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COMMUNITY DIRECTOR HEARING 
STAFF REPORT 

DATE: NOVEMBER 19, 2025 

TO: JOE PEREZ, ASSISTANT CITY MANAGER/COMMUNITY 
DEVELOPMENT DIRECTOR 

BY:               ANDY RIVERA, ASSISTANT PLANNER 

SUBJECT:  PUBLIC HEARING TO CONSIDER MASTER APPLICATION (MA) NO. 
25042: REVISED PERMIT FOR AN EXISTING MONOPINE LOCATED AT 
4500 ETIWANDA AVE, JURUPA VALLEY, CA 91752 (APN: 156-210-082); 
EXEMPT FROM CEQA PURSUANT TO SECTION 15301: EXISTING 
FACILITIES & SECTION 15061(B)(3): COMMON SENSE EXEMPTION  

APPLICANT: ERIC TERHARR, SBA TOWERS VI, LLC. 

______________________________________________________________________ 
RECOMMENDATION  
It is recommended that the Community Development Director approve Revised Permit 
No. 1 to SDP31483 (MA25042) to extend the life of an existing 70-foot-tall monopine for 
an additional ten (10) years that is located at 4500 Etiwanda Avenue. The project is 
categorically exempt from CEQA per Section 15301: Existing Facilities and Section 
15061(B)(3): Common Sense Exemption.      
BACKGROUND 
On June 29th, 2015, the City of Jurupa Valley approved Master Application No. 15036 
(Site Development Permit No. 31483) to allow SBA Towers to construct a new 70-foot tall 
monopine structure to serve as a wireless communication facility (WCF) for multi-carriers 
at 4500 Etiwanda Ave. Based on Condition of Approval #16, the decision gave the WCF 
an initial approval period of life of ten (10) years with possible extensions upon City 
approval. Such extensions, if approved, shall be made in increments of ten (10) years 
and shall adhere to the original conditions of approval. 
PROJECT DESCRIPTION 
On February 2, 2025, the applicant (SBA Towers) submitted a Revised Permit application 
to request the approval to extend the life of permit for an existing 70-foot-tall monopine 
for an additional ten (10) years as stated on the original conditions of approval (MA15036). 
This project requires the approval of a revised permit, which will be determined by the 
original approving officer or body. The Community Development Director approved the 
original permit. Thus, the Community Development Director will be the approving officer 
for this project and will also require a public hearing.  

ITEM NO. 1
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The 86-acre property is owned by Union Pacific Railroad Co. and is located at the 
easternly corner of Cantu Galleano Ranch Road in the Mira Loma community.  The leased 
area is located at the southern portion of the subject property and is 2,250 square feet in 
size. Table 1 provides general information about the project site. See Exhibit A: Project 
Location, Exhibit B: Aerial of Lease Area, and Exhibit C: Lease Area and Equipment.  

TABLE 1: GENERAL PROJECT INFORMATION 
Project Area 2,250 square feet 
General Plan Land Use 
Designation Light Industrial (LI) 

Specific Plan N/A 

Zoning Manufacturing Heavy (M-H) 

Existing Land Use Wireless Communication Facility 
 

EXHIBIT A: PROJECT LOCATION 

  
 

EXHIBIT B – AERIAL OF LEASE AREA 
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EXHIBIT C – ENLARGED LEASE AREA AND EQUIPMENT 

 
 
 
ANALYSIS 
The request is to extend the life of the facility for an additional 10 years from 2025 to 
2035. No changes to the project have been proposed or requested.  
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The site is in a blighted condition due to the continual lack of maintenance. There are 
trash, dead landscaping, and graffiti within the right-of-way. The WCF has deteriorated 
over the last 10 years as well. Thus, certain conditions are not met as the required 
maintenance of the site and WCF are not maintained. See Exhibit D below for photograph 
of site.  
In order to address the blight and noncompliance with certain conditions, it is 
recommended that the following conditions be imposed with approval: 
Modified Existing Condition 

12. LANDSCAPING. All wireless communication facilities shall have landscaping 
around the perimeter of the leased area. All landscaped areas shall be maintained 
as approved on the final landscape plans in an orderly, attractive and healthy 
condition. This shall include proper pruning, mowing of turf areas, weeding, 
removal of litter, fertilization, replacement of plants when necessary, and the 
regular application of appropriate quantities of water to all landscaped areas.  
Irrigation systems shall be maintained as approved on the final landscape and 
irrigation plans in proper operating condition. Waterline breaks, head/emitter 
ruptures, overspray or runoff conditions and other irrigation system failures shall 
be repaired immediately. The canopy trees shall be maintained in a manner that 
they provide the required shade coverage and encourages the canopy to grow to 
provide shade.  Avoid topping trees or pruning the trees in a manner that the trees 
do not achieve mature height and form.  

New Conditions 
23. ENGINEERING. The owner is responsible for maintaining the landscape along the 

parkway frontage, approximately 100 feet in either direction. This includes new 
landscaping and routine upkeep of landscaping within the public right-of-way such 
as mowing, trimming, weeding, replacing dead or damaged plant material, 
maintaining irrigation systems, and ensuring overall cleanliness and visual appeal. 
Failure to maintain the parkway frontage may result in enforcement actions by the 
City, which could include citations, fines, or the City performing the maintenance 
work at the owner's expense. 

24. CLEAR BLIGHTED CONDITIONS & NONCOMPLIANCE. Within 60 days of the 
effective date of MA25042 Revised Permit, the following items shall be deemed 
satisfied by the Community Development Director: 

a. Approved landscape and irrigation plan (if applicable) shall be implemented;  
b. Monopine shall be repaired and maintained as originally approved; 
c. Site (lease area and right-of-way) shall be cleared of any factor that may 

contribute to potential blight or crime; and 
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d. Add anti-graffiti coating or protection to exterior side of all perimeter walls to 
half the height of the structure, or 12 feet, whichever is greater. 

25. GRAFFITI REMOVAL. Graffiti shall be removed from the property within 24 hours 
of receiving notice from the City. 

26. GENERAL MAINTENANCE OF PROPERTY. The project site shall be maintained 
and be kept free of debris, weeds, abandoned vehicles, code violations, and any 
other factor or condition that may contribute to potential blight or crime. 

The recommended conditions would address existing issues and prevent potential issues. 
Additionally, the approved permit can be revoked if one or more of the following conditions 
exist: a) is found to be in violation of the terms and conditions of this permit, b) is found 
to have been obtained by fraud or perjured testimony, or c) is found to be detrimental to 
the public health, safety or general welfare, or is a public nuisance, this permit shall be 
subject to the revocation procedures. 
The findings for the Revised Permit, same as the Site Development Permit can be made. 
The project is consistent with the General Plan and code requirements. 

 
EXHIBIT D – VIEW FROM CANTU GALLEANO RANCH RD 

 
ENVIRONMENTAL REVIEW 
It is determined that the project is categorically exempt from the provisions of the 
California Environmental Quality Act (CEQA) per State CEQA Guidelines listed in Section 
15301 & 15061(B)(3). 
NOTICING REQUIREMENTS   
Bilingual public hearing notices were sent to surrounding property owners within 1,000 
feet from the boundaries of the project site on Wednesday, November 5th, 2025. 
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Additionally, legal advertisements were published in the Press Enterprise on Sunday, 
November 9th, 2025. No responses have been received at this time. 
 
Prepared by:  Reviewed by: 
 

___________________________ 

 
 
 

 
 
_________________________ 

Andy Rivera   Annette Tam Chyan  
Assistant Planner   Planning Manager 

 
 

ATTACHMENTS  
1. Recommended Conditions of Approval for 
MA25042 (Revised Permit) 
2. Original Approval Conditions of Approval  
3. Site Plan 
 

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



ATTACHMENT NO. 1: 
RECOMMENDED CONDITIONS OF APPROVAL
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CONDITIONS OF APPROVAL FOR MA25042 (SDP31483R1) 

COMMUNITY DEVELOPMENT DEPARTMENT 

1. PROJECT PERMITTED. MA25042 (SDP31483R1) is an approval to extend the life of an 
existing 70-foot-tall disguised wireless communication facility located at 4500 Etiwanda 
Avenue (APN:156-210-002) for an additional ten (10) years. 

2. INDEMNIFY CITY. The applicant, the property owner or other holder of the right to the 
development entitlement(s) or permit(s) approved by the City for the project, if different 
from the applicant (herein, collectively, the “Indemnitor”), shall indemnify, defend, and 
hold harmless the City of Jurupa Valley and its elected city council, its appointed boards, 
commissions, and committees, and its officials, employees, and agents (herein, 
collectively, the “Indemnitees”) from and against any and all claims, liabilities, losses, 
fines, penalties, and expenses, including without limitation litigation expenses and 
attorney’s fees, arising out of either (i) the City’s approval of the project, including without 
limitation any judicial or administrative proceeding initiated or maintained by any person 
or entity challenging the validity or enforceability of any City permit or approval relating to 
the project, any condition of approval imposed by City on such permit or approval, and 
any finding or determination made and any other action taken by any of the Indemnitees 
in conjunction with such permit or approval, including without limitation any action taken 
pursuant to the California Environmental Quality Act (“CEQA”), or (ii) the acts, omissions, 
or operations of the Indemnitor and the directors, officers, members, partners, 
employees, agents, contractors, and subcontractors of each person or entity comprising 
the Indemnitor with respect to the ownership, planning, design, construction, and 
maintenance of the project and the property for which the project is being approved.  The 
City shall notify the Indemnitor of any claim, lawsuit, or other judicial or administrative 
proceeding (herein, an “Action”) within the scope of this indemnity obligation and request 
that the Indemnitor defend such Action with legal counsel reasonably satisfactory to the 
City.  If the Indemnitor fails to so defend the Action, the City shall have the right but not 
the obligation to do so and, if it does, the Indemnitor shall promptly pay the City’s full cost 
thereof.  Notwithstanding the foregoing, the indemnity obligation under clause (ii) of the 
first sentence of this condition shall not apply to the extent the claim arises out of the 
willful misconduct or the sole active negligence of the City. 

3. CONSENT TO CONDITIONS. Within thirty (30) days after project approval, the owner or 
designee shall submit written consent to the required conditions of approval to the 
Planning Director or designee. 

4. FEES. The approval of MA25042 (SDP31483R1) shall not become effective until all 
planning fees have been paid in full.  

5. APPROVAL PERIOD. This approval shall be used within two (2) years of the approval 
date; otherwise, it shall become null and void and of no effect whatsoever. By “use”, it 
shall mean the applicant  obtained the Alcoholic Beverage Control license to sell the 
alcoholic beverages. 

6. INCORPORATE CONDITIONS. Prior to the issuance of any building permit, the owner 
or designee shall include within the first four pages of the working drawings a list of all 
conditions of approval imposed by the project’s final approval.   

7. CONFORMANCE TO APPROVED EXHIBITS. The project shall be in conformance to 
the approved plans (listed below) with any changes in accordance to these conditions of 
approval: 

a. Site Plan 
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8. LIGHTING HOODED/DIRECTED. Any outside lighting shall be hooded and directed so 
as not to shine directly upon adjoining property or public rights-of-way. 

9. MAX HEIGHT. The top of the monopine telecommunications facility located within the 
property shall not exceed a height of 70 feet. 

10. CO-LOCATION. The applicant/operator of the facility shall agree to allow the co-location 
of equipment of other wireless telecommunications providers at this site when 
applications are received by the City and it is considered feasible, subject to an 
agreement between the applicant/operator, the other proposed wireless 
telecommunications provider, and the property owner. 

11. NOISE REDUCTION. In accordance with Section 11.05.040 of the Noise Regulations 
chapter, all noise produced by the wireless communication facility shall in no case 
produce noise which exceeds 75 dB from 7AM- 10PM and 55 dB from 10PM-7AM. 

12. LANDSCAPING. All wireless communication facilities shall have landscaping around the 
perimeter of the leased area. All landscaped areas shall be maintained as approved on 
the final landscape plans in an orderly, attractive and healthy condition. This shall include 
proper pruning, mowing of turf areas, weeding, removal of litter, fertilization, replacement 
of plants when necessary, and the regular application of appropriate quantities of water 
to all landscaped areas.  Irrigation systems shall be maintained as approved on the final 
landscape and irrigation plans in proper operating condition. Waterline breaks, 
head/emitter ruptures, overspray or runoff conditions and other irrigation system failures 
shall be repaired immediately. The canopy trees shall be maintained in a manner that 
they provide the required shade coverage and encourages the canopy to grow to provide 
shade.  Avoid topping trees or pruning the trees in a manner that the trees do not achieve 
mature height and form.  

13. BROAD LEAF TREE REQUIREMENT. Wireless communication facilities shall be 
constructed to look like a Canary Island Pine Tree and shall have other similar trees 
and/or trees that are consistent with the surrounding area. Antennas shall be mounted 
within the foliage of the monopine and all branches at the height of the antennas shall 
extend beyond the antenna panels and all mounting hardware. All branches shall be 
arranged in a natural order with the widest branches at the lowest portion of the monopine 
tapering to the shortest branches at the top of the monopine. 

14. POLE STRUCTURE REQUIREMENT. The trunk of the monopine structure shall be 
constructed to incorporate full bark cladding starting at the base (at grade) to the top of 
the monopine. The diameter of the pole structure shall not exceed 36 inches at the base 
and shall taper to no greater than 28 inches at the top of the monopine. All cables shall 
be concealed within the pole structure. No climbing pegs are permitted on the monopine 
structure. 

15. BRANCH HEIGHT/COUNT & ANTENNA SOCK. The branches for the monopine shall 
start 15 feet from the bottom of the tree and shall have a density of 3 branches for each 
one vertical foot of pole. The branches shall completely cover the pole or "trunk". All 
antennas shall have pine needle socks. 

16. MAINTAIN SOCKS/BRANCHES. The proposed monopine shall be kept in good repair. 
The branches as well as the antenna socks shall remain in good condition. If at any time 
the socks or the branches are missing or deteriorated (as determined by the Planning 
Department), they shall be replaced within 30 days. 

17. EQUIPMENT/BLDG COLOR CT. The equipment cabinet color shall be grey or in earth 
tones which will blend with the surrounding setting. The color of the monopine (trunk) 
shall be light to dark brown, and the color of the antenna array shall match the color of 
the branches in order to minimize visual impacts. Changes in the above listed colors shall 
be reviewed and approved by the Planning Department prior to installation of the 
structures, or prior to repainting of the structures. 
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18. SITE INSPECTION. The Planning Division shall inspect and determine that the 
conditions of MA25042 have been met; specifically that the branches for proposed 
monopine are spaced at three (3) branches per one vertical foot of pole, all antennas 
have pine needle socks and the branches start 15 feet from the bottom of the tree, and 
that landscaping has been upkept and maintained based on the original landscape 
approval. 

19. MODIFICATIONS. No modifications or additions shall be made to the approved wireless 
communications facilities that are not in conformity with this approval without review and 
approval by the Planning Director. Minor changes to approved plans may be approved 
administratively by the Director. 

20. CEASED OPERATIONS. In the event the use hereby permitted ceases operation for a 
period of one (1) year or more, this approval shall become null and void. 

21. LIFE OF PERMIT. An additional ten (10) years shall be granted to extend the permit of 
life for the existing wireless communication facility. The determination as to the 
appropriateness of such extensions shall be made, in part, on adherence to the original 
conditions of approval and the number of complaints, if any, received by the City. In the 
case of co-located facilities, the permits of all co-locaters shall automatically be extended 
until the last co-locater's permit expires. If the applicant wishes to extend this life of permit, 
a revised permit application shall be submitted and approved by the Planning Director. 
Such extensions, if approved, shall be in increments of ten (10) years.   

22. CAUSES FOR REVOCATION. In the event the use hereby permitted under this permit, 
a) is found to be in violation of the terms and conditions of this permit, b) is found to have 
been obtained by fraud or perjured testimony, or c) is found to be detrimental to the public 
health, safety or general welfare, or is a public nuisance, this permit shall be subject to 
the revocation procedures. 

23. ENGINEERING. The owner is responsible for maintaining the landscape along the 
parkway frontage, approximately 100 feet in either direction. This includes new 
landscaping and routine upkeep of landscaping within the public right-of-way such as 
mowing, trimming, weeding, replacing dead or damaged plant material, maintaining 
irrigation systems, and ensuring overall cleanliness and visual appeal. Failure to maintain 
the parkway frontage may result in enforcement actions by the City, which could include 
citations, fines, or the City performing the maintenance work at the owner's expense. 

24. CLEAR BLIGHTED CONDITIONS & NONCOMPLIANCE. Within 60 days of the effective 
date of MA25042 Revised Permit, the following items shall be deemed satisfied by the 
Community Development Director: 

a. Approved landscape and irrigation plan shall be implemented;  
b. Monopine shall be repaired and maintained as originally approved; 
c. Site (lease area and right-of-way) shall be cleared of any factor that may contribute 

to potential blight or crime; and 
d. Add anti-graffiti coating or protection to exterior side of all perimeter walls to half 

the height of the structure, or 12 feet, whichever is greater. 
25. GRAFFITI REMOVAL. Graffiti shall be removed from the property within 24 hours of 

receiving notice from the City. 
26. GENERAL MAINTENANCE OF PROPERTY. The project site shall be maintained and be 

kept free of debris, weeds, abandoned vehicles, code violations, and any other factor or 
condition that may contribute to potential blight or crime. 
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The Applicant hereby agrees that these Conditions of Approval are valid and lawful and 
binding on the Applicant, and its successors and assigns, and agrees to the Conditions of 
Approval. 

Applicant’s name (Print Form): __________________________________________ 

  

Applicant’s name (Signature): ___________________________________________ 

  

Date: ________________ 

 



  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  

ATTACHMENT NO. 2:  

ORIGINAL APPROVAL CONDITIONS OF 
APPROVAL   



















  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  

ATTACHMENT NO. 3:  

SITE PLAN  
 






