
Staff Report 
DATE:  MARCH 19, 2026

TO: HONORABLE MAYOR AND CITY COUNCIL 

FROM: ROD BUTLER, CITY MANAGER 

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

SUBJECT:  AGENDA ITEM NO. A 

PUBLIC HEARING TO CONSIDER AN APPEAL (MA26056, AP26002) TO 
THE CITY COUNCIL OF THE PLANNING COMMISSION’S APPROVAL 
OF MA24018 (CUP24002 & SDP25147) TO ALLOW A RESTAURANT 
WITH ON-SITE SALES AND CONSUMPTION OF ALCOHOLIC 
BEVERAGES – SPECIFICALLY BEER, WINE, AND DISTILLED SPIRITS 
LOCATED AT 5667 MISSION BLVD. (APN: 179-112-026); APPLICANT: 
NOHEMI PENICHE 

RECOMMENDATION 
That the City Council consider Conditional Use Permit (CUP) No. 24002 and Site Development 
Permit (SDP) No. 25147 to allow a restaurant “Titanic Ceviche Loco” with on-site sales and 
consumption of alcoholic beverages – specifically beer, wine, and distilled spirits located at 5667 
Mission Blvd. and do one of the following:  

1. Continue the public hearing and direct that a resolution be presented at a future City
Council meeting approving the project;

2. Close the public hearing and direct that a resolution be presented at a future City Council
meeting denying the project; or

3. Continue the public hearing and request additional information.
BACKGROUND 
Planning Commission Hearing & Approval 
On January 14, 2026, the Planning Commission conducted a public hearing on the Project and 
continued the public hearing to February 11, 2026, to allow additional time for the applicant to 
refine the project. The Planning Commission provided the following direction to be addressed at 
the February 11, 2026, meeting: 
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• Revise the building elevations to resemble a family-oriented restaurant with earth-tone 
colors and incorporate building signage. The design of the sign should be compatible with 
the architecture of the building; and 

• Revise the conditions of approval so it addresses the following: 
o Closing time would be 11 pm rather than 12:00 a.m.; 
o Allow live music during holidays and cease 30 minutes before closing time (23 

holidays); 
o Replace exterior light fixtures on the building with modern lighting fixtures;  
o Remove existing chain link fence; and 
o Provide additional security measures such as security guards on Fridays, 

Saturdays, and Sundays.  
On February 11, 2026, the Planning Commission conducted a public hearing and considered the 
project with revised elevations (see Exhibit D). During the meeting, the following items were 
discussed: hours of operation, building remodel, and live music. Conditions of approval were 
further modified: 
The following conditions were revised on February 11, 2026: 

o The Planning Commission approved the previously proposed 12:00 a.m. closing time. (as 
defined in Condition of Approval #17);   

o The Planning Commission approved the listed holidays and ceasing all live music 
entertainment (including DJs) by 10:30 p.m. (as defined in Condition of Approval #34); 

o The applicant agreed to replace all light fixtures with modern lighting fixtures. (as defined 
in Condition of Approval #27); 

o The applicant agreed to remove all chain link fencing (as defined in Condition of Approval 
#27); and 

o The applicant agreed to provide one on-site security personnel from 7:00 p.m. to 12:30 
a.m. on Fridays, Saturdays, and Holidays. (as defined in Condition of Approval #18). 

Condition of Approval #28 requires additional improvements and enhancements to the building. 
It would require the following to be completed within 90 days of the effective date of the CUP: 

a. Improvements to the three windows east of the entrance on Mission Blvd.;  
b. Install exterior wainscoting along the east wall on Pioneer Dr.; and  
c. Incorporate exterior cornices on top of the project building (along the south and east 

elevation). 
Condition of Approval #26 states that all site improvements, with the exception of sidewalk, curb, 
and gutter, as required by the Engineering Department, shall be completed prior to obtaining 
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Certificate of Occupancy. New sidewalk, curb, and gutter shall be completed within 90 days of the 
effective date of Conditional Use Permit. 
Condition of Approval #36 states that the installation of exterior security bars for windows and 
doors is prohibited; however, interior security measures are allowed to be installed.  
The Planning Commission, on a 4-0 vote, adopted a resolution to approve the Project with 
conditions (see Attachment 1).  
Appeal to City Council 
The Planning Division received an appeal on Friday, February 20, 2026, from Mayor Pro Tem 
Chris Barajas pursuant to Jurupa Valley Municipal Code Section 9.05.105.C. that provides “An 
appeal may also be filed by an individual Council Member or by the City Council, provided, 
however, that any such appeal shall be solely on the basis that the issues related to the application 
are important to the city and should be decided by the entire City Council, and, provided further, 
that an appeal by an individual Council Member or the Council shall not mean, nor shall it be 
construed to mean, that the individual Council Member or the City Council is expressing a view 
in favor of or in opposition to the application.” 
PROJECT DESCRIPTION 
On November 21, 2024, the applicant (Nohemi Peniche) submitted a Conditional Use Permit 
(CUP) to request approval for sales of alcohol for onsite consumption (beer, wine, and distilled 
spirits) and a Site Development Permit (SDP) for restaurant use in an existing building located at 
5667 Mission Boulevard. See Exhibit A for an aerial of the project location and Exhibit B for the 
proposed site plan. On the site plan, the parcel is outlined in red, and the building is outlined in 
yellow.  
The business name is “Titanic Ceviche Loco” and the hours of operation are limited to 8:00 a.m. 
- 12:00 a.m. Monday - Sunday.  Titanic Ceviche Loco will serve modern seafood specializing in 
raw and chilled seafood dishes such as ceviche, oysters, clams, shrimp cocktail, and other seafood 
dishes. The business also proposes DJ’s and karaoke nights.   
The property has a General Plan Land Use Designation of Commercial Retail (CR), which is 
consistent with its underlying zone of Rubidoux-Village Commercial (R-VC). Per Chapter 
9.140.020 – R-VC Zone (Rubidoux - Village Center) of the Jurupa Valley Municipal Code, 
restaurant is permitted with the approval of a Site Development Permit (SDP) and sales of alcohol 
for onsite consumption with the approval of a Conditional Use Permit (CUP).   
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EXHIBIT A: PROJECT SITE 

 
TABLE 1: GENERAL PROJECT INFORMATION 

ASSESSOR’S PARCEL NUMBER  179-112-026  

PROJECT SITE ACREAGE   0.10 acres  

GENERAL PLAN LAND USE 
DESIGNATION  Commercial Retail (CR)  

GENERAL PLAN OVERLAY AREA  Rubidoux Town Center – Village West   

ZONING CLASSIFICATION  R-VC  

PROPOSAL  
Restaurant with ancillary bar (sale of beer, 
wine, and distilled spirits for on-site 
consumption)  

EXHIBIT B: SITE PLAN 
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Building & Architecture 
The existing building is 2,668 square feet and is outlined with a yellow boundary in Exhibit B. 
The entrance to the restaurant is located on Mission Blvd. The existing building features a flat roof 
with blue smooth stucco. The building also features black faux windows. The approved elevations, 
Exhibit D, include arched windows and doors, decorative tile accents, and smooth stucco finish. 
The building will be painted to a two-tone brown color.  
As previously mentioned, condition of Approval #28 requires additional improvements and 
enhancements to the building. It would require the following to be completed within 90 days of 
the effective date of the CUP: 

d. Improvements to the three windows east of the entrance on Mission Blvd.;  
e. Install exterior wainscoting along the east wall on Pioneer Dr.; and  
f. Incorporate exterior cornices on top of the project building (along the south and east 

elevation). 
Furthermore, any mechanical equipment will be screened with prefabricated metal painted to 
match the building. The existing light fixtures will be replaced with modern LED strip lighting. 
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EXHIBIT D: APPROVED ELEVATIONS  

 
EXHIBIT C: FLOOR PLAN   

  
Floor Plan 
The proposed floor plan features a long central bar with customer seating, table seating areas, and 
designated bench seating along the south wall. The floor plan also includes open retail / seating 
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area for patron use, including a DJ booth for customer entertainment. Lastly, the floor plan includes 
a prep area for food, storage room, employee area, two restrooms, and a janitorial room.    
Landscape Plan 
There is proposed landscaping between the easterly side of the building and Pioneer Drive. The 
landscape plan includes two (2) purple Fernleaf acacia trees, six (6) large purple aeonium, fifteen 
(15) soap agave, twenty-one (21) red aloe, nine (9) ghost aloe, two (2) ponytail palm, four (4) 
silver dollar plant, five (5) candelabra tree, and one (1) Carolina jessamine.   

EXHIBIT D: LANDSCAPING PLAN  

  
The project would require street improvements to construct a new six (6) foot wide sidewalk 
adjacent to curb and gutter. See Exhibit E for Street Improvement Plan. The new sidewalk will 
extend from the corner of Mission Blvd. and Pioneer Dr. No street improvements are required for 
Mission Boulevard.   
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EXHIBIT E: STREET IMPROVEMENT PLAN  

  
ANALYSIS  
The project is consistent with the General Plan and the municipal code including the R-VC zone 
and Alcoholic Beverage Sales.  

A. 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 15301 Existing Facilities.  

B. GENERAL PLAN. The project is consistent with the General Plan including 
implementing General Plan policies by (1) providing new street improvements on 
Pioneer Drive; (2) promoting convenient non-motorized access within Rubidoux 
neighborhood; and (3) eliminating a blighted corner in Rubidoux Town Center.   

C. R-VC ZONE. The project complies with applicable standards such as parking, trash 
collection, and site lighting. The proposed restaurant use requires a Site Development 
Permit and the project meets all the findings for the approval. 

D. ALCOHOLIC BEVERAGE SALES. Alcoholic beverage sales for on-site premises 
consumption are permitted in the Rubidoux – Village Center (R-VC) zone provided 
that the project has obtained approval of a Conditional Use Permit. Sec. 9.240.490 – 
Alcoholic Beverage Sales establishes operational and development standards for 
alcoholic beverage sales. The project proposes the sale of beer, wine, and distilled 
spirits for on-site consumption. The project meets the development standards and is 
required to comply with operational standards outlined in Sec. 9.240.490(E).  The 
Riverside County Sheriff’s Department has reviewed the CUP application and has 
indicated that there are no issues with the possible issuance of the proposed CUP.    
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The site is located within Census Tract 402.04, and it is not over concentrated. The census tract 
allows for a maximum of three (3) on-site premises alcoholic beverage sales and, currently, there 
is none. Titanic Ceviche Loco would be the only establishment if approved. See Exhibit F for the 
Census Tract map and the location of Titanic Ceviche Loco (green dot). The project meets all the 
findings for the approval of a Conditional Use Permit. 

EXHIBIT F – CENSUS TRACT  

  
NOTICING REQUIREMENTS  
Public hearing notices were sent to surrounding property owners within 1,000 feet from the 
boundaries of the project site on Monday, March 9, 2026. Additionally, legal advertisements were 
published in the Press Enterprise on Monday 9, 2026. No responses have been received at this 
time. 
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1. Resolution No. PC-0001 

a. Conditions of Approval  

2. Set of Plans  

3. Business Plan  

4. Airport Land Use Commission Approval Letter  

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT 1 

RESOLUTION NO. PC-0001 
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Shultz, Pruitt, Rosales, De La Torre



EXHIBIT A 

CONDITIONS OF APPROVAL 
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EXHIBIT A 

PLANNING DIVISION 

1. PROJECT PERMITTED. Master Application (MA) No. 24018 (Conditional Use Permit
(CUP) No. 24002 and Site Development Permit (SDP) No. 25147) permits a restaurant
with on-site sales and consumption of alcoholic beverages – specifically beer, wine, and
distilled spirits at 5667 Mission Blvd. (APN: 179-112-026).

2. ALL - 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
Community Development Director or designee.

4. FEES. The approval of MA24018 (CUP24002 and SDP25147) shall not become effective
until all planning fees have been paid in full.

5. 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.
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6. CUP - 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 beginning of substantial construction contemplated by this approval
within two (2) year period which is thereafter diligently pursued to completion or to the
actual occupancy of existing buildings or land under the terms of the authorized use. Prior
to the expiration of the two (2) year period, the permittee may request up to one (1) year
of extension of time in which to begin substantial construction or use of this permit. Should
the extension be obtained and no substantial construction or use of this permit be initiated
within three (3) years of the approval date this permit, it shall become null and void.

7. CUP - REVOCATION OF A PERMIT. Any Conditional Use Permit may be revoked by the
Community Development Director upon finding that one (1) or more conditions for
revocation exist. Failure to comply with the following code sections may result in
revocation of the Conditional Use Permit.

a. Sec. 9.240.280 – Conditional Use Permits.
b. Sec. 9.240.490 – Alcoholic Beverage Sales.

8. CUP - CONSUMPTION. All alcoholic products and beverages shall be consumed on-site.
No alcoholic products or beverages shall be purchased “to-go.” A sign shall be posted at
the exit that states “No Alcohol Beyond this Point.”

9. SDP - 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 is meant the beginning of substantial construction contemplated by this approval
within two (2) year period which is thereafter diligently pursued to completion or to the
actual occupancy of existing buildings or land under the terms of the authorized use. Prior
to the expiration of the two (2) year period, the permittee may request up to three (3) years
of extension of time in which to begin substantial construction or use of this permit. Should
the extension be obtained and no substantial construction or use of this permit be initiated
within five (5) years of the approval date this permit, it shall become null and void.

10. CONFORMANCE TO APPROVED EXHIBITS. The project shall be in conformance to the
approved plans (listed below) as amended by these conditions of approval:
A. Architectural Plan Set (approval date: January 16, 2026)

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

12. MAINTENANCE OF BUILDING AND SIGNAGE. The project site shall maintain the
building in excellent condition including, but not limited to, any paint, finish and trims,
canopies, trellises, doors, windows, shutters, and signs. The project site shall re-paint/re-
finish the exterior of the building, as needed, to maintain excellent condition.

13. LANDSCAPE MAINTENANCE. 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
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approved on the final landscape plans in proper operating condition. Waterline breaks, 
head/emitter ruptures, overspray or runoff conditions and other irrigation system failures 
shall be repaired immediately. The 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. 

14. DRIVEWAY ENHANCEMENTS. All driveways shall have design enhancements such as
decorative paving. Said enhancements shall be approved by the Community Development
Director prior to the issuance of the first building permit for commercial development
project.

15. UNDERGROUNDING OF DRAINAGE. Driveway and parking areas shall not incorporate
center swales, ribbon gutters, concrete valleys, etc. All drainage in common and private
use areas shall be underground and shall not incorporate open gutters or swales

16. NOISE. No sound shall be emitted as a result of the operations that causes the exterior
sound level to exceed 65 decibels from 7:00 AM to 10:00 PM, and 55 decibels from 10:00
p.m. to 7 a.m. Saturday, 8:00 AM to 2:00 PM. Comply with all noise regulations. All live
music and karaoke shall cease operations at 11:00 p.m.

17. HOURS OF OPERATION. Hours of operation shall be limited to 8:00 a.m. – 12:00 am.
Monday - Sunday Any changes to the hours of operation will require a revision to the
approved entitlement. Minor changes may approved by the Community Development
Director or Planning Commission if determined by the Community Development Director.

18. SECURITY OPERATIONS. The project shall have one on-site security personnel from 7
p.m. to 12:30 a.m. on Fridays and Saturdays and from 7 p.m. to 12:30 a.m. on holidays
listed in Condition of Approval No. 34, to ensure safety for both inside and outside of the
restaurant. The restaurant doors shall remain closed during karaoke hours and live music
(including any amplified noise).

19. DOWNSPOUTS. All building drainage shall be interior with no exterior downspouts or
gutters. 

20. SIGNAGE. Any new signage shall be approved by the Community Development Director
prior to the issuance of the Certificate of Occupancy. A Site Development Permit
application will be required to review all signage proposed per municipal code. Wall signs
require individually cut channel letters.

21. ALL - ON-SITE LANDSCAPING. Prior to the issuance of the first building permit of
the development project, a “Professional Services” (PROS) application shall be approved
by the Community Development Director. The PROS application shall include the following
items:

a. Final (construction set) on-site landscape and irrigation plans;
b. Completed City Agreement for Landscape improvements
c. City Faithful Performance Bond for Landscape improvements; performance bond

shall be posted at 110% of the total cost approved estimate of landscaping,
irrigation, labor, and one-year maintenance. The Community Development
Director may consider a cash bond if appropriate.

Prior to the issuance of the first Certificate of Occupancy for MA23047 (TPM and 
SDP), the following events shall be satisfied in the order it is listed: 
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1. Substantial Conformance Letter: The Landscape Architect of Record shall conduct
an inspection and submit a letter to the City of Jurupa Valley Planning Division after
the landscape architect has deemed the installation is in conformance to the approved
plans.

2. City Inspection: The City landscape architect shall conduct an inspection of the
installation to confirm the landscape and irrigation plan was constructed in accordance
to the approved plans. Applicant shall pay any fees associated with the City
inspection(s).

22. GRAFFITI PROTECTION FOR WALLS. Plans that include anti-graffiti coating or
protection for the exterior side of all perimeter walls and exterior of building walls to half
the height of the structure, or 12 feet, whichever is greater, shall be approved by the
Community Development Director prior to the issuance of any building permit. Graffiti
shall be removed from the property within 24 hours.

23. TRASH COLLECTION.
a. Detailed plans for trash enclosure(s) shall be approved by the Community

Development Director prior to the issuance of any building permit. Walls of
the enclosure and any solid gates shall have graffiti protection coating. The trash
enclosure shall have a concrete apron in front of each trash enclosure.

b. An approval or clearance letter from the waste collection agency shall be
submitted to the Planning Division prior to the issuance of any building permit.

24. OUTDOOR LIGHTING. All outdoor lighting fixtures shall be maintained in good condition.
Light fixtures shall be shielded to prevent any light to flood onto adjacent properties. A
photometric plan and exhibits of lighting fixtures shall be approved by the Community
Development Director prior to the issuance of any building permit. Parking lot light
poles shall be repaired and repainted if needed. The light poles shall have shield lighting
to avoid excess light pollution.

25. BACKFLOW DEVICES. The location of all backflow devices, and any required screening
of it, shall be approved by the Community Development Director prior to the issuance of
any building permit.

26. SITE IMPROVEMENTS. All site improvements, with the exception of sidewalk, curb, and
gutter, as required by the Engineering Department, shall be completed prior to obtaining
Certificate of Occupancy. New sidewalk, curb, and gutter shall be completed within 90
days of the effective date of Conditional Use Permit.

27. EFFECTIVE DATE OF CUP AND SITE IMPROVEMENTS. Upon approval of MA24018,
the following site improvements shall be completed prior to the Certificate of Occupancy.

a. Remove all unpermitted sign(s) on site
b. Screen all exposed electrical wires
c. Screen all roof-mounted mechanical equipment
d. Repair all lighting fixtures
e. Remove all unpermitted fences (including wrought iron fencing and chain link

fencing)
28. ARCHITECTURAL ENHANCEMENTS & IMPROVEMENTS.

a. Prior to the issuance of Certificate of Occupancy, the architecture of the
building shall be constructed in accordance with the approved elevations with the
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exception of the required window enhancements and wainscoting as part of 
Condition of Approval No. 28b. 

b. The following improvements shall be completed within 90 days of the
effective date of the approval:

• Improvements to the three windows east of the door on Mission Blvd.
(south elevation); and

• Wainscoting improvements along the east elevation on Pioneer Dr.
(east elevation).

c. The architecture of the building shall be revised to include additional architectural
features to enhance the aesthetics of the building such as adding Spanish tile
treatment along the eastern elevation or adding exterior cornices. Prior to the
issuance of a building permit, revised architectural plans that meet the
requirements of this condition shall be approved by the Community Development
Director.

29. ROOFTOP EQUIPMENT. All rooftop equipment shall be screened from public view with
approved screening material by the Community Development Director.

30. JURUPA AREA RECREATION AND PARK DISTRICT (JARPD). Prior to the issuance
of any building permit, the applicant shall submit proof of satisfying any fees,
dedications, or requirements by the Jurupa Area Recreation and Park District to the
Building Official.

31. JARPD CFD. Prior to the issuance of any building permit, the applicant shall annex
into the existing Jurupa Area Recreation and Park District (JARPD) District-Wide
Community Facilities District (CFD) or form a new Community Facilities District (CFD) to
contribute to the cost of park maintenance.

32. IMPACT FEES. The applicant shall pay the following impact fees (unless exempt) in
accordance with Title 3 of the Municipal Code:

a. Development Impact Fee (DIF) Program. The applicant shall pay any owed
DIFs by the required deadline pursuant to Chapter 3.75 of the Jurupa Valley
Municipal Code.

b. Multiple Species Habitat Conservation Plan Mitigation (MSHCP) Fee. The
applicant shall pay any owed MSHCP fees by the required deadline pursuant to
Chapter 3.80 of the Municipal Code.

c. Transportation Uniform Mitigation Fee (TUMF) Program. Prior to final
occupancy. The applicant shall show proof of payment of TUMF fees by the
required deadline pursuant to Chapter 3.70 of the Municipal Code.

33. SALE OF INDIVIDUAL BUILDINGS. No structure constructed on the Project site may be
sold until the subject Project on which the structure is located is divided and a final map
recorded in accordance with the City’s subdivision regulations such that the structure is
located on a separate legally divided parcel.

34. LIVE MUSIC. Live Music, live entertainment, or karaoke shall be permitted only on the
following holidays:

a. Saint Patrick’s Day – March 17th

b. Easter Weekend – Friday through Sunday
c. Cinco de Mayo – May 5
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d. Mother’s Day – 2nd Sunday
e. Memorial Day Weekend – Friday through Monday (last Monday in May)
f. Father’s Day – 3rd Sunday in June
g. Juneteenth – June 19th

h. Independence Day / July 4th (and following/or nearest weekend)
i. Summer Solstice – June 20–21
j. Labor Day Weekend – Friday–Sunday (1st Monday in September, often treated

as end of summer)
k. Hispanic Heritage Month events – Sept. 15 – Oct. 15 (Weekends only)
l. Oktoberfest weekends – Late Sept. –Early Oct. (Weekends Only)
m. Columbus Day / Indigenous Peoples’ Day – 2nd Monday in October
n. Halloween Weekend – Oct 31 (or nearest Friday/Saturday)
o. Veterans Day – November 11
p. Thanksgiving Eve – Wednesday before Thanksgiving
q. Holiday Season Kickoff – Late November / Early December
r. Hanukkah – Date vary
s. Christmas Week – Dec 20th –24th

t. New Year’s Eve – December 31
u. New Year’s Day Brunch – January 1st

v. Valentine’s Day – February 14th

w. Presidents’ Day Weekend – 3rd Monday in February
No live music or live entertainment shall occur on non-holidays. All live music shall comply 
with the City’s noise regulations and shall cease no later than 10:30 p.m. 

35. ALCOHOLIC BEVERAGE CONTROL. The Project shall comply with all standards and
regulations in accordance with Alcoholic Beverage Control (ABC).

36. SECURITY MEASURES. The installation of exterior security bars for windows and doors is
prohibited; however, interior security measures are allowed to be installed.
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ENGINEERING DEPARTMENT 

1. GENERAL REQUIREMENTS (ENGINEERING)

1.1. The use hereby conditioned is for a Conditional Use Permit No. 24002 (CUP24002) and
Site Development Permit No. 25174 (SDP25174) for a restaurant with ancillary bar 
located at 5667 Mission Boulevard and to date identified as Assessor Parcel Number 
179-112-026. The following exhibits are hereby referenced: Site Plan prepared by Studio
Roca; and Street Improvement Plans prepared by Sake Engineers, Inc. and dated July
23, 2024.

1.2. It is expected that any easements shown on the referenced exhibit are shown correctly 
and include all the easements that encumber the subject property. The Applicant shall 
secure approval from all (if any) easement holders for all grading and improvements 
which are proposed over the respective easement or provide evidence that the 
easement has been relocated, quitclaimed, vacated, abandoned, easement holder 
cannot be found, or is otherwise of no effect. Should such approvals or alternate action 
regarding the easements not be provided, the Applicant may be required to amend or 
revise the permit application. 

1.3. All grading shall conform to the latest California Building Code (CBC), the City’s 
Municipal Code Chapter 8, and all other relevant laws, rules, and regulations governing 
grading in the City of Jurupa Valley. 

1.4. All work within the public right-of-way will require that the Applicant obtain an 
Encroachment Permit from the Engineering Department. The City shall make a final 
inspection of work to verify that any impacts that the work might have had to other City 
owned infrastructure is restored or repaired to the satisfaction of the City Engineer. 



8 

1.5. The Applicant shall provide street improvement plans for Pioneer Drive. Street 
improvement plans shall be prepared in accordance with the Riverside County 
Transportation Department “Improvement Plan Check Policies and Guidelines” as 
adopted by the City Engineer. Street improvement plans shall be approved by the City 
Engineer and securities in place prior to the issuance of building permit. 

1.6. Prior to issuance of building permit, Applicant shall enter into an Improvement 
Agreement with the City to ensure the completion of all required public improvements. 

1.7. Pioneer Drive along the project frontage shall be improved to accommodate, but not 
limited to, the following improvements: 

1.7.1. Ultimate half-width right-of-way of 35-ft shall include 8-ft northwesterly 
parkway and 17-ft pavement section measured from the street centerline 
to the flowline. 

1.7.2. 8-ft northwesterly parkway to include 6-ft curb-adjacent sidewalk, 
streetlights, curb & gutter, and 2-ft decomposed granite or landscaping at 
the City Engineer’s discretion. 

1.7.3. New alley apron as shown on the referenced exhibits shall be per Riverside 
County Standard No. 500. 

1.7.4. Pavement maintenance along the project frontage shall be to the discretion 
of the City Engineer at time of construction drawing review. 

1.7.5. Improvements shall provide appropriate transition to adjacent existing and 
future infrastructure; design of transition shall be reviewed and approved 
by the City Engineer. 

1.7.6. Existing sidewalk along the project frontage shall be inspected for ADA 
compliance. Applicant will be required to make any necessary upgrades to 
the existing public infrastructure to comply with current ADA regulations. 

1.7.7. Applicant will be responsible for any utility relocation needed in order to 
provide the required parkway improvements. 

1.7.8. Applicant will be responsible for protecting in place all existing 
improvements and replacing any damage that occurs during the 
construction of the project to the satisfaction of the City Engineer. 

1.8. The existing alley fronting the project site may require additional upgrades and repairs 
at the discretion of the City Engineer. Further assessment of required improvements will 
be determined at the time of construction drawing review. 

1.9. Prior to issuance of building permit, Applicant may be required to enter into a Landscape 
Maintenance Agreement (LMA) with the City to ensure proper upkeep of landscaping 
within the public right-of-way (ROW) if landscape and irrigation is required by the City 
Engineer within the public ROW. 

1.9.1. An exhibit depicting the proposed landscaping within the public right-of-way 
shall be provided if landscape is proposed. Alternatively, the Applicant may 
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use compacted decomposed granite instead of landscaping in the small 
strip between the sidewalk and the curb. 

1.10. Within three months of the effective date of this Conditional Use Permit, all improvements 
within the public and private right-of-way related to the project shall be completed and 
accepted by the City Engineer. 

1.11. Prior to completion and acceptance of improvements or prior to the final building 
inspection, whichever occurs first and as determined by the City Engineer, the LMA shall 
be fully executed by the Applicant. 

1.12. The Project Civil Engineer shall provide Record ("As-built") Drawings of all infrastructure 
improvements. 



March 19, 2026 
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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 2 

SET OF PLANS 
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ATTACHMENT 3 

BUSINESS PLAN 



Titanic Ceviche Business Statement

Executive Summary

Business Name: Titanic Ceviche

Business Type: Seafood Dining & Retail Experience

Location: 5667 Mission Blvd, Jurupa Valley, CA 92509

Owner: Nohemi Peniche

Hours of Operation:

Mon – Sun: 8:00 AM – 1 :00 M

Concept:
Titanic Ceviche is a vibrant and modern seafood bar specializing in raw and chilled seafood dishes such 
as ceviche, oysters, clams, shrimp cocktail, and other ocean-fresh delights. The establishment combines 
a relaxed yet stylish dining environment with a social, music-driven atmosphere featuring DJs and 
karaoke nights.

The business includes:

* Raw/Chilled Seafood Dining Area

* Retail Space for Branded Merchandise

* Waiting Lounge

* Bar Area with Alcoholic and Non-Alcoholic Beverages

* Live DJ on Fridays, Saturdays, & Sundays, holidays, and major events from 4 PM - 1  PM

* Karaoke Jukebox

---



1. Market Analysis

Target Market

* Young professionals (ages 25–45)

* Seafood enthusiasts

* Tourists and locals seeking a unique dining experience

* Evening socializers

* Latin American and Caribbean communities (culturally familiar with ceviche and raw seafood)

Competitive Advantage

* Fusion of dining + entertainment (DJs, karaoke)

* Premium, fresh seafood served raw or chilled

* Branded retail merchandise for a memorable customer connection

* Trendy and modern aesthetic

---

2. Services & Offerings

Core Food Offerings

* Classic and regional ceviche varieties

* Raw oysters and clams (rotating daily selections)

* Shrimp cocktail (traditional and fusion styles)

* Tuna tartare and other chilled seafood dishes

* Small plate add-ons (plantain chips, avocado, salsa, etc.)

Beverages



* Beer, wine, and cocktails (especially Latin-inspired: mojitos, caipirinhas, micheladas)

* Fresh juices and mocktails

* Specialty house drinks branded with the Titanic Ceviche name

Retail Space

* T-shirts, hats, tote bags, stickers, reusable cups, hot sauce, branded sauces

* Limited-edition merchandise and collabs with local artists

Entertainment

* Live DJ on Friday, Saturday, Sunday, holidays, and major events from 4 PM - 1  PM

* Karaoke via jukebox (Payable system) used Monday - Sunday during normal business hours by patrons

---

3. Operations Plan

Facility Layout

* Waiting Area: Comfortable lounge with music and visuals

* Dining Area: Indoor seating with capacity for \~40–60 people

* Bar Area: Full-service with bar seating

* Retail Display: Near entrance and checkout area

* Entertainment Zone: DJ booth / Karaoke Jukebox zone

* A DJ booth may be operational on Friday, Saturday, Sunday, holidays and or major events from 4 PM
to 1  PM

* A karaoke via jukebox (Payable system) may be used Monday - Sunday during normal business hours
by patrons to play music of their choice



Staffing Plan

* Total Employees per Shift: 4

* 1 Chef / Kitchen Manager

* 1 Server / Waitstaff

* 1 Bartender

* 1 Front-of-House / Retail / Host

* Additional part-time staff on Friday and Saturday evenings for increased volume

* Live DJ may be present Friday, Satursday, Sunday, holidays and or major events from 4 PM to 1  PM

* A security team will be present during holidays and or during major events

* See the holiday schedule listed in the last page of the business statement

Health & Safety

* Compliance with local seafood handling, health, and alcohol-serving regulations

* Regular temperature checks for raw items

---

4. Marketing & Promotion

Brand Identity

* Bold, nautical theme with modern edge

* Name evokes a memorable image; interior to match with maritime or vintage ocean vibes

Marketing Strategies

* Social Media: Instagram, TikTok, and Facebook featuring food reels, DJ clips, and customer highlights

* Launch Event: Invite influencers, food bloggers, and local press



* Merchandise Giveaways: Free T-shirt or sticker with first purchase over \$50

* Happy Hour Specials: Discounts on oysters and drinks during early evening (4–7 PM)

* Loyalty Program: Points earned per visit, discounts or free merchandise after X points

---

5. Holiday Schedule

March – May

• St. Patrick’s Day – March 17

• Easter Weekend – Friday–Sunday (dates vary)

• Cinco de Mayo – May 5

• Mother’s Day – 2nd Sunday in May

• Memorial Day Weekend – Friday–Sunday (last Monday in May)

June – August

• Father’s Day – 3rd Sunday in June

• Juneteenth – June 19

• Independence Day / July 4th (and adjacent weekend)

• Summer Solstice – June 20–21

• Labor Day Weekend – Friday–Sunday (1st Monday in September, often treated as end of
summer)

September – November

• Hispanic Heritage Month events – Sept 15–Oct 15

• Oktoberfest weekends – Late Sept–Early Oct

• Columbus Day / Indigenous Peoples’ Day – 2nd Monday in October

• Halloween Weekend – Oct 31 (or nearest Friday/Saturday)



• Veterans Day – November 11

• Thanksgiving Eve – Wednesday before Thanksgiving

December – February

• Holiday Season Kickoff – Late November / Early December

• Hanukkah – Dates vary

• Christmas Week – Dec 20–24 (no music on Christmas Day in many cities)

• New Year’s Eve – December 31

• New Year’s Day Brunch – January 1

• Valentine’s Day – February 14

• Presidents’ Day Weekend – 3rd Monday in February



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT 4 

ALUC APPROVAL LETTER 



CHAIR
Steve Manos
Lake Elsinore

VICE CHAIR
Steve Sanchez

La Quinta

COMMISSIONERS

John Lyon
Riverside

Michael Lewis
Palm Springs

Richard Stewart
Moreno Valley

Michelle Geller
Riverside 

Vernon Poole
Murrieta

STAFF

Director
Paul Rull

Simon Houseman
Jackie Vega

Barbara Santos

County Administrative Center
4080 Lemon St.,14th Floor.

Riverside, CA 92501
(951) 955-5132

www.rcaluc.org

RIVERSIDE COUNTY  
AIRPORT LAND USE COMMISSION

August 14, 2025

Rene Aguilar, Senior Planner
City of Jurupa Valley Planning Department
8930 Limonite Avenue
Jurupa Valley CA 92509

RE:  AIRPORT LAND USE COMMISSION (ALUC) DEVELOPMENT REVIEW – DIRECTOR’S 
DETERMINATION
  

File No.:  ZAP1045FL25 
Related File No.: MA24018 (Site Development Review)
APNs:   179-112-026
Airport Zone:  Compatibility Zone D 

Dear Mr. Aguilar, 

Under the delegation of the Riverside County Airport Land Use Commission (ALUC) pursuant to 
Policy 1.5.2(d) of the Countywide Policies of the 2004 Riverside County Airport Land Use 
Compatibility Plan, staff reviewed City of Jurupa Valley Case No. MA24018 (Site Development 
Review), a proposal to construct a 2,000 square foot Bar/Restaurant on 0.44-acres, located at 
5667 Mission Boulevard. 

The project is located within Compatibility Zone D of Flabob Airport Influence Area, which 
restricts non-residential intensity to 100 people per average acre and 300 people per single 
acre. The project proposes a 2,000 square foot Bar/ Restaurant consisting of 467 square feet of 
dining/assembly area, 332 square feet of retail area, 81 square feet of kitchen area, and 69 
square feet of storage area, accommodating a total occupancy of 40 people, resulting in an 
average acre intensity of 91 people per acre, which is consistent with zone D criteria of 100 
people per average acre, and a single acre intensity of 40 people per acre, which is consistent 
with zone D criteria of 300 people per single acre.  

The elevation of Runway 6-24 at its westerly terminus is approximately 750 feet above mean 
sea level (AMSL). Due to the runway length (3,200 feet), the relevant slope for notice purposes 
is a 50:1 surface. At a distance of approximately 3,261 feet from the runway to the above-
referenced parcel, Federal Aviation Administration (FAA) review would be required for any 
structures with top point exceeding 815 feet AMSL. The project’s site elevation of 789 feet 
AMSL with a proposed 16 foot tall building would result in a top point elevation of 805 feet 
AMSL. Therefore, FAA OES review for height/elevation reasons was not required 

Land use practices that attract or sustain hazardous wildlife populations on or near airports 
significantly increase the potential of Bird Aircraft Strike Hazards (BASH). The FAA strongly 
recommends that storm water management systems located within 5,000 or 10,000 feet of the 
Airport Operations Area, depending on the type of aircraft, be designed and operated so as not 
to create above-ground standing water. To facilitate the control of hazardous wildlife, the FAA 
recommends the use of steep-sided, rip-rap lined, narrow, linearly shaped water detention 
basins.  All vegetation in and around detention basins that provide food or cover for hazardous 
wildlife should be eliminated.  (FAA Advisory Circular 5200-33C). The nearest portion of the 
project is located 3,261 feet from the runway, and therefore would be subject to the above 

Au
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requirement. The project site is existing and the applicant is not proposing new water quality 
basins.  
 
As ALUC Director, I hereby find the above-referenced project CONSISTENT with the 2004 
Flabob Airport Land Use Compatibility Plan, provided that the City of Jurupa Valley applies the 
following recommended conditions: 
 
CONDITIONS: 
 
1. Any new outdoor lighting that is installed shall be hooded or shielded so as to prevent 

either the spillage of lumens or reflection into the sky. Outdoor lighting shall be 
downward facing. 

 
2. The following uses/activities are not included in the proposed project and shall be 

prohibited at this site: 
  

(a) Any use which would direct a steady light or flashing light of red, white, green, or 
amber colors associated with airport operations toward an aircraft engaged in an 
initial straight climb following takeoff or toward an aircraft engaged in a straight 
final approach toward a landing at an airport, other than an FAA-approved 
navigational signal light or visual approach slope indicator. 

 
(b) Any use which would cause sunlight to be reflected towards an aircraft engaged 

in an initial straight climb following takeoff or towards an aircraft engaged in a 
straight final approach towards a landing at an airport. 

 
(c) Any use which would generate smoke or water vapor or which would attract 

large concentrations of birds, or which may otherwise affect safe air navigation 
within the area. (Such uses include landscaping utilizing water features, 
aquaculture, production of cereal grains, sunflower, and row crops, composting 
operations, trash transfer stations that are open on one or more sides, recycling 
centers containing putrescible wastes, construction and demolition debris 
facilities, fly ash disposal, and incinerators.)  

 
(d) Any use which would generate electrical interference that may be detrimental to 

the operation of aircraft and/or aircraft instrumentation. 
 
(e) Highly noise-sensitive outdoor nonresidential uses and hazards to flight. 
 
(f) Any use which results in a hazard to flight, including physical (e.g. tall objects), 

visual, and electronic forms of interference with the safety of aircraft operations. 
 
3. The attached notice of airport in vicinity shall be provided to all prospective purchasers 

and occupants of the property and be recorded as a deed notice.     
 
4. Any proposed stormwater basins or facilities shall be designed and maintained to 

provide for a maximum 48-hour detention period following the design storm, and remain 
totally dry between rainfalls. Vegetation in and around the detention basin that would 
provide food or cover for bird species that would be incompatible with airport operations 
shall not be utilized in project landscaping. Trees shall be spaced so as to prevent large 
expanses of contiguous canopy, when mature. Landscaping in and around the detention 
basin(s) shall not include trees or shrubs that produce seeds, fruits, or berries.   
 
Landscaping in the detention basin, if not rip-rap, should be in accordance with the 
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guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the 
“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure available at 
RCALUC.ORG which list acceptable plants from Riverside County Landscaping Guide 
or other alternative landscaping as may be recommended by a qualified wildlife hazard 
biologist. The infiltration basin shall be designed in accordance with all parameters 
identified in the Wildlife Hazard Management at Riverside County Airports: Background 
and Policy.

A notice sign, in a form similar to that attached hereto, shall be permanently affixed to 
the stormwater basin with the following language: “There is an airport nearby. This 
infiltration trench basin is designed to hold stormwater for only 72 hours and not attract 
birds. Proper maintenance is necessary to avoid bird strikes”. The sign will also include 
the name, telephone number or other contact information of the person or entity 
responsible to monitor the infiltration trench.

5. This project has been evaluated as consisting of a proposal to construct a 2,000 square 
foot Bar/Restaurant on 0.44-acres. Any increase in building area, change in use to any 
higher intensity use, change in building location, or modification of the tentative parcel 
map lot lines and areas will require an amended review to evaluate consistency with the 
ALUCP criteria, at the discretion of the ALUC Director.  

If you have any questions, please contact me, at (951) 955-6893  

Sincerely,
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION

______________________________________
Paul Rull, ALUC Director

Attachments: Notice of Airport in Vicinity
   

cc: Nohemi Peniche (applicant) 
Richard Ortiz (representative) 
Samuel Ramirez (property owner)  
Beth LaRock, Manager, Flabob Airport
ALUC Case File

\\tlma-22fsp02\ALUC\AIRPORT CASE FILES\Flabob\ZAP1045FL25\ZAP1045FL25.LTR.doc

_____________________________ _
Paul Rull ALUC Director
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