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     9:00 A.M. APRIL 21, 2021 
 AGENDA  

REGULAR MEETING 

RIVERSIDE COUNTY PLANNING COMMISSION 
COUNTY ADMINISTRATIVE CENTER 

First Floor Board Chambers 
4080 Lemon Street, Riverside, CA 92501 

https://planning.rctlma.org/ 
 

Pursuant to Government Code Section 54953(b) and Executive Order N-25-20, this meeting will be 
conducted by teleconference and at the place of hearing, as listed above.  Public access to the meeting 
location will be limited to comply with the Executive Order.  Public Comments will be accepted remotely via 
teleconference. 
 

Any person wishing to speak must complete a “Speaker Identification Form” at least 24 hours in advance. 

To submit your request to speak remotely please visit: planning.rctlma.org/Speak and complete the 
electronic form. You will receive an email confirming your request that will provide further instructions. 
Additional information is available on the Planning Department website.   
 

Any person wishing to make a presentation that includes printed material, video or another form of 
electronic media must provide the material to the Project Planner at least 48 hours prior to the meeting. 
 

In compliance with the Americans with Disabilities Act, if you require reasonable accommodations please 
contact Elizabeth Sarabia, TLMA Commission Secretary, at (951) 955-7436 or email at 
esarabia@rivco.org.  Requests should be made at least 72 hours prior to the scheduled meeting.      
 

CALL TO ORDER: 
SALUTE TO THE FLAG 
ROLL CALL 

1.0 CONSENT CALENDAR: 9:00 a.m. or as soon as possible thereafter (Presentation available upon 
Commissioners’ request) 

1.1 1.1 GENERAL VACATION and TERMINATION of MAINTENANCE OF CARAVEL LANE IN THE 
RANCHO CALIFORNIA AREA – Applicant: Michael Noel – Third Supervisorial District – Southwest 
Area Plan – Location: Caravel Lane in the Southwest Area – REQUEST: The Transportation 
Department is proposing to vacate and terminate the maintenance of Caravel Lane, pursuant to County 
of Riverside policies and procedures.  Project Planner: Paul Hillmer at (951) 955-6107 or email at 

phillmer@rivco.org.  
 

1.2 1.2 PLOT PLAN NO. 180010 – RECEIVE and FILE – Intent to Adopt a Negative Declaration – 

CEQ180026 – Applicant: T-Mobile – Engineer/Representative: Coastal Business Group – Owner: 
Desert Solitaire – First Supervisorial District – Mead Valley Zoning District – Mead Valley Area Plan: 
Rural Community – Very Low Density Residential (RC-VLDR) (1 Acre Minimum) – Location: Northerly 
of Oleander Avenue, easterly of Brown Street, southerly of Nandina Avenue, and westerly of Haines 
Street – 1.98 Gross Acres – Zoning Classification: Light Agriculture – 1 Acre Minimum (A-1-1) – 
REQUEST: Plot Plan No. 180010 proposes the construction and operation of a new, unmanned 
wireless communication facility disguised as a pine tree (monopine) consisting of a 50-foot-tall tower, 
three (3) dual panel antennas, three (3) panel antennas, three (3) RRUs, one (1) GPS antenna. In 
addition, the project would include ancillary ground mounted equipment within a 400 sq. ft. lease area 
surrounded by a 6-foot tall split-face block wall enclosure with three (3) new pine trees.  Project Planner: 
Gabriel Villalobos at (951) 955-6184 or email at gvillalo@rivco.org. 
 

2.0 GENERAL PLAN AMENDMENT INITIATION PROCEEDINGS: 9:00 a.m. or as soon as possible 
thereafter (Presentation available upon Commissioners’ request) 

 NONE 
 
 

https://planning.rctlma.org/
https://planning.rctlma.org/Public-Hearings
mailto:phillmer@rivco.org
mailto:gvillalo@rivco.org
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3.0 PUBLIC HEARING – CONTINUED ITEMS:  9:00 a.m. or as soon as possible thereafter 

3.1 CONDITIONAL USE PERMIT NO. 190034 and DEVELOPMENT AGREEMENT NO. 1900022 – Exempt from the 
California Environmental Quality Act (CEQA), pursuant to State CEQA Guidelines Section 15301 (Existing Facilities) 
and Section 15061(b)(3) (Common Sense Exemption) – Applicant: EEL – Riverside County, LLC – Fourth Supervisorial 
District – Thousand Palms Zoning District – Western Coachella Valley Area Plan: Community Development: Light 
Industrial (CD-LI) (0.25 – 0.60 FAR) – Location: Northerly of Adelaid Street, easterly of Front Street, and southerly of 
Northshore Street – 0.64 Acres – Zoning: Industrial Park (I-P) – REQUEST: Development Agreement No. 1900022 would 
impose a lifespan on the proposed cannabis project and provide community benefit to the Thousand Palms District. 
Conditional Use Permit No. 190034 proposes to use an existing 7,734 sq. ft. building as a storefront for a retail cannabis 
business with office space related to cannabis business and shall only occupy 1,792 sq. ft. of the entire building.  APN: 
650-360-021.  Continued from March 24, 2021.  Project Planner: Gabriel Villalobos at (951) 955-6184 or email at 
gvillalo@rivco.org.  
 

3.2 SPECIFIC PLAN NO. 343 AMENDMENT NO. 2, GENERAL PLAN AMENDMENT NO. 200005, CHANGE OF ZONE 
NO. 2000025, PLOT PLAN NO. 200021, and TENTATIVE PARCEL MAP NO. 38040 – Intent to Consider an 
Addendum to Certified Environmental Impact Report – EIR470 – Applicant: SoCal Arena Company, LLC/Stephen 
Collins – Representative: Meridian Consultants, LLC/Tony Locacciato – Fourth Supervisorial District – Thousand Palms 
Zoning District – Western Coachella Valley Area Plan: Community Development: Business Park (CD-BP) – Mixed Use 
Area (CD-MUA) – Commercial Tourist (CD-CT) – Commercial Office (CD-CO) – Very High Density Residential (CD-
VHDR) - Medium High Density Residential (CD-MHDR) - Open Space: Recreation (OS-R) – Zoning: Specific Plan Zone 
(North Star Ranch, Specific Plan No. 343) – Location: Northeasterly of Interstate 10 and Varner Road, easterly of Cook 
Street, westerly of Washington Street, northerly of 38th Avenue, and southerly of Chase School Road – 455.75 Acres 
(Entire Specific Plan) – REQUEST: The Specific Plan Amendment is a proposal to amend the existing Specific Plan by 
adding a Planning Area 11 for the purposes of accommodating a sports and events arena.  Existing Planning Area 8 
primarily will be reduced in size to accommodate Planning Area 11 and Planning Areas 4, 6B, and 7 would also have 
boundary changes to accommodate Planning Area 11. The Specific Plan Amendment also proposes to incorporate 
guidelines for signs specific to Planning Area 11, including guidelines for digital signage.  The General Plan Amendment 
is a proposal to modify the land use designations of the General Plan to match those as proposed by the Specific Plan 
Amendment, in particular to designate the proposed Planning Area 11 area as Commercial Tourist, and to modify 
Western Coachella Valley Area Plan Policy 15.4 to allow for alternative standards for free standing signs within Specific 
Plans with the inclusion of the following provision “e. the provisions of this policy shall not apply to signs and development 
located in a Specific Plan where the Specific Plan has sign design guidelines or standards”. The Change of Zone is a 
proposal to modify the Specific Plan Zoning Ordinance text to accommodate the proposed Planning Area 11 and to 
define the Specific Plan Planning Area boundaries.  The Plot Plan is a proposal to construct and operate a sports and 
events arena and hockey training facility totaling a maximum of 295,000 sq. ft. with a maximum height of 58 feet above 
ground level on 44.41 gross acres with 3,000 parking spaces.  The Tentative Parcel Map is a proposal to subdivide a 
101.58 gross acre area into four (4) parcels.  APNs: 695-100-004 through 695-100-014.  Continued from April 7, 2021.  

Project Planner: Russell Brady at (951) 955-3025 or email at rbrady@rivco.org.   

STAFF RECOMMENDS A CONTINUANCE TO MAY 5, 2021.  
 

4.0 PUBLIC HEARING – NEW ITEMS:  9:00 a.m. or as soon as possible thereafter 
 

4.1 CONDITIONAL USE PERMIT NO. 03662, REVISION NO. 1 – No New Environmental Document is Required – 
EA42193 – Owner/Applicant: Zeny Ward – Third Supervisorial District – Winchester Zoning Area – Winchester/Harvest 
Valley Area Plan – Community Development: Commercial Retail (CD-CR) – Community Development: Commercial 
Tourist (CD-CT) – Location: Northerly of Newport Road, easterly of Highway 79, southerly of Patton Avenue, and westerly 
of Patterson Avenue – 36.64 Gross Acres – Rural residential (R-R) – General Commercial (C-1/C-P) – REQUEST: 
Revision No. 1 to Conditional Use Permit No. 03662 proposes to extend the life of an existing 6.16 acre swap meet for 
10 years past its expiration date of February 16, 2021 to February 16, 2031. The current uses on site will remain, and 
no intensified or expanded uses are proposed.  Project Planner: Kathleen Mitchell at (951) 955-6836 or email at 
kmitchell@rivco.org. 
  

4.2 SPECIFIC PLAN NO. 106 AMENDMENT NO. 17, GENERAL PLAN AMENDMENT NO. 170001, CHANGE OF ZONE 
NO. 7347, TENTATIVE TRACT MAP NO. 37078, and PLOT PLAN NO. 170003 – Intent to Adopt a Mitigated Negative 
Declaration – Applicant: JBL Investments, Inc. – Allen Su – Representative: MDS, LLC – Third Supervisorial District – 
Rancho California Zoning Area – Southwest Area Plan – Community Development: Commercial Retail (CD-CR) – 
Community Development: Commercial Office (CD-CO) – Community Development: Light Industrial (CD-LI) – Open 

mailto:gvillalo@rivco.org
mailto:rbrady@rivco.org
mailto:kmitchell@rivco.org
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Space: Conservation (OS-C) – Location: Northwesterly of Winchester Road/State Route 79, northerly of Jean Nicholas 
Road, easterly of Leon Road, and southerly of Whisper Heights Parkway – Zoning: Scenic Highway Commercial (C-P-
S) – Commercial Office (C-O) – Industrial Park (I-P) – Open Area Combining Zone-Residential Developments (R-5) – 
30.62 Gross Acres – REQUEST: The Specific Plan Amendment is a proposal to change the land use designation from 
a mix of Community Development: Commercial Retail (CD-CR), Community Development: Commercial Office (CD-CO), 
Community Development: Light Industrial (CD-LI), and Open Space: Conservation (OS-C) to Community Development: 
Medium High Density Residential (CD-MHDR) as reflected in the proposed Specific Plan Land Use Plan. The General 
Plan Amendment is a proposal to change the land use designation from a mix of Community Development: Commercial 
Retail (CD-CR), Community Development: Commercial Office (CD-CO), Community Development: Light Industrial (CD-
LI), and Open Space: Conservation (OS-C) to Community Development: Medium High Density Residential (CD-MHDR) 
as reflected in the proposed Specific Plan Land Use Plan.  The Change of Zone is a proposal to change the zoning 
classification of the project site from Scenic Highway Commercial (C-P-S), Commercial Office (C-O), Industrial Park (I-
P), and Open Area Combining Zone-Residential Developments (R-5) to General Residential (R-3). The Tentative Tract 
Map is a Schedule “A” Subdivision of 30.62 acres into three (3) residential lots and three (3) open space lots for active 
recreation and detention basins.  The three (3) numbered residential lots would be subdivided into 154 condominium 
units.  The Plot Plan is a development plan for a total of 154 single-family detached condominium units, 308 garage 
parking spaces, 133 private on-street parking spaces, and 3.84 acres of recreation areas on the entire 30.62-acre project 
site.  APN: 480-160-023.  Project Planner: Russell Brady at (951) 955-3025 or email at rbrady@rivco.org.   

5.0 WORKSHOPS: 
 NONE 

6.0 RIVERSIDE COUNTY ADVISORY REDISTRICTING COMMISSION 

 NONE 

7.0 ORAL COMMUNICATION ON ANY MATTER NOT ON THE AGENDA 

8.0 PLANNING DIRECTOR’S REPORT 

9.0 PLANNING COMMISSIONERS’ COMMENTS 

mailto:rbrady@rivco.org
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Exhibit “A” 
CARAVEL LANE VACATION 

 
 

ALL OF LOTS “G” AND “H” (CARAVEL LANE 30.00 FOOT HALF-WIDTH) OF PARCEL 
MAP NO. 20903, IN THE COUNTY OF RIVERSIDE, STATE OF CALIFORNIA, AS 
SHOWN BY MAP RECORDED IN BOOK 137 OF PARCEL MAPS, PAGE 64, IN THE 
OFFICE OF THE COUNTY RECORDER OF RIVERSIDE COUNTY. 
 
 
CONTAINING 18,827 SQUARE FEET, MORE OR LESS. 
 
ALL AS SHOWN ON EXHIBIT “B” ATTACHED HERETO AND BY THIS REFERENCE 
MADE A PART HEREOF. 
 
SUBJECT TO COVENANTS, CONDITIONS, RESERVATIONS, RESTRICTIONS, 
RIGHTS OF WAY AND EASEMENTS OF RECORD, IF ANY. 
 
PREPARED BY: 
FLOYD SURVEYING 

 

                            __  5/29/2020   __ 
David A. Floyd  PLS #7676                                                                     Date 
Expires: 12/31/2020 

THIS DOCUMENT REVIEWED BY
RIVERSIDE COUNTY SURVEYOR.

BY:

DATE: 7/23/2020



THIS DOCUMENT REVIEWED BY
RIVERSIDE COUNTY SURVEYOR.

BY:

DATE: 7/23/2020



From : Michael Noel 02/06/2020

36210/36208 Caravel Lane 

Temecula, Ca. 92592 

(951) 312-0115

To: Transportation Department 

4080 Lemon St. 8th Floor 

Riverside, Ca. 92502

I am requesting the Parcel lot # G, which borders my property on the south be Vacated. The County 

Transportation Department told me that the easement was put there 34 years when the property was 

split in February 1986. The 30' easement known as Caravel Lane was dedicated in Feb. 1986 when the 

parcels were subdivided. The parcel known as Lot "G" on my property has never been developed into a 

road or any other drivable condition. Also, within the 30' easement there are Utilities. From the east 

side bordering Cibola Circle, there are electric and telephone lines underground that attach to 2 out of 

the ground power meters situated in the center of the easement. I have attached pictures. From the 

west side entrance to Caravel lane off Valencia Rd, there is Water, and power that run through Caravel 

lane. After contacting the power and water companies verbally on the phone, I was told that they would 

not move the utilities and that I would need to pay for all the utilities to be moved. The county 

Transportation Dept, as well as the CSA Department also has told me that they never plan to develop 

lot "G" into a road. If I wanted this road developed I would need to pay 100% of the cost. Since lot "G" 

known as Caravel Lane has never been developed and there no plans to ever develop it, I am applying it 

for Vacation of the road/easement. In 2019 the CSA did install a new road on Cibola Circle. This also 

gives us 3 accesses to our property for Fire and emergency vehicles if ever needed. I have had the 

property to vacate surveyed. All neighbors the border this easement has signed a Property Owner 

Authorization form stating they do approve the Vacate and we had them notarized. I have attached 

pictures of Lot G with a map showing the pictures location. Also, I have included 2 response letters. 1. 

From the County Transportation Division and one from CSA. They both state that they have no intention 

and never have intended to develop Lot G. The county of Transportation told me that it is a paper road 

and they suggested that I get it vacated. I have attached copy's listed below.

1. Parcel Map showing date of Feb. 1986

2. Legal Description map, Letter and Coordinates letter from the survey company of Floyd 

Surveying in Temecula, Ca.

3. Copy's of returned request from the County Transportation Department and the CSA 

Department showing that Mojahed Salama, Deputy Director stated the County has no intention 

of developing Lot G as well as a return request from Michael Franklin with CSA that they also 

have no intention on ever developing lot G.

4. Property owner Authorization forms from all neighbors the touch Lot "G" that have been 

notarized stating they all approve of the vacation.

5. 5 ground level photos showing project site with drawn map of photo locations.
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 Mark John Tundis
 Alex D. Lester

Phone: (909) 985-9643
Fax: (909) 985-3381

LAW OFFICES OF
MARK JOHN TUNDIS

984 WEST FOOTHILL BLVD., SUITE A
UPLAND, CA 91786

 

 

February 5, 2021 
 
Riverside County Planning Commission  
4080 Lemon Street, 12th Floor 
P.O. Box 1409 
Riverside, CA 92502 
 

Re: ABS2003: Application to Vacate Caravel Lane 
        
 

Dear Riverside County Planning Commission: 
 
 Our office represents property owner Michael Noel and Kathy Noel, Megan Kavand, and 
Ciamak Kavand as Defendants in litigation involving Caravel Lane, a parcel of land identified on 
Parcel Map 20903 recorded in Map Book 57 pages 97 thru 100 in the records of Riverside 
County as Lot G and H.  Lot G borders Michael Noel’s property, Parcel 3 APN 927-550-032, to 
the South. 
 
 I have personally spoken with many of Michael Noel’s neighbors in this area.  After 
speaking with these neighbors, we prepared declarations for them stating their position and 
opinion related to Lot G and H, otherwise known as Caravel Lane.  To summarize, these 
neighbors, seven of them, do not want a road to be constructed on Caravel Lane (where there 
currently is no road).  They are all in favor of vacating Caravel Lane as a public road so that no 
road would ever be constructed thereon.   
 
 Attached to this letter are the seven declarations that were gathered regarding the 
vacation of Caravel Lane. 
 
 

Very truly yours, 
 

LAW OFFICES OF MARK JOHN TUNDIS 

 

 
  By: _____________________________________ 

ALEX D. LESTER 
 
ADL 































Phone: 909.744.9723 

Cel: 805.320.2520 

LAW OFFICE OF K.M. NEISWENDER 
Land Use • Business • Environmental 

Email: KateLawVentura@gmail.com 

April 12, 2021 

By US Mail and Email: ctrinida@rivco.org 

To the Honorable Planning Commissioners 
County of Riverside 
4080 Lemon Street, 8th Floor 
Riverside CA 92501 

Mailing Address: 

Post Office Box 1225 
Blue Jay, California 92317 

Re: Opposition to General Vacation of Caravel Lane, Temecula 
Hearing: April 21, 2021 at 9:00 am 

To the Commissioners: 

I am writing on behalf of Susan and Chuck Boers, who strongly object to the general 
vacation of Lots G and Hof Parcel Map 20903, sometimes referred to as Caravel Lane. The 
Boers live adjacent to Caravel Lane and need to use it as a secondary fire access. It also provides 
access to a fire hydrant at the comer of Caravel Lane and Valencia Way. 

Caravel Lane Is A Public Dedicated Right of Way: Caravel Lane is one of three 
publicly dedicated rights-of-way created when Parcel Map 20903 was recorded in 1986 (a copy 
of Parcel Map 20903 is attached as Exhibit A). Eight lots were designated on Parcel Map 
20903, and lettered "A" through "H." Lots A and B were named Valencia Way. Lots C and D 
are part of Alta Mesa Court. Lots E and F were named Cibola Lane. Lots G and H comprise 
Caravel Lane. The Boers' property abuts Cibola Lane/Lots E and F. The Noel property abuts 
both Cibola Lane and Caravel Lane, at Lots F and G. All of these lots are 30-feet in width. 

The address for the Noel property is 36210 Caravel Lane. It is noted on the Deed to the 
Noel property. The Deed also shows that Michael Noel owns Parcel 3 of Parcel Map 20903, and 
does not show ownership in Lots F and G. The Noel Deed is attached as Exhibit B. 

Riverside County's Judge Marquez Has Determined the Noel Encroachments on 
Lots F and G Are a Public Nuisance. _In March of 2021, Judge Raquel Marquez of the 
Riverside County Superior Court confirmed that Lots F and Gare dedicated public rights of way, 
and that Michael Noel - the party here seeking vacation of Caravel Lane - has constructed and is 
maintaining encroachments in Caravel Lane (see Order on Motion for Summary Adjudication, 
attached as Exhibit C). The Court has ruled that Michael Noel (and his co-occupants) are 
maintaining a Public Nuisance on Lots F and G, by preventing the use of those lots. 
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Caravel Lane, Lots G and H, Are Necessary For Fire Protection. Judge Marquez's 
ruling of Public Nuisance is part of a lawsuit that was filed in December of 2018, asking Mr. 
Noel and his co-occupants to allow use of Caravel Lane for secondary fire access, as well as 
access to the fire hydrant at Lots H and A. 

Temecula is a high-fire area. There is one fire hydrant on Alta Mesa Court, about 400 
feet from the Boers' residence. That hydrant serves eleven large properties. There is a second 
hydrant to the south, off Lot H, about 650 feet from the Boers' house (a map from Rancho Water 
showing the location ofthis hydrant is attached as Exhibit D, along with a photo of the hydrant 
itself). If Temecula is hit with a serious fire, fire crews could access either or both the hydrants 
to keep the neighborhood safe. With the blockages maintained by Michael Noel and his co­
occupants on Lot G, use of the secondary access and the second fire hydrant will be impossible. 

The Boers' property has only a single egress, to the north via Alta Mesa Court - which 
ends in a culdusac to the east - either via a driveway or via Lot F to Alta Mesa Court (the two 
driveways are only 50-100 feet apart). A second egress would provide additional fire protection, 
an egress from the south of the Boers' property to Lot G, then out to Pauba Road to the 
southwest. If Alta Mesa Court is not passable due to fire, the route to the south would provide a 
secondary access, which is critically important in a high fire area. 

This entire neighborhood is in a "State Responsibility Area," or SRA, which is an area of 
enhanced fire risk. To take away secondary access and block access to a second hydrant is the 
height of folly. The vacation of Caravel Lane benefits only Michael Noel, and will create a 
higher fire risk of harm to the entire neighborhood. 

The CalFire Very High Fire Hazard Severity Zone ("VHFHSZ") mapping of Riverside 
County (from September 2018) shows the Boers' property as being within the VHFHSZ. Source 
info can be found here: 
https://koordinates.com/layer/96850-riverside-county-ca-fire-hazard-severity-zones. A copy of 
the map published by CalFire is attached to as Exhibit E. 

Similarly, the California Public Utilities Commission Fire-Threat Map was developed 
under Rulemaking 15-15-006 and adopted by the PUC's Safety and Enforcement Division in 
January 2018. That map shows the Boers' property in a Tier 3 Extreme High Fire-Threat District. 
The source information can be found at: https://ia.cpuc.ca.gov/firemap/#. A copy of the map 
published by the Public Utilities Commission is attached as Exhibit F. 

STAFF COMMENTS: In the past few months, we have corresponded with staff 
concerning this matter. Although the Staff Report has not come out, but we provide the 
following based on our conversations with staff. 

The Full Turnaround Requirement: Staff is expected to recommend the vacation, on 
the basis Caravel Lane is not necessary or important to the neighborhood's ability to protect itself 
from fire. If you agree, then certain changes must be made to provide a minimum level of safety. 
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Cibola Lane is 650 feet in length (see Survey Encroachment Report, attached as Exhibit 
G). Because this neighborhood is within a State Responsibility Area, the Riverside County Fire 
Marshall has published a Technical Policy (TP-16-001, effective date 08/08/2016, amended 
January 2020), which applies to the single family residences affected by the vacation application. 

In that Technical Policy (attached as Exhibit H), a turnaround shall be provided to all 
building sites over 300 feet in length; as noted on the attached survey, Cibola Circle is 650 feet in 
length. The turnaround can be one of three designs, but one is required. Based on TP-16-001 and 
the turnaround requirements in a State Responsibility Area, a turnaround is definitely required at 
the intersection of Lots F and G; i.e., at the junction of Cibola Lane and Caravel Lane. 

Furthermore, TP-16-001 states this: 

"Turnouts: When a fire apparatus access road exceeds 150 feet in length, but less than 
800 feet in length, a turnout shall be provided near the midpoint of the fire apparatus 
access road. Where the fire apparatus access road exceeds 800 feet, turnouts shall be 
provided no more than 400 feet apart. Turnouts shall be a minimum of 12 feet wide and 
30 feet long with a minimum 25 foot taper on each end." 

Because Cibola Lane is 650 feet in length, there must be a turnout at the mid-point of Cibola 
Lane. There is no way to waive this requirement: it is a valid regulation in this County, in those 
areas that are SRAs, and must be enforced. 

State Fire Codes also require turnarounds and turnouts ( excerpts from the State Fire 
Codes are attached as Exhibit I). There must be a minimum 40-foot turnaround and there must 
be a turnout half-way up Cibola Circle. Since Mr. Noel is asking for the vacation of Caravel 
Lane, then the turnaround and turnout should be on his land, and not affect the Boers' property. 

We have raised these issues with staff, which has not responded to our concerns. 

The All-Weather Road Condition: The same Technical Policy addresses the question of 
all-weather roads. TP-16-001 (Exhibit H) states: 

"Surface and Load Capacities: Fire apparatus access roads shall be designed to support 
the imposed loads of fire apparatus [40,000 pound live load (gross vehicle weight) 
distributed over two axles] and shall be surfaced so as to provide all-weather driving 
capabilities [ rear wheel drive apparatus] for the length and grade( s) of the fire apparatus 
access road. Storm water runoff/erosion control shall be incorporated. The final plans 
for the road construction, surface and storm water runoff/erosion control shall be 
signed and stamped by a California registered civil engineer responsible for the 
preparation of the design." 

No engineered plans for Cibola Circle have been provided. It is our contention that Cibola Circle 
is not an "all weather road" suitable for fire apparatus. 
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Fence Obstructions: Per the County's Residential Rural Road standards (Exhibit J), 
Cibola Circle must be a minimum of 24 feet wide. The dedicated public right of way is 30 feet in 
width, and that must be honored by the County as there is no application to vacate all or a portion 
of Lots E and F. The 30 foot right of way includes a six-foot utility easement. 

As noted on the attached Survey Encroachment Report (Exhibit G and confirmed in the 
Court's ruling on the Motion for Summary Adjudication, Exhibit C), Mr. Noel's fence 
encroaches into the public right of way by 7 .5 feet. In that area, Cibola Circle is only 22.5 feet 
wide. Therefore, even if the Fire Department claims it is "OK" with the limited access, County 
law and regulation is not. The roadway must be 24 feet wide per County Residential Rural Road 
standards, and there is also the utility easement of six feet which is not being protected by these 
actions. The fence encroachments on Lot F must be removed. 

Requirement for Installation of Fire Hydrant: Like Cibola Circle, Caravel Lane is 650 
feet in length. Right now, there is a fire hydrant at Caravel Lane and Valencia, that is more than 
350 feet from the Noel residence. The next closest fire hydrant is approximately 550 feet from 
the Noel residence. 

Riverside County Fire published Fire Hydrant Requirements in 2017 (a copy is attached 
as Exhibit K) that states the following: 

"When any portion of the building protected is in excess of 350 feet from a public fire 
hydrant as measured by an approved route around the exterior of the building, there shall 
be provided, on-site fire hydrants and mains capable of supplying the required fire flow." 

In addition to this, the Rancho Water District is bound by Fire Department requirements that a 
hydrant must be placed "at every intersection." There is one at Caravel Lane and Valencia 
(comer of Lots Hand A) but not one at Cibola Circle and Caravel Lane. 

Appendix CC to the State Fire Regulations (CC105.1) regarding placement of hydrants 
states that the spacing between hydrants shall be no more than 500 feet, and only 400 feet when 
there is a dead end road. By making Cibola Circle a dead end road, then there must be a hydrant 
installed at the end of Cibola. The closest hydrant to the Boers' house is 450 feet; the next 
closest one is 650 feet from the Boers' property line, at Lots Hand A. Therefore, a new hydrant 
must be installed in order to comply with both state and local fire regulations. 

Placing a new hydrant at the junction of Cibola Circle and Caravel Lane would do two 
things: first, bring the Noel residence into compliance with existing fire codes, and second, 
mitigate the Boers' loss of access to the hydrant at Caravel and Valencia. This is a reasonable 
request, given that the loss of access to the CaravelN alencia hydrant creates a fire danger for the 
Boers' residence, and cuts off secondary fire egress for the Boers' property as a whole. 

We have spoken with a number of the neighbors, who agree that additional fire hydrants 
are necessary, and who oppose the vacation of Caravel Lane. A Petition from the neighbors will 
be sent under separate cover. 



The Honorable Planning Commission 
April 12, 2021 
Page Five 

The General Vacation of Caravel Lane Must Be Denied. There is no valid reason to 
eliminate a necessary secondary access for the Boers' property, and the neighborhood. 

The Boers already have a Court order requiring Mr. Noel to remove his encroachments on 
Lot G, so that Caravel Lane can be used for secondary fire access and to access the fire hydrant. 
This Commission should not interfere with that order. 

It will be safer for everyone in this neighborhood to keep Caravel Lane open for use. We 
need not remind this Commission of the dangers of having only one access out of a 
neighborhood. Please protect these homeowners and deny the requested vacation of Caravel 
Lane. 

Attachments 
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The undersigned Grantor(s) declare that the DOCUMENT TRANSFER TAX IS: 
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xx c:omputed on the full value of the interest of property conveyed, or 

computed on the full value less the value of liens or encumbrances 
remaining thereon at the time of sale. 
OR transfer is EXEMPT from tax for the following reason: 

FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, 
JEFF KIMURA and KIMBERLY S. KIMURA, HUSBAND AND WIFE, AS JOINT TENANTS 

hereby GRANT(S) to 
• MICHAEL P. NOEL, 'AN UNMARRIED MAN 
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PARCEL 3 OF PARCEL MAP 20903 AS SHOW~--B~;:rvi°AP RECORDE•D:IN BOOK 137 OF PARCEL MAPS, PAGE 64, 
RECORDS OF RIVERSIDE COUNTY, CALIFORNIA ____ .. --- -·· ... --·- -

Dated March 17, 2004 

STATE OF CAL\F,QRNIA. -< 
COUNTY OF K..I tl <:'.ii. 'fs'1 A::f , _ .. \ 
ON 3\ \?., \ b Y . ?~~i~ra me P~0·(~ f2 ~Y~Ca Y'.:.: 
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SUPERIOR COURT OF CALIFORNIA, COUNTY OF RIVERSIDE 
Southwest Justice Center 

Ruling on Matter Submitted re: Motion for Summary Adjudication 3/22/2021 

MCC1801445 
BOERS vs KELLY 

Honorable Raquel A. Marquez, Judge 
A. Alvarado, Courtroom Assistant 
Court Reporter: None 

APPEARANCES: 
No Appearances 

03/23/2021 
8:30 AM 

Department S303 

Court subsequently rules on:03/22/2021 for Hearing re: Motion for Summary Adjudication on 1st 
Amended Complaint of BOERS by JOHANCHARLES V BOERS, SUSAN L BOERS. 
GRANT Plaintiffs' requests for judicial notice. GRANT Defendants' requests for judicial notice. 

OVERRULE Defendant's objections: 9, 10, 11 , 15, 16, 17, 18, 19, 22, and 29-41. DE CINE to rule on 
remaining objections. ADMIT Michael Noel's supplemental declaration filed on 2/4/21. All other 
evidence, arguments, and briefing filed on 2/4/21 that exceeds the Court's 1 /14/21 further briefing 
order (limited to damages and a response to supplemental declarations by Boers and Fowler) will not 
be considered. 

GRANT the motion as to the first (Public Continuing Nuisance) and fourth (declaratory relief) causes 
of action. 

Plaintiffs have established all of the elements for a public nuisance cause of action and Defendants 
have not shown there are any triable issues of material fact. 

Creation/Maintenance of the Nuisance 
Fowler conducted an initial survey of the land on April 4, 2018 and a second survey of the land on 
December 16, 2020. (Fowler Deel. & Ex. AA.) The surveyor, Mr. Fowler, provides a declaration 
describing the encroachments in detail. Fowler notes there are encroachments into the public right of 
way called out as Lot "F," Cibola Circle and the accessible portion of Caravel Lane. There is a chain­
link fence that prohibits public use of approximately 212 square feet of Lot F and encroaches into Lot 
F by as much as 7.5. feet. Another encroachment into Lots F and G include a chain-link fence and 
vehicle gate along with a 6-inch diameter irrigated tree, both of which block access and use of 
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SUPERIOR COURT OF CALIFORNIA, COUNTY OF RIVERSIDE 
Southwest Justice Center 

Ruling on Matter Submitted re: Motion for Summary Adjudication 3/22/2021 

MCC1801445 
BOERS vs KELLY 

Honorable Raquel A. Marquez, Judge 
A. Alvarado, Courtroom Assistant 
Court Reporter: None 

03/23/2021 
8:30 AM 

Department S303 

Caravel Lane westerly to Valencia Way. (Fowler Deel. & Ex. AA.) Additionally, Susan Boers' 
declaration provides photographs of visible encroachments and obstructions. (See original 
declaration and supplemental declaration, Ex. DD.) Finally, Fowler notes these encroachments "are 
for the benefit of and were most likely constructed by the current resident of [Parcel 3 - the Noel's 
property]. " (Fowler Deel. & Ex. AA.) And the declaration of Michael Noel admits to erecting and 
maintaining various encroachments and obstructions on Lot G and F. (Noel Deel. ,r,r5-7.) 

Affecting a Substantial Number of People 
Defendants argue Plaintiffs have not proven that the alleged nuisance affects a substantial number of 
people at the same time. Defendants contend that, at most, Plaintiffs have alleged they are 
individually impacted by the nuisance, but there is no evidence anyone other than Plaintiffs have 
been impacted. Plaintiffs , however, established that the public has a right to use the public dedicated 
rights of way and provided evidence that the encroachments prevent this use. (See Fowler Supp. 
Deel.) 

Would an Ordinary Person be Reasonably Annoyed/Disturbed? 
Plaintiffs provided evidence that these properties are in a high-fi re area. (RJN Nos. 4 & 5; Boers Deel. 
,r,r2-4, 7 and Exs. A-8.) The encroachments may prevent access to the southerly portion of Plaintiffs' 
property (Fowler Deel. and Ex. AA) and that some emergency vehicles may have issues accessing 
the property because of turning radius issues (ibid). Plaintiffs have shown an ordinary person would 
be reasonably annoyed or disturbed by this (regardless of an individual lack of concern by some 
neighbors)- most people would be deeply concerned if their property was difficult to access and they 
lived in a high-fire area. 

Harm 
Plaintiffs established there are encroachments on the public right of way that prevents access to their 
property. (Fowler Deel. & Boers Deel. generally) Defendants have not provided any evidence of social 
utility in maintaining these encroachments , or that the social utility of these encroachments outweighs 
the seriousness of Plaintiffs ' safety concerns. 

Consent 
Plaintiffs provide a timeline of encroachments that were installed after the Boers moved into the 
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SUPERIOR COURT OF CALIFORNIA, COUNTY OF RIVERSIDE 
Southwest Justice Center 

Ruling on Matter Submitted re: Motion for Summary Adjudication 3/22/2021 

MCC1801445 
BOERS vs KELLY 

Honorable Raquel A Marquez, Judge 
A Alvarado, Courtroom Assistant 
Court Reporter: None 

03/23/2021 
8:30 AM 

Department S303 

property, to which they did not consent. (Boers Deel. 117.) Defendants admit that many of the 
encroachments and obstructions were erected after the Boers moved into the property. (Noel Deel. 
11116, 8.) With respect to the obstructions that were erected prior to the Boers moving into the property, 
there is evidence that Defendants maintained those obstructions and their failure to remove them is 
something Plaintiffs objected to - Plaintiffs voiced their objection, hired a surveyor, and contacted 
County officials regarding how to clear the land. (Boers Deel. 119.) 

Harm Different than the Harm Suffered by the General Public 
The harm Plaintiffs complain of with respect to themselves is the lack of access to their property for 
fire protection purposes. (Plaintiff's Separate Statement 11118-12.) This is different than the harm to the 
public who are unable to access a public right of way. 

Defendant's Conduct as Substantial Factor in Causing Harm 
Plaintiffs provided evidence that Defendants created and maintain the encroachments. Michael Noel 
admits to erecting and maintaining various encroachments and obstructions on Lot G and F. (Noel 
Deel. i-m5-7.) The encroachments are directly causing Plaintiffs' harm. 

Statute of Limitations 
There is no statute of limitations on a public nuisance. (Civ. Code §3490 ("No lapse of time can 
legalize a public nuisance, amounting to an actual obstruction of public right); see also Rutter Guide: 
Civil Procedure Before Trial Claims and Defenses, Real Property Ch. 11, Part IV(B).) 

Moreover, both parties agree that some of the encroachments were installed or extended within the 
three years immediately preceding Plaintiff's Complaint. Susan Boers' declaration acknowledges that 
some encroachments on Lots F and G already existed when her family moved into their home in July 
2017. (5/15/20 Boers Decl.116.) However, Boers argues that after this lawsuit was filed, Defendants 
"began to add more encroachments to both Lots F and G." (Ibid .) Boers contends that numerous 
encroachments were added to Lots F and G in the eight months prior to Plaintiffs fil ing their 
complaint. (5/15/20 Boers Deel. 117.) The evidence shows that at least some of the encroachments 
were installed within the three years immediately preceding Plaintiffs' filing of the original complaint. 

Finally, Plaintiffs have provided evidence that the nuisance, here, is a continuing nuisance. The 
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SUPERIOR COURT OF CALIFORNIA, COUNTY OF RIVERSIDE 
Southwest Justice Center 

Ruling on Matter Submitted re: Motion for Summary Adjudication 3/22/2021 

MCC1801445 
BOERS vs KELLY 

Honorable Raquel A. Marquez, Judge 
A. Alvarado, Courtroom Assistant 
Court Reporter: None 

fence, trees, and other items can be removed from the lots and abated. 

03/23/2021 
8:30 AM 

Department S303 

As to the first and fourth causes of action, the Motion for Summary Adjudication is granted. 
Court's ruling sent to JOHANCHARLES V BOERS, SUSAN L BOERS, MICHAEL NOEL, CIAMACK 
KAVAND, MEGHAN KAVAND, KATHY NOEL by mail on 03/23/21. 
Minute entry completed. 
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Title: 

Riverside County Fire Department 
Office of the Fire Marshal 

2300 Market St., Ste. 150, Riverside, CA 92501 Ph. (951) 955-4777 Fax (951) 955-4886 

Technical Policy 

Fire Apparatus Access and Fire Protection Water Supplies for One- and Two-Family 
Dwellings, Additions Thereto and Associated Accessory Structures 

Technical Policy: # TP 16-001 I Effective Date: 08/08/2016 I Revised Date: 01/07/2020 
Code References: 2019 California Fire Code, Sections 102.5, 503, 507, and 
California Code of Regulations, Title14, Section 1270 et al. SRA Fire Safe Reoulations 

Purpose 

The Riverside County Fire Department (RCFD) Office of the Fire Marshal (OFM) has prepared this 
policy to provide guidance to building officials, contractors, architects, business owners, consultants 
and the general public on local interpretations and practices that are considered to be in compliance 
with the California Fire Code (CFC). The purpose is to identify fire apparatus access and fire 
protection water supply requirements for one- and two-family dwellings, additions thereto and 
associated accessory buildings including, but not limited to, delineating when a driveway (or portion 
thereof) is considered a fire apparatus access road. The intent is to clarify aspects of the code that 
are vague or non-specific by addressing selected issues under normal conditions. The requirements 
of this policy shall not be construed as altering any existing code, law or regulation which may require 
fire protection features not covered or alluded to in these requirements, nor shall they waive any 
requirements of any code, law or regulation. The reader is cautioned that the guidance detailed in 
this policy may or may not apply to their specific situation, and that the OFM retains final authority to 
determine compliance. 

Scope 

This policy is applicable to new one- and two-family dwelling, additions to existing one- and two­
family dwelling and one- and two-family dwelling accessory building construction proposed at one­
and two-family dwelling parcels that contain no more than two buildings, with no more than three 
dwelling units and any number of accessory buildings. 

Fire Apparatus Access Requirements for Driveways at Individual Parcels 

Fire Apparatus Access Road - Where Required 
Fire apparatus access roads shall extend to within 150 feet of all portions of the facility and all 
portions of the exterior walls of the first story of the building as measured by an approved route 
around the exterior of the building or facility. When the building is equipped throughout with an 
approved automatic fire sprinkler system, this distance is permitted to be extended from 150 feet to 
300 feet. 

Fire Apparatus Access Road Width and Vertical Clearance 
Fire apparatus access roads shall have an unobstructed driving surface width of not less than 12 
feet, exclusive of shoulders, and 1 foot on each side for a total 14 feet unobstructed horizontal 
clearance, with an unobstructed vertical clearance of 13 feet 6 inches. 

Grade 
Unless otherwise approved by the RCFD Fire Marshal, the grade of a fire apparatus access road 
shall not exceed 16 percent and the cross slope shall not exceed 2.5 percent. 
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Angles of Approach and Departure 
The angles of approach and departure for fire apparatus access roads shall be a maximum of 6 
percent grade for 25 feet of approach/departure. 

Turning Radius 
The inside turning radius of a fire apparatus access road shall be in accordance with any of the 
following: 

• For curves of 18 to 50 feet inside radius, the driving surface shall be 20 feet minimum. A 56 
foot straight leg is required between turns in a compound curve to provide sufficient recovery 
distance for the apparatus. 

• For curves greater than 50 but less than or equal to 100 feet inside radius, the driving surface 
shall be 16 feet. 

• For curves greater than 100 but less than or equal to 200 feet inside radius, the driving 
surface shall be 14 feet. 

• For curves greater than 200 feet inside radius, the driving surface shall be 12 feet. 

An alternate design meeting the intent for apparatus turning may be approved by the RCFD Fire 
Marshal. 

Turnarounds 
For those parcels located in the Local Responsibility Area (LRA): 

• A turnaround shall be provided to all building sites on fire apparatus access roads over 150 
feet in length, and shall be within 50 feet of the building. 

• The minimum outside turning rad ius for a turnaround shall be 38 feet, not including parking. 
If a hammerhead/T is used instead, the top of the 'T' shall be a minimum of 80 feet in length. 

For those parcels located in the State Responsibility Area (SRA): 
• A turnaround shall be provided to all building sites on fire apparatus access roads over 300 

feet in length, and shall be within 50 feet of the building. 
• The minimum outside turning radius for a turnaround shall be 40 feet, not including parking. 

If a hammerhead/T is used instead, the top of the "T" shall be a minimum of 60 feet in length. 

The cross slope within a turnaround shall not exceed 5 percent in all directions. 

Example diagrams of approved turnarounds 
LRA: 

l==----~B·OR----~-~ 
40FT---+- - 40FT-j 

T 
20FT 

1 
l ll□rrrr l 

12FT 

12FT 
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Turnouts 
When a fire apparatus access road exceeds 150 feet in length, but less than 800 feet in length, a 
turnout shall be provided near the midpoint of the fire apparatus access road. Where the fire 
apparatus access road exceeds 800 feet, turnouts shall be provided no more than 400 feet apart. 
Turnouts shall be a minimum of 12 feet wide and 30 feet long with a minimum 25 foot taper on each 
end. 

Surface and Load Capacities 
Fire apparatus access roads shall be designed to support the imposed loads of fire apparatus 
[40,000 pound live load (gross vehicle weight) distributed over two axles] and shall be surfaced so 
as to provide all-weather driving capabilities [rear wheel drive apparatus] for the length and grade(s) 
of the fire apparatus access road. Storm water runoff/erosion control shall be incorporated. The 
final plans for the road construction, surface and storm water runoff/erosion control shall be signed 
and stamped by a California registered civil engineer responsible for the preparation of the design. 

Bridges and Elevated Surfaces 
Bridges or an elevated surface used as part of a fire apparatus access road shall be designed, 
constructed and maintained in accordance with CFC Section 503.2.6. 

Gates 
Gates securing fire apparatus access roads shall comply with all of the following: 

• 
• 

• 
• 

• 
• 

Minimum unobstructed gate width shall be not less than 14 feet. 
For parcels located in the SRA, gates shall be setback from the intersecting roadway at least 
30 feet and shall open to allow a vehicle to stop without obstructing traffic on that road. 
Gates shall be swinging or sliding type . 
Gates shall have an approved means of emergency operation: 

o Manually operated gates shall not be locked with a padlock or chain and padlock 
unless, 

• a Knox box containing the key to the padlock is installed at the gate in an 
approved location, or 

• a Knox padlock capable of unlocking the gate is utilized, or 
• other means of emergency operation acceptable to the RCFD Fire Marshal 

are provided. 
o Electric gates shall include the capability of being opened via a Knox key switch in an 

approved location. 
Electric gate operators, where provided, shall be listed in accordance with UL325 . 
Gates intended for automatic operation shall be designed, constructed and installed to 
comply with the requirements of ASTM F2200. 

Premises Identification 
New buildings shall have approved address numbers, building numbers or approved building 
identification placed in a position that is plainly legible and visible from the street or road fronting the 
property. These numbers shall contrast with their background. Address numbers shall be Arabic 
numerals or alphabet letters. Numbers shall be a minimum of 4 inches high with a minimum stroke 
width of 0.5 inches. Where access is by means of a private road and the building cannot be viewed 
from the public way, a monument, pole or other sign or means shall be used to identify the 
structure(s). For those parcels located in the State Responsibility Area (SRA), numbers, and 
symbols shall also be reflectorized, contrasting with the background color of the sign. 

Fire Protection Water Supply 

New one- and two-family dwellings shall comply with CFC Section 507. 
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Additions to Existing One- and Two-Family Dwellings 

Fire Apparatus Access 

Additions to existing one- and two-family dwellings shall comply with the provisions for new one­
and-two family dwellings except as modified below: 

• Additions up to 1000 square feet in area are exempt from additional fire apparatus access 
requirements. 1 • 2 

Fire Protection Water Supply 

Additions to existing one- and two-family dwellings shall comply with the provisions for new one­
and-two family dwellings except as modified below: 

• Additions up to 600 square feet in area are exempt from fire protection water supply 
confirmation provided the addition does not cause an increase in minimum fireflow demand 
in accordance with CFC Appendix B Section B 105.1.1 

• Additions up to 1000 square feet in area are exempt from fire flow confirmation provided the 
addition does not cause an increase in minimum fireflow demand in accordance with CFC 
Appendix B Section B 105.1 and there is an existing private fire protection water tank on the 
project parcel or an existing fire hydrant within 1000 feet of all exterior ground floor walls of 
the addition.1 

Accessory Structures3 (must be accessory to One- or Two-Family Dwellings) 

Fire Apparatus Access 

Accessory structures shall comply with the provisions for new one- and two-family dwellings except 
as modified below: 

• Accessory structures up to 600 square feet in area are exempt from additional fire apparatus 
access requirements if all exterior ground floor walls of the accessory structure are within 150 
feet from an approved existing residential driveway .1 · 4· 5 

Fire Protection Water Supplies 

Accessory structures shall comply with the provisions for new one- and two-family dwellings except 
as modified below: 

• Accessory structures up to 600 square feet in area are exempt from fire protection water 
supply confirmation. 1• 4 

• Accessory structures up to 50% of the area of the largest existing building on the parcel are 
exempt from fire flow confirmation if there is an existing private fire protection water tank on 
the parcel or an existing fire hydrant within 1000 feet of all exterior ground floor walls of the 
accessory structure. 1

• 
4 

1 Exemption permitted a maximum of one time per parcel. 
2 Exemption permitted only if the building and addition are equipped with an approved automatic sprinkler system 
throughout or, if not equipped with an approved automatic sprinkler system throughout, there will be no more than 
two (2) one- and two-family dwellings on the parcel with the construction of the addition. 
3 One story detached accessory structures up to 120 square feet in area are exempt from construction permit 
requirements. 
4 The accessory structure must be separated from other existing accessory structures and existing one- and two­
family dwellings by a minimum distance of ten (10) feet or as otherwise permitted to be considered independent 
buildings by the California Residential Code or California Building Code as applicable. 
5 Exemption permitted only if the new accessory structure will be equipped with an approved automatic sprinkler 
system throughout or, if not equipped with an approved automatic sprinkler system throughout, there will be no more 
than two (2) accessory structures without approved automatic sprinkler systems throughout on the parcel with the 
construction of the new accessory structure. 
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EXCERPTS FROM STATE FIRE CODE 

1273.05. Turnarounds 
(a) Turnarounds are required on driveways and dead-end roads. 
(b) The minimum turning radius for a turnaround shall be forty ( 40) feet, not including parking, 
in accordance with the figures in 14 CCR§§ 1273.05(e) and 1273.05(f). If a hammerhead/Tis 
used instead, the top of the "T" shall be a minimum of sixty ( 60) feet in length. 
(c) Driveways exceeding 150 feet in length, but less than 800 feet in length, shall provide a 
turnout near the midpoint of the driveway. Where the driveway exceeds 800 feet, turnouts shall 
be provided no more than 400 feet apart. 
(d) A turnaround shall be provided on driveways over 300 feet in length, and shall be within fifty 
(50) feet of the building. 
(e) Each dead-end road shall have a turnaround constructed at its terminus. Where parcels are 
zoned five (5) acres or larger, turnaround shall be provided at a maximum of 1,320 foot intervals. 

1273.06. Turnouts 
Turnouts shall be a minimum of twelve (12) feet wide and thirty (30) feet long with a minimum 
twenty-five (25) foot taper on each end. 

1273.09. Gate Entrance 
(a) Gate entrances shall be at least two (2) feet wider than the width of the traffic lane(s) serving 
that gate and a minimum width of fourteen (14) feet unobstructed horizontal clearance and 
unobstructed vertical clearance of thirteen feet, six inches (13'6"). 
(b) All gates providing access from a road to a driveway shall be located at least thirty (30) feet 
from the roadway and shall open to allow a vehicle to stop without obstructing traffic on that 
road. 
( c) Where a one-way road with a single traffic lane provides access to a gated entrance, a forty 
( 40) foot turning radius shall be used. 
( d) Security gates shall not be installed without approval and where security gates are installed, 
they shall have an approved means of emergency operation. Approval shall be by the local 
authority having jurisdiction. The security gates and the emergency operation shall be maintained 
operational at all times. 

1273.08. Dead-End Roads 
(a) The maximum length of a dead-end road, including all dead-end roads accessed from the 
dead-end road, shall not exceed the following cumulative lengths, regardless of the numbers of 
parcels served: 
parcels zoned for less than one acre - 800 feet parcels zoned for 1 acre to 4.99 acres - 1320 feet 
parcels zoned for 5 acres to 19.99 acres - 2640 feet parcels zoned for 20 acres or larger- 5280 
feet 
All lengths shall be measured from the edge of the road surface at the intersection that begins the 
road to the end of the road surface at its farthest point. Where a dead-end road crosses areas of 
differing zoned parcel sizes requiring different length limits, the shortest allowable length shall 
apply. 
(b) See 14 CCR§ 1273.05 for dead-end road turnaround requirements 
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DESIGN STANDARDS EXCEPT PAVEMENT WIDTH AND RN-I SHALL BE THE SAME AS THOSE FOR A 
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REQIDREMENTS FOR FIRE HYDRANTS 

DATE: January 2, 2017 
INFORMATION BULLETIN: D-16-005 
APPROVED BY: J McDowell 

Definitions: 

Standard fire hydrant - shall consist of one 2 ½ inch outlet and one 4 inch outlet, wet barrel. 
Super fire hydrant - shall consist of two 2 ½ inch outlets and one 4 inch outlet, wet barrel. 
Public fire hydrant - a valve connection on a water supply system having one or more outlets and 
that is used to supply hose and fire department pumpers with water. 
Private fire hydrant - a valve connection on a water supply system having one or more outlets and 
that is used to supply hose and fire department pumpers with water on private property. 

Policy: 

Any construction project requiring a fire flow of 1500 gallons per minute or less shall be required 
to have standard fire hydrants installed. 
A fire flow requirement of more than 1500 gallons per minute will require the installation of super 
fire hydrants. 
Public fire hydrants shall be spaced a maximum of 350 feet apart. 
When any portion of the building protected is in excess of 350 feet from a public fire hydrant as -;f 
measured by an approved route around the exterior of the building, there shall be provided, on-site 
fire hydrants and mains capable of supplying the required fire flow. 
Private fire hydrants shall be spaced according to the 2016 California Fire Code, Appendix C. 
Single family residences equipped with fire sprinklers shall have fire hydrants spaced a maximum * 
of 500 feet apart, dead end streets or roads shall not exceed 400 feet from the end of the street or 
road. 
A 10% spacing adjustment is allowed when approved by the Fire Marshal. 

Hydrant Markings: 

Class AA 2000 GPM + are to have Green tops and Caps 
Class A 1000-1999 are to have a Green Top 
Class B 500-999 GPM are to have a Orange top 
Class C less than 500 GPM are to have a red top 

Blue reflective markers are required for private and public fire hydrants. 

Fire Prevention 
3900 Main Street 3rd Floor* Riverside, California 92522 * (951) 826-5737 

Fax: (951) 826-2539 * www.RiversideCa.gov/fire 



Riverside County Fire Department 
Office of the Fire Marshal 

2300 Market St. , Ste. 150, Riverside, CA 92501 Ph . . (951) 955-4777 Fax (951) 955-4886 

Technical Policy 

Title: One- and Two-Family Dwellings Fire Hydrant Proximity Mitigation Matrix 
Technical Policy: # TP 16-002 I Effective Date: 08/08/2016 I Revised Date: 01/07/2020 
Code References: 2019 California Fire Code, Sections 1.11.2.4, 104.1, 104.9, 507, California 
Residential Code Section R313.2, R313.2.1 and R313.3 and NFPA 130 2016 edition 

Purpose 
The Riverside County Fire Department (RCFD) Office of the Fire Marshal (OFM) has prepared this policy 
to provide guidance to building cjfficials, contractors, architects, home owners, consultants and the 
general public on local interpretatibns and practices that are considered to be in compliance with the 
California Fire Code (CFC). The purpose is to provide an acceptable alternative method of compliance in 
the event the distance from an existing fire hydrant to the furthest portion of a new one- and two-family 
dwelling exceeds 600 feet. The requirements of this policy shall not be construed as altering any existing 
code, law or regulation which may require fire protection features not covered or alluded to in these 
requirements, nor shall they waive any requirements of any code, law or regulation. The reader is 
cautioned that the guidance detailed in this policy may or may not apply to their specific situation, and that 
the OFM retains final authority to determine compliance. 

Scope 
This policy is applicable to new one- and two-family dwellings (Group R-3 occupancies) proposed on 
existing parcels under the jurisdiction of the Riverside County Fire Department where the minimum 
number of fire hydrants is 1 (one) per the CFC Appendix C, Table C102.1. This policy is not applicable to 
subdivision map submittals regulated by Riverside County Ordinance No. 460 or subdivision map 
submittals regulated by Partner City Ordinances. 

Codes and Standards 
This policy is based on CFC, Chapter 1, Section 104.1, 104.9 (alternative materials and methods) and 
Chapter 5, Section 507.5 (fire hydrant systems). Specifically CFC Section 507.5.1 limits the maximum 
distance from a fire hydrant to the furthest portion of a building to no more than 600 feet when fire 
sprinklered in accordance with NFPA 13D or 2019 California Residential Code (CRC) R313.3. However, 
CFC 104.9 affords for other alternative materials and methods to be proposed. 

Alternative Material and Method 
There are parcels where the location of an existing fire hydrant exceeds 600 feet to the furthest portion of 
the proposed building. As a development option, the matrix below provides specific mitigations to permit 
greater distances based on an alternative to the prescriptive code provision for fire sprinkler systems: 

Group R-3 One and Two Family Dwellings 
Fire Hydrant Proximity Mitigation Matrix 

Distance from Existing Fire Hydrant to all Fire Sprinkler System Mitigation Required 
Exterior Ground Floor Walls (X)8 (2019 CRC R313.2 & R313.2.1) 

X ~ 600ft NFPA 13D/R313.3 (CFC 507.5.1 Exception) 

600ft < X ~ 900ft 
NFPA 13D/R313.3 + fire sprinklers in all closets, 
bathrooms and covered patios/porches 

Same as 900ft + fire sprinklers throughout attic. 

900ft < X ~ 1200ft 
Fire sprinklers not required in floor/ceiling 
assemblies or combustible concealed spaces 
without access 

1200ft < X ~ 1500ft 
Same as 1200ft + three fire sprinkler head 
calculation 

a. Measured along the access road/driveway and around the exterior of the building 











TO: Riverside County Planning Commissioners 

RE: ABS2003 Caravel Lane Vacation 

My name is Megan Kavand, lifetime Riverside County public servant and resident, and I live at 42055 
Cibola Circle in Temecula wine country along with my husband and two young boys. My father, Michael 
Noel, lives at 42053 Cibola Circle along with my mother and sister and has done so since he purchased 
the property back in 2004. Both addresses reside on the same parcel which is located at the corner of 
Cibola Circle and Caravel Lane. When my father purchased this property, Caravel Lane was not in place 
as a road, nor has it ever been since it was dedicated. Caravel Lane is a 30 foot by approximately 600 
foot dedicated right of way which only allows for a one lane, rural road to be placed. While Cibola Circle, 
also a one lane rural road, was developed and used solely to access this back parcel which we reside on, 
Caravel Lane never was since the topography and natural drainage did not allow for it to be easily 
developed. Additionally, well-established orange trees from the original orchard this parcel was used 
for, were planted within the 30 foot right of way dedicated for Caravel Lane. As the area surrounding 
developed, two electrical meters were placed 12 foot within the 30 foot right of way, as well as a dry fire 
hydrant and electrical conduit box, all of which would now need to be removed and relocated if Caravel 
Lane were to be developed. During 2018, my husband and I constructed a second dwelling on my 
father’s parcel and received all necessary approvals from the County of Riverside to do so, without 
Caravel Lane being developed into an actual road or being cleared to allow passage of vehicles. The 
County has referred to Caravel Lane as a paper road stating that they are aware the right of way is there 
on the map, but no road was ever developed or installed, nor does the County including EDA CSA 149 
ever have any intent to do so because there is no public need for it. Additionally, Caravel Lane was never 
adopted into the CSA 149 which maintains Cibola Circle. Over the years, my father had to make safety 
improvements within the right of way of Caravel Lane including concrete, a retaining wall, drainage 
system and vegetation, to prevent soil erosion from blocking the only access point to our property. As it 
stands today, my family is now in a legal battle over creating a public nuisance by preventing public 
access to Caravel Lane because in 2017 a new neighbor moved in and almost immediately started 
creating issues for all the neighbors around them. The new neighbor is not demanding that a road be 
installed, nor do they want one since they are not suing the other property owner along Caravel Lane 
who also has encroachments in the way and has stated they have no intent to remove them, they are 
only suing my family stating that they want to be able to walk along the right of way for Caravel Lane. 
They also occasionally state they need Caravel Lane in to access a dry fire hydrant at the intersection of 
Valencia Way and Caravel Lane to develop on their property, however that neighbor has a working 
hydrant located in front of their property on Alta Mesa Court. I would like to add that when we 
constructed the second dwelling on this parcel, we used that same fire hydrant off Alta Mesa Court to 
obtain fire clearance. If this vacate is not approved, the judge intends to require my family to incur tens 
of thousands of dollars to remove all encroachments on Caravel Lane, including a celebration of life tree 
which contains the ashes of my maternal grandparents, which is why we have applied for the vacate of 
Caravel Lane. After going through all the proper due diligence for the past 12 months, all County 
agencies have approved this application to vacate Caravel Lane. Additionally, all abutting neighbors, 
except for the one who is suing my family, have approved and shows their support for this vacation and 
declarations from them are attached to this letter. I ask that you trust that County staff has spent a lot 
of time considering all implications this vacation could cause and is still before you today to recommend 



Caravel Lane be vacated. I ask that you please consider all these facts before voting to approve or deny 
this request for vacate.  

I would like to personally thank you for taking the time to consider this matter. If you have any 
questions at all, I am more than happy to personally speak to every one of you. Do not hesitate to 
contact me on my cell, 951-795-1150 or email me at Megankavand@gmail.com. 

 

Thank you, 

 

Megan Kavand 







-COUNTY OF R VERSIDE 
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Patricia Romo, P.E. 
Director of Transportation 

Project # ABS20003 

July 9, 2020 

TRANSPORTATION AND 
LAND MANAGEMENT AGENCY 

Transportation Department 

Summarily Vacating Caravel Lane in the Temecula area. 

Dear Property Owner, 

.\Jojahed Salama, P.E. 
Deputy for Transportation ( 'apital Projects 

Richard Lantis, P.L.S. 
Deputyfor Transportation Planning and 

Deve/opme11t 

The Transportation Department is processing a request to vacate the public right­
of-way along Caravel Lane. Please see attached exhibit for project area. 

Streets and Highways Code 8309: "Vacation" means the complete or partial 
abandonment or termination of the public right to use a street, highway, or public 
service easement." 

As your property abuts this proposed vacation you are herewith given the 
opportunity to express your opinion by filling out the enclosed "Request for response" 
and returning it to us within 10 working days. 

Please return to the Survey Division , Att ntion: Right-of-Way. If you need further 
information or assistance, please call me at (9 1 955-0985. 

Sincerely, 

Chris Trinidad 
Senior Engineering Technician 
Survey Division 

Para espanol mire la pagina de atras 

~ekJ10tt-8) 
[)Bj&C:\ :10J 

Enclosure(s): Exhibit A=, =R::eq::u::e::st; fo/~:::;-:::--:::--;::::::_:-::_::_::_~=C::l_9:_~y~--f~=·: ~::·=~o-C~=~=1~'L~G=J____=:)::=_~----

4080 Lemon Stre 8th Floor · Riverside. CA 9250 I · (951) 955-6740 
P .0. Box I 090 · iverside, CA 92502-1090 · FAX (951) 955-3198 



ABS20003 
Summarily Vacating Caravel Lane in the Temecula area. 

Please Check One: 

_ _ Yes, I am in favor of tl1e subject vacation. 

f No, I am not in favor of the subject vacation (Please state reason below) 

Comments: GurreJAt 1/p)./Jt () t:- led: 
vaea±ith\ q [Jjf f 

l (\ Q£Cl£.e&, h_s;_;j_ f-:c ~ 'f!- S?e-E /fTIAG·tfE:P 
. ~ 

Assessor's Parcel Number(s): ; I 7 b ~ 3 ff 4~ 

Home Owners Association Affiliation (if applicable): _ .,___N-=-+-i.,__~_,___ _ __ _ 
( 

PLEASE MAIL, E-MAIL TO: 

ATTN: Chris Trinidad 
ctrinida@rivco.org 

COUNTY OF RIVERSIDE 
TRANSPORTATION DEPARTMENT 

SURVEY DIVISION 
P.O. BOX 1090 

RIVERSIDE, CA 92502 

-1080 Lemon Str::et. 8"' Floor · Ri,·erside. C\ 92501 · i 95 l J 955-67-10 
P.O. Box 1090 · River$ide. CA 92502- J 090 · F.-\X (95 l) 955-3198 



LAW OFFICE OF K.M. NEISWENDER 

Phone: 909.744.9723 
Cel: 805.320.2520 

Land Use • Business • Environmental 

Email: KateLawVentura@gmail.com 

July 20, 2020 

County of Riverside 
Transportation Department 
Survey Division 
PO Box 1090 By Email and US Mail: ctrinida@rivco.org 
Riverside CA 92502 

Re: OBJECTION to Project ABS20003 
Caravel Lane, Temecula 

Mailing Address: 
Post Office Box 1225 

B.lue Jay, California 92317 

Objecting Party: Susan and Johancharles Boers - 36321 Alta Mesa Court 

Dear Mr. Trinidad: 

My clients, Susan and Johancharles Boers, strongly object to the vacation of Caravel Lane 
in the Temecula area. They are owners of the property adjacent to Caravel Lane, and need that 
right of way for secondary access to their property. Caravel Lane is designated on Parcel Map 
20903 as part of Lot F and all of Lots G and H. 

In August of 2018, the Boers sued Michael Noel and his family members for "Public 
Nuisance," because they were encroaching on, and preventing use of, the publicly-dedicated 
rights of way on Parcel Map 20903 (Riverside County Superior Court Case No. MCC 1801445). 
The Noel family made the application to vacate Lots F, Lots G and Has a strategy to interfere 
with that litigation. The Noel family does not own Lots F or G, but have encroached - little by 
little- on both lots. Copies of Parcel Map 20903 and the Noel Deed are attached. These 
documents show that Mr. Noel owns Parcel 3, but not Lots For G. Despite the clear language of 
his Grant Deed, he insists that he also owns Lots F and G, and has a right to block them. 

In October of 2019, Superior Court Judge Raquel Marquez disagreed. She ordered that 
Michael and Kathy Noel are forbidden from encroaching on Lot F, and that includes a portion of 
what the Noel Family claims is Caravel Lane, and which is part of your proposed vacation. 
Currently, a Motion for Summary Adjudication is pending, to be heard in August 2020, which 
asks for the Noel Family, including Meghan and Ciamak Kavand, to keep all encroachments off 
Lots F and G, on grounds these are publicly-dedicated rights of way, accepted by the County in 
1986. Considering that we won the same motion for Lot F, I am somewhat confident that we 
will get the same order for Lot G. 

The Boers have an absolute need for the use of Lots F, G and H. The comer of Lot Fis 
literally the access for a gate on the Boers ' property, required for access to the back portion of 
their property. The topography of their land mandates that access is via Lot F (i.e. , a portion of 
Caravel Lane). Without access to that gate, they will be unable to access half of their land with a 
car or truck. 



County of Riverside - Transportion 
Survey Division - ABS20003 
July 20, 2020 
Page Two 

In addition, the use of Lots F, G and H are required for secondary access in the event of 
fire. Temecula - and specifically Plaintiffs' property - is a high-fire area. The CalFire Very 
High Fire Hazard Severity Zone ("VHFHSZ") mapping of Riverside County (from September 
2018) shows the Boers' house as being within the VHFHSZ. Source info can be found here: 
https://koordinates.com/layer/96850-riverside-county-ca-fire-hazard-severity-zones. A copy of 
the map published by CalFire is attached to this letter. Similarly, the California Public Utilities 
Commission Fire-Threat Map was developed under Rulemaking 15-15-006 and adopted by the 
PUC's Safety and Enforcement Division in January 2018. That map shows the Boers' property in 
a Tier 3 Extreme High Fire-Threat District. The source information can be found at: 
https://ia.cpuc.ca.gov/firemap/#. A copy of the map published by the Public Utilities 
Commission is also attached to this letter. Southern California Edison has formally notified the 
Boers that their property is in a "High Fire Threat District," and a copy of that letter is attached. 

The Boers' property has only a single egress, to the north via Alta Mesa Court - which 
ends in a culdusac to the east - either via a driveway or via Lot F to Alta Mesa Court (the two 
driveways are only 50-100 feet apart). A second egress would provide additional fire protection, 
an egress from the south of the Boers' property to Lots F, G and H, then out to Pauba Road to the 
southwest. If Alta Mesa Court is not passable due to fire, the route to the south would provide a 
secondary access, critically important in a high fire area. 

There is a fire hydrant on Alta Mesa Court, about 400 feet from the Boers' residence. 
There is a second hydrant to the south, off Lot H, about 650 feet from the Boers' house. Thus, if 
Temecula is hit with a serious fire, fire crews could access either or both the hydrants to keep the 
neighborhood safe. If Lots F, G and Hare vacated, the Noel Family will maintain their 
encroachments and use of the secondary access and the second fire hydrant will be impossible. 

Thus, vacating Lot F, G and H (Caravel Lane) will exacerbate existing fire risks, and 
increase risks not only to the Boers, but to their neighbors. 

Vacation of Lots F, G and H will benefit no one but the Noel Family, and will directly 
harm the Boers by preventing access to the south end of their property. It will harm not only the 
Boers, but other neighbors and property owners, by interfering with access to the hydrant on Lot 
H, and by blocking a secondary access in case of fire. 

Vacation of Caravel Lane, Lots F, G and H, would be dangerous for fire safety, harmful 
to the Boers' property rights, and an unlawful gift of public property. It cannot be allowed. 

Attachments 
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Dear Neighbor, _ .. 

P.O. Box 800 Rosemead, CA 
91770 

ij Important Update: 
!, 

f POWER SHUTOFFS 
) TO HELP_ PREVENT 
I WILDFIRES 

• As Californians/ weiarewitriessr~g t ft~ a°iarming impact of climate change in theform of bigger, more . 
d~vastating \'llil§tfir~ '.>We know,thatfe,'veryone has a role irJ preparing for any disaster. At Southern California · 

. Edison, along Withtf nergy companies\ across the state, we ccintinue to take steps 'to keep our communities and / 
' --- --~l'?vees safe. T hfs iricludes strE:rigth.!=nit]\l.2.~.r ~quipment, k~!DJLY-.ee?....?._n.9_ vegetation_ <;I ear oui~LJ.l_(2~\/_e_r, ___ _ 

.. . . lines and using technology to help with early_detettio~ of wi ldfires; . ' 

The area in which you receive .yaurelectrical service has bee.n designated a High Fire Threat District . 
(https://ia:qiuc.ca.gov/fir~mapi) by the California Public Utilities Commission. If weather conditions indicate. 
fire danger Js elevated -for example, jf there _are strong winds and.the vegetation is dry -.we may temporarify · 
shut off power.to ·customers in your area. This is called a Public Safety Power Shutoff (PSPS), and Jt is .meant to 
keep communities safe. · · · · · 

How Public.Safety Power Shutc;>ff (PSPS) Works 

., When elevated fire conditions,pre~J!nt c1 clear danger, we may shut off power temporarily on specific power 
Hnes for the safety of the public. / 

_., We intend to notify affected custorri~rs approximately two days in advance of a potential po.yer shutoff. 
This notification Will be via email, text ortelephone call. We may also send another notice to)customers 
about one day before a potentfal power shutoff. ,; 

• In advance of PSPS events; SCf;: will.also notify local governments, the emergency management community 
and first responcf:ers . · ,. · ; · · · -

a · We will keep customers updated regularly; via ourwebsite and social media channels. We will also notify 
affected _customers once crews have;patrolled the area and determined it is safe to restore power. · 

~-~ ~-c..., -7 .. ::1 -
,..; -~s·ill,ioi.....,., • .ci,/; 

Sign up for alerts at www.sce.com/outagealerts. 

Learn more and update your contact information at: www.sce.com/psps • 
. .-: Have an emergency plan in place for every member of your household, including your pets. 

For additional preµaredness resources:_www. caloes.ca.gov, · 
www.readyforwildfire.org. · 

Stay av.ray from d,owned power lines and call 911 or 1-800-655-4555. 

Customers who have medical conditions that require electrically operated medical equipment . 
should have a backup power system in plc!.ce such as a generator, Customers with critical IJ]edical 
needs cah learn more ·at www.sce.com/psps. · 

Shutting off power temporarily to customers is not something we take lightly and we thank you for your 
support. We understand that being without power can be disruptive to you whether at home, school or work. 
Please know that pubifc safety around our electrical equipment is our highest priority. 

Here.are some additional safety tips during an ourage: 

$ Disconnect all s~nsitive el.ectronics to prevent damage or loss of data. lfyou have a portable gas 
,i- ge·nerator, use it outdoors during a power qutage_ Never use it' indoors. 

/. o Never connect a generator to your home's circuit breaker panel. This can cause "backfeeding," which co_uld 
_):,lf._\ electrocute utility wqrkers ~hen tr;iing to restore your power. Always work with a qualified electrical 

worker v,,,hen installing bad< l.lP Qerieration. 

:j{: • Consider obtaining extra fuel for your generator.for ~xtended outages since local fueling stations may be 
i 1t without pov,reL Keep fueL in approved containers in a.safe location away from ignition _squrces. 

ii'::_,•_:.- • _If you have electric gates or garage doors, learn how to operate them manually. ,,: 

· Together, we can reduce the threat that wildfires pose to our communities. We are working day and night to 
' 

1 
meet aggressive targets to mitigate wildfire risk. Please bear with us as we work to keep you and your 

!' community safe. · 
i! 

Sincerely, 

Pt?_ v~+ 
• Phil Herrjngton 

Senior Vice President, Transmission & Distribution l. 

I 
! 
I, 
i 
: ' 
\ 

:I; i. 
' ' 
'' 
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TENTATIVE PARCEL MAP NO. 38040 is a proposal for a Schedule E subdivision of 101.50 gross acres  
into four parcels, one parcel for the proposed concurrent arena and related facilities, one parcel including 
the primary parking area for the arena, one parcel for adjacent Planning Areas 6B and 8, and one parcel 
for entry road/landscaping from Varner Road.

PLOT PLAN NO. 200021 is a proposal to construct and operate a sports and events arena totaling 
273,879 square feet with a maximum height of 58 feet on 44.4 gross acres with 3,000 parking spaces. 
The arena is planned to host an American Hockey League (AHL) team and provide a venue for other 
events including other sports events, concerts, cultural events, conferences, and conventions.  The arena 
includes a variety of facilities and services that include but are not limited to, up to 11,700 spectator seating 
for a concert scenario, concessions, bars, clubs/lounges, meeting rooms, kitchens, retail, team practice 
facilities, management offices, and media support facilities. A 35,000 square foot hockey training facility 
is also proposed next to the arena for AHL team practice and the community. 

The description as included above and as further detailed in the Initial Study/Addendum constitutes the 
“Project” as further referenced in this staff report. 

The overall Project is located northeast of Interstate-10 and Varner Road, east of Cook Street, west of 
Washington Street, north of 38th Avenue, south of Chase School Road.

STAFF RECOMMENDATIONS:

THAT THE PLANNING COMMISSION:

CONTINUE WITH DISCUSSION to May 5, 2021, 2021.

Land Use and Zoning:
Specific Plan: Specific Plan No. 343 (NorthStar)

Specific Plan Land Use:

Championship Golf Course, Golf Clubhouse 
Facilities, Deluxe Golf-View Hotel, Resort Golf-View 
Villas, Resort Timeshare Units, Golf-View 
Condominiums, Mixed Use Retail Village, Industrial 
Park, Executive Office, Community Commercial

Existing General Plan Foundation Component: Community Development, Open Space

Proposed General Plan Foundation Component: N/A

Existing General Plan Land Use Designation: 

Business Park (CD:BP), Mixed Use Area (CD:MUA), 
Commercial Tourist (CD:CT), Commercial Office 
(CD:CO), Very High Density Residential (CD:VHDR), 
Medium High Density Residential (CD:MHDR), Open 
Space: Recreation (OS:R)

Proposed General Plan Land Use Designation: 
Business Park (CD:BP), Mixed Use Area (CD:MUA), 
Commercial Tourist (CD:CT), Commercial Office 
(CD:CO), Very High Density Residential (CD:VHDR), 

PROJECT RECOMMENDATION

PROJECT DATA
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Medium High Density Residential (CD:MHDR), Open 
Space: Recreation (OS:R)

Policy / Overlay Area:

Surrounding General Plan Land Uses

North:
Open Space: Conservation Habitat (OS:CH), Light 
Industrial (CD:LI)

East:
Open Space: Conservation Habitat (OS:CH), High 
Density Residential (CD:HDR)

South: Freeway, City of Palm Desert

West:
Commercial Retail (CD:CR), Light Industrial (CD:LI), 
Business Park (CD:BP)

Existing Zoning Classification: Specific Plan (Specific Plan No. 343)

Proposed Zoning Classification:
Specific Plan (Specific Plan No. 343, Planning Areas 
1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11)

Surrounding Zoning Classifications

North:
Natural Assets (N-A), Controlled Development Areas 
(W-2)

East:
Natural Assets (N-A), Controlled Development Areas 
(W-2)

South: Rural Residential (R-R)

West:
Scenic Highway Commercial (C-P-S), Controlled 
Development Areas (W-2), Industrial Park (I-P)

Existing Use:  Golf course, vacant graded land

Surrounding Uses

North: Vacant land, industrial

East: Vacant land

South: Freeway, rail line

West: Vacant land

Specific Plan Amendment Project Details:
Item Value Min./Max. Development Standard

Project Site (Acres): 455.75 N/A

Current Maximum Floor Area 2,068,000 plus 350 Key Hotel N/A

Proposed Maximum Floor Area 1,544,035 plus 350 Key Hotel N/A

Plot Plan Project Details:
Item Value Min./Max. Development Standard

Project Site (Acres): 44.4 (gross) N/A
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Item Value Min./Max. Development Standard
Proposed Building Area (SQFT): 273,879 295,000 (per proposed SP 

Amendment)

Floor Area Ratio: 0.14 N/A

Building Height (FT): 58’ 70’

Tentative Parcel Map Project Details:
Item Value Min./Max. Development Standard

Project Site (Acres): 101.5 (gross) N/A

Proposed Minimum Lot Size: 4.22 (gross) N/A

Total Proposed Number of Lots: 4 N/A

Map Schedule: E

Parking:

Type of Use Building Area 
(in SF) Parking Ratio Total Seats/ 

Occupancy
Spaces 

Required Spaces Provided

Arena 273,879
1 parking space/ 
3 seats

9,198 fixed seats

11,700 (concert 
max.)

3,066

3,900

3,005 onsite, 

additional parking 
planned offsite for 

large events

Located Within:
City’s Sphere of Influence: Yes – City of Cathedral City

Community Service Area (“CSA”): No 

Special Flood Hazard Zone: Yes, FEMA 100-year floodplain

Agricultural Preserve: No 

Liquefaction Area: Yes – Moderate 

Subsidence Area: Yes – Susceptible

Fault Zone: No 

Fire Zone: No 

Mount Palomar Observatory Lighting Zone:  Yes – Zone B

WRCMSHCP Criteria Cell: No 

CVMSHCP Conservation Boundary: No

Stephens Kangaroo Rat (“SKR”) Fee Area: No 

Airport Influence Area (“AIA”): No 
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Figure 1: Overall Project Location Map

PROJECT LOCATION MAP



File No(s). SP00343A02, GPA200005, CZ2000025, PPT200021, TPM38040
Planning Commission Staff Report: April 21, 2021
Page 6 of 30

Figure 2: Detail Project Location Map

Specific Plan Area

Arena Area
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Continuance from April 7, 2021 Planning Commission

Staff recommended continuance from the April 7th Planning Commission meeting to April 21st primarily to 
allow additional time for the public to have available the staff report, EIR Addendum, and other documents 
to consider prior to the Planning Commission taking action on the project. Additionally, a comment letter 
from Lozeau Drury was received that primarily noted concerns on the analysis in the EIR Addendum 
relative to biological resources, air quality, and on the appropriateness of the EIR Addendum. At the time 
of writing of this staff report, staff is continuing preparation of responses to the comment letter and those 
are planned to be provided prior to the April 21st Planning Commission meeting. There were other items 
that staff and commissioners noted at the meeting where more information was desired by the April 21st 
Planning Commission meeting and those are detailed below.

County staff, in particular Fire Department staff, have continued to evaluate the design and operation of 
the arena, its potential demand for public safety services, the services available in the area, the on-site 
emergency services and procedures proposed by the applicant, impact fees applicable to the arena and 
overall Specific Plan, as well as information on emergency service responses for comparable facilities.  
Staff anticipates having an update on the assessment of public safety services by the April 21st Planning 
Commission meeting.

The findings below in the Environmental Review and Environmental Findings section of the staff report 
details the required findings for the Addendum and the Initial Study-Addendum and supporting appendices 
with technical reports provide the details for each CEQA topic for analysis. EIR No. 470, certified in 2006, 
was prepared to evaluate the environmental impacts of the NorthStar Specific Plan project. The Project, 
including an amendment to the NorthStar Specific Plan, the preparation of an Addendum to EIR No. 470 
CEQA in accordance with CEQA Section 21166 and CEQA Guidelines Section 15162 and 15164 is the 
appropriate approach to the environmental review of the proposed Project. The applicable standard of 
review is whether the changes to the NorthStar Specific Plan via the Amendment to incorporate the 
proposed arena component of the Project will result in any new significant impacts or substantially more 
severe significant impacts than were identified in EIR No. 470 for the NorthStar Specific Plan Project. 

It is important to note that the Addendum does not fully rely on the information in the 2006 EIR. The 
Addendum contains fully updated current information and analysis for each topic evaluated in EIR No. 
470 to support its conclusions that the proposed Specific Plan Amendment to allow the arena project will 
not result in any new or substantially more severe impacts than identified in EIR No. 470.

The Addendum’s approach to transportation impacts is affected by the changes for CEQA that went into 
effect in 2020 to no longer analyze traffic from a level of service (LOS) or congestion method but from a 
vehicle miles traveled (VMT) method.  Although the original EIR cited some figures for VMT estimates for 
the Specific Plan, the accuracy of these figures could not be confirmed based on current methods for VMT 
analysis.  Due to this, the Project performed an updated analysis to calculate the projected VMT from the 
current adopted Specific Plan and the projected VMT from the proposed amended Specific Plan.  This 
analysis included a variety of factors that included the planned operation of the arena and the expected 
distances to be traveled by visitors to the arena given the wide draw it would be expected to have for 
certain types of events.  The results of the VMT analysis concluded that the buildout of the proposed 
amended Specific Plan would result in a difference of less than 1% total annual VMT compared to the 

PROJECT BACKGROUND AND ANALYSIS
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current approved Specific Plan.  Due to this negligible difference, the proposed Project would not result 
in a new impact or increase the severity of a previously identified significant impact from the previous EIR.

Regarding air quality, as is shown in the analysis from the technical report and the Addendum, although 
emissions for VOC, NOx, CO, and PM-10 would remain significant based on exceedances of SCAQMD 
daily operational emission thresholds, the Project would result in a reduction in emissions compared to 
the original Specific Plan as shown in the below tables. Additionally, the arena component of the Project 
on its own would not exceed any SCAQMD daily construction or operational air emission thresholds as 
shown in the last table.  
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Although Greenhouse Gas Emissions were not specifically evaluated in the original EIR, similar to the 
VMT analysis, a Greenhouse Gas Emissions analysis was performed to compare the current Specific 
Plan to the proposed Specific Plan.  The results of the analysis as shown in the tables below show that 
the proposed amendment to the Specific Plan would result in a reduction in greenhouse gas emissions 
compared to the current approved Specific Plan.  The arena component of the project will incorporate 
various greenhouse gas emission reduction measures that are listed in the greenhouse gas screening 
table included in the Addendum to achieve the minimum 100 points required by the Riverside County 
Climate Action Plan (CAP).  One item of particular note is the requirement for the project to provide on-
site renewable energy generation that meets 20% of the energy demand of the arena.  The project 
proposes photovoltaic solar panels around the arena building covering some of the pedestrian pathways 
that are calculated to meet 20% of the annualized energy demand of the arena.
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Although traffic impacts from a LOS basis is no longer required for CEQA analysis purposes, the Project 
does still require a LOS based analysis for General Plan consistency purposes due to General Plan 
Circulation Element Policy 2.1.  The Project performed a traffic analysis to determine the trip generation 
and VMT of the buildout of the Specific Plan as proposed to be amended and specifically the LOS impacts 
of the arena on its own.  The proposed buildout of the Specific Plan would generally swap in the arena 
use within Planning Area 11 with a reduction in approximately 800,000 square feet of business park 
building area in Planning Area 8. Due to the operation of the arena and the anticipated events it would 
hold starting at 7:00 P.M., most of the pre-event traffic would be outside of the typical P.M. peak period of 
traffic of 4:00 P.M. to 6:00 P.M. The original EIR already anticipated a once a year special event scenario, 
the Bob Hope Chrysler Classic with an estimated attendance of 50,000 people that resulted in 8,512 A.M. 
peak hour trips and 7,837 P.M. peak hour trips maximum from that event on its own.  The arena on its 
own is anticipated to have up to 3,166 pre-event hour trips and 4,199 post-event hour trips that represent 
a substantial reduction from the event related trips to the original EIR. Although the events for the arena 
will be more frequent that the once a year as analyzed in the original EIR, the criteria for review for LOS 
analysis is based on daily and peak hour impacts and not an annualized basis.

The original EIR determined potential significant impacts for the special event scenario at the following 
intersections.  The EIR also included certain measure to help reduce impacts, but did not quantify what 
reduction in impacts these measures would have on the impacted intersections.

 Monterey Avenue & Varner Road

 Cook Street & Varner Road

 Cook Street & I-10 Eastbound Ramps

 Cook Street & Gerald Ford Drive

 Avenue 38 & Varner Road

 Berkey Drive & Varner Road

 Washington Street & Varner Road

The Project traffic analysis indicates that the below intersections would operate temporarily at LOS F 
without Traffic Management Plan (TMP) measures for pre-event concert sellout scenario.  With the 
inclusion of recommended TMP measures, these intersections would temporarily operate at LOS E or 
better as detailed in the traffic analysis.  All other arena event scenarios either pre- or post-event result in 
less impacts that would similarly be adequately addressed from recommended TMP measures.
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 Cook Street & Varner Road

 Cook Street & I-10 Westbound Ramps

 Cook Street & I-10 Eastbound Ramps

 Varner Road & Berkey Drive.

Although the arena use may generate a high volume of traffic pre- and post-event, these would largely 
fall outside of the peak hour of traffic thus not increasing the amount of expected traffic during peak periods 
compared to the current approved Specific Plan.  Despite the Project not resulting in an increase in 
impacts on LOS compared to the original EIR, the arena use would still present a substantial amount of 
traffic generated on surrounding roads for limited time periods.  The traffic analysis prepared for the project 
did not include a detailed TMP since that is typically prepared closer to the opening of the arena.  A 
detailed TMP will be developed in coordination with the County of Riverside, City of Palm Desert, 
CalTrans, and other appropriate agencies prior to occupancy of the arena. This TMP may include but not 
be limited to the below general measures to accommodate traffic pre- and post-event to minimize impacts 
on LOS on surrounding roads during these limited timeframes as noted above.  The TMP will continue to 
be re-evaluated depending on real world traffic conditions and patterns to adjust measures to limit traffic 
impacts.  However, a conceptual TMP is in the process of being prepared, including inclusion of certain 
additional measures based on public feedback received from outreach.

 Modify signal timing, including change cycle length and splits

 Traffic signal or traffic control officer (TCO) operation

 Temporary intersection lane reconfiguration (lane additions and/or lane reassignments and/or 
channelization’s (with traffic cones/delineators and message boards)

 Re-direction/directional management of arena traffic

 Utilize changeable message boards to direct incoming patrons to designated routes/areas.

 Changeable message signs

 Fixed signage program

 Arena website with informational transportation and parking materials for patrons and visitors.  

As noted above on greenhouse gas emissions, the arena will incorporate solar panels to meet 20% of the 
energy demand for the arena component of the project.  In addition to that, the design and operation of 
the arena incorporates a variety of other measures to enhance sustainability. Other design and operation 
sustainability measures are anticipated to be presented to the Commission at the April 21st meeting.

A comment letter was received from Lozeau Drury the morning of the April 7th Planning Commission 
meeting. The comments in this letter address whether an Addendum is the appropriate form of 
documentation for the arena project, and also includes comments on the biology, air quality, and 
greenhouse gas emission analysis in the Addendum. As addressed above, preparation of an Addendum 
is consistent with both the CEQA statute and CEQA Guidelines. The comments state that preparation of 
an Addendum is not appropriate because EIR No. 470 is a Program EIR on the NorthStar Specific Plan 
project and since the arena was not initially included in the NorthStar Specific Plan. The basis of this 
comment is that EIR No. 470 was prepared as a Program EIR, which is not correct.  EIR No. 470 is a 
Project EIR prepared for the NorthStar Specific Plan project.  Since the Project includes a proposed 
amendment to this specific plan, updating the analysis in EIR No. 470 in an Addendum is appropriate. 

Subsequent to approval of the NorthStar Specific Plan in 2007, the entire specific plan area was mass 
graded and the Classic Club Golf Course and clubhouse were constructed. The mitigation measures 
adopted with approval of the NorthStar Specific Plan in 2007 were implemented during this construction 
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and apply to the arena project. Soil was imported to the site of the proposed arena between 2011 and 
2017 and the site has been regularly cleared and maintained and does not contain native habitat for this 
reason. A biological resource study is appended to the Addendum for an offsite improvement electrical 
distribution improvement planned by the Imperial Irrigation District (IID) 1.65 miles northwest of the arena 
site at the northern end of Cook Street.  Specifically, approximately 11 new power poles are proposed to 
close a gap in IID’s distribution network in this area. The comments appear to be discussing biological 
resources that may be present north of the Specific Plan Area as opposed to reflecting the current 
conditions within the Specific Plan area which reflect land development activities since 2007. 

Technical comments were also provided on the air quality emissions modeling and analysis and the 
greenhouse gas emissions analysis provided in the Addendum. Detailed technical responses to these 
comments are planned to be provided before the April 21st meeting. These comments do not raise any 
issues that require substantial revisions to the analysis that would affect the conclusions.

Background: 

Current Specific Plan

Specific Plan No. 343 (NorthStar) was originally approved by the Board of Supervisors in 2006.  The 
Specific Plan includes primarily non-residential and resort type uses oriented around a golf course. The 
land use designations and planned uses include hotels, timeshare units, condominiums, retail, office, and 
industrial park uses.  The Specific Plan and the Environmental Impact Report prepared for it anticipated 
and analyzed the potential use of the golf course for major golf events that would attract a large number 
of people.  

Since approval of the Specific Plan, the golf course and clubhouse have been constructed and been in 
operation since 2007.  An Amendment No. 1 to the Specific Plan was applied for in 2007 and subsequently 
withdrawn.  No other implementing development projects have been submitted for the other portions of 
the Specific Plan until the submittal for the current project proposal.

Specific Plan Amendment

The proposed Specific Plan Amendment would incorporate a new Planning Area 11, within the current 
boundaries of the Specific Plan by primarily reducing the acreage of current Planning Area 8 along with 
some reductions and boundary changes to Planning Areas 3, 4, 6B, and 7.  This new Planning Area 11 
is for the purposes of accommodating a sports arena use.  Planning Area 8 would reduce from 
approximately 69 acres with up to 1,200,000 square feet of building area down to 28 acres with up to 
381,035 square feet of building area.
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Figure 3: Propose Specific Plan Land Use Table
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Figure 4: Existing Specific Plan Land Use Plan

Figure 5: Proposed Specific Plan Land Use Plan
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Arena Events

The arena is planned to primarily be used by the future AHL team that is estimated at up to 46 games 
annually.  Other events as detailed in the Initial Study/Addendum for the Project include an estimated 45 
concerts, 38 family shows, 10 other non-hockey sporting events, and 20 other events on an annual basis. 

Concerts are anticipated to have an average attendance of 7,500 people with a maximum of 11,700 
people. Concerts would typically be on Fridays or Saturday evenings between 7:00 p.m. and 11:00 p.m.

Family shows would occur year round with entertainment events intended for children and families. These 
type of events typically occur over a 3-day block (Friday through Sunday) with up to 3 performances 
occurring between afternoon (2:00 to 5:00 P.M.) and evening (7:00 to 10:00 P.M.). Average attendance 
is anticipated at 4,000 people with 5,000 maximum attendance.

Other sports events could include professional, collegiate, amateur, high school or youth at a local, 
regional, or international level. Average attendance is anticipated at 7,000 people with maximum of 10,000 
people.

Other events vary on their type including conventions, conferences, cultural events, and other similar 
types of events and are anticipated to be smaller scale with an average attendance of 800 people with a 
maximum of 3,000 people.

In addition to the varying number of people or patrons for an event, the arena is anticipated to have a 
varying number of employee based on the event or non-event day. The arena is anticipated to have 60 
regular employees. For event days the number of additional employees ranges between 20 and 125 
depending on the event type.

Parking

The required amount of parking for stadium and sports arenas based on Ordinance No. 348 Section 18.12 
is 1 parking space per 30 sq. ft. of net assembly area.  Based on a potential concert as a maximum 
occupancy scenario for the arena that would be 11,700 occupancy with 79,450 sq. ft. of net assembly 
area, 2,648 parking spaces would be required.  

The Plot Plan includes 3,000 total parking spaces provided that is included primarily on parcel 2 of the 
proposed Tentative Parcel Map with the arena on parcel 1 including some parking spaces. An agreement 
will be required to be entered between the two properties that ensures parking on parcel 2 serves the 
arena on parcel 1 prior to or with recordation of the subdivision or prior to occupancy of the building, 
whichever occurs first.  This parking on parcel 2 will also potentially serve future uses elsewhere in the 
Specific Plan when the parking is not needed to serve the arena.  

The 3,000 parking spaces on parcels 1 and 2 would meet the required parking based on Ordinance No. 
348 requirements on its own based on maximum occupancy.  However, the applicant anticipates for 
events where maximum occupancy is anticipated, additional parking will be provided via the nearby Xavier 
High School, Cal State San Bernardino Palm Desert Campus, or other locations within the Specific Plan 
not yet developed.  Prior to occupancy, a more detailed parking program showing the offsite parking 
location and design, at what level of arena occupancy would the offsite parking be triggered, an agreement 
for use of offsite parking, and plan for transport of patrons would be required to be reviewed and approved 
by Planning to address the potential parking demand for maximum occupancy events.  
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Signs

The Western Coachella Valley Area Plan contains Policy 15.4 that apply specific development criteria for 
signs for projects located certain scenic corridors, including Interstate-10 along the Project’s frontage.  
The criteria address maximum height and surface area for purposes of minimizing impacts on the scenic 
corridor.  No provisions are currently included that provide direction on how existing or amended Specific 
Plans that contain sign design criteria that may exceed the criteria from this policy.  The specific provision 
from the policy relative to this site that is within 330 feet of the nearest edge of a freeway but farther than 
660 feet from a freeway exit would mean that a single freestanding sign for the arena would be limited to 
a maximum height of 25 feet and maximum surface area of 150 square feet.

The Project proposes certain on-site advertising signs that would exceed the height and area criteria of 
Policy 15.4 and would be deemed inconsistent with this policy as currently adopted. These include the 
primary freeway facing digital sign and other secondary monument signs.  For this reason, the applicant 
proposes including an additional provision to Policy 15.4 that would exclude Specific Plans that contain 
sign design guidelines or standards from the sign design criteria of the policy area and defer to the sign 
design guidelines or standards of the Specific Plan.  

Although the policy’s purpose to apply universal limiting criteria along these scenic corridors is sensible 
to reduce impacts to these corridors, it does not provide flexibility for areas like Specific Plans that have 
considered and limited impacts to scenic corridors and provide appropriate design guidelines and criteria 
compared to other development projects outside of Specific Plans where no such analysis or guidelines 
are available.  Additionally, policies at a General Plan level are better suited to provide general guidance 
and limitations rather than the detailed design criteria that are currently included in Policy 15.4. This 
change to the policy has been addressed in the Addendum prepared for the project.

The Project does propose revisions to the Specific Plan’s current sign design guidelines to include specific 
provisions related to sign design for Planning Area 11, including standards for digital signage.  These 
provisions divide Planning Area 11 specifically around the arena into sub areas with their own specific 
allowed types of signs and standards for each sign type.  The provisions for digital signage utilize criteria 
from CalTrans on digital signage for consistency and to minimize any potential impacts to distract drivers 
on Interstate-10 and other roadways the sign may be visible as well as to minimize lighting impacts on 
surrounding properties. The following figures show the different sign zones for the different types and size 
of signs allowed and following are the conceptual locations and design for the 70’ maximum primary 
freeway sign and 45’ maximum secondary monument signs in the freeway zone. The final designs for all 
signs would be submitted and approved separately as part of a detailed sign plan package that would be 
approved administratively subject to the criteria included in the proposed Specific Plan sign design 
guidelines criteria.
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Figure 6: Sign Zones

Figure 7: Freeway Zone Planned Sign Locations
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Figure 8: Freeway Zone Sign Conceptual Designs

SP No. 343A2 and General Plan Amendment No. 200005 were submitted to the County of Riverside on 
September 14, 2020. Change of Zone No. 2000025 was submitted to the County of Riverside On October 
19, 2020.  Plot Plan No. 200021 was submitted to the County of Riverside on October 21, 2020. Tentative 
Parcel Map No. 38040 was submitted to the County of Riverside on November 12, 2020.

State CEQA Guidelines Section 15162 provides that an addendum to an adopted Environmental Impact 
Report may be prepared if only minor technical changes or additions are necessary or if none of the 
conditions described below have occurred: 

1. Substantial changes are proposed that would require major revisions to the EIR or negative 
declaration. 

The proposed Project amends and implements Specific Plan No. 343 (NorthStar Specific Plan) to 
include a Planning Area 11 within the existing Specific Plan boundaries and reduce and modify 
the boundaries of other Planning Areas.  From the proposed Amendment to the Specific Plan and 
the development of the arena, the overall impacts of the Specific Plan is either the same or reduced 
due to a corresponding reduction in development capacity in Planning Areas reduced in size as 
well as the current EIR analyzing large scale events related to the golf course as is detailed in the 

ENVIRONMENTAL REVIEW AND ENVIRONMENTAL FINDINGS
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Initial Study/Addendum and supporting technical reports.  Therefore, no substantial changes are 
proposed that would require major revisions to the EIR.

2. Substantial changes would occur requiring major revision of the previous EIR or negative declaration 
due to the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified significant effects.

As demonstrated in the accompanying Initial Study/Addendum and supporting technical reports, 
the proposed Project would not require major revisions to the previously-certified EIR No. 470 
because the Project would not result in any new significant impacts to the environment, nor would 
it create substantial increases in the severity of the environmental impacts previously disclosed in 
the EIR No. 470. In summary, although the Project would accommodate an arena that would attract 
a substantial number of trips and associated air emissions and noise generation, EIR No. 470 had 
already analyzed the potential for large events oriented around the golf course from a peak daily 
impacts perspective, as well as corresponding impacts from the previously approved industrial park 
use of the site.  The Initial Study/Addendum details this prior analysis and how the proposed Project 
would not increase these daily impacts to result in any greater impacts.  

Due to the inclusion of Vehicle Miles Traveled (VMT) as the current threshold for Transportation 
impacts, an analysis was performed to compare the projected VMT from the current Specific Plan 
to the proposed Amended Specific Plan.  This analysis determined that the Amended Specific Plan 
is anticipated to result in similar or reduced VMT from what was previously evaluated and approved.  
Therefore, looking specifically at VMT, as well as annualized traffic delay, air emissions, or noise 
related to vehicular traffic, the proposed Project would result in similar or reduced impacts from the 
original project that was analyzed in EIR No. 470.  This similar or reduced VMT is primarily due to 
the offset seen from the reduction in industrial park uses to accommodate the proposed Planning 
Area 11 (industrial park uses were approximately reduced from 69.60 acres to 30.72 acres) and 
the higher amount of daily and annual trips from those uses compared to the arena use that is less 
frequently used for events even if the trips for those events may be longer in distance on average.  
Thus, the proposed Project would not require major revisions to the previously-certified EIR No. 
470.

EIR No. 470 concluded that implementation of the overall Specific Plan would result in 

significant and unavoidable impacts to air quality, noise, traffic, and conversion of prime farmland 

and farmland of statewide importance. As demonstrated in the accompanying Initial 
Study/Addendum and supporting technical reports, there are no components of the proposed 
Project that would result in new or increased impacts to air quality, noise, traffic, or farmland, as 
compared to what was previously evaluated under EIR No. 470. As such, the proposed Project 
would not result in any new significant environmental impacts or substantially increase the severity 
of impacts identified in EIR No. 470 under the issue areas of air quality, traffic, farmland, or noise.

Subsequent to the certification of EIR No. 470, no substantial changes in the circumstances under 
which the Project would be undertaken have occurred. The Project site comprises the same 
boundaries of the Specific Plan as originally approved. Since approval of the Specific Plan, the 
site has been mass graded pursuant to required grading permits based on the conceptual grading 
plan for the Specific Plan and implementation of applicable mitigation measures from EIR No. 470. 
Land uses surrounding the site include primarily vacant land.  Areas on the opposite side of 
Interstate-10 that were previously vacant have been developed, but much of the previous vacant 
land remains vacant land. Other areas on the opposite side of Interstate-10 developed as residential 
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when the original EIR was certified have remained residential, although some areas have been 
redeveloped.  The Project would result in a reduction in the amount of traffic generated by uses on 
the Project site as compared to what was evaluated for the site by EIR No. 470 as is further shown 
in the Initial Study/Addendum and supporting technical reports; thus, it can be concluded that the 
Project’s impacts to transportation facilities (including local roads and freeways) would be reduced 
in comparison to the Project evaluated by EIR No. 470. As demonstrated in the accompanying 
Initial Study/Addendum supporting technical reports, no substantial changes have occurred in the 
surrounding area that would result in new or more severe impacts to the environment as compared 
to what was evaluated and disclosed in EIR No. 470.

3. New information of substantial importance, which was not known and could not have been know at 
the time the previous EIR was certified as complete or the negative declaration was adopted, which 
results in any of the following:

a) The Project will have one or more significant effects not discussed in the previous EIR or 
negative declaration;

b) Significant effects previously examined will be substantially more severe than shown in the 
previous EIR;

c) Mitigation measures or alternatives previously found not to be feasible would become 
feasible and would substantially reduce one or more of the significant effects of the Project 
but the Project proponents decline to adopt the mitigation measure or alternative; or,

d) Mitigation measures or alternatives that are considerably different from those previously 
analyzed and would substantially reduce one or more significant effect on the environment, 
but the Project proponent declines to adopt the mitigation measure or alternative. 

Subsequent to the certification of EIR No. 470, no new information of substantial importance has 
become available which was not known and could not have been known at the time the EIR No. 
470 was prepared. Changes in law have occurred since certification of EIR No. 470 that have 
resulted in more environmentally-protective rules and regulations (e.g., increased energy 
efficiency, water conservation, fuel efficiency, etc.) to which the Project would be required to 
comply. Compliance with modern rules and regulations would result in decreased impacts to the 
environment as compared to what was assumed, evaluated, and disclosed by EIR No. 470.

The proposed Project would not result in any new or substantially more severe significant 
environmental impacts beyond those disclosed in EIR No. 470.

Subsequent to the certification of EIR No. 470, no new mitigation measures or alternatives have 
been identified that were infeasible at the time EIR No. 470 was certified and that would 
substantially reduce impacts to air quality or traffic-related noise, which were identified as 
significant and unavoidable by EIR No. 470.

Subsequent to the certification of EIR No. 470, no new mitigation measures or alternatives that 
are considerably different from those analyzed in EIR No. 470 have been identified to reduce the 
significant unavoidable impacts to air quality or due to traffic-related noise.

The Initial Study/Addendum prepared for this Project analyzed if any of the conditions listed above 
would occur in light of the proposed Project.   No new significant impacts would occur as a result 
of the proposed Project that were not previously addressed in the EIR.  No new impacts would 
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result in terms of substantial environmental damage, serious public health problems, or substantial 
and avoidable injury to fish or wildlife of their habitats.  

Solar Energy:
Riverside County Climate Action Plan, as revised in 2019, includes Measure R2-CE1 which requires 
renewable energy generation by projects of a certain size.  This measure requires the production of 20% 
of the energy demand for commercial, office, industrial of manufacturing uses totaling more than 100,000 
square feet. This measure has been applied to this Project based on feasibility analysis provided and will 
be further implemented by the conditions of approval to determine the specific amount of renewable 
energy generation that is necessary.  This is anticipated to be accommodated via solar panels that would 
cover some of the pedestrian walkways around the arena building.  

In order for the County to approve the proposed project, the following findings are required to be 
made:

Land Use Findings:

1. The project site has General Plan Land Use Designations of Business Park (CD:BP), Mixed Use Area 
(CD:MUA), Commercial Tourist (CD:CT), Commercial Office (CD:CO), Very High Density Residential 
(CD:VHDR), Medium High Density Residential (CD:MHDR), Open Space: Recreation (OS:R). The 
Plot Plan area currently has a General Plan Land Use Designation of Business Park (CD:BP).   SP 
No. 343A2 would include a new Planning Area 11 with a proposed Commercial Tourist General Plan 
land use designation as well as modify the boundaries of Planning areas 4, 6b, 7 and 8 to 
accommodate the creation of Planning Area 11.
 

2. The Project site has a Zoning Classification of Specific Plan.  The Project proposes to change the 
Specific Plan zoning ordinance to include Planning Area 11 and to establish the allowed uses within 
Planning Area 11, which includes the arena use and supporting or ancillary uses.  

Entitlement Findings:

General Plan Amendment No. 200005:

For an Entitlement/Policy General Plan Amendment, the following findings are required to be made:

Pursuant to Ordinance No. 348, Section 2.4 C.2., the first two findings (C.2.a and C.2.b) are required and 
one additional finding (C.2.c through C.2.g) is also required.  The additional findings selected as the 
additional finding (C.2.c) is that special circumstances or conditions have emerged that were unanticipated 
in preparing the General Plan and (C.2.f) that an amendment is required to expand basic employment job 
opportunities and that would improve the ratio of jobs-to-workers in the County.

1. The proposed changes do not involve a change in or conflict with:

a. The Riverside County Vision. 

The General Plan Vision Statement, in its introductory discussion on Risk, provides, “We readily 
acknowledge that there is a certain degree of risk and uncertainty regarding future expectations, 

FINDINGS AND CONCLUSIONS
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especially as they relate to land resources and how we manage them. At the same time, through 
the unique planning opportunities present here, we seek to make the risks known and avoid 
arbitrary and capricious decision making that aggravates the normal risks in human affairs.”  The 
Project as proposed is not without its risks and potential impacts to the environment, but these 
have been documented in the Addendum to the Environmental Impact Report and made available 
for the public and for decision makers on the Project to consider.  

On the introductory discussion of Employment, the General Plan Vision Statement provides, “We 
acknowledge gainful employment as one of the most basic individual needs and value a growing 
and diversified job base within which our residents may find a wide range of income opportunities 
in the agricultural, commercial, industrial, office, tourism, and institutional sectors of our economy.”  
The Project would continue directly provide employment onsite through the operation of the arena 
and is expected to have secondary employment and economic benefits for other businesses in 
the area.

On the topic of Sustainability and Global Environmental Stewardship, the General Plan Vision 
Statement provides, “Measures that reduce carbon emissions and increase energy efficiency are 
now routinely included in all areas of growth within Riverside County – new development, 
retrofitting of existing structures, as well as new and ongoing operations.”  As is shown in the 
Climate Action Plan screening tables included with the Project Initial Study/Addendum, the Project 
is providing certain design and operational measures to limit the Project’s contribution to 
greenhouse gas emissions to be consistent with state reduction goals. 

On the topic of Jobs and the Economy, the General Plan Vision Statement provides, 
“Implementation of the RCIP provides a clear picture of the fiscal implications of land use policies 
and documents the financial, as well as physical and social viability of communities in Riverside 
County.”  The proposed Project would continue to support employment in the area.  Additionally, 
the Project has been designed in consideration of the surrounding area to design and operate the 
Project to minimize impacts to the surrounding area, which is detailed in the Project’s Initial 
Study/Addendum. 

This is simply a sampling of the General Plan Vision Statement topics that the General Plan 
Amendment is consistent with and not an exhaustive list of Vision topics.  There are no other 
provisions or statements within the Riverside County Vision that the General Plan Amendment are 
inherently inconsistent with.  Therefore, the proposed General Plan Amendment would not conflict 
with the Riverside County Vision.

b. Any General Planning Principle Set forth in General Plan Appendix B:

The General Plan Principle IV.C. provides that “where appropriate, each community should be 
encouraged to develop a ‘community center’ as the focus and place of concentrated civic activity”.   
The proposed Project with the inclusion of the arena and planned supporting retail, office, and 
other uses will represent a primary focal point for civic activity where daily and special activities 
would be accommodated. 

General Plan Principle VII.B.1 and 2 provide, “provide employment-generating uses in Riverside 
County, with capacity for enough jobs to employ the workers who live in Riverside County to the 
maximum extent possible” and “stimulate the growth of businesses focused on national and 
international markets”.  These principles are highlighted in the Project through its direct and indirect 
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employment impacts it is anticipated to have along with the events that will occur with the arena 
that could attract visitors and businesses to the area.

This is simply a sampling of the Principles that the proposed General Plan Amendment is 
consistent with and not an exhaustive list of all consistent Principles.  There are no Principles that 
the General Plan Amendment inherently conflicts with.  Therefore, the proposed General Plan 
Amendment would not conflict with the Riverside County General Planning Principles set forth in 
General Plan Exhibit B.

c. Any Foundation Component designation in the General Plan.

The proposed land use designation would be within the same Foundation Component of the 
General Plan. Thus, the proposed General Plan Amendment is consistent with the Community 
Development Foundation.

2. The proposed amendment would either contribute to the achievement of the purposes of the General 
Plan or, at a minimum, would not be detrimental to them.

The purposes of General Plan are to set direction for land use and development in strategic locations, 
provide for the development of the economic base, establish a framework of the transportation system, 
and ensure the preservation of extremely valuable natural and cultural resources. The Project is 
strategically located to provide for greatest ease of access to the arena utilizing Interstate-10 and 
minimizing vehicle travel on other roads through communities.  The change to WCVAP Policy 15.4 
would continue to protect scenic resources in the area while providing for flexibility for signs within 
Specific Plans.  Therefore, the proposed General Plan Amendment would help contribute to the 
achievement of the purposes of the General Plan by strategically planning for appropriate land uses 
in specific locations; the Project therefore is not detrimental to the purposes of the General Plan. 

3. Special circumstances or conditions have emerged that were unanticipated in preparing the General 
Plan. 

The proposed land use designation change for the Planning Area 11 area is from Business Park to 
Commercial Tourist. The Specific Plan as currently approved is a response to general market 
demands and projections for non-residential land uses with a Business Park land use designation.  
The desire and market for an arena that is a unique land use in the area is a new circumstance that 
was not originally anticipated at the time the Specific Plan was originally approved and the General 
Plan amended at that time to reflect the land use designations of the Specific Plan.  Additionally, the 
proposed arena use is not wholly inconsistent with the current Business Park land use designation, 
but the Commercial Tourist land use designation better reflects and provides greater consistency with 
a tourist oriented use like an arena. So although there is a change in land use designation, it is not a 
substantial change for context of the circumstances necessary to support the change in land use 
designation.  The remaining land use designation changes due to reduction or changes to other 
Planning Area boundaries are a result of this creation of Planning Area 11, so these same new 
circumstances apply for all land use designation changes proposed by the Project.

The current Policy 15.4 of the Western Coachella Valley Area Plan (WCVAP) has the intent of limiting 
the size and multitude of signs within certain identified scenic corridors.  The policy takes a single 
direction approach to this by simply limiting the size and number of signs to collectively limit impacts 
to the corridors.  The specific provision from the policy relative to this project site, which is within 330 
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feet of the nearest edge of a freeway but farther than 660 feet from a freeway exit would mean that a 
single freestanding sign for the arena would be limited to a maximum height of 25 feet and maximum 
surface area of 150 square feet. As is shown by this limitation, the policy does not provide flexibility to 
consider how large a site is, the use on a site, the importance of identification of a particular use to 
vehicles, or the relative impacts of certain size or number of signs on the scenic corridor. The proposed 
revision to the policy would retain the current standards to apply in the area plan and the applicable 
scenic corridors, but would allow for more flexibility for Specific Plans to consider their unique 
locations, uses, signage needs, and impacts to scenic resources to provide alternative sign design 
guidelines or standards.  The current Specific Plan already contains a sign design guidelines section 
and the Specific Plan Amendment proposes to supplement these guidelines with provisions for 
signage specific to Planning Area 11 that includes digital signage and provisions to subareas of 
Planning Area 11 to provide more customized standards appropriate to limit the size, number, and 
type of signs in certain subareas, while allowing for larger signs in certain areas intended to be directed 
towards vehicles on Interstate-10.  The guidelines have considered and are supplemented with 
documentation that shows the planned larger signs relative to the views from Interstate-10 and the 
backdrop of the scenic corridor that show the limited impacts this single, although larger, sign along a 
long stretch of frontage has on the overall aesthetics of the corridor.  Additionally, similar to the land 
use designation changes, Policy 15.4 did not anticipate a use like an arena that may have more unique 
and greater need for signage compared to more typical, limited uses that would be expected along 
Interstate-10 or other listed scenic corridors while still limiting impacts to and preserving the scenic 
corridors as the intent for the policy.  These represent new circumstances that were not anticipated in 
the creation of Policy 15.4 in the General Plan.

4. An amendment is required to expand basic employment job opportunities (jobs that contribute directly 
to the County’s economic base) and that would improve the ratio of jobs-to-workers in the County. 

The project site has been vacant since its designation as a Business Park in 2006 by the Specific 
Plan. In the fifteen years since, the project site has been unable to attract a viable development or 
project with its current land use designation. The proposed project presents a viable use for the site 
with a Commercial Tourist land use designation, with jobs created by the construction of the project 
and additional jobs for the arena use once construction is completed. Additionally, the arena use with 
events would be anticipated to have economic and employment impacts to complementary serving 
uses like restaurants and hotels that would serve patrons of the arena.  

Specific Plan Amendment

In accordance with Government Code section 65454 and Section 2.9.D. of Ordinance No. 348, SP No. 
343A2 is consistent with the Riverside County General Plan for the following reasons:  

1. The Project proposes to add Planning Area 11 for the arena use and contract other planning areas 
along with changes to the sign standards for the Specific Plan. The modifications to the Specific Plan 
text will not result in changes that will change or intensify the overall development plan for the Specific 
Plan area as is supported by the Addendum to the EIR.  Furthermore, the proposed amendment will 
not cause substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat, because the proposed footprint for development has always been proposed for 
development and appropriate mitigation measures have been incorporated into EIR No. 470 to ensure 
protection of these species and habitat where they may exist. 
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The Project is consistent with the overall Specific Plan, which provides for a variety of recreational and 
tourist oriented uses with supporting commercial uses within the Specific Plan.  The proposed Specific 
Plan Amendment will also be consistent with the General Plan as proposed to be amended.  The 
Specific Plan and the current amendment to its relationship to the General Plan is addressed in the 
Specific Plan document.  Furthermore, as is detailed in the General Plan Amendment findings, 

Change of Zone No. 2000025

1. The Project site is zoned Specific Plan. Change of Zone No. 2000025 proposes to modify the 
Specific Plan Zoning Ordinance text and zoning map to reflect the new Planning Area 11 and the 
permitted uses and development standards, as well as the re-configuration of Planning Area 
boundaries and acreages from the creation of Planning Area 11. The proposed changes to the 
zoning ordinance remains consistent with the Specific Plan No. 343 Land Use Plan as proposed to 
be amended and specific plan text with the permitted uses and development standards included in 
the zoning ordinance and remains consistent with the General Plan as amended based on the 
previous findings for the General Plan Amendment and Specific Plan Amendment.  

Tentative Parcel Map No. 38040

Tentative Parcel Map No. 38040 is a Schedule “E” subdivision to divide 101.5 acres into four parcels at 
4.27 gross acres, 16.51 gross acres, 25.34 gross acres, and 52.90 gross acres. The findings required to 
approve a Map, pursuant to the provisions of the Riverside County Zoning Ordinance No. 460, are as 
follows:
 
1. The proposed map, subdivision design and improvements are consistent with the Specific Plan and 

General Plan, specifically General Plan Principle IV.A.1 which provides that the intent of the General 
Plan is to foster variety and choice in community development. General Plan Principle I.G encourages 
efficient use of land by locating more intense development in appropriate areas. The proposed 
development is located along Varner Road and Interstate-10 to serve traffic to and from the site. The 
arena is a unique land use that would provide a focal point for the community and help foster local 
economic development while limiting impacts and being compatible with the surrounding community.  
The subdivision is consistent with the Specific Plan since the subdivision fosters the development of 
the arena as is anticipated by the Specific Plan and to set aside other parcels for future development 
in other planning areas of the Specific Plan.  The subdivision is consistent with all development 
standards from the Specific Plan and proposed Specific Plan Zoning Ordinance as is detailed in the 
following development standards section.

2. The site of the proposed map is physically suitable for the type of development and density because 
the site is relatively flat and previously graded and is located along a major roadway, Varner  Road, 
between Cook Street and Washington Street that both access Interstate-10 that is conducive to 
commercial development that would be fostered by the proposed subdivision.  Infrastructure to serve 
the commercial development including water and sewer are readily available. This subdivision is 
consistent with the proposed General Plan land use designation of Commercial Tourist as noted in 
previous findings. 

3. The design of the proposed map or proposed improvements are not likely to cause substantial 
environmental damage or substantially and avoidably injure fish or wildlife or their habitat since the 
proposed subdivision because any development impacts of the parcels have been previously 
addressed in the Environmental Impact Report for Specific Plan No. 343 and the current Addendum 
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to the Environmental Impact Report and any potential impacts of development on the proposed parcels 
have been addressed in these analyses. 

4. The design of the proposed map or the type of improvements are not likely to cause serious public 
health problems, since the proposed subdivision and the implementing development of the parcels 
has been detailed in the previous Environmental Impact Report for Specific Plan No. 343 and the 
current Addendum to the Environmental Impact Report.  The current subdivision itself does not 
propose any further impacts than what is addressed in these analyses.     

5. The proposed land division meets the requirements of Ordinance No. 460 for a Schedule ’E’ Map.  
Ordinance No. 460 requires all land divisions to conform to the County’s General Plan, applicable 
specific plans, Ordinance No. 348 and with the requirements of Ordinance No. 460.  The Project 
specifically complies with the Schedule ’E’ improvement requirements of Ordinance No. 460 Section 
10.10 as listed below:   

a. Streets. Streets are proposed as shown on the Tentative Map, which include dedication and 
improvements for roads on the west and north side of the subdivision internal of the Specific 
Plan with  the required street width dedication and improvements consistent with the required 
street width dedication and improvements consistent with the General Plan Circulation 
Element. Curb and gutter and sidewalks are included for all proposed improved streets. Varner 
Road is already dedicated and improved to required standards.

b. Domestic Water.  Domestic water service will be supplied by Coachella Valley Water District 
via underground pipes consistent with the requirements set forth in California Administrative 
Code Title 22, Chapter 16.

c. Fire Protection. The subdivision and any future commercial development will be required to 
comply with Ordinance No. 787. Fire protection measures shall be determined based on 
specific interior tenant designs and building code requirements. 

d. Sewage Disposal. Sewer service will be supplied by Coachella Valley Water District, which 
has sufficient capacity to handle the anticipated waste load.

e. Fences. At minimum the Project is required to provide six-foot high chain link fencing along 
any canal, drain, expressway, or other feature deemed hazardous.  No such hazardous feature 
exists adjacent to the Project. Interstate-10 is located near the Project site across Varner Road, 
but this boundary already includes a chain link fence.

f. Electrical and Communication Facilities. The Project will provide electrical, telephone, street 
lighting, cable television service with lines place underground

6. The design of the proposed land division or the type of improvements will not conflict with street 
dedications, acquired by the public at large, for access through, or use of, property within the proposed 
land division.  No such dedications exist on the property that would need to be removed. 

7. Tentative Parcel Map No. 38040 is consistent with the minimum lot size allowed by the Project site’s 
Zoning Classification of Specific Plan, Planning Area 11 (based on the C-1/C-P zone) since there is 
no minimum lot size standard.  
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Plot Plan No. 200021

The following findings are required to approve the Plot Plan, pursuant to the provisions of Ordinance No. 
348:

1. The proposed use conforms to all the requirements of the General Plan and with all applicable 
requirements of State law and the ordinances of Riverside County.  The Project site is proposed 
to be designated as Commercial Tourist in the Riverside County General Plan and as Arena & 
Event Center Hockey Training Facility within Specific Plan No. 343 (NorthStar Specific Plan) 
Planning Area 11.  The Plot Plan proposes the construction of an arena to be uses for sports 
events, concerts, and other special events.  This use is consistent with the Commercial Tourist 
land use designation of the General Plan as well as the planned land uses of the Specific Plan 
since these uses are specifically listed as anticipated uses for each of these designations in the 
General Plan and Specific Plan Planning Area 11.

2. Planning Area 11 of the Specific Plan utilizes Section 9.1 of Ordinance No. 348 to establish the 
allowed and conditionally allowed uses in Planning Area 11.  The proposed use, a sports arena, 
is an allowed use with an approved plot plan pursuant to Section 9.1(b)(15) of Ordinance No. 348. 

3. The overall development of the land shall be designed for the protection of the public health, safety 
and general welfare. As detailed in the Project’s Initial Study and Addendum and the 
Environmental Impact Report previously prepared for the Specific Plan, all impacts have been 
reduced to the minimum amount feasible.  EIR No. 470 prepared for Specific Plan No. 343 
determined that potentially significant and unavoidable impacts to air quality, traffic, noise and 
farmland are anticipated.  These impacts were analyzed and feasible mitigation incorporated in 
the EIR and through this Project to reduce these impacts to the maximum amount feasible.  
Conditions of approval incorporated for the Plot Plan will further ensure that public health, safety 
and general welfare are protected.

4. The proposed use conforms to the logical development of the land and is compatible with the 
present and future logical development of the surrounding property, as areas surrounding the Plot 
Plan site are located within the Specific Plan and have been designed in coordination to be 
compatible and complementary land uses.  Additionally, the proposed Project would not inhibit 
development of surrounding areas.

5. The plan for the proposed use shall consider the location and need for dedication and improvement 
of necessary streets and sidewalks, including the avoidance of traffic congestion; and shall take 
into account topographical and drainage conditions, including the need for dedication and 
improvements of necessary structures as a part thereof. Varner Road along the Plot Plan’s 
frontage is already improved. Other roads extending from Varner Road into the Specific Plan area 
will be improved by the Project based on applicable road standards that will incorporate sidewalks 
for pedestrian connectivity.  The overall Specific Plan area is located within a FEMA flood hazard 
area. The overall Specific Plan Master Drainage Plan is designed to protect the development areas 
in the Specific Plan from the 100-year flood without increasing any flood hazards on neighboring 
properties. Existing and planned drainage improvements for the arena and overall Specific Plan 
include the arena being 1.5 feet above the 100-year flood plain, a diversion channel to the golf 
course, a culvert and channel along Varner Road to collect runoff from Varner Road and onsite 
runoff, and outlet channel downstream of the Specific Plan to redistribute flows to match existing 
conditions.
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6. The proposed uses are consistent with Ordinance No. 348 and Specific Plan No. 343, in particular 
with the permitted uses and development standards of the Specific Plan, Planning Area 11 as 
proposed by the Specific Plan Amendment and Change of Zone as detailed in the following 
Development Standards Findings section.  The Plot Plan proposes an arena and supporting uses 
that are permitted in the proposed Specific Plan Zoning Ordinance for Planning Area 11 with 
approval of a Plot Plan.  

7. All plot plans which permit the construction of more than one structure on a single legally divided 
parcel shall, in addition to all other requirements, be subject to a condition which prohibits the sale 
of any existing or subsequently constructed structures on the parcel until the parcel is divided and 
a final map recorded in accordance with Ordinance No. 460 in such a manner that each building 
is located on a separate legally divided parcel. The plot plan proposes a single building, so this 
requirement is not applicable.  

Development Standards Findings:

1. The existing Zoning Classification for the Project site is Specific Plan. Development standards for 
Planning Area 11 of Specific Plan No 343 are established in the proposed Specific Plan Zoning 
Ordinance.  For Planning Area 11, the Specific Plan Zoning Ordinance utilizes Section 9.4 (C-1/C-P 
Zone) of Ordinance No. 348 to establish development standards for uses along with modifications and 
additions to those development standards.  

With the adoption of the proposed Specific Plan Zoning Ordinance, the following development 
standards shall apply to Planning Area 11:

A. There is no minimum lot area requirement, unless specifically required by zone classification 
for a particular area. Since there is no lot minimum, the Project is consistent with this.

B. There are no yard requirements for buildings which do not exceed 35 feet in height except as 
required for specific plans. Any portion of a building which exceeds 35 feet in height shall be 
set back from the front, rear and side lot lines not less than two feet for each foot by which the 
height exceeds 35 feet. The front setback shall be measured from the existing street line unless 
a specific plan has been adopted in which case it will be measured from the specific plan street 
line. The rear setback shall be measured from the existing rear lot line or from any recorded 
alley or easement; if the rear line adjoins a street, the rear setback requirement shall be the 
same as required for a front setback. Each side setback shall be measured from the side lot 
line, or from an existing adjacent street line unless a specific plan has been adopted, in which 
case it will be measured from the specific plan street line.  The proposed building height is 58 
feet, which is 23 feet height greater than the 35 foot height limit. Based on this additional height, 
it requires a setback of 46 feet.  The building design in the Plot Plan provides a minimum 
setback of 48 feet from any property lines as proposed by the Tentative Parcel Map.

C. No building or structure shall exceed seventy (70’) feet in height, unless a greater height is 
approved pursuant to Section 18.34 of Ordinance No. 348.  In no event, however, shall a 
building or structure exceed seventy-five (75’) feet in height unless a variance is approved 
pursuant to Section 18.27 of Ordinance No. 348.  As noted previously, the proposed building 
height is 58 feet, which meets the maximum height of 70 feet. 
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D. Automobile storage space shall be provided as required by Section 18.12 of Ordinance No. 
348. The required amount of parking for stadium and sports arenas based on Ordinance No. 
348 Section 18.12 is 1 parking space per 30 sq. ft. of net assembly area.  Based on a potential 
concert as a maximum occupancy scenario for the arena that would be 11,700 occupancy with 
79,450 sq. ft. of net assembly area, 2,648 parking spaces would be required.  The Plot Plan 
includes 3,000 total parking spaces provided that is included primarily on parcel 2 of the 
proposed Tentative Parcel Map with the arena on parcel 1 including some parking spaces. An 
agreement will be required to be entered between the two properties that ensures parking on 
parcel 2 serves the arena on parcel 1 prior to or with recordation of the subdivision or prior to 
occupancy of the building, whichever occurs first.  This parking on parcel 2 will also potentially 
serve future uses elsewhere in the Specific Plan when the parking is not needed to serve the 
arena.  The 3,000 parking spaces on parcels 1 and 2 would meet the required parking based 
on Ordinance No. 348 requirements on its own based on maximum occupancy.  However, the 
applicant anticipates for events where maximum occupancy is anticipated, additional parking 
will be provided via the nearby Xavier High School, Cal State San Bernardino Palm Desert 
Campus, or other locations within the Specific Plan not yet developed.  Prior to occupancy, a 
more detailed parking program showing the offsite parking location and design, at what level 
of arena occupancy would the offsite parking be triggered, an agreement for use of offsite 
parking, and plan for transport of patrons would be required to be reviewed and approved by 
Planning to address the potential parking demand for maximum occupancy events.  The details 
provided at the time of submittal for the offsite parking plan will be required to meet the 
requirements of Ordinance No. 348 Section 18.12.f.2 for Alternative programs for shared 
parking.

E. All roof mounted mechanical equipment shall be screened from the ground elevation view to a 
minimum sight distance of 1,320 feet. All roof mounted equipment is planned to be screened 
by the proposed architecture. A condition of approval is also included to ensure this is met 
through final design of the building.

Other Findings:

1. The Project site is not located within a Conservation Area of the Coachella Valley Multiple Species 
Habitat Conservation Plan. This Project fulfills the plan requirements. 

2. The Project site is located within the City of Cathedral City Sphere of Influence. This Project was 
provided to the City of Cathedral City for review and comment. No comments were received either in 
favor or opposition of the Project.  

3. The Project site is not located within an Airport Influence Area (“AIA”) boundary and is therefore not 
subject to the Airport Land Use Commission (“ALUC”) review.

4. The project site is located within Zone B of the Mount Palomar Observatory Lighting Zone boundary, 
as identified by Ordinance No. 655 (Mt. Palomar). The Project is required to comply with all lighting 
standards specified within Ordinance No. 655, pursuant to Zone B.

5. The Project site is not located within the Fee Assessment Area of the Stephen’s Kangaroo Rat Habitat 
Conservation Plan (“SKRHCP”).
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Fire Findings:

1. The Project site is not located within a designated Fire Hazard Severity Zone and is not located within 
a Cal Fire State Responsibility Area (“SRA”) 

Conclusion:

1. For the reasons discussed above, as well as the information provided in the Initial Study, the proposed 
Project conforms to all the requirements of the General Plan and with all applicable requirements of 
State law and the ordinances of Riverside County. Moreover, the proposed Project would not be 
detrimental to the health, safety or general welfare of the community.

This project was advertised in the Press Enterprise Newspaper and Desert Sun Newspaper. Additionally, 
public hearing notices were mailed to property owners within 600 feet of the project site. As of the writing 
of this report, Planning Staff has received a number of written communication in support of the proposed 
project and are included in the staff report package. Prior to the last Planning Commission meeting, staff 
received the noted comment letter from Lozeau Drury in opposition to the project. As of the writing of this 
report, Planning Staff has not received any other written communication or phone calls with comments in 
opposition to the proposed project.

This project was presented before the Thousand Palms Community Council on January 28, 2021 and 
March 25, 2021, Jack Ivey Ranch Homeowners Association on September 15, 2020 and March 17, 2021, 
Sun City Palm Desert Community Association on September 22, 2020 and planned for April 5, 2021, and 
other government, community, and business organizations in Coachella Valley, and community webinar 
series with the Desert Sun Newspaper. 
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COUNTY OF RIVERSIDE
TRANSPORTATION AND LAND MANAGEMENT AGENCY

Juan C. Perez
Agency Director

04/14/21, 12:55 pm SP00343A02

ADVISORY NOTIFICATION DOCUMENT

The following notifications are included as part of the recommendation of approval for SP00343A02. They are 
intended to advise the applicant of various Federal, State and County regulations applicable to this entitlement 
and the subsequent development of the subject property. 

Advisory Notification

Advisory Notification.  1 AND  -  Preamble

This Advisory Notification Document is included as part of the justification for the recommendation of 
approval of this Plan (SP00343A02) and is intended to advise the applicant of various Federal, State and 
County regulations applicable to this entitlement and the subsequent development of the subject 
property in accordance with approval of that entitlement and are in addition to the applied conditions of 
approval.

Advisory Notification.  2 AND  -  Project Description & Operational Limits

SPECIFIC PLAN NO. 343 AMENDMENT NO. 2 is a proposal to amend the adopted specific plan land use 
plan and the specific plan text of Specific Plan No. 343 by:
• Including a Planning Area 11 within the existing Specific Plan boundaries for the purposes of 
accommodating a sports and events arena; 
• Reducing the acreage of the existing Planning Area 8 to accommodate Planning Area 11;
• Revising the boundaries of Planning Areas 4, 6B, and 7 to accommodate Planning Area 11; 
• Updating the Specific Plan land use plan to reflect Planning Area 11 and changes to Planning Areas 4, 
6B and 7; and, 
• Incorporating guidelines for signs specific to Planning Area 11, including guidelines for digital signage.

Upon Amendment, Specific Plan No. 343 would consist of a total of 455.75 acres consisting of 240 acres 
for an 18-hole Golf Course, 5.9 acres for Golf Clubhouse, 17.6 acres for Golf View Hotel, 7.3 acres for Golf 
View Villas, 9.95 acres for Resort Timeshare Units, 33.2 acres for Golf View Condominiums, 36.2 acres for 
Mixed Use Retail Village, 28.2 acres for Industrial Park, 16 acres for Executive Office, 20 acres for 
Community Commercial, and 41.4 acres for Arena & Event Center Hockey Training Facility

Advisory Notification.  3 AND - EIR Mitigation Measures

Mitigation Measures from the project's EIR and Addendum have been incorporated as conditions of 
approval of this project where appropriate. Beyond these conditions of approval that have been 
incorporated, development of the project shall conform to the analysis, conclusions, and mitigation 
measures of the project's EIR and Addendum.

Advisory Notification.  4 AND - Federal, State & Local Regulation Compliance
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Advisory Notification

AND - Federal, State & Local Regulation Compliance (cont.)Advisory Notification.  4

1.  Compliance with applicable Federal Regulations, including, but not limited to: 
 •  National Pollutant Discharge Elimination System (NPDES)
     •  Clean Water Act
     •  Migratory Bird Treaty Act (MBTA)

2.  Compliance with applicable State Regulations, including, but not limited to:
     •  The current Water Quality Management Plan (WQMP) Permit issued by the applicable Regional 
Water Quality Control Board (RWQCB.)
     •  Government Code Section 66020 (90 Days to Protest)
     •  Government Code Section 66499.37 (Hold Harmless)
     •  State Subdivision Map Act
     •  Native American Cultural Resources, and Human Remains (Inadvertent Find)
     •  School District Impact Compliance
     •  Civil Code Section 815.3 & Government Code Sections 65040.2 et al - SB 18 (Tribal 
Intergovernmental Consultation) 
     •  Public Resources Code Section 5097.94 & Sections 21073 et al - AB 52 (Native Americans: CEQA)

3.  Compliance with applicable County Regulations, including, but not limited to:
     •  Ord. No. 348 (Land Use Planning and Zoning Regulations) 
     •  Ord. No. 413 (Regulating Vehicle Parking) 
     •  Ord. No. 421 (Excavation Covering & Swimming Pool Safety) 
     •  Ord. No. 457 (Building Requirements) 
     •  Ord. No. 458 (Regulating Flood Hazard Areas & Implementing National Flood Insurance Program) 
     •  Ord. No. 460 (Division of Land) 
     •  Ord. No. 461 (Road Improvement Standards) 
     •  Ord. No. 484 (Control of Blowing Sand) 
     •  Ord. No. 625 (Right to Farm) 
     •  Ord. No. 630 (Regulating Dogs and Cats) 
     •  Ord. No. 716 (Abandoned, Neglected or Cruelly Treated Animals)
     •  Ord. No. 771 (Controlling Potentially Dangerous & Dangerous Animals)
     •  Ord. No. 878 (Regarding Noisy Animals)
     •  Ord. No. 655 (Regulating Light Pollution) 
     •  Ord. No. 671 (Consolidated Fees)  
     •  Ord. No. 679 (Directional Signs for Subdivisions) 
     •  Ord. No. 742 (Fugitive Dust/PM10 Emissions in Coachella Valley) 
     •  Ord. No. 787 (Fire Code)
     •  Ord. No. 847 (Regulating Noise) 
     •  Ord. No. 857 (Business Licensing) 
     •  Ord. No. 859 (Water Efficient Landscape Requirements) 
     •  Ord. No. 915 (Regulating Outdoor Lighting) 
     •  Ord. No. 916 (Cottage Food Operations)
     •  Ord. No. 927 (Regulating Short Term Rentals)
     •  Ord. No. 928 (Clarifying County Prohibition on Mobile Marijuana Dispensaries and Deliveries)
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Advisory Notification

AND - Federal, State & Local Regulation Compliance (cont.)Advisory Notification.  4

4.  Mitigation Fee Ordinances
     •  Ord. No. 659 Development Impact Fees (DIF)
     •  Ord. No. 673 Coachella Valley Transportation Uniform Mitigation Fee (CV TUMF)
     •  Ord. No. 875 Coachella Valley Multiple Species Habitat Conservation Plan (CV MSHCP)

Advisory Notification.  5 AND - Hold Harmless

The applicant/permittee or any successor-in-interest shall defend, indemnify, and hold harmless the 
County of Riverside or its agents, officers, and employees (COUNTY) from the following:

(a) any claim, action, or proceeding  against the COUNTY to attack, set aside, void, or annul an approval of 
the COUNTY, its advisory agencies, appeal boards, or legislative body concerning Specific Plan No. 343 
Amendment No. 2 or its associated environmental documentation; and,
(b) any claim, action or proceeding against the COUNTY to attack, set aside, void or annul any other  
decision  made  by the  COUNTY  concerning  Specific Plan No. 343 Amendment No. 2,  including,  but  not  
limited  to, decisions made in response to California Public Records Act requests; and
(a) and (b) above are hereinafter collectively referred to as "LITIGATION."
The  COUNTY  shall  promptly  notify  the  applicant/permittee  of  any  LITIGATION  and  shall cooperate 
fully in the defense. If the COUNTY fails to promptly notify the applicant/permittee of any such 
LITIGATION or fails to cooperate fully in the defense, the applicant/permittee shall not, thereafter,    be   
responsible    to    defend,    indemnify    or    hold    harmless    the    COUNTY.
The obligations imposed by this condition include, but are not limited to, the following: the 
applicant/permittee shall pay all legal services expenses the COUNTY incurs in connection with any such 
LITIGATION, whether it incurs such expenses directly, whether it is ordered by a court to pay such 
expenses, or whether it incurs such expenses by providing legal services through its Office of County 
Counsel.
Payment for COUNTY's costs related to the LITIGATION shall be made on a deposit basis. Within thirty (30) 
days of receipt of notice from COUNTY that LITIGATION has been initiated against the Project, 
applicant/permittee  shall initially deposit with the COUNTY's  Planning Department the total amount of 
Twenty Thousand Dollars ($20,000).   Applicant/permittee shall deposit with COUNTY such additional 
amounts as COUNTY reasonably and in good faith determines, from time to time, are necessary to cover 
costs and expenses incurred by the COUNTY, including but not limited to, the Office of County Counsel, 
Riverside County Planning Department and the Riverside County Clerk of the Board associated with the 
LITIGATION.  To the extent such costs are not recoverable under the California Public Records Act from 
the records requestor, applicant/permittee agrees that deposits under this section may also be used to 
cover staff time incurred by the COUNTY to compile, review, and redact records in response to a Public 
Records Act request made by a petitioner in any legal challenge to the Project when the petitioner is using 
the Public Records Act request as a means of obtaining the administrative record for LITIGATION 
purposes.  Within ten (10) days of written notice from COUNTY, applicant/permittee  shall make such 
additional deposits.

Advisory Notification.  6 AND - SP Definitions

The words identified in the following list that appear in all capitals in the attached conditions of Specific 
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Advisory Notification

AND - SP Definitions (cont.)Advisory Notification.  6

Plan No. 343 shall be henceforth defined as follows:
 
SPECIFIC PLAN = Specific Plan No. 343.
 
CHANGE OF ZONE = Change of Zone No. 7002.
 
GPA = Comprehensive General Plan Amendment No. 707.
 
EIR = Environmental Impact Report No. 470.

Advisory Notification.  7 AND - SP Document

Specific Plan No. 343 shall consist of the following:
 
a.  Specific Plan Document, which must include, but not be limited to, the following items:
 
    1.  Board of Supervisors Specific Plan Resolution
    2.  Conditions of Approval.
    3.  Specific Plan Zoning Ordinance Text.
    4.  Land Use Plan in both 8 1/2" x 11" black-and-white and 11" x 17" color formats.
    5.  Specific Plan text.
    6.  Descriptions of each Planning Area in both graphical and narrative formats.
 
b.  Environmental Impact Report No. 470 Document, which must include, but not be limited to, the 
following items:
 
    1.  Mitigation Reporting/Monitoring Program (M/M).
    2.  Agency Notice of Preparation (NOP).
    3.  Draft EIR
    4.  Agency Notice of Completion (NOC).
    5.  Comments on the NOC.
    6.  Final EIR, including the responses to comments on the NOC.
    7.  Technical Appendices
 
If any specific plan conditions of approval differ from the specific plan text or exhibits, the specific plan 
conditions of approval shall take precedence.

BS-Grade

BS-Grade.  1 0010-BS-Grade-SP-ALL CLEARNC'S REQ'D B-4 PMT

Prior to issuance of a grading permit,  all certifications
affecting grading shall have written clearances.  This
includes, but is not limited to, additional environmental
assessments, erosion control plans, geotechnical/soils
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BS-Grade

0010-BS-Grade-SP-ALL CLEARNC'S REQ'D B-4 PMT (cont.)BS-Grade.  1

reports, and departmental clearances.

BS-Grade.  2 0010-BS-Grade-SP-GSP-1 ORD. NOT SUPERSEDED

Anything to the contrary, proposed by this Specific Plan,
shall not supersede the following:  All grading shall
conform to the California Building code, County General
Plan, Ordinance 457 and all other relevant laws, rules and
regulations governing grading in Riverside County.

BS-Grade.  3 0010-BS-Grade-SP-GSP-2 GEO/SOIL TO BE OBEYED

All grading shall be performed in accordance with the
recommendations of the included -County approved-
geotechnical/soils reports for this Specific Plan.

BS-Grade.  4 0010-BS-Grade-SP-NO GRADING & SUBDIVIDING

If grading of the entire - or any portion there of -
Specific Plan site is proposed,  UNDER A SUBDIVISION OR
LAND USE CASE ALREADY APPROVED FOR THIS SPECIFIC PLAN, at
the same time that application for further subdivision of
any of its parcels is being applied for, an exception to
Ordinance 460, Section 4.5.B, shall be obtained from the
Planning Director, prior to issuance of the grading permit
(Ord. 460 Section 3.1).   THIS EXCEPTION WILL NOT APPLY TO
ANY CASE HAVING ONLY AN APPROVED SPECIFIC PLAN.

E Health

E Health.  1 Env Health Comments

The Department of Environmental Health (DEH) has received and reviewed the Specific Plan. Prior to the 
approval of any project within the SPECIFIC PLAN SP00343A02, the following condition shall be placed on 
the proposed project:

1) The specific plan will be required to have sanitary sewer and potable drinking water for all its 
inhabitable structures. The purveyor in the area is Coachella Valley Water District (CVWD).  DEH will 
require the water and sewer availability will serve letters at the time the applicants make a submittal to 
the Planning Department. It is the responsibility of the developer to ensure that all requirements 
associated with obtaining CVWD water and sewer are met.
2) If any public food facility and/or public swimming pool are proposed, the developer shall contact the 
DEH District Environmental Services (DES) to obtain information regarding plan check permitting and 
requirements.  Contact (760)863-8287 for additional details.
3) Prior to the approval of any Planning Case project subject to SP#343 A2, the applicant shall submit to 
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E Health

Env Health Comments (cont.)E Health.  1

the Department of Environmental Health (DEH), Environmental Cleanup Program (ECP) for review and 
consideration an original copy of a Phase 1 Environmental Site Assessment (ESA).  
Prior to Issuance of any Grading Permit, a Phase 2 ESA shall be submitted to ECP for review if the 
information provide in the Phase 1 ESA indicates the requirements.  
For further information, please contact ECP at (951)955-8980. Applicable review fees shall be required.

**A more detailed review of subsequent projects will be conducted to determine any additional 
requirements.**

Fire

Fire.  1 0010-Fire-SP-#100-FIRE STATION

Based on national fire standards, one new fire station
and/or engine company could be required for every 2,000 new
dwelling units, or 3.5 million square feet of
commercial/industrial occupancy. Given the project's
proposed development plan, up to 1 fire stations may be
needed to meet anticipated service demands, given project
densities.

Fire.  2 0010-Fire-SP-#101-DISCL/FLAG LOT

  FLAG LOTS WILL NOT BE PERMITTED BY THE FIRE DEPARTMENT.

Fire.  3 0010-Fire-SP-#47 SECONDARY ACCESS

In the interest of Public Safety, the project shall provide
an Alternate or Secondary Access(s) as stated in the
Transportation Department Conditions.  Said Alternate or
Secondary Access(s) shall have concurrence and approval of
both the Transportation and Fire Departments and shall be
maintained through out any phasing.

Fire.  4 0010-Fire-SP-#71-ADVERSE IMPACTS

The proposed project will have a cumulative adverse impact
on the Fire Department's ability to provide an acceptable
level of service.  These impacts include an increased
number of emergency and public service calls due to the
increased presence of structures and population.  The
project proponents/develpers shall participate in the
development Impact fee program as adopted by the Riverside
County Board of Supervisors to mitigate a portion of these
impacts.  This will provide funding for capitol
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improvements such as land/equipment purchases and fire
station construction.
 The Fire Department reserves the right to negotiate
developer agreements associated with the development of
land and/or construction of fire facilities to meet service
demands through the regional integrated fire protection
response system.

Fire.  5 0010-Fire-SP-#85-FINAL FIRE REQUIRE

Final fire protection requirements and impact mitigation
measures will be determined when specific project plans are
submitted.

Fire.  6 0010-Fire-SP-#86-WATER MAINS

All water mains and fire hydrants providing required fire
flows shall be constructed in accordance with the
appropriate sections of Riverside County Ordinance 460
and/or No.787, subject to the approval by the Riverside
County Fire Department.

Fire.  7 0010-Fire-SP-#87-OFF-SET FUNDING

The fiscal analysis for this project should identify a
funding source to off-set the shortage between the existing
county structure fire tax and the needed annual operation
and maintenance budget equal to approximately $100.00 per
dwelling unit and 16c per square foot for retail,
commercial and industrial.

Fire.  8 0010-Fire-SP-#96-ROOFING MATERIAL

All buildings shall be constructed with fire retardant
roofing material as described in ection 1503 of the Uniform
Building Code. Any wood shingles or shakes shall have a
Class B rating and shall be approved by the Fire Department
prior to installation.

Fire.  9 0010-Fire-SP-#97-OPEN SPACE

Prior to approval of any development for lands adjacent
to open space areas, a fire protection/vegetaion management
(fuel modificatin) plan shall be submitted to the Riverside
County Fire Department for reveiw and approval.  The
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Homeowner's Association or appropriate management
entity shall be responsible for maintaining the
elements to the plan.

Planning

Planning.  1 0010-Planning-SP  - MAINTAIN AREAS & PHASES

All planning area and phase numbers shall be maintained
throughout the life of the SPECIFIC PLAN, unless changed
through the approval of a specific plan amendment or
specific plan substantial conformance accompanied by a
revision to the complete specific plan document.

Planning.  2 0010-Planning-SP  - NO P.A. DENSITY TRANSFER

A density transfer of up to 10% shall be allowed
between residential Planning Areas. Density transfers
between commercial, industrial or office Planning Areas
within the SPECIFIC PLAN shall not be permitted, except
through the Specific Plan Amendment process.

Planning.  3 0020-Planning-SP  - 90 DAYS TO PROTEST

The applicant has ninety (90) days from the date of the
approval of these conditions to protest, in accordance with
the procedures set forth in Government Code Section 66020,
the imposition of any and all fees, dedications,
reservations, and/or exactions imposed on this project as a
result of the approval or conditional approval of this
project.

Planning.  4 0020-Planning-SP - CONSTRUCTION OF TRAIL

WITHIN THREE YEARS AFTER THE FINAL APPROVAL OF SP00343, THE
APPLICANT SHALL BUILD THE TRAIL(S) AS SHOWN ON THE APPROVED
TRAILS PLAN.

Planning.  5 0020-Planning-SP - DESIGN OF TRAIL

WITHIN TWO YEARS AFTER THE FINAL APPROVAL OF SP00343, THE
APPLICANT SHALL SUBMIT PLANS FOR THE TRAIL(S) THAT REFLECT
THE APPROVED TRAILS PLAN.

Planning.  6 0030-Planning-SP  - AMENDMENT REQUIRED

Page 8 of 31



04/14/21, 12:56 pm SP00343A02

ADVISORY NOTIFICATION DOCUMENT

Planning

0030-Planning-SP  - AMENDMENT REQUIRED (cont.)Planning.  6

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"If this implementing project meets any of the following
criteria, an amendment to the SPECIFIC PLAN shall be
required and processed concurrently with this
implementing project:
 
1.  The implementing project adds any area to, or deletes
    area from, the SPECIFIC PLAN;
 
2.  The implementing project proposes a substantially
    different use than currently allowed in the SPECIFIC
    PLAN (i.e. proposing a residential use within a
    commercially designated area); or
 
3.  as determined by the Planning Director.
 
Any amendment to the SPECIFIC PLAN, even though it may
affect only one portion of the SPECIFIC PLAN, shall
be accompanied by a complete specific plan document which
includes the entire specific plan, including both changed
and unchanged parts.
 
This condition shall be considered MET if the specific
plan amendment has been filed, and NOT APPLICABLE if a
specific plan amendment is determined to be unnecessary."

Planning.  7 0030-Planning-SP  - COMPLETE CASE APPROVALS

rior to the approval of any implementing project within the
SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"Prior to the approval of any implementing project (tract
map, parcel map, use permit, plot plan, etc.) the SPECIFIC
PLAN, the GPA, the CHANGE OF ZONE, and the EIR must have
been approved, adopted, and certified by the Board of
Supervisors, respectively.
 
This condition shall be considered as MET once the SPECIFIC
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PLAN, the GPA, the CHANGE OF ZONE, and the EIR have been
approved, adopted, and certified by the Board of
Supervisors, repectively.  This condition may not be
DEFERRED."

Planning.  8 0030-Planning-SP  - EA REQUIRED

Prior to the approval of any implementation project
within the SPECIFIC PLAN (i.e.:  tract map, parcel map,
use permit, plot plan, etc.), the following
condition shall be placed on the implementing
project:
 
"If this implementing project is subject to the California
Environmental Quality Act (CEQA), an environmental
assessment shall be filed and processed concurrently with
this implementing project.  At a minimum, the environmental
assessment shall utilize the evaluation of impacts
addressed in the EIR prepared for the SPECIFIC PLAN.
 
This condition shall be considered as MET if an
environmental assessment was conducted for this
implementing project.  This condition may be considered as
NOT APPLICABLE if this implementing project is not subject
to CEQA. This condition may not be DEFERRED."

Planning.  9 0030-Planning-SP  - GENERIC M/M PROGRAM

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO THE ISSUANCE OF GRADING PERMITS, the project
applicant shall provide to the Planning Department a
detailed proposal for complying with the preliminary
mitigation and monitoring procedures described in the EIR
for SP00343  during the process of grading.  Grading
permits will not be issued unless the preliminary
mitigation and monitoring procedures as described in the
EIR are substantially complied with."

Planning.  10 0030-Planning-SP  - M/M PROGRAM (GENERAL)

rior to the approval of any implementing project within the
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SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"The EIR prepared for the SPECIFIC PLAN imposes specific
mitigation measures and monitoring requirements on the
project.  Certain conditions of the SPECIFIC PLAN and this
implementing project constitute reporting/monitoring
requirements for certain mitigation measures."

Planning.  11 0030-Planning-SP  - NON-IMPLEMENTING MAPS

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"A land division filed for the purposes of phasing or
financing shall not be considered an implementing
development application for the purposes of the Planning
Department's conditions of approval.
 
Should this project be an application for phasing or
financing, all of the other conditions in this implementing
project with a prefix of "SP" will be considered as NOT
APPLICABLE, and this condition shall be considered as MET.
Should this project not be an application for phasing or
financing, this condition shall be considered as NOT
APPLICABLE."

Planning.  12 0030-Planning-SP - ARCHAEOLOGIST RETAINED

Prior to the approval of any land division or development
permit (use permit, plot plan, etc.), a condiiton of
approval shall be applied to the land division or
development permit to ensure that the unique archaeologic
resources identified in the Cultural Resources Report
prepared as part of this Specific Plan's environmental
documentation have been adequately addressed.  The
condition shall read as follows:
 
Prior to the issuance of grading permits, a qualified
archaeologist shall be retained by the land divider for
consultation and comment on the proposed grading with
respect to potential impacts to unique archaeological
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resources.  Should the archaeologist, after consultation
with the appropriate Native American tribe, find the
potential is high for impact to unique archaeological
resources (cultural resources and sacred sites), a
pre-grading meeting between the archaeologist, a Native
American observer, and the excavation and grading
contractor shall take place.  During grading operations,
when deemed necessary in the professional opinion of the
retained archaeologist (and/or as determined by the
Planning Director), the archaeologist, the archaeologist's
on-site representative(s) and the Native American Observer
shall actively monitor all project related grading and
construction and shall have the authority to temporarily
divert, redirect, or halt grading activity to allow
recovery of unique archaeological resources.  Prior to the
issuance of grading permits, the NAME, ADDRESS and
TELEPHONE NUMBER of the retained archaeologist shall be
submitted to the Planning Department and the B&S Grading
Division.  If the retained archaeologist, after
consultation with the appropriate Native American tribe,
finds no potential for impacts to unique archaeological
resources, a letter shall be submitted to the Planning
Department certifying this finding by the retained
qualified archaeologist.

Planning.  13 0030-Planning-SP *- ACOUSTICAL STUDY REQD

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO PROJECT APPROVAL, an acoustical study shall be
submitted to the Planning Department and the Department of
Environmental Health - Industrial Hygene Division for
review and approval.
 
This condition shall be considered MET if the relevant
study has been approved by the Planning Department and the
Department of Environmental Health-Industrial Hygene
Division.  This condition may be considered as NOT
APPLICABLE if the Planning Department determines that the
required study is not necessary.
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The submittal of this study mandates that a CEQA
determination of an Addendum to a previously adopted EIR be
made, at a minimum."

Planning.  14 0030-Planning-SP *- ADDENDUM EIR

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"This implementing project has been reviewed in the context
the EIR, which is associated with this SPECIFIC PLAN.  The
Planning Department has reviewed this project and its
relationship to the EIR, and has found that no new
environmental impacts have arisen since the certification
of the EIR.  Although the EIR adequately addressed the
environmental impacts of the SPECIFIC PLAN as a whole, more
detailed technical informaiton (i.e. traffic studies,
updated biological studies, etc.) have been required by the
Planning Department and/or other COUNTY land development
review departments in order to complete its environmental
review.  Therefore, an ADDENDUM to the previously certified
EIR has been prepared in conjunction with this implementing
application.
 
This condition shall be considered MET if an ADDENDUM to
the EIR has been prepared. Alternatively, this condition
shall be considered as NOT APPLICABLE if an ADDENDUM to the
EIR is not required."

Planning.  15 0030-Planning-SP *- AIR QUALITY MITIGATION

rior to the approval of any implementing project within the
SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
A dust control program that will supplement the routine
watering that constitutes CVBACMs in excess of any minimum
SCAQMD Rule 403 and 403.1 shall be prepared and approved by
the Planning Director.

Planning.  16 0030-Planning-SP *- AIR QUALITY STUDY REQD
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Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.) the following condition shall be placed on
the implementing project:
 
"PRIOR TO PROJECT APPROVAL, an air quality study shall be
submitted to the Planning Department for review and
approval.
 
This condition shall be considered MET if the relevant
study has been approved by the Planning Department. This
condition may be considered as NOT APPLICABLE if the
Planning Department determines that the required study is
not necessary.
 
The submittal of this study mandates that a CEQA
determination of an Addendum to a previously adopted EIR be
made, at a minimum."

Planning.  17 0030-Planning-SP *- ARCHAEO STUDY REQD

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO PROJECT APPROVAL, a archaeological study shall be
submitted to the Planning Department for review and
approval.
 
This condition shall be considered MET if the relevant
study has been approved by the Planning Department. This
condition may be considered as NOT APPLICABLE if the
Planning Department determines that the required study is
not necessary.
 
The submittal of this study mandates that a CEQA
determination of an Addendum to a previously adopted EIR be
made, at a minimum."

Planning.  18 0030-Planning-SP *- CC&R RES PRI COMMON AREA

Prior to the approval of any implementing land division
project within the SPECIFIC PLAN (tract map or parcel map),
the following condition shall be placed on the implementing

Page 14 of 31



04/14/21, 12:56 pm SP00343A02

ADVISORY NOTIFICATION DOCUMENT

Planning

0030-Planning-SP *- CC&R RES PRI COMMON AREA (cont.)Planning.  18

project PRIOR TO MAP RECORDATION if the permanent master
maintenance organization referenced in the condition
entitled "SP - Common Area Maintenance" is a private
organization:
 
"The applicant shall notify the Planning Department that
the following documents shall be submitted to the Office of
County Counsel and submit said documents for review along
with the current fee, which shall be subject to County
Counsel approval:
 
     1.  A cover letter identifying the project for which
approval is sought;
 
     2.  A signed and notarized declaration of covenants,
conditions and restrictions;
 
     3.  A sample document, conveying title to the
purchaser of an individual lot or unit, which provides
that the declaration of covenants, conditions and
restrictions is incorporated therein by reference; and,
 
     4.  A deposit equaling three (3) hours of the current
hourly fee for Review if Covenants, Conditions and
Restrictions established pursuant to County Ordinance No.
671 at the time the above referenced documents are
submitted for County Counsel review.
 
The declaration of covenants, conditions and restrictions
submitted for review shall a) provide for a minimum term of
60 years, b) provide for the establishment of a property
owners' association comprised of the owners of each
individual lot or unit as tenants in common, c) provide for
ownership of the common area by either the property owners'
association or the owners of each individual lot or unit as
tenants in common, and (d) contain the following provisions
verbatim:
 
     "Notwithstanding, any provision in this Declaration to
the contrary, the following provisions shall apply:
 
     The property owners' association established herein
shall manage and continuously maintain the 'common area',
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more particularly described on Exhibit '___', attached
hereto, and shall not sell or transfer the 'common area'
or any part thereof, absent the prior written consent of
the Planning Director of the County of Riverside or the
County's successor-in-interest.
 
     The property owners' association shall have the right
to assess the owners of each individual lot or unit for the
reasonable cost of maintaining such 'common area' and shall
have the right to lien the property of any such owner who
defaults in the payment of a maintenance assessment.  An
assessment lien, once created, shall be prior to all other
liens recorded subsequent to the notice of assessment or
other document creating the assessment lien.
 
     This Declaration shall not be terminated,
'substantially' amended, or property deannexed therefrom
absent the prior written consent of the Planning Director
of the County of Riverside or the County's
successor-in-interest.  A proposed amendment shall be
considered 'substantial' if it affects the extent, usage or
maintenance of the 'common area' established pursuant to
this Declaration.
 
     In the event of any conflict between this Declaration
and the Articles of Incorporation, the Bylaws, or the
property owners' association Rules and Regulations, if
any, this Declaration shall control."
 
Once approved by the Office of County Counsel, the
declaration of covenants, conditions and restrictions shall
be recorded the Planning Department with one copy retained
for the case file, and one copy provided to the County
Transportation Department - Survey Division."

Planning.  19 0030-Planning-SP *- COMMON AREA MAINTENANCE

Prior to the approval of any implementing land division
project within the SPECIFIC PLAN (i.e. tract map or parcel
map), the following condition shall be placed on the
implementing application:
 
"PRIOR TO MAP RECORDATION, the following procedures for
common area maintenance procedures shall be complied with:
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a.  A permanent master maintenance organization shall be
established for the specific plan area, to assume ownership
and maintenance responsibility for all common recreation,
open space, circulation systems and landscaped areas.  The
organization may be public or private.  Merger with an
area-wide or regional organization shall satisfy this
condition provided that such organization is legally and
financially capable of assuming the responsibilities for
ownership and maintenance.  If the organization is a
private association then neighborhood associations shall be
established for each residential development, where
required, and such associations may assume ownership and
maintenance responsibility for neighborhood common areas.
 
b.  Unless otherwise provided for in these conditions of
approval, common open areas shall be conveyed to the
maintenance organization as implementing development is
approved or any subdivision as recorded.
 
c.  The maintenance organization shall be established prior
to or concurrent with the recordation of the first land
division.
 
d.  The common areas to be maintained by the master
maintenance organization shall include, but not be limited
to, the following:  Planning Area[s] _____."

Planning.  20 0030-Planning-SP *- ENTRY MONUMENTATION

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO THE ISSUANCE OF BUILDING PERMITS, the following
language shall be added to the landscaping requirements of
the implementing project:
 
1.  An entry monument shall be shown on the Exhibit A.
2.  The entry monument shall be in substantial conformance
    to the design guidelines of Planning Area 7 of the
SPECIFIC PLAN, as shown on pages IV-99 to IV-107."

Planning.  21 0030-Planning-SP *- FENCING REQUIREMENTS

Page 17 of 31



04/14/21, 12:56 pm SP00343A02

ADVISORY NOTIFICATION DOCUMENT

Planning

0030-Planning-SP *- FENCING REQUIREMENTS (cont.)Planning.  21

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
The entire boundary between the project area and the
Coachella Valley Preserve shall be fencsed to prevent
people from entering the Preserve from the Project area.
Informational signes shall be placed every 50 yards
informing project area users of the purpose and fragile
nature of the preserve.
 
A glare fence shall be constructed between I-10 and Varner
Road to assure that headlights from automobiles do not
shine into oncoming traffic.

Planning.  22 0030-Planning-SP *- GEO STUDY REQUIRED

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO PROJECT APPROVAL, a [geological/geotechnical]
study shall be submitted to the Planning Department
Engineering Geologist for review and approval.
 
This condition shall be considered MET if the relevant
study has been approved by the Planning Department. This
condition may be considered as NOT APPLICABLE if the
Planning Department determines that the required study is
not necessary.
 
The submittal of this study mandates that a CEQA
determination of an Addendum to a previously adopted EIR be
made, at a minimum."

Planning.  23 0030-Planning-SP *- IF HUMAN REMAINS FOUND

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
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"If human remains are encountered, State Health and Safety
Code Section 7050.5 states that no further disturbance
shall occue until the County Coroner has made a
determination of origin and disposition pursuant to Public
Resource Code Section 5097.98. The County Coroner shall be
notified immediately. If the remains are determined to be
prehistoric, the Coroner shall notify the Native American
Heritage Commission (NAHC), which will determine and notify
the appropriate NATIVE AMERICAN TRIBE who is the most
likely descendent. The descendent shall inspect the site of
the discovery and make recommendations as to the
appropriate mitigation. After the recommendations have been
made, the land divider, Native American Tribal
representative(s), and the County representative shall meet
to determine the apprpriate mitigation measures and
corrective actions to be implemented."

Planning.  24 0030-Planning-SP *- LANDSCAPING PLAN REQ

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
A Landscaping Plan shall be approved by the Manager of the
Coachella Valley Preserve and the Planning Department at
least 120 days prior to any planting. The Plan shall
include no trees over fifteen (15') feet in height within
100 feet of te boundary of the Coachella Valley Preserve.

Planning.  25 0030-Planning-SP *- OTHER STUDIES REQUIRED

Prior to the approval of any implementing project within
planning areas 7 and 8 of the SPECIFIC PLAN (i.e.: tract
map, parcel map, use permit, plot plan, etc.), the
following condition shall be placed on the implementing
project:
 
"PRIOR TO PROJECT APPROVAL, a trafic study based upon
the actual proposed uses shall be submitted to the
Transportation Department for review and approval.
 
This condition shall be considered MET if the relevant
study has been approved by the Planning Department. This
condition may be considered as NOT APPLICABLE if the
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Planning Department determines that the required study is
not necessary.
 
The submittal of this study mandates that a CEQA
determination of an Addendum to a previously adopted EIR be
made, at a minimum."

Planning.  26 0030-Planning-SP *- PA PROCEDURES

rior to the approval of any implementing project within the
SPECIFIC PLAN (i.e.: tract map or parcel map), the
following condition shall be placed on the implementing
project PRIOR TO MAP RECORDATION in the case of land
division applications (tentative parcel maps or tentative
tract maps) or PRIOR TO BUILDING PERMITS in the case of use
permit applications (plot plans, conditional use permits,
or public use permits):
 
"The planning area[s] for which this land division
application is located must be legally defined. Any of the
following procedures may be used in order to legally define
this [these] planning area[s]:
 
1.  The project proponent has processed a FINAL CHANGE OF
    ZONE MAP concurrent with the SPECIFIC PLAN which
    legally defined this [these] planning area[s].
2.  The project proponent shall file a change of zone
    application along with a legal description defining the
    boundaries of the planning area affected by this land
    division application.  The applicant will not be
    changing the allowed uses or standards within the
    existing zone but will merely be providing an accurate
    legal description of the affected planning area.  The
    change of zone shall be approved and adopted by the
    Board of Supervisors."

Planning.  27 0030-Planning-SP *- PARK AGENCY REQUIRED

Prior to the approval of any implementing land
division project within the SPECIFIC PLAN (i.e. tract map,
or parcel map), the following condition shall be
placed on the implementing project:
 
"PRIOR TO MAP RECORDATION of any subdivision, or other
residential development application, all portions of this
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implementing project not currently within the boundaries of
the Coachella Valley Parks District, shall be annexed into
the Coachella Valley Parks District or a similar entity
such as a County Service Area/District that has been
designated by the Board of Supervisors, pursuant to Section
10.35(G) of Ordinance No. 460, to receive park dedications
and fees. Documentation of said annexation shall be
provided to the Planning Department.
 
This condition shall be considered as NOT APPLICABLE if
the Coachella Valley Parks District is unwilling or unable
to annex the property in question."

Planning.  28 0030-Planning-SP *- POST GRADING REPORT

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO THE ISSUANCE OF BUILDING PERMITS, the project
applicant shall provide to the Planning Department a post
grading report.  The report shall describe how the
mitigation and monitoring program as described in the EIR
and pre-grading agreement[s] with the qualified
archaeologist were complied with."

Planning.  29 0030-Planning-SP *- PROJECT LOCATION EXHIBIT

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"The applicant shall provide to the Planning Department an
8 1/2" x 11" exhibit showing where in the SPECIFIC PLAN
this project is located.
 
This condition shall be considered MET once the applicant
provides the Planning Department with the required
information. This condition may not be DEFERRED."

Planning.  30 0030-Planning-SP *- SCHOOL MITIGATION

Prior to the approval of any implementing project within
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the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO BUILDING PERMITS, impacts to the Palm Springs
Unified School District shall be mitigated in accordance
with state law."

Planning.  31 0030-Planning-SP *- SUBMIT FINAL DOCUMENTS

Prior to the approval of ny implementing project within the
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"Twenty (20) copies of the final SPECIFIC PLAN and EIR
documents (SP/EIR) documents shall be submitted to the
Planning Department for distribution.  The documents shall
include all the items listed in the condition titled "SP343
- Documents".  The final SP/EIR documents shall be
distributed in the following fashion:
 
  Building and Safety Department                   1 copy
  Department of Environmental Health               1 copy
  Fire Department                                  1 copy
  Coachella Valley Water District                  1 copy
  Transportation Department                        1 copy
  County Planning Department in Riverside          1 copy
  City of Palm Desert                              1 copy
  Riverside County Planning Department in Indio    2 copies
  in Murrieta                                      2 copies
  Executive Office - CSA Administrator             2 copies
  Clerk of the Board of Supervisors                1 copy
 
Any and all remaining documents shall be kept with the
Planning Department in Riverside, or as otherwise
determined by the Planning Director.
 
This condition cannot be DEFERRED or considered as NOT
APPLICABLE."

Planning.  32 0030-Planning-SP *- SUBSEQUENT EIR

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
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0030-Planning-SP *- SUBSEQUENT EIR (cont.)Planning.  32

on the implementing project:
 
"This implementing project has been reviewed in the context
the EIR, which is associated with this SPECIFIC PLAN.  The
Planning Department has reviewed this project and its
relationship to the EIR, and has found that although the
EIR adequately addressed the environmental impacts of the
SPECIFIC PLAN at the time, new environmental impacts have
arisen since the certification of the original EIR.  The
Planning Department has determined that this implementing
project may have a signficant impact to the new
environmental impacts that have arisen. Therefore, a
SUBSEQUENT EIR has been prepared in conjunction with this
implementing application.
 
This condition shall be considered MET if a SUBSEQUENT EIR
has been prepared. Alternatively, this condition shall be
considered as NOT APPLICABLE if a SUBSEQUENT to the EIR is
not required."

Planning.  33 0030-Planning-SP *- SUPPLEMENT TO EIR

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"This implementing project has been reviewed in the context
the EIR, which is associated with this SPECIFIC PLAN.  The
Planning Department has reviewed this project and its
relationship to the EIR, and has found that although the
EIR adequately addressed the environmental impacts of the
SPECIFIC PLAN at the time, new environmental impacts have
arisen since the certification of the original EIR.  The
Planning Department has determined that the new
environmental impacts can be mitigated to below a level of
significance.  Therefore, a SUPPLEMENT to the previously
certified EIR has been prepared in conjunction with this
implementing application.
 
This condition shall be considered MET if a SUPPLEMENT
to the EIR has been prepared. Alternatively, this condition
shall be considered as NOT APPLICABLE if a SUPPLEMENT to
the EIR is not required."
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Planning.  34 0030-Planning-SP* - BIOLOGICAL STUDY REQD

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"PRIOR TO PROJECT APPROVAL, a biological study shall be
submitted to the Planning Department for review and
approval.
 
This condition shall be considered MET if the relevant
study has been approved by the Planning Department. This
condition may be considered as NOT APPLICABLE if the
Planning Department determines that the required study is
not necessary.
 
The submittal of this study mandates that a CEQA
determination of an Addendum to a previously adopted EIR be
made, at a minimum."

Planning.  35 0030-Planning-SP* - DURATION OF SP VALIDITY

Prior to the approval of any implementing project within
the SPECIFIC PLAN (i.e.: tract map, parcel map, use permit,
plot plan, etc.), the following condition shall be placed
on the implementing project:
 
"The SPECIFIC PLAN that this project is a part of has a
life span of twenty (20) years from the date of the
adoption of the resolution adopting the SPECIFIC PLAN.
Should the SPECIFIC PLAN not be substantially built out in
that period of time, the project proponent shall file a
specific plan amendment to be processed concurrently with
this implementing proposal. (For the purposes of this
condition, substantial buildout shall be defined as eighty
percent (80%) of the maximum amount of dwelling units
allowed by the SPECIFIC PLAN as most recently amended.)
  The specific plan amendment will update the entire
specific plan document to reflect current development
requirements.
 
This condition shall be considered as NOT APPLICALBE if the
implementing project has been filed within the above listed
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0030-Planning-SP* - DURATION OF SP VALIDITY (cont.)Planning.  35

parameters, and shall be considered as MET if the specific
plan amendment has been filed."

Planning-PAL

Planning-PAL.  1 LOW PALEO POTENTIAL

According to the County’s General Plan, this site has been mapped as having a “Low Potential” for 
paleontological resources.  This category encompasses lands for which previous field surveys and 
documentation demonstrates a low potential for containing significant paleontological resources subject 
to adverse impacts.  As such, this project is not anticipated to require any direct mitigation for 
paleontological resources.  However, should fossil remains be encountered during site development:

1. All site earthmoving shall be ceased in the area of where the fossil remains are encountered.   
Earthmoving activities may be diverted to other areas of the site.

2. The owner of the property shall be immediately notified of the fossil discovery who will in turn 
immediately notify the County Geologist of the discovery.

3. The applicant shall retain a qualified paleontologist approved by the County of Riverside.

4. The paleontologist shall determine the significance of the encountered fossil remains.

5. Paleontological monitoring of earthmoving activities will continue thereafter on an as-needed basis by 
the paleontologist during all earthmoving activities that may expose sensitive strata.  Earthmoving 
activities in areas of the project area where previously undisturbed strata will be buried but not otherwise 
disturbed will not be monitored.  The supervising paleontologist will have the authority to reduce 
monitoring once he/she determines the probability of encountering any additional fossils has dropped 
below an acceptable level.  

6. If fossil remains are encountered by earthmoving activities when the paleontologist is not onsite, 
these activities will be diverted around the fossil site and the paleontologist called to the site immediately 
to recover the remains.

7. Any recovered fossil remains will be prepared to the point of identification and identified to the 
lowest taxonomic level possible by knowledgeable paleontologists.  The remains then will be curated 
(assigned and labeled with museum* repository fossil specimen numbers and corresponding fossil site 
numbers, as appropriate; places in specimen trays and, if necessary, vials with completed specimen data 
cards) and catalogued, an associated specimen data and corresponding geologic and geographic site data 
will be archived (specimen and site numbers and corresponding data entered into appropriate museum 
repository catalogs and computerized data bases) at the museum repository by a laboratory technician.  
The remains will then be accessioned into the museum repository fossil collection, where they will be 
permanently stored, maintained, and, along with associated specimen and site data, made available for 
future study by qualified scientific investigators. * Per the County of Riverside “SABER Policy”, 

Page 25 of 31



04/14/21, 12:56 pm SP00343A02

ADVISORY NOTIFICATION DOCUMENT

Planning-PAL
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paleontological fossils found in the County of Riverside should, by preference, be directed to the Western 
Science Center in the City of Hemet.

8. The property owner and/or applicant on whose land the paleontological fossils are discovered shall 
provide appropriate funding for monitoring, reporting, delivery and curating the fossils at the institution 
where the fossils will be placed, and will provide confirmation to the County that such funding has been 
paid to the institution.

Regional Parks and Open Space

Regional Parks and Open 
Space.  1

0030-Regional Parks and Open Space-SP - TRAIL EASEMENT AND PLAN

Prior to any project approval, the applicant shall
include a regional trail in the right-of-way along the east
side of Varner Road with teh approval of the Riverside
County Department of Transportation, if the trail can not
be included in the right-of-way, an easement shall be
provided to the County of Riverside along the east
side of Varner Road. The Applicant shall prepare a trails
plan for the review and approval by the Riverside County
Regional Park and Open-Space District.

Regional Parks and Open 
Space.  2

0030-Regional Parks and Open Space-SP* - TRAIL PLAN

The Western Coachella Valley Area Plan identifies a
Regional Trail (20') along the east side of Varner Road.
The trails plan shall show the trail as identified on the
Area Plan. The trail plan shall show the trail with all
topography, grading, fencing, cross-sections, signage
program, street crossings and undercrossings. If you have
questions please contact Sian Roman at 951.955.5117.

Transportation

Transportation.  1 0010-Transportation-SP - SP343/IMPROVEMENTS

All roads shall be improved per the recommended General Plan or Specific Plan designation, as approved 
by the County Board of Supervisors, or as approved by the Transportation Department.

Transportation.  2 0010-Transportation-SP - SP343/SPECIAL EVENTS

Northstar will hold harmless and indemnify the County of Riverside, the State of California, and its various 
agencies, and the Cities of La Quinta, Indio, and Palm Desert against all claims resulting from, or 
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attributable to, any special events at Northstar.

A special event will require the following:
  - A Special Event Permit from the Riverside County Transportation Department
  - A Traffic Management Plan
  - A Traffic Control Plan

The Transportation Department shall be notified 120 days in advance of the special event.  A coordination 
meeting will be held no less than 90 days in advance of the special event.  The coordination meeting will 
involve:
  - Riverside County Transportation Department
  - California Department of Transportation (Caltrans)
  - California Highway Patrol
  - Riverside County Sheriff’s Department
  - Fire Department
  - Cities of La Quinta, Indio, and Palm Desert
  
 A Traffic Management Plan and a Traffic Control Plan shall be submitted to the Riverside County 
Department of Transportation no less than 75 days in advance of the special event, to be reviewed by all 
affected agencies.
 
The affected agencies will have 15 days to complete the review.  Revised Traffic Management and Traffic 
Control Plans shall be submitted for approval no less than 45 days in advance of the special event.

A coordination meeting shall be held 30 days in advance of the special event.  Thereafter, coordination 
meetings shall be held weekly, or as needed, until the date of the special event.

On the day of the special event, or on the peak attendance days of a multi-day special event, field 
conditions shall be monitored, and any problems shall be brought to the attention of the California 
Highway Patrol or the Riverside County Sheriff’s Department.

The Traffic Management Plan may include, but are not limited to, identification of the locations for 
remote parking areas, shuttle service plans, pedestrian control, turn restrictions or lane closures if any, 
temporary modification of signal timing, directional management of event traffic, use of traffic control 
officers, advanced interchangeable message signs, and other appropriate items.

The Traffic Control Plan shall address such matters as personnel and equipment needs during the special 
event, interagency coordination, communications, and other appropriate items.

Or as approved by the Director of Transportation.

Transportation.  3 0010-Transportation-SP - SP343/TS/CONDITIONS

The Transportation Department has reviewed the traffic study submitted for the referenced project.  The 
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study has been prepared in accordance with County-approved guidelines.  We generally concur with the 
findings relative to traffic impacts.

The General Plan circulation policies require development proposals to maintain a Level of Service ‘C’, 
except that Level of Service ‘D’ shall apply to all development proposals located within any of the 
following Area Plans: Eastvale, Jurupa, Highgrove, Reche Canyon/Badlands, Lakeview/Nuevo, Sun 
City/Menifee Valley, Harvest Valley/Winchester, Southwest Area, The Pass, San Jacinto Valley, Western 
Coachella Valley and those Community Development Areas of the Elsinore, Lake Mathews/Woodcrest, 
Mead Valley and Temescal Canyon Area Plans.

The study indicates that it is possible to achieve adequate levels of service for the following intersections 
based on the traffic study assumptions.

  Monterey Avenue (NS) at Varner Road (EW)
  Monterey Avenue (NS) at I-10 EB Ramps (EW)
  Jack Ivey Drive (NS) at Varner Road (EW)
  Cook Street (NS) at Varner Road (EW)
  Cook Street (NS) at I-10 WB Ramps (EW)
  Cook Street (NS) at I-10 EB Ramps (EW)
  Cook Street (NS) at Gerald Ford Drive (EW)
  Cook Street (NS) at Frank Sinatra Drive (EW)
  Cook Street (NS) at Country Club Drive (EW)
  Classic Club Blvd. (NS) at Varner Road (EW)
  Shopping Center Access (NS) at Varner Road (EW)
  Delfino Resort Parkway (A1) (NS) at Varner Road (EW) 
  Project Access (A2) (NS) at Varner Road (EW)
  Project Access (A3) (NS) at Varner Road (EW)
  Project Access (A4) (NS) at Varner Road (EW)
  South Project Access (NS) at Varner Road (EW)
  38th Avenue (NS) at Varner Road (EW)
  Berkey Drive (NS) at Varner Road (EW)
  Washington Street (NS) at 38th Avenue (EW)
  Washington Street (NS) at Varner Road (EW)
  Washington Street (NS) at I-10 EB Ramps (EW)
  Washington Street (NS) at Country Club Drive (EW)
  I-10 WB Ramps (NS) at Varner Road (EW)

As such, the proposed project is consistent with this General Plan policy.

The associated conditions of approval incorporate mitigation measures identified in the traffic study, 
which are necessary to achieve or maintain the required level of service.

Transportation.  4 0030-Transportation-SP - SP343/TS GEOMETRICS
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Prior to the approval of any implementing projects, the following improvements shall be completed:

The intersection of Cook Street (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:
  Northbound: two left-turn lanes, three through lanes, one free-flow right-turn lane
  Southbound: one left-turn lane, three through lanes, one free-flow right-turn lane
  Eastbound: two left-turn lanes, three through lanes, one right-turn lane
  Westbound: two left-turn lanes, three through lanes, one right-turn lane
  
The intersection of Cook Street (NS) at I-10 EB Ramps (EW) shall be improved to provide the following 
geometrics:  
  Northbound: three through lanes, one right-turn lane
  Southbound: one left-turn lane, three through lanes
  Eastbound: two left-turn lanes, one free-flow right-turn lane
  Westbound: N/A
  
The intersection of Project Street "A" (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one shared left-turn/right-turn lane
  Eastbound: two left-turn lanes, three through lanes
  Westbound: three through lanes

The intersection of Project Street "B" (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one shared left-turn/right-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes

The intersection of Northstar Parkway (NS) at Varner Road (EW) shall be improved to provide the 
following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one shared left-turn/right-turn lane, one right-turn lane
  Eastbound: two left-turn lanes, three through lanes
  Westbound: three through lanes

The intersection of Project Street "D" (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one shared left-turn/right-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
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The intersection of Berkey Drive (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one through lane, one right-turn lane
  Eastbound: one left-turn lane, two through lanes, one right-turn lane
  Westbound: one left-turn lane, two through lanes, one right-turn lane
 
 The intersection of Project "E" (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:
 Northbound: N/A
 Southbound: one right-turn lane
 Eastbound: three through lanes
 Westbound: three through lanes

The intersection of Project Street "F" (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one shared left-turn/right-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes
 
 Unless otherwise required by the Transportation Department, pursuant to an approved phasing plan, 
prior to the first certificate of occupancy of any residential building, the following improvements shall be 
completed:
 
 The intersection of 38th Avenue (NS), (as it may be reconfigured in the future, as approved by the 
Transportation Department) at Varner Road (EW) shall be improved to provide the following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: two left-turn lanes, two through lanes
  Westbound: two through lanes, one right-turn lane
  
Any off-site widening required to provide the geometrics referenced in these conditions shall be the 
responsibility of the landowner/developer. If condemnation is required to obtain off-site right-of-way, 
provisions contained in Ordinance 461, Section 3.2.J shall apply.

Transportation.  5 0030-Transportation-SP - SP343/TS INSTALLATION

The Specific Plan proponent and all subsequent implementing projects within the Specific Plan shall be 
responsible for design and construction of traffic signals at the following intersections or as approved by 
the Transportation Department.

  Cook Street (NS) at Varner Road (EW) (modification)
  Cook Street (NS) at I-10 EB Ramps (EW) (modification)
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  38th Avenue (NS) at Varner Road (EW)
  Berkey Drive (NS) at Varner Road (EW)
  Classic Club Blvd. (NS) at Varner Road (EW)
  Shopping Center Access (NS) at Varner Road (EW)
  Delfino Resort Parkway (A1) (NS) at Varner Road (EW) 
  
If Traffic Control Officers are not utilized during special events, the follow intersections shall be 
considered for signalization. An evaluation of minimum spacing requirements and signal warrants will 
determine which signals are to be installed.

  Project Access (A2) (NS) at Varner Road (EW)
  Project Access (A3) (NS) at Varner Road (EW)
  Project Access (A4) (NS) at Varner Road (EW)
  South Project Access (NS) at Varner Road (EW)

or as approved by the Transportation Department

Transportation.  6 0030-Transportation-SP - SP343/TS REQUIRED

Site specific traffic studies will be required for all subsequent development proposals within the 
boundaries of Specific Plan No. 343 as approved by the Transportation Department.  These subsequent 
traffic studies shall identify specific project impacts and needed roadway improvements to be constructed 
prior to each development phase.

Transportation.  7 0030-Transportation-SP - SP343/TUMF

Prior to the issuance of a building permit, the applicant shall pay the Transportation Uniform Mitigation 
Fee (TUMF)in accordance with the fee schedule in effect at the time of issuance, pursuant to Ordinance 
No. 673.
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04/14/21, 12:56 pm PPT200021

ADVISORY NOTIFICATION DOCUMENT

The following notifications are included as part of the recommendation of approval for PPT200021. They are 
intended to advise the applicant of various Federal, State and County regulations applicable to this entitlement 
and the subsequent development of the subject property. 

Advisory Notification

Advisory Notification.  1 AND  -  Preamble

This Advisory Notification Document is included as part of the justification for the recommendation of 
approval of this Plan (PPT200021) and is intended to advise the applicant of various Federal, State and 
County regulations applicable to this entitlement and the subsequent development of the subject 
property in accordance with approval of that entitlement and are in addition to the applied conditions of 
approval.

Advisory Notification.  2 AND  -  Project Description & Operational Limits

PLOT PLAN NO. 200021 iis a proposal to construct and operate a sports and events arena totaling 273,879 
square feet with a maximum height of 58 feet on 44.4 gross acres with 3,005 000 parking spaces. The 
arena is planned to host an American Hockey League (AHL) team and provide a venue for other events 
including other sports events, concerts, cultural events, conferences, and conventions.  The arena includes 
a variety of facilities and services that include but are not limited to, up to 11,700 spectator seating for a 
concert scenario, concessions, bars, clubs/lounges, meeting rooms, kitchens, retail, team practice 
facilities, management offices, and media support facilities. A 35,000 square foot hockey training facility is 
also proposed next to the arena for AHL team practice and the community.

Advisory Notification.  3 AND - Design Guidelines

Compliance with applicable Design Guidelines: 
1.  Specific Plan No. 343 Design Guidelines

Advisory Notification.  4 AND - EIR Mitigation Measures

Mitigation Measures from the project's EIR and Addendum have been incorporated as conditions of 
approval of this project where appropriate. Beyond these conditions of approval that have been 
incorporated, development of the project shall conform to the analysis, conclusions, and mitigation 
measures of the project's EIR and Addendum.

Advisory Notification.  5 AND - Exhibits

The development of the premises shall conform substantially with that as shown on APPROVED EXHIBIT(S) 
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Exhibit A (Site Plan), Sheets 1-4, dated 3/22/21.
Exhibit B (Elevations/Floor Plans), Sheets 1-18, dated3/22/21.
Exhibit L (Conceptual Landscaping and Irrigation Plans), Sheets 1-5, dated 1/7/21.

Advisory Notification.  6 AND - Federal, State & Local Regulation Compliance

1.  Compliance with applicable Federal Regulations, including, but not limited to: 
 •  National Pollutant Discharge Elimination System (NPDES)
     •  Clean Water Act
     •  Migratory Bird Treaty Act (MBTA)

2.  Compliance with applicable State Regulations, including, but not limited to:
     •  The current Water Quality Management Plan (WQMP) Permit issued by the applicable Regional 
Water Quality Control Board (RWQCB.)
     •  Government Code Section 66020 (90 Days to Protest)
     •  Government Code Section 66499.37 (Hold Harmless)
     •  State Subdivision Map Act
     •  Native American Cultural Resources, and Human Remains (Inadvertent Find)
     •  School District Impact Compliance
     •  Civil Code Section 815.3 & Government Code Sections 65040.2 et al - SB 18 (Tribal 
Intergovernmental Consultation) 
     •  Public Resources Code Section 5097.94 & Sections 21073 et al - AB 52 (Native Americans: CEQA)

3.  Compliance with applicable County Regulations, including, but not limited to:
     •  Ord. No. 348 (Land Use Planning and Zoning Regulations) 
     •  Ord. No. 413 (Regulating Vehicle Parking) 
     •  Ord. No. 421 (Excavation Covering & Swimming Pool Safety) 
     •  Ord. No. 457 (Building Requirements) 
     •  Ord. No. 458 (Regulating Flood Hazard Areas & Implementing National Flood Insurance Program) 
     •  Ord. No. 460 (Division of Land) 
     •  Ord. No. 461 (Road Improvement Standards) 
     •  Ord. No. 484 (Control of Blowing Sand) 
     •  Ord. No. 625 (Right to Farm) 
     •  Ord. No. 630 (Regulating Dogs and Cats) 
     •  Ord. No. 716 (Abandoned, Neglected or Cruelly Treated Animals)
     •  Ord. No. 771 (Controlling Potentially Dangerous & Dangerous Animals)
     •  Ord. No. 878 (Regarding Noisy Animals)
     •  Ord. No. 655 (Regulating Light Pollution) 
     •  Ord. No. 671 (Consolidated Fees)  
     •  Ord. No. 679 (Directional Signs for Subdivisions) 
     •  Ord. No. 742 (Fugitive Dust/PM10 Emissions in Coachella Valley) 
     •  Ord. No. 787 (Fire Code)
     •  Ord. No. 847 (Regulating Noise) 
     •  Ord. No. 857 (Business Licensing) 
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     •  Ord. No. 859 (Water Efficient Landscape Requirements) 
     •  Ord. No. 915 (Regulating Outdoor Lighting) 
     •  Ord. No. 916 (Cottage Food Operations)
     •  Ord. No. 927 (Regulating Short Term Rentals)
     •  Ord. No. 928 (Clarifying County Prohibition on Mobile Marijuana Dispensaries and Deliveries)

4.  Mitigation Fee Ordinances
     •  Ord. No. 659 Development Impact Fees (DIF)
     •  Ord. No. 673 Coachella Valley Transportation Uniform Mitigation Fee (CV TUMF)
     •  Ord. No. 875 Coachella Valley Multiple Species Habitat Conservation Plan (CV MSHCP)

Advisory Notification.  7 AND - Hold Harmless

The applicant/permittee or any successor-in-interest shall defend, indemnify, and hold harmless the 
County of Riverside or its agents, officers, and employees (COUNTY) from the following:

(a) any claim, action, or proceeding  against the COUNTY to attack, set aside, void, or annul an approval of 
the COUNTY, its advisory agencies, appeal boards, or legislative body concerning Plot Plan No. 200021 or 
its associated environmental documentation; and,
(b) any claim, action or proceeding against the COUNTY to attack, set aside, void or annul any other  
decision  made  by the  COUNTY  concerning  Plot Plan No. 200021,  including,  but  not  limited  to, 
decisions made in response to California Public Records Act requests; and
(a) and (b) above are hereinafter collectively referred to as "LITIGATION."
The  COUNTY  shall  promptly  notify  the  applicant/permittee  of  any  LITIGATION  and  shall cooperate 
fully in the defense. If the COUNTY fails to promptly notify the applicant/permittee of any such 
LITIGATION or fails to cooperate fully in the defense, the applicant/permittee shall not, thereafter,    be   
responsible    to    defend,    indemnify    or    hold    harmless    the    COUNTY.
The obligations imposed by this condition include, but are not limited to, the following: the 
applicant/permittee shall pay all legal services expenses the COUNTY incurs in connection with any such 
LITIGATION, whether it incurs such expenses directly, whether it is ordered by a court to pay such 
expenses, or whether it incurs such expenses by providing legal services through its Office of County 
Counsel.
Payment for COUNTY's costs related to the LITIGATION shall be made on a deposit basis. Within thirty (30) 
days of receipt of notice from COUNTY that LITIGATION has been initiated against the Project, 
applicant/permittee  shall initially deposit with the COUNTY's  Planning Department the total amount of 
Twenty Thousand Dollars ($20,000).   Applicant/permittee shall deposit with COUNTY such additional 
amounts as COUNTY reasonably and in good faith determines, from time to time, are necessary to cover 
costs and expenses incurred by the COUNTY, including but not limited to, the Office of County Counsel, 
Riverside County Planning Department and the Riverside County Clerk of the Board associated with the 
LITIGATION.  To the extent such costs are not recoverable under the California Public Records Act from 
the records requestor, applicant/permittee agrees that deposits under this section may also be used to 
cover staff time incurred by the COUNTY to compile, review, and redact records in response to a Public 
Records Act request made by a petitioner in any legal challenge to the Project when the petitioner is using 
the Public Records Act request as a means of obtaining the administrative record for LITIGATION 
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AND - Hold Harmless (cont.)Advisory Notification.  7

purposes.  Within ten (10) days of written notice from COUNTY, applicant/permittee  shall make such 
additional deposits.

Fire

Fire.  1 AND - Federal, State & Local Regulation Compliance

1. Fire Hydrants and Fire Flow: Prior to the issuance of building permits, plans for the water system shall 
be submitted to the fire department for review and approval.  The water system shall be capable of 
delivering the required fire flow.  Fire hydrant(s) location and spacing shall comply with the fire code.  An 
approved water supply for fire protection during construction shall be made available prior to the arrival 
of combustible materials on site.   Reference 2016 California Fire Code (CFC) 507.5.1, 3312, Appendices B 
and C. 

2. Fire Department Access: Prior to building permit issuance, provide a fire access site plan. Access roads 
shall be provided to within 150 feet to all portions of the exterior building walls and shall have an 
unobstructed width of not less than 24 feet. The construction of the access roads shall be all weather and 
capable of sustaining 60,000 lbs. over two axels. The area noted as marshalling yard or truck 
loading/unloading shall be provided with the required fire lane width, turning radius and space to 
turnaround the fire apparatus. Approved vehicle access, either permanent or temporary, shall be provided 
during construction Ref. CFC 503.1.1, 3310.1 and 503.2.1

3. Grading Permit Fire Department Review: Submittal to the Office of the Fire Marshal for Precise 
Grading Permit will be required.

4. Requests for installation of traffic calming designs/devices on fire apparatus access roads shall be 
submitted and approved by the Office of the Fire Marshal. Ref. CFC 503.4.1

5. Construction Permits Fire Department Review: Submittal of construction plans to the Office of the Fire 
Marshal for development, construction, installation and operational use permitting will be required. Final 
fire and life safety conditions will be addressed when the Office of the Fire Marshal reviews these plans.  
These conditions will be based on occupancy, use, California Building Code (CBC), California Fire Code, and 
related codes, which are in effect at the time of building plan submittal.

6. Phased Construction Access: If construction is phased, each phase shall provide approved access for 
fire protection prior to any construction. Ref. CFC 503.1

7. Fire Sprinkler System: All new commercial structures 3,600 square feet or larger shall be protected 
with a fire sprinkler system. Ref CFC 903.2 as amended by the County of Riverside. 

8. Fire Alarm and Detection System: A water flow monitoring system and/or fire alarm system may be 
required and determined at time of building plan review. Ref. CFC 903.4, CFC 907.2 and NFPA 72
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AND - Federal, State & Local Regulation Compliance (cont.)Fire.  1

9. Knox Box and Gate Access: Buildings shall be provided with a Knox Box. The Knox Box shall be installed 
in an accessible location approved by the Office of the Fire Marshal. All electronically operated gates shall 
be provided with Knox key switches and automatic sensors for access. Ref. CFC 506.1

10. Addressing: All commercial buildings shall display street numbers in a prominent location on the 
address side and additional locations as required. Ref. CFC 505.1 and County of Riverside Office of the Fire 
Marshal Standard #07-01

11. Emergency Responder Radio Coverage Systems: Projects that do not meet the exceptions set forth by 
the Riverside County Office of the Fire Marshal shall provide plans for an emergency responder radio 
coverage system. Ref. CFC 510.1 and Riverside County Office of the Fire Marshal Technical Policy #TP19-
002

Planning

Planning.  1 15 - PLANNING - Landscape Requirement

Landscape Requirement

This condition applies to both onsite and offsite (ROW) landscaping:

The developer/ permit holder shall: 
1) Ensure all landscape and irrigation plans are in conformance with the APPROVED EXHIBITS; 
2) Ensure all landscaping is provided with California Friendly landscaping and a weather-based irrigation 
controller(s) as defined by County Ordinance No. 859; 
3) Ensure that irrigation plans which may use reclaimed water conform with the requirements of the local 
water purveyor; and, 
4) Be responsible for maintenance, viability and upkeep of all slopes, landscaped areas, and irrigation 
systems until the successful completion of the twelve (12) month inspection or those operations become 
the responsibility of the individual property owner(s), a property owner's association, or any other 
successor-in-interest, whichever occurs later. 
 
To ensure ongoing maintenance, the developer/ permit holder or any successor-in-interest shall: 
1) Connect to a reclaimed water supply for landscape irrigation purposes when reclaimed water is made 
available. 
2) Ensure that landscaping, irrigation and maintenance systems comply with the Riverside County Guide 
to California Friendly Landscaping, and Ordinance No. 859. 
3) Ensure that all landscaping is healthy, free of weeds, disease and pests.

Planning.  2 AQ Construction Mitigation Measures

The following mitigation measures related to air quality shall be complied with during construction 
activities as applicable:
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AQ Construction Mitigation Measures (cont.)Planning.  2

AQ-2: Minimize construction interference with regional non-project traffic movement. Measures 
recommended for inclusion are:
a. Scheduling receipt of construction materials to non-peak travel periods.
b. Routing construction traffic through areas of least impact sensitivity.
c. Limiting lane closures and detours to off-peak travel periods.
d. Providing ride-share incentives for contractor and subcontractor personnel.

AQ-3: Reduce "spill-over" effects by preventing soil erosion, washing vehicles entering public roadways 
from dirt off-road project areas, and washing/sweeping project access to public roadways on an adequate 
schedule.

AQ-4: Require emissions control from on-site equipment through a routine mandatory program of 
low-emissions tune-ups, and soot filters on diesel-fueled equipment, where feasible.

AQ-5: Utilize alternative-fueled or "green diesel" fueled construction equipment if use of such equipment 
will not adversely affect the project schedule or economics. A report of the availability of such equipment 
shall be submitted in conjunction with the grading application to determine to what extent the cleaner 
equipment objective will be met by this project.

AQ-6: Enforce a speed limit of 15 mph on any unpaved surface.

AQ-7: Limit grading/soil disturbance  to  as small an area as practical at any one time not to exceed 15 
acres on any given day.

AQ-8: Limit the application of paints and coating to average no more than the equivalent of two dwelling 
units per day over the project build-out lifetime using the most currently available low-VOC paint.

Planning.  3 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.

Planning.  4 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.

Planning.  5 CVWD Water/Sewer - Review/Approval

The Applicant/Developer shall submit to Coachella Valley Water District (CVWD) water and sewer 
improvement plans to be reviewed and approved by CVWD and shall be subject to the CVWD 
Development's Installation and Service Agreement.
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Expiration Date Use Case (cont.)Planning.  6

Planning.  6 Expiration Date Use Case

This approved permit shall be used within NINE (9) years from the approval date; otherwise, the permit 
shall be null and void.  

The term used shall mean the beginning of construction pursuant to a validly issued building permit for 
the use authorized by this approval.  Prior to the expiration of the 9 years, the permittee/applicant may 
request an extension of time to use the permit. The extension of time may be approved by the Assistant 
TLMA Director upon a determination that a valid reason exists for the permittee not using the permit 
within the required period. If an extension is approved, the total time allowed for use of the permit 
shall not exceed ten (10) years.

Planning.  7 No Outdoor Advertising

No outdoor advertising display, sign or billboard (not including on-site advertising or directional signs) 
shall be constructed or maintained within the property subject to this approval.

Planning.  8 No Resident Occupancy

No permanent occupancy shall be permitted within the property approved under this plot plan as a 
principal place of residence. No person, shall use the premises as a permanent mailing address nor be 
entitled to vote using an address within the premises as a place of residence.

Planning.  9 Noise Monitoring Reports

The permit holder may be required to submit periodic noise monitoring reports as determined by the 
Department of Building and Safety as part of a code enforcement action. Upon written notice from the 
Department of Building and Safety requiring such a report, the permittee or the permittee's 
successor-in-interest  shall prepare and submit an approved report within thirty (30) calendar days to the 
Department of Building and Safety, unless more time is allowed through written agreement by the 
Department of Building and Safety. The noise monitoring report shall be approved by the Office of 
Industrial Hygiene of the Health Service Agency (the permittee or the permittee's successor-in-interest  
shall be required to place on deposit sufficient funds to cover the costs of this approval prior to 
commencing the required report).

Planning.  10 Reclaimed Water

The permit holder shall connect to a reclaimed water supply for landscape watering purposes when 
secondary or reclaimed water is made available to the site.

Planning.  11 Security Personnel Mitigation

The following mitigation measure shall be complied with as applicable:

SHS-3: The Project shall employ full time, state certified security personnel to assist with seasonal, special 
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Security Personnel Mitigation (cont.)Planning.  11

events, special promotions, and high occupancy times.

Planning-CUL

Planning-CUL.  1 Human Remains

If human remains are found on this site, the developer/permit holder or any successor in interest shall 
comply with State Health and Safety Code Section 7050.5.

Planning-CUL.  2 PDA 8017 Accepted

County Archaeological Report (PDA) No. 8107 submitted for this project (PPT200021/SP00343A02) was 
prepared by Patrick B. Stanton of Statistical Research Inc. and is entitled:  “Phase 1 Cultural Resources 
Assessment of a 1,600-Foot Extension of the Imperial Irrigation District Distribution Line in Support of the 
Coachella Valley Arena Project, near Thousand Palms, Riverside County, California”, dated February 17, 
2021.
PDA 8107 concludes: The entirety of the project area had been previously surveyed, but no prehistoric 
or historical-period resources are known within the project area. No resources had been previously 
identified within the 1/2-mile records-search buffer surrounding the project area. A geoarchaeological 
study of the project area showed that the sediments that overlie the project area are quite deep in some 
places.  Because the soils in the project area are relatively young and their geomorphic surfaces are 
unstable, there is a moderate potential for buried cultural resources. 
SRI surveyed the entirety of the 1,600-foot- (488-m-) long project area. A series of off-highway vehicle 
trails
and graded roads cross the landscape and were located along the project area, resulting in much of the 
project area’s exhibiting some degree of disturbance (Figures 4–6). Part of the southern end of the project 
area overlaps with Cook Street and is paved with asphalt. The project area consists of sandy soils with 
some desert vegetation. At the time of survey, the ground visibility was excellent (75 percent or greater) 
in all portions of the project area that have not been paved. No prehistoric or historical-period artifacts or 
features were recorded during the survey. Modern refuse was visible on the ground surface throughout 
the project area.

PDA 8107 recommends: SRI did not identify any prehistoric or historical-period artifacts or features within 
the project area. Much of the surface of the project area has been affected by off-highway vehicle traffic 
as well as road-surface grading. Although the surface exhibited general disturbance from vehicle traffic, 
geoarchaeological studies of the project area indicated that it has a moderate sensitivity for buried 
cultural resources. So, cultural resources could be present just under the ground surface. SRI therefore 
recommends that a qualified archaeological monitor be present during ground-disturbing activities related 
to the project. Additionally, as requested by the Tribe, the ACBCI should be contacted prior to any ground 
disturbance, to ensure that a Tribal monitor also is present. 

These documents are herein incorporated as a part of the record for project.

Planning-CUL.  3 Unanticipated Resources
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The developer/permit holder or any successor in interest shall comply with the following for the life of 
this permit.
If during ground disturbance activities, unanticipated cultural resources* are discovered, the following 
procedures shall be followed:
All ground disturbance activities within 100 feet of the discovered cultural resource shall be halted and 
the applicant shall call the County Archaeologist immediately upon discovery of the cultural resource. A 
meeting shall be convened between the developer, the project archaeologist**, the Native American 
tribal representative (or other appropriate ethnic/cultural group representative), and the County 
Archaeologist to discuss the significance of the find. At the meeting with the aforementioned parties, a 
decision is to be made, with the concurrence of the County Archaeologist, as to the appropriate treatment 
(documentation, recovery, avoidance, etc.) for the cultural resource. Resource evaluations shall be limited 
to nondestructive analysis. 
Further ground disturbance shall not resume within the area of the discovery until the appropriate 
treatment has been accomplished. 
* A cultural resource site is defined, for this condition, as being a feature and/or three or more artifacts in 
close association with each other. 
** If not already employed by the project developer, a County approved archaeologist shall be employed 
by the project developer to assess the significance of the cultural resource, attend the meeting described 
above, and continue monitoring of all future site grading activities as necessary.

Planning-PAL

Planning-PAL.  1 LOW PALEO POTENTIAL

According to the County’s General Plan, this site has been mapped as having a “Low Potential” for 
paleontological resources.  This category encompasses lands for which previous field surveys and 
documentation demonstrates a low potential for containing significant paleontological resources subject 
to adverse impacts.  As such, this project is not anticipated to require any direct mitigation for 
paleontological resources.  However, should fossil remains be encountered during site development:

1. All site earthmoving shall be ceased in the area of where the fossil remains are encountered.   
Earthmoving activities may be diverted to other areas of the site.

2. The owner of the property shall be immediately notified of the fossil discovery who will in turn 
immediately notify the County Geologist of the discovery.

3. The applicant shall retain a qualified paleontologist approved by the County of Riverside.

4. The paleontologist shall determine the significance of the encountered fossil remains.

5. Paleontological monitoring of earthmoving activities will continue thereafter on an as-needed basis by 
the paleontologist during all earthmoving activities that may expose sensitive strata.  Earthmoving 
activities in areas of the project area where previously undisturbed strata will be buried but not otherwise 
disturbed will not be monitored.  The supervising paleontologist will have the authority to reduce 
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LOW PALEO POTENTIAL (cont.)Planning-PAL.  1

monitoring once he/she determines the probability of encountering any additional fossils has dropped 
below an acceptable level.  

6. If fossil remains are encountered by earthmoving activities when the paleontologist is not onsite, 
these activities will be diverted around the fossil site and the paleontologist called to the site immediately 
to recover the remains.

7. Any recovered fossil remains will be prepared to the point of identification and identified to the 
lowest taxonomic level possible by knowledgeable paleontologists.  The remains then will be curated 
(assigned and labeled with museum* repository fossil specimen numbers and corresponding fossil site 
numbers, as appropriate; places in specimen trays and, if necessary, vials with completed specimen data 
cards) and catalogued, an associated specimen data and corresponding geologic and geographic site data 
will be archived (specimen and site numbers and corresponding data entered into appropriate museum 
repository catalogs and computerized data bases) at the museum repository by a laboratory technician.  
The remains will then be accessioned into the museum repository fossil collection, where they will be 
permanently stored, maintained, and, along with associated specimen and site data, made available for 
future study by qualified scientific investigators. * Per the County of Riverside “SABER Policy”, 
paleontological fossils found in the County of Riverside should, by preference, be directed to the Western 
Science Center in the City of Hemet.

8. The property owner and/or applicant on whose land the paleontological fossils are discovered shall 
provide appropriate funding for monitoring, reporting, delivery and curating the fossils at the institution 
where the fossils will be placed, and will provide confirmation to the County that such funding has been 
paid to the institution.

Transportation

Transportation.  1 15  - TRANSPORTATION - LCP Landscape Concept Plan required at project 
submittal

LCP Landscape Concept Plan required at project submittal

Provide a single digital file in PDF form on a non-rewritable Compact Disc (CD) media with a Landscape 
Concept Plan (LCP) on County standard Transportation Department Title Block plan sheet format (24 inch 
x 36 inch), 1:20 scale, with title block, north arrow, limit of work lines, hardscape features, graphic scale, 
and street names, etc. Plan shall clearly depict concept designs for the expected future final landscaping, 
shading, and parking plan.  Final landscape plans will be required to be submitted, reviewed, and 
approved prior to the issuance of building permits.

The LCP shall be prepared in a professional manner by a California Licensed/Registered Landscape 
Architect and signed/stamped by such.
 
For basic guidance, please review Section 18.12, Sections 19.300 through 19.304 of Ordinance No. 348, 
Ordinance No. 859, and the Riverside County Guide to California Friendly Landscaping. No irrigation 
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15  - TRANSPORTATION - LCP Landscape Concept Plan required at project 
submittal (cont.)

Transportation.  1

system information is required but the plan shall include an estimated annual water use calculation for 
irrigation on the project. Conceptual plan shall also provide information on the size, number, genus, 
species, common name, spacing, plant factor, size, and symbol of trees, bushes and ground cover to be 
provided within landscaped areas and in other open space areas within the project.  Plants must be 
selected from the Riverside County California Friendly Plant List.  Water efficient planting materials are 
encouraged.  Special features, such as rockwork, fencing, water features, existing plants to remain, 
MSHCP regulated areas, ALUC flight areas, recreational trails, and uses shall be identified. 
 
Planting plans shall consider existing landscaping on adjacent and nearby properties and provide a logical 
transition to the on-site landscaping concepts with designs to prevent abrupt contrasts between 
properties, typically show 300 feet from project boundary.
 
If impacts to on-site or nearby biological resources require special treatments, the planting plans shall be 
reviewed and approved by a professional biologist from the County's official list. 
 
If the project is in the Coachella Valley, the landscape architect shall coordinate with the Riverside County 
Agricultural Commissioner's for a current list of quarantine plant materials.  The number for the 
Agricultural Commissioner's office is 760-863-8291.

Transportation.  2 RCTD-USE - General Conditions

1. With respect to the conditions of approval for the referenced tentative exhibit, the landowner shall 
provide all street improvements, street improvement plans and/or road dedications set forth herein in 
accordance with Riverside County Road Improvement Standards (Ordinance 461). It is understood that the 
exhibit correctly shows acceptable centerline elevations, all existing easements, traveled ways, and 
drainage courses with appropriate flowrates, and that their omission or unacceptability may require the 
exhibit to be resubmitted for further consideration. This ordinance and all conditions of approval are 
essential parts and a requirement occurring in ONE is as binding as though occurring in all. All questions 
regarding the true meaning of the conditions shall be referred to the Transportation Department.

2. The Project shall submit a preliminary soils and pavement investigation report addressing the 
construction requirements within the road right of way.

3. A signing and striping plan is required for this project. The Project shall be responsible for any additional 
paving and/or striping removal caused by the striping plan or as approved by the Director of 
Transportation. 

4. Alterations to natural drainage patterns shall require protecting downstream properties by means 
approved by the Transportation Department. 

5. If the Transportation Department allows the use of streets for drainage purposes, the 10 year discharge 
shall be contained in the top of curb or asphalt concrete dikes, and the 100 year discharge shall be 
contained in the street right of way. 
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6. All centerline intersections shall be at 90 degrees, plus or minus 5 degrees. 

7. The Project shall obtain approval of street improvement plans from the Transportation Department. 
Improvement plans shall be based upon a design profile extending a minimum of 300 feet beyond the 
project limits.

8. Additional information, standards, ordinances, policies, and design guidelines can be obtained from the 
Transportation Department Web site: http://rctlma.org/trans/. If you have questions, please call the Plan 
Check Section at (951) 955 6527.

Transportation.  3 RCTD-USE - Special Events

Northstar will hold harmless and indemnify the County of Riverside, the State of California, and its various 
agencies, and the Cities of La Quinta, Indio, and Palm Desert against all claims resulting from, or 
attributable to, any special events at Northstar.

A special event will require the following:
  - A Special Event Permit from the Riverside County Transportation Department
  - A Traffic Management Plan
  - A Traffic Control Plan

Special events hours and days:
 - In general, events are assumed to begin by 7:00PM and conclude by 11:00PM Friday through Sunday. 
Family oriented events may also include the hours between 2PM and 5PM.
 - Sporting events such as hockey or basketball may occur during the weekday with events starting at 7PM 
and typically concluding by 10PM.

The Transportation Department shall be notified 120 days in advance of the special event.  A coordination 
meeting will be held no less than 90 days in advance of the special event.  The coordination meeting will 
involve:
  - Riverside County Transportation Department
  - California Department of Transportation (Caltrans)
  - California Highway Patrol
  - Riverside County Sheriff’s Department
  - Fire Department
  - Cities of La Quinta, Indio, and Palm Desert
  
 A Traffic Management Plan and a Traffic Control Plan shall be submitted to the Riverside County 
Department of Transportation no less than 75 days in advance of the special event, to be reviewed by all 
affected agencies.
 
The affected agencies will have 15 days to complete the review.  Revised Traffic Management and Traffic 
Control Plans shall be submitted for approval no less than 45 days in advance of the special event.
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A coordination meeting shall be held 30 days in advance of the special event.  Thereafter, coordination 
meetings shall be held weekly, or as needed, until the date of the special event.

On the day of the special event, or on the peak attendance days of a multi-day special event, field 
conditions shall be monitored, and any problems shall be brought to the attention of the California 
Highway Patrol or the Riverside County Sheriff’s Department.

The Traffic Management Plan may include, but are not limited to, identification of the locations for 
remote parking areas, shuttle service plans, pedestrian control, turn restrictions or lane closures if any, 
temporary modification of signal timing, directional management of event traffic, use of traffic control 
officers, advanced interchangeable message signs, and other appropriate items.

The Traffic Control Plan shall address such matters as personnel and equipment needs during the special 
event, interagency coordination, communications, and other appropriate items.

Or as approved by the Director of Transportation.

Transportation.  4 RCTD-USE - T/S Conditions

The Transportation Department has reviewed the traffic study submitted for the referenced project.  The 
study has been prepared in accordance with County-approved guidelines.  We generally concur with the 
findings relative to traffic impacts.

The General Plan circulation policies require development proposals to maintain a Level of Service ‘C’, 
except that Level of Service ‘D’ shall apply to all development proposals located within any of the 
following Area Plans: Eastvale, Jurupa, Highgrove, Reche Canyon/Badlands, Lakeview/Nuevo, Sun 
City/Menifee Valley, Harvest Valley/Winchester, Southwest Area, The Pass, San Jacinto Valley, Western 
Coachella Valley and those Community Development Areas of the Elsinore, Lake Mathews/Woodcrest, 
Mead Valley and Temescal Canyon Area Plans.

The study indicates that it is possible to achieve adequate levels of service for the following intersections 
based on the traffic study assumptions.

  Monterey Avenue (NS) at Varner Road (EW)
  Monterey Avenue (NS) at I-10 EB Ramps (EW)
  Jack Ivey Drive (NS) at Varner Road (EW)
  Cook Street (NS) at Varner Road (EW)
  Cook Street (NS) at I-10 WB Ramps (EW)
  Cook Street (NS) at I-10 EB Ramps (EW)
  Cook Street (NS) at Gerald Ford Drive (EW)
  Cook Street (NS) at Frank Sinatra Drive (EW)
  Cook Street (NS) at Country Club Drive (EW)
  Classic Club Blvd. (NS) at Varner Road (EW)
  Shopping Center Access (NS) at Varner Road (EW)

Page 13 of 14



04/14/21, 12:56 pm PPT200021

ADVISORY NOTIFICATION DOCUMENT

Transportation

RCTD-USE - T/S Conditions (cont.)Transportation.  4

  Delfino Resort Way (A1) (NS) at Varner Road (EW) 
  Project Access (A2) (NS) at Varner Road (EW)
  Project Access (A3) (NS) at Varner Road (EW)
  Project Access (A4) (NS) at Varner Road (EW)
  South Project Access (NS) at Varner Road (EW)
  38th Avenue (NS) at Varner Road (EW)
  Berkey Drive (NS) at Varner Road (EW)
  Washington Street (NS) at 38th Avenue (EW)
  Washington Street (NS) at Varner Road (EW)
  Washington Street (NS) at I-10 EB Ramps (EW)
  Washington Street (NS) at Country Club Drive (EW)
  I-10 WB Ramps (NS) at Varner Road (EW)

As such, the proposed project is consistent with this General Plan policy.

The associated conditions of approval incorporate mitigation measures identified in the traffic study, 
which are necessary to achieve or maintain the required level of service.

Waste Resources

Waste Resources.  1 Waste - Advisory Notices

1. Hazardous materials are not accepted at Riverside County landfills.  In compliance with federal, state, 
and local regulations and ordinances, any hazardous waste generated in association with the project shall 
be disposed of at a permitted Hazardous Waste disposal facility.  Hazardous waste materials include, but 
are not limited to, paint, batteries, oil, asbestos, and solvents.  For further information regarding the 
determination, transport, and disposal of hazardous waste, please contact the Riverside County 
Department of Environmental Health, Environmental Protection and Oversight Division, at 
1.888.722.4234.

• Consider xeriscaping and using drought tolerant/low maintenance vegetation in all landscaped areas 
of the project. 

• The use of mulch and/or compost in the development and maintenance of landscaped areas within 
the project boundaries is recommended. Recycle green waste through either onsite composting of grass, 
i.e., leaving the grass clippings on the lawn, or sending separated green waste to a composting facility.
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60. Prior To Grading Permit Issuance

BS-Grade

Not SatisfiedCURBS ALONG PLANTERS060 - BS-Grade.  1

Prior to issuance of a grading permit, the grading plan shall include six inch high curb with a twelve 
(12) inch wide walkway shall be constructed along planters on end stalls adjacent to automobile 
parking areas. Public parking areas shall be designed with permanent curb, bumper, or wheel stop or 
similar device so that a parked vehicle does not overhang required sidewalks, planters, or landscaped 
areas.

Not SatisfiedEASEMENTS/PERMISSION060 - BS-Grade.  2

Prior to the issuance of a grading permit, it shall be the sole responsibility of the owner/applicant to 
obtain any and all proposed or required easements and/or permissions necessary to perform the 
grading herein proposed.
A notarized letter of permission and/or recorded easement from the affected property owners or 
easement holders shall be provided in instances where off site grading is proposed as part of the 
grading plan.
In instances where the grading plan proposes drainage facilities on adjacent off site property, the 
owner/ applicant shall provide a copy of the recorded drainage easement or copy of Final Map.

Not SatisfiedIF WQMP IS REQUIRED060 - BS-Grade.  3

If a Water Quality Management Plan (WQMP) is required, the owner / applicant shall submit to the 
Building & Safety Department, the Final Water Quality Management Plan (WQMP) site plan for 
comparison to the grading plan.

Not SatisfiedIMPROVEMENT SECURITIES060 - BS-Grade.  4

Prior to issuance of a Grading Permit, the applicant may be required to post a Grading and/or Erosion 
Control Security. Please contact the Riverside County Transportation Department for additional 
information and requirements.

E Health

Not SatisfiedECP Clearance060 - E Health.  1

Prior to grading permit issuance, clearance from the Environmental Cleanup Program (ECP) is 
required.  Please contact ECP for additional details.

A Phase I Environmental Site Assessment is required to be submitted to the Department of 
Environmental Health for review and approval.  Contact the Environmental Cleanup Programs at (951)
-955-8980 for further information.

**Please note that additional items may be required pending review of the above requested items.**

Planning-CUL

Not SatisfiedCultural Resources Monitoring Program (CRMP)060 - Planning-CUL.  1

Prior to issuance of grading permits: The applicant/developer shall provide evidence to the County of 
Riverside Planning Department that a County certified professional archaeologist has been contracted 
to implement a Cultural Resource Monitoring Program (CRMP). A CRMP shall be developed that 
addresses the details of all activities and provides procedures that must be followed in order to reduce 
the impacts to cultural and historic resources to a level that is less than significant as well as address 
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Not SatisfiedCultural Resources Monitoring Program (CRMP) (cont.)060 - Planning-CUL.  1
potential impacts to undiscovered buried archaeological resources associated with this project. This 
document shall be provided to the County Archaeologist for review and approval prior to issuance of 
the grading permit.  
The CRMP shall contain at a minimum the following:  
Archaeological Monitor An adequate number of qualified archaeological monitors shall be onsite to 
ensure all earth moving activities are observed for areas being monitored. This includes all grubbing, 
grading and trenching onsite and for all offsite improvements. Inspections will vary based on the rate 
of excavation, the materials excavated, and the presence and abundance of artifacts and features. 
The frequency and location of inspections will be determined sand directed by the Project 
Archaeologist.
Cultural Sensitivity Training - The Project Archaeologist and if required, a representative designated by 
the Tribe shall attend the pre-grading meeting with the contractors to provide Cultural Sensitivity 
Training for all construction personnel. Training will include a brief review of the cultural sensitivity of 
the Project and the surrounding area; the areas to be avoided during grading activities; what 
resources could potentially be identified during earthmoving activities; the requirements of the 
monitoring program; the protocols that apply in the event unanticipated cultural resources are 
identified, including who to contact and appropriate avoidance measures until the find(s) can be 
properly evaluated; and any other appropriate protocols.  This is a mandatory training and all 
construction personnel must attend prior to beginning work on the project site. A sign-in sheet for 
attendees of this training shall be included in the Phase IV Monitoring Report.
Unanticipated Resources - In the event that previously unidentified potentially significant cultural 
resources are discovered, the Archaeological and/or Tribal Monitor(s) shall have the authority to divert 
or temporarily halt ground disturbance operations in the area of discovery to allow evaluation of 
potentially significant cultural resources. The Project Archaeologist, in consultation with the Tribal 
monitor, shall determine the significance of the discovered resources. The County Archaeologist must 
concur with the evaluation before construction activities will be allowed to resume in the affected area. 
Further, before construction activities are allowed to resume in the affected area, the artifacts shall be 
recovered and features recorded using professional archaeological methods. The Project 
Archaeologist shall determine the amount of material to be recovered for an adequate artifact sample 
for analysis. Isolates and clearly non-significant deposits shall be minimally documented in the field 
and the monitored grading can proceed.
Artifact Disposition- the landowner(s) shall relinquish ownership of all cultural resources that are 
unearthed on the Project property during any ground-disturbing activities, including previous 
investigations and/or Phase III data recovery. 
The Professional Archaeologist may submit a detailed letter to the County of Riverside during grading 
requesting a modification to the monitoring program if circumstances are encountered that reduce the 
need for monitoring

Not SatisfiedNative American Monitor060 - Planning-CUL.  2

Prior to the issuance of grading permits, the developer/permit applicant shall enter into an agreement 
with the consulting tribe(s) for a Native American Monitor.  
The Native American Monitor(s) shall be on-site during all initial ground disturbing activities and 
excavation of each portion of the project site including clearing, grubbing, tree removals, grading and 
trenching. In conjunction with the Archaeological Monitor(s), the Native American Monitor(s) shall have 
the authority to temporarily divert, redirect or halt the ground disturbance activities to allow 
identification, evaluation, and potential recovery of cultural resources.  
The developer/permit applicant shall submit a fully executed copy of the agreement to the County 
Archaeologist to ensure compliance with this condition of approval.  Upon verification, the 
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Not SatisfiedNative American Monitor (cont.)060 - Planning-CUL.  2
Archaeologist shall clear this condition.
This agreement shall not modify any condition of approval or mitigation measure.

Planning-EPD

Not SatisfiedMBTA Nesting Bird Preconstruction Survey  -  EPD060 - Planning-EPD.  1

Birds and their nests are protected by the Migratory Bird Treaty Act (MBTA) and California Department 
of Fish and Wildlife (CDFW) Codes. Since the project supports suitable nesting bird habitat, removal 
of vegetation or any other potential nesting bird habitat disturbances shall be conducted outside of the 
avian nesting season (February 1st through August 31st). If habitat must be cleared during the nesting 
season, a preconstruction nesting bird survey shall be conducted. The preconstruction nesting bird 
survey must be conducted by a biologist who holds a current MOU with the County of Riverside. If 
nesting activity is observed, appropriate avoidance measures shall be adopted to avoid any potential 
impacts to nesting birds. The nesting bird survey must be completed no more than 3 days prior to any 
ground disturbance. If ground disturbance does not begin within 3 days of the survey date a second 
survey must be conducted. 

Prior to issuance of a permit for rough grading, the project’s consulting biologist shall prepare and 
submit a report, documenting the results of the survey, to EPD for review.  In some cases EPD may 
also require a Monitoring and Avoidance Plan prior to the issuance of a rough grading permit.

When the requested documents/studies are completed and ready for EPD review, please upload 
them to our Secure File Transfer server to ensure prompt response and review.  If you are unfamiliar 
with the process for uploading biological documents to the FTP site, please contact Matthew 
Poonamallee at mpoonama@rivco.org and Rigo Caballero at rcaballero@rivco.org for instructions.

Biological reports not uploaded to the FTP site may result in delayed review and approval.

Transportation

Not SatisfiedRCTD-MAP-WQ - Whitewater Region - FINAL WQMP REQUIRE060 - Transportation.  1

[DEFERRED Mass grading to Rough grading or Building Permit] The project is located in the 
Whitewater watershed. An approved Water Quality Management Plan (WQMP) is required prior to 
recordation of a final map or issuance of a grading permit. The project shall submit a single PDF on 
two CD/DVD copies, in accordance with the latest version of the WQMP manual, found at 
https://rctlma.org/trans/Land-Development/WQMP. In addition, the project proponent shall ensure that 
the effects of increased peak flowrate for the 1, 3, 6, 24-hour storm events for the 2, 5, 10, and 
100-year return periods from the project are mitigated or in Bermuda Dunes area these flows shall be 
fully retained. All details necessary to build BMPs per the WQMP shall be included on the grading 
plans.

Not SatisfiedRCTD-USE - L&LMD Application060 - Transportation.  2

File an application with the Transportation Department, L&LMD Section, 8th Floor, 4080 Lemon 
Street, Riverside, CA, for required annexation.

If you have any questions or for the processing fee amount, please call the L&LMD Section at (951) 
955-6748.
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Not SatisfiedRCTD-USE - L&LMD Application (cont.)060 - Transportation.  2

Not SatisfiedRCTD-USE - Submit Grading Plans060 - Transportation.  3

The project proponent shall submit two sets of grading plans (24 x 36 inches) to the Transportation 
Department for review and approval. If road right of way improvements are required, the project 
proponent shall submit street improvement plans for review and approval, open an IP account, and 
pay for all associated fees in order to clear this condition. The Standard plan check turnaround time is 
10 working days. Approval is required prior to issuance of a grading permit.

70. Prior To Grading Final Inspection

Planning-CUL

Not SatisfiedArtifact Disposition070 - Planning-CUL.  1

Prior to Grading Permit Final Inspection, the landowner(s) shall relinquish ownership of all cultural 
resources that are unearthed on the Project property during any ground-disturbing activities, including 
previous investigations and/or Phase III data recovery. 
Historic Resources- all historic archaeological materials recovered during the archaeological 
investigations (this includes collections made during an earlier project, such as testing of 
archaeological sites that took place years ago), shall be curated at the Western Science Center, a 
Riverside County curation facility that meets State Resources Department Office of Historic 
Preservation Guidelines for the Curation of Archaeological Resources ensuring access and use 
pursuant to the Guidelines
Prehistoric Resources- One of the following treatments shall be applied.
a. Reburial of the resources on the Project property. The measures for reburial shall include, at least, 
the following: Measures to protect the reburial area from any future impacts. Reburial shall not occur 
until all required cataloguing, analysis and studies have been completed on the cultural resources, 
with an exception that sacred items, burial goods and Native American human remains are excluded. 
Any reburial processes shall be culturally appropriate. Listing of contents and location of the reburial 
shall be included in the confidential Phase IV Report. The Phase IV Report shall be filed with the 
County under a confidential cover and not subject to a Public Records Request.
b. If reburial is not agreed upon by the Consulting Tribes then the resources shall be curated at a 
culturally appropriate manner at the Western Science Center, a Riverside County curation facility that 
meets State Resources Department Office of Historic Preservation Guidelines for the Curation of 
Archaeological Resources ensuring access and use pursuant to the Guidelines. The collection and  
associated records shall be transferred, including title, and are to be accompanied by payment of the 
fees necessary for permanent curation. Evidence of curation in the form of a letter from the curation 
facility stating that subject archaeological materials have been received and that all fees have been 
paid, shall be provided by the landowner to the County. There shall be no destructive or invasive 
testing on sacred items, burial goods and Native American human remains.

Not SatisfiedPhase IV Monitoring Report070 - Planning-CUL.  2

Prior to Grading Permit Final Inspection, a Phase IV Cultural Resources Monitoring Report shall be 
submitted that complies with the Riverside County Planning Department’s requirements for such 
reports for all ground disturbing activities associated with this grading permit.  The report shall follow 
the County of Riverside Planning Department Cultural Resources (Archaeological) Investigations 
Standard Scopes of Work posted on the TLMA website.  The report shall include results of any feature 
relocation or residue analysis required as well as evidence of the required cultural sensitivity training 
for the construction staff held during the required pre-grade meeting and evidence that any artifacts 
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Not SatisfiedPhase IV Monitoring Report (cont.)070 - Planning-CUL.  2
have been treated in accordance to procedures stipulated in the Cultural Resources Management 
Plan.

80. Prior To Building Permit Issuance

BS-Grade

Not SatisfiedNO BUILDING PERMIT W/O GRADING PERMIT080 - BS-Grade.  1

Prior to the issuance of any building permit, the property owner shall obtain a grading permit and/or 
approval to construct from the Building and Safety Department.

Not SatisfiedROUGH GRADE APPROVAL080 - BS-Grade.  2

Prior to the issuance of any building permit, the applicant shall obtain rough grade approval and/or 
approval to construct from the Building and Safety Department. The Building and Safety Department 
must approve the completed grading of your project before a building permit can be issued. Rough 
Grade approval can be accomplished by complying with the following:
1. Submitting a “Wet Signed” copy of the Soils Grading Report containing substantiating data from the 
Soils Engineer (registered geologist or certified geologist, civil engineer or geotechnical engineer as 
appropriate) for his/her certification of the project.
2. Submitting a “Wet Signed” copy of the Rough Grade certification from a Registered Civil Engineer 
certifying that the grading was completed in conformance with the approved grading plan.
3. Requesting a Rough Grade Inspection and obtaining rough grade approval from a Riverside County 
inspector.
4. Rough Grade Only Permits: In addition to obtaining all required inspections and approval of all final 
reports, all sites permitted for rough grade only shall provide 100 percent vegetative coverage or other 
means of site stabilization as approved by the County Inspector prior to receiving a rough grade 
permit final.
Prior to release for building permit, the applicant shall have met all rough grade requirements to obtain 
Building and Safety Department clearance.

E Health

Not SatisfiedE Health Clearance080 - E Health.  1

Prior to issuance of the building permit, clearance must be obtained from the Department of 
Environmental Health.

Not SatisfiedECP Clearance080 - E Health.  2

Prior to building permit issuance, clearance from the Environmental Cleanup Program (ECP) is 
required.  Please contact ECP for additional details.

A Phase I Environmental Site Assessment is required to be submitted to the Department of 
Environmental Health for review and approval.  Contact the Environmental Cleanup Programs at (951)
-955-8980 for further information.

**Please note that additional items may be required pending review of the above requested items.**

Not SatisfiedFood Plans080 - E Health.  3
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E Health

Not SatisfiedFood Plans (cont.)080 - E Health.  3
A total of three complete set of plans for each food establishment are needed including a fixture 
schedule, a finish schedule, and a plumbing schedule in order to ensure compliance with applicable 
California Health and Safety Code.

Not SatisfiedSewer Will Serve080 - E Health.  4

A "Will Serve" letter is required from the sewer agency serving the project.

Not SatisfiedWater Will Serve080 - E Health.  5

A "Will-Serve" letter is required from the appropriate water agency.

Planning

Not SatisfiedCAP Screening Table Measures080 - Planning.  1

Prior to building permit issuance, appropriate building construction measures shall apply to achieve 
the minimum 100 points on the Riverside County Climate Action Plan Commercial Screening Tables.  
The conceptual measures anticipated for the project are included as an appendix to the project 
Addendum.  The conceptual measures may be replaced with other measures as listed in the table 
included with the project Initial Study/Addendum, as long as they are replaced at the same time with 
other measures that in total achieve a minimum of 100 points on the screening table.

Not SatisfiedConform to Elevations/Floor Plans080 - Planning.  2

Elevations and Floor Plans of all buildings and structures submitted for building plan check approval 
shall be in substantial conformance with the elevations and floor plans shown on APPROVED 
EXHIBIT B.

Not SatisfiedLandscape Prohibited Species080 - Planning.  3

Final landscape plans shall ensure that species included on the prohibited plant species list from the 
CVMSHCP (Table 4-113) are not included.  If any prohibited species are desired to be included, the 
landscape plans shall be submitted to the Coachella Valley Preserve manager.

Not SatisfiedLighting Plans080 - Planning.  4

All parking lot lights and other outdoor lighting shall be shown on electrical plans submitted to the 
Department of Building and Safety for plan check approval and shall comply with the requirements of 
Riverside County Ordinance No. 655 and the Riverside County Comprehensive General Plan.

Not SatisfiedRenewable Energy Generation RC-CE1080 - Planning.  5

In accordance with measure R2-CE1 of the County's Climate Action Plan, the proposed project shall 
be required to offset its energy demand by 20 percent through provision of renewable energy 
generation. This is anticipated to be accommodated through solar panels mounted on the building 
rooftops.  

The energy demand shall be determined at the initial building permit stage if the tenant/particular use 
is known at that time. If the tenant or particular use is not known at that time, this condition should be 
deferred to the tenant improvement building permit and to any subsequent tenant improvement 
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Not SatisfiedRenewable Energy Generation RC-CE1 (cont.)080 - Planning.  5
permits as tenants may change.

Utilizing the energy demand calculated, the appropriate amount of solar panels shall be included with 
the related building permits to ensure their installation and operation.  

As it relates to the initial building permit, the roof shall be designed to accommodate rooftop mounted 
solar panels.

Not SatisfiedRoof Equipment Shielding080 - Planning.  6

Roof mounted equipment shall be shielded from ground view. Screening material shall be subject to 
Planning Department approval.

Not SatisfiedSchool Mitigation080 - Planning.  7

Impacts to the Palm Springs Unified School District shall be mitigated in accordance with California 
State law.

Survey

Not SatisfiedRCTD-USE - Survey Monuments080 - Survey.  1

Prior to construction, if survey monuments including centerline monuments, tie points, property 
corners and benchmarks found it shall be located and tied out and corner records filed with the 
County Surveyor pursuant to Section 8771 of the Business & Professions Code. Survey points 
destroyed during construction shall be reset, and a second corner record filed for those points prior to 
completion and acceptance of the improvements.

Not SatisfiedRCTD-USE - Vacation080 - Survey.  2

The applicant by his/her design, is requesting a vacation/abandonment of the existing dedicated 
rights-of-way along Delfino Resort Drive and access restriction on Varner Road. Accordingly, the 
applicant shall have filed a separate application with the County Surveyor for a conditional vacation of 
said rights-of-way, and the Board of Supervisors shall have approved the vacation request. If the 
Board of Supervisors denies the vacation request, the applicant shall submit a revised design utilizing 
the existing right-of-way and process a revised permit.

Transportation

Not Satisfied80 - TRANSPORTATION - Landscape Common Area CCRs080 - Transportation.  1

Landscape Common Area CCRs

The developer/ permit holder shall: 
Prior to map recordation, the developer/permit holder shall submit Covenants, Conditions, and 
Restrictions (CC&R) to the Riverside County Counsel for review along with the required fees set forth 
by the Riverside County Fee Schedule. 
 
For purposes of landscaping and maintenance, the following minimum elements shall be incorporated 
into the CC&R's: 
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Not Satisfied80 - TRANSPORTATION - Landscape Common Area CCRs (co080 - Transportation.  1
1) Permanent public, quasi-public or private maintenance organization shall be established for proper 
management of the water efficient landscape and irrigation systems. Any agreements with the 
maintenance organization shall stipulate that maintenance of landscaped areas will occur in 
accordance with Ordinance No. 859 (as adopted and any amendments thereto) and the County of 
Riverside Guide to California Friendly Landscaping. 
 
2) The CC&R's shall prohibit the use of water-intensive landscaping and require the use of low water 
use landscaping pursuant to the provisions of Ordinance No. 859 (as adopted and any amendments 
thereto). 
 
3) The common maintenance areas shall include all those identified on the approved landscape 
maintenance exhibit. 
 
The Transportation Department, Landscape Section shall clear this condition once a copy of the 
County Counsel approved CC&R's has been submitted to the Transportation Department, Landscape 
Section.

Not Satisfied80 - TRANSPORTATION - Landscape Inspection Deposit Requir080 - Transportation.  2

Landscape Inspection Deposit Required

This condition applies to both onsite and offsite (ROW) landscaping:

The developer/ permit holder shall: 
Prior to building permit issuance, the developer/permit holder shall verify all plan check fees have 
been paid and deposit sufficient funds to cover the costs of the required landscape inspections 
associated with the approved landscape plans. The deposit required for landscape inspections shall 
be determined by the Transportation Department, Landscape Section.  The Transportation 
Department, Landscape Section shall clear this condition upon determination of compliance.

Not Satisfied80 - TRANSPORTATION - Landscape Plot Plan/Permit Required080 - Transportation.  3

Landscape Plot Plan/Permit Required

This condition applies to both onsite and offsite (ROW) landscaping:

The developer/ permit holder shall: 
Prior to issuance of building permits, the developer/permit holder shall apply for a Plot Plan 
(Administrative/PPA) Landscape Permit (LSP) or Landscape Plot Plan (LPP) from TLMA Land Use 
along with applicable deposit (plan check and inspection are DBF fees).

Provide construction level landscape plans in PDF (all sheets compiled in 1 PDF file), along with an 
electronic transmittal memo in PDF (include Owner contact, Developer, if not the same as the owner, 
Project manager, person or persons most likely to inquire about the status of the plans, Landscape 
Architect, Principal or LA signing the plans, Landscape Architect, Project Manager, person 
responsible for making the corrections, if different from above), and a current set of grading plans in 
PDF, and submit all three PDF files on a CD (compact Disc) with application.  The landscape plans 
shall be prepared in a professional manner by a California Licensed/Registered Landscape Architect 
and signed/stamped by such.
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Not Satisfied80 - TRANSPORTATION - Landscape Plot Plan/Permit Required 080 - Transportation.  3

Drawings shall be completed on County standard Transportation Department title block, plan sheet 
format (24 inch x 36 inch), 1:20 scale, north arrow, limit of work lines, hardscape features, graphic 
scale, and street names, etc. The landscaping plans shall be in conformance with the APPROVED 
EXHIBITS; in compliance with Ordinance No. 348, Section 18.12; Ordinance No. 859; and, be 
prepared consistent with the County of Riverside Guide to California Friendly Landscaping.  At 
minimum, plans shall include the following components: 
 
1) Landscape and irrigation working drawings (stamped) by a California certified/registered landscape 
architect; 
2) Weather-based controllers and necessary components to eliminate water waste; 
3) A copy of the (stamped) approved grading plans; and, 
4) Emphasis on native and drought tolerant species. 
 
When applicable, plans shall include the following components: 

1) Identification of all common/open space areas; 
2) Natural open space areas and those regulated/conserved by the prevailing MSHCP and or ALUC; 
3) Shading plans for projects that include parking lots/areas; 
4) The use of canopy trees (24 inch box or greater) within the parking areas; 
5) Landscaping plans for slopes exceeding 3 feet in height; 
6) Landscaping and irrigation plans associated with entry monuments.  All monument locations shall 
be located outside of the ROW and dimensions shall be provided on the plan; and/or, 
7) If this is a phased development, then a copy of the approved phasing plan shall be submitted for 
reference. 

Please reference Landscape Plan Checklists available online at RCTLMA.org.
 
NOTE: When the Landscaping Plot Plan is located within a special district such as LMD/CSA/CFD or 
Valleywide, the developer/permit holder shall submit plans for review to the appropriate special district 
for simultaneous review. The permit holder shall show evidence to the Transportation Department, 
Landscape Section that the subject district has approved said plans. Water Districts such as CVWD, 
TVWD, and EMWD may be required to approve plans prior to County approval.
  
Upon verification of compliance with this condition and the APPROVED EXHIBITS, the Transportation 
Department, Landscape Section shall clear this condition.

Not SatisfiedRCTD-MAP-WQ - Whitewater Region - FINAL WQMP REQUIRE080 - Transportation.  4

[DEFERRED from grading permit] The project is located in the Whitewater watershed. An approved 
Water Quality Management Plan (WQMP) is required prior to recordation of a final map or issuance of 
a grading permit. The project shall submit a single PDF on two CD/DVD copies, in accordance with 
the latest version of the WQMP manual, found at https://rctlma.org/trans/Land-Development/WQMP. 
In addition, the project proponent shall ensure that the effects of increased peak flowrate for the 1, 3, 
6, 24-hour storm events for the 2, 5, 10, and 100-year return periods from the project are mitigated or 
in Bermuda Dunes area these flows shall be fully retained. All details necessary to build BMPs per the 
WQMP shall be included on the grading plans.

Not SatisfiedRCTD-USE - Annexation into L&LMD or Other District080 - Transportation.  5
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Not SatisfiedRCTD-USE - Annexation into L&LMD or Other District (cont.)080 - Transportation.  5

Prior to the issuance of a building permit, the project proponent shall comply with County 
requirements within public road rights-of-way, in accordance with Ordinance 461. Assurance of 
maintenance is required by filing an application for annexation to Landscaping and Lighting 
Maintenance District No. 89-1-Consolidated by contacting the Transportation Department at (951) 
955-6767, and/or any other maintenance district approved by the Transportation Department or by 
processing and filing a 'Landscape Maintenance Agreement' through the Transportation Department 
Plan Check Division. Said annexation should include the following:
  (1) Landscaping along streets associated with the project. 
  (2) Streetlights. 
  (3) Graffiti abatement of walls and other permanent structure. 
  (4) Street sweeping.
  (5) Traffic signals.
  
For street lighting, the project proponent shall contact the Transportation Department L&LMD 89-1-C 
Administrator and submit the following:
  (1) Completed Transportation Department application. 
  (2) Appropriate fees for annexation. 
  (3) Two (2) sets of street lighting plans approved by Transportation Department.
  (4) Streetlight Authorization form from SCE or other electric provider.

Not SatisfiedRCTD-USE - Dedication080 - Transportation.  6

Delfino Resort Parkway (Access A1 in project traffic study) is a reserved private street and shall be 
reconfigured and improved with 97' full-width AC pavement, 6" concrete curb and gutter, and 5' 
sidewalks within a 107' minimum private road easement as shown an the tentative exhibit. The 
easement shall provide the offer of dedication for public utility purposes along with the right of ingress 
and egress for emergency vehicles.

  NOTE:
  1. 5' sidewalks shall be constructed adjacent to the curb line within the 10' parkways.
  2. A 25’ curbed raised median shall be constructed at the centerline as directed by the Director of 
Transportation.
  
 On Varner Road, lot access shall be restricted with the exception of the access driveways/streets as 
shown on the approved tentative exhibit on file with the Planning Department.

 as approved by the Transportation Department.

Not SatisfiedRCTD-USE - Existing Curb and Gutter080 - Transportation.  7

On existing curb and gutter, new driveway, closure of existing driveways, sidewalks, and/or drainage 
devices within County right-of-way, including sewer and water laterals, on Varner Road shall be 
constructed within the dedicated right-of-way in accordance with County standards, Ordinance 461. 
Such construction shall be shown on existing street improvement plans and approved and permitted 
by the Transportation Department. Process a plan revision through the Plan Check Section per 
Section I, Part E, page 10 of the Policies and Guidelines available on the Internet at:
https://rctlma.org/trans/General-Information/Pamphlets-Brochures

If you have questions, please call the Plan Check Section at (951) 955-6527.
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Not SatisfiedRCTD-USE - Existing Curb and Gutter (cont.)080 - Transportation.  7

NOTE:
  1. The driveway shall be constructed in accordance with County Standard No. 207A.
  2. Before you prepare the street improvement plan(s), please review the Street Improvement Plan 
Policies and Guidelines from the Transportation Department Web site: 
https://rctlma.org/trans/General-Information/Pamphlets-Brochures

Not SatisfiedRCTD-USE - Landscaping Design Plans080 - Transportation.  8

Landscaping within public road right of-way shall comply with Transportation Department standards, 
Ordinance 461, Comprehensive Landscaping Guidelines & Standards, and Ordinance 859 and shall 
require approval by the Transportation Department.

Not SatisfiedRCTD-USE - Lighting Plan080 - Transportation.  9

A separate street light plan shall be approved by the Transportation Department. Street lighting shall 
be designed in accordance with County Ordinance 460 and Streetlight Specification Chart found in 
Specification Section 22 of Ordinance 461. For projects within Imperial Irrigation District (IID) use IID’s 
pole standard.

Not SatisfiedRCTD-USE - Payment of Transportation Fees080 - Transportation.  10

Prior to the issuance of a building permit, the project proponent shall pay the Transportation Uniform 
Mitigation Fee (TUMF) in accordance with the fee schedule in effect at the time of issuance, pursuant 
to Ordinance No. 673.

Not SatisfiedRCTD-USE - T/S Design080 - Transportation.  11

The project proponent shall be responsible for the design of traffic signals at the intersections of:

  Delfino Resort Way (A1) (NS) at Varner Road (EW) 
  Berkey Drive (NS) at Varner Road (EW)
  
If Traffic Control Officers are not utilized during special events, the follow intersections shall be 
considered for signalization. An evaluation of minimum spacing requirements and signal warrants will 
determine which signals are to be installed. Once a determination has been made, the project 
proponent shall be responsible for the design of the traffic signal(s).

  Project Access (A2) (NS) at Varner Road (EW)
  Project Access (A3) (NS) at Varner Road (EW)
  Project Access (A4) (NS) at Varner Road (EW)
  South Project Access (NS) at Varner Road (EW)

or as approved by the Transportation Department

Not SatisfiedRCTD-USE - T/S Geometrics080 - Transportation.  12

The intersection of Delfino Resort Drive (A1) (NS) at Varner Road (EW) shall be signalized and 
improved to provide the following geometrics:
  Northbound: N/A
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Transportation

Not SatisfiedRCTD-USE - T/S Geometrics (cont.)080 - Transportation.  12
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes
  
The intersection of Berkey Drive (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:  
  Northbound: N/A
  Southbound: one left-turn lane, one through lane, one right-turn lane
  Eastbound: one shared left-turn/through lane, one through lane
  Westbound: one left-turn lane, one shared through/right-turn lane
  NOTE: The geometrics above utilize split phase signal timing. Alternative geometrics may be 
considered to avoid the use of split phase timing.
  
The intersection of Project Access (A2) (NS) at Varner Road (EW) shall be improved to provide the 
following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes
  
The intersection of Project Access (A2) (NS) at Varner Road (EW) shall be improved to provide the 
following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes

The intersection of Project Access (A2) (NS) at Varner Road (EW) shall be improved to provide the 
following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes
  
Any off-site widening required to provide the geometrics referenced in these conditions shall be the 
responsibility of the landowner/developer. If condemnation is required to obtain off-site right-of-way, 
provisions contained in Ordinance 461, Section 3.2.J shall apply.

Not SatisfiedRCTD-USE - Utility Plan080 - Transportation.  13

Electrical power, telephone, communication, street lighting, and cable television lines shall be 
designed to be placed underground in accordance with Ordinance 460 and 461, or as approved by the 
Transportation Department. The applicant is responsible for coordinating the work with the serving 
utility company. This also applies to existing overhead lines which are 33.6 kilovolts or below along the 
project frontage and between the nearest poles offsite in each direction of the project site. A 
disposition note describing the above shall be reflected on design improvement plans whenever those 
plans are required. A written proof for initiating the design and/or application of the relocation issued by 
the utility company shall be submitted to the Transportation Department for verification purposes.
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Transportation

Not SatisfiedRCTD-USE - Utility Plan (cont.)080 - Transportation.  13
This condition will be cleared after both of the following requirements are met: 

  1. The Street Improvement Plans are approved.
  2. Transportation Department receives written proof that the Project has filed an application for the 
relocation of said utilities or said utility companies have initiated their relocation design.

Not SatisfiedRCTD-USE-WQ - ESTABLISH WQMP MAINT ENTITY080 - Transportation.  14

A maintenance plan and signed WQMP/BMP maintenance agreement shall be submitted to the 
Transportation Department shall be approved and recorded against the property.  A maintenance 
organization will be established with a funding source for the permanent maintenance.

Not SatisfiedRCTD-USE-WQ - IMPLEMENT WQMP080 - Transportation.  15

The Project shall construct BMP facilities described in the approved Final County WQMP prior to the 
issuance of a building permit to the satisfaction of County Grading Inspection Section.   The Project is 
responsible for performing all activities described in the County WQMP and that copies of the 
approved Final County WQMP are provided to future owners/occupants.

Waste Resources

Not SatisfiedGen - Recyclables Collection and Loading Area080 - Waste Resources.  1

Trash Enclosures - prior to building permit issuance 
Prior to issuance of a building permit, the applicant shall submit one electronic (1) copy of a 
Recyclables Collection and Loading Area plot plan to the Riverside County Department of Waste 
Resources for review and approval. The plot plan shall conform to Design Guidelines for Recyclables 
Collection and Loading Areas, provided by the Department of Waste Resources, and shall show the 
location of and access to the collection area for recyclable materials, shall demonstrate space 
allocation for trash and recyclable materials and have the adequate signage indicating the location of 
each bin in the trash enclosure.  
The project applicant is advised that clearance of the Recyclables Collection and Loading Area plot 
plan only satisfies the Waste Resources’ conditions for Recyclables Collection and Loading Areas 
space allocation and other Recyclables Collection and Loading Area Guideline items.   Detailed 
drawings of the Trash Enclosure and its particular construction details, e.g., building materials, 
location, construction methods etc., should be included as part of the Project plan submittal to the 
Riverside County Department of Building and Safety.

Not SatisfiedWaste Recycling Plan080 - Waste Resources.  2

 Prior to issuance of a building permit, a Waste Recycling Plan (WRP) shall be submitted to the 
Riverside County Department of Waste Resources for approval.  At a minimum, the WRP must 
identify the materials (i.e., concrete, asphalt, wood, etc.) that will be generated by construction and 
development, the projected amounts, the measures/methods that will be taken to recycle, reuse, 
and/or reduce the amount of materials, the facilities and/or haulers that will be utilized, and the 
targeted recycling or reduction rate. During project construction, the project site shall have, at a 
minimum, two (2) bins: one for waste disposal and the other for the recycling of Construction and 
Demolition (C&D) materials.  Additional bins are encouraged to be used for further source separation 
of C&D recyclable materials.  Accurate record keeping (receipts) for recycling of C&D recyclable 
materials and solid waste disposal must be kept. Arrangements can be made through the franchise 
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Waste Resources

Not SatisfiedWaste Recycling Plan (cont.)080 - Waste Resources.  2
hauler.

90. Prior to Building Final Inspection

BS-Grade

Not SatisfiedCURBS ALONG PLANTERS090 - BS-Grade.  1

A six inch high curb with a twelve (12) inch wide walkway shall be constructed along planters on end 
stalls adjacent to automobile parking areas. Public parking areas shall be designed with permanent 
curb, bumper, or wheel stop or similar device so that a parked vehicle does not overhang required 
sidewalks, planters, or landscaped areas.

Not SatisfiedPRECISE GRADE APPROVAL090 - BS-Grade.  2

Prior to final building inspection, the applicant shall obtain precise grade approval and/or clearance 
from the Building and Safety Department. The Building and Safety Department must approve the 
precise grading of your project before a building final can be obtained. Precise Grade approval can be 
accomplished by complying with the following:
1. Requesting and obtaining approval of all required grading inspections.
2. Submitting a “Wet Signed” copy of the Grading Report from the Soils Engineer (registered 
geologist or certified geologist, civil engineer or geotechnical engineer as appropriate) for the 
sub-grade and base of all paved areas.
3. Submitting a “Wet Signed” copy of the Sub-grade (rough) Certification from a Registered Civil 
Engineer certifying that the sub-grade was completed in conformance with the approved grading plan.
4. Submitting a “Wet Signed” copy of the Precise (Final) Grade Certification for the entire site from a 
Registered Civil Engineer certifying that the precise grading was completed in conformance with the 
approved grading plan.
4. Submitting a “Wet Signed” copy of the Precise (Final) Grade Certification for the entire site from a 
Registered Civil Engineer certifying that the precise grading was completed in conformance with the 
approved grading plan.
Prior to release for building final, the applicant shall have met all precise grade requirements to obtain 
Building and Safety Department clearance.

E Health

Not SatisfiedE Health Clearance090 - E Health.  1

 Prior to building permit final, clearance must be obtained from the Department of Environmental 
Health.

Not SatisfiedHazmat BUS Plan090 - E Health.  2

 The facility will require a business emergency plan for the storage of hazardous materials greater 
than 55 gallons, 200 cubic feet or 500 pounds, or any acutely hazardous materials or extremely 
hazardous substances.

Not SatisfiedHazmat Clearance090 - E Health.  3

 Obtain clearance from the  Hazardous Materials Management Division.
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E Health

Not SatisfiedHazmat Review090 - E Health.  4

 If further review of the site indicates additional environmental health issues, the Hazardous Materials 
Management Division reserves the right to regulate the business in accordance with applicable 
County Ordinances.

Planning

Not SatisfiedAccessible Parking090 - Planning.  1

A minimum of 40 accessible parking spaces for persons with disabilities shall be provided as shown 
on APPROVED EXHIBIT A. Each parking space reserved for persons with disabilities shall be 
identified by a permanently affixed reflectorized sign constructed of porcelain on steel, beaded text or 
equal, displaying the International Symbol of Accessibility. 

The sign shall not be smaller than 70 square inches in area and shall be centered at the interior end of 
the parking space at a minimum height of 80 inches from the bottom of the sign to the parking space 
finished grade, or centered at a minimum height of 36 inches from the parking space finished grade, 
ground, or sidewalk. A sign shall also be posted in a conspicuous place, at each entrance to the 
off-street parking facility, not less than 17 inches by 22 inches, clearly and conspicuously stating the 
following:

"Unauthorized vehicles not displaying distinguishing placards or license plates issued for physically 
handicapped persons may be towed away at owner's expense.  Towed vehicles may be reclaimed at 
____________ or by telephoning __________."
 
In addition to the above requirements, the surface of each parking space shall have a surface 
identification sign duplicating the symbol of accessibility in blue paint of at least 3 square feet in size.

Not SatisfiedCAP Screening Table Measures090 - Planning.  2

Prior to building permit final/occupancy, appropriate pre-operation measures shall apply to achieve the 
minimum 100 points on the Riverside County Climate Action Plan Commercial Screening Tables.  
The conceptual measures anticipated for the project are included as an appendix to the project 
Addendum.  The conceptual measures may be replaced with other measures as listed in the table 
included with the project Initial Study/Addendum, as long as they are replaced at the same time with 
other measures that in total achieve a minimum of 100 points on the screening table.

Not SatisfiedCurbs Along Planters090 - Planning.  3

A six inch high curb with a twelve (12) inch wide walkway shall be constructed along planters on end 
stalls adjacent to automobile parking areas. Public parking areas shall be designed with permanent 
curb, bumper, or wheel stop or similar device so that a parked vehicle does not overhang required 
sidewalks, planters, or landscaped areas.

Not SatisfiedOffsite Parking Plan/Agreement090 - Planning.  4

Prior to occupancy, a plan shall be provided to the County for review and approval that details at what 
level of occupancy of the arena offsite parking will be required and the location of existing offsite 
parking, documented agreements with the property owners of the offsite parking, and program for 
transporting people from the offsite parking to the arena. If any parking is proposed to be developed 
new to serve this purpose, it will require further review/permitting by the County or other appropriate 
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Planning

Not SatisfiedOffsite Parking Plan/Agreement (cont.)090 - Planning.  4
jurisdiction depending on location.

Not SatisfiedParking Agreement090 - Planning.  5

Prior to occupancy, an agreement shall be recorded that ties parcel 2 and the parking on it to primarily 
serve the arena located on parcel 1.

Not SatisfiedParking Paving Material090 - Planning.  6

A minimum of 3,000 parking spaces shall be provided as shown on the APPROVED EXHIBIT A, 
unless otherwise approved by the Planning Department and any approved parking plan. The parking 
area shall be surfaced with asphaltic concrete or concrete to current standards as approved by the 
Department of Building and Safety.

Not SatisfiedRenewable Energy Generation R2-CE1 Installed090 - Planning.  7

In accordance with measure R2-CE1 of the County's Climate Action Plan, the proposed project shall 
be required to offset its energy demand by 20 percent through provision of renewable energy 
generation. In accordance with the prior condition titled "Renewable Energy Generation R2-CE1", prior 
to occupancy for any tenant improvement building permit, the renewable energy facility as approved 
with the prior condition shall be installed and ready for operation.

Not SatisfiedRoof Equipment Shielding090 - Planning.  8

Roof-mounted equipment shall be shielded from ground view. Screening material shall be subject to 
Planning Department approval.

Transportation

Not Satisfied90 - TRANSPORTATION - Landscape Inspection and Drought C090 - Transportation.  1

Landscape Inspection and Drought Compliance 

This condition applies to both onsite and offsite (ROW) landscaping:

The developer/ permit holder shall: 

The developer/permit holder shall coordinate with their designated landscape representative and the 
Transportation Department landscape inspector to ensure all landscape planting and irrigation 
systems have been installed in accordance with APPROVED EXHIBITS, landscaping, irrigation, and 
shading plans.  The Transportation Department will ensure that all landscaping is healthy, free of 
weeds, disease and pests; and, irrigation systems are properly constructed and determined to be in 
good working order. The developer/permit holder's designated landscape representative and the 
Transportation Department landscape inspector shall determine compliance with this condition and 
execute a Landscape Certificate of Completion.  All landscape inspection deposits and plan check 
fees shall be paid.

Upon determination of compliance, the Transportation Department, Landscape Section shall clear this 
condition.



Riverside County PLUS
CONDITIONS OF APPROVAL

Page 1704/14/21
12:57

Plan:  PPT200021 Parcel: 653410046

90. Prior to Building Final Inspection

Transportation

Not SatisfiedRCTD-USE - Complete Annexation into L&LMD or Other District090 - Transportation.  2

Prior to issuance of an occupancy permit, the project proponent shall complete annexation to 
Landscaping and Lighting Maintenance District No. 89 1 Consolidated, and/or any other maintenance 
district approved by the Transportation Department or by processing and filing a 'Landscape 
Maintenance Agreement' through the Transportation Department Plan Check Division for continuous 
maintenance within public road rights of way, in accordance with Ordinance 461, Comprehensive 
Landscaping Guidelines & Standards, and Ordinance 859.

A Streetlight Authorization form from SCE, or other electric provider required in order to complete the 
annexation process.

Not SatisfiedRCTD-USE - Landscaping Installation Completion090 - Transportation.  3

Landscaping within public road right of way shall comply with Transportation Department standards 
and Ordinance 461 and shall require approval by the Transportation Department. Landscaping 

shall be improved within streets associate to the project.

Not SatisfiedRCTD-USE - Off-site/Overflow Parking090 - Transportation.  4

As identified in the project Transportation Analysis (March 2021), an additional 1,050 parking spaces 
are needed to address the parking demand for sellout concerts and events with attendance of 11,000 
patrons. Prior to issuance of occupancy permit for the arena, the project proponent shall demonstrate 
it has secured rights, title, or interest for off-site/overflow parking from Xavier High School. This may 
be in the form of a recorded agreement and/or easement. Additionally, the shuttle route between the 
off-site/overflow parking utilize access road and avoid the use of any public street.

or as approved by the Director of Transportation.

Not SatisfiedRCTD-USE - Streetlight Install090 - Transportation.  5

Install streetlights along the streets associated with development in accordance with the approved 
street lighting plan and standards of County Ordinances 461.

Streetlight annexation into L&LMD or similar mechanism as approved by the Transportation 
Department shall be completed.

It shall be the responsibility of the developer to ensure that streetlights are energized along the streets 
associated with this development where the developer is seeking Building Final Inspection 
(Occupancy).

Not SatisfiedRCTD-USE - T/S Installation090 - Transportation.  6

The project proponent shall be responsible for the design and construction of traffic signals at the 
intersections of:

  Delfino Resort Way (A1) (NS) at Varner Road (EW) 
  Berkey Drive (NS) at Varner Road (EW)
  
If Traffic Control Officers are not utilized during special events, the follow intersections shall be 
considered for signalization. An evaluation of minimum spacing requirements and signal warrants will 



Riverside County PLUS
CONDITIONS OF APPROVAL

Page 1804/14/21
12:57

Plan:  PPT200021 Parcel: 653410046

90. Prior to Building Final Inspection

Transportation

Not SatisfiedRCTD-USE - T/S Installation (cont.)090 - Transportation.  6
determine which signals are to be installed. Once a determination has been made, the project 
proponent shall be responsible for the construction of the traffic signal(s).

  Project Access (A2) (NS) at Varner Road (EW)
  Project Access (A3) (NS) at Varner Road (EW)
  Project Access (A4) (NS) at Varner Road (EW)
  South Project Access (NS) at Varner Road (EW)

The project proponent shall be required to provide traffic signal interconnect along the frontage of the 
project. Traffic signals that are installed by the project proponent shall be interconnected.

or as approved by the Transportation Department

Not SatisfiedRCTD-USE - Utility Install090 - Transportation.  7

Electrical power, telephone, communication, street lighting, and cable television lines shall be installed 
underground in accordance with Ordinance 460 and 461, or as approved by the Transportation 
Department. This also applies to all overhead lines below 34 kilovolts along the project frontage and all 
offsite overhead lines in each direction of the project site to the nearest offsite pole. A certificate 
should be obtained from the pertinent utility company and submitted to the Department of 
Transportation as proof of completion for clearance.

In addition, the Project shall ensure that streetlights are energized and operational along the streets 
where the Project is seeking Building Final Inspection (Occupancy).

Not SatisfiedRCTD-USE-WQ - WQMP COMPLETION090 - Transportation.  8

Prior to Building Final Inspection, the Project is required to furnish educational materials regarding 
water quality to future owners/occupants, provide an engineered WQMP certification, inspection of 
BMPs, GPS location of BMPs, ensure that the requirements for inspection and cleaning the BMPs are 
established, and for businesses registering BMPs with the Transportation Department’s Business 
Storm Water Compliance Program Section.

Waste Resources

Not SatisfiedForm D – Mandatory Commercial Recycling and Organics Recyc090 - Waste Resources.  1

Form D – Mandatory Commercial Recycling and Organics Recycling 
Prior to final building inspection, applicants shall complete a Mandatory Commercial Recycling and 
Organics Recycling Compliance form (Form D).  Form D requires applicants to identify programs or 
plans that address commercial and organics recycling, in compliance with State legislation/regulation.  
Once completed, Form D shall be submitted to the Recycling Section of the Department of Waste 
Resources for approval.  To obtain Form D, please contact the Recycling Section at 951-486-3200, or 
email to: Waste-CompostingRecycling@rivco.org

Not SatisfiedRecyclables Collection and Loading Area Inspection090 - Waste Resources.  2

Trash Enclosures – prior to final inspection 
Prior to final building inspection, the applicant shall construct the recyclables collection and loading 
area in compliance with the Recyclables Collection and Loading Area plot plan, as approved and 
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Waste Resources

Not SatisfiedRecyclables Collection and Loading Area Inspection (cont.)090 - Waste Resources.  2
verified through an on-site inspection by the Riverside County Department of Waste Resources.

Not SatisfiedWaste Reporting Form and Receipts090 - Waste Resources.  3

Prior to final building inspection, evidence (i.e., waste reporting form along with receipts or other types 
of verification) to demonstrate project compliance with the approved Waste Recycling Plan (WRP) 
shall be presented by the project proponent to the Planning Division of the Riverside County 
Department of Waste Resources.  Receipts must clearly identify the amount of waste disposed and 
Construction and Demolition (C&D) materials recycled.
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04/14/21, 12:57 pm TPM38040

ADVISORY NOTIFICATION DOCUMENT

The following notifications are included as part of the recommendation of approval for TPM38040. They are 
intended to advise the applicant of various Federal, State and County regulations applicable to this entitlement 
and the subsequent development of the subject property. 

Advisory Notification

Advisory Notification.  1 AND  -  Preamble

This Advisory Notification Document is included as part of the justification for the recommendation of 
approval of this Plan (TPM38040) and is intended to advise the applicant of various Federal, State and 
County regulations applicable to this entitlement and the subsequent development of the subject 
property in accordance with approval of that entitlement and are in addition to the applied conditions of 
approval.

Advisory Notification.  2 AND  -  Project Description & Operational Limits

TENTATIVE PARCEL MAP NO. 38040 is a proposal for a Schedule E subdivision of 101.50 gross acres  into 
three   four parcels, one parcel for the proposed concurrent arena and related facilities, one parcel 
including the primary parking area for the arena, one parcel for adjacent Planning Areas 6B and 8, and one 
parcel for entry road/landscaping from Varner Road.

Advisory Notification.  3 AND - Design Guidelines

Compliance with applicable Design Guidelines: 
1.  Specific Plan Design Guidelines

Advisory Notification.  4 AND - EIR Mitigation Measures

Mitigation Measures from the project's EIR and Addendum have been incorporated as conditions of 
approval of this project where appropriate. Beyond these conditions of approval that have been 
incorporated, development of the project shall conform to the analysis, conclusions, and mitigation 
measures of the project's EIR and Addendum.

Advisory Notification.  5 AND - Exhibits

The development of the premises shall conform substantially with that as shown on APPROVED 
MAP/EXHIBIT  

Tentative Map, Exhibit A, dated 3/22/21.

Advisory Notification.  6 AND - Federal, State & Local Regulation Compliance
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Advisory Notification

AND - Federal, State & Local Regulation Compliance (cont.)Advisory Notification.  6

1.  Compliance with applicable Federal Regulations, including, but not limited to: 
 •  National Pollutant Discharge Elimination System (NPDES)
     •  Clean Water Act
     •  Migratory Bird Treaty Act (MBTA)

2.  Compliance with applicable State Regulations, including, but not limited to:
     •  The current Water Quality Management Plan (WQMP) Permit issued by the applicable Regional 
Water Quality Control Board (RWQCB.)
     •  Government Code Section 66020 (90 Days to Protest)
     •  Government Code Section 66499.37 (Hold Harmless)
     •  State Subdivision Map Act
     •  Native American Cultural Resources, and Human Remains (Inadvertent Find)
     •  School District Impact Compliance
     •  Civil Code Section 815.3 & Government Code Sections 65040.2 et al - SB 18 (Tribal 
Intergovernmental Consultation) 
     •  Public Resources Code Section 5097.94 & Sections 21073 et al - AB 52 (Native Americans: CEQA)

3.  Compliance with applicable County Regulations, including, but not limited to:
     •  Ord. No. 348 (Land Use Planning and Zoning Regulations) 
     •  Ord. No. 413 (Regulating Vehicle Parking) 
     •  Ord. No. 421 (Excavation Covering & Swimming Pool Safety) 
     •  Ord. No. 457 (Building Requirements) 
     •  Ord. No. 458 (Regulating Flood Hazard Areas & Implementing National Flood Insurance Program) 
     •  Ord. No. 460 (Division of Land) 
     •  Ord. No. 461 (Road Improvement Standards) 
     •  Ord. No. 484 (Control of Blowing Sand) 
     •  Ord. No. 625 (Right to Farm) 
     •  Ord. No. 630 (Regulating Dogs and Cats) 
     •  Ord. No. 716 (Abandoned, Neglected or Cruelly Treated Animals)
     •  Ord. No. 771 (Controlling Potentially Dangerous & Dangerous Animals)
     •  Ord. No. 878 (Regarding Noisy Animals)
     •  Ord. No. 655 (Regulating Light Pollution) 
     •  Ord. No. 671 (Consolidated Fees)  
     •  Ord. No. 679 (Directional Signs for Subdivisions) 
     •  Ord. No. 742 (Fugitive Dust/PM10 Emissions in Coachella Valley) 
     •  Ord. No. 787 (Fire Code)
     •  Ord. No. 847 (Regulating Noise) 
     •  Ord. No. 857 (Business Licensing) 
     •  Ord. No. 859 (Water Efficient Landscape Requirements) 
     •  Ord. No. 915 (Regulating Outdoor Lighting) 
     •  Ord. No. 916 (Cottage Food Operations)
     •  Ord. No. 927 (Regulating Short Term Rentals)
     •  Ord. No. 928 (Clarifying County Prohibition on Mobile Marijuana Dispensaries and Deliveries)
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Advisory Notification

AND - Federal, State & Local Regulation Compliance (cont.)Advisory Notification.  6

4.  Mitigation Fee Ordinances
     •  Ord. No. 659 Development Impact Fees (DIF)
     •  Ord. No. 673 Coachella Valley Transportation Uniform Mitigation Fee (CV TUMF)
     •  Ord. No. 875 Coachella Valley Multiple Species Habitat Conservation Plan (CV MSHCP)

Advisory Notification.  7 AND - Hold Harmless

The applicant/permittee or any successor-in-interest shall defend, indemnify, and hold harmless the 
County of Riverside or its agents, officers, and employees (COUNTY) from the following:

(a) any claim, action, or proceeding  against the COUNTY to attack, set aside, void, or annul an approval of 
the COUNTY, its advisory agencies, appeal boards, or legislative body concerning Tentative Parcel Map No. 
38040 or its associated environmental documentation; and,
(b) any claim, action or proceeding against the COUNTY to attack, set aside, void or annul any other  
decision  made  by the  COUNTY  concerning  Tentative Parcel Map no. 38040,  including,  but  not  limited  
to, decisions made in response to California Public Records Act requests; and
(a) and (b) above are hereinafter collectively referred to as "LITIGATION."
The  COUNTY  shall  promptly  notify  the  applicant/permittee  of  any  LITIGATION  and  shall cooperate 
fully in the defense. If the COUNTY fails to promptly notify the applicant/permittee of any such 
LITIGATION or fails to cooperate fully in the defense, the applicant/permittee shall not, thereafter,    be   
responsible    to    defend,    indemnify    or    hold    harmless    the    COUNTY.
The obligations imposed by this condition include, but are not limited to, the following: the 
applicant/permittee shall pay all legal services expenses the COUNTY incurs in connection with any such 
LITIGATION, whether it incurs such expenses directly, whether it is ordered by a court to pay such 
expenses, or whether it incurs such expenses by providing legal services through its Office of County 
Counsel.
Payment for COUNTY's costs related to the LITIGATION shall be made on a deposit basis. Within thirty (30) 
days of receipt of notice from COUNTY that LITIGATION has been initiated against the Project, 
applicant/permittee  shall initially deposit with the COUNTY's  Planning Department the total amount of 
Twenty Thousand Dollars ($20,000).   Applicant/permittee shall deposit with COUNTY such additional 
amounts as COUNTY reasonably and in good faith determines, from time to time, are necessary to cover 
costs and expenses incurred by the COUNTY, including but not limited to, the Office of County Counsel, 
Riverside County Planning Department and the Riverside County Clerk of the Board associated with the 
LITIGATION.  To the extent such costs are not recoverable under the California Public Records Act from 
the records requestor, applicant/permittee agrees that deposits under this section may also be used to 
cover staff time incurred by the COUNTY to compile, review, and redact records in response to a Public 
Records Act request made by a petitioner in any legal challenge to the Project when the petitioner is using 
the Public Records Act request as a means of obtaining the administrative record for LITIGATION 
purposes.  Within ten (10) days of written notice from COUNTY, applicant/permittee  shall make such 
additional deposits.

Planning
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Planning

90 Days to Protest (cont.)Planning.  1

Planning.  1 90 Days to Protest

The land divider has 90 days from the date of approval of these conditions to protest, in accordance with 
the procedures set forth in Government Code Section 66020, the imposition of any and all fees, 
dedications, reservations and/or other exactions imposed on this project as a result of the approval or 
conditional approval of this project.

Planning.  2 Expiration Date

The conditionally approved TENTATIVE MAP shall expire three years after the County of Riverside Planning 
Commission original approval date, unless extended as provided by County Ordinance No. 460. Action on 
a minor change and/or revised map request shall not extend the time limits of the originally approved 
TENTATIVE MAP. If the TENTATIVE MAP expires before the recordation of the FINAL MAP, or any phase 
thereof, no recordation of the FINAL MAP, or any phase thereof, shall be permitted.

Planning.  3 Review Fees

Any subsequent review/approvals required by the conditions of approval, including but not limited to 
grading or building plan review or review of any mitigation monitoring requirement, shall be reviewed on 
an hourly basis, or other appropriate fee, as listed in County Ordinance No. 671. Each submittal shall be 
accompanied with a letter clearly indicating which condition or conditions the submittal is intended to 
comply with.

Transportation

Transportation.  1 RCTD-MAP - General Conditions

1. With respect to the conditions of approval for the referenced tentative exhibit, the landowner shall 
provide all street improvements, street improvement plans and/or road dedications set forth herein in 
accordance with Riverside County Road Improvement Standards (Ordinance 461). It is understood that the 
exhibit correctly shows acceptable centerline elevations, all existing easements, traveled ways, and 
drainage courses with appropriate flowrates, and that their omission or unacceptability may require the 
exhibit to be resubmitted for further consideration. This ordinance and all conditions of approval are 
essential parts and a requirement occurring in ONE is as binding as though occurring in all. All questions 
regarding the true meaning of the conditions shall be referred to the Transportation Department.

2. The Project shall submit a preliminary soils and pavement investigation report addressing the 
construction requirements within the road right of way.

3. A signing and striping plan is required for this project. The Project shall be responsible for any additional 
paving and/or striping removal caused by the striping plan or as approved by the Director of 
Transportation. 

4. All corner cutbacks shall be applied per Standard 805, Ordinance 461.

Page 4 of 5
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Transportation

RCTD-MAP - General Conditions (cont.)Transportation.  1

5. Alterations to natural drainage patterns shall require protecting downstream properties by means 
approved by the Transportation Department. 

6. If the Transportation Department allows the use of streets for drainage purposes, the 10 year discharge 
shall be contained in the top of curb or asphalt concrete dikes, and the 100 year discharge shall be 
contained in the street right of way. 

7. All centerline intersections shall be at 90 degrees, plus or minus 5 degrees. 

8. The Project shall obtain approval of street improvement plans from the Transportation Department. 
Improvement plans shall be based upon a design profile extending a minimum of 300 feet beyond the 
project limits.

9. Additional information, standards, ordinances, policies, and design guidelines can be obtained from the 
Transportation Department Web site: http://rctlma.org/trans/. If you have questions, please call the Plan 
Check Section at (951) 955 6527.

Page 5 of 5
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50. Prior To Map Recordation

Planning

Not SatisfiedCC&R - Reciprocal Parking/Access050 - Planning.  1

The land divider shall notify the Planning Department that the following documents shall be submitted 
to the Office of the County Counsel and submit said documents for review along with the current fee, 
which documents shall be subject to County Counsel approval:
     1.  A cover letter identifying the project for which approval is sought referencing the Planning 
Department case number;
      2.  A copy AND an original wet signed, notarized grant of reciprocal easement document, which 
includes, but is not necessarily limited to, both  a legal description of the boundaries of the reciprocal 
easement and a scaled map or diagram of such boundaries, both signed and stamped by a California 
registered civil engineer or licensed land surveyor;
     3.  A sample document conveying title to the purchaser of an individual lot or unit which provides 
that the grant of reciprocal easement is incorporated therein by reference; and
     4.  A deposit equaling three (3) hours at the current hourly rate for the Review of Covenants, 
Conditions and Restrictions as established pursuant to Ordinance No. 671 at the time the above 
documents are submitted for review by the Office of the County Counsel.
 
The grant of reciprocal easement document submitted for review shall (a) provide for no limit to the 
term of years or life of the reciprocal easement, (b) provide reciprocal easements for ingress and 
egress, parking, drainage and flood control facilities between parcels shown on the TENTATIVE MAP 
property known as Parcels 1-2, and (c) contain the following provisions verbatim:
 
     "Notwithstanding any provision in this Grant of Reciprocal Easement to the contrary, the following 
provision shall apply:
 
     This Grant of Reciprocal Easement shall not be terminated, 'substantially' amended, or property 
deannexed therefrom absent the prior written consent of the Planning Director of the County of 
Riverside, or the County's successor-in-interest.  A proposed amendment shall be considered 
'substantial' if it affects the extent, usage or maintenance of the reciprocal easement established 
pursuant to the Grant of Reciprocal Easement."
 
Once approved by the Office of the County Counsel, the copy and the original grant of reciprocal 
easement document shall be forwarded to the Planning Department.  The Planning Department shall 
keep the copy for the case file and forward the original document to the Transportation 
Department-Survey Division-for safe keeping until the final map is ready to record.  The 
Transportation Department-Survey Division-shall record the original grant of reciprocal easement 
document in conjunction with the recordation of the final map.

Not SatisfiedFee Balance050 - Planning.  2

Prior to recordation, the Planning Department shall determine if the deposit based fees for the 
TENTATIVE MAP are in a negative balance.  If so, any unpaid fees shall be paid by the land divider 
and/or the land divider's successor-in-interest.

Not SatisfiedParking Agreement050 - Planning.  3

Prior to or with the recordation of the final map, an agreement shall be recorded that ties parcel 2 and 
the parking on it to primarily serve the arena located on parcel 1.

Survey
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50. Prior To Map Recordation

Survey

Not SatisfiedRCTD-MAP - Vacation050 - Survey.  1

The applicant by his/her design, is requesting a vacation/abandonment of the existing dedicated 
rights-of-way along Delfino Resort Drive and access restriction on Varner Road. Accordingly, the 
applicant shall have filed a separate application with the County Surveyor for a conditional vacation of 
said rights-of-way, and the Board of Supervisors shall have approved the vacation request. If the 
Board of Supervisors denies the vacation request, the applicant shall submit a revised design utilizing 
the existing right-of-way and process a revised permit.

Transportation

Not SatisfiedRCTD-MAP - Dedication050 - Transportation.  1

Delfino Resort Parkway (Access A1 in project traffic study) is a reserved private street and shall be 
reconfigured and improved with 97' full-width AC pavement, 6" concrete curb and gutter, and 5' 
sidewalks within a 107' minimum private road easement as shown an the tentative exhibit. The 
easement shall provide the offer of dedication for public utility purposes along with the right of ingress 
and egress for emergency vehicles.

  NOTE:
  1. 5' sidewalks shall be constructed adjacent to the curb line within the 10' parkways.
  2. A 25’ curbed raised median shall be constructed at the centerline as directed by the Director of 
Transportation.
  
 On Varner Road, lot access shall be restricted with the exception of the access driveways/streets as 
shown on the approved tentative exhibit on file with the Planning Department.

 as approved by the Transportation Department.

Not SatisfiedRCTD-MAP - L&LMD Application050 - Transportation.  2

Prior to the issuance of a building permit, the project proponent shall comply with County 
requirements within public road rights-of-way, in accordance with Ordinance 461. Assurance of 
maintenance is required by filing an application for annexation to Landscaping and Lighting 
Maintenance District No. 89-1-Consolidated by contacting the Transportation Department at (951) 
955-6767, and/or any other maintenance district approved by the Transportation Department or by 
processing and filing a 'Landscape Maintenance Agreement' through the Transportation Department 
Plan Check Division. Said annexation should include the following:
  (1) Landscaping along streets associated with the project. 
  (2) Streetlights. 
  (3) Graffiti abatement of walls and other permanent structure. 
  (4) Street sweeping.
  (5) Traffic signals.
  
For street lighting, the project proponent shall contact the Transportation Department L&LMD 89-1-C 
Administrator and submit the following:
  (1) Completed Transportation Department application. 
  (2) Appropriate fees for annexation. 
  (3) Two (2) sets of street lighting plans approved by Transportation Department.
  (4) Streetlight Authorization form from SCE or other electric provider.
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50. Prior To Map Recordation

Transportation

Not SatisfiedRCTD-MAP - Landscaping Design Plans050 - Transportation.  3

Landscaping within public road right of-way shall comply with Transportation Department standards, 
Ordinance 461, Comprehensive Landscaping Guidelines & Standards, and Ordinance 859 and shall 
require approval by the Transportation Department.

Not SatisfiedRCTD-MAP - T/S Design050 - Transportation.  4

The project proponent shall be responsible for the design of traffic signals at the intersections of:

  Delfino Resort Way (A1) (NS) at Varner Road (EW) 
  Berkey Drive (NS) at Varner Road (EW)
  
If Traffic Control Officers are not utilized during special events, the follow intersections shall be 
considered for signalization. An evaluation of minimum spacing requirements and signal warrants will 
determine which signals are to be installed. Once a determination has been made, the project 
proponent shall be responsible for the design of the traffic signal(s).

  Project Access (A2) (NS) at Varner Road (EW)
  Project Access (A3) (NS) at Varner Road (EW)
  Project Access (A4) (NS) at Varner Road (EW)
  South Project Access (NS) at Varner Road (EW)

or as approved by the Transportation Department

Not SatisfiedRCTD-MAP - T/S Geometrics050 - Transportation.  5

The intersection of Delfino Resort Drive (A1) (NS) at Varner Road (EW) shall be signalized and 
improved to provide the following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes
  
The intersection of Berkey Drive (NS) at Varner Road (EW) shall be improved to provide the following 
geometrics:  
  Northbound: N/A
  Southbound: one left-turn lane, one through lane, one right-turn lane
  Eastbound: one shared left-turn/through lane, one through lane
  Westbound: one left-turn lane, one shared through/right-turn lane
  NOTE: The geometrics above utilize split phase signal timing. Alternative geometrics may be 
considered to avoid the use of split phase timing.
  
The intersection of Project Access (A2) (NS) at Varner Road (EW) shall be improved to provide the 
following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes
  
The intersection of Project Access (A2) (NS) at Varner Road (EW) shall be improved to provide the 
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50. Prior To Map Recordation

Transportation

Not SatisfiedRCTD-MAP - T/S Geometrics (cont.)050 - Transportation.  5
following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes

The intersection of Project Access (A2) (NS) at Varner Road (EW) shall be improved to provide the 
following geometrics:
  Northbound: N/A
  Southbound: one left-turn lane, one right-turn lane
  Eastbound: one left-turn lane, three through lanes
  Westbound: three through lanes
  
Any off-site widening required to provide the geometrics referenced in these conditions shall be the 
responsibility of the landowner/developer. If condemnation is required to obtain off-site right-of-way, 
provisions contained in Ordinance 461, Section 3.2.J shall apply.

Not SatisfiedRCTD-USE - Existing Curb and Gutter050 - Transportation.  6

On existing curb and gutter, new driveway, closure of existing driveways, sidewalks, and/or drainage 
devices within County right-of-way, including sewer and water laterals, on Varner Road shall be 
constructed within the dedicated right-of-way in accordance with County standards, Ordinance 461. 
Such construction shall be shown on existing street improvement plans and approved and permitted 
by the Transportation Department. Process a plan revision through the Plan Check Section per 
Section I, Part E, page 10 of the Policies and Guidelines available on the Internet at:
https://rctlma.org/trans/General-Information/Pamphlets-Brochures

If you have questions, please call the Plan Check Section at (951) 955-6527.

NOTE:
  1. The driveway shall be constructed in accordance with County Standard No. 207A.
  2. Before you prepare the street improvement plan(s), please review the Street Improvement Plan 
Policies and Guidelines from the Transportation Department Web site: 
https://rctlma.org/trans/General-Information/Pamphlets-Brochures

60. Prior To Grading Permit Issuance

BS-Grade

Not SatisfiedEASEMENTS/PERMISSION060 - BS-Grade.  1

Prior to the issuance of a grading permit, it shall be the sole responsibility of the owner/applicant to 
obtain any and all proposed or required easements and/or permissions necessary to perform the 
grading herein proposed.
A notarized letter of permission and/or recorded easement from the affected property owners or 
easement holders shall be provided in instances where off site grading is proposed as part of the 
grading plan.
In instances where the grading plan proposes drainage facilities on adjacent off site property, the 
owner/ applicant shall provide a copy of the recorded drainage easement or copy of Final Map.
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60. Prior To Grading Permit Issuance

BS-Grade

Not SatisfiedIF WQMP IS REQUIRED060 - BS-Grade.  2

If a Water Quality Management Plan (WQMP) is required, the owner / applicant shall submit to the 
Building & Safety Department, the Final Water Quality Management Plan (WQMP) site plan for 
comparison to the grading plan.

Not SatisfiedIMPROVEMENT SECURITIES060 - BS-Grade.  3

Prior to issuance of a Grading Permit, the applicant may be required to post a Grading and/or Erosion 
Control Security. Please contact the Riverside County Transportation Department for additional 
information and requirements.

E Health

Not SatisfiedECP Clearance060 - E Health.  1

Prior to grading permit issuance, clearance from the Environmental Cleanup Program (ECP) is 
required.  

See PPT200021/TPM38040 or contact ECP for additional details at 951-955-8980.

Transportation

Not SatisfiedRCTD-MAP - L&LMD Application060 - Transportation.  1

File an application with the Transportation Department, L&LMD Section, 8th Floor, 4080 Lemon 
Street, Riverside, CA, for required annexation.

If you have any questions or for the processing fee amount, please call the L&LMD Section at (951) 
955-6748.

Not SatisfiedRCTD-MAP - Submit Grading Plans060 - Transportation.  2

The project proponent shall submit two sets of grading plans (24 x 36 inches) to the Transportation 
Department for review and approval. If road right of way improvements are required, the project 
proponent shall submit street improvement plans for review and approval, open an IP account, and 
pay for all associated fees in order to clear this condition. The Standard plan check turnaround time is 
10 working days. Approval is required prior to issuance of a grading permit.

70. Prior To Grading Final Inspection

BS-Grade

Not SatisfiedROUGH GRADE FINAL070 - BS-Grade.  1

Prior to Grading Permit final, the applicant shall obtain rough grade approval from the Building and 
Safety Department. Rough Grade approval can be accomplished by complying with the following:
1. Submitting a “Wet Signed” copy of the Grading Report containing substantiating data from the 
Soils Engineer (registered geologist or certified geologist, civil engineer or geotechnical engineer as 
appropriate) for his/her certification of the project.
2. Submitting a “Wet Signed” copy of the Rough Grade certification from a Registered Civil Engineer 
certifying that the grading was completed in conformance with the approved grading plan.
3. Requesting a Rough Grade Inspection and obtaining rough grade approval from a Riverside 
County Transportation Department Inspector.
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70. Prior To Grading Final Inspection

BS-Grade

Not SatisfiedROUGH GRADE FINAL (cont.)070 - BS-Grade.  1
Rough Grade Only Permits: In addition to obtaining all required inspections and approval of all final 
reports, all sites permitted for rough grade only shall provide 100 percent vegetative coverage or other 
means of site stabilization as approved by County Inspector prior to receiving a rough grade permit 
final.

80. Prior To Building Permit Issuance

BS-Grade

Not SatisfiedNO BUILDING PERMITS W/O LAND USE PERMIT080 - BS-Grade.  1

NO BUILDING PERMITS TO BE ISSUED , BY THE BUILDING AND SAFETY DEPARTMENT, FOR 
ANY PARCEL(S) OF THIS SUBDIVISION - UNLESS AN APPROPRIATE LAND USE PERMIT HAS 
ALSO BEEN ISSUED AND APPROVED, BY THE PLANNING DEPARTMENT, FOR THAT SAME 
PARCEL(S).

E Health

Not SatisfiedE Health Clearance080 - E Health.  1

 Prior to issuance of the building permit, clearance must be obtained from the Department of 
Environmental Health.

Not SatisfiedECP Clearance080 - E Health.  2

Prior to building permit issuance, clearance from the Environmental Cleanup Program (ECP) is 
required.  
See PPT200021/TPM38040 or contact ECP for additional details at 951-955-8980.

Not SatisfiedSewer Will Serve080 - E Health.  3

 A "Will Serve" letter is required from the sewer agency serving the project.

Not SatisfiedWater Will Serve080 - E Health.  4

 A "Will-Serve" letter is required from the appropriate water agency.

Transportation

Not SatisfiedRCTD-MAP - Payment of Transportation Fees080 - Transportation.  1

Prior to the issuance of a building permit, the project proponent shall pay the Transportation Uniform 
Mitigation Fee (TUMF) in accordance with the fee schedule in effect at the time of issuance, pursuant 
to Ordinance No. 673.

90. Prior to Building Final Inspection

BS-Grade

Not SatisfiedNO PRECISE GRADE APPROVAL090 - BS-Grade.  1

A PRECISE GRADING INSPECTION WILL NOT BE PERFORMED, BY THE BUILDING AND 
SAFETY DEPARTMENT, FOR ANY PARCEL(S) OF THIS SUBDIVISION - ALL PRECISE GRADE 
INSPECTIONS TO BE PERFORMED UNDER THE PRECISE GRADE PERMIT ISSUED UNDER 
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90. Prior to Building Final Inspection

BS-Grade

Not SatisfiedNO PRECISE GRADE APPROVAL (cont.)090 - BS-Grade.  1
THE APPROPRIATE LAND USE PERMIT, FOR THAT SAME PARCEL(S).

Transportation

Not SatisfiedRCTD-MAP - Complete Annexation into L&LMD or Other District090 - Transportation.  1

Prior to issuance of an occupancy permit, the project proponent shall complete annexation to 
Landscaping and Lighting Maintenance District No. 89 1 Consolidated, and/or any other maintenance 
district approved by the Transportation Department or by processing and filing a 'Landscape 
Maintenance Agreement' through the Transportation Department Plan Check Division for continuous 
maintenance within public road rights of way, in accordance with Ordinance 461, Comprehensive 
Landscaping Guidelines & Standards, and Ordinance 859.

A Streetlight Authorization form from SCE, or other electric provider required in order to complete the 
annexation process.

Not SatisfiedRCTD-MAP - T/S Installation090 - Transportation.  2

The project proponent shall be responsible for the design and construction of traffic signals at the 
intersections of:

  Delfino Resort Way (A1) (NS) at Varner Road (EW) 
  Berkey Drive (NS) at Varner Road (EW)
  
If Traffic Control Officers are not utilized during special events, the follow intersections shall be 
considered for signalization. An evaluation of minimum spacing requirements and signal warrants will 
determine which signals are to be installed. Once a determination has been made, the project 
proponent shall be responsible for the construction of the traffic signal(s).

  Project Access (A2) (NS) at Varner Road (EW)
  Project Access (A3) (NS) at Varner Road (EW)
  Project Access (A4) (NS) at Varner Road (EW)
  South Project Access (NS) at Varner Road (EW)

The project proponent shall be required to provide traffic signal interconnect along the frontage of the 
project. Traffic signals that are installed by the project proponent shall be interconnected.

or as approved by the Transportation Department
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The Project site is located northwest of Winchester Road/SR-79, north of Jean Nicholas Road, easterly 
of Leon Road, southerly of Whisper Heights Parkway near the City of Murrieta.

The description as included above and as further detailed in the Initial Study/Mitigated Negative 
Declaration will herein be referred to as the “Project”.

STAFF RECOMMENDATIONS:

THAT THE PLANNING COMMISSION TAKE THE FOLLOWING ACTIONS:

ADOPT PLANNING COMMISSION RESOLUTION NO. 2021-005 recommending adoption of General 
Plan Amendment No. 170001 and Amendment No. 17 to Specific Plan No. 106 to the Riverside County 
Board of Supervisors; and

THAT THE PLANNING COMMISSION RECOMMENDS THAT THE BOARD OF SUPERVISORS TAKE 
THE FOLLOWING ACTIONS:

ADOPT a MITIGATED NEGATIVE DECLARATION for ENVIRONMENTAL ASSESSMENT NO. 170005, 
based on the findings and conclusions provided in the initial study, attached hereto, and the conclusion 
that the Project will not have a significant effect on the environment.

TENTATIVELY APPROVE  GENERAL PLAN AMENDMENT NO. 170001 to change the Land Use 
designation for the subject property from Community Development: Commercial Retail (CD:CR), 
Community Development: Commercial Office (CD:CO), Community Development: Light Industrial 
(CD:LI), and Open Space: Conservation (OS:C) to Community Development: Medium High Density 
Residential (CD:MHDR); in accordance with Exhibit #6, and based on the findings and conclusions 
incorporated in the staff report, pending adoption of the General Plan Amendment resolution by the Board 
of Supervisors; and

TENTATIVELY APPROVE AMENDMENT NO. 17 TO SPECIFIC PLAN NO. 106 amending the Specific 
Plan land use plan by modifying the land use designation on approximately 30.62 gross acres in Planning 
Area 18a from a mix of Community Development: Commercial Retail (CD:CR), Community Development: 
Commercial Office (CD:CO), Community Development: Light Industrial (CD:LI), and Open Space: 
Conservation (OS:C) to Community Development: Medium High Density Residential (CD:MHDR) with 
related changes throughout the Specific Plan text to reflect this change in land use designations, based 
upon the findings and conclusions incorporated in the staff report, pending  adoption of the resolution for 
Amendment No. 17 to Specific Plan No. 106 by the Board of Supervisors; and

TENTATIVELY APPROVE CHANGE OF ZONE NO. 7347, amending the zoning classification for the 
subject property from Scenic Highway Commercial (C-P-S), Commercial Office (C-O), Industrial Park (I-
P), and Open Area Combining Zone-Residential Developments (R-5) to General Residential (R-3), in 
accordance with Exhibit# 4, based upon the findings and conclusions incorporated in the staff report, 
pending adoption of the zoning ordinance by the Board of Supervisors; and

APPROVE TENTATIVE TRACT MAP NO. 37078, subject to the attached advisory notification document 
and conditions of approval, and based upon the findings and conclusions provided in this staff report, 

PROJECT RECOMMENDATION
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pending adoption of the resolutions for GPA No. 170001 and Amendment No. 17 to Specific Plan No. 
106, and adoption of the zoning ordinance for Change of Zone No. 7347; and

APPROVE PLOT PLAN NO. 170003, subject to the attached advisory notification document and 
conditions of approval, and based upon the findings and conclusions provided in this staff report, pending 
adoption of the resolutions for  GPA No. 170001 and  Amendment No. 17 to Specific Plan No. 106,  and 
adoption of the zoning ordinance for Change of Zone No. 7347.

Land Use and Zoning:

Specific Plan:
Specific Plan No. 106 (Dutch Village)

Planning Area 18a

Specific Plan Land Use:

Existing: Commercial Retail (CR), Commercial Office 
(CO), Light Industrial (LI), and Conservation (C)

Proposed: Medium High Density Residential (MHDR)

Existing General Plan Foundation Component: Community Development (CD)

Proposed General Plan Foundation Component: N/A

Existing General Plan Land Use Designation: 
Commercial Retail (CR), Commercial Office (CO), 
Light Industrial (LI), and Conservation (C)

Proposed General Plan Land Use Designation: Medium High Density Residential (MHDR)

Policy / Overlay Area: Highway 79 Policy Area

Surrounding General Plan Land Uses

North: Medium Density Residential (MDR)

East:
Open Space Recreation (OS:R) and Open Space 
Conservation (C)

South: Light Industrial (LI)

West: Medium Density Residential (MDR) 

Existing Zoning Classification:
Scenic Highway Commercial (C-P-S), Commercial 
Office (C-O), Industrial Park (I-P), and Open Area 
Combining Zone-Residential Developments (R-5)

Proposed Zoning Classification: General Residential (R-3)

Surrounding Zoning Classifications

North:
One-Family Dwelling (R-1) and Rural Residential (R-
R)

East: Specific Plan (SP)

South: One-Family Dwelling l (R-1) and Specific Plan (SP)

West: One-Family Dwelling (R-1)

Existing Use: Vacant

Surrounding Uses

PROJECT DATA
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North: Single-Family Residential and Vacant 

South: Single-Family Residential and Vacant

East: Single-Family Residential and Vacant

West: Single-Family Residential

Project Site Details:
Item Value Min./Max. Development Standard

Project Site (Acres): 30.62 No Requirement

Proposed Minimum Lot Size 
(SQFT):

0.64 acres (approximately 
27,878 square feet)

7,200 square feet

Parking:

Type of Use Building 
Area (in SF) Parking Ratio Spaces 

Required
Spaces 

Provided
Planned Residential 
Development – two 
or more bedroom 
dwelling unit

N/A 2.5 parking spaces/unit 408 597

TOTAL: N/A 408 597

Located Within:
City’s Sphere of Influence: Yes – City of Murrieta

Community Service Area (“CSA”): Yes – Murrieta-Temecula #103

Recreation and Parks District: No

Special Flood Hazard Zone: No

Area Drainage Plan: No

Dam Inundation Area: No 

Agricultural Preserve No

Liquefaction Area: Yes – Low

Fault Zone: No 

Fire Zone: No

Mount Palomar Observatory Lighting Zone:  Yes – Zone B

WRCMSHCP Criteria Cell: Yes – 5479 and 5477

CVMSHCP Conservation Boundary: No 

Stephens Kangaroo Rat (“SKR”) Fee Area: Yes 

Airport Influence Area (“AIA”): Yes – French Valley Airport Influence Area, 
Compatibility Zone E
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Figure 1: Project Location Map

Background: 

The Dutch Village Specific Plan (Specific Plan No. 106) was originally adopted by the Riverside County 
Board of Supervisors on June 6, 1973. The original goal of the Dutch Village Specific Plan was to provide 
housing and the support facilities needed to develop a tourist commercial center similar to the community 
of Solvang, in Santa Barbara County. Subsequent to the original approval, the Board of Supervisors had 
adopted numerous amendments to the Specific Plan. Additionally, the Board of Supervisors adopted 
Specific Plan No. 284 (Quinta Do Lago) on August 30, 1994. The Quinta Do Lago Specific Plan had the 
effect of superseding the land use designations on 470.1 acres of the Dutch Village Specific Plan. As a 
result of these amendments to the specific plan and the adoption of the Quinta Do Lago Specific Plan, the 
Dutch Village Specific Plan no longer retains its Dutch theme and is now being planned with mixed uses 
similar to those found in the nearby cities of Temecula and Murrieta.

Pursuant to General Plan Policy LU 1.11, each adopted Specific Plan is identified as either a “Community 
Development”, “Rural Community” or “Rural” Specific Plan.  The Dutch Village Specific Plan is defined as 
a Community Development Specific Plan as having primarily Community Development land use 
designations.  Pursuant to this policy, any proposed land use designation changes within a Community 
Development Specific Plan shall not be interpreted to constitute a Foundation-level change to necessitate 
a Foundation General Plan Amendment.  Therefore, although the Project includes the change from Open 
Space: Conservation (OS:C) to Community Development: Medium High Density Residential (CD:MHDR), 
since it is located within a Community Development Specific Plan it does not require a Foundation General 
Plan Amendment.

PROJECT LOCATION MAP

PROJECT BACKGROUND AND ANALYSIS
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On June 14, 2018, the project was heard by the Airport Land Use Commission (ALUC) which found the 
Project consistent with the 2007 French Valley Airport Land Use Compatibility Plan (as amended in 2011). 

The project was recently proposed as 163 total dwelling units.  In consideration of an in-process 
commercial project adjacent to the southern side of the project, Planning staff requested that the project 
be redesigned to better buffer from the commercial uses on the adjacent site.  This redesign resulted in 
the removal of 9 dwelling units along the south side and the incorporation of open space area for a revised 
total of 154 dwelling units.  The minimum setback of the proposed dwelling units shifted from 20 feet to 
approximately 60 feet with the redesign.

An Initial Study (IS) and a Mitigated Negative Declaration (MND) have been prepared for this Project in 
accordance with the California Environmental Quality Act (CEQA). The IS and MND represent the 
independent judgement of Riverside County. The documents were circulated for public review per the 
California Environmental Quality Act Statute and State CEQA Guidelines Section 15105. Based on the 
findings incorporated in the IS/MND, as well as the required mitigation measures, the Project will not 
have a significant effect on the environment.. No comments were received during the review period. 

Solar Energy:
Riverside County Climate Action Plan, as revised in 2019, includes Measure R2-CE1 which requires 
renewable energy generation by projects of a certain size.  This measure requires the production of 30% 
of the energy demand for single family residential projects greater than 75 dwelling units. This measure 
has been applied to this Project based on feasibility analysis provided and will be further implemented by 
the conditions of approval once a specific tenant is identified and more specific energy demand 
calculations can be calculated based on that specific tenant to determine the amount of renewable energy 
generation that is necessary.  This is anticipated to be accommodated via rooftop mounted solar panels.

In order for the County to approve the proposed Project, the following findings are required to be 
made:

Land Use Findings:

1. The project site currently has a General Plan Land Use Designation of a mix of Community 
Development: Commercial Retail (CD:CR), Community Development: Commercial Office (CD:CO), 
Community Development: Light Industrial (CD:LI), and Open Space: Conservation (OS:C). The 
General Plan Amendment proposes to change the Land Use Designation to Community Development: 
Medium High Density Residential (CD:MHDR) as reflected in the proposed Specific Plan Land Use 
Plan.  The Medium High Density Residential (CD:MHDR) allows between 5 to 8 dwelling unit per acre.  
The proposed Tentative Tract Map is consistent with this land use designations since the Tentative 
Tract Map and Plot Plan propose a density of 5.32 dwelling units per acre. 

2. The existing zoning is a mix of Scenic Highway Commercial (C-P-S), Commercial Office (C-O), 
Industrial Park (I-P), and Open Area Combining Zone-Residential Developments (R-5). The Change 
of Zone proposes to change the zoning to General Residential (R-3).  The proposed Tentative Tract 
Map and Plot Plan are consistent with the proposed zoning for residential uses. Additionally, the 

ENVIRONMENTAL REVIEW

FINDINGS
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proposed Tentative Tract Map and Plot Plan are consistent with the development standards of the 
General Residential (R-3) zone, which is detailed below in the Development Standards Findings.

Entitlement Findings:

General Plan Amendment

For an Entitlement/Policy General Plan Amendment, the following findings are required to be made:

Pursuant to Ordinance No. 348, Section 2.4 C.2., the first two  findings (C.2.a and C.2.b) are required and 
one additional finding (C.2.c through C.2.g) is also required.  The additional finding  selected (C.2.c), is 
that special circumstances or conditions have emerged that were unanticipated in preparing the General 
Plan.

1.  The proposed change does not involve a change in or conflict with: 

a. The Riverside County Vision.

General Plan Amendment No. 170001 does not involve a change in or conflict with the Riverside 
County Vision.  The change from Community Development: Commercial Retail (CD:CR), 
Community Development: Commercial Office (CD:CO), Community Development: Light Industrial 
(CD:LI), and Open Space: Conservation (OS:C) to Community Development: Medium High 
Density Residential (CD:MHDR) will not change or conflict with the County Vision. For example, 
the General Plan’s Vision Statement’s section on Population Growth provides, “New growth 
patterns no longer reflect a pattern of urban sprawl. Rather, they follow a framework or 
transportation and open space corridors, with concentrations of development that fit into that 
framework. In other words, important open space and transportation corridors define growth 
areas.” The Project is consistent with, and does not involve a change in or conflict with, this portion 
of the Riverside County Vision because it will result in an infill project between entitled residential 
tracts. Considering the existing residential land uses surrounding the subject property, the 
proposed Project would not be a spot development creating urban sprawl, it is consistent with this 
portion of the Riverside County Vision.  This is a sample of the General Plan Vision Statement 
topics that the General Plan Amendment is consistent with and not an exhaustive list of Vision 
topics. The General Plan’s Vision statement’s section on Population Growth provides, “New growth 
patterns no longer reflect a pattern of urban sprawl.  Rather they follow a framework of 
transportation and open space corridors, with concentrations of development that fit into the 
framework. In other words, important open space and transportation corridors define growth 
areas.”  Residential homes would create a logical extension of development within an area that is 
transitioning from Rural Residential and vacant property to a suburban residential environment. 
The property is bounded to the east and west by land entitled for Single Family Residences.  In 
accordance with the Riverside County Vision Statement, this project would consolidate future 
growth into an area that could accommodate it and will reduce further residential sprawl by being 
located close  in vicinity to employment centers, and previously approved residential developments 
that are similar in lot configurations. Considering the existing residential land uses surrounding the 
subject property, the proposed project would not be a spot development creating urban sprawl, it 
is consistent with this portion of the Riverside County Vision.   There are no other provisions or 
statements within the Riverside County Vision that the General Plan Amendment is inherently 
inconsistent with.  Therefore, the proposed General Plan Amendments would not conflict with the 
Riverside County Vision.
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b. Any principle set forth in General Plan Appendix B. 

Specifically, this General Plan Amendment is consistent with the following principles:

Principle I.C.1 provides the “The General Plan Vision acknowledges that every community in the 
County is maturing in its own way, at its own pace and within its own context. Policies and 
programs should be tailored to local needs in order to accommodate the particular level of 
anticipated maturation in a given community.” New development along Winchester Road has 
accelerated over the past decade.  The Project would develop a vacant 30.62 acres as residential, 
consistent with existing adjacent residential development. Therefore, the Project is consistent with 
General Planning Principles through the recognition of a maturing community and a response to 
encourage managed growth in appropriate locations. 

Principle I.G.1 provides “The County should encourage compact and transit-adaptive development 
on regional and community scales. The policy goal is to permit and encourage densities and 
intensities, and to reduce the land required for public infrastructure by reducing streets widths 
(subject to emergency access requirements) and other such requirements.” The proposed 
residential Project represents an infill project on 30.62 acres of vacant land which would be a 
compact development with additional, project-provided street and drainage improvements along 
Winchester Road, Elliot Road, and Ron Roberts Way. 

This is a sampling of the Principles that the proposed General Plan Amendment is consistent with 
and not an exhaustive list of all consistent Principles.  There are no Principles that the General 
Plan Amendment inherently conflict with.  Therefore, the proposed General Plan Amendment 
would not conflict with the Riverside County General Planning Principles set forth in General Plan 
Appendix B.

c. Any Foundation Component designation in the General Plan.

General Plan Amendment No. 170001 would not conflict with any Foundation Component 
designation of the General Plan in that the current Foundation Component is Community 
Development, and the proposed foundation component is also Community Development. 
Therefore, the Project does not propose any General Plan Foundation component changes and is 
consistent with the existing foundation component of Community Development. As a result, there 
will be no conflict with any General Plan Foundation Component.  

2. General Plan Amendment No. 170001 would contribute to the achievement of the purposes of the 
General Plan and not be detrimental to them.  The purposes of the General Plan are to set direction 
for land use and development in strategic locations, provide for the development of the economic 
base, establish a framework of the transportation system, and the preservation of extremely 
valuable natural and cultural resources. The proposed amendment will establish the Medium High 
Density Residential (MHDR) land use designation. The Project is an infill project within an existing 
residential area and would stimulate the growth of the area (Appendix B, VII.C.4). Additionally, 
since the 30.62 acres is currently vacant, and since General Plan Amendment No. 170001 will 
modify the property’s land use designation to Medium High Density Residential with the associated 
implementing projects (Specific Plan No. 106 Amendment No. 17, Change of Zone No. 7347, 
Tentative Parcel Map No. 37078, and Plot Plan No. 170003) in order to accommodate residential 
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units, with the creation of housing for additional employees and customers using the subject land, 
which will therefore stimulate the growth of the area including small business.

The land located directly to the north, west, and south have all been developed with, or have 
obtained entitlements for, single family residential tracts similar in nature to the proposed project. 
This results in a new circumstance to the area. Considering the existing residential land uses and 
entitlements surrounding the subject property, the proposed Project would not be a spot 
development creating urban sprawl and it will be consistent with the Riverside County General 
Plan.

3. There are new conditions or special circumstances that were unanticipated in preparing the 
General Plan.  Although the intent of the existing designation of Community Development: 
Commercial Retail (CD: CR) was to potentially develop commercial uses on this site, retail 
development has yet to be pursued on the site since the adoption of the Riverside County General 
Plan in 2003.  The Riverside County General Plan assumes for its buildout purposes that 60% of 
Commercial Retail designated land would not be developed as commercial uses based on 
anticipated market demand and therefore assumes there will be an anticipated need for General 
Plan Amendments for Commercial Retail designated properties.  Within the Southwest Area Plan 
a total of 225 acres is designated Commercial Retail. An accounting of development on 
Commercial Retail designated lands shows that approximately 101 acres has been developed and 
approximately 105 acres has been approved for development or is currently in the process of an 
entitlement for development for commercial uses.  In total this accounts for 206 acres out of the 
225 acres assumed for buildout of the Southwest Area Plan.  The assumed conversion of 60% of 
Commercial Retail land use designations that is already incorporated into the General Plan on its 
own is justification for a General Plan Amendment, but the additional background on the amount 
of developed or in process commercial development in the Southwest Area Plan provides further 
justification on the market conditions in the area.  General Plan Amendment No. 170001 includes 
not only changes from Commercial Retail, but also from Light Industrial, Commercial Office, and 
Open Space: Conservation.  The Light Industrial and Commercial Office designations do not have 
provisions on the assumed conversion similar to the provision on Commercial Retail.  However, 
the same background on the amount of commercial uses that have been developed in this area 
indicate that the overall market has provided for development of commercial uses in this area.  

Additionally, the Project site has been divided up into smaller portions through the construction of 
Jean Nicholas Road that occurred in approximately 2009.  These smaller portions make pursuit of 
a shopping, industrial, and/or office development with its demands for larger areas for parking, 
visibility, etc. less feasible and more feasible to be developed as residential.   Also, as residential 
development has occurred in the immediate vicinity of this Project, it makes development of 
industrial uses in particular more sensitive and less feasible to develop.  The Open Space: 
Conservation designation does not reflect any open space resource or other area required to be 
conserved – as illustrated in detail in the IS/MND discussed prior - but is a remnant of when areas 
to the north of this property were lower density residential designations and the Open Space 
designation was intended to provide a buffer to these lower density areas.  The areas to the north 
have since been designated for Medium Density Residential and developed with single family 
residential uses. Based on this current evaluation of the site’s resources, the Open Space: 
Conservation designation is no longer appropriate to the site.

Furthermore, the current landowner has in the past made various efforts to market the site for non-
residential uses and such efforts have not been successful for various reasons. The change to 
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residential land uses represents not only a viable use for the property compared to its current land 
use designations, but a more compatible land use considering the primarily existing residential 
uses that now surround the Project site.

Therefore, based on the General Plan’s assumptions regarding the conversion of Commercial 
Retail designated areas, the division of the site with the realigned Jean Nicholas Road, and the 
change in land use designations in the area since the land use designations were established on 
the site represent new circumstances that were not anticipated in preparing the General Plan.

Specific Plan Amendment 

1. The Dutch Village Specific Plan (Specific Plan No. 106) was originally adopted by the Riverside 
County Board of Supervisors on June 6, 1973. The original goal of the Dutch Village Specific Plan 
was to provide housing and the support facilities needed to develop a tourist commercial center 
similar to the community of Solvang, in Santa Barbara County. Subsequent to the original approval, 
the Board of Supervisors had adopted numerous amendments to the Specific Plan. Additionally, 
the Board of Supervisors adopted Specific Plan No. 284 (Quinta Do Lago) on August 30, 1994. 
The Quinta Do Lago Specific Plan had the effect of superseding the land use designations on 470.1 
acres of the Dutch Village Specific Plan. As a result of these amendments to Specific Plan No. 106 
and the adoption of the Quinta Do Lago Specific Plan, the Dutch Village Specific Plan no longer 
retains its Dutch theme and is now being planned with mixed uses similar to those found in the 
nearby cities of Temecula and Murrieta.

2. Pursuant to Ordinance No. 348, the proposed Specific Plan includes the following:

a. The distribution, location and extent of the uses of land, including open space, within the area 
covered by the plan. These are shown on the land use plan included in the Specific Plan.

b. The proposed distribution, location and extent and intensity of major components of public and 
private transportation, sewage, water, drainage, solid waste disposal, energy, and other essential 
facilities proposed to be located within the area covered by the plan. These are shown through the 
land use plan, circulation plan, water master plan, wastewater plan, drainage plan, infrastructure 
and public services which addresses solid waste disposal and energy service.

c. Standards and criteria by which development will proceed, and standards for the conservation, 
development, and utilization of natural resources, where applicable.  The Specific Plan includes 
general standards for development to comply with and the zoning relies on standard County zoning 
classifications to implement permitted uses and development standards.  The land use plan and 
other provisions of the Specific Plan further establish criteria and provisions that implementing 
development will be required to comply with for purposes of conservation and utilization of natural 
resources.

d. A program of implementation measures including regulations, programs, public works projects, 
and financing measures necessary to carry out paragraphs (1), (2) and (3) of this subsection [items 
a, b and c].  The Specific Plan and conditions of approval for the Specific Plan includes a number 
of provisions to guide implementing development and infrastructure to serve the development as 
well as financing measures to support development and ongoing operation of development as 
appropriate to include programs for implementing development to ensure it meets the provisions 
as noted in items a, b, and c above.
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e. A specific plan shall include a statement of the relationship of the specific plan to the General Plan.  
The Specific Plan provides this statement on the cover page of the Specific Plan.

3. The proposed Specific Plan Amendment is consistent with the associated General Plan 
Amendment which both propose to change the land use designation to Community Development: 
Medium High Density Residential (CD:MHDR) as well as the associated Change of Zone which 
proposed to change the zoning classification to R-3 that would allow for higher levels of density 
consistent with the Community Development: Medium High Density Residential (CD:MHDR) land 
use designation.

Change of Zone 

1. The proposed change of zone to General Residential (R-3) would allow generally for residential 
uses, in particular single family and multiple family dwellings with development standards that allow 
for higher densities.  This proposed zone is therefore consistent with the proposed General Plan 
Land Use Designation of Community Development: Medium High Density Residential (CD:MHDR) 
which also generally allows for residential uses at a density between 8 to 14 dwelling units per acre. 

2. The Project site is surrounded by properties which are zoned One-Family Dwelling (R-1) and Rural 
Residential (R-R) to the north, Rural Residential (R-R), Specific Plan (SP) to the east; One-Family 
Dwelling l (R-1) and Specific Plan (SP) to the south, and One-Family Dwellings (R-1) to the west. 
Therefore, while the overall density of the Project would be slightly higher than the surrounding 
parcels, the change of zone to General Residential (R-3) would continue the pattern of residential 
development in the area and would remain consistent with the existing and planned surrounding 
residential development. 

Tentative Tract Map

Tentative Tract Map No. 37078 is a Schedule “A” map for three (3) residential lots and three (3) open 
space lots.  The three numbered residential lots would be subdivided into 154 condominium units. The 
findings required to approve the Map, pursuant to the provisions of the Riverside County Ordinance No. 
460, are as follows:

1. The proposed Project’s design and improvements are consistent with the General Plan, Specific 
Plan, applicable area plans and with all applicable requirements of State law and the ordinances 
of Riverside County for the following reasons.  First, General Plan Principle IV.A.1 provides that 
the intent of the General Plan is to foster variety and choice in community development, particularly 
in the choice and opportunity for housing in various styles, of varying densities and of a wide range 
of prices and accommodating a range of life styles in equally diverse community settings, 
emphasizing compact and higher density choices.  General Plan Principle IV.A.4 states that 
communities should range in location and type from urban to suburban to rural. The proposed 
tentative tract map will comply with the General Plan by providing a variety of housing type in 
single-family residential community, promoting community with the open space recreational areas 
and connecting to adjacent communities parks. 

The proposed tentative tract map is a Schedule A map to divide 30.62 gross acres into three (3) 
residential lots with three (3) open space lots to be used for park, and drainage. The tentative tract 
map would result in 154 units that on the 30.62 gross acres equates to a density of 5.02 dwelling 
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units per acre. This is consistent with the proposed land use designation of Medium High Density 
Residential for the General Plan and Specific Plan.  The proposed tentative tract map is consistent 
with all other applicable provisions of the General Plan and Specific Plan.

2. The Project is located within the Highway 79 Policy Area.  Residential developments within this 
policy area are required to be consistent with SWAP 9.2, and reduce their density by 9% from the 
midpoint of the density range of the applicable land use designation to achieve a reduction in traffic 
generated from the area.  As noted previously in the findings for the General Plan Amendment, 
there is an assumed conversion of Commercial Retail land use designations to specifically Medium 
Density Residential land use designation at a rate of 60%.  Based on this and the approximate 
Commercial Retail designation acreage of 9.75 and a 9% reduce density of 3.19 dwelling units per 
acre for Medium Density Residential would result in the direct ability to develop 31 residential units. 
This amount on its own does not support the Project as proposed with 154 units.  

The Project is consistent with SWAP 9.2 since the project will produce less traffic than what is 
currently projected under the current General Plan land use designations.  The 163 units as 
originally proposed are anticipated to generate 123 morning peak trips, 164 evening peak trips, 
and 1,561 overall daily trips.  The General Plan land use designations between Commercial Retail, 
Light Industrial, and Commercial Office would be anticipated to generate a conservative total of 
291,328 square feet of building area (84,942 retail, 116,740 industrial, 89,646 office).  Based on 
this amount of building area and standard ITE trip rates, these buildings under the existing General 
Plan land use designation in total would be anticipated to generate 266 morning peak trips, 500 
evening peak trips, and 4,662 overall daily trips.  Furthermore, the pattern or direction of trips may 
vary for residential development. The proposed Project is anticipated to generate 92 AM peak hour 
trips outbound and 103 PM peak hour trips inbound (31 AM peak inbound, 61 PM peak outbound) 
representing the most congested times and directions in the area. However, the potential 
development under the current General Plan land use designations would be expected to generate 
55 AM peak hour trips outbound and 181 PM peak hour trips inbound (211 AM peak inbound, 319 
PM peak outbound).  This shows that while the pattern or direction for residential trips emphasizes 
that the balance of trips is outbound in the AM and inbound in the PM, there is still a total amount 
of trips inbound in the PM under the current General Plan land use designation that would make 
congestion at those times and in those directions worse than the proposed Project.  Therefore, the 
proposed change to Medium High Density Residential and the development proposed by the 
Tentative Tract Map represents a reduction in the amount of trips generated in the area from what 
is currently assumed by the General Plan.  Additionally, as is shown in the Project’s traffic impact 
analysis, the Project would not result in a deficient facility from those facilities analyzed in the 
analysis. Therefore, based on the above analysis, the Project is consistent with SWAP 9.2.

3. The site of the proposed land division is physically suitable for the type of development and density 
because it is sensitive to the portions of the Project site with steeper terrain and limits the amount 
of grading to develop the site and preserve the remaining areas in a natural state.  Additionally, 
the site does not have any environmental constraints that would result in the inability to develop 
the Project site. The overall density and lot sizes proposed is compatible with the existing and 
planned surrounding land uses. 

4. The design of the proposed land division or proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or wildlife or their 
habitat, because as detailed in the Initial Study and Mitigated Negative Declaration for the Project, 
impacts to the environment overall or to fish or wildlife or their habitat would be less than significant.
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5. The design of the proposed land division or the type of improvements are not likely to cause 
serious public health problems, since as detailed in the Initial Study and Mitigated Negative 
Declaration prepared for the Project, the Project would not have a significant impact on the 
environment, in particular regarding health and safety factors considered, such as Air Quality, 
Hazards and Hazardous Materials, Wildfire, and Noise.

6. As indicated in the included project conditions of approval, the proposed land division includes the 
improvements as required by Riverside County Ordinance No. 460 for a Schedule “A” Map.  

The proposed Project consists of a schedule “A” map pursuant to Ordinance No. 460.  Ordinance 
No. 460 requires all land divisions to conform to the County’s General Plan, with applicable specific 
plans, Ordinance No. 348 and with the requirements of Ordinance No. 460.  The Project 
specifically complies with the Schedule “A” improvement requirements of Ordinance No. 460 
Section 10.5 as listed below.

a. Streets. Streets and sidewalks are proposed as shown on the Tentative Map are short local or 
circulatory interior streets. Proposed private streets will attach to existing roadways. The 
existing roadways providing access to the Project are already designed or conditioned in 
accordance with County of Riverside guidelines and will provide adequate Fire Department 
access and widths.  Line of sight for turning movements will be in compliance with Caltrans 
and County of Riverside Guidelines.  Private driveways are 36 feet wide and streets are 60 
feet wide, complying with the required standard of Ordinance No. 460. 

b. Domestic Water.  Domestic water service will be supplied by the Eastern Municipal Water 
District via underground pipes consistent with the requirements set forth in California 
Administrative Code Title 22, Chapter 16.

c. Fire Protection. The Project will provide fire hydrants with adequate spacing at 330 feet and 
pressure at 1,000 gallons per minute at 20 pounds per square inch and the required water will 
be supplied by the Eastern Municipal Water District.  

d. Sewage Disposal. Sewer service will be supplied by the Eastern Municipal Water District.

e. Fences/Walls.  The Project will install a minimum 6 foot high block wall along the majority of 
the Project perimeter with higher walls required in certain locations to attenuate noise and view 
fences where residential lots are adjacent to open space areas as shown in the Conceptual 
Landscape Plan and as required by conditions of approval.

f. Electrical and Communication Facilities. The Project will be provided electrical, telephone, 
street lighting, cable television service with lines place underground

7. The design of the proposed land division or the type of improvements will not conflict with 
easements, acquired by the public at large, for access through, or use of, property within the 
proposed land division.  The design of the proposed land division or the type of improvements will 
utilize an existing easement for ingress and egress. The 78-foot access easement was recorded 
on October 4, 2005.  No other easements or dedications exist on the site for the public.
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8. The lots or parcels as shown on the Tentative Map are consistent with the minimum size allowed 
by the Project site’s proposed Zoning Classification of General Residential (R-3) because the 
minimum lot size allowed by the R-3 zone is 7,200 square feet and the proposed smallest lot size 
of the Tentative Tract Map is 4.11 acres.  

  
Plot Plan

The following findings are required to approve the Plot Plan, pursuant to the provisions of Riverside County 
Ordinance No. 348:

1. The proposed use conforms to all the requirements of the General Plan and with all applicable 
requirements of State law and the ordinances of Riverside County, as detailed previously in the 
findings for the General Plan Amendment, Change of Zone, and Tentative Tract Map.  Pursuant 
to Ordinance No. 348 Section 8.1, a Plot Plan is required to be approved for a “one-family dwelling” 
within the proposed General Residential (R-3) zone.

2. The overall development of the land shall be designed for the protection of the public health, safety 
and general welfare, since as detailed in the Initial Study and Mitigated Negative Declaration 
prepared for the Project, the Project would not have a significant impact on the environment, in 
particular regarding health and safety factors considered, such as Air Quality, Hazards and 
Hazardous Materials, Wildfire, and Noise.

3. The proposed use conforms to the logical development of the land and is compatible with the 
present and future logical development of the surrounding property, as area to the northeast 
(Dakota Apartments) of the Project site have been developed with, approved for, or designated for 
similar uses as the proposed Project.  Areas to the north, east, south, and west of the proposed 
Project that are developed with or designated for residential uses have been considered in the 
design of the Project. 

4. That plan for the proposed use shall consider the location and need for dedication and improvement 
of necessary streets and sidewalks, including the avoidance of traffic congestion; and shall take 
into account topographical and drainage conditions, including the need for dedication and 
improvements of necessary structures as a part thereof. No additional right-of-way dedication is 
needed along any perimeter roads, including Elliot Road.  Jean Nicholas and Elliot Road are both 
improved with ultimate curb, gutter, and sidewalk with no additional improvements needed for these 
roads.  An additional 16 to 17 feet of pavement will be provided along the western side of 
Winchester Road on the Project’s frontage along with curb, gutter, and sidewalk.  The Project 
prepared a traffic analysis which determined that the traffic generated by the Project would not 
result in unacceptable levels of traffic congestion based on General Plan policies.  The Project has 
analyzed and addressed the existing topography and drainage on the site and will convey all 
drainage to one of two basins proposed by the Project before outletting to downstream.

5. All use permits which permit the construction of more than one structure on a single legally divided 
parcel shall, in addition to all other requirements, be subject to a condition which prohibits the sale 
of any existing or subsequently constructed structures on the parcel until the parcel is divided and 
a final map recorded in accordance with Ordinance No. 460 in such a manner that each building is 
located on a separate legally divided parcel. The Project does propose multiple buildings on one 
proposed parcel as proposed by the related Tentative Tract Map No. 37078. Tentative Tract Map 
No. 37078, in addition to proposing a subdivision into 6 parcels (3 residential and 3 other lots), also 
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includes further subdivision of the 3 residential lots for 154 detached single-family residential 
condominium units to allow the sale of each of the proposed 154 residential buildings proposed by 
the Plot Plan.  Conditions of approval of the Plot Plan states that such a land division shall be 
recorded prior to sale of any individual condominium unit.

6. The proposed use is consistent with Ordinance No. 348, in particular with the permitted uses and 
development standards of the General Residential (R-3) zone as detailed below:

a.  The minimum lot area shall be 7,200 square feet with a minimum average width of 60 feet and a 
minimum average depth of 100 feet, unless different minimums are specifically required in a 
particular area.  As noted previously, the minimum lot size is 0.64 acres or approximately 27,878 
square feet, which far exceeds the minimum 7,200 square feet. All six proposed lots also meet the 
minimum 60 feet width and 100 feet depth.

b. The minimum front and rear yards shall be ten feet for buildings that do not exceed 35 feet in 
height. Any portion of a building which exceeds 35 feet in height shall be set back from the front 
and rear lot lines no less than ten feet plus two feet for each foot by which the height exceeds 35 
feet. The front setback shall be measured from any existing or future street line as shown on any 
specific street plan of the County. The rear setback shall be measured from the existing rear lot 
line or from any recorded alley or easement; if the rear line adjoins a street, the rear setback 
requirement shall be the same as required for a front setback.  Based on the conceptual elevations 
for the Plot Plan, buildings are not anticipated to exceed 35 feet in height.  Rear and front setbacks 
would be measured from any proposed parcel lines from the Tentative Tract Map.  All building 
conceptual plotting as indicated on the Plot Plan meet the minimum ten feet setback for front or 
rear yard conditions to any proposed parcel line.  

c. The minimum side yard shall be five feet for buildings that do not exceed 35 feet in height. Any 
portion of a building which exceeds 35 feet in height shall be set back from each side lot line five 
feet plus two feet for each foot by which the height exceeds 35 feet; if the side yard adjoins a 
street, the side setback requirement shall be the same as required for a front setback. No structural 
encroachments shall be permitted in the front, side, or rear yard except as provided in Section 
18.19 of Ordinance No. 348.  As noted previously, based on the conceptual elevations for the Plot 
Plan, buildings are not anticipated to exceed 35 feet in height.  Side setbacks would be measured 
from any proposed parcel lines from the Tentative Tract Map.  All building conceptual plotting as 
indicated on the Plot Plan meet the minimum five feet setback for side yard conditions to any 
proposed parcel line.

d. No lot shall have more than 50 percent of its net area covered with buildings or structures.  Based 
on the conceptual plotting of the buildings, the expected lot coverage overall would be 
approximately 16 percent, which would not exceed the standard of 50 percent.

e. The maximum ratio of floor area to lot area shall not be greater than two to one, not including 
basement floor area.  Based on the conceptual floorplans of the buildings, the expected floor area 
ratio would be expected to be approximately 0.33 to 1, which would not exceed the standard of 2 
to 1.

f. All buildings and structures shall not exceed 50 feet in height, unless a height up to 75 feet is 
specifically permitted under the provisions of Section 18.34 of Ordinance No. 348.  Based on the 
conceptual building design, no building is anticipated to exceed 50 feet in height.
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g. Automobile storage space shall be provided as required by Section 18.12 of Ordinance No. 348.  
The Project is subject to the Planned Residential parking rate, specifically the 2.5 spaces per unit 
for units with 2 or more bedrooms.  The 154 total units would require a minimum of 385 parking 
spaces.  The Project overall provides for 569 parking spaces meeting the requirement.  The 
parking spaces are divided into garage spaces (2 per unit), on private street parallel and head in 
parking, and driveway spaces that are provided for the units in the northeast portion of the site (lot 
4).  Even removing the 128 driveway spaces from consideration, since these are assumed to be 
allocated to each specific unit and not for use by any resident or guest, this would still provide for 
a total of 441 parking spaces that meets the requirement of 385 parking spaces.  

7. The proposed use, single-family residential units and condominiums are consistent with the 
proposed development standards set forth in the proposed General Residential (R-3) zone.

Other Findings:

1. This Project site is located within Criteria Cells 5477 and 5479 of the Western Riverside County 
Multiple Species Habitat Conservation Plan. This Project fulfills the plan requirements located 
within a Criteria Area of the Multi-Species Habitat Conservation Plan. Riverside County determined 
that no conservation was described for the Project site. 

2. This Project is within the City of Murrieta Sphere of Influence. The Project was transmitted to the 
City of Murrieta and no comments have been received. 

3. The Project is in compliance with Assembly Bill 52 (AB52). Notices regarding this Project were 
mailed to nine requesting tribes on May 10, 2018. Consultations were requested by the Pechanga, 
and the Soboba Band of Luiseno Indians. Consultation was conducted with Pechanga on May 18, 
2018, June 11, 2018 and August 10, 2018. Pechanga concluded on August 10, 2018. Consultation 
was conducted with Soboba on June 11, 2018, July 10, 2018, and August 10, 2018. Soboba 
concluded on August 10, 2018. 

4. The Project site is located within the Fee Assessment Area for the Stephen’s Kangaroo Rat Habitat 
Conservation Plan (SKRHCP).  Per County Ordinance No. 663 and the SKRHCP, all applicants for 
development permits within the boundaries of the Fee Assessment Area who cannot satisfy 
mitigation requirements through on-site mitigation, as determined through the environmental review 
process, shall pay a Mitigation Fee of $500.00 per gross acre of the parcels proposed for 
development.  Payment of the SKRHCP Mitigation Fee for this Project, instead of on-site mitigation, 
will not jeopardize the implementation of the SKRHCP as all core reserves required for permanent 
Stephen’s Kangaroo Rat habitat have been acquired and no new land or habitat is required to be 
conserved under the SKRHCP.

5. The Project is located within the French Valley Airport Influence Area.  On June 14, 2018, ALUC 
found the project consistent with the 2007 French Valley Airport Land Use Compatibility Plan (as 
amended in 2011).

6. The project site is located within Zone B of the Mount Palomar Observatory Lighting Zone 
boundary, as identified by Ordinance No. 655 (Mt. Palomar). The project is required to comply with 
all lighting standards specified within Ordinance No. 655, pursuant to Zone B.
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Fire Findings:

1. The Project site is not located within Fire Hazard Zone or within a Cal Fire State Responsibility Area 
(SRA).  However, compliance with State and County Ordinances and standard conditions of 
approval in regards to emergency access, fire flow, fire hydrants and building materials will aid in 
the protection of people and property from the potential hazards of fire.

Conclusion:

1. For the reasons discussed above, as well as the information provided in the Initial Study/Mitigated 
Negative Declaration, the proposed Project conforms to all the requirements of the General Plan, 
Specific Plan, and with all applicable requirements of State law and the ordinances of Riverside 
County. Moreover, the proposed Project would not be detrimental to the health, safety or general 
welfare of the community.

Public hearing notices were mailed to property owners within 600 feet of the proposed project site. As of 
the writing of this report Planning Staff has not received written communication/phone calls from residents 
who indicated support or opposition to the proposed Project.

PUBLIC HEARING NOTIFICATION AND OUTREACH
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Planning Commission County of Riverside

RESOLUTION 2021-005

RECOMMENDING ADOPTION OF

  GENERAL PLAN AMENDMENT NO. 170001 

WHEREAS, pursuant to the provisions of Government Code Section(s) 65350/65450 et seq., a public 

hearing was held before the Riverside County Planning Commission in Riverside, California on April 21, 2021, to 

consider the above-referenced matter; and,

WHEREAS, all the provisions of the California Environmental Quality Act and the Riverside County 

Additional Procedures to Implement the California Environmental Quality Act have been satisfied and the 

environmental document prepared or relied on is sufficiently detailed so that all the potentially significant effects of 

the project on the environment and measures necessary to avoid such effects have been evaluated in accordance with 

the above-referenced Act and Procedures; and,

WHEREAS, the matter was discussed fully with testimony and documentation presented by the public and 

affected government agencies; now, therefore,

BE IT RESOLVED, FOUND, DETERMINED, AND ORDERED by the Planning Commission of the 

County of Riverside, in regular session assembled on April 21, 2021, that it has reviewed and considered the 

environmental document prepared or relied on and, based on the findings and conclusions in the staff report and 

incorporated herein by reference, recommends the following:

1. Adoption of the Mitigated Negative Declaration for Environmental Assessment No. 

CEQ170005; and

2. Adoption of General Plan Amendment No. 170001.
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This amendment modifies Specific Plan No. 106, which has been incorporated into the County's Comprehensive 
General Plan. Specific Plan No. 106 had previously been adopted by the Riverside County Board of Supervisors 
through Resolution No. 73-190 (dated June 6, 1973) and amended through the following resolutions: 

 
Resolution No. 82-191 (dated June 1, 1982); Resolution No. 86-416 (dated October 14, 1986); Resolution No. 92-
459 (dated October 20, 1992); Resolution No. 95-114 (dated May 9, 1995); Resolution No. 95-161 (dated 
September 19, 1995); Resolution No. 99-446 (dated December 21, 1999); Resolution No. 99-447 (dated December 
21, 1999); Resolution No. 2001-326 dated (December 18, 2001); Resolution 2002-143 (dated May 7, 2002); 
Resolution No. 2004-057 (dated March 23, 2004); Resolution No. 2004-058 (dated March 23, 2004); Resolution 
2005-046 (dated February 15, 2005); and Resolution 2004-172 (dated June 15, 2004); and Resolution No. 2017-224 
(dated October 11, 2017). 
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SPECIFIC PLAN NO. 106 (DUTCH VILLAGE) 
Amendment No. 17 – Screencheck Document Section I - Introduction 

 

 

 

I. INTRODUCTION 
 

Specific Plan No. 106 (Dutch Village) is located in the French Valley area of southwest Riverside 
County (Figure 1: Regional Map).  It is located on both sides of Winchester Road (State Route 
79) north of the City of Temecula (Figure 2: Vicinity Map). 

 
Specific Plan No. 106 (Dutch Village) was originally adopted by the Riverside County Board of 
Supervisors on June 6, 1973.  The original goal of the Dutch Village Specific Plan was to provide 
housing and the support facilities needed to develop a tourist commercial center similar to the 
community of Solvang, in Santa Barbara County.  Subsequent to that original approval, the 
Board of Supervisors has adopted numerous amendments to the Specific Plan.   Additionally, 
the Board of Supervisors adopted Specific Plan No. 284 (Quinta Do Lago) on August 30, 1994. 
The Quinta Do Lago Specific Plan had the effect of superseding the land use designations on 
470.1 acres of the Dutch Village Specific Plan.  As a result of these amendments to the specific 
plan and the adoption of the Quinta Do Lago Specific Plan, the Dutch Village Specific Plan no 
longer retains its Dutch theme and is now being planned with mixed uses similar to those found 
in the nearby cities of Temecula and Murrieta. 

 
These amendments are summarized below in Table 1: Summary of Specific Plan Amendments 
and described in more detail in Section II, History of the Dutch Village Specific Plan.  A current 
land use plan that reflects all changes to the Dutch Village Specific Plan, as described in this 
document, is found as Figure 7: Land Use Plan (Through Amendment No. 16 17). 

 
Table 1: Summary of Specific Plan Amendments 

 
AMENDMENT NO. DATE 

ADOPTED 
RESOLUTION 

NUMBER SUMMARY OF REVISIONS 

1 Withdrawn N/A  
2 5/18/1982 82-191 Reduced Specific Plan's acreage to 1,248 acres and a 

total of 1,248 dwelling units. Under this Amendment, 
the 60 collective acres of property were designated 
Very Low-Density Residential (0 - 0.4-du/acre). 

3 10/14/1986 86-416 Land use designations were revised. Residential land 
use designations consisted of: High Density Residential 
(5-6 du/acre); Medium Density Residential (3-5 
du/acre); Low Density Residential (0-1 and 0-2 
du/acre); and Very Low Density Residential (0-0.2 and 
0-0.4 du/acre). A 25-acre school/park site was 
eliminated and a 10-acre Manufacturing-Service 
Commercial (M-SC) Zone was created as an off-site 
storage depot for the Dutch village. The acreage of 
Very Low and Low Density Residential land uses was 
reduced to 675 acres. 
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AMENDMENT NO. DATE 
ADOPTED 

RESOLUTION 
NUMBER SUMMARY OF REVISIONS 

Substantial 
Conformance No. 1 

10/13/1987 N/A Relocated 15 acres of open space from Planning Unit 
No. 4 to Planning Unit No. 17. Added Condition of 
Approval for Planning Unit No. 17 requiring 15 acres of 
open space to be distributed throughout the industrial 
area in the form of mini-parks, trails, and landscape 
buffer zones. Subsequent development proposals 
(Amendment No. 9 and related applications) have 
nullified the effect of this approval. 

4 10/20/1992 92-459 Changed the designation on 28.8 acres from Low 
Density Residential to Scenic Highway Commercial, 
Office Commercial, Industrial Park and Open Space. 

Specific Plan No. 248 
(Quinta Do Lago) 

8/30/1994  Reduced Specific Plan's acreage by 470.1 acres to 777.9 
acres across five discontiguous areas 

5 5/9/1995 95-114 Changed the land use designation on 30 acres from 
Low Density Residential to Industrial 

6 9/19/1995 95-161 Changed the designation on a 30-acre site from Open 
Space and Residential 1 acre and 2.5 acre minimum to 
Commercial. The Open Space designation associated 
with a drainage area was retained. 

7 12/21/1999 99-446 Changed the land use designation on 80 acres from 
Very Low Density Residential 5 acre, 2.5 acre and 1 acre 
minimum lot sizes and Open Space to Medium Density 
Residential (3.0 - 5.0 DU/AC). 

8 12/21/1999 99-447 Changed the land use designation on 60 acres from 
Very Low Density Residential 2.5 acre minimum, Low 
Density Residential 1 acre minimum, Medium Density 
Residential - 4 du/ac, and Open Space to Medium 
Density Residential (3.0 - 5.0 DU/AC). 

9 5/7/2002 2002-143 Changed the land use designation on 120 acres from 
Industrial, Industrial Park and Open Space to Medium 
Density Residential (3.0 - 5.0 DU/AC). This amendment 
includes the acreage previously affected by 
Amendment No. 5. 

10 12/18/01 2001-326 Changed the land use designation on 64 acres from 
Very Low Density Residential (2.5 acre minimum lot 
size), Low Density Residential (1 acre and 0.5 acre 
minimum lot sizes), and Open Space to Medium 
Density Residential (3.0 - 5.0 DU/AC). 

11 2/8/2005 2005-046 Amendment No. 11 proposed to change the land use 
designation on 20 acres from Very Low Density 
Residential (2.5 acre minimum lot size), Low Density 
Residential (1 acre minimum lot size), Open Space, and 
Low Density Residential (0.5 acre minimum lot size) to 
Commercial, Manufacturing - Service Commercial and 
Open Space. The land use designations adopted by the 
Board of Supervisors were “Light Industrial”, 
“Commercial Retail” and “Open Space – Conservation”. 
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AMENDMENT NO. DATE 
ADOPTED 

RESOLUTION 
NUMBER SUMMARY OF REVISIONS 

12 3/23/04 2004-057 Changed the land use designation on 20 acres from 
Very Low Density Residential (5 acre minimum lot size) 
to Medium Density Residential (3.0 - 5.0 DU/AC.) 

13 3/30/04 2004-058 Changed the land use designation on 20 acres from 
Very Low Density Residential (5 acre minimum lot size) 
to Medium Density Residential (3.0 - 5.0 DU/AC.) 

14 6/15/04 2004-172 Changed the land use designation on 29.3 acres from 
Industrial Park to Medium Density Residential (3.0 – 5.0 
DU/AC.) 

15 Withdrawn N/A  

16 Pending 
Approved 

N/A   
2017-224 

Proposes to change the land use designation on 7.1 
acres of Very Low Density Residential (5 acre minimum 
lot size) and 12.9 acres of Rural Residential (5 acre 
minimum lot size) to Low Density Residential (1.0 – 2.0 
DU/AC.) 

17 Pending N/A Amendment No. 17 proposes the entire 30.62-acre 
site within APN 480-160-023 (PA18a) be modified 
from the existing Light Industrial (LI), Commercial 
Retail (CR), Commercial Office (CO), and Open-Space 
Conservation (OS-C)  land use designations, to a 
Medium High Density Residential (MHDR, 5-8 
dwelling units per acre) designation and provides 
guidelines which still reflect the original intent of SP 
106. 
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Figure 1: Regional Map 



6 

SPECIFIC PLAN NO. 106 (DUTCH VILLAGE)
Amendment No. 17 – Screencheck Document Section I - Introduction 

Figure 2: Vicinity Map 
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II. HISTORY OF THE DUTCH VILLAGE SPECIFIC PLAN 
Specific Plan No. 106 (Dutch Village), adopted by the Riverside County Board of Supervisors 
(Board) in June 1973, began as a 1,543-acre recreational commercial development with a Dutch 
village setting as its theme, and supporting land uses of residential, industrial, and open space. 
Proposed residential land uses would permit up to 2,253 dwelling units, ranging from 0.1 to 8 
dwelling units per acre. However, the adopted Specific Plan Map extended beyond the 
boundaries of the original 1,543-acre project to encompass an additional 1,337 acres (2,880 
acres total), which was referred to as the "study area" (Figure 3: SP 106 - Original Boundaries). 
The purpose of the study area was to establish a reasonable relationship of the ultimate land 
uses. The adopted specific plan provided for a maximum of 2,919 dwelling units. 

 
The diversification of ownership of the Specific Plan's acreage together with changes in the 
economic market has resulted in multiple Specific Plan amendments and subsequent 
reductions of the acreage to be included. The boundaries of these amendments are shown on 
Figure 6: SP 106 - Specific Plan Amendments (Through Amendment No. 16 17). 

 
On March 31, 1982, the Riverside County Planning Commission (Commission) received public 
testimony, which resulted in a reduction of the Specific Plan boundaries. Testimony presented 
before the Commission concerned whether the property owners within the 2,880-acre study 
area wanted to be included in or excluded from Specific Plan No. 106. The Board on June 1, 
1982, adopted Amendment No. 2 to the specific plan, which further reduced Specific Plan 106 
to 1,248 acres and a total of 1,248 dwelling units (Figure 4: SP 106 - Amendment No. 2). 

 
A significant revision to Specific Plan No. 106 occurred on October 14, 1986, when the Board 
adopted Amendment No. 3. The Specific Plan area remained unchanged at 1,248 acres; 
however, land use designations were revised to provide for more compatible zoning with the 
County adopted guidelines set for the interim influence areas of the French Valley Airport. 
Residential land use designations consisted of High Density Residential (5-6 du/acre); Medium 
Density Residential (3-5 du/acre); Low Density Residential (0-1 and 0-2 du/acre); and Very Low 
Density Residential (0-0.2 and 0-0.4 du/acre). A 25-acre school/park site was eliminated and a 
10-acre Manufacturing-Service Commercial (M-SC) Zone was created as an off-site storage 
depot for the Dutch village. The acreage of Very Low and Low Density Residential land uses was 
reduced to 675 acres.  However, the allowed overall specific plan density of 1,248 dwelling units 
on a total of 1,248 acres remained unchanged from Amendment No. 2 (Figure 5: SP 106 - 
Amendment No. 3). 

 
On October 13, 1987, Substantial Conformance No. 1 to the specific plan was approved. This 
substantial conformance application was filed to relocate the fifteen acres of open space in 
Planning Unit No. 4 to Planning Unit No. 17. This had the effect of eliminating the natural 
watercourse and distributing the open space throughout the industrial development as mini- 
parks, trails, and landscaped buffers. However, subsequent development proposals 
(Amendment No. 9 and related applications) have retained the natural open space thus 
nullifying the effect of the Substantial Conformance No. 1 approval. 
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The Board adopted Specific Plan 106, Amendment No. 4 on October 20, 1992. This amendment 
changed the land use designation on 28.8 acres located in the extreme northerly portion of the 
specific plan area, adjacent to Baxter Road and Winchester Road (State Route 79), from Low 
Density Residential to Scenic Highway Commercial, Office Commercial, Industrial Park and Open 
Space. 

 
Specific Plan No. 284 (Quinta Do Lago) 

 

The Quinta Do Lago Specific Plan is located entirely within the boundaries of Specific Plan No. 
106 (Dutch Village). Because this project represented a new mixed-use development plan, the 
Riverside County Planning Department requested the owners of the 470.1 acres within this 
project to process it as a new specific plan, rather than as an amendment to Specific Plan No. 
106 (Dutch Village). The Board adopted Specific Plan No. 284 (Quinta Do Lago) on August 30, 
1994. With the adoption of Specific Plan No. 284, the balance of Specific Plan No. 106 was 
fragmented into five discontiguous areas and reduced to its present 777.9 acres. 

 
Winchester Road (State Route 79) is the northwesterly boundary of the Quinta Do Lago Specific 
Plan, and the French Valley Airport is southwest of the specific plan (Figure 6: SP 106 - Specific 
Plan Amendments (Through Amendment No. 16 17)). The adoption of Specific Plan No. 284 
resulted in a master planned urban community with a maximum of 1,318 dwelling units, an 
average overall density of 2.8 dwelling units per acre. The densities of this specific plan range 
from 3.8 to 16 dwelling units per acre. 

 
Specific Plan No. 284 also provides for an expanded mix of commercial, industrial and office 
uses. Land located adjacent to the French Valley Airport, formerly designated as Very Low and 
Low Density Residential in Specific Plan No. 106, was revised in Specific Plan No. 284 to 
Industrial Park (38.8 acres) and Office/Industrial Park (12.2 acres). A 57-acre planned 
Commercial/Business and Industrial Park was planned from former planning areas of Specific 
Plan No. 106 previously designated for Commercial and Residential. 

 
Amendment No. 5 to Specific Plan No. 106 (Dutch Village) concerned 30 acres of land located 
immediately west of the 28.8 acres included in Amendment No. 4. This amendment proposed 
changing the land use designation of the subject 30 acres from Low Density Residential to 
Industrial Park. The Board modified the amendment, during the public hearing process, to 
include a fifty foot wide open space strip along the northern boundary of the subject property. 
The modified amendment was adopted by the Board on May 9, 1995. 

 
The Board adopted Specific Plan No. 106 (Dutch Village) Amendment No. 6 on September 19, 
1995. Amendment No. 6 was concerned with the partially developed 30-acre site containing 
improvements of the "Hans Brinker Village" located along State Route 79, north of Benton Road 
and west of Leon Road. The proposal was to permit the relocation of the existing Dutch-theme 
improvements to a new 30-acre site located south of Benton Road, north of Auld Road, west of 
Van Gaale Lane, and east of Leon Road. The existing land use designations on the subject 30- 
acre site was Residential ½ acre minimum on the north, Open Space through the center and 
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Residential 1 acre and 2.5 acre minimum on the south. The adoption of Amendment No. 6 
resulted in the revision of the residential land use designations to Commercial. The Board 
retained the Open Space designation associated with a drainage area; however, the 
amendment permitted this area to be utilized to promote a park-like atmosphere around the 
Dutch Village theme park as well as accommodating flood control measures. 

 
On December 21, 1999, the Board adopted Amendment No. 7 to the Dutch Village Specific Plan. 
This amendment changed the land use designation on 80 acres north of Auld Road, west of 
Pourroy Road and south of Benton Road from Very Low Density Residential - 5 AC. Min. Parcel, 
Very Low Density Residential - 2½ Ac. Min, Low Density Residential - 1 Ac. Min. Parcel, and 
Open Space to Medium Density Residential (3.0 - 5.0 DU/AC). This amendment was approved 
concurrently with Tentative Tract No. 28914, which divided the 80 acres into 240 residential 
lots, 3 detention basins and 1 open space lot. 

 
The Board changed an additional 60 acres to Medium Density Residential (3.0 - 5.0 DU/AC) with 
the adoption of Amendment No. 8 on December 21, 1999. This amendment changed the land 
use designations on the subject 60 acres from Very Low Density Residential - 2½ Ac. Min, Low 
Density Residential - 1 Ac. Min. Parcel, Medium Density Residential - 4 du/ac and Open Space to 
the medium density designation. Tentative Tract No. 29174, which divided the 60 acres into 227 
residential lots and two detention basins, was adopted concurrently. 

 
Amendment No. 9 to the Dutch Village Specific Plan changed the land use designation on 120 
acres from Industrial, Industrial Park and Open Space to Medium Density Residential (3.0 - 5.0 
DU/AC). This amendment is accompanied by Tentative Tract No. 29202 and Tentative Tract No. 
29675, which proposes a total of 380 single-family residential lots. Amendment No. 9 includes 
the 30 acres that comprised Amendment No. 5 to the specific plan. This amendment was 
adopted by the Board of Supervisors on May 7, 2002. 

 
Adopted by the Board of Supervisors on December 18, 2001, Amendment No. 10 to Specific 
Plan No.106 (Dutch Village) changed the land use designation on 65.71 acres, located south of 
Benton Road, north of Auld Road, and east and west of Van Gaale Lane, from “Very Low Density 
Residential (2.5 acre minimum lot size)”, “Low Density Residential (1 acre minimum lot size)”, 
“Low Density Residential (½ acre minimum lot size)” and “Open Space” to “Residential - 3 to 5 
dwelling units per acre”. Tentative Tract No. 30097, which divided 20.04 acres into 67 single 
family residential lots, 1 detention basin and related streets, and Tentative Tract No. 30098, 
which divided 45.67 acres into 134 single-family residential lots, 2 detention basin lots, 1 open 
space lot and related streets, were adopted concurrently. 

 
Amendment No. 11 to Specific Plan No. 106 (Dutch Village) changed the land use designation 
on approximately 20 acres from “Very Low Density Residential (2.5 acre minimum lot size)”, 
"Low Density Residential (1 acre minimum lot size)", "Open Space", and "Low Density 
Residential (0.5 acre minimum lot size)" to “Commercial”, "Manufacturing - Service 
Commercial" and "Open Space". This amendment accompanied Tentative Parcel Map No. 
30790, which divided the site into 14 commercial lots, 5 manufacturing-service commercial lots, 
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1 detention basin, 1 open space lot and related streets; and Change of Zone No. 6745 which 
changed the site's zoning designation from R-A-1 (Residential Agricultural - 1 acre minimum lot 
size) and R-1-2 1/2 (Residential Agriculture - 2 1/2 acre minimum lot size) to C-P-S (Scenic 
Highway Commercial) and M-SC (Manufacturing - Service Commercial). The Board of 
Supervisors adopted Amendment No. 11 on February 15, 2005, but in order to be consistent 
with the land use designation utilized by the County General Plan, adopted “Light Industrial”, 
“Commercial Retail” and “Open Space – Conservation” designations. 

 
Amendment No. 12 to Specific Plan No. 106 (Dutch Village) changed the land use designation 
on approximately 20 acres from “Very Low Density Residential (5 acre minimum lot size)" to 
“Medium Density Residential (3 - 5 DU/AC)". This amendment was accompanied by Tentative 
Tract No. 30791, which divided the site into 59 single-family residential lots, 1 park site, 1 open 
space lot and related streets, and Change of Zone No. 6751, which changed the zoning of the 
site underlying Tentative Tract No. 30791 from R-A-5 (Residential Agricultural – 5 acre minimum 
lot size) to R-1 (One-Family Dwelling). This amendment was adopted by the Board of 
Supervisors on March 23, 2004. 

 
Amendment No. 13 to Specific Plan No. 106 (Dutch Village) changed the land use designation 
on approximately 20 acres from “Very Low Density Residential (5 acre minimum lot size)" to 
“Medium Density Residential (3 - 5 DU/AC)". This amendment was accompanied by Tentative 
Tract No. 31119, which divided the site into 31 single-family residential lots, 1 lot for a 
detention basin and related streets, and Change of Zone No. 6804, which changed the zoning 
on the site underlying Tentative Tract No. 31119 from R-A-5 (Residential Agricultural – 5 acre 
minimum lot size) to R-1 (One-Family Dwelling). This amendment was adopted by the Board of 
Supervisors on March 23, 2004. 

 
Amendment No. 14 to Specific Plan No. 106 (Dutch Village) changed the land use designation 
on approximately 29.3 acres from “Industrial Park” to “Medium Density Residential (2 – 5 
DU/AC). This amendment was accompanied by Tentative Tract No. 31330, which divided the 
site into 86 single-family residential lots, a neighborhood park, a 3-acre industrial park lot and 2 
transportation corridor lots, and Change of Zone No. 6814, which changed the zoning on a 
portion of the site underlying Tentative Tract No. from R-5 (C2 5000) and Industrial Park (C2 
5000) to R-1 (One-Family Dwelling, 7,200 square foot minimum lot size). 

 
Amendment No. 15 to Specific Plan No. 106 (Dutch Village) has since been withdrawn. 
 
Amendment No. 16 to Specific Plan 106 changed 13.8 acres of APN 963-010-006 from VLDR 
(Very-Low Density Residential, 1 acre minimum lot size) to MDR (Medium Density Residential, 
2.0 – 5.0 d.u./acre) and 11.09 acres of APN 963-010-010 from MDR (Medium Density 
Residential, 2.0 – 5.0 d.u./acre) to R-R (Rural Residential, 5-acre minimum lot size). 
Amendment No. 16 to Specific Plan 106 was accompanied by Tentative Tract Map No. 32323, 
which resulted in the subdivision and grading of approximately 20 acres into 38 single-family 
residential lots.  Change of Zone No. 7214 changed the zoning of the site underlying Tentative 
Tract Map No. 32323 from R-A-1 (Residential Agricultural, 1 acre minimum lot size) to R-1 (One-
family dwellings, 7,200 square foot minimum lot size). 
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The existing Land Use Designation Acreage through Amendment No. 15 16 based on current 
County GIS data is compiled in Table 2 below. 

 
Table 2: Existing Land Use Designation Acreage 
 

 
LAND USE DESIGNATION AREA 

[acres] 
PERCENT 
OF TOTAL 

Estate Residential (EDR) 
(2 acre minimum lot 
size) 

5.25 0.7% 

Very Low Density Residential 
(VLDR) (1 acre minimum lot size) 

23.80 3.3% 

Low Density Residential 
(MDR) (1 - 2 Dwelling Units 
per Acre) 

20.03 2.7% 

Medium Density Residential 
(MDR) (2 - 5 Dwelling Units per 
Acre) 

409.19 56.0% 

Medium High Density Residential 
(MHDR) (5 - 8 Dwelling Units per Acre) 

54.67 7.5% 

Rural Residential (RR) 
(5 acre minimum lot size) 

12.83 1.7% 

Commercial Retail 
(CR) (0.20 – 0.35 FAR) 

89.17 12.2% 

Commercial Office 
(CO) (0.35 – 1.0 FAR) 

5.90 0.8% 

Light Industrial 
(LI) (0.25 – 0.60 
FAR) 

76.44 10.5% 

Public Facilities 
 

2.61 0.4% 

Open Space - Conservation (OS-C) 30.74 4.2% 

Total 730.63 100.0% 
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LAND USE DESIGNATION AREA 
[acres] 

PERCENT 
OF TOTAL 

Estate Residential (EDR) 
(2 acre minimum lot size) 

5.25 0.7% 

Very Low Density Residential (VLDR) 
(1 acre minimum lot size) 

30.93 4.2% 

Medium Density Residential (MDR) 
(2 - 5 Dwelling Units per Acre) 

409.19 56.0% 

Medium High Density Residential (MHDR) 
(5 - 8 Dwelling Units per Acre) 

54.67 7.5% 

Rural Residential (RR) 
(5 acre minimum lot size) 

25.73 3.5% 

Commercial Retail (CR) 
(0.20 – 0.35 FAR) 

89.17 12.2% 

Commercial Office (CO) 
(0.35 – 1.0 FAR) 

5.90 0.8% 

Light Industrial (LI) 
(0.25 – 0.60 FAR) 

76.44 10.5% 

Public Facilities (PF) 
 

2.61 0.4% 

Open Space - Conservation (OS-C) 30.74 4.2% 

Total 730.63 100.0% 
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The current project is the 16th 17th Amendment to Specific Plan No. 106 (Dutch Village).  
Amendment No. 17 proposes the entire 30.62-acre site within APN 480-160-023 (PA18a) be 
modified from the existing Light Industrial (LI), Commercial Retail (CR), Commercial Office 
(CO), and Open-Space Conservation (OS-C) land use designations, to a Medium High Density 
Residential (MHDR, 5-8 units per acre) designation and provides guidelines which still reflect 
the original intent of SP 106.  Table 3 identifies a breakdown of the proposed Land Use 
Designation Acreage post SP 106 Amendment No. 16 17. Additional information is provided and 
described in detail in Section III below.  

 
Table 3: Proposed Land Use Designation Acreage 

 
 

LAND USE DESIGNATION AREA 
[acres] 

PERCENT 
OF TOTAL 

Estate Residential (EDR) 
(2 acre minimum lot size) 

5.25 0.7% 

Very Low Density Residential (VLDR) 
(1 acre minimum lot size) 

23.80 3.3% 

Low Density Residential (MDR) 
(1 - 2 Dwelling Units per Acre) 

20.03 2.7% 

Medium Density Residential (MDR) 
(2 - 5 Dwelling Units per Acre) 

409.19 
 

56.0% 
 

Medium High Density Residential (MHDR) 
(5 - 8 Dwelling Units per Acre) 

54.67 
85.29 

7.5% 
11.7% 

Rural Residential (RR) 
(5 acre minimum lot size) 

12.83 1.7% 

Commercial Retail (CR) 
(0.20 – 0.35 FAR) 

89.17 
79.35 

12.2% 
10.9% 

Commercial Office (CO) 
(0.35 – 1.0 FAR) 

5.90 
0.00 

0.8% 
0.0% 

Light Industrial (LI) 
(0.25 – 0.60 FAR) 

76.44 
65.91 

10.5% 
9.0% 

Public Facilities (PF) 
 

2.61 0.4% 

Open Space - Conservation (OS-C) 30.74 
26.33 

4.2% 
3.6% 

Total 
 

730.63 
 

100.0% 
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Figure 3: SP 106 - Original Boundaries 
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Figure 4: SP 106 - Amendment No. 2 
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Figure 5: SP 106 - Amendment No. 3 
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Figure 6: SP 106 - Specific Plan Amendments (Through Amendment No. 16 17) 

 
  



SPECIFIC PLAN NO. 106 (DUTCH VILLAGE) 
Amendment No. 17 – Screencheck Document 

21 

Section II - History of the Dutch Village Specific Plan 
 

   

Figure 7 8: Land Use Plan (Through Amendment No. 16 17) 
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III. AMENDMENT NO. 16 17 
 
A. DESCRIPTION OF AMENDMENT 
 
The project site is located on the south side of Benton Road, north of Auld Road, east of Leon 
Road, and west of Pourroy Road (Figure 6: SP 106 - Specific Plan Amendments [Through 
Amendment No. 16 17]).   Amendment No. 16 to Specific Plan No. 106 (Dutch Village) changes 
the site’s land use designation from “Very Low Density Residential (5 acre minimum lot size)” 
and “Rural Residential (5 acre minimum lot size)” to “Low Density Residential (1 to 2 Dwelling 
Units per Acre)”. Approximately 7.13 acres of VLDR and 12.90 acres of RR will be amended to 
reflect a proposed development plan for 20.03 acres of LDR designation. Amendment No. 17 
proposes the entire 30.62-acre site within APN 480-160-023 (PA18a) be modified from the 
existing Light Industrial (LI), Commercial Retail (CR), Commercial Office (CO), and Open-Space 
Conservation (OS-C) land use designations, to a Medium High Density Residential (MHDR, 5-8 
units per acre) designation and provides guidelines which still reflect the original intent of SP 
106.  The proposed development plan for this amendment is described below: 

 
Conceptual Development Plans 

 
Tentative Tract Map No. 37078, a three (3) parcel residential map (for condominium 
purposes), has been submitted concurrently with Specific Plan 106, Amendment No. 17.  Plot 
Plan 170003 accompanies Tentative Tract Map No. 37078 and proposes a development plan 
for a total of 163 single-family detached condominium units, 326 garage parking spaces, a 
minimum of 138 guest / street parking spaces and 0.89 acres of recreation areas on the entire 
30.62-acre project site. 
 
The proposed Conceptual Development Plan as depicted in Figure 9 proposes to subdivide 
approximately 20.03 acres into 34 single-family residential lots, a lot for a detention/WQMP 
basin, and related streets and open space. The site will be developed and graded in one phase 
while preserving a majority of the existing earthen drainage channel that migrates across the 
central part of the property. The development will consists of improving the south side of 
Benton Road along the project frontage and other roadway and infrastructure improvements 
necessary to support the project development. Two points of access will be provided to the 
development off of Benton Road. The southerly portion of the property will remain natural 
open space. 

 
Change of Zone No. 7347 Change of Zone No. 7214 

 
Change of Zone No. 7347 proposed to change the zoning of the entire 30.62-acre site from C-
O (Commercial Office), R-5 (Open Area Combining Zone – Residential Developments), C-P-S 
(Scenic Highway Commercial), and I-P (Industrial Park), to R-3 (General Residential). Change 
of Zone No. 7214 changing the zoning of the 20.03 acre site from R-A-1 (Residential Agricultural 
- 1 acre minimum lot size) and R-A-5 (Residential Agricultural - 5 acre minimum lot size) to R-1 
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(Single-Family Dwelling). The R-1 Zone allows for 7,200 sf minimum lots to be constructed. 
Approximately 7.13 acres of R-A-1 Zone and 12.90 acres of R-A-5 Zone will be amended to 
reflect a proposed development plan for 20.03 acres of R-1 Zone. 

 
General Plan Amendment No. 170001 
 
General Plan Amendment No. 170001 proposes to change the land use designation from a mix 
of Light Industrial (LI), Commercial Retail (CR), Commercial Office (CO), and Open-Space 
Conservation (OS-C) land use designations, to a Medium High Density Residential (MHDR), as 
reflected in Figure 7. 
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Figure 8 9: Tentative Tract Map No. 37078 
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B. PROJECT GOALS 
 

Specific Plan No. 106, Amendment No. 16 17, will be implemented by approving General Plan 
Amendment No. 170001 and Change of Zone No. 7214  7347 to change the zoning of the 
entire 30.62-acre site from C-O (Commercial Office), R-5 (Open Area Combining Zone – 
Residential Developments), C-P-S (Scenic Highway Commercial), and I-P (Industrial Park), to 
permit higher residential densities within the General Plan Community Development: Medium 
High Density Residential Land Use Designation (5-8 dwelling units/acre). 
 
Plot Plan 170003 accompanies Tentative Tract Map No. 37078 and proposes a development 
plan for a total of 163 single-family detached condominium units, 326 garage parking spaces, 
a minimum of 138 guest / street parking spaces, and 0.89 total acres of recreation areas on 
the Project site. 
 
The development plan for the site envisions the construction of a typical single-family 
residential tract consisting of 34 residences on lots ranging from a 7,220 square foot minimum 
to 14,591 square feet.  
 
The proposed Project, when fully developed, will provide an opportunity for families to live in 
the beautiful French Valley area of southwest Riverside County. For this reason, it should appeal 
to the active retiree, recreationalist and to the young and growing family as an ideal human 
environment in which to raise a family. 
 
Residential lots and road alignment concepts create a sense of privacy while still providing for a 
free flow of pedestrian and vehicle traffic and preserving the hilly topography as much as 
possible. Mass grading is restricted to the flatter and moderate sloping hillside terrain, which is 
more conducive to its use. In the hillside terrain, individual home sites will be manufactured 
utilizing cut and fill slopes. 

 
C. LAND USE 
The project consists of approximately 20.03 30.62 acres with residential uses assigned to 
approximately 7.16 21.11 acres. A 0.28 There are 0.86 acres of private recreation area park 
proposed. There are 2.38 acres proposed for detention/WQMP basins is approximately 0.41 
acres (17,716 square feet) in size. Within the project development, approximately 6.17 acres of 
open space will be undisturbed and remain undeveloped including the existing streambed. The 
remaining 6.01 acres will be utilized for street and slope/open space purposes. The proposed 
project residential densities are compatible with surrounding properties under recently 
adopted specific plans and approved subdivisions. This project is planned as a conventional 
home development with a choice of living environments that is typical of southwest Riverside 
County. Lot sizes of a minimum of 7,200 square feet are to be intermixed with larger lot sizes 
ranging up to 14,591 square feet. 
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D. ACCESS AND CIRCULATION 
 
The 20.03 30.62-acre property is currently vacant and does not generate traffic. 

 
The Conceptual Development Plan Tentative Tract Map 37078 depicts the site having primary 
access from Benton Jean Nicholas Road.  Jean Nicholas Road is a designated Secondary 
Roadway consisting of four travel lanes within a 100-foot wide public right-of-way.  The Jean 
Nicholas Roadway was partially improved (asphalt paving, concrete curb and gutter, and 
street lights are in-place) and fully dedicated to its ultimate width in conjunction with the 
previous master planned single-family residential development located adjacent to the 
Project site.  Additional street improvements (sidewalks) along the Project site frontage will 
be constructed as part of the proposed Project development.  The Jean Nicholas Road 
improvements will be completed in compliance with Riverside County Ordinance No. 461, 
Standard No. 94. Benton Road is planned as an Urban Arterial Roadway with a 152-foot right-
of-way. That portion of Benton Road, which lies within the project limits, will be improved to 
comply with Riverside County Ordinance No. 461, Standard No. 91. For secondary, an 
Emergency Vehicle Access (EVA) is also proposed from Benton Road. This EVA access will be 
gated and will be used for vehicular ingress/egress only in case of emergency. Additional access 
into the site will be taken from Elliot Road and Ron Roberts Way.  Ron Roberts Way is a 
partially improved public street with half-width street improvements in place along the north 
half of the street.  Amendment No. 17 will provide the required half-width street dedication 
and street improvements along the south half of the street pursuant to Riverside County 
Ordinance 461, Standard 104 (undivided 2-lane roadway within a 76-foot wide public right-of-
way).  Ron Roberts Way is a partially improved public street with half-width street 
improvements in place along the north half of the street.  Amendment No. 17 will provide the 
required half-width street dedication and street improvements along the south half of the 
street pursuant to Riverside County Ordinance 461, Standard 104 (undivided 2-lane roadway 
within a 76-foot wide public right-of-way).  The interior street network will be comprised of 
private driveways with a 36-foot curb to curb design width, modified standard 105 (Local 
Street).  Further access to the residential units will be provided via 20-foot wide asphalt 
paved private alley ways.  classified as general local streets. These streets will be constructed 
within a 56-foot right-of-way per Riverside County Ordinance No. 461, Modified Standard No. 
105. Two points of access will be provided to Benton from the project development. All streets 
will be dedicated to the County of Riverside for public maintenance.  Streets will be maintained 
by the County under a Community Facilities District (CFD).   

 
Circulation Plan Development Standards 

 
1) Any application for any subdivision within the specific plan boundary (including a Schedule I 

Parcel Map) shall cause the design of the specific plan master planned infrastructure within 
the final map boundaries, with the exception of a division of land that has no parcel less 
than 40 acres or that is not less than a quarter of a quarter section. Specific Plan Schedule I 
Parcel Maps shall design the street system shown thereon. 
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2) Each subdivision shall comply with the on-site and off-site street improvement 
recommendations and mitigation measures outlined in the subsequent traffic studies for 
each individual project. 

 
3) All typical sections shall be per Ordinance 461, or as approved by the Transportation 

Department. 
 

4) All intersection spacing and/or access openings shall be per Standard 114, Ordinance 461, 
or as approved by the Transportation Department. 

 
5) No textured pavement accents will be allowed within County right-of-way. 

 
6) All projects, including subdivisions within the specific plan boundary, shall be subject to the 

Development Monitoring Program as described in Section V.I. of this document. 
 

7) Mid-block crosswalks are not allowed. 
 

8) No driveways or access points as shown in the specific plan are approved. All access points 
shall conform to Transportation Department standard access spacing, depending upon the 
streets’ classifications. 

 
9) This specific plan proposes no facilities to be maintained by the Transportation Department. 

Therefore, all facilities other than facilities to be constructed in the road right-of-way will be 
either private or be Flood Control District facilities. 

 
10) Commercial uses must be located along Secondary or greater highways, at or near 

intersections with Secondary Highways. 
 

11) The Transportation Department’s policy regarding streets adjacent to school sites and park 
sites requires a minimum of 66’ right-of-way (Standard 103). 

 
12) Any landscaping within public road rights-of-way will require approval by the Transportation 

Department and assurance of continuing maintenance through the establishment of a 
landscape maintenance district or similar mechanism as approved by the Transportation 
Department. 

 
13) All bike trails developed as part of this specific plan shall be approved by the Transportation 

Department. 
 
E. GRADING 
The project rough grading will involve approximately 75,000 cubic yards (CY) of cut and 
95,000 CY of fill.  Lot spoil dirt from house foundations, wall footings, driveways, streets, 
sidewalks and utilities will generate approximately 13,200 CY of cut.  Excavation to widen 
Winchester Road/Highway 79 will generate the remaining 6,800 CY of cut needed to balance 
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the site. 
 
The site currently ranges in elevation from approximately 1,429 feet above mean sea level 
(AMSL) on the northwestern side of the Project site to 1,383 AMSL in the north eastern 
corner of the site. 
 
When graded, the project will range in elevation from a high of 1,429 AMSL at the top of the 
northwestern slope of the site to a low elevation of 1,378 AMSL at the bottom of the eastern 
water quality basin.  This demonstrates that the range of site elevation variations will widen 
from 46’ to 51’ to facilitate the development of the project.  Perimeter slopes on all sides will 
match the grade of surrounding properties and projects. 
 
The project will also require off-site grading for the widening of Winchester Road/Highway 
79.  Off-site grading associated with street improvements will involve minor street grading 
(cut or fill thicknesses less than 2’) for a graded area of 74,700 square feet or 1.71 
acres.  Overall earthwork volume is estimated to be 6,800 CY of cut, which will be lost on the 
project site. 
 
The site ranges in elevation from a low of approximately 1,357 feet above sea level to a high of 
approximately 1,460 feet. Topography generally slopes from the southeastern boundary of the 
project site upward to the northwestern portion of the site. 

 
The object of these development plans will be to implement a grading program that will 
minimize cut and fill slopes. The major portion of grading activity will be concentrated in the 
construction of roadways and lots. Manufactured slopes will be rounded to blend into the 
natural terrain, unless otherwise dictated by unusual soils and/or geologic conditions.  
Particular care will be given to the landscaping of manufactured slopes in order to create 
natural, attractive appearances. 

 
F. DRAINAGE 
All projects proposing construction activities including clearing, grading, or excavation that 
results in the disturbance of at least one acre total land area, or activity which is part of a larger 
common plan of development of one acre or greater, shall obtain the appropriate National 
Pollutant Discharge Elimination System (NPDES) construction permit and pay the appropriate 
fees. All development within the specific plan boundaries shall be subject to future 
requirements adopted by the County to implement the NPDES program. Mitigation measures 
may include, but not be limited to, on-site retention; covered storage of all outside storage 
facilities; vegetated swales; monitoring programs, etc. 
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G. ENVIRONMENTAL HAZARDS & RESOURCES 
1. FLOODING 
The site consists of slopes rising from the south to the northwest. The Flood Insurance Rate 
Map (FIRM), Panel 06065C2730G, places this area in Zone D, defined as an area of 
undetermined but possible flooding. This site would also be improved with planned and 
engineered drainage improvements. 
 

2. NOISE 
The dominant noise source in the area consists of aircraft taking off or landing from the French 
Valley Airport. The project site is not within the currently projected 55 dB CNEL noise contour 
for the French Valley Airport. The Riverside County Comprehensive General Plan established 
the requirement that exterior noise levels in residential developments be 65 dB CNEL or lower. 
The anticipated noise levels from the French Valley Airport are less than 65 dB CNEL and 
therefore the potential impact from airport noise is less than significant. The project site is not 
within the vicinity of a private airstrip. 

 
3. AIR QUALITY 
The implementation of Amendment No. 16 17 would result in emissions generated from both 
the construction and long-term operations phases of the project. Temporary pollutant 
emissions associated with construction activity are generated by equipment exhaust and dust 
generation. The long-term operation phase of the tract will result in stationary source emissions 
from the consumption of natural gas, electricity and emissions resulting from landscape 
maintenance, as well as mobile source emissions from vehicles traveling to and from 
residences. 
 

4. WATER QUALITY 
The proposed development plan will alter surface drainage patterns and amount of surface 
runoff through grading of the site, construction of impervious surfaces, and landscape 
irrigation. A storm drain system will be constructed to serve the project site consisting of storm 
drains, curbs and gutters and a detention basin. The project will comply with established 
programs requiring control of erosion at construction sites (State General NPDES Permit). 
Therefore, alteration of the existing drainage pattern of the site is not expected to result in 
increased erosion or siltation. 
 
Implementation of the proposed project will result in an increase in surface runoff. The runoff 
may contain minor amount of pollutants typical of urban use. Diversion of stormwater and 
runoff into the detention basin and compliance with the State General NPDES Permit 
requirements is expected to reduce the amount of pollutants and sedimentation. 
 

5. OPEN SPACE 
The land encompassed within the site is vacant and currently natural open space has been 
disturbed by grading and road construction activities. Land use is governed under Specific Plan 
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No 106 (Dutch Village). 
 

6. BIOLOGICAL RESOURCES 
The project site is within the plan area for the Riverside County Stephen’s Kangaroo Rat Habitat 
Conservation Plan (SKR HCP), but is outside of the plan’s reserves. The SKR HCP, which was 
adopted pursuant to Section 10(a) of the Endangered Species Act, the related Section 10(a) 
permit, and Riverside County Ordinance No. 663, permits the incidental take of the Stephen’s 
kangaroo rat (SKR) on properties within the HCP area outside of the established SKR reserves. 
Pursuant to provisions of the HCP and Ordinance No. 663, the project is subject to fees used to 
fund habitat acquisitions and management of the SKR preserves. The project site is not located 
within the boundaries of any other adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state conservation plan. 

 
H. UTILITIES/PUBLIC FACILITIES 
1. WATER 
The project will be served by the Eastern Municipal Water District (EMWD). Water service will 
be provided by connecting to an existing water line located along the eastern boundary of the 
project site. The project can be served through the existing service capability of the District. 

 
2. SEWAGE DISPOSAL 
The project will be served by the Eastern Municipal Water District.  Residential structures within 
the vicinity of the project site receive sewage service through both the District and through 
subsurface sewage disposal systems (septic systems). The project will connect to an existing 
sewer line located on the project's northern boundary in Benton Road. The project can be 
served through the District’s existing service capability. 
 

3. STORM DRAINS 
The proposed project will alter surface drainage patterns and amount of surface runoff through 
grading of the site, construction of impervious surfaces, and landscape irrigation. A storm drain 
system will be constructed to serve the project site consisting of storm drains, curbs and gutters 
and a detention basin. The project will comply with established programs requiring control of 
erosion at construction sites (State General NPDES Permit). Therefore, alteration of the existing 
drainage pattern of the site is not expected to result in increased erosion or siltation. 
 

4. GAS/ELECTRICITY/TELEPHONE 
The Southern California Gas Company, the Southern California Edison Company, and Verizon 
currently serve the project area. Where needed, the necessary extension of facilities will occur 
by the developer as each property is developed and will continue in this manner to final build- 
out. 
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5. SHERIFF SERVICES 
 
The Southwest Station of the Riverside County Sheriff's Department, located on 30755A Auld 
Road, provides police protection to the unincorporated southwest portion of the County and is 
also contracted by the Cities of Murrieta and Temecula. The desired service level is 1.5 officers 
per 1,000 people. 
 

6. FIRE PROTECTION 
This area is currently serviced by Fire Station No. 83, located at 37480 Winchester Road (State 
Route 79) at the French Valley Airport, approximately two miles from the proposed project. 
Response time from the fire station to the project site is approximately four to five minutes. 
 

7. SCHOOLS 
The proposed project is located within the Temecula Valley Murrieta Valley Unified School 
District. Impacts to the District will be mitigated in accordance with California State Law. 
 

8. PARKS AND RECREATION 
The nearest existing recreational park to the project sites is at Lake Skinner, which is located 
approximately 3.5 miles to the east of the project site. This facility, operated by Riverside 
County, provides fishing, swimming, camping and special events. 
 

9. AIRPORTS 
The property is located within of the Airport Influence Area of the French Valley Airport. The 
site is located outside of the inner and outer safety zones for the French Valley Airport and the 
Airport's Traffic Pattern Zone (TPZ). The project is not expected to result in a safety hazard for 
people residing or working in the project area. 

 
10. SOLID WASTE 
Solid waste services will be managed by the Riverside County Waste Management Department, 
and solid waste from the site is expected to be disposed of one of three two regional landfills 
that are operated in western Riverside County. All three Both facilities are Class III, municipal 
solid waste landfills. These are the El Sobrante Landfill located east of Interstate 15 and 
Temescal Canyon Road to the south of the City of Corona and Cajalco Road at 10910 Dawson 
Canyon Road; and the Lamb Canyon Landfill located between the City of Beaumont and City of 
San Jacinto at 16411 Lamb Canyon Road (State Route 79), with Interstate 10 to the north and 
Highway 74 to the south; and the Badlands Landfill located northeast of the City of Moreno 
Valley at 31125 Ironwood Avenue and accessed from State Highway 60 at Theodore Avenue. 

 
Using a waste generation factor of 0.41 tons per residence, per year, the estimated waste 
generation for this project is approximately 13.94 tons per year. This represents approximately 
0.0004% of the yearly waste stream at the three landfills. This total will not significantly impact 
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the landfill. 
 
The County evaluates solid waste generation based on a per capita generation rate.  A 
residential solid waste generation rate of 13 lbs./residential unit per day was selected to 
forecast the daily and annual capacity of solid waste generation at full development, 164 
detached single-family residential condominium units.  Average daily solid waste generation 
would be approximately 2,132 lbs. per day (1.07 tons).  Annual average solid waste 
generation would be approximately 778,180 lbs. or 389 tons per year.  Assuming a mandatory 
50% recycling rate, daily solid waste generation is forecast to be approximately 0.535 tons per 
day for disposal at either the El Sobrante Landfill or the Lamb Canyon Landfill.  This is an 
approximate increase in solid waste disposal of about 0.024% at either landfill. 
 
I. DEVELOPMENT MONITORING PROGRAM FOR TRAFFIC IMPACTS FOR SPECIFIC 
PLAN NO. 106 (DUTCH VILLAGE) 

 
Specific Plan No. 106 (Dutch Village) will be subject to a Development Monitoring Program for 
traffic impacts. The Development Monitoring Program offers a method by which the Riverside 
County Transportation Department can collect and assimilate data regarding development of 
Specific Plan No. 106 (Dutch Village). The program will remain in force until full build-out of the 
Specific Plan occurs or may terminate sooner if the Director of Transportation determines it is 
no longer necessary. The parties who will be involved in the development monitoring program 
will be: 

 
1) The Riverside County Transportation Department, who will maintain current records and 

information during the program. The County will collect data normally obtained by County 
forces and will make this information available to all participants of the program on 
request. 

 
2) Any entity, public or private, which from time to time proposes to develop any portion of 

the property included under the jurisdiction of Specific Plan No. 106 (Dutch Village). The 
extent of the involvement of the developer entities shall be limited to those occasions 
identified in these procedures and shall be occasioned only by the presentation of an active 
development plan to Riverside County, in which case the developer shall be responsible for 
preparing and submitting to the Riverside County Transportation Department the 
information specific in these procedures. 

 
The Development Monitoring Program will accomplish its intended purpose with regards to 
traffic impacts by including the requirement that each development proposal within the 
Specific Plan boundary, meeting County traffic study thresholds, shall be accompanied by a 
traffic impact study. The traffic impact study will provide information regarding the type of 
development as well as specific data sufficient for the Transportation Department to readily 
evaluate the cumulative impact of the proposal. In addition to the following, the study will 
clarify the proposal’s conformance to the Specific Plan and whether the proposed traffic 
facilities are in substantial conformance with the pertinent elements of the Specific Plan 
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approved for the area. In general, the traffic impact study should compile as much information 
as possible regarding the facilities within the development proposal, including an analysis of the 
impact on regional transportation facilities in the area. An important part of the traffic impact 
study will be the applicant’s determination of the following: 

 
1) The cumulative existing and committed traffic impact and levels of service at all 

intersections, prior to consideration of the development increment in question. The 
cumulative impact will include all those developments, which have received approval for 
development. 

 
2) The cumulative existing traffic impact and levels of service at all affected intersections 

including the proposed development added to existing conditions as defined above. This 
will present the actual effect of the subject development and reflect an accurate 
determination of the traffic impact. 

 
3) The inputs to the process shall consist of: 

 A Traffic Impact Study Report to be filed on each increment of development at a time 
any activity requiring subsequent County approval is initiated, i.e. tentative tract map 
or land use approvals. 

 
 The Riverside County Transportation Department will maintain information relating to 

traffic improvements within the Specific Plan area, whether public or private, on file. 
This information will be available to participants of the monitoring program. 

 
4) The outputs from the process will consist of: 

 
 A composite plan of the Specific Plan area will be maintained by the Transportation 

Department to identify which portions of land have been processed through the 
monitoring program. A copy of this plan will be available to participants of  the 
program when initiating a new development proposal. 

 
 The composite plan will be initially supplied to the Transportation Department by the 

property owner at 1” = 200’ scale, and will accurately show the following items as 
identified in the Specific Plan: 

 
 Proposed street locations, including right-of-way widths. 

 
 Drainage facilities (existing and proposed). 

 
 Existing street improvements. 

 
 Street facilities as required by the Specific Plan. 

 
 Street facilities which are already required by other development proposals, but 

construction is not yet guaranteed. 



36 

SPECIFIC PLAN NO. 106 (DUTCH VILLAGE) 
Amendment No. 17 – Screencheck Document 

Section III - Amendment No. 17 
 

   

 Street facilities to be built by the proposed development submittal. 
 

5) The cycle of activity in the traffic impact monitoring process is as follows: 
 

 As a project or development proposal within the Specific Plan area is initiated, the 
Transportation Department will make the determination as to whether or not the 
formal monitoring process is applicable. If it is, then the following steps will proceed: 

 
 The Transportation Department provides the applicant with the printed guidelines for 

the monitoring program with one (1) copy of the composite map and the required 
standard impact report forms for traffic studies. 

 
 The applicant completes the appropriate reports with professional engineering input 

to identify all pertinent aspects of the development proposal. This draft report, 
accompanied by supporting technical data is submitted for review to the County. 

 
 The Transportation Department reviews the draft for completeness and content and 

returns comments to the applicant. At this point, the Transportation Department can 
only be preliminary, and conformance with the comments returned will establish only 
approval of the concept proposed by the applicant. The Transportation Department’s 
comments may very well contain a request to gather further information or to more 
specifically identify mitigation to a known deficiency, in which case, an amended draft 
review would be required. 

 
 After the applicant has received comments from the Transportation Department on 

the scope of improvements to be included within the development proposal, the 
Transportation Department will issue a letter identifying such and the applicant will 
proceed with the development review process in the normal manner. 

 
 As an attachment to the subsequent development plan submittal to the County, the 

applicant will supply a final traffic impact report, which will reflect the precise 
character of the development proposal as approved. 

 
It should be noted that the monitoring process is intended to enhance communication with the 
County during development phasing within the Specific Plan area. The applicant’s statements 
contained in the traffic impact reports, as well as the County’s letter of concurrence, both are 
to be regarded as intention rather than binding commitments. The final traffic impact report 
will arrive at the Transportation Department at the same time as the detailed development 
plan submittal. Only then will all the required information be available for Transportation 
Department review on the development, which may lead to modifications of subjects covered 
in the preliminary impact reports. 

 
 Upon approval of the development proposal, the applicant will update the composite 

map to reflect the area being developed, identifying which street facility 
improvements are planned, which improvements are required by conditions of 
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approval imposed on various projects, which improvements are guaranteed by 
bonding or other forms of security, and which have already been constructed. 
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A. AMENDMENT NO. 17 DEVELOPMENT STANDARDS 
 
Design of residential sites within the Amendment No. 17 portion of Specific Plan 106 (SP106, A17) is an 
essential component of the land use plan.  Specific standards and criteria are provided for SP106, A17, 
to address setbacks, pad sizes, lot coverage, and encroachments.  Figures C-1 through C-8 illustrates 
these concepts and offer information regarding placement of residences within the community.  Each 
figure contains a detail of the typical lot for each product type with a corresponding table that lists 
specific development standards for that lot. 
 
Single-family detached homes shall be developed in accordance to the standards provided on the 
following: 
 
 Figure C-1, Single-Family Detached: Paired; 
 Figure C-2, Single-Family Detached: Rear-Cluster (Garden Court); 
 Figure C-3, Single-Family Detached: Cluster (Motor Court); 
 Figure C-4, Single-Family Detached: Rear-Loaded; 
 Figure C-5, Single-Family Detached: Rear-Cluster (Motor Court – 6-Plex); and 
 Figure C-6, Single-Family Detached: Rear-Cluster (Motor Court – 8-Plex). 

 
Multi-family attached homes shall be developed in accordance to the standards provided on the 
following: 
 
 Figure C-7, Multi-Family Attached: Duplex/Triplex; and 
 Figure C-8, Multi-Family Attached: Townhomes. 

 
It should be noted that SPA106, A17 only applies to Planning Area 18a of Specific Plan 106. 
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B. AMENDMENT NO. 17 DESIGN GUIDELINES 
 
1. Introduction 
 
The intent of these Design Guidelines is to create project specific site, design, and landscape architecture 
design criteria, which will guide the future development within SP 106, A17.  These Guidelines are 
intended to assist in providing the continuity and overall image that will make SP106, A17 a unique and 
special community while encouraging creative design and individuality.  These criteria are not intended to 
provide a rigid or inflexible framework for future development; variations based upon changes to site 
layout, specific site conditions, as well as the visions of individual architects and landscape architects are 
anticipated.  It should be noted that these Design Guidelines developed for SPA106, A17 only apply to 
Planning Area 18a of Specific Plan 106. 
 
All developments within SPA106, A17 shall be designed to comply with these criteria. 
 
2. Residential 
 
The purpose of the residential Design Guidelines is to guide the layout and design of future residential 
developments with SP 106, A17.  These guidelines, working in conjunction with the MHDR (Medium High 
Density Residential, 5-8 units per acre) requirements of Article VIII, R-3 Zone (General Residential) of 
Ordinance No. 348, shall determine the character and scale of all future development in SP106, A17. 
 
a) Site Layout and Access and & Building Orientation 
 
The layout of a residential area is the first step in creating a viable neighborhood.  A properly planned 
neighborhood should contain both community-wide and private amenities and encourage safe travel for 
pedestrians and motor vehicles. 
 

i. Site Layout and Access 
 

 Neighborhood access points should be logically and functionally located to facilitate safe access for 
pedestrians and vehicles. 

 Enhanced landscaping shall occur at the entries to identify the points of entry and set the tone for 
the project development. 

 Safe travel paths should be provided between all areas within the neighborhood as well as the 
streets and sidewalks in the surrounding area. 

 Public open spaces should be located in areas that are easily accessible to the majority of the 
surrounding units. 

 Varied building setbacks, variations in building façade, varied massing of porch sizes and widths, 
offsets from the front building setback shall be used to create visual interest and variety along 
street scene.  The use of architectural style variation, as well as massing and color shall be utilized.  
Please refer to the Development Standards in Section F.A. AMENDMENT NO. 17, DEVELOPMENT 
STANDARDS, which call for minimum setback requirements, which will allow for the variation 
required. 

 Pedestrian walkways should be incorporated into the overall layout of the site in a logical manner. 
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ii. Building Orientation 
  

 Buildings should be composed of simple yet varied plans to assure compatibility and variety of the 
overall building form. 

 Buildings on corner lot parcels should be oriented in such a manner as to open space areas, and/or 
porches. 

 Buildings should be oriented to minimize instances where the primary living spaces of one 
structure face the primary living spaces of an adjacent unit.  Garage locations shall be plotted on 
the left and right sides of lots, thereby creating multiple conditions and variations for living spaces 
to be off-set.  This shall be accomplished at the precise grading plan and residential product review 
phases of development. 

 
b) Building Design 
 

i. Architectural Styles 
 
The architectural styles within SP106, A17 are intended to complement and reinforce its overall 
community image.  A variety of architectural styles are pivotal to creating a high-quality community image.  
No specific community theme is proposed; however, the community image will be reinforced through 
quality residential and landscape architectural designs, a hierarchy of monumentation, and consistent use 
and application of landscape and hardscape elements. 
 
SP106, A17 will feature four (4) unique architectural styles that adhere to the overall community theme.  
The architectural styles include, but are not limited to: Spanish Colonial, Formal Spanish, Andalusian, and 
Adobe Ranch.  These architectural styles were selected based on their variety, compatibility and visual 
interest they would provide.  Other architectural styles shall be allowed, in addition to or in-lieu of, 
provided they meet the intent of these guidelines and are demonstrated to be compatible.  Such variations 
shall require the approval of the Director of Planning. 
 
Developers, builders, engineers, architects, landscape architects and other design professionals will be 
required to use the guidelines in order to maintain design continuity, create an identifiable image, and 
develop a cohesive community.  The following descriptions and referenced graphics provide an overview 
of the general architectural styles desired for SP106, A17. 
 
Again, it should be emphasized that individual character and interpretation are encouraged, and it is not 
the intent that all of the following represented design components be incorporated into the design 
proposals.  These examples are only conceptual in nature and do not necessarily depict the actual final 
design.  Finalized floor plans and elevations will be determined at a later stage of development.  
Conceptual plans developed for housing programs are required to be submitted for review by the design 
review team administered by the master developer after approval of the Specific Plan.  Upon approval of 
the conceptual plans by the master developer, designs will be reviewed by the County using the standards 
contained within SP106, A17 prior to approval of the design drawings and construction documents. 
 
At a minimum, there should be at least three (3) different floor plans, per product type.  If phasing is 
proposed, then a phasing plan shall be submitted to assure that the requirements for the number of floor 
plans is being met.  In addition, each floor plan shall have at least four (4) distinct elevations.  One (1) 
elevation shall not be repeated more than each fourth (4th) house. 
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Spanish Colonial Architectural Style 

Spanish Colonial is an adaptation of Mission Revival enriched with additional Latin American details and 
elements.  The style attained widespread popularity after its use in the Panama-California Exposition of 
1915.  This historic style is embodied by simple forms, massing and details, along with contrast of materials 
and textures.  Further architectural distinction is established through the use of tile roofs, stucco walls, 
heavily textured wooden doors and highlighted ornamental ironwork. 

Examples of how the Spanish Colonial architectural style may be applied to the multi-family residential 
homes within SP106, A17 are provided on Figure C-9a, Spanish Colonial Architectural Style and Figure C-
9b, Spanish Colonial Architectural Details (refer to pages C-27 and C-28).  The visual graphic examples and 
accompanying descriptive text on Figure C-9a and Figure C-9b are the required elements that shall be 
provided on the Spanish Colonial residential development constructed in SP106, A17.  While these 
elements are required, some additional latitude may be provided to the developer, at the discretion of the 
Director of Planning, provided that they demonstrate that any other elements utilized are consistent with 
the Spanish Colonial architectural style. 

Section F.B.2.c of this SP106, A17 (Residential Criteria) discusses building mass and scale, building materials 
and colors, windows and doors, porches and balconies, columns and posts, garages, rear and side 
articulation/facade treatment, and roof materials and colors in an overall sense as it pertains to the 
residential development within SP106, A17.  These criteria will also apply to the Spanish Colonial 
architectural style. 

However, additional essential elements specific to the Spanish Colonial architectural style are listed below, 
and are contained in Figure C-9a, Spanish Colonial Architectural Style and Figure C-9b, Spanish Colonial 
Architectural Details.  These elements shall be utilized for this style, and it will be up to the designer to 
implement these properly to achieve the greatest design possible. 

Essential elements: 

Stucco walls;
Shallow sloped ‘S’ tile roofs;
Recessed openings, door, windows at exposed elevations;
Decorative iron work;
Simple trim detailing;
Arched openings where possible;
Simple uncomplicated gable roofs; and
Stucco cornices.
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Formal Spanish Architectural Style 

Formal Spanish is an eclectic style that borrows from numerous Mediterranean sources.  Simple geometric 
shapes with predominately stucco exteriors along with focused details define the style.  Architectural 
elements include gable end details, pediment entries, as well as wrought iron Juliet balconies.  This style is 
further characterized by the use of deeply recessed windows and decorative iron grill work. 

Examples of how the Formal Spanish architectural style may be applied to the multi-family residential 
homes within SP106, A17 are provided on Figures C-10a, Formal Spanish Architectural Style and C-10b, 
Formal Spanish Architectural Details.  The visual graphic examples and accompanying descriptive text on 
Figure C-10a and Figure C-10b are the required elements that shall be provided on the Formal Spanish 
residential development constructed in SP106, A17.  While these elements are required, some additional 
latitude may be provided to the developer, at the discretion of the Director of Planning, provided that they 
demonstrate that any other elements utilized are consistent with the Formal Spanish architectural style. 

Section F.B.2.c of this SP106, A17 (Residential Criteria) discusses building mass and scale, building materials 
and colors, windows and doors, porches and balconies, columns and posts, garages, rear and side 
articulation/facade treatment, and roof materials and colors in an overall sense as it pertains to the 
residential development within SP106, A17.  These criteria will also apply to the Formal Spanish 
architectural style. 

However, additional essential elements specific to the Formal Spanish architectural style are listed below, 
and are contained Figures C-10a, Formal Spanish Architectural Style and Figure C-10b, Formal Spanish 
Architectural Details.  These elements shall be utilized for this style, and it will be up to the designer to 
implement these properly to achieve the greatest design possible. 

Essential elements: 

Stucco walls;
Shallow sloped ‘S’ tile roofs;
Recessed openings, door, windows at exposed elevations;
Decorative iron work;
Simple trim detailing;
Enhanced/detailed primary openings;
Simple geometric shapes; and
Stucco cornices.
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Andalusian Architectural Style 
 
Andalusian refers to the richness of the detailing commonly prevalent in the area South of Spain.  Because 
Southern California has deep Spanish roots, and with its climate strikingly similar to the Andalusian region, 
the style was seen as an appropriate architectural expression for the area.  Identifying features are low-
pitched ‘S’ tile roofs, pedimented entry doors and shaped cornice detailing.  Further architectural 
distinction is established through slump block elements as well as decorative ironwork. 
 
Examples of how the Andalusian architectural style may be applied to the multi-family residential homes 
within SP106, A17 are provided on Figure C-11a, Andalusian Architectural Style and Figure C-11b, 
Andalusian Architectural Details.  The visual graphic examples and accompanying descriptive text on 
Figure C-11a and Figure C-11b are the required elements that shall be provided on the Andalusian 
residential development constructed in SP106, A17.  While these elements are required, some additional 
latitude may be provided to the developer, at the discretion of the Director of Planning, provided that they 
demonstrate that any other elements utilized are consistent with the Andalusian architectural style. 
 
Section F.B.2.c of this SP106, A17 (Residential Criteria) discusses building mass and scale, building materials 
and colors, windows and doors, porches and balconies, columns and posts, garages, rear and side 
articulation/facade treatment, and roof materials and colors in an overall sense as it pertains to the 
residential development within SP106, A17.  These criteria will also apply to the Andalusian architectural 
style. 
 
However, additional essential elements specific to the Andalusian architectural style are listed below, and 
are contained Figure C-11a, Andalusian Architectural Style and Figure C-11b, Andalusian Architectural 
Details.  These elements shall be utilized for this style, and it will be up to the designer to implement these 
properly to achieve the greatest design possible. 
 
Essential elements: 
 

 Predominantly stucco walls; 
 Brick enhancements; 
 Shallow sloped ‘S’ tile roofs; 
 Cornice eaves or wood rafter tail open eaves at enhanced wall materials; 
 Recessed openings, door, windows at exposed elevations; 
 Simple trim detailing; 
 Simple geometric shapes; and 
 Decorative iron work. 
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Adobe Ranch 
 
Adobe Ranch had a long and deeply rooted history in California.  The style is derived from the original 
Spanish Missions, which were well suited for the mild Southern California climate.  Simple, uncomplicated 
gable roofs, with vertically proportioned exterior openings and covered outdoor spaces defined the 
traditional massing. Architectural elements include header trim at all windows, as well as recessed entry 
doors and introducing brick elements. 
 
Examples of how the Adobe Ranch architectural style may be applied to the multi-family residential homes 
within SP106, A17 are provided on Figure C-12a, Adobe Ranch Architectural Style and C-12b, Adobe Ranch 
Architectural Details.  The visual graphic examples and accompanying descriptive text on Figure C-12a and 
Figure C-12b are the required elements that shall be provided on the Adobe Ranch residential 
development constructed in SP106, A17.  While these elements are required, some additional latitude may 
be provided to the developer, at the discretion of the Director of Planning, provided that they demonstrate 
that any other elements utilized are consistent with the Adobe Ranch architectural style. 
 
Section F.B.2.c of this SP106, A17 (Residential Criteria) discusses building mass and scale, building materials 
and colors, windows and doors, porches and balconies, columns and posts, garages, rear and side 
articulation/facade treatment, and roof materials and colors in an overall sense as it pertains to the 
residential development within SP106, A17.  These criteria will also apply to the Adobe Ranch architectural 
style. 
 
However, additional essential elements specific to the Adobe Ranch architectural style are listed below, 
and are contained on Figure C-12a, Adobe Ranch Architectural Style and Figure C-12b, Adobe Ranch 
Architectural Details.  These elements shall be utilized for this style, and it will be up to the designer to 
implement these properly to achieve the greatest design possible. 
 
Essential Elements: 
 

 Predominantly stucco walls; 
 Slump block enhancements; 
 Shallow sloped ‘S’ tile roofs; 
 Cornice eaves or wood rafter tail open eaves at enhanced wall materials; 
 Recessed openings, door, windows at exposed elevations; 
 Header and/or sill trim at all doors and windows; and 
 Simple geometric shapes. 
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c) Residential Criteria

i. Building Mass and Scale

Building mass and scale are two of the primary design components used to establish appealing 
communities and personable neighborhoods.  Controlling the mass of a building through design 
articulation of the building façades, rooflines, and vertical and horizontal planes effectively reduces the 
visual mass of a building.  Mass and scale are important design considerations during the development of 
street friendly and pedestrian scale architecture, which will be used throughout SP106, A17.  Attention to 
setbacks, building types, and architectural styles will help to provide variation in the mass and scale of 
buildings.  Every opportunity should be considered to improve the visual relationship between adjacent 
buildings. 

Single story elements are encouraged on lots of all sizes, where possible.  Where there are smaller lots 
(i.e., 4,500 square foot), porches and projections at the first-floor level shall be considered part of the 
“single-story elements” listed and depicted below. 

All primary residential structures shall provide 360-degree (360°) architecture.  This shall be defined as 
having articulation on all four sides of the building, consistent with the architectural style.  The amount of 
detailing shall be appropriate to the side of the structure (i.e., it is anticipated that the front of the building 
will contain the most amount of articulation and detailing, with less on the sides and rear). 

The development of one-story elements along neighborhood streets and at street corners shall be
designed to allow the residence to step back from a given edge and provides for a manageable scale.
A single-story architectural element within a two-story building shall be used to lessen the appearance
of the building mass.
Units located at street corners shall have the single-story portions of their mass plotted towards the
exterior side yard.  The offsetting of second story elements away from the property line is required,
which improves the appearance of the front and side yards.  To achieve this desired effect, the seconC-
story shall be set back in relation to the garage face below it.

Example of Building Mass and Scale for SP106, A17 
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ii. Building Materials and Colors

Building materials and colors are important elements when used to achieve a true representation of a 
specific architectural style as depicted in Figures C-9b through C-12b, Architectural Details.  The use of 
building materials and colors play a key role in developing community character and ambiance.  The 
character and personality of a residential neighborhood is significantly affected by the composition of the 
materials and colors of the homes within it.  Consideration must be given to selecting a variety of 
complimentary color and material palettes along any given street.  A scheme of color values on all exterior 
elements shall be distinct from one house to the next, with deeper tones encouraged to promote 
variations.  The selected architectural styles for SP106, A17 allow for a diversity of colors and materials. 

Colors shall be as authentic to the style as possible when compared to the traditional color palette of
the selected style.
Consideration shall also be given to colors available in the contemporary market.  In addition to the
colors suggested for the particular architectural style, acceptable materials and colors include:
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o Earth-toned colors. 
o Colors that appear indigenous to the environment. 
o Materials should also be indigenous in appearance to the environment, such as stone or 

stucco. 
 Material breaks, transitions, and termination shall produce complementary and clear definitions of 

separation, while maintaining a prescribed color and materials theme.  This is especially important in 
changing from stucco and/or siding to masonry veneers. 

 On contiguous lots, structures with the same or similar colors of stucco will not be permitted.  This will 
avoid a monotonous appearance of multiple buildings of the same colors and tones. This shall be 
accomplished at the precise grading plan and residential product review phases of development.  
Review of plotting at the precise grading plan stage will assure that there is variety in terms of 
architectural styles.  At the architectural review stage, elevations, along with colors and materials shall 
be provided to ensure that the desired streetscene in obtained.  There is no hard and fast formula (i.e., 
%’s) to achieve this goal.  The ultimate plan for diversity shall be a fluid process administered by the 
County. 

 
iii. Windows and Doors 

 
As shown in Figures C-9b through C-12b, Architectural Details, window and door details are architectural 
components that carry a strong visual impact through their placement and design.  The proportion of the 
windows and doors to the wall massing varies according to the architectural style chosen. 
 
 Entrances shall be clearly defined and inviting. 
 Window glass shall be inset from the exterior wall surface and/or provided with dimensional trim to 

provide a sense of depth. 
 The placement of windows is especially important on higher-density residences, and the privacy of 

adjacent residences should be considered when locating windows.  Windows shall be staggered on 
adjacent homes to create a greater sense of privacy. 

 Window frames, mullions, awnings, and door frames are encouraged and should be color coordinated 
with the rest of a building.  Architectural projections and recesses, such as pop-out windows and 
doors, shutters, and pot shelves, shall be used to achieve articulation and shadowing effects. 

 Front entries shall be articulated through the use of roof elements, porches, columns, arches or other 
architectural features. 

 Window details create an opportunity to provide contrasting trim colors.  Multi-lite windows, 
clerestories, paned/side-lite doors, and shutters are encouraged where appropriate to the 
architectural style of the home. 

 
iv. Porches and Balconies 

 
Porches and balconies, when utilized, integrate indoor and outdoor living spaces, allow for elevated garden 
locations that provide light and air to the interior, and provide shelter.  Porches and balconies can be used 
to break up large wall masses and reduce the scale of the house at the street and sidewalk edge.  Along 
neighborhood streets, front porches can add an element of personal scale and ambiance, where neighbors 
can socialize with one another. 
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The use of front porches, when utilized, with a minimum usable width of 5.0 to 6.0 feet, is strongly
encouraged along local and residential streets.  This is an important design feature that is appropriate
and shall be in proportion to the particular architectural style utilized.
A porch rail, if utilized, should be included to define the space and add architectural detail to the porch
and the front elevation of the house.  Railing shall be provided in accordance with the authenticity of
the particular architectural style, as depicted on Figures C-9b through C-12b, Architectural Details.

v. Columns and Posts

Columns and posts, when utilized, are another important design components in many of the suggested 
architectural styles for SP106, A17, and are often signature elements of a particular style.  Columns and 
posts, as appropriate to the respective architectural styles, are depicted on Figures C-9b through C-12b, 
Architectural Details. 

These elements, when utilized, shall be incorporated as structural and aesthetic design elements and
shall be dimensioned appropriately so that a solid and durable image is conveyed.
The scale and dimension of these elements will vary depending upon the architectural style and shall
reflect the selected style when they are introduced in the design proposals.

vi. Garages

In a society geared toward the automobile, the automobile’s housing needs have come to be the 
predominant architectural element in many neighborhoods.  To avoid this, SP106, A17 requires that 
garages do not detract from the overall appearance of the residence.  To achieve an attractive streetscene, 
particular attention shall be given to the design, placement and orientation of garages in all residential 
neighborhoods, as shown in Figures C-9b through C-12b, Architectural Details.  While maintaining an 
awareness of the contemporary market and the targeted market segment, every effort is expected to 
minimize the impact of the garage on the residential neighborhood.  When accompanied by the 
development standards in F.A. AMENDMENT NO. 17 DEVELOPMENT STANDARDS, garage placement shall 
be in harmony with the overall desired streetscene. 

Depending upon lot size, the following methods shall be utilized, to include, but not be limited to:
o Side loaded, or rear-loaded orientations.
o Garage setbacks greater than the front yard living area setback.
o Rear of lot garage placement with driveway access from the front of the lot.
o Tandem garages.
o Garage door design considerations that include recessed doors, creative panel design,

windows, and color.
o A porte-cochere architectural element.

Accent colors should be used to compliment the architecture and provide visual variety along the
streetscape.
Where provided, garage door windows should correspond to the window forms of the house.
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vii. Rear and Side Articulation/Facade Treatment

The design consideration and treatment of the rear and side facades of residential buildings has become 
recognized as an important element in the success of a community’s visual character and environment. 

For interior and side yards, it is desirable to create the appearance of increased building separation
whenever possible.  Problems occur when setbacks are not varied or when second story elements are
not offset.  These conditions allow little light to penetrate between buildings and create the effect of a
“canyon” within the side yards.  In many cases, side yard slopes result in both vertical and horizontal
separation that is sufficient to mitigate this concern.  Where side yard slopes do not exist, one or more
of the following solutions shall include, but not be limited to:

o Side elevations should be varied by stepping back the second-story at the side yard, consistent
with the architectural style.  This allows more light to penetrate and gives architectural
interest and variety to yards.  This can also be achieved by offsetting the garage in relationship
to the balance of the unit.

o By providing single-story elements in the side-yard, such as a breezeway, porch, or single-story
room off to the side of the structure that is only one-story in height, you create relief of the
second-story massing.

o Reducing the roof height over an interior volume will increase variety and light penetration to
the side yards.  On the interior, this could be a cathedral ceiling, which would enhance the
interior as well.

All rear and side elevations are required to have several enhancements to avoid the repetitious effect
and avoid a monotonous visual appearance.  Potential solutions to this issue are outlined below:

o The overall look of an extensive row of residences shall be modified by enhancing elevation
window trim and placement.  Giving variety to the windows on the facades gives variety to the
overall streetscape.

o It is required to vary roof conditions from one building to the next through use of varied roof
pitches and forms, different architectural styles, and varied lot setbacks.

o By articulating the rear elevation plan form, variety is given to the overall appearance.
Architectural projections, balconies and trellises, and varied elevations contribute to the
articulation of the form.

o Two-story homes that back to major roads shall have visible elements such as window trims,
varied stucco applications, shutters and enhanced details.

All residential buildings that face an adjacent street should have articulated elevations.  Articulation
should be achieved with porches, balconies, or bay windows, or other features appropriate to the
architectural style of the building.  Street facing elevations on attached products shall have additive or
subtractive architectural elements to help break up the mass of the building facade.  Examples of
additive elements include dormer windows, porches, bay windows, exterior stairs and similar features.
Examples of subtractive elements include carved openings, niches, recessed windows and doors and
similar architectural design features.
In addition, two story homes shall include both one- and two-story elements as a part of their
architectural design.  For each floor plan, varying elevations shall be provided to create visual interest
and a varied neighborhood street scene.  Where similar floor plans of the same unit are located on
adjacent lots, one shall be a reverse plan and different in elevation from the other of the same plan.

viii. Roof Materials and Colors

As shown in Figures C-9b through C-12b, Architectural Details, the roofline of a house is a significant 
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component of a building’s composition when used to define a particular architectural style.  It is important 
to choose the appropriate roof pitch, characteristics, and materials that are consistent and true to the 
selected architectural style. 
 
a) A roof’s composition shall allow for a clean interface with the building and the building façade. 
b) The two elements should not be overbearing nor give the appearance of being disjointed or cut-up. 
c) Varying roof pitches on the same building should be avoided unless they are integral to the 

architectural style or extending over porches and balconies. 
d) Roof materials and colors selected for an architectural style must reflect the elements that are typically 

used in that style.  Roof colors should be soft and warm rather than bright and bold, thus avoiding an 
overpowering visual intrusion to the community’s appearance and character. 

e) Concrete tiles are to be blended in combination with brown and beige colors.  No pure red or clay tiles 
are permitted. 

f) Roof colors shall vary from one house to the next, and roofing materials shall be non-combustible. 
 
d) Landscape Criteria 
 

i. Purpose and Intent 
 
The purpose and intent of the Landscaping Guidelines are to use only California native plants in all 
detention areas, along slopes, other areas of open space, and to provide direction to the design and 
construction of homeowner association-maintained landscape areas and to provide a reference on yard 
landscaping for individual homeowners.   
 
The use of these Landscaping Guidelines for individual homeowners and for areas within the rear and side 
areas is optional.  Landscape plans for areas with native and naturally occurring vegetation do not require 
the submittal of a landscape plan when the native vegetation is being retained.  An overall Conceptual 
Landscape Plan, which calls out edge conditions, street scenes and entry monumentation, is provided on 
Figure C-13, Conceptual Landscape Plan.  All future plans, including construction documents, will need to 
draw inspiration from that plan, and the detailed plans referenced on the Plan, and remain consistent with 
the overall image developed for SP106, A17, as discussed above in Section 2.b.i. 
 
The following are general guidelines that will apply to landscaping within SP106, A17: 
 
 Landscape plans should include a combination of trees, shrubs, and ground cover. 
 Specimen trees should be strategically planted to assist new development in looking “established” as 

quickly as possible. 
 Trees and shrubs should be located and spaced to allow for mature and long-term growth. 
 Trees and larger shrubs should be selected and planted in locations, which will minimize future root 

problems. 
 Deciduous trees can be used to provide solar control during summer and winter, provide fall color, 

seasonal flower, and other desired effects. 
 Drought tolerant landscaping should be incorporated into landscape plans wherever possible. 
 Appropriate water conservation techniques should be incorporated into all landscape designs. 
 All landscaped areas should incorporate automatic irrigation systems. 
 Irrigation systems should be designed to prevent overspray onto walkways, parking areas, buildings, 

and fences. 
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Landscaping shall not impact sight distance.
County maintained areas are to comply with County planting requirements.
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ii. Streetscenes 
 
Four (4) specific streetscenes have been highlighted in this Section of the Design Guidelines, as they are 
the most common occurrences within and/or around SP106, A17.  The four (4) streetscenes are 
Winchester Road, Ron Roberts Way, Elliot Road, and Jean Nicholas Road.  Additionally, the Project will 
have private alley ways, driveways, and a roundabout.  These streetscapes and internal circulation 
elements are described below. 
 
Winchester Road 
 
Winchester Road is the main arterial within SP106, A17, as it is the easterly edge of SP106, A17.  Figure C-
14, Winchester Road Streetscene, depicts a typical plan and section for Winchester Road.  Winchester 
Road has a 184’ right-of-way (ROW).  This ROW consists of 110’ of pavement, with a 37’ wide parkway on 
both sides of the paved section.  This parkway is defined by having a 20’ wide landscaped area adjacent to 
the roadway pavement, a 5’ wide curb-separated sidewalk, and an additional 12’ feet of landscaping.  All 
landscaping within the ROW will be landscaped with trees, shrubs and groundcover, consistent with the 
County’s requirements.  The County will maintain all landscaping within the ROW.  All other landscaping, 
along this Streetscene, and located outside of the ROW, will be maintained by the SP106, A17 
Homeowner’s Association (HOA). 
 
Ron Roberts Way 
 
Ron Roberts Way is an east-west local street that connects Winchester Road to Elliot Road. Figure F-15, 
Ron Roberts Way Streetscene depicts a typical plan and section for Ron Roberts Way.  Ron Roberts Way 
has a 60’ ROW.  This ROW consists of 40’ of pavement, with a 10’ wide parkway on both sides of the paved 
section.  This parkway is defined by having a 5’ wide landscaped area adjacent to the roadway pavement, a 
5’ wide curb-separated sidewalk.  The HOA will maintain all landscaping within the ROW. 
 
Jean Nicholas Road 
 
Jean Nicholas Road is a southeasterly-northwesterly trending that defines the southwesterly border of 
SP106, A17.  Jean Nicholas Road connects Winchester Road development westerly of SP106, A17.  Figure 
C-16, Jean Nicholas Road Streetscene depicts a typical plan and section for the Jean Nicholas Road.  Jean 
Nicholas Road has a 100’ ROW.  This ROW consists of 64’ of pavement, with an 18’ wide parkway on both 
sides of the paved section.  This parkway is defined by having an 8.5’ wide landscaped area adjacent to the 
roadway pavement, a 5’ wide curb-separated sidewalk, and an additional 4.5’ feet of landscaping.   All 
landscaping within the ROW will be landscaped with trees, shrubs and groundcover, consistent with the 
County’s requirements.  The County will maintain all landscaping within the ROW.  All other landscaping, 
along this Streetscene, and located outside of the ROW, will be maintained by the SP106, A17 HOA. 
 
Elliot Road 
 
Elliot Road is a north-south local street that connects Ron Roberts Way to Jean Nicholas Road. Figure C-17, 
Elliot Road Streetscene depicts a typical plan and section for the Elliot Road.  Elliot Road has a 60’ ROW.  
This ROW consists of 40’ of pavement, with a 10’ wide parkway on both sides of the paved section.  This 
parkway is defined by having a 6’ wide landscaped area adjacent to the roadway pavement, and a 4’ wide 
curb-separated sidewalk.  All landscaping within the ROW will be landscaped with trees, shrubs and 
groundcover, consistent with the County’s requirements.  The HOA will maintain all landscaping within the 
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ROW. 

Alley Ways 

Figure C-18, Alley Ways depicts a typical plan and section for alley ways that connect to the units.  Typical 
alley ways will have a 20’ wide section.  This section will consist of two 10’ wide drive lanes. 

Drives A - F 

Figure C-19, Drives A - F Streetscene depicts a typical plan and section for interior driveways.  Drives A - F 
will have a 58’ wide section.  This section will consist of 36’ of pavement, with an 11’ wide parkway on both 
sides of the paved section.  This parkway is defined by having a 6’ wide landscaped area adjacent to the 
roadway pavement, a 5’ wide curb-separated sidewalk.  All landscaping within the ROW will be landscaped 
with trees, shrubs and groundcover, consistent with the County’s requirements.  The HOA will maintain all 
landscaping within the ROW. 

Roundabout 

Figure C-20, Roundabout depicts a typical plan for this feature.  The roundabout will have a 17’ internal 
radius and a 39’ exterior radius.  The roundabout will be landscaped with trees, shrubs and groundcover, 
consistent with the County’s requirements.  The HOA will maintain all landscaping within the roundabout. 
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iii. Edge Conditions 
 
There is existing residential development adjacent to SP106, A17.  These areas, which are located to the 
north and southwest of SP106, A17 will require special treatment based on the future interface between 
the existing residences and the future residences within SP106, A17.  Additionally, careful thought has 
been given to the internal edge conditions between Sub Areas, as well as between the Sub Areas and 
adjacent roadways.  These edge conditions have been identified on Figure C-13, Conceptual Landscape 
Plan, and are described in greater detail below. 
 
Typical Edge Condition along Ron Roberts Way 
 
Instances where SP106, A17 abuts Ron Roberts Way and adjacent development to the north are depicted 
in Figure C-21, Typical Edge Condition along Ron Roberts Way.  A more than adequate buffer has been 
provided as a result of a slope, which will provide a change in elevation between the two uses, and a slope 
trees to further soften and screen the interface between the two different uses.  There is an existing block 
wall that will provide security and privacy to the residents.  Landscaping shall include trees, shrubs and 
groundcover. 
 
Typical Edge Condition along Winchester Road 
 
Instances where Sub Area 1 of SP106, A17 abuts Winchester Road are depicted in Figure C-22, Typical 
Edge Condition along Winchester Road.  A more than adequate buffer has been provided as an extended 
37’ ROW and additional landscaping between the ROW and any residential walls.  Landscaping shall 
include trees, shrubs and groundcover. 
 
Existing Edge Condition North 
 
Instances where SP106, A17 abuts adjacent development to the northwest are depicted in Figure C-23, 
Existing Edge Condition Northwest.  A more than adequate buffer has been provided as a result of a slope, 
which will provide a change in elevation between the two uses, and a slope trees to further soften and 
screen the interface between the two different uses.  There is an existing block wall that will provide 
security and privacy to the residents.  Landscaping shall include trees, shrubs and groundcover. 
 
Existing Edge Condition Southwest 
 
Instances where SP106, A17 abuts adjacent Jean Nicholas Road to the southwest are depicted in Figure C-
24, Existing Edge Condition Southwest.  This Section depicts a landscaped parkway adjacent to Jean 
Nicholas Road, a curb separated sidewalk, and additional landscaping which will be adjacent to a block wall 
that will provide security and privacy to the residents.  Landscaping shall include trees, shrubs and 
groundcover. 
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Abutting Adjacent Development 

Additional attention must be paid to these areas, to ensure that grading and ultimate development of the 
Project will be sensitive to the existing drainage and privacy enjoyed by these existing residences.  The 
County shall review the mass and precise grading plans to ensure that interface issues are addressed 
properly.  In addition, the County shall review landscape plans to ensure that adequate screening is 
provided where necessary.  Lastly, attention should be paid to plotting of new homes to ensure that visual 
encroachment is not an issue.  

Landscaping of Slopes 

All slopes 3 to 1 and steeper, and 3' in vertical height or greater, shall be planted with groundcover and 
shrubs.  All slopes 10' in vertical height shall be planted with a combination of trees, shrubs and 
groundcover shrubs, please see Figure C-25, Typical Slope Planting Plan. All plant material shall be 
selected from Figure C-26, Plant Palette. 

iv. Plant Palette

The intent of these guidelines is to provide a simple plant palette that creates, complements, and 
enhances the overall thematic setting/image for SP106, A17.  In addition, this plant palette has been 
selected for the plants’ appropriateness to climatic conditions, soil conditions, surrounding natural 
environment conditions and concern for maintenance and water conservation. 

Plant selection for specific areas of the community shall have similar cultural requirements so that 
irrigation can be designed to minimize water use and plant material can thrive under optimal conditions. 
This plant palette is derived from the Riverside County California Friendly Plant List.  Landscaping is used to 
frame and soften structures, define site functions, enhance the quality of the environment, accent selected 
portion of the site, and create desirable places for people to live.  Figure C-26, Plant Palette has been 
prepared for SP106, A17 to achieve these desired goals. 

v. Walls, Fences, and Monumentation

Overall Plan 

The Wall and Fence Plan is included as Figure C-27a, Wall and Fence Plan and Figure C-27b, Wall and 
Fence Details.  Where fencing and walls are essential, these elements should be designed to complement 
the architecture of the Project.  The following general guidelines shall apply to fencing that is visible within 
SP106, A17: 

Fence and wall materials and colors should be designed to complement the architecture of the
adjacent buildings.
Fences and walls adjacent to arterial streets should be constructed as low as possible consistent with
their screening, noise attenuation, and security functions.
The materials and colors of any walls adjacent to arterial streets should be compatible and
complementary with the existing walls near the property.
Fencing is preferred over walls and should be encouraged wherever possible.
Solid walls in sloping terrain should be “stepped” to follow the terrain.
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Double fencing (i.e., existing fencing abutting proposed fencing) on a property is strongly discouraged.
Locations of walls and fences shall not interfere with sight distance.
County will only maintain standard sound walls; all other walls and fences shall be privately
maintained.
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Walls and Fencing 

Block Wall with Vines 

Where required for privacy, or as required for noise attenuation, a decorative block wall will be permitted. 
The approximate location for these walls is depicted on Figure C-27a, Wall and Fence Plan and Figure C-
27b, Wall and Fence Details; however, the final location may be adjusted based on field conditions, and 
the recommendations contained in the Project’s Noise Analysis.  It is intended that these walls will be 
planted with a growing vine that will soften the appearance of the wall and serve as a deterrent to any 
type of graffiti vandalism.  Block walls with vines shall be required at all side yard conditions on local 
streets.  Walls shall be maintained by the HOA.  A detail for the walls is contained in Figure C-28, Block 
Wall with Vines. 

Slumpstone Block Pilaster 

A slumpstone block pilaster will be required approximately every 100’ in length for block wall or view 
fencing.  The exact location of the slumpstone block pilaster will be determined at the precise grading plan 
stage of development; however, at a minimum it will occur at property corners and where there is a 
change of wall/fencing materials.  A detail for the slumpstone block pilaster is contained in Figure C-29, 
Slumpstone Block Pilaster.  It is comprised of tan slumpblock pilaster, concrete cap, and concrete footing. 

View Fencing 

View fencing will be installed in instances where rear and side views from residential lots are desired and 
feasible.  Special consideration shall be paid when locating view fencing in terms of privacy both on-and 
off-site of the residential lot.  Also, view fencing should not be allowed where noise attenuation is 
required, unless otherwise permitted by the Director of Planning.  The approximate location for view 
fencing is depicted on Figure C-27a, Wall and Fence Plan; however, the final location may be adjusted 
based on field conditions and the recommendations contained in the Project’s Noise Analysis.  View 
fencing will be approximately 5’ in height and comprised of tubular steel fence panels and posts as 
depicted on Figure C-30, Tubular Steel Fencing. 

Yard Fencing 

Fencing between adjacent residential lots is depicted on Figure C-31, Yard Fencing.  The fencing may be a 
vinyl material which is typically a shade of white.  Other colors may be allowed by the Planning Director.  
As shown on Figure C-31, the fence shall return to the house via a block wall which includes a wooden 
gate.  The location of this return shall be where the wrap around front elevation architecture of the house 
transitions to the less articulated side yard.  Fences shall be located on the side and rear property lines, 
and at the top of slope under slope conditions. 
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Monumentation 
 
The design theme for the entries draws from the natural and existing settings adjacent to SP106, A17.  
Entries all share the same relative scale and mass to provide a constant element in their design.  All 
Monumentation shall comply with the following general guidelines: 

 A combination of the following accent features can be incorporated into the Project entry:  
ornamental landscaping, architectural monuments, decorative walls, and/or signs. 

 Project entry features shall reflect the overall architectural identity and character of the Project.  
This character is defined by the use of ledgestone, slumpstone, precast concrete, plastic logo (if 
applicable) and lettering which will compliment to natural and built environment. 

 Colored, textured, and permeable paving treatment at entry drives is encouraged to complement 
the monumentation. 

 Project icons, thematic pilasters, special paving treatments, and specialty landscaping should be 
used to unify a project. 

 All monumentation shall be constructed of high quality materials. 
 The location of any/all monumentation shall not impact sight distance, (as determined by the 

County Engineer). 
 
Monumentation shall be classified as either Project Entry or Directional.  Entry monumentation signs will 
be located at the main entry driveways to the Project.  Figure C-32a, Entry Monumentation and Figure C-
32b, Directional Monumentation show elevations of the Entry and Directional Monumentation, 
respectively. 
 
Stamped concrete or paving stones shall be incorporated at major entries as depicted on Figure C-33, 
Stamped Concrete Examples. 
 
Retaining Walls 
 
Due to the topography in SP106, A17, retaining walls are anticipated to be used when practical.  A variety 
of retaining wall techniques are available to the developer.  Any and all of these techniques may be 
employed by developer; the exact type, height and location to be determined at the grading stage of 
development, ultimately to be approved by the Planning Director and Building Official.  When retaining 
walls are visible from the public view, the developer shall utilize some form of vegetated retaining wall. 
 

vi. Recreational Amenities 
 
A private recreation center and a park will be located in SP 106, A17, and will serve the residents of SP106, 
A17.  These areas may contain the following amenities: pool complex including covered seating areas, 
covered BBQ area, and restrooms, active and passive play areas, basketball ½ courts with seating and lawn 
areas, shaded tot lots and picnic areas with seating and lawns, as shown on Figure C-34a, Typical 
Recreation Area Amenities - Park and Figure C-34b, Typical Recreation Area Amenities – Recreation Area. 
 
Sidewalks are provided along roadways and connect to the various areas of SP 106, A17.  Planning Areas.  
Sidewalks are typically 5 feet in width and consist of hard surface trail material or concrete surfaces for 
pedestrian use.  Sidewalk locations are shown on Figure C-35, Sidewalk Plan. 
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Typical basketball court and open recreational area 

Typical tot lot and open recreational area 
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vii. General Landscape Requirements 
 
The following general landscape requirements and goals shall apply to the SP106, A17 development to 
maximize energy efficiency and maximize water quality and conservation. 
 
This section of the Design Guidelines serves to highlight elements in the site planning, design, and 
construction phases of SP106, A17 that can be implemented to achieve a standard of energy efficient 
performance which is both desirable for the homeowner, the environment, and builder/developer as it 
relates to landscaping. 
 
The following have been selected based on their ease of applicability and implementation during the 
design, and construction phases, marketability and/or desirability potential to the home buyer, and cost 
incentive factors to both the builder and homeowner in order to maximize energy efficiency and maximize 
water quality and conservation. 
 
Goal #1: Maximize Energy Efficiency 
 
During Landscaping 
 
During the summer months, tall deciduous trees sited along the southwest and west of a residence 
provide shade and protect the home from solar heat gain keeping the outdoor surroundings cool.  During 
winter, leaves drop off allowing winter sun to shine through to heat the home passively.  The result is less 
reliance on mechanical heating and cooling systems.   The following shall be implemented throughout the 
Project: 
 
 Where practical, place tall, deciduous trees to the southwest and west (as well as east) sides of the 

house to block hot afternoon summer sun. 
 
Non-permeable materials used as ground covering absorb and trap the sun’s heat, contributing to the 
increase in the average daily temperature surrounding the home.  Permeable materials cut down on the 
amount of heat absorbed and re-radiated from the surface.  Use of permeable materials prevents 
additional solar heat gain surrounding the home and reduces reliance on mechanical cooling systems.  The 
following shall be implemented throughout the Project: 
 
 Reduce the amount of non-permeable surface on each lot to the maximum extent possible. 

 
Goal #2: Maximize Water Quality and Conservation 
 
Landscape Considerations 
 
Drought tolerant and native plants are required as part of the plant palette. 

Different types of plants have different watering and maintenance needs.  A zoned irrigation system 
delivers the appropriate amount of water to the appropriate landscaping zone as needed.  Use a drip 
irrigation system and/or zoned irrigation system with a rain sensor shut-off feature.  The shut-off feature 
prevents unnecessary irrigation during rainy periods. 
 
Consider landscape treatments instead of lawns.  Where lawns or gardens are proposed, incorporate 
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retention grading and/or construct as a swale to allow for maximum retention and control of stormwater 
flows. 
 
viii. Irrigation 

 
Irrigation Point of Connection Master Plans will begin to be created during the tentative map process as 
grading, lot configuration and maintenance responsibility begins to be more precise and will act as 
coordination mechanisms between the landscape architect, civil engineer, dry utility consultant, utility 
provider, and water district through the construction document process. 
 
All common irrigation areas shall be capable of being operated by a computerized irrigation system which 
includes an onsite weather station/ET gage capable of reading current weather data and making automatic 
adjustments to independent program run times for each irrigation valve based on changes in temperature, 
solar radiation, relative humidity, rain and wind.  In addition, the computerized irrigation system shall be 
equipped with flow sensing capabilities, thus automatically shutting down the irrigation system in the 
event of a mainline break or broken head.  These features will assist in conserving water, eliminating the 
potential of slope failures due to mainline breaks and eliminating over watering and flooding due to pipe 
and/or head breaks.  All landscaped areas shall be watered with a permanent underground irrigation 
system. 
 

ix. Maintenance Responsibility 
 
The majority of the common site landscaping within SP106, A17 will be maintained by the HOA.  All 
landscape areas shall be maintained in accordance with the best industry standards for professional 
landscape maintenance.  Such maintenance shall include watering, fertilization, mowing, edging, pruning, 
trimming, herbicide programming, pesticide programming, clean-up and other on-going seasonal 
programmed maintenance functions.  Replacement of dead or diseased plant materials originally approved 
shall be accomplished on a routine basis.  Irrigation systems shall be routinely inspected, repaired and 
maintained in an operating condition at all times.  All walks shall be kept routinely free of litter and debris. 
 

x. Lighting 
 
Lighting fixtures should be selected to complement the architecture and layout of the Project.  The 
quantity and quality of light, as measured in foot-candles, should be consistent with the Mount Palomar 
Lighting Ordinance (Ordinance No. 655).  Lighting levels should not be so intense as to draw attention to 
the glow or glare of the Project site.  See Figure C-36, Typical Lighting Fixtures. 
 
 All light fixtures shall be shielded to minimize glare and the illumination upon neighboring properties and 

open space areas. 
 Light fixtures should be architecturally compatible with building design when prominently visible. 
 Lighting systems should incorporate timers and sensors to avoid unnecessary illumination and to conserve 

energy. 
 Any lights that are considered “non-standard” by the County shall be maintained by the HOA. 

 
xi. Mailboxes 

 
Once construction documents are underway, a mailbox master plan will be created and coordinated with the 
United States Postal Service, identifying type and location of mailbox structures.  See Figure C-37, Typical Mail 
Boxes. 
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xii. Water Quality 
 
It is anticipated that detention/water quality basins will be located within SP106, A17.  These basins will be 
strategically located within the Project in order to adequately convey, retain and treat Project run-off 
before discharging the run-off off-site.  These basins are not intended for any dual use (i.e., recreational 
use).  The basins shall be designed to Riverside County Flood Control and Water Conservation District 
requirements and specification.  These basins shall be maintained by the HOA.  See Figure C-38, Typical 
Basin. 
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CD:MHDR Community Development: Medium High Density Residential 
CD:LI Community Development: Light Industrial 
CEQA California Environmental Quality Act 
CH4 Methane 
CIWMP County Integrated Waste Management Plan 
CLUP French Valley Airport Comprehensive Land Use Plan 
CNEL Critical Noise Equivalent Level 
C-O Commercial Office 
CO Carbon Monoxide 
CO2 Carbon Dioxide 
CO2E Carbon Dioxide Equivalent 
C-P-S Scenic Highway Commercial 
CR Commercial Retail 
CRMP Cultural Resources Management Plan 
CSA Community Service Area 
CUP Conditional Use Permit 
CVC California Vehicle Code 
dBA A-weighted decibel
DTSC California Department of Toxic Substances Control
DIF Development Impact Fees
EIR Environmental Impact Report
EMWD Eastern Municipal Water District
EPA Environmental Protection Agency
ESA Environmental Site Assessment
°F Fahrenheit
FV ALUCP French Valley Airport Land Use Compatibility Plan
GHG Greenhouse Gas
GP General Plan
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GWP Global Warming Potential 
HANS Habitat Evaluation and Acquisition Negotiation Strategy 
HCP Stephens’ Kangaroo Rat Habitat Conservation Plan 
MHDR Medium High Density Residential 
HRA Health Risk Assessment 
I-15 Interstate 15 
I-215 Interstate 215 
I-P Industrial Park 
LI Light Industrial 
LOS Level of Service 
LST Level of Significance Threshold 
MBTA Migratory Bird Treaty Act 
MRZ Mineral Resources Zones 
M-SC Manufacturing-Service Commercial 
MSHCP Multiple Species Habitat Conservation Plan 
N2O Nitrogen Dioxide 
NAAQS National Ambient Air Quality Standards  
NAHC Native America Heritage Commission  
NIOSH National Institute for Occupational Safety and Health  
NOA Naturally Occurring Asbestos 
NOx Nitrogen Oxide 
NPDES National Pollutant Discharge Elimination System 
OEHHA Office of Environmental Health Hazard Assessment 
OPR Office of Planning and Research 
OS:C Open Space: Conservation 
R-5 Open Area Combining Zone – Residential Developments 
RCP Reinforced Concrete Pipe 
PM2.5 Particulate Matter – 2.5 micrometer or less 
PM10 Particulate Matter – 10 micrometer or less 
RCFC&WCD Riverside County Flood Control and Water Conservation District 
RCIP Riverside County Integrated Project 
RCIT Riverside County Information Technology 
ROW Right-of-Way 
SARWQCB Santa Ana Regional Water Quality Control Board 
SCAG Southern California Association of Governments 
SCAQMD South Coast Air Quality Management District 
SMGB State Mining and Geology Board 
SO2 Sulfur Dioxide 
sq. ft. Square Feet 
SR79 North Winchester Road 
SR79S State Route 79 South 
SRA Source Receptor Area 
SWAP Southwest Area Plan 
SWPPP Storm Water Pollution Prevention Plan 
SWRCB State Water Resource Control Board 
TCP Traffic Control Plan 
TUMF Transportation Uniform Mitigation Fee 



Page viii EA No.  40880 

TVUSD Temecula Valley Unified School District 
USGS U.S. Geology Survey 
USFW U.S. Fish and Wildlife Service 
UST Underground Storage Tank 
UWMP Urban Water Management Plan 
VOC Volatile Organic Compound 
WDR Waste Discharge Requirement 
WQMP Water Quality Management Plan 
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COUNTY OF RIVERSIDE 
ENVIRONMENTAL ASSESSMENT FORM: INITIAL STUDY 

Environmental Assessment (E.A.) Number: 40880. 
Project Case Type (s) and Number(s):  General Plan Amendment No. 170001; Specific Plan No. 
106, Amendment No. 17; Tentative Tract Map No. 37078; and Plot Plan No. 170003 
Lead Agency Name: County of Riverside Planning Department 
Address:   P.O. Box 1409, Riverside, CA 92502-1409 
Contact Person:  , Project Planner 
Telephone Number: 951-955-
Applicant’s Name:  JBL Investments and Soselu Trust - Tenants in Common 
Applicant’s Address: Allen Su, P.O. Box 3668, Gaithersburg, MD 20885, and Abby Mirhan, 1930 
Alpha Avenue, South Pasadena, CA 91030 

I. PROJECT INFORMATION.

Project Description: 

Overview 

The proposed Project includes General Plan Amendment No. 170001, Change of Zone No. 7347, 
Specific Plan No. 106, Amendment No. 17, Tentative Tract Map No. 37078 and Plot Plan No. 170003 
on three parcels totaling approximately 30.62 gross (24.38 net) acres of land located westerly of 
Winchester Road/Highway 79, northerly of Jean Nicholas Road and easterly of Kooden Road. 
Reference Figure 1, Regional Location Map, Figure 2, Vicinity Map, and Figure 3, Aerial Photo.  
These Project components are discussed in greater detail below. 

General Plan Amendment No. 170001 

General Plan Amendment No. 170001 proposes to change the land use designation from a mix of 
Light Industrial (LI), Commercial Retail (CR), Commercial Office (CO), and Open-Space Conservation 
(OS-C) land use designations, to Medium High Density Residential (MHDR, 5-8 units per acre). 

Reference Figure 4, General Plan Amendment No. 170001. 

Change of Zone No. 7347 

Change of Zone No. 7347 proposes to change the zoning of the entire 30.62-acre site from C-O 
(Commercial Office), R-5 (Open Area Combining Zone – Residential Developments), C-P-S (Scenic 
Highway Commercial), and I-P (Industrial Park), to R-3 (General Residential) ,). 

Reference Figure 5, Change of Zone No. 7347. 
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Specific Plan No. 106, Amendment No. 17 

Amendment No. 17 to Specific Plan 106 (SP 106, A17) proposes to modify the existing zoning 
classifications on the Project site from C-O (Commercial Office), R-5 (Open Area Combining Zone – 
Residential Developments), C-P-S (Scenic Highway Commercial), and I-P (Industrial Park), to R-3 
(General Residential).  SP106, A17 only applies to Planning Area 18a of Specific Plan 106. 
Reference Figure 6, Specific Plan No. 106, A17 Land Use Map. 

Tentative Tract Map No. 37078 

Tentative Tract Map No. 37078 (TR 37078) is a three (3) parcel residential map (for condominium 
purposes).  TR 37078 is a Schedule “A” subdivision, pursuant to Ordinance No. 460, Regulating the 
Division of Land of the County of Riverside (Ordinance No. 460). 

37078 will create a residential subdivision, and includes the following: 

3 single-family residential lots totaling 21.11 acres (Lots 2, 4, and 6);
4 open space lots (including 2 basins) totaling 3.27 acres (Lots 1, 3, 5, and 7); and
5 internal driveways:
o Drive “A”;
o Drive “B”;
o Drive “C”;
o Drive “D”;
o Drive “E”; and
o Drive “F”.

Reference Figure 7, Tentative Tract Map No. 37078. 

Plot Plan No. 170003 

Plot Plan 170003 proposes a development plan for a total of 163 single-family detached condominium 
units, 326 garage parking spaces, a minimum of 138 guest / street parking spaces and 0.89 acres of 
recreation areas. 

Reference Figure 8, Plot Plan No. 170030. 

Building Architecture and Materials 

There is a common architectural theme throughout the Project.  This is reflected in the use of colors, 
materials, roof elements, massing, detailing, lighting, and tower elements.  Buildings will range in 
height from 21’ to 45’ (for tower elements).  The overall architectural style is defined as Spanish with 
four different architectural styles: Spanish Colonial, Formal Spanish, Andalusian, and Adobe Ranch. 

Reference Figures 9a through 9d, Elevations. 
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Landscaping 

Project landscaping includes drought tolerant plant species.  Trees are of the evergreen and 
deciduous varieties.  Landscape is provided along the Project perimeters, roadway parkways, and 
between buildings.  Landscaping is also provided within the Project private recreation areas and 
around proposed water quality basins.  Approximately 421,230 square feet, or 32% of the Project is 
landscaped. 

Figure 10, Landscape Plan. 

Circulation 

The proposed Project will take access off Jean Nicholas Road, Elliot Road and Ron Roberts Way. 
Drive “A” through Drive “F” will provide access into and throughout the entire site.  The Project will 
construct roadway improvements as reflected in Figure 11a, Winchester Road Improvements, 
Figure 11b, Ron Roberts Way Improvements, Figure 11c, Jean Nicolas Road Improvements, 
Figure 11d, Elliot Road Improvements, and Figure 11e, Private Driveways "A" - "F".  These 
improvements include the following: 

Winchester Road 
Project frontage
184’ right-of-way (ROW), 92’ half-width.
Install 16’-17’ asphalt concrete, curb, gutter and 5’ wide meandering sidewalk.

Jean Nicholas Road 
Fully improved to 100’ ROW.  Adding sidewalk along southwest portion (Lot 1) and landscaping,
also adding striping for a crosswalk and stop sign at Elliot Road intersection.

Ron Roberts Way 
Along Project frontage, easterly of intersection of Elliot Road and Roan Roberts Way.
74’ ROW, 15’ to be vacated, ultimate 60’ ROW.
8’ asphalt concrete, curb and gutter.
10’ parkway with 5’ wide curb adjacent sidewalk and 5’ wide landscaped parkway.

Elliot Road 
Fully improved to 60’ ROW.  Landscape improvements needed, striping for stop bar and
crosswalk, stop sign at Jean Nicolas intersection.

Private Driveways “A” through “F” 
36’ width.
22’ wide drive lane.
7’ parking lane.
6’ wide landscaped parkway.
5’ wide curb separated sidewalk.

Alley Ways 
20’ width.
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Grading 

The Project rough grading will involve approximately 75,000 cubic yards (CY) of cut and 95,000 CY of 
fill.  Lot spoil dirt from house foundations, wall footings, driveways, streets, sidewalks and utilities will 
generate approximately 13,200 CY of cut.  Excavation to widen Winchester Road/Highway 79 will 
generate the remaining 6,800 CY of cut needed to balance the site. Therefore, the Project anticipates 
the cut and fill will effectively balance onsite and large numbers of truck for hauling either cut or fill will 
not be required. 

The site currently ranges in elevation from approximately 1,429 feet above mean sea level (AMSL) on 
the northwestern side of the Project site to 1,383 AMSL in the northeastern corner of the site. 

When graded, the Project will range in elevation from a high of 1,429 AMSL at the top of the 
northwestern slope of the site to a low elevation of 1,378 AMSL at the bottom of the eastern water 
quality basin.  This demonstrates that the range of site elevation variations will widen from 46’ to 51’ to 
facilitate the development of the Project.  Perimeter slopes on all sides will match the grade of 
surrounding properties and projects. 

The Project will also require off-site grading for the widening of Winchester Road/Highway 79.  Off-site 
grading associated with street improvements will involve minor street grading (cut or fill thicknesses 
less than 2’) for a graded area of 74,700 square feet or 1.71 acres.  Overall earthwork volume is 
estimated to be 6,800 CY of cut, which will be used on the Project site as part of the overall Project 
development. 

Reference Figure 12, Grading Plan. 

Drainage / Hydrology / Water Quality 

The existing terrain generally drains from west to east and is tributary to the French Valley Creek 
system which is a tributary to Murrieta Creek.  The existing terrain has an elevation of 1430± at the 
northwest corner and a 1380± elevation at the easterly property line, which result in an elevation 
changes of 50 feet. The existing terrain slopes downward toward the easterly property line where 
flows are collected at an existing 84-inch Corrugate Metal Pipe (CMP) Culvert that crosses State 
Route 79. The 84-inch CMP Culvert delivers the flows from the area to French Valley Creek.   The 
storm drain will perpetuate the existing flow patterns and impacts to the downstream riparian area 
would not be impacted by the Project.  The Project area is not part of a Master Drainage Plan. 

The existing site currently accepts offsite flows from the north through an existing storm drain system 
crossing Ron Roberts Way and from State Route 79. 

Reference Figure 13a, Hydrology - Existing Conditions and Figure 13b, Hydrology - Proposed 
Conditions. 

The Project will install a storm drain system to collect the flows outletting into the existing storm drain. 
These flows will be conveyed to the existing 84-inch (CMP) culvert.  The flows that are generated by 
the existing and proposed improvement for State Route 79 will be captured by an existing catch basin 
located at the Intersection of Jean Nicholas Road and State Route 79.  The proposed Project is 
proposing an infiltration basin along the easterly property line.  The onsite area will be collected by a 
series of catch basins and a storm drain system that will deliver the flows to a proposed infiltration 
basin.  The proposed infiltration basin has been designed to treat the runoff from the Project to meet 
the water quality criteria for residential projects. 
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As previously mentioned, the onsite area will be collected by catch basins and a storm drain system.  
As a result, the Project consists of one drainage area that is designed to convey flows to the 
infiltration basin.  The WQMP identifies the drainage management area (DMA) that was used to 
perform a water quality volume assessment in order to determine the size of the infiltration basin. 
Onsite flows generated by the proposed Project will be collected and conveyed using a combination of 
surface flow, catch basins, and sub-surface storm drains to deliver the runoff to the infiltration basin. 
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Flows in excess of the infiltration basin capacity will be discharged into the existing 84-inch CMP 
Culvert.  The Project will discharge a maximum of 54.7 cubic feet per second from the infiltration basin 
for the 100 year flow rate.  The Project will also comply with the water quality requirements by storing 
the water quality storage volume of 28,423 cubic feet.  The Project has designed an infiltration basin 
that stores approximately 188,000 cubic feet. 

The proposed storm drain and water quality infrastructure systems proposed for the Project meet the 
requirements and criteria established by the County of Riverside.  The proposed storm drain and 
water quality infrastructure system will provide flood control protection for the Project site and 
proposed street improvements.  Moreover, the storm drain and water quality system will provide the 
necessary Best Management Practices to treat the runoff generated by the Project in a manner that 
meet the requirements outlined in the WQMP. 

Reference Figure 14, WQMP Site Plan. 

Sewer and Water Facilities 

The proposed Project will tie into an existing 12” EMWD water line, which is located in Ron Roberts 
Way.  The proposed Project will connect into an existing EMWD sewer line located in Ron Roberts 
Way currently serving the master planned single-family residential subdivision contiguous north of the 
Project site. 

Utilities 

All utilities and public services are currently available on, or adjacent to, the proposed Project site. 
Utility and Service providers are as follows: 

• Electricity: Southern California Edison 
• Water: Eastern Municipal Water District 
• Sewer: Eastern Municipal Water District 
• Cable: Verizon 
• Gas: Southern California Gas 
• Telephone: Verizon 

French Valley Airport Influence Policy Area 

The Project site is located within French Valley Airport Influence Policy Area (Airport Influence Area).  
There are several safety zones associated with the Airport Influence Area.  Properties within these 
zones are subject to regulations governing such issues as development intensity, density, height of 
structures, and noise.  The Project site is located within Zone E of the French Valley Airport Land Use 
Compatibility Plan (2007 FVALUCP).  An Airport Land Use Commission (ALUC) Development Review 
application was submitted to the ALUC (File No. ZAP1080FV18) and the ALUC Board found the 
application to be consistent with the 2007 FVALUCP on June 14, 2018.  A letter was issued by the 
indicating that the ALUC found that project consistent with the French Valley Airport Land Use 
Compatibility Plan, subject to eleven (11) conditions of approval.  The Project was also submitted to 
the Federal Aviation Administration (FAA).  On May 21, 2018, the FAA made a “Determination of No 
Hazard to Air Navigation.” 
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Biological Resources 

A Habitat Acquisition and Negotiation Strategy (HANS) application was submitted to the 
Environmental Programs Department (EPD) - Case No. PAR00831 & PM33817.  A letter dated July 6, 
2006 was issued by the EPD indicating that no conservation was described for the property.  The 
application was forwarded to the Western Riverside County Regional Conservation Authority (RCA) 
for Joint Project Review (JPR 06-06-14-01).  The JPR concluded that the Specific Plan 106, 
Amendment No. 17 site is consistent with both the Criteria and Other Plan requirements. 

Construction Scenario 

The Project is expected to commence construction in early 2020 and be at full occupancy by the end 
of 2021.   

The phases of the construction activities and the equipment fleet are contained in Table I-1, 
Construction Activities and Equipment Fleet: 

Table I-1 
Construction Activities and Equipment Fleet 

Activity Equipment Number Hours Per Day 

Site Preparation Rubber Tired Dozers 3 8 
Crawler Tractors 4 8 

Grading 

Excavators 2 8 
Graders 1 8 
Rubber Tired Dozers 1 8 
Scrapers 2 8 
Crawler Tractors 2 8 

Building Construction 

Cranes 1 8 
Forklifts 3 8 
Generator Sets 1 8 
Tractors/Loaders/Backhoes 3 8 
Welders 1 8 

Paving 
Paving Equipment 2 8 
Rollers 2 8 
Pavers 2 8 

Architectural Coating Air Compressors 1 8 
Source: Air Quality Impact Analysis (Appendix B1) 

A. Type of Project:   Site Specific ;     Countywide ;     Community ;     Policy . 

B. Total Project Area:

Residential Acres: 
30.62 

Lots: 7 Units:  163 Projected No. of Residents:  
490 

Commercial Acres: N/A Lots:  N/A Sq. Ft. of Bldg. Area:  
N/A 

Est. No. of Employees:  N/A 

Industrial Acres:  N/A Lots: N/A Sq. Ft. of Bldg. Area:  
N/A 

Est. No. of Employees:  N/A 

Other:  N/A 

C. Assessor’s Parcel No(s):  480-160-023
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D. Street References:  West of Winchester Road, east of Jean Nicholas Road, south of Ron
Roberts Way.

E. Section, Township & Range Description or reference/attach a Legal Description.

Section, Township & Range Description.
Section 32,
Township 6 South, and
Range 2 West.

Legal Description.

Parcel 2 as shown by map on file in Book 5, page 47 of Parcel Maps, in the office of the 
County Recorder of Riverside County, California. 

F. Brief description of the existing environmental setting of the Project site and its
surroundings:

According to the MSHCP Consistency Analysis (Appendix C1) the Project site consists of a
single vacant land parcel divided into three non-contiguous areas by the previous extensions
of Jean Nichols Road and Elliot Road through the site.  The Project site has extensive frontage
along Winchester Road (State Route 79) with the surrounding vicinity being primarily newer
single-family residences and vacant land.

The Project site’s physical setting was researched employing a United States Geological
Survey (USGS) 7.5 Minute Topographic Quadrangle (Quad) Map relevant to the Project site.
The USGS 7.5 Minute Quad Map has an approximate scale of 1 inch to 24,000 feet, and
shows physical features such as wetlands, roadways, mines, and buildings.  The USGS 7.5
Minute Quad Map was used as the Standard Physical Setting Source and is sufficient as a
single reference.

The Bachelor Mountain, California Quad Map, shows no physical features that are likely to
environmentally impact the Project site.  The Project site is identified as a vacant wedge-
shaped undeveloped land parcel divided into three non-contiguous areas.  No mines,
aboveground storage tanks, or wetlands were depicted contiguous to the Project site, although
a seasonal blueline stream is depicted extending along the southeast side Winchester Road
across from the Project site.  The Project site elevation ranges from approximately 1,424 to
1,448 feet above mean sea level with an overall gentle topographic gradient to the
south/southeast (USGS Bachelor Mountain 7.5’ Quadrangle).

Up until the winter of 2005/2006, the Project site was a 30.62-acre parcel that was actively in-
use as an agricultural field as it had been for decades.  It was then divided into three non-
contiguous areas when the construction of Jean Nicholas and Elliot Roads began in 2006-
2007 through the western portion of the site.  Jean Nicholas Road was completed by 2009,
while Elliot Road was subsequently completed in 2013.

The Project site was used as a staging area for the roadway and tract home construction
occurring in the area between 2005 and 2012.  Piles of rip-rap are still present in Areas 2 and
3. The surface of Area 3 is dominated by remnants of those construction activities, including
numerous piles of dirt, aggregate, dirt mixed with aggregate, rocks and boulders, construction
waste materials etc.  It also appears that soils and earth materials present in Area 3 were
borrowed for use as construction materials.  Before chain-link fencing enclosed Area 3, it was
being used as a motocross track.
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Topography on Areas 1 and 2 is flat-lying and featureless, the result of the mass grading to 
construct Jean Nicholas and Elliot Roads.  Topography on Area 3 is also the result of the 
mass grading, but also reflects the prior use of the site as a construction staging area.  Natural 
topography on Area 3 was once the south- and east-facing slope of a larger hillside landform. 
The sloping topography is the only remnant of what naturally occurred in the past. 
Topography is now characteristic of an abandoned construction site with manmade elevations 
and depressions.  Areas 1, 2, and 3 are depicted on Figure 15, Soils Map. 

Review of the “Soil Survey of Western Riverside Area, California” revealed that the surficial 
soils at the Project site are included in the Monserate-Arlington-Exeter Association (Soils of 
the Southern California Coastal Plain).   Within this association, ten soil types were previously 
mapped on the site (reference Figure 15, Soils Map): 

AuC - Auld clay, 2-8 percent slopes
AuD - Auld clay, 8-15 percent slopes
AyF - Auld cobbly clay, 8-50 percent slopes
BkC2 - Buchenau silt loam, 2-8 percent slopes, eroded
FwE2 - Friant fine sandy loam, 5-25 percent slopes, eroded
LaC - Las Posas loam, 2-8 percent slopes
PsC - Porterville clay, moderately deep, 2-8 percent slopes
PtB - Porterville clay, moderately deep, slightly saline-alkali, 0-5 percent slopes
PvD2 - Porterville gravelly clay, moderately deep, 2-15 percent slopes, eroded
YbC - Yokohl loam, 2-8 percent slopes

As shown on the USGS Topographic Map, 7.5 Minute Series, Bachelor Mountain, California 
Quadrangle, natural watercourses of any kind are not present on the site (e.g., perennial or 
intermittent blueline streams, ephemeral drainages, historical drainages, etc.).  Drainage on 
the site is by gravity flow. Storm water flows from higher elevations in the north and west 
portions of the site downslope in a southeasterly direction.  Other kinds of aquatic features are 
also not present on the site (i.e., vernal pools or swales, vernal pool-like ephemeral ponds, 
stock ponds or other human-modified depressions, etc.). 

The Project site has never been developed and was used primarily for agriculture up until the 
winter of 2005/2006.  No dry cleaners, gasoline stations, major landfills, military bases, or 
heavy industrial businesses were identified on the Project site.  Currently, the Project site is 
vacant and undeveloped. 

The Project site, like the rest of Southern California, is located within a seismically active 
region near the active margin between the North American and Pacific tectonic plates.  The 
principal source of seismic activity is movement along the northwest-trending regional faults 
such as the San Andreas, San Jacinto and Elsinore fault zones.  These fault systems are 
estimated to produce up to approximately 55 millimeters of slip per year between the plates. 
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By definition of the State Mining and Geology Board, an active fault is one, which has had 
surface displacement within the Holocene Epoch (roughly the last 1,000 years).  This definition 
is used in delineating Earthquake Fault Zones as mandated by the Alquist-Priolo Geologic 
Hazards Zones Act of 1972 and as revised in 1994 and 1997 as the Alquist-Priolo Earthquake 
Fault Zoning Act and Earthquake Fault Zones.  The intent of the act is to require fault 
investigations on sites located within Special Studies Zones to preclude new construction of 
certain habitable structures across the trace of active faults. 

The Project site is not located within an Earthquake Fault Hazard Zone.  The Project site 
could, however, be subjected to significant shaking in the event of a major earthquake on the 
Elsinore Fault or other nearby regional faults.  Structures for the Project site should be 
constructed in accordance with current Uniform Building Code (UBC) seismic codes and local 
ordinances. 

II. APPLICABLE GENERAL PLAN AND ZONING REGULATIONS.

A. General Plan Elements/Policies:

Land Use:  The Project is consistent with the policies of the Land Use Elements of the
General Plan and the Southwest Area Plan, including the Highway 79 Policy Area.
General Plan Amendment No. 170001 proposes to change the land use designation from a
mix of Community Development: Commercial Retail (CD:CR), Community Development:
Commercial Office (CD:CO), Community Development: Light Industrial (CD:LI), and Open
Space: Conservation (OS:C) to Community Development: Medium High Density
Residential (CD:MHDR). Change of Zone No. 7347 proposed to change the zoning of the
entire 30.62-acre site from C-O (Commercial Office), R-5 (Open Area Combining Zone –
Residential Developments), C-P-S (Scenic Highway Commercial), and I-P (Industrial
Park), to  R-3 (General Residential).  These changes will ensure consistency with the
General Plan Land Use Element.  The proposed Project meets all other applicable land
use policies of the General Plan.

Circulation:  Adequate circulation facilities exist and are proposed to serve the Project. The
proposed Project meets with all other applicable circulation policies of the General Plan.

Multipurpose Open Space:  The proposed Project is located within the Multiple Species
Habitat Conservation Plan (MSHCP); however, it is not located in a criteria area.  No
natural open space land was required to be preserved within the boundaries of this
Project. The proposed Project meets all other applicable General Plan Multipurpose Open
Space Element policies.

Safety:  The proposed Project is not located in a flood zone.  The proposed Project is in an
area designated as having low potential for liquefaction and susceptible to subsidence.
The Project is not within a very high fire hazard area.  The Project is not located within an
Alquist-Priolo or County Fault Zone.  The proposed Project has allowed for sufficient
provision of emergency response services to the Project through the project design and
payment of development impact fees. The proposed Project meets all other applicable
General Plan Safety Element policies.

Noise:  Sufficient mitigation against any foreseeable noise sources in the area have been
provided for in the design of the Project. However, the Project is for a residential
development and noise levels associated with the proposed Project are not anticipated to
be substantial.  The proposed Project meets all other applicable General Plan Noise
Element policies.
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Housing:  The proposed Project shall create 163 residential lots.  The proposed Project
meets with all applicable General Plan Housing Element policies.

Air Quality:  The proposed Project has been conditioned to control any fugitive dust during
grading and construction activities.  The proposed Project meets all other applicable
General Plan Air Quality Element policies.

Healthy Communities:  The proposed Project meets all applicable Healthy Community
policies.

B. General Plan Area Plan(s):

The Project is located within the Southwest Area Plan (SWAP).

C. Foundation Component(s):  Community Development.

D. Land Use Designation(s):  Light Industrial (LI), Commercial Retail (CR), Commercial Office
(CO), and Open-Space Conservation (OS-C).

E. Overlay(s), if any:  N/A.

F. Policy Area(s), if any: Highway 79 Policy Area.

G. Adjacent and Surrounding:

Area Plan(s):  Southwest Area.

Foundation Component(s):  Community Development.

Land Use Designation(s):  Medium Density Residential (MDR), Light Industrial (LI), Very
High Density Residential (VHDR), and Open Space -Conservation (OS-C).

Overlay(s), if any:  N/A.

Policy Area(s), if any:  Highway 79 Policy Area.

H. Adopted Specific Plan Information

Name and Number of Specific Plan, if any:  Dutch Village, Plan Number: #106.
Specific Plan Planning Area, and Policies, if any:  Planning Area: 18a.

I. Existing Zoning:  Scenic Highway Commercial (C-P-S), Industrial Park (I-P), and Commercial
Office (C-O), and Open Area Combining Zone Residential Developments (R-5).

J. Proposed Zoning, if any: General Residential (R-3).

K. Adjacent and Surrounding Zoning:

North:  One family Dwellings (R-1) and Rural Residential (R-R).
South:  Industrial Park (I-P) and Specific Plan (SP).
East:     Specific Plan (SP).
West:    One family Dwellings (R-1).
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III. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED.

The environmental factors checked below ( x ) would be potentially affected by this project, involving 
at least one impact that is a “Potentially Significant Impact” or “Less than Significant with Mitigation 
Incorporated” as indicated by the checklist on the following pages. 

 Aesthetics  Hydrology / Water Quality  Tribal Cultural Resources 
 Agriculture & Forest Resources  Land Use / Planning  Utilities / Service Systems 
 Air Quality  Mineral Resources  Wildfire 
 Biological Resources  Noise  Mandatory Findings of Significance 
 Cultural Resources  Paleontological Resources 
 Energy  Population / Housing 
 Geology / Soils  Public Services 
 Greenhouse Gas Emissions  Recreation 
 Hazards & Hazardous Materials  Transportation 

IV. DETERMINATION

On the basis of this initial evaluation: 

A PREVIOUS ENVIRONMENTAL IMPACT REPORT/NEGATIVE DECLARATION WAS NOT 
PREPARED 

  I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

  I find that although the proposed project could have a significant effect on the environment, there 
will not be a significant effect in this case because revisions in the project, described in this document, 
have been made or agreed to by the project proponent.  A MITIGATED NEGATIVE DECLARATION 
will be prepared. 

  I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

A PREVIOUS ENVIRONMENTAL IMPACT REPORT/NEGATIVE DECLARATION WAS PREPARED 
   I find that although the proposed project could have a significant effect on the environment, NO 

NEW ENVIRONMENTAL DOCUMENTATION IS REQUIRED because (a) all potentially significant 
effects of the proposed project have been adequately analyzed in an earlier EIR or Negative 
Declaration pursuant to applicable legal standards, (b) all potentially significant effects of the proposed 
project have been avoided or mitigated pursuant to that earlier EIR or Negative Declaration, (c) the 
proposed project will not result in any new significant environmental effects not identified in the earlier 
EIR or Negative Declaration, (d) the proposed project will not substantially increase the severity of the 
environmental effects identified in the earlier EIR or Negative Declaration, (e) no considerably different 
mitigation measures have been identified and (f) no mitigation measures found infeasible have 
become feasible. 

   I find that although all potentially significant effects have been adequately analyzed in an earlier 
EIR or Negative Declaration pursuant to applicable legal standards, some changes or additions are 
necessary but none of the conditions described in California Code of Regulations, Section 15162 
exist.  An ADDENDUM to a previously-certified EIR or Negative Declaration has been prepared and 
will be considered by the approving body or bodies. 

   I find that at least one of the conditions described in California Code of Regulations, Section 
15162 exist, but I further find that only minor additions or changes are necessary to make the previous 
EIR adequately apply to the project in the changed situation; therefore, a SUPPLEMENT TO THE 
ENVIRONMENTAL IMPACT REPORT is required that need only contain the information necessary to 
make the previous EIR adequate for the project as revised. 
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    I find that at least one of the following conditions described in California Code of Regulations, 
Section 15162, exist and a SUBSEQUENT ENVIRONMENTAL IMPACT REPORT is required: (1) 
Substantial changes are proposed in the project which will require major revisions of the previous EIR 
or negative declaration due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects; (2) Substantial changes have 
occurred with respect to the circumstances under which the project is undertaken which will require 
major revisions of the previous EIR or negative declaration due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant 
effects; or (3) New information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete or the negative declaration was adopted, shows any the following: (A)  The project will have 
one or more significant effects not discussed in the previous EIR or negative declaration; (B)  
Significant effects previously examined will be substantially more severe than shown in the previous 
EIR or negative declaration; (C)  Mitigation measures or alternatives previously found not to be 
feasible would in fact be feasible, and would substantially reduce one or more significant effects of the 
project, but the project proponents decline to adopt the mitigation measures or alternatives; or, (D)  
Mitigation measures or alternatives which are considerably different from those analyzed in the 
previous EIR or negative declaration would substantially reduce one or more significant effects of the 
project on the environment, but the project proponents decline to adopt the mitigation measures or 
alternatives. 

Date 

For:  Charissa Leach, P.E. 
 Assistant TLMA Director 
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V. ENVIRONMENTAL ISSUES ASSESSMENT.

In accordance with the California Environmental Quality Act (CEQA) (Public Resources Code Section 
21000-21178.1), this Initial Study has been prepared to analyze the proposed Project to determine 
any potential significant impacts upon the environment that would result from construction and 
implementation of the Project.  In accordance with California Code of Regulations, Section 15063, this 
Initial Study is a preliminary analysis prepared by the Lead Agency, the County of Riverside, in 
consultation with other jurisdictional agencies, to determine whether a Negative Declaration, Mitigated 
Negative Declaration, or an Environmental Impact Report is required for the proposed Project.  The 
purpose of this Initial Study is to inform the decision-makers, affected agencies, and the public of 
potential environmental impacts associated with the implementation of the proposed Project. 

AESTHETICS Would the Project: 
1. Scenic Resources

a) Have a substantial effect upon a scenic highway
corridor within which it is located? 

b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings and unique or 
landmark features; obstruct any prominent scenic vista or 
view open to the public; or result in the creation of an 
aesthetically offensive site open to public view? 

c) In non-urbanized areas, substantially degrade the
existing visual character or quality of public views of the site 
and its surroundings? (Public views are those that are 
experienced from publicly accessible vantage points.) If the 
project is in an urbanized area, would the project conflict 
with applicable zoning and other regulations governing 
scenic quality? 

Source(s): Southwest Area Plan (SWAP); - SWAP Figure 9, Southwest Area Plan Scenic 
Highways; and Figure 1-1, Site Photos. 

Findings of Fact: 

a) Would the Project have a substantial effect upon a scenic highway corridor within which it is
located?

No Impact

The Project site is located in the Southwest Area Plan (SWAP).  According to the Figure 9,
Southwest Area Plan Scenic Highways:

• Interstate 215 (I-215) and State Route 79 South (SR79S) are County Eligible Scenic
Highways; and

• Interstate 15 (I-15) is designated as a State Eligible Scenic Highway.

Winchester Road is classified as “Not Designated.” 
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The Project site is located approximately 3.5 miles from I-215, 6.2 miles from I-15, and 8.9 miles 
from SR79S, at their closest points.  The Project site is located northwesterly of SR79 North 
(Winchester Road) and easterly of Jean Nicholas Road.  Therefore, implementation of the 
proposed Project will not have a substantial effect upon a scenic highway corridor within which it is 
located.  There will be no impacts. 

b) Would the Project substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings and unique or landmark features; obstruct any prominent scenic vista or view open
to the public; or result in the creation of an aesthetically offensive site open to public view?

Less Than Significant Impact

Based on a field reconnaissance of the Project site on October 11, 2018 by Matthew Fagan, and a
review of the Site Photographs, it was determined that from a visual standpoint the following
vantage points to the Project site shall be considered for evaluation in this analysis.  Site
photographs were taken from four (4) vantage points:

Vantage Point A (Site Photographs 1, 2 and 3 – along Winchester Road);
Vantage Point B (Site Photographs 4 and 5 – along Jean Nicholas Road);
Vantage Point C (Site Photographs 6 and 7 – along Elliot Road); and
Vantage Point D (Site Photographs 8, 9 and 10 – along Ron Roberts Way).

Vantage Point A (Site Photographs 1, 2 and 3 – along Winchester Road) 

The photographs for Vantage Point A (Site Photographs 1, 2 and 3) were taken from the easterly 
portion of the Project site, from the Winchester Road right-of-way (ROW), facing northwest, facing 
north and facing southwest, respectively. 

Site Photographs 1, 2 and 3 show the vacant Project site in the foreground, the vacant Project site 
in the middle ground and the Project site and existing residences in the background.  There are no 
significant landforms visible from Site Photographs 1, 2 or 3.  The overall visual setting shown in 
Site Photographs 1, 2 and 3 is that of a vacant parcel that will ultimately be developed with 
residential use(s) that are similar to what currently surrounds the Project site to the north, south, 
east and west. 

Vantage Point B (Site Photographs 4 and 5 – along Jean Nicholas Road) 

The photographs for Vantage Point B (Site Photographs 4 and 5) were taken from the westerly 
portion of the Project site, from the Jean Nicholas ROW, facing west and facing northeast, 
respectively. 

Site Photograph 4 shows improved Jean Nicholas Road, and vacant land (Project site) in the 
foreground, existing residences in the middle ground, and very faint hills in the background.  There 
are no significant landforms visible from Site Photograph 4.  The overall visual setting shown in 
Site Photograph 4 is that of a vacant parcel that will ultimately be developed with residential use(s) 
that are similar to what currently surrounds the Project site to the north, south, east and west. 

Site Photograph 5 shows the intersection of Jean Nicholas Road and Elliot Road, with road 
improvements, sidewalks, streetlights, and signage and a vacant land (Project site) in the 
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foreground, a vacant Project site in the middle ground, and hills and mountains in the background. 
There are no significant landforms visible from Site Photograph 5.  The hills in the background 
provide a consistent, natural setting for the Project area.  The overall visual setting shown in Site 
Photograph 5 is that of a vacant parcel that will ultimately be developed with residential use(s) that 
are similar to what currently surrounds the Project site to the north, south, east and west. 

Vantage Point C (Site Photographs 6 and 7 – along Elliot Road) 

The photographs for Vantage Point C (Site Photographs 6 and 7) were taken from the central 
portion of the Project site, from the Elliot Road ROW, facing east and facing west, respectively. 

Site Photograph 6 shows Elliot Road, and vacant land (Project site) in the foreground, existing 
residences in the middle ground, and hills and mountains in the background.  There are no 
significant landforms visible from Site Photograph 6.  The hills in the background provide a 
consistent, natural setting for the Project area.  The overall visual setting shown in Site 
Photograph 4 is that of a vacant parcel that will ultimately be developed with residential use(s) that 
are similar to what currently surrounds the Project site to the north, south, east and west. 

Site Photograph 7 shows Elliot Road (dirt), and vacant land (Project site) in the foreground, vacant 
land (Project site) in the middle ground, single-family residential development, and distant hills 
(faintly visible) in the background.  There are no significant landforms visible from Site Photograph 
5. The hills in the background provide a consistent, natural setting for the Project area.  The
overall visual setting shown in Site Photograph 5 is that of a vacant parcel that will ultimately be
developed with residential use(s) that are similar to what currently surrounds the Project site to the
north, south, east and west.

Vantage Point D (Site Photographs 8, 9 and 10 – along Ron Roberts Way) 

The photographs for Vantage Points D (Site Photographs 8, 9 and 10) were taken from the 
northerly portion of the Project site, from the Ron Roberts Way ROW, facing south, facing west, 
and facing east, respectively. 

Site Photograph 8 shows vacant land (Project site), and SCE power poles in the foreground, and 
residential development and Winchester Road in the middle ground, and distant hills/mountains 
(Palomar Range) in the background.  There are no significant landforms visible from Site 
Photograph 8.  The hills in the background provide a consistent, natural setting for the Project 
area.  The overall visual setting shown in Site Photograph 8 is that of a vacant parcel that will 
ultimately be developed with residential use(s) that are similar to what currently surrounds the 
Project site to the north, south, east and west. 

Site Photograph 9 shows Ron Roberts Way, vacant land (Project site), and adjacent single-family 
residential in the foreground, middle ground, and background.  There are no significant landforms 
visible from Site Photograph 9.  The hills in the background provide a consistent, natural setting 
for the Project area.  The overall visual setting shown in Site Photograph 9 is that of a vacant 
parcel that will ultimately be developed with residential use(s) that are similar to what currently 
surrounds the Project site to the north, south, east and west. 

Site Photograph 10 shows Ron Roberts Way, vacant land (Project site), and adjacent single-family 
residential in the foreground and middle ground, and distant hills/mountains (Palomar Range) in 
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the background.  The hills in the background provide a consistent, natural setting for the Project 
area.  The overall visual setting shown in Site Photograph 9 is that of a vacant parcel that will 
ultimately be developed with residential use(s) that are similar to what currently surrounds the 
Project site to the north, south, east and west. 

The Site Photographs show, there are no unique or landmark features located onsite within the 
Project site boundaries. There are no landscape features that distinguish the Project site from the 
surrounding industrial uses or vacant lands.  The proposed Project will remove the Project site 
from a vacant, undisturbed land to a graded, manufactured parcel that will be developed with 
residential uses similar to that which currently surrounds the Project site.  Based on the lack of any 
intrinsic onsite scenic resources, the proposed Project will not cause substantial Project specific 
damage to any such resources.  Therefore, implementation of the Project will not substantially 
damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic 
buildings. 

The Project site is located within the unincorporated area of Riverside County.  The existing 
character of the Project environs are a developing suburban development pattern and vacant lots 
adjacent to Winchester Road (SR79 North), which is a major Southwest Riverside County north-
south transportation corridor.  The proposed Project has limited views of the Santa Rosa 
Mountains to the west, the Santa Margarita Mountains and Agua Tibia range to the south, and the 
Black Hills to the east.  Due to the maximum 2-story height limitations, and the Project’s physical 
setting, the proposed Project will not obstruct any prominent vistas, or result in the creation of an 
aesthetically offensive site open to public view.  Any impacts will be less than significant. 

c) In non-urbanized areas, substantially degrade the existing visual character or quality of public
views of the site and its surroundings? (Public views are those that are experienced from publicly
accessible vantage points.) If the project is in an urbanized area, would the project conflict with
applicable zoning and other regulations governing scenic quality?

Less Than Significant Impact

There will be a common architectural theme throughout the Project which will be reflected in the
use of colors, materials, roof elements, massing, detailing, and lighting.  Structure heights range
from 21’ to 45’ (for tower elements).  The overall architectural style is defined as Spanish with
four different architectural styles: Spanish Colonial, Formal Spanish, Andalusian, and Adobe
Ranch.

The proposed improvements will change the visual character of the Project site.  However, the
proposed improvements would be compatible in scale with the existing development in the
vicinity of the Project site.  The Project site is vacant and bordered by Single Family Residential
uses to the north and west, vacant land and Single Family Residential to the south, and vacant
land and Multiple Family Residential and Single Family Residential to the east.  The proposed
Project consists of the development of a single-family residential use within and adjacent to
areas already developed and/or zoned for residential uses and would continue the existing
pattern of development.  Therefore, the proposed Project would integrate uniformly with the
established and planned commercial and residential uses.  General Plan designations for the
Project site are Light Industrial (LI), Commercial Retail (CR), Commercial Office (CO), and Open-
Space Conservation (OS-C) and the site is zoned Scenic Highway Commercial (C-P-S),
Industrial Park (I-P), and Commercial Office (C-O), and Open Area Combining Zone Residential
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Developments (R-5).  The Project proposes to change the General Plan Land Use designation of 
the site to Medium High Density Residential (MHDR) and the zoning classification to General 
Residential (R-3). 

 
The Project would not introduce structures or other built environment elements that would 
contrast with the existing development in the vicinity of the Project site.  Furthermore, the design 
of the Project complies with all zoning requirements, as amended (i.e. height restrictions, 
setbacks, lot coverage, etc.). 

 
Therefore, the Project will not substantially degrade the existing visual character or quality of 
public views of the site and its surroundings.  Lastly, the Project is not located in an urbanized 
area.  The area could be classified as being located in an area that has an existing and planned 
“suburban” land pattern.  Therefore, the Project will not conflict with applicable zoning and other 
regulations governing scenic quality.  Any impacts will be less than significant. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
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2. Mt. Palomar Observatory.
a) Interfere with the nighttime use of the Mt. Palomar

Observatory, as protected through Riverside County 
Ordinance No. 655? 

Source(s): SWAP Figure 6, Southwest Area Plan Mt. Palomar Nighttime Lighting Policy Area (p. 
44); Map My County, Appendix A; and Ordinance No. 655 (An Ordinance of the 
County of Riverside Regulating Light Pollution). 

Findings of Fact: 

a) Would the Project interfere with the nighttime use of the Mt. Palomar Observatory, as protected
through Riverside County Ordinance No. 655?

Less Than Significant Impact

According to Figure 6, Southwest Area Plan Mt. Palomar Nighttime Lighting Policy, of the SWAP,
the Project site is located within Zone B of the designated Special Lighting Area that surrounds the
Mt. Palomar Observatory.  The Project site is approximately 22.6 miles northwest from the
Observatory.

Ordinance No. 655 was adopted by the County Board of Supervisors on June 7, 1988 and went
into effect on July 7, 1988.  The intent of Ordinance No. 655 is to restrict the permitted use of
certain light fixtures emitting into the night sky undesirable light rays which have a detrimental
effect on astronomical observation and research.  Ordinance No. 655 contains approved materials
and methods of installation, definitions, general design requirements, requirements for lamp
source and shielding, prohibitions and exceptions.

These are typically standard conditions of approval and are not considered unique mitigation
pursuant to CEQA.  Outdoors lighting sources include: parking lot lights, wall mounted lights and
illuminated signage.  With conformance with Ordinance No. 655, any impacts will be less than
significant from implementation of the Project.

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

3. Other Lighting Issues.
a) Create a new source of substantial light or

glare which would adversely affect day or nighttime 
views in the area? 

b) Expose residential property to 
unacceptable light levels? 

Source(s): SWAP Figure 6, Southwest Area Plan Mt. Palomar Nighttime Lighting Policy Area (p. 
44); Ordinance No. 655 (An Ordinance of the County of Riverside Regulating Light 
Pollution); Ordinance No. 915 (An Ordinance of the County of Riverside Regulating 
Outdoor Lighting); Figure 3, Aerial Photo; and Figure 8, Plot Plan No. 170003 
(Located in Section I. Project Information). 
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Findings of Fact: 

a) Would the Project create a new source of substantial light or glare which would adversely affect
day or nighttime views in the area?

Less Than Significant Impact

Currently, there are no light sources at the Project site.  New lighting sources will be created from
additional sources of light and glare associated with construction activities.  These additional
artificial light sources are typically associated with security lighting since all exterior construction
activities are limited to daylight hours in the City.  Workers either arriving to the site before dawn,
or leaving the site after dusk, will generate additional construction light sources.  These impacts
will be temporary, of short-duration, and will cease when Project construction is completed.

The Project will result in a new source of light and glare from the addition of parking lot lighting as
well as vehicular lighting from cars traveling on adjacent roadways under the proposed Project.
The Project site is located within Zone E of the French Valley Airport Comprehensive Land Use
Plan (CLUP).  No sources of light and glare will be permitted to conflict with the requirements of
the CLUP, as they will be designed and installed in conformance with Riverside County Airport
Land Use Commission (ALUC) requirements and Ordinance No. 655 requirements.

Once operational, the Project will be required to comply with County Ordinance No. 655 and No.
915, which restricts lighting hours, types, and techniques of lighting.  Outdoors lighting sources
include: parking lot lights, wall mounted lights and illuminated signage.  Ordinance No. 655
requires the use of low-pressure sodium fixtures and requires hooded fixtures to prevent spillover
light or glare and has been discussed in detail in Section V.2.a, above.  Ordinance No. 915
requires all outdoor luminaires to be located, adequately shielded, and directed such that no direct
light falls outside the parcel of origin, onto the public right-of-way.  Ordinance No. 915 also
prohibits blinking, flashing and rotating outdoor luminaires, with a few exceptions.  These are
typically standard conditions of approval and are not considered unique mitigation pursuant to
CEQA.  With conformance with Ordinance No. 655, and Ordinance No. 915, any impacts will be
less than significant from implementation of the Project.

b) Would the Project expose residential property to unacceptable light levels?

No Impact

The closest residences are located immediately to the north of the Project site (across Ron
Roberts Way) and westerly of the Project site (across Jean Nicholas Road).  As stated above
under items 3.a., construction impacts will be temporary, of short-duration, and will cease when
Project construction is completed.  Once operational, the Project will be required to comply with
County Ordinance No. 655 and No. 915, which restricts lighting hours, types, and techniques of
lighting.  With conformance with Ordinance No. 655, and Ordinance No. 915, any impacts are
expected to be less than significant from implementation of the Project.

Therefore, there are no potential Project-specific impacts that could expose residential property to
unacceptable light levels.  There will be no impacts.

Mitigation: No mitigation measures are required. 
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Monitoring: No mitigation monitoring is required. 

AGRICULTURE & FOREST RESOURCES.  Would the Project: 
4. Agriculture.

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

b) Conflict with existing agricultural zoning,
agricultural use or with land subject to a Williamson Act 
contract or land within a Riverside County Agricultural 
Preserve? 

c) Cause development of non-agricultural uses
within 300 feet of agriculturally zoned property (Ordinance 
No. 625 “Right-to-Farm”)? 

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

Source(s): Map My County, Appendix A; Figure 3, Aerial Photo (Located in Section I. Project 
Information); General Plan, Multipurpose Open Space Element, Figure OS-2, 
“Agricultural Resources” (p. OS-17); and Ordinance No. 625 (An Ordinance of the 
County of Riverside Providing a Nuisance Defense for Certain Agricultural Activities, 
Operations, and Facilities and Providing Public Notification Thereof). 

Findings of Fact: 

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

No Impact

The proposed Project site is designated as Farmland of Local Importance.  The Project is not
located on Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland)
as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program
(FMMP) of the California Resources Agency, to non-agricultural use.  The County of Riverside
utilizes the FMMP for the “Farmland” portion in Map My County.

Since the Project site does not have any Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), there will be no impacts.

b) Would the Project conflict with existing agricultural zoning, agricultural use or with land subject to a
Williamson Act contract or land within a Riverside County Agricultural Preserve?

No Impact
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According to Map My County, the proposed Project is not subject to a Williamson Act contract and 
is not within a Riverside County Agriculture Preserve.  There will be no impacts. 

c) Would the Project cause development of non-agricultural uses within 300 feet of agriculturally
zoned property (Ordinance No. 625 “Right-to-Farm”)?

No Impact

Land zoned for “primarily agricultural purposes" means any land lying within any one of the
following zone classifications established by the Riverside County Land Use Ordinance,
Ordinance No. 348:

A-1 Zone (Light Agriculture)
A-P Zone (Light Agriculture with Poultry)
A-2 Zone (Heavy Agriculture)
A-D Zone (Agriculture-Dairy)
C/V Zone (Citrus/Vineyard)

The zoning classification on the Project is Dutch Village Specific Plan No. 106. 

The zoning classifications surrounding the Project are: 

North:  Dutch Village Specific Plan No. 106
South:  Dutch Village Specific Plan No. 106
East:  Dutch Village Specific Plan No. 106
West:  Dutch Village Specific Plan No. 106

There are no agriculturally zoned properties (A-1, A-P, A-2, A-D, or C/V) within 300 feet from the 
Project site.  Therefore, implementation of the proposed Project will not cause development of 
non-agricultural uses within 300 feet of agriculturally zoned property (Ordinance No. 625); or, 
involve other changes in the existing environment which, due to their location or nature, could 
result in conversion of Farmland, to non-agricultural use, since no agricultural uses are located in 
immediate proximity of the Project site.  There will be no impacts. 

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

No Impact

Due to the proximity of existing, emerging, and planned urban patterns in the Project vicinity, the
environment has been undergoing a steady transformation away from agricultural uses.

Therefore, implementation of the Project will not involve other changes in the existing environment
which, due to their location or nature, could result in conversion of Farmland, to non-agricultural
use, since no agricultural uses are located in immediate proximity of the Project site.  There will be
no impacts.

Mitigation: No mitigation measures are required. 
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Monitoring: No mitigation monitoring is required. 
 
5. Forest. 

a) Conflict with existing zoning for, or cause rezoning 
of, forest land (as defined in Public Resources Code sec-
tion 12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland 
Production (as defined by Govt. Code section 51104(g))? 

    

b) Result in the loss of forest land or conversion of 
forest land to non-forest use? 

    

c) Involve other changes in the existing environment 
which, due to their location or nature, could result in con-
version of forest land to non-forest use? 

    

 
Source(s): Map My County, Appendix A; Figure 3, Aerial Photo (Located in Section I. Project 

Information); Project Site Visit – October 11, 2018 by Matthew Fagan; and General 
Plan, Multipurpose Open Space Element, Figure OS-3a, “Forestry Resources Western 
Riverside County” (p. OS-25). 

 
Findings of Fact: 
 
a) Would the Project conflict with existing zoning for, or cause rezoning of, forest land (as defined in 

Public Resources Code Section 12220(g)), timberland (as defined by Public Resources Code 
section 4526), or timberland zoned Timberland Production (as defined by Govt. Code section 
51104(g))? 

 
No Impact 

 
Public Resources Code Section 12220(g) identifies forest land as land that can support 10-percent 
native tree cover of any species, including hardwoods, under natural conditions, and that allows 
for management of one or more forest resources, including timber, aesthetics, fish and wildlife, 
biodiversity, water quality, recreation, and other public benefits.  The Project site and surrounding 
properties are not currently being defined, managed, or used as forest land as identified in Public 
Resources Code Section 12220(g).  There will be no impacts. 

 
b) Would the Project result in the loss of forest land or conversion of forest land to non-forest use? 
 

No Impact 
 

As referenced in Section 5.a, above, there is no forest land on the Project site.  Therefore, there 
will be no loss of forest land or conversion of forest land to non-forest use as a result of the 
Project.  There will be no impacts. 

 
c) Would the Project involve other changes in the existing environment which, due to their location or 

nature, could result in conversion of forest land to non-forest use? 
 

No Impact 
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Please see the responses to Sections 5.a, and 5.b, above.  There are no forest resources on-site, 
or in proximity of the Project site. 

Therefore, implementation of the Project will not involve other changes in the existing environment 
which, due to their location or nature, could result in conversion of forest land to non-forest use, 
since no forest uses are located in immediate proximity of the Project site.  There will be no 
impacts. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

AIR QUALITY.  Would the Project: 
6. Air Quality Impacts.

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

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

c) Expose sensitive receptors, which are located
within one (1) mile of the project site, to substantial point 
source emissions? 

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

Source(s): Tentative Tract Map No. 37078 Air Quality Impact Analysis, prepared by Urban 
Crossroads, October 27, 2016.  (AQ Analysis, Appendix B1). 

Note: Any tables or figures in this section are from the AQ Impact Analysis, unless otherwise 
noted. 

Findings of Fact: 

a) Would the Project conflict with or obstruct implementation of the applicable air quality plan?

Less Than Significant Impact with Mitigation Incorporated

The Project site is located within the SCAB, which is characterized by relatively poor air quality.
The SCAQMD has jurisdiction over an approximately 10,743 square-mile area consisting of the
four-county Basin and the Los Angeles County and Riverside County portions of what use to be
referred to as the Southeast Desert Air Basin. In these areas, the SCAQMD is principally
responsible for air pollution control, and works directly with the Southern California Association of
Governments (SCAG), county transportation commissions, local governments, as well as state
and federal agencies to reduce emissions from stationary, mobile, and indirect sources to meet
state and federal ambient air quality standards.
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Currently, these state and federal air quality standards are exceeded in most parts of the Basin. 
In response, the SCAQMD has adopted a series of Air Quality Management Plans (AQMPs) to 
meet the state and federal ambient air quality standards. AQMPs are updated regularly in order to 
more effectively reduce emissions, accommodate growth, and to minimize any negative fiscal 
impacts of air pollution control on the economy. 

 
A project may be inconsistent with the Air Quality Management Plan (AQMP) if it would generate 
population, housing, or employment growth exceeding the forecasts used in the development of 
the AQMP.  The 2016 AQMP relies on local city general plans’ and the Southern California 
Association of Government’s (SCAG) Regional Transportation Plans’ (RTP) forecasts of regional 
population, housing and employment growth in its own projections for managing Basin air quality.   

 
The General Plan currently designates the Project site as “Conservation (OS-C)”, “Light Industrial 
(LI)”, “Commercial Office (CO)”, and “Commercial Retail (CR).” OS-C land uses allow for the 
protection of open space for natural hazard protection, and natural and scenic resource 
preservation; LI land uses allow for industrial and related uses including warehousing/distribution, 
assembly and light manufacturing, repair facilities, and supporting retail uses; CO land uses allow 
for a variety of office related uses including financial, legal, insurance, and other office services; 
and CR land uses allow for local and regional serving retail and service uses.  The Project site is 
currently zoned “Scenic Highway Commercial (C-P-S), “Open Area Combining Zone Residential 
Developments (R-5)”, “Industrial Park (I-P)”, and “Commercial Office (CO). These zoning 
designations allow for wholesale and retail commercial uses, the R-5 zoning designation allows for 
various recreational and noncommercial uses, I-P zoning designations allow for planned industrial 
developments, and CO zoning designations allow for administrative/professional offices and 
various commercial uses. 

 
The Project is proposing a land use change to “Medium High Density Residential (MHDR),” which 
allows for single family detached dwelling units with a density of 5-8 dwelling units per acre.  The 
Project is also proposing a zone change to “General Residential (R-3), which allows for one-family 
dwellings and limited animal keeping.  The Project proposes to construct 163 single family 
detached residential units, which would generate less vehicle trips than if the Project were to 
propose industrial and commercial land uses consistent to the existing industrial and commercial 
land use designations. Furthermore, the Project would not exceed any applicable regional or local 
thresholds (after applicable mitigation measures).  As such, the development proposed by the 
Project is generally consistent with the goals and objectives of the AQMP. 

 
The Project would not result in or cause NAAQS or CAAQS violations. The Project is proposing a 
residential land use, which would generate less vehicle trips than the currently designated 
industrial and commercial land uses. Furthermore, the Project would not exceed any applicable 
regional or local thresholds (after implementation of applicable mitigation measures). As such, the 
Project is therefore considered to be consistent with the AQMP. 

 
Based on the discussion above, the proposed Project would not conflict with the implementation of 
the SCAQMD AQMP and any impacts will be less than significant with mitigation incorporated. 

 
b) Would the Project result in a cumulatively considerable net increase of any criteria pollutant for 

which the project region is non-attainment under an applicable federal or state ambient air quality 
standard? 
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Less Than Significant Impact  
 

As discussed above, the Project site is located in the SCAB.  State and federal air quality 
standards are often exceeded in many parts of the SCAB.  Please reference AQ/GHG Analysis for 
a description of the current atmospheric setting, pollutants, air quality management, and air quality 
standards.  A discussion of the Project’s potential short-term construction impacts and long-term 
operational impacts is provided below. 

 
Construction Emissions 

 
Construction activities associated with the Project will result in emissions of Carbon Monoxide 
(CO), Volatile Organic Compounds (VOCs), Nitrogen Oxides (NOx), Sulfur Dioxide (SOx), PM10, 
and PM2.5.  Construction related emissions are expected from the following construction activities: 

 
 Site Preparation; 
 Grading; 
 Building Construction; 
 Paving; 
 Architectural Coating; and 
 Construction Workers Commuting. 

 
Construction duration by phase is shown on Table 6-1, Construction Duration.  Construction of 
the Project is assumed to commence in January 2020 and be complete in October 2021.  The 
construction schedule is based on default timing assumptions in CalEEMod, past project 
experience and a 2021 opening year.  The construction schedule utilized in the analysis, shown in 
Table 6-1, represents a “worst-case” analysis scenario should construction occur any time after 
the respective dates since emission factors for construction decrease as time passes and the 
analysis year increases due to emission regulations becoming more stringent. 

 
Table 6-1 

Construction Duration 
 

Phase Name Start Date End Date Days 
Site Preparation 1/1/20 1/14/20 10 

Grading 1/15/20 3/3/20 30 
Building Construction 3/4/20 8/3/21 200 

Paving 8/4/21 8/31/18 20 
Architectural Coating 9/1/21 10/26/21 50 

 
The detailed summary of construction equipment, shown on Table I-1, Construction Activities 
and Equipment Fleet, (See Section I of this IS), was estimated based on CalEEMod model 
defaults and past project experience.  Site-specific construction fleet may vary due to specific 
project needs at the time of construction.  The duration of construction activity and associated 
equipment both represent a reasonable approximation of the expected construction fleet as 
required per CEQA guidelines. Note that while the dates within Table 6-1 may change, the 
anticipated duration would not. 
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Dust is typically a major concern during rough grading activities.  Because such emissions are not 
amenable to collection and discharge through a controlled source, they are called “fugitive 
emissions”.  Fugitive dust emissions rates vary as a function of many parameters (soil silt, soil 
moisture, wind speed, area disturbed, number of vehicles, depth of disturbance or excavation, 
etc.).  The CalEEMod model was utilized to calculate fugitive dust emissions resulting from this 
phase of activity, assuming of balance of cut and fill activities on the Project site.  The Project site 
is currently vacant; therefore, no demolition of existing structures is required. 

Construction emissions for construction worker vehicles traveling to and from the Project site, as 
well as vendor trips (construction materials delivered to the Project site) were estimated based on 
information CalEEMod model defaults. 

Construction Emissions Summary 

The following CEQA significance thresholds for construction emissions are established for the 
Basin: 

75 pounds per day (lbs./day) of volatile organic compounds (VOC)
100 lbs./day of NOx

550 lbs./day of CO
150 lbs./day SOx

150 lbs./day of PM10

55 lbs./day of PM2.5

Regional air quality emissions include both on-site and off-site emissions associated with 
construction of the Project.  Regional daily emissions of criteria pollutants are compared to the 
SCAQMD regional thresholds of significance. 

The SCAQMD Rules that are currently applicable during construction activity for this Project 
include but are not limited to: 

Rule 1113 (Architectural Coatings);
Rule 431.2 (Low Sulfur Fuel);
Rule 403 (Fugitive Dust); and
Rule 1186 / 1186.1 (Street Sweepers).

The Project must follow all standard SCAQMD rules and requirements, including requirements 
regarding fugitive dust control.  Compliance with SCAQMD rules and requirements are considered 
standard requirements, are included as part of the Project’s design features and/or conditions of 
approval and are not considered unique mitigation under CEQA. 

The estimated maximum daily construction emissions without mitigation are summarized in Table 
6-2, Emissions Summary of Overall Construction (Without Mitigation).
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Table 6-2 
Emissions Summary of Overall Construction (Without Mitigation) 

 

Year 
Emissions (pounds per day) 

VOC NOx VOC SOx VOC PM2.5 
2020 5.74 62.17 37.97 0.08 10.86 6.58 
2021 53.96 24.22 26.31 0.07 3.74 1.70 
Maximum Daily 
Emissions 53.96 62.17 37.97 0.08 10.86 6.58 

SCAQMD Regional 
Threshold 75 100 550 150 150 55 

Threshold Exceeded? NO NO NO NO NO NO 
 

As shown in Table 6-2, emissions resulting from the Project construction would not exceed 
numerical thresholds established by the SCAQMD for any criteria pollutant. 

 
Although mitigation is not needed to reduce estimated maximum daily construction regional 
emissions, mitigation measures would be required to decrease localized emissions (please refer 
to the subsequent discussions of LSTs, below).  Implementation of these localized emissions 
mitigation measures would further reduce already less-than-significant regional emissions as 
indicated in Table 6-3, Emissions Summary of Overall Construction (With Mitigation). 

 
Table 6-3 

Emissions Summary of Overall Construction (With Mitigation) 
 

Year 
Emissions (pounds per 

day) 
VOC NOx CO SOx PM10 PM2.5 

2020 4.09 50.44 41.73 0.08 9.52 5.09 
2021 53.96 24.22 26.31 0.07 3.74 1.70 
Maximum Daily Emissions 53.96 50.44 41.73 0.08 9.52 5.09 
SCAQMD Regional 
Threshold 

75 100 550 150 150 55 

Threshold Exceeded? NO NO NO NO NO NO 
 

Emissions resulting from the Project construction would not exceed numerical thresholds 
established by the SCAQMD for emissions of VOC, NOx, CO, SOx, PM10, or PM2.5.  Any impacts 
will be less than significant. 
 
Operational Emissions 

 
Operational activities associated with the proposed Project will result in emissions of VOCs, NOx, 
CO, SOx, PM10, and PM2.5.  Operational emissions would be expected from the following primary 
sources: 

 
 Mobile Source Emissions; 
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 Area Source Emissions; and 
 Energy Source Emissions. 

 
Mobile source emissions are from motor vehicles and are the largest single long-term source of air 
pollutants from the operation of the project.  Emissions are also generated from area sources such 
as the consumption of natural gas for heating, hearths, landscaping equipment, consumer product 
usage, and architectural coatings (painting).  Energy source emissions typically occur off-site at a 
power plant and are considered an indirect source of emissions.  Energy source emissions are 
mainly used for estimating greenhouse gasses (GHG’s). 

 
Operational Emissions Summary 

 
The daily operational emissions significance thresholds for the basin are as follows: 

 
 55 lbs./day of VOC 
 55 lbs./day of NOx 
 550 lbs./day of CO 
 150 lbs./day of SOx 
 150 lbs./day of PM10 
 55 lbs./day of PM2.5 

 
Projects in the Basin with operational-related emissions that exceed any of the emission 
thresholds are considered to be significant under SCAQMD guidelines. 

 
The estimated operation-source emissions (summer or winter) for the Project are summarized on 
Table 6-4, Maximum Daily Operational Emissions Summary. 
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Table 6-4 
Maximum Daily Operational Emissions Summary 

Operational Activities – Summer 
Scenario 

Emissions (pounds per day) 
VOC NOx CO SOx PM10 PM2.5 

Area Source 7.97 2.88 14.72 2.00E-
02 0.29 0.29 

Energy Source 0.13 1.12 0.48 7.16E-
03 0.09 0.09 

Mobile Source 3.28 23.56 39.56 0.16 11.96 3.27 
Total Maximum Daily Emissions 11.38 27.56 54.76 0.19 12.34 3.65 
SCAQMD Regional Threshold 55 55 550 150 150 55 
Threshold Exceeded? NO NO NO NO NO NO 

Operational Activities – Winter 
Scenario 

Emissions (pounds per day) 
VOC NOx CO SOx PM10 PM2.5 

Area Source 7.97 2.88 14.72 0.02 0.29 0.29 
Energy Source 0.03 1.12 0.48 7.16E-

03 0.09 0.09 

Mobile Source 2.79 23.60 34.11 0.15 11.96 3.28 
Total Maximum Daily Emissions 10.79 27.60 49.31 0.18 12.34 3.66 
SCAQMD Regional Threshold 55 55 550 150 150 55 
Threshold Exceeded? NO NO NO NO NO NO 

Emissions resulting from the Project operations from mobile, energy, or area sources would not 
exceed the numerical thresholds established by the SCAQMD for any of the criteria pollutants 
(VOC, NOx, CO, SOx, PM10, and PM2.5). 

“Cumulatively considerable" means that the incremental effects of a project are considerable when 
viewed in connection with the effects of past projects, the effects of other current projects, and the 
effects of probable future projects). 

Projects could contribute to an existing or projected air quality exceedance because the Basin is 
currently in nonattainment for O3, PM10, and PM2.5.  With regard to determining the significance of 
the cumulative contribution from the Project, the SCAQMD recommends that any given project’s 
potential contribution to cumulative impacts be assessed using the same significance criteria as 
for project-specific impacts.  Therefore, individual projects that do not generate operational or 
construction emissions that exceed the SCAQMD’s daily thresholds for project-specific impacts 
would also not cause a cumulatively considerable increase in emissions for those pollutants for 
which the air basin is in nonattainment and therefore would not be considered to have a 
significant, adverse air quality impact.  Alternatively, individual project-related construction and 
operational emissions that exceed SCAQMD thresholds for project-specific impacts would be 
considered cumulatively considerable.  As shown in the analysis above, regional Project 
construction and operational impacts are less than significant.  As such, the Project will result in a 
cumulatively less than significant impact with mitigation incorporated. 
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c)  Would the Project expose sensitive receptors, which are located within one (1) mile of the project 
site, to project substantial point source emissions? 

 
Less Than Significant Impact with Mitigation Incorporated 

 
The potential impact of toxic air pollutant emissions resulting from development on the Project site 
has also been considered.  Sensitive receptors to toxic air pollutants can include uses such as 
long-term healthcare facilities, rehabilitation centers, and retirement homes.  Residences, schools, 
playgrounds, childcare centers, and athletic facilities can also be considered sensitive receptors.  
The AQ Analysis makes use of methodology included in the SCAQMD Final Localized 
Significance Threshold Methodology (Methodology).  The nearest existing sensitive receptors to 
the Project site are existing residential dwelling units located approximately 34 feet (10 meters) to 
the west and southwest of the site.  Notwithstanding, the Methodology explicitly states that “It is 
possible that a project may have receptors closer than 25 meters. Projects with boundaries 
located closer than 25 meters to the nearest receptor should use the LSTs for receptors located at 
25 meters (26).”  Therefore, LSTs for receptors located at 25 meters were utilized in this analysis. 
 
Localized Significance Thresholds (LSTs) 

 
The appropriate Source Receptor Area (SRA) for the LST is the Temecula Valley monitoring 
station (SRA 26).  LSTs apply to carbon monoxide (CO), nitrogen dioxide (NO2), particulate matter 

10 microns (PM10 2.5).  The SCAQMD produced look-
up tables for projects less than or equal to 5 acres in size. 

 
In order to determine the appropriate methodology for determining localized impacts that could 
occur as a result of Project-related construction, the following process is undertaken: 

 
 The CalEEMod model is utilized to determine the maximum daily on-site emissions that 

will occur during construction activity. 
 The SCAQMD’s Fact Sheet for Applying CalEEMod to Localized Significance 

Thresholds is used to determine the maximum site acreage that is actively disturbed 
based on the construction equipment fleet and equipment hours as estimated in 
CalEEMod. 

 If the total acreage disturbed is less than or equal to five acres per day, then the 
SCAQMD’s screening look-up tables are utilized to determine if a Project has the 
potential to result in a significant impact (the SCAQMD recommends that Projects 
exceeding the screening look-up tables undergo dispersion modeling to determine 
actual impacts).  The look-up tables establish a maximum daily emissions threshold in 
pounds per day that can be compared to CalEEMod outputs. 

 For projects that exceed 5 acres, the 5-acre LST look-up values can be used as a 
screening tool to determine which pollutants require detailed analysis.  This approach is 
conservative as it assumes that all on-site emissions would occur within a 5-acre area 
and would over predict potential localized impacts (i.e., more pollutant emissions 
occurring within a smaller area and within closer proximity to potential sensitive 
receptors). If the project exceeds the LST look-up values, then the SCAQMD 
recommends that project specific air quality modeling be performed. 
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Construction Activity 
 

Table 6-5, Maximum Daily Disturbed Acreage, is used to determine the maximum daily 
disturbed acreage for purposes of modeling localized emissions.  As shown, the proposed Project 
could actively disturb approximately 3.5 acres per day during the site preparation and grading, and 
4.0 acres per day during the grading phase of construction. 

 
Table 6-5 

 Maximum Daily Disturbed Acreage 
 

Construction Phase Equipment Type Equipment 
Quantity 

Acres graded 
per 8-hour 

day 

Operating 
Hours per 

Day 

Acres 
graded per 

day 
Site Preparation Rubber Tired 

Dozers 3 0.5 8 1.5 

Crawler Tractors 4 0.5 8 2 
Graders 0 0.5 8 0 
Scrapers 0 1 8 0 

Total acres graded per day during Site Preparation 3.5 

Construction Phase Equipment Type Equipment 
Quantity 

Acres graded 
per 8-hour 

day 

Operating 
Hours per 

Day 

Acres 
graded per 

day 
Grading Rubber Tired 

Dozers 1 0.5 8 0.5 

Crawler Tractors 2 0.5 8 1 
Graders 1 0.5 8 0.5 
Scrapers 2 1 8 2 

Total acres graded per day during Grading 4 

 
Construction-Source Emissions LST Analysis 

 
Some people are especially sensitive to air pollution and are given special consideration when 
evaluating air quality impacts from projects.  These groups of people include children, the elderly, 
persons with preexisting respiratory or cardiovascular illness, and athletes and others who engage 
in frequent exercise. Structures that house these persons or places where they gather to exercise 
are defined as “sensitive receptors”. 

 
The nearest existing sensitive receptors to the Project site are existing residential dwelling units 
located approximately 34 feet (10 meters) to the west and southwest of the site.  Notwithstanding, 
the Methodology explicitly states that “It is possible that a project may have receptors closer than 
25 meters.  Projects with boundaries located closer than 25 meters to the nearest receptor should 
use the LSTs for receptors located at 25 meters.”  Therefore, LSTs for receptors located at 25 
meters were utilized in the analysis below. 

 
Construction thresholds for a 5-acre site in the Temecula Valley project source receptor area 
(SRA) 26 at 25 meters were utilized for “On-Site Site Preparation Emissions”: 
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• 303 lbs./day of NOX
• 1,533 lbs./day of CO
• 10 lbs./day of PM10
• 6 lbs./day of PM2.5

The construction thresholds were utilized for “On-Site Grading Emissions”: 

• 325 lbs./day of NOX
• 1,677 lbs./day of CO
• 11 lbs./day of PM10
• 7 lbs./day of PM2.5

Table 6-6, Localized Significance Summary Construction (Without Mitigation), identifies the 
localized impacts at the nearest receptor location in the vicinity of the Project. 

Table 6-6 
Localized Significance Summary Construction (Without Mitigation) 

On-Site Site Preparation Emissions 
Emissions (pounds per day) 

NOx CO PM10 PM2.5 
Maximum Daily Emissions 63.79 22.39 10.66 6.53 
SCAQMD Localized Threshold 303 1,533 10 6 
Threshold Exceeded? NO NO YES YES 

On-Site Grading Emissions 
Emissions (pounds per day) 

NOx CO PM10 PM2.5 
Maximum Daily Emissions 65.09 36.96 6.53 3.93 
SCAQMD Localized Threshold 325 1,677 11 7 
Threshold Exceeded? NO NO NO NO 

Without mitigation, localized construction emissions would exceed the applicable SCAQMD LSTs 
for emissions of PM10 and PM2.5. 

Table 6-7, Localized Significance Summary Construction (With Mitigation), identifies the 
localized impacts at the nearest receptor location in the vicinity of the Project. 
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Table 6-7 
Localized Significance Summary Construction (With Mitigation) 

On-Site Site Preparation Emissions 
Emissions (pounds per day) 

NOx CO PM10 PM2.5 
Maximum Daily Emissions 27.05 30.31 9.31 5.03 
SCAQMD Localized Threshold 303 1,533 10 6 
Threshold Exceeded? NO NO NO NO 

On-Site Grading Emissions 
Emissions (pounds per day) 

NOx CO PM10 PM2.5 
Maximum Daily Emissions 50.37 40.72 5.85 3.37 
SCAQMD Localized Threshold 325 1,677 11 7 
Threshold Exceeded? NO NO NO NO 

Localized emissions from site preparation would not exceed the applicable SCAQMD LSTs for 
emissions of CO and NOx without any mitigation required.  However localized emissions would not 
exceed the applicable SCAQMD LSTs for emissions of PM10 and PM2.5 with the implementation of 
Mitigation Measure MM-AQ-1, which requires all crawler tractors and rubber tired dozers be 
CARB certified tier 3 or higher during the site preparation and grading phases of construction. 

Table 6-8, Localized Significance Summary Construction On-Site Site Preparation 
Emissions (With Mitigation), identifies the localized impacts at the nearest receptor location in 
the vicinity of the Project with mitigation incorporated. 

Table 6-8 
Localized Significance Summary Construction On-Site Site Preparation Emissions (With 

Mitigation) 

Phase 2A/2B 
Emissions (pounds per day) 

CO NOx PM10 PM2.5 
Maximum Daily Emissions 30.31 27.05 5.85 5.03 

SCAQMD Localized Threshold 303 1,533 10 6 
Threshold Exceeded? NO NO NO NO 

Localized emissions from site preparation would not exceed the applicable SCAQMD LSTs for 
emissions of PM10 and PM2.5 with the incorporation of Mitigation Measure MM-AQ-1. 

Localized Significance – Long-Term Operational Activity 

According to SCAQMD LST methodology, LSTs would apply to the operational phase of a 
proposed Project, if the Project includes stationary sources, or attracts mobile sources that may 
spend long periods queuing and idling at the site (e.g., transfer facilities and warehouse buildings).  
The proposed Project is a residential development and does not include such uses, and thus, due 
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to the lack of significant stationary source emissions, no long-term localized significance threshold 
analysis is needed. 

 
Local Microscale Concentration Standard 

 
The significance of localized project impacts under CEQA depends on whether ambient CO levels 
in the vicinity of the project are above or below State and federal CO standards.  If ambient levels 
are below the standards, a project is considered to have a significant impact if project emissions 
result in an exceedance of one or more of these standards.  If ambient levels already exceed a 
State or federal standard, project emissions are considered significant if they increase 1-hour CO 
concentrations by 1.0 ppm or more, or if they increase 8-hour CO concentrations by 0.45 ppm or 
more.  This is referred to as a “CO Hot Spot.”  The following are applicable local emission 
concentration standards for CO: 

 
 California State 1-hour CO standard of 20.0 ppm 
 California State 8-hour CO standard of 9.0 ppm 
 Federal 1-hour CO standard of 35.0 ppm 
 Federal 8-hour CO standard of 9.0 ppm 

 
The Project will not produce the volume of traffic required to generate a CO “hot spot” either in the 
context of the 2003 Los Angeles hot spot study (as referenced in the AQ Analysis), or based on 
representative Bay Area Air Quality Management District (BAAQMD) CO threshold considerations.  
Therefore, CO “hot spots” are not an environmental impact of concern for the proposed Project.  
Localized air quality impacts related to mobile-source emissions would therefore be less than 
significant. 

 
As discussed above, results of the LST analysis, which were developed in response to 
environmental justice and health concerns, indicate that the Project will not exceed the SCAQMD 
localized significance thresholds during construction, with the incorporation of mitigation.  
Therefore, sensitive receptors would not be subject to significant air toxic impacts during 
construction at the Project site.  Results of the LST analysis also indicate that the Project would 
not exceed the SCAQMD localized significance thresholds during operational activity.  Any 
impacts are less than significant with the incorporation of mitigation. 

 
d) Would the Project result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people? 
 

Less Than Significant Impact 
 

The potential for the Project to generate objectionable odors was analyzed in the AQ Impact 
Analysis.  Land uses generally associated with odor complaints include: 

 
 Agricultural uses (livestock and farming); 
 Wastewater treatment plants; 
 Food processing plants; 
 Chemical plants; 
 Composting operations; 
 Refineries; 
 Landfills; 
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 Dairies; or 
 Fiberglass molding facilities. 

 
The Project does not contain land uses typically associated with emitting objectionable odors.  
Potential odor sources associated with the proposed Project may result from construction 
equipment exhaust and the application of asphalt and architectural coatings during construction 
activities and the temporary storage of typical solid waste (refuse) associated with the proposed 
Project’s (long-term operational) uses.  Standard construction requirements would minimize odor 
impacts from construction.  The construction odor emissions would be temporary, short-term, and 
intermittent in nature and would cease upon completion of the respective phase of construction 
and will be less than significant. 

 
It is expected that Project-generated refuse would be stored in covered containers and removed at 
regular intervals in compliance with the County’s solid waste regulations, similar to any other 
residential development in the immediate vicinity. The proposed Project would also be required to 
comply with SCAQMD Rule 402 to prevent occurrences of public nuisances.  Therefore, odors 
associated with the proposed Project construction and operations will be less than significant. 

 
Mitigation: Mitigation Measure MM-AQ-1:  During the site preparation and grading phases of 

construction, all crawler tractors and rubber tired dozers shall be CARB certified tier 3 
or higher. 

 
Monitoring: Monitoring by Building and Safety Department during the site preparation and grading 

phases of construction. 
 
BIOLOGICAL RESOURCES.  Would the Project: 
7. Wildlife & Vegetation. 

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

    

b) Have a substantial adverse effect, either directly 
or through habitat modifications, on any endangered, or 
threatened species, as listed in Title 14 of the California 
Code of Regulations (Sections 670.2 or 670.5) or in Title 
50, Code of Federal Regulations (Sections 17.11 or 17.12)? 

    

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

    

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

    

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

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

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

Source(s): Western Riverside County Multiple Species Habitat Conservation Plan (2003); MSHCP 
Consistency Analysis, prepared by Principe and Associates, May 2006 (MSHCP 
Consistency Analysis, Appendix C1); Nesting Season Survey for the Burrowing Owl, 
prepared by Principe and Associates, August 29, 2016 (NSSBO, Appendix C2); 
MSHCP Narrow Endemic Plant Species and Criteria Area Species Focused Surveys, 
prepared by Principe and Associates, June 8, 2017 (Focused Surveys, Appendix C3); 
JPR 06-05-19-01 Determination Letter – No Conservation HANS No. 1390, prepared 
by County of Riverside EPD, July 6, 2006 (HANS Letter, Appendix C4); Ordinance No. 
810.2 (An Ordinance of the County of Riverside Amending Ordinance No. 810 to 
Establish the Western Riverside County Multiple Species Habitat Conservation Plan 
Mitigation Fee); and Ordinance No. 633 (An Ordinance of the County of Riverside 
Amending Ordinance No. 663 Establishing The Riverside County Stephens' Kangaroo 
Rat Habitat Conservation Plan Fee Assessment Area and Setting Mitigation Fees). 

Findings of Fact: 

a) Would the Project conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Conservation Community Plan, or other approved local, regional, or state conservation plan?

Less Than Significant with Mitigation Incorporated

MSHCP Reserve Assembly Requirements

The Property is located in the French Valley/Lower Sedco Hills Sub Unit (5) of the Southwest Area
Plan in independent cell groups 5378 (0.51 aces), 5477 (17.21 acres), and 5479 (10.55 acres),
and is subject to the requirements of the Western Riverside County Multiple Species Habitat
Conservation Plan (MSHCP):

Cell 5378 - Conservation in this cell will range from 10% - 20% of the cell, focusing in the
southeastern area.  The 0.51-acres of the Property in this cell is located in the southwestern
portion of the cell.
Cell 5477 - Conservation in this cell will range from 20% - 30% of the cell, focusing in the
northwestern area.  Conservation areas in this cell will focus on riparian scrub, woodland and
forest habitat and adjacent agricultural land.  Areas conserved will be connected to riparian
scrub, woodland, forest habitat and agricultural land proposed for conservation.  The 17.21-
acres of the property in this cell is located in the northwestern portion of the cell.  However, the
biological resources on the proposed Project site have little to contribute to the assembly of
Proposed Constrained Linkage 18.



Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

Page 80 EA No.  40880 

Cell 5479 - Conservation in this cell will be about 5% of the cell, focusing in the southeastern
area.  The 10.55-acres of the property in this cell is located in the northeastern portion of the
cell.  Conservation in this cell will focus on riparian scrub, woodland, forest habitat and
adjacent agricultural land.  However, the Project site is located on the west side of State
Highway 79, North (Winchester Road) whereas Proposed Constrained Linkage 18 is located
on the east side of the road about 1000’ from the property.  Reference is also made to the
discussion above, which identifies agricultural land on the Project site, not riparian scrub,
woodland or forest habitat.

MSHCP Section 6.1.1 (Property Owner Initiated Habitat Evaluation and Acquisition Negotiation 
Strategy (HANS) 

A Habitat Acquisition and Negotiation Strategy (HANS) application was submitted to the 
Environmental Programs Department (EPD) - Case No. PAR00831 & PM33817.  A letter (HANS 
Letter) dated July 6, 2006 was issued by the EPD indicating that no conservation was described 
for the property.  The application was forwarded to the Western Riverside County Regional 
Conservation Authority (RCA) for Joint Project Review (JPR 06-06-14-01).  The JPR concluded 
that the Specific Plan 106, Amendment No. 17 site is consistent with both the Criteria and Other 
Plan requirements. 

The Project is consistent with Section 6.1.1 of the MSHCP. 

MSHCP Section 6.1.2 (Protection of Species Associated with Riparian/Riverine Areas and Vernal 
Pools) 

Proposed Constrained Linkage 18 is located about 1000’ east of the Project site and contains 
riparian/riverine areas.  However, the Project site contains onsite grassland habitat and 
agricultural land not associated with the riparian habitat present along the Proposed Constrained 
Linkage 18.  Furthermore, as discussed in the Project Description section of the EA, the Project 
will not impact the riparian habitat as part of its onsite hydrology and stormwater drainage designs. 

The Project area does not contain riparian/riverine areas; and therefore, is consistent with MSHCP 
Section 6.1.2. 

MSHCP Sections 6.1.3 (Protection of Narrow Endemic Plant Species) and 6.3.2 (Additional 
Survey Needs and Procedures) 

The Project site is located in Narrow Endemic Plant Species Survey Area 4, which contains 
Munz’s onion, San Diego ambrosia, many-stemmed dudleya, spreading navarretia, California 
Orcutt grass, and Wright’s trichocoronis.  As required growing habitats for four of the Narrow 
Endemic Plant Species were not present on the Project site, focused surveys for San Diego 
ambrosia, spreading navarretia, California Orcutt grass, and Wright’s trichocoronis were not 
required.  These four Species require vernal pools and/or alkali soils which were not detected on 
the Project site.  Due to the presence of clay soils, focused surveys for Munz’s onion and many-
stemmed dudleya were conducted. 

The Project site is also located in Criteria Area Species Survey Area 4.  The Criteria Area Species 
listed in Area 4 include: 
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 Davidson’s saltscale; 
 Parish’s brittlescale; 
 thread-leaved brodiaea; 
 smooth tarplant; 
 round-leaved filaree; 
 Coulter’s goldfields; 
 and little mousetail. 

 
As required growing habitats for five of the Criteria Area Species were not present on the site, 
focused surveys for Davidson’s saltscale, Parish’s brittlescale, smooth tarplant, Coulter’s 
goldfields, and little mousetail were not required.  These five Species require vernal pools and/or 
alkali soils which were not detected on the Project site. 

 
Due to the presence of clay soils, focused surveys for thread-leaved brodiaea and round-leaved 
filaree were conducted. 

 
Four surveys were conducted between March 5 and June 2, 2017.  During the 2017 survey 
season, target Narrow Endemic Plant Species Munz’s onion and many-stemmed dudleya were 
not identified on the Project site.  Criteria Area Species thread-leaved brodiaea and round-leaved 
filaree were also not identified.  There was very little potential for Narrow Endemic Plant Species 
or Criteria Area Species to occur on the site due to the highly disturbed nature of the areas 
mapped with clay soils, and the dense cover of invasive, non-native plant species.  Non-native 
species identified at the site include dog mayweed, Australian saltbush, common ripgut grasses, 
weedy cudweed, as well as several others; for a complete list, please reference the Focused 
Surveys Report. 

 
The surveys were conducted in accordance with the standardized guidelines issued by the 
regulatory agencies.  Surveys were conducted at the proper times of year when the species are 
both evident and identifiable.  A sufficient number of surveys were spaced throughout the entire 
known blooming periods of the species.  Therefore, the results of the surveys provide reasonable 
evidence that the target species do not occur on the Project site. 

 
With completion of these surveys, the proposed Project is consistent with Section 6.1.3 and 
Section 6.3.2 of the MSHCP. 

 
MSHCP Section 6.1.4 (Guidelines Pertaining to the Urban/Wildlands Interface) 

 
The proposed Project is not located adjacent to land targeted for conservation.  However, it will 
include measures to reduce the potential of adverse effects from drainage, toxics, etc. with the 
implementation of the SWPPP, and WQMP.  These standard conditions are applicable to all 
development; therefore, they are not considered mitigation for CEQA implementation purposes. 

 
The Project is consistent with MSHCP Section 6.1.4. 

 
MSHCP Section 6.3.2 (Additional Survey Needs and Procedures) 

 
Burrowing Owl (BUOW) 
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The Project site is located in the Burrowing Owl Survey Area of the MSHCP.  As such, an 
independent assessment was made of the presence or absence of suitable burrowing owl habitats 
on the Project site and in a 150-meter buffer zone around the Project site.  The assessment 
determined that the majority of the Project site and some of the buffer zone provide suitable 
burrowing owl habitats consisting of large open expanses of sparse ruderal vegetation on gentle 
rolling and level terrain with active small mammal burrows.  Critical habitat features capable of 
being used for roosting or nesting were also present throughout the Project site, including natural 
burrows dug by California ground squirrels and artificial burrows consisting of piles of rocks and 
boulders, discarded construction materials, and drainpipes. 

 
Four surveys were conducted between July 30 and August 20, 2016.  During the 2016 nesting 
season surveys, burrowing owls were not observed.  Critical burrowing owl habitats capable of 
being used for roosting or nesting were not being used.  And animal signs diagnostic of burrowing 
owls that are sometimes overlooked were not discovered anywhere on the site or in the buffer 
zone.   There was no evidence of either active habitats presently being used by burrowing owls, or 
habitats abandoned within the last year. 

 
With completion of this Nesting Season Survey, the Project is consistent with Species 
Conservation Objective 5 of the MSHCP that was developed for the burrowing owl.  To ensure 
direct mortality of burrowing owls is avoided, a 30-day pre-construction survey is required by the 
MSHCP prior to any Project-related ground disturbance activities.  Pre-construction take 
avoidance surveys are included as Mitigation Measure MM-BIO-1 and Mitigation Measure MM-
BIO-2.  Impacts will be reduced to a less than significant level with the incorporation of mitigation. 

 
The proposed Project is consistent with MSHCP Section 6.3.2. 

 
MSHCP Section 6 

 
Section 6 of the MSHCP requires: 

 
Payment of the mitigation fee and compliance with the requirements of Section 6.0 are 
intended to provide full mitigation under the California Environmental Quality Act (CEQA), 
National Environmental Policy Act (NEPA), Federal Endangered Species Act, and 
California Endangered Species Act for impacts to the species and habitats covered by the 
MSHCP pursuant to agreements with the U.S. Fish and Wildlife Service, the California 
Department of Fish and Wildlife and/or any other appropriate participating regulatory 
agencies and as set forth in the Implementing Agreement for the MSHCP. 

 
The Western Riverside County Multiple Species Habitat Conservation Plan Mitigation Fee has 
been established to provide mitigation for biological impacts from projects within the MSHCP area.  
This is not considered unique mitigation under CEQA. 

 
The proposed Project is also located within the boundary of the adopted Habitat Conservation 
Plan (HCP) for the endangered Stephens’ kangaroo rat (SKR) implemented by the Riverside 
County Habitat Conservation Agency (RCHCA).  The SKR HCP mitigates impacts from 
development on the SKR by establishing a network of preserves and a system for managing and 
monitoring them.  The proposed Project is located within the SKR HCP area and will be required 
to comply with applicable provisions of this plan, specifically, payment of fees.  Payment of this fee 
is a standard condition and is not considered unique mitigation under CEQA. 
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In conclusion, the proposed Project is consistent with all applicable sections of the Western 
Riverside County MSHCP and the SKR HCP.  Adherence to standard conditions and 
implementation of Mitigation Measure MM-BIO-1, and Mitigation Measure MM-BIO-2 will ensure 
consistency with the MSHCP.  Thus, the proposed Project will not conflict with the provisions of 
an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved 
local, regional, or state habitat conservation plan.  Therefore, impacts are less than significant with 
adherence to standard conditions and mitigation measures. 

The proposed Project is consistent with MSHCP Section 6 and with mitigation, no significant 
impacts under CEQA will occur. 

b) Would the Project have a substantial adverse effect, either directly or through habitat
modifications, on any endangered, or threatened species, as listed in Title 14 of the California
Code of Regulations (Sections 670.2 or 670.5) or in Title 50, Code of Federal Regulations
(Sections 17.11 or 17.12)?

Less Than Significant with Mitigation Incorporated

Discussion is referenced in Section 7.a., above, and Section 7.d, below.  With the implementation
of Mitigation Measure MM-BIO-1, and Mitigation Measure MM-BIO-2, any impacts from the
Project would not have a substantial adverse effect, either directly or through habitat
modifications, on any endangered, or threatened species, as listed in Title 14 of the California
Code of Regulations (Sections 670.2 or 670.5) or in Title 50, Code of Federal Regulations
(Sections 17.11 or 17.12).  Impacts will be reduced to a less than significant level with mitigation.

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

Less than Significant with Mitigation Incorporated 

Discussion is referenced in Section 7.a., above, and Section 7.d, below.  With the implementation 
of Mitigation Measure MM-BIO-1, and Mitigation Measure MM-BIO-2, any impacts from the 
Project would not have an adverse effect, either directly or through habitat modifications, on any 
species identified as a candidate, sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish and Wildlife or U. S. Wildlife 
Service. Impacts will be reduced to a less than significant level with mitigation. 

d) Would the Project interfere substantially with the movement of any native resident or migratory fish
or wildlife species or with established native resident or migratory wildlife corridors, or impede the
use of native wildlife nursery sites?

Less than Significant with Mitigation Incorporated

Nesting bird species are protected by California Fish and Game Code Sections 3503 and 3503.5
and by the MBTA of 1918 (16 USC 703-711), which makes it unlawful to take, possess, or
needlessly destroy the nest or eggs of any migratory bird or bird of prey.
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Areas in the immediate vicinity of the Project contain trees, shrubs, and grasslands that provide 
potential suitable nesting habitat for migratory bird species. 

 
Impacts to nesting bird species must be avoided at all times.  The period from approximately 15 
February to 31 August is the expected breeding season for bird species occurring in the Project 
area.  Under Mitigation Measure MM-BIO-1, and Mitigation Measure MM-BIO-2, if Project 
activity or vegetation removal must be initiated during the breeding season, a qualified biologist 
shall check for nesting birds within three days prior to such activity.  If active bird nests are found, 
avoidance buffers of 1,000 feet for large birds of prey, 500 feet for small birds of prey, and 300 
feet for songbirds, decided by CDFW on a case-by-case basis, will need to be observed and 
implemented.  With the implementation of Mitigation Measure MM-BIO-1, and Mitigation 
Measure MM-BIO-2, impacts to nesting birds will be less than significant. 

 
e) Would the Project have a substantial adverse effect on any riparian habitat or other sensitive 

natural community identified in local or regional plans, policies, regulations or by the California 
Department of Fish and Wildlife or U. S. Fish and Wildlife Service? 

 
No Impact 
  
The Vegetation Association present on the proposed Project site is described as 
Residential/Urban/Exotic (+ 26 acres).  Weed communities are also common in urban areas, often 
occurring on roadsides and abandoned areas.  Some of these areas are known as ruderal 
communities.  A ruderal community occupies waste areas, roadsides often on heavily compacted 
soils with little available oxygen.  No habitat meeting the criteria of a vernal pool was detected on 
the Project site.  The Property also did not support depressions and ditches in areas that once 
supported vernal pools, or saline-alkali soils, a common component of vernal pools. 

 
No impact to riparian habitat or other sensitive natural communities identified in local or regional 
plans, policies, regulations or by the California Department of Fish and Wildlife or US Fish and 
Wildlife Service will occur. 

 
f) Would the Project have a substantial adverse effect on federally protected wetlands (including, but 

not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

 
No Impact 

 
Discussion is referenced in Section 7.e., above.  Based on this data, implementation of the Project 
will not have a substantial adverse effect on federally protected wetlands (including, but not limited 
to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or 
other means.  There will be no impacts. 

 
g) Would the Project conflict with any local policies or ordinances protecting biological resources, 

such as a tree preservation policy or ordinance? 
 

No Impact 
 

The Project site does not contain native or naturalized tree species.  Therefore, the County’s Oak 
Tree Management Guidelines would not be applicable.  The provisions of Ordinance No. 559 
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would also not apply since the Project site is not above 5,000 feet in elevation.  No other tree 
preservation policy or ordinance apply. 

 
Therefore, the proposed Project shall not conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or ordinance.  There will be no impacts. 

 
Mitigation Measures 
 

MM-BIO-1 If grading is to occur during the nesting season (February 15 – August 31), a 
nesting bird survey shall be conducted within three (3) days prior to grading permit 
issuance.  This survey shall be conducted by a qualified biologist holding a 
Memorandum of Understanding (MOU) with Riverside County.  Surveys shall be 
conducted for nesting birds within a 1,000-ft radius of the construction area.  If 
nests are detected, buffers shall be established around nests that are sufficient to 
ensure that breeding is not likely to be disrupted or adversely impacted by 
construction.  Buffers around active nests will be a minimum of 300 feet, unless a 
qualified CDFW biologist determines that smaller buffers would be sufficient to 
avoid impacts to nesting birds.  Factors to be considered for determining buffer size 
will include: the presence of natural buffers provided by vegetation or topography; 
nest height; locations of foraging territory; and baseline levels of noise and human 
activity.  Buffers shall be maintained until young have fledged or the nests become 
inactive. The findings shall be submitted to the County of Riverside Planning 
Department for review and approval. 

 
MM-BIO-2 Preconstruction survey for burrowing owl.  A 30-day preconstruction survey for 

burrowing owl is required by the Western Riverside County Multiple Species 
Habitat Conservation Plan (MSHCP) to confirm the continued presence of 
burrowing owl within the survey area. The survey shall be conducted by a qualified 
biologist no more than 30 days prior to ground disturbance in accordance with 
MSHCP survey requirements to avoid direct take of burrowing owl.  If burrowing 
owl are determined to occupy the Project site or immediate vicinity, the County will 
be notified, and avoidance measures will be implemented, as appropriate, pursuant 
to the MSHCP, the California Fish and Game Code, the MBTA, and the mitigation 
guidelines prepared by the CDFW (2012). 

 
The following measures are recommended in the CDFW guidelines to avoid 
impacts on an active burrow: 
 No disturbance shall occur within 50 meters (approximately 160 feet) of 

occupied burrows during the non-breeding season. 
 No disturbance shall occur within 75 meters (approximately 250 feet) of 

occupied burrows during the breeding season. 
 

To prevent unavoidable impacts, passive or active relocation of burrowing owls 
shall be implemented by a qualified biologist outside the breeding season, in 
accordance with procedures set by the MSHCP and in coordination with the 
CDFW. 

 
Monitoring: Provide reports to County of Riverside for review and approval.  
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CULTURAL RESOURCES.  Would the Project: 
8. Historic Resources

a) Alter or destroy an historic site?
b) Cause a substantial adverse change in the

significance of a historical resource as defined in California 
Code of Regulations, Section 15064.5? 

Source(s): A Phase I Archaeological Assessment of Tentative Parcel Map 33817, prepared by 
Jean Keller, Ph.D., dated July 2006 (Phase I Archaeo Assessment, Appendix D1); 
Update Letter to A Phase I Archaeological Assessment of Tentative Parcel Map 33817, 
prepared by Jean Keller, Ph.D., dated January 2018 (Phase I Update Letter, Appendix 
D2); Geotechnical Investigation and Percolation Testing – Dutch Village, Tentative 
Tract 37078, prepared by Geocon West, Inc., January 27, 2017 (Geo Investigation, 
Appendix E); and Project Site Visit – October 11, 2018 by Matthew Fagan. 

Findings of Fact: 

a) Would the Project alter or destroy an historic site?

No Impact

The records search conducted in 2006, did not find any reference to the Property in any previous
cultural resources studies.  Historic maps of the Property from 1901 through 1978 reveal no
structures or improvements on the Property, providing evidence that the Property was vacant.
The field survey that followed the records search did not identify any structures on the Project site.

The Geo Investigation identifies undocumented artificial fill between ½ and 8½ feet deep (deeper
in the southern portion of the Project site) and no water was found to a depth of 12’ below the
ground.

Because the maps of the Property since 1901 identify it as vacant, the Property contains up to 8½
feet of artificial fill and no water source, it is concluded that no “historical resources” exist within
the Project area.  There will be no impacts.

b) Would the Project cause a substantial adverse change in the significance of a historical resource
as defined in §15064.5?

No Impact

The statute that defines a “historic resource”, Public Resources Code (PRC) §5020.1(j), identifies
as including but not limited to any object, building, site, area, place, record, or manuscript that is
historically or archaeologically significant, or is significant in the architectural, engineering,
scientific, economic, agricultural, educational, social, political, military, or cultural annals of
California.”

More specifically, CEQA guidelines explain that the term “historical resources” applies to any such
resources listed in or determined to be eligible for listing in the California Register of Historical
Resources, included in a local register of historical resources, or determined to be historically
significant by the lead agency (14 Cal. Code Regs §15064.5(a)(1)-(3)).  Regarding the proper
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criteria for the evaluation of historical significance, CEQA guidelines mandate that “generally a 
resource shall be considered by the lead agency to be ‘historically significant’ if the resource 
meets the criteria for listing on the California Register of Historical Resources” (Ibid).  A resource 
may be listed in the California Register if it meets any of the following criteria: 

1. It is associated with events that have made a significant contribution to the broad patterns of
California’s history and cultural heritage.

2. It is associated with the lives of persons important in our past.
3. It embodies the distinctive characteristics of a type, period, region, or method of construction,

or represents the work of an important creative individual, or possesses high artistic values.
4. It has yielded, or may be likely to yield, information important in prehistory or history.  (PRC

§5024.1(c))

The proposed Project site is currently vacant and has been vacant since at least 1901.  Therefore, 
it does not contain any structures or resources that would satisfy the historic resource criteria 
above. 

The proposed Project will not cause an adverse change in the significance of a historical resource 
and impacts to historic resources are not anticipated.  There will be no impacts. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

9. Archaeological Resources.
a) Alter or destroy an archaeological site.
b) Cause a substantial adverse change in the

significance of an archaeological resource pursuant to 
California Code of Regulations, Section 15064.5? 

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

Source(s): A Phase I Archaeological Assessment of Tentative Parcel Map 33817, prepared by 
Jean Keller, Ph.D., dated July 2006 (Phase I Archaeo Assessment, Appendix D1); 
Update Letter to A Phase I Archaeological Assessment of Tentative Parcel Map 33817, 
prepared by Jean Keller, Ph.D., dated January 2018 (Phase I Update Letter, Appendix 
D2); Figure 9-1, Current View of Area in which CA-RIV-8008 was Recorded; and 
Project Site Visit – October 11, 2018 by Matthew Fagan. 

In addition to the analysis below, as it pertains to archaeological resources, please reference the 
discussion contained in Section 45, Tribal Cultural Resources, of this Initial Study. 

Findings of Fact: 

a) Would the Project alter or destroy an archaeological site?

Less Than Significant Impact
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A single previously unrecorded archaeological site (Site) was observed and recorded on the 
Project site in the Phase I Archaeo Assessment conducted in 2006, comprised of an incipient 
mortar and two grinding slicks on two contiguous granitic bedrock outcrops.  However, the area 
surrounding the archaeological site did not contain any surface cultural constituents or evidence of 
a subsurface cultural deposits.  The Site was recorded and identified as 33-15047 and CA-RIV-
8008.  Based on the limited resources present, the Site was classified as a small special use site 
used for processing plant food resources.  The milling features recorded at the Site are the most 
common type of cultural resources in Riverside County.  Tens of thousands of such sites have 
been recorded in the County. Due to the limited information available and the common nature of 
the resources, 33-15047 / CA-RIV-8008 was not identified as a significant resource in the CRA. 
Further research and mitigation were not recommended beyond the recordation of the Site. 

Since completion of the Phase I Archaeo Assessment in 2006, the Property has been subject to 
substantial impacts due to various earthmoving activities, residential development on adjacent 
property, and road construction.  To document the current condition of the Site, a field assessment 
was conducted to evaluate whether the Project posed a potential impact to the Site.  The field 
assessment, conducted on January 26, 2018, determined that the Site no longer exists.  A 
photograph of the area where the Site was located is provided as Figure 9-1, Current View of 
Area in which CA-RIV-8008 was Recorded, and shows the current level of ground disturbance. 

Because significant excavation on the Project site has occurred since 2006, it was also possible to 
determine that a subsurface cultural deposit is not present in the area where the Site was located. 
Because the Site no longer exists on the Project site, and subsurface cultural deposits are not 
present in the surrounding area, the Project will not alter or destroy an archaeological site. 

However, in the event unanticipated resources are identified, a condition of approval has been 
entered for the Project with the procedures to be followed in the event an unanticipated resource 
is identified during ground disturbing activities.  This requirement is a standard condition and is not 
considered unique mitigation pursuant to CEQA.  Any impacts will be less than significant. 
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b) Would the Project cause a substantial adverse change in the significance of an archaeological
resource pursuant to California Code of Regulations, Section 15064.5?

Less Than Significant Impact

As discussed in 9.a, above, it has been determined that there will be no impacts to known
significant archaeological resources as defined in California Code of Regulations, Section 15064.5
because the Site is no longer present on the Project site.  However, in the event unanticipated
resources are identified, a condition of approval has been entered for the Project with the
procedures to be followed in the event an unanticipated resource is identified during ground
disturbing activities.  This requirement is a standard condition and is not considered unique
mitigation pursuant to CEQA.  Any impacts will be less than significant.

c) Would the Project disturb any human remains, including those interred outside of formal
cemeteries?

Less Than Significant Impact

Previously unknown human remains may be located below the ground surface, which may be
encountered during construction excavations associated with the proposed Project because the
Site is no longer present on the Project site, it was identified there in 2006.  Also, within a one-half
mile radius of the Project site, twelve archaeological sites have been recorded that are similar to
the Site in terms of cultural resources, topography, vegetation, geology, and water sources.
Cultural resources recorded within the one-half mile radius are predominantly bedrock milling
features.  The milling features form a complex that reflects a pattern of aboriginal land use
dominated by dispersed seed collection and processing that was probably utilized seasonally by a
relatively large group of people.  Given the lack of water and other environmental variables, the
one-half mail area surrounding the Project site was probably not used for permanent habitation.

A standard condition is required to reduce potentially significant impacts to previously unknown
human remains that may be unexpectedly discovered during Project implementation to a less than
significant level.  In the unlikely event that human remains are uncovered the contractor is
required to halt work in the immediate area of the find and to notify the County Coroner, in
accordance with Health and Safety Code § 7050.5, who must then determine whether the remains
are of forensic interest.  If the Coroner, with the aid of a supervising archaeologist, determines that
the remains are or appear to be of a Native American, he/she must contact the Native American
Heritage Commission for further investigations and proper recovery of such remains, if necessary.
Impacts will be less than significant with implementation of this standard condition.

Further, pursuant to Public Resource Code Section 5097.98(b) remains shall be left in place and
free from disturbance until a final decision as to the treatment and disposition has been made.  If
the Riverside County Coroner determines the remains to be Native American, the Native
American Heritage Commission shall be contacted within the period specified by law (24 hours).
Subsequently, the Native American Heritage Commission shall identify the "most likely
descendant".  The most likely descendant shall then make recommendations and engage in
consultation concerning the treatment of the remains as provided in Public Resources Code
Section 5097.98.  Human remains from other ethnic/cultural groups with recognized historical
associations to the Project area shall also be subject to consultation between appropriate
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representatives from that group and the Director of Planning.  Therefore, compliance with this 
standard condition will reduce impacts to less than significant levels. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

ENERGY  Would the Project: 
10. Energy Impacts

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

b) Conflict with or obstruct a State or Local plan for
renewable energy or energy efficiency? 

Source(s): Tentative Tract Map No. 37078 Energy Analysis, prepared by Urban Crossroads, dated 
December 17, 2019 (Energy Analysis, Appendix O) 

Findings of Fact: 

Construction Energy Demands 

The estimated power cost of on-site electricity usage during the construction of the proposed Project 
is assumed to be around $16,179,912.00.  Additionally, based on the assumed power cost, it is 
estimated that the total electricity usage during construction, after full Project build-out, is calculated to 
be around 171,016,933 kilowatt-hours (kWh). 

Construction equipment used by the Project would result in single event consumption of 
approximately 68,111 gallons of diesel fuel.  Construction equipment use of fuel would not be atypical 
for the type of construction proposed because there are no aspects of the Project’s proposed 
construction process that are unusual or energy-intensive, and Project construction equipment would 
conform to the applicable California Air Resources Board emissions standards, acting to promote 
equipment fuel efficiencies. 

California Code of Regulations Title 13, Title 13, Motor Vehicles, section 2449(d)(3) Idling, limits idling 
times of construction vehicles to no more than 5 minutes, thereby precluding unnecessary and 
wasteful consumption of fuel due to unproductive idling of construction equipment.  Best available 
control measures inform construction equipment operators of this requirement. Enforcement of idling 
limitations is realized through periodic site inspections conducted by County building officials, and/or 
in response to citizen complaints. 

Construction worker trips for full construction of the proposed Project would result in the estimated 
fuel consumption of 20,333 gallons of fuel.  Additionally, fuel consumption from construction vendor 
trips (Medium-Heavy Duty Trucks [MHDTs] and Heavy-Heavy Duty Trucks [HHDTs]) will total 
approximately 9,260 gallons.  Diesel fuel would be supplied by County and regional commercial 
vendors.  Indirectly, construction energy efficiencies and energy conservation would be achieved 
through the use of bulk purchases, transport and use of construction materials.  The 2018 Integrated 
Energy Policy Report released by the California Energy Commission has shown that fuel efficiencies 
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are getting better within on and off-road vehicle engines due to more stringent government 
requirements.  As supported by the preceding discussions, Project construction energy consumption 
would not be considered inefficient, wasteful, or otherwise unnecessary. 

Operational Energy Demands 

Transportation Energy Demands 

Annual vehicular trips and related vehicle miles traveled (VMT) generated by the operational of the 
Project would result in an estimated 112,090 gallons of fuel consumption per year for Light Duty Auto 
(LDAs), 18,678 gallons of fuel of Light-Duty Trucks (LDT)1s, 20,172 gallons of fuel for LDT2s, 37,276 
gallons of fuel consumption per year for MHDTs, 39,058 gallons of fuel consumption per year for 
HHDTs, and 712 gallons of fuel consumption per year for motorcycles for the year 2021.  The total 
estimated annual fuel consumption from Project generated VMT would result in a fuel demand 
227,986 gallons of fuel. 

Fuel would be provided by current and future commercial vendors.  Trip generation and VMT 
generated by the Project are consistent with other residential uses of similar scale and configuration, 
as reflected respectively in the Institute of Transportation Engineers (ITE) Trip Generation Manual; 
and CalEEMod.  That is, the Project does not propose uses or operations that would inherently result 
in excessive and wasteful vehicle trips and VMT, nor associated excess and wasteful vehicle energy 
consumption. 

Enhanced fuel economies realized pursuant to federal and state regulatory actions, and related 
transition of LDAs, LDT1s, LDT2s, and Light-Heavy-Duty Trucks to alternative energy sources (e.g., 
electricity, natural gas, biofuels, hydrogen cells) would likely decrease future gasoline fuel demands 
per VMT.  Location of the Project proximate to regional and local roadway systems tends to reduce 
VMT within the region, acting to reduce regional vehicle energy demands.  The Project would 
implement sidewalks, facilitating and encouraging pedestrian access.  Facilitating pedestrian and 
bicycle access would reduce VMT and associated energy consumption. In compliance with the 
California Green Building Standards Code, the Project would promote the use of bicycles as an 
alternative mean of transportation by providing short-term and/or long-term bicycle parking 
accommodations. As supported by the preceding discussions, Project transportation energy 
consumption would not be considered inefficient, wasteful, or otherwise unnecessary. 

Facility Energy Demands 

Project facility operational energy demands are estimated at: 4,441,960 Kilo-British Thermal 
Units/year of natural gas; and 995,272 kWh/year of electricity.  Natural gas would be supplied to the 
Project by SoCalGas; electricity would be supplied by Southern California Edison.  The Project 
proposes conventional residential uses reflecting contemporary energy efficient/energy conserving 
designs and operational programs.  Uses proposed by the Project are not inherently energy intensive, 
and the Project energy demands in total would be comparable to, or less than, other residential 
projects of similar scale and configuration. 

Adherence to required Title 24 standards will ensure that the Project energy demands would not be 
considered inefficient, wasteful, or otherwise unnecessary. 
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a) Would the project result in potentially significant environmental impacts due to wasteful, inefficient,
or unnecessary consumption of energy resources, during Project construction or operation?

Less Than Significant Impact 

As supported by the preceding analysis, the proposed Project operations would not result in the 
inefficient, wasteful or unnecessary consumption of energy.  Further, the energy demands of the 
proposed Project can be accommodated within the context of available resources and energy delivery 
systems.  As such, the Project would not cause or result in the need for additional energy producing 
or transmission facilities.  Additionally, neither scenario proposed by the Project would engage in 
wasteful or inefficient uses of energy and aims to achieve energy conservation goals within the State 
of California.   Any impacts will be less than significant. 

b) Would the Project conflict with or obstruct a State or Local plan for renewable energy or energy
efficiency?

Less Than Significant Impact 

The Project would provide for, and promote, energy efficiencies beyond those required under other 
applicable federal and State of California standards and regulations, and in so doing would meet or 
exceed all California Building Standards Code Title 24 standards.  Moreover, energy consumed by the 
Project’s operation is calculated to be comparable to, or less than, energy consumed by other 
residential uses of similar scale and intensity that are constructed and operating in California.  On this 
basis, the Project would not result in the inefficient, wasteful, or unnecessary consumption of energy. 
Further, the Project would not cause or result in the need for additional energy producing facilities or 
energy delivery.  Any impacts will be less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

GEOLOGY AND SOILS.  Would the Project: 
11. Alquist-Priolo Earthquake Fault Zone or County

Fault Hazard Zones.
a) Be subject to rupture of a known earthquake fault,

as delineated on the most recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the State Geologist for the area 
or based on other substantial evidence of a known fault? 

Source(s): Riverside County General Plan, Chapter 6, Safety Element, Figure S-2 Earthquake 
Fault Study Zones, (p. S-15), Map My County (RCIT) (Appendix A); and Geotechnical 
Investigation and Percolation Testing – Dutch Village, Tentative Tract 37078, prepared 
by Geocon West, Inc., January 27, 2017 (Geo Investigation, Appendix E). 

Findings of Fact: 

a) Would the Project be subject to rupture of a known earthquake fault, as delineated on the most
recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or
based on other substantial evidence of a known fault?
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No Impact 

The Project site is not located within an Alquist-Priolo Earthquake Fault Zone and no known fault 
lines are present on or adjacent to the Project site.  Therefore, there is no potential for rupture of a 
known fault, as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning Map issued 
by the State Geologist for the area or based on other substantial evidence of a known fault.  There 
will be no impacts. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

12. Liquefaction Potential Zone.
a) Be subject to seismic-related ground failure,

including liquefaction? 

Source(s): Riverside County General Plan, Chapter 6, Safety Element, Figure S-3 Generalized 
Liquefaction, (p. S-17), December 8, 2015; Map My County (RCIT) (Appendix A); 
Geotechnical Investigation and Percolation Testing – Dutch Village, Tentative Tract 
37078, prepared by Geocon West, Inc., January 27, 2017 (Geo Investigation, 
Appendix E), and Ordinance No. 457 (An Ordinance of the County of Riverside 
Relating to the Building Requirements and Adopting the 1997 Edition of The Uniform 
Administrative Code Adopted by The International Conference of Building Officials; The 
2001 California Building Code Including the Appendix and Standards Adopted by The 
California Building Standards Commission; the 1997 Edition of The Uniform Housing 
Code Adopted by The International Conference Of Building Officials; the 1997 Edition 
of The Uniform Code For The Abatement Of Dangerous Buildings Adopted by The 
International Conference of Building Officials; the 2001 California Plumbing Code, 
including the Appendix and Standards Adopted by The California Building Standards 
Commission; the 2001 California Mechanical Code, including the appendix and 
Standards Adopted by The California Building Standards Commission; the 2000 
Edition Of The Uniform Swimming Pool, Spa and Hot Tub Code Adopted by The 
International Association of Plumbing and Mechanical Officials; the 2001 California 
Electrical Code Adopted by The California Building Standards Commission; the 1997 
Edition of The Uniform Sign Code Adopted by The International Conference of Building 
Officials; and The 1997 Edition of The Code for Building Conservation Adopted by The 
International Conference Of Building Officials as the Standards of Said Ordinance). 

Findings of Fact: 

a) Would the Project be subject to seismic-related ground failure, including liquefaction?

Less Than Significant Impact

According to p. 7 of the Geo Investigation, based on the dense nature of the very old alluvial
deposits and the gabbroic bedrock, the potential for liquefaction and seismically induced
settlement at the Project site is considered negligible.
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Furthermore, groundwater was not encountered in any of the test pits excavated on-site to a 
maximum depth of 12 feet below the existing ground surface. 

 
Nonetheless, CBC requirements pertaining to new development and construction will minimize the 
potential for structural failure or loss of life during earthquakes by ensuring that structures are 
constructed pursuant to applicable seismic design criteria for the region.  CBC requirements are 
applicable to all development; therefore, they are not considered mitigation for CEQA 
implementation purposes.  In addition, the Project will be required to comply with the Geo 
Investigation. 

 
With adherence to these standard conditions, any potential impacts to the Project from seismic-
related ground failure, including liquefaction, will be reduced to less than significant level. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 
13. Ground-shaking Zone. 

a) Be subject to strong seismic ground shaking?     

 
Source(s): Riverside County General Plan, Chapter 6, Safety Element, Figure S-4 Earthquake-

Induced Slope Instability Map, (p. S-19), Figures S-13 through S-21 (showing General 
Ground Shaking Risk), December 8, 2015; Map My County (RCIT) (Appendix A); 
Geotechnical Investigation and Percolation Testing – Dutch Village, Tentative Tract 
37078, prepared by Geocon West, Inc., January 27, 2017 (Geo Investigation, 
Appendix E), and Ordinance No. 457. 

 
Findings of Fact: 
 
a) Would the Project be subject to strong seismic ground shaking? 
 

Less Than Significant Impact 
 

The proposed Project will be subject to ground shaking impacts should a major earthquake in the 
area occur.  Potential impacts include injury or loss of life and property damage.  The Project site 
is subject to strong seismic ground shaking as are virtually all properties in Southern California. 

 
The Project site is not located within an Alquist-Priolo Earthquake Fault Zone and there are no 
known faults (active, potentially active, or inactive) onsite (Geo Investigation, Section 6.2, p. 6); 
due to the lack of mapped faults across the site, ground rupture due to faulting is not a design 
consideration for the Project (Geo Investigation Section 6.2, p. 6); and the potential for liquefaction 
is considered negligible (Geo Investigation, Section 6.3, p. 7). 

 
California Building Code (CBC) requirements (as implemented through Ordinance No. 457) 
pertaining to new development and construction will minimize the potential for structural failure or 
loss of life during earthquakes by ensuring that structures are constructed pursuant to applicable 
seismic design criteria for the region.  CBC requirements are applicable to all development; 
therefore, they are not considered mitigation for CEQA implementation purposes.  In addition, the 
Project will be required to comply with the Geo Investigation. 
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With adherence to these standard conditions, any exposure of people or structures to potential 
substantial adverse effects, including the risk of loss, injury, or death involving strong seismic 
ground shaking, will be reduced to less than significant level. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

14. Landslide Risk.
a) Be located on a geologic unit or soil that is

unstable, or that would become unstable as a result of the 
project, and potentially result in on- or off-site landslide, 
lateral spreading, collapse, or rockfall hazards? 

Source(s): Project Site Visit – October 11, 2018 by Matthew Fagan; Riverside County General 
Plan, Chapter 6, Safety Element, Figure S-5 Regions Underlain by Steep Slope, (p. S-
21), December 8, 2015; Map My County (RCIT) (Appendix A), and Geotechnical 
Investigation and Percolation Testing –Dutch Village, Tentative Tract 37078, prepared 
by Geocon West, Inc., January 27, 2017 (Geo Investigation, Appendix E). 

Findings of Fact: 

a) Would the Project be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the Project, and potentially result in on- or off-site landslide, lateral
spreading, collapse, or rockfall hazards?

No Impact

According to the Geo Investigation, Sections 6.5, 6.6 and 6.7 (p. 8), there are no mapped slope
stability hazards within or adjacent to the Project site.  Slope instability was not observed during
an aerial photograph review.  Landslides were determined not to be a design consideration for the
Project.  Natural slopes are not located near the site and the potential for rock fall hazard is not a
design consideration.  Therefore, the Project will not be located on a geologic unit or soil that is
unstable, or that would become unstable as a result of the Project, and potentially result in on- or
off-site landslide, lateral spreading, collapse, or rockfall hazards.  There will be no impacts.

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

15. Ground Subsidence.
a) Be located on a geologic unit or soil that is

unstable, or that would become unstable as a result of the 
project, and potentially result in ground subsidence? 

Source(s): Riverside County General Plan, Chapter 6, Safety Element, Figure S-7 Documented 
Subsidence Areas Map, (p. S-29), December 5, 2015; Map My County (RCIT) 
(Appendix A); and Geotechnical Investigation and Percolation Testing – Dutch Village, 
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Tentative Tract 37078, prepared by Geocon West, Inc., January 27, 2017 (Geo 
Investigation, Appendix E), and Ordinance No. 457. 

 
Findings of Fact: 
 
a) Would the Project be located on a geologic unit or soil that is unstable, or that would become 

unstable as a result of the Project, and potentially result in ground subsidence? 
 

Less Than Significant Impact 
 

According to the Geo Investigation, Section 6.4 (pp. 7 & 8), the onsite soils do not exhibit a 
potential for collapse upon saturation.  Furthermore, remedial grading (removal of the 
undocumented fill and upper alluvium) is recommended to further reduce the potential effects of 
collapsible soils in the near surface layers.  The Project will be required to comply with the 
recommendations contained within the Geo Investigation, as well as the California Building Code 
(CBC) requirements. 

 
CBC requirements (as implemented through Ordinance No. 457) pertaining to new development 
and construction will minimize the potential for structural failure or loss of life during earthquakes 
by ensuring that structures are constructed pursuant to applicable seismic design criteria for the 
region.  CBC requirements are applicable to all development; therefore, they are not considered 
mitigation for CEQA implementation purposes.  In addition, the Project will be required to comply 
with the Geo Investigation. 

 
With adherence to these standard conditions, should the Project be located on a geologic unit or 
soil that is unstable, or that would become unstable as a result of the Project, and potentially result 
in ground subsidence, any impacts will be reduced to less than significant level. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 
16. Other Geologic Hazards. 

a) Be subject to geologic hazards, such as seiche, 
mudflow, or volcanic hazard? 

    

 
Source(s): Map My County (RCIT) (Appendix A); Geotechnical Investigation and Percolation 

Testing – Dutch Village, Tentative Tract 37078, prepared by Geocon West, Inc., 
January 27, 2017 (Geo Investigation, Appendix E); and Project Site Visit – October 
11, 2018 by Matthew Fagan. 

 
Findings of Fact: 
 
a) Would the Project be subject to geologic hazards, such as seiche, mudflow, or volcanic hazard? 
 

No Impact 
 

According to the Geo Investigation, Section 6.8 (p. 8), the site is located approximately 56 miles 
from the nearest coastline; therefore, the negligible risk associated with tsunamis is not a design 
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consideration.  In addition, the site not located adjacent to a body of water; therefore, seiches are 
not a design consideration for the site.  Based on this information, implementation of the proposed 
Project would not be subject to geologic hazards, such as tsunami, or seiche.  There are no 
volcanic hazards in proximity of the Project site.  Any mudflows associated with a tsunami, seiche, 
or volcanic hazards are not applicable to the Project.  There will be no impacts. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

17. Slopes.
a) Change topography or ground surface relief

features? 
b) Create cut or fill slopes greater than 2:1 or higher

than 10 feet? 
c) Result in grading that affects or negates

subsurface sewage disposal systems? 

Source(s): Map My County (RCIT) (Appendix A); and Geotechnical Investigation and Percolation 
Testing – Dutch Village, Tentative Tract 37078, prepared by Geocon West, Inc., 
January 27, 2017 (Geo Investigation, Appendix E), and Ordinance No. 457. 

Findings of Fact: 

a) Would the Project change topography or ground surface relief features?

Less Than Significant Impact

As set forth in the Geo Investigation, Section 2 (p. 2), the Project site is 30.62 acres in size and
consists of three separate parcels.  Parcel 1 is located southwest of Jean Nicholas Road, just
north of Elliot Road.  Parcel 2 is located north of the intersection of Jean Nicholas Road and Elliot
Road.  Parcel 3 is located east of the intersection of Jean Nicholas Road and Elliot Road.

Topography within Parcel 1 is gently sloping to the south with elevations ranging from 1,424 feet
above mean sea level (MSL) in the north corner to 1,407 MSL in the southwestern central portion
of the parcel.

Parcel 2 is relatively flat, having been sheet-graded.  Elevations range from 1,431 feet MSL in the
north to 1,420 feet MSL in the south.  The western boundary descends at a gradient of
approximately 3:1 (horizontal : vertical) to Jean Nicholas Road (approximate elevation 1,415 feet
MSL).  Boulder stockpiles are present in the north central portion of the parcel.

Parcel 3 descends from Elliot Road to the northwest and Ron Roberts Road to the north to a
relatively flat sheet-graded parcel with elevations ranging from 1,420 feet MSL in the northwest
corner to 1,378 feet MSL in the southwest central portion of the site, where a storm drain inlet
carries water under Winchester Road.  Several stockpiles of soil and surface boulders are present
on Parcel 3.
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A review of aerial photographs shows the site originally consisted of a gabbroic bedrock hill that 
extended from Parcel 2 into Parcel 3 prior to grading.  Each parcel was stripped and at least 
partially graded in 2006 as the surrounding residential developments were graded.  Parcel 3 
appears to have been mined between 2006 and 2009, likely for sand and gravel. 

 
The proposed Project will be limited to Parcels 2 and 3.  Parcel 1 is proposed to be a stormwater 
retention/infiltration basin within a park site. 

 
Implementation of the proposed Project will change the site topography and ground surface relief 
features; however, these will be minimal.  Any impacts will be less than significant. 

 
b) Would the Project create cut or fill slopes greater than 2:1 or higher than 10 feet? 
 

Less Than Significant Impact 
 

No slopes greater than 2:1 are proposed.  As set forth in the Geo Investigation, Section 6.7 (p. 8), 
1) fill slopes are anticipated to be less than 10 feet in vertical height and graded to inclinations of 
2:1, 2) cut slopes are anticipated to be less than 20 feet in vertical height and graded to 
inclinations of 2:1 or flatter, and 3) in general, the proposed cut and fill slopes comprised of 
gabbroic bedrock will possess adequate factors of safety for global and surficial stability. 

 
California Building Code (CBC) requirements (as implemented through Ordinance No. 457) 
pertaining to new development and construction will minimize the potential for structural failure or 
loss of life due to geological constraints by ensuring that structures are constructed pursuant to 
applicable seismic design criteria for the region.  CBC requirements are applicable to all 
development; therefore, they are not considered mitigation for CEQA implementation purposes.  In 
addition, the Project will comply with the Geo Investigation. 

 
The County of Riverside Building and Safety Department has standard conditions, as they apply to 
manufactured slopes, which require that the Project applicant plant and irrigate all manufactured 
slopes equal to or greater than 3 feet in vertical height with drought tolerant grass or ground cover; 
slopes 15 feet or greater in vertical height shall also be planted with drought tolerant shrubs or 
trees in accordance with the requirements of Ordinance No. 457. 

 
With adherence to these standard conditions, any impacts will be reduced to less than significant 
level. 

 
c) Would the Project result in grading that affects or negates subsurface sewage disposal systems? 
 

No Impact 
 

No subsurface sewage disposal systems are located on the Project site, or in proximity to the 
Project site.  The area in immediate proximity to the Project site is served by sewer.  No portion of 
the proposed Project will result in grading that affects or negates subsurface sewage disposal 
systems.  There will be no impacts. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
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18. Soils.
a) Result in substantial soil erosion or the loss of

topsoil? 
b) Be located on expansive soil, as defined in

Section 1802.3.2 of the California Building Code (2007), 
creating substantial risks to life or property? 

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

Source(s): Map My County (RCIT) (Appendix A); Geotechnical Investigation and Percolation 
Testing – Dutch Village, Tentative Tract 37078, prepared by Geocon West, Inc., 
January 27, 2017 (Geo Investigation, Appendix E); and Project Site Visit – October 
11, 2018 by Matthew Fagan. 

Findings of Fact: 

a) Would the Project result in substantial soil erosion or the loss of topsoil?

Less Than Significant Impact

Site grading will create the potential for the proposed Project to result in soil erosion or the loss of
topsoil.  The County of Riverside Building and Safety Department has standard conditions, as they
apply to manufactured slopes, which require that the Project applicant plant and irrigate all
manufactured slopes equal to or greater than 3 feet in vertical height with drought tolerant grass or
ground cover; slopes 15 feet or greater in vertical height shall also be planted with drought tolerant
shrubs or trees in accordance with the requirements of Ordinance No. 457.

In addition, wind erosion will be minimized through mandated soil stabilization measures by South
Coast Air Quality Management District (SCAQMD) Rule 403 (Fugitive Dust), such as daily
watering.

Lastly, water erosion will be prevented through the County’s standard, mandated, erosion control
practices required pursuant to the CBC, and the National Pollution Discharge Elimination System
(NPDES), such as silt fencing, fiber rolls, or sandbags.

These standard conditions are applicable to all development; therefore, they are not considered
mitigation for CEQA implementation purposes.

With the inclusion of these standard conditions, any impacts from implementation of the proposed
Project that could result in substantial soil erosion or the loss of topsoil, will remain less than
significant.

b) Would the Project be located on expansive soil, as defined in Section 1802.3.2 of the California
Building Code (2007), creating substantial risks to life or property?

Less Than Significant Impact
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According to the Geo Investigation, Sections 8.2.3 and 8.2.4 (pp. 12 & 13), the proposed Project 
site is located on soils that exhibit low expansive potential. 

 
Since the onsite soils exhibit expansion indices of 20 or less, the design of slab on grade 
foundations is exempt from the procedures outlined in CBC Section 1808.6.1 or 1808.6.2.  
Consistent with Ordinance No. 457, each building pad will be evaluated for its expansive potential 
and foundation design parameters will be incorporated. 

 
California Building Code (CBC) requirements (as implemented through Ordinance No. 457) 
pertaining to new development and construction will minimize the potential for structural failure or 
loss of life during earthquakes by ensuring that structures are constructed pursuant to applicable 
seismic design criteria for the region.  CBC requirements are applicable to all development; 
therefore, they are not considered mitigation for CEQA implementation purposes.  In addition, the 
Project will be required to comply with the Geo Investigation. 

 
With adherence to these standard conditions, should the Project be located on expansive soil, as 
defined in Section 1802.3.2 of the California Building Code (2007), creating substantial risks to life 
or property, any impacts will be reduced to less than significant level. 

 
c) Would the Project have soils incapable of adequately supporting use of septic tanks or alternative 

waste water disposal systems where sewers are not available for the disposal of waste water? 
 

No Impact 
 

No portion of the proposed Project proposes the use of septic tanks or alternative waste water 
disposal systems.  The Project will tie into existing sanitary sewer facilities located in Jean 
Nicholas Road.  Therefore, whether or not the Project has soils incapable of adequately 
supporting use of septic tanks or alternative waste water disposal systems where sewers are not 
available for the disposal of waste water, is not relevant.  There will be no impacts. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 
19. Wind Erosion and Blowsand from Project either 

on or off site. 
a) Be impacted by or result in an increase in wind erosion 

and blowsand, either on or off site? 

    

 
Source(s): Map My County (RCIT) (Appendix A); and Geotechnical Investigation and Percolation 

Testing – Dutch Village, Tentative Tract 37078, prepared by Geocon West, Inc., 
January 27, 2017 (Geo Investigation, Appendix E), Project Site Visit – October 11, 
2018 by Matthew Fagan, and Ordinance No. 457. 

 
Findings of Fact: 
 
a) Would the Project directly or indirectly be impacted by or result in an increase in wind erosion and 

blowsand, either on or off site? 
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Less Than Significant Impact 

The proposed Project site is located in an area of “Moderate Wind Eroding” rating. 
Implementation of the proposed Project may be impacted by or result in an increase in wind 
erosion and blowsand, either on or off site.  All grading shall conform to the California Building 
Code, Ordinance 457, and all other relevant laws, rules, and regulations governing grading in 
Riverside County and prior to commencing any grading which includes 50 or more cubic yards, 
the applicant shall obtain a grading permit from the Building and Safety Department.  This is a 
standard condition for the County of Riverside and is not considered mitigation for CEQA 
implementation purposes. 

The Project will be required to implement a Storm Water Pollution Prevention Plan (SWPPP) to 
address wind erosion and blow sand during the construction process.  The SWPPP is required by 
the California Regional Water Quality Board Order 2009-0009-DWQ and the NPDES General 
Permit Number CAS000002.  As part of the SWPPP, the Project will implement construction 
BMPs per the California Stormwater Quality Association (CASQA) Construction BMP Handbook 
that are used to control wind erosion and blow sand.  This is a standard condition for the County of 
Riverside and is not considered mitigation for CEQA implementation purposes. 

With the inclusion of these standard conditions, any impacts from implementation of the proposed 
Project related to an increase in wind erosion and blowsand, either on- or off-site, will remain less 
than significant. 

Mitigation: No mitigation measures are required. 

Monitoring:    No mitigation monitoring is required. 

GREENHOUSE GAS EMISSIONS.  Would the Project: 
20. Greenhouse Gas Emissions.

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

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

Source(s): Tentative Tract Map No. 37078 Greenhouse Gas Analysis, prepared by Urban 
Crossroads, October 27, 2016 (GHG Analysis, Appendix B2). 

Note: Any tables or figures in this section are from the GHG Analysis, unless otherwise 
noted. 

Findings of Fact: 

a) Would the Project generate greenhouse gas emissions, either directly or indirectly, that may have
a significant impact on the environment?

Less Than Significant Impact
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Construction activities associated with the proposed Project will result in emissions of Carbon 
Dioxide (CO2) and Methane (CH4) from construction activities.  California Emissions Estimator 
Model (CalEEMod) was used to estimate on-site and off-site emissions.  For construction phase 
Project emissions, GHGs are quantified and amortized over the life of the Project.  To amortize the 
emissions over the life of the Project, the SCAQMD recommends calculating the total greenhouse 
gas emissions for the construction activities, dividing it by a 30-year project life then adding that 
number to the annual operational phase GHG emissions. 

Operational activities associated with the proposed Project will result in emissions of CO2, CH4, 
and Nitrogen Dioxide (N2O) from the following primary sources: 

Area Source Emissions (hearths/fireplaces and landscapes, landscape maintenance
equipment);
Energy Source Emissions (combustion emissions associated with natural gas and electricity);
Mobile Source Emissions (vehicles);
Solid Waste; and
Water Supply, Treatment and Distribution.

The annual GHG emissions associated with the operation of the proposed Project are estimated 
to be 2,836.22 Metric Tons of Carbon Dioxide Equivalent (MTCO2e) per year as summarized in 
Table 20-1, Total Project Greenhouse Gas Emissions (Annual). 

Table 20-1 
Total Project Greenhouse Gas Emissions (Annual) 

Emissions Source Emissions (metric tons per year) 
CO2 CH4 N2O Total CO2E 

Annual construction-related emissions amortized 
over 30 years 

25.65 4.35E-03 0.00 25.76 

Area 42.15 3.43E-03 7.20-04 42.45 
Energy 447.83 2.00E-02 7.05-03 450.37 
Mobile Source 2,217.31 9.00E-02 0 2,219.59 
Waste 15.31 0.91 0.00 37.94 
Water Usage 48.71 0.35 8.8E-03 60.11 
Total CO2E (All Sources) 2,836.22 
Note: Totals obtained from CalEEMod™ and may not total 100% due to rounding.  Table results include scientific notation. 
e is used to represent ` (which would be written as x 10b”) and is followed by the value of the exponent. 

Direct and indirect operational emissions associated with the Project are compared with the 
County of Riverside’s threshold of significance, which is 3,000 MTCO2e per year.  As shown in 
Table 20-1, the proposed Project would not exceed this threshold.  While the Project does 
generate greenhouse gas emissions (directly and indirectly), any Project impacts are considered 
less than significant. 

b) Would the Project conflict with an applicable plan, policy or regulation adopted for the purpose of
reducing the emissions of greenhouse gases?

No Impact
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The County of Riverside CAP (December 8, 2015) was designed under the premise that the 
County of Riverside, and the community it represents, is uniquely capable of addressing 
emissions associated with sources under Riverside County’s jurisdiction, and that Riverside 
County’s emission reduction efforts should coordinate with the state strategies of reducing 
emissions in order to accomplish these reductions in an efficient and cost-effective manner.  

The County of Riverside Climate Action Plan Update, November 2019 (CAP Update) establishes 
GHG emission reduction programs and regulations that correlate with and support evolving State 
GHG emissions reduction goals and strategies.  The CAP Update includes reduction targets for 
year 2030 and year 2050. These reduction targets require the County to reduce emissions by at 
least 525,511 MT CO2e below the Adjusted Business-As-Usual (ABAU)1 scenario by 2030 and at 
least 2,982,948 MT CO2e below the ABAU scenario by 2050 (CAP Update, p.7-1) 

The purpose of the CAP Update is to provide guidance on how to analyze GHG emissions and 
determine significance during the CEQA review of proposed development projects within the 
County.  To address the state’s requirement to reduce GHG emissions, the County prepared its 
CAP Update with the goal of reducing GHG emissions within the County by 49% below “existing” 
2008 levels by the year 2030.  The County’s target is consistent with the AB 32 target and ensures 
that the County will be providing GHG reductions locally that will complement state efforts to 
reduce GHG emissions.  The County’s target is also consistent with the SB 32 target that expands 
on AB 32 to reduce GHG emissions to 40% below the 1990 levels by 2030.  Because the County’s 
CAP Update addresses GHG emissions reductions and is consistent with the requirements of AB 
32, SB 32, and international efforts to reduce GHG emissions, compliance with the CAP Update 
fulfills the description of mitigation found in the State CEQA Guidelines. 

The CAP Update identifies a two-step approach in evaluating GHG emissions.  First, a screening 
threshold of 3,000 MTCO2e per year is used to determine if additional analysis is required. 
Projects that exceed the 3,000 MTCO2e per year will be required to quantify and disclose the 
anticipated GHG emissions then either 1) demonstrates GHG emissions at project buildout year 
levels of efficiency and includes project design features and/or mitigation measures to reduce 
GHG emissions or 2) garner 100 points through the Screening Tables.  Per the CAP Update, 
projects that emit less than 3,000 MTCO2e per year would result in a less than significant impact 
with respect to GHG emissions.  

As shown on Table 20-1, the Project will result in approximately 2,836.22 MTCO2e per year; the 
proposed Project would not exceed the County’s screening threshold of 3,000 MTCO2e per year. 

Therefore, the Project would not conflict with any applicable plan, policy, or regulation of an 
agency adopted for the purpose of reducing the emissions of greenhouse gases.  No impacts will 
occur. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

1 ABAU Scenario reflects GHG emissions reductions achieved through anticipated future State actions (CAP Update, p. 2-1). 
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HAZARDS AND HAZARDOUS MATERIALS.  Would the Project: 
21. Hazards and Hazardous Materials. 

a) Create a significant hazard to the public or the 
environment through the routine transport, use, or disposal 
of hazardous materials? 

    

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

    

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

    

d) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 
one-quarter (1/4) mile of an existing or proposed school? 

    

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

    

 
Source(s): Phase I Environmental Site Assessment, Dutch Village, Tentative Tract Map 37078, 

North of Jean Nicholas Road and Winchester Road, French Valley Area, Riverside 
County, California, prepared by Geocon West, Inc., December 22, 2017 (Phase I ESA, 
Appendix F); Temecula Valley Unified School District Website, Murrieta Valley Unified 
School District Website; Menifee Union School District Website; Perris Union High School 
District Website; Figure 21-1, Geotracker Site; Figure 21-2, Envirostor Site; 
GEOTRACKER Website; and The Department of Toxic Substances Control’s Hazardous 
Waste and Substances Site List (Cortese List) Website. 

 
Findings of Fact: 
 
a) Would the Project create a significant hazard to the public or the environment through the routine 

transport, use, or disposal of hazardous materials? 
 

Less Than Significant Impact 
 

The proposed Project could result in a significant hazard to the public if the Project includes the 
routine transport, use, or disposal of hazardous materials or places housing near a facility which 
routinely transports, uses, or disposes of hazardous materials.  The Project proposes the 
development of 163 single-family residential units located in the unincorporated French Valley 
area of Riverside County.  The Project’s proposed residential use does not include the routine 
transport, use, or disposal of hazardous materials. 

 
The Project site is located adjacent to similar single-family residential tract development that is in 
immediate Proximity of the site.  The Project is not located in or adjacent to an industrial area.  
The proposed Project does not place housing near any hazardous materials facilities.  The routine 
use, transport, or disposal of hazardous materials is primarily associated with industrial uses that 
require such materials for manufacturing operations or produce hazardous wastes as by-products 
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of production applications.  The proposed Project does not propose or facilitate any activity 
involving significant use, routine transport, or disposal of hazardous substances as part of the 
proposed residential use. 

During construction, there would be a minor level of transport, use, and disposal of hazardous 
materials and wastes that are typical of construction projects.  This would include fuels and 
lubricants for construction machinery, coating materials, etc.  Routine construction control 
measures and best management practices for hazardous materials storage, application, waste 
disposal, accident prevention and clean-up, etc. would be sufficient to reduce potential impacts to 
a less than significant level. 

It is anticipated that the Storm Water Pollution Prevention Plan (SWPPP) prepared for the 
proposed Project can reduce such hazards to a less than significant level through best 
management practices (BMPs) incorporated into the SWPPP design.  The SWPPP is required by 
the California Regional Water Quality Board Order 2009-0009-DWQ and the NPDES General 
Permit Number CAS000002.  This is a standard condition for the County of Riverside and is not 
considered mitigation for CEQA implementation purposes. 

With regard to Project operation, widely used hazardous materials common to single-family 
residential use include cleaners, pesticides, and food waste.  The remnants of these and other 
products are disposed of as household hazardous waste that are prohibited or discouraged from 
being disposed of at local landfills.  Regular operation and cleaning of these uses would not result 
in significant impacts involving use, storage, transport or disposal of hazardous wastes and 
substances.  Use of common household hazardous materials and their disposal does not present 
a substantial health risk to the community. 

Impacts from the Project that could create a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous materials will be less than significant. 

b) Would the Project create a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the release of hazardous materials into the
environment?

Less Than Significant Impact

The Phase I ESA conducted for the Project site did not reveal evidence of a recognized
environmental conditions or concerns in connection with the Project site.

During construction, there is a potential for accidental release of petroleum products from vehicles
and equipment to pose a significant hazard to people and the environment.  Impacts may occur
during construction; however, with the incorporation of standard conditions, such as the SWPPP
and WQMP, any impacts will remain less than significant.  These standard conditions are
applicable to all development; therefore, they are not considered mitigation for CEQA
implementation purposes.

Hazardous materials anticipated during operations are anticipated to be those most commonly
associated with residences and landscaping, which include cleaning products, petroleum
products, etc.  These types of hazardous materials are not potentially hazardous to large numbers
of people, especially at the scale they would be stored and used with a residential use. Therefore,
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the Project will not create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials into the 
environment.  Based on this information, any impacts will be less than significant. 

 
c) Would the Project impair implementation of or physically interfere with an adopted emergency 

response plan or an emergency evacuation plan? 
 

Less Than Significant Impact 
 

The Project will be located northerly of the signalized intersection of Winchester Road (SR-79) and 
Jean Nicholas Road.  In 2014, this portion of Winchester Road was widened from two to four 
lanes as a part of the Phase 2 Winchester Road Widening Project; Jean Nicholas Road is a 
collector serving the existing single-family residential subdivision development adjacent south and 
southwest of the subject.  In addition, Elliot Road is a collector road that connects with Jean 
Nichols Road and serves as a secondary access point to the existing residential tract development 
contiguous north of the subject.  A limited potential exists to interfere with an emergency response 
or evacuation plan during construction.  Control of access will ensure emergency access to the 
site and Project area during construction through the submittal and approval of a traffic control 
plan (TCP).   The TCP is a standard condition and is not considered unique mitigation under 
CEQA. 

 
Following construction, emergency access to the Project site and area will remain as was prior to 
the proposed Project.  Therefore, implementation of the Project will not impair implementation of, 
or physically interfere, with an adopted emergency response plan or an emergency evacuation 
plan.  Any impacts will be less than significant. 

 
d) Would the Project emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within one-quarter mile of an existing or proposed school? 
 

No Impact 
 

There are no existing or proposed schools located within one-quarter mile of the Project site. 
 

The Project site is located at the northeast boundary of the Murrieta Valley Unified School District 
(MVUSD).  The Menifee Union \ Perris Union High district boundary is located contiguous to the 
north of the Project site, and the Temecula Valley USD (TVUSD) boundary is southeast across 
Winchester Road from the Project site. 

 
The closest schools to the Project site include: 

 
 TVUSD’s Susan La Vorgna Elementary School is located approximately 1,850 feet (0.35 mile) 

southeast of the Project site; and 
 Menifee USD’s Harvest Hill STEAM Academy (Elementary School) is located approximately 

2,650 feet (0.50 mile) north of the Project site. 
 

Based on this information, the Project will not emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within one-quarter mile of an existing or 
proposed school.  There will be no impacts. 
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e) Would the Project be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a
significant hazard to the public or the environment?

No Impact

The California State Waterboards GEOTRACKER site provides information regarding Leaking
Underground Storage Tanks, Other Cleanup Sites, Land Disposal Sites, Military Sites, Waste
Discharge Requirement (WDR) Sites, Permitted Underground Storage Tank (UST) Facilities,
Monitoring Wells, Department of Toxic Substances Control (DTSC) Cleanup Sites and DTSC
Hazardous Waste Permit Sites.

According to the GEOTRACKER site, there are no Leaking Underground Storage Tanks, Other
Cleanup Sites, Land Disposal Sites, Military Sites, WDR Sites, Permitted UST Facilities,
Monitoring Wells, DTSC Cleanup Sites and DTSC Hazardous Waste Permit Sites on the proposed
Project site, or within 1 mile of the proposed Project site.  Detailed information is shown on Figure
21-1, Geotracker Site.

The DTSC’s Hazardous Waste and Substances Site List (Cortese List) does not show any 
Hazardous Waste and Substances Sites currently located within a 1-mile radius of the proposed 
Project site.  This information was verified at the web-link cited in the sources, and shown on 
Figure 21-2, Envirostor Site. 

These conclusions are supported by the information contained in the referenced Geocon Phase I 
ESA.  The Project is not located on a site which is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment. 

Based upon the available data, there is no evidence to support that hazardous wastes or 
contamination would be present on the site.  There will be no impacts. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 



Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

Page 110 EA No.  40880 

This page left intentionally blank for pagination purposes. 



Fi
gu

re
1-



Fi
gu

re
1-

1



Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

Page 113 EA No.  40880 

22. Airports.
a) Result in an inconsistency with an Airport Master

Plan? 
b) Require review by the Airport Land Use

Commission? 
c) For a project located within an airport land use

plan or, where such a plan has not been adopted, within 
two (2) miles of a public airport or public use airport, would 
the Project result in a safety hazard for people residing or 
working in the Project area? 

d) For a project within the vicinity of a private airstrip,
or heliport, would the Project result in a safety hazard for 
people residing or working in the Project area? 

Source(s): Airport Land Use Commission (ALUC) Development Review Letter, prepared by 
Riverside County Airport Land Use Commission, dated June 28, 2018 (Appendix G1); 
and Determination of No Hazard to Air Navigation Letter, prepared by Federal Aviation 
Administration, dated May 21, 2018 (Appendix G2). 

Findings of Fact: 

a) Would the Project result in an inconsistency with an Airport Master Plan?

Less Than Significant Impact

The Project site is located within French Valley Airport Influence Policy Area (Airport Influence
Area).  There are several safety zones associated with the Airport Influence Area.  Properties
within these zones are subject to regulations governing such issues as development intensity,
density, height of structures, and noise.  The Project site is located within Zone E of the French
Valley Airport Land Use Compatibility Plan (2007 FVALUCP).  An Airport Land Use Commission
(ALUC) Development Review application was submitted to the ALUC (File No. ZAP1080FV18)
and the ALUC Board found the application to be consistent with the 2007 FVALUCP on June 14,
2018.  A letter was issued by the indicating that the ALUC found that project consistent with the
French Valley Airport Land Use Compatibility Plan, subject to eleven (11) conditions of approval.
These are standard conditions and are not considered unique mitigation under CEQA.  Therefore,
implementation of the Project will not result in an inconsistency with an Airport Master Plan.  Any
impacts are considered less than significant.  The Project was also submitted to the Federal
Aviation Administration (FAA).  On May 21, 2018, the FAA made a “Determination of No Hazard to
Air Navigation.  Any impacts will be less than significant.

b) Would the Project require review by the Airport Land Use Commission?

Less Than Significant Impact

Implementation of the proposed Project required review by the Airport Land Use Commission.
The Project was heard by the Riverside County Airport Land Use Commission (ALUC) at their
June 14, 2018 hearing (File No ZAP1080FV18).  The ALUC adopted the Staff recommendation
that the Project be found consistent with the FVCLUP.   A letter was issued by the indicating that
the ALUC found that project consistent with the French Valley Airport Land Use Compatibility
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Plan, subject to eleven (11) conditions of approval.  These are standard conditions and are not 
considered unique mitigation under CEQA.  Any impacts will be less than significant. 

c) Would the Project result in a safety hazard for people residing or working in the Project area?

Less Than Significant Impact

The ALUC adopted the Staff recommendation that the Project be found consistent with the
FVCLUP.  A letter was issued by the indicating that the ALUC found that project consistent with
the French Valley Airport Land Use Compatibility Plan, subject to eleven (11) conditions of
approval.  These are standard conditions and are not considered unique mitigation under CEQA.
These conditions are imposed to reduce any risks to people working in proximity to the French
Valley Airport Influence Area.  Therefore, implementation of the proposed Project would not result
in a safety hazard for people residing or working in the proposed Project area.  Any impacts will be
less than significant.

d) For a project within the vicinity of a private airstrip, or heliport, would the Project result in a safety
hazard for people residing or working in the Project area?

No Impact

The closest private airstrip is the Billy Joe Airport - 37CA, which is located approximately 7¼ miles
to the southeast of the Project site and the closest heliport is located at the Temecula Valley
Hospital, located approximately 8¾ miles south of the Project site.  Because of these distances,
the private airstrip/heliport are out of the immediate vicinity of the Project Site and no safety
hazard would be expected to occur.

Therefore, implementation of the proposed Project would not result in a safety hazard for people
residing or working in the proposed Project area.  There will be no impacts.

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

HYDROLOGY AND WATER QUALITY  Would the Project: 
23. Water Quality Impacts

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

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

c) Substantially alter the existing drainage pattern of
the site or area, including through the alteration of the 
course of a stream or river or through the addition of 
impervious surfaces? 

d) Result in substantial erosion or siltation on-site or
off-site? 
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e) Substantially increase the rate or amount of
surface runoff in a manner which would result in flooding 
on-site or off-site? 

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

g) Impede or redirect flood flows? 
h) In flood hazard, tsunami, or seiche zones, risk the

release of pollutants due to Project inundation? 
i) Conflict with or obstruct implementation of a water

quality control plan or sustainable groundwater 
management plan? 

Source(s): Ordinance No. 458 (An Ordinance of the County of Riverside Regulating Special Flood 
Hazard Areas and Implementing the National Flood Insurance Program); Project Specific 
Water Quality Management Plan – Tentative Tract Map 37078, prepared by JLC 
Engineering & Consulting, Inc., April 2, 2018, Revised May 24, June 22, 2018, and July 
5, 2018 (Appendix H1, WQMP); Preliminary Hydrology and Hydraulics Study for 
Tentative Tract Map 37038, County of Riverside, California, JLC Engineering & 
Consulting, Inc., prepared April 2, 2018, Revised May 24, 2018, June 22, 2018, and 
July 5, 2018 (Appendix H2, Hydrology Study); Geotechnical Investigation and 
Percolation Testing – Dutch Village, Tentative Tract 37078, prepared by Geocon West, 
Inc., January 27, 2017 (Appendix E, Geo Investigation);  Metropolitan Water District 
2015 Urban Water Management Plan (2015 UWMP);  Ordinance No. 458 (An 
Ordinance of the County of Riverside Regulating Special Flood Hazard Areas and 
Implementing the National Flood Insurance Program); Map My County, (Appendix A); 
and SWAP Figure 10, SWAP Special Flood Hazard Areas. 

Findings of Fact: 

a) Would the Project violate any water quality standards or waste discharge requirements or
otherwise substantially degrade surface or ground water quality?

Less Than Significant Impact

A project normally would have an impact on surface water quality if discharges associated with the
project would create pollution, contamination, or nuisance as defined in Water Code Section 13050,
or that cause regulatory standards to be violated as defined in the applicable National Pollutant
Discharge Elimination System (NPDES) stormwater permit or Water Quality Control Plan for a
receiving water body. For the purpose of this specific issue, a significant impact could occur if the
Project would discharge water that does not meet the quality standards of the agencies which
regulate surface water quality and water discharge into stormwater drainage systems. Significant
impacts could also occur if the Project does not comply with all applicable regulations with regard
to surface water quality as governed by the State Water Resources Control Board (SWRCB).  These
regulations include preparation of a Water Quality Management Plan (WQMP) to reduce potential
post-construction water quality impacts.

Construction Impacts
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Three general sources of potential short-term, construction-related stormwater pollution associated 
with the proposed Project include: 1) the handling, storage, and disposal of construction materials 
containing pollutants; 2) the maintenance and operation of construction equipment; and 3) earth-
moving activities which, when not controlled, may generate soil erosion via storm runoff or 
mechanical equipment. 

Operational Impacts 

Proposed construction of the Project will increase impervious areas by replacing the vacant 
property with associated paving and rooftops.  Landscaping is proposed as part of Project 
design in the form of landscaped planters containing trees, shrubs, ground covers, and vines. 
All wastewater associated with the Project’s advanced treatment system. The Project proponent 
has submitted a Water Quality Management Plan (WQMP) for review and approval. The WQMP 
identifies post-construction BMPs in addressing increases in impervious surfaces, methods to 
decrease incremental increases in off-site stormwater flows, and methods for decreasing pollutant 
loading in off-site discharges as required by the applicable NPDES requirements.  This standard 
condition is applicable to all development; therefore, they are not considered mitigation for 
CEQA implementation purposes. Any impacts from implementation of the proposed Project such 
that the Project would violate any water quality standards or waste discharge requirements, will be 
less than significant. 

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

Less Than Significant Impact

The Eastern Municipal Water District (EMWD) provides water to the Project site.  EMWD is a
public water agency formed in 1950 and annexed into the service area of the Metropolitan Water
District of Southern California (MWD) in 1951.  It is currently one of MWD’s 26-member agencies.
EMWD presently operates its water supply system under a system permit issued by the California
Department of Public Health.  The proposed Project site development will connect to an existing
12” EMWD water line located in Ron Roberts Way.

Presently, EMWD has four sources of water supply:  1) Potable groundwater; 2) Desalinated
groundwater; 3) Recycled water; and 4) Imported water from MWD.  According to 2015 figures,
imported water (treated, locally treated & raw) accounted for approximately 46 percent of the total
water supply, while local potable groundwater accounted for approximately 12 percent, desalted
groundwater was approximately 6 percent, and recycled water was approximately 36 percent.

The Project site is located within the Santa Margarita Watershed and the Murrieta Creek Sub-
watershed.  Oversight of all groundwater production within the Santa Margarita Watershed falls
under the continuing jurisdiction of the United States District Court, San Diego and is administered
under the auspices of a court appointed water master (the "Santa Margarita Water Master").  Most
of the remaining water demands are met with imported water purchased from Metropolitan Water
District of Southern California.

According to the 2015 UWMP, over 90 percent of the groundwater used in Metropolitan’s service
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area is produced from adjudicated or managed groundwater basins. 

As set forth in Table 7.1 (Infiltration Test Rates) of the Project Geo Investigation (p. 10), the 
Project site has infiltration rates ranging from 0.0 to 5.3 inches per hour.  The Project will preserve 
the natural infiltration capacity that currently exists through the implementation of the WQMP 
which proposes two infiltration basins (Infiltration Basin “A” and Infiltration Basin “B”).  In addition, 
the proposed Project plan utilizes a minimum impervious area design. 

The WQMP delineates two Drainage Management Areas (DMA’s), DMA-A and DMA-B: 

• DMA-A consists of 961,805 square feet (22.08 acres) comprising all of the proposed 163
residential building units, asphalt/paving and landscaping.  DMA-A will be served by Infiltration
Basin “A;”
DMA-B consists of 125,453 square feet (2.88 acres) of existing impervious area identified as
Elliot Road and nine existing off-site single-family residences along the west side of Elliot
Road contiguous north of the Project site.  DMA-B will be served in lieu by Infiltration Basin “B”
due to construction of the site and the required improvements along Winchester Road which
cannot feasibly be intercepted per the WQMP.

As a part of the minimum impervious area Project design, driveways and access roadways will be 
constructed to the minimum widths required and on-site parking is being held to minimum 
requirements.  Paved walkways are being limited to those areas in the vicinity of the proposed 
residential buildings.  Where feasible, the runoff from the building roof will be directed to 
landscaped areas prior to entering the on-site storm drain system. 

No component of the proposed Project will deplete groundwater supplies.  The Project design, as 
depicted on the Project plans and WQMP, will allow for water to percolate back into the ground 
and allow for groundwater recharge.  This will offset any impacts from the other non-pervious 
elements contained in the proposed Project.  This standard condition is applicable to all 
development; therefore, it is not considered mitigation for CEQA implementation purposes. 

Therefore, implementation of the proposed Project will not substantially deplete groundwater 
supplies or interfere substantially with groundwater recharge such that there would be a net deficit 
in aquifer volume or a lowering of the local groundwater table level (e.g., the production rate of 
pre-existing nearby wells would drop to a level which would not support existing land uses or 
planned uses for which permits have been granted).  Impacts will be less than significant. 

c) Would the Project substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river or through the addition of impervious
surfaces?

Less Than Significant Impact

The Project site is currently vacant and undeveloped.  Topography is flat-lying and featureless, the
result of the mass grading to construct Jean Nicholas and Elliot Roads and also reflects the prior
use of the site as a construction staging area.  Topography is now characteristic of an abandoned
construction site with manmade elevations and depressions.
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The existing terrain generally drains from west to east and is a tributary to the French Valley Creek 
system (which is a tributary to Murrieta Creek).  The existing terrain has an elevation of 1430± 
AMSL at the northwest corner and an elevation of 1380± along the easterly property line; an 
overall elevation change of approximately 50 feet. 

 
The existing terrain slopes downward toward the easterly property line where flows are collected 
by an existing 84-inch Corrugated Metal Pipe (CMP) Culvert that crosses State Route 79 
(Winchester Road).  The 84-inch CMP Culvert delivers the flows from the area to French Valley 
Creek.  The Project site is not part of a Master Drainage Plan. 

 
There are no streams or rivers located on the Project site; however, it is noted, a natural water 
course (French Valley Creek) identified as a seasonal blue-line stream on the USGS topography 
map is located across Winchester Road from the Project site. 

 
The Project site currently accepts offsite flows from the north through an existing storm drain 
system crossing Ron Roberts Way and from Winchester Road (SR 79 North).  The proposed 
Project development will install a storm drain system to collect the flows outletting the existing 
storm drain.  These flows will be conveyed to the existing 84-inch CMP Culvert.  The flows that are 
generated by the existing and proposed improvement of State Route 79 will be captured by an 
existing catch basin located at the Intersection of Jean Nicholas Road and State Route 79. 

 
The Project is proposing an infiltration basin (Infiltration Basin “A”) along the easterly/southeasterly 
property line contiguous to SR 79 North.  The onsite area drainage will be collected by a series of 
catch basins and a storm drain system that will deliver the flows to the proposed infiltration basin 
(Infiltration Basin “A”).  The proposed infiltration basin has been designed to treat the runoff from 
the Project to meet the water quality criteria for residential projects.  A second infiltration basin 
(Infiltration Basin “B”) will accept flows from Elliot Road and a series of nine offsite residences 
located on the west side of Elliot Road adjacent north of the Project site. 

 
As previously mentioned, the onsite area will be collected by catch basins and a storm drain 
system.  As a result, the Project development area consists of a single drainage area that is 
designed to convey flows to the infiltration basin.  The WQMP identifies the drainage management 
area (DMA) that was used to perform a water quality volume assessment in order to determine the 
size of the infiltration basin.  Onsite flows generated by the proposed Project will be collected and 
conveyed using a combination of surface flow, catch basins, and sub-surface storm drains to 
deliver the runoff to the infiltration basin.  Flows in excess of the infiltration basin capacity will be 
discharged into the existing 84-inch CMP Culvert. 

 
The proposed storm drain and water quality infrastructure systems proposed for the Project meet 
the requirements and criteria established by the County of Riverside.  The proposed storm drain 
and water quality infrastructure system will provide flood control protection for the Project site and 
proposed street improvements.  Moreover, the storm drain and water quality system will provide 
the necessary Best Management Practices (BMPs) to treat the runoff generated by the Project in 
a manner that meet the requirements outlined in the Water Quality Management Plan Guidance 
Document. 

 
Figure 13a, Hydrology Existing Conditions (Located in Section I of this IS), identifies the 
proposed on-site drainage system for the Project site. 
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After development the drainage pattern will remain essentially the same with the inclusion of more 
inlets on the existing storm drain system and two Infiltration Basins - BMPs.  The inclusion of the 
BMPs will limit the runoff from the developed portions of the Project to no more than 110% of the 
runoff from the Project site in its natural condition for all storms up to the 10-year storm event. 

The Project site will utilize infiltration as the treatment mechanism, as well as addressing 
hydromodifications. 

BMP – Infiltration Basin “A” 

• Identified as Lot 5 on TTM 37078, BMP-Infiltration Basin “A” is a proposed 0.86 net acre
earthen basin located contiguous west/northwest of the existing SR-79 right-of-way and
contiguous north of proposed future “E” Drive of the Project;
This earthen basin is irregular in shape extending a maximum of 135 feet wide (from SR-79)
and over 260 feet long from future “E” Drive north/northeast to the future “F” Drive;
Proposed Infiltration Basin “A” has a storage capacity of 188,047.98 cubic feet (188,047.98
FT3).  The basin depth is nine (9) feet with a top elevation of 1387 AMSL, and a bottom
elevation of 1378 AMSL;
The infiltration rate for the Project at the location of Infiltration Basin “A” is 5 inch/hour, which is
sufficient for infiltration based BMPs;
Direct access for maintenance purposes is available from the contiguous private roadway
system (“E” Drive and “F” Drive); and
Infiltration Basin “A” will serve all of the onsite Project Area consisting of 22.08 acres (i.e.
DMA-A; 961,805 SF) including Project related roof, asphalt/concrete and landscaping areas.

BMP - Infiltration Basin “B” 

• Identified as Lot 1 on TTM 37078, BMP-Infiltration Basin “B” is a proposed 1.52 net acre
earthen basin located contiguous southwest of Jean Nicholas Road opposite of Elliot Road
and extending northwest to the Project site’s west boundary line;
This earthen basin is somewhat wedge shaped; Lot 1 has a maximum width of 162.57 feet
along its west boundary, by 540.98 feet along its south/southwest boundary, and extending
616.14 feet along its Jean Nicholas Road frontage;
Proposed Infiltration Basin “B” has a storage capacity of 70,858.21 cubic feet (FT3).  The basin
depth is five (5) feet with a top elevation of 1414 AMSL, and a bottom elevation of 1409 AMSL;
The infiltration rate results for the Project at the location of Infiltration Basin “B” were relatively
low (0.2 inch/hour and 1.0 inch/hour).  An average of these two rates was utilized in the basin
sizing design.  It is noted, even though the rates are less than the recommended rates for
infiltration basins, Basin B is significantly large enough to meet the criteria per the Infiltration
Basin Design Spreadsheet.  Additionally, this basin is used to treat area drainage in-lieu due to
the construction of the site and the required improvements along Winchester Road which
cannot feasibly be intercepted per the WQMP;
Direct access for maintenance purposes is available from the Jean Nicholas Road / Elliot
Road “T” intersection; and
Infiltration Basin “B” will serve the existing off-site impervious area consisting of 2.88 acres
(DMA-B; 125,453 SF) including Elliot Road and nine single-family residences along the west
side of Elliot Road contiguous north of the Project site (asphalt/concrete, landscaping).
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The WQMP states that the two proposed BMPs will be maintained by a Homeowners’ Association 
(HOA) or Property Owners Association (POA). 

 
The proposed Project has been reviewed and conditioned by the RCFC&WCD, the County 
Building Department, and the County Transportation Department, to mitigate any potential impacts 
as listed above through site design and the preparation of a Water Quality Management Plan 
(WQMP) and adherence to the requirements of the National Pollutant Discharge Elimination 
System (NPDES).  These are standards conditions for the County of Riverside and are not 
considered mitigation for CEQA implementation purposes.  At Project completion, the Project site 
will be covered with structures, roadways and landscaping.  This will also ensure that there will be 
no erosion or siltation on- or off-site. 

 
With the inclusion of these standard conditions, any impacts from implementation of the proposed 
Project related to substantially altering the existing drainage pattern of the site or area, including 
the alteration of the course of a stream or river, in a manner that would result in substantial 
erosion or siltation on- or off-site, will be less than significant. 

 
d) Would the Project result in substantial erosion or siltation on-site or off-site? 
 

Less Than Significant Impact 
 

The Project site is currently vacant and undeveloped.  Topography is flat-lying and featureless, the 
result of the mass grading to construct Jean Nicholas and Elliot Roads and also reflects the prior 
use of the site as a construction staging area.  Topography is now characteristic of an abandoned 
construction site with manmade elevations and depressions. 

 
The existing terrain generally drains from west to east and is a tributary to the French Valley Creek 
system (which is a tributary to Murrieta Creek).  The existing terrain has an elevation of 1430± 
AMSL at the northwest corner and an elevation of 1380± along the easterly property line; an 
overall elevation change of approximately 50 feet. 

 
The existing terrain slopes downward toward the easterly property line where flows are collected 
by an existing 84-inch Corrugated Metal Pipe (CMP) Culvert that crosses State Route 79 
(Winchester Road).  The 84-inch CMP Culvert delivers the flows from the area to French Valley 
Creek.  The Project site is not part of a Master Drainage Plan. 

 
The Project site clearing and grading phases would disturb surface soils, potentially resulting in 
erosion and sedimentation.  If left exposed and with no vegetative cover, the Project site’s bare soil 
would be subject to wind and water erosion. 

 
Since the Project involves more than one acre of ground disturbance, it is subject to NPDES permit 
requirements for the preparation and implementation of a Project-specific SWPPP.  Adherence to 
NPDES permit requirements and the measures established in the SWPPP are routine actions 
conditioned by the County and will ensure applicable water quality standards are appropriately 
maintained during construction of the proposed Project. 

 
The proposed Project has been reviewed and conditioned by the RCFC&WCD, the County 
Building Department, and the County Transportation Department, to mitigate any potential impacts 
as listed above through site design and the preparation of a WQMP and adherence to the 
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requirements of the NPDES.  These are standards conditions for the County of Riverside and are 
not considered mitigation for CEQA implementation purposes.  At Project completion, the Project 
site will be covered with structures, asphalt paved access drives and automobile parking areas, 
landscaping, and a drainage system.  The Project is proposing an infiltration basin (Infiltration 
Basin “A”) along the easterly/southeasterly property line contiguous to SR 79 North.  The onsite 
area drainage will be collected by a series of catch basins and a storm drain system that will 
deliver the flows to the proposed infiltration basin (Infiltration Basin “A”).  The purposed infiltration 
basin has been designed to treat the runoff from the Project to meet the water quality criteria for 
residential projects.  A second infiltration basin (Infiltration Basin “B”) will accept flows from Elliot 
Road and a series of nine offsite residences located on the west side of Elliot Road adjacent north 
of the Project site. 

 
As previously mentioned, the onsite area will be collected by catch basins and a storm drain 
system.  As a result, the Project development area consists of a single drainage area that is 
designed to convey flows to the infiltration basin.  The WQMP identifies the drainage management 
area (DMA) that was used to perform a water quality volume assessment in order to determine the 
size of the infiltration basin.  Onsite flows generated by the proposed Project will be collected and 
conveyed using a combination of surface flow, catch basins, and sub-surface storm drains to 
deliver the runoff to the infiltration basin.  Flows in excess of the infiltration basin capacity will be 
discharged into the existing 84-inch CMP Culvert.  This will also ensure that there will be no 
erosion or siltation on- or off-site. 

 
The Project will not result in substantial erosion or siltation on-site or off-site.  Any impacts will be 
less than significant. 

 
e) Would the Project substantially increase the rate or amount of surface runoff in a manner which 

would result in flooding on-site or off-site? 
 

Less Than Significant Impact 
 

A detailed description of the post-Project storm drain system design is included in Sections 23.b 
and 23.c.  The Project will not substantially increase the rate or amount of surface runoff in a 
manner which would result in flooding on-site or off-site.  Any impacts from implementation of the 
Project will be less than significant. 

 
f) Would the Project create or contribute runoff water which would exceed the capacity of existing or 

planned stormwater drainage systems or provide substantial additional sources of polluted runoff? 
 

Less Than Significant Impact 
 

Please reference the discussions included in Sections 23.b and 23.c.  The Project will not create 
or contribute runoff water which would exceed the capacity of existing or planned stormwater 
drainage systems or provide substantial additional sources of polluted runoff.  Any impacts from 
implementation of the Project will be less than significant. 

 
g) Would the Project impede or redirect flood flows? 
 

No Impact 
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The Project site is not located within a “Special Flood Hazard Area,” or within the 100-year flood 
hazard area.  The Project site is located in Zone D, which is used for areas where there are 
possible but undetermined flood hazards.  As has been analyzed in the Hydrology Study, no flood 
hazards exist on the Project site.  Therefore, implementation of the proposed Project will not place 
within a 100-year flood hazard area, structures which would impede or redirect flood flows.  There 
will be no impacts. 

h) In flood hazard, tsunami, or seiche zones, risk the release of pollutants due to Project inundation?

No Impact

The Project site is not located within a “Special Flood Hazard Area,” or within the 100-year flood
hazard area.  The Project site is located in Zone D, which is used for areas where there are
possible but undetermined flood hazards.  As has been analyzed in the Hydrology Study, no flood
hazards exist on the Project site.

Figure 10, Southwest Area Plan Special Flood Hazard Areas, of the SWAP indicates that Murrieta
Creek, Temecula Creek, Santa Gertrudis Creek, and Tucalota Creek pose significant flood
hazards within the SWAP.  Dam failure of the Lake Skinner and Vail Lake would cause flooding in
the SWAP, but not on the Project site.  The Project is not within a 100-year flood hazard area, or a
Dam Inundation Area.  Therefore, no flood hazards exist that would expose people or structures to
a significant risk of loss, injury or death involving flooding, including flooding as a result of the
failure of a levee or dam (Dam Inundation Area).

According to the Geo Investigation, tsunami and seiches are not design considerations for the
Project site.

In summary, the Project site development area is not located within a flood hazard, tsunami, or
seiche zone, this criterion is not applicable to the Project site.  There will be no impact.

i) Would the Project conflict with or obstruct implementation of a water quality control plan or
sustainable groundwater management plan?

Less Than Significant Impact

Reference the description of the planned stormwater drainage system described in 24.a, and 24.c,
above.

All of these facilities shall meet County requirements to capture and manage the discharge of
surface runoff without any substantial change in the rate or amount, which will minimize the amount
of potential impacts to create additional polluted runoff.

The proposed Project has been reviewed and conditioned by the RCFC&WCD, County Building
Department, and County Transportation Department, to mitigate any potential impacts as listed
above through site design and the preparation of a WQMP and adherence to the requirements of
the NPDES, particularly BMPs.  These standard conditions are applicable to all development;
therefore, they are not considered mitigation for CEQA implementation purposes.
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These are standard conditions for the County of Riverside and are not considered mitigation for 
CEQA implementation purposes.  With the inclusion of these standard conditions, any impacts 
from implementation of the proposed Project that would create or contribute runoff water that 
would exceed the capacity of existing or planned stormwater drainage systems or provide 
substantial additional sources of polluted runoff, will be less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

LAND USE/PLANNING.  Would the Project: 
24. Land Use.

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

b) Disrupt or divide the physical arrangement of an
established community (including a low-income or minority 
community)? 

Source(s): Riverside County General Plan; City of Murrieta General Plan; Map My County 
(Appendix A); Ordinance No. 348; Southwest Area Plan; and Project application 
materials. 

Findings of Fact: 

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

Less Than Significant Impact

Southwest Area Plan (SWAP) – Highway 79 Policy Area

The Project site is located in the Highway 79 Policy Area.  The purpose of this Policy Area is to
address transportation infrastructure capacity in the policy area.

Policy SWAP 9.1  Accelerate the construction of transportation infrastructure in the Highway
79 corridor between Temecula, Hemet, San Jacinto and Banning. The County of Riverside
shall require that all new development projects demonstrate adequate transportation
infrastructure capacity to accommodate the added traffic growth.  The County of Riverside
shall coordinate with cities in the Highway 79 corridor to accelerate the usable revenue flow of
existing funding programs, thus expediting the development of the transportation.
Policy SWAP 9.2  Maintain a program in the Highway 79 Policy Area to ensure that overall
trip generation does not exceed system capacity and that the system operation continues to
meet Level of Service standards.  In general, the program would establish guidelines to be
incorporated into individual Traffic Impact Analyses that would monitor overall trip generation
from residential development to ensure that overall within the Highway 79 Policy Area
development projects produce traffic generation at a level that is 9% less than the trips
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projected from the General Plan traffic model residential land use designations.  Individually, 
projects could exceed the General Plan traffic model trip generation level, provided it can be 
demonstrated that sufficient reductions have occurred on other projects in order to meet Level 
of Service standards. 

As discussed in Section 37.a (Transportation) of this Environmental Assessment: 

“The Project will not conflict with an applicable plan, ordinance or policy establishing a measure of 
effectiveness for the performance of the circulation system, taking into account all modes of 
transportation, including mass transit and non-motorized travel and relevant components of the 
circulation system, including but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit.  With the payment of TUMF and DIF, any impacts 
will be less than significant.” 

In addition, Policy SWAP 9.2 states: 

“In general, the program would establish guidelines to be incorporated into individual 
Traffic Impact Analyses that would monitor overall trip generation from residential 
development to ensure that overall within the Highway 79 Policy Area development 
projects produce traffic generation at a level that is 9% less than the trips projected from 
the General Plan traffic model residential land use designations.  Individually, projects 
could exceed the General Plan traffic model trip generation level, provided it can be 
demonstrated that sufficient reductions have occurred on other projects in order to meet 
Level of Service standards.” 

The Project is estimated to generate a net total of 1,562 trip-ends per day on a typical weekday 
with approximately 123 AM peak hour trips and 164 PM peak hour trips.  As it currently stands, 
under the existing land use designations, there would be 6,704 trip-ends per day on a typical 
weekday with approximately 362 AM peak hour trips and 638 PM peak hour trips.  The proposed 
Project would result in 5,142 less overall trip-ends per day.  Therefore, the Project is consistent 
with the 9% reduction requirement from the basis that the Project would reduce the overall number 
of trips from the site and the policy area from the existing non-residential land use designations 
and for purposes of avoiding or mitigating an environmental impact from traffic generation. 

The County’s General Plan Land Use Map designations on the Project site are: 

Commercial Retail (CR);
Commercial Office (CO);
Open Space-Conservation (OS-C); and
Light Industrial (LI).

The proposed General Plan Amendment (GPA #170001) would change the General Plan Land 
Use designations from CR, CO, OS-C, and LI to Medium High Density Residential (MHDR). 

The current zoning for the Project site is Specific Plan (SP), and a specific plan amendment 
application (Specific Plan No. 106, Amendment No. 17) is proposed to make the Specific Plan 
Land use classification consistent with the proposed General Plan Land Use Designation. 
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While this presents a substantive change in terms of land uses, the Project, as proposed, will be 
consistent with the existing and proposed residential development in proximity to the Project site in 
terms of use and intensity of use.  Therefore, implementation of the proposed Project will not 
cause a significant environmental impact due to a conflict with any land use plan, policy, or 
regulation adopted for the purpose of avoiding or mitigating an environmental effect.  Any impacts 
will be less than significant. 

 
b) Would the Project disrupt or divide the physical arrangement of an established community 

(including a low-income or minority community)? 
 

Less Than Significant Impact 
 

With the approval of General Plan Amendment No. 170001, Specific Plan No. 106, Amendment 
No. 17, Tentative Parcel Map No. 37078, and Plot Plan No. 170003 the Project is consistent with 
the existing and proposed General Plan land use designations, zoning, developed uses and 
physical arrangement of the surrounding, established community.  There is no low-income or 
minority community on the Project site; therefore, this is not applicable.  Any impacts will be less 
than significant. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 
MINERAL RESOURCES.  Would the Project:     
25. Mineral Resources. 

a) Result in the loss of availability of a known 
mineral resource that would be of value to the region or the 
residents of the State? 

    

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

    

c) Potentially expose people or property to hazards 
from proposed, existing, or abandoned quarries or mines?     

 
Source(s): Riverside County General Plan, Multipurpose Open Space Element, Figure OS-6, 

“Mineral Resources Area” (p. OS-41); Map My County (RCIT) (Appendix A); 
Mindat.org (Mineral Data Base, Riverside County); and Project Site Visit – October 11, 
2018 by Matthew Fagan. 

 
Findings of Fact: 
 
a) Would the Project result in the loss of availability of a known mineral resource that would be of 

value to the region or the residents of the State? 
 

No Impact 
 

The State Mining and Geology Board (SMGB) has established Mineral Resources Zones (MRZ) 
using the following classifications: 
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• MRZ-1: Areas where the available geologic information indicates no significant mineral 
deposits or a minimal likelihood of significant mineral deposits. 

• MRZ-2a: Areas where the available geologic information indicates that there are significant 
mineral deposits. 

• MRZ-2b: Areas where the available geologic information indicates that there is a likelihood of 
significant mineral deposits. 

• MRZ-3a: Areas where the available geologic information indicates that mineral deposits are 
likely to exist; however, the significance of the deposit is undetermined. 

• MRZ-4: Areas where there is not enough information available to determine the presence or 
absence of mineral deposits. 

 
As shown on Riverside County General Plan, Multipurpose Open Space Element, Figure OS-6, 
“Mineral Resources Area,” the Project site is designated MRZ-3a (areas where the available 
geologic information indicates that mineral deposits are likely to exist, however, the significance of 
the deposits is undetermined).  The Project site has not been used for mining.  The Project will 
include residential uses in an area where these uses currently exist, and will be the predominant 
future uses in the area.  Therefore, the Project is not expected to result in the loss of availability of 
a known mineral resource in an area classified or designated by the State that would be of value 
to the region or the residents of the State.  There will be no impacts. 

 
b) Would the Project result in the loss of availability of a locally-important mineral resource recovery 

site delineated on a local general plan, specific plan or other land use plan? 
 

No Impact 
 

According to the RCIT, the existing zoning designations for properties adjacent to, and 
surrounding the Project site are: 

 
 North: One family Dwellings (R-1) and Rural Residential (R-R); 
 South: Industrial Park (I-P) and Specific Plan (SP); 
 East: Specific Plan (SP); and 
 West: One family Dwellings (R-1). 

 
Therefore, implementation of the proposed Project will not result in the loss of availability of a 
locally-important mineral resource recovery site delineated on a local general plan, specific plan or 
other land use plan.  There will be no impacts. 

 
c) Would the Project expose people or property to hazards from proposed, existing or abandoned 

quarries or mines? 
 

No Impact 
 

Based on a site visit, it was observed that the Project is not located adjacent to an existing surface 
mine or a quarry.  Therefore, implementation of the proposed Project will not expose people or 
property to hazards from proposed, existing or abandoned quarries or mines.  There will be no 
impacts. 

 
Mitigation: No mitigation measures are required. 
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Monitoring: No mitigation monitoring is required. 

NOISE.  Would the Project result in: 
26. Airport Noise.

a) For a project located within an airport land use
plan or, where such a plan has not been adopted, within 
two (2) miles of a public airport or public use airport would 
the Project expose people residing or working in the Project 
area to excessive noise levels? 

b) For a project within the vicinity of a private airstrip,
would the Project expose people residing or working in the 
Project area to excessive noise levels? 

Source(s): SWAP Figure 5, Southwest Area Plan French Valley Airport Influence Area; Riverside 
County General Plan Chapter 7, Noise Element; Map My County (Appendix A); 
AirNav.com website; and Google Maps. 

Findings of Fact: 

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

No Impact

The Project site is located within Zone E of the French Valley Airport Land Use Compatibility Plan.
According to Figure 5, Southwest Area Plan French Valley Airport Influence Area of the SWAP,
the Project site is located below the 60 dB CNEL Noise Contour of the Airport.  Residential uses
are considered sensitive receptors and the threshold for noise attenuation is 65 dB CNEL.  The
County of Riverside has a maximum 65 A-weighted decibel critical noise equivalent level (dBA
CNEL) exterior noise level standard and a maximum 45 dBA CNEL interior noise level criteria for
single-family residential development.  Since the Project site is located in an area that is below
those thresholds, the Project will not expose people residing or working in the Project area to
excessive noise levels.  There will be no impacts.

b) For a project within the vicinity of a private airstrip, would the Project expose people residing or
working in the Project area to excessive noise levels?

No Impact

The Project site is not located within the vicinity of a private airstrip, or heliport.  The closest
private airstrip is the Billy Joe Airport (Federal Aviation Administration Identifier  37CA), which is
located at 33800 Linda Rosea Road approximately 7¼ miles to the southeast of the Project site
and the closest heliport is located at the Temecula Valley Hospital, located approximately 8¾
miles south of the Project site.  Therefore, implementation of the proposed Project would not
expose people residing or working in the Project area to excessive noise levels in association with
a private airstrip, or heliport.  There will be no impacts.

Mitigation: No mitigation measures are required. 
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Monitoring: No mitigation monitoring is required. 

27. Noise Effects by the Project.
a) Generation of a substantial temporary or

permanent increase in ambient noise levels in the vicinity of 
the Project in excess of standards established in the local 
general plan, noise ordinance, or applicable standards of 
other agencies?  

b) Generation of excessive ground-borne vibration or
ground-borne noise levels? 

Source(s): Tentative Tract Map No. 37078 Noise Impact Analysis County of Riverside, prepared 
by Urban Crossroads, January 11, 2017 (NIA, Appendix I). 

Note: Any tables or figures in this section are from the NIA, unless otherwise noted. 

Findings of Fact: 

Fundamentals of Sound and Environmental Noise 

Noise can be defined as unwanted sound. Sound (and therefore noise) consists of energy waves that 
people receive and interpret.  Sound pressure levels are described in logarithmic units of ratios of 
sound pressures to a reference pressure, squared.  These units are called bels.  In order to provide a 
finer description of sound, a bel is subdivided into ten decibels, abbreviated dB.  To account for the 
range of sound that human hearing perceives, a modified scale is utilized known as the A-weighted 
decibel (dBA).  Since decibels are logarithmic units, sound pressure levels cannot be added or 
subtracted by ordinary arithmetic means.  For example, if one automobile produces a sound pressure 
level of 70 dBA when it passes an observer, two cars passing simultaneously would not produce 140 
dBA.  In fact, they would combine to produce 73 dBA.  This same principle can be applied to other 
traffic quantities as well.  In other words, doubling the traffic volume on a street or the speed of the 
traffic will increase the traffic noise level by 3 dBA.  Conversely, halving the traffic volume or speed 
will reduce the traffic noise level by 3 dBA.  A 3 dBA change in sound is the beginning at which 
humans generally notice a barely perceptible change in sound and a 5 dBA change is generally 
readily perceptible. 

Noise consists of pitch, loudness, and duration; therefore, a variety of methods for measuring noise 
have been developed.  According to the California General Plan Guidelines for Noise Elements, the 
following are common metrics for measuring noise: 

LEQ (Equivalent Energy Noise Level): The sound level corresponding to a steady-state sound level 
containing the same total energy as a time-varying signal over given sample periods and is commonly 
used to describe the “average” noise levels in the environment.  LEQ is typically computed over 1-, 8-, 
and 24-hour sample periods. 

CNEL (Community Noise Equivalent Level): The average equivalent A-weighted sound level during 
a 24-hour day, obtained after addition of five decibels to sound levels in the evening from 7:00pm to 
10:00pm and after addition of ten decibels to sound levels in the night from 10:00pm to 7:00am. 
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LDN (Day-Night Average Level): The average equivalent A-weighted sound level during a 24- hour 
day, obtained after the addition of ten decibels to sound levels in the night after 10:00pm and before 
7:00am. 
 
CNEL and LDN are utilized for describing ambient noise levels because they account for all noise 
sources over an extended period of time and account for the heightened sensitivity of people to noise 
during the night.  LEQ is better utilized for describing specific and consistent sources because of the 
shorter reference period. 
 
a) Would the Project result in the generation of a substantial temporary or permanent increase in 

ambient noise levels in the vicinity of the Project in excess of standards established in the local 
general plan, noise ordinance, or applicable standards of other agencies? 

 
Less Than Significant Impact 

 
Off-Site Noise Analysis – Temporary/Construction 

 
Due to the proximity of adjacent residences, immediately west of the Project site, the potential 
exists for significant temporary noise impacts from the proposed Project.  Temporary increases in 
ambient noise levels will occur during the construction phase only.  These impacts will be of short 
duration and will cease once the construction phase of the Project is completed.  Precautions are 
taken to ensure the safety of construction workers.  No substantial temporary or periodic increase 
in ambient noise levels in the Project vicinity above levels existing without the Project will occur 
during operations. 

 
To control noise impacts associated with the construction of the proposed Project, the County has 
established limits to the hours of operation.  The County’s Noise Ordinance (Ordinance No. 847) 
indicates that noise associated with any private construction activity located within one-quarter of a 
mile from an inhabited dwelling is considered exempt between the hours of 6:00 a.m. and 6:00 
p.m., during the months of June through September, and 7:00 a.m. and 6:00 p.m., during the 
months of October through May.  Neither the County’s General Plan nor Zoning Code establish 
numeric maximum acceptable construction source noise levels at potentially affected receivers, 
which would allow for a quantified determination of what CEQA constitutes a substantial 
temporary or periodic noise increase. 

 
To evaluate whether the Project will generate a substantial periodic increase in short-term noise 
levels at off-site sensitive receiver locations, a construction-related noise level threshold is 
adopted from the Criteria for Recommended Standard: Occupational Noise Exposure prepared by 
the National Institute for Occupational Safety and Health (NIOSH).  NIOSH identifies a noise level 
threshold based on the duration of exposure to the source.  The construction related noise level 
threshold starts at 85 dBA for more than eight hours per day, and for every 3 dBA increase, the 
exposure time is cut in half.  This results in noise level thresholds of 88 dBA for more than four 
hours per day, 92 dBA for more than one hour per day, 96 dBA for more than 30 minutes per day, 
and up to 100 dBA for more than 15 minutes per day.  For this analysis, the lowest, more 
conservative construction noise level threshold of 85 dBA Leq is used as an acceptable threshold 
for construction noise at the nearby sensitive receiver locations.  Since this construction-related 
noise level threshold represents the energy average of the noise source over a given time period, 
they are expressed as Leq noise levels.  Therefore, the noise level threshold of 85 dBA Leq over a 
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period of eight hours or more is used to evaluate the potential Project-related construction noise 
level impacts at the nearby sensitive receiver locations. 

 
Noise generated by the Project construction equipment will include a combination of trucks, power 
tools, concrete mixers and portable generators that when combined can reach high levels.  The 
number/mix of construction equipment is expected to occur in the following stages: 

 
 Site Preparation; 
 Grading; 
 Building Construction; 
 Paving; and 
 Architectural Coating. 

 
To describe the Project construction noise levels, measurements were collected for similar 
activities at several construction sites.  Table 27-1, Construction Reference Noise Levels, 
below, provides a summary of construction reference noise level measurements.  Since the 
reference noise levels were collected at varying distances, all construction noise level 
measurements presented in Table 27-1 have been adjusted to describe a common reference 
distance of 50 feet (reference Noise Levels @ 50 Feet (dBA Leq). 
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Table 27-1 
Construction Reference Noise Levels 

ID Noise Source 
Reference Noise 
Levels @ 50 Feet 

(dBA Leq)
6

1 Truck Pass-Bys & Dozer Activity1 59.2 
2 Dozer Activity1 64.2 
3 Construction Vehicle Maintenance Activities2 67.5 
4 Foundation Trenching2 68.2 
5 Rough Grading Activities2 73.5 
6 Residential Framing3 62.3 
7 Water Truck Pass-By & Backup Alarm4 71.9 
8 Dozer Pass-By4 79.6 
9 Two Scrapers & Water Truck Pass-By4 79.0 

10 Two Scrapers Pass-By4 79.3 
11 Scraper, Water Truck, & Dozer Activity4 75.3 
12 Concrete Mixer Truck Movements5 71.2 
13 Concrete Paver Activities5 65.6 
14 Concrete Mixer Pour & Paving Activities5 65.9 
15 Concrete Mixer Backup Alarms & Air Brakes5 71.6 
16 Concrete Mixer Pour Activities 67.7 

1 As measured by Urban Crossroads, Inc. on 10/14/15 at a business park construction site located at the northwest corner of Barranca 
Parkway and Alton Parkway in the City of Irvine. 

2 As measured by Urban Crossroads, Inc. on 10/20/15 at a construction site located in Rancho Mission Viejo. 
3 As measured by Urban Crossroads, Inc. on 10/20/15 at a residential construction site located in Rancho Mission Viejo. 
4 As measured by Urban Crossroads, Inc. on 10/30/15 during grading operations within an industrial construction site located in the 

City of Ontario. 
5 Reference noise level measurements were collected from a nighttime concrete pour at an industrial construction site, located at 

27334 San Bernardino Avenue in the City of Redlands, between 1:00 a.m. to 2:00 a.m. on 7/1/15. 
6 Reference noise levels are calculated at 50 feet using a drop off rate of 6 dBA per doubling of distance (point source). 

Table 27-2, Site Preparation Equipment Noise Levels, Table 27-3, Grading Equipment Noise 
Levels, Table 27-4, Building Construction Equipment Noise Levels, Table 27-5, Paving 
Equipment Noise Levels, and Table 27-6, Architectural Coating Equipment Noise Levels list 
the Project construction stages and the reference construction noise levels used for each stage. 
Figure 27-1, Construction Activity and Receiver Locations provides a summary of the noise 
levels from each stage of construction at each of the sensitive receiver locations.  Based on the 
reference construction noise levels, when the peak reference noise level is occurring at the 
sensitive receiver location closest to the center of construction activity Project construction noise 
will range from 52.2 to 70.1 dBA Leq at the sensitive receiver locations. 
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Table 27-2 
Site Preparation Equipment Noise Levels 

Reference Construction Activity1 
Reference Noise 
Level @ 50 Feet 

(dBA Leq) 
Truck Pass-Bys & Dozer Activity 59.2 

Rough Grading Activities 73.5 
Dozer Pass-By 79.6 

Two Scrapers & Water Truck Pass-By 79.0 
Peak Reference Noise Level at 50 Feet (dBA Leq) 79.6 

Receiver 
Location 

Distance to 
Construction 

Activity 
(Feet)2 

Distance 
Attenuation 
(dBA Leq)3 

Estimated 
Noise Barrier 
Attenuation 
(dBA Leq)4 

Construction Noise 
Level (dBA Leq) 

R1 84' -4.5 -5.0 70.1 
R2 138' -8.8 -5.0 65.7 
R3 656' -22.4 -5.0 52.2 
R4 193' -11.7 -5.0 62.8 
R5 227' -13.1 -5.0 61.4 

1 Reference construction noise level measurements taken by Urban Crossroads, Inc. 
2 Distance from the nearest point of construction activity to the nearest receiver. 
3 Point (stationary) source drop off rate of 6.0 dBA per doubling of distance. 
4 Estimated barrier/berm attenuation from existing barriers/berms in the Project study area. 
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Table 27-3 
Grading Equipment Noise Levels 

 

Reference Construction Activity1 
Reference Noise 
Level @ 50 Feet 

(dBA Leq) 
Truck Pass-Bys & Dozer Activity 59.2 

Rough Grading Activities 73.5 
Dozer Pass-By 79.6 

Two Scrapers & Water Truck Pass-By 79.0 
Peak Reference Noise Level at 50 Feet (dBA Leq) 79.6 

 

Receiver 
Location 

Distance to 
Construction 

Activity 
(Feet)2 

Distance 
Attenuation 
(dBA Leq)3 

Estimated 
Noise 
Barrier 

Attenuation 
(dBA Leq)4 

Construction Noise 
Level (dBA Leq) 

R1 84' -4.5 -5.0 70.1 
R2 138' -8.8 -5.0 65.7 
R3 656' -22.4 -5.0 52.2 
R4 193' -11.7 -5.0 62.8 
R5 227' -13.1 -5.0 61.4 

1 Reference construction noise level measurements taken by Urban Crossroads, Inc. 
2 Distance from the nearest point of construction activity to the nearest receiver. 
3 Point (stationary) source drop off rate of 6.0 dBA per doubling of distance. 
4 Estimated barrier/berm attenuation from existing barriers/berms in the Project study area. 
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Table 27-4 
Building Construction Equipment Noise Levels 

Reference Construction Activity1 
Reference Noise 
Level @ 50 Feet 

(dBA Leq) 
Construction Vehicle Maintenance Activities 67.5 

Foundation Trenching 68.2 
Residential Framing 62.3 

Peak Reference Noise Level at 50 Feet (dBA Leq) 68.2 

Receiver 
Location 

Distance to 
Construction 

Activity 
(Feet)2 

Distance 
Attenuation 
(dBA Leq)3 

Estimated 
Noise Barrier 
Attenuation 
(dBA Leq)4 

Construction Noise 
Level (dBA Leq) 

R1 84' -4.5 -5.0 58.7 
R2 138' -8.8 -5.0 54.3 
R3 656' -22.4 -5.0 40.8 
R4 193' -11.7 -5.0 51.4 
R5 227' -13.1 -5.0 50.0 

1 Reference construction noise level measurements taken by Urban Crossroads, Inc. 
2 Distance from the nearest point of construction activity to the nearest receiver. 
3 Point (stationary) source drop off rate of 6.0 dBA per doubling of distance. 
4 Estimated barrier/berm attenuation from existing barriers/berms in the Project study area. 
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Table 27-5 
Paving Equipment Noise Levels 

 

Reference Construction Activity1 

Reference Noise 
Level @ 50 Feet 

(dBA Leq) 
Concrete Mixer Truck Movements 71.2 

Concrete Paver Activities 65.6 
Concrete Mixer Pour & Paving Activities 65.9 

Concrete Mixer Backup Alarms & Air Brakes 71.6 
Concrete Mixer Pour Activities 67.7 

Peak Reference Noise Level at 50 Feet (dBA Leq): 71.6 
 

Receiver 
Location 

Distance to 
Construction 

Activity 
(Feet)2 

Distance 
Attenuation 
(dBA Leq)3 

Estimated 
Noise Barrier 
Attenuation 
(dBA Leq)4 

Construction Noise 
Level (dBA Leq) 

R1 84' -4.5 -5.0 62.1 
R2 138' -8.8 -5.0 57.8 
R3 656' -22.4 -5.0 44.2 
R4 193' -11.7 -5.0 54.9 
R5 227' -13.1 -5.0 53.5 

1 Reference construction noise level measurements taken by Urban Crossroads, Inc. 
2 Distance from the nearest point of construction activity to the nearest receiver. 
3 Point (stationary) source drop off rate of 6.0 dBA per doubling of distance. 
4 Estimated barrier/berm attenuation from existing barriers/berms in the Project study area. 
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Table 27-6 
Architectural Coating Equipment Noise Levels 

 

Reference Construction Activity1 
Reference 

Noise Level 
@ 50 Feet 
(dBA Leq) 

Construction Vehicle Maintenance Activities 67.5 
Peak Reference Noise Level at 50 Feet (dBA Leq): 67.5 

 

Receiver 
Location 

Distance to 
Construction 

Activity 
(Feet)2 

Distance 
Attenuation 
(dBA Leq)3 

Estimated 
Noise Barrier 
Attenuation 
(dBA Leq)4 

Construction Noise 
Level (dBA Leq) 

R1 84' -4.5 -5.0 58.0 
R2 138' -8.8 -5.0 53.6 
R3 656' -22.4 -5.0 40.1 
R4 193' -11.7 -5.0 50.7 
R5 227' -13.1 -5.0 49.3 

1 Reference construction noise level measurements taken by Urban Crossroads, Inc. 
2 Distance from the nearest point of construction activity to the nearest receiver. 
3 Point (stationary) source drop off rate of 6.0 dBA per doubling of distance. 
4 Estimated barrier/berm attenuation from existing barriers/berms in the Project study area. 
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The highest construction noise levels will occur when construction activities take place at the edge 
of the Project site.  Table 27-7, Construction Noise Level Compliance (Dba Leq), shows the 
peak construction noise levels at the potentially impacted receiver locations approaching 70.1 dBA 
Leq will satisfy the 85 dBA Leq significance threshold during temporary Project construction 
activities. 

 
Table 27-7 

Construction Noise Level Compliance (Dba Leq) 
 

Receiver Location
1
 

Construction Noise Levels (dBA Leq) 

Peak Activity
2
 Threshold

3
 Threshold Exceeded?4 

R1 70.1 85 No 
R2 65.7 85 No 
R3 52.2 85 No 
R4 62.8 85 No 
R5 61.4 85 No 

1 Noise receiver locations are shown on Figure 34-1, Construction Activity and Receiver Locations. 
2 Estimated construction noise levels during peak operating conditions, as shown on Tables 8-2 through 8-6 

of the NIA. 
3 Construction noise level threshold as shown on Table 4-2 of the NIA. 
4 Do the estimated Project construction noise levels meet the construction noise level thresholds? 

 
Off-Site Noise Analysis – Permanent/Operational 

 
Traffic generated by the operation of the proposed Project is not expected to meaningfully 
influence the traffic noise levels in surrounding off-site areas.  The expected Project traffic 
represents an incremental increase to the existing roadway volumes, which is not expected to 
generate a barely perceptible noise level increase of 3 dBA CNEL at nearby sensitive land uses 
adjacent to study area roadways, since a doubling of the existing traffic volumes would be 
required to generate a 3 dBA CNEL increase.  Due to the low traffic volumes generated by the 
Project that would not result in a doubling of existing traffic volumes on any nearby roadway, the 
off-site traffic noise levels generated by the Project are considered less than significant and no 
further analysis is required. 

 
The Project is not expected to include any specific type of operational noise (stationary source) 
levels beyond the typical noise sources associated with typical residential land use, such as 
people moving around the site, parking lot vehicle movements, air conditioning units, trash 
collection, etc. and is considered a noise-sensitive receiving land use.  Therefore, the potential 
operational noise impacts originating from the residential land use are analyzed in the NIA.  
Further, the existing background ambient noise levels from Winchester Road and Jean Nicolas 
Road are expected to largely overshadow the typical low noise-generating activities associated 
with the Project residential uses.  
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On-Site Exterior Noise Analysis 

As stated above, due to the residential nature of the land use, the Project is not expected to 
generate any off-site traffic or operational noise level impacts. 

An on-site exterior noise impact analysis was completed to determine the traffic noise exposure 
and to identify potential necessary noise abatement measures for the proposed Project.  It is 
expected that the primary source of noise impacts to the Project site will be traffic noise from 
Winchester Road and Jean Nicholas Road.  The Project will also experience some background 
traffic noise impacts from Elliot Road and the Project’s internal local streets; however, due to the 
low traffic volume/speeds, traffic noise from these roads will not make a significant contribution to 
the noise environment beyond of the right-of-way of the roadways. 

Table 27-8, Exterior Noise Levels (CNEL), presents a summary of future exterior noise level 
impacts in the outdoor living areas (backyards) of lots facing Winchester Road and Jean Nicholas 
Road.  The on-site traffic noise level impacts indicate that the lots facing Winchester Road and 
Jean Nicholas Road will experience unmitigated exterior noise levels ranging from 55.1 to 76.0 
dBA CNEL. 

Table 27-8 
Exterior Noise Levels (CNEL) 

Lot Number Roadway 
Unmitigated 
Noise Level 
(dBA CNEL) 

Mitigated 
Noise Level 
(dBA CNEL) 

Barrier 
Height (Feet) 

Top of Barrier 
Elevation 

(Feet) 

Northeast Winchester Rd. 76.0 65.0 6.0 1395.8 
East Winchester Rd. 76.0 65.0 6.0 1395.0 

Northwest Jean Nicholas Rd. 68.6 61.4 6.0 1423.8 
West Jean Nicholas Rd. 69.1 61.1 6.0 1423.1 

Southwest Jean Nicholas Rd. 55.1 –1 –1 –1

To satisfy the County of Riverside 65 dBA CNEL exterior noise level standards for residential land 
use, the construction of the following exterior noise barriers for outdoor living areas (backyards) is 
required as a Project design feature: 

A minimum 6-foot high noise barriers for lots adjacent to Winchester Road;
A minimum 6-foot high noise barrier for lots adjacent to Jean Nicholas Road.

The recommended noise control barriers shall be constructed so that the top of each wall and/or 
berm combination extends to the recommended height above the pad elevation of the lot it is 
shielding. When the road is elevated above the pad elevation, the barrier shall extend to the 
recommended height above the highest point between the residential home and the road. The 
barrier shall provide a weight of at least 4 pounds per square foot of face area with no decorative 
cutouts or line-of-sight openings between shielded areas and the roadways, and a minimum 
transmission loss of 20 dBA. 
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The noise barrier shall be constructed using the following materials: 
 

 Masonry block; 
 Stucco veneer over wood framing (or foam core), or 1-inch-thick tongue and groove wood of 

sufficient weight per square foot; 
 Glass (1/4-inch-thick), or other transparent material with sufficient weight per square foot 

capable of providing a minimum transmission loss of 20 dBA; 
 Earthen berm; and/or 
 Any combination of these construction materials. 

 
The barrier shall consist of a solid face from top to bottom.  Unnecessary openings or decorative 
cutouts shall not be made.  All gaps (except for weep holes) should be filled with grout or caulking. 

 
With the recommended noise barriers as Project design features, the future exterior noise levels 
will range from 55.1 to 65.0 dBA CNEL.  The recommended noise barriers will satisfy the County 
of Riverside 65 dBA CNEL exterior noise level standards for residential land use. 

 
On-Site Interior Noise Analysis 

 
To satisfy the County of Riverside 45 dBA CNEL interior noise level criteria, lots adjacent 
Winchester Road and Jean Nicholas Road will require a Noise Reduction (NR) of up to 31.0 dBA 
and a windows-closed condition requiring a means of mechanical ventilation (e.g. air 
conditioning).  To meet the County of Riverside 45 dBA CNEL interior noise standards for 
residential land use the Project shall provide the following or equivalent noise attenuation 
measures as Project design features: 

 
 Windows: 

o All windows and sliding glass doors shall be well fitted, well weather-stripped assemblies 
and shall have the following minimum sound transmission class (STC) ratings: 
 Second floor windows of lots with windows facing Winchester Road require upgraded 

minimum STC ratings of 34; 
 All other windows require standard windows with a minimum STC rating of 27. 

 Doors: All exterior doors shall be well weather-stripped solid core assemblies at least one 
and three-fourths-inch thick. 

 Walls: At any penetrations of exterior walls by pipes, ducts, or conduits, the space between 
the wall and pipes, ducts, or conduits shall be caulked or filled with mortar to form an airtight 
seal. 

 Roof: Roof sheathing of wood construction shall be well fitted or caulked plywood of at least 
one- half inch thick. Ceilings shall be well fitted, well-sealed gypsum board of at least one-
half inch thick. Insulation with at least a rating of R-19 shall be used in the attic space. 

 Ventilation: Arrangements for any habitable room shall be such that any exterior door or 
window can be kept closed when the room is in use and still receive circulated air. A forced 
air circulation system (e.g. air conditioning) or active ventilation system (e.g. fresh air supply) 
shall be provided which satisfies the requirements of the Uniform Building Code. 

 Furnishings: All bedrooms, when in use, are expected to contain furniture or other materials 
that absorb sound equivalent to the absorption provided by wall-to-wall carpeting over a 
conventional pad. 
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With the interior noise attenuation measures incorporated as Project design features, the 
proposed Project will satisfy the County of Riverside 45 dBA CNEL interior noise level standards 
for residential development.  While not required, this noise study recommends an interior noise 
level design goal of 40 dBA CNEL which can be achieved using upgraded STC ratings of 33 for 
first floor and STC 38 for second-floor windows facing Winchester Road in lots adjacent to 
Winchester Road. 

Based on the preceding analysis, the Project will not result in the exposure of persons to or 
generation of a substantial temporary or permanent increase in ambient noise levels in the 
vicinity of the Project.  Any impacts will be less than significant with interior and exterior noise 
attenuation measures incorporated as Project design features. 

b) Would the Project result in the generation of excessive ground-borne vibration or ground-borne
noise levels?

Less Than Significant Impact

Temporary increases in ground-borne vibration or ground-borne noise levels will occur during the
construction phase only.  These impacts will be of short duration and will cease once the
construction phase of the Project is completed.

Construction activity can result in varying degrees of ground vibration, depending on the
equipment and methods used, distance to the affected structures and soil type. It is expected that
ground-borne vibration from Project construction activities would cause only intermittent, localized
intrusion.

The proposed Project’s construction activities most likely to cause vibration impacts are:

Heavy Construction Equipment: Although all heavy mobile construction equipment has the
potential of causing at least some perceptible vibration while operating close to building, the
vibration is usually short-term and is not of sufficient magnitude to cause building damage. It is
not expected that heavy equipment such as large bulldozers would operate close enough to
any residences to cause a vibration impact; and
Trucks: Trucks hauling building materials to construction sites can be sources of vibration
intrusion if the haul routes pass through residential neighborhoods on streets with bumps or
potholes.  Repairing the bumps and potholes generally eliminates the problem.

Ground-borne vibration levels resulting from construction activities occurring within the Project site 
were estimated by data published by the Federal Transit Administration (FTA).  Construction 
activities that would have the potential to generate low levels of ground-borne vibration within the 
Project site include grading.  Using the vibration source level of construction equipment provided 
on Table 27-9, Vibration Source Levels for Construction Equipment, and the construction 
vibration assessment methodology published by the FTA, it is possible to estimate the Project 
vibration impacts.  Table 27-10, Construction Equipment Vibration Levels, presents the 
expected Project related vibration levels at each of the sensitive receiver locations. 
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Table 27-9 
Vibration Source Levels for Construction Equipment 

Equipment PPV (in/sec) at 25 feet 

Small bulldozer 0.003 

Jackhammer 0.035 

Loaded Trucks 0.076 

Large bulldozer 0.089 

Based on the reference vibration levels provided by the FTA, a large bulldozer represents the peak 
source of vibration with a reference velocity of 0.089 in/sec Peak Particle Velocity (PPV) at a 
distance of 25 feet.  At distances ranging from 84 to 656 feet from the Project site, construction 
vibration velocity levels are expected to approach 0.014 in/sec PPV, as shown on Table 27-10.  In 
order to assess the human perception of vibration levels in PPV, the velocities are converted to 
RMS vibration levels based on the Caltrans Transportation and Construction Vibration Guidance 
Manual conversion factor of 0.71.  Table 27-10 shows the construction vibration levels in RMS are 
expected to approach 0.010 in/sec RMS at the nearby receiver locations. 

Based on the County vibration standard of 0.01 in/sec RMS, the proposed Project construction 
activities will not include or require equipment, facilities, or activities that would result in a barely 
perceptible human response (annoyance), and therefore, the construction-related vibration impacts 
will be less than significant. 

The vibration levels due to Project construction do not represent vibration levels capable of causing 
building damage to nearby residential homes.  The FTA identifies construction vibration levels 
capable of building damage ranging from 0.12 to 0.5 in/sec PPV.  The peak Receiver Location R3 
analysis will represent the worst-case scenario for construction vibration associated with the 
roadway extension components of the Project.  Further, the impacts at the site of the closest 
sensitive receivers are unlikely to be sustained during the entire construction period but will occur 
rather only during the times that heavy construction equipment is operating adjacent to the Project 
site perimeter.  Construction at the Project site will be restricted to daytime hours consistent with 
County requirements thereby eliminating potential vibration impact during the sensitive nighttime 
hours.
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Table 27-10 
Construction Equipment Vibration Levels 

 

Receiver1 
Distance to 

Const. 
Activity 
(Feet) 

Receiver PPV Levels (in./sec.)2 RMS 
Velocity 
Levels 

(in./sec.)3 

Threshold 
Exceeded?4 Small 

Bulldozer 
Jack- 

hammer 
Loaded 
Trucks 

Large 
Bulldozer 

Peak 
Vibration 

R1 84' 0.000 0.006 0.012 0.014 0.014 0.010 No 

R2 138' 0.000 0.003 0.006 0.007 0.007 0.005 No 

R3 656' 0.000 0.000 0.001 0.001 0.001 0.000 No 

R4 193' 0.000 0.002 0.004 0.004 0.004 0.003 No 

R5 227' 0.000 0.001 0.003 0.003 0.003 0.002 No 
1 Receiver locations are shown on Figure 27-1, Sensitive Receptor Locations. 
2 Based on the Vibration Source Levels of Construction Equipment included on Table 27-1, Construction 

Reference Noise Levels. 
3 Vibration levels in PPV are converted to RMS velocity using a 0.71 conversion factor identified in the Caltrans 

Transportation and Construction Vibration Guidance Manual, September 2013. 
4 Does the peak vibration exceed the maximum acceptable vibration threshold? 

 
Therefore, based on this information, the Project will result in the exposure of persons to or 
generation of excessive ground-borne vibration or ground-borne noise levels; however, these 
impacts will be less than significant. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 
PALEONTOLOGICAL RESOURCES.  Would the Project: 
28. Paleontological Resources. 

a) Directly or indirectly destroy a unique paleonto-
logical resource, site, or unique geologic feature? 

    

 
Source(s): Riverside County General Plan Figure OS-8, Paleontological Sensitivity; Map My 

County (RCIT) (Appendix A); and County Geologist. 
Findings of Fact: 
 
a) Would the Project directly or indirectly destroy a unique paleontological resource, site, or unique 

geologic feature? 
 

Less Than Significant Impact 
 

According to Map My County, the proposed Project site is mapped in the County's General Plan 
as having a “Low Potential” for paleontological resources (fossils).  This category encompasses 
lands for which previous field surveys and documentation demonstrates a low potential for 
containing significant paleontological resources subject to adverse impacts.  As such, this Project 
is not anticipated to require any direct mitigation for paleontological resources.  However, should 
fossil remains be encountered during the site grading phase, standard paleontological resources 
conditions, shall be implemented. 
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These standard paleontological resources conditions are not considered unique mitigation under 
CEQA.  Therefore, with adherence to standard paleontological resources conditions, any Project 
impacts that could directly or indirectly destroy a unique paleontological resource, or site, or 
unique geologic features will be less than significant. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 
POPULATION AND HOUSING.  Would the Project: 
29. Housing. 

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

    

b) Create a demand for additional housing, 
particularly housing affordable to households earning 80% 
or less of the County’s median income? 

    

c) Induce substantial unplanned population growth in 
an area, either directly (for example, by proposing new 
homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? 

    

 
Source(s): Project Site Visit – October 11, 2018 by Matthew Fagan; Map My County, (Appendix 

A); and SWAP Table 2, Statistical Summary of Southwest Area Plan. 
 
Findings of Fact: 
 
a) Would the Project displace substantial numbers of existing people or housing, necessitating the 

construction of replacement housing elsewhere? 
 

No Impact 
The proposed Project site is currently vacant.  There are no structures or housing on the site.  
Therefore, implementation of the proposed Project will not displace substantial numbers of 
existing people or housing, necessitating the construction of replacement housing elsewhere.  
There will be no impacts. 

 
b) Would the Project create a demand for additional housing, particularly housing affordable to 

households earning 80% or less of the County’s median income? 
 

No Impact 
 

The proposed Project is a residential subdivision and, as such, supplies housing and does not 
create any additional demand for housing.  Based on the setting for the Project, type of 
development, and size of units proposed, it is anticipated that the proposed Project would 
contribute to the supply of homes for those with above moderate income.  It would not provide 
housing affordable to those with lower income.  Therefore, implementation of the proposed Project 
will not create a demand for additional housing, particularly housing affordable to households 
earning 80% or less of the County’s median income.  There will be no impacts. 
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c) Would the Project induce substantial unplanned population growth in an area, either directly (for
example, by proposing new homes and businesses) or indirectly (for example, through extension
of roads or other infrastructure)?

Less Than Significant Impact

The Project proposes 163 single-family residences and would have a build-out population of
approximately 499 persons (based on 3.06 persons per single-family residential household).
Direct impacts from people moving to the area were determined to be incremental, yet less than
significant.  All roadways in the area will developed per County standards to provide adequate
facilities to meet the already planned growth for the area.  Utilities and other infrastructure are
available to the Project site.  The current General Plan and Use Designations on the site are
Commercial Retail (CR), Commercial Office (CO), Light Industrial (LI), and Open Space-
Conservation (OS-C).  Therefore, development was anticipated on the site under the General
Plan.  The General Plan amendment to Medium High Density Residential (MHDR) would not
result in a substantial change in terms of directly inducing substantial population growth in the
area.

The addition of 499 new residents into the SWAP would be approximately 0.44 percent of the
SWAPs anticipated population of 112,254 persons at buildout.  While this represents a potential
increase in the buildout potential of the area, it would not be substantial enough relative to the
total buildout currently anticipated to be determined as an inducement of substantial population
growth.  This change in land use designation alone would not necessarily induce substantial
population growth elsewhere since other locations would have to comply with the General Plan
and there are no facilities proposed that would accommodate additional growth that isn’t already
anticipated by the General Plan.

Winchester Road will be developed in accordance with the General Plan Circulation Element.
Since this roadway was anticipated under the General Plan, the Project will not indirectly induce
substantial population growth in an area.

Based on this, implementation of the Project will not induce substantial unplanned population
growth in an area, either directly (for example, by proposing new homes, and businesses, road
extensions, etc.) or indirectly (for example, through extension of roads or other infrastructure).
Any impacts will be less than significant.

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

PUBLIC SERVICES.   Would the Project result in substantial adverse physical impacts associated 
with the provision of new or physically altered government facilities or the need for new or physically 
altered governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for any of the public services: 
30. Fire Services.
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Source(s): Ordinance No. 659 (An Ordinance of the County of Riverside Amending Ordinance No. 
659 Establishing a Development Impact Fee Program); Google Maps Website; and 
Officer Lassig, Public Information Officer, California Highway Patrol, Temecula Office 
(951-506-2000, January 12, 2018). 

Findings of Fact: 

Would the Project result in substantial adverse physical impacts associated with the provision of new 
or physically altered government facilities or the need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for fire services? 

Less Than Significant Impact 

The Project site is served by the Riverside County Fire Department/CAL Fire.  The closest station to 
the Project site is Fire Station #83 located at 37500 Sky Canyon Dr.# 401, Murrieta, CA 92563.  This 
station is located approximately 2½ miles south-southwest of the Project site. 

As part of the Project approval(s), standard conditions are assessed on the proposed Project to 
reduce impacts from the proposed Project to fire services.  This is reflected in Ordinance No. 659. 
The single-family residential Project site is located in Area Plan 19 – Southwest Area Plan.  DIF for 
single-family residential for fire protection will be required prior to the issuance of a certificate of 
occupancy. 

The Project applicant shall comply with the provisions of Ordinance No. 659, which requires payment 
of the appropriate fees set forth in the Ordinance.  Adherence to Ordinance No. 659 is a standard 
condition of approval and is not considered unique mitigation pursuant to CEQA. 

Impacts from implementation of the proposed Project that would result in substantial adverse physical 
impacts associated with the provision of new or physically altered government facilities or the need for 
new or physically altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or other 
performance objectives for fire services, will be less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

31. Sheriff Services.

Source(s): Ordinance No. 659 (An Ordinance of the County of Riverside Amending Ordinance No. 
659 Establishing a Development Impact Fee Program); and Google Maps Website. 

Findings of Fact: 

Would the Project result in substantial adverse physical impacts associated with the provision of new 
or physically altered government facilities or the need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for sheriff services? 
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Less Than Significant Impact 

The proposed Project would have law enforcement services available from the County Sheriff’s 
Department and the California Highway Patrol.  The California Highway Patrol has jurisdiction along the 
Interstate 15 and Interstate 215 freeways.  In addition, the California Highway Patrol has jurisdiction over 
both the north bound and south bound sides of Winchester Road (SR-79) at the Project site and as it 
extends through the unincorporated French Valley area from Thompson Road to Domenigoni Parkway 
(jurisdiction is shared between the CHP (North Bound) and the City of Murrieta (South Bound) between 
Thompson Rd/Max Gillis Blvd and south of Murrieta Hot Springs Rd as it extends along the City if 
Murrieta boundary).  The closest station is the main Temecula Police/Sheriff Station located 
approximately 2.0 miles south/southwest of the Project site at 30755 Auld Road, Suite A, Murrieta, CA 
92563. 

As part of the Project approval(s), standard conditions are assessed on the proposed Project to 
reduce impacts from the proposed Project to sheriff services. This is reflected in Ordinance No. 659. 
The proposed single-family residential Project site is located in Area Plan 19 – Southwest Area Plan.  
DIF’s applicable to single-family residential use for sheriff services will be required prior to the 
issuance of a certificate of occupancy. 

The Project applicant shall comply with the provisions of Ordinance No. 659, which requires payment 
of the appropriate fees set forth in the Ordinance.  Adherence to the Ordinance No. is a standard 
condition of approval and is not considered unique mitigation pursuant to CEQA. 

Impacts from implementation of the proposed Project that would result in substantial adverse physical 
impacts associated with the provision of new or physically altered government facilities or the need for 
new or physically altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or other 
performance objectives for sheriff services, will be less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

32. Schools.

Source(s): MVUSD Residential Development School Fee Justification Study (2-25-2016) Page 9, 
sent from Lori Noonigan on January 12, 2018 (Appendix N); and MVUSD Website. 

Findings of Fact: 

Would the Project result in substantial adverse physical impacts associated with the provision of new 
or physically altered government facilities or the need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for schools? 

Less Than Significant Impact 

Implementation of the proposed Project will result in an incremental impact on the demand for school 
services.  The proposed Project is located with the Murrieta Valley Unified School District (MVUSD). 
According to the MVUSD website, the Murrieta Valley Unified School District is a K-12 unified school 
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district.  The District was established July 1, 1989 and has grown to a 2017/18 enrollment of 
approximately 23,385 students. 

The following student generation factors are utilized by MVUSD for single-family residential units: 

Elementary school: 0.2845/dwelling unit 
Middle school: 0.1643/dwelling unit 
High school: 0.2612/dwelling unit 

Based on 163 single-family residential units, the Project will generate the following number of 
students, below.  In practical terms, these numbers would be added to other projects; since you 
cannot have a “fraction” of a student. 

Elementary school: 46.4 
Middle school: 26.8 
High school: 42.6 

Impacts to MVUSD facilities will be offset through the payment of impact fees to the MVUSD, prior to 
the issuance of a building permit.  According to the “Developer Fees” page of the MVUSD website, 
residential rates are currently $3.48 per square foot.  This fee is subject to change, and the applicable 
fees, at time of building permit issuance, shall apply.  This is a standard condition for any similar 
project, and not considered unique mitigation under CEQA.  After payment of the impact fee, any 
impacts will be less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

33. Libraries.

Source(s): Ordinance No. 659 (An Ordinance of the County of Riverside Amending Ordinance No. 
659 Establishing a Development Impact Fee Program). 

Findings of Fact: 

Would the Project result in substantial adverse physical impacts associated with the provision of new 
or physically altered government facilities or the need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for libraries? 

Less Than Significant Impact 

Library impacts are typically attributed to residential development as reflected in Ordinance No. 659. 

The Project applicant shall comply with the provisions of Ordinance No. 659, which requires payment 
of the appropriate fees set forth in the Ordinance.  Adherence to the Ordinance No. 659 is a standard 
condition of approval and is not considered unique mitigation pursuant to CEQA. 
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With payment of the DIF, any impacts from implementation of the proposed Project that would result 
in substantial adverse physical impacts associated with the provision of new or physically altered 
government facilities or the need for new or physically altered governmental facilities, the construction 
of which could cause significant environmental impacts, in order to maintain acceptable service ratios, 
response times or other performance objectives for library services, will be less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

34. Health Services.

Source(s): Riverside County General Plan EIR No. 441. 

Findings of Fact: 

Would the Project result in substantial adverse physical impacts associated with the provision of new 
or physically altered government facilities or the need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for health services? 

Less Than Significant Impact 

The Project proposes 163 detached residential condominium units on 30.62 acres and would have a 
build-out population of approximately 499 persons (based on 3.06 persons per single-family 
residential household).  The proposed General Plan Land Use Plan designation of Community 
Development: Medium High Density Residential (CD: MHDR), 5-8 dwelling units/acre could allow a 
population ranging from approximately 244 people (at the bottom of the density range), up to 428 
people (at the top of the density range).  This increase in population to the Project area will create a 
need for additional health and medical services. 

The Riverside County General Plan EIR states that impacts to medical facilities will be significant as a 
result of population increase.  The following General Plan EIR Mitigation Measure (4.15.7A) was 
adopted with the County’s General Plan in 2003 to aid in the reduction of significant impacts: 
Mitigation Measure (4.15.7A): 

Riverside County shall perform a periodic medical needs assessment to evaluate the 
current medical demand and level of medical service provided within each Area Plan.  
A periodic medical needs assessment shall be conducted every three years. 

As the County’s population grows, new medical facilities will be required to provide health and medical 
services for an expanded population.  Since the Project proposes to change the existing County’s 
General Plan Land Use Plan designation of Light Industrial (LI), Commercial Retail (CR), Commercial 
Office (CO), and Open-Space Conservation (OS-C) to Medium High Density Residential (MHDR), the 
proposed Project would impact the County-wide health and medical facilities to a modestly greater 
degree than was anticipated in the Riverside County General Plan. 

Medical offices, urgent care clinics, local medical services, hospital beds and major facilities, such as 
trauma units and emergency rooms are available within proximity of the Project site.  There are three 



Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

Page 151 EA No. 42894 

major medical center/hospitals proximate to the Project site including: 

Loma Linda University Medical Center – Murrieta located approximately 3¼ miles west/northwest
of the Project site;
Rancho Springs Medical Center located approximately 5½ miles southwest of the Project site;
Temecula Valley Hospital located approximately 9.0 miles south of the Project site.

This fact, coupled with the Periodic Medical Needs Assessment, which is required by Mitigation 
Measure 4.15.7A of the County General Plan EIR, can ensure that adequate health and medical 
services are available to the Project residents.  Based on this analysis, the potential impacts related to 
health services will be less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

RECREATION. 
35. Parks and Recreation.

a) Would the Project include recreational facilities or
require the construction or expansion of recreational 
facilities which might have an adverse physical effect on the 
environment? 

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

c) Is the Project located within a Community Service
Area (CSA) or recreation and park district with a Com-
munity Parks and Recreation Plan (Quimby fees)? 

Source(s): Ordinance No. 460, Section 10.35 (Regulating the Division of Land – Park and 
Recreation Fees and Dedications); Ordinance No. 659 (An Ordinance of the County of 
Riverside Establishing a Development Impact Fee Program); and Parks and Open 
Space Department Review. 

Findings of Fact: 

a) Would the Project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment?

Less Than Significant Impact

The Project proposes 163 single-family residences on 30.62 acres and would have a build-out
population of approximately 499 persons (based on 3.06 persons per single-family residential
household).  This increase in population to the Project area will have a direct impact upon
recreational facilities.  Private recreational facilities (on 2 parcels totaling 0.96 acres) are provided
on-site and are included in the analysis for the Project.  Section 10.35 A, B, and C of Ordinance
No. 460 state the following as it pertains to parkland dedication:
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“A. This section is adopted pursuant to Section 66477 of the Government Code which 
provides for the dedication of land or the payment of fees in lieu thereof for park 
and recreational facilities as a condition of approval of a tentative map or parcel 
map; 

B. Whenever land that is proposed to be divided for residential use lies within the
boundaries of a public agency designated to receive dedications and fees pursuant
to this section, a fee and/or the dedication of land shall be required as a condition
of approval of the division of land;

C. It is hereby found and determined by the Board of Supervisors that the public
interest, convenience, health, welfare, and safety requires that three acres of land
for each 1,000 persons residing within the County of Riverside shall be devoted to
neighborhood and community park and recreational facilities unless a Community
Parks and Recreation Plan, as approved by the Board of Supervisors, determines
that the amount of existing neighborhood and community park area exceeds that
limit, in which case the Board determines that the public interest, convenience,
health, welfare and safety requires that a higher standard, not to exceed five acres
of land per 1,000 persons residing within the County, shall be devoted to
neighborhood and community park and residential purposes.”

The Project would generate the need for approximately 2.49 acres of parkland (at 5 acres per 
1,000 persons).  Since only private facilities are provided on-site, the payment of Quimby Fees will 
be required.  These Quimby Fees can be used for acquisition of land and construction of park 
facilities to help offset the incremental impact this Project has.  Such future parks would be 
required to be analyzed based on the specifics of that project on location and design when it is 
proposed.  Payment of the Quimby Fees is required under State law and would be applicable to 
any similar project and is, therefore, not considered unique mitigation under CEQA. 

As part of the Project approval(s), standard conditions are assessed on the proposed Project to 
reduce impacts from the proposed Project to parks.  This is reflected in Ordinance No. 659.  The 
Project site is located in Area Plan 19 – Southwest Area.  Prior to the issuance of a certificate of 
occupancy, the Project applicant shall comply with the provisions of Ordinance No. 659, which 
requires payment of the appropriate fees set forth in the Ordinance.  Payment of the DIF is 
required and is not considered unique mitigation under CEQA. 

Impacts from implementation of the proposed Project that would require construction or expansion 
of recreational facilities which might have an adverse physical effect on the environment, will be 
less than significant after payment of Quimby Fees and the DIF. 

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

Less Than Significant Impact

The Project would generate the need for approximately 2.49 acres of parkland (at 5 acres per
1000 residents).  Since only private facilities are provided on-site, the payment of Quimby Fees
will be required.  The Project is located in County Service Area 152 (CSA 152) and is subject to
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Quimby Fees.  Project impacts would be incremental to existing and proposed facilities.  Quimby 
Fee payment will offset incremental impacts of the Project on existing facilities by partially funding 
construction of new parks.  Payment of the Quimby Fees is required and is not considered unique 
mitigation under CEQA. 

Prior to the issuance of a certificate of occupancy, the Project applicant shall comply with the 
provisions of Ordinance No. 659, which requires payment of the appropriate fees set forth on the 
Ordinance.  Ordinance No. 659 sets forth policies, regulations, and fees related to the funding and 
construction of facilities necessary to address direct and cumulative environmental effects 
generated by new development. 

With payment of the DIF, and Quimby Fees, any impacts from implementation of the proposed 
Project, that would increase the use of existing neighborhood or regional parks or other 
recreational facilities such that substantial physical deterioration of the facility would occur or be 
accelerated, will be less than significant. 

c) Is the Project located within a Community Service Area (CSA) or recreation and park district with a
Community Parks and Recreation Plan (Quimby fees)?

Less Than Significant Impact

The Project is located in County Service Area 152 (CSA 152).  County Service Areas (CSAs) are
an alternative method of providing governmental services by the County within unincorporated
areas to provide extended services such as sheriff protection, fire protection, local park
maintenance services, water and sewer services, ambulance services, streetlight energy services,
landscape services and street sweeping.  The governing body, which is established by law to
administer the operation of CSAs, is the Riverside County Board of Supervisors.

The Project would generate the need for approximately 2.49 acres of parkland (at 5 acres per
1000 residents).  Since only private facilities are provided on-site, the payment of Quimby Fees
will be required.

Since the Project is located in a CSA and is subject to Quimby Fees, any impacts will be less than
significant after payment of Quimby Fees.

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

36. Recreational Trails.
a) Include the construction or expansion of a trail

system?

Source(s):  SWAP Figure 8, Southwest Area Plan Trails and Bikeway System (p. 54). 

Findings of Fact: 

a) Does the Project include the construction or expansion of a trail system?
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No Impact 

A Combination Trail (Regional Trail / Class I Bike Path) is required on Winchester Road in proximity to 
the Project site pursuant to the Southwest Area Plan.  It is anticipated that this trail will be installed on 
the easterly side of Winchester Road, across the street from the Project.  Therefore, the Project will 
include the construction or expansion of a trail system.  However, implementation of the proposed 
Project will not impact recreational trails.  There will be no impacts. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

TRANSPORTATION.  Would the Project: 
37. Circulation.

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

b) Conflict with an applicable congestion
management program, including, but not limited to level of 
service standards and travel demand measures, or other 
standards established by the county congestion 
management agency for designated roads or highways? 

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

d) Cause an effect upon, or a need for new or
altered maintenance of roads? 

e) Cause an effect upon circulation during the pro-
ject’s construction? 

f) Result in inadequate emergency access or
access to nearby uses? 

Source(s): General Plan; SWAP Figure 8, Southwest Area Plan Trails and Bikeway System; 
Ordinance No. 348 (Providing for Land Use Planning and Zoning Regulations and 
Related Functions of the County Of Riverside); TTM No. 37078 Traffic Impact Analysis, 
prepared by Urban Crossroads, October 17, 2016 (TIA, Appendix J); General Plan 
Figure S-20, Airport Locations, (p. S-73); Map My County, (Appendix A); SWAP 
Figure 5, Southwest Area Plan French Valley Airport Influence Area; Figure 3, Aerial 
Photo; Riverside Transit Agency (RTA) website; Riverside County Transportation 
Commission website; Ordinance No. 659 (An Ordinance of the County of Riverside 
Establishing a Development Impact Fee Program); Ordinance No. 824 (An Ordinance 
of the County of Riverside Authorizing Participation in the Western Riverside County 
Transportation Uniform Mitigation Fee Program); and Ordinance No. 461 (County of 
Riverside, State of California Road Improvement Standards and Specifications). 

Note: Any tables or figures in this section are from the TIA, unless otherwise noted. 

Findings of Fact: 
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a) Would the Project conflict with a program, plan, ordinance, or policy addressing the circulation
system, including transit, roadway, bicycle, and pedestrian facilities?

Less Than Significant Impact 

Potential impacts to traffic and circulation have been evaluated for each of the following conditions: 

Existing (2016) Conditions
Existing plus Project (E+P) Conditions
Existing plus Ambient Growth Plus Project (EAP) (2021) Conditions
Existing plus Ambient Growth Plus Project Plus Cumulative (EAPC) (2021) Conditions

Existing (2016) Conditions 

Area Roadway System 

Roadways that will be utilized by the development or included in the study area include: Winchester 
Road, Jean Nicholas Road (North/South), and Elliot Road. 

Figure 37-1, Existing Number of Through Travel Lanes and Intersection Controls, identifies the 
existing roadway conditions for Project study area roadways.  The number of through lanes for 
existing roadways and the existing intersection controls are identified. 

Existing Average Daily Traffic Volumes 

Figure 37-2, Existing (2016) Traffic Volumes, depicts the Existing average daily traffic volumes. 
Existing ADT volumes are based upon factored intersection peak hour counts collected, using the 
following formula for each intersection leg: 

Weekday PM Peak Hour (Approach Volume + Exit Volume) x 9.67 = Leg Volume 

For those roadway segments which have 24-hour tube count data available in proximity to the study 
area, a comparison between the PM peak hour and daily traffic volumes indicated that the peak-to-
daily relationship of approximately 10.34 percent would sufficiently estimate ADT volumes for 
planning-level analyses.  As such, the above equation utilizing a factor of 9.67 estimates the ADT 
volumes on the study area roadway segments assuming a peak-to-daily relationship of 
approximately 10.34 percent (i.e., 1/0.1034 = 9.67). Existing weekday AM and PM peak hour 
intersection volumes are also shown on Figure 37-2. 

Existing Intersection Delay 

The existing delay and Level of Service for intersections in the vicinity of the Project are shown in 
Table 37-1, Intersection Analysis for Existing (2016) Conditions.  The Project study area 
intersections currently operate within acceptable Levels of Service during the peak hours for Existing 
traffic conditions. 

The definition of an intersection deficiency has been obtained from the General Plan.  The General 
Plan states that peak hour intersection operations of Level of Service C or better are generally 
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acceptable along all County maintained roads and conventional state highways.  As an exception, 
Level of Service D may be allowed in Community Development areas, only at intersections of any 
combination of Secondary Highways, Major Highways, Arterial Highways, Urban Arterial Highways, 
Expressways, conventional state highways or freeway ramp intersections. 

Table 37-1 
Intersection Analysis for Existing (2016) Conditions 

1 When a right turn lane is designated, the lane can either be striped or unstriped.  To function as a right turn lane there must be sufficient width for right turning vehicles to 
travel outside the through lanes. L = Left; T = Through; R = Right; d = De Facto Right Turn; > = Right Turn Overlap; >> = Free Right Turn. 

2 Per the 2010 Highway Capacity Manual, overall average intersection delay and level of service are shown for intersections with traffic signal or all way stop control. For
intersections with cross street stop control, the delay and level of service for the worst individual movement (or movements sharing a single lane) are shown. 

3 CSS = Cross Street Stop; AWS = All-Way Stop; TS = Traffic Signal. 
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Project Trip Generation 

Table 37-2a, Project Trip Generation Rates, and Table 37-2a, Project Trip Generation 
Summary, shows the Project trip generation rates and a trip generation summary, respectively. 
The trip generation rates are based upon data collected by the Institute of Transportation 
Engineers (ITE) for Single Family Residential (ITE Land Use Code 210) in their published Trip 
Generation manual, 9th Edition, 2012.  The Project is estimated to generate a net total of 1,561 
trip-ends per day on a typical weekday with approximately 123 AM peak hour trips and 164 PM 
peak hour trips. 

Table 37-2a 
Project Trip Generation Rates1 

Table 37-2b 
Project Trip Generation Summary1

1 ITE = Institute of Transportation Engineers, Trip Generation Manual, 9th Edition, 2012; Land Use Code 210. 
2 DU = Dwelling Units. 

Trip Distribution 

Trip distribution patterns for the residential uses proposed as part of the Project are illustrated on 
Figure 37-3, Project Trip Distribution.  This trip distribution pattern has been utilized for E+P, 
EAP (2021), and EAPC (2021) traffic conditions as it assumes the existing roadway network only 
(i.e., no Keller Road interchange at the I-215 Freeway, etc.). However, the trip distribution does 
take into account the Clinton Keith Road extension, which is anticipated to be in place by Year 
2021. 

Trip Assignment

The assignment of traffic from the Project area to the adjoining roadway system is based upon the 
Project trip generation, trip distribution, and the arterial highway and local street system 
improvements that would be in place by the time of initial occupancy of the Project.  Based on the 
identified Project traffic generation and trip distribution patterns, Project ADT and peak hour 
intersection turning movement volumes are shown on Figure 37-4, Project Only Traffic 
Volumes. 
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Background Traffic 

Future year traffic forecasts have been based upon a background (ambient) growth factor of 2% 
per year.  The ambient growth factor is intended to approximate traffic growth.  The total ambient 
growth is 10.41% for 2021 traffic conditions (compounded growth of two percent per year over 5 
years).  This ambient growth rate is added to existing traffic volumes to account for area-wide 
growth not reflected by cumulative development projects.  Ambient growth has been added to 
daily and peak hour traffic volumes on surrounding roadways, in addition to traffic generated by 
the development of future projects that have been approved but not yet built and/or for which 
development applications have been filed and are under consideration by governing agencies. 

The adopted Southern California Association of Governments (SCAG) 2016 Regional 
Transportation Plan (RTP) /Sustainable Communities Strategy (SCS) (April 2016) growth 
forecasts for Riverside County identifies projected growth in population of 359,000 in 2012 to 
499,200 in 2040, or a 39.05% increase over the 28-year period.  The change in population 
equates to roughly a 1.18 percent growth rate, compounded annually.  Similarly, growth over the 
same 28-year period in households is projected to increase by 45.06 percent, or 1.34 percent 
growth rate, compounded annually.  Finally, growth in employment over the same 28-year period 
is projected to increase by 122.13 percent, or a 2.89 percent growth rate, compounded annually.   
Therefore, the annual growth rate of 2% in conjunction with cumulative project traffic would appear 
to be conservative and tend to overstate as opposed to understate future traffic growth. 

Cumulative Development Traffic 

California Environmental Quality Act (CEQA) guidelines require that other reasonably foreseeable 
development projects which are either approved or being processed concurrently in the study area 
also be included as part of a cumulative analysis scenario.  A cumulative project list was 
developed for the purposes of this analysis through consultation with planning and engineering 
staff from the County of Riverside.  Cumulative projects located within the neighboring jurisdictions 
of Menifee, Murrieta, and Temecula have also been included where these projects were 
anticipated to contribute 50 or more peak hour trips to the study area intersections. 

Figure 37-5, Cumulative Development Location Map, illustrates the cumulative development 
location map.  A summary of cumulative development projects and their proposed land uses are 
shown on Table 4-2 of the TIA. Where applicable, the traffic generated by individual cumulative 
projects has been manually added to the EAPC (2021) (where applicable) forecasts to ensure 
that traffic generated by the listed cumulative development projects in Table 4-2 are reflected as 
part of the background traffic. 

Traffic Forecast 

To provide a comprehensive assessment of the deficiencies, “buildup” analysis methodology was 
utilized in support of this work effort.  The “buildup” method was used to approximate E+P, EAP, 
and EAPC traffic conditions, and is intended to identify the near-term deficiencies on both the 
existing and planned near-term circulation system. The EAPC traffic condition includes 
background traffic, traffic generated by other cumulative development projects within the study 
area, and traffic generated by the proposed Project. 
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Near Term Conditions 

The “buildup” approach combines existing traffic counts with a background ambient growth factor 
to forecast the EAP (2021) and EAPC (2021) traffic conditions.  An ambient growth factor of 
10.41% accounts for background (area-wide) traffic increases that occur over time up to the year 
2021 from the year 2016 (compounded two percent per year growth over a 5-year period).  Project 
traffic is added to assess EAP (2021) and EAPC (2021) traffic conditions, respectively.  Traffic 
volumes generated by cumulative development projects are then added to assess the EAPC 
(2021) traffic conditions.  The 2021 roadway network is similar to the existing conditions roadway 
network with the exception of future roadways and intersections proposed to be developed by the 
Project and the Clinton Keith Road extension between its existing western terminus and Leon 
Road. 

The near-term traffic analysis includes the following traffic conditions, with the various traffic 
components: 

EAP (2021)
o Existing 2016 counts
o Ambient growth traffic (10.41%)
o Project traffic
EAPC (2021)
o Existing 2016 counts
o Ambient growth traffic (10.41%)
o Cumulative Development Project traffic
o Project traffic

Existing plus Project (E+P) Conditions 

The following discusses the traffic forecasts for Existing plus Project (E+P) conditions and the 
resulting intersection operations and traffic signal warrant analyses.  This analysis scenario has 
been provided for informational purposes only as Project impacts have been discerned from a 
comparison of Existing (2016) to EAP (2021) traffic conditions (per the County’s traffic study 
guidelines). 

The lane configurations and traffic controls assumed to be in place for E+P conditions consist 
of the following: 

Project driveways and those facilities assumed to be constructed by the Project to provide
site access are also assumed to be in place for E+P conditions only (e.g., intersection and
roadway improvements at the Project’s frontage and driveways). These include the Project
site adjacent roadways of Jean Nicholas Road (North), Elliot Road, Jean Nicholas Road
(South), and Winchester Road (SR-79).

Figure 37-6, E+P Traffic Volumes, shows the ADT volumes which can be expected for E+P 
traffic conditions. E+P weekday AM and weekday PM peak hour intersection turning movement 
volumes are also shown on Figure 37-6.  The intersection analysis results indicate that the 
study area intersections are anticipated to continue to operate at acceptable LOS with the 
addition of Project traffic, consistent with Existing (2016) traffic conditions.  Table 37-3, 
Intersection Analysis for E+P Conditions, below, summarizes the weekday AM and PM 
peak hour study area intersection LOS under E+P traffic conditions. 
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Table 37-3 
Intersection Analysis for E+P Conditions 

1 When a right turn lane is designated, the lane can either be striped or unstriped.  To function as a right turn lane there must be 
sufficient width for right turning vehicles to travel outside the through lanes. L = Left; T = Through; R = Right; d = De Facto Right 
Turn; > = Right Turn Overlap; >> = Free Right Turn.

2 Per the 2010 Highway Capacity Manual, overall average intersection delay and level of service are shown for intersections with 
traffic signal or all way stop control.  For intersections with cross street stop control, the delay and level of service for the worst 
individual movement (or movements sharing a single lane) are shown. 

3 CSS = Cross Street Stop; AWS = All-Way Stop; TS = Traffic Signal. 

Traffic signal warrants have been performed on unsignalized intersections for E+P traffic 
conditions.  There are no study area intersections anticipated to warrant a traffic signal for E+P 
traffic conditions.  All study area intersections are anticipated to operate at acceptable LOS for 
E+P traffic conditions.   As such, no intersection improvements have been recommended.  There 
will be no impacts under the E+P traffic conditions. 

Existing plus Ambient Growth Plus Project (EAP) (2021) Conditions 

The following discusses the methods used to develop EAP traffic forecasts, and the resulting 
intersection operations and traffic signal warrant analyses. 

The lane configurations and traffic controls assumed to be in place for EAP conditions are 
consistent with the following: 

Project driveways and those facilities assumed to be constructed by the Project to
provide site access are also assumed to be in place for EAP conditions only (e.g.,
intersection and roadway improvements at the Project’s frontage and driveways). These
include the Project site adjacent roadways of Jean Nicholas Road (North), Elliot Road,
Jean Nicholas Road (South), and Winchester Road (SR-79).
Although not evaluated, the Clinton Keith Road extension between its existing terminus
east of Whitewood Road and Leon Road is assumed to be in place starting with EAP
(2021) traffic conditions and has been taken into account with respect to the anticipated
travel patterns for the proposed Project.

This scenario includes Existing traffic volumes plus an ambient growth factor of 10.41% 
and the addition of Project traffic.  The weekday ADT, weekday AM, and PM peak hour 
volumes which can be expected for EAP (2021) traffic conditions are shown on Figure 37-
7, EAP (2021) Traffic Volumes. 
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The intersection analysis results are summarized in Table 37-4, Intersection Analysis 
for EAP Conditions, which indicates that the study area intersections are anticipated to 
continue to operate at an acceptable LOS under EAP (2021) traffic conditions. 

Table 37-4 
Intersection Analysis for EAP Conditions 

1 Per the 2010 Highway Capacity Manual, overall average intersection delay and level of service are shown for intersections with
traffic signal or all way stop control.  For intersections with cross street stop control, the delay and level of service for the worst 
individual movement (or movements sharing a single lane) are shown. 

2 CSS = Cross Street Stop; AWS = All-Way Stop; TS = Traffic Signal. 

For EAP (2021) traffic conditions, the intersection of Elliot Road and Jean Nicholas Road (South) 
is anticipated to warrant a traffic signal.  All study area intersections are anticipated to operate at 
acceptable LOS for EAP (2021) traffic conditions.  As such, no intersection improvements have 
been recommended.  Any impacts will be less than significant under the EAP (2021) traffic 
conditions. 

Existing plus Ambient Growth Plus Project Plus Cumulative (EAPC) (2021) Conditions

The following discusses the methods used to develop EAPC traffic forecasts, and the resulting 
intersection operations and traffic signal warrant analyses. 

The lane configurations and traffic controls assumed to be in place for EAPC conditions are 
consistent with the following improvements discussed below. 

Project driveways and those facilities assumed to be constructed by the Project to provide site
access are also assumed to be in place for EAPC conditions only (e.g., intersection and
roadway improvements at the Project’s frontage and driveways). These include the Project site
adjacent roadways of Jean Nicholas Road (North), Elliot Road, Jean Nicholas Road (South),
and Winchester Road (SR-79).
Driveways and those facilities assumed to be constructed by cumulative developments to
provide site access are also assumed to be in place for EAPC conditions only (e.g.,
intersection and roadway improvements along the cumulative development’s frontages and
driveways).
The Clinton Keith Road extension between its existing terminus east of Whitewood Road and
Leon Road is assumed to be in place.
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This scenario includes Existing traffic volumes plus an ambient growth factor of 10.41% plus traffic 
from pending and approved but not yet constructed known development projects in the area and 
the addition of Project traffic.  The weekday ADT, weekday AM, and PM peak hour volumes which 
can be expected for EAPC (2021) traffic conditions are shown on Figure 37-8, EAPC (2021) 
Traffic Volumes. 

The intersection analysis results are summarized in Table 37-5, Intersection Analysis for EAPC 
Conditions, which indicates that the study area intersections are anticipated to continue to operate 
at an acceptable LOS under EAPC (2021) traffic conditions. 

Table 37-5 
Intersection Analysis for EAPC Conditions 

1 Per the 2010 Highway Capacity Manual, overall average intersection delay and level of service are shown for intersections with 
traffic signal or all way stop control.  For intersections with cross street stop control, the delay and level of service for the worst 
individual movement (or movements sharing a single lane) are shown. 

2 CSS = Cross Street Stop; AWS = All-Way Stop; TS = Traffic Signal. 

Traffic signal warrants have been performed on unsignalized intersections for EAPC (2021) traffic 
conditions. For EAPC (2021) traffic conditions, there are no additional traffic signals that are 
anticipated to be warranted in addition to those previously warranted under E+P traffic conditions. 
All study area intersections are anticipated to operate at acceptable LOS for EAPC (2021) traffic 
conditions.  As such, no intersection improvements have been recommended.  Any impacts will be 
less than significant under the EAPC (2021) traffic conditions. 

The Project traffic impacts are consistent with and implement the General Plan Circulation 
Element requirements.  Therefore, the Project does not conflict with an applicable plan, ordinance 
or policy establishing a measure of effectiveness for the performance of the circulation system. 

In addition, the developer will be required to pay the County of Riverside’s Development Impact 
Fee (DIF) and the regional Transportation Uniform Mitigation Fee (TUMF) to address the direct 
and cumulative environmental effects generated by new development projects.  These are 
standard conditions and are not considered mitigation for CEQA implementation purposes. 
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Southwest Area Plan (SWAP) – Highway 79 Policy Area 

“The Project will not conflict with an applicable plan, ordinance or policy establishing a measure of 
effectiveness for the performance of the circulation system, taking into account all modes of 
transportation, including mass transit and non-motorized travel and relevant components of the 
circulation system, including but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit.  With the payment of TUMF and DIF, any impacts 
will be less than significant.” 

In addition, Policy SWAP 9.2 states: 

“In general, the program would establish guidelines to be incorporated into individual 
Traffic Impact Analyses that would monitor overall trip generation from residential 
development to ensure that overall within the Highway 79 Policy Area development 
projects produce traffic generation at a level that is 9% less than the trips projected from 
the General Plan traffic model residential land use designations.  Individually, projects 
could exceed the General Plan traffic model trip generation level, provided it can be 
demonstrated that sufficient reductions have occurred on other projects in order to meet 
Level of Service standards.” 

The Project is estimated to generate a net total of 1,562 trip-ends per day on a typical weekday 
with approximately 123 AM peak hour trips and 164 PM peak hour trips.  As it currently stands, 
under the existing land use designations, there would be 6,704 trip-ends per day on a typical 
weekday with approximately 362 AM peak hour trips and 638 PM peak hour trips.  The proposed 
Project would result in 5,142 less overall trip-ends per day.  Therefore, the Project is consistent 
with the 9% reduction requirement from the basis that the Project would reduce the overall number 
of trips from the site and the policy area from the existing non-residential land use designations. 

Therefore, the Project will not conflict with an applicable plan, ordinance or policy establishing a 
measure of effectiveness for the performance of the circulation system, taking into account all 
modes of transportation, including mass transit and non-motorized travel and relevant components 
of the circulation system, including but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit.  With the payment of TUMF and DIF, any impacts 
will be less than significant. 

b) Would the Project conflict with an applicable congestion management program, including, but not
limited to level of service standards and travel demand measures, or other standards established
by the county congestion management agency for designated roads or highways?

Less Than Significant Impact

Every county in California is required to develop a Congestion Management Program (CMP) that
looks at the links between land use, transportation, and air quality.  In its role as Riverside
County’s Congestion Management Agency, the Riverside County Transportation Commission
(RCTC) prepares and periodically updates the county’s CMP to meet federal Congestion
Management System guidelines as well as state CMP legislation.  The Southern California
Association of Governments (SCAG) is required under federal planning regulations to determine
that CMPs in the region are consistent with the Regional Transportation Plan.  The RCTC’s
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current Congestion Management Program was adopted in March 2011.  Interstate 15 and State 
Route 79 South (Temecula Parkway) are included in the CMP. 
 
The Riverside County Transportation Commission (RCTC) CMP does not require traffic impact 
assessments for development proposals.  However, local agencies are required to maintain the 
minimum level of service (LOS) thresholds included in their respective general plans.  If a street or 
highway segment included as part of the CMP falls below the adopted minimum level of service of 
E, a deficiency plan is required.  The Project could conflict with the CMP if the Project were to 
cause the CMP facility to operate at an unacceptable LOS.  The Project’s is located approximately 
6.7 miles from Interstate 15 and 9.1 miles from State Route 79 South (Temecula Parkway) at its 
closest point. 

 
Some of the vehicle trips generated by the development on the Project site will connect to the 
CMP network at Interstate 15 and SR-79S; and development associated with the proposed Project 
may add an additional increment of traffic to the designated CMP network.  While the Project does 
represent an increase in trips, the County has determined that this increase is not considered 
cumulatively considerable due to the small percentage increase.  The Project will be required to 
pay its TUMF and DIF fees assessed against all residential projects, which collectively work 
towards reducing the overall impact to the transportation system to less than significant.  Any 
impacts will be less than significant. 

 
c) Would the Project substantially increase hazards due to a geometric design feature (e.g., sharp 

curves or dangerous intersections) or incompatible uses (e.g. farm equipment)? 
 

Less Than Significant Impact 
 

Minor Project roadway improvements are proposed as part of the Project.  Jean Nicholas and 
Elliot Roads are fully improved, and Ron Roberts Roads and Winchester Road will be improved to 
County and/or Caltrans standards.  The Project use that is proposed is consistent with the General 
Plan and Zoning (as amended).  Therefore, implementation of the proposed Project will not create 
any roadways or road improvements that could increase hazards to a circulation system geometric 
design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g. farm 
equipment).  Therefore, any impacts from the Project will be less than significant. 

 
d) Would the Project cause an effect upon, or a need for new or altered maintenance of roads? 
 

Less Than Significant Impact 
 

The Project will result in an incremental impact for additional roadway maintenance; however, it 
will not result in any impact to new, roadway maintenance.  Because the Project results in 
practically a de minimis increase in traffic, the increase will be negligible.  The Project is located 
off of Jean Nicholas, Elliot and Ron Roberts Roads and adjacent to Winchester Road, all of which 
existing roadways, assigned by the County of Riverside’s roadway maintenance list, which 
requires maintenance to be continuing and on-going on an annual basis.  Therefore, any impacts 
from the Project will be less than significant. 
 

e) Would the Project cause an effect upon circulation during the Project’s construction? 
 

Less Than Significant Impact 
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Construction of the proposed Project may temporarily affect the operation of the immediate 
circulation network during the construction phase of the Project.  The Project will be required to 
obtain an encroachment permit prior to commencing any construction within the public right-of-
way.  This will also include the submittal and approval of a traffic control plan (TCP) which is 
designed to mitigate any construction circulation impacts.  The TCP is a standard condition and is 
not considered unique mitigation under CEQA.  Lastly, any impacts will be short-term and will 
cease once the construction phase is completed.  Therefore, any impacts upon circulation during 
the Project’s construction will be less than significant. 

f) Would the Project result in inadequate emergency access or access to nearby uses?

No Impact

The Project will take access from an existing, improved roadways that will connect into part of an
adopted emergency response plan/emergency evacuation plan, as implemented by the County of
Riverside.  None of the Project components will create impacts that would result in inadequate
emergency access or access to nearby uses.  There will be no impacts.

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

38. Bike Trails.
a) Include the construction or expansion of a bike

system or bike lanes?

Source(s):  SWAP Figure 8, Southwest Area Plan Trails and Bikeway System, (p. 54). 

Findings of Fact: 

a) Would the Project include the construction or expansion of a bike system or bike lanes?

No Impact 

According to SWAP Figure 8, Southwest Area Plan Trails and Bikeway System, A Combination Trail 
(Regional Trail / Class I Bike Path) is required on Winchester Road in proximity to the Project site 
pursuant to the Southwest Area Plan.  It is anticipated that this trail will be installed on the easterly 
side of Winchester Road, across the street from the Project.  Therefore, the Project will include the 
construction or expansion of a bike system or bike lanes.  There will be no impacts. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 
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TRIBAL CULTURAL RESOURCES  Would the Project cause a substantial adverse change in the 
significance of a Tribal Cultural Resource, defined in Public Resources Code section 21074 as either a 
site, feature, place, cultural landscape that is geographically defined in terms of the size and scope of 
the landscape, sacred place, or object with cultural value to a California Native American Tribe, and 
that is:  
39.Tribal Cultural Resources

a) Listed or eligible for listing in the California Register
of Historical Resources, or in a local register of
historical resources as defined in Public Resources
Code section 5020.1 (k)?

b) A resource determined by the lead agency, in its
discretion and supported by substantial evidence, to
be significant pursuant to criteria set forth in
subdivision (c) of Public Resources Code Section
5024.1?  (In applying the criteria set forth in
subdivision (c). of Public Resources Code Section
5024.1 for the purpose of this paragraph, the lead
agency shall consider the significance of the
resource to a California Native tribe.)

Source(s): A Phase One Cultural Resources Assessment Tentative Parcel Map 33817, prepared 
by Jean A. Keller, Ph.D., July 2006 (2006 CRA, Appendix D1); Tentative Tract Map 
37078, Archaeological site CA-RIV-8008 (33-15047) Update, prepared by Jean A. 
Keller, Ph.D., February 5, 2018 (CR Update, Appendix D2); Assembly Bill 52 (AB 52) 
Formal Notification (GPA 170001, TR 37078), prepared by County of Riverside, May 
10, 2018 (County AB52 Letters, Appendix D3); Native American Senate Bill (SB) 18 
Consultation Request for General Plan Amendment No. 170001, prepared by County 
of Riverside, May 17, 2018 (County SB 18 Letters, Appendix D4). 

Findings of Fact: 

(a) Listed or eligible for listing in the California Register of Historical resources, or in a local register of
historical resources as defined in Public Resources Code Section 5020.1(k)?

Less Than Significant with Mitigation Incorporated

Assembly Bill (AB) 52 specifies that a project that may cause a substantial adverse change to a
defined Tribal Cultural Resource (TCR) may result in a significant effect on the environment.  AB
52 requires tribes interested in development projects within a traditionally and culturally affiliated
geographic area to notify a lead agency of such interest and to request notification of future
projects subject to CEQA prior to determining if a negative declaration, mitigated negative
declaration, or environmental impact report is required.  The lead agency is then required to notify
the requesting tribe within 14 days of deeming complete a development application subject to
CEQA, as an invitation to consult on the project.  AB 52 identifies examples of mitigation
measures that will avoid or minimize impacts to a TCR.  The bill makes the above provisions
applicable to projects that have a notice of preparation or a notice of intent to adopt a negative
declaration/mitigated negative declaration circulated on or after July 1, 2015.
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The Project is in the traditional use area provided to the County by the following nine tribes.  The 
County sent AB 52 Notices to these tribes on May 10, 2018: 

 
 Cahuilla Band of Indians 
 Colorado River Indian Tribes 
 Morongo Cultural Heritage Program 
 Pala Band of Mission Indians 
 Pechanga Cultural Resources Department 
 Quechan Indian Nation 
 Ramona Band of Cahuilla Indians 
 Rincon Band of Luiseño Indians 
 Soboba Band of Luiseño Indians 

 
The Pechanga Cultural Resources Department and the Soboba Band of Luiseño Indians 
requested consultations. 

 
The County provided the Project report to the Soboba Band of Luiseño Indians on June 11, 2018.  
A face-to-face consultation with the Soboba Band of Luiseño Indians was held on July 30, 2018.  
Although no Tribal cultural resources were identified within the Project site, the Soboba Band of 
Luiseño Indians asked that monitoring be included as a condition of approval.  The final conditions 
of approval were sent to the Soboba Band of Luiseño Indians on August 10, 2018, concluding 
consultation. 

 
The County provided the Pechanga Cultural Resources Department with the cultural and geology 
reports for the Project on June 11, 2018, and they met to discuss the Project at a consultation 
meeting on June 25, 2018.  Although no physical Tribal cultural resources were identified within 
the proposed Project area, the Pechanga Cultural Resources Department indicated that the Tribe 
considers the area to be very sensitive and asked that monitors be present during ground 
disturbing activities.  The final conditions of approval were provided to the Pechanga Cultural 
Resources Department on August 10, 2018, concluding consultation. 

 
In compliance with Senate Bill 18 (SB18), the County asked the Native America Heritage 
Commission (NAHC) to conduct a search the Sacred Lands file for information on the Project site, 
and to provide a Consultation List of Tribes whose historical extent included the Project area.  
NAHC provided the County with a list of twenty-seven Tribes on May 9, 2018.  On May 17, 2018, 
the County mailed Project notifications to each Tribe on the Consultation List.  Five Tribes 
responded. 

 
The Soboba Band of Luiseño Indians and the Pechanga Cultural Resources Department 
requested consultations.  The Augustine Band of Cahuilla Mission Indians responded on May 22, 
2018.  They did not request consultation and responded that they are unaware of any specific 
cultural resources that may be affected by the proposed Project.  The Viejas Band of Kumeyaay 
Indians responded on May 29, 2018.  They did not request consultation and advised that the 
proposed Project site has little cultural significance or ties to the Viejas.  The Rincon Cultural 
Resources Department responded on June 12, 2018.  They did not request a consultation and 
responded that they have no knowledge of any cultural resources in the Project area.  There was 
no response from the other 22 tribes. 
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The Soboba Band of Luiseño Indians requested consultation on June 21, 2018 and met with the 
County to discuss the Project on July 30, 2018.  The Soboba Band of Luiseño Indians did not 
identify any Sacred Sites.  The Pechanga Cultural Resources Department requested a 
consultation on May 31, 2018 and met with the County to discuss the Project on June 11, 2018 
and on June 25, 2018.  Pechanga did not identify any Sacred Sites during these meetings. 

 
CEQA defines the term “tribal cultural resource” and delineates restrictions on the meaning of the 
term “cultural landscape.”   Pursuant to Public Resources Code section 21074(a), “tribal cultural 
resources” consist of either of the following: 

 
(1) Sites, features, places, cultural landscapes, sacred places, and objects with cultural 
value to a California Native American tribe that are either of the following:  

 
(A) Included or determined to be eligible for inclusion in the California Register of 
Historical Resources,   

 
(B) Included in a local register of historical resources as defined in subdivision (k) of 
[Public Resources Code] Section 5020.1;  

 
(2)  At the discretion of the lead agency, and if supported by substantial evidence, a 
tribal cultural resource may also be determined to be significant “pursuant to criteria set 
forth in subdivision (c) of [Public Resources Code] Section 5024.1.  In applying the 
criteria set forth in subdivision (c) of Section 5024.1 for the purposes of this paragraph, 
the lead agency shall consider the significance of the resource to a California Native 
American tribe. (Emphasis added.) 

 
Regarding the term “cultural landscape”, above, Public Resources Code section 21074(b), limits 
its definition such that “[a] cultural landscape that meets the definition of [Public Resources Code 
section 21074] subsection (a) is a tribal cultural resource to the extent that the landscape is 
geographically defined in terms of the size and scope of the landscape.”  (Emphasis 
added.)   Accordingly, if an area that may potentially be considered a “cultural landscape” is not 
geographically defined in terms of the size and scope of the landscape, it cannot be found to be a 
“tribal cultural resource” even if it otherwise meets the qualifications for such in Public Resources 
code section 21074(a). 

 
Regarding the lead agency’s consideration of whether a resource is significant to a California 
Native American Tribe in (2) above, Section 5024.1(c), provides the criteria to be considered: 

 
If [the resource] meets any of the following National Register of Historic Places criteria: 
 
(1) Is [the resource] associated with events that have made a significant contribution to 

the broad patterns of California’s history and cultural heritage. 
(2) Is [the resource] associated with events that have made a significant contribution to 

the broad patters of California’s history and cultural heritage. 
(3) [Does the resource] (e)mbod(y) the distinctive characteristics of a type, period, 

region, or method of construction, or represents the work of an important creative 
individual, or possesses high artistic values. 

(4) Has [the resource] yielded, or may be likely to yield, information important in 
prehistory or history. 
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Public Resources Code section 5024.1(c) clarifies:  [a] historical resource described in Section 
21084.1, a unique archaeological resource as defined in subdivision (g) of Section 21083.2, or a 
“nonunique archaeological resource” as defined in subdivision (h) of Section 21083.2 may also be 
a tribal cultural resource if it is included or determined to be eligible for inclusion in the California 
Register of Historical Resources. 

 
In this case, the County did not receive any evidence, from the Pechanga Cultural Resources 
Department or from any other Tribe that a tribal cultural resource exists on the proposed 
Project.   However, the Pechanga Cultural Resources Department considers the proposed Project 
area to be “sensitive” and has asked the County to require a monitor for all subsurface 
disturbances. 

 
Due to the overall sensitivity of the Project site with respect to potential buried archaeological 
resources Mitigation Measures MM-TCR-1 through MM-TCR-4, below, shall be implemented to 
reduce potentially significant impacts to previously unknown archaeological resources (that are 
unexpectedly discovered during Project implementation) to a less than significant level. 

 
b) A resource determined by the lead agency, in its discretion and supported by substantial 

evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code 
Section 5024.1? (In applying the criteria set forth in subdivision (c) of Public Resource Code 
Section 5024.1, the lead agency shall consider the significance of the resource to a California 
Native American tribe.)  

 
Less Than Significant with Mitigation Incorporated 

 
Please reference the discussion in Section 45.a, above.  With the implementation of Mitigation 
Measures MM-TCR-1 through MM-TCR-4, above, the proposed Project would not cause a 
substantial adverse change in the significance of a tribal cultural resource, defined in Public 
Resources Code section 21074 as either a site, feature, place, cultural landscape that is 
geographically defined in terms of the size and scope of the landscape, sacred place, or object 
with cultural value to a Cultural Native American tribe, and that is a resource determined by the 
lead agency, in its discretion and supported by substantial evidence, to be significant pursuant to 
criteria set forth in subdivision (c) of Public Resources Code Section 5024.1.   Impacts to tribal 
cultural resources will be less than significant. 

 
Mitigation Measures: 
 
MM-TCR-1 Prior to the issuance of grading permits, developer/permit holder shall retain and 

enter into a Monitoring and Mitigation service contract with a qualified Archaeologist.  
The Project Archaeologist (Cultural Resources Professional) shall develop a Cultural 
Resources Monitoring Plan which must be approved by the County Archaeologist 
prior to issuance of the first grading permit for the Project.  The Project Archaeologist 
shall be included in the pre-grade meetings to provide Construction Worker Cultural 
Resources Sensitivity Training (including the establishment of set guidelines for 
ground disturbance in sensitive areas) with the grading contractors and Native 
America monitor(s).  A sign-in sheet for attendees of this training shall be include in 
the Phase IV Monitoring Report.  The Project Archaeologist shall manage and 
oversee monitoring for all initial ground disturbing activities and excavation of each 
portion of the Project site including clearing, grubbing, tree removals, grading, 
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trenching, stockpiling of materials, rock crushing, structure demolition, etc.  The 
Project Monitor shall have the authority to temporarily divert, redirect, or halt the 
ground disturbance activities to allow for identification, evaluation, and potential 
recovery of cultural resources in coordination with the special interest monitors.  The 
developer/permit holder shall submit a fully executed copy of the contract and a wet-
signed copy of the Monitoring Plan to the Riverside County Planning Department to 
ensure compliance with this conditional of approval. 

MM-TCR-2 The developer/permit holder shall retain a Native American Monitor who shall be
present during construction excavations (e.g., grading, trenching, or 
clearing/grubbing) associated with the proposed Project. 

MM-TCR-3 In the event archaeological resources are unearthed, ground-disturbing activities shall
be halted or diverted away from the vicinity of the find so that the find can be 
evaluated.  A buffer area of at least 25 feet shall be established around the find where 
construction activities shall not be allowed to continue.  Work shall be allowed to 
continue outside of the buffer area.  All archaeological resources unearthed by 
Project construction activities shall be evaluated by a qualified archaeologist.  The 
developer/permit holder shall coordinate with the County Archaeologist and a Native 
American monitor (if the resources are prehistoric in origin) to develop an appropriate 
treatment plan for the resources.  If avoidance and/or preservation is not feasible, 
treatment may include implementation of archaeological data recovery excavations to 
remove the resource along with subsequent laboratory processing and analysis.  The 
developer/permit holder, in consultation with the County Archaeologist, shall 
designate a final repository and curate any archaeological material recovered from 
the Project site. 

MM-TCR-4 The Project Archaeologist shall prepare a final Phase IV Monitoring Report at the
conclusion of the archaeological monitoring using information from the Native 
American monitor.  The Monitoring Report shall meet the County guidelines for Phase 
IV reports.  The Project Archaeologist shall submit the report to the County, the 
Eastern Information Center, and representatives of other appropriate or concerned 
agencies within 60 days of completion of the Project grading to signify the satisfactory 
completion of the Project and the required mitigation measures.  The report shall 
describe the resources unearthed, if any, the treatment of the resources, and 
evaluate the resources with respect to the criteria in the California Register of 
Historical Resources.  The report shall also include the Cultural Sensitivity Training 
sign-in sheet, the daily monitoring logs, and shall include any comments or concerns 
expressed by the Native American Monitor during the monitoring program. 

Monitoring: A copy of all agreements required to comply with Mitigation Measures MM-TCR-1 
through Mitigation Measure MM-TCR-4, above, shall be submitted to the County for 
retention.  County Staff shall conduct field inspections to verify that by the 
developer/project applicant and the Tribal monitor(s) are implementing all aspects of 
the Cultural Resources Monitoring Plan. 
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UTILITY AND SERVICE SYSTEMS.  Would the Project: 
40. Water. 

a) Require or result in the relocation or construction 
of new or expanded water, wastewater treatment, or storm 
water drainage systems, whereby the construction or 
relocation would cause significant environmental effects? 

    

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

    

 
Source(s): Eastern Municipal Water District Will Serve Letter dated June 1, 2018 (Appendix K); 

Eastern Municipal Water District 2015 Urban Water Management Plan (2015 UWMP); 
and TTM 37078 Greenhouse Gas Analysis, County of Riverside, prepared by Urban 
Crossroads, October 27, 2016 (GHG Analysis, Appendix B2). 

 
Findings of Fact: 
 
a) Would the Project require or result in the relocation or construction of new or expanded water, 

wastewater treatment, or storm water drainage systems, whereby the construction or relocation 
would cause significant environmental effects? 

 
Less Than Significant Impact 

 
Water service will be provided by the Eastern Municipal Water District (EMWD).  EMWD serves an 
area of 555 square miles of western Riverside County, including the Project site.  The proposed 
Project will tie into an existing 12” EMWD water line located in Ron Roberts Way. 

 
EMWD is a public water agency formed in 1950 and annexed into the service area of the 
Metropolitan Water District of Southern California (MWD) in 1951.  It is currently one of MWD’s 26-
member agencies.  EMWD presently operates its water supply system under a system permit 
issued by the California Department of Public Health. 

 
Initially, EMWD’s primary role was to deliver imported water to supplement local groundwater to 
serve mostly agricultural demand.  Over time, EMWD’s services have expanded to include 
delivery of treated imported water for domestic use, ground water production, groundwater basin 
management, desalination, water filtration, wastewater collection and treatment, and regional 
recycled water service for agricultural and non-potable domestic applications.  Presently, EMWD 
has four sources of water supply:  1) Potable groundwater; 2) Desalinated groundwater; 3) 
Recycled water; and 4) Imported water from MWD.  According to 2015 figures, imported water 
(treated, locally treated & raw) accounted for approximately 46 percent of the total water supply, 
while local potable groundwater accounted for approximately 12 percent, desalted groundwater 
was approximately 6 percent, and recycled water was approximately 36 percent. 

 
The EMWD Board of Directors adopted an updated 2015 Urban Water Management Plan 
(UWMP) in June 2016.  The 2015 UWMP plan details EMWD’s demand projections and provides 
information regarding EMWD’s supply.  Demand for EMWD included in the UWMP is calculated 
across EMWD’s service area and is not project-specific.  The majority of EMWD’s existing and 
planned demand is and will be met through imported water delivered by the MWD.  As such, 
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EMWD’s 2015 UWMP relies heavily on information and assurances included in the 2015 MWD 
Regional Urban Water Management Plan (2015 RUWMP) when determining supply reliability. 

 
EMWD’s 555-square mile service area currently (2015) has an estimated population of 761,221 
persons (includes a retail population of 546,146 people and a wholesale population of 215,075 
people).  The population in EMWD’s service area over the 25-year forecast period (2015 – 2040) 
is projected to increase by more 500,000 people, a 67% increase over the current (2015) 
population.  To ensure that planning efforts for future growth are comprehensive, EMWD 
incorporates regional projections in its UWMP.  Projections for the remainder of the planning 
period (2020 – 2040) were prepared based on EMWD’s proposed development projects and land 
uses within EMWD’s borders as well as current demographic information such as household size. 
A significant amount of EMWD’s service area is currently undeveloped. 

 
EMWD plans to meet increases in projected demands through a combination of local supply 
development and ongoing water conservation.  Future supply projects described in the 2015 
UMWP include: continuing full utilization of recycled water, expansion of the desalter program, 
increasing local groundwater banking, and developing additional regional water transfers and 
exchanges. 

 
It is emphasized, as stated above, MWD has determined it is able to meet the demands of all 
member agencies, inclusive of EMWD and the proposed Project, through 2040. 

 
EMWD has issued a signed Will Serve letter for the proposed Project site, dated June 1, 2018. 

 
Implementation of the proposed Project will not require, or result in, the construction of new 
treatment facilities or expansion of existing facilities, the construction of which would cause 
significant environmental effects.  Any impacts will be less than significant. 

 
b) Would the Project have sufficient water supplies available to serve the Project and reasonably 

foreseeable future development during normal, dry, and multiple dry years? 
 

Less Than Significant Impact 
 

The proposed Project will tie into an existing 12” EMWD water line, which is located in Ron 
Roberts Way. 
 
Chapter 7 (Water Supply Reliability Assessment) of EMWD’s 2015 UWMP states: 

 
 The majority of EMWD’s current and projected water supplies are imported through 

MWD.  MWD’s resource management strategy depends on improving the reliability and 
availability of imported water supplies, increasing local storage and developing local 
resources.  In MWD’s 2015 UWMP, MWD evaluated challenges to supply reliability, 
including drought conditions, environmental regulations, water quality concerns, 
infrastructure vulnerabilities to natural disaster, and responses to variations in water 
supply availability from year to year. 

 
MWD is facing significant challenges in providing adequate, reliable and high-quality 
supplemental water for Southern California.  Dry conditions have impacted water 
supply reliability on both the State Water Project (SWP) and the Colorado River 
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Aqueduct (CRA) requiring MWD to make significant withdrawals from its storage 
reserves.  MWD has progressively taken action to address these challenges including; 
increasing incentives for conservation and recycled water conversion, augmenting 
supplies through transfers and exchanges, and modifying its distribution system to 
increase CRA delivery capabilities.  In 2015, MWD also implemented Level 3 (15 
percent regional reduction) of is Water Supply Allocation Plan (WSAP) allocating water 
to its member agencies to preserve limited storage.  MWD’s forecast shows that under 
multiple-dry year hydrology, MWD could face reduced supply capabilities during the 
next three years.  EMWD will respond to any potential shortages by reducing demand 
through its Water Shortage Contingency Plan (WSCP). 

 
Moving forward, flexible and adaptive regional planning strategies are required.  
MWD’s continued progress in developing a diverse resource will allow it to meet the 
region’s water supply needs.  MWD’s 2015 UWMP detailed its planning initiatives and 
based on these efforts concluded that with the storage and transfer programs 
developed, MWD has sufficient supply capabilities to meet the expected demands of its 
member agencies from 2020 through 2040 under normal, historic single-dry and 
historic multiple dry year conditions.  EMWD is relying on MWD’s 2015 UWMP to 
evaluate the reliability of imported supplies and the amount of imported water which will 
be available in EMWD’s service area during normal, single dry, and multiple dry water 
year periods. 

 
EMWD’s water supply reliability analysis shows that with implementation of local projects and 
conservation measures and Metropolitan’s storage capacity and implementation of conservation 
programs, available supplies can meet demands under normal, single-dry year, and multiple-dry 
year hydrologic conditions. 

 
The GHG Analysis estimates the Project would consume a total of 10.7 million gallons of water 
per year which is 29,315 gallons per day or 0.03 million gallons per day (mgd).  This is equivalent 
to 291 gallons per unit per day.  EMWD has issued a signed Will Serve letter for the proposed 
Project site, dated June 1, 2018. 

 
Based on available information, sufficient water supplies are available to serve the Project have 
sufficient water supplies available to serve the Project and reasonably foreseeable future 
development during normal, dry, and multiple dry years.  No new or expanded entitlements 
needed.  Any impacts will be less than significant. 
 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 

 
41. Sewer. 

a) Require or result in the construction of new 
wastewater treatment facilities, including septic systems, or 
expansion of existing facilities, whereby the construction or 
relocation would cause significant environmental effects? 

    

b) Result in a determination by the wastewater 
treatment provider that serves or may service the project 
that it has adequate capacity to serve the Project’s 
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Source(s): Eastern Municipal Water District (EMWD) Will Serve Letter dated June 1, 2018 
(Appendix K); EMWD 2015 UWMP, EMWD Newsletter – Temecula Valley Regional 
Water Reclamation Facility, October 2016; TTM 37078 Greenhouse Gas Analysis, 
County of Riverside, prepared by Urban Crossroads, October 27, 2016 (GHG Analysis, 
Appendix B2); and EMWD Capital Improvement Program Progress Report – 2017/18 
Q1 & Q2, March 5, 2018, by Joe Mouawad, P.E.. 

Findings of Fact: 

a) Would the Project require or result in the construction of new wastewater treatment facilities,
including septic systems, or expansion of existing facilities, whereby the construction or relocation
would cause significant environmental effects?

Less Than Significant Impact

The Project site is located within the Eastern Municipal Water District (EMWD) service boundary.
EMWD is divided into five sewer service areas for the purposes of transmission, treatment, and
disposal of wastewater: 1) Hemet/San Jacinto, 2) Moreno Valley, 3) Sun City (the Sun City RWRF
is inactive with all flows being diverted to the recently expanded [April 2014] Perris Valley RWRF),
4) Temecula Valley, and 5) Perris Valley.  Each service area is served by a single regional water
reclamation facility (RWRF) linked through a network of 1,790 miles of pipeline and 46 active lift
stations are capable of treating 69 mgd of wastewater (currently treating 43 to 46 mgd) and serve
an existing population of approximately 816,000 people (approximately 239,000 customer
accounts).

The GHG Analysis estimates the Project would consume a total of 10.7 million gallons of water 
per year.  Given the proportion of water utilized for landscaping, based on a reasonable, worst-
case assumption that approximately half of the water consumed would become wastewater, the 
Project is expected to generate up to 0.015 million gallons per day (mgd) of wastewater.  This is 
equivalent to a generation rate of about 145 gallons per unit per day and represents 0.06 percent 
of the Temecula Valley RWRF’s current capacity of 23 mgd. 

The system also includes two (2) water filtration facilities (Henry J. Mills Filtration Plant; Robert A. 
Skinner Filtration Plant), two (2) desalination facilities (Menifee Desalter; Perris I Desalter; Perris II 
Desalter scheduled post 2020) and uses 100% of the treated wastewater for beneficial purposes. 
The Project site is located within the Temecula Valley service area. 

Inter-connections between the local collection systems serving each treatment plant allow for 
operational flexibility, improved reliability, and expanded deliveries of recycled water.  All of 
EMWD’s RWRFs produce tertiary effluent, suitable for all Department of Health Services permitted 
uses, including irrigation of food crops and full body contact. 

The four operational RWRFs have a combined wastewater treatment capacity of 81,800 acre-feet 
per year (AFY), and in 2015 collected a total of 48,665 acre-feet (AF) of wastewater (59% system 
wide capacity). 

projected demand in addition to the provider’s existing 
commitments? 
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Wastewater generated by the proposed project will be treated at the Temecula Valley RWRF 
(TVRWRF).  The TVRWRF is a 95-acre facility located in the commercial area of Temecula; while 
it is the smallest of the EMWD reclamation facilities, its capacity is the second largest.  The 
TVRWRF is currently being expanded from a current capacity of 18 mgd to 23 mgd.  In 2016, the 
typical daily flows were 14 mgd and were projected to reach 18 mgd in 2018.  The TVRWRF 
Expansion accounts for largest single expenditure in the 2017-2022 EMWD capital improvement 
budget.  The TVRWRF facility has an ultimate design capacity of 28 mgd. 

 
The proposed Project will connect into an existing EMWD sewer line located in Ron Roberts Way 
currently serving the master planned single-family residential subdivision contiguous north of the 
Project site. 

 
EMWD has issued a signed Will Serve letter for the proposed Project site, dated June 1, 2018. 

 
Implementation of the proposed Project will not require or result in the construction of new 
wastewater treatment facilities or expansion of existing facilities, whereby the construction or 
relocation would cause significant environmental effects.  No septic facilities are proposed.  Any 
impacts will be less than significant. 

 
b) Would the Project result in a determination by the wastewater treatment provider that serves or 

may service the Project that it has adequate capacity to serve the Project’s projected demand in 
addition to the provider’s existing commitments? 

 
Less Than Significant Impact 

 
The Project site is located within the EMWD service area and will connect into an existing EMWD 
sewer line located in Ron Roberts Way for treatment at the Temecula Valley Regional Water 
Reclamation Facility (TVRWRF).  The TVRWRF is currently being expanded from a capacity of 18 
mgd to 23 mgd to accommodate the increased demand from expanding development in the 
EMWD service area, inclusive of the Project site.  Sufficient wastewater capacity is available to 
serve the Project from existing resources. 

 
EMWD has issued a signed Will Serve letter for the proposed Project site, dated June 1, 2018. 

 
Any impacts will be less than significant. 
 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 

42. Solid Waste. 
a) Generate solid waste in excess of State or Local 

standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment of solid 
waste reduction goals? 

    

b) Does the Project comply with federal, state, and 
local management and reduction statutes and regulations 
related to solid wastes including the CIWMP (County 
Integrated Waste Management Plan)? 
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Source(s): RivCo General Plan EIR; CalRecycle, Solid Waste Information System (SWIS) Facility 
Detail, Lamb Canyon Sanitary Landfill (33-AA-007),and Solid Waste Facility Permit 33-
AA-00;  Lamb Canyon Sanitary Landfill, Enforcement Agency Notification Application 
for Food Waste Composting Research Project, December 2015; El Sobrante Landfill 
Annual Monitoring Report, Jan 1, 2016 through Dec 31, 2016, by USA Waste of CA, 
Inc., dated December, 2017 (Final); El Sobrante Landfill Fact Sheet, issued by Waste 
Management of California; EIR; CalRecycle, SWIS Facility Detail, El Sobrante Landfill 
(33-AA-0217). 

 
Findings of Fact: 
 
a) Would the Project generate solid waste in excess of State or Local standards, or in excess of the 

capacity of local infrastructure, or otherwise impair the attainment of solid waste reduction goals? 
 

Less Than Significant Impact 
 

The Project site is located approximately 19½ miles south/southwest of the Lamb Canyon Landfill 
and 24 miles southeast of the El Sobrante Landfill. 

 
Lamb Canyon Landfill 

 
The Lamb Canyon Landfill is a municipal solid waste facility owned and operated by the Riverside 
County Department of Waste Resources (RCDWR).  It is located in the unincorporated 
Badlands/Lamb Canyon area of Riverside County, south of Interstate 10 (I-10) and the City of 
Beaumont, and north of the City of San Jacinto at 16411 Lamb Canyon Road (State Route 79).  
The landfill encompasses a total of approximately 1,189 acres, including a 580.5-acre permit area 
of which 144.6 acres are permitted for solid waste disposal.  The landfill is currently permitted 
(July 2018; Facility No. 33-AA-007) to receive 5,000 tons of refuse per day with a permitted Traffic 
Volume of 913 vehicle per day.  The landfill has a maximum elevation of 2,460’ AMSL and a 
maximum depth of 350’ below the ground surface. 

 
The most recent figures, published monthly, for the Lamb Canyon Landfill show that a total of 
53,386 tons of refuse was collected during April 2018, indicating an average of 2,135 tons per day 
with an average of 411 vehicle trips per day.  This is well below the maximum 5,000 tons per day 
and 913 vehicle trips per day allowed pursuant to the current permit.  The remaining maximum 
permitted capacity is 38,953,653 cubic yards as of January 8, 2015 (most recent published date 
available) providing capacity and continued operations through April 1, 2029 (estimated closure 
date). 

 
El Sobrante Landfill 

 
The El Sobrante Landfill is located in the unincorporated Temescal Canyon area of Riverside 
County between the City of Lake Elsinore and the City of Corona, east of Interstate 15 and 
Temescal Canyon Road, and south of Cajalco Road, at 10910 Dawson Canyon Road.    The 
landfill, which is owned and operated by USA Waste of California (a subsidiary of Waste 
Management, Inc.) started disposal operations in 1986.  From 1986 to 1998, the landfill was 
operated pursuant to the original El Sobrante Landfill Agreement and its Amendments and one 
Addendum.  On September 1, 1998, the Riverside County Board of Supervisors (BOS) approved 
the El Sobrante Landfill Expansion Project, a vertical and lateral expansion of the landfill, and 
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entered into a Second Agreement, which became effective on September 17, 1998.  The Second 
Agreement represents a public/private relationship between the owner/operator of the landfill and 
the County of Riverside and provides for the Riverside County Department of Waste Resources 
(RCDWR) to operate the landfill gate, to set the County rate for disposal at the gate with BOS 
approval, and to operate the Hazardous Waste Inspection Program. 

 
The El Sobrante Landfill facility currently comprises a total area of 1,322 acres which includes a 
468-acre footprint permitted for landfill operations, and a 688-acre wildlife preserve.   The 
operating permit allows a maximum of 16,054 tons per day of waste to be accepted at the landfill, 
due to limitations on the number of vehicle trips per day.  As of January 2011, the landfill had a 
remaining in-County disposal capacity of approximately 38.506 million tons.  In 2010, the El 
Sobrante Landfill accepted a total of 694,963 tons, or approximately 0.695 million tons of waste 
generated within Riverside County.  The daily average for in-County waste was 2,235 tons during 
2010.  The landfill is expected to reach capacity in approximately 2036. 

 
The El Sobrante Landfill Expansion Project included the following major elements: 

 
 An increase in landfill disposal capacity to approximately 196.11 million cubic yards or 

approximately 109 million tons of municipal solid waste; 
 An increase in the daily disposal capacity up to 10,000 tons (pursuant to the Second 

Amendment of the Expansion Agreement, approved by the BOS in march 2007, and 
subsequently implemented on August 31, 2009, the daily capacity was increased to 70,000 
tons per week, not exceeding 16,054 tons per day [limited in part due to the number of vehicle 
trips per day], and a continuous 24-hour disposal); 

 An increase in the landfill area to a total of 1,322 acres; 
 An increase in the landfill footprint to 495 acres; 
 An increase in the hours of operation, allowing 24-hour continuous operations, 7 days a week, 

for non-waste functions (i.e. application of daily cover, stockpiling of daily cover, site 
maintenance, grading, and vehicle maintenance) and allowing disposal operations from 4:00 
AM to Midnight. 

 
The landfill is open 24 hours per day, six days a week (closed Sundays and Major Holidays).  
Commercial customers have access 4:00 am to 6:00 pm, while the general public hours are 6:00 
am to 6:00 pm. 
 
During calendar year 2016, a total of 2,652,941 tons of municipal solid waste was disposed at the 
El Sobrante Landfill.  Of this amount, 852,987 tons originated from Riverside County sources, and 
1,799,954 tons originated from out-of-County sources.  El Sobrante received 123,068 tons of 
Alternate Daily Cover in the form of cement treated incinerator ash. 

 
Based on 309 working days (362 days minus Sundays and Major Holidays), an average of 8,596 
(rounded to the nearest whole number) tons of waste were received at the landfill on a daily basis 
in 2016.  The estimated 2017 total tonnage figure is projected to have increased slightly over the 
2016 figure, to approximately 2,700,000 tons or an average amount of approximately 8,738 tons 
per day (2,700,000 tons ÷ 309 days).  This indicates a year over year increase of 1.65% and is 
substantially below the allowable disposal capacity of 16,054 tons per day permitted pursuant to 
the current agreement/operating permit, as amended. 
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As of the 2007 Second Amendment date, the landfill had a projected 50-year remaining life 
through 2036; however, based on 2016 figures, there was 141,192,896 tons of remaining 
capacity, indicating an approximate 54-year remaining life before the facility reaches capacity. 
The County evaluates solid waste generation based on a per capita generation rate.  A residential 
solid waste generation rate of 13 lbs./residential unit per day was selected to forecast the daily 
and annual capacity of solid waste generation at full development, 163 detached single-family 
residential condominium units.  Average daily solid waste generation would be approximately 
2,132 lbs. per day (1.07 tons).  Annual average solid waste generation would be approximately 
778,180 lbs. or 389 tons per year.  Assuming a mandatory 50% recycling rate, daily solid waste 
generation is forecast to be approximately 0.535 tons per day for disposal at either the El 
Sobrante Landfill or the Lamb Canyon Landfill.  This is approximately one quarter per day or an 
increase in solid waste disposal of about 0.024% at either landfill. 

Development of the proposed Project would not generate solid waste in excess of State or Local 
standards, or in excess of the capacity of local infrastructure, or otherwise impair the attainment of 
solid waste reduction goals.  Impacts will be less than significant. 

b) Does the Project comply with federal, state, and local management and reduction statutes and
regulations related to solid wastes including the CIWMP (County Integrated Waste
Management Plan)?

Less Than Significant Impact 

As discussed in Section 47.a, there is adequate capacity at the area landfills to accommodate the 
solid waste generated by the proposed Project, and the Project will comply with all laws and 
regulations in managing solid waste.  Compliance with these laws and regulations are standard 
conditions and are not considered unique mitigation pursuant to CEQA.  The proposed Project 
would be consistent with the County Integrated Waste Management Plan.  Any impacts will be 
less than significant. 

Mitigation: No mitigation measures are required. 

Monitoring: No mitigation monitoring is required. 

43. Utilities.
Would the Project impact the following facilities requiring or resulting in the construction of new
facilities or the expansion of existing facilities; the construction of which could cause significant
environmental effects?
a) Electricity?
b) Natural gas?
c) Communications systems?
d) Street lighting?
e) Maintenance of public facilities, including roads?
f) Other governmental services?

Source(s): Project Application Materials; Tentative Tract Map No. 37078 Air Quality Impact 
Analysis, prepared by Urban Crossroads, October 27, 2016 (AQ Analysis, Appendix 
B1); Tentative Tract Map No. 37078 Greenhouse Gas Analysis, prepared by Urban 
Crossroads, October 27, 2016 (GHG Analysis, Appendix B2); Ordinance No. 461 
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(County of Riverside, State of California Road Improvement Standards and 
Specifications); and Ordinance No. 659 (An Ordinance of the County of Riverside 
Establishing a Development Impact Fee Program); Riverside County Network of Care 
website, and County of Riverside General Plan EIR No. 521, Sec. 4.10 Energy 
Resources. 

 
Findings of Fact: 
 
a) Would the Project impact electricity facilities requiring or resulting in the construction of new 

facilities or the expansion of existing facilities; the construction of which could cause significant 
environmental effects? 

 
Less Than Significant Impact 

 
The proposed Project site development (Tentative Tract Map No. 37078) consists of 163 single-
family residential units that will consume electricity.  The electrical service provider is Southern 
California Edison.  Electrical services are currently in place to similar single-family residential tract 
developments located contiguous to the north and southwest of the Project site. 

 
SCE provides electrical service to customers within a 50,000-square mile area covering nearly 14 
million people in 11 counties in the southern half of California, including western Riverside 
County.  It provides electricity to users via 16 utility interconnections and nearly 5,000 different 
transmission and distribution circuits.  In total, SCE reported a total energy consumption of 
approximately 85,850 GWh in 2009, the most recent year for which data is available from the 
CEC.  An additional 4,531 GWh were also “self-generated” within the SCE’s planning area in 
2009.  SCE has declared itself the nation’s largest purchaser of renewable energy, buying and 
delivering approximately 13.6 million MWh in 2009. 

 
Adequate commercial electricity supplies are presently available in southern California to meet 
this forecast demand.  Any impacts will be less than significant. 

 
b) Would the Project impact natural gas facilities requiring or resulting in the construction of new 

facilities or the expansion of existing facilities; the construction of which could cause significant 
environmental effects? 
 
Less Than Significant Impact 

 
The proposed Project will be connected to The Gas Company’s natural gas distribution system.  
Connections are available in adjacent roadways and natural gas service is in place to existing 
single-family residential tract development located adjacent to the north and southwest of the 
Project site. 

 
The proposed Project natural gas usage has been anticipated under the adopted Southwest Area 
Plan (SWAP) Land Use Designation and zoning classification.  Adequate commercial natural gas 
supplies are available to meet this forecast demand.  Any impacts will be less than significant. 
 

c) Would the Project impact communications systems facilities requiring or resulting in the 
construction of new facilities or the expansion of existing facilities; the construction of which could 
cause significant environmental effects? 
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Less Than Significant Impact 
 

The communication system is provided by Verizon.  Verizon is a private company that provides 
connection to the communication system on an as needed basis.  No expansion of facilities will 
be necessary to connect the Project to the communication system located adjacent to the Project 
site.  Any impacts will be less than significant. 

 
d) Would the Project impact street lighting facilities requiring or resulting in the construction of new 

facilities or the expansion of existing facilities; the construction of which could cause significant 
environmental effects? 

 
Less Than Significant Impact 

 
New streetlights will be installed by the proposed Project in accordance with standard 
requirements and County Ordinance No. 655.  The installation of these lighting improvements is 
part of the proposed Project and, in compliance with Ordinance No. 655, the installation and future 
operation of these street lights can be accomplished without causing significant adverse 
environmental impact.  Any impacts from light and glare are discussed in Section 2 (Mt. Palomar 
Observatory) and Section 3 (Other Lighting Issues), above.  Impacts will be less than significant. 

 
e) Would the Project impact maintenance of public facilities, including roads requiring or resulting in 

the construction of new facilities or the expansion of existing facilities; the construction of which 
could cause significant environmental effects? 

 
Less Than Significant Impact 

 
The proposed Project will have a less than significant impact on public facilities.  Riverside 
County Ordinance No. 659 establishes a developer impact fee to mitigate the cost of public 
facilities, including roads.  The Project includes the construction of new facilities (on-site road 
system) and the expansion of existing facilities (off site extension of Street B northeast from Jean 
Nicolas Road, and Winchester Road frontage improvements).  The Project is consistent with the 
General Plan and the, Southwest Area Plan (SWAP).  As a result, the County has determined 
that the Project will be required to improve the ingress and egress to the Project.  In addition, the 
developer will be required to pay the County of Riverside’s Development Impact Fee (DIF) and 
the regional Transportation Uniform Mitigation Fee (TUMF) to address the direct and cumulative 
environmental effects generated by new development projects. 

 
As part of the Project approval(s), standard conditions are assessed on the proposed Project to 
reduce impacts from the proposed Project to transportation/traffic resources.  This is reflected in 
Ordinance No. 659.  The Project site is located in Area Plan 19 – Southwest Area.  Prior to the 
issuance of a certificate of occupancy, the Project applicant shall comply with the provisions of 
Ordinance No. 659, which requires payment of the appropriate fees set forth in the Ordinance.  
Any impacts will be less than significant. 

 
f) Would the Project impact other governmental services, requiring or resulting in the construction of 

new facilities or the expansion of existing facilities; the construction of which could cause 
significant environmental effects? 

 
Less Than Significant Impact 
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Regional Multi-Service Centers impacts are typically attributed to residential development.  This 
is reflected in Ordinance No. 659.  Regional Multi-Service Centers are located throughout the 
County and provide a variety of services on a regional basis with events ranging from: athletic 
programs, wellness programs, senior citizen activities, arts and crafts, etc.  The Project site 
proposes the addition of 163 single-family residential units and will be assessed accordingly. 

 
Prior to the issuance of a certificate of occupancy for each residential unit, the Project applicant 
shall comply with the provisions of Ordinance No. 659, which requires payment of the appropriate 
DIF set forth in the Ordinance. 

 
Payment of the DIF is required and is not considered unique mitigation under CEQA.  Impacts 
from implementation of the proposed Project that would result in substantial adverse physical 
impacts associated with the provision of new or physically altered government facilities or the 
need for new or physically altered governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain acceptable service ratios, response times 
or other performance objectives for regional multi-service centers, will be less than significant. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
 
WILDFIRE  If located in or near a State Responsibility Area (“SRA”), lands classified as very high fire 
hazard severity zone, or other hazardous fire areas that may be designated by the Fire Chief, would 
the Project: 
44. Wildfire Impacts 

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

    

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

    

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

    

d) Expose people or structures to significant risks, 
including downslope or downstream flooding or landslides, 
as a result of runoff, post-fire slope instability, or drainage 
changes? 

    

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

    

 
Source(s): Map My County (Appendix A); Riverside County General Plan; Ordinance No. 787 (An 

Ordinance of the County of Riverside Adopting the 2016 California Fire Code as 
Amended); and Ordinance No. 659 (An Ordinance of the County of Riverside 
Amending Ordinance No. 659 Establishing a Development Impact Fee Program). 
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Findings of Fact: 

a) Would the Project substantially impair an adopted emergency response plan or emergency
evacuation plan?

Less Than Significant Impact

The Project site is not located within a fire hazard zone.  The Project will take access from existing
roadways, and roadways that will be improved.  These roadways will connect into part of an
adopted emergency response plan/emergency evacuation plan, as implemented by the County of
Riverside.  The Project will be constructing residential uses, drainage facilities, sewer lines and
roadways.  A limited potential exists to interfere with an emergency response or evacuation plan
during construction.  Control of access will ensure emergency access to the site and Project area
during construction through the submittal and approval of a Traffic Management Plan.  As part of
the plan review process, the City would require the developer to submit a Traffic Management
Plan that would provide appropriate measures to facilitate the passage of persons and vehicles
through/around any required road closures.

 Following construction, emergency access to the Project site and area will remain as was prior to
the proposed Project.  Therefore, implementation of the Project will not substantially impair an
adopted emergency response plan or emergency evacuation plan.   Any impacts will be less than
significant.

b) Would the Project, due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and
thereby expose Project occupants to, pollutant concentrations from a wildfire or the uncontrolled
spread of a wildfire?

Less Than Significant Impact

Site topography consists of a large hillside landform, including a prominent hilltop. The longest
axis of the site slopes downward in a northwest-to-southeast direction from the top of the hill, with
a change of elevation of approximately 70 feet. The hillside slope is very gentle and rolling. It
appears smooth in profile after the number of years it has been plowed. The hilltop is still rocky,
but the other rock outcrops and any other kinds of topographic irregularities have all been
removed. Natural watercourses or any other kinds of aquatic features are not present on the site
(i.e., wetlands, vernal pools and swales, vernal pool-like ephemeral ponds, stock ponds or other
human-modified depressions, etc.). Drainage is by gravity flow from the top of the hill downslope
in a southeasterly direction.

Topography within Parcel 1 is gently sloping to the south with elevations ranging from 1,424 feet
above mean sea level (AMSL) in the north corner to 1407 AMSL in the southwestern central
portion of the parcel.  Parcel 2 is relatively flat, having been sheet-graded. Elevations range from
1,431feet AMSL in the north to 1,420 feet AMSL in the south. The western boundary descends at
a gradient of approximately 3:1 (horizontal:vertical) to Jean Nicholas Road (approximate elevation
1,415 feet AMSL). Boulder stockpiles are present in the north central portion of the parcel.  Parcel
3 descends from Elliot Road to the northwest and Ron Roberts Road to the north to a relatively flat
sheet-graded parcel with elevations ranging from 1,420 feet AMSL in the northwest corner to
1,378 feet AMSL in the southwest central portion of the site, where a storm drain inlet carries
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water under Winchester Road. Several stockpiles of soil and surface boulders are present on the 
Parcel. 
 
The Project will provide impervious surfaces, irrigated landscaping, structures built in compliance 
with fire codes, fire hydrants, and other measures that will help to reduce wildfire risks.  Based on 
this information, the Project would not, due to slope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose Project occupants to, pollutant concentrations from 
a wildfire or the uncontrolled spread of a wildfire.  Any impacts will be less than significant. 

 
c) Would the Project require the installation or maintenance of associated infrastructure (such as 

roads, fuel breaks, emergency water sources, power lines or other utilities) that may exacerbate 
fire risk or that may result in temporary or ongoing impacts to the environment? 

 
Less Than Significant Impact 
 
The Project would be installing interior roadways for Project circulation.  The road system would 
be reviewed and approved by the County and County Fire.  Once constructed, the County would 
maintain roadways and sidewalks within the public right-of-way.  Once approved by the County 
and County Fire, impacts would be considered less than significant.  The Project would also be 
installing fire hydrants at locations throughout the Project area per County Fire requirements.  This 
would provide more fire suppression, which would not exacerbate fire risk.  The Project would be 
installing power to serve the Project, as well as other utilities (sewer, water, gas, cable), which 
would be underground and installed pursuant to the utility providers regulations.  Underground 
utilities would not exacerbate fire risk. 
 
Any impacts will be less than significant. 

 
d) Would the Project expose people or structures to significant risks, including downslope or 

downstream flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes? 
 
Less Than Significant Impact 

 
The Project site is not located within a fire hazard zone.  Site topography consists of a large 
hillside landform, including a prominent hilltop. The longest axis of the site slopes downward in a 
northwest-to-southeast direction from the top of the hill, with a change of elevation of 
approximately 70 feet. The hillside slope is very gentle and rolling. It appears smooth in profile 
after the number of years it has been plowed. The hilltop is still rocky, but the other rock outcrops 
and any other kinds of topographic irregularities have all been removed. Natural watercourses or 
any other kinds of aquatic features are not present on the site (i.e., wetlands, vernal pools and 
swales, vernal pool-like ephemeral ponds, stock ponds or other human-modified depressions, 
etc.). Drainage is by gravity flow from the top of the hill downslope in a southeasterly direction. 

 
Topography within Parcel 1 is gently sloping to the south with elevations ranging from 1,424 feet 
above mean sea level (AMSL) in the north corner to 1407 AMSL in the southwestern central 
portion of the parcel.  Parcel 2 is relatively flat, having been sheet-graded. Elevations range from 
1,431feet AMSL in the north to 1,420 feet AMSL in the south. The western boundary descends at 
a gradient of approximately 3:1 (horizontal:vertical) to Jean Nicholas Road (approximate elevation 
1,415 feet AMSL). Boulder stockpiles are present in the north central portion of the parcel.  Parcel 
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3 descends from Elliot Road to the northwest and Ron Roberts Road to the north to a relatively flat 
sheet-graded parcel with elevations ranging from 1,420 feet AMSL in the northwest corner to 
1,378 feet AMSL in the southwest central portion of the site, where a storm drain inlet carries 
water under Winchester Road. Several stockpiles of soil and surface boulders are present on the 
Parcel. 

 
The Project will include hardscape and landscape improvements that would serve to stabilize the 
built environment (including drainage facilities).  Based on this information, the Project would not 
expose people or structures to significant risks, including downslope or downstream flooding or 
landslides, as a result of runoff, post-fire slope instability, or drainage changes.  Any impacts will 
be less than significant. 

 
e) Would the Project expose people or structures either directly or indirectly, to a significant risk of 

loss, injury, or death involving wildland fires? 
 

Less Than Significant Impact 
 
The Project site is not located within a fire hazard zone. 

 
The proposed Project will be reviewed, and conditions of approval will be placed on the proposed 
Project to address any potential impacts to Fire Resources and risks, consistent with the Fire 
Hazards section of the Safety Element of the General Plan, and Ordinance No. 787. 

 
As part of the Project approval(s), standard conditions are assessed on the proposed Project to 
reduce impacts from the proposed Project to fire services.  Prior to final map recordation, prior to 
grading permit issuance, prior to building permit issuance, and prior to building final inspection the 
Project will need to demonstrate compliance with Ordinance No. 787.  Adherence to Ordinance 
No. 787 is typically a standard condition of approval and is not considered unique mitigation 
pursuant to CEQA. 

 
Another standard condition assessed on the proposed Project to reduce impacts from the 
proposed Project to fire services is Ordinance No. 659.  The Residential Project site components 
are located in Area Plan 15 – Greater Elsinore.  DIF for non-residential uses for fire protection will 
be required prior to the issuance of a certificate of occupancy.  The Off-site Project components 
will not create any demand for fire services. 

 
The Project applicant shall comply with the provisions of Ordinance No. 659, which requires 
payment of the appropriate DIF fees set forth in the Ordinance.  Adherence to the Ordinance No. 
659 is typically a standard condition of approval and is not considered unique mitigation pursuant 
to CEQA. 
 
Based on this information, the Project would not, expose people or structures either directly or 
indirectly, to a significant risk of loss, injury, or death involving wildland fires.  Any impacts are 
considered less than significant. 

 
Mitigation: No mitigation measures are required. 
 
Monitoring: No mitigation monitoring is required. 
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MANDATORY FINDINGS OF SIGNIFICANCE. 
45. Does the Project have the potential to substantially 

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

    

 
Source(s): Staff review; and Project Plans (Appendix L). 
 
Findings of Fact: 
 
Less Than Significant Impact with Mitigation Incorporated 
 
Implementation of the proposed Project does not have the potential to substantially degrade the 
quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self- sustaining levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of a rare, or endangered plant or animal, or 
eliminate important examples of the major periods of California history or prehistory. 
 
Please reference the discussion in Section 7 (Biological Resources – Wildlife & Vegetation), Sections 
8 and 9 (Cultural Resources – Historic Resources and Archaeological Resources), and Section 28 
(Paleontological Resources – Paleontological Resources).  In addition to mitigation measures, 
standard conditions will apply to the proposed Project.  Any impacts are considered less than 
significant with mitigation incorporated. 
 
46. Does the project have impacts which are individually 

limited, but cumulatively considerable?  ("Cumula-
tively considerable" means that the incremental 
effects of a project are considerable when viewed in 
connection with the effects of past projects, other 
current projects and probable future projects)? 

    

 
Source(s): Staff review; and Project Plans (Appendix L). 
 
Findings of Fact: 
 
Less Than Significant Impact 
 
As demonstrated in Sections 1 - 44 of this Environmental Assessment, the proposed Project does not 
have impacts which are individually limited, but cumulatively considerable.  In particular regarding air 
quality and greenhouse gas emissions that have established thresholds to consider cumulative impacts 
as well as hydrology and transportation impacts that consider the existing and currently planned 
development of the area and the specific respective drainage and transportation impacts to the overall 
area in a cumulative manner. As illustrated in the EA, the Project will not have any impacts that 
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cannot be reduced to less than significant with the incorporation of mitigation, Project design 
features, and/or conditions of approval. Therefore, any impacts will be less than significant. 

47. Does the project have environmental effects that will
cause substantial adverse effects on human beings,
either directly or indirectly?

Source(s): Staff review; and Project Plans (Appendix L). 

Findings of Fact: 

Less Than Significant Impact 

As demonstrated in Sections 1 - 44 of this Environmental Assessment, the proposed Project does not 
have environmental effects that will cause substantial adverse effects on human beings, either 
directly or indirectly.  Effects on human beings were evaluated as part of this analysis of this Initial 
Study and found to be less than significant with implementation of mitigation measures, standard 
conditions, and/or Project design features.  Therefore, potential direct and indirect impacts on human 
beings that result from the proposed Project are considered less than significant.  Any impacts will be 
less than significant. 
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VI. EARLIER ANALYSES.

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an 
effect has been adequately analyzed in an earlier EIR or negative declaration as per California Code 
of Regulations, Section 15063 (c) (3) (D).  In this case, a brief discussion should identify the following: 

Earlier Analyses Used, if any: N/A 

Location Where Earlier Analyses, if used, are available for review: 

Location: County of Riverside Planning Department 
4080 Lemon Street, 12th Floor 
Riverside, CA  92505 

VII. AUTHORITIES CITED.

N/A 

VIII. SOURCES CITED.

Assembly Bill 52  
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201320140AB52 

California Building Code (CBC)  
http://www.bsc.ca.gov/Home/Current2013Codes.aspx 

CalRecycle, Solid Waste Information System (SWIS) Facility Detail, Lamb Canyon Sanitary Landfill 
(33-AA-007),and Solid Waste Facility Permit 33-AA-00 
https://www2.calrecycle.ca.gov/swfacilities/Directory/33-AA-0007 

City of Murrieta General Plan  
https://www.murrietaca.gov/departments/planning/general.asp 

County’s Climate Action Plan  
http://planning.rctlma.org/ZoningInformation/GeneralPlan/GeneralPlanAmendmentNo960EIRNo521C
APFebruary2015/ClimateActionPlan.aspx 

County Ordinances  
http://www.rivcocob.org/ordinances/ 

Department of Toxic Substances Control's Hazardous Waste and Substances Site List 
http://www.envirostor.dtsc.ca.gov 

Eastern Municipal Water District 2015 Urban Water Management Plan 
https://www.emwd.org/home/showdocument?id=1506 

EIR; CalRecycle, SWIS Facility Detail, El Sobrante Landfill (33-AA-0217) 
https://www2.calrecycle.ca.gov/swfacilities/Directory/33-AA-0217 

El Sobrante Landfill Annual Monitoring Report, Jan 1, 2016 through Dec 31, 2016, by USA Waste of 
CA, Inc., dated December, 2017 (Final) 
http://www.rcwaste.org/Portals/0/Files/ElSobrante/2016/Staff%20Report%20and%202016%20Annual
%20Report.pdf 
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El Sobrante Landfill Fact Sheet, issued by Waste Management of California 
https://www.wmsolutions.com/pdf/factsheet/El_Sobrante_Landfill.pdf, 
 
EMWD 2015 UWMP, EMWD Newsletter – Temecula Valley Regional Water Reclamation Facility, 
October 2016 
https://www.emwd.org/home/showdocument?id=1426 
 
EMWD Capital Improvement Program Progress Report – 2017/18 Q1 & Q2, March 5, 2018, by Joe 
Mouawad, P.E. 
https://www.emwd.org/home/showdocument?id=13335 
 
GEOTRACKER 
http://geotracker.waterboards.ca.gov 
 
Google Maps  
https://maps.google.com 
 
Lamb Canyon Sanitary Landfill, Enforcement Agency Notification Application for Food Waste 
Composting Research Project, December 2015 
www.calrecycle.ca.gov/SWFacilities/Directory/33-AA-0357/Document/300466 
 
Menifee Union School District 
http://www.menifeeusd.org 
 
Metropolitan Water District 2015 Urban Water Management Plan 
http://www.mwdh2o.com/PDF_About_Your_Water/2.4.2_Regional_Urban_Water_Management_Plan.
pdf 
 
mindat.org website 
https://www.mindat.org/loc-3522.html 
 
Murrieta Valley Unified School District  
www.murrieta.k12.ca.us 
 
Perris Union High School District web site   
http://www.puhsd.org 
 
Public Resources Code (PRC) §5020.1(j) 
http://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=PRC&sectionNum=5020.
1 
 
Riverside County General Plan and General Plan EIR  
http://planning.rctlma.org/ZoningInformation/GeneralPlan.aspx  
 
Riverside Transit Agency (RTA)  
www.riversidetransit.com 
 
Senate Bill 18 
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=200320040SB18 
 
Southwest Area Plan (SWAP) 
http://planning.rctlma.org/Portals/0/genplan/general_plan_2016/area_plans/SWAP_121515m.pdf?ver
=2016-04-01-101033-273 
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Temecula Valley Unified School District 
http://www.tvusd.k12.ca.us 

Title 24 building requirements  
http://www.bsc.ca.gov/codes.aspx 

Western Riverside County Multiple Species Habitat Conservation Plan 
http://wrc-rca.org/Permit_Docs/MSHCP-ThePlan-VolumeOne.pdf 
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Assistant TLMA Director 
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planner’s name.  Thank you. 
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DEVELOPMENT ADVISORY COMMITTEE (“DAC”) 
INITIAL CASE TRANSMITTAL 

RIVERSIDE COUNTY PLANNING DEPARTMENT – RIVERSIDE 
PO Box 1409 

Riverside, 92502-1409  
 

 
DATE: May 1, 2018 
 
TO: 
Riv. Co. Transportation Dept. (Palm Desert) 
Riv. Co. Environmental Health Dept. 
Riv. Co. Fire Department (Riv. Office) 
Riv. Co. Building & Safety – Grading 
Riv. Co. Building & Safety – Plan Check 
Riv. Co. Regional Parks & Open Space 
P.D. Environmental Programs Division 
P.D. Geology Section 
Riv. Co. Trans. Dept. – Landscape Section 

P.D. Archaeology Section 
Riv. Co. Waste Resources Management Dept. 
Riv. Co. Airport Land Use Commission 
French Valley Airport, Attn: General Manager 
Board of Supervisors - Supervisor: 3rd District- 
Washington 
Planning Commissioner: 3rd District- Taylor-
Berger 
Temecula Sphere of Influence 

Eastern Municipal Water District (EMWD) 
Southern California Edison Co. (SCE) 
Southern California Gas Co. 
California Council for the Blind 
 

 
SPECIFIC PLAN NO. 106 AMENDMENT NO. 18, GENERAL PLAN AMENDMENT NO. 170001, 
CHANGE OF ZONE NO. 7347, TENTATIVE TRACT MAP NO. 37078, PLOT PLAN NO. 170003 – 
Applicant: MDMG, Inc. – Owner: JBL Investments – Third Supervisorial District – Rancho California 
Zoning Area – Southwest Area Plan – Community Development: Commercial Retail (CD:CR), 
Community Development: Commercial Office (CD:CO), Community Development: Light Industrial 
(CD:LI), Open Space: Conservation (OS:C) – Location: Northwest of Winchester Road/SR-79, north of X, 
easterly of Leon Road, southerly of Whisper Heights Parkway – Zoning: Scenic Highway Commercial (C-
P-S), Commercial Office (C-O), Industrial Park (I-P), Open Area Combining Zone-Residential 
Developments (R-5) – 30.62 gross acres - REQUEST: The Specific Plan Amendment proposes to 
change the land use designation on approximately 30.62 GROSS acres from a mix of Community 
Development: Commercial Retail (CD:CR), Community Development: Commercial Office (CD:CO), 
Community Development: Light Industrial (CD:LI), and Open Space: Conservation (OS:C) to Community 
Development: High Density Residential (CD:HDR) with related changes throughout the Specific Plan 
document to reflect this change in land use designation. The General Plan Amendment proposes to 
change the land use designation from a mix of Community Development: Commercial Retail (CD:CR), 
Community Development: Commercial Office (CD:CO), Community Development: Light Industrial 
(CD:LI), and Open Space: Conservation (OS:C) to Community Development: High Density Residential 
(CD:HDR) as reflected in the Specific Plan Land Use Plan.  The Change of Zone proposes to change 
the zoning classification of the project site from Scenic Highway Commercial (C-P-S), Commercial Office 
(C-O), Industrial Park (I-P), and Open Area Combining Zone-Residential Developments (R-5) to General 



 
 
 
 
 
 
Charissa Leach, P.E.  
Assistant TLMA Director 

 

DATE:    SIGNATURE:    
 
PLEASE PRINT NAME AND TITLE:    
 
TELEPHONE:    
 
If you do not include this transmittal in your response, please include a reference to the case number and project 
planner’s name.  Thank you. 
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Residential (R-3). The Tentative Tract Map proposes a Schedule “A” Subdivision of 30.62 acres into 
3 residential lots and 6 open space lots.  The 3 numbered residential lots would be subdivided into 83 
condominium units.  The Plot Plan proposes a development plan for a total of 163 single-family 
detached condominium units, 326 garage parking spaces, 57 private on-street parking spaces, and 3.84 
acres of recreation areas on the entire 30.62 acre project site. BBID: 596-250-935 
 
DAC staff members and other listed Riverside County Agencies, Departments and Districts staff: 
A Bluebeam invitation has been emailed to appropriate staff members so they can view and markup the 
map(s) and/or exhibit(s) for the above-described project. Please have your markups completed and draft 
conditions in the Public Land Use System (PLUS) on or before the indicated DAC date. If it is determined 
that the attached map(s) and/or exhibit(s) are not acceptable, please have corrections in the system and 
DENY the PLUS routing on or before the above date. This case is scheduled for a DAC internal review 
on May 17, 2018.  Once the route is complete, and the approval screen is approved with or without 
corrections, the project can be scheduled for a public hearing. 
 
Any questions regarding this project, should be directed to David Alvarez, Project Planner at 
(951) 955-5719, or e-mail at daalvarez@rivco.org / MAILSTOP #: 1070  
 
Public Hearing Path: Administrative Action:  DH:  PC:  BOS:  
 
COMMENTS: 
 
 
 
 
 
 
 



NOTICE OF PUBLIC HEARING
and

INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION
A PUBLIC HEARING has been scheduled, pursuant to Riverside County Land Use Ordinance No. 348, before the 
RIVERSIDE COUNTY PLANNING COMMISSION to consider a proposed project in the vicinity of your property, as described 
below:

SPECIFIC PLAN NO. 106 AMENDMENT NO. 17, GENERAL PLAN AMENDMENT NO. 170001, CHANGE OF ZONE NO. 7347, 
TENTATIVE TRACT MAP NO. 37078, and PLOT PLAN NO. 170003 – Intent to Adopt a Mitigated Negative Declaration – 
Applicant: JBL Investments, Inc. – Allen Su – Representative: MDS, LLC – Third Supervisorial District – Rancho California 
Zoning Area – Southwest Area Plan – Community Development: Commercial Retail (CD-CR) – Community Development: 
Commercial Office (CD-CO) – Community Development: Light Industrial (CD-LI) – Open Space: Conservation (OS-C) – 
Location: Northwesterly of Winchester Road/State Route 79, northerly of Jean Nicholas Road, easterly of Leon Road, and 
southerly of Whisper Heights Parkway – Zoning: Scenic Highway Commercial (C-P-S) – Commercial Office (C-O) – Industrial 
Park (I-P) – Open Area Combining Zone-Residential Developments (R-5) – 30.62 Gross Acres – REQUEST: The Specific 
Plan Amendment is a proposal to change the land use designation from a mix of Community Development: Commercial 
Retail (CD-CR), Community Development: Commercial Office (CD-CO), Community Development: Light Industrial (CD-LI), 
and Open Space: Conservation (OS-C) to Community Development: Medium High Density Residential (CD-MHDR) as 
reflected in the proposed Specific Plan Land Use Plan. The General Plan Amendment is a proposal to change the land use 
designation from a mix of Community Development: Commercial Retail (CD-CR), Community Development: Commercial 
Office (CD-CO), Community Development: Light Industrial (CD-LI), and Open Space: Conservation (OS-C) to Community 
Development: Medium High Density Residential (CD-MHDR) as reflected in the proposed Specific Plan Land Use Plan.  The 
Change of Zone is a proposal to change the zoning classification of the project site from Scenic Highway Commercial (C-P-
S), Commercial Office (C-O), Industrial Park (I-P), and Open Area Combining Zone-Residential Developments (R-5) to 
General Residential (R-3). The Tentative Tract Map is a Schedule “A” Subdivision of 30.62 acres into three (3) residential 
lots and three (3) open space lots for active recreation and detention basins.  The three (3) numbered residential lots would 
be subdivided into 154 condominium units.  The Plot Plan is a development plan for a total of 154 single-family detached 
condominium units, 308 garage parking spaces, 133 private on-street parking spaces, and 3.84 acres of recreation areas on 
the entire 30.62-acre project site.  APN: 480-160-023. 

TIME OF HEARING: 9:00 a.m. or as soon as possible thereafter.
DATE OF HEARING: APRIL 21, 2021
PLACE OF HEARING: RIVERSIDE COUNTY ADMINISTRATIVE CENTER

BOARD CHAMBERS, 1ST FLOOR
4080 LEMON STREET, RIVERSIDE, CA 92501  

Pursuant to Executive Order N-25-20, this meeting will be conducted by teleconference and at the place of hearing, as listed 
above. Public access to the meeting location will be allowed but limited to comply with the Executive Order.  Information on 
how to participate in the hearing will be available on the Planning Department website at: https://planning.rctlma.org/.  For 
further information regarding this project please contact Project Planner: Jay Olivas at (951) 955-3025 or email at 
rbrady@rivco.org, or go to the County Planning Department’s Planning Commission agenda web page at 
http://planning.rctlma.org/PublicHearings.aspx. 

The Riverside County Planning Department has determined that the above project will not have a significant effect on the 
environment and has recommended adoption of a mitigated negative declaration. The Planning Commission will consider 
the proposed project and the proposed mitigated negative declaration, at the public hearing.  The case file for the proposed 
project and the proposed mitigated negative declaration is available for review via email by contacting the project planner.  
Please contact the project planner regarding additional viewing methods.  

Any person wishing to comment on the proposed project may submit their comments in writing by mail or email, or by phone 
between the date of this notice and the public hearing; or, you may appear and be heard at the time and place noted above. 
You may participate remotely by registering with the Planning Department.  All comments received prior to the public hearing 
will be submitted to the Planning Commission for consideration, in addition to any oral testimony, before making a decision 
on the proposed project.  All correspondence received before and during the meeting will be distributed to the Planning 
Commission and retained for the official record.

If you challenge this project in court, you may be limited to raising only those issues you or someone else raised at the public 
hearing, described in this notice, or in written correspondence delivered to the Planning Commission at, or prior to, the public 
hearing.  Be advised that, as a result of public hearings and comment, the Planning Commission may amend, in whole or in 
part, the proposed project.  Accordingly, the designations, development standards, design or improvements, or any properties 
or lands, within the boundaries of the proposed project, may be changed in a way other than specifically proposed.

Please send all written correspondence to: RIVERSIDE COUNTY PLANNING DEPARTMENT
Attn: Russell Brady, P.O. Box 1409, Riverside, CA  92502-1409



PROPERTY OWNERS CERTIFICATION FORM 
 
I,                VINNIE NGUYEN                certify that on   June 23, 2020          , 
     
The attached property owners list was prepared by                Riverside County GIS          , 
                                   
APN (s) or case numbers                                TR37078                                                            for 
                             
Company or Individual’s Name               RCIT - GIS                                                 , 
_ 
Distance buffered                                                 600’                                                     _  

Pursuant to application requirements furnished by the Riverside County Planning Department.  

Said list is a complete and true compilation of the owners of the subject property and all other 

property owners within 600 feet of the property involved, or if that area yields less than 25 

different owners, all property owners within a notification area expanded to yield a minimum of 

25 different owners, to a maximum notification area of 2,400 feet from the project boundaries, 

based upon the latest equalized assessment rolls.  If the project is a subdivision with identified 

off-site access/improvements, said list includes a complete and true compilation of the names and 

mailing addresses of the owners of all property that is adjacent to the proposed off-site 

improvement/alignment. 

I further certify that the information filed is true and correct to the best of my knowledge.  I 

understand that incorrect or incomplete information may be grounds for rejection or denial of the 

application.    

TITLE:                                      GIS Analyst                                                                         _                           

ADDRESS: ____________      4080 Lemon Street 9TH Floor_______________________ 

                                    ___Riverside, Ca. 92502_______________________________ 

TELEPHONE NUMBER (8 a.m. – 5 p.m.): _______ (951) 955-8158___________________    



*IMPORTANT* Maps and data are to be used for reference purposes only. Map features are approximate, 
and are not necessarily accurate to surveying or engineering standards. The County of Riverside makes no 
warranty or guarantee as to the content (the source is often third party), accuracy, timeliness, or 
completeness of any of the data provided, and assumes no legal responsibility for the information contained 
on this map. Any use of this product with respect to accuracy and precision shall be the sole responsibility of 
the user.
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480041015
HONG KONG INC
1243 CLAYTON ST
SAN FRANCISCO CA 94114

480180005
MIGUEL ANGEL ORTIZ
31310 KESTREL WAY
WINCHESTER CA 92596

480180013
JOSEPH J. MILLER
35092 SLATER AVE
WINCHESTER CA 92596

480181004
RANDY RAY BROCK
31245 KESTREL WAY
WINCHESTER CA 92596

480194002
TIMOTHY RIDER
31257 TRUMPETER LN
WINCHESTER CA 92596

480460029
KARAPURATH SUDHAKARAN
35274 WAIMEA WAY
WINCHESTER CA 92596

480462003
KYLE GORDON
35176 WAIMEA WAY
WINCHESTER CA 92596

480470007
CECILIA S. PAIGE
35062 HULIHEE ST
WINCHESTER CA 92596

480470015
AL PACHECO
31373 KALAPANA CIR
WINCHESTER CA 92596

480471016
ROMEO LAROCO MAMARADLO
40641 SCHAFER PL
PALM DESERT CA 92211

480160023
JBL INV INC
1930 ALPHA AVE
SOUTH PASADENA CA 91030

480180008
MATTHEW PETERSON
35022 SLATER AVE
WINCHESTER CA 92596

480180016
SAWSAN ADAM
23001 RIO LOBOS RD
DIAMOND BAR CA 91765

480181007
MARIE JOELLE PAUL
35055 SLATER AVE
WINCHESTER CA 92596



480460001
JOSEFINA GARCIA
35218 WAIMEA WAY
WINCHESTER CA 92596

480461002
SHAWN R. TREVINO
35209 WAIMEA WAY
WINCHESTER CA 92596

480470002
KIM A. HAMILTON
35139 WAIMEA WAY
WINCHESTER CA 92596

480470010
JOSEPH A. ZEIDERS
35104 HULIHEE ST
WINCHESTER CA 92596

480471011
JASON E. SWANN
35137 HULIHEE ST
WINCHESTER CA 92596

480471019
CAMILLO W. DICARLO
35078 WAIMEA WAY
WINCHESTER CA 92596

480180002
MICHAEL R. ROUNDS
31268 KESTREL WAY
WINCHESTER CA 92596

480180010
JULIAN M. AHUMADA
35050 SLATER AVE
WINCHESTER CA 92596

480181001
RSG FAMILY TRUST UNDER DECLARATION OF 
31301 KESTREL WAY
WINCHESTER CA 92596

480193001
JASON A. LINTZ
31231 KESTREL WAY
WINCHESTER CA 92596

480460026
DUTCH VILLAGE PROP OWNERS ASSN
28481 RCH CALIF RD NO 101
TEMECULA CA 92590

480461011
VALLEY WIDE RECREATION & PARK DIST
901 W ESPLANADE AVE
SAN JACINTO CA 92581

480470004
JAMIESON ANVICK
35111 WAIMEA WAY
WINCHESTER CA 92596

480470012
PENGS FAMILY REVOC LIVING TRUST
31354 KALAPANA CIR
WINCHESTER CA 92596



480471013
ANDREW T. REAM
35109 HULIHEE ST
WINCHESTER CA 92596

480471021
STEVEN P. DASILVA
35120 WAIMEA WAY
WINCHESTER CA 92596

480530007
OSCAR MAGANA
34901 ELLIOT RD
WINCHESTER CA 92596

480530017
JACKLYN PAYAWAL
34960 OLD VINE CT
WINCHESTER CA 92596

480530025
JUSTIN H. CAMPBELL
34891 OLD VINE CT
WINCHESTER CA 92596

480530035
MARK BERRY
34965 SAGE CANYON CT
WINCHESTER CA 92596

480530058
TONY GUTIERREZ
31280 PINON PINE CIR
WINCHESTER CA 92596

480530066
ACEVEDO JOSE & ANITA LIVING TRUST DTD 
31259 PINON PINE CIR
WINCHESTER CA 92596

480041012
RIVERSIDE COUNTY FLOOD CONT & WATER 
1995 MARKET ST
RIVERSIDE CA 92501

480180003
NATHANIEL K. BUGGS
31282 KESTREL WAY
WINCHESTER CA 92596

480180011
BOBBY STEPHENSON
35064 SLATER AVE
WINCHESTER CA 92596

480181002
MICHAEL T. FOSTER
31273 KESTREL WAY
WINCHESTER CA 92596

480193032
KYLE CRIDLAND
31238 TRUMPETER LN
WINCHESTER CA 92596

480460027
SEAN MICHAEL MOZINGO
35246 WAIMEA WAY
WINCHESTER CA 92596



480462001
TYLER J. SKEELS
35148 WAIMEA WAY
WINCHESTER CA 92596

480470005
MICHAEL MCDONALD
35097 WAIMEA WAY
WINCHESTER CA 92596

480470013
MICHAEL MAGANA
31368 KALAPANA CIR
WINCHESTER CA 92596

480471014
MARK SANTOS
35095 HULIHEE ST
WINCHESTER CA 92596

480471022
MARC M. AZIZUDDIN
7327 DUNFIELD AVE
LOS ANGELES CA 90045

480530008
BENJAMIN E. CLAYTOR
34889 ELLIOT RD
WINCHESTER CA 92596

480530018
LONI NEVIL
34972 OLD VINE CT
WINCHESTER CA 92596

480180001
TRAVIS VINCENT DACUNZA
31254 KESTREL WAY
WINCHESTER CA 92596

480180009
DAVID HARO
2112 E VISTA WY NO 33
VISTA CA 92084

480180026
FV 109 DEV
4100 MACARTHUR BLV NO 200
NEWPORT BEACH CA 92660

480181008
MANUEL HERNANDEZ
10434 FERINA ST
BELLFLOWER CA 90706

480460002
JOHN AND CHANNARY FERNANDEZ TRUST 
35232 WAIMEA WAY
WINCHESTER CA 92596

480461003
LEO BAUTISTA
35167 WAIMEA WAY
WINCHESTER CA 92596

480470003
JOSE ANGLE RODRIGUEZ
35125 WAIMEA WAY
WINCHESTER CA 92596



480470011
FREDERICK GOMEZ
9303 VINTNER CIR
PATTERSON CA 95363

480471012
OWEIN MOISES RAMIREZ
58301 CALIENTE ST
YUCCA VALLEY CA 92284

480471020
CHRIS A. VENTIGAN
35106 WAIMEA WAY
WINCHESTER CA 92596

480530006
ERIK J. KEELING
34913 ELLIOT RD
WINCHESTER CA 92596

480530016
MIGUEL A. GARCIACERVANTES
34948 OLD VINE CT
WINCHESTER CA 92596

480530024
MARIA MIREYA RODRIGUEZ
34903 OLD VINE CT
WINCHESTER CA 92596

480530034
LAURENCE BOSS
34962 SAGE CANYON CT
WINCHESTER CA 92596

480530057
HENRY YOUNG
5839 TOOLEY ST
SAN DIEGO CA 92114

480530065
SHAWN LOTHROP
31271 PINON PINE CIR
WINCHESTER CA 92596

480160022
COUNTY OF RIVERSIDE
P O BOX 1180
RIVERSIDE CA 92502

480180007
JUSTIN LEE ALLINGTON
34478 MADERA DE PLAYA
TEMECULA CA 92592

480180015
JOHN A. GROSS
35120 SLATER AVE
WINCHESTER CA 92596

480181006
JAMES A. BENEVENTI
31266 TRUMPETER LN
WINCHESTER CA 925956

480194019
KACZOR-GRIFFIN REVOCABLE TRUST DATED 
35125 SLATER AVE
WINCHESTER CA 92596



480461001
CLAIRE C. ACEVEDO
35223 WAIMEA WAY
WINCHESTER CA 92596

480470001
TERENCE P. WOODS
35153 WAIMEA WAY
WINCHESTER CA 92596

480470009
FREDERICK STOCKERT
35090 HULIHEE ST
WINCHESTER CA 92596

480470026
JULIAN FLORES
4200 BRUNSWICK AVE
LOS ANGELES CA 90039

480471018
ROBERTO REYNOSO MUNOZ
35039 HULIHEE ST
WINCHESTER CA 92596

480530004
RODRIGO BOLO
34937 ELLIOT RD
WINCHESTER CA 92596

480160021
COUNTY OF RIVERSIDE
3403 10TH ST STE 400
RIVERSIDE CA 92501

480180006
RODRIGO ALVAREZ QUIZAN
31324 KESTREL WAY
WINCHESTER CA 92596

480180014
JOHN P. MARTINEZ
35106 SLATER AVE
WINCHESTER CA 92596

480181005
GERARDO PACHECO
31252 TRUMPETER LN
WINCHESTER CA 92596

480194003
THOMAS GERTMAN G & JACQUELINE V TRUST 
31243 TRUMPETER LN
WINCHESTER CA 92596

480460030
JOYCE A. DAVIS
35288 WAIMEA WAY
WINCHESTER CA 92596

480462004
AZIZ
495 E RINCON ST # 175
CORONA CA 92879

480470008
SEAN JAMIESON VOEGTLE
35076 HULIHEE ST
WINCHESTER CA 92596



480470017
NELSON LAZO
35146 HULIHEE ST
WINCHESTER CA 92596

480471017
TONY R. MURCHISON
35053 HULIHEE ST
WINCHESTER CA 92596

480530003
PAUL G. SANCHEZ
34949 ELLIOT RD
WINCHESTER CA 92596

480041014
MARCUS D. WILSON
31625 MONACO CT
WINCHESTER CA 92596

480180004
VIDYA SHARMA
32075 YOSEMITE ST
WINCHESTER CA 92596

480180012
SIMPSON JENNIFER K
35078  SLATER AVE
WINCHESTER CA 92596

480181003
EU HUN CHUNG
31259 KESTREL WAY
WINCHESTER CA 92596

480194001
JANIS CILDERMAN
31271 TRUMPETER LN
WINCHESTER CA 92596

480460028
AUGUSTO M. CASTILLO
35260 WAIMEA WAY
WINCHESTER CA 92596

480462002
MICHAEL G. MCINTOSH
35162 WAIMEA WAY
WINCHESTER CA 92596

480470006
DANIEL C. AKIN
35083 WAIMEA WAY
WINCHESTER CA 92596

480470014
FERNANDO M. YANGA
31382 KALAPANA CIR
WINCHESTER CA 92596

480471015
LEO A. BACA
35081 HULIHEE ST
WINCHESTER CA 92596

480530001
JOHN M. LOPEZ
34973 ELLIOT RD
WINCHESTER CA 92596



480530011
DAMIEN E. CASTILLO
34888 OLD VINE CT
WINCHESTER CA 92596

480530019
MAURICE SCOTT
34963 OLD VINE CT
WINCHESTER CA 92596

480530029
VERDON A. ANTOINE
34902 SAGE CANYON CT
WINCHESTER CA 92596

480530037
CARLOS RENAUB ROUSE
34941 SAGE CANYON CT
WINCHESTER CA 92596

480530002
DONNEL DESEAN ROBINSON
34961 ELLIOT RD
WINCHESTER CA 92596

480530012
JOSHUA RYAN DANIELSON
34900 OLD VINE CT
WINCHESTER CA 92596

480530020
KENNER R. BLAND
34951 OLD VINE CT
WINCHESTER CA 92596

480530030
PIETRO NILS DISTEFANO STEVENS
34914 SAGE CANYON CT
WINCHESTER CA 92596

480530038
JOSHUA DAVID BANDELIN
34929 SAGE CANYON CT
WINCHESTER CA 92596

480530061
WILLIAM D. ECKMAN
31319 PINON PINE CIR
WINCHESTER CA 92596

480530069
CHARLES D. MOORE
31223 PINON PINE CIR
WINCHESTER CA 92596

480630017
DAVID FRANCO
31511 KOA CT
WINCHESTER CA 92596

480630021
CHARLES R. LAIZURE
31567 KOA CT
WINCHESTER CA 92596

480630029
RIGO & ZIPHORAH TRUST DATED 11/23/2015
31532 MAKA CIR
WINCHESTER CA 92596



480630037
BRYAN THOMAS SASS
34967 LAVA TREE LN
WINCHESTER CA 92596

480631007
CRISTINA E. EVERSOLE
34943 MANU CIR
WINCHESTER CA 92596

480631015
PAOLO R. PARUCCINI
34988 MANU CIR
WINCHESTER CA 92596

480630013
ANN MARIE MCFADDEN
31570 KOA CT
WINCHESTER CA 92596

480630025
KEISHA CLARK
31588 MAKA CIR
WINCHESTER CA 92596

480630033
KELVIN A. MARMOLEJOS
31557 MAKA CIR
WINCHESTER CA 92596

480631003
JASON GRANT BRODOWSKI
34942 LAVA TREE LN
WINCHESTER CA 92596

480631011
VANESSA ROCHA
34932 MANU CIR
WINCHESTER CA 92596

480630014
JASON A. NOVACK
31556 KOA CT
WINCHESTER CA 92596

480630026
SALAH SAOUR
31574 MAKA CIR
WINCHESTER CA 92596

480630034
WALTER BARRIOS
31571 MAKA CIR
WINCHESTER CA 92596

480631004
MICHAEL SCOTT RUGGIERO
34956 LAVA TREE LN
WINCHESTER CA 92596

480631012
GAURAV BEWEJA
28719 JENNY LN
MENIFEE CA 92584

480530060
THOMAS WELSH
31304 PINON PINE CIR
WINCHESTER CA 92596



480530068
CASIE LIVESAY
31235 PINON PINE CIR
WINCHESTER CA 92596

480630016
MISAEL EDGAR BELTRAN
31528 KOA CT
WINCHESTER CA 92596

480630020
GEORGE CORTEZ
31553 KOA CT
WINCHESTER CA 92596

480630028
JANELLE LAMPKIN
31546 MAKA CIR
WINCHESTER CA 92596

480630036
SHAWN A. FOSTER
31599 MAKA CIR
WINCHESTER CA 92596

480631006
DON KARLO LACSON
34957 MANU CIR
WINCHESTER CA 92596

480631014
BRITTNEY BOYD
16425 HARBOR  BLVD # 185
FOUNTAIN VALLEY CA 92708

480530013
VICTOR VILLALUNA
34912 OLD VINE CT
WINCHESTER CA 92596

480530021
JORGE C. SALAS
34939 OLD VINE CT
WINCHESTER CA 92596

480530031
SHELL ALLEN SCOTT
34926 SAGE CANYON CT
WINCHESTER CA 92596

480530039
JEFFREY S. ROWELL
34905 SAGE CANYON CT
WINCHESTER CA 92596

480530062
ADRIAN REYES
31307 PINON PINE CIR
WINCHESTER CA 92596

480620013
MERITAGE HOMES OF CALIF INC
8800 E RAINTREE STE 300
SCOTTSDALE AZ 85260

480630018
MICHAEL LAWRENCE GARCIA
31525 KOA CT
WINCHESTER CA 92596



480630022
MANUEL GARCIA
34911 LAVA TREE LN
WINCHESTER CA 92596

480630030
KRISTEN POLLARD
31518 MAKA CIR
WINCHESTER CA 92596

480630038
KENDALL DERONE WILLIAMS
34981 LAVA TREE LN
WINCHESTER CA 92596

480631008
GREGORY G. GREER
34929 MANU CIR
WINCHESTER CA 92596

480631016
MERITAGE HOMES OF CALIFORNIA
8800 E RAINTREE DR STE 300
SCOTTSDALE AZ 85260

480530028
SAUL ESQUEDA
34890 SAGE CANYON CT
WINCHESTER CA 92596

480530036
VIVIENNE ELAINE CORTES
33175 TEMECULA PKWY NO A
TEMECULA CA 92592

480530059
RONALD K. NOTTAGE
31292 PINON PINE CIR
WINCHESTER CA 92596

480530067
NICK A. SMITH
31247 PINON PINE CIR
WINCHESTER CA 92596

480630015
OLUKAYODE OLUFEMI OLUKANMI
31542 KOA CT
WINCHESTER CA 92596

480630027
CARLOS J. ARDILA
31560 MAKA CIR
WINCHESTER CA 92596

480630035
KATHY FRANCES CRONKHITE
31585 MAKA CIR
WINCHESTER CA 92596

480631005
GILBERT RAMOS
34970 LAVA TREE LN
WINCHESTER CA 92596

480631013
RYAN TRACY
34960 MANU CIR
WINCHESTER CA 92596



480530014
DANIEL COLLIER
34924 OLD VINE CT
WINCHESTER CA 92596

480530022
RICHARD FORGERSON
34927 OLD VINE CT
WINCHESTER CA 92596

480530032
GARLAND E. DEMAZELIERE
34938 SAGE CANYON CT
WINCHESTER CA 92596

480530040
KEVIN D. SMALLEN
34893 SAGE CANYON CT
WINCHESTER CA 92596

480530063
ALI HASSANZADEH
31295 PINON PINE CIR
WINCHESTER CA 92596

480623047
BELLASOL COMMUNITY ASSN INC
38770 SKY CANYON DR STE B
MURRIETA CA 92563

480630019
AIMEE GRACE F CAPISTRANO
31539 KOA CT
WINCHESTER CA 92596

480630023
JOSE L LAUREANO RAMOS
34925 LAVA TREE LN
WINCHESTER CA 92596

480630031
ANDREW MARES
31529 MAKA CIR
WINCHESTER CA 92596

480631001
OSVALDO CAMPOS
34914 LAVA TREE LN
WINCHESTER CA 92596

480631009
AARON JAMES SHEEHEY
34915 MANU CIR
WINCHESTER CA 92596

480530005
JOSEPH GLENN
34925 ELLIOT RD
WINCHESTER CA 92596

480530015
JOHN R. JUSTINIANO
34936 OLD VINE CT
WINCHESTER CA 92596

480530023
PEEJAY R. PANGANIBAN
34915 OLD VINE CT
WINCHESTER CA 92596



480530033
ANTONIO ACOSTA
34950 SAGE CANYON CT
WINCHESTER CA 92596

480530056
MANO MENDOZA
31244 PINON PINE CIR
WINCHESTER CA 92596

480530064
CHICO WEBSTER
31283 PINON PINE CIR
WINCHESTER CA 92596

480630012
MARTHE M. DUNN
31584 KOA CT
WINCHESTER CA 92596

480630024
JULIUS C. WISEMANN
31602 MAKA CIR
WINCHESTER CA 92596

480630032
CHRISTOPHER WAYNE KENLY
31543 MAKA CIR
WINCHESTER CA 92596

480631002
KENNETH BLUE
34928 LAVA TREE LN
WINCHESTER CA 92596

480631010
JOSE ROMMEL RAYOS
PSC 561 BOX 7055
FPO AP 96310

480623036
BAILEY KREGEL
31546 ALICANTE LOOP
WINCHESTER CA 92596



Valley-Wide Recreation and Parks District 
P.O. Box 907
San Jacinto, CA 92581

City of Murrieta
Attn: Planning Director
One Town Square
24601 Jefferson Avenue
Murrieta, CA 92562

City of Temecula
Attn: Director of Community Development
41000 Main Street
Temecula, CA 92590

Eastern Municipal Water District
P.O. Box 8300
Perris, CA 92572-8300

Southern California Gas Company
P.O. Box 1626
Monterey Park, CA 91754

Southern California Edison
2244 Walnut Grove Ave, Room 312
P.O Box 600
Rosemead, CA 91770



Applicant:
JBL Investments, Inc – Allen Su
1930 Alpha Avenue
South Pasadena, CA 91030

Representative:
MDS, LLC – Larry Markham
28693 Old Town Front Street
Temecula, CA 92590

Applicant:
JBL Investments, Inc – Allen Su
1930 Alpha Avenue
South Pasadena, CA 91030

Representative:
MDS, LLC – Larry Markham
28693 Old Town Front Street
Temecula, CA 92590

Applicant:
JBL Investments, Inc – Allen Su
1930 Alpha Avenue
South Pasadena, CA 91030

Representative:
MDS, LLC – Larry Markham
28693 Old Town Front Street
Temecula, CA 92590



Kirkland West 
Habitat Defense Council 
PO Box 7821  
Laguna Niguel, CA, 92607-7821 
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