa Valley
Signature

Lead Agency

Joe Perez, Community Development Director
Printed Name/Title

August 25, 2022
Date

2.0 PREVIOUS ENVIRONMENTAL DETERMINATION (PED)
Once an environmental impact determination under the California Environmental Quality Act
(CEQA) has been approved or certified for a project, no further action is required unless further
discretionary approval for that project is required. CEQA Guidelines §15162 Subsequent EIRs and
Negative Declarations, allows a previously certified EIR or adopted Mitigated Negative
Declaration (MND) to be used as the environmental assessment for a project requiring further
discretionary approval if it is determined that the Project currently under review does not
propose substantial changes to the previously adopted or certified CEQA documentation that
would:
1) Create one or more new significant impacts.
2) Create impacts that are more severe.
3) Require major revisions to the CEQA document.
This PED has been prepared to determine if the request for is within the scope of the analysis
contained in the Final Environmental Impact Report (FEIR) SCH #2008121072, City of Jurupa
Valley Master Application (MA) 1202, certified on October 15, 2015, and to ensure that the by
approving the request for the Development Agreement Amendment No. 1 (DA 1402A1),( request
for an extension of time), the Project does not create new significant impacts or substantially
increase the severity of previously analyzed impacts as compared to those identified previously.
(See Table 1: Summary of Impacts and Mitigation Measures)
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The previously certified FEIR is on file with the City of Jurupa Valley Planning Department, 8930
Limonite Avenue, Jurupa Valley, CA 92509, and is hereby incorporated by reference according to
CEQA Guidelines Section 15150.

3.0 PROJECT DESCRIPTION
The applicant is requesting an extension of time on the approved Development Agreement from
October 15, 2015 and due to expire on December 7, 2022. The approved development was for
an approximately 265,978 square foot shopping center, referred to as the Pedley Crossings
Shopping Center (Project). The Project approval included a General Plan Amendment (GPA) 1203,
a Change of Zone (CZ) 1202, a Tentative Tract Map (TTM) No. 36060, a Conditional Use Permit
(CUP) 1202, Site Development Plan (SDP) 31203, and the Development Agreement (DA) 1402.
The Project site is on approximately 30.42 acres.
A DA is a contract entered into by the City and a developer to expressly define a development
project's rules, regulations, commitments, and policies for a specific period of time. The request
for an extension of time only deals with the length of time the DA is in effect, it does not change
any of the existing development or CEQA requirements imposed on the Project in 2015.
Table 3-1 provides the Project’s proposed building types, building size per the site plan, and
building size analysis in the FEIR.
Table 3-1: Proposed Building Size and Analyzed Building Size
Building Type
Shopping Center
Fast-Food Restaurant
Fuel Center
Total

Building Size (square feet) in
the Proposed Site Plan
258,665
3,813
3,500
265,978

Building Size (square feet)
for Environmental Analysis
292,687
3,813
3,500
300,000

The Project site is located on the southeast corner of State Route (SR) 60 and Pedley Road and is
also identified by the following Assessor Parcel Numbers (APNs): 169-040-017, 169-040-019, 169070-028, and 169-070-029.

4.0 ANALYSIS
The following analysis incorporates the adopted Mitigation Monitoring and Reporting Program
(MMRP) adopted with the Project FEIR and imposes the measures identified below.
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Plans, Policies, or Programs (PPP)  These include existing regulatory requirements such
as plans, policies, or programs applied to the Project-based based on federal, state, or
local law currently in place, which effectively reduce environmental impacts.



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 provisions of CEQA.

Previously Identified Environmental Impacts
The adopted Final Environmental Impact Report (FEIR) determined that the previously approved
Project Area would result in no impacts or less than significant environmental impacts under the
following issue areas: Agricultural Resources, Mineral Resources, Population and Housing, and
Recreation.
The certified FEIR determined that the previously approved Project would result in potentially
significant impacts to Aesthetics, Biological Resources, Cultural Resources (archaeological and
paleontological), Geology and Soils, Greenhouse Gas Emissions, Hazards and Hazardous
Materials, Hydrology and Water Quality, Noise, Public Services and Facilities, and Utilities and
Service Systems. With mitigation each issue area impacts were determined to be less than
significant with mitigation incorporated.
The certified FEIR determined that the previously approved Project would result in significant
and unavoidable impacts to Air Quality, and Transportation.
Site Conditions
When the Project was approved in 2015, the Project site was primarily vacant and contained a
single-family residential structure, outbuilding, and foundation remains of previous structures on
the southeastern portion of the site. The single-family residence, outbuilding, and foundations
have been cleared and site vacant remains undeveloped and in the same physical condition it
was in 2015, the baseline year in which the Project was evaluated. Because the area of ground
disturbance will remain the same, impacts relating to Biological Resources, Agriculture and
Forestry Resources, Cultural Resources, Geology and Soils, Hydrology and Water Quality, Land
Use and Planning, Mineral Resources, Tribal Cultural Resources, and Wildfire would not change
the level of significance conclusions contained in the FEIR.
Changes in Land Use or Intensity of Uses
The Project request for an extension of time does not introduce new land uses, or increase the
intensity of any use as evaluated in the 2015 FEIR and impacts will remain the same as described
in the FEIR.
4
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Conclusion:
The project site remains substantially in the same physical condition as it was in 2015 when
evaluated under the FEIR. With approval of the Development Agreement Amendment No. 1
(DA1402A1) the proposed Project is in conformance with the certified FEIR.
The project is required to comply with the existing PPPs and MMs per Resolution Number 201553 certifying the FEIR.
With implementation of PPPs and MMs described in Table 1, the Project would not create one
or more new significant impacts; create impacts that are more severe; or require major revisions
to the Final Environmental Impact Report SCH #2008121072, City of Jurupa Valley Master
Application (MA) 1202,certified on October 15, 2015.

Table 1. Summary of Impacts and Mitigation Measures
Environmental
Topic/Threshold
Aesthetics
Impact 4.1-1: Operation of
electronic message board
could produce significant
lighting and glare impacts.

Mitigation Measures (MM) Required to Reduce Impact

Level of
Significance

MM 4.1-1: Prior to operation of the electronic message board,
the City of Jurupa Valley will prepare, and the applicant will
agree to abide by, written standards for operation, which must
include (at a minimum) the following restrictions, as
recommended by the Federal Highway Administration’s
Memorandum titled, “Guidance on Off-Premise Changeable
Message Signs,” dated September 25, 2007:
1. Duration of Message: The duration of each display will be a
minimum of 8 seconds.
2. Transition Time: The transition time between messages will
be no more than 2 seconds.
3. Brightness: Brightness of the sign must adjust to changes in
ambient lighting levels.

Less than
Significant

The standards for operation must also require the City to
periodically re-evaluate brightness controls and shielding to
ensure lighting from the sign does not become a nuisance to
residences.
Air Quality
Impact 4.2-1: Project
construction would exceed
the Localized Significance
Threshold (LST) for PM-2.5
during the site preparation

MM 4.2-1: The following dust suppression techniques, or
combination thereof, shall be implemented during
construction activities. Appropriate notes shall be included on
any grading permit or building permit:
5

Significant
and
unavoidable.

DA 1402A1
Previous Environmental Determination
August 25, 2022

phase, and the LST for PM-10
during both the site
preparation and grading
phases. Maximum daily
emissions from construction
activities would also exceed
the SCAQMD daily threshold
for PM-10 by as much as
228.2 pounds per day.
















Impact 4.2-2: NOx exhaust
emissions from heavy
construction equipment
would exceed the SCAQMD
threshold by up to 211.2
pounds per day during
grading.

All disturbed and unvegetated surfaces shall be
watered three times daily to reduce dust. If portions
of the construction site are to remain inactive longer
than a period of thirty (30) days, the exposed surfaces
shall be seeded and watered until vegetative cover is
grown, or otherwise stabilized in a manner acceptable
to the City. Alternatively, an application of dust
suppressants can be applied in sufficient quantity and
frequency to maintain a stable surface.
All unpaved on-site roads shall be watered
periodically or chemically stabilized, and shall be
paved if feasible based on daily vehicle usage.
Public streets shall be swept daily to remove soil
tracked onto the paved surface by vehicles leaving the
construction site. Any visible soil track-out extending
more than fifty (50) feet from the access point shall
be swept or washed twice per day and one sweeping
or washing shall occur after the last truck of the day
exits the site.
Water spray shall be provided during loading and
unloading for use on earthen materials.
All material transported offsite shall be either
sufficiently watered or securely covered to prevent
excessive amounts of dust.
All trucks hauling dirt, sand, gravel or soil shall be
covered and shall maintain at least six inches of
freeboard in accordance with Section 23114 of the
California Vehicle Code.
All vehicles on the construction site shall travel at
speeds less than 15 miles per hour.
All material stockpiles subject to wind erosion during
construction activities, and which will not be utilized
within three days, shall be stabilized with extra water,
chemical stabilizers or temporary covers.
Baghouses shall be installed on crushing equipment.

MM 4.2-2: The following emissions controls and practices, or
combination thereof, shall be applicable to all vehicles and
construction equipment for the reduction of diesel exhaust
emissions. The controls and practices shall be included in
contractor specification documents, and shall be implemented
during construction activities.
 During construction, ozone precursor emissions from
all diesel-powered vehicles and construction
equipment shall be controlled by maintaining
equipment engines in good condition and in proper
6

Significant
and
unavoidable.

DA 1402A1
Previous Environmental Determination
August 25, 2022







tune per manufacturers’ specifications. Equipment
maintenance records and equipment design
specification data sheets shall be kept on site during
construction. Compliance with this measure shall be
subject to periodic inspections by the City Building &
Safety Department.
All diesel-powered on-road trucks and off-road
equipment shall be subject to five (5)-minute idling
time limits and/or shall be turned off when not in use
for more than five (5) minutes. Gasoline-powered
equipment shall be turned off immediately when not
in use.
To reduce traffic congestion and resulting NOx
emissions, the contractor shall submit a traffic control
plan prior to issuance of grading permits. The plan shall
provide detailed description of safe detours to prevent
traffic congestion to the best of the project’s ability,
and it shall provide temporary traffic control measures
during construction activities that will allow both
construction and on-street traffic to move with less
than five-minute idling times. The plan shall include, as
necessary, appropriate and practicable, the following:
 dedicated turn lanes for movement of construction
trucks and equipment on and off site,
 scheduling lane closures, receipt of construction
materials, and other construction-related activities
that affect traffic flow on the arterial system to offpeak hours,
 rerouting of construction trucks away from
congested streets or sensitive receptors,
 encouraging car-pooling for construction workers,
and
To reduce construction vehicle emissions, contractor
specification packages shall require the following
emissions controls for all excavators, graders, dozers,
scrapers and tractor/loader/backhoes used during
grading operations:
 All heavy equipment shall meet Tier 3 off-road
emissions standards or better.
 All heavy equipment shall use Level 3 Diesel
Particulate Filters (DPF) to reduce PM-10 and PM2.5 emissions.
 All heavy equipment shall use Diesel Oxidation
Catalysts capable of achieving a 40 percent
reduction in NOx.
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Impact 4.2-3: CO emissions
would exceed the SCAQMD
threshold by up to 120
pounds per day on days when
blasting occurs. Blasting
would also result in NOx
emissions exceeding
thresholds.
Impact 4.2-4: ROG emissions
would exceed the SCAQMD
threshold by as much as 12.3
pounds per day during
application of paints and
coatings.

MM 4.2-3: To ensure blasting does not cause CO emissions to
exceed the daily threshold of significance, and to reduce the
severity of impacts related to NOx, blast charges will be limited
to 16,400 pounds of ANFO per day.

Less Than
Significant

MM 4.2-4: To reduce ROG emissions, the following emissions
controls and practices shall be included in contractor
specification documents for implementation during the
application of paints and coatings:
 The construction contractor shall use pre-coated
building materials to the extent available and feasible.
 The construction contractor shall use water-based or
low VOC coatings that comply with the most stringent
SCAQMD Rule 1113 limits.
 The construction contractor shall employ an extended
painting schedule using fewer than 100 gallons per day
of low-VOC paint.
 The construction contractor shall use high pressurelow volume (HPLV) paint applicators with high transfer
efficiency and may apply coatings manually.

Significant
and
unavoidable

Impact 4.2-5: NOx emissions
from regional automobile
travel would exceed the
SCAQMD threshold by as
much as 45.7 pounds per day
during project operational
activities at full buildout.

MM 4.2-5: Local transit agencies shall be contacted to
determine bus routing in the project area that can
accommodate bus stop at the project access points and the
project shall provide bus passenger benches and shelters at this
location.

Significant
and
unavoidable

MM 4.2-6: The project will be required by the Building and
Safety Department to provide preferred parking for lowemitting and fuel-efficient vehicles. Proof of compliance will be
required, prior to the approval of the project’s Parcel Map.
MM 4.2-7: The project will be required by the Building and
Safety Department to provide secure bicycle racks. Proof of
compliance will be required, prior to the approval of the
project’s Parcel Map.

Biological Resources
Impact 4.3-1: Project
construction could result in
the removal of existing trees
and brush on the site during
the bird nesting season,
which would conflict with the

MM 4.3-1: The following measures will be implemented prior Less than
to issuance of a grading or building permit. Appropriate notes significant.
will be included on any grading permit, building permit, or final
map.
 Within 30 days prior to site clearing during the nesting
season (February 1 – August 15), a qualified biologist
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Migratory Bird Treaty Act and
California Fish and Game
Code Sections 3503, 3503.5,
and 3800 by causing a take of
birds or their nests or eggs.



Cultural Resources
Impact 4.4-1: Implementation
of the project could result in
significant impacts through
demolition, destruction,
relocation, or alteration to
previously-unidentified
prehistoric and historic
resources that could be
exposed during grading
activities.

will conduct a preconstruction migratory bird and
raptor nesting survey. Surveys need not be conducted
for the entire project site at one time; they may be
phased so that surveys occur shortly before a portion
of the site is disturbed. The surveying biologist must
hold a Memorandum of Understanding with Riverside
County, or otherwise be approved by the City of Jurupa
Valley. The biologist will determine the status and
stage of nesting of migratory birds and all locally
breeding raptor species without causing intrusive
disturbance. This survey shall include species
protected under the Migratory Bird Treaty Act. The
survey will cover all reasonably potential nesting
locations for the relevant species on or closely adjacent
to the project site.
If an active nest is confirmed by the biologist, no
construction activities may occur within at least 300
feet of the nesting site until the end of the breeding
season when the nest is confirmed to be no longer in
use and the young have fledged. California Department
of Fish and Game will be notified of the identification
of active nests and will be consulted regarding
resumption of construction activities.

MM 4.4-1: Prior to the issuance of grading permits, the
developer/permit holder will retain and enter into a monitoring
and mitigation service contract with a qualified archaeologist
for mitigation services. This professional will be known as the
“Project Archaeologist.” The Project Archaeologist will be
included in the pre-grade meetings to provide
cultural/historical sensitivity training, including the
establishment of set guidelines for ground disturbance in
sensitive areas consistent with MM 4.4-2, with the grading
contractors and any required tribal or special interest monitors.
The Project Archaeologist will manage and oversee monitoring
for all mass or rough grading activities and excavation of each
portion of the project site including clearing, grubbing, tree
removals, mass or rough grading, trenching, and structure
demolition. The requirement for monitoring only applies where
native soils are impacted, and does not apply to areas of rock
excavation. The Project Archaeologist will have the authority to
temporarily divert, redirect or halt the ground disturbance
activities to allow identification, evaluation, and potential
recovery of cultural resources in coordination with any
required tribal or special interest monitors. Monitoring may be
stopped or reduced if in the professional opinion of the Project
9
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Archaeologist, and with the concurrence of the Jurupa Valley
Community Development Department, there is no further
need for monitoring after a reasonable period of monitoring
with negative results.
The developer/permit holder will submit a fully-executed copy
of the contract to the Community Development Department to
ensure compliance with this mitigation measure.
MM 4.4-2: The developer/permit holder or any successor in
interest will comply with the following for the life of the
project:
If during ground disturbance activities, cultural resources are
discovered that were not assessed by the archaeological
reports and/or environmental assessment conducted prior to
project approval, the following procedures will be followed. A
cultural resources site is defined, for this condition, as being
three or more artifacts in close association with each other, but
may include fewer artifacts if the area of the find is determined
to be of significance due to it sacred or cultural importance.
 All ground disturbance activities within 100 feet of the
discovered cultural resource will be halted until a
meeting is convened between the developer, the
Project Archaeologist, the Tribal Monitor, and the
Planning Director to discuss the significance of the find.
The meeting should be scheduled within 2 working
days of the find.
 At the meeting, the significance of the discoveries will
be discussed and after consultation with the Tribal
Monitor and the Project Archaeologist, a decision is
made, with the concurrence of the Planning Director,
as to the appropriate mitigation for the cultural
resource. Depending upon the nature of the find, such
mitigation may include documentation, storage and reinternment onsite, or other appropriate actions to be
determined by the Project Archaeologist.
 Prior to ground disturbance, the developer and Soboba
Band of Luiseno Indians will enter into an agreement
related to the handling of cultural resources identified
during development activities. The approved
agreement will be provided to the City and must
describe the appropriate measures to mitigate
impacts, such as:
 Documentation of the archaeological find,
including photography and written descriptions. A
10
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copy of this documentation would be provided to
the Community Development Department.
Recovery of artifacts.
Coordination with and curation of artifacts at a
local or regional facility properly equipped for the
archiving of discovered resources, such as the San
Bernardino County Museum or the Natural History
Museum of Los Angeles County. The selected
facility must be approved by the Community
Development Department.

The City will be responsible for making the final determination
on the appropriate handling of identified resources.
Impact 4.4-2: Implementation
of the project could result in
significant impacts to
unidentified prehistoric
archaeological resources
within the Traditional Use
Area identified by the Soboba
Band of Luiseno Indians and
Morongo Band of Mission
Indians.

MM 4.4-3: Prior to the issuance of grading permits, the
developer/permit holder will provide evidence to the City that
appropriate Native American representative(s) will be allowed
to monitor ground disturbance activities and have received or
will receive a minimum of 15 days advance notice of mass
grading activities in previously undisturbed soils. The length of
advance notice may be reduced by the City if a Treatment and
Disposition Agreement approved by the appropriate Native
American representatives provides for a shorter notification
period. The monitor will be known as the “Tribal Monitor” for
the project. A Treatment and Dispositions Agreement will be
prepared to address the treatment and ultimate disposition of
cultural resources which may include repatriation and/or
curation in a facility approved by the City of Jurupa Valley.
The Tribal Monitor will be allowed on-site at times when the
Project Archaeologist is conducting archaeological monitoring
during initial ground disturbing activities and excavation of
each portion of the project site including clearing, grubbing,
tree removals, grading, trenching, stockpiling of materials, rock
crushing, structural demolition, etc. The Tribal Monitor will
have the limited authority to temporarily divert, redirect or halt
the ground disturbance activities to allow identification,
evaluation, and potential recovery of cultural resources in
coordination with the Project Archaeologist. The
developer/permit holder will submit a fully executed copy of
the agreement to the Jurupa Valley Community Development
Department to ensure compliance with this mitigation
measure.

Less than
significant.

Impact 4.4-3: Implementation
of the project could result in
significant impacts through

MM 4.4-4: Prior to the issuance of grading permits, a qualified
paleontologist will be retained by the project proponent and
approved by the Jurupa Valley Community Development

Less than
significant.
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damage or destruction of
previously-unidentified
paleontological resources or
geologic features that could
be exposed during grading
operations located in the
alluvium and alluvial fan
deposits across the western
part of the project site.

Department to monitor ground-disturbing activity that occurs
deeper than five feet below ground surface with the alluvium
and alluvium fan deposits located on the western part of the
project site, as mapped on Figure 4.4-2 of the project’s
environmental impact report. This professional will be referred
to as the “Project Paleontologist.” The duration and timing of
monitoring will be determined by the Project Paleontologist in
consultation with the Community Development Department
and based on the grading plans and paleontological surveys.
Initially, all ground-disturbing activities deeper than five feet
will be monitored. However, during the course of monitoring,
if it can be demonstrated that the level of monitoring should
be reduced, the Project Paleontologist, in consultation with the
Community Development Department, may adjust the level of
monitoring to circumstances as warranted.
If a potentially significant fossil is found, the Project
Paleontologist will be allowed to temporarily divert or redirect
grading and excavation activities in the area of the exposed
fossil to facilitate evaluation and, if necessary, salvage. Any
fossils encountered and recovered will be catalogued and
offered for donation to a public, non-profit institution with a
research interest in the materials, as approved by the
Community Development Department. Accompanying notes,
maps, and photographs shall also be filed at the repository.
Following the completion of the above tasks, the Project
Paleontologist will prepare a report documenting the absence
or discovery of fossil resources on-site. If fossils are found, the
report will summarize the results of the inspection program,
identify those fossils encountered, recovery and curation
efforts, and the methods used in these efforts, as well as
describe the fossils collected and their significance. A copy of
the report shall be provided to the Community Development
Department.

Greenhouse Gas and Climate Change
Impact 4.6-1: Implementation
of the project could result in
an inconsistency with the
requirements of Assembly Bill
(AB) 32, which requires a 28.9
percent reduction in
emissions from the base
(“business-as-usual”) value.

MM 4.6-1: Prior to occupancy of project facilities, the
developer/permit holder shall develop a plan for
implementation of one or more mitigation strategies for the
reduction of greenhouse gas (GHG) emissions from the report
“Quantifying Greenhouse Gas Mitigation Measures” prepared
by the California Air Pollution Control Officers Association
(CAPCOA) in August 2012. The total benefit of the mitigation
strategies must result in a minimum 5 percent reduction in
GHG emissions from the business-as-usual value. Strategies
12
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shall be chosen from, but not limited to, the measures within
the following source categories (shown with anticipated
minimum percent reduction by category, factoring in the
source category’s share of total burden):
Transportation Control 4.2%
Water Supply 0.7%
Solid Waste 0.2%
Energy Efficiency 0.9%
(Electric and Natural Gas)
Miscellaneous unknown
Total GHG Reduction 6.0%
In addition to enhanced measures (e.g., exceeding Title 24
requirements by greater than 10%), alternative quantifiable
strategies not listed in the CAPCOA report may be used with
approval of the City of Jurupa Valley (City). The selected
strategies, including measures for their long-term
maintenance, must be described in a memo submitted to and
approved by the City Planning Department prior to occupancy
of any on-site facility.
Noise
Impact 4.10-1: Constructionperiod noise produced by the
rock crusher may exceed
daytime noise thresholds at
residential areas located
within 900 feet of the
crusher.

MM 4.10-1: Prior to initiation of operations at the rock crushing
facility, the project proponent will mitigate noise impacts by
using any combination of the following features surrounding
the crusher:
 Depression of the processing plant below grade and/or
construction of a berm from materials spoils or stacked
crushed rock to achieve a net 20-foot-high break in the
direct line of sight to the closest residences.
 Mounting of noise blanket panels with a Sound
Transmission Class (STC) rating of 25 or greater. The
sound blanket must be mounted to vertical steel
supports to form a 20-foot-high solid surface without
cracks or gaps.
The berm and/or sound blankets must be placed as close as
reasonably possible to the crusher, while allowing adequate
space for vehicle movements and material handling.
Implementation of this measure is only required where a direct
line of sight exists between the crusher and residential land
uses within 900 feet of the crusher. Natural topography which
breaks the line of sight will be considered to meet the purposes
of this mitigation measure. Should the City of Jurupa Valley
determine that a direct line of sight between the crusher and
residential structures within 900 feet of the crusher continues
to exist with placement of the berms and/or sound blankets,
13
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the City may mandate taller features such that the line of sight
is blocked.

Impact 4.10-2: Constructionperiod noise impacts from
haul trucks may result in a
substantial temporary or
periodic increase in ambient
noise levels in the project
vicinity.

MM 4.10-2: Noise measurements prepared to the satisfaction
of City staff will be conducted once the rock crusher facility is
fully operational and material is being removed from the site
to ensure compliance with the City’s thresholds. If noise levels
produced by haul trucks are found to create a significant impact
by increasing noise levels by 5 dB or more at any residential
dwelling, then the project applicant must implement one or
more of the following mitigations to reduce the noise increase
to below the 5 dB threshold:
 Limiting the number of trucks per hour hauling
material from the site.
 Relocation of the haul route on-site to reduce noise
levels to residential areas.
 Placement of berms, temporary walls, or sound
blankets along portions of the haul route.

Less than
significant.

New noise measurements are to be completed following
implementation of the mitigation measure to confirm City
thresholds have been achieved.
Impact 4.10-3: Noise from
refrigerated trucks could
result in the nocturnal noise
standard being exceeded at
residences within Bravo
Estates.
.

MM 4.10-3: The project proponent will establish and enforce
through lease restrictions or other applicable agreements with
tenants, and through posted signage, a prohibition on
refrigerated vehicles using diesel engines to operate cooling
systems while loading or unloading at any loading docks
between the hours of 10:00 p.m. and 7:00 a.m.

Less than
significant.

The project proponent may request this mitigation measure be
modified or removed if noise measurements prepared to the
satisfaction of City staff and conducted following project buildout indicate that screening and/or topography at the site
effectively reduce noise levels to below the nocturnal noise
threshold.
Impact 4.10-4: Noise from
mechanical equipment could
exceed noise thresholds at

MM 4.10-4: Prior to issuance of building permits, the applicant
will submit to the Building Department acoustical
specifications for project mechanical equipment (including, but
not limited to, HVAC systems and trash compactors) located
14
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residences within Bravo
Estates.
.

within 300 feet of residences. The Building Department will
evaluate the acoustical specifications to determine if the
proposed mechanical equipment would generate noise equal
to or less than 54 dB at a distance of 50 feet from the
equipment.
If the proposed equipment produces noise levels equal to or
less than 54 dB at 50 feet, no further action is required. If the
proposed equipment produces noise levels exceeding this
threshold, additional analysis and mitigation may be required
by the Building Department to ensure mechanical equipment
noise does not exceed daytime or nocturnal noise standards.
Measures that may be required by the Building Department
include, but are not limited to, additional noise screening,
relocated equipment, or higher project site boundary walls.

Impact 4.10-5: Noise from
parking lot cleaning and trash
pick-up could exceed noise
thresholds at nearby
residences.

MM 4.10-5: The project proponent will establish and enforce a
requirement that parking lot sweeping and trash pick-up be
confined to the hours of 7:00 a.m. to 10:00 p.m. behind
commercial buildings located adjacent to residential land uses.

Less than
significant.

Impact 4.10-6: Vibrations
resulting from blasting
required during the grading
process could cause structural
damage to residences within
Bravo Estates.

MM 4.10-6: Prior to the initiation of blasting during project
construction, the applicant will provide to the Jurupa Valley
Planning Department a copy of the complete Explosives Permit
submitted to the Riverside County Sheriff’s Department. No
transport or storage of explosive materials on the site is
permitted until the Explosives Permit has been approved by the
Sheriff’s Department.

Less than
significant.

Blasting will be conducted and supervised by a blaster who has
a California State Blasting/Pyrotechnic Operator’s License and
meets other requirements for the use of explosives, as
determined by the Sheriff’s Department. The person identified
in the Explosives Permit is referred to in this mitigation
measure as the “Explosives Professional.”
Prior to the initiation of blasting activities, the project
proponent will provide all residents and property owners
within 0.25 mile of the project site’s boundary a notice advising
them of planned blasting activities, including the duration and
anticipated time of day of blasting. The notice will include
contact information for the construction manager responsible
for responding to questions and fielding complaints. The notice
must be approved by the Director of the Planning Department
prior to delivery to residents.
15
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The Explosives Professional will adhere to the Office of Surface
Mining (OSM) Blasting Performance Standards published in
Chapter 30 of the Code of Federal Regulations as it may apply
to construction blasting rather than very large-scale surface
coal mining. The Pedley project will adhere to general
Performance Standards including rule RI-8507 (b). Vibration
limitations that are site-specific and less restrictive than those
described in this mitigation measure may be established after
professional inspection and evaluation for the existing
conditions of the structures of concern. When the factual
conditions for the structural competency has been reported for
all adjacent structures of concern, conservative trial blasts may
be used to verify the appropriate criteria and vibration
attenuation values to insure the structures are not adversely
affected. Continuous monitoring will afford the blaster in
charge the opportunity to adjust blast design elements as a
result of measured vibration responses to ensure consistent
results:
a. At least 30 days before initiation of blasting, all
residents and property owners within 0.25 mile of the
project site boundary will be notified.
b. Local property owners and residents may request a
pre-blast survey of their properties.
c. Where permitted by property owners, a survey of
local structures and utilities will be conducted. Any
requested surveys dated more than 10 days before a
scheduled blast must be completed before blasting
initiation.
d. Survey reports will be provided to the Planning
Department and the affected residents.
e. A Notice of Intent to Perform Blasting will be
published in a local paper at least 10 days in advance
of the start of blasting activities.
f. Each local resident and property owner within 0.25
mile of the project site boundary will be provided with
the preliminary blasting notification.
g. Public access to blast areas will be prohibited and
clear warning signs will be posted.
h. All blasting will be conducted from sunrise to sunset.
i. Warnings and all-clear signals will be audible within
0.5 mile of the project site boundary.
16
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j. Airblast limits set by the regulatory authority may not
be exceeded and will be periodically monitored for
compliance.
k. Flyrock may not travel any further than one-half the
distance between the blast site and the closest homes.
l. Ground vibration will not exceed the limits
established in the U.S. Bureau of Mines Report of
Investigation 8507. Because RI 8507 did not test mobile
or modular homes, a more conservative peak particle
velocity (ppv) standard will be used. The ppv of 2 in/sec
in Figure B-1 of RI 8507 will be reduced to 1 in/sec for
any modular homes unless it is demonstrated to the
satisfaction of the City Engineer by pre-production test
blasting and measurement that a less stringent
standard of up to 2 in/sec ppv is completely structurally
safe.
m. A seismograph record will be obtained for each
blast.
n. The scaled distance equation to determine allowable
charge weight will not be used. Allowable weights will
be determined from initial smaller-scale testing prior
to ramping up to full production.
o. Full records of blasting events will be maintained for
three years after the event

Transportation and Traffic
Impact 4.12-1: During
construction, the project is
forecast to cause the
intersections of Pedley
Road/SR-60 WB Ramps and
Pedley Road/Ben Nevis
Boulevard to operate at an
adverse level of service.

MM 4.12-1: The project proponent will prepare a Construction
Management Plan (CMP) to minimize construction-period
impacts to the local street system. The CMP must be prepared
to the satisfaction of the City
City of Jurupa Valley prior to issuance of a grading permit. The
CMP must, at a minimum:
 Identify traffic controls for any street closure, detour,
or other disruption to traffic circulation.
 Identify routes construction vehicles must use for site
access and delivery of construction materials, including
proposed construction phasing plan for the project.
 Specify the hours during which transport activities can
occur and methods to mitigate construction-related
impacts to adjacent streets.
 Identify the haul route for soil export.
 Require the project proponent to keep all haul routes
clean and free of debris, including but not limited to
17
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Impact 4.12-2:
Implementation of the
project could result in
significant operational-period
impacts at project build-out
(year 2015) at the following
intersections:
 Pedley Road at SR-60
WB Ramps – AM and
PM peak hours
 Agate Street at
Mission Boulevard –
AM peak hour
 Pedley Road at
Galena Street – AM
and PM peak hours
 Pedley Road at Jurupa
Road – PM peak hour

gravel and dirt as a result of its operations. The project
proponent will be required to clean adjacent streets, as
directed by the City Engineer, of any material that may
have been spilled, tracked, or blown onto adjacent
streets or areas.
Identify a haul route for truck traffic that requires all
truck traffic avoid the intersections of Pedley Road/SR60 WB Ramps and Pedley Road/Ben Nevis Boulevard
during peak hours, unless improvements are
constructed to these intersections that would improve
the Levels of Service to acceptable levels.
Prohibit the use of roads not depicted in the General
Plan by construction vehicles.
Require haul trucks entering or exiting public streets to
yield at all times to traffic on such streets.
Require the applicant to be fully responsible for repairs
of any damage to existing pavements, streets, curbs,
and/or gutters along the haul route, where project
hauling operations are responsible for the damage. The
repairs must be completed to the satisfaction of the
City Engineer.
Require all construction-related parking and staging of
vehicles occur on-site and be kept out of the adjacent
public roadways

MM 4.12-2: The project proponent will be responsible for the
full cost of the following improvements. Construction of these
improvements must be completed to the satisfaction of the
City Engineer before final inspection of any building on the
project site.

Pedley Road at Ben Nevis Boulevard/Project Driveway No. 1:
 Widen and/or restripe Pedley Road to provide an
exclusive northbound left-turn lane, a second
northbound through lane, an exclusive northbound
right-turn lane, a second southbound through lane and
a third southbound through lane.
 Widen and/or restripe Ben Nevis Boulevard to provide
a second eastbound left-turn lane.
 Provide an exclusive westbound right-turn lane for
egress out of the project site.
 Install a three-phase traffic signal.
MM 4.12-3: The project proponent will be responsible for the
full cost of the following improvements. Construction of these
18
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improvements must be completed to the satisfaction of the
City Engineer before final inspection of any building on the
project site
Pedley Road at Project Driveway No. 2:
 Widen and/or restripe Pedley Road to provide a second
northbound through lane, an exclusive northbound
right-turn lane, dual southbound left-turn lanes, a
second southbound through lane and a third
southbound through lane.
 Provide an exclusive westbound left-turn lane and an
exclusive westbound right-turn lane for egress out of
the project site.
 Install a three-phase traffic signal.
MM 4.12-4: The project proponent will be responsible for the
full cost of the following improvements. Construction of these
improvements must be completed to the satisfaction of the
City Engineer before final inspection of any building on the
project site.
Pedley Road at Jurupa Rancho Line/Project Driveway No. 3:
 Widen and/or restripe Pedley Road to provide a
northbound shared through/right-turn lane and a
second southbound through lane.
 Widen the westbound approach of the intersection to
provide an exclusive westbound left-turn lane and a
shared through/right-turn lane.
 Install a traffic signal and design for five-phase
operation with protected left-turn phasing in the
northbound and southbound directions.
MM 4.12-5: The project proponent will be responsible for the
full cost and implementation of the following improvement
before final inspection of any building on the project site
(subject to Caltrans approval):
Pedley Road at SR-60 EB Ramps:
 Widen and/or restripe Pedley Road to provide an
exclusive northbound right-turn lane.
The project proponent will be responsible for a fair-share
contribution to the implementation of the following
improvements by the year 2017 (subject to Caltrans approval):
Pedley Road at SR-60 EB Ramps:
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Install a traffic signal and design for three-phase
operation.
Restripe the off-ramp to provide an eastbound shared
left/through/right-turn lane and an exclusive
eastbound right-turn lane.

Pedley Road at SR-60 WB Ramps:
 Install a traffic signal and design for three-phase
operation.
MM 4.12-6: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1) the fair-share
percentages of the project's impact to each of the impacted
intersections or roadways; 2) the total cost of the roadway and
intersection improvements identified in this mitigation
measure to mitigate the impacts and project’s fair share of the
improvements cost; and 3) the timing of required fair-share
payments. The Agreement must address the implementation
of the following improvements:
Agate Street at Mission Boulevard:
 Install a traffic signal and design for two-phase
operation.
 Widen and/or restripe Mission Boulevard to provide an
exclusive eastbound left-turn lane and exclusive
westbound left-turn lane.
MM 4.12-7: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1) the fair-share
percentages of the project's impact to each of the impacted
intersections or roadways; 2) the total cost of the roadway and
intersection improvements identified in this mitigation
measure to mitigate the impacts and project’s fair share of the
improvements cost; and 3) the timing of required fair-share
payments. The Agreement must address the implementation
of the following improvements:
Pedley Road at Galena Street:
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Install a traffic signal and design for five-phase
operation with protected left-turn phasing in the
northbound and southbound directions.
Restripe the northbound approach to provide an
exclusive northbound left-turn lane and a shared
through/right-turn lane
Widen and/or restripe Pedley Road to provide an
exclusive southbound left-turn lane.
Restripe the eastbound approach to provide an
exclusive eastbound left-turn lane and a shared
through/right-turn lane.
Widen and/or restripe Galena Street to provide an
exclusive westbound left-turn lane.

MM 4.12-8: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1) the fair-share
percentages of the project's impact to each of the impacted
intersections or roadways; 2) the total cost of the roadway and
intersection improvements identified in this mitigation
measure to mitigate the impacts and project’s fair share of the
improvements cost; and 3) the timing of required fair-share
payments. The Agreement must address the implementation
of the following improvements:
Pedley Road at Jurupa Road:
 Install a traffic signal and design for five-phase
operation with protected left-turn phasing in the
eastbound and westbound directions.
 Widen and/or restripe Pedley Road to provide an
exclusive northbound left-turn lane and exclusive
southbound left-turn lane.
 Widen and/or restripe Jurupa Road to provide an
exclusive eastbound left-turn lane.
Restripe the westbound approach to provide an exclusive
westbound left-turn lane and a shared through/right-turn lane
Impact 4.12-2:
Implementation of the project
could result in significant
operational-period impacts at
General Plan build-out (year

MM 4.12-9: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1) the fair-share
percentages of the project's impact to each of the impacted
21
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2035) at the following
intersections:
_Pedley Road at SR-60 WB
Ramps – AM and PM peak
hours
_Pedley Road at SR-60 EB
Ramps – PM peak hour
_Kenneth Way/Bellegrave
Avenue at Mission Boulevard
– AM and PM peak hours
_Agate Street at Mission
Boulevard – AM and PM peak
hours
_Pedley Road at Galena
Street – AM and PM peak
hours
_Van Buren Boulevard at
Jurupa Road – AM and PM
peak hours
_Felspar Street at Jurupa
Road – AM and PM peak
hours
_Pedley Road at Jurupa
Road – AM and PM peak
hours

intersections or roadways; 2) the total cost of the roadway and
intersection improvements identified in this mitigation
measure to mitigate the impacts and project’s fair share of the
improvements cost; and 3) the timing of required fair-share
payments. The Agreement must address the implementation
of the following improvements:
Kenneth Way/Bellegrave Avenue at Mission Boulevard:
 Widen and/or restripe Bellegrave Avenue to provide a
second northbound right-turn lane.
 Widen and/or restripe Mission Boulevard to provide a
second westbound left-turn lane.
 Modify the existing traffic signal and install a
northbound right-turn overlap.
MM 4.12-10: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1. the fair-share
percentages of the project's impact to each of the impacted
intersections or roadways; 2. the total cost of
the roadway and intersection improvements identified in this
mitigation measure to mitigate the impacts and project’s fair
share of the improvements cost; and, 3. the timing of required
fair-share payments. The Agreement must address the
implementation of the following improvements:
Agate Street at Mission Boulevard:
 Install a traffic signal and design for five-phase
operation with protected left-turn phasing in the
eastbound and westbound directions.
 Widen and/or restripe Mission Boulevard to provide an
exclusive eastbound left-turn lane and exclusive
westbound left-turn lane.
MM 4.12-11: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1) the fair-share
percentages of the project's impact to each of the impacted
intersections or roadways; 2) the total cost of the roadway and
intersection improvements identified in this mitigation
measure to mitigate the impacts and project’s fair share of the
improvements cost; and 3) the timing of required fair-share
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payments. The Agreement must address the implementation
of the following improvements:
Van Buren Boulevard at Jurupa Road:
 Widen and/or restripe Jurupa Road to provide a second
eastbound left-turn lane, a second eastbound through
lane, a second westbound left-turn lane and a second
westbound through lane.
 Remove the existing split phase operation in the
eastbound/westbound directions and modify the
existing traffic signal for eight-phase operation.
MM 4.12-12: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1) the fair-share
percentages of the project's impact to each of the impacted
intersections or roadways; 2) the total cost of the roadway and
intersection improvements identified in this mitigation
measure to mitigate the impacts and project’s fair share of the
improvements cost; and 3) the timing of required fair-share
payments. The Agreement must address the implementation
of the following improvements:
Felspar Street at Jurupa Road:
 Install a traffic signal and design for five-phase
operation with protected left-turn phasing in the
eastbound and westbound directions.
 Widen and/or restripe Felspar Street to provide an
exclusive northbound left-turn lane.
 Widen and/or restripe Jurupa Road to provide an
exclusive westbound left-turn lane.
MM 4.12-13: The project proponent will be responsible for
entering into a Roadway Improvement Agreement
(Agreement) with the City of Jurupa Valley prior to the final
building inspection on the first building. The Agreement must
include the following components: 1) the fair-share
percentages of the project's impact to each of the impacted
intersections or roadways; 2) the total cost of the roadway and
intersection improvements identified in this mitigation
measure to mitigate the impacts and project’s fair share of the
improvements cost; and 3) the timing of required fair-share
payments. The Agreement must address the implementation
of the following improvements:
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Pedley Road at Jurupa Road:
 Install a traffic signal and design for five-phase
operation with protected left-turn phasing in the
eastbound and westbound directions.
 Widen and/or restripe Pedley Road to provide an
exclusive northbound left-turn lane, an exclusive
southbound left-turn lane and an exclusive
southbound right-turn lane.
 Widen and/or restripe Jurupa Road to provide an
exclusive eastbound left-turn lane and an exclusive
westbound left-turn lane.
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