PLANNING COMMISSION AGENDA
WEDNESDAY, AUGUST 10, 2022 @ 7:00 P.M.
CITY COUNCIL CHAMBERS
8930 LIMONITE AVENUE
JURUPA VALLEY, CA 92509
A.

As a courtesy to those in attendance, we ask that cell phones be turned off

or set to their silent mode and that you keep talking to a minimum so that all
persons can hear the comments of the public and Planning Commission.
B.

A member of the public who wishes to speak under Public Comments

must fill out a “Speaker Card” and submit it to the Planning Secretary BEFORE
the Chair calls for Public Comments on an agenda item. Each agenda item will
be open for public comments before taking action. Public comments on
subjects that are not on the agenda can be made during the “Public
Appearance/Comments” portion of the agenda.
C.

Members of the public who wish to comment on the CONSENT

CALENDAR may do so during the Public Comment portion of the Agenda prior
to the adoption of the Consent Calendar.
D.

As a courtesy to others and to assure that each person wishing to be heard

has an opportunity to speak, please limit your comments to 3 minutes.
E. To live stream this meeting, please click on the following link:
https://www.jurupavalley.org/422/Meeting-Videos

I. CALL TO ORDER AND ROLL CALL

I. CALL TO ORDER AND ROLL CALL
CHAIR

COMMISSIONERS

HAKAN JACKSON

PENNY NEWMAN
ARLEEN PRUITT

CHAIR PRO TEM

LAURA SHULTZ

ARMANDO CARMONA

II. PLEDGE OF ALLEGIANCE
III. PUBLIC APPEARANCE/COMMENTS (30 MINUTES)
IV. CONSENT CALENDAR
Agenda Items 1, and 2 are Consent Calendar Items. All may be approved by adoption
of the Consent Calendar, by one (1) motion. There will be no separate discussion of
these items unless Member(s) of the Planning Commission request that specific items
be removed from the Consent Calendar for separate discussion and action.

ITEM NO. 1
Approval of Agenda

ITEM NO. 2
Approval of the Minutes
l

July 27, 2022 Regular Meeting

Documents:
ITEM NO. 2.PDF

ITEM NO. 3
Summary of City Council Actions and Development Update
Documents:
ITEM NO. 3.PDF

ITEM NO. 4
Consideration of any items removed from Consent Calendar

V. PUBLIC HEARING
ITEM NO. 5
PROJECT: Zoning Code Amendment No. 22007 amending various sections of
Title 9 ("Planning and Zoning") of the Jurupa Valley Municipal Code to add
Development Standards for Automobile Fueling Stations (Continued from July
27, 2022).
RECOMMENDATION: The Planning Commission adopt Resolution No. 2022-

PROJECT: Zoning Code Amendment No. 22007 amending various sections of
Title 9 ("Planning and Zoning") of the Jurupa Valley Municipal Code to add
Development Standards for Automobile Fueling Stations (Continued from July
27, 2022).
RECOMMENDATION: The Planning Commission adopt Resolution No. 202208-10-02 recommending that the City Council approve Zoning Code
Amendment No. 22007 to amend the Jurupa Valley Zoning Code, creating
development standards for automobile fueling stations.
Documents:
ITEM NO. 5.PDF

ITEM NO. 6
PROJECT: Master Application No. 21180: Conditional Use Permit No. 21006 to
allow the construction of a new disposal service operations use with
approximately 37,025 square feet of industrial and office use buildings, new
outdoor vehicle and bin storage, and parking lot with fueling facility on 9.82
acres of land in the M-H (Manufacturing-Heavy) zone.
LOCATION: South side of Agua Mansa Road between Wilson Street and Rail
Spur Crossing, APN: 175-180-012 and 175-180-016.
APPLICANT: Burrtec Waste Industries, Inc.
RECOMMENDATION: By, motion, adopt Planning Commission Resolution
No. 2022-08-10-01 (1) adopting Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program; and (2) approving Conditional Use Permit
No. 21006.
Documents:
ITEM NO. 6.PDF

VI. COMMISSION BUSINESS
None.

VII. PUBLIC APPEARANCE/COMMENTS (30 MINUTES)
VIII. PLANNING COMMISSIONER'S REPORTS AND COMMENTS
IX. COMMUNITY DEVELOPMENT DEPARTMENT REPORT
X. ADJOURMENT
Adjournment to the Regular Planning Commission meeting on Wednesday,
August 24, 2022.

ITEM NO. 2

PLANNING COMMISSION
MINUTES
JULY 27, 2022
CALL TO ORDER

Chair Hakan Jackson called the Regular Planning Commission
meeting to order at 7:00 P.M.

ROLL CALL

ROLL CALL Members Present:
• Hakan Jackson, Chair
• Penny Newman, Commission Member
• Arleen Pruitt, Commission Member
• Laura Shultz, Commission Member
Chair Pro Tem Armando Carmona arrived at 7:03 P.M.

PLEDGE OF
ALLEGIANCE

Commissioner Shultz led the Pledge of Allegiance.

PUBLIC COMMENTS/
APPEARANCE

No comments were received.

CONSENT CALENDAR

Agenda Items 1, 2, and 3 were unanimously approved by the motion
of Commissioner Shultz and seconded by Commissioner Newman.
The motion carried (4-0).
Ayes: Hakan, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: Carmona

PUBLIC HEARING
ITEM NO. 5

ZONING CODE AMENDMENT NO. 22007 AMENDING
VARIOUS SECTIONS OF TITLE 9 (“PLANNING AND
ZONING”) OF THE JURUPA VALLEY MUNICIPAL CODE
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TO
ADD
DEVELOPMENT
STANDARDS
AUTOMOBILE FUELING STATIONS

FOR

Community Development Director Joe Perez provided a staff report
and requested that the Commission receive staff report, received
public testimony and continue the Public Hearing to the August 10,
2022 Planning Commission meeting.
Principal Planner Thomas Gorham provided a Power Point
presentation for this item. The City Council initiated a zoning code
amendment to establish appropriate development standards and
processing requirements for automobile fueling stations and adopted
an Urgency Ordinance No. 2021-18.
There are 30 active automobile fueling stations in the City with an
additional five approved and three pending approvals. In addition,
Community Development has received multiple inquires in recent
months regarding potential new automobile fueling stations
throughout the City. Based on these inquires, six additional
locations were identified where there is a high probability for new
automobile fueling station requests. The distribution of the City’s
service stations is concentrated along State route 60 and Mission
Boulevard in the north and along Limonite Avenue in the south.
Staff is requesting input from the Planning Commission and will
finalize a draft Ordinance for consideration by the Planning
Commission at its next meeting.
PUBLIC HEARING OPENED
No comments were received.
COMMISSIONER DISCUSSION
Chair Pro Tem Carmona wanted to clarify that an Arco gas station
off of Van Buren Boulevard is missing from the Automobile
Location Map.
Commissioner Pruitt requested clarification on the Section
9.240.560 H Discontinuation of an Automobile Fueling Station Use
or Structure.
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Principal Planner Gorham informed the Commission that it prohibits
re-establishment of an Automobile Fueling Station if closed for a
consecutive 12-month period.
Commissioner Pruitt requested that future applications presented to
the Planning Commission include an updated Automobile Location
Map.
Chair Pro Tem Carmona inquired if the Ordinance will include
information on equestrian trails.
Principal Planner Gorham informed the Commission that the
equestrian trails within the Equestrian Overlay would be included in
the design of any future proposed Automobile Fueling Stations.
Commissioner Newman commended staff for their forward
thinking. Ms. Newman requested that new Automobile Fueling
Stations be required to install EV stations and allow space for
recreational vehicles.
Chair Pro Tem Carmona recommended a maximum of three, rather
than four Automobile Gas Stations be allowed within a mile radius
of another station.
Commissioner Newman moved and Commissioner Shultz made a
second to continue the Public Hearing to the August 10, 2022
Planning Commission meeting and requested the following
recommendations be added to the proposed Ordinance:
•
•
•

New Automobile Gas Stations include EV charging stations
Space for recreational vehicles to fuel
Allow a maximum of three Automobile Gas Stations within
a mile radius of another station

The motion carried (5-0).
Ayes: Jackson, Carmona, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: None.
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PUBLIC COMMENTS/
APPEARANCE

No comments received.

PLANNING
Commissioner Newman informed staff about traffic caused by the
COMMISSIONERS’/
train stopped at the rail road on the detour intersection during the
REPORTS/COMMENTS grade separation at Jurupa Rd.
Commissioner Shultz also brought up the traffic caused by the train
and is concerned that the train stopping at the intersection of Jurupa
Road and Van Buren Boulevard will not allow emergency vehicles
to pass.
Community Development Director Perez informed the Commission
that he would notify the Public Works Department to address the
issue.
Commissioner Pruitt informed the Commission that she is
committed to bring affordable housing opportunities to the City.
Chair Pro Tem Carmona echoed Commissioner Pruitt’s efforts to
bring more Affordable Housing options to the City. Chair Pro Tem
Carmona also raised concerns regarding the grade separation project
on Van Buren Boulevard and not having an equestrian trail to
connect to the river.
COMMUNITY
DEVELOPMENT

Community Development Director Perez summarized the actions
taken at the June 21, 2022 City Council meeting.

ADJOURNMENT

There being no further business before the Planning Commission,
Chair Jackson adjourned the meeting at 8:22 P.M.
Respectfully submitted,
_______________________________________
Joe Perez, Community Development Director
Secretary of the Planning Commission
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ITEM NO. 3

STAFF REPORT
DATE:

August 10, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

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

Public Hearing to Consider an Inclusionary Housing and In-Lieu Fee
Requirement
The City Council adopted an Ordinance adding Chapter 9.267 to Title 9 of the
Jurupa Valley Municipal Code to establish an Inclusionary Housing Requirement
of 7% and affordable housing In Lieu Fee of $2.50 per square ft ; a Resolution
adopting the Inclusionary Housing and In-Lieu Fee Study and Recommendation
establishing Inclusionary Housing Fees; and a Resolution establishing a fee
schedule pursuant to Chapter 9.267 (Inclusionary Housing) of the City of Jurupa
Valley Municipal Code.
The Inclusionary Housing Ordinance is a policy that requires applications for
development of new, market rate, non-income restricted housing to designate a
percentage of units for affordable households, who earn less than 120 percent of
the County area median income (AMI), adjusted for household size and tenure
(ownership or rental). This Inclusionary Housing Ordinance will help promote the
development of affordable housing in the City. Jurupa Valley will be the first City in
Riverside County to adopt an Inclusioanry Housing Ordinance.

•

Public Hearing regarding Master Application No. 21347- Vernola Marketplace
Apartment Community Phase B
The City Council held a public hearing and approved Master Application No.
21347:Vernola Marketplace Apartment Community Phase B. The Master
Application included a General Plan Amendment No. 21013; Change of Zone No.
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21015, Amendment No. 4 to specific plan No. 266; Setback Adjustment and Site
Development Permit.
The project, Vernola Marketplace Apartment Community (VMAC) Phase B
consists of a 208-unit market rate apartment community of 18 three-story buildings,
with a mixture of one-, two-, and three-bedroom units on 8.34 acres of vacant land
See Exhibit 1 “Project Site” for the location of the project. The multi-family
development will also include the following site improvements: community
amenities, parking areas, street improvements, and landscaping.
Exhibit 1: Project Site

The site plan for the project (Exhibit 2 below) includes 208 apartment units in 18
three-story apartment buildings, with a mixture of one-, two-, and three-bedroom
units. The proposed density would be 25 dwelling units per acre (25 du/ac). There
is a 4,544square foot clubhouse/fitness/leasing building and a fitness/cabana
area to accompany a pool and spa. Additional site amenities include a dog park,
picnic area, play structure and walking paths.
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Exhibit 2: Conceptual Site Plan

Prepared by:

Reviewed by:

_________________________
Joe Perez
Community Development Director

//s// Maricela Marroquin
_____________________
Maricela Marroquin
Deputy City Attorney
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ITEM NO 5

STAFF REPORT
DATE:

August 10, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

THOMAS GORHAM, PRINCIPAL PLANNER

SUBJECT:

ZONING CODE AMENDMENT NO. 22007 (ZCA22007) AMENDING
VARIOUS SECTIONS OF TITLE 9 (“PLANNING AND ZONING”) OF
THE JURUPA VALLEY MUNICIPAL CODE TO ADD DEVELOPMENT
STANDARDS FOR AUTOMOBILE FUELING STATIONS (CONTINUED
FROM JULY 27, 2022)

RECOMMENDATION
That the Planning Commission adopt Resolution No. 2022-08-10-02 recommending that
the City Council approve Zoning Code Amendment No. 22007(ZCA22007) to amend the
Jurupa Valley Zoning Code, creating development standards for automobile fueling
stations.
BACKGROUND
On August 5, 2021, the City Council initiated a zoning code amendment to establish
appropriate development standards and processing requirements for automobile
fueling stations and adopted Urgency Ordinance No. 2021-18, imposing a
moratorium on approval of building permits or other entitlements for automobile
fueling stations for a period of 45 days to September 19, 2021. On September 2,
2021, the City Council extended the moratorium to August 3, 2022. On August 3,
2022, the City Council adopted an Urgency Ordinance extending the moratorium for
one additional year to August 4, 2023.
There are 31 active automobile fueling stations in the City with an additional five
approved and three pending approvals. Of the City’s 31 existing service stations, 28
are combined with a convenience store. In addition, Community Development
Department has received multiple inquiries in recent months regarding potential new
automobile fueling stations throughout the City. Based on these inquiries, six
additional locations were identified where there is a high probability for new
automobile fueling station requests. The distribution of the City’s service stations is
concentrated along State Route (SR) 60 and Mission Boulevard in the north and
along Limonite Avenue in the south.
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Summary of issues and concerns: Below is a summary of the issues and concerns
related to automobile service stations in the City:
•

Proliferation of automobile fueling station uses

•

Impacts on adjacent residential and other sensitive uses (e.g., schools, parks,
etc.)

•

Inconsistency with community character and future development pattern of
City

•

Limit or prevent more preferable/desirable uses at key locations

•

Lost opportunity for neighborhood scale commercial development

•

Potential to become brownfield sites due to contaminated soils

•

Environmental Justice
overconcentration

•

Negative impacts: noise; air quality; litter; crime; trash; traffic; lighting

•

Ancillary use impacts: car wash; convenience store/alcohol sales; repair
service; fast food establishments

•

Limited and inconsistent discretionary action required for approval – allowed
“by-right”, site development permit, or conditional use permit depending on the
zone.

•

No development or performance standards in zoning code.

concerns

due

to

unequal

distribution

and

Objectives: The following objectives have been identified in order to address the
issues and concerns outlined above and to form the basis for proposed ordinance:
•

Limit location of new service stations by zone (remove use from some zones)

•

Limit concentration of services stations with separation, adjacency, and distance
requirements

•

Prohibit or limit use adjacent to residential and other sensitive uses

•

Limit by minimum lot size and frontage standards

•

Prohibit or limit use as part of shopping center development

•

Develop physical development standards (setbacks, buffering, screening,
landscaping, walls, trash enclosures and receptacles, signage, driveway number
and location, ingress/egress locations, parking, queuing, loading, etc.)

•

Develop Design Standards (streetscape, building architecture, pedestrian access)

•

Develop operation and performance standards (e.g., hours of operation, noise,
lighting, restrooms, air and water services, propane tank sales, outdoor display,
etc.)
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•

Develop use regulations and standards for typical ancillary uses (e.g., car wash,
repair services, convenience store, fast food establishments, etc.)

•

Require a Conditional Use Permit (CUP) for all zones permitting the use

•

Develop specific CUP findings to address potential impacts and potential
compatibility issues

•

Create new definitions

Planning Commission Review:
On March 23, 2022, a Planning Commission Study Session was held to consider
proposed development standards and processing requirements for gasoline service
stations. The Planning Commission reviewed the proposed development, operational,
locational, and processing standards for gasoline service station uses. The Commission
supported the proposed conceptual standards and provided feedback.
At the July 27, 2022 Planning Commission meeting, a comprehensive overview of a draft
gasoline service station ordinance was presented to the Planning Commission. The
recommended ordinance would add a new Section 9.240.560 – “Automobile Fueling
Stations” to Zoning Code Chapter 9.240 – General Provisions, as well as make various
amendments to other zoning code sections to be consistent with proposed new Section
9.240.560 - Automobile Fueling Stations.
At the meeting, the
recommendations:

Commission

provided

the

following

comments

and

•

Supported the requirement for a conditional use permit for new automobile
fueling stations in all instances.

•

Limit the number of automobile fueling stations to three (3) within a onemile radius instead of four (4).

•

Supported additional conditional use permit finding of convenience and
necessity for any new automobile fueling station that would increase the
total number of fueling stations to over three (3) within a one-mile radius.

•

Require at least one fueling pump station to accommodate larger
vehicles including recreational vehicles.

•

Require the installation of electric charging stations at automobile fueling
stations.

•

Require any new proposed automobile fueling stations at automobile
fueling station sites that been abandoned to be in full compliance with
the new Section 9.240.560. – “Automobile Fueling Stations.”

The proposed Ordinance includes provisions to address the PC`s comments and
direction as stated above.
ANALYSIS
Based on the objectives and the Planning Commission direction, a recommended
Automobile Fueling Station Ordinance (see Attachment 1) has been prepared which
would add Section 9.240.560. – “Automobile Fueling Stations” to Zoning Code
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Chapter 9.240. – General Provisions with related code amendments. The proposed
section would provide for the following: permit process, definitions, location and
separation requirements, and development and operational standards. The proposed
Section is summarized below:
Section 9.240.560 A Definitions
Five definitions for Automobile Fueling Stations, Car Wash, Convenience Store, Fast
Food Establishment, and Vehicle Service Shops are included in the Ordinance that define
an automobile fueling station use as well as the various ancillary uses and services that
may be associated with use. The Automobile Fueling Station definition is also added to
Chapter 9.10 – “Definitions” of the Zoning Code and is added to the various zoning district
chapters where the use is allowed for internal consistency. The five new definitions
included in the draft Ordinance are recommended to read as follows:
1. Automobile Fueling Station: A retail business engaged primarily in selling gasoline
or other motor vehicle fuels, which may also provide services which are ancillary
to fuel services. These ancillary services may include vehicle service shops, car
wash facilities, convenience stores, and fast food establishments.
2. Car Wash: An ancillary use to an automobile fueling station for permanent, selfservice and/or attended car washing establishments, including fully mechanized
facilities. May include detailing services.
3. Convenience Store: An ancillary use to an automobile fueling station for any retail
sales of food, beverages and small convenience items primarily for off-premises
consumption.
4. Fast Food Establishment: An ancillary use to an automobile fueling station for a
retail food service establishment in which all, or a portion of, the food service is
provided through a drive-through window or counter inside the fast-food
establishment as opposed to a sit-down table service restaurant.
5. Vehicle Service Shops: – Any accessory use to an automobile fueling station for
service and repair of vehicles conducted wholly within a building.
Section 9.240.560 B Purpose and Intent
This section outlines the purpose and intent of the Ordinance which is to present
locational criteria, development standards, and operational standards to be used by the
City to regulate automobile fueling stations and ancillary uses under Conditional Use
Permit procedures.
Section 9.240.560 C Permit Requirement
The purpose of this Section is to require a conditional use permit for a new automobile
fueling station, or the reconfiguration or enlargement of an established automobile fueling
station In addition, this section provides the following specific findings that the Planning
Commission must make in order to approve an automobile fueling station use:
1. The overall development of the project site shall be designed for the protection of
the public health, safety and general welfare; to conform to the logical development
of the land and to be compatible with the present and future logical development
of the surrounding property.
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2. The proposed use will not substantially increase vehicular traffic on any public
rights- of-way in the immediate vicinity, especially those serving residential uses.
3. The proposed use will not create increased traffic hazards to pedestrians, cyclists,
or equestrian users.
4. The proposed use will not adversely affect adjoining land uses, or the growth and
development of the area in which it is proposed to be located.
Section 9.240.560 D. Location and Separation Requirements
In order to limit the overconcentration of automobile fueling stations, this section requires
the following:
•

Automobile fueling stations to be separated from other automobile fueling stations
by a minimum of one-thousand, (1,000) feet, with an allowance for a maximum of
two (2) automobile fueling stations permitted at any single intersection. This
requirement will limit clusters of automobile fueling stations and allow for more
preferable/desirable uses at key locations.

•

New automobile fueling station are prohibited if there are three (3) or more existing
automobile fueling stations located within a one (1) mile radius of the proposed
automobile fueling station site, unless the Planning Commission can make a
finding that the proposed automobile fueling station is necessary for the public
convenience and will not be detrimental to the public health, safety, and general
welfare as outlined in the findings section above. This requirement addresses the
concerns of overconcentration.

•

Requires automobile fueling stations located in shopping centers to be located at
the periphery in order to minimize internal traffic and pedestrian conflicts.

Section 9.240.560 E. Development Standards
Automobile fueling stations and any ancillary car wash, convenience store, fast food
establishment, or vehicle repair shop must meet all the development standards
summarized in the table below and be consistent with the purpose and intent under
section 9.240.560 B.
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RECOMMENDED DEVELOPMENT STANDARDS
Title

Standard

Intent

Minimum Site Area

40,000 square feet for new automobile
fueling stations.

Large lot size will limit
potential locations and
provide for more efficient
site layout to minimize
potential
negative
impacts.

Minimum Frontage

175 feet on each street.

Large lot frontage will limit
potential locations and
provide for more efficient
site layout to minimize
potential
negative
impacts. Deviations to
this requirement can be
considered by the City as
part of the CUP review
process.

Maximum
Coverage

Lot

40% percent of the total lot size. No more
than 20% percent of the total lot area shall
be covered by a canopy

This will limit large-scale
automobile
fueling
stations as well as
multiple ancillary uses
such as car washes,
convenience stores, fast
food, vehicle repair shop.

Minimum
Setbacks

Street

The minimum street setback shall be 25
feet; However, to encourage a more
pedestrian streetscape, a primary building
with direct access from the street may be
located a minimum of 15 feet from the
right-of-way.

The setbacks will allow for
increased
landscaping
along the street frontage.

All structures shall be set back a minimum of
50 feet from the side and rear property lines
where adjoining parcels are used, zoned, or
designated by the General Plan for
residential uses, schools, parks, or places of
religious worship.

This setback requirement
is consistent with setback
requirements for multifamily residential uses
next
to
commercial
properties and along with
additional
landscaping
requirements will help to
mitigate potential impacts
to these sensitive uses.

Minimum Side and
Rear
Setbacks
Adjacent to Sensitive
Uses
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RECOMMENDED DEVELOPMENT STANDARDS
Title

Standard

Intent

Minimum Side and
Rear Setbacks
Adjacent to
Nonresidential
Districts

The minimum interior or rear setback shall Will provide adequate
be 15 feet.
space
for
increased
perimeter landscaping.

Vehicular Access

No more than two driveways or means of
access shall be provided to any one street
or highway. No more than 35% percent of
the street frontage shall be devoted to curb
cuts.

Limits potential traffic
conflicts and allows for
more street frontage
landscaping.

Location of Driveways

Driveways shall not be located closer than
25 feet to the end of a curb corner or closer
than 25 feet to a common property line
when adjacent to a residential zoning
district.

Limits potential traffic
conflicts at corners and
provides separation
buffer from residential
uses.

Driveway Design

Driveways shall be designed and located
to ensure a safe and efficient movement of
traffic on and off the site, to and from the
lane of traffic nearest the curb. All
driveways
shall
be
located
and
constructed according to the standards of
the City. Driveways for automotive fueling
stations which are developed as part of or
in conjunction with adjacent uses shall be
located as part of the total circulation
facilities of such adjacent uses. Decorative
paving shall be provided at all driveway
entrances.

Ensures driveways are
designed
to
City
standards to provide
efficient movement of
vehicular traffic to and
from the site.
Also,
provides
for
paving
enhancement
requirements.

Internal Circulation

The internal circulation system shall allow
for vehicle stacking without blocking
ingress and egress on and off the site. The
pump island shall be situated to provide
stacking space for a minimum of 2 vehicles
behind the vehicle parked at the pump
closest to the any entrance and/or exit
driveway.

Ensures that vehicles do
not block ingress and
egress
or
internal
circulation through the
site. Deviations can be
granted as warranted.

Points
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RECOMMENDED DEVELOPMENT STANDARDS
Title

Standard

Intent

Pedestrian Access to
Convenience
Store/Fast
Food
Establishment

A minimum of 1 continuous 4-foot-wide
internal pedestrian decorative paved
walkway shall be provided from the
perimeter public sidewalk of each abutting
street to the nearest entrance to the
convenience market and/or fast-food
establishment.

Provides
pedestrian
connectivity from the
adjacent sidewall.

Parking

•

Stand-alone
automobile
fueling
stations (no ancillary uses): 4 spaces

•

Automobile fueling station with a
Convenience Store: Five (5) spaces
per 1,000 square feet of gross floor
area of the convenience store. Up to
fifty (50%) percent of the pump islands
may be counted as parking spaces at a
minimum ratio of one space for each
pump island.

•

Automobile fueling station with a FastFood Establishment and/or Car Wash:
The parking requirements for all uses
on the site shall be determined by a
parking demand study prepared by an
independent traffic engineer licensed
by the State of California

•

Provides for requirements for loading

Building and Canopy
Design

•

Building and/or canopy, and any
ancillary use building shall be designed
for architectural compatibility and in
compliance with any applicable design
guidelines. Scale, massing, and
detailing should be complementary to
the surrounding uses, building form,
and relationship to streetscapes.

Building and Canopy
Design

•

Building elevations shall incorporate
architectural features that are visually
interesting with pronounced massing.
Blank walls are prohibited.

Specific parking
requirements to address
the various
configurations of
automobile fueling
stations with and without
ancillary uses.

Provides specific building
design
standards
to
ensure quality, integrated,
visually interesting and
compatible
building
design.
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RECOMMENDED DEVELOPMENT STANDARDS
Title

Standard

Building and Canopy
Design (cont.)

•

Architectural detailing and materials
shall be of a high and durable quality.

•

Maximum height of 25 feet for building
and 16 feet for canopy.

Pump Islands

Intent

Requires pump islands to setback 60 feet
for a pump island from sensitive use and
25 feet for all other uses.

Protects separation of
pump
islands
from
sensitive uses to reduce
potential impacts.

At least one pump station shall be
accessible to oversized vehicles, including
recreational vehicles (PER PLANNING
COMMISSION DIRECTION)
Ancillary Devices

Device providing air service, water service,
recharging for electric vehicles, and similar
services shall be not be located in any
required building setback area.

Reduces potential visual,
noise and impacts from
ancillary devises from
adjacent uses and the
public right-of –way.

Cashier Location &
Visibility
of
the
Fueling Area

Requires cashier location to have direct full
visual access to the pump islands and the
vehicles parked adjacent to the islands.

This is a safety and
security measure.

Signs

•

Freestanding signs
maximum height

20

feet

•

Monument signs 8 feet maximum
height

•

One freestanding or monument
sign per street frontage

•

Sign
bases
shall
have
architecturally integrated bases.
No exposed single- or twin-pole
mounts

•

Freeway oriented signs permitted
as allowed in the sign section of the
zoning code with 45-foot maximum
height

Specific
standards
unique to automobile
fueling stations to ensure
quality sign design and
minimize signage while
providing for adequate
business and services
identification.

 Walls signs
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RECOMMENDED DEVELOPMENT STANDARDS
Title

Standard

Signs (cont.)

Intent

 1 per building elevation. Not
permitted on elevations
facing residential uses
 20 square feet per building
elevation
 Individual channel letters
halo
or
internally
illuminated
 Window signage 10% of
window area
 Temporary
Signage
allowed with a temporary
sign permit
 Lighter Box Sign – a sign
above the fuel pumps
 Canopy Sign – one per
street frontage and 20
square feet maximum
 Car Wash Sign -1 above
entrance and 1 price sign
 Type of Service Sign -to
identify full or self service
 Special Service Sign- for
ancillary devices (air, water,
charging)
 Directions Signs – for
entrance and exit to site
and ancillary uses
 Pump-Top Video Display
Terminal – to regulate video
screens
at
pumps
dispenser

On-site Landscaping

•
•

•
•

Minimum of eighteen (18%) percent
of the site shall be landscaped
15-foot street frontage landscape
setback and 10-foot interior property
line setback with solid row of screen
tress abutting sensitive uses
Minimum 400 square feet landscape
area required at street corners
36-inch box sized trees required

Extensive landscaping
requirements provides
for beautification of the
street, visual
enhancement of the
site, and screening and
buffer to adjacent
sensitive uses.
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RECOMMENDED OPERATIONAL STANDARDS
Title

Standard

Notes

Perimeter Walls

•

8-foot-high solid decorative masonry
wall along property lines adjacent to
sensitive uses.

Along with landscape
screening the walls will
provide a buffer from
potential noise and
visual
impact
to
sensitive use.

Exterior Lighting

•

Requires onsite lighting to be
recessed and shielded and directed
away from adjoining streets and
properties.

Eliminates
impacts of
lighting.

Alternative Fuel
Stations

•

At least four (4) alternative fuel
stations shall be included at an
automobile fueling station. At a
minimum, (2) two of the (4) four
alternative fuel stations shall be
electric charging stations. (PER
PLANNING
COMMISSION
DIRECTION)

Provide fueling stations
for
alternative fuel
vehicles

negative
spillover

Section 9.240.560 F. Automobile Fueling Station Operational Standards
Automobile fueling stations with any ancillary uses must meet all the operational
standards summarized in the table below and be consistent with the purpose and intent
of this Section.
RECOMMENDED OPERATIONAL STANDARDS
Title

Standard

Notes

Location of
Activities

Requires all activities and operations to be
conducted in enclosed structures with the
exception of fuel dispensing, vehicle
charging, air water services, and
emergency services.

Minimize outdoor activities to
reduce impacts on adjacent
properties

Site
Maintenance

The site, including all structures,
landscaping, walls/fences, and signs, shall
be maintained in good repair, in a clean,
neat and orderly condition. Requires
driveways and service areas to be keep
clean of petroleum products and oil as well
as litter.

Ensures cleanliness of the site
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RECOMMENDED OPERATIONAL STANDARDS
Title

Standard

Notes

Trash Enclosure

Requires a trash enclosure to be designed
with a 6-foot-high solid decorative masonry
wall,
self-closing
gates,
perimeter
landscaping, and an overhead trellis
structure.

Ensures aesthetically
functional and screened trash
enclosure

Public
Service
Facilities

Provides requirements for customer
restrooms and for air, water services.

Standard requirements for
automobile fueling stations

Noise

•

•

•

Require the submittal of a professional Limits noise sources during
noise analysis to quantify outdoor noise evening and early morning
sources
hours
and
adjacent
to
residential uses
Limits the hours of speakers, pump
station video/audio noise sources and
sound signals to be turned off daily for
10 pm to 7 am.
Automobile fueling station noise (e.g.,
bells, loudspeakers, tools, etc.) shall not
be audible from residentially zoned or
occupied parcels between the hours of
7:00 p.m. and 7:00 a.m. on weekdays
and Saturdays, and before 10:00 a.m.
and after 7:00 p.m. on Sundays and
nationally recognized holidays.

Trash
Receptacles

Requires trash receptacle at pump islands Standard trash requirements
and building entrances and daily removal of to ensure cleanliness of site
trash from the receptacles.
and provide customers with
adequate
trash
disposal
methods.

Pollution
Prevention

Requires plans to implement best
management practices to eliminate
discharge into storm drains in compliance
with the city’s NPDES criteria.

Standard Requirement

Hazardous
Materials

All necessary permits for the storage and
use of hazardous materials shall be
obtained. All automobile fluids shall be
recycled or removed according to
applicable state and federal standards.

Standard Requirement
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RECOMMENDED OPERATIONAL STANDARDS
Title

Standard

Notes

Propane Tank
Sales

Propane tank sale displays shall be
located outside of any required setback
area and shall be stored in a secure
display.
The
City
may
require
landscaping or other type of screening to
conceal the propane tanks from public
view.

Ensures screening and proper
storage of propane tanks

Gasoline Tanker
Trucks

Requires tanker trucks not to obstruct the
public right-of-way during delivery and
standard fuel loading requirements.

Standard Requirement

Mechanical
Equipment

•

All hydraulic hoists and pits, all
equipment
for
lubrication,
greasing, automobile washing and
permitted
repairs
shall
be
enclosed entirely within a building.

•

All rooftop mechanical equipment
shall be screened from view of
adjacent properties and public
rights-of-way.

•

All ground mounted vapor venting
pipes and equipment shall be
located behind a six (6) foot high
decorative solid screen wall and
landscaping and shall not be
located in any required setback
area.

Payment Areas

Points of cash or other payment shall be
designed so as to provide a safe and
adequate customer queuing area.
Outdoor walk-up service facilities shall
be located and designed so as to
prevent adverse impacts on adjacent
properties.

Prohibited Uses

No sale or rental of automobiles, boats,
trucks, trailers, motor bikes, or other
vehicles shall be permitted on an
automobile fueling station site.

Eliminates visual impacts of
mechanical equipment

Ensures security and reduces
impact to sensitive uses.

Eliminates nuisance uses
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Section 9.240.560 G. Ancillary Uses
Provides standards for ancillary convenience store, car wash, fast food establishments,
and vehicle repair shops uses as flows:
•

Convenience Store: requires compliance with Section 9.2.240.490 – Alcoholic
Beverage Sales

•

Car Wash: requires a queuing study prepared by an independent traffic engineer
licensed by the State of California and a noise study prepared by an independent
acoustical engineer licensed by the State of California.

•

Fast Food Establishment: requires a queuing study prepared by an independent
traffic engineer licensed by the State of California

•

Vehicle Repair Shop:
o Requires opening of service bays to minimize visual intrusion onto adjoining
properties and street
o Requires service bay doors shall not directly face an existing residential
development or residential zone
o Limited to battery and ignition services, tire repair and sales, and other
accessory sales and services for automobiles; but shall exclude major
automobile repairs, tire recapping, steam cleaning, painting, body and
fender work, engine overhaul, or other work of a similar nature.

Section 9.240.560 H. Discontinuation of an Automobile Fueling Station Use or Structure
Prohibits re-establishment of an automobile fueling station if the use has been
discontinued for a continuous 12-month period.
Section 9.240.560 I. Legal Nonconforming
Legally established nonconforming automobile fueling stations and ancillary uses on said
automobile fueling station sites shall be handled pursuant to Section 9.240.080. –
Nonconforming structures and uses. If conformity with standards adopted pursuant to
this Section causes hardship due to existing configuration of on-site buildings or
structures, a Variance may be applied for pursuant to Section 9.240.270. –Variances. An
new automobile fueling station may only be established on a former automobile fueling
station site in compliance with the provision of Section 9.240.560 -Automobile Fueling
Stations.
Section 9.240.560 I. Modifications to Existing Automobile Fueling Stations Use
Automobile fueling station uses and structures related thereto shall not be enlarged,
extended, reconstructed or moved to a different portion of the lot or parcel of land
occupied by such use unless in compliance with the provision of Section 9.240.560 Automobile Fueling Stations including the requirement for a conditional use permit.
The following exceptions apply:
•

Modifications to Improve Soil, Ground Water and Storm Water Quality. Automobile
fueling station uses may be modified to conform to current storm water quality
control regulations or remediate contamination of the soil or ground water.
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•

Modifications to Improve Traffic Safety. As determined by the City Engineer, the
pedestrian and vehicular circulation features (e.g., curbing, sidewalks, and traffic
control devices) of an automobile fueling station use may be modified to improve
public safety.

•

Modifications to Enable Zero Emission Vehicles (Battery Charging Station).
Automobile fueling station uses may be modified to accommodate battery charging
station(s) for zero emission vehicles.

•

Modifications to Enable Zero Emission Vehicles (Hydrogen Fuel Cell Station).
Automobile fueling station uses may be altered to include facilities for the storage,
conveyance and dispensing of hydrogen to zero emission vehicles.

Amendments to Other Zoning Code Sections
It is recommended to make the following amendments to be consistent with proposed
new Section 9.240.560 -Automobile Fueling Stations:
•

Add a definition to automobile fueling station in Chapter 9.10 – Definitions.

•

Add a provision to Section 9.240.120 – Off -Street Vehicle Parking to refers to the
automobile fueling station parking requirements in the proposed Section 9.240.560
-Automobile Fueling Stations

•

Remove automobile fueling station use(s) from the following residential zones: RR (Rural Residential) and R-3A (Visitor Tourist Residential).

•

Require a Conditional Use Permit for automobile fueling station uses in the
following commercial and industrial zones:
o B-P Zone Business Park

o C-1/C-P General Commercial
o C-T Zone Tourist Commercial

o C-P-S Zone Scenic Highway Commercial
o C-R Zone Rural Commercial

o C-N Zone Commercial Neighborhood

o R-VC Zone Rubidoux Village Commercial
o I-P Zone Industrial Park

o M-SC Zone Manufacturing-Service Commercial
o M-M Zone Manufacturing-Medium

o M-H Zone Manufacturing-Heavy
•

Add a 40 year amortization period for automobile fueling stations in Section
9.240.080 (Nonconforming structures and uses) of Chapter 9.240 (General
Provisions)
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ENVIRONMENTAL REVIEW
The proposed Zoning Code Amendment of Title 9 (“Planning and Zoning”) of the Jurupa
Valley Municipal Code, adding development standards for gasoline service stations, is
exempt from CEQA because the Zoning Code Amendment is covered by the commonsense exemption that CEQA applies only to projects that have the potential for causing a
significant effect on the environment. Where it can be seen with certainty that there is no
possibility that the activity in question may have a significant effect on the environment,
the activity is not subject to CEQA. In this case, the Zoning Code Amendment will not
result in an immediate or indirect change to the physical environment.
NOTICING REQUIREMENTS
An advertisement for this public hearing was published on July 4, 2022 in the PressEnterprise Newspaper. One public comment was received on July 27, 2022 and is
provided as Attachment 2.
CONCLUSION
The proposed Automobile Fueling Station Ordinance is comprehensive and provides new
definitions, permit requirements and findings, location and separation requirements,
development standards, operations standards, standards for ancillary uses, and
regulations for discontinued and nonconforming automobile fueling stations, and
modifications to existing stations. The proposed ordinance will help reduce the
proliferation, over concentration, and compatibility issues associated with automobile
fueling stations. The proposed standards and procedures provide clear guidance for any
proposed new, modified, or expanded automobile fueling station so that they are of highquality design, and minimize impacts to adjacent properties, sensitive uses, vehicle and
pedestrian movement, and the general health safety and welfare.

Prepared by:

Submitted by:

Thomas Gorham
Principal Planner

Joe Perez
Community Development Director
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Reviewed by:

//s// Maricela Marroquín
Maricela Marroquín

ATTACHMENTS:
1. Resolution No. 2022-08-10-02
a. Exhibit A. Draft Automobile Fueling Station Ordinance
2. Public Comment email from Mr. Moti Balyan received on 7/27/22
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RESOLUTION NO. 2022-08-10-02
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF JURUPA VALLEY RECOMMENDING THAT
THE CITY COUNCIL OF THE CITY OF JURUPA VALLEY
ADOPT AN ORDINANCE REGARDING AUTOMOBILE
FUELING STATION USES, AND FINDING AN
EXEMPTION FROM CEQA UNDER SECTION 15061(B)(3)
OF THE CEQA GUIDELINES
THE PLANNING COMMISSION OF THE CITY OF JURUPA VALLEY DOES
RESOLVE AS FOLLOWS:
Section 1.

Project and Findings.

(a)
At the August 5, 2021 regular City Council meeting, the City Council
initiated a zoning code amendment to establish appropriate development standards and processing
requirements for automobile fueling stations (the "Zoning Code Amendment"). At that same
meeting, the City Council adopted Urgency Ordinance No. 2021-18, imposing a moratorium on
approval of building permits or other entitlements for automobile fueling stations for a period of
45 days. On September 2, 2021, the City Council adopted Urgency Ordinance No. 2021-20
extending the moratorium up through and including August 3, 2022. On August 3, 2022, the City
Council adopted Urgency Ordinance No. __extending the moratorium up through and including
August 3, 2023.
(b)
Section 9.285.030.(1) of the Jurupa Valley Municipal Code provides that
the Planning Commission shall hold a public hearing on proposed amendments to the City’s
Zoning Ordinance that propose to regulate the use of structures or buildings, and that the
amendment must be processed pursuant to Section 9.285.040.(3) of the Jurupa Valley Municipal
Code. The proposed amendments to the Zoning Ordinance will regulate where automobile fueling
stations can be located.
(c)
Section 9.285.040.(3) of the Jurupa Valley Municipal Code provides that
after closing the public hearing, the Planning Commission shall render its decision within a
reasonable time and transmit it to the City Council in the form of a written recommendation, which
shall contain the reasons for the recommendation. A copy of the recommendation shall be
transmitted to the City Council. If the Planning Commission does not reach a decision due to a
tie vote, that fact shall be reported to the City Council and the failure to reach a decision shall be
deemed a recommendation against the proposed amendment.
(d)
Section 9.285.040.(4)(a) of the Jurupa Valley Municipal Code provides that
upon receipt of a recommendation for approval by the Planning Commission, the City Clerk shall
set the matter for public hearing before the City Council at the earliest convenient day, and give
notice of the time and place of the hearing in the same manner as notice was given of the hearing
before the Planning Commission.
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Section 2.
Procedural Findings. The Planning Commission of the City of Jurupa
Valley does hereby find, determine and declare that:
(a)
The Project was processed including, but not limited to a public notice, in
the time and manner prescribed by State law and Jurupa Valley Ordinances.
(b)
On July 13, 2022, the Planning Commission of the City of Jurupa Valley
held a public hearing on the Zoning Code Amendment, at which time all persons interested in the
Zoning Code Amendment had the opportunity and did address the Planning Commission on these
matters. Following the receipt of public testimony, the Planning Commission continued the public
hearing to July 27, 2002.
(c)
On July 27, 2022, the Planning Commission of the City of Jurupa Valley
held a continued public hearing on the Zoning Code Amendment, at which time all persons
interested in the Zoning Code Amendment had the opportunity and did address the Planning
Commission on these matters. Following the receipt of public testimony, the Planning
Commission continued the public hearing to August 10, 2002.
(d)
On August 10, 2022, the Planning Commission of the City of Jurupa Valley
held a continued public hearing on the Zoning Code Amendment, at which time all persons
interested in the Zoning Code Amendment had the opportunity and did address the Planning
Commission on these matters. Following the receipt of public testimony, the Planning
Commission closed the public hearing.
(e)

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

Section 3.
California Environmental Quality Act Findings.
The Planning
Commission hereby recommends that the City Council of the City of Jurupa Valley make the
following environmental findings and determinations in connection with the approval of the
Zoning Code Amendment:
(a)
The Zoning Code Amendment was reviewed and considered in accordance
with the provisions of the California Environmental Quality Act (CEQA), as amended, and the
CEQA Guidelines promulgated thereunder and has been determined to be exempt pursuant to
CEQA Guidelines Section 15061(b)(3) because it can be seen with certainty that there is no
possibility that the proposed Zoning Code Amendment that limits where gas stations will be
permitted to operate will have a significant effect on the environment. The City has an
overconcentration of automobile fueling stations which is why it is limiting the zones where
additional automobile fueling stations can be constructed and requiring that any new gas stations
obtain a conditional use permit. Any new automobile fueling station that seeks to operate in the
City will need to undergo CEQA review prior to obtaining a conditional use permit. The City
Council has reviewed the administrative record concerning the proposed Zoning Code Amendment
and the proposed CEQA determinations, and based on its own independent judgment, finds that
the Zoning Code Amendment set forth in this Ordinance is not subject to, or exempt from, the
requirements of the CEQA and the State CEQA Guidelines pursuant to CEQA Section 21080.17
and CEQA Guidelines Section 15061(b)(3).
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Section 4.
Consistency with General Plan. The adoption of the Zoning Code
Amendment conforms with the goals, policies, programs and guidelines of elements of the General
Plan in that:
(a)
LUE 3.5 Residential Compatibility. The standards set forth in the
Automobile Fueling Station Ordinance ensure compatibility of automobile fueling stations with
abutting residential properties and protect residential uses from the impacts of noise, vibration,
light, fumes, odors, vehicular traffic, parking, and safety hazards.
(b)
LUE 8.2 High Quality Development. The standards set forth in the
Automobile Fueling Station Ordinance require that automobile fueling stations and any ancillary
uses be of high quality and enhance the positive characteristics and unique features of the project
site, neighboring properties and the surrounding community.
(c)
LUE 8.3 Protect Existing Legal Uses. The standards set forth in the
Automobile Fueling Station Ordinance retain and enhance the integrity of legal, existing
residential, commercial, agricultural, and open space areas by protecting them from encroachment
of automobile fueling stations and any ancillary use that would result in significant, adverse
impacts from noise, vibration, noxious fumes, glare, shading, and traffic.
(d)
LUE 11.8 Signage. The standards set forth in the Automobile Fueling
Station Ordinance require automobile fueling station projects to use high quality, well-designed
signage that is architecturally integrated with and complementary to the proposed building(s) and
adjacent development.
(e)
LUE 11.9 Commercial Vehicle Access. The standards set forth in the
Automobile Fueling Station Ordinance require safe and convenient vehicular access and reciprocal
access between adjacent commercial uses and properties.
(f)
LUE 11.10 Residential Compatibility. The standards set forth in the
Automobile Fueling Station Ordinance require automobile fueling stations and any ancillary uses
to be designed so that site and building entries, driveways, parking and loading areas, trash and
recycling areas, drive-through uses, and storage bays are located and designed to minimize
conflicts with adjacent residential neighborhoods due to traffic, noise, vibration, odor, lighting,
and other impacts on surrounding properties.
(g)
NE 3.1 Noise Analysis. The standards set forth in the Automobile Fueling
Station Ordinance require that a noise analysis be conducted by an acoustical specialist for all
proposed automobile fueling stations and any ancillary uses that have the potential to generate
significant noise near a noise-sensitive land use, or on or near land designated for noise-sensitive
land uses, and ensure that recommended mitigation measures are implemented.
(h)
NE 3.7 Automobile-Oriented Uses. The standards set forth in the
Automobile Fueling Station Ordinance require drive-through restaurants, automobile repair,
fueling stations, mini-marts, car washes, and similar automobile-oriented uses be sited and
designed to minimize potential noise impacts on adjacent land uses.
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Section 5.
Recommendation. The Planning Commission of the City of Jurupa
Valley does hereby recommend that the City Council of the City of Jurupa Valley adopt the
proposed automobile fueling station ordinance, attached hereto as Exhibit “A”.
Section 6.
Certification. The Community Development Director shall certify to the
adoption of this Resolution.
PASSED, APPROVED AND ADOPTED by the Planning Commission of the City of
Jurupa Valley on this 10th day of August, 2022.

______________________________
Hakan Jackson
Chair of Jurupa Valley Planning Commission

ATTEST:

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

)

COUNTY OF RIVERSIDE

) ss.

CITY OF JURUPA VALLEY

)

I, Joe Perez, Community Development Director of the City of Jurupa Valley, do hereby certify
that the foregoing Resolution No. 2022-08-10-02 was duly adopted and passed at a meeting of the
Planning Commission of the City of Jurupa Valley on the 10th day of August, by the following
vote, to wit:
AYES:

COMMISSION MEMBERS:

NOES:

COMMISSION MEMBERS:

ABSENT:

COMMISSION MEMBERS:

ABSTAIN:

COMMISSION MEMBERS:

___________________________
JOE PEREZ
COMMUNITY DEVELOPMENT DIRECTOR
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ORDINANCE NO. 2022-__
AN ORDINANCE OF THE CITY OF JURUPA VALLEY
AMENDING THE JURUPA VALLEY MUNICIPAL CODE
REGARDING AUTOMOBILE FUELING STATION USES,
AND FINDING AN EXEMPTION FROM CEQA UNDER
SECTION 15061(B)(3) OF THE CEQA GUIDELINES
THE CITY COUNCIL OF THE CITY OF JURUPA VALLEY DOES ORDAIN AS
FOLLOWS:
Section 1.
Project Procedural Findings. The City Council of the City of Jurupa
Valley does hereby find, determine and declare that:
(a)
At the August 5, 2021 regular City Council meeting, the City Council
initiated a zoning code amendment to establish appropriate development standards and processing
requirements for automobile fueling stations (the “Zoning Code Amendment”). At that same
meeting, the City Council adopted Urgency Ordinance No. 2021-18, imposing a moratorium on
approval of building permits or other entitlements for automobile fueling stations for a period of
45 days. On September 2, 2021, the City Council adopted Urgency Ordinance No. 2021-20
extending the moratorium up through and including August 3, 2022. On August 3, 2022, the City
Council adopted Urgency Ordinance No. _____ extending the moratorium up through and
including August 3, 2023.
(b)
On July 27, 2022 and August 10, 2022, the Planning Commission of the
City of Jurupa Valley held a public hearing on the proposed Zoning Code Amendment set forth in
this Ordinance, at which time all persons interested in the proposed Zoning Code Amendment had
the opportunity and did address the Planning Commission on these matters. Following the receipt
of public testimony the Planning Commission closed the public hearing. At the conclusion of the
Planning Commission hearings and after due consideration of the testimony, the Planning
Commission adopted Resolution No. 2022-08-10-02 recommending that the City Council approve
the proposed Zoning Code Amendment.
(c)
On __________ ____, 2022, the City Council of the City of Jurupa Valley
held a duly noticed public hearing on the proposed Zoning Code Amendment, at which time all
persons interested in the Project had the opportunity and did address the City Council on these
matters. Following the receipt of public testimony the City Council closed the public hearing and
duly considered the written and oral testimony received.
(d)
Section 2.

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

(a)
The Environmental Protection Agency (“EPA”) has classified automobile
fueling stations and fuel storage locations as uses that may result in a brownfield site. Brownfield
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sites are properties, the expansion, redevelopment, or reuse of which may be complicated by the
presence or potential presence of a hazardous substance, pollutant, or contaminant.
(b)
Common contaminants found at automobile fueling station sites include
gasoline, diesel, and petroleum oil, volatile organic compounds and solvents, polycyclic aromatic
hydrocarbons, and lead. Exposure to the types of contaminants present, or potentially present, at
automobile fueling stations threatens the public health, safety or welfare of neighboring
communities.
(c)
There are 30 active automobile fueling stations in the City with an
additional five approved and three pending approvals. Of the City’s 30 existing service stations,
28 are combined with a convenience store. In addition, Community Development Department has
received multiple inquiries in recent months regarding potential new automobile fueling stations
throughout the City. Based on these inquiries, six additional locations were identified where there
is a high probability for new automobile fueling station requests. Comparatively, the number of
automobile fueling service stations in the City is greater than in the surrounding cities of Fontana,
Ontario and Upland, which have 21, 20, and 17 automobile fueling service stations, respectively.
Per capita, the City has 1 automobile fueling station per 3,516 residents. This is a much higher per
capita rate than Fontana that has 1 automobile fueling station per 9,923 residents, Ontario that has
1 automobile fueling station per 9,050 residents, and Upland that has 1 automobile fueling station
per 4,537 residents. Furthermore, many of the existing automobile fueling stations are located
near sensitive receptors. The close proximity of automobile fueling stations to these areas increases
the risk of contaminant exposure to vulnerable populations. This problem is exacerbated in
situations where the automobile fueling service station may become a brownfield site.
(d)
The existing automobile service stations are primarily concentrated along
SR 60 and Mission Blvd in the north and along Limonite Avenue in the south of the City. The
proliferation of automobile fueling service stations in particular areas inequitably increases health
risks for the residents of these areas due to the potential contaminants present at automobile fueling
service stations. As a matter of environmental justice, the City must carefully consider how such
uses are treated under the City’s General Plan designations and policies, zoning measures or
development standards in order to avoid an undue concentration of automobile fueling service
stations in any one part of the City.
(e)
Nationally the amount of automobile fueling stations are on a decline.
According to the American Petroleum Institute, there are currently over 145,000 automobile
fueling stations across the country. This is a decline of over 27%, down from the over 200,000
that existed in 1994. Fuel economy, an increase of electric vehicles and big-box discount retailers
that offer lower prices are some of the reasons cited for the decreasing numbers of automobile
fueling stations nationwide. Vacated automobile fueling service stations sites potentially present
public health safety and welfare concerns for the neighboring community. With the national
decline in the number of automobile fueling service stations, the likelihood of some of the City’s
existing inventory of service stations failing may be increasing.
(f)
Of the City’s thirty (30) existing operational automobile fueling stations,
twenty-eight (28) are combined with a convenience store. Automobile fueling stations combined
with convenience stores can have greater impacts on the surrounding area than automobile fueling
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stations alone, including impacts related to air quality due to increased idling of vehicles, increase
trash, noise, and potential crime, particularly when open twenty-four (24) hours a day, seven (7)
days a week.
(g)
The City Council is concerned that automobile fueling station uses might
cause a disproportionate public health, safety and welfare impact to the City of Jurupa Valley
community and to its residents without compensating benefits to the community. As noted above,
there is an overconcentration of automobile fueling stations in a City as a whole with the
overconcentration being focused in particular areas of the community. In an effort to ensure that
new automobile fueling stations are not located in areas that are already overserved or sufficiently
served, the ordinance includes separation requirements whereby new automobile fueling stations
cannot be located within 1,000 feet of another automobile fueling station and no more two
automobile fueling stations are permitted at any single intersection, with a maximum of three
automobile fueling stations allowed within a one mile radius. The ordinance also requires that
automobile fueling stations be set back at least 50 feet from certain sensitive uses. These separation
requirements will ensure that automobile fueling stations do not continue to just be located in
certain areas of the City and will help to minimize negative impacts that automobile fueling
stations may have on certain communities.
Section 3.
California Environmental Quality Act Findings. The proposed Zoning
Code Amendment is exempt from the requirements of the California Environmental Quality Act
(“CEQA”) and the City’s local CEQA Guidelines pursuant to CEQA Guidelines Section
15061(b)(3) because it can be seen with certainty that there is no possibility that the proposed
Zoning Code Amendment that limits where gas stations will be permitted to operate will have a
significant effect on the environment. The City has an overconcentration of automobile fueling
stations which is why it is limiting the zones where additional automobile fueling stations can be
constructed and requiring that any new gas stations obtain a conditional use permit. Any new
automobile fueling station that seeks to operate in the City will need to undergo CEQA review
prior to obtaining a conditional use permit. The City Council has reviewed the administrative
record concerning the proposed Zoning Code Amendment and the proposed CEQA
determinations, and based on its own independent judgment, finds that the Zoning Code
Amendment set forth in this Ordinance is not subject to, or exempt from, the requirements of the
CEQA and the State CEQA Guidelines pursuant to CEQA Section 21080.17 and CEQA
Guidelines Section 15061(b)(3).
Section 4.
Project Findings. The City Council hereby finds, as required by the Jurupa
Valley Ordinances and applicable state law, that the proposed Zoning Code Amendment should
be adopted because the proposed Zoning Code Amendment is consistent with the City of Jurupa
Valley 2017 General Plan in that:
(a)
LUE 3.5 Residential Compatibility. The standards set forth in the
Automobile Fueling Station Ordinance ensure compatibility of automobile fueling stations with
abutting residential properties and protect residential uses from the impacts of noise, vibration,
light, fumes, odors, vehicular traffic, parking, and safety hazards.
(b)
LUE 8.2 High Quality Development. The standards set forth in the
Automobile Fueling Station Ordinance require that automobile fueling stations and any ancillary
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uses be of high quality and enhance the positive characteristics and unique features of the project
site, neighboring properties and the surrounding community.
(c)
LUE 8.3 Protect Existing Legal Uses. The standards set forth in the
Automobile Fueling Station Ordinance retain and enhance the integrity of legal, existing
residential, commercial, agricultural, and open space areas by protecting them from encroachment
of automobile fueling stations and any ancillary use that would result in significant, adverse
impacts from noise, vibration, noxious fumes, glare, shading, and traffic.
(d)
LUE 11.8 Signage. The standards set forth in the Automobile Fueling
Station Ordinance require automobile fueling station projects to use high quality, well-designed
signage that is architecturally integrated with and complementary to the proposed building(s) and
adjacent development.
(e)
LUE 11.9 Commercial Vehicle Access. The standards set forth in the
Automobile Fueling Station Ordinance require safe and convenient vehicular access and reciprocal
access between adjacent commercial uses and properties.
(f)
LUE 11.10 Residential Compatibility. The standards set forth in the
Automobile Fueling Station Ordinance require automobile fueling stations and any ancillary uses
to be designed so that site and building entries, driveways, parking and loading areas, trash and
recycling areas, drive-through uses, and storage bays are located and designed to minimize
conflicts with adjacent residential neighborhoods due to traffic, noise, vibration, odor, lighting,
and other impacts on surrounding properties.
(g)
NE 3.1 Noise Analysis. The standards set forth in the Automobile Fueling
Station Ordinance require that a noise analysis be conducted by an acoustical specialist for all
proposed automobile fueling stations and any ancillary uses that have the potential to generate
significant noise near a noise-sensitive land use, or on or near land designated for noise-sensitive
land uses, and ensure that recommended mitigation measures are implemented.
(h)
NE 3.7 Automobile-Oriented Uses. The standards set forth in the
Automobile Fueling Station Ordinance require drive-through restaurants, automobile repair,
fueling stations, mini-marts, car washes, and similar automobile-oriented uses be sited and
designed to minimize potential noise impacts on adjacent land uses.
Section 5.
A new Section 9.10.115 (Automobile fueling station.) is hereby added to
Chapter 9.10 (Definitions) of Title 9, Planning and Zoning, of the Jurupa Valley Municipal Code
to read as follows:
“Sec. 9.10.115 Automobile fueling station.
A retail business engaged primarily in selling gasoline or other motor vehicle fuels, which
may also provide services which are ancillary to fuel services. These ancillary services
may include vehicle service shops, car wash facilities, convenience stores, and fast food
establishments.”
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Section 6.
Subsection D of Section 9.45.010 (Uses permitted.) of Chapter 9.45 (R-R
Zone (Rural Residential) of Title 9, Planning and Zoning, of the Jurupa Valley Municipal Code is
hereby amended to read as follows with additions shown in underlined text and deletions shown
in strikethrough text, with all other provisions of Section 9.45.010 remaining unchanged:
“D. The following uses are permitted provided a conditional use permit has been granted:
(1)
Airport or landing field.
(2)
Auto wrecking yards.
(3)
Any mining operation which is exempt from the provisions of the California Surface
Mining and Reclamation Act of 1975 (Pub. Resources Code Section 2710 et seq.) and Chapter
5.65.
(4)
Cemetery, pet or human.
(5)
Commercial fairgrounds.
(6)
Commercial stables and riding academies.
(7)
Antique shops.
(8)
Automobile service stations and repair garages with or without the concurrent sale of beer
and wine for off-premises consumption.
(89) Bakery shops, including baking only when incidental to retail sales on the premises.
(910) Barber shops and beauty shops.
(1011) Bars and cocktail lounges pursuant to Section 9.240.490.
(1112) Billiard and pool halls pursuant to Section 9.240.490.
(1213) Cleaning and dyeing shop.
(1314) Retail pharmacies.
(1415) Equipment rental services, including rototillers, power mowers, sanders, power saws,
cement and plaster mixers not exceeding ten (10) cubic feet in capacity, and other similar
equipment.
(1516) Food, meat, poultry and produce markets.
(1617) Frozen food lockers.
(1718) Hardware stores.
(1819) Laundries and laundromats.
(20) Liquid petroleum service stations, with or without the concurrent sale of beer and wine for
off-premises consumption pursuant to Section 9.240.490, provided, that if storage tanks are aboveground, the total capacity of all tanks shall not exceed ten thousand (10,000) gallons. Storage tanks
shall be painted a neutral color and shall not have any advertising painted or placed on their surface.
(1921) Liquor stores, pursuant to the provisions of Section 9.240.490.
(2022) Parking lots and parking buildings, pursuant to the provisions of Section 9.240.120.
(2123) Professional offices.
(2224) Refreshment stands.
(2325) Restaurants and other eating establishments.
(2426) Shoe stores and repair shops.
(2527) Stations, bus, railroad and taxi.
(2628) Tire sales and service.
(2729) Tourist information centers.
(2830) Underground bulk fuel storage.
(2931) Auction houses and yards.
(3032) Dune buggy parks.
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(3133) Fruit and vegetable packing plants and similar uses.
(3234) Hog ranches, subject to the provisions of Chapter 6.50.
(3335) Hunting clubs.
(3436) Lumber production of a commercial nature, including commercial logging or commercial
development of timber and lumber mills.
(3537) Machine shops.
(3638) The manufacture of:
(a)
Brick, tile or terra-cotta;
(b)
Cement and cement products;
(c)
Gypsum;
(d)
Lime or lime products.
(3739) Menageries.
(3840) Migrant agricultural workers mobilehome parks.
(3941) Pen fed cattle operations, livestock saleyard, livestock auction yards, and dairy farms.
(4042) Race tracks, including, but not limited to, contests between automobiles, horses, go-carts,
and motorcycles, but not including contests between human beings only.
(4143) Recreational vehicle parks.
(4244) Rifle, pistol, skeet, or trapshooting ranges.
(4345) Rodeo arenas.
(4446) Trail bike parks.
(4547) Trailer and boat storage.
(4648) Disposal service operations.
(4749) Meat cutting and packaging plants, provided there is no slaughtering of animals or
rendering of meat.
(4850) Outdoor film studios.
(4951) Water well drilling, operations and service.
(5052) Mobilehome parks, developed pursuant to Section 9.260.030.
(5153) Community auction and sales yards.
(5254) Farm labor camp.
(5355) Feed stores.
(5456) Packaged dry fertilizer storage, not including processing.
(5557) Oil production, not including refining or processing.
(5658) Mink farms.
(5759) Both large and small animal hospitals.
(5860) Commercial breeding operations.
(5961) Alcoholic beverage sales for on-premises consumption in conjunction with a) wineries and
appurtenant and incidental uses with established on-site vineyards, b) golf courses with standard
length fairways, c) golf, tennis, polo, and archery country clubs, d) airports or landing fields, e)
commercial fairgrounds, f) guest ranches, and g) fraternal lodges, including grange halls.
(62) Alcoholic beverage sales for off-premises consumption in conjunction with automobile
service stations pursuant to the provisions of Section 9.240.490.”
Section 7.
Subsection D of Section 9.85.020 (Uses Permitted.) of Chapter 9.85 (R-3A
Zone (Village Tourist Residential) of Title 9, Planning and Zoning, of the Jurupa Valley Municipal
Code is hereby amended to read as follows, with deletions shown in strikethrough text with all
other provisions of Section 9.85.020 remaining unchanged:
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“D. The following uses are permitted, provided a conditional use permit has been granted:
(1)
Ambulance services.
(2)
Apartments.
(3)
Automobile and truck repair and service stations, excluding truck stops/travel centers.
(4)
Bungalow courts.
(5)
Country clubs.
(6)
Golf courses with standard length fairways.
(7)
Hotels, resort hotels, and motels.
(8)
Mobilehome parks developed pursuant to Section 9.260.010.
(9)
Offices, including business, law, medical, dental, chiropractic, architectural and
engineering.
(10) Parking lot.
(11) Recreational vehicle parks.
(12) Alcoholic beverage sales for on-premises consumption in conjunction with golf courses
with standard length fairways and country clubs, sports and recreational facilities (not including
video arcades, motor driven vehicles and riding academies; but including, golf driving ranges,
skating rinks, hotels and resort hotels) pursuant to the provisions of Section 9.240.490.”
Section 8.
Subsections C and D of Section 9.112.020 (Uses Permitted.) of Chapter
9.112 (B-P Zone (Business Park)) of Title 9, Planning and Zoning, of the Jurupa Valley Municipal
Code are hereby amended to read as follows, with additions shown in underlined text and deletions
shown in strikethrough text, with all other provisions of Section 9.112.020 remaining unchanged:
“B. The following uses are permitted provided approval of a site development permit shall first
have been obtained pursuant to the provisions of Section [9.240.330]:
(1)
Ambulance, taxi, and/or limousine dispatch facility.
(2)
Antennas and telecommunications facilities.
(3)
Automobile service stations, not including the concurrent sale of beer and wine for offpremises consumption, excluding truck stops/travel centers.
(34) Commercial recreation facility—Indoor.
(45) Conference facilities.
(56) Convenience market.
(67) Equipment sales and rental.
(78) Fitness/health facility.
(89) Maintenance services.
(910) Medical services—Clinic, urgent care.
(1011) Office-supporting retail.
(1112) Parking lots and structures.
(1213) Personal services—Nails, beauty salon, barber.
(1314) Repair services—Electronic equipment, large appliances, etc.
(1415) Warehouse stores—Forty-five thousand (45,000) square feet or less gross floor area.
(1516) Work/live units.
(1718) Vehicle services—Repair and maintenance.
(1819) Studio—Art, dance, martial arts, music, etc.
C.
The following uses are permitted provided a conditional use permit has been granted
pursuant to Section [9.240.280]:
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(1)
Auto, truck, motorcycle, boat and RV sales, rental and repair.
(2)
Automobile Fueling Stations not including the concurrent sale of beer and wine for offpremises consumption, and excluding truck stops/travel centers.
(23) Bar/tavern pursuant to Section 9.240.490.
(34) Furniture and fixtures manufacturing, cabinet shop.
(45) Hotel, motel, extended stay hotel.
(56) Heliports.
(67) Hospital.
(78) Mortuary, funeral home.
(89) Public safety facilities (police, fire, EMT, etc.)
(910) Warehouse stores—Greater than forty-five thousand (45,000) square feet gross floor area.
(1011) Alcoholic beverage sales for off-premise consumption with convenience stores and
automobile service fueling stations, and restaurants, hotels, extended stay hotels, and conference
facilities with alcohol beverage sales for on-premises consumption pursuant to Section 9.240.490.
(1112) Microbrewery, brew pub, craft brewery pursuant to Section 9.240.490.”
Section 9.
Subsections A and C of Section 9.115.020 (Uses Permitted.) of Chapter
9.115 (C-1 Zone/C-P Zone (General Commercial)) of Title 9, Planning and Zoning, of the Jurupa
Valley Municipal Code are hereby amended to read as follows, with additions shown in underlined
text and deletions shown in strikethrough text, with all other provisions of Section 9.115.020
remaining unchanged:
“A. The following uses are permitted, only in enclosed buildings with not more than two hundred
(200) square feet of outside storage or display of materials appurtenant to such use, provided a site
development permit shall have been approved pursuant to provisions of Section 9.240.330:
(1) Ambulance services.
(2) Antique shops.
(3) Appliance stores, household.
(4) Art supply shops and studios.
(5) Auction houses.
(6) Auditoriums and conference rooms.
(7) Automobile repair garages, not including body and fender shops or spray painting.
(8) Automobile parts and supply stores.
(9) Bakery goods distributors.
(10) Bakery shops, including baking only when incidental to retail sales on the premises.
(11) Banks and financial institutions.
(12) Barber and beauty shops.
(13) Billiard and pool halls.
(14) Blueprint and duplicating services.
(15) Book stores and binders.
(16) Bowling alleys.
(17) Catering services.
(18) Cleaning and dyeing shops.
(19) Clothing stores.
(20) Confectionery or candy stores.
(21) Costume design studios.
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(22) Dance halls.
(23) Delicatessens.
(24) Department stores.
(25) Drug stores.
(26) Dry goods stores.
(27) Employment agencies.
(28) Escort bureaus.
(29) Feed and grain sales.
(30) Florists shops.
(31) Food markets and frozen food lockers.
(32)Gasoline service stations, not including the concurrent sale of beer and wine for off-premises
consumption, excluding truck stops/travel centers.
(32 33) Gift shops.
(33 34) Hotels, resort hotels and motels.
(34 35) Household goods sales, including, but not limited to, new and used appliances, furniture,
carpets, draperies, lamps, radios, and television sets, including repair thereof.
(35 36) Hobby shops.
(36 37) Ice cream shops.
(37 38) Ice sales, not including ice plants.
(38 39) Interior decorating shops.
(39 40) Jewelry stores, including incidental repairs.
(40 41) Labor temples.
(41 42) Laboratories, film, dental, medical, research or testing.
(42 43) Laundries and laundromats.
(43 44) Leather goods stores.
(44 45) Locksmith shops.
(45 46) Mail order businesses.
(46 47) Manufacturer's agent.
(47 48) Market, food, wholesale or jobber.
(48 49) Massage parlors, Turkish baths, health centers and similar personal service establishments.
(49 50) Meat markets, not including slaughtering.
(50 51) Mimeographing and addressograph services.
(51 52) Mortuaries.
(52 53) Music stores.
(53 54) News stores.
(54 55) Notions or novelty stores.
(55 56) Offices, including business, law, medical, dental, chiropractic, architectural, engineering,
community planning, real estate.
(56 57) One (1) on-site operator's residence, which may be located in a commercial building.
(57 58) Paint and wallpaper stores, not including paint contractors.
(58 59) Pawn shops.
(59 60) Pet shops and pet supply shops.
(60 61) Photography shops and studios and photo engraving.
(61 62) Plumbing shops, not including plumbing contractors.
(62 63) Poultry markets, not including slaughtering or live sales.
(63 64) Printers or publishers.
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(64 65) Produce markets.
(65 66) Radio and television broadcasting studios.
(66 67) Recording studios.
(67 68) Refreshment stands.
(68 69) Restaurants and other eating establishments.
(69 70) Schools, business and professional, including art, barber, beauty, dance, drama, music and
swimming.
(70 71) Shoe stores and repair shops.
(71 72) Shoeshine stands.
(72 73) Signs, on-site advertising.
(73 74) Sporting goods stores.
(74 75) Stained glass assembly.
(75 76) Stationer stores.
(76 77) Stations, bus, railroad and taxi.
(77 78) Taxidermist.
(78 79) Tailor shops.
(79 80) Telephone exchanges.
(80 81) Theaters, not including drive-ins.
(81 82) Tire sales and service, not including recapping.
(82 83) Tobacco shops.
(83 84) Tourist information centers.
(84 85) Toy shops.
(85 86) Travel agencies.
(86 87) Typewriter sales and rental, including incidental repairs.
(87 88) Watch repair shops.
(88 89) Wholesale businesses with samples on the premises but not including storage.
(89 90) Car washes.
(90 91) Fortune telling, spiritualism, or similar activity.
(91 92) Recycling collection facilities.
(92 93) Convenience stores, not including the sale of motor vehicle fuel.
(93 94) Day care centers
C. The following uses are permitted, provided a conditional use permit has been granted pursuant
to the provisions of Section 9.240.280:
(1) Sale, rental, repair, or demonstration of motorcycles, scooters, and motorbikes.
(2) Drive-in theaters.
(3) Heliports.
(4) Tire recapping.
(5) Animal hospitals.
(6) Body and fender shops and spray painting.
(7) Swap meets.
(8) All uses permitted in subsection (A) of this section that have more than two hundred (200)
square feet of outside storage or display of materials.
(9) Mini-warehouse structures.
(10) Lumber yards, including only incidental mill work.
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(11) Building materials sales yards.
(12) Underground bulk fuel storage.
(13) Congregate care residential facilities.
(14) Convenience stores, including the sale of motor vehicle fuel pursuant to Section 9.240.490.
(15) Gasoline Automobile fueling service stations with or without the concurrent sale of beer and
wine for off-premises consumption pursuant to Section 9.240.490, excluding truck stops/travel
centers.
(16) Liquid petroleum service stations with the concurrent sale of beer and wine for off-premises
consumption, provided the total capacity of all tanks shall not exceed ten thousand (10,000)
gallons, excluding truck stops/travel centers.
(16 17) Liquor stores pursuant to the provisions of Section 9.240.490 (Alcoholic Beverage Sales).
(17 18) Automobile sales and rental agencies.
(18 19) Alcoholic beverage sales for on-premises or off-premises consumption in conjunction with
billiard and pool halls, bowling alleys, dance halls, hotels, resort hotels, markets, convenience
stores, restaurants, theaters (not drive-ins, liquid petroleum service stations, and sports and
recreational facilities; including motor driven vehicles, archery ranges, sports arenas, skating rinks,
and stadiums) pursuant to the provisions of Section 9.240.490.”
Section 10. Subsections A and C of Section 9.120.010 (Uses Permitted.) of Chapter
9.120 (C-T Zone (Tourist Commercial)) of Title 9, Planning and Zoning, of the Jurupa Valley
Municipal Code are hereby amended to read as follows, with additions shown in underlined text
and deletions shown in strikethrough text, with all other provisions of Section 9.120.010 remaining
unchanged:
“A. The following uses are permitted, provided approval of a site development permit shall first
have been obtained pursuant to the provisions of Section 9.240.330:
(1)Automobile service stations, not including the concurrent sale of beer and wine for offpremises consumption, excluding truck stops/travel centers.
(1 2)Automobile sales, truck sales, new and used.
(2 3)Restaurants, drive-in restaurants, bars.
(3 4)Curio shops, gift shops.
(4 5)Sign, on-site advertising.
(5 6)Hotels, motels.
(6 7)Dwelling, bed and breakfast.
(7 8)Churches, temples and other places of religious worship.
(8 9)Child day care center.
C. The following uses are permitted, provided a conditional use permit has been granted pursuant
to the provisions of Section 9.240.280:
(1) Motor sports raceways and motor sports raceways with the sale of alcoholic beverages
pursuant to Section 9.240.490.
(2) Alcoholic beverage sales with automobile service fueling stations, truck service
stations, restaurants, bars, taverns, cocktail lounges, hotels, resort hotels, and extended stay hotels
pursuant to the provisions of Section 9.240.490.”
(3) Automobile fueling stations with or without the concurrent sale of beer and wine for
off-premises consumption pursuant to Section 9.240.490, excluding truck stops/travel centers.
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Section 11. Subsections A and B of Section 9.130.020 (Uses Permitted.) of Chapter
9.130 (C-R Zone (Rural Commercial)) of Title 9, Planning and Zoning, of the Jurupa Valley
Municipal Code are hereby amended to read as follows, with additions shown in underlined text
and deletions shown in strikethrough text, with all other provisions of Section 9.130.020 remaining
unchanged:
“A. The following uses are permitted, provided a site development permit has been approved
pursuant to the provisions of Section 9.240.330:
(1) Automobile service stations, not including the concurrent sale of beer and wine for off-premises
consumption, excluding truck stops/travel centers.
(1 2) Bakery shops, including baking only when incidental to retail sales on the premises.
(2 3) Barber and beauty shops.
(3 4) Confectionary and candy stores.
(4 5) Churches, temples and other places of religious worship.
(5 6) Clothing, shoe, shoe repair and leather goods stores.
(6 7) Delicatessens.
(7 8) Drug stores.
(8 9) Dwelling, bed and breakfast.
(9 10) Feed and grain sales, including outside storage.
(10 11) Florist shops.
(11 12) Gift, antique, curio, and art supply shops.
(12 13) Grocery, dry goods, health food, and variety stores.
(13 14) Hardware stores.
(14 15) Hotels and motels, with no more than twenty-five (25) guest rooms.
(15 16) Ice cream shops.
(16 17) Laundries, laundromats and dry cleaning shops.
(17 18) Libraries.
(18 19) Convenience stores, not including the sale of motor vehicle fuel.
(19 20) Meat and poultry markets, not including slaughtering or live sales.
(20 21) Meeting, fraternal lodge, and community halls.
(21 22) Museums.
(22 23) Nurseries and garden supply stores, including outside storage.
(23 24) Pet and pet supply shops.
(24 25) Post offices.
(25 26) Produce markets.
(26 27) Professional offices.
(27 28) Real estate offices.
(28 29) Restaurants, drive-in restaurants and refreshment stands.
(29 30) Signs, on-site advertising only.
(30 31) Sporting equipment, gun, bait and tackle, and equestrian shops.
(31 32) Taxidermist.
(32 33) Tourist information centers.
(33 34) One on-site operator's residence, which may be located in a commercial building.
(34 35) Mobilehomes, provided they are kept mobile and licensed pursuant to state law for use for:
(a) Construction offices and caretaker's quarters on construction sites for the duration of a
valid building permit, provided they are inconspicuously located;
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(b) Agricultural worker employment offices for a maximum of ninety (90) days in any
calendar year; or
(c) Caretakers or watchmen and their families, provided no rent is paid, where a permitted
and existing commercial use is established. No more than one (1) mobilehome shall be
allowed for a parcel of land.
(35 36) Recycling collection facilities.
(36 37) Child day care center.
B. The following uses are permitted provided a conditional use permit has been approved pursuant
to Section 9.240.280:
(1) Animal hospitals.
(2) Automobile and truck repair garages, not including body and fender shops or spray painting
shops.
(3) Building supply stores and equipment rental, including outside storage.
(4) Liquid petroleum service stations, with or without the concurrent sale of beer and wine,
provided the total capacity of all tanks shall not exceed ten thousand (10,000) gallons pursuant to
Section 9.240.490, excluding truck stops/travel centers.
(54) Automobile service fueling stations, with or without the concurrent sale of beer and wine for
off-premises consumption pursuant to Section 9.240.490, excluding truck stops/travel centers.
(6) Convenience stores, including the sale of motor vehicle fuel.
(5 7) Liquor stores pursuant to the provisions of Section 9.240.490 (Alcoholic Beverage Sales).
(6 8) Automobile service stations, gGrocery stores, convenience stores, and restaurants with the
sale of alcoholic beverages for off-premise consumption and bars, cocktail lounges, restaurants
and hotels with alcoholic beverage sales for on-premises consumption pursuant to the provisions
of Section 9.240.490.”
Section 12. Section 9.130.040 (Development standards.) of Chapter 9.130 (C-R Zone
(Rural Commercial)) of Title 9, Planning and Zoning, of the Jurupa Valley Municipal Code is
hereby amended to read as follows, with additions shown in underlined text and deletions shown
in strikethrough text, with all other provisions of Section 9.130.040 remaining unchanged:
“The following shall be the standards of development in the C-R Zone:
(1) The minimum lot area shall be twenty thousand (20,000) square feet, unless a different
minimum is specifically required in a particular area.
(2) The front, side and rear yard setbacks shall be twenty-five (25) feet. The front setback
shall be measured from the existing adjacent street line or the street line as shown on an adopted
highway specific plan. The rear setback shall be measured from the rear lot line or any recorded
alley or easement. Each side setback shall be measured from the side lot line or from any existing
adjacent street line or the street line as shown on an adopted highway specific plan.
(3) No buildings or structures shall exceed forty (40) feet in height.
(4) Total building coverage on a single parcel shall not exceed twenty (20) percent of the
net lot size.
(5) Automobile parking areas and landscaping shall be in accordance with Section
9.240.120.
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(6) Trash areas shall be visually screened with a six (6) foot high fence or wall and shall
have a gate and be inaccessible to wildlife.
(7) No outside storage shall be permitted unless specifically allowed in Section 9.130.020.
Any such storage shall be in the rear of the structure and shall be enclosed with a visually screening
fence.
(8) The following uses shall be required to install an acceptable security system:
(a) Automobile service fueling stations.
(b) Bars and cocktail lounges.
(c)Liquor and convenience stores.”
Section 13. Subsections B and C of Section 9.132.020 (Uses Permitted.) of Chapter
9.132 (C-N Zone (Commercial-Neighborhood)) of Title 9, Planning and Zoning, of the Jurupa
Valley Municipal Code are hereby amended to read as follows, with additions shown in underlined
text and deletions shown in strikethrough text, with all other provisions of Section 9.132.020
remaining unchanged:
“B. The following uses are permitted provided approval of a site development permit shall first
have been obtained pursuant to the provisions of Section [9.240.330]:
(1) Automobile service stations, not including the concurrent sale of beer and wine for off-premises
consumption, excluding truck stops/travel centers.
(1 2) Car wash, self-service (no automated or drive thru).
(2 3) Caretaker's residence.
(3 4) Farm supply and feed store.
(4 5) Fitness/health facility.
(5 6) General retail—More than two thousand five hundred (2,500) square feet up to fifteen
thousand (15,000) square feet gross floor area.
(6 7) Grocery and/or specialty foods retail—Three thousand (3,000) square feet to five thousand
(5,000) square feet of gross floor area.
(7 8) Library, branch facility.
(8 9) Medical services—Clinic, urgent care.
(9 10) Religious facility—Church, temple, stake, etc.
(10 11) Repair services— Home electronic equipment, small appliances.
(11 12) Work/live units.
(12 13) Automobile services—Repair and maintenance.
(13 14) Veterinary clinic/hospital/boarding (indoor), small animals.
(14 15) Studio—Art, dance, martial arts, music, etc.
C. The following uses are permitted provided a conditional use permit has been granted pursuant
to Section [9.240.280]:
(1) Bar/tavern pursuant to Section 9.240.490.
(2) Club, lodge, private meeting hall.
(3) Grocery, liquor and specialty foods retail—Five thousand (5,000) square feet to twenty
thousand (20,000) square feet gross floor area.
(4) Public assembly facility.
(5) Public safety facilities (police, fire, EMT, etc.).
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(6) Schools—Private, religious, specialty.
(7) Social service or charitable organization.
(8) Theatre, museum or cultural center.
(9) Clubs, lodges, private meeting halls and restaurants with on-premises consumption, and
convenience stores with alcoholic beverages sales with off-premises consumption pursuant to
Section 9.240.490.
(10) Automobile fueling stations, with or without the concurrent sale of beer and wine for offpremises consumption, excluding truck stops/travel centers.”
Section 14. Subsections A, B and C of Section 9.140.020 (Uses Permitted.) of Chapter
9.140 (R-VC Zone (Rubidoux-Village Commercial)) of Title 9, Planning and Zoning, of the Jurupa
Valley Municipal Code are hereby amended to read as follows, with additions shown in underlined
text and deletions shown in strikethrough text, with all other provisions of Section 9.140.020
remaining unchanged:
“A. Uses with limited outside storage. The following uses are permitted, only in enclosed buildings
with not more than two hundred (200) square feet of outside storage or display of materials
appurtenant to such use, on any site within the R-VC subject to a site development permit approved
pursuant to the provisions of Section 9.240.330. Some of the uses may be permitted with more
than two hundred (200) square feet of outside storage with a conditional use permit as described
in subsection (C) of this section.
USES PERMITTED WITH OUTSIDE STORAGE LIMITED TO 200 SQUARE FEET
West
Village

Village
Center

X

East
Village

No.

X

1

Ambulance services.

Uses Permitted

X

X

X

2

Antique shops.

X

X

X

3

Appliance stores, household.

X

X

X

4

Art galleries, libraries, reading rooms, museums.

X

X

X

5

Art supply shops and studios.

X

6

Auction houses used in conjunction with the primary
use(s).

X
X

X

X

7

Auditoriums and conference facilities.

X

X

X

8

Automobile parts and supply stores.

X

9

Automobile repair shops.

X
X

X

X

10

Bakery goods distributors.

X

X

X

11

Bakery shops, including baking only when incidental to
retail sales on the premises.

X

X

X

12

Banks and financial institutions.
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West
Village

Village
Center

East
Village

No.

Uses Permitted

X

X

X

13

Barber and beauty shops.

X

X

X

14

Bicycle sales and rentals with incidental repair.

X

X

X

15

Billiard and pool halls.

X

X

X

16

Blueprint and duplication services.

X

X

X

17

Book stores and binders.

X

X

18

Catering services.

X

19

Car washes.

X
X

X

X

20

Ceramic sales and manufacturing for on-site sales,
provided the total volume of kiln space does not exceed 16
cubic feet.

X

X

X

21

Churches, temples and other places of religious worship.

X

X

X

22

Cleaning and dyeing shops.

X

X

X

23

Clothing stores.

X

X

X

24

Confectionery or candy stores.

X

X

X

25

Convenience stores, not including the sale of motor vehicle
fuel.

X

X

X

26

Costume design studios.

X

27

Dance halls.

X
X

X

X

28

Day care centers.

X

X

X

29

Delicatessens.

X

X

X

30

Department stores.

X

X

X

31

Drug stores.

X

X

X

32

Dry goods stores.

X

X

X

33

Employment agencies.

X

X

X

34

Escort bureaus.

X

X

X

35

Feed and grain sales.

X

X

X

36

Florist shops.

X

X

X

37

Food stores and frozen food lockers.

X

X

X

38

Fortune telling, spiritualism.

X

39

Gasoline service stations, not including the concurrent sale
of beer and wine for off-premises consumption, excluding
truck stops/travel centers.

X
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West
Village

Village
Center

East
Village

No.

Uses Permitted

X

X

X

40
39

Gift shops.

X

X

X

41
40

Golf cart sales and service.

X

X

X

42
41

Hardware stores.

X

X

X

43
42

Household goods sales, including, but not limited to, new
and used appliances, furniture, carpets, draperies, lamps,
radios, and televisions sets, including repair thereof.

X

X

X

44
43

Hobby shops.

X

X

X

45
44

Ice cream shops.

X

X

X

46
45

Ice sales, not including ice manufacturing plants.

X

X

X

47
46

Interior decorating shops.

X

X

X

48
47

Jewelry stores, including incidental repairs.

X

X

X

49
48

Union halls.

X

X

X

50
49

Laboratories: film, dental, medical, research or testing.

X

X

X

51
50

Laundries and laundromats.

X

X

X

52
51

Leather goods stores.

X

X

X

53
52

Locksmith shops.

X

X

X

54
53

Mail order businesses.

X

X

X

55
54

Manufacturer's agent.

X

X

X

56
55

Market, food: wholesale or jobber.
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West
Village

Village
Center

East
Village

No.

Uses Permitted

X

X

X

57
56

Massage parlors, Turkish baths, health centers and similar
personal service establishments.

X

X

X

58
57

Meat markets, not including slaughtering.

X

X

X

59
58

Mortuaries.

X

X

X

60
59

Music stores.

X

X

X

61
60

News stores.

X

X

X

62
61

Notion or novelty stores.

X

X

X

63
62

Nurseries or garden supply stores.
Offices, including business, law, medical, dental,
chiropractic, architectural, engineering, community
planning, and real estate.

X

X

X

64
63

X

X

X

65
64

One on-site operator's residence, which may be located in
a commercial building.

X

X

X

66
65

Paint and wallpaper stores.

X

X

X

67
66

Parking lots and parking structures.

X

X

X

68
67

Pawn shops.

X

X

X

69
68

Pet shops and pet supply shops.

X

X

X

70
69

Photography shops and studios and photo engraving.

X

71
70

Plumbing shops, not including plumbing contractors.

X
X

X

X

72
71

Poultry markets, not including slaughtering or live sales.

X

X

X

73
72

Printers or publishers using offset or electrostatic
technology.
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West
Village

Village
Center

East
Village

No.

Uses Permitted

X

X

X

74
73

Produce markets.

X

X

X

75
74

Radio and television broadcasting studios.

X

X

X

76
75

Recording studios.

X

77
76

Recycling collection facilities.

X
X

X

X

78
77

Refreshment stands.

X

X

X

79
78

Restaurants and other eating establishments.

X

X

X

80
79

Schools: business and professional, including art, barber,
beauty, dance, drama, music and swimming.

X

X

X

81
80

Shoe stores and repair shops.

X

X

X

82
81

Shoe-shine stands.

X

X

X

83
82

Signs, on-site advertising.

X

X

X

84
83

Sporting goods stores.

X

X

X

85
84

Stained glass assembly.

X

86
85

Stationery stores.

X

X

87
86

Stations: bus, railroad and taxi.

X

X

X

88
87

Taxidermist.

X

X

X

89
88

Tailor shops.

X

X

X

90
89

Telephone exchanges.

X

91
90

Theaters, not including drive-ins.

X

X
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West
Village

Village
Center

X

East
Village

No.

X

92
91

Tire sales and service, not including recapping.
Tobacco shops.

Uses Permitted

X

X

X

93
92

X

X

X

9493 Tourist information centers.

X

X

X

95
94

Toy shops.

X

X

X

96
95

Travel agencies.

X

X

X

97
96

Typewriter sales and rental, including incidental repairs.

X

X

X

9897 Watch repair shops.

X

X

X

99
98

B.

Wholesale businesses with samples on the premises but not
including storage.

Uses permitted with unlimited outside storage in the West Village or East Village. The following uses are
permitted within either the West Village or East Village, together with unlimited outside storage and display
of materials appurtenant to such uses, provided a site development permit has been approved pursuant to
the provisions of Section 9.240.330.

USES PERMITTED WITH UNLIMITED OUTSIDE STORAGE AND EXCLUDED FROM THE VILLAGE CENTER

West Village
X
X

X
X

Village
Center

X

X
X
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East Village

No.

Uses Permitted

X
X

2
3

X
X

4
5

X
X

6
7

Boat and other marine sales.
Ceramic
sales
and
manufacturing for on-site
sales, provided that the total
volume of kiln space does not
exceed 16 cubic feet.
Electrical substations.
Equipment rental services,
including rototiller, power
mowers, sanders, power
saws, cement and plaster
mixers not exceeding ten feet
in capacity and other similar
equipment.
Golf cart sales and service.
Hardware stores, including
not more than 1,000 square

-20-

X

X

8

X

X

98

X

X

10 9

X

X

11 10

X

X

12 11
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feet of outside storage of
lumber.
Liquid petroleum service
stations, not including the
concurrent sale of beer and
wine, provided the total
capacity for all tanks shall not
exceed
10,000
gallons,
excluding truck stops/travel
centers.
Mobilehomes, provided they
are kept mobile and licensed
pursuant to state law, used
for:
a. Sales offices in conjunction
with travel trailers or
recreational vehicle sales lots.
b. Construction offices and
caretaker's
quarters
on
construction sites for the
duration of a valid building
permit, provided that they
are inconspicuously located.
c. Caretakers or watchmen
and their families, provided
that no rent is paid, where a
permitted
and
existing
commercial
use
is
established.
Not more than one (1)
mobilehome shall be allowed
for a parcel of land or
shopping center complex.
Nurseries and garden supply
stores.
Parking lots and parking
structures.
Sports
and
recreation
facilities, not including motor
driven vehicles and riding
academies, but including
archery ranges, athletic
playgrounds, sports arenas,

X

X

skating rinks, stadiums, and
commercial swimming pools.
Travel
trailers
and
recreational vehicles sales
and service.

13 12

C. Use permitted by conditional use permit. The following uses are permitted provided that a
conditional use permit has been granted pursuant to the provisions of Section 9.240.280:
USES PERMITTED WITH A CONDITIONAL USE PERMIT
West
Village

Village
East
No.
Center Village

Uses Permitted

X

1

All uses in subsection A. of this section that have more than
200 square feet of outside storage or display of materials.

X

2

Animal hospitals.

X

X

3

Automobile fueling stations with or without the concurrent
sale of beer and wine for off-premises consumption pursuant
to Section 9.240.490, excluding truck stops/travel centers.

X

X

34

Body and fender shops and spray painting.

X

X

45

Building materials sales yards.

X

56

Clinics, including, but not limited to, medical, dental and
chiropractic.

X

67

Convenience stores, including the sale of motor vehicle fuel,
excluding truck stops/travel centers.

X

7

Gasoline service stations with the concurrent sale of beer and
wine for off-premises consumption pursuant to Section
9.240.490truck stops/travel centers.

X

8

Heliports.

X

9

Liquid petroleum service stations with the concurrent sale of
beer and wine for off-premises consumption, provided the
total capacity of all tanks shall not exceed 10,000 gallons
pursuant to Section 9.240.490, excluding truck stops/travel
centers.

X

10 9

Liquor stores pursuant to Section 9.240.490 (Alcoholic
Beverage Sales).

X

X

11
10

Lumber yards, including only incidental millwork.

X

X

12
11

Mini-warehouse structures.

X
X

X

X

X

X
X
X

X

X

X

X
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West
Village

Village
East
No.
Center Village

Uses Permitted

X

X

13
12

Sale, rental, repair or demonstration of motorcycles,
scooters, and motorbikes.

X

X

14
13

Tire recapping.

X

X

1514 Automobile sales and rental agencies.

X

X

X

16
15

Billiard and pool halls, bars and cocktail lounges, dance
halls, union halls, sports arenas, archery ranges, stadiums,
skating rinks and restaurants with the sale of alcoholic
beverages for on-premises consumption pursuant to Section
9.240.490.

X

X

X

17
16

Alcoholic beverage sales for off-premises consumption
pursuant to the provisions of Section 9.240.490.

Section 15. Subsections A and B of Section 9.145.020 (Uses Permitted.) of Chapter
9.145 (I-P Zone (Industrial Park)) of Title 9, Planning and Zoning, of the Jurupa Valley Municipal
Code are hereby amended to read as follows, with additions shown in underlined text and deletions
shown in strikethrough text, with all other provisions of Section 9.145.020 remaining unchanged:
“A. The following uses are permitted, provided a site development permit has been approved
pursuant to the provisions of Section 9.240.330:
(1) The following industrial and manufacturing uses:
(a) Food, lumber, wood, and paper products:
(i) Grain and bakery products.
(ii) Sugar and confectionary products.
(iii) Nonalcoholic beverages.
(iv) Ice.
(v) Manufacture of furniture and fixtures including cabinets, partitions, and similar
items.
(vi) Printing and publishing or newspapers, periodicals, books, forms, cards, and
similar items.
(vii) Binding of books and other publications.
(b) Textile and leather products:
(i) Wearing apparel and accessory products.
(ii) Manufacture of handbags, luggage, footwear, and other personal leather goods.
(c) Chemical and glass products:
(i) Pharmaceutical research and manufacture.
(ii) Glassblowing, pressing, cutting, and other glassware products.
(d) Metal, machinery, and electrical products:
(i) Jewelry manufacture and repair.
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(ii) Manufacture, assembly, testing and repair of components, devices, equipment and
systems of an electrical, electronic, or electro-mechanical nature, such as, but not
limited to:
a. Television and radio equipment and systems.
b. Phonographs and audio units.
c. Metering instruments, equipment and systems.
d. Radar, infrared and ultraviolet equipment and systems.
e. Coils, tubes, semiconductors and similar components.
f. Scientific and mechanical instruments.
g. Data processing equipment and systems.
h. Communication, navigation control, transmission and reception equipment,
control transmission and reception equipment, control equipment and systems,
guidance equipment and systems.
i. Musical and recording equipment.
(iii) Office and computing machine manufacture, repair, and sales.
(iv) Control devices and gauges.
(v) Equipment sales, rental and storage, excluding heavy vehicles and equipment
specially designed for executing construction tasks. Examples of heavy equipment
include, but are not limited to, cranes, boom lifts, earth moving, dozers, loaders,
excavators, scraper, grader and other similar equipment.
(vi) Appliance manufacture, and repair.
(vii) Manufacture of lighting fixtures, and supplies.
(e) Research and development.
(f) Engineering and scientific instruments: Manufacture and repair of engineering,
scientific, and medical instrumentation, including, but not limited to
(i) Measuring devices, watches, clocks, and related items.
(ii) Optical goods.
(iii) Medical, and dental instruments.
(iv) Engineering, survey, and drafting instruments.
(v) Photographic equipment.
(g) Industrial uses:
(i) Public utility substations and storage buildings.
(ii) Communications and microwave installations.
(iii) Telephone exchanges and switching equipment.
(iv) Post offices.
(v) Fire and police stations.
(vi) Water and gas company service facilities.
(vii) Parcel delivery services.
(viii) Mini warehouses (self-storage facility) provided they satisfy the provisions of
Section 9.240.470.
(2) The following service and commercial uses:
(a) Banks and financial institutions.
(b) Blueprint and duplicating services.
(c) Laboratories, film, medical, research, or testing centers.
(d) Office equipment sales and service.
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(e) Offices, professional sales and service, including business, law, medical, dental,
chiropractic, architectural and engineering.
(f) Parking lots and parking structures.
(g) Restaurants and other eating establishments.
(h) Barber and beauty shops.
(i) Day care centers.
(j) Health and exercise centers.
(k) Mobilehomes, provided they are kept mobile and licensed pursuant to state law, when
used for construction offices and caretaker's quarters on construction sites for the
duration of a valid building permit.
(l) One (1) family dwellings on the same parcel as the industrial or commercial use
provided such dwellings are occupied exclusively by the proprietor or caretaker of the
use and their immediate families.
(m) Signs, on-site advertising.
(n) Automobile service stations, not including the concurrent sale of beer and wine for
off-premises consumption, excluding truck stops/travel centers.
(o n) Motels.
(p o) Churches, temples, or other structures used primarily for religious worship.
B. The following uses are permitted provided a conditional use permit has been granted pursuant
to Section 9.240.280:
(1) Airports.
(2) Heliports.
(3) Lumber yards.
(4) Towing and impoundment of vehicles that are stored entirely within an enclosed building, with
no outdoor storage allowed.
(5) Trailer, recreational vehicle, and boat storage entirely within an enclosed building (no outdoor
storage).
(6) Warehousing and distribution only within an approved general plan warehouse and distribution
center overlay, including the Mira Loma or Agua Mansa Warehouse and Distribution Overlays.
(7) Reserved.
(8) Reserved.
(9) Recycling collection facilities.
(10) Recycling processing facilities.
(11) Automobile service fueling stations with or without the concurrent sale of beer and wine for
off-premises consumption and airports with the sale of alcoholic beverages for on-premises and
off-premises consumption pursuant to Section 9.240.490.
(12) Vehicle storage entirely within an enclosed building (no outdoor storage).
(13) Contractor storage yards, equipment sales and storage, salvage yards, cold storage, and
warehouses (storage only, not distribution warehouses) provided they also meet all of the
following criteria:
(a) A project site of one (1) acre or less;
(b) A total building area of thirty thousand (30,000) square feet or less; and
(c) Located a minimum of five hundred (500) feet from residentially zoned property and
sensitive uses, such as churches or schools.”
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Section 16. Subsections 2 and 3 of Section 9.148.020 (Uses Permitted.) of Chapter
9.148 (M-SC Zone (Manufacturing-Service Commercial)) of Title 9, Planning and Zoning, of the
Jurupa Valley Municipal Code are hereby amended to read as follows, with additions shown in
underlined text and deletions shown in strikethrough text, with all other provisions of Section
9.148.020 remaining unchanged:
“The following uses shall be permitted in the M-SC Zone:
(2) The following uses are permitted provided a site development permit is approved pursuant to
the provisions of Section 9.240.330.
(a) The following industrial and manufacturing uses:
(i) Food products:
a. Meat and poultry products, not including meat packing or slaughtering.
b. Dairy products, not including dairies.
c. Canning and preserving fruits and vegetables.
d. Grain and bakery products.
e. Sugar and confectionery products.
f. Nonalcoholic beverages.
g. Ice.
(ii) Textile products:
a. Cotton, wood, and synthetic weaving and finishing mills.
b. Wearing apparel and accessory products.
c. Knitting mills.
d. Floor covering mills.
e. Yarn and thread mills.
(iii) Lumber and wood products:
a. Saw and planing mills.
b. Manufacture of containers and crates.
c. Fabrication of wood buildings and structures.
d. Manufacture of furniture and fixtures including cabinets, partitions and
similar items.
(iv) Paper products:
a. Paper and paperboard mills.
b. Manufacture of containers and boxes.
c. Paper shredding.
d. Printing and publishing of newspapers, periodicals, books, forms, cards,
and similar items.
e. Binding of books and other publications.
(v) Chemicals and related products:
a. Manufacture of organic and inorganic compounds, not including those of
a hazardous nature.
b. Manufacture of drugs and pharmaceuticals.
c. Soaps, cleaners, and toiletries.
d. Manufacture of agricultural chemicals, not including pesticides and
fertilizers.
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(vi) Leather products:
a. Tanning and finishing of leather.
b. Manufacture of handbags, luggage, footwear, and other personal leather
goods.
(vii) Stone, clay, glass, and concrete products:
a. Stone cutting and related activities.
b. Pottery and similar items.
c. Glass blowing, pressing and cutting.
d. Glassware products.
e. Manufacture of concrete, gypsum, plaster and mineral products.
(viii) Metal products:
a. Manufacture of cans and containers.
b. Cutlery, tableware, hand tools, and hardware.
c. Plumbing and heating items.
d. Wrought iron fabrication.
e. Manufacture and assembly of fencing.
f. Machine, welding, and blacksmith shops.
g. Metal stamps and forged metal products.
h. Manufacture of ordnance and firearms, not including explosives.
i. Jewelry.
(ix) Machinery:
a. Engines, turbines, and parts.
b. Farm, garden construction, and industrial machinery.
c. Office and computing machines.
d. Refrigeration and heating equipment.
e. Equipment sales, rental, and storage.
(x) Electrical equipment:
a. Electrical and electronic apparatus and components.
b. Appliances.
c. Lighting and wiring.
d. Radio, television, and communications equipment.
e. Musical and recording equipment.
(xi) Transportation and related industries:
a. Motorcycles, bicycles, and parts manufacture.
(xii) Engineering and scientific instruments:
a. Measuring devices, watches, clocks, and related items.
b. Optical goods, medical instruments, supplies, and equipment and
photography equipment.
(xiii) Industrial uses:
a. Cotton ginning.
b. Public utility substations and storage yards.
c. Heliports.
d. Communications and microwave installations.
e. Mini warehouses (self-storage facility) provided they satisfy the
provisions of Section 9.240.470.
(xiv) Research and development.
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(b) The following service and commercial uses:
(i) Banks and financial institutions.
(ii) Blueprint and duplicating services.
(iii) Gasoline and diesel service stations, not including the concurrent sale of beer
and wine for off-premises consumption, excluding truck stops/travel centers.
(iii iv) Laboratories, film, medical, research, or testing centers.
(iv v) Office equipment sales and service.
(v vi) Offices, professional sales and service, including business, law, medical,
dental, chiropractic, architectural, and engineering.
(vi vii) Parking lots and parking structures.
(vii viii) Restaurants and other eating establishments.
(viii ix) Vehicle and motorcycle repair shops.
(ix x) Barber and beauty shops.
(x xi) Body and fender shops, and spray painting.
(xi xii) Building materials sales yard.
(xii xiii) Day care centers.
(xiii xiv) Health and exercise centers.
(xiv xv) Hardware and home improvement center.
(xv xvi) Mobilehomes, provided they are kept mobile and licensed pursuant to state
law, when used for: construction offices and caretaker's quarters on construction
sites for the duration of a valid building permit; agricultural worker employment
offices for a maximum of ninety (90) days in any calendar year; caretaker's quarters
and office, in lieu of any other one (1) family dwelling located on the same parcel
as a permitted industrial use.
(xvi xvii) One (1) family dwellings on the same parcel as the industrial or
commercial use provided such dwellings are occupied exclusively by the proprietor
or caretaker of the use and their immediate family.
(xvii xviii) Nurseries and garden supply stores.
(xviii xix) Car washes.
(xix xx) Signs, on-site advertising.
(xx xxi) Feed and grain sales.
(xxi xxii) Fortune telling, spiritualism, or similar activity.
(xxii xxiii) Churches, temples, or other structures used primarily for religious
worship.
(3) The following uses are permitted provided a conditional use permit has been granted pursuant
to Section 9.240.280:
(a) Meat packing plants, not including slaughtering or rendering of animals.
(b) Cemeteries, crematories, and mausoleums.
(c) Brewery, distillery, or winery with alcoholic beverage sales for on-premises and offpremises consumption pursuant to Section 9.240.490.
(d) Acid and abrasives manufacturing.
(e) Fertilizer production, organic or inorganic.
(f) Paints and varnishes manufacturing and incidental storage.
(g) Airports.
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(h) Poultry and egg processing.
(i) Drive-in theaters.
(j) Lumber yards.
(k) Fabrication of manufactured housing and mobilehomes.
(l) Fabrication of metal buildings.
(m) Vehicles, aircraft, boats and parts manufacture.
(n) Railroad equipment.
(o) Travel trailers and recreational vehicles manufacture.
(p) Towing and impoundment of vehicles that are stored entirely within an enclosed
building, with no outdoor storage allowed.
(q) Trailer and boat storage.
(r) Railroad yards and stations.
(s) Building movers storage yard.
(t) Reserved.
(u) Warehousing and distribution, only within an approved General Plan Warehouse and
Distribution Overlay, including the Mira Loma or Agua Mansa Warehouse and
Distribution
Overlays.
(v) Reserved.
(w) Reserved.
(x) Truck and trailer sales and rental.
(y) Mobilehome sales lots.
(z) Recycling collection facilities.
(aa) Paper storage and recycling, not within a building.
(bb) Concrete batch plants and asphalt plants.
(cc) Recycling processing facilities.
(dd) Recycling of wood, metal and construction wastes.
(ee) Disposal service operations, not including transfer stations.
(ff) Reserved.
(gg) Natural gas storage, above-ground.
(hh) Petroleum and bulk fuel storage, above-ground, pursuant to Chapter 5.65.
(ii) Any mining operation that is subject to the California Surface Mining and Reclamation
Act of 1975 (Pub. Resources Code Section 2710 et seq.) provided a valid surface mining
permit has been granted pursuant to Chapter 5.65.
(jj) Gasoline and diesel service Automobile fueling stations with or without the concurrent
sale of beer and wine for off-premises consumption, restaurants with the sale of alcoholic
beverages for on-premises consumption, and airports with the sale of alcoholic beverages
for on-premises and off-premises consumption pursuant to Section 9.240.490.
(kk) Vehicle storage entirely within an enclosed building, with no outdoor storage allowed.
(ll) For the following list of truck trip generation uses with a project site one (1) acre or
less, the total building area is thirty thousand (30,000) square feet or less and when located
five hundred (500) feet or more from residentially zoned property or other sensitive uses
such as churches and schools:
(i) Contractor storage yards.
(ii) Equipment sales and storage.
(iii) Salvage yards.
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(iv) Cold storage.
(v) Warehouse (storage only not distribution warehouses).”
Section 17. Subsections 2 and 3 of Section 9.150.020 (Uses Permitted.) of Chapter
9.150 (M-M Zone (Manufacturing-Medium)) of Title 9, Planning and Zoning, of the Jurupa Valley
Municipal Code are hereby amended to read as follows, with additions shown in underlined text
and deletions shown in strikethrough text, with all other provisions of Section 9.150.020 remaining
unchanged:
“The following uses shall be permitted:
(2) The following uses are permitted provided a site development permit is approved pursuant to
the provisions of Section 9.240.330.
(a) The following industrial and manufacturing areas:
(i) Food products:
a. Meat and poultry products, including meat packing but not including
slaughtering.
b. Dairy products, not including dairies.
c. Canning and preserving fruits and vegetables.
d. Grain and bakery products.
e. Sugar and confectionery products.
f. Beverages.
g. Ice.
h. Wineries, distilleries and breweries.
(ii) Textile products:
a. Cotton, wool, and synthetic weaving and finishing mills.
b. Wearing apparel and accessory products.
c. Knitting mills.
d. Floor covering mills.
e. Yarn and thread mills.
(iii) Lumber and wood products:
a. Saw and planing mills.
b. Manufacture of containers and crates.
c. Fabricated wood buildings and structures.
d. Manufacture of furniture and fixtures including cabinets, partitions and similar
items.
e. Paper shredding.
(iv) Paper products:
a. Paper and paperboard mills.
b. Manufacture of containers and boxes.
c. Paper shredding.
d. Printing and publishing of newspapers, periodicals, books, forms, cards, and
similar items.
e. Binding of books and other publications.
(v) Chemicals and related products:
a. Manufacture of organic and inorganic compounds, not including those of a
hazardous nature.
b. Manufacture of drugs and pharmaceuticals.
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c. Soaps, cleaners, and toiletries.
d. Manufacture of agricultural chemicals, not including pesticides and fertilizers.
(vi) Rubber, plastic and synthetic products:
a. Manufacture of tires and tubes.
b. Fabrication of rubber, plastic, and synthetic products.
(vii) Leather products:
a. Tanning and finishing of leather.
b. Manufacture of handbags, luggage, footwear, and other personal leather goods.
(viii) Stone, clay, glass, and concrete products:
a. Stone cutting and related activities.
b. Pottery and similar items.
c. Glass blowing, pressing and cutting.
d. Glassware products.
e. Manufacture of concrete, gypsum, plaster and mineral products.
(ix) Metal products, fabricated:
a. Manufacture of cans and containers.
b. Cutlery, tableware, hand tools, and hardware.
c. Plumbing and heating items.
d. Wrought iron fabrication.
e. Manufacture and assembly of fencing.
f. Machine, welding, and blacksmith shops.
g. Metal stamps and forged metal products.
h. Manufacture of ordnance and firearms, not including explosives.
i. Jewelry.
(x) Machinery:
a. Engines, turbines, and parts.
b. Farm, garden, construction, and industrial machinery.
c. Office and computing machines.
d. Refrigeration and heating equipment.
e. Equipment sales, rental, and storage, excluding heavy vehicles and equipment
specially designed for executing construction tasks. Examples of heavy equipment
include, but are not limited to, cranes, boom lifts, earth moving, dozers, loaders,
excavators, scraper, grader and other similar equipment.
(xi) Electrical equipment:
a. Electrical and electronic apparatus and components.
b. Appliances.
c. Lighting and wiring.
d. Radio, television, and communications equipment.
e. Musical and recording equipment.
(xii) Transportation and related industries: Motorcycles, bicycles, and parts manufacture.
(xiii) Engineering and scientific instruments:
a. Measuring device, watches, clocks, and related items.
b. Optical goods.
c. Medical instruments, supplies, and equipment and photography equipment.
(xiv) Industrial uses:
a. Laboratories and research centers.
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b. Cotton ginning.
c. Public utility substations and storage yards.
d. Heliports.
e. Animal training.
f. Communications and microwave installations.
g. Breweries, distilleries, and wineries.
h. Mini warehouses (self-storage facility) provided they satisfy the provisions of
Section 9.240.470.
(b) The following service and commercial uses:
(i) Banks and financial institutions.
(ii) Blueprint and duplicating services.
(iii) Gasoline and diesel service stations, not including the concurrent sale of beer and wine
for off-premises consumption, excluding truck stops/travel centers.
(iviii) Laboratories, film, medical, research, or testing.
(viv) Office equipment sales and service.
(viv) Offices, professional sales and service, including business, law, medical, dental,
chiropractic, architectural, and engineering.
(viivi) Parking lots and parking structures.
(viiivii) Restaurants and other eating establishments.
(ixviii) Vehicle and motorcycle repair shops.
(xix) Barber and beauty shops.
(xix) Body and fender shops, and spray painting.
(xiixi) Building materials sales yard.
(xiiixii) Day care centers.
(xivxiii) Health and exercise centers.
(xvxiv) Hardware and home improvement centers.
(xvixv) Mobilehomes, provided they are kept mobile and licensed pursuant to state law,
when used for: construction offices and caretaker's quarters on construction sites for the
duration of a valid building permit; agricultural worker employment offices for a maximum
of ninety (90) days in any calendar year; caretaker's quarters and office, in lieu of any other
one (1) family dwelling, located on the same parcel as a permitted industrial use.
(xviixvi) One (1) family dwellings on the same parcel as the industrial or commercial use
provided such dwellings are occupied exclusively by the proprietor or caretaker of the use
and their immediate family.
(xviiixvii) Nurseries and garden supply.
(xixxviii) Car washes.
(xxxix) Feed and grain sales.
(xxixx) Signs, on-site advertising.
(xxiixxi) Churches, temples and other places of religious worship.
(3) The following uses are permitted, provided a conditional use permit has been granted pursuant
to Section 9.240.280:
(a) Abattoirs.
(b) Cemeteries, crematories and mausoleums.
(c) Cotton ginning.
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(d) Acid and abrasives manufacturing.
(e) Fertilizer production, and processing organic or inorganic.
(f) Paints and varnishes manufacturing and incidental storage.
(g) Drive-in theaters.
(h) Airports.
(i) Sand blasting.
(j) Gas, steam, and oil drilling operations.
(k) Swap meets.
(l) Smelting metal and foundries.
(m) Lumber yards.
(n) Fabrication of manufactured housing and mobilehomes.
(o) Fabrication of metal buildings.
(p) Vehicles, aircraft, boats and parts manufacture.
(q) Railroad equipment.
(r) Travel trailers and recreational vehicles manufacture.
(s) Reserved.
(t) Railroad yards and stations.
(u) Towing and impoundment of vehicles that are stored entirely within an enclosed building, with
no outdoor storage allowed.
(v) Trailer and boat storage.
(w) Building movers storage yard.
(x) Reserved.
(y) Warehousing and distribution only within an approved General Plan Warehouse and
Distribution Center Overlay, including the Mira Loma or Agua Mansa Warehouse and Distribution
Overlays.
(z) Reserved.
(aa) Reserved.
(bb) Truck and trailer sales and rental.
(cc) Mobilehome sales lots.
(dd) Recycling collection facilities.
(ee) Reserved.
(ff) Paper storage and recycling, not within a building.
(gg) Concrete batch plants and asphalt plants.
(hh) Recycling processing facilities.
(ii) Recycling of wood, metal and construction wastes.
(jj) Disposal service operations.
(kk) Sewerage treatment plants.
(ll) Dump sites.
(mm) Natural gas, above-ground storage.
(nn) Petroleum and bulk fuel storage, above-ground, pursuant to Chapter 5.65.
(oo) Any mining operation that is subject to the California Surface Mining and Reclamation Act
of 1975 (California Public Resources Code Section 2710 et seq.) provided a valid surface mining
permit has been granted pursuant to Chapter 5.65.
(pp) Vehicle storage entirely within an enclosed building (no outdoor storage).
(qq) Gasoline and diesel service stations Automobile fueling stations with or without the
concurrent sale of beer and wine for off-premise consumption, restaurants with alcoholic
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beverages sales for on-premises consumption and airports with the sale of alcoholic beverages for
on-premises or off-premises consumption pursuant to Section 9.20.490.
(rr) For the following list of truck trip generation uses with a project site one (1) acre or less, the
total building area is thirty thousand (30,000) square feet or less and when located five hundred
(500) feet or more from residentially zoned property or other sensitive uses such as churches and
schools:
(i) Contractor storage yards.
(ii) Equipment sales and storage.
(iii) Salvage yards.
(iv) Cold storage.
(v) Warehouses (storage only not distribution warehouses).”
Section 18. Subsections 2 and 3 of Section 9.155.020 (Uses Permitted.) of Chapter
9.155 (M-H Zone (Manufacturing-Heavy)) of Title 9, Planning and Zoning, of the Jurupa Valley
Municipal Code are hereby amended to read as follows, with additions shown in underlined text
and deletions shown in strikethrough text, with all other provisions of Section 9.155.020 remaining
unchanged:
“The following uses shall be permitted:
(2) The following uses are permitted provided a site development permit is approved
pursuant to the provisions of Section 9.240.330:
(a) The following industrial and manufacturing uses:
(i) Food products:
a. Meat and poultry products, including meat packing but not including
slaughtering.
b. Dairy products, not including dairies.
c. Canning and preserving fruits and vegetables.
d. Grain and bakery products.
e. Sugar and confectionery products.
f. Beverages, including alcoholic beverages.
g. Wineries, distilleries, and breweries.
h. Ice.
(ii) Textile products:
a. Cotton, wool, and synthetic weaving and finishing mills.
b. Wearing apparel and accessory products.
c. Knitting mills.
d. Floor coverings mills.
e. Yarn and thread mills.
(iii) Lumber and wood products:
a. Saw and planing mills.
b. Manufacture of containers and creates.
c. Fabrication of wood buildings and structures.
d. Manufacture of furniture and fixtures including cabinets, partitions, and
similar items.
(iv) Paper products:
a. Paper and paperboard mills.
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b. Manufacture of containers and boxes.
c. Paper shredding.
d. Printing and publishing of newspaper, periodicals, books, forms cards
and similar items.
e. Binding of books and other publications.
(v) Chemicals and related products:
a. Manufacture of organic and inorganic compounds, not including those
of a hazardous nature.
b. Manufacture of drugs and pharmaceuticals.
c. Soaps, cleaners, and toiletries.
d. Manufacture of agricultural chemicals, not including pesticides and
fertilizers.
e. Paints and varnishes.
(vi) Rubber and plastic and synthetic products:
a. Manufacture of tires and tubes.
b. Fabrication of rubber, plastics, and synthetic products.
(vii) Leather products:
a. Tanning and finishing of leather.
b. Manufacture of handbags, luggage, footwear, and other personal leather
goods.
(viii) Stone, clay, glass, and concrete products:
a. Stone cutting and related activities.
b. Pottery and similar items.
c. Glass blowing, pressing and cutting.
d. Glassware products.
e. Manufacture of concrete, gypsum, plaster and mineral products.
(ix) Metal products:
a. Manufacture of cans and containers.
b. Cutlery, tableware, hand tools, and hardware.
c. Plumbing and heating items.
d. Wrought iron fabrication.
e. Manufacture and assembly of fencing.
f. Machine, welding, and blacksmith shops.
g. Metal stamps and forged metal products.
h. Manufacture of ordnance and firearms, not including explosives.
i. Jewelry.
(x) Primary metal industries:
a. Foundries.
b. Rolling and drawing metals.
c. Casting metals.
d. Blast furnaces.
e. Smelting of metals.
(xi) Machinery:
a. Engines, turbines, and parts.
b. Farm, garden construction, and industrial machinery.
c. Office and computing machines.
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d. Refrigeration and heating equipment.
e. Equipment sales, rental, and storage.
(xii) Electrical equipment:
a. Electrical and electronic apparatus and components.
b. Appliances.
c. Lighting and wiring.
d. Radio, television, and communications equipment.
e. Musical and recording equipment.
(xiii) Transportation and related industries: Motorcycles, bicycles, and parts.
(xiv) Engineering and scientific instruments:
a. Measuring devices, watches, clocks, and related items.
b. Optical goods, medical instruments, supplies, and equipment, and
photography equipment.
(xv) Industrial uses:
a. Laboratories and research centers.
b. Cotton ginning.
c. Public utility substations and storage yards.
d. Heliports.
e. Communications and microwave installations.
f. Sand blasting.
g. Airports.
h. Mini warehouses (self-storage facility) subject to the provisions of
Section 9.240.470.
(b) The following service and commercial uses:
(i) Banks and financial institutions.
(ii) Blueprint and duplicating services.
(iii) Gasoline and diesel service stations, not including the concurrent sale of beer
and wine for off-premises consumption, excluding truck stops/travel centers.
(iviii) Laboratories, film, medical, research, or testing.
(viv) Office equipment sales and service.
(viv) Offices, professional sales and service, including business, law, medical
dental, chiropractic, architectural, and engineering.
(viivi) Parking lots and parking structures.
(viiivii) Restaurants and other eating establishments.
(ixviii) Vehicle and motorcycle repair.
(xix) Barber and beauty shops.
(xix) Body and fender shops, and spray painting.
(xiixi) Building materials sales yard.
(xiiixii) Day care centers.
(xivxiii) Health and exercise centers.
(xvxiv) Hardware and home improvement centers.
(xvixv) Mobilehomes, provided they are kept mobile and licensed pursuant to
state law, when used for: construction offices and caretaker's quarters on
construction sites for the duration of a valid building permit, agricultural worker
employment offices for a maximum of ninety (90) days in any calendar year;
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caretaker's quarters and office, in lieu of any other one (1) family dwelling,
located on the same parcel as a permitted industrial use.
(xviixvi) One (1) family dwellings on the same parcel as the industrial or
commercial use provided such dwellings are occupied exclusively by the
proprietor or caretaker of the use and their immediate family.
(xviiixvii) Nurseries and garden supply.
(xixxviii) Signs, on-site advertising.
(xxxix) Feed and grain sales.
(xxixx) Churches, temples and other places of religious worship.
(3) The following uses are permitted provided a conditional use permit has been granted
pursuant to Section 9.240.280:
(a) Abattoirs.
(b) Petroleum refineries.
(c) Cotton ginning.
(d) Acid and abrasives manufacturing.
(e) Fertilizer production, and processing organic or inorganic.
(f) Drive-in theaters.
(g) Explosives manufacturing and testing.
(h) Gas, steam, and oil drilling operations.
(i) Swap meets.
(j) Processing and rendering of fats and oils.
(k) Lumber yards.
(l) Fabrication of metal buildings.
(m) Vehicles, aircraft, boats and parts manufacture.
(n) Railroad equipment.
(o) Travel trailers and recreational vehicles manufacture.
(p) Draying, freighting, and trucking operations.
(q) Railroad yards and stations.
(r) Vehicle storage and impoundment entirely within an enclosed building with no
outdoor storage allowed.
(s) Trailer and boat storage entirely within an enclosed building with no outdoor storage
allowed.
(t) Building movers storage yard.
(u) Mini storage facilities for the general public.
(v) Warehousing and distribution within an approved General Plan Warehouse and
Distribution Center Overlay, including Mira Loma and Agua Mansa.
(w) Cold storage plant.
(x) Recycling collection facilities.
(y) Recycling of wood, metal and construction wastes.
(z) Contractor storage yards.
(aa) Trailer and truck sales and rentals.
(bb) Mobilehome sales lots.
(cc) Storage and fabrication of modular buildings.
(dd) Auto wrecking and junk yards.
(ee) Concrete batch plants and asphalt plants.
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(ff) Disposal service operations.
(gg) Dump sites.
(hh) Sewerage treatment plants.
(ii) Recycling processing facilities.
(jj) Natural gas, above-ground storage.
(kk) Petroleum and bulk fuel storage, above-ground, pursuant to Chapter 5.65.
(ll) Any mining operation that is subject to the California Surface Mining and
Reclamation Act of 1975 (Pub. Resources Code Section 2710 et seq.) provided a valid
surface mining permit has been granted pursuant to Chapter 5.65.
(mm) A hazardous waste facility is permitted, provided a hazardous waste facility siting
permit has been granted pursuant to Section 9.240.450.
(nn) Pallet yards (storage, sales, repairing, refurbishing, manufacturing), provided they
satisfy the provisions of Section 9.240.530.
(oo) Gasolines and diesel service stations Automobile fueling stations, with or without
the concurrent sale of beer and wine for off-premises consumption, restaurants with
alcoholic beverage sales for on-premises consumption and, wineries, distilleries, and
breweries, with the sale of alcoholic beverages for on-premises and off-premises
consumption pursuant to Section 9.20.490.
Section 19. A new Section 9.240.560 (Automobile Fueling Stations) is hereby added to
Chapter 9.240 (General Provisions) of Title 9, Planning and Zoning, of the Jurupa Valley
Municipal Code to read as follows:
“Sec. 9.240.560. – Automobile Fueling Stations
A. Definitions. The following terms shall have the following meanings for the purposes of
this section:
1) Ancillary devices: Devices providing air service, water service, recharging for
electric vehicles, and similar services.
2) Automobile Fueling Station: A retail business engaged primarily in selling
gasoline or other motor vehicle fuels, which may also provide services which are
ancillary to fuel services. These ancillary services may include vehicle service
shops, car wash facilities, convenience stores, and fast food establishments.
3) Car Wash: An ancillary use to an automobile fueling station for permanent, selfservice and/or attended car washing establishments, including fully mechanized
facilities. May include detailing services.
4) Convenience Store: An ancillary use to an automobile fueling station for any
retail sales of food, beverages and small convenience items primarily for offpremises consumption.
5) Fast Food Establishment: An ancillary use to an automobile fueling station for a
retail food service establishment in which all, or a portion of, the food service is

12774-0001\2699907v1.doc

-38-

provided through a drive-through window or counter inside the fast food
establishment as opposed to a sit-down table service restaurant.
6) Vehicle Service Shops: Any ancillary use to an automobile fueling station for
service and repair of vehicles conducted wholly within a building.
B. Purpose and intent. The purpose of this Section is to present locational criteria,
developmental standards, and operational standards to be used by the City to regulate
automobile fueling stations and ancillary uses in order to:
1) Limit the concentration of automobile fueling stations with separation, distance,
and adjacency to sensitive uses requirements.
2) Promote and preserve the public health, safety, convenience, general welfare and
general prosperity of the community. It is the intent of this Section that
automobile fueling stations shall not create increased pedestrian and vehicular
traffic hazards and shall not be detrimental to the ordinary maintenance,
development and redevelopment of the surrounding area as reflected by the
General Plan, Zoning Regulations or specific plans approved by the City.
3) Regulate automobile fueling station development to ensure that the design and
operation of such uses effectively mitigate associated problems with traffic,
congestion, excessive pavement, lighting, litter, hazardous materials, and noise.
4) Supplement the standards in the underlying zoning district for automobile fueling
station uses. In the event of conflict between these standards and the underlying
zoning district standards, the provisions of this section shall apply. Automobile
fueling station uses shall also comply with all applicable State and Federal
regulations regarding site design, pricing signs, containment, maintenance, and
operations.
C. Permit Requirement. The establishment of a new automobile fueling station; or the
reconfiguration or enlargement of an established automobile fueling station may be
approved only through the granting of a conditional use permit by the Planning
Commission pursuant to Section 9.240.280 - Conditional use permits. Automobile
fueling stations are conditionally permitted in designated zoning districts as described in
Chapter 9.40. – Zoning Districts. In addition to all other application materials required
for the conditional use permit, the applicant shall also provide a photo simulation
showing the new or remodeled automobile fueling station facilities in place on the project
site, together with its relationship to existing surrounding land uses. To approve a
conditional use permit, the Planning Commission shall make the following findings in
addition to the findings required by Section 9.240.280. – Conditional use permits:
1) The overall development of the project site shall be designed for the protection of
the public health, safety and general welfare; to conform to the logical
development of the land and to be compatible with the present and future logical
development of the surrounding property.
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2) The proposed use will not substantially increase vehicular traffic on any public
rights- of-way in the immediate vicinity, especially those serving residential uses.
3) The proposed use will not create increased traffic hazards to pedestrians, cyclists,
or equestrian users.
4) The proposed use will not adversely affect adjoining land uses, or the growth and
development of the area in which it is proposed to be located.
D. Location and Separation Requirements.
1) Automobile fueling stations, including any ancillary uses, shall be separated from
other automobile fueling stations by a minimum of one-thousand, (1,000) feet. A
maximum of two (2) automobile fueling stations are permitted at any single
intersection. Separation distance shall be measured in a straight line from the
property line of said automobile fueling stations, or the boundaries of an
automobile fueling station located on a multi-use commercial property.
2) The establishment of a new automobile fueling station shall be prohibited if there
are three (3) or more existing automobile fueling stations located within a one (1)
mile radius of the proposed automobile fueling station site, unless the Planning
Commission makes a finding that the proposed automobile fueling station is
necessary for the public convenience and will not be detrimental to the public
health, safety, and general welfare.
3) Where two (2) automobile fueling stations are located at a single intersection, the
automobile fueling stations shall be sited in such a manner as to serve different
flows of traffic. The City may consider deviations from this requirement for
locations affected by roadway widening or other infrastructure improvements.
4) When automobile fueling stations are located in multi-use commercial centers, ,
the stations shall be located at the periphery in order to minimize internal traffic
and pedestrian conflicts. The City may consider deviations from this requirement
if it can be demonstrated that an alternative location does not create traffic and/or
pedestrian conflicts.
E. Development Standards. New and reconstructed automobile fueling stations shall
comply with the following development standards:
1) Minimum Site Area. The minimum site area shall be forty-thousand (40,000)
square feet for new automobile fueling stations.
2) Minimum Frontage. The minimum frontage shall be one hundred seventy-five
(175) feet on each street. The City may consider deviations from this requirement
due to demonstrated site constraints subject to compliance with all other
applicable development standards.
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3) Maximum Lot Coverage. Maximum lot coverage for an automobile fueling
station (including canopy) is forty (40%) percent of the total lot size. No more
than twenty (20%) percent of the total lot area shall be covered by a canopy.
4) Minimum Street Setbacks. The minimum street setback shall be twenty-five (25)
feet; however, to encourage a more pedestrian streetscape, a primary building
with direct access from the street may be located a minimum of fifteen (15 ) feet
from the right-of-way. This setback also applies to ancillary devices.
5) Minimum Setbacks Adjacent to Sensitive Uses. All structures shall be set back a
minimum of fifty (50) feet from the side and rear property lines where adjoining
parcels are used, zoned, or designated by the General Plan for residential uses,
schools, parks, or religious facility. This setback also applies to ancillary devices.
6) Minimum Setbacks Adjacent to Nonresidential Districts. The minimum interior
setback shall be fifteen (15) feet. This setback also applies to ancillary devices.
7) Vehicular Access Points. No more than two driveways or means of access shall
be provided to any one street or highway. No more than thirty-five (35%) percent
of the street frontage shall be devoted to curb cuts. Within integrated
developments, shared access driveways are required.
8) Location of Driveways. Driveways shall not be located closer than twenty-five
(25) feet to the end of a curb corner; closer than twenty-five (25) feet to a common
property line when adjacent to a residential zoning district; and at a location
approved by the City when the adjoining property is located in a non-residential
zoning district. The City may consider deviations from this requirement due to
demonstrated site constraints subject to compliance with all other applicable
development standards.
9) Driveway Design. Driveways shall be designed and located to ensure a safe and
efficient movement of traffic on and off the site, to and from the lane of traffic
nearest the curb. All driveways shall be located and constructed according to the
standards of the City. Driveways for automobile fueling stations, which are
developed as part of or in conjunction with a multi-use commercial property, shall
be located as part of the total circulation facilities of the multi-use commercial
property. Decorative paving shall be provided at all driveway entrances.
10) Internal Circulation. The internal circulation system shall allow for vehicle
stacking without blocking ingress and egress on and off the site. The pump island
shall be situated to provide stacking space for a minimum of two (2) vehicles
behind the vehicle parked at the pump closest to the any entrance and/or exit
driveway.. The City may consider deviations from this requirement due to
demonstrated site constraints subject to compliance with all other applicable
development standards.
11) Pedestrian Access to Convenience Store/Fast Food Establishment. A minimum
of one (1) continuous four (4) foot-wide internal pedestrian walkway shall be
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provided from the perimeter public sidewalk of each abutting street to the nearest
entrance to the convenience market and/or fast-food establishment. Internal
pedestrian walkways shall be distinguished from driving surfaces through the use
of raised sidewalks, special pavers, bricks, or scored/stamped concrete.
12) Parking. Minimum on-site parking shall be provided as follows:
a. Stand-alone automobile fueling station (no ancillary uses): Four (4)
spaces. Spaces at the pump island does not satisfy this parking standard.
b. Automobile fueling station with a Convenience Store: Five (5) spaces per
1,000 square feet of gross floor area of the convenience store. Up to fifty
(50%) percent of the pump islands may be counted as parking spaces at a
minimum ratio of one space for each pump island.
c. Automobile fueling station with Vehicle Service Bays: One (1) space for
each service bay.
d. Automobile fueling station with a Fast Food Establishment and/or Car
Wash: The parking requirements for all uses on the automobile fueling
station site shall be determined by a parking demand study prepared by an
independent traffic engineer licensed by the State of California. The study
shall be provided by the applicant, at its sole expense, to the City at the
time of application for such use.
e. A minimum of one (1) loading space and delivery vehicle stacking area
shall be located and designed so as to avoid undue interference with the
public use of streets and alleys, drive aisles, automobile parking spaces,
or pedestrian pathways. The required loading space shall be paved with
six (6) inches of concrete over a suitable base and shall not be less than
ten (10) feet wide, thirty-five (35) feet long and fourteen (14) feet high.
f. The automobile fueling station and any ancillary use shall comply with all
applicable standards of Section 9.240.120. - Off-street vehicle parking.
Where conflict arises between sections, the requirements of this
subsection shall take precedent.
13) Building and Canopy Design. Automobile fueling stations shall comply with the
following design standards.
a. The automobile fueling station building and/or canopy, and any ancillary
use building shall be designed for architectural compatibility and in
compliance with any applicable design guidelines. Scale, massing, and
detailing should be complementary to the surrounding uses, building
form, and relationship to streetscapes.
b. Building elevations shall incorporate architectural features that are
visually interesting with pronounced massing. Blank walls are prohibited.
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Architectural features shall include: changes in wall plane and materials;
roof overhangs; cornice lines; prominent entrance areas; varied building
volume or accent elements; and varied yet complementary building
materials.
c. Architectural detailing and materials shall be of a high and durable
quality. Exterior building materials and cladding shall achieve a high
standard of life-cycle, visual, and aesthetic quality. These may include
glazing, curtain wall, brick or stone masonry, high quality metal or precast paneling; and smooth stucco. Changes of material should reflect
articulation of building form or wall plane.
d. The maximum height for all automobile fueling station buildings shall be
twenty-five (25) feet. In order to reduce the visual impact of the canopy
structure and corresponding lighting, the maximum height of the canopy
clearance shall be sixteen (16) feet and the maximum width of the canopy
fascia shall be thirty (30) inches. Canopy fascia shall match the color and
texture of the primary building.
14) Pump Islands. Pump islands shall be set back a minimum of sixty (60) feet from
any adjoining parcels which are used, zoned, or designated by the General Plan
for residential uses, schools, parks, or religious facility to the nearest edge of the
pump island. A canopy or roof structure over a pump island may encroach up to
fifty (50) feet within this distance. Pump islands shall be set back a minimum of
twenty-five (25) feet from any nonresidential property line to the nearest edge of
the pump island. A canopy or roof structure over a pump island may encroach up
to fifteen (15) feet within this distance. At least one pump station shall be
accessible to oversized vehicles, including recreational vehicles.
15) Ancillary Devices. Ancillary devices shall be not be located in any required
building setback area.
16) Cashier Location & Visibility of the Fueling Area. The cashier location shall
provide direct full visual access to the pump islands and the vehicles parked
adjacent to the islands.
17) On-Site Advertising Structures or Signs. The signs allowed for automobile
fueling stations are set forth below: Such signs shall be decorative and
coordinated with a common design theme that matches the building(s). A sign
program or plan shall be submitted to the Planning Division and be approved by
the Director of Community Development consistent with this section prior to the
installation of any sign. All necessary permits shall be obtained prior to the
installation of any sign.
a. Freestanding Sign:
i.
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a. One (1) freestanding sign or one (1) monument sign is
allowed on each street frontage. Maximum of three (3)
freestanding or monument signs per site.
b. The maximum height of a freestanding sign shall not
exceed twenty (20) feet and the maximum height of a
monument sign shall not exceed eight (8) feet.
ii.

Sign structure, including the single- or twin-pole mounts, shall be
architecturally designed and complementary with the associated
buildings on site. Exposed single- or twin-pole mounts are
prohibited.

iii.

For purposes of this subsection: “freestanding sign” means any
sign which is supported by one (1) or more decorative and
architectural integrated columns or uprights imbedded in the
ground and which is not attached to any building or structure;
“monument sign" means a freestanding sign erected to rest on the
ground or to rest on a monument base designed as a decorative
architectural unit with the sign.

b. Freeway Oriented Sign: Subject to Section 9.25.040 (1) (a) – Freestanding
Signs – Freeways.
c. Wall Sign: One (1) per building elevation. A wall sign is not permitted on
an elevation which is facing an adjoining parcel that is used, zoned, or
designated by the General Plan for residential uses. Maximum wall size
area is twenty (20) square feet per applicable building elevation. All wall
signs shall be individual channel letters and either halo or internally
illuminated.
d. Window Signage: Window signs shall not exceed 10% of the area of each
window. Individual window signs shall not exceed four (4) inches in
height and four (4) square feet in area. Window signs shall not be
illuminated.
e. Temporary Signage: Subject to Section 9.248.030. – Temporary signs.
Inflatables, pennants, banners, or flags are prohibited unless a Temporary
Sign Permit is approved for a Grand Opening event.
f. Lighter Box Sign: A sign designed to be an integral part of the architecture
of an automobile fueling station, and intended to be placed above the fuel
pumps of an automobile fueling station for purposes of providing light for
the working area and commercial identification. Lighter box signs shall
not exceed a height of four (4) feet above the fuel pumps, and shall not
exceed the length of the fuel pump area. The signs may be either one- or
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two-faced, internally lighted shall not exceed twenty percent (20%) of the
total area of each face of the sign.
g. Canopy Sign: One (1) per street frontage. Maximum area is twenty (20)
square feet, but not to exceed 70% of the vertical face on which the sign
is located. All canopy signs shall be individual channel letters and either
halo or internally illuminated.
h. Car Wash Sign: One (1) wall sign above the entrance to the car wash.
Maximum area is eight (8) square feet. In addition, one (1) wall sign with
a maximum area of eight (8) square feet, or one freestanding sign with a
maximum height of four (4) feet and maximum area of eight (8) square
feet to identify prices for services.
i. Type of Service Sign: One (1) sign at each end of each row of pumps,
identifying whether service is self-service or full service. Maximum area
is four (4) square feet.
j. Special Services Sign: One (1) attached to each device providing air
service, water service, recharging for electric vehicles, and similar
services. Maximum area is four (4) square feet. Sign shall not be
illuminated.
k. Directional Signs: One (1) designating entrance to automobile fueling
station, one (1) designating exit from automobile fueling station, one (1)
designating entrance to car wash or fast food establishment drive-thru
lane, one (1) designating exit from car wash or fast food establishment
drive-thru lane. Maximum area is two (2) square feet per sign.
l. Pump-Top Video Display Terminal:
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i.

One (1) pump-top video display terminal per pump
dispenser.

ii.

The pump-top video display terminal must be integrated into
the overall design of the pump.

iii.

Sound emanating from the pump-top video display terminal
shall not be audible to a person of normal hearing acuity at
any point on the property line or at a distance in excess of
fifteen (15) feet from the pump-top video display terminal
equipment, whichever is less.

iv.

Sound emanating from the pump-top video display terminal
shall only be activated when a customer is standing in front
of a fuel pump and shall automatically turn off when a
customer is not standing in front of a fuel pump.
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m. The automobile fueling station and any ancillary use shall comply with all
applicable standards of Sec. 9.245.040. - On-site advertising structures
and signs. Where conflict arises between sections, the requirements of this
subsection shall take precedent.
18) On-site Landscaping.
a) A minimum of eighteen (18%) percent of the site shall be landscaped and
irrigated.
b) Street frontage landscaping shall be a minimum of fifteen (15) feet in width
and bermed to no less than two (2) feet in height. Minimum ten (10) footwide landscape planter areas shall be provided adjacent to all interior
property lines. Planter areas shall be landscaped with trees, shrubs, and
ground cover. A solid row of evergreen screening trees, a minimum of thirtysix (36) inch box in size, shall be provided in any required interior property
line landscape planter adjacent to parcels that are used, zoned, or designated
by the General Plan for residential uses, schools, parks, or religious facility.
c) Not less than four hundred (400) square feet of planting areas shall be
installed and maintained at the intersection of two property lines at street or
highway corners.
d) Trees along all street frontages shall be fast-growing evergreen species, a
minimum of thirty-six (36) inch box in size, planted no farther apart on center
than the mature diameter of the proposed species.
e) Shrubs planted along all street frontages shall be a minimum five (5) gallon
size and shall be designed and maintained to screen vehicles from view from
adjacent roadways to a minimum continuous overall height of thirty (30)
inches, measured from the finished grade of on-site pavement abutting the
planter.
f) Each planter area shall be surrounded with a six-inch raised concrete curbing
or planning department-approved equivalent. An automatic irrigation system
shall be installed and permanently maintained in working order in each
separate planter area. All such landscaped areas shall be planted and
maintained in a clean and workmanlike manner.
19) Perimeter Walls. Automobile fueling station sites shall be separated from
adjacent parcels that are used, zoned, or designated by the General Plan for
residential uses, schools, parks, or religious facility by an eight (8) foot high
decorative masonry wall using materials similar in color, module and texture to
those utilized in the building. Such walls shall be reduced to three (3) feet in
height within adjacent street setback areas. Such walls need not be installed when
a building or other wall already exist on such property lines, and provides an
equivalent level of buffering as determined by the City. Perimeter walls shall be
maintained at all times. Where an automobile fueling station adjoins property in
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a non-residential zoning district, the provision of perimeter walls shall be
determined through the conditional use permit approval. The City may consider
deviations from this requirement due to demonstrated site constraints subject to
compliance with all other applicable development standards.
20) Exterior Lighting. All exterior light sources, including canopy, flood, and
perimeter shall be energy efficient, stationary, and shielded or recessed within the
roof canopy to ensure that all light is directed away from adjoining public rightsof-way and properties.
21) Alternative Fuel Stations. At least four (4) alternative fuel stations shall be
included at an automobile fueling station. At a minimum, (2) two of the (4) four
alternative fuel stations shall be electric charging stations.
F. Automobile Fueling Station Operational Standards. All automobile fueling stations shall
comply with the following development standards:
1) Location of Activities. All activities and operations shall be conducted entirely
within the enclosed automobile fueling station and ancillary structure(s), except
as follows:
a) The dispensing of fuel products from pump islands, vehicle charging, and
air and water services.
b) Minor emergency repairs including, but not limited to, replacement of
headlights, turn indicator bulbs or windshield wipers.
2) Site Maintenance. The site including all structures, landscaping, walls/fences, and
signs shall be maintained in good repair, in a clean, neat and orderly condition.
Driveways, parking, landscape, and service areas shall be maintained and kept
free of grease, oil, and other petroleum products in addition to litter. These areas
shall be periodically cleaned with equipment that dissolves spilled grease, oil, and
other petroleum products without washing them into the drainage, gutter, or sewer
systems.
3) Trash Enclosure. A trash enclosure, completely enclosed with a decorative
masonry wall not less than six (6) feet high with a solid metal self-closing gated
opening, and large enough to accommodate standard-sized commercial trash bins,
shall be located on the rear portion of the property in a manner which is accessible
to refuse collection vehicles. No storage shall be permitted above the height of
the surrounding walls. Landscaping, including clinging wall vines plant material.
shall be provided around the trash enclosure. An architecturally integrated trellis
structure shall be provided above the trash enclosure.
4) Public Service Facilities. All automobile fueling stations shall:
a) Provide restrooms on-site, at no charge, for customer use during normal
business hours. The restrooms shall be continuously maintained in in a clean
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and sanitary manner. Entrances to restroom facilities shall be located within
a building obscured from view from surrounding areas.
b) Provide and maintain in usable and good working order, an air pump and
radiator water hose for public use.
5) Noise. All outdoor noise generators associated with the business shall be
identified by the applicant during conditional use permit review and may require
the submittal of a professional noise analysis to quantify noise sources. All
outdoor speakers and video/audio pump stations and sound signals associated
with the automobile fueling stations shall be turned off daily between the hours
of 10:00 p.m. and 7:00 a.m. Automobile fueling station and ancillary use noise
(e.g., bells, loudspeakers, tools, etc.) shall not be audible from residentially zoned
or residentially occupied parcels between the hours of 7:00 p.m. and 7:00 a.m. on
weekdays and Saturdays, and before 10:00 a.m. and after 7:00 p.m. on Sundays
and nationally recognized holidays. All operations shall also comply with all
other applicable noise requirements of the Jurupa Valley Municipal Code.
6) Trash Receptacles. Trash receptacles shall be located at the building entrance and
at each pump island. The premises shall be kept free of the accumulation of litter
or waste. Removal of waste or litter from the trash receptacles shall occur at a
minimum of once each day the business is open.
7) Pollution Prevention. Permit applications for new or modified automobile fueling
stations shall include plans to implement best management practices to eliminate
discharge into storm drains in compliance with the city’s NPDES criteria.
8) Hazardous Materials. All necessary permits for the storage and use of hazardous
materials shall be obtained. All automobile fluids shall be recycled or removed
according to applicable state and federal standards.
9) Propane Tank Sales. Propane tank sale displays shall be located outside of any
required setback area and shall be stored in a secure display. The City may require
landscaping or other type of screening to conceal the propane tanks from public
view.
10) Gasoline Tanker Trucks.
a) Fuel tanker trucks shall not obstruct the public right-of way during delivery.
b) No fuel shall be loaded into any storage tank from any tank truck or tank
trailer except through a permanent submerged fill pipe, unless the tank is
equipped with a vapor loss control device or is a pressure tank.
11) Mechanical Equipment.
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a) All hydraulic hoists and pits, all equipment for lubrication, greasing,
automobile washing and permitted repairs shall be enclosed entirely within
a building.
b) All rooftop mechanical equipment shall be screened from view of adjacent
properties and public rights-of-way.
c) All ground mounted gasoline vapor recovery units and venting pipes shall
be partially enclosed with a six (6) foot high decorative solid screen wall
and landscaping and shall not be located in any required setback area. The
City may consider deviations from this requirement due to demonstrated
site constraints subject to compliance with all other applicable development
standards.
12) Payment Areas. Points of cash or other payment shall be designed so as to provide
a safe and adequate customer queuing area. Outdoor walk-up service facilities
shall be located and designed so as to prevent adverse impacts on adjacent
properties that are used, zoned, or designated by the General Plan for residential
uses, schools, parks, or religious facility.
13) Prohibited Uses. No sale or rental of automobiles, boats, trucks, trailers, motor
bikes, or other vehicles shall be permitted on an automobile fueling station site.
G. Ancillary Uses. All automobile fueling stations with ancillary use(s) shall comply with the
following standards and requirements for the applicable ancillary use(s):
1) Convenience Store.
a) The concurrent sale of alcoholic beverages in conjunction with an
automobile fueling station with a convenience store shall be subject to the
provision of Section 9.240.490 – Alcoholic Beverage sales.
b)

Outdoor display of merchandise shall be prohibited unless a temporary
event permit is obtained pursuant Section 9.250.050. - Allowed temporary
events.

2) Car Wash.
a) Provide a queuing study prepared by an independent traffic engineer
licensed by the State of California. The study shall be provided by the
applicant, at its sole expense, to the City at the time of application for such
use.
b) Provide a noise study prepared by an independent acoustical engineer
licensed by the State of California. The study shall be provided by the
applicant, at its sole expense, to the City at the time of application for such
use.
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3) Fast Food Establishment. A queuing study prepared by an independent traffic
engineer licensed by the State of California. The study shall be provided by the
applicant, at its sole expense, to the City at the time of application for such use.
4) Vehicle Repair Shop.
a) Openings of service bays shall be designed to minimize the visual intrusion
onto adjoining public rights-of-way and properties.
b) Service bay doors shall not directly face an existing residential development
or residential zone.
c) Vehicle repair shops shall be limited to battery and ignition services, tire
repair and sales, and other accessory sales and services for automobiles; but
shall exclude major automobile repairs, tire recapping, steam cleaning,
painting, body and fender work, engine overhaul, or other work of a similar
nature.
d) Outside storage of motor vehicles is prohibited. For the purpose of this
section, outside storage shall mean the parking of a motor vehicle in an
unenclosed area associated with an ancillary vehicle repair shop for longer
than 24 hours, unless the vehicle is in the process of being serviced, in which
case it may be parked for a maximum period of 72 hours. The storage or
repair of wrecked or abandoned vehicles, vehicle painting, body or fender
work, or the rental of vehicle storage or parking spaces is prohibited.
H. Discontinuation of an Automobile Fueling Station Use or Structure. An automobile
fueling station use shall not be re-established if such use has been discontinued for a continuous
period of twelve (12) months or more. If the use has discontinued for reasons of construction
under a valid building permit, the Director of Community Development may extend the twelve
(12) month time frame when presented with documentation demonstrating construction has been
pursued diligently and timely. An new automobile fueling station may only be established on a
former automobile fueling station site in compliance with the provision of Section 9.240.560 Automobile Fueling Stations.
I. Legal Nonconforming. Any automobile fueling station that is lawfully operating in the City
and does not conform to the provisions of this chapter shall be considered a legal nonconforming
use. Except as provided below, legally established nonconforming automobile fueling stations
and ancillary uses on said automobile fueling station sites shall be subject to Section 9.240.080. –
Nonconforming structures and uses.
1) Modifications to Existing Automobile Fueling Stations Use. Except as provided
below, automobile fueling station uses and structures related thereto shall not be
enlarged, extended, reconstructed, or moved to a different portion of the lot or parcel
of land occupied by such use unless in compliance with the provision of Section
9.240.560 -Automobile Fueling Stations. If conformity with standards adopted
pursuant to Section 9.240.560 -Automobile Fueling Stations, causes hardship due to
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existing configuration of on-site buildings or structures, a Variance may be applied
for pursuant to Section 9.240.270. –Variances .
a) Modifications to Improve Soil, Ground Water and Storm Water Quality.
Automobile fueling station uses may be modified to conform to current
storm water quality control regulations or remediate contamination of the
soil or ground water.
b) Modifications to Improve Traffic Safety. As determined by the City
Engineer, the pedestrian and vehicular circulation features (e.g., curbing,
sidewalks, and traffic control devices) of an automobile fueling station use
may be modified to improve public safety.
c) Modifications to Enable Zero Emission Vehicles (Battery Charging
Station). Automobile fueling station uses may be modified to accommodate
battery charging station(s) for zero emission vehicles.
d) Modifications to Enable Zero Emission Vehicles (Hydrogen Fuel Cell
Station). Automobile fueling station uses may be altered to include facilities
for the storage, conveyance and dispensing of hydrogen to zero emission
vehicles.
2) Amoritization of Nonconforming Automobile Fueling Station Use.
A
nonconforming automobile fueling station use or structure may be maintained for
forty (40) years. An extension of the amortization period shall be subject to Section
Sec. 9.240.080 (4) Extension of amortization period.
Section 20. Subsection (3) of Section 9.240.080 (Nonconforming structures and uses)
of Chapter 9.240 (General Provisions) of Title 9, Planning and Zoning, of the Jurupa Valley
Municipal Code is hereby amended to read as follows, with additions shown in underlined text
and deletions shown in strikethrough text, with all other provisions of Section 9.240.080 remaining
unchanged:
(3) A nonconforming structure or use may be maintained for the following periods of time:
(a) Where the property is unimproved: One (1) year.
(b) Where the only improvements are structures, the replacement of which would not
require a building permit three (3) years.
(c) Outdoor advertising: Five (5) years.
(d) General commercial uses, such as those primarily permitted in C Zones: One (1) year,
with the exception of Automobile Fueling Station Use: Forty (40) years.
(e) General manufacturing uses, such as those primarily permitted in M Zones: Forty (40)
years.
(f) Kennels and catteries: Twenty (20) years; provided, however, that the nonconforming
right shall be lost upon a transfer of ownership which occurs five (5) years or more
after the building or use becomes nonconforming.
(g) Commercial agricultural operations:
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(i)
(ii)
(iii)
(iv)
(v)
(vi)
(vii)
(viii)

Dairy farms: Thirty (30) years.
Goat, sheep and other small animal farms: Ten (10) years.
Hog ranches: Ten (10) years.
Horse ranches: Twenty (20) years.
Menageries: Five (5) years.
Pen fed cattle operations: Thirty (30) years.
Poultry: Twenty (20) years.
Rabbits: Ten (10) years.

(h) Noncommercial agricultural operations:
(i) Goats, sheep and other small animals: Three (3) years.
(ii) Hogs: Three (3) years.
(iii) Horses and cattle: Three (3) years.
(iv) Menageries: Three (3) years.
(v) Poultry: Three (3) years.
(vi) Rabbits: Three (3) years.
(vii) Crowing fowl: Eighteen (18) months.
Section 21. The “General Commercial/Retail Uses” table under Subsection B of Section
9.240.120 (Off-street vehicle parking.) of Chapter 9.240 (General Provisions) of Title 9, Planning
and Zoning, of the Jurupa Valley Municipal Code is hereby amended to read as follows, with
additions shown in underlined text and deletions shown in strikethrough text, with all other
provisions of Section 9.240.120 remaining unchanged:
“B. Off-street vehicle parking shall be provided in accordance with this section when the
associated building or structure is constructed or the use is established. Additional off-street
parking shall be provided in accordance with this section when an existing building is
altered or dwelling units, apartments or guest rooms are added, or a use is intensified by the
addition of floor space or seating capacity, or there is a change of use.
(1) Parking design standards.
(a) Approval of off-street parking plan. A site development permit, pursuant to the
provisions of Section 9.240.330, shall be filed for approval of all off-street parking
facilities, except for one (1) and two (2) family residences, unless the off-street parking
facilities are approved as a part of a site development permit, conditional use permit or
public use permit approval.
(b) Number of required parking spaces.
(i) In the case of mixed land uses, the total number of parking spaces shall be the sum
of the requirements for the various uses computed separately unless shared parking
is approved as provided in this chapter.
(ii) The following tables are designed to allow calculation of parking spaces required
for the uses shown, with any fractions rounded up to the nearest whole number:
General Commercial/
Per
Square Per Employee Other
For Vehicle
Retail Uses
Foot or Unit
or Student
Criteria
Stacking
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Auditoriums, exhibition
halls, theaters, movie
theaters and similar places
with fixed seats
Auditoriums, exhibition
halls, theaters, movie
theaters, and similar
places without fixed seats
Automobile repair and
service shops
Automobile
fueling stations

1 space/3 seats

1 space/30 sq.
ft. of net
assembly area

1 space/150
sq. ft. gross
floor area
service 4 spaces See
Section
9.240.560. –
Automobile
fueling
stations

Automobile washing and
cleaning establishments
except self-serve
Automobile washing and
cleaning
establishments—Selfserve
Banks, savings and loans, 1 space/250
and
other
financial sq. ft. gross
institutions
floor area

4
spaces/service
bay
See
Section
9.240.560. –
Automobile
fueling
stations
1
space/3 2 spaces/stall
employees of
largest shift
2 spaces/stall

Stacking for 6
vehicles prior
to the drive-up
window

Barber and beauty shops 1 space/150
and similar uses
sq. ft. gross
floor area
Bingo game operations
1 space/½ sq.
ft. of bingo
floor area
Clubs, discos, ballrooms, 1 space/30 sq.
cabarets, cocktail lounges, ft. of dance
dance halls, lodges and floor area
incidental dancing areas,
and similar facilities
where dancing is the
principal use
General retail; including, 1 space/200
but not limited to, sq. ft. of gross
freestanding convenience floor area
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markets, liquor stores and
supermarkets
General retail; including
but not limited to,
neighborhood,
community and regional
shopping
centers,
including those with
restaurants
Furniture,
drapery,
plumbing, floor covering,
and appliance stores
Laundries, self-serve

5½
spaces/1,000
sq. ft. of net
leasable floor
area
1 space/750
sq. ft. of sale
or display area
1 space/250
sq. ft. of gross
floor area

Mini-warehouses, selfstorage
Professional
business 1 space/200
office
sq. ft. of net
leasable floor
area
Restaurants, drive-thrus, 1 space/45 sq.
walk-ups, cafes, lounges, ft. of serving
bars
and
other area
establishments for the sale
and consumption on the
premises of food and
beverages
Uncovered sales area, 1 space/1,000
including areas for new or sq.
ft.
of
used automobiles, boat or uncovered
trailer sales, lumber or sales area to a
building materials yards, maximum of
plant nurseries or similar 20 spaces
uses
Video arcades
1 space/250
sq. ft. of gross
floor area

2
spaces/3
employees

1
space/2
employees

Stacking for 6
vehicles prior
to the menu
board

1
space/employee

NOTES: The columns, working left to right, are generally additive unless otherwise
indicated.
Unless otherwise specified, all parking must be within three hundred (300) feet of the use
served, on the same parcel as the use, or on an adjoining appropriately zoned parcel.
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All vehicle storage (stacking) spaces shall be located off-street. A driveway for stacking
leading to a drive-up window shall be designed so as not to interfere with the free or orderly
circulation of the parking area.”
Section 22. Severability. If any sentence, clause or phrase of this Ordinance is for any
reason held to be unconstitutional or otherwise invalid, such decision shall not affect the validity
of the remaining provisions of this Ordinance. The City Council hereby declares that it would
have passed this Ordinance and each sentence, clause or phrase thereof irrespective of the fact that
any one or more sentences, clauses or phrases be declared unconstitutional or otherwise invalid.
Section 23. Effect of Ordinance. This Ordinance is intended to supersede any
ordinance or resolution of the County of Riverside adopted by reference by the City of Jurupa
Valley in conflict with the terms of this Ordinance.
Section 24. Certification. The City Clerk of the City of Jurupa Valley shall certify to
the passage and adoption of this Ordinance and shall cause the same to be published or posted in
the manner required by law.
Section 25. Effective Date. This Ordinance shall take effect on the date provided in
Government Code Section 36937.
Section 26. Moratorium. Urgency Ordinance No. 2021-18, Urgency Ordinance No.
2021-20 and Urgency Ordinance No. 2022-16, imposing a moratorium on approval of building
permits or other entitlements for automobile fueling stations are hereby repealed as of the effective
date of this Ordinance.
PASSED, APPROVED, AND ADOPTED by the City Council of the City of Jurupa
Valley on this ___ day of _______, 2022.
______________________________
Chris Barajas
Mayor
ATTEST:

______________________________
Victoria Wasko, CMC
City Clerk

CERTIFICATION
STATE OF CALIFORNIA
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COUNTY OF RIVERSIDE

) ss.

CITY OF JURUPA VALLEY

)

I, Victoria Wasko, CMC, City Clerk of the City of Jurupa Valley, do hereby certify that
the foregoing Ordinance No. 2022-__ was duly introduced at a meeting of the City Council of the
City of Jurupa Valley on the ____ day of __________, 2022, and thereafter at a regular meeting
held on the ____ day of __________, 2022, it was duly passed and adopted by the following vote
of the City Council:
AYES:
NOES:
ABSENT:
ABSTAIN:
IN WITNESS WHEREOF, I have hereunto set my hand and affixed the official seal of
the City of Jurupa Valley, California, this ____ day of __________, 2022.
________________________________
Victoria Wasko, City Clerk
City of Jurupa Valley
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ATTACHMENT 2
From:
To:
Cc:
Subject:
Date:
Attachments:

Moti Balyan
Joe Perez
Thomas Gorham; Dianne Guevara; Jim Pechous
Re: Gas Station Moratorium Mailing List
Wednesday, July 27, 2022 8:20:07 PM
image001.png
image002.png

Hi Mr. Perez: Good evening. Yes, I have few comments.
1. All the studies such as environmental, traffic, and noise are very expensive. All these
requirements will cost around $30-40K. What happens if the commission denies the project?
2. Lowering the requirement to 3 stations in one miles radius, no other station can come in the
Jurupa Valley.
3. In 2025 most of the single wall tank stations will be closed. There may be a shortage of the
gas station for the community, especially under-served communities.
4. If all the recommendations are in the ordinance, the standard will be very high and it is
impossible to get the project approval.
5. Most of the utilities companies are asking the residents to reduce the utilities between 4 pm
to 9 pm. Reason is that California doesn't ;produce enough electricity and we are headed to the
Red Alert zone, which means that they have cut off the power. In this case, we need more gas
stations.

ITEM NO. 6

STAFF REPORT
DATE:

AUGUST 10, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

LUIS LOPEZ, PRINCIPAL PLANNER

SUBJECT:

MASTER APPLICATION NO. 21180 (MA21180): CONDITIONAL USE PERMIT
(CUP) NO. 21006 TO ALLOW THE CONSTRUCTION OF A NEW DISPOSAL
SERVICE OPERATIONS USE WITH APPROXIMATELY 37,025 SQUARE FEET
(SQ. FT.) OF INDUSTRIAL AND OFFICE USE BUILDINGS, NEW OUTDOOR
VEHICLE AND BIN STORAGE, AND PARKING LOT WITH FUELING FACILITY
ON 9.82 ACRES OF LAND IN THE M-H (MANUFACTURING-HEAVY) ZONE.
LOCATION: SOUTH SIDE OF AGUA MANSA ROAD BETWEEN WILSON
STREET AND RAIL SPUR CROSSING. ASSESSOR PARCEL NUMBERS
(APNS): 175-180-012 and 175-180-016.
APPLICANT: BURRTEC WASTE INDUSTRIES, INC.

RECOMMENDATION
By motion, adopt Planning Commission Resolution No. 2022-08-10-01 1) adopting Mitigated
Negative Declaration and Mitigation Monitoring and Reporting Program; and 2) approving
Conditional Use Permit No. 21006.
PROJECT DESCRIPTION
The Applicant, Burrtec Waste Industries, Inc., is seeking approval of the expansion of Burrtec’s
operation on a vacant 9.82 acre site. It includes the construction of approximately 37,025 square
feet (sq. ft.) of new industrial and office use buildings; outdoor storage of empty metal roll-off
trash bins and empty (residential) trash receptacles; a parking area for Burrtec’s fleet; CNG/LNG
fueling facility; employee parking; and related improvements. New parking area will include 180
standard stalls, 7 ADA stalls, 163 refuse collection vehicle stalls, 18 maintenance van stalls, and
7 maintenance truck stalls.
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Table 1 below identifies the project site as it relates to the General Plan, Specific Plan, and City
Zoning Map:
TABLE 1: GENERAL PROJECT INFORMATION
Project Area

9.82 Acres

General Plan Land Use Designation HI (Heavy Industrial)
Specific Plan
General Plan Overlay
Specific Plan

Agua Mansa Industrial Corridor Specific Plan (SP102)

Zoning

M-H (Manufacturing - Heavy)

LOCATION
The subject property is located easterly of Agua Mansa Road between Wilson Street and the
Union Pacific Rail Spur Crossing, within the Agua Mansa Industrial Corridor Specific Plan.
Surrounding land uses include the rail spur/Burrtec MRF and operations use to the north, a truck
driving school to the east, and heavy industrial / vacant land/ and outdoor storage uses to the
south across Wilson Street, and heavy industrial uses to the west. Exhibit 1 provides an aerial
view of the project site. Attachment 2 provides zoning and General Plan Land Use designations
of the site and surrounding parcels.
EXHIBIT 1: SITE LOCATION MAP

REQUIRED ENTITLEMENT
This project is designated Heavy Industrial within the Agua Mansa Industrial Corridor Specific
Plan. Per the Agua Mansa Industrial Corridor Specific Plan, a Conditional Use Permit is required
to establish a garbage and trash disposal use.
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ANALYSIS
I.

GENERAL PLAN. The project is consistent with the General Plan.
Heavy Industrial Land Use Designation. Industrial land aids in creating economic
growth by providing jobs for local and area-wide residents, providing growth
opportunities for new and existing businesses, and by building and maintaining a tax
base, which can help fund essential public services. The project is consistent with the
policies of the Heavy Industrial Land Use Designation which seek to allow more
intense industrial activities, such as manufacturing, materials processing, and any
related industrial activities that generate potentially significant environmental impacts
such as excessive noise, dust, glare and odors. The General Plan allows a Floor Area
Ratio (FAR) of 0.15 – 0.50 for the subject site and the proposed project has an FAR of
0.086. Although the project falls below the minimum FAR, there are 6,720 square feet
of open shade structures proposed as part of this project. Additionally, there is ample
space on the property to construct future buildings or shade structures on the site. As
such, the project’s industrial appearance from the street will substantially create the
form and character envisioned by the General Plan’s minimum FAR policies. Some of
the other applicable policies are listed below:
LU 3.12 Accommodate the continuation of existing and the development of new
industrial, manufacturing, research and development, and professional offices in
areas designated by the General Plan, specific plans, community and town center
plans.
Project: The project represents the expansion and continuation of an existing
garbage disposal operations use currently located at 1850 Agua Mansa Road,
immediately north of the subject site. The project would allow for construction of a
modern dispatch and headquarters office, fleet maintenance and vehicle storage
yard for the Burrtec Waste facility serving the larger vicinity of Burrtec customers.
•

LU 3.13 & 3.14 Manage commercial truck traffic, access, loading, and parking to
minimize potential impacts on adjacent residential and commercial properties.
Protect industrial and business park designated areas from encroachment by
incompatible or noise-sensitive uses that could be impacted by industrial activity,
such as housing and schools.
Project: The proposed project site is not in the vicinity of any residential or school
properties and would not create new significant impacts on the residential
neighborhoods located in the larger vicinity. Conditions of approval and the
Mitigation Monitoring Reporting Program include measures to further mitigate any
potential truck use impacts.
LU 3.15 Concentrate industrial uses near major transportation facilities and utilities
and along public transit corridors. Avoid siting such uses close to residentially
zoned neighborhoods or where truck traffic will be routed through residential
neighborhoods.
Project: The subject site fronts on Agua Mansa Road and Wilson Street which
are a major arterial and collector roadways, respectively that serve the larger
industrial sector of the vicinity, and maintain the established truck routes without
encroaching onto residential neighborhoods.
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LU 3.17 Prohibit the development of industrial and business park uses that use,
store, produce, or transport toxic substances, or that generate unacceptable levels
of noise or air pollution.

•

Project: The proposed project does not introduce the storage, production, or
transport of any toxic substances. The outdoor storage uses are for waste disposal
trucks and empty trash bins. The fueling facility will have LNG/CNG which is a
clean energy option for fueling.
II.

AGUA MANSA INDUSTRIAL CORRIDOR SPECIFIC PLAN. The project complies
with all development standards in the Agua Mansa Industrial Corridor Specific Plan as
shown in Table 2 below. In addition to the minimum standards set forth in Table 2
below, the Specific Plan requires that all new industrial uses comply with minimum
performance standards that prohibit the creation of environmental effects outside of
the project site boundaries including noise, vibration, electrical disturbance, fire and
explosion hazards, smoke, odors, air pollution, light/glare, thermal radiation, blast
overpressure, toxic hazards waste storage and disposal. All new heavy industrial
uses must have adequate loading facilities, trash enclosures, and adequate screening
of all outdoor storage areas.
The proposed project is a corporate fleet yard where parking is provided for refuse
collection trucks, service vehicles, and empty refuse bins. The outdoor vehicle and
bins storage will be screened from view to the street with an 8-foot high decorative
masonry walls along both street frontages and along the interior property lines. The
intended uses do not create any noise, vibration, electrical disturbance nor involve the
use of any explosives, smoke stacks, or use of toxic hazardous materials. Odors will
not emanate outside of the project site because there will be no handling of actual
refuse or green waste at this location. The site plan shows an adequate trash
enclosure area serving the office and shop buildings, and there are loading areas in
the shade structure areas in front of all the work bays of the shop. As such, the project
shows compliance with minimum performance standards.
TABLE 2: SPECIFIC PLAN APPLICABLE DEVELOPMENT STANDARDS
Standards

Height Requirements

Does Project
Comply with
Standards?

Supporting Information

Yes

Elevation drawings show
buildings no taller than 31
feet.

Yes

Approximately 70 feet
from Wilson Street
property line

Yes

194 spaces provided

35 feet maximum, if near planned
residential districts
Building Setbacks
Front – 25 feet
Side & Rear - None
Parking
90 Space Required
(1 space/300 sq. ft. of office area, plus
1 space/500 sq. ft. for typical
manufacturing/processing uses)
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TABLE 2: SPECIFIC PLAN APPLICABLE DEVELOPMENT STANDARDS
Standards

Landscaping
20 feet of landscaping along all street
frontages, measured from face of curb
(Table 11 of Agua Mansa Industrial
Corridor Specific Plan)
III.

Does Project
Comply with
Standards?

Supporting Information

25 feet to 50 feet of
landscaping from face of
curb.

PROJECT DESIGN.
a. Site Design. The subject property is located on the northeast corner of Agua Mansa
Road and Wilson Street, and the property is generally surrounded by heavy
industrial and outdoor storage uses. The site plan, see Exhibit 2 on the next page,
shows three (two-way) driveways with security gates along Wilson Street, near the
eastern property line, with access to the front parking lot serving the main office
and the employee parking lot. A fourth driveway is proposed for emergency access
only in the central portion of the site frontage along Wilson Street. A recommended
condition of approval will require all driveways to have design enhancements such
as decorative paving. The project will provide perimeter landscaping and an 8-foothigh decorative masonry wall along all street frontages and interior property lines
to substantially screen and buffer the outdoor storage uses from public view.
The office and vehicle maintenance buildings are situated on the eastern portion
of the site furthest away from the intersection of Agua Mansa Road. The truck /
empty bin outdoor storage yard occupies the western and central portions of the
site and there is a CNG/LNG fueling facility proposed at the rear (northwest corner)
of the property.
b. Architecture & Floor Plans. The proposed architecture for the new buildings is a
contemporary industrial complex with exterior stucco finish and stone veneer
accents, and divided light windows. Elevations are provided as Exhibit 3. The
roofing is a gabled standing seam metal roof on the main office and the rear shop
buildings will have a shed-style metal roof, painted to complement the building’s
exterior. The shade structures in front of the work bays consist of shed roofing
supported with tapered metal beams, a recommended condition of approval will
require approval of adequate screening of all rooftop equipment. The floor plans
for the project show a one-story headquarters office nearest the street (Wilson
Street), with main entry porch oriented towards the front parking lot. Behind the
main office will be the mechanics office and truck maintenance work bays (shop).
The work bays include two repair bays, one tire repair bay, two welding bays, a
paint booth, and a washing station. There will be a continuous canopy structure in
front of all work bays creating a shaded area to protect employees from the
afternoon sun.
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EXHIBIT 2. SITE PLAN

EXHIBIT 3. ELEVATIONS

Office Building – Front (South) Elevation
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Office Building – East Elevation

Office / Shop / Mechanics Office– West Elevation
c. Landscaping. The Conceptual Landscape Plan shows perimeter landscaping
along all street frontages and within the employee parking and front parking areas.
Trees within the parkway and setbacks which abuts streets, will be required to be
36-inch box trees. Outside of these areas, 24-inch box shade trees including “Palo
Verde”, “Chitalpa” and “African Sumac” trees would be provided. Accent trees
include “Afghan Pine” tree and “Brisbane Box” tree. Additionally, there are 12
water-efficient shrub species and four succulent species proposed within the
planter beds. Groundcovers include a variety of trailing shrubs including
“Lantana,” “Natal Plum,” and “Rosemary” bush.
d. Public Right-of-Way Improvements. The project will be conditioned to improve the
public right-of-way improvements along both street frontages to include new
sidewalks, ADA ramps, street lights, and perimeter landscaping. Per
recommended condition of approval, street trees would be 36” inch box in size.
•

Agua Mansa Road. Agua Mansa Road along the project’s frontage will be
conditioned to be improved to have an ultimate half right-of-way width of 50
feet. The applicant will provide road and parkway improvements including a 38ft paved section from street centerline to curb face, and 12-ft parkway with 6-ft
sidewalk. Improvements may include road pavement treatment/repairs along
the project frontage, and coordination with UPRR if any encroachment permit
is needed to provide necessary transition improvements.

•

Wilson Street. The street along the project’s frontage will be conditioned to be
improved with an ultimate half right-of-way width of 44 feet. New road and
parkway improvements including a 32-ft paved section from street centerline to
curb face and a 12-ft parkway with 6-ft sidewalk. Off-site improvements
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required within existing utility or railroad easements will require easement
holder’s consent.
•

Traffic Signal. In addition to the above, the project will be required to pay a
fair-share contribution towards the installation of a traffic signal at the
intersection of Agua Mansa Road and Wilson Street, as required by a condition.
Additionally, staff has included a condition of approval to require alternative
routes for refuse collection trucks, to avoid left-turn movements at this
intersection until the traffic signal can be installed, at a future date.

IV.

DISTRIBUTION OF PLANS. The project was circulated for Interagency Review. This
included reviews by other City departments, service providers (County Fire
Department, Riverside County Sheriff Department, Jurupa Unified School District, etc.)
and utility companies, allowing each entity the opportunity to review the proposal and
determine the impacts of the development relative to their services. Comments from
these agencies have been considered and incorporated as modifications and/or
conditions to this project.

V.

CONSTRUCTION SCHEDULE. As of the time that this report was written, applications
were submitted to the City’s Engineering Department and Building Department “at risk”
for review in order to expedite the construction schedule. The existing facility north of
the subject site has outgrown that location for several years, and the owners have
been unofficially using the property for truck and bin storage. The owners are eager to
meet their deadlines for construction in one single phase of construction.

VI.

ON-SITE UTILITY AND DRAINAGE IMPROVEMENTS. West Valley Water District
(WVWD) will provide water service to the project site. The WVWD issued a Domestic
Water Service “Will Serve” letter dated September 7, 2021. The Will Serve letter does
not guarantee that the WVWD will provide water to serve the Project, but rather is an
indicator that the WVWD has the potential to provide water provided that fees are paid
and water improvements are constructed per the WVWD’s standards.
Sewer service infrastructure will be provided to the project site by the Rubidoux
Community Services District (RCSD). Sewer service is available to serve the Project
by connecting to the existing sewer main pipeline in Agua Mansa Road. The District
issued a “Will Serve” letter dated September 16, 2021. The Will Serve letter does not
guarantee that the District will provide sewer service for the Project, but rather is an
indicator that the District has the potential to provide sewer service provided that fees
are paid and sewer improvements are constructed per the District’s standards.
The site currently drains to the north where there is a temporary retention area. The
proposed drainage pattern will maintain the original drainage pattern and drain north
where it then will be picked up by multiple catch basins which are designed to intersect
and capture the 100-year flow. Once the flow is captured by the site’s catch basins, it
will then be routed, via pipe, to a hydrodynamic separator unit, followed by
underground storage where it will infiltrate into the surrounding soil. The underground
storage has been sized to capture and store a 25-year 24-hour storm event.

VII.

FINDINGS FOR APPROVAL OF A CONDITIONAL USE PERMIT (CUP).
A conditional use permit shall not be granted unless the applicant demonstrates that
the proposed use will not be detrimental to the health, safety or general welfare of the
community. Any permit that is granted shall be subject to such conditions as shall be
necessary to protect the health, safety or general welfare of the community.
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The proposed use will not be detrimental to the health, safety or general welfare of the
community, in that, the Project consists of a headquarters office, mechanic’s office and
shop, refuse collection vehicle storage yard, and employee parking which all comply
with current zoning and development standards. The proposed use is not located in
the vicinity of sensitive uses such as residences, schools or playgrounds and will not
adversely affect surrounding properties in regards to aesthetics, solar access, noise,
fumes, odors or lights.
The proposed use will improve substantial portions of Wilson Street and Agua Mansa
Boulevard with widened street paving, curb, gutter and sidewalk improvements,
making the property and vicinity safer for pedestrians and vehicles. The proposed use
is compatible with other heavy industrial uses in the area, and as such does not
denigrate the general welfare of the larger community. The proposed use would
provide perimeter landscaping and an 8-foot-high decorative masonry wall along all
street frontages and interior property lines to substantially screen and buffer the
outdoor storage uses from public view, and this further protects the general welfare of
the industrial neighborhood in which the site is located.
VIII.

ENVIRONMENTAL REVIEW. The proposed Mitigated Negative Declaration (MND) is
supported by an Initial Study that evaluated potential effects with respect to Aesthetics,
Agriculture Resources, Air Quality, Biological Resources, Cultural Resources, Energy,
Geology and Soils, Greenhouse Gas Emissions, Hazards and Hazardous Materials,
Hydrology and Water Quality, Land Use and Planning, Mineral Resources, Noise,
Population and Housing, Public Services, Recreation, Transportation, Tribal Cultural
Resources, Utilities and Service Systems, and Wildfire. The proposed MND
determines that although the proposed Project could have a significant effect on the
environment, there will not be a significant effect in this case because mitigation
measures have been required or revisions in the Project have been made or agreed
to by the Applicant.
Public Review Period. The public review period started on June 29, 2022 and ended
on July 18, 2022. The Mitigated Negative Declaration is available for review at City
Hall and on the City’s website. There was one comment letter received from SoCAL
Gas Company Distribution, and it was a standard notification letter that no facilities
were being affected by the project.

PUBLIC NOTICE
Public hearing notices were mailed to surrounding property owners within a 1,000-foot radius of
the project site, see Attachment 8. Legal advertisement for a public hearing notice was published
on July 31, 2022 in the Press Enterprise.
CONCLUSION
The proposed disposal service operations use is consistent with applicable goals and policies in
the General Plan and intent and purpose statements of the Heavy Industrial area of the Agua
Mansa Industrial Corridor Specific Plan. Potential impacts have been analyzed and mitigation
measures have been incorporated to reduce any impacts to a “less than significant level.” The
project complies with all minimum development standards and performance standards of the
Agua Mansa Industrial Corridor Specific Plan. It is recommended that the Planning Commission
approve the project with the recommended Conditions of Approval. All required findings for
approval have been affirmatively determined.
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ATTACHMENT NO. 1
RESOLUTION NO. 2022-8-10-01

RESOLUTION NO. 2022-08-10-01
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF JURUPA VALLEY ADOPTING A
MITIGATED
NEGATIVE
DECLARATION
AND
MITIGATION
MONITORING
AND
REPORTING
PROGRAM, AND APPROVING CONDITIONAL USE
PERMIT NO. 21006 TO PERMIT A DISPOSAL SERVICE
OPERATIONS USE ON APPROXIMATELY 9.82 ACRES OF
REAL PROPERTY LOCATED ON THE SOUTH SIDE OF
AGUA MANSA ROAD BETWEEN WILSON STREET AND A
RAIL SPUR CROSSING (APNS: 175-180-012, -016) IN THE
MANUFACTURING-HEAVY (M-H) ZONE AND AGUA
MANSA SPECIFIC PLAN AREA
THE PLANNING COMMISSION OF THE CITY OF JURUPA VALLEY DOES
RESOLVE AS FOLLOWS:
Section 1.
Project. Burtec Waste Industries, Inc. (the “Applicant”) has applied for
approval of Conditional Use Permit No. 21006 (Master Application No. 21180 or MA No. 21180)
to permit a disposal service operations use consisting of a 10,275 square foot main office building,
a 1,683 square foot mechanics office building, a 25,067 square foot shop building with shade
structures, outdoor bin/vehicle storage yard, employee parking and fleet yard/truck parking with
CNG/LNG fueling facility, and related improvements, on approximately 9.82 acres of real
property located on the south side of Agua Mansa Road between Wilson Street and a rail spur
crossing (APNs: 175-180-012, -016) in the Manufacturing-Heavy (M-H) Zone and Agua Mansa
Industrial Corridor Specific Plan area, and designated Heavy Industrial (HI) (the “Project”).
Section 2.

Conditional Use Permit.

(a)
The Applicant is seeking approval of Conditional Use Permit No. 21006
to permit a disposal service operations use consisting of a 10,275 square foot main office building,
a 1,683 square foot mechanics office building, a 25,067 square foot shop building with shade
structures, outdoor bin/vehicle storage yard, employee parking and fleet yard/truck parking with
CNG/LNG fueling facility, and related improvements, on approximately 9.82 acres of real
property located on the south side of Agua Mansa Road between Wilson Street and a rail spur
crossing (APNs: 175-180-012, -016) in the Manufacturing-Heavy (M-H) Zone and the Agua
Mansa Industrial Corridor Specific Plan area.
(b)
Section 9.155.020.(3)(ff) of the Jurupa Valley Municipal Code provides
that disposal service operations uses may be located in the M-H Zone provided a conditional use
permit has been granted pursuant to Section 9.240.280 of the Jurupa Valley Municipal Code.
Section 9.10.430 of the Jurupa Valley Municipal Code defines the term “disposal service
operations” as “[a]reas for the storage and maintenance of vehicles and equipment used in the
collection, transportation, and removal of garbage and rubbish not including storage or dumping
of garbage or rubbish.”
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(c)
Section 9.240.280.(3) of the Jurupa Valley Municipal Code provides that
a public hearing shall be held on the application for a conditional use permit in accordance with
the provisions of Section 9.240.250, all of the procedural requirements and rights of appeal as set
forth therein shall govern the hearing, and the hearing body in Section 9.240.250 shall be defined
as the Planning Commission of the City of Jurupa Valley.
(d)
Section 9.240.250(5) of the Jurupa Valley Municipal Code provides that
the hearing body shall hear relevant testimony from interested persons and make its decision
within a reasonable time after the close of the public hearing. Notice of the decision shall be filed
by the Community Development Director with the City Clerk, together with a report of the
proceedings, not more than ten (10) days after the decision. A copy of the notice of decision shall
be mailed to the applicant and to any person who has made a written request for a copy of the
decision. If the hearing body is unable to make a decision, that fact shall be filed with the City
Clerk in the same manner for reporting decisions and shall be considered as a notice of denial of
the application by the hearing body.
(e)
Section 9.240.280.(4) of the Jurupa Valley Municipal Code provides that
a conditional use permit shall not be granted unless the applicant demonstrates that the proposed
use will not be detrimental to the health, safety, or general welfare of the community. Any permit
that is granted shall be subject to such conditions as shall be necessary to protect the health, safety,
or general welfare of the community.
(f) Section 9.155.020(4) of the Jurupa Valley Municipal Code provides that a
conditional use permit required for the use listed in Section 9.155.020.(3)(ff) shall
not be granted unless the applicant demonstrates that the proposed use meets the
general welfare standard articulated in Section 9.240.280(4). The proposed use will
not be detrimental to the health, safety or general welfare of the community, in that,
the Project consists of a headquarters office, mechanic’s office and shop, refuse
collection vehicle storage yard, and employee parking which all comply with
current zoning and development standards. The proposed use is not located in the
vicinity of sensitive uses such as residences, schools or playgrounds and will not
adversely affect surrounding properties in regards to aesthetics, solar access, noise,
fumes, odors or lights. The proposed use will improve substantial portions of
Wilson Street and Agua Mansa Boulevard with widened street paving, curb, gutter
and sidewalk improvements, making the property and vicinity safer for pedestrians
and vehicles. The proposed use is compatible with other heavy industrial uses in
the area, and as such does not denigrate the general welfare of the larger
community. The proposed use would provide perimeter landscaping and an 8-foothigh decorative masonry wall along all street frontages and interior property lines
to substantially screen and buffer the outdoor storage uses from public view, and
this further protects the general welfare of the industrial neighborhood in which the
site is located.
(g)
Section 9.240.250(6) of the Jurupa Valley Municipal Code provides that
for any decision where the hearing body is the Planning Commission and it has rendered a final
decision rather than a recommendation to the City Council, an appeal of that decision shall be
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filed and processed pursuant to the provisions of Section 9.05.100 and subject to the provisions
of Section 9.05.110.
(h)
Section 9.05.100.A. of the Jurupa Valley Municipal Code provides that for
any quasi-judicial decision of the Planning Commission in which it has rendered a final decision,
rather than a recommendation to the City Council, that decision shall be considered final unless
a written appeal, with the required appeal fee, is filed with the City Clerk within ten (10) calendar
days after the date of the decision and the appeal shall be processed and resolved in accordance
with the provisions of Section 9.05.100 of the Jurupa Valley Municipal Code. In the event the
tenth day falls on a Saturday, Sunday or city holiday, the appeal and the applicable appeal fee
shall be filed with the City Clerk on or before the close of business on the next City business day
thereafter. The written appeal and appeal fee shall be filed on or before the close of business on
the last day of the appeal period.
(i)
Section 9.05.100.B. of the Jurupa Valley Municipal Code provides that an
appeal may be filed by the applicant for a land use entitlement, the owner of the property subject
to the application, a person who presented oral or written comments to the Planning Commission,
or any other interested person. An appeal may be filed by an individual Council Member or by
the City Council, provided, however, that any such appeal shall be solely on the basis that the
issues related to the application are important to the City and should be decided by the entire City
Council, and, provided further, that an appeal by an individual Council Member or the Council
shall not mean, nor shall it be construed to mean, that the individual Council Member or the City
Council is expressing a view in favor of or in opposition to the application. Except for appeals
by an individual Council Member or the City Council, the appeal shall be accompanied by the
appeal fee set forth in Chapter 3.65 or resolution of the City Council. Any appeal filed by an
individual Council Member or by a majority vote of the Council does not require the payment of
a fee. The Director of Planning shall prepare appeal forms for these appeals.
(j)
Section 9.05.100.C. of the Jurupa Valley Municipal Code provides that
upon the filing of an appeal, the decision of the Planning Commission appealed from shall be
suspended until such time as the appeal is decided by the City Council or is otherwise resolved
as provided in Section 9.05.100 of the Jurupa Valley Municipal Code.
Section 3.
Procedural Findings. The Planning Commission of the City of Jurupa
Valley does hereby find, determine and declare that:
(a)
The application for MA No. 21180 was processed including, but not
limited to, a public notice, in the time and manner prescribed by State law and Jurupa Valley
Ordinances.
(b)
On July 27, 2022, the Planning Commission of the City of Jurupa Valley
held a public hearing on MA No. 21180, at which time all persons interested in the Project had
the opportunity and did address the Planning Commission on these matters. Following the receipt
of public testimony the Planning Commission closed the public hearing.
(c)
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Section 4.
California Environmental Quality Act Findings for Adoption of
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program. The
Planning Commission of the City of Jurupa Valley does hereby make the following environmental
findings and determinations in connection with the approval of the Project:
(a)
Pursuant to the California Environmental Quality Act (“CEQA”) (Cal.
Pub. Res. Code §21000 et seq.) and the State Guidelines (the “Guidelines”) (14 Cal. Code Regs.
§15000 et seq.), City staff prepared an Initial Study of the potential environmental effects of the
approval of the Project as described in the Initial Study. Based upon the findings contained in
that Study, City staff determined that, with the incorporation of mitigation measures, there was
no substantial evidence that the Project could have a significant effect on the environment and an
MND was prepared by the City in full compliance with CEQA.
(b)
Thereafter, City staff provided public notice of the public comment period
and of the intent to adopt the MND as required by law. The public comment period commenced
on June 29, 2022, and expired on July 18, 2022. Copies of the documents have been available
for public review and inspection at City Hall, 8930 Limonite Avenue, Jurupa Valley, California
92509. The City received onestandard comment letter from the Southern California Gas
Company dated July 26, 2022, which was after the close of the public review period. The letter
did not raise any issues, but merely stated that there were no gas transmission facilities in the
vicinity of the site, and recommended that the City contact the SoCAL Gas Distribution
Department. Staff has notified the Distribution Department about the project.
(c)
The Planning Commission has reviewed the MND and the Mitigation
Monitoring and Reporting Program (“MMRP”), attached as Exhibit “A,” and all comments
received regarding the MND and, based on the whole record before it, finds that:
1)

The MND was prepared in compliance with CEQA;

2)
With the incorporation of mitigation measures, there is no
substantial evidence that the Project will have a significant effect on the environment; and
3)
Planning Commission.

The MND reflects the independent judgment and analysis of the

(d)
Based on the findings set forth in this Resolution, the Planning
Commission hereby adopts the MND and MMRP for the Project.
(e)
The Community Development Director is authorized and directed to file a
Notice of Determination in accordance with CEQA.
Section 5.
Findings for Approval of Conditional Use Permit. The Planning
Commission of the City of Jurupa Valley does hereby find, determine, and declare that the
proposed Conditional Use Permit No. 21006 should be granted because the proposed disposal
service operations use will not be detrimental to the health, safety, or general welfare of the
community. The proposed use will not be detrimental to the health, safety or general welfare of
the community, in that, the Project consists of a headquarters office, mechanic’s office and shop,
refuse collection vehicle storage yard, and employee parking which all comply with current zoning
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and development standards. The proposed use is not located in the vicinity of sensitive uses such
as residences, schools or playgrounds and will not adversely affect surrounding properties in
regards to aesthetics, solar access, noise, fumes, odors or lights. The proposed use will improve
substantial portions of Wilson Street and Agua Mansa Boulevard with widened street paving, curb,
gutter and sidewalk improvements, making the property and vicinity safer for pedestrians and
vehicles. The proposed use is compatible with other heavy industrial uses in the area, and as such
does not denigrate the general welfare of the larger community. The proposed use would provide
perimeter landscaping and an 8-foot-high decorative masonry wall along all street frontages and
interior property lines to substantially screen and buffer the outdoor storage uses from public view,
and this further protects the general welfare of the industrial neighborhood in which the site is
located.
(a)
Approval of Master Application No. 21180 with Conditions. Based on
the foregoing, the Planning Commission of the City of Jurupa Valley hereby approves
Conditional Use Permit No. 21006 (Master Application No. 21180 or MA No. 21180) to permit
a disposal service operations use consisting of a 10,275 square foot main office building, a 1,683
square foot mechanics office building, a 25,067 square foot shop building with shade structures,
outdoor bin/vehicle storage yard, employee parking and fleet yard/truck parking with CNG/LNG
fueling facility, and related improvements, on approximately 9.82 acres of real property located
on the south side of Agua Mansa Road between Wilson Street and a rail spur crossing (APNs:
175-180-012, -016) in the Manufacturing-Heavy (M-H) Zone and Agua Mansa Industrial
Corridor Specific Plan area, and designated Heavy Industrial (HI), all subject to the recommended
conditions of approval attached hereto as Exhibit “B.”
Section 6.
Certification. The Community Development Director shall certify to the
adoption of this Resolution.
PASSED, APPROVED AND ADOPTED by the Planning Commission of the City of
Jurupa Valley on this 10th day of August, 2022.

______________________________
Hakan Jackson
Chair of Jurupa Valley Planning Commission
ATTEST:
_______________________________
Joe Perez
Community Development Director/Secretary to the Planning Commission
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STATE OF CALIFORNIA

)

COUNTY OF RIVERSIDE

) ss.

CITY OF JURUPA VALLEY

)

I, Joe Perez, Community Development Director of the City of Jurupa Valley, do hereby certify
that the foregoing Resolution No. 2022-08-10-01_ was duly adopted and passed at a meeting of
the Planning Commission of the City of Jurupa Valley on the 10th day of August, 2022, by the
following vote, to wit:
AYES:

COMMISSION MEMBERS:

NOES:

COMMISSION MEMBERS:

ABSENT:

COMMISSION MEMBERS:

ABSTAIN:

COMMISSION MEMBERS:

___________________________
JOE PEREZ
COMMUNITY DEVELOPMENT DIRECTOR
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California Environmental Quality Act (CEQA)
Initial Study
Burrtec Wilson Street Project
City of Jurupa Valley Master Application MA 21180
Conditional Use Permit CUP 21006

Lead Agency
City of Jurupa Valley
8930 Limonite Avenue
Jurupa Valley, CA 92509
Contact: Luis Lopez, Principal Planner
(951) 332-6464
llopez@jurupavalley.org

Applicant:
Burrtec Industries, Inc.
9890 Cherry Avenue
Fontana, CA. 92335

June 28, 2022

Initial Study/Mitigated Negative Declaration

Burrtec Wilson Street Project
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1.0 Finding
Based on this initial evaluation:
I find that the proposed use COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be recommended for adoption.



I find that although the proposal could have a significant effect on the
environment, there will not be a significant effect in this case because revisions in
the Project have been made by or agreed to by the Project Applicant. A
MITIGATED NEGATIVE DECLARATION will be recommended for adoption.



I find that the proposal MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.



I find that the proposal MAY have a significant effect(s) on the environment, but
at least one effect 1) has been adequately analyzed in an earlier document
pursuant to applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets if the
effect is a “potentially significant impact” or “potentially significant unless
mitigated.” An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze
only the effects that remain to be addressed.



I find that although the proposed Project could have a significant effect on the
environment, because all potentially significant effect (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION, pursuant to all
applicable standards, and (b) have been avoided or mitigated pursuant to that
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation
measures are imposed upon the proposed Project, nothing further is required.



Signature

City of Jurupa Valley
Agency

Joe Perez, Community Development Director
Printed Name/Title

June 28, 2022
Date
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2.0 Introduction
2.1

Purpose of the Initial Study/Mitigated Negative Declaration

The California Environmental Quality Act (CEQA) requires that for a project that is not exempt from
CEQA, that a preliminary analysis of the proposed project be conducted to determine whether a
Negative Declaration, Mitigated Negative Declaration, or an Environmental Impact Report should
be prepared for the project. This preliminary analysis is called an “Initial Study”. Based on the Initial
Study prepared for this Project, the City of Jurupa Valley Planning Department is recommending that
a Mitigated Negative Declaration be adopted for this Project by the City Council. A Mitigated
Negative Declaration is a written statement by the City that the Initial Study identified potentially
significant environmental effects of the Project, but the Project is revised or mitigation measures
are required to eliminate or mitigate impacts to less than significant levels.

2.2

Environmental Impacts Requiring Mitigation

Table 2-1 identifies the environmental impacts that require mitigation. All other topics either have
No Impact or a Less than Significant Impact.
Table 2.1

Summary of Environmental Impacts Requiring Mitigation

Environmental Topic Section
Description of Impact
4.4 (a) Biological Resources
Grading and vegetation removal
may impact Burrowing Owl. and
nesting birds protected by the
Migratory Bird Treaty Act.

4.5 (b) Cultural Resources
4.7 (f) Geology and Soils

4.18 (b) Tribal Cultural
Resources

Subsurface archaeological
resources may be encountered
during ground disturbance/.
Subsurface paleontological
resources may be encountered
during ground disturbance.

Mitigation Measure
BIO-1: Pre-Construction Burrowing Owl
Survey. 30-day preconstruction burrowing owl
survey is required.
BIO-2: Nesting Bird Survey. Vegetation clearing
and ground disturbance shall be prohibited
during the migratory bird nesting season
(February 1 through October 1), unless a
migratory bird nesting survey is completed.
CR-1 through CR-3: Requires archaeological
monitoring, treatment plan, and final
reporting.
GEO-1: Paleontological Monitoring. Stop work
and resource to be evaluated by a
Paleontologist.

GEO-2: Paleontological Treatment Plan. If
resource significant, a paleontological
treatment plan is required.
Subsurface tribal cultural resources TCR-1 through TCR-3 require monitoring
may be encountered during ground during ground disturbance, treatment plan if
disturbance.
significant resources are found, and final
reporting.

A more detailed description of the mitigation measures can be found in Section 5.0, Mitigation
Monitoring and Reporting Program of this document.
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Public Review of the Document

This Initial Study/Mitigated Negative Declaration and a Notice of Intent to adopt the Mitigated
Negative Declaration was distributed to the following entities for a 20‐day public review period:
1)

Organizations and individuals who have previously requested such notice in writing to
the City of Jurupa Valley;

2)

Responsible and trustee agencies (public agencies that have a level of discretionary
approval over some component of the proposed Project); and

3)

The Riverside County Clerk.

The Notice of Intent was noticed to the general public in the Riverside Press-Enterprise, which is a
primary newspaper of circulation in the areas affected by the Project. According to CEQA Guidelines
§15204 (b), in reviewing this Initial Study/Mitigated Negative Declaration, persons and public
agencies should focus on the proposed finding that the Project will not have a significant effect on
the environment. If persons and public agencies believe that the Project may have a significant
effect, they should: 1) Identify the specific effect, 2) Explain why they believe the effect would occur,
and 3) Explain why they believe the effect would be significant.
Comments are to be submitted to:
City of Jurupa Valley
8930 Limonite Avenue
Jurupa Valley, CA 92509
Contact: Luis Lopez, Principal Planner
(951) 332-6464
llopez@jurupavalley.org
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3.0 Project Description/Environmental Setting
3.1

Project Location

The Project site is located on the Southeastern corner of Agua Mansa and Wilson Street.
The Project site is identified by the following Assessor Parcel Numbers: APNs 175-180-012 and 016.
(See Figure 3.1 – Vicinity Location Map/Aerial Photo, and Figure 3.2 – Site Plan.

3.2

Project Description

The Project is proposed to allow the construction of a new disposal service operations use with
approximately 37,025 square feet (sf) of industrial and office use buildings including a 10,275square-foot Main Office building area, a 1,683-square-foot Mechanics Office building area, and a
25,067-square-foot shop building area on approximately 9.82 acres.

3.3

Proposed Improvements

Street Improvements and Access
Agua Mansa Road along the project’s frontage shall be improved to have an ultimate half right-ofway width of 50 feet. Applicant shall provide road and parkway improvements including a 32-foot
paved section from centerline to curb face, 18-foot parkway with 6-foot sidewalk. Improvements
include, but are not limited to:
a.
b.
c.

Additional right-of-way dedication improvements may be required
Applicant will be conditioned to construct parkway improvements and road pavement
treatment/repairs along the project frontage
Coordination with UPRR if any encroachment permit is needed to provide necessary
transition improvements.

Wilson Street along the project’s frontage shall be improved to have an ultimate half right-of-way
width of 44 feet. Applicant shall provide road and parkway improvements including a 32-foot paved
section from centerline to curb face, 12-foot parkway with 6-foot sidewalk. Improvements include,
but are not limited to:
a.
b.

Applicant will be conditioned to construct parkway improvements and road pavement
treatment/repairs along the project frontage.
If any offsite improvements are located within an easement, the applicant shall show
that easement holder agrees with proposed improvements.

Water and Sewer Improvements

Water Service
The Project will connect to the existing West Valley Water District water line located in Agua Mansa
Road.
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Sewer Service
The Project will connect to the existing Rubidoux Community Services District existing 8-inch sewer
line in Wilson Street.

Storm Drainage Improvements
The development will be approximately 90% impervious area and 10% landscape. The proposed
drainage pattern will maintain the original drainage pattern and drain north where it then will be
picked up by multiple catch basins which are designed to intersect and capture the 100-year flow.
Once the flow gets captured by the site’s catch basins it will then be routed, via pipe, to a
hydrodynamic separator unit, followed by underground storage where it will infiltrate into the
surrounding soil. The underground storage has been sized to capture and store a 25-year 24-hour
storm event.

3.4

Construction and Operational Characteristics

Construction
Construction of the Project is expected to take approximately 13 months. The Project Site is
relatively flat with elevations of approximately 879 to 915 feet above mean sea level (AMSL).
Estimated earthwork includes approximately 15,100 cubic yards of soil import. (See Section 4.3, Air
Quality, for additional details.)

Operations
The Project proposes development of industrial business building including administrative offices,
maintenance offices, and maintenance shops totaling 26,750 square feet (sf), on approximately 9.82
acres. The Project is replacing the current facilities used for the truck operations located on adjacent
property along Agua Mansa Road. The current operations generate approximately 468 trip ends per
day. The proposed project operation is expected to generate a total of approximately 84 additional
trip ends per day within the next 5 years and an additional 139 trip ends per day within the next
10 years.
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Vicinity Location Map/Aerial Photo
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Proposed Site Plan
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Environmental Setting

CEQA Guidelines §15125 establishes requirements for defining the environmental setting to which
the environmental effects of a proposed project must be compared. The environmental setting is
defined as “…the physical environmental conditions in the vicinity of the project, as they exist at the
time the Notice of Preparation is published, or if no Notice of Preparation is published, at the time
the environmental analysis is commenced…” (CEQA Guidelines §15125[a]). Because a Notice of
Preparation was not required, the environmental setting for the Project is July 2, 2021, which is the
date that the Project’s environmental analysis commenced.
The Project Site is flat and characterized as disturbed/ruderal as a result of historic soil disturbance
and use as a staging and storage site, No native vegetation is located within or adjacent to the
Project Site. The Project Site vegetation is characterized as disturbed/ruderal. A small, vacant
structure, as well as a semi-truck, a mobile office and two truck trailers, were located on the site.
Onsite and adjacent land uses, General Plan land use designations, and zoning classifications are
shown in Table 3.1.
Table 3.1

Land Uses, General Plan Land Use Designations, and Zoning Classifications

Current
Location
Land Use
Site
Vacant land (Storage and Truck Parking)
North
Agua Mansa Road followed by Future
Agua Mansa Specific Plan
South
Wilson Street followed by Vacant Land
and Manufacturing Facilities.
East
Burrtec Waste Industries
CRST Training School
West
Wilson Street followed by Vacant Land
and Equipment Storage

General Plan
Land Use Designation
HI (Heavy Industrial)
BP (Business Park)

Zoning
M-H (Manufacturing Heavy)
M-H (Manufacturing Heavy)

HI (Heavy Industrial)

M-H (Manufacturing Heavy)

PF (Public Facilities/Institutional)

M-H (Manufacturing Heavy)

HI (Heavy Industrial)

M-H (Manufacturing Heavy)

Source: Field inspection, City of Jurupa Valley-General Plan Land Use Map August 2020, Google Earth Pro.
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4.0 Environmental Analysis
The Project is evaluated based on its potential effect on 21 environmental topics. Each of the above
environmental topics are analyzed by responding to a series of questions pertaining to the impact
of the Project on the particular topic. Based on the results of the Impact Analysis, the effects of the
Project are then placed in one of the following four categories, which are each followed by a
summary to substantiate the factual reasons why the impact was placed in a certain category.

Potentially Significant or
Significant Impact

Less Than Significant Impact
with Mitigation Incorporated

Significant or potentially
significant impact(s) have been
identified or anticipated that
cannot be mitigated to a level of
insignificance. An Environmental
Impact Report must therefore be
prepared.

Potentially significant impact(s)
have been identified or
anticipated, but mitigation is
possible to reduce the
impact(s) to a less than
significant category. Mitigation
measures must then be
identified.

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

No Impact
No impact(s) identified
or anticipated.
Therefore, no mitigation
is necessary.

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

•

Plans, Policies, Programs (PPP) − These include existing regulatory requirements such as
plans, policies, or programs applied to the Project based on the basis of federal, state, or
local law currently in place which effectively reduce environmental impacts. If applicable,
they will be identified in the Analysis section for each topic.
Mitigation Measures (MM) − These measures include requirements that are imposed
where the impact analysis determines that implementation of the proposed Project
would result in significant impacts. Mitigation measures are proposed to reduce impacts
to less than significant levels in accordance with the requirements of CEQA.

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

Threshold 4.1 (a).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

a) Have a substantial adverse effect on a scenic vista?

No Impact



Impact Analysis

Plans, Policies, and Programs
The following applies to the Project and would reduce impacts related to blocking scenic vistas. This
measure will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance.
PPP 4.1-1

As required by Municipal Code Section 9.155.030(c), structures shall exceed forty (40)
feet in height at the yard setback line. Buildings shall not exceed fifty (50) feet unless a
height up to seventy-five (75) feet is approved to Section 9.240.370. Structures other
than buildings shall not exceed fifty (50) feet in height, unless a height up to one
hundred five (105) feet is approved pursuant to Section 9.240.270.

PPP 4.1-2

As required by the General Plan Land Use Element Table 2.4, the Floor Area Ratio (FAR)
shall not exceed 0.15 - 0.50.

The City’s General Plan 1 defines scenic vistas as “points or corridors that are accessible to the public
and that provide a view of scenic areas and/or landscapes.” As it pertains to the Project, there are
no scenic corridors in the area. The Project is located in an area off Agua Mansa Road and Wilson
Street amongst existing industrial buildings and will not have a substantial adverse impact on scenic
vistas.
The proposed Project will construct administrative office and maintenance shop, with a building
coverage of 9% of the site. The height of the buildings is a maximum height of 30 feet 9 inches.
Based on the analysis above, no public views of a scenic vista would be significantly or permanently
blocked with implementation of PPP 4.1.1 and PPP 4.1.2.

1 City of Jurupa Valley, General Plan Conservation and Open Space Element, 2017 . Figure-4-43.
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Threshold 4.1 (b).
Would the Project:

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis
According to the California Department of Transportation, State Route 60, which is the closest State
Route south of the Project site, is not located designated as a State Scenic Highway. 2 Additionally,
there are no trees, rock outcroppings, historic buildings or other kinds of scenic resources located
on the vacant Project site as such, there is no impact. In addition, according to the General Plan, the
Project site is not located within or adjacent to a scenic corridor or roadway. 3

Threshold 4.1 (c).
Would the Project:
c) If located in an Urbanized Area, conflict with applicable
zoning and other regulations governing scenic quality?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
According to Census 2010, the Project site is in the Riverside-San Bernardino, California Urbanized
Area. 4 As such, the Project is subject to following General Plan and Municipal Code requirements:
•
•

General Plan Policy COS-9.3 which requires that urban development implement the
aesthetic principles for design context, utilities and signs, streetscapes, and major
roadways
General Plan Policy LUE-11 which requires new developments to be located and designed
to visually enhance and not degrade the character of the surrounding community

PPP 4.1-1 and PPP 4.1-2 shall apply.
The Planning Department has reviewed the Project and determined that all applicable design and
development standards have been met. With implementation of PPP 4.1-1 and PPP 4.1-2, the
Project would not conflict with applicable zoning and other regulations governing scenic quality.

2 California Department of Transportation, State Scenic Highway Program, https://dot.ca.gov/programs/design/laplandscape-architecture-and-community-livability/lap-liv-i-scenic-highways, accessed December 22, 2021.
3 City of Jurupa Valley, General Plan Conservation and Open Space Element, Figure 4-23: Jurupa Valley scenic corridors and
roadways.
4 United States Census Bureau, 2010 Census Urban Area Reference Maps, https://www.census.gov/geographies/referencemaps/2010/geo/2010-census-urban-areas.html, accessed December 22, 2021.
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Threshold 4.1 (d).
Would the Project:
d) Create a new source of substantial light or glare, which
would adversely affect day or nighttime views in the
area?

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

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

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

PPP 4.1-4

As required by Municipal Code Section 9.155.030 (k) - Development Standards for the
M-H zone: All lighting fixtures, including spot lights, electrical reflectors and other
means of illumination for signs, structures, landscaping, parking, loading, unloading
and similar areas, shall be focused, directed, and arranged to prevent glare or direct
illumination on streets or adjoining property.

Outdoor Lighting and Glare
The Project would increase the amount of light in the area above what is being generated by the
vacant site by directly adding new sources of illumination including security and decorative lighting
for the proposed buildings and parking lot lighting. With implementation of PPP 4.1-3 and PPP 4.1-4,
impacts relating to light and glare are less than significant.

Building Material Glare
The primary exterior of the proposed building will consist of non-reflective materials including
insulated metal panels, stucco, masonry, stone veneer, painted metal roofing, and tinted glazed
windows
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Agriculture Resources

Threshold 4.2 (a).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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?

No Impact



Impact Analysis
Sources: California Department of Conservation (DOC) Farmland Mapping and Monitoring Program
website, 2022
The Project site is designated as “Area Not Mapped” and is adjacent to “Urban and Built-Up Land”
by the State Department of Conservation. 5 As such, the Project site does not contain any lands
designated as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance as mapped
by the State Department of Conservation Farmland Mapping and Monitoring Program.

Threshold 4.2 (b).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

No Impact



Impact Analysis
Sources: City of Jurupa Valley General Plan Land Use Map, 2017; City of Jurupa Valley Zoning Map,
2018; Riverside County Land Information System (RCLIS) 2022; Riverside County General Plan
Program Environmental Impact Report, 2003; CDC, Williamson Act Map, FY 2018-2019

Agricultural Zoning
The current zoning classification for the site is M-H (Manufacturing-Heavy) which is intended to
promote and attract industrial and manufacturing activities. As such, the M-H Zone is not
considered a primary agricultural zone. Therefore, the Project would not conflict with existing
zoning for agricultural use.

5 California Department of Conservation, Farmland Mapping and Monitoring Program,
https://databasin.org/datasets/b83ea1952fea44ac9fc62c60dd57fe48 , accessed April 6, 2022.
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Williamson Act
A Williamson Act Contract enables private landowners to voluntarily enter contracts with local
governments for the purpose of establishing agricultural preserves. According to the County of
Riverside Map My County (RCIT), the site is not within an agricultural preserve. 6

Threshold 4.2 (c).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

e) 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



Impact Analysis
The Project site located in an area largely characterized by heavy and light industrial development.
There is no land being used primarily for agricultural purposes in the vicinity of the site therefore
development of the site would not convert existing farmland to non-agricultural uses.

6 Riverside County Map My County (RCIT), Planning Layers Agricultural Preserves

https://gis1.countyofriverside.us/Html5Viewer/?viewer=MMC_Public , accessed April 6, 2022.
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Air Quality

The following analysis is based in part on a California Emissions Estimator Model (CalEEMod)
datasheets dated October 26, 2021 and is included as Appendix A.

Background

Air Pollutants
Air Pollutants are the amounts of foreign and/or natural substances occurring in the atmosphere
that may result in adverse effects to humans, animals, vegetation and/or materials. The Air
Pollutants regulated by the SCAQMD are described below. 7
Carbon Monoxide (CO). A colorless, odorless gas resulting from the incomplete combustion of
hydrocarbon fuels. Over 80 percent of the CO emitted in urban areas is contributed by motor
vehicles.
Nitrogen Dioxide (NOx). Nitrogen dioxide (NO2) is a byproduct of fuel combustion. The
principal form of nitrogen oxide produced by combustion is nitric oxide (NO), but NO reacts
quickly to form NO2, creating the mixture of NO and NO2 commonly called NOx.
Particulate Matter (PM2.5 and PM10): One type of particulate matter is the soot seen in vehicle
exhaust. Fine particles — less than one-tenth the diameter of a human hair — pose a serious
threat to human health, as they can penetrate deep into the lungs. PM can be a primary
pollutant or a secondary pollutant from hydrocarbons, nitrogen oxides, and sulfur dioxides.
Diesel exhaust is a major contributor to PM pollution.
Sulfur Dioxide (SO2). A strong smelling, colorless gas that is formed by the combustion of fossil
fuels. Power plants, which may use coal or oil high in sulfur content, can be major sources of
SO2.
Ozone: Ozone is formed when several gaseous pollutants react in the presence of sunlight.
Most of these gases are emitted from vehicle tailpipe emissions.
Volatile Organic Compounds (VOCs): VOCs contribute to the formation of smog and/or may
themselves be toxic. VOCs often have an odor and some examples include gasoline, alcohol
and the solvents used in paints.

Federal and State Air Quality Standards
Under the federal Clean Air Act, the Environmental Protection Agency (EPA) establishes healthbased air quality standards for the above-described air pollutants that all states must achieve. The
California Clean Air Act also establishes requirements for cities and counties to meet.

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

South Coast Air Quality Management District Regional Significance Thresholds
Emissions (Construction)
(pounds/day)
100
75
150
55
150
550

Pollutant
NOx
VOC
PM10
PM2.5
SOx
CO

Emissions (Operational)
(pounds/day)
55
55
150
55
150
550

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

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

Attainment Status of Criteria Pollutants in the South Coast Air Basin

Criteria Pollutant
Ozone – 1-hour standard
Ozone – 8-hour standard
Respirable Particulate Matter (PM10)
Fine Particulate Matter (PM2.5)
Carbon Monoxide (CO)
Nitrogen Dioxide (NOx)
Sulfur Dioxide (SO2)
Lead

Source: California Air Resources Board, 2015.

State Designation
Nonattainment
Nonattainment
Nonattainment
Nonattainment
Attainment
Attainment
Unclassified /Attainment
Attainment

Federal Designation
No Standard
Nonattainment
Attainment
Nonattainment
Unclassified/Attainment
Unclassified/Attainment
Unclassified/Attainment
Attainment
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Threshold 4.3 (a).
Would the Project:

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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

Less Than
Significant
Impact

No Impact



Impact Analysis
The South Coast Air Quality Management District is required to produce air quality management
plans directing how the South Coast Air Basin’s air quality will be brought into attainment with the
national and state ambient air quality standards. The most recent air quality management plan is
2016 Air Quality Management Plan 8 and it is applicable to City of Jurupa Valley. The purpose of the
plan is to achieve and maintain both the national and state ambient air quality standards described
above.
To determine if a project is consistent with the 2016 Air Quality Management Plan, the South Coast
Air Quality Management District has established consistency criterion which are defined in Chapter
12, Sections 12.2 and 12.3 of the South Coast Air Quality Management District’s CEQA Air Quality
Handbook and are discussed below.
Consistency Criterion No. 1: The proposed project will not result in an increase in the frequency or
severity of existing air quality violations or cause or contribute to new violations, or delay the timely
attainment of air quality standards or the interim emissions reductions specified in the 2012 Air
Quality Management Plan.
Consistency Criterion No. 1 refers to violations of the California Ambient Air Quality Standards and
National Ambient Air Quality Standards. As evaluated under Threshold 4.3.3 (b) below, the Project
would not exceed regional or localized significance thresholds for any criteria pollutant during
construction or during long‐term operation. Accordingly, the Project is determined to be consistent
with the first criterion.
Consistency Criterion No. 2: The proposed project will not exceed the assumptions in the 2016 Air
Quality Management Plan.
The 2016 Air Quality Management Plan demonstrates that the applicable ambient air quality
standards can be achieved within the timeframes required under federal law. Growth projections
from local general plans adopted by cities in the district are provided to the Southern California
Association of Governments (SCAG), which develops regional growth forecasts, which are then used
to develop future air quality forecasts for the AQMP.
The General Plan Land Use Designation currently assigned to the Project is Heavy Industrial (HI). The
future emission forecasts contained in the 2016 Air Quality Management Plan are primarily based
on demographic and economic growth projections provided by the Southern California Association
8 http://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan
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of Governments. The Project was planned for industrial development at the time the plan was
adopted. Therefore, the Project will not exceed the growth forecast estimates used in the plan.
Accordingly, the Project is determined to be consistent with the second criterion.

Threshold 4.3 (b).
Would the Project:
b) Result in a cumulatively considerable net increase of any
criteria pollutant for which the project region is nonattainment under an applicable federal or state ambient
air quality standard?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Regional Air Quality Impacts

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

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

PPP 4.3-2

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

PPP 4.3-3

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

PPP 4.3-4

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

Impact Analysis
The Project has the potential to generate pollutant concentrations during both construction
activities and long‐term operation. Construction and operational emissions for the Project were
18

Initial Study/Mitigated Negative Declaration

Burrtec Wilson Street Project

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

Site Preparation
Grading
Building Construction
Paving
Architectural Coating

Construction is expected to last approximately 13 months. Table 4.3-3 below summarizes the
construction emissions considering the application of PPP 4.3-1 through PPP 4.3-4.
Table 4.3-3
Maximum Daily Emissions
Maximum Daily Emissions
SCAQMD Regional Threshold
Threshold Exceeded?

Summary of Peak Construction Emissions

VOC
18.71
75
No

NOx
36.21
100
No

Emissions
(pounds/day)
CO
SOx
31.97
0.07
550
150
No
No

Source: Air Quality/Greenhouse Gas (GHG)/Energy Analysis (Appendix A).

PM10
6.21
150
No

PM2.5
3.58
55
No

As shown in Table 4.3-3, emissions resulting from Project construction will not exceed criteria
pollutant thresholds established by the SCAQMD for emissions of any criteria pollutant.

Long-Term Regional Operation Related Impacts
Long-term emissions are categorized as area source emissions, energy demand emissions, and
operational emissions. Operational emissions will result from automobile, truck, and other vehicle
sources associated with daily trips to and from the Project site. Area source emissions are the
combination of many small emissions sources that include use of outdoor landscape maintenance
equipment, use of consumer products such as cleaning products, and periodic repainting of the
proposed commercial facility. Energy demand emissions result from use of electricity and natural
gas. The results of the CalEEMod model for operation of the Project site are summarized in Table
4.3-4.
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Table 4.3-4
Maximum Daily Emissions
Maximum Daily Emissions
SCAQMD Regional Threshold
Threshold Exceeded?

Burrtec Wilson Street Project

Summary of Peak Operational Emissions
VOC
1.37
55
No

Source: Air Quality CalEEMod Datasheets (Appendix A).

NOx
0.88
55
No

Emissions
(pounds/day)
CO
SOX
6.91
0.02
550
150
No
No

PM10
1.60
150
No

PM2.5
0.44
55
No

As shown in Table 4.3-4, Project-related air emissions do not exceed SCAQMD regional thresholds.

Threshold 4.3 (d).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

d) Expose sensitive receptors to substantial pollutant
concentrations?

Less Than
Significant
Impact

No Impact



Impact Analysis

Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts related to a cumulatively considerable
net increase of any criteria pollutant. These measures will be included in the Project’s Mitigation
Monitoring and Reporting Program to ensure compliance.
(Refer to PPP 4.3.1 through PPP 4.3-4 under Threshold 4.3(b) above).

Localized Air Quality Impacts
The South Coast Air Quality Management District has established Localized Significance Thresholds
(LST), which are used to determine whether a project may generate significant adverse localized air
quality impacts within 1,640 feet of the Project site for both construction and on-site operations.
Receptor locations include residential, commercial, and industrial land use areas; and any other
areas where persons can be situated for an hour or longer at a time. These other areas include parks,
bus stops, and sidewalks, for example. For the purposes of a CEQA analysis, the SCAQMD considers
a sensitive receptor to be to be a receptor such as a residence, a hospital, a convalescent facility
where it is possible that an individual could remain for 24 hours. If the calculated emissions for the
proposed construction or operational activities are below the LST emissions thresholds, the
proposed construction or operation activity is not significant for air quality.

20

Initial Study/Mitigated Negative Declaration

Burrtec Wilson Street Project

Table 4.3-5 identifies the maximum daily localized emissions thresholds that are applicable to the
Project.
Table 4.3-5

Maximum Daily Localized Emissions Thresholds

Pollutant
NOx
CO
PM10
PM2.5

Construction
200
1,474
18
7

Source: Localized Thresholds presented in this table are based on the SCAQMD
Final Localized Significance Threshold Methodology, July 2008.

Localized Construction Emissions
Construction is expected to last approximately 13 months. Table 4.3-6 summarizes the localized
construction emissions considering the application of PPP 4.3-1 through PPP 4.3-4.
Table 4.3-6

Summary of Localized Significance Construction Emissions

Construction Emissions
Maximum Daily Emissions
SCAQMD Localized Threshold
Threshold Exceeded?

Source: Air Quality CalEEMod Datasheets (Appendix A).

NOx
36.21
200
No

Emissions
(pounds/day)
CO
PM10
31.97
6.21
1,474
18
No
No

PM2.5
3.58
7
No

As shown in Table 4.3-6, localized construction emissions would not exceed applicable SCAQMD
LSTs for emissions for construction activities.

Localized On-Site Operational Emissions
Typical operational activities include on-site sources such as energy use, vehicle trips, and on-site
cargo handling equipment. As shown on Error! Reference source not found., operational emissions
will not exceed the LST thresholds for the nearest sensitive receptor. Thus, a less than significant
impact would occur for Project-related operational-source emissions and no mitigation is required.
Table 4.3-7

Summary of Localized Significance Operational Emissions

Operational Emissions
Maximum Daily Emissions
SCAQMD Localized Threshold
Threshold Exceeded?

Source: Air Quality CalEEMod Datasheets (Appendix A).

NOx
0.90
200
No

Emissions
(pounds/day)
CO
PM10
6.91
0.01
1,474
5
No
No

PM2.5
0.01
2
No

21

Initial Study/Mitigated Negative Declaration

Burrtec Wilson Street Project

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

Threshold 4.3 (e).
Would the Project:
e) Result in other emissions (such as those leading to
odors) adversely affecting a substantial number of
people?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

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

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

According to the South Coast Air Quality Management District CEQA Air Quality Handbook, land uses
associated with odor complaints typically include agricultural uses, wastewater treatment plants,
food processing plants, chemical plants, composting, refineries, landfills, dairies, and fiberglass
molding. The Project does not propose any of the above described uses.
Potential odor sources associated with the proposed Project may result from construction
equipment exhaust and the application of asphalt and architectural coatings during construction
activities and the temporary storage of typical solid waste (refuse) associated with the proposed
Project’s (long-term operational) uses. The construction odor emissions would be temporary, shortterm, and intermittent in nature and would cease upon completion of the respective phase of
construction and is thus considered 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 City’s
solid waste regulations. The proposed Project would also be required to comply with PPP 4.3-5 to
prevent occurrences of public nuisances. Therefore, odors associated with the proposed Project
construction and operations would be less than significant and no mitigation is required.
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4.4
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Biological Resources

The following analysis is based in part on a technical report titled: General Biological Assessment
Report for Assessors Parcel Numbers 175-180-012 and 175-180-016, Hernandez Environmental
Services, dated October 2021 and is included as Appendix B.

Threshold 4.4 (a).
Would the Project:
a) Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a
candidate, sensitive, or special status species in local or
regional plans, policies, or regulations, or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife
Service?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

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

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

Existing Conditions
The Project site is relatively flat with elevations of approximately 879 to 915 feet above mean sea
level (AMSL). Historically, the Project site is vacant disturbed land currently being utilized for truck
parking and storage. The project site is characterized by ruderal vegetation and disturbed nonvegetated areas. The disturbed non-vegetated areas have substantial amounts of trash and litter
from pedestrian use and dumping. Surrounding land uses include commercial/industrial developments to the east, south and west, and vacant land to the north.
The Project area is located within the Mead Valley Area Plan of the Western Riverside County
MSHCP. The project site is not located within a Criteria Cell or Cell Group.
Volume I, Section 6.3.2 of the MSHCP requires habitat assessments and focused surveys for projects
located within the Criteria Area Plant Species Survey Areas, burrowing owl, mammal, and amphibian
survey areas. The Project site is not located within the Western Riverside County MSHCP Additional
survey areas for amphibians, mammals, or any special linkage areas. In addition, the project site is
not located within the Western Riverside County MSHCP Criteria Area Plant Species Survey Area
(CAPSSA) pursuant to Section 6.3.2 of the Western Riverside County MSHCP.
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Since the Project site is located within the burrowing owl survey area, as indicated in Mitigation
Measure BIO-1, pre-construction burrowing owl surveys will be required to comply with MSHCP
Objective 6 for burrowing owls. With the implementation of this measure, the proposed project will
be consistent with Volume I, Section 6.3.2 of the MSHCP.

Sensitive Plant Communities/Species
The Project site is not located within the Western Riverside County MSHCP Narrow Endemic Plant
Species Survey Area (NEPSSA) pursuant to Section 6.1.3 of the MSHCP. Therefore, the NEPSSA
requirements are not applicable to the project.
The proposed Project will not impact federally and/or state listed or MSHCP Narrow Endemic Plant
species, because none are present or have potential to occur on site.
The proposed Project will not impact special-status plants, because none are present or have a
moderate to high potential to occur.

Sensitive Wildlife Species
The proposed Project will not impact federally and/or state listed wildlife species, because none are
present or have potential to occur on site.
A habitat assessment for the federally endangered and Western Riverside County MSHCP-covered
Delhi Sands flower-loving fly was conducted, because the review of the California Natural Diversity
Database (CNDDB) database showed historical Delhi Sands flower-loving fly occurrences within
3 miles of the Project site. Delhi series soils are considered sensitive under the Western Riverside
County MSHCP because the soils provide the primary habitat substrate for the Delhi Sands flowerloving fly.
The USDA Natural Resources Conservation Service (NRCS) soils map shows Pachappa fine sandy
loam (0 to 2 percent slopes) mapped across the entirety of the Project site; the Project site does not
support Delhi fine sands. Furthermore, no evidence of Delhi series soils was observed during the
project biological survey.
Based on the lack of Delhi series soils to support this species, the Project site is not suitable to
support Delhi Sands flower-loving fly.
Burrowing owls or burrowing owl sign were not observed at the Project site during the habitat
assessment. Although the Project is located within the burrowing owl survey area, absence of
burrows and burrowing owl sign during the habitat assessment reduces the need for protocol
surveys. However, due to the presence of suitable habitat on site, pre-construction surveys will be
required. Pursuant to MSHCP Objective 6 for burrowing owls, projects are required to conduct
preconstruction presence/absence surveys for burrowing owls within the burrowing owl survey area
where suitable habitat is present. As such, the following mitigation and avoidance measure (BIO-1)
is required to avoid direct impacts on burrowing owls.
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No non-listed special-status wildlife species were observed on the Project site and none have
moderate or high potential to occur. As noted above, the Project site has low potential to support
burrowing owl (Species of Special Concern). To avoid impacts on burrowing owl, a preconstruction
survey will be required pursuant to the MSHCP. Through compliance with the MSHCP guidelines and
BIO-1, impacts on burrowing owls would be less than significant.

Mitigation Measure
BIO-1: Pre-Construction Burrowing Owl Survey. Within 30 calendar days prior to grading, a qualified
biologist shall conduct a survey of the Project’s proposed impact footprint and make a
determination regarding the presence or absence of the burrowing owl. The determination
shall be documented in a report and shall be submitted, reviewed, and accepted by the City of
Jurupa Valley Planning Department prior to the issuance of a grading permit and subject to the
following provisions:
a.

In the event that the pre‐construction survey identifies no burrowing owls in the impact
area, a grading permit may be issued without restriction.

b.

If burrowing owl are found to have colonized the Project site prior to the initiation of
construction, the Project proponent will immediately inform RCA and the Wildlife
Agencies and will need to prepare a Burrowing Owl Protection and Relocation Plan for
approval by RCA and the Wildlife Agencies prior to initiating ground disturbance.

c.

If ground-disturbing activities occur but the site is left undisturbed for more than 30 days,
a preconstruction survey will again be necessary to ensure burrowing owl has not
colonized the site since it was last disturbed. If burrow owl is found, the same coordination
described above will be necessary.

Threshold 4.4 (b).
Would the Project:
b) Have a substantial adverse effect on any riparian habitat
or other sensitive natural community identified in local or
regional plans, policies, regulations or by the California
Department of Fish and Game or US Fish and Wildlife
Service?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
The General Biological Assessment found that the project area does not contain any habitat that
would be considered Jurisdictional Waters or riparian/riverine areas as defined in Section 6.1.2 of
the Western Riverside MSHCP. Further, no vernal pools were observed within the Project
boundaries and no suitable habitat is present for other sensitive natural communities within or
adjacent to the Project site.

25

Initial Study/Mitigated Negative Declaration

Threshold 4.4 (c).
Would the Project:

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis
The General Biological Assessment concluded that the Project site does not contain any state or
federally protected wetlands (including, but not limited to, marsh, vernal pool, and coastal).
Additionally, the Project site does not contain jurisdictional waters. As noted in Threshold 4.4(a)
above, the entire property is disturbed, with vegetated areas dominated by non-native, ruderal
species. Therefore, the proposed Project would have no impact on state or federally protected
wetlands.

Threshold 4.4 (d).
Would the Project:
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?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
Wildlife corridors link areas of suitable habitat that are otherwise separated by rugged terrain,
changes in vegetation, or human disturbance. Corridors effectively act as links between different
populations of a species. The Project site does not represent a wildlife travel route, crossing, or
regional movement corridor between large open space habitats. The Project site is bordered by
existing roads, residential, industrial, and commercial development. As such, the Project will not
interfere substantially with the movement of any native resident or migratory fish or wildlife species
or with established native resident or migratory wildlife corridors.
The proposed Project has the potential to impact active bird nests if vegetation is removed or
ground-disturbing activities are initiated during the nesting season (February 1 to August 31). The
disturbed habitat on site, both vegetated and unvegetated, has the potential to support ground
nesting avian species such as western meadowlark (Sturnella neglecta) and California horned lark
(Eremophila alpestris actia), as well as tree-nesting species such as house finch (Haemorhous
mexicanus). Impacts on nesting birds are prohibited by the Migratory Bird Treaty Act (MBTA) and
the California Fish and Game Code. Project-specific measure BIO-2 will avoid Project impacts on
nesting birds. With the implementation of this measure, impacts on nesting birds would be less than
significant.
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Therefore, if vegetation is to be removed during the nesting season, a pre‐construction nesting bird
survey shall be conducted, and avoidance measures taken to ensure that no take of birds or their
nests will occur per Mitigation Measure BIO-2.

Mitigation Measure
Mitigation Measure BIO-2- Nesting Bird Survey. As a condition of approval for all grading permits,
vegetation clearing and ground disturbance shall be prohibited during the migratory bird
nesting season (February 1 through October 1), unless a migratory bird nesting survey is
completed in accordance with the following requirements:
a.

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

b.

A copy of the migratory nesting bird survey results report shall be provided to the City of
Jurupa Planning Department. If the survey identifies the presence of active nests, the
qualified biologist shall provide the Planning Department with a copy of maps showing
the location of all nests and an appropriate buffer zone around each nest sufficient to
protect the nest from direct and indirect impact. The size and location of all buffer zones,
if required, shall be subject to review and approval by the Planning Department and shall
be fenced and no less than a 200‐foot radius around the nest. The nests and buffer zones
shall be field checked weekly by a qualified biological monitor. The approved buffer zone
shall be marked in the field with construction fencing, within which no vegetation clearing
or ground disturbance shall commence until the qualified biologist and the Planning
Department verify that the nests are no longer occupied and the juvenile birds can survive
independently from the nests.

Threshold 4.4 (e).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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

Less Than
Significant
Impact

No Impact



Impact Analysis
According to the General Plan, significant trees are those trees that make substantial contributions
to natural habitat or to the urban landscape due to their species, size, or rarity. In particular,
California native trees should be protected. 9 Several non-native ornamental Peruvian pepper trees
are located on the western border of the project site. These trees do not meet the definition of a
significant tree because the species is typically found in Jurupa Valley and their size is not unique.

9 City of Jurupa Valley, General Plan Conservation and Open Space Element, Policy COS-1.2.
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According to the General Plan, other significant vegetation includes agricultural wind screen
plantings, street trees, stands of mature native and non-native trees, and other features of
ecological, aesthetics, and conservation value. 10 The Peruvian pepper trees on the site do not
represent an agricultural windrow and are not examples of superior vegetation (i.e., size, height).

Threshold 4.4 (f).
Would the Project:
f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat
conservation plan?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
The Project site is located within the Western Riverside County Multiple Species Habitat
Conservation Plan. 11 The plan provides coverage (including take authorization for listed species) for
special‐status plant and animal species, as well as mitigation for impacts to sensitive species.
Based on the General Biological Assessment Report for Assessors Parcel Numbers 175-180-012 and
175-180-016, Hernandez Environmental Services, dated October 2021 (Appendix B), prepared for
the Project:
•

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

•

The Project site does not impact any MSHCP Narrow Endemic Plant Species.

•

The Project site does not contain suitable habitat to support the Delhi Sands flower-loving
fly.

•

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

•

A total of 18 animal species listed as State and/or Federal Threatened, Endangered, or
Candidate were reviewed and found to be not present on the project site including:
•

Tricolored blackbird, Burrowing owl, Crotch bumble bee, Swainson’s hawk, Santa Ana
sucker, Southern rubber boa, Western yellow-billed cuckoo, San Bernardino kangaroo
rat, Stephen’s kangaroo rat, Southwestern willow flycatcher, Quino checkerspot
butterfly, California black rail, Steelhead-southern California DPS, Coastal California
gnatcatcher, Southern mountain yellow-legged frog, Delhi Sands flower-loving fly,
Riverside fairy shrimp, and Least Bell’s vireo.

10 City of Jurupa Valley, General Plan Conservation and Open Space Element, Policy COS-1.3.
11 Regional Conservation Authority, Western Riverside County, Multiple Species Habitat Conservation Plan, June 17, 2003.
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•

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

•

The proposed project has the potential to impact active bird nests if vegetation is removed
or ground disturbing activities are initiated during the nesting season (February 1 to
August 31), Mitigation Measure BIO-2 is required.
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Cultural Resources

The analysis in this section is based in part on a technical report titled:
• Agua Mansa Commerce Park Project Phase I Cultural Resources Assessment. MIG, dated
November 10, 2016 and is included as Appendix C.

Threshold 4.5 (a).
Would the Project:
a) Cause a substantial adverse change in the significance
of a historical resource pursuant to CEQA Guidelines
§15064.5?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
Historic resources generally consist of buildings, structures, improvements, and remnants
associated with a significant historic event or person(s) and/or have a historically significant style,
design, or achievement. Damaging or demolishing historic resources is typically considered to be a
significant impact. Impacts to historic resources can occur through direct impacts, such as
destruction or removal, and indirect impacts, such as a change in the setting of a historic resource.
CEQA Guidelines §15064.5(a) clarifies that historical resources include the following:
1.

A resource listed in or determined to be eligible by the State Historical Resources
Commission, for listing in the California Register of Historical Resources.

2.

A resource included in a local register of historical resources, as defined in section
5020.1(k) of the Public Resources Code, or identified as significant in an historical
resource survey meeting the requirements [of] section 5024.1(g) of the Public Resources
Code.

3.

Any object, building, structure, site, area, place, record, or manuscript which a lead
agency determines to be historically significant or significant in the architectural,
engineering, scientific, economic, agricultural, educational, social, political, military, or
cultural annals of California.

Historic Setting
The Project site is located in a general location associated with Native American occupation and/or
use during prehistoric and protohistoric periods. It is also an area associated with historic Mexican
period rancho activity, American period ranching and farming activity, and, more recently, industrial
activity.

Research and Conclusions
Numerous record searches were conducted at the University of California, Riverside, Eastern
Information Center, Riverside, for the area around the Project site including the Agua Mansa Park
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Project Phase I Cultural Resource Assessment. The records search included a review of all recorded
historic and prehistoric archaeological sites within a 1-mile radius of the Project site. In addition, the
California Points of Historical Interest (PHI), the listing of California Historical Landmarks (CHL), the
California Register of Historic Resources Inventory (HRI) were checked. Historic maps were also
reviewed online to verify that no Historical Sites were listed on or adjacent to the Project site.
Six cultural resources are recorded within 1.0 mile of the project area. These resources include three
prehistoric archaeological sites, one prehistoric isolate, one historic transmission line, and one
historic irrigation system. The closest resource to the current project area is the irrigation system
located over one-half mile to the northeast.
Extensive ground disturbance has occurred on the project, and the property contains no known
cultural resources.

Threshold 4.5 (b).
Would the Project:
b) Cause a substantial adverse change in the significance
of an archaeological resource pursuant to CEQA
Guidelines §15064.5?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Archaeological Setting
Archaeological sites are locations that contain resources associated with former human activities,
and may contain such resources as human skeletal remains, waste from tool manufacture, tool
concentrations, and/or discoloration or accumulation of soil or food remains.
According to the City’s General Plan Figure 4-19: Historic Resources in Jurupa Valley, no historical
resources are indicated within the Project area. However, there is a possibility that archaeological
resources could be discovered below grade, during excavation activities from the project’s proposed
buildings and proposed subterranean drainage chamber in the truck/bin storage areas. Accordingly,
the following mitigation measures will reduce project impacts to a less-than-significant level.

Mitigation Measure(s)
CR-1: Archaeological Monitoring. Prior to issuance of grading permits, the Permit Applicant shall
provide evidence to the City of Jurupa Valley Community Development Department that a
qualified professional archaeologist (Professional Archaeologist) that is listed on the City of
Jurupa Valley Cultural Resources Consultant List or the Cultural Resource Consultant List
maintained by the County of Riverside Planning Department, has been contracted to
implement Archaeological Monitoring for the area of impact for the Project. Monitoring shall
be conducted in coordination with the Consulting Tribe(s), defined as a Tribe that initiated the
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tribal consultation process for the Project as provided for in Public Resources Code
§21080.3.1(b) (AB 52) and has not opted out of the AB 52 consultation process, and has
completed AB 52 consultation with the City. Monitoring shall address the details of all grounddisturbing activities and provides procedures that must be followed to avoid or reduce potential
impacts on cultural, archaeological, and tribal cultural resources to a level that is less than
significant.
A fully executed copy of the Archaeological Monitoring Agreement shall be provided to the City
of Jurupa Valley Planning Department to ensure compliance with this measure. If the resource
is significant, Mitigation Measure CR‐2 shall apply.
CR-2: Archeological Treatment Plan. The Project Archaeologist shall prepare and implement a
treatment plan to protect the identified archaeological resource(s) from damage and
destruction. The treatment plan shall be per CEQA Guidelines §15064.5(f) for historical
resources and Public Resources Code §21083.2(b) for unique archaeological resources.
Preservation in place (i.e., avoidance) is the preferred manner of treatment. If preservation in
place is not feasible, treatment may include implementing archaeological data recovery
excavations to remove the resource and subsequent laboratory processing and analysis. If
historic Native American tribal cultural resources are involved, the Treatment Plan shall be
coordinated with the Consulting Native American Tribe(s) as described in Mitigation Measure
TCR-1 through TCR-3 of the Initial Study/Mitigated Negative Declaration for MA21180.
CR-3: Final Report: A final report containing the significance and treatment findings shall be
prepared by the Project Archaeologist and submitted to the City of Jurupa Valley Community
Development Department and the Eastern Information Center, University of California,
Riverside. If a historic tribal cultural resource is involved, a copy shall be provided to the
Consulting Native American Tribe(s) as described in Mitigation Measure TCR-2 of the Initial
Study/Mitigated Negative Declaration for MA21180.

Threshold 4.5 (c).
Would the Project:
c) Disturb any human remains, including those interred
outside of formal cemeteries?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

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

The project is required to comply with the applicable provisions of California Health
and Safety Code §7050.5 as well as Public Resources Code §5097 et seq.
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The Project site does not contain a cemetery and no known formal cemeteries are located within
the immediate site vicinity. If human remains are discovered during Project grading or other ground
disturbing activities, the Project would be required to comply with the applicable provisions of
California Health and Safety Code §7050.5 as well as Public Resources Code §5097 et seq. California
Health and Safety Code §7050.5 states that no further disturbance shall occur until the County
Coroner has made the necessary findings as to origin. Pursuant to California Public Resources Code
§5097.98(b), remains shall be left in place and free from disturbance until a final decision as to the
treatment and disposition has been made by the Coroner.
If the Coroner determines the remains to be Native American, the California Native American
Heritage Commission (NAHC) must be contacted and the NAHC must then immediately notify the
“most likely descendant(s)” of receiving notification of the discovery. The most likely descendant(s)
shall then make recommendations within 48 hours and engage in consultations concerning the
treatment of the remains as provided in Public Resources Code §5097.98. Based on the above plans,
policies and programs, project impacts to human remains would be less than significant.
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Energy

The following analysis is based in part on a CalEEMod Datasheets dated October 26, 2021 and is
included as Appendix A.

Threshold 4.6 (a).
Would the Project:
a) Result in potentially significant environmental impact due
to wasteful, inefficient, or unnecessary consumption of
energy resources, during project construction or
operation?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Construction Energy Analysis
Construction of the Project would require the use of fuel and electric powered equipment and
vehicles for construction activities. The majority of activities would use fuel powered equipment and
vehicles that would consume gasoline or diesel fuel. Heavy construction equipment (e.g., dozers,
graders, backhoes, dump trucks) would be diesel powered, while smaller construction vehicles, such
as pick-up trucks and personal vehicles used by workers would be gasoline powered. The majority
of electricity use would be from power tools. The consumption of energy would be temporary in
nature and would not represent a significant demand on available supplies. There are no unusual
characteristics that would necessitate the use of fuel or electricity that would be less energy efficient
than at comparable construction sites in the region or state.
Electric power may be obtained from generators or from Southern California Edison (SCE). SCE’s
industrial service rate schedule was used to determine the Project’s electrical usage. There are no
unusual characteristics that would necessitate the use of electricity that would be less energy
efficient than at comparable construction sites in the region or state.
Starting in 2014, the California Air Resources Board (CARB) adopted the nation’s first regulation
aimed at cleaning up off-road construction equipment such as bulldozers, graders, and backhoes.
These requirements ensure that fleets gradually turnover the oldest and dirtiest equipment to
newer, cleaner models and prevent fleets from adding older, dirtier equipment. As such, the
equipment used for Project construction would conform to CARB regulations and California
emissions standards as fuel efficiencies gradually rise. It should also be noted that there are no
unusual Project characteristics or construction processes that would require the use of equipment
that would be more energy intensive than is used for comparable activities; or equipment that
would not conform to current emissions standards (and related fuel efficiencies). Equipment
employed in construction of the Project would therefore not result in inefficient wasteful, or
unnecessary consumption of fuel.
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In addition, as required by state law, 12 idling times of construction vehicles is limited to no more
than five minutes, thereby minimizing, or eliminating unnecessary and wasteful consumption of fuel
due to unproductive idling of construction equipment. Equipment employed in construction of the
Project would therefore not result in inefficient wasteful, or unnecessary consumption of fuel.

Operation Energy Analysis
Energy consumption in support of or related to Project operations would include transportation
energy demands (energy consumed by passenger car and truck vehicles accessing the Project site)
and facilities energy demands (energy consumed by building operations and site maintenance
activities).

Transportation Energy Demands
Energy that would be consumed by Project‐generated traffic is a function of total vehicle miles
traveled (VMT) and estimated vehicle fuel economies of vehicles accessing the Project site including
both employee trips and industrial trucks.
Enhanced fuel economies realized pursuant to federal and state regulatory actions, and related
transition of vehicles to alternative energy sources (e.g., electricity, natural gas, biofuels, hydrogen
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. As supported by the preceding discussions, Project transportation
energy consumption would not be considered inefficient, wasteful, or otherwise unnecessary.

Facility Operational Energy Demands
Project building operations and site maintenance activities would result in the consumption of
natural gas and electricity. Natural gas would be supplied to the Project by SoCalGas; electricity
would be supplied by SCE. The Project proposes conventional industrial uses reflecting
contemporary energy-efficient/energy-conserving designs and operational programs. The Project
does not propose uses that are inherently energy intensive and the energy demands in total would
be comparable to other industrial land use projects of similar scale and configuration. Lastly, the
Project will comply with the applicable Title 24 standards. Compliance itself with applicable Title 24
standards will ensure that the Project energy demands would not be inefficient, wasteful, or
otherwise unnecessary.
In summary, as supported by the preceding analyses, Project construction and operations would not
result in the inefficient, wasteful, or unnecessary consumption of energy. The Project would
therefore not cause or result in the need for additional energy-producing or transmission facilities.
The Project would not engage in wasteful or inefficient uses of energy and aims to achieve energy
conservations goals within the State of California.

12 California Code of Regulations Title 13, Motor Vehicles, section 2449(d)(3) Idling.
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Threshold 4.6 (b).
Would the Project:
b) Conflict with or obstruct a state or local plan for
renewable energy or energy efficiency?

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
The California Energy Commission provides oversight for the preparation of rules and regulations
for the conservation of energy such as Appliance Energy Efficiency, Building Energy Efficiency,
Energy Supplier Reporting, and State Energy Management. The regulations directly applicable to the
Project are Building Energy Efficiency Standards, Title 24, Part 6, and CALGreen Title 24, Part 11.
These regulations include, but are not limited to, the use of water-conserving plumbing,
installation of bicycle racks, the use of LED lighting, and water-efficient irrigation systems. The
Project is required to demonstrate compliance with these regulations as part of the building permit
and inspection process.
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Geology and Soils

The following analysis is based in part on the following technical reports:
• Geotechnical Evaluation and Infiltration Study, Proposed Industrial Hauling Yard APNs 175180-012 and -016 East of Aqua Mansa Road and North of Wilson Street, Jurupa Valley,
Riverside County, California
• GEO TEK, Inc., dated October 9, 2020 and included as Appendix D
• Preliminary Project Specific Water Quality Management Plan (Preliminary WQMP), K&A
Engineering, Inc., dated June 2021 and included as Appendix E

Impact Analysis

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

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

The Project site is in a seismically active area of Southern California and is expected to experience
moderate to severe ground shaking during the lifetime of the Project. This risk is not considered
substantially different than that of other similar properties in the Southern California area. As a
mandatory condition of Project approval, the Project would be required to construct the proposed
structures in accordance with the approved recommendations included in the Preliminary
Geotechnical Investigation prepared for the Project (Appendix D).
Note: There are no Alquist-Priolo earthquake fault zones located in Jurupa Valley, therefore, that
topic is not addressed in the Initial Study.
Threshold 4.7 (a).
Would the Project directly or indirectly cause
potential substantial adverse effects, including the
risk of loss, injury, or death involving:
iii) Seismic-related ground failure, including
liquefaction?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to seismic ground shaking.
These measures will be included in the Project’s Mitigation Monitoring and Reporting Program:
PPP 4.7-1 shall apply.
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According to the General Plan 13 the Project site has a low potential for liquefaction. Based on the
Preliminary Geotechnical Investigation (Appendix D), no active or potentially active fault is known
to exist at this site, nor is the site situated within an Alquist-Priolo Earthquake Fault Zone. The site
has not been mapped by the State of California for potential seismic hazards such as liquefaction or
landslides. The County of Riverside indicates that the site is “not in a fault zone,” “not in a fault line,”
has a “low” liquefaction potential and is “susceptible” to subsidence. As a mandatory condition of
Project approval, the Project would be required to construct the proposed structures in accordance
with the approved recommendations included in the Preliminary Geotechnical Investigation
prepared for the Project (Appendix D).
Threshold 4.7 (a).
Would the Project directly or indirectly cause
potential substantial adverse effects, including the
risk of loss, injury, or death involving:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

iv) Landslides?

No Impact



Impact Analysis
Evidence of ancient landslides or slope instabilities at this site was not observed during the
geotechnical investigation. The subject property does not lie within an earthquake induced landslide
zone.

Threshold 4.7 (b).
Would the Project:
b) Result in substantial soil erosion or the loss of topsoil?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Construction
Grading and construction activities would expose and loosen topsoil, which could be eroded by wind
or water. The Municipal Code requires the preparation of a Storm Water Pollution Prevention Plan
to address site-specific conditions related to these activities. 14 The plan will identify potential
sources of erosion and sedimentation loss of topsoil during construction, and identify erosion
control measures to reduce or eliminate the erosion and loss of topsoil, such as use of silt fencing,
fiber rolls, or gravel bags, stabilized construction entrance/exit, and hydroseeding.
Through compliance with the Municipal Code, construction impacts related to erosion and loss of
topsoil would be less than significant.
13 City of Jurupa Valley, General Plan Safety Element, Figure 8-5: Liquefaction Susceptibility in Jurupa Valley.
14 City of Jurupa Valley, Municipal Code, Chapter 6.05.010, Storm Water/Urban Runoff Management and Discharge
Controls.
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Operation
The development will be approximately 90% impervious area and 10% landscaped.
Existing drainage patterns were preserved to the maximum extent feasible. In the proposed
conditions, runoff generated from buildings and parking lots will drain into several inlets and
through the storm drain system into the underground perforated pipes with gravel BMP in the
parking area. The CDS units will be installed prior into the underground perforated pipes for pretreatment BMP. Overflow from underground perforated pipes will connect to existing off-site storm
drain system. Underground perforated pipes with gravel BMP are unlined, which also provides an
opportunity for infiltration to the extent the underlying onsite soil can accommodate.

Threshold 4.7 (c).
Would the Project:
c) Be located on a geologic unit or soil that is unstable, or
that would become unstable because of the Project, and
potentially result in on-site or offsite landslide, lateral
spreading, subsidence, liquefaction, or collapse?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

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

Landslide/Lateral Spreading
As noted in the response to Threshold 4.7(a)(iv) above, the site is relatively flat and contains no
slopes that may be subject to landslides. Based on the Preliminary Geotechnical Investigation
(Appendix D) no lateral spreading due to liquefaction is expected at this site.

Liquefaction/ Subsidence/Collapse
According to the General Plan, 15 the Project site has a low potential for liquefaction, subsidence, or
collapse to occur. Based on the Preliminary Geotechnical Investigation (Appendix D), a potential for
loss of bearing capacity due to liquefaction, subsidence, or collapse is not expected at the site. The
site is not within state-delineated Zones of Required Investigation for either liquefaction potential
or landsliding. 16

15 City of Jurupa Valley, General Plan Safety Element, Figure 8-5: Liquefaction Susceptibility in Jurupa Valley.
16 California Department of Conservation, 2020b
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As a mandatory condition of Project approval, the Project would be required to conduct site
preparation and grading as well as construct the proposed structures in accordance with the
approved recommendations included in the Geotechnical Evaluation and Infiltration Study prepared
for the Project (Appendix D).

Threshold 4.7 (d).
Would the Project:
d) Be located on expansive soil, as defined in the Uniform
Building Code, creating substantial risks to life or
property?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Plans, Policies, and Programs
The following apply to the Project and would reduce impacts relating to expansive soils. These
measures will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.7-1 shall apply.
Expansive soils are characterized by their ability to undergo significant volume changes (shrink or
swell) due to variations in moisture content. Changes in soil moisture content can result from
precipitation, landscape irrigation, utility leakage, roof drainage, perched groundwater, drought, or
other factors and may result in unacceptable settlement or heave of structures or concrete slabs
supported on grade.
Based on laboratory testing, the materials present near the ground surface have an Expansion Index
of EI<20 per ASTM D 4829 and considered “very low” as it is less than an Expansion Index of greater
than 91, which is used to determine if soils are expansive. Risks from expansive soils are considered
to be low. In any event, the Project would be required to construct the proposed structures in
accordance with the approved recommendations included in the Preliminary Geotechnical
Investigation (Appendix D).
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Threshold 4.7 (e).
Would the Project:

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



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

Threshold 4.7 (f).
Would the Project:
f) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Paleontological Resources
General Plan Figure 4-18, Paleontological Sensitivity, indicates that the site has portions within both
the High A (HA) and Low (L) sensitivity designations for finding paleontological resources. 17
Therefore, the following mitigation measures are required:

Mitigation Measures
GEO-1: Paleontological Monitoring. A qualified paleontologist (the “Project Paleontologist”) shall
be retained by the developer prior to the issuance of a grading permit. The Project
Paleontologist will be on-call to monitor ground-disturbing activities and excavations on the
Project site following identification of potential paleontological resources by project personnel.
If paleontological resources are encountered during implementation of the Project, grounddisturbing activities will be temporarily redirected from the vicinity of the find. The Project
Paleontologist will be allowed to temporarily divert or redirect grading or excavation activities
in the vicinity to make an evaluation of the find. If the resource is significant, Mitigation
Measure GEO‐2 shall apply.
GEO-2: Paleontological Treatment Plan. If a significant paleontological resource(s) is discovered on
the property, in consultation with the Project proponent and the City, the qualified
paleontologist shall develop a plan of mitigation that shall include salvage excavation and
removal of the find, removal of sediment from around the specimen (in the laboratory),

17 City of Jurupa Valley, General Plan, Conservation and Open Space Element, Figure 4-18, Paleontological Sensitivity.
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research to identify and categorize the find, curation in the find a local qualified repository, and
preparation of a report summarizing the find.

Unique Geologic Feature
The Project site is relatively flat with native-soil units below a layer of crushed aggregate base
overlaying alluvium ranging in thickness from 3 to 6 inches. Alluvial material was encountered in all
site exploratory borings and consist of medium dense to very dense sand with varying amounts of
silt and stiff hard silt.
These features are common in the area. As such, the Project does not contain a geologic feature
that is unique or exclusive locally or regionally.
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Greenhouse Gas Emissions

The following analysis is based in part on the CalEEMod datasheets included as Appendix A.

Threshold 4.8 (a).
Would the Project:
a) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
environment?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

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

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

PPP 4.8-2

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

PPP 4.8-3

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

No single land use project could generate enough greenhouse gas (GHG) emissions to noticeably
change the global average temperature. Cumulative GHG emissions, however, contribute to global
climate change and its significant adverse environmental impacts. Thus, the primary goal in adopting
GHG significance thresholds, analytical methodologies, and mitigation measures is to ensure new
land use development provides its fair share of the GHG reductions needed to address cumulative
environmental impacts from those emissions.

Thresholds of Significance
A final numerical threshold for determining the significance of greenhouse gas emissions in the
South Coast Air Basin has not been established by the South Coast Air Quality Management District.
General Plan Policy AQ 9.5 requires the City to utilize the SCAQMD Draft GHG thresholds to evaluate
development proposals until the City adopts a Climate Action Plan (CAP). The City has determined
that the SCAQMD’s draft threshold of 3,000 MTCO2e per year is appropriate for industrial and
warehouse land use development projects. The 3,000 MTCO2e threshold is based on the SCAQMD
staff’s proposed GHG screening threshold for stationary source emissions for non-industrial
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projects, as described in the SCAQMD’s Interim CEQA GHG Significance Threshold for Stationary
Sources, Rules and Plans (“SCAQMD Interim GHG Threshold”). The SCAQMD Interim GHG Threshold
identifies a screening threshold to determine whether additional analysis is required. This threshold
is also consistent with the SCAQMD’s draft interim threshold Tier 3.
A summary of the projected annual operational greenhouse gas emissions, including amortized
construction‐related emissions associated with the development of the Project is provided in Table
4.8-1.
Table 4.8-1

Annual Greenhouse Gas Emissions

Emissions Source
Annual construction-related emissions amortized over 30 years
Area Source
Energy Source
Mobile Source
Waste
Water Usage
Total CO2E (All Sources)
Screening Threshold (CO2E)
Threshold Exceeded
Source: CalEEMod Datasheets (Appendix A).

Total Emissions
(MTCO2e per year)
14.89
0.01
94.51
212.69
16.7
25.24
364.08
3,000
No

As shown on Table 4.8-1, the Project has the potential to generate approximately 364.08
MTCO2e per year. As such, the Project would not exceed the City’s screening threshold of 3,000
MTCO2e. Thus, Project-related emissions would not have a significant direct or indirect impact on
greenhouse gas emissions that could impact climate change, and no mitigation or further analysis
is required.

Threshold 4.8 (b).
Would the Project:

Potentially
Significant or
Significant
Impact

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

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Plans, Policies, and Programs
PPP 4.8-1 through PPP 4.8-3 above apply the Project.
Determining a project’s consistency with plans, policies, or regulations adopted for the purpose of
reducing greenhouse gas (GHG) emissions plans presents unique challenges because the impact is
global and solutions require both global, federal, state, and local action. The following are the
primary plans adopted at the state level that to reduce GHG emissions:
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•

The California Air Resources Board (CARB) Scoping Plan is the state’s overall strategy in the
form of measures that apply to emissions sectors that comprise the state’s greenhouse gas
emission inventory. The state’s implementation strategy primarily takes the form of sourcespecific regulations for energy producers, fuel suppliers, and vehicle manufacturers (e.g.,
California Light-Duty Vehicle GHG Standards and Low Carbon Fuel Standard). The Scoping
Plan envisions a limited role for local government in implementing the state’s GHG reduction
strategy, focusing on local government’s authority over land use and some transportation
projects.

•

The Sustainable Communities and Climate Protection Act of 2008 (Sustainable Communities
Act, SB 375, Chapter 728, Statutes of 2008) supports the state’s climate action goals to
reduce greenhouse gas (GHG) emissions through coordinated transportation and land use
planning with the goal of more sustainable communities. To this end, the Southern California
Association of Governments (SCAG) has adopted Connect SoCal – The 2020-2045 Regional
Transportation Plan/Sustainable Communities Strategy, which charts a course for closely
integrating land use and transportation to increase mobility options and achieve a more
sustainable growth pattern. Implementation of Connect SoCal depends on partnerships with
local jurisdictions and County Transportation Commissions (CTCs). The land use strategies in
Connect SoCal are based on a growth vision that was developed through extensive
consultation with local communities, which proposes multiple different types of Priority
Growth Areas, as well as identifying regional growth constraints. SCAG provides resources to
help local jurisdictions align local plans and programs with the regional growth vision through
a series of technical assistance and funding programs.

Certain measures of the Scoping Plan and Connect SoCal are supported by the Project, such as
energy conservation and energy efficiency measures. Other measures, while not directly applicable,
would not be obstructed by impeded by Project implementation.
The City is in the process of preparing a Climate Action Plan (CAP) in conjunction with WRCOG which
will identify specific policies and regulations that are directed at the project level. Until such time
that the City adopts a CAP, the Project is evaluated for consistency with the following plans, policies,
or regulations to reduce greenhouse gas (GHG) emissions.
Table 4.8-2

Consistency with GHG Reduction Measures

GHG Reduction Measure

Consistency Analysis
General Plan
AQ 9.5 GHG Thresholds. Utilize the SCAQMD Draft GHG The City has determined that the SCAQMD’s draft
thresholds to evaluate development proposals until the
threshold of 3,000 MTCO2e per year is appropriate for
City adopts a Climate Action Plan (CAP).
this Project. GHG emissions are 2,229.51 MTCO2e, which
is less than the 3,000 MTCO2e threshold.
CSSF 2.44 Drought-Tolerant Landscaping. Require the
The Project is required to comply with Section 9.283
use of drought-tolerant landscaping in all new
(Water Efficient Landscape Design Requirement) of the
development.
City of Jurupa Valley Municipal Code.
LUE 11.6 Energy Efficiency. Require development
The Project is required to submit building plans and is
projects to use energy efficient design features in their
required to meet CALGreen Codes, California Title 24
site planning, building design and orientation, and
Energy Efficiency Standards, and the City’s water efficient
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GHG Reduction Measure
landscape designs that meet or exceed state energy
standards.

Consistency Analysis
landscape requirements; therefore, the Project is
determined to be consistent with General Plan Policy LUE
11.6.
ME 3.9 Pedestrian Facilities. Public streets shall provide The municipal code requires pedestrian access between
pedestrian facilities in accordance with adopted City
the public sidewalk and the on-site walkways that
standards. Sidewalks shall be separated from the
provide access to the office buildings.
roadway by a landscaped parkway, except where the
Landscaped open areas and walking paths, per code, are
Planning Director determines that attached sidewalks are included as part of the site development.
appropriate due to existing sidewalk location, design, or
other conditions.
ME 3.36 Bicycle Improvements Conditionally Required.
The Project is providing bicycle parking spaces, bicycle
Require the construction or rehabilitation of bicycle
racks, and interior bicycle lockers.
facilities and “bicycle-friendly” improvements as a
condition of approving new development, following
Zoning Ordinance standards
Municipal Code
Energy Efficiency
As required by Municipal Code Section 8.05.010 (7),
California Energy Code, prior to issuance of a building
permit, the Project Applicant shall submit plans showing
that the Project will be constructed in compliance with
this section.
Green Buildings
As required by Municipal Code Section 8.05.010 (8),
California Green Building Standards Code, prior to
issuance of a building permit, the Project proponent shall
submit plans in compliance with this code section.
Water Conservation
The Project will comply with Chapter 9.283. - Water
Efficient Landscape Design Requirements.
Solid Waste Reduction
The Project shall comply with Section 4.408 of the 2013
California Green Building Code Standards, which requires
new development projects to submit and implement a
construction waste management plan in order to reduce
the amount of construction waste transported to
landfills.

Based on analysis above, the Project will not conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of greenhouse gases and impacts will be less
than significant.
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Hazards and Hazardous Materials

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

Phase I Environmental Site Assessment, APNs 175-180-012 and -016. GEOTEK August 10,
2021 and included as Appendix F

•

Limited Phase II Environmental Site Assessment, Hauling Yard Development. GEOTEK May 23,
2022 and included as Appendix G

Threshold 4.9 (a-b).
Would the Project:
a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact




Impact Analysis

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

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

Existing Hazardous Materials
The Subject Property undeveloped land that was previously used for agricultural purposes from
approximately 1948 to 1990 and is currently being used for parking and equipment storage.
Based on the historical agricultural land use Riverside County Environmental Health requested soil
sampling be conducted in accordance with the “Interim Guidance for Sampling Agricultural
Properties (DTSC, 2008) A limited Phase II ESA was with soil sample was conducted by GeoTek, Inc.
and found no contamination and therefore no further investigation was recommended.
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The following summarizes the results of the site inspection relative to hazardous materials:
•

The storage of hazardous materials and waste typical for vehicle maintenance operations
(e.g., oils, fuel) were not observed on the property. There was no indication of spills or
material release from the secondary containment systems.

•

There is no indication that polychlorinated biphenyls (PCBs) were used or stored at the
property related to transformers.

•

Hazardous wastes were not observed on the property.

•

There is no indication that the soil or groundwater on the property has been impacted. There
are four Leaking Underground Storage Tank (LUST) sites within 0.5 miles of the property.
Remediation has been completed on these sites and the status of the facilities is listed as
“Completed – Case Closed” and do not represent an environmental concern to the Project
site.

Construction Activities
Heavy equipment that would be used during construction of the proposed Project would be fueled
and maintained by substances such as oil, diesel fuel, gasoline, hydraulic fluid, and other liquid
materials that would be considered hazardous if improperly stored or handled. In addition, materials
such as paints, roofing materials, solvents, and other substances typically used in building
construction would be located on the Project site during construction. Improper use, storage, or
transportation of hazardous materials could result in accidental releases or spills, potentially posing
health risks to workers, the public, and the environment. The potential for accidental releases and
spills of hazardous materials during construction is a standard risk on all construction sites, and there
would be no greater risk for improper handling, transportation, or spills associated with future
development that would be a reasonable consequence of the proposed Project than would occur
on any other similar construction site.
Construction contractors are required to comply with all applicable federal, state, and local laws and
regulations regarding hazardous materials, including but not limited to requirements imposed by
the Environmental Protection Agency, the California Department of Toxic Substances Control, the
South Coast Air Quality Management District, and the Santa Ana Regional Water Quality Control
Board. As such, impacts due to construction activities would not cause a significant hazard to the
public or the environment through the routine transport, use, or disposal of hazardous materials. A
less than significant impact would occur.

Operational Activities
The Project will provide for various industrial uses and as such the use and storage of hazardous
materials maybe present as part of business operational activities. The use of hazardous materials
will be regulated by federal, state, and local rules and regulations. The Riverside County Department
of Environmental Health will require regular inspections and emergency plans if needed.
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Threshold 4.9 (c).
Would the Project:

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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

Less Than
Significant
Impact

No Impact



Impact Analysis
The Project site is not located within one-quarter mile from an existing or proposed school. The
nearest school is Mission Middle School located approximately 2 miles southwest of the Project site.
In addition, as discussed in the responses to Thresholds 4.9(b) and 4.9(c) above, all hazardous or
potentially hazardous materials would comply with all applicable federal, State, and local agencies
and regulations with respect to hazardous materials.

Threshold 4.9 (d).
Would the Project:

Potentially
Significant or
Significant
Impact

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

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



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

List of Hazardous Waste and Substances sites from Department of Toxic Substances Control
(DTSC) EnviroStor database

•

List of Leaking Underground Storage Tank Sites from the State Water Board’s GeoTracker
database

•

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

•

List of “active” CDO and CAO from Water Board

•

List of hazardous waste facilities subject to corrective action pursuant to §25187.5 of the
Health and Safety Code, identified by DTSC
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Based on a review of the Cortese List maintained by the California Environmental Protection Agency
the Project site is not identified on the list of hazardous materials sites compiled pursuant to
Government Code §65962.5. 18

Threshold 4.9 (e).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis
The nearest airport is Flabob Airport located approximately 2.5 miles southwest of the Project site.
According to Map FL-1, Flabob Airport Land Use Compatibility Plan, the Project site is not located
within airport compatibility or noise contour zones. 19

Threshold 4.9 (f).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis
Access to the Project site is proposed from Wilson Street. The Project site does not contain any
emergency facilities, nor does it serve as an emergency evacuation route. During construction and
long‐term operation, the Project would be required to maintain adequate emergency access for
emergency vehicles.

18 California Environmental Protection Agency, Cortese List Data Resources, https://calepa.ca.gov/sitecleanup/corteselist/ ,

accessed March 2, 2022.

19 Riverside County Airport Land Use Commission, Flabob Airport Land Use Compatibility Plan, December 2004. Available at:

http://www.rcaluc.org/Portals/13/PDFGeneral/plan/newplan/14-%20Vol.%201%20Flabob.pdf
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Threshold 4.9 (g).
Would the Project:

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis
According to the General Plan, 20 the Project site is not located within a high wildfire hazard area.
(Also refer to analysis under Section 4.20, Wildfire).

20 City of Jurupa Valley, General Plan Safety Element, Figure 8-10: Wildfire Severity Zones in Jurupa Valley.
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4.10 Hydrology and Water Quality
The following analysis is based in part on the following technical reports:
•
•
•
•

Preliminary Drainage Report, K&A, dated June 2021 and included as Appendix H
Preliminary Project Specific Water Quality Management Plan (WQMP) Riverside Hauling
Yard, K&A Engineering, Inc., dated June 2021 and included as Appendix I
Water and Sewer Availability Letter, Rubidoux Community Services District, dated
September 16, 2021 and is included as Appendix J
Domestic Water Service – APN: 175-180-012 & 16. West Valley Water District, dated
September 7, 2021 and included as Appendix K.

Threshold 4.10 (a).
Would the Project:
a) Violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface
or ground water quality?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating water quality and waste
discharge requirements. These measures will be included in the Project’s Mitigation Monitoring and
Reporting Program to ensure compliance:
PPP 4.10-1 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff
Management and Discharge Controls, Section B(1), any person performing
construction work in the city shall comply with the provisions of this chapter, and shall
control storm water runoff so as to prevent any likelihood of adversely affecting human
health or the environment. The City Engineer shall identify the BMPs that may be
implemented to prevent such deterioration and shall identify the manner of
implementation. Documentation on the effectiveness of BMPs implemented to reduce
the discharge of pollutants to the MS4 shall be required when requested by the City
Engineer.
PPP 4.10-2 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff Management and Discharge Controls, Section B(2), any person performing construction work
in the city shall be regulated by the State Water Resources Control Board in a manner
pursuant to and consistent with applicable requirements contained in the General
Permit No. CAS000002, State Water Resources Control Board Order Number 20090009-DWQ. The city may notify the State Board of any person performing construction
work that has a non-compliant construction site per the General Permit.
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PPP 4.10-3 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff
Management and Discharge Controls, Section C, new development, or redevelopment
projects shall control storm water runoff so as to prevent any deterioration of water
quality that would impair subsequent or competing uses of the water.
PPP 4.10-4 As required by Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff
Management and Discharge Controls, Section E, any person, or entity that owns or
operates a commercial and/or industrial facility(s) shall comply with the provisions of
this chapter. All such facilities shall be subject to a regular program of inspection as
required by this chapter, any NPDES permit issued by the State Water Resource Control
Board, Santa Ana Regional Water Quality Control Board, Porter-Cologne Water Quality
Control Act (Wat. Code Section 13000 et seq.), Title 33 U.S.C. Section 1251 et seq.
(Clean Water Act), any applicable state or federal regulations promulgated thereto, and
any related administrative orders or permits issued in connection therewith.

Water Quality Standards
The Porter-Cologne Water Quality Control Act 21 defines water quality objectives (i.e., standards) as
“…the limits or levels of water quality constituents or characteristics which are established for the
reasonable protection of beneficial uses of water or the prevention of nuisance within a specific
area”. 22

Construction Impacts (Water Quality Standards)
Construction of the Project would involve clearing, grading, paving, utility installation, building
construction, and installation of landscaping, which would result in the generation of potential
water quality pollutants such as silt, debris, chemicals, paints, and other solvents with the potential
to adversely affect water quality. As such, short‐term water quality impacts have the potential to
occur during construction activities in the absence of any protective or avoidance measures.
The Municipal Code requires the Project to obtain a National Pollutant Discharge Elimination System
(NPDES) Municipal Stormwater Permit for construction activities. 23 The permit is required for all
projects that include construction activities, such as clearing, grading, and/or excavation that
disturbs at least 1 acre of total land area.
Compliance with the permit requires preparation and implementation of a Storm Water Pollution
Prevention Plan (SWPPP) for construction‐related activities, including grading. The plan would
specify the required measures to be implemented during construction activities to ensure that all

21 California Water Boards, Porter-Cologne Water Quality Control Act, January 2019. Available at:
https://www.waterboards.ca.gov/laws_regulations/docs/portercologne.pdf

22 Water Code Division 7, Chapter 7, §13050(h)
23 City of Jurupa Valley, Municipal Code Chapter 6.05.050, Storm Water/Urban Runoff Management and Discharge Controls.
Available at:
https://library.municode.com/ca/jurupa_valley/codes/municipal_code?nodeId=TIT6HESA_CH6.05STWAURRUMADICO_S
6.05.050REPOSTWA
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potential pollutants of concern are prevented, minimized, and/or otherwise appropriately treated
prior to being discharged from the site.

Operational Impacts (Water Quality Requirements)
Storm water pollutants commonly associated with the types of land uses that could occupy the
proposed buildings include sediment/turbidity, nutrients, trash and debris, oxygen‐demanding
substances, organic compounds, bacteria and viruses, oil and grease, and pesticides.
Pursuant to the requirements of the Municipal Code,23 a Water Quality Management Plan (WQMP)
is required for managing the quality of storm water or urban runoff that flows from a developed site
after construction is completed and the facilities or structures are occupied and/or operational. The
WQMP prepared for the Project (Appendix F), proposes to divert surface runoff generated from the
building and parking areas and will maintain the original drainage pattern and drain north where it
then will be picked up by multiple catch basins that are designed to intersect and capture the 100year flow. After the flow gets captured by the site’s catch basins it will then be routed, via pipe, to
a hydrodynamic separator unit, followed by underground storage where it will infiltrate into the
surrounding soil. The underground storage has been sized to capture and store a 25-year/24-hour
storm event.

Waste Discharge Requirements
Waste discharge requirements are issued by the Santa Ana Regional Water Quality Board under the
provisions of the California Water Code, Division 7 “Water Quality,” Article 4 “Waste Discharge
Requirements.” 24 These requirements regulate the discharge of wastes that are not made to surface
waters, but that may impact the region’s water quality by affecting underlying groundwater basins.
Discharge requirements are issued for Publicly Owned Treatment Works’ wastewater reclamation
operations, discharges of wastes from industries, subsurface waste discharges such as septic
systems, sanitary landfills, dairies, and a variety of other activities that can affect water quality.

Operational Impacts (Waste Discharge Requirements)
The Rubidoux Community Services District has implemented a Pretreatment Program. 25 The
pretreatment process monitors certain dischargers that are required to use proven pollution control
techniques to remove pollutants from their sewage before discharging into the sewer collection
system. With mandatory compliance with the Pretreatment Program, impacts related to waste
discharge requirements are less than significant.

24 California Water Boards, Waste Discharge Requirements Program, July 3, 2020. Available at:
https://www.waterboards.ca.gov/water_issues/programs/waste_discharge_requirements/
25 https://www.rcsd.org/pretreatment
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Threshold 4.10 (b).
Would the Project:
b) Substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such that the
project may impede sustainable groundwater
management of the basin?

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Groundwater Supplies
Water service would be provided to the Project site by the west Valley Water District (WVWD).
According to the 2020 Upper Santa Ana River Watershed Urban Water Management Plan
(IRUWMP), as of CY 2020, water supplied to the WVWD service area is from groundwater production
or surface water from Lytle Creek. WVWD obtains both potable and non-potable groundwater for
use in its service area. The WVWD’s water supplies come from a combination of local groundwater
and surface water as well as imported water. All of the groundwater supplies come from the
adjudicated basins including the Rialto, Bunker Hill, Lytle Creek, and North Riverside Basins, which
are sub-basins of the Upper Santa Ana Valley Rialto-Colton and Riverside-Arlington Basins.

Sustainable Groundwater Management
The Sustainable Groundwater Management Act requires governments and water agencies of high
and medium priority basins to halt overdraft and bring groundwater basins into balanced levels of
pumping and recharge. The act requires the prioritization of basins and subbasins based on a variety
of factors such as population and number of water wells in a basin. Basins are ranked from very-low
to high-priority. Basins ranking high- or medium-priority are required to form Groundwater
Sustainability Agencies to manage basins sustainably and requires those agencies to adopt
Groundwater Sustainability Plans.
According to the SGMA Prioritization Dashboard the Upper Santa Ana Valley- Rialto-Colton and
Riverside-Arlington Basins have a prioritization classification of Very Low. 26 Therefore, the basins
are not subject to a Sustainable Groundwater Water Management program and will not
substantially impede sustainable groundwater management of the basin.

26 Department of Water Resources, SGMA Basin Prioritization Dashboard, https://gis.water.ca.gov/app/bp-

dashboard/final/, accessed October 8, 2021.
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Threshold 4.10 (c).
Would the Project:
c) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the course
of a stream or river or through the addition of impervious
surfaces, in a manner that would:
(i) Result in substantial erosion or siltation on- or offsite?
(ii) Substantially increase the rate or amount of surface
runoff in a manner which would result in flooding on- or
offsite?
(iii) Create or contribute runoff water which would exceed the
capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff?
(iv) Impede or redirect flood flows?

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact






Impact Analysis

Existing Condition
The natural drainage course starts along the Project site’s frontage at Wilson Street and flows north
where it collects into the existing soft bottom basins. Two soft bottom basins are located along the
north side of the site. One basin is located on the northwest side, and the other basin is located at
the north-center side of the site. During a rain event, the collected storm flows are stored in the
basins and then infiltrate into the surrounding ground. If that the storm volume exceeds available
basin storage volume, the water will overtop the basins and continue flowing north to the adjacent
dirt ditch that is located between the site’s fence and the existing railroad tracks. At this point the
drainage will collect and pond a couple of feet in depth before leaving the site via an existing culvert
located at the northwest side of the site adjacent to Agua Mansa Road.
There are an existing catch basin and storm drain pipes, 18-inch and 24-inch, in Wilson Street. The
existing 24-inch storm drain enters the site and is terminated about 50 feet into the site. It appears
that the 24-inch storm drain was built to provide drainage outlet of future development.

Proposed Condition
The proposed drainage pattern will maintain the original drainage pattern and drain north, where it
then will be picked up by multiple catch basins that are designed to intersect and capture the 100year flow. After the flow gets captured by the site’s catch basins it will then be routed, via pipe, to
a hydrodynamic separator unit, followed by underground storage where it will infiltrate into the
surrounding soil. The underground storage has been sized to capture and store a 25-year/24-hour
storm event.
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If the storm flow volume exceeds the underground storage capacity, the excess flow will spill into
the proposed 24-inch storm drain and convey the flow to an existing 24-inch storm drain pipe that
is located at the south-east side of the site.
In the unlikely scenario that the rain storm event would exceed the site’s proposed drainage system
or if the system would be unable to perform as designed due to unforeseen failure, the storm water
will pond along the north side of the site followed by overtopping the proposed curb and gutter and
continuing to spill north into the existing earth ditch. From this point on the flow will follow the
existing drainage course as described in previous section.
During construction, the Project is required to implement a Stormwater Pollution Prevention Plan
per PPP 4.10-1.
As proposed, the design of the storm drain system will not result in substantial erosion or siltation
on- or off-site; substantially increase the rate or amount of surface runoff in a manner that would
result in flooding on- or offsite; 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, or impede or redirect flood flows.

Threshold 4.10 (d).
Would the Project:
d) In flood hazard, tsunami, or seiche zones, risk release of
pollutants due to project inundation?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
According to the General Plan, 27 the Project site is not located within a flood hazard zone. According
to the California Department of Conservation, California Official Tsunami Inundation Maps, 28 the
site is not located within a tsunami inundation zone. In addition, the Project would not be at risk
from seiche because there is no water body in the area of the Project site capable of producing a
seiche.

27 City of Jurupa Valley, General Plan Figure 8-9: Flood Insurance Rate Map (FIRM).
28 California Department of Conservation, California Official Tsunami Inundation Maps,
https://www.conservation.ca.gov/cgs/tsunami/maps#:~:text=Coordinated%20by%20Cal%20OES%2C%20California,consi
dered%20tsunamis%20for%20each%20area., accessed August 30, 2020.
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Threshold 4.10 (e).
Would the Project:
e) Conflict with or obstruct implementation of a water quality
control plan or sustainable groundwater management
plan?

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



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

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

a) Physically divide a community?

No Impact



Impact Analysis
An example of a project that has the potential to divide an established community includes the
construction of a new freeway or highway through an established neighborhood. The Project site is
approximately 9.82 acres in size and is in an area largely characterized by existing and future
industrial and commercial development. To the north are industrial and commercial uses and the
future Agua Mansa Specific Plan; to the east industrial uses; to the west industrial uses; and to the
south industrial uses. As such, the Project will not divide an established community.

Threshold 4.11 (b).
Would the Project:
b) Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an
environmental effect?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



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

Threshold 4.12 (a).
Would the Project:

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis
According to the General Plan 29 the Project site is located within Mineral Resource Zone (MRZ) 3,
which is defined as “Areas containing known or inferred mineral occurrences of undetermined
mineral resources significance.” However, no mineral resource extraction activity is known to have
ever occurred on the Project site. Accordingly, implementation of the Project would not result in
the loss of availability of a known mineral resource that would be of value to the region or the
residents of the State of California.

Threshold 4.12 (b).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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?

Less Than
Significant
Impact

No Impact



Impact Analysis
The General Plan Open Space, Mineral Resources (OS-MIN) land use designation is intended for
mineral extraction and processing and Includes areas held in reserve for future mineral extraction
and processing. 30 The Project site is delineated as Heavy Industrial (HI) and zoned as ManufacturingHeavy (M-H). Therefore, the Project is not delineated on the General Plan, a specific plan, or other
land use plan as a locally important mineral resource recovery site.

29 City of Jurupa Valley, General Plan Figure 4-16: Jurupa Valley Mineral Resources.
30 City of Jurupa Valley, General Plan Land Use Element, p. 2-28.

60

Initial Study/Mitigated Negative Declaration

Burrtec Wilson Street Project

4.13 Noise
The following analysis is based in part on the following technical report:
•

Agua Mansa Commerce Park Specific Plan Noise Impact Analysis, Urban Crossroads Inc.,
dated January 28, 2019 and included as Appendix L.

Threshold 4.13 (a).
Would the Project result in:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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

Less Than
Significant
Impact

No Impact



Impact Analysis

Existing Ambient Noise Levels
The closest sensitive receptors to the Project site are located in a residential area located approximately 0.6 miles to the south. Two 24-hour ambient noise measurements were conducted: one at
the location of the nearest sensitive receptors to the Project site at Hall Avenue, and one at the
intersection of Aqua Mansa and Wilson Street. The daytime ambient noise levels range at the
residential area were measured at 64.2 dBA, and the nighttime ambient noise level at 60.1 dBA with
a CNEL of 67.8 dBA The daytime ambient noise levels range at the intersection of Agua Mansa and
Wilson Street were measured at 71.4 dBA, and the nighttime ambient noise level at 70.1 dBA with
a CNEL of 76.9 dBA.

Construction Noise Impact Analysis
The degree of construction noise and noise levels may vary for different areas of the Project
site and also vary depending on the construction activities and different phases of construction.
The City relies upon data provided by Environmental Protection Agency regarding the noise
generated characteristics of typical construction activities. 31 The data is presented in Table 4.13-1
below.

31 Federal Transit Agency, Transit Noise and Vibration Assessment Manual, September 2018,

https://www.transit.dot.gov/sites/fta.dot.gov/files/docs/research-innovation/118131/transit-noise-and-vibration-impactassessment-manual-fta-report-no-0123_0.pdf.
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Table 4.13-1 Typical Construction Equipment Noise Levels
Equipment Type

Backhoe
Grader, Dozer, Excavator, Scraper
Truck
Concrete Mixer
Pneumatic Tool
Pump
Saw, Electric
Air Compressor
Generator
Paver
Roller

Lmax (dBA)
at 50 Feet

80
85
88
85
85
76
76
81
81
89
74

Source: FTA Transit Noise and Vibration Impact Assessment Manual.

The City’s criteria for determining if construction noise results in a significant CEQA impact is as
follows:
1)

The project is inconsistent with General Plan Policy NE 3.5: Construction Noise, which
states: “Limit commercial construction activities adjacent to or within 200 feet of
residential uses to weekdays, between 7:00 a.m. and 6:00 p.m., and limit high-noisegenerating construction activities (e.g., grading, demolition, pile driving) near sensitive
receptors to weekdays between 9:00 a.m. and 3:00 p.m.”

The Project site is located approximately 0.6 miles from the closest residential uses located to the
south of the Project site. Therefore, the Project is consistent with Policy NE 3.5.
2)

Construction noise levels exceed the levels identified in the latest version of the Federal
Transit Administration Transit Noise and Vibration Impact Assessment Manual.

Construction noise will have a temporary or periodic increase in the ambient noise level above the
existing within the Project vicinity. Typical operating cycles for these types of construction
equipment may involve one or two minutes of full power operation followed by three to four
minutes at lower power settings. Noise levels will be loudest during grading phase. The construction
noise levels are expected to range from 54.8 to 72.6 dBA Leq, and the highest construction levels
would be attenuated below 25 dBA Leq at the closest sensitive receiver locations 0.6 miles south of
the site. The construction noise analysis shows that the nearest sensitive receiver locations will
satisfy the reasonable daytime 80 dBA Leq significance threshold established by the Federal Transit
Administration Transit Noise and Vibration Impact Assessment Manual and nearby sensitive receiver
locations would experience less than significant impacts due to Project construction noise levels.

On-Site Operational Noise Impacts
The Project business operations would primarily consist of traffic movement of employees and
facility trucks. On-site Project-related noise sources are expected to include truck movements,
rooftop air handling units, parking lot vehicle movements, and trash enclosure activity. The
proposed hours of operation for the facility are during daytime hours, Monday through Saturday.

62

Initial Study/Mitigated Negative Declaration

Burrtec Wilson Street Project

Therefore, most of the Project-related operational noise source activity will be limited to the
daytime hours.
Using reference noise levels from noise measurements from similar sources to represent the
proposed Project operations that include truck movements, rooftop air handling units, and trash
enclosure activity, the operational source noise levels that are expected to be generated at the
Project site and the Project-related noise level increases that would be experienced at distances
from 100 to 500 feet from the site as there are no sensitive receiver locations within one-half mile.
Table 4.13-2 shows the Project operational noise levels during the daytime hours of 7:00 a.m. to
10:00 p.m.
Table 4.13-2 Operational Noise Levels
Noise Source
Truck Movement
Rooftop Air Conditioning Units
Trash Enclosure Activity
Total Day (All Noise Sources)

Daytime
Operational Noise Levels by distance (dBA Leq)
50 feet
100 feet
200 feet
500 feet
59.8
53.8
47.8
39.8
57.2
51.2
45.2
37.2
57.3
51.3
45.3
37.3
63.05
57.1
51.1
43.1

General Plan Policy NE 1.3 states: “New or Modified Stationary Noise Sources. Noise created by new
stationary noise sources, or by existing stationary noise sources that undergo modifications that
may increase noise levels, shall be mitigated so as not exceed the noise level standards of Figure
7-3. This policy does not apply to noise levels associated with agricultural operations existing in
2017.”
As it applies to the Project, Figure 7-3 of the General Plan considers noise levels up to 75 dBA to be
normally acceptable in industrial land use areas. Because the Project’s operational noise levels do
not exceed 75 dBA, impacts are less than significant.
To describe the Project operational noise level increases, the Project operational noise levels are
combined with the existing ambient noise levels measurements for the nearby receiver locations
potentially impacted by Project operational noise sources. Project-related operational noise level
increases will satisfy the operational noise level increase significance criteria presented in Table
4-13-3.
Table 4.13-3 Increase in On-Site Operational Noise
Receiver
Location
Onsite
100 feet
200 feet
500 feet

Reference Ambient
Noise Levels
67.8
67.8
67.8
67.8

Combined Project and
Ambient Noise Level
69.0
68.2
67.9
67.8

Project
Increase
1.2
0.4
0.2
0.01

Threshold
5 dBA
5 dBA
5 dBA
5 dBA

Significant?
No
No
No
No
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Off-Site Operational Traffic Noise Impacts
According to Caltrans, the human ear is able to begin to detect sound level increases of 3 decibels
(dB) in typical noisy environments. 32 A doubling of sound energy (e.g., doubling the volume of traffic
on a highway) that would result in a 3-dBA increase in sound, would generally be barely detectable.
Consistent with the Riverside Hauling Yard (Aqua Mansa/Wilson) Focused Traffic Analysis, the
Project is relocating truck operations from the adjacent property to the new site and is expected to
increase employee trip ends by 24 per day and truck trips by 18 per day. The existing facility operates
with 42 employee trip ends per day and 99 truck trips per day. As such, the Project will not double
the traffic volumes on surrounding roadways that could impact sensitive receptors located 0.6 miles
to 1 mile from the site.

Conclusion
With implementation of Mitigation Measure NOI-1 and PPP 4.13-1, the Project’s noise impacts will
not result in the generation of a substantial temporary or permanent increase in ambient noise
levels in the vicinity of the Project more than standards established in the local general plan or noise
ordinance, or applicable standards of other agencies.

Threshold 4.13 (b).
Would the Project result in:

Potentially
Significant or
Significant
Impact

b) Generation of excessive groundborne vibration or
groundborne noise levels?

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
This analysis focuses on the potential ground-borne vibration associated with vehicular traffic and
construction activities. Groundborne vibration levels from automobile traffic are generally overshadowed by vibration generated by heavy trucks that roll over the same uneven roadway surfaces.
However, due to the rapid drop-off rate of groundborne vibration and the short duration of the
associated events, vehicular traffic-induced groundborne vibration is rarely perceptible beyond the
roadway right-of-way, and rarely results in vibration levels that cause damage to buildings in the
vicinity.
However, while vehicular traffic is rarely perceptible, construction has the potential to result in
varying degrees of temporary ground vibration, depending on the specific construction activities
and equipment used. Ground vibration levels associated with various types of construction
equipment are summarized in Table 4.13-4.

32 Caltrans, Traffic Noise Analysis Protocol, April 2020, p.7-1.
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Table 4.13-4 Vibration Source Levels for Construction Equipment
Peak Particle Velocity (PPV)
inches per second at 25 feet
0.003
0.035
0.076
0.089

Equipment
Small bulldozer
Jackhammer
Loaded trucks
Large bulldozer

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

At distances ranging from 256 feet to 2,075 feet from typical Project construction activities (at the
Project site boundary), construction vibration velocity levels are estimated to range from 0.000 to
0.003 PPV (in/sec). Based on the City of Jurupa Valley vibration standards, the unmitigated Project
construction vibration levels will satisfy the 0.2 PPV (in/sec) threshold at all the nearby sensitive
receiver locations. Therefore, the vibration impacts due to Project construction are considered less
than significant. Moreover, construction at the Project site will be restricted to daytime hours
consistent with City requirements, thereby eliminating potential vibration impacts during the
sensitive nighttime hours.

Threshold 4.13 (c).
Would the Project result in:
c) For a project located within the vicinity of a private
airstrip or 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?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
The Project is a light industrial use development and will not expose people to aircraft noise. In
addition, the nearest airport is Flabob Airport located approximately 2.5 miles southeast of the
Project site. According to Map FL-1, Flabob Airport Land Use Compatibility Plan, the Project site is
not located within a designated Noise Impact Zone, so there are no existing aircraft noise impacts
affecting the site that would be exacerbated and thereby expose workers to excessive noise levels. 33

33 Riverside County Airport Land Use Commission, Flabob Airport Land Use Compatibility Plan, Noise Compatibility
Contours, December 2004. Available at: http://www.rcaluc.org/Portals/13/PDFGeneral/plan/newplan/14%20Vol.%201%20Flabob.pdf
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4.14 Population and Housing
Threshold 4.14 (a).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

a) 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

No Impact



Impact Analysis
The Project would not directly result in population growth because it does not propose any
residential dwelling units.
According to the General Plan, the City is a net exporter of jobs, with more residents working outside
the City than non-residents working inside the City. 34 Thus, it is anticipated that new employees
generated by the Project would be within commuting distance and would not generate needs for
any housing.
Typically, growth would be considered a significant impact pursuant to CEQA if it directly or
indirectly affects the ability of agencies to provide needed public services and requires the expansion
or new construction of public facilities and utilities.
Water and sewer service to the Project site will be provided by the Rubidoux Community Services
District. No additional water or sewer infrastructure will be needed to serve the Project other than
connection to the existing water and sewer lines in the immediate vicinity of the Project site.
In addition, the analysis in Section 4.15, Public Services, of this Initial Study demonstrates that the
impacts on public services are less than significant so the public service provider’s ability to provide
services will not be reduced.

Threshold 4.14 (b).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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

Less Than
Significant
Impact

No Impact



Impact Analysis
The Project site contains does not contain any residential units. Therefore, implementation of the
Project would not displace a substantial number of existing housing, nor would it necessitate the
construction of replacement housing elsewhere.

34 City of Jurupa Valley, General Plan Economic Sustainability Element, p. 11-3.
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4.15 Public Services

Threshold 4.15 (a).
a) Would the Project result in substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities, need for new
or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:
1) Fire protection?
2) Police protection?
3) Schools?
4) Parks?
5) Other public facilities?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact







Impact Analysis
Fire Protection

Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to fire protection. These
measures will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.15-1 The Project applicant shall comply with all applicable Riverside County Fire Department
codes, ordinances, and standard conditions regarding fire prevention and suppression
measures relating to water improvement plans, fire hydrants, automatic fire
extinguishing systems, fire access, access gates, combustible construction, water
availability, and fire sprinkler systems.
PPP 4.15-2 As required by Municipal Code Chapter 3.75, the Project is required to pay a
Development Impact Fee that the City can use to improve public facilities and/or, to
offset the incremental increase in the demand for public services that would be created
by the Project.
The Riverside County Fire Department provides fire protection services to the Project area. The
Project would be primarily served by the Riverside County Fire Department Rubidoux Community
Services District Fire Station No. 38 located approximately 2.3 roadway miles southwest of the
Project site at 5721 Mission Boulevard.
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Development of the Project would impact fire protection services by placing an additional demand
on existing fire protection resources if its resources are not augmented. To offset the increased
demand for fire protection services, the Project would be conditioned by the City to provide a
minimum of fire safety and support fire suppression activities, including compliance with state and
local fire codes, fire sprinklers, a fire hydrant system, paved access, and secondary access routes.
In addition, as required by the City’s Inter-Agency Project Review Request process, the Project plans
were routed to the Fire Department for review and comment on the impacts to providing fire
protection services. The Fire Department did not indicate that the Project would result in the need
for new or physically altered fire facilities to maintain acceptable service ratios, response times, or
other performance objectives.
Furthermore, the Municipal Code requires payment of the Development Impact Fee to assist the
City in providing fire protection services. 35 Payment of the Development Impact Fee would ensure
that the Project provides fair share funds for the provision of additional public services, including
fire protection services, which may be applied to fire facilities and/or equipment, to offset the
incremental increase in the demand for fire protection services that would be created by the Project.
Based on the above analysis, with implementation of PPP 4.15-1 and PPP 4.15-2, impacts related to
fire protection are less than significant.

Police Protection

Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to police protection. This
measure will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.15-2 As required by Municipal Code Chapter 3.75, the Project is required to pay a
Development Impact Fee that the City can use to improve public facilities and/or, to
offset the incremental increase in the demand for public services that would be created
by the Project.
The Riverside County Sheriff’s Department provides community policing to the Project area via the
Jurupa Valley Station located at 7477 Mission Boulevard, Jurupa Valley, California. The Project would
increase the demand for police protection services. The Municipal Code requires payment of the
Development Impact Fee to assist the City in providing for public services, including police
protection services.35 Payment of the Development Impact Fee would ensure that the Project
provides its fair share of funds for additional police protection services, which may be applied to
sheriff facilities and/or equipment, to offset the incremental increase in the demand that would be
created by the Project.

35 City of Jurupa Valley, Municipal Code Chapter 3.75, Development Impact Fee, June 10, 2020. Available at:
https://www.jurupavalley.org/168/Municipal-Code
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In addition, as required by the City’s Inter-Agency Project Review Request process, the Project plans
were routed to the Sheriff’s Department for review and comment on the impacts to providing police
protection services. The Sheriff’s Department did not indicate that the Project would result in the
need for new or physically altered sheriff facilities to maintain acceptable service ratios, response
times, or other performance objectives.
Based on the above analysis, with implementation of PPP 4.15-3, impacts related to police
protection are less than significant.

Schools

Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to schools. This measure will
be included in the Project’s Mitigation Monitoring and Reporting Program to ensure compliance.
PPP 4.15-3 Prior to the issuance of building permits, the Project Applicant shall pay required
development impact fees to the Jurupa Unified School District following protocol for
impact fee collection.
The Project does not propose any housing and would not directly create additional students to be
served by the Jurupa Unified School District. However, the Project would be required to contribute
fees to the Jurupa Unified School District in accordance with the Leroy F. Greene School Facilities
Act of 1998 (Senate Bill 50). Pursuant to Senate Bill 50, payment of school impact fees constitutes
complete mitigation under CEQA for Project‐related impacts to school services.
Based on the above analysis, with implementation of PPP 4.15-3, impacts related to schools are less
than significant.

Parks
The Project will not create an additional need for housing thus directly increasing the overall
population of the City and generating additional need for parkland and will have no impact on parks.
Industrial projects per Municipal Code 7.25.020 E (1) are exempt from the payment of development
impact fees related to parks.

Other Public Facilities

Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to parks. These measures will
be included in the Project’s Mitigation Monitoring and Reporting Program to ensure compliance.
PPP 4.15-2 above is applicable to the Project.
As noted in the response to Threshold 4.14(a), Population and Housing, of this Initial Study,
development of the Project would not result in a direct increase in the population of the Project
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area and would not increase the demand for public services, including public health services and
library services that would require the construction of new or expanded public facilities.
The Municipal Code requires payment of the Development Impact Fee to assist the City in providing
for public services. Payment of the Development Impact Fee would ensure that the Project provides
fair share of funds for additional public services. These funds may be applied to the acquisition
and/or construction of public services and/or equipment. 36
Based on the above analysis, with implementation of PPP 4.15-2 above, impacts related to other
public facilities are less than significant.

36 City of Jurupa Valley, Municipal Code Chapter 3.75, Development Impact Fee, June 10, 2020. Available at:
https://www.jurupavalley.org/168/Municipal-Code
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4.16 Recreation

Threshold 4.16 (a).

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis
The Project would not cause a substantial physical deterioration of any recreational facilities or
would accelerate the physical deterioration of any recreational facilities because the Project does
not propose residential dwelling units which would increase the population that would use parks
and other recreational facilities. Industrial projects per Municipal Code 7.25.020 E (1) are exempt
from the payment of development impact fees related to parks.

Threshold 4.16 (b).
b) Does the project include recreational facilities or require
the construction or expansion of recreational facilities,
which might have an adverse physical effect on the
environment?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



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

Riverside Hauling Yard (Agua Mansa/Wilson) Trip Generation & Vehicle Miles Traveled
Screening, Ganddini Group, dated June 28, 2021 and included as Appendix M.

•

Riverside Hauling Yard (Agua Mansa/Wilson) Focused Traffic Analysis, Ganddini Group,
dated December 3, 2021 and included as Appendix N.

Threshold 4.17 (a).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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

Less Than
Significant
Impact

No Impact



Impact Analysis
Through the City’s project review process, policies, plans, and/or programs supporting alternative
transportation would be reviewed and incorporated as applicable. Consequently, Project impacts
related to non-vehicular traffic (i.e., transit service) will be less than significant, and no mitigation is
required. The proposed Project will provide adequate pedestrian facilities, including upgrading the
existing sidewalks along public streets abutting the site, as necessary. The Municipal Code also
requires the Project to provide bicycle parking facilities. 37

Threshold 4.17 (b).
Would the Project:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

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

Less Than
Significant
Impact

No Impact



Impact Analysis
Changes to California Environmental Quality Act (CEQA) Guidelines were adopted in December 2018
that require all lead agencies to adopt Vehicle Miles Traveled (VMT) as a replacement for automobile
delay-based level of service (LOS) as the new measure for identifying transportation impacts for land
use projects. This statewide mandate took effect July 1, 2020. Impacts related to LOS will be
evaluated through the City’s development review process apart from CEQA.
The City of Jurupa Valley’s Traffic Study Guidelines provides details on appropriate screening
thresholds that can be used to identify when a proposed land use project is anticipated to result in
37 City of Jurupa Valley, Municipal Code Section 17.188.060, June 10, 2020. Available at:
https://www.jurupavalley.org/168/Municipal-Code
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a less-than significant impact without conducting a more detailed analysis. The Traffic Study
Guidelines describe a three-step screening procedure:
1.
2.
3.

Transit Priority Area (TPA) or High-Quality Transit Area (HQTA) Screening
Low VMT Area Screening
Project Type Screening

A land use project need only meet one of the above screening thresholds to result in a less-than
significant impact.
The Western Riverside Council of Governments (WRCOG), with support from the Southern California
Association of Governments (SCAG), developed implementation guidance and a VMT impact
screening tool. The Screening Tool uses the sub-regional travel demand model Riverside County
Transportation Analysis Model (RIVTAM) to measure VMT performance within individual traffic
analysis zones (TAZs) within the region. The Project’s physical location based on assessor’s parcel
number (APN) is input into the Screening Tool to determine project-generated VMT as compared to
the City average. Based on the Screening Tool results, the Project is not located within a low VMT
generating TAZ in the RIVTAM base year traffic model.

Local Serving Land Uses
As noted in the OPR Technical Advisory, a presumption of less than significant VMT impact may be
appropriate for certain types of local serving projects based on their VMT-reducing nature. Local
serving projects will generally redistribute trips rather than creating new trips.
The proposed project trips are to service the local community with needed public services which are
not available in the general area. There are no alternative options for MRF/Transfer Station facilities
within an eight-mile radius of the project site. The existing site is located to efficiently service the
local community, thereby shortening travel distances and reducing VMT. Accordingly, the City TIA
Guidelines specify utility facilities and waste services as a local-serving community use. Therefore,
the proposed project satisfies the City-established screening criteria for local-serving community
institutions and may be presumed to result in a less than significant VMT impact.

Projects with Fewer than 250 Daily Vehicle Trips
The proposed Project is forecast to result in a net increase of approximately 139 daily vehicle trips
over a 10-year growth forecast. Therefore, the proposed project satisfies the City-established
screening criteria for projects

73

Initial Study/Mitigated Negative Declaration

Threshold 4.17 (c).
Would the Project:

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

c) 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

No Impact



Impact Analysis
Access to the site is already in place from the roadways abutting the Project site. The Project is
required to construct street and site access improvements that will meet City standards.
In addition, the Project is located in an industrial area and would not be incompatible with existing
development in the surrounding area to the extent that it would create a transportation hazard
because of an incompatible use.

Threshold 4.17 (d).
Would the Project:
d) Result in inadequate emergency access?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
The Project would take access from Wilson Street. During the course of the preliminary review of
the Project, the Project’s transportation design was reviewed by the City’s Engineering Department,
the County Fire Department, and the County Sheriff’s Department to ensure that adequate access
to and from the site would be provided for emergency vehicles.
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4.18 Tribal Cultural Resources
The following analysis is based in part on a technical report titled:
•

Agua Mansa Commerce Park Project Phase I Cultural Resources Assessment. MIG., dated
November 10, 2016 and included as Appendix C to this Initial Study.

Threshold 4.18 (a).
Would the project cause a substantial adverse change in
the significance of a tribal cultural resource, defined in
Public Resources Code section 21074 as either a site,
feature, place, cultural landscape that is geographically
defined in terms of the size and scope of the landscape,
sacred place, or object with cultural value to a
California Native American tribe, and that is:

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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)?

No Impact



Impact Analysis
The entire property appears to have been previously graded and is partially paved. The field survey
resulted in no observable impacts to significant surface historic tribal cultural resources are present
on the property. However, given the presence of Native American prehistoric sites recorded within
1 mile of the property, Mitigation Measures TCR-1 through TCR-3 are required.
Threshold 4.18 (a).
Would the project cause a substantial adverse change
in the significance of a tribal cultural resource, defined
in Public Resources Code section 21074 as either a site,
feature, place, cultural landscape that is geographically
defined in terms of the size and scope of the landscape,
sacred place, or object with cultural value to a
California Native American tribe, and that is:

Potentially
Significant or
Significant
Impact

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
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
Tribal Cultural Resources consist of the following.
1.

A tribal cultural resource listed in or determined to be eligible by the State Historical
Resources Commission, for listing in the California Register of Historical Resources.
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3.
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Sites, features, places, cultural landscapes, sacred places, and objects with cultural value
to a California Native American tribe that are either of the following:
(A) Included or determined to be eligible for inclusion in the California Register of
Historical Resources.
(B) Included in a local register of historical resources as defined in subdivision (k) of
Section 5020.1.
A resource determined by the lead agency, in its discretion and supported by substantial
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Section
5024.1. In applying the criteria set forth in subdivision (c) of Section 5024.1 for the
purposes of this paragraph, the lead agency shall consider the significance of the
resource to a California Native American tribe.

Assembly Bill (AB) 52 created a process for consultation with California Native American Tribes in
the CEQA process. Tribal governments can request consultation with a lead agency and give input
into potential impacts to tribal cultural resources before the agency decides what kind of
environmental assessment is appropriate for a proposed project.
The Planning Department notified the following California Native American Tribes per the
requirements of AB 52:
•
•
•

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

The Gabrieleño Band of Mission Indians – Kizh Nation, Soboba Band Luiseño Indians requested
consultation and indicated that tribal cultural resources could be present on the site. As a result of
the AB 52 consultation process, the following mitigation measures are required:

Mitigation Measure(s)
TCR-1: Native American Monitoring Agreement. Prior to the issuance of a grading permit, the
Permit Applicant shall enter into a Monitoring Agreement with the Consulting Tribe(s) for
Native American Monitor(s) to be onsite during ground-disturbing activities allowed by the
grading permit. A Consulting Tribe is defined as a tribe that initiated the tribal consultation
process for the Project as provided for in Public Resources Code §21080.3.1(b) (AB 52), has not
opted out of the AB 52 consultation process, and has completed AB 52 consultation with the
City. Ground-disturbing activities include all excavations for each portion of the Project site and
related offsite improvements including clearing, grubbing, tree removals, grading, and
trenching.
The Monitoring Agreement shall include, but is not limited to, the following provisions:
1.

Provide a minimum of 30 days advance notice to the Consulting Tribe(s) of all ground
disturbing activities.

2.

In conjunction with the Archaeological Monitor(s) required by Mitigation Measure CR-1
of this Initial Study/Mitigated Negative Declaration for MA21180, the Native American
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Monitor(s) shall have the authority to temporarily divert, redirect, or halt the grounddisturbance activities to allow identification, evaluation, and potential recovery of
cultural resources.
3.

The onsite monitoring shall end when all ground-disturbing activities on the Project Site
are completed, or when the Native American Tribal Monitor(s) have indicated that all
upcoming ground-disturbing activities at the Project Site have little to no potential for
impacting Tribal Cultural Resources.

The Permit Applicant shall submit a fully executed copy of the Monitoring Agreement to the
City of Jurupa Valley Community Development Department to ensure compliance with this
mitigation measure. If there are multiple Consulting Tribes involved, a separate Monitoring
Agreement is required for each. The Monitoring Agreement shall not modify any condition of
approval or mitigation measure.
TCR-2: Unanticipated Discovery. The Permit Applicant or any successor in interest shall comply with
the following for the life of the grading permit. If, during ground-disturbance activities,
unanticipated cultural resources are discovered, the following procedures shall be followed:
1.

Ground-disturbing activities shall cease in the immediate vicinity of the find (not less than
the surrounding 100 feet) until the find can be assessed. Ground-disturbing activities are
allowed on the remainder of the Project Site.

2.

The Consulting Tribe(s), the Project Archaeologist (retained by the Permit Applicant under
Mitigation Measure CR-1, Retain Professional Archaeologist, of this Initial Study/
Mitigated Negative Declaration document for MA21180), and the City of Jurupa Valley
Community Development Department shall meet and confer, and discuss the find with
respect to the following:

3.

a.

Determine if the resource is a Tribal Cultural Resource as defined by Public
Resources Code §21074, if so:

b.

Determine if the resource is listed or eligible for listing in the California Register on
a “Local register of historical or resources” pursuant to Public Resources Code
§5020.1(k); or

c.

Pursuant to Public Resources Code §5024.1(c) as it pertains to the Consulting
Tribe(s): 1) Is associated with events that have made a significant contribution to
the broad patterns of California’s history and cultural heritage, 2) Is associated with
the lives of persons important in our past, 3) 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, or 4) Has yielded, or
may be likely to yield, information important in prehistory or history.

If the resource(s) are Native American in origin [and not a historical resource as defined
by Public Resources Code §5020.1(k) or §5024.1(c)], the Consulting Tribe will retain
it/them in the form and/or manner the Consulting Tribe(s) deems appropriate, for
educational, cultural and/or historic purposes. If multiple Consulting Tribes(s) are
involved, and a mutual agreement cannot be reached as to the form and manner of
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disposition of the resource(s), the City shall request input from the Native American
Heritage Commission and render a final decision.
4.

If the resource(s) is both a tribal cultural resource and a historic resource, the Project
Archaeologist, the Consulting Tribe(s), and the City of Jurupa Valley Planning Department
shall meet and confer and discuss the appropriate treatment (e.g., documentation,
recovery, avoidance) for the cultural and historic resource. Treatment, at a minimum,
shall be consistent with Public Resources Code §21084.3(b). The appropriate treatment
shall be prepared in conjunction with the Archaeological Treatment plan required by
Mitigation Measure CR-2 of the Initial Study/Mitigated Negative Declaration for
MA21180. Further ground disturbance shall not resume within the area of the discovery
until the appropriate treatment has been accomplished.

TCR-3: Final Report. If a Tribal cultural resource is also a historic resource defined above, the resource
shall be included in the Final Report required by Mitigation Measure CR-2 of the Initial Study/
Mitigated Negative Declaration for MA21180.
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4.19 Utilities And Service Systems
The following analysis is based in part on the following letters:
•
•

Water and Sewer Will Serve Letter, Rubidoux Community Services District, dated
September 16, 2021 and included as Appendix J.
Domestic Water Service, West Valley Water District, dated September 7, 2021 and included
as Appendix K.

Threshold 4.19 (a).
Would the Project:
a) Require or result in the relocation or construction of new
or expanded water, wastewater treatment or storm water
drainage, electric power, natural gas, or telecommunications facilities, the construction or relocation of which
could cause significant environmental effects?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Water Facilities
A water main pipeline will be connected to the existing West Valley Water District water main in
Agua Mansa Road, and offsite water improvements will not be necessary.

Wastewater Treatment Facilities
A sewer lateral pipeline will be connected to the existing Rubidoux Community Services District 8inch diameter sewer main in Wilson Street. Wastewater treatment will occur at the City of Riverside
Wastewater Reclamation Plant.

Storm Drainage Facilities
The development will be approximately 90% impervious area and 10% landscape. The proposed
drainage pattern will maintain the original drainage pattern and drain north where it then will be
picked up by multiple catch basins which are designed to intersect and capture the 100-year flow.
Once the flow gets captured by the site’s catch basins it will then be routed, via pipe, to a
hydrodynamic separator unit, followed by underground storage where it will infiltrate into the
surrounding soil. The underground storage has been sized to capture and store a 25-year 24-hour
storm event.
Proposed drainage is overland and by sheet flow generally in a southern direction. The development
will be approximately 90% impervious area and 10% landscape. Runoff generated from the building
and the parking areas will be captured via inlets and conveyed to underground detention basins for
peak attenuation. The Project is also required to implement a Storm Water Pollution Prevention Plan
per PPP 4.10-1.
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Electric Power Facilities
The Project will connect to the existing Southern California Edison electrical distribution facilities
available in the vicinity of the Project site.

Natural Gas Facilities
The Project will connect to the existing Southern California Gas natural gas distribution facilities
available in the vicinity of the Project site.

Telecommunications Facilities
Telecommunications facilities include a fixed, mobile, or transportable structure, including all
installed electrical and electronic wiring, cabling, and equipment, all supporting structures, such as
utility, ground network, and electrical supporting structures, and a transmission pathway and
associated equipment to provide cable TV, internet, telephone, and wireless telephone services to
the Project site. Services that are not provided via satellite will connect to existing facilities
maintained by the various service providers.
In summary, the installation of the facilities at the locations as described above are evaluated
throughout this Initial Study. In instances where impacts have been identified, Plans, Policies,
Programs (PPP) or Mitigation Measures (MM) are required to reduce impacts to less‐than‐significant
levels. Accordingly, additional measures beyond those identified throughout this Initial Study would
not be required.

Threshold 4.19 (b).
Would the Project:
b) Have sufficient water supplies available to serve the
project and reasonably foreseeable future development
during normal, dry, and multiple years?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
Water use for the Project was estimated by using the CalEEMod Datasheets and are included as part
of Appendix A. The Project is estimated to have a water demand of 27 acre-feet per year (or 24,104
gallons per day).
Water service would be provided to the Project site by the west Valley Water District (WVWD).
According to the 2020 Upper Santa Ana River Watershed Urban Water Management Plan
(IRUWMP), as of CY 2020, water supplied to the WVWD service area is from groundwater production
or surface water from Lytle Creek. WVWD obtains potable and non-potable groundwater for use in
its service area. The WVWD’s water supplies come from a combination of local groundwater and
surface water as well as imported water. All of the groundwater supplies come from the adjudicated
basins including the Rialto, Bunker Hill, Lytle Creek, and North Riverside Basins which are sub-basins
of the Upper Santa Ana Valley Rialto-Colton and Riverside-Arlington Basins.
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The WVWD has assessed the reliability of its water service during normal, single-dry, and multipledry years by comparing total projected water supplies with total projected water demand over the
next 20 years, in 5-year increments. Future water supplies for WVWD include all reasonably
foreseeable and quantifiable future water supply projects that the WVWD is either currently
undertaking or is in the process of implementing. In summary, the WVWD is projected to have
sufficient water supplies to meet expected customer demands in normal years, single-dry years, and
multiple-dry years occurring anytime between 2025 and 2045 with the future supply projects
coming online and the potential effects of climate change on precipitation/natural recharge and
outdoor water use.
The WVWD issued a Domestic Water Service “Will Serve” letter dated September 7, 2021
(Appendix K). The Will Serve letter does not guarantee that the WVWD will provide water to serve
the Project, but rather is an indicator that the WVWD has the potential to provide water provided
that fees are paid and water improvements are constructed per the WVWD’s standards.

Threshold 4.19 (c).
Would the Project:
c) Result in a determination by the wastewater treatment
provider, which serves or may serve the project that it
has adequate capacity to serve the project's projected
demand in addition to the provider's existing
commitments?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
Sanitary sewer service to the Project site would be provided by the Rubidoux Community Services
District (District). The District purchases treatment capacity at the Riverside Water Quality Control
Plant (RWQCP), which is located on Acorn Street in the City of Riverside.
Wastewater generated by commercial and industrial customers is transported through the Inland
Empire Brine Line (IEBL), which is a pipeline constructed to protect the Santa Ana River Watershed
from desalter concentrate and various saline wastes. Organizations whose processes create highsaline waste that does not qualify for use or reclamation returns to the region through the municipal
sewer system domestic-treatment plants, but does qualify for ocean discharge, can use the IEBL to
transport the waste. The IEBL pipeline carries the waste directly to specially equipped treatment
plants operated by the Orange County Sanitation District. After treatment, the waste is discharged
to the Pacific Ocean.
Sewer service is available to serve the Project by connecting to the existing sewer main pipeline in
Agua Mansa Road. The District issued a “Will Serve” letter dated September 16, 2021 (Appendix J).
The Will Serve letter does not guarantee that the District will provide sewer service for the Project,
but rather is an indicator that the District has the potential to provide sewer service provided that
fees are paid and sewer improvements are constructed per the District’s standards.
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Potentially
Significant or
Significant
Impact

Threshold 4.19 (d).
Would the Project:

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



Impact Analysis

Plans, Policies, or Programs (PPP)
The following apply to the Project and would reduce impacts relating to landfill capacity. These
measures will be included in the Project’s Mitigation Monitoring and Reporting Program to ensure
compliance:
PPP 4.19-1 The Project shall comply with Section 4.408 of the 2013 California Green Building Code
Standards, which requires new development projects to submit and implement a
construction waste management plan to reduce the amount of construction waste
transported to landfills. Prior to the issuance of building permits, the City of Jurupa
Valley shall confirm that a sufficient plan has been submitted, and prior to final building
inspections, the City of Jurupa shall review and verify the Contractor’s documentation
that confirms the volumes and types of wastes that were diverted from landfill
disposal, in accordance with the approved construction waste management plan.
Solid waste from Jurupa Valley is transported to the Robert A. Nelson Transfer Station and Material
Recovery Facility at 1830 Agua Mansa Road. From there, recyclable materials are transferred to
third-party providers, and waste materials are transported to various landfills in Riverside County.
Solid waste generated during long‐term operation of the Project would primarily be disposed at the
El Sobrante Landfill. Table 4.19-1 describes the capacity and remaining capacity of these landfill.
Table 4.19-1 Capacity of Landfill Serving Jurupa Valley
Landfill
Badlands Sanitary Landfill
El Sobrante Landfill

Capacity
(cubic yards)
34,400,000
209,910,000

Remaining Capacity
(cubic yards)
7,800,00
143,977,170

Source: CalRecycle, SWIS Facility/Site Activity Details website, March 2022.

Closure Date
1/1/2026
1/1/2051

Construction Related Impacts
The California Green Building Standards Code (CALGreen) requires all newly constructed buildings
to prepare a Waste Management Plan and divert construction waste through recycling and source
reduction methods. The City of Jurupa Valley Building and Safety Department reviews and approves
all new construction projects required to submit a Waste Management Plan. Mandatory compliance
with CALGreen solid waste requirements as required by PPP 4.19-1 will ensure that construction
waste impacts are less than significant.
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In addition, as shown in Table 4.19-1 above, the landfill serving the Project site receives well below
the maximum permitted daily disposal volume and demolition and construction waste generated
by the Project is not anticipated to cause these landfills to exceed their maximum permitted daily
disposal volume. Furthermore, the regional landfill facility is not expected to reach total maximum
permitted disposal capacities during the Project’s construction period. As such, the landfill facility
would have sufficient daily capacity to accept construction solid waste generated by the Project.

Operational Related Impacts
Based on solid waste generation usage obtained from the Project’s CalEEMod Datasheets
(Appendix A), the Project would generate approximately 33.29 tons of solid waste per year or 0.09
tons per day.
Table 14.19-2 compares the Project’s waste generation against the remaining landfill capacity.
Table 4.19-2 Project Waste Generation Compared to Landfill Daily Throughput
Landfill
El Sobrante Landfill

Landfill Daily Throughput
(tons per day)
16,054

Source: Cal Recycle, SWIS Facility/Site Activity Search, March 2022.

Project Waste
(tons per day)
0.09

Project Percentage of
Daily Throughput
<0.00001%

As shown on Table 4.19-2, the Project’s solid waste generation will add a minimal amount of
additional solid waste of the remaining capacity of the El Sobrante Sanitary Landfill. As such, the
Project is not anticipated to cause the landfill to exceed remaining capacity.
In addition, the Municipal Code 6.77.015 - Mandatory Commercial Recycling, requires commercial
businesses to arrange for recycling services, consistent with state and local laws, rules, regulations,
and requirements to reduce the amount of solid waste processed at landfills. 38

Threshold 4.19 (e).
Would the Project:
e) Comply with federal, state, and local management and
reduction statutes and regulations related to solid waste?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis

Plans, Policies, or Programs (PPP)
The following applies to the Project and would reduce impacts relating to solid waste. This measure
will be included in the Project’s Mitigation Monitoring and Reporting Program:
PPP 4.19-1 The Project shall comply with Section 4.408 of the 2013 California Green Building Code
Standards, which requires new development projects to submit and implement a
38 City of Jurupa Valley, Municipal Code Chapter 6.76, Construction and Demolition Waste Management. Available at:
https://library.municode.com/ca/jurupa_valley/codes/code_of_ordinances?nodeId=TIT6HESA_CH6.76CODEWAMA
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construction waste management plan to reduce the amount of construction waste
transported to landfills. Prior to the issuance of building permits, the City of Jurupa
Valley shall confirm that a sufficient plan has been submitted, and prior to final building
inspections, the City of Jurupa shall review and verify the Contractor’s documentation
that confirms the volumes and types of wastes that were diverted from landfill
disposal, in accordance with the approved construction waste management plan.
The City compels its waste hauler to comply with Assembly Bill 341 (Chapter 476, Statutes of 2011),
as amended by Senate Bill 1018, which became effective July 1, 2012 by providing the necessary
education, outreach and monitoring programs and by processing the solid waste from the City’s
industrial customers through its waste hauler’s material recovery facility. The Project would be
required to coordinate with the waste hauler to develop collection of recyclable materials for the
Project on a common schedule as set forth in applicable local, regional, and State programs.
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4.20 Wildfire

Threshold 4.20 (e).

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

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

No Impact



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

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact

N/A

N/A

N/A

N/A

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact

N/A

N/A

N/A

N/A
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Threshold 4.20 (c).
If located in or near state responsibility areas of
lands classified as very high fire hazard severity
zones, would the Project:
c) Require the installation or maintenance of associated
infrastructure (such as roads, fuel breaks, emergency
water sources, power lines or other utilities) that may
exacerbate fire risk or that may result in temporary or
ongoing impacts to the environment?
Threshold 4.20 (d).
If located in or near state responsibility areas of
lands classified as very high fire hazard severity
zones, would the Project:
d) Expose people or structures to significant risks, including
downslope or downstream flooding or landslides,
because of runoff, post-fire slope instability, or drainage
changes?

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact

N/A

N/A

N/A

N/A

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact

N/A

N/A

N/A

N/A
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4.21 Mandatory Findings of Significance
Threshold 4.21 (a).
Does the project:

Potentially
Significant or
Significant
Impact

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

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
As indicated in this Initial Study, biological resources, cultural resources, paleontological resources,
transportation, and tribal cultural resources may be adversely impacted by Project development.
The following mitigation measures are required to reduce impacts to less than significant levels.
•
•
•
•
•
•
•
•
•
•

BIO-1: Pre-Construction Burrowing Owl Survey
BIO-2: Nesting Bird Protection
CR-1: Archaeological Inadvertent Discovery
CR-2: Archeological Treatment Plan
CR-3: Final Report
GEO-1: Paleontological Inadvertent Discovery
GEO-2: Paleontological Treatment Plan
TCR-1: Native American Monitoring Agreement
TCR-2: Unanticipated Discovery
TCR-3: Final Reporting

Threshold 4.21 (b).
Does the project:
b) Have impacts that are individually limited, but
cumulatively considerable? (“Cumulatively considerable”
means that the incremental effects of a Project are
considerable when viewed in connection with the effects
of past projects, the effects of other current projects, and
the effects of probable future projects)?

Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
The cumulative impacts analysis provided here is consistent with §15130(a) of the CEQA Guidelines,
in which the study of cumulative effects of a project is based on two determinations:
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•

Are the combined impact of this project and other projects significant?

•

If so, is the project’s incremental effect cumulatively considerable, causing the combined
impact of the projects evaluated to become significant? The cumulative impact must be
analyzed only if the combined effects are significant, and the Project’s incremental effect is
found to be cumulatively considerable (CEQA Guidelines §15130(a)(2) and (3)).

The analysis of potential environmental impacts in Section 4.0, Environmental Analysis, of this Initial
Study concluded that the Project would have no impact or a less than significant impact for all
environmental topics, except Biological Resources, Cultural Resources, Geology and Soils
(Paleontological Resources), Transportation, Tribal Cultural Resources, and Utilities and Service
Systems (installation of facilities that involves disturbance of previously undisturbed land). For these
resources, Mitigation Measures are required to reduce impacts to less than significant levels as
discussed below.

Biological Resources
As discussed in Section 4.4, Biological Resources, of this Initial Study, future development will impact
the available biological resources present on the site. All the vegetation will be removed during
future construction activities. However, because construction may not occur immediately, the
potential exists for colonization of burrowing owls in the days or weeks preceding ground disturbing
activities. Therefore, Mitigation Measure BIO-1: Preconstruction Burrowing Owl Survey is required.
Development activities will also impact wildlife, and those with limited mobility (i.e., small mammals
and reptiles) will experience increases in mortality during the construction phase. More mobile
species (i.e., birds, large mammals) will be displaced into adjacent areas and will likely experience
minimal impacts. However, the Burrowing Owl and Nesting Birds are known to be located within
the regional area potentially. Due to their transient nature, they have the potential to inhabit the
site in the future. Therefore, Mitigation Measures BIO-1 and BIO-2, are required to ensure any
impacts remain less than significant.
Overall, the loss of about 8.33 acres of areas of disturbed unvegetated and areas dominated by nonnative ruderal species is not expected to have a significant cumulative impact on the overall
biological resources in the region, given the presence of similar habitat throughout the surrounding
desert region. Based on the preceding analysis, the Project’s impacts would not be cumulatively
considerable.

Cultural Resources
As discussed in Section 4.5, Cultural Resources, of this Initial Study, the records search, and field
survey did not identify any cultural resources, including historic and prehistoric sites or historicperiod buildings within the project site boundaries. Research results, combined with surface
conditions, have failed to indicate sensitivity for buried cultural resources. No additional cultural
resources work or monitoring is necessary during proposed activities associated with the
development of the earthmoving activities. Suppose previously undocumented cultural resources
are identified during earthmoving activities. In that case, a qualified archaeologist should be
contacted to assess the nature and significance of the find, diverting construction excavation, if
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necessary, as required by Mitigation Measures CR-1 through CR-3. Based on the preceding analysis,
the Project’s impacts would not be cumulatively considerable.

Geology and Soils (Paleontological Resources)
As discussed in Section 4.7, Geology and Soils, of this Initial Study, the property is situated in the
Peninsular Ranges geomorphic province. The Peninsular Ranges province is one of the largest
geomorphic units in western North America. It extends from the point of contact with the
Transverse Ranges geomorphic province, southerly to the tip of Baja California. Based on field
exploration, the area of anticipated improvements is underlain by older alluvium. Alluvium has the
potential to contain paleontological resources. Therefore, Mitigation Measures GEO-1 and GEO-2
are required. Based on the preceding analysis, the Project’s impacts would not be cumulatively
considerable.

Tribal Cultural Resources
As discussed in Section 4.18, Tribal Cultural Resources, of this Initial Study, construction and
operation of the Project would include activities limited to the confines of the Project site. The tribal
consultation conducted through the AB52 consultation process determined that the Project is
unlikely to adversely affect tribal cultural resources by implementing Mitigation Measures TCR-1
through TCR-3. Based on the preceding analysis, the Project’s impacts would not be cumulatively
considerable.

Utilities and Service Systems
As discussed in Section 4.19, Utilities and Service Systems, of this Initial Study, the installation and
construction of the sewer, water, storm drainage facilities described below will result in earth
moving that may impact Biological Resources, Cultural Resources, Geology, and Soils
(Paleontological Resources), and Tribal Cultural Resources. Potential impacts to these resources are
mitigated by Mitigation Measures BIO-1, BIO-2, CR-1, CR-2, CR-3, GEO-1, GEO-2, and TCR-1 through
TCR-3. Based on the preceding analysis, the Project’s impacts would not be cumulatively
considerable.
In instances where impacts have been identified, the Plans, Policies, or Programs were applied to
the Project based on federal, state, or local law currently in place that effectively reduces
environmental impacts, or Mitigation Measures are required to reduce impacts to less than
significant levels. Therefore, potential adverse environmental impacts of the Project, in combination
with the impacts of other past, present, and future projects, would not contribute to cumulatively
significant effects.
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Threshold 4.21 (c).
Does the project:
c) Have environmental effects, which will cause substantial
adverse effects on human beings, either directly or
indirectly?

Burrtec Wilson Street Project
Potentially
Significant or
Significant
Impact

Less Than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No Impact



Impact Analysis
Under this threshold, the types of impacts analyzed consist of those that affect human health and
well-being. As indicated by this Initial Study, the Project may cause or result in certain potentially
significant environmental impacts that directly affect human beings for construction noise. The
construction noise levels are expected to range from 54.8 to 72.6 dBA Leq, and the highest
construction levels would be attenuated below 25 dBA Leq at the closest sensitive receiver locations
0.6 miles south of the site. The construction noise analysis shows that the nearest sensitive receiver
locations will satisfy the reasonable daytime 80 dBA Leq significance threshold established by the
Federal Transit Administration Transit Noise and Vibration Impact Assessment Manual and nearby
sensitive receiver locations would experience less than significant impacts due to Project
construction noise levels.
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5.0 Mitigation Monitoring Reporting Program
Project Name:

MA 21180. Burrtec Wilson Street Project

Date:

June 28, 2022

Project Manager:

Luis Lopez, Principal Planner

Project Description:

37,025 square feet of industrial and office use buildings including a 10,275square-foot Main Office building area, a 1,683-square-foot Mechanics
Office building area, and a 25,067-square-foot Shop building area on
approximately 9.82 acres

Project Location:

The Project site is located on the northeast corner of Agua Mansa Road
and Wilson Street and is identified by the following Assessor Parcel
Numbers: APN: 175-180-012 and 016.

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

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

•

Mitigation Measures (MM) − These measures include requirements that are imposed where
the impact analysis determines that implementation of the proposed Project would result in
significant impacts; mitigation measures are proposed in accordance with the requirements
of CEQA.

Any applicable Plans, Policies, or Programs (PPP) were assumed and accounted for in the assessment
of impacts for each issue area. Mitigation Measures were formulated only for those issue areas
where the results of the impact analysis identified significant impacts. All three types of measures
described above will be required to be implemented as part of the Project.
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Aesthetics
PPP 4.1-1 As required by Municipal Code Section 9.155.030 (c), structures shall Planning Department
exceed forty (40) feet in height at the yard setback line. Buildings shall not
exceed fifty (50) feet unless a height up to seventy-five (75) feet is approved to
Section 9.240.370. Structures other than buildings shall not exceed fifty (50)
feet in height, unless a height up to one hundred five (105) feet is approved
pursuant to Section 9.240.270.

Prior to the
issuance of
building permits

PPP 4.1-2 As required by the General Plan Land Use Element Table 2.4, the
Floor Area Ratio (FAR) shall not exceed 0.15 - 0.50.

Planning Department

Prior to the
issuance of
building permits

PPP 4.1-3 All outdoor lighting shall be designed and installed to comply with
California Green Building Standard Code Section 5.106 or with a local
ordinance lawfully enacted pursuant to California Green Building Standard
Code Section 101.7, whichever is more stringent.

Planning Department

Prior to the
issuance of
building permits

PPP 4.1-3 As required by Municipal Code Section 9.155.030 (k) - Development Planning Department
Standards for the M-H zone: All lighting fixtures, including spot lights, electrical
reflectors and other means of illumination for signs, structures, landscaping,
parking, loading, unloading and similar areas, shall be focused, directed, and
arranged to prevent glare or direct illumination on streets or adjoining
property.

Prior to the
issuance of
building permits

Air Quality
PPP 4.3-1 The Project is required to comply with the provisions of South Coast
Air Quality Management District Rule 403, “Fugitive Dust.” Rule 403 requires
implementation of best available dust control measures during construction
activities that generate fugitive dust, such as earth moving and stockpiling
activities, grading, and equipment travel on unpaved roads.

Public Works and Engineering
Department

During grading
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PPP 4.3-2 The Project is required to comply with the provisions of South Coast Public Works and Engineering
Air Quality District Rule 431.2, “Sulphur Content and Liquid Fuels.” The purpose
Department
of this rule is to limit the sulfur content in diesel and other liquid fuels for the
purpose of both reducing the formation of sulfur oxides and particulates
during combustion and to enable the use of add-on control devices for diesel
fueled internal combustion engines.

During
construction

PPP 4.3-3 The Project is required to comply with the provisions of South Coast Building & Safety Department
Air Quality Management District Rule 1113, “Architectural Coatings” Rule 1113
limits the release of volatile organic compounds (VOCs) into the atmosphere
during painting and application of other surface coatings.

During
construction

PPP 4.3-4 The Project is required to comply with the provisions of South Coast Building & Safety Department
Air Quality Management District Rule 1186 “PM10 Emissions from Paved and
Unpaved Roads and Livestock Operations” and Rule 1186.1, “Less‐Polluting
Street Sweepers.” Adherence to Rule 1186 and Rule 1186.1 reduces the release
of criteria pollutant emissions into the atmosphere during construction.

During
construction

PPP 4.3-5 The Project is required to comply with the provisions of South Coast
Air Quality Management District Rule 402 “Nuisance.” Adherence to Rule 402
reduces the release of odorous emissions into the atmosphere.

During
construction
and ongoing

Building & Safety Department
Engineering Department
Planning Department

Verified By

Biological Resources
PPP 4.4-1 The Project is required to pay mitigation fees pursuant to the
Planning Department
Western Riverside County Multiple Species Habitat Conservation Plan (MHSCP)
as required by Municipal Code Chapter 3.80.

Prior to the
issuance of a
grading permit

MM- BIO-1: Pre-Construction Burrowing Owl Survey. Within 30 calendar days Planning Department
prior to grading, a qualified biologist shall conduct a survey of the Project’s
proposed impact footprint and make a determination regarding the presence
or absence of the burrowing owl. The determination shall be documented in a
report and shall be submitted, reviewed, and accepted by the City of Jurupa
Valley Planning Department prior to the issuance of a grading permit and
subject to the following provisions:

Prior to the
issuance of a
grading permit
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a. In the event that the pre‐construction survey identifies no burrowing owls
in the impact area, a grading permit may be issued without restriction.
b. If burrowing owl are found to have colonized the Project site prior to the
initiation of construction, the Project proponent will immediately inform
RCA and the Wildlife Agencies and will need to prepare a Burrowing Owl
Protection and Relocation Plan for approval by RCA and the Wildlife
Agencies prior to initiating ground disturbance.
c. If ground-disturbing activities occur but the site is left undisturbed for more
than 30 days, a preconstruction survey will again be necessary to ensure
burrowing owl has not colonized the site since it was last disturbed. If
burrow owl is found, the same coordination described above will be
necessary.
MM- BIO-2: Nesting Bird Survey. As a condition of approval for all grading
Planning Department
permits, vegetation clearing and ground disturbance shall be prohibited during
the migratory bird nesting season (February 1 through October 1), unless a
migratory bird nesting survey is completed in accordance with the following
requirements:
a. A migratory nesting bird survey of the Project’s impact footprint shall be
conducted by a qualified biologist within three business (3) days prior to
initiating vegetation clearing or ground disturbance.
b. A copy of the migratory nesting bird survey results report shall be provided
to the City of Jurupa Planning Department. If the survey identifies the
presence of active nests, the qualified biologist shall provide the Planning
Department with a copy of maps showing the location of all nests and an
appropriate buffer zone around each nest sufficient to protect the nest
from direct and indirect impact. The size and location of all buffer zones, if
required, shall be subject to review and approval by the Planning
Department and shall be fenced and no less than a 200‐foot radius around
the nest. The nests and buffer zones shall be field checked weekly by a
qualified biological monitor. The approved buffer zone shall be marked in
the field with construction fencing, within which no vegetation clearing or
ground disturbance shall commence until the qualified biologist and the

Prior to the
issuance of a
grading permit
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Planning Department verify that the nests are no longer occupied and the
juvenile birds can survive independently from the nests.

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

Public Works and Engineering
Department
Planning Department

MM CR-1: Archaeological Monitoring. Prior to issuance of grading permits, the Engineering Department
Permit Applicant shall provide evidence to the City of Jurupa Valley Community
Development Department that a qualified professional archaeologist
(Professional Archaeologist) that is listed on the City of Jurupa Valley Cultural
Resources Consultant List or the Cultural Resource Consultant List maintained
by the County of Riverside Planning Department, has been contracted to
implement Archaeological Monitoring for the area of impact for the Project.
Monitoring shall be conducted in coordination with the Consulting Tribe(s),
defined as a Tribe that initiated the tribal consultation process for the Project
as provided for in Public Resources Code §21080.3.1(b) (“AB52”) and has not
opted out of the AB 52 consultation process, and has completed AB 52
consultation with the City. Monitoring shall address the details of all grounddisturbing activities and provides procedures that must be followed to avoid or
reduce potential impacts on cultural, archaeological, and tribal cultural
resources to a level that is less than significant.

During grading
and in the event
of discovery of
resources
during grading
Prior to the
issuance of a
grading permit
and during
operation

A fully executed copy of the Archaeological Monitoring Agreement shall be
provided to the City of Jurupa Valley Planning Department to ensure
compliance with this measure. If the resource is significant, Mitigation
Measure CR‐2 shall apply.
CR-2: Archeological Treatment Plan. The Project Archaeologist shall prepare
and implement a treatment plan to protect the identified archaeological
resource(s) from damage and destruction. The treatment plan shall be per
CEQA Guidelines §15064.5(f) for historical resources and Public Resources
Code §21083.2(b) for unique archaeological resources. Preservation in place

Public Works and Engineering
Department
Planning Department

During grading
and in the event
of discovery of
resources
during grading
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(i.e., avoidance) is the preferred manner of treatment. If preservation in place
is not feasible, treatment may include implementing archaeological data
recovery excavations to remove the resource and subsequent laboratory
processing and analysis. If historic Native American tribal cultural resources are
involved, the Treatment Plan shall be coordinated with the Consulting Native
American Tribe(s) as described in Mitigation Measure TCR-1 through TCR-3 of
the Initial Study/Mitigated Negative Declaration for MA21180.
CR-3: Final Report. A final report containing the significance and treatment
findings shall be prepared by the Project Archaeologist and submitted to the
City of Jurupa Valley Community Development Department and the Eastern
Information Center, University of California, Riverside. If a historic tribal
cultural resource is involved, a copy shall be provided to the Consulting Native
American Tribe(s) as described in Mitigation Measure TCR-s of the Initial
Study/Mitigated Negative Declaration for MA21180.

Public Works and Engineering
Department
Planning Department

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

Geology and Soils
PPP 4.7-1 As required by Municipal Code Section 8.05.010, the Project is
Building & Safety Department
required to comply with the most recent edition of the California Building Code
to preclude significant adverse effects associated with seismic hazards.

Prior to the
issuance of
building permits

PPP’s 4.10-1 through PPP 4.10-4 in Section 4.10, Hydrology and Water Quality
shall apply.

Engineering Department

Prior to the
issuance of a
grading permit
and during
operation

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

Panning Department

Prior to the
issuance of a
grading permit
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vicinity to make an evaluation of the find. If the resource is significant,
Mitigation Measure GEO‐2 shall apply.
MM- GEO-2: Paleontological Treatment Plan. If a significant paleontological
Public Works and Engineering
resource(s) is discovered on the property, in consultation with the Project
Department
proponent and the City, the qualified paleontologist shall develop a plan of
Planning Department
mitigation that shall include salvage excavation and removal of the find,
removal of sediment from around the specimen (in the laboratory), research to
identify and categorize the find, curation in the find a local qualified repository,
and preparation of a report summarizing the find.

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

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

Prior to the
issuance of
building permits

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

Building & Safety Department

Prior to the
issuance of
building permits

PPP 4.8-3 As required by Municipal Code Section 8.05.010 (8), prior to issuance Building & Safety Department
of a building permit, the Project proponent shall submit plans in compliance
with the California Green Building Standards.

Prior to the
issuance of
building permits

Hazards and Hazardous Materials
PPP 4.9-1 As required by Health and Safety Code §25507, a business shall
establish and implement a business plan for emergency response to a release
or threatened release of a hazardous material in accordance with the
standards prescribed in the regulations adopted pursuant to §25503 if the
business handles a hazardous material or a mixture containing a hazardous
material that has a quantity at any one time above the thresholds described in
§25507(a)(1) through (6).

Planning Department

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

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

Prior to the
issuance of
grading permits

PPP 4.10-2 As required by Municipal Code Chapter 6.05.050, Storm
Public Works and Engineering
Water/Urban Runoff Management and Discharge Controls, Section B(2), any
Department
person performing construction work in the city shall be regulated by the State
Water Resources Control Board in a manner pursuant to and consistent with
applicable requirements contained in the General Permit No. CAS000002, State
Water Resources Control Board Order Number 2009-0009-DWQ. The city may
notify the State Board of any person performing construction work that has a
non-compliant construction site per the General Permit.

Prior to the
issuance of
grading permits
and during
construction

PPP 4.10-3 As required by Municipal Code Chapter 6.05.050, Storm
Public Works and Engineering
Water/Urban Runoff Management and Discharge Controls, Section C, new
Department
development, or redevelopment projects shall control storm water runoff so as
to prevent any deterioration of water quality that would impair subsequent or
competing uses of the water.

Prior to the
issuance of
grading permits
and during
operation

PPP 4.10-4 As required by Municipal Code Chapter 6.05.050, Storm
Water/Urban Runoff Management and Discharge Controls, Section E, any
person, or entity that owns or operates a commercial and/or industrial
facility(s) shall comply with the provisions of this chapter. All such facilities
shall be subject to a regular program of inspection as required by this chapter,
any NPDES permit issued by the State Water Resource Control Board, Santa

During operation

Public Works and Engineering
Department
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Ana Regional Water Quality Control Board, Porter-Cologne Water Quality
Control Act (Wat. Code Section 13000 et seq.), Title 33 U.S.C. Section 1251 et
seq. (Clean Water Act), any applicable state or federal regulations promulgated
thereto, and any related administrative orders or permits issued in connection
therewith.

Public Services
PPP 4.15-1 The Project applicant shall comply with all applicable Riverside
County Fire Department codes, ordinances, and standard conditions regarding
fire prevention and suppression measures relating to water improvement
plans, fire hydrants, automatic fire extinguishing systems, fire access, access
gates, combustible construction, water availability, and fire sprinkler systems.

Fire Department

Prior to issuance
of a building
permit or
occupancy
permit as
determined by
the Fire
Department

PPP 4.15-2 As required by Municipal Code Chapter 3.75, the Project is required Building & Safety Department
to pay a Development Impact Fee that the City can use to improve public
facilities and/or, to offset the incremental increase in the demand for public
services that would be created by the Project.

Per Municipal
Code Chapter
3.75

PPP 4.15-3 Prior to the issuance of building permits, the Project Applicant shall Building & Safety Department
pay required development impact fees to the Jurupa Unified School District
following protocol for impact fee collection.

Prior to the
issuance of
building permits

Tribal Cultural Resources
TCR-1: Native American Monitoring Agreement. Prior to the issuance of a
Planning Department
grading permit, the Permit Applicant shall enter into a Monitoring Agreement
with the Consulting Tribe(s) for Native American Monitor(s) to be onsite during
ground-disturbing activities allowed by the grading permit. A Consulting Tribe
is defined as a tribe that initiated the tribal consultation process for the Project
as provided for in Public Resources Code §21080.3.1(b) (“AB52”), has not
opted out of the AB 52 consultation process, and has completed AB 52
consultation with the City. Ground-disturbing activities include all excavations
for each portion of the Project site and related offsite improvements including
clearing, grubbing, tree removals, grading, and trenching.

Prior to the
issuance of a
grading permit
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The Monitoring Agreement shall include, but is not limited to, the following
provisions:
1. Provide a minimum of 30 days advance notice to the Consulting Tribe(s) of
all ground disturbing activities.
2. In conjunction with the Archaeological Monitor(s) required by Mitigation
Measure CR-1 of this Initial Study/Mitigated Negative Declaration for
MA21180, 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.
3. The onsite monitoring shall end when all ground-disturbing activities on the
Project Site are completed, or when the Native American Tribal Monitor(s)
have indicated that all upcoming ground-disturbing activities at the Project
Site have little to no potential for impacting Tribal Cultural Resources.
The Permit Applicant shall submit a fully executed copy of the Monitoring
Agreement to the City of Jurupa Valley Community Development Department
to ensure compliance with this mitigation measure. If there are multiple
Consulting Tribes involved, a separate Monitoring Agreement is required for
each. The Monitoring Agreement shall not modify any condition of approval or
mitigation measure.
TCR-2: Unanticipated Discovery: The Permit Applicant or any successor in
Public Works and Engineering
interest shall comply with the following for the life of the grading permit. If,
Department
during ground-disturbance activities, unanticipated cultural resources are
Planning Department
discovered, the following procedures shall be followed:
1. Ground-disturbing activities shall cease in the immediate vicinity of the find
(not less than the surrounding 100 feet) until the find can be assessed.
Ground-disturbing activities are allowed on the remainder of the Project
Site.
2. The Consulting Tribe(s), the Project Archaeologist (retained by the Permit
Applicant under Mitigation Measure CR-1, Retain Professional
Archaeologist, of this Initial Study/Mitigated Negative Declaration
document for MA21180), and the City of Jurupa Valley Community

During grading
and in the event
of discovery of
resources
during grading
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Development Department shall meet and confer, and discuss the find with
respect to the following:
a. Determine if the resource is a Tribal Cultural Resource as defined by
Public Resources Code §21074, if so:
b. Determine if the resource is listed or eligible for listing in the California
Register on a “Local register of historical or resources” pursuant to
Public Resources Code §5020.1(k); or
c. Pursuant to Public Resources Code §5024.1(c) as it pertains to the
Consulting Tribe(s): 1) Is associated with events that have made a
significant contribution to the broad patterns of California’s history and
cultural heritage, 2) Is associated with the lives of persons important in
our past, 3) 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, or
4) Has yielded, or may be likely to yield, information important in
prehistory or history.
3. If the resource(s) are Native American in origin [and not a historical
resource as defined by Public Resources Code §5020.1 (k) or §5024.1 (c)],
the Consulting Tribe will retain it/them in the form and/or manner the
Consulting Tribe (s) deems appropriate, for educational, cultural and/or
historic purposes. If multiple Consulting Tribes (s) are involved, and a
mutual agreement cannot be reached as to the form and manner of
disposition of the resource(s), the City shall request input from the Native
American Heritage Commission and render a final decision.
4. If the resource(s) is both a tribal cultural resource and a historic resource,
the Project Archaeologist, the Consulting Tribe (s), and the City of Jurupa
Valley Planning Department shall meet and confer and discuss the
appropriate treatment (e.g., documentation, recovery, avoidance) for the
cultural and historic resource. Treatment, at a minimum, shall be consistent
with Public Resources Code §21084.3(b). The appropriate treatment shall
be prepared in conjunction with the Archaeological Treatment plan
required by Mitigation Measure CR-2 of the Initial Study/Mitigated
Negative Declaration for MA21180. Further ground disturbance shall not
resume within the area of the discovery until the appropriate treatment has
been accomplished.
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TCR-3: Final Report: If a Tribal cultural resource is also a historic resource
defined above, the resource shall be included in the Final Report required by
Mitigation Measure CR-2 of the Initial Study/Mitigated Negative Declaration
for MA21180.
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Public Works and Engineering
Department
Planning Department

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

Building & Safety Department

Prior to the
issuance of
building permits

Verified By

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

102

BURRTEC WILSON STREET YARD (MA21180)
CONDITIONS OF APPROVAL (CUP 21006)
RESOLUTION NO. 2022-08-10-01

REVISED 08-05-22

EXHIBIT B
COMMUNITY DEVELOPMENT DEPARTMENT
1. PROJECT PERMITTED. MA21180 (CUP 21006) is for an approval to allow
construction of a new disposal service operations use with approximately 37,025
square feet (sq. ft.) of industrial and office use buildings including: 10,275 sq. ft.
main office building area, 1,683 sq. ft. mechanics office building area, and 25,067
sq. ft. shop building, outdoor bin / vehicle storage yard, employee parking and fleet
yard/truck parking with CNG/LNG fueling facility and related improvements on 9.82
acres of partially disturbed land in the m-h (manufacturing - heavy) zone, located
on the south side of Agua Mansa Road between Wilson Street and the Rail Spur
Crossing (APN:175-180-012 and 175-180-016). New parking will include 180
standard stalls, 7 ADA stalls, 163 trash truck stalls, 18 maintenance van and 7
maintenance truck stalls.
Building No.

Building Size

1

10,275 sq. feet

2

1,683 sq. feet

3

25,067 sq. feet

Total

37,025 sq. feet

2. INDEMNIFY CITY. The applicant, the property owner or other holder of the right
to the development entitlement(s) or permit(s) approved by the City for the project, if
different from the applicant (herein, collectively, the “Indemnitor”), shall indemnify,
defend, and hold harmless the City of Jurupa Valley and its elected city council, its
appointed boards, commissions, and committees, and its officials, employees, and
agents (herein, collectively, the “Indemnitees”) from and against any and all claims,
liabilities, losses, fines, penalties, and expenses, including without limitation
litigation expenses and attorney’s fees, arising out of either (i) the City’s approval
of the project, including without limitation any judicial or administrative proceeding
initiated or maintained by any person or entity challenging the validity or
enforceability of any City permit or approval relating to the project, any condition of
approval imposed by City on such permit or approval, and any finding or
determination made and any other action taken by any of the Indemnitees in
conjunction with such permit or approval, including without limitation any action
taken pursuant to the California Environmental Quality Act (“CEQA”), or (ii) the
acts, omissions, or operations of the Indemnitor and the directors, officers,
members, partners, employees, agents, contractors, and subcontractors of each
person or entity comprising the Indemnitor with respect to the ownership, planning,
design, construction, and maintenance of the project and the property for which the
project is being approved. The City shall notify the Indemnitor of any claim,
lawsuit, or other judicial or administrative proceeding (herein, an “Action”) within
the scope of this indemnity obligation and request that the Indemnitor defend such
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Action with legal counsel reasonably satisfactory to the City. If the Indemnitor fails
to so defend the Action, the City shall have the right but not the obligation to do so
and, if it does, the Indemnitor shall promptly pay the City’s full cost thereof.
Notwithstanding the foregoing, the indemnity obligation under clause (i) of the first
sentence of this condition shall not apply to the extent the claim arises out of the
willful misconduct or the sole active negligence of the City.
3. CONSENT TO CONDITIONS. Prior to the issuance of the first building permit
for the industrial buildings, the owner or designee shall submit written consent
to the required conditions of approval to the Community Development Director or
designee.
4. MITIGATION MEASURES. This project shall be subject to the mitigation
measures adopted with the Mitigated Negative Declaration prepared for the project
and included with these conditions of approval.
5. FEES. The approval of MA21180 (CUP21006) shall not become effective until all
planning fees have been paid in full.
6. INCORPORATE CONDITIONS. Prior to the issuance of the first building
permit for an industrial building, the owner or designee shall include within the
first four pages of the working drawings a list of all conditions of approval imposed
by the project’s final approval.
7. APPROVAL PERIOD – CONDITIONAL USE PERMIT. This approval shall be
used within two (2) years of the approval date; otherwise, it shall become null and
void and of no effect whatsoever. By “use”, it shall mean the beginning of
substantial construction contemplated by this approval within two (2) year period
which is thereafter diligently pursued to completion or to the actual occupancy of
existing buildings or land under the terms of the authorized use. Prior to the
expiration of the two (2) year period, the permittee may request up to one (1) year
of extension of time in which to begin substantial construction or use of this permit.
Should the extension be obtained and no substantial construction or use of this
permit be initiated within three (3) years of the approval date this permit, it shall
become null and void.
8. CONFORMANCE TO APPROVED EXHIBITS. The project shall be in
conformance to the approved plans, which includes the following:
a. Site Plan (dated 12-22-2021)
b. Floor Plans (dated 12-22-2021)
c. Elevations (dated 12-22-2021)
d. Colored Building Elevations / Building Materials (saved 5-25-2021)
e. Conceptual Landscape Plan (plotted 10-21-2021)
f. Photometric Site (Lighting) Plan (1-28-2022)
g. Preliminary Grading Plan (1-6-2022)
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9. GENERAL MAINTENANCE OF PROPERTY. The applicant shall maintain the
approved project site and be kept free of debris, weeds, abandoned vehicles, code
violations, and any other factor or condition that may contribute to potential blight
or crime.
10. LANDSCAPE MAINTENANCE. All landscaped areas shall be maintained as
approved on the final landscape plans in an orderly, attractive and healthy
condition. This shall include proper pruning, mowing of turf areas, weeding,
removal of litter, fertilization, replacement of plants when necessary, and the
regular application of appropriate quantities of water to all landscaped areas.
Irrigation systems shall be maintained as approved on the final landscape plans in
proper operating condition. Waterline breaks, head/emitter ruptures, overspray or
runoff conditions and other irrigation system failures shall be repaired immediately.
The canopy trees shall be maintained in a manner that they provide the required
shade coverage and encourages the canopy to grow to provide shade. Avoid
topping trees or pruning the trees in a manner that the trees do not achieve mature
height and form.
11. EV CHARGING STATIONS. The site shall provide and install infrastructure for
eleven (11) Electrical Vehicle (EV) Charging stations. EV charging station plans
shall be approved by the Community Development Director prior to the issuance
of the first Building permit for industrial building of the development project. A
minimum of five (5) charging station(s) shall be fully constructed prior to the
issuance of the first Certificate of Occupancy for the development project.
12. DRIVEWAY ENHANCEMENTS. All driveways shall have design enhancements
such as decorative paving. Said enhancements shall be approved by the
Community Development Director prior to the issuance of the first building permit
for industrial building of the development project.
13. UNDERGROUNDING OF DRAINAGE. Driveway and parking areas shall not
incorporate center swales, ribbon gutters, concrete valleys, etc. All drainage in
common and private use areas shall be underground and shall not incorporate
open gutters or swales.
14. DOWNSPOUTS. All building drainage shall be interior with no exterior downspouts
or gutters.
15. TREES WITHIN THE STREETSCAPE. All trees within the parkway and setback
areas, which abut street, shall be a minimum of 36” box in size.
16. ON-SITE LANDSCAPING. Prior to the issuance of the first building permit of
the development project, a “Professional Services” (PROS) application shall be
approved by the Community Development Director. The PROS application shall
include the following items:
a. Final (construction set) on-site landscape plans;
b. Completed City Agreement for Landscape improvements
c. City Faithful Performance Bond for Landscape improvements; performance
bond shall be posted at 110% of the total cost approved estimate of
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landscaping, irrigation, labor, and one-year maintenance. The Community
Development Director may consider a cash bond if appropriate.
Prior to the issuance of the first Certificate of Occupancy for MA21180
(CUP21006), the following events shall be satisfied in the order it is listed:
1. Substantial Conformance Letter: The Landscape Architect of Record shall
conduct an inspection and submit a letter to the City of Jurupa Valley Planning
Division after the landscape architect has deemed the installation is in
conformance to the approved plans.
2. City Inspection: The City landscape architect shall conduct an inspection of the
installation to confirm the landscape and irrigation plan was constructed in
accordance to the approved plans. Applicant shall pay any fees associate with
the City inspection(s).
17. GRAFFITI PROTECTION FOR WALLS. Plans that include anti-graffiti coating or
protection for the exterior side of all perimeter walls and exterior of building walls
to half the height of the structure, or 12 feet, whichever is greater, shall be
approved by the Community Development Director prior to the issuance of any
building permit. Graffiti shall be removed from the property within 24 hours.
18. TRASH COLLECTION.
a. Detailed plans for trash enclosure(s) shall be approved by the Community
Development Director prior to the issuance of any building permit. Walls
of the enclosure and any solid gates shall have graffiti protection coating.
b. An approval or clearance letter from the waste collection agency shall be
submitted to the Planning Division prior to the issuance of any building
permit.
19. OUTDOOR LIGHTING. All outdoor lighting fixtures shall be maintained in good
condition. Light fixtures shall be shielded to prevent any light to flood onto adjacent
properties. A photometric plan and exhibits of lighting fixtures shall be approved
by the Community Development Director prior to the issuance of any building
permit.
20. WALL AND FENCE PLAN. A Wall & Fence plan, including elevations, colors, and
materials, shall be approved by the Community Development Director prior to the
issuance of the building permit for the industrial building.
21. ROOFTOP EQUIPMENT. All rooftop equipment shall be screened from public
view.
22. PLANNING REVIEW OF GRADING PLANS. Prior to the issuance of any
Grading Permit, the aesthetic impact of slopes and grade differences where the
project adjoins streets or other properties shall be approved by the Community
Development Director.
23. IMPACT FEES. The applicant shall the pay the following impact fees (unless
exempt) in accordance to Title 3 of the Municipal Code:
a. Development Impact Fee (DIF) Program. The applicant shall pay any
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owed DIFs by the required deadline pursuant to Chapter 3.75 of the Jurupa
Valley Municipal Code.
b. Multiple Species Habitat Conservation Plan Mitigation (MSHCP) Fee.
The applicant shall pay any owed MSHCP fees by the required deadline
pursuant to Chapter 3.80 of the Municipal Code.
c. Transportation Uniform Mitigation Fee (TUMF) Program. Prior to final
occupancy. The applicant shall show proof of payment of TUMF fees by
the required deadline pursuant to Chapter 3.70 of the Municipal Code.
24. BACKFLOW DEVICES. The location of all backflow devices shall be approved by
the City prior to installation. Backflow devices shall be located the greatest extent
possible from the front property line.
25. LNG/CNG FUELING FACILITY. The applicant shall submit separate plans to the
City’s Building Department and Fire Department to secure permits for the
CNG/LNG fueling facility, prior to any installation of gas piping, K-Rails, and related
equipment for the fueling facility. All above-ground fueling equipment shall be
screened from view to the street with landscaping and perimeter walls. The
screening method for the LNG & CNG fueling facility shall be approved by the
Community Development Director.
26. TRUCK CIRCULATION MANAGEMENT. The applicant / owner shall direct all
refuse collection trucks to alternative routes to avoid left-turn movements at the
intersection of Agua Mansa Road and Wilson Street, until a traffic signal is installed
at a future date. This shall include the following routes:
26.1

Trucks Exiting Site in the Morning Towards Riverside: Trucks will turn east
onto Wilson Street to Fleetwood Drive to Via Cerro and turn left using the
existing Via Cerro/Market Street traffic signal.

26.2

Trucks Existing Site in the Morning Towards Jurupa Valley: Trucks will turn
east onto Wilson St. then north onto Brown Avenue, then use the existing
Brown Avenue/Agua Mansa Road traffic signal to turn left toward Market
Street.

26.3

Trucks Returning to Site from Burrtec Material Recovery Facility (MRF):
Trucks will turn right from either of the MRF driveways to Brown Avenue
then right onto Brown Avenue and right onto Wilson Street.

27. SECURITY PLAN. Prior to the issuance of the first building for a commercial
building, a security plan shall be approved by the Riverside County Sheriff’s
Department. The security plan shall include proposed locations of lighting,
cameras, and signage.
28. JURUPA AREA RECREATION AND PARK DISTRICT (JARPD). Prior to the
issuance of any building permit, the applicant shall submit proof of satisfying
any fees, dedications, or requirements by the Jurupa Area Recreation and Park
District to the Building Official.
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29. JARPD CFD. Prior to the issuance of any building permit, the applicant shall
annex into the existing Jurupa Area Recreation and Park District (JARPD) DistrictWide Community Facilities District (CFD) or form a new Community Facilities
District (CFD) to contribute to the cost of park maintenance.
ENGINEERING DEPARTMENT
1.

GENERAL REQUIREMENTS (ENGINEERING)
1.

The use hereby conditioned is for Conditional Use Permit 21006 (CUP21006)
being the development of Parcel 5 (APN: 175-180-012 & 175-180-016) of Parcel
Map 24088-1, in Book 177, Pages 26 through 31, Records of Riverside County,
and consisting of 9.82 acres. The exhibit titled Conceptual Grading Plan,
prepared by K&A Engineering, Inc., is hereby referenced.

1.2. It is assumed that any easements shown on the referenced exhibits are shown
correctly and include all the easements that encumber the subject property. The
Applicant shall secure approval from all (if any) easement holders for all grading
and improvements which are proposed over the respective easement or provide
evidence that the easement has been relocated, quitclaimed, vacated,
abandoned, easement holder cannot be found, or is otherwise of no affect.
Should such approvals or alternate action regarding the easements not be
provided, the Applicant may be required to amend or revise the permit.
1.2.1 This shall include authorization for work within Union Pacific Railroad
(UPRR) easement (Instrument No. 425098), Southern California Edison
(SCE) easements (Instrument No. 1973-94330 & 1973-94338), and
Rubidoux Communities Services District (RCSD) easement (Instrument
No. 1998-22621).
1.3 Termination of the private storm drain easement as shown on the referenced
exhibit shall be processed through a quitclaim deed.
1.4 The project shall be annexed into the Jurupa Valley L&LMD 89-1-C for
maintenance and operation of improvements within the public right-of-way, which
include, but are not limited to, general landscape upkeep, tree trimming,
streetlight operations, and incidentals.
1.5 The Applicant provided a Focused Traffic Analysis (FTA), prepared by Ganddini
Group, dated December 3, 2021. The Engineering Department has reviewed the
findings of the report and concludes the Applicant shall be responsible for fair
share payments in lieu of construction for the improvements specified in Table A
of these conditions of approval.
1.6 Applicant is required to underground utilities along the project frontage (Agua
Mansa Road and Wilson Street) per the City’s Municipal Code, Section
9.155.030(i).
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PRIOR TO GRADING PERMIT

2.1. No grading permit, including mass, rough, and/or precise, shall be issued until

the Conditional Use Permit and other pertinent permits are approved and in
effect.

2.2. Prior to issuance of grading permit, grading plans shall be approved by the City

Engineer, a site-specific grading agreement shall be signed with the City, and
Applicant shall provide financial securities for the grading work if applicable.

2.3. All grading shall conform to the latest California Building Code, the City’s

Municipal Code Title 8, and all other relevant laws, rules, and regulations
governing grading in the City of Jurupa Valley. Grading shall be performed in
accordance with the recommendations of the final geotechnical report.
2.3.1. A project related geotechnical evaluation and infiltration study was

previously prepared; report prepared by GeoTek, Inc., dated October 9,
2020. Prior to approval of the precise grading plan, the Applicant shall
submit a project specific final geotechnical report for review and approval
of the Engineering Department. The final geotechnical report shall
address comments provided during the entitlement review of the
preliminary geotechnical report (reference Interoffice Memorandum dated
July 21, 2022).

2.4. Prior to approval of the precise grading plan, the Applicant shall prepare a

detailed flood hazard/hydrology and hydraulics report for review and approval of
the City Engineer.
2.4.1. Final report shall include discussion of the capacity and increased

demands on the existing 24-inch storm drain line located within Wilson
Street. If adequacy cannot be proven to mitigate post-development flows,
Applicant shall be required to resize the existing storm drain line—at the
discretion of the City Engineer.

2.5. A hauling permit shall be required for this project for the import/export of material

using City streets, the review and approval of the haul route by the Engineering
Department shall be required. Where grading involves import or export the
Applicant shall obtain approval for the import/export location, from the
Engineering Department if located in the City. All materials for import/export shall
be approved in accordance with Title 8 of the City of Jurupa Valley Code of
Ordinances. If import/export location is outside of the City, the Applicant shall
provide evidence that the jurisdictional agency has provided all necessary
approvals for import/export to/from the site.

2.6. The grading plan shall provide for acceptance and proper disposal of all off-site

drainage flowing onto or through the site. Should the quantities exceed the street
capacity, the Applicant shall provide adequate drainage facilities and/or
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appropriate easements as approved by the City Engineer. All drainage
easements, if any, shall be shown on the grading plans and noted as follows:
"Drainage Easement - no building, obstructions, or encroachments by landfills
are allowed", drainage easement record information shall be shown on the plans.
If quantities exceed the existing infrastructure capacity, the applicant is
responsible to provide design and adequate sizing of the affected infrastructure.
2.7. If grading is required offsite, the Applicant shall obtain written permission from

the property owner(s) to grade as necessary and provide a copy to the
Engineering Department.

2.8. Temporary erosion control measures shall be implemented immediately

following rough/mass grading to prevent transport and deposition of debris onto
downstream properties, public rights-of-way, or other drainage facilities. Erosion
Control Plans showing these measures shall be submitted along with the grading
plan for approval by the City Engineer.

2.9. It is assumed that the conceptual grading and the provisions for water quality

management shown on the referenced exhibit can comply with all requirements
for a Final Water Quality Management Plan (F-WQMP) without substantial
change. Prior to approval of the precise grading plan, the Applicant shall prepare,
or cause to be prepared, a Final WQMP in conformance with the requirements
of the Riverside County Flood Control and Water Conservation District
(RCFC&WCD) for approval of the City Engineer. Any substantial changes to the
referenced exhibit may require action by the Planning Commission or Community
Development Director.

2.10. Prior to approval of the grading plan for disturbance of one or more acres the

Applicant shall provide evidence that it has prepared and submitted to the State
Water Resources Control Board (SWRCB) a Storm Water Pollution Prevention
Plan (SWPPP) and that SWRCB issued a WDID number which shall be included
on the face of the grading plan.

2.11. Agua Mansa Road is a paved City maintained road with an ultimate right-of-way

width of 83-ft and ultimate half-width of 50-ft along the project frontage. Applicant
to provide ultimate improvements per these conditions of approval and the
conceptually approved exhibits.

2.12. Wilson Street is a paved City maintained road with an ultimate right-of-way width

of 88-ft and ultimate half width of 44-ft along the project frontage. Applicant to
provide ultimate improvements per these conditions of approval and the
conceptually approved exhibits.

Improvement Plans
2.13. Applicant shall provide plans for approval of the City Engineer for all public and

private improvements, including but not limited to, street improvements,
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sidewalk and parkway improvements, street lighting improvements, utility
undergrounding, water system improvements, sanitary sewer system
improvements, and landscape / irrigation improvements. The following
improvements are required and shall be clearly shown on the street
improvement plans:
2.13.1. Agua Mansa Road

a. Ultimate half-width right-of-way of 50-ft measured from the centerline
to the property line to include 12-ft parkway and 38-ft paved section.
b. Parkway improvements shall include curb & gutter, 6-ft landscaping,
and 6-ft curb adjacent sidewalk.
c. New streetlights at site frontage; if existing streetlights are not per
current standards, Applicant shall be responsible to upgrade to current
LED standards.
d. Pavement rehabilitation along the frontage as directed by the City
Engineer at time of improvement installations.
e. Improvements shall provide appropriate transition to adjacent existing
infrastructure; design of transition shall be reviewed and approved by
the City Engineer.
f. No on street parking shall be allowed along Agua Mansa Road.
g. Applicant is responsible for the relocation of all, and any, utility and
infrastructure relocation that may be required to provide the ultimate
configuration and road sections specified in these conditions of
approval.
2.13.2. Wilson Street

a. Ultimate half-width right-of-way of 44-ft measured from the centerline
to the property line to include 12-ft parkway and 32-ft paved section.
b. Parkway improvements shall include curb & gutter, 6-ft landscaping,
6-ft curb adjacent sidewalk, and other pertinent public infrastructure.
c. New streetlights at site frontage; if existing streetlights are not per
current standards, Applicant shall be responsible to upgrade to current
LED standards.
d. Pavement rehabilitation along the frontage as directed by the City
Engineer at time of improvement installations.
e. All driveways shall be per City Standard 207A. Driveway widths and
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gate locations shall be per the referenced exhibit, unless otherwise
stated in these conditions of approval.
f. Vehicle queues at driveways shall not impede traffic on Wilson Street.
g. The driveway designated for truck access shall have a minimum gate
setback of 40-ft from the property line, unless otherwise approved by
the City Engineer.
h. The most westerly driveway at Wilson Street shall serve as a
secondary access for emergency vehicles only. Applicant shall adhere
to the requirements set forth by the Fire Department.
i.

The most easterly two driveways at Wilson Street shall be restricted to
emergency vehicles and passenger vehicles only. Signage prohibiting
truck use of driveways shall be provided. Gates shall be setback a
minimum of 20-ft from the property line, unless otherwise approved by
the City Engineer.

j.

The most easterly driveway shall provide appropriate transition to
adjacent existing infrastructure.

k. The referenced exhibit proposes a new connection to an existing 24in storm drain line located within Wilson Street. Applicant shall be
required to provide storm drain improvements along the site frontage
on Wilson Street and any thereof required connections.
2.14. The construction of ADA compliant depressed curbs and access ramps shall be

required at the following intersections:

2.14.1. All four project driveways at Wilson Street as shown in the referenced

exhibit.

2.14.2. The southeast corner of the intersection of Agua Mansa Road and Wilson

Street.

2.15. The Applicant shall provide plans for landscape and irrigation improvements

within the public right-of-way for review and approval of the City Engineer. Plans
shall conform to current City of Jurupa Valley standards and Riverside County
Lighting and Landscape Maintenance District (L&LMD) Standards.

2.15.1. Prior to issuance of precise grading permit, the Applicant shall initiate the

annexations proceedings.

2.16. If this project is within any assessment/benefit district, the Applicant shall make

application for and pay for any reapportionment of the assessments or pay the
unit fees in the assessment/benefit district.
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Utilities Undergrounding
2.17. Prior to the issuance of the first building permit, the existing overhead lines along

Agua Mansa Road and Wilson Street shall be undergrounded in accordance
with the City’s Municipal Code, Chapter 7.50. Undergrounding shall be
completed as part of the Project’s Road improvements and in compliance with
all City and County standards, or as approved or modified by these conditions
of approval.

2.18. Improvement plans for undergrounding utilities, if under the responsibility of the

Applicant, shall be submitted for review and approval of the City Engineer. An
encroachment permit for any work within the public right-of-way shall be
required.

3.0 PRIOR TO ISSUANCE OF BUILDING PERMIT
3.1 Rough grading must be completed as shown on the approved grading plans.
3.2 The Geotechnical Engineer shall certify to the completion of grading in
conformance with the approved grading plans and the recommendations of the
geotechnical report approved for this project and a licensed land surveyor shall
certify to the completion of grading in conformance with the lines and grades
shown on the approved grading plans.
3.3 All utility extensions within the development shall be placed underground.
3.4 All off-site improvement plans shall be approved by the City Engineer and all
corresponding agreements and securities shall be in place.
4 PRIOR TO BUILDING PERMIT FINAL INSPECTION
4.1 The Applicant is responsible for the completion of all grading and construction
of all improvements for which plans are required and shall comply with all
requirements within public road rights-of-way.
4.1.1 Prior to completion and acceptance of improvements or prior to the final
building inspection of the first building, whichever occurs first, assurance
of maintenance is required by completing annexation to Jurupa Valley
L&LMD 89-1C.
4.1.2 Prior to the first certificate of occupancy, all public improvements shall be
accepted by the City Engineer; including streets, landscape and irrigation,
streetlights, drainage facilities, and traffic signals.
4.2 The required water and sewer system improvements, including fire hydrants,
shall be installed, and accepted by the Rubidoux Community Services District
(RCSD).
4.2.1 Necessary easements for sewer and water systems on-site, as
determined by RCSD, shall be shown on grading plans, and dedicated to
RCSD as applicable.
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4.2.2 Existing easement requirements shall be adhered to by the Applicant,
RCSD facilities shall be protected in place, and acceptable drivable
access shall be maintained. Any relocation requested by RCSD shall be
the sole responsibility of the Applicant.
4.2.3 Written proof of acceptance shall be provided to the City.
4.2.4 Utility extensions from the mainline or other points of connection within
the public right-of-way require that the Applicant obtain an Encroachment
Permit from the Engineering Department. The City shall make a final
inspection of work to verify that any impacts that the work might have had
to other City owned infrastructure is restored or repaired to the
satisfaction of the City Engineer.
4.3

The Applicant is responsible for the completing construction of all postconstruction water quality Best Management Practices (BMP) facilities and
features. These facilities and features will require operation and maintenance
in perpetuity by the Property Owner(s).

4.4

Prior to the first certificate of occupancy, applicant shall ensure that streetlights
are energized.

4.5

Prior to first certificate of occupancy, the intersection of Agua Mansa Road and
Wilson Street shall be signalized.

4.6

The Applicant shall comply with the provisions of Chapter 3 of the Municipal
Code and City Ordinance No. 2021-02 (Development Impact Fees, DIF),
which requires the payment of the appropriate fee set forth in the Ordinance.

4.7

The Applicant shall pay the Transportation Uniform Mitigation Fee (TUMF) in
accordance with the fee schedule in effect at the time of the final inspection as
appropriate.
TABLE A – FAIR SHARE IMPROVEMENTS

Intersections
Intersection of
Agua Mansa Road (NS)
and Wilson Street (EW)

Description of Intersection Improvements
Modify geometries to provide:
• NB: One TH lane, one shared TH/RT lane.
• SB: One LT lane, one TH lane.
• EB: N/A.
• WB: One shared LT/RT lane.
Fair share percentage – 53.4%

BURRTEC WILSON STREET YARD (MA21180)
CONDITIONS OF APPROVAL (CUP 21006)
RESOLUTION NO. 2022-08-10-01
Intersection of
Agua Mansa Road (NS)
and Market Street (EW)

REVISED 08-05-22

Modify geometries to provide:
• NB: N/A.
• SB: One shared LT lane, one RT lane w/turn overlap
phasing.
• EB: Two LT lanes, one TH lane, one shared TH/RT lane.
• WB: One LT lane, two TH lanes, one RT lane.
Note: Modify traffic signal to include southbound RT overlap
phasing.
Fair share percentage – 9.0%

Roadway Segment
Agua Mansa Road (NS)
– Market Street to
Wilson Street

Description of Roadway Segment Improvements
Modify geometries to provide:
• NB: Additional northbound through lane.
• SB: N/A.
Fair share percentage – 18.0%

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

ATTACHMENT NO. 2
PROJECT DESCRIPTION

BURRTEC WILSON STREET YARD
Project Description

Burrtec Waste Industries is preparing to construct a new corporate yard to house its Riverside
Hauling Division. Presently, the Riverside Division operates on a 3-acre portion of the R.A. Nelson
Transfer Station/MRF property located immediately north of the Wilson Street property. The
hauling operation has exceeded its available truck parking spaces and is now encroaching into
the MRF operations area. The intent is to move the hauling operations to Wilson Street to allow
for a reduction in congestion at the MRF and to allow future growth of the division.
The Wilson Street property is located at the southeast corner of Wilson Street and Agua Mansa
Road. It is approximately 9.8 acres and is located within the City of Jurupa Valley. Riverside
County Assessor’s Parcel Numbers are 175-180-012 and 016.
It is zoned IH (Heavy Industrial) and is part of the Agua Mansa Industrial Park. The IH zone allows
waste disposal operations through the approval of a Conditional Use Permit.
Proposed uses on the site will include the following:
1.

Construct a new administrative office for Division administration and customer service to
be located in the west half of the property. The building will also have a drivers’ dispatch
room, drivers’ locker rooms, breakrooms and restroom facilities. A patio will be attached
to the office at the northwest corner.

2.

Construct a maintenance shop attached to the administrative office. The building will
include truck maintenance bays, a parts room, shop manager and shop clerk offices,
mechanics locker rooms, breakroom and restrooms. A wash rack suitable for washing
two standard 3-axle collection trucks at once will be attached to the north end of the shop
building.

3.

A collection truck parking lot between the administration building and shop. It will be
paved in reinforced concrete. 161 truck parking spaces measuring 12’ wide by 35 feet
long are provided. 18 additional spaces measuring 12’ wide by 25’ long are provided for
support vehicles including bin trucks and flatbed trucks. Seven standard passenger car
spaces are provided adjacent to the office building for route supervisor pickup trucks.

4.

An asphalt parking lot south and west of the administration building for employees. There
will be at least 175 standard employee parking spaces.

5.

A separate visitor parking lot immediately south of the administration building. It will
have at least 6 standard parking spaces and 6 ADA spaces.

1

6.

The facility will be provided with alternative fuel systems for compressed natural gas
(CNG) and liquified natural gas (LNG). The CNG system will be a slow fill system that fuels
trucks overnight. This will require a five-foot aisle in front of the truck parking spaces to
accommodate K-rail on which the CNG fueling system is mounted.

7.

Onsite retention of a 25-year, 24-hour storm event will be provided through the
installation of a subsurface detention system of perforated CSP pipes.

8.

An 8-foot high screen wall will be constructed along Wilson Street and Agua Mansa Road
to screen the truck parking and operations areas. A 6-foot wrought iron with pilasters
will be installed in front of the office and employee parking lot. Drought tolerant
landscaping will be planted along both street frontages.
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RUBIDOUX COMMUNITY SERVICES DISTRICT WILL SERVE LETTER

Water Legend
Control Valves:
Air Release
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Coupling
Cross

Dead End
Elbow
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Back Flow Devices:

Butterfly

Corrosion Test Station
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Pneumatic Tank
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Pressure Reducing Station
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Tank

Treatment Plant
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Well Site

Lift Station
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Address Annotation
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ATTACHMENT NO. 4
PUBLIC NOTICE RADIUS MAP

ATTACHMENT NO. 5
ARCHITECTURAL SET OF PLANS

NOTE:
ALL ROOF TOP EQUIPMENT SHALL BE SCREENED FROM VIEW.

A: CANOPY, ROOF PANEL
STANDING SEAM METAL ROOF
TAYLOR METAL
COLOR: GRAPHITE BLACK SRI26

B, D: STUCCO, METAL PANEL
EXTERIOR PAINT
SW 9165 GOSSAMER VEIL

C: STONE VENEER
INDIANA CUT STONE SPLIT FACE
LIMESTONE
COLOR: BUFF
GRADE: STANDARD
E: ROLL UP DOOR, EXTERIOR DOOR
EXTERIOR PAINT
SW 7633 TAUPE TONE

F: BLACK STEEL FRAME

G: BLUE REFLECTIVE GLAZING WITH
BLACK ANODIZED MULLIONS

SOUTH ELEVATION - MAIN OFFICE

WEST ELEVATION - MAIN OFFICE

EAST ELEVATION - MAIN OFFICE

NORTH ELEVATION - MAIN OFFICE

GARY KOONTZ
BURRTEC - RIVERSIDE, CA
05.25.2021
H-A+D JOB NO: A20-2127

A: CANOPY

A: 26 GA. PREFINISHED ROOF PANELS

B: PAINTED STUCCO

C: STONE VENEER

D: 24 GA. WALL METAL PANEL

A: 26 GA. PREFINISHED ROOF PANELS

B: PAINTED STUCCO

C: STONE VENEER

A:26 GA. PREFINISHED ROOF PANELS

E: 8” CMU PRECISION FACE - PAINTED BLOCK WALL

B: PAINTED STUCCO

C: STONE VENEER

D: 24 GA. WALL METAL PANEL

A: 26 GA. PREFINISHED ROOF PANELS

E: 8” CMU PRECISION FACE - PAINTED BLOCK WALL

F: STEEL FRAME

B: PAINTED STUCCO

C: STONE VENEER

EAST ELEVATION - SHOP BUILDING

WEST ELEVATION - SHOP BUILDING

NORTH ELEVATION - SHOP BUILDING

GARY KOONTZ
BURRTEC - RIVERSIDE, CA
05.25.2021
H-A+D JOB NO: A20-2127

A: CANOPY, ROOF PANEL
STANDING SEAM METAL ROOF
TAYLOR METAL
COLOR: GRAPHITE BLACK SRI26

B, D: STUCCO, METAL PANEL
EXTERIOR PAINT
SW 9165 GOSSAMER VEIL

C: STONE VENEER
INDIANA CUT STONE SPLIT FACE
LIMESTONE
COLOR: BUFF
GRADE: STANDARD

E: ROLL UP DOOR, EXTERIOR DOOR
EXTERIOR PAINT
SW 7633 TAUPE TONE

F: BLACK STEEL FRAME

G: BLUE REFLECTIVE GLAZING WITH
BLACK ANODIZED MULLIONS
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