
SUBMITTAL TO THE BOARD OF SUPERVISORS
COUNTY OF RIVERSIDE, STATE OF CALIFORNIA

ITEM: 21.1
(to # 24720)

MEETING DATE:
Tuesday, April 30, 2024

SUBJECT: TRANSPORTATION AND LAND MANAGEMENT AGENCYiPLANNING: PUbIiC

Hearing on SPECIFIC PLAN NO. 265-SUBSTANTIAL CONFORMANCE NO. 3, CHANGE OF

ZONE NO. 2000034, PLOT PLAN NO. 200033, - lntent to Adopt a Mitigated Negative
Declaration under CEQA- Applicant: Scott Yorkison - Engineer: Cross Engineering Services,
c/o Joseph Cross - Third Supervisorial District - Rancho California Zoning Area - Highway 79
Policy Area - Southwest Area Plan - Community Development: - Light lndustrial (CD: Ll) -
Location: North of Auld Road and the French Valley Airport, east of Temeku Court, west of Leon
Road, and south of Benton Road - 2.24 Net Acres - Specific Plan-Borel Airpark Center #265,
Planning Area No. 3 (SP265-PA3, M-SC zone) - REQUEST: Specific Plan No. 265, Substantial
Conformance No. 3 is a proposal to incorporate changes to the Specific Plan Zoning Ordinance
to add a carwash as a permitted use with approval of a Plot Plan within Planning Area 3 of
Specific Plan No. 265 (Borel Airpark Cente0. Change of Zone No. 2000034 is a proposal to
modify the Specific Plan Zoning Ordinance for Specific Plan No. 265 to add a carwash as a
permitted use with approval of a Plot Plan within Planning Area 3 of Specific Plan No. 265. Plot
Plan No. 200033 is a proposal to construct on approximately 2.24 net acres a 5,215 sq. ft.
automated drive-thru car wash with 18 vacuum parking stalls, a 2,535 sq. ft. drive-thru
restaurant with indoor dining, and a 729-sq. ft. drive-thru restaurant with outdoor dining only.
Total shared parking proposed for this development is 53 parking spaces, including the 18

vacuum stalls, three (3) ADA parking spaces, four (4) EV parking spaces, and loading spaces
for the restaurants. The project also includes landscaping, trash enclosures, and stormwater
retention chambers throughout the development - APN: 963-070-018 - District 3. lApplicant
Fees 100%l

MINUTES OF THE BOARD OF SUPERVISORS

On motion of Supervisor Washington, seconded by Supervisor Gutierrez and duly carried
by unanimous vote, lT WAS ORDERED that the above matter is approved as recommended and
Ordinance 348.5014 is adopted with waiver of the reading.

Ayes:
Nays;
Absent
Date:
xc:

Jeffries, Spiegel, Washington, Perez and Gutierrez
None
None
April30,2024
Planning, COBcF/AB/DL

Kimberly A. Rector
Clerk f the Board
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FROM: TLMA-PLANNING:

RECOMMENDED MOTION: That the Board of Supervisors:
Continued on Page 2

ACTION:Policy



SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

RECOMMENOED MOTION: That the Board of Supervisors:

ADOPT a MITIGATED NEGATIVE DECLARATION for ENVIRONMENTAL
ASSESSMENT NO. 200113 (CEQ200113), based on the findings and conclusions
provided in the initial study, attached hereto, and the conclusion that the project will not
have a significant effect on the environment;

2. APPROVE SPECIFIC PLAN NO. 265 SUBSTANTIAL CONFORMANCE NO. 3, which
seeks to add the use of a 'carwash'to Planning Area 3 of SP265 (Borel Airpark Center);
and, subject to the attached Advisory Notification Document and based upon the
findings and conclusions provided in this staff report;

3. APPROVE CHANGE OF ZONE NO.2000034 to amend the Specific Plan's Zoning
Ordinance to modify the ordinance to add the use of a 'carwash' to Planning Area 3 of
SP265 (Borel Airpark Center); and, subject to the attached Advisory Notification
Document and based upon the findings and conclusions provided in this staff report,
subject to final adoption of the Change of Zone ordinance by the Board of Supervisors;

4 AreEI ORDINANCE NO. 348.5014 amending the zoning in the Rancho California
Zoning Area to modify existing Specific Plan No. 265 (Borel Airpark Centeo by adding
the use of a car wash to Planning Area 3. The Specific Plan document and Change of
Zone No. 2000034 text change are attached hereto and incorporated herein by
reference; and

5, APPROVE PLOT PLAN NO. 2OOO33 , subject to the attached Advisory Notification
Document, Conditions of Approval, flnal approval of Change of Zone No. 2000034, and
based upon the findings and conclusions provided in this staff report.

C.E.O. RECOMMENDATION: Approve

BACKGROUND:
Summarv

Specific Plan No.265, Substantial Conformance No.3 (SP265 - Borel Airpark Centeo, Change
of Zone No. 2000034 and Plot Plan No. 200033 were submitted to the County of Riverside on
December 31,2020.

The project site is located at the southwest corner of Benton Road and Penfield Lane in the
unincorporated community of French Valley, Riverside County. The site is bound by Benton
Road and commercial uses to the north, Penfield Lane and residential uses to the east,

FINANCIAL DATA Curront FbcalYear: NoIt FiacatY6ari Total Cost: Ongolng Co3t

cosT $ N/A $ N/A $ N/A $ N/A

NET COUNTY COST $ N/A $ N/A $ N/A $ N/A

SOURCE OF FUNDS: Applicant Fees 100%
Budget Adjustment: No

For Fiscal Year: N/A

Page 2 ol 4 tD# 24720 21.1



SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

commercial uses to the south, and a mix of vacant property and commercial and light industrial
uses to the west. The project site is administered in accordance with the Borel Airpark Center
Specific Plan and is also within Zone B1 of the Riverside County Airport Land Use Compatibility
Plan (French Valley Airport).

The proposed drive{hru car wash operation would include a dual entry way into a single ,l30-

foot wash tunnel that would only operate during the hours of I am to 7 pm. The two proposed
drive{hru restaurants would each include a drive-thru lane with menu boards and speakers.
These drive{hru restaurants are assumed to operate during the hours of 10 am to 10 pm with a
possibility of etended hours per the restaurant operators. The proposed project is expected to
generate approximately 24 employees assuming two 8-hour shifts per day for each business.
On-site circulation and parking improvements would also include vehicle staging areas for car
wash detailing services, interior drave aisles, and a total of approximately 53 vehicle parking
spaces; including 18 vacuum parking stalls and 35 parking spaces forthat would be shared.

SDecific Plan. General Plan. & Ordinance No.348 Consistencv

The existing zone classiflcation for the project site is Specific Plan No. 265, Planning Area 3
(SP265 - PA 3). The Specific Plan zoning ordinance for Planning Area 3 references
Manufacturing Service Commercial (M-SC) zone for permitted uses and development
standards, with certain noted modiflcations for permitted uses. The M-SC Zone allows for a
number of commercial uses, including but not limited to, restaurants, various retail uses,
and gas stations, however a car wash use is not currently permitted by the zoning. For this
reason, the Specific Plan Substantial Conformance and Change of Zone were submitted to
include the car wash use as a permitted use with approval of a Plot Plan within PA 3. The
car wash use would be consistent with the intended uses of PA 3 for SP 265 for commercial
uses.

Page 3 of 4 tD# 24720 21.1

The project site is located within Planning Area 3 of the Borel Airpark Center Speciflc Plan,
which is designated Light lndustrial, which the Genera! Plan also reflects as Light lnduskial.
The proposed project would comply with all applicable development standards set forth in
the Borel Airpark Center Speciflc Plan and would also be consistent with the County's
General Plan for the development of light industrial uses. The proposed project efficiently
utilizes the property for development of buildings, parking, landscaping, water quality, and

other features for a well-designed commercial development that results in the proposed

0.08 FAR. The project would occur in the Planning Area 3 for SP265. The proposed project

is consistent with the County's General Plan by providing jobs and services near a growing

area of new commercial developments within the Southwest Area Plan. The project is

located within the Highway 79 Policy Area, which focuses on limitation of residential density
and units within the designated area. As a non-residential use, the provisions of this policy

area would not be applicable and the project is consistent with this policy area. Although the
Project includes a proposal to modify the permitted uses within Planning Area 3 of the
Specific Plan, the proposed additional use of a car wash is compatible with the other
permitted uses of the Planning Area and overall with the intended uses within the Light
lndustrial land use designation of the General Plan and Specific Plan.



SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

All potential project impacts have been studied under CEQA and noticed to the public pursuant
to the requirements of the County. An lnitial Study (lS) and a Mitigated Negative Declaration
(MND) have been prepared for this project in accordance with the California Environmental
Quality Act (CEOA). Based on the findings incorporated in Environmental Assessment No.
200113 (CEO2001 13) the project will not have a significant effect on the environment with
incorporation of mitigation measures addressed in the lnitial Study. The lS and MND represent
the independent judgement of Riverside County. The documents were circulated for public

review per the California Environmental Quality Act Statue and Guidelines Section 15105. All
documents supporting the CEQA determination are located on the Planning Department
website or at the County of Riverside Planning Department, 4080 Lemon Street, 12th Floor,
Riverside, CA 92501.

At the Planning Commission public hearing held on March 20, 2024, lhe Planning
Commission recommended approval of the Project to the Board of Supervisors by a vote of
5-0.

Additional Fiscal lnformation

All fees are paid by the applicant; there is no General Fund obligation

ATTACHMENTS:

A. Planning Commission Report of Actions
B. Planning Commission Staff Report Package
C. Ordinance No. 348.5014 for SP265 (PA 3 only) AATF
D. PPT200033-Project Exhibits
E. PPT200033-Conditions of Approval

)=(t=-. p
l..on\Fr.rn\ P.rncle.l M.n.e.m.6t /rn.ly.t

Page 4 of 4 tD* 24720 21.1

lmpact on Residents and Businesses

Planninq Commission Public Hearinq
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ORDINANCE NO. 348.5014

AN ORDINANCE OF THE COUNTY OF RIVERS IDE

AMENDING ORDINANCE NO.348 RELATINC TO ING

The Board of Supervisors of the County ofRiverside Ordains as follows:

Section I . Article XVIIa Section 17.70 of Ordinance No. 348 is hereby amended in its entirety

to read as follows:

"Section 17.70 SP ZONE REQUIREMENTS AND STANDARDS FOR SPECIFIC PLAN NO.

265.

c. Planninq Area 3.

(r) The uses permitted in Planning Area 3 of Specific Plan No. 265 shall be the same as

those uses permitted in Article XI, Section 1 1.2 of Ordinance No. 348, except that

the uses permitted pursuant to Section I 1.2.b. (1) c) i, through 4. and 6.; d) I . through

4; 0 1.; g) 1. ard 5.; h) 1. through 9.; i) 1., 2. and 5.; k) l. througb 8.; m) 1.,4. and

9.; Section 11.2.b. (2), c), i), k), 1), o), , t), u), v), w), x) and y); Section I I .2.c. (2),

(3), (6) and (17); and Section I1.2.e. shall not be permitted.

The development standards for Planning Area 3 ofSpecific Plan No. 265 shall be the

sarne as those standards idcntified in Article XI, Section 11.4 of Ordinance No. 348.

Excepl as provided above, all other zoning requirements shall be the same as those

requirements in Article Xl of Ordinance No. 348."

(3)

(2)

04t30t2024 21 .1
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Sectipn 2. This ordinance shall take effect 30 days after its adoption.

BOARD OF SUPERVISORS OF THE COUNTY
OF RIVERSIDE, STATE OF CALIFORNIA

By:
Board of S

Chuck Washington

By

By:

(SEAL)

APPROVED AS TO FORM:
April a3 .2024

Chief Deputy County Counsel

2

o4t30t2024 21.1

ATTEST:
CLERK OF THE BOARD
Kimberly A. Rector
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STATE OF CALIFORNIA

COUNTY OF RIVERSIDE
SS

I HEREBY CERTIFY that at a regular meeting of the Board of Supervisors of said
county held on April 30, 2024, the foregoing ordinance consisting of 2 Sections was
adopted by the following vote:

AYES: Jeffries, Spiegel, Washington, Perez, and Gutierrez

NAYS: None

ABSENT: None

DATE: April30,2024 KIMBERLY A. RECTOR
Clerk of the Board

BY

04t3012024 21.1

SEAL
fl*o*



\itRIVERSIDE COUNTY
PLANNING DEPARTMEN

John Hildebrand
Planning Director

DATE: April 11,2024 {A1.t0

Plan No. 200033
(Charge you. time to the3e case numbe6)

TRANSPORTATION & LAND MANAGEMENT AGENCY/PLANNING: Public Hearing on SPECIFIC
PLAN NO. 265.SUBSTANTIAL CONFORMANCE NO. 3, CHANGE OF ZONE NO. 2OOOO34, PLOT
PLAN NO.200033, - lntent to Adopt a Mitigated Negative Declaration - Applicant: Scott Yorkison -
Engineer: Cross Engineering Services, c/o Joseph Cross - Third Supervisorial District - Rancho California
Zoning Area - Highway 79 Policy Area - Southwest Area Plan - Community Development: - Light
lndustrial (CD: Ll) - Location: North of Auld Road and the French Valley Airport, east of Temeku Court,
west of Leon Road, and south of Benton Road - 2.24 Net Acres - Specific Plan-Borel Airpark Center #265,
Planning Area No.3 (SP265-PA3, M-SC zone) - REQUEST: Specific Plan No. 265, Sub€tallel
Conformance No. 3 is a proposal to incorporate changes to the Specific Plan Zoning Ordinance to add a
carwash as a permitted use with approval of a Plot Plan within Planning Area 3 of Specific Plan No. 265
(Borel Airpark Center). 9la.q@|&e_@@[ is a proposal to modify the Specific Plan Zoning
Ordinance for Specific Plan No. 265 to add a carwash as a permitted use with approval of a Plot Plan
within Planning Area 3 of Specific Plan No. 265. Plot Plan No. 200033 is a proposal to construct on
approximately 2.24 net acIes a 5,215 sq. ft. automated drive-thru car wash with 18 vacuum parking stalls,
a 2,535 sq. ft. drive-thru restaurant with indoor dining, and a 729-sq. ft. drive-thru restaurant with outdoor
dining only. Total shared parking proposed for this development is 53 parking spaces, including the 18
vacuum stalls, three (3) ADA parking spaces, four (4) EV parking spaces, and loading spaces for the
restaurants. The project also includes landscaping, trash enclosures, and stormwater retention chambers
throughout the development - APN: 963-070-018 - District 3. [Applicant Fees '100%]

The attached item(s) require the following action(s) by the Board of Supervisors:
tr Plaoe On Administrative ACtiOn A Set fOr Hearing (L€sisralve acnon R6q!i,6d cz cpA,sp.spA)

lLabels provided lf Set For Hearing tr Publish in Newspaper:
Xto oay Zzooay ! so oay (3rd Dist) Press Enterprise

A Mitigated Negative Declaration

X to oay E zo oay E eo oay
X Notify Property Owners (app/asences/properry oM€, rabors p.ovid6d)

Designate Newspaper used by Planning Department for Notice of Hearing:

Riverside Oftice . 4080 Lemon Street, 'l2th Floor
P.O. Box 1409, Riverside, California 92502-1409

(951 ) 955-3200 . Fax (951) 955-181 1

Desert Office . 77-588 Duna Court, Suite H

Palm Desert, Calilornia 92211
(760) 863-8277 . Fax (760)863-7040

"Planning Our FutuQ... PrcseNing Our Past"

Y:\Planning Case Files-Riverside oflice\PPT200033\PC-BOS Hearings\BOS\Form 11 Coversheet tw.docx

?

TO: Clerk of the Board of Supervisors

FROM: Planning Department - Riverside - Tim Wheeler, Project Planner 5-6060 (BOS date 4.30.24)

SUBJECT: Soecific Plan No.



02106/2023

PROPERTY OWNERS CERTIFICATION FORM
sp00265s03 I c22000034 / PPT200033

APN 963-070-018

Tim Wheeler , certify that on
(Print Name)

the attached property owners list
(Date)

was prepared by County of Riversid e / GIS Plannins
(Print Company or lndividual's Name)

DistanceBuffered: 1200'

Pursuant to application requirements fumished by the Riverside County Planning Department;

Said list is a complete and true compilation of the owners of the subject property and all other

property owners within 600 feet of the property involved, or if that area yields less than 25

different owners, all property owners within a notification area expanded to yield a minimum of

25 different owners, to a maximum notifrcation area of 2,400 feet fiom the project boundaries,

based upon the latest equalized assessment rolls. If the project is a subdivision with identified

off-site access/improvements, said list includes a complete and true compilation ofthe names and

mailing addresses of the owners of all property that is adjacent to the proposed off-site

improvement/alignment.

I further certify that the information filed is true and correct to the best of my knowledge. I

understand that inconect or incomplete information may be grounds for rejection or denial of the

application.

NAME: Tim Wheeler

TITLE/REGISTRATION PTo ect

ADDRESS: 4080 Lemon St. l2Floor_

Riverside cA 92501

TELEPHONE (8 a.m. - 5 p.m.): 9 955-6060



Riverside County GIS Mailing Labels

Legend

6D (}

1 ,505 Feet

sP00265S03 I C212000034 I PPT200033

.E
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County Boundary
Cities
Parcels
World Street Map

Notes

0 752

'IMPoRTANT' L{aps and data arclo be used for roforence purpos€s only. Map features ar6 approximate,
and ar€ not necessadly accurate to surveying or€ngineering stendards, Th€ County ofRivorside makss no
wananlyor guarantee as to the content (lhe souace is ofren third party), accuracy, tim€lin€ss, or
complet€ness ofany ofthe data provided, end assumes no legal responsibilily for iho lnfomalion conlain€d
on lhis map. Any us6 ofthis product with respecl to accuracy and precision shall be lh€ sole responsibility of

REPORT PRINTED ON... Z612024 5t29:O7 PM @Riverside County RCIT



OFFICE OF THE

CLERK OF THE BOARD OF SUPERVISORS
ht FLOOR, COUNTV ADMINISTRATIVE CENTER

p.o. Box fl47, 4080 LEMoN STREET

RtvERStDE, CA 92502-1147
pHoNE: (95r) 955-1060 FAX| (95r) 95s-ro7r

KIMBERLV A. RECTOR
Clerh of the Boord oI Supervirort

APRIL BOVDD
Auirtqnt Clerh of the Boqrd

Aprll 15, 2024

THE PRESS ENTERPRISE
ATTN: LEGALS
P.O. BOX 792
RIVERSIDE, CA 92501

PH : (951) 368-9229
E-MAIL: legals@pe.com

RE:NOTICE OF PUBLIC HEARING: spncmlc pLAN No. 26s-suBsrANrrAL
CoNFoRMANCE NO. 3, CTTANGE OF ZONE NO. 2000034, PLOT PLAN NO. 200033.

To Whom It May Concern:

Attached is a copy for publication in your newspaper for One (l) time on Saturday, Api120,2024.

We require your affidavit of publication immediately upon completion of the last publication.

Your invoice must be submitted to this office, WITH TWO CLPPINGS OF THE PUBLICATION

NOTE PLEASE COMPOSETIIIS PUBLICATION INTOA SINGI-E COLUMNFORMAT

Thank you in advance for your assistance and expertise

Sincerely,

Cindy Fernandez
Clerk of the Board Assistant to:
KIMBERLY A. RECTOR, CLERK OF THE BOARD



NOTICE OF PUBLIC IIEARING BEFORE THE BOARD OF SUPERYISORS OF RI\'ERSIDE COI,]NTY ON A
SPECIFIC PLAN, CIIANGE OF ZONE, AND PLOT PLAN, THIRD SUPERVISORIAL DISTRICT

NOTICE IS HEREBY GIVEN that a public hearing at which all interested persons will be heard, will be held before the
Board of Supewisors of fuverside Counry, California, on the 1't Floor Board Chambers, County Administrative Center,
4080 Lemon Street, Riverside, on Tuesday, Apri130,2024 at 10:00 A.M. or as soon as possible thereafter, to consider The
Planning Commission's Recommendation To Approve Specific Plan No. 265-Substantial Conformance No. 3,
Change of Zone No, 2000034, Plot Plan No. 200033. Specific Plan No. 265, Substantial Conformance No. 3 is a
proposal to incorporate changes to the Specific Plan Zoning Ordinance to add a carwash as a permitted use with approval
ofa Plot Plan within Planning Area 3 ofSpecific Plan No. 265 (Borel Airpark Center). Change of Zone No. 2000034 is a
proposal to modiff the Specific Plan Zoning Ordinance for Specific Plan No. 265 to add a carwash as a pcrmitted use with
approval of a Plot Plan within Planning Area 3 of Specific Plan No. 265. Plot Plan No. 200033 is a proposal to construct
on approximately 2.24 net acres a 5,215 sq. ft. automatcd drive-thru car wash with 18 vacuum parking stalls, a 2,535 sq.
ft. drive-thru rcstaurant with indoor dining, and a 729-sq. ft. drive-thru restaurant with outdoor dining only. Total shared
parking proposed for this development is 53 parking spaces, including the 18 vacuum stalls, three (3) ADA parking spaces,
four (4) EV parking spaces, and loading spaces for the rcstaurants. The projcct also includes landscaping, trash enclosures,
and stormwater retention chambers throughout the development APN: 963-070-018. This proposed project is located
Nonh of Auld Road and the French Valley Airport, east ofTemeku Court, west ofl-eon Road, and south ofBenton Road
in the Third Supcrvisorial Distrio.

The Riverside County Planning Department recommends that the Board of Supervisors ADOPT a Mitigated Negative
Declaration for Environmental Assessment No. 200113 (CEQ200ll3), APPROYE Specific Plan No. 265 Substantial
Conformance No. 3, APPROYE Change of Zone No. 2000034, and APPROVE Plot Plan No. 200033.

On March 20, 2024, the Planning Commission recommended approval ofthe project as stated to the Board ofSupervisors
on a vote of 5-0. The Planning Department meeting documents for the proposed project may be viewed online under the
Planning Commission hearing date on the Public Hearing page of the Planning Department website:
httos:/ /olanning.rctlma.orglPublic-Hearings.

FOR FURTHER INFORMATION REGARDING THIS PROJECT, PLEASE CONTACT TIM WHEELER,
coN'r'RACl' PLANNER, AT (951)955-6060 OR EMAIL ]'WHEELER'ARIVCO.ORG.

Any pcrson wishing to testiry in support ofor in opposition to thc projcct may do so in writing between the date of this
notice and the public hearing or may appear and be heard at the time and place noted above, Al1 written comments
reccived prior to thc public hearing will bc submittcd to thc Board of Supcwisors and the Board of Supervisors will
consider such commcnts, in addition to any oral tcstimony, bcfore making a decision on the projcct.

Ifyou challenge the above item in court, you may be limited to raising only those issues you or someone else raised at the
public hearing described in this notice, or in written correspondence to the Planning Department or Board of Supervisors
at, or prior to, the public hearing. Be advised that as a result of the public hearing and the consideration of all public
comment, written and oral, the Board of Supervisors may amend, in whole or in part, the prolect and/ or the related
environmental document. Accordingly, the designations, development standards, design or improvements, or any
properties or lands within the boundaries ofthe projcct, may be changed in a way other than specifically proposed.

Please scnd all written correspondcncc to: Clerk of thc Board, 4080 Lemon Strcct, lst Floor, Post Offrce Box 1147,
Riverside, CA 92502-1147 or email cob@.trivco.org

Datcd: April 15, 2024 Kimbcrly A. Rector, Clerk of the Board
By: Cindy Fernandez, Clerk ofthe Board Assistant

Altemative formats available upon request to individuals with disabilities. If you require rcasonable accommodation,
please contact Clerk ofthe Board at (951) 955-1069.



CERTIFICATE OF POSTING
(Original copy, duly executed, must be attached to

the original document at the time of filing)

I, Cindy Femandez, Clerk of the Board Assistant to Kimberly A. Rector, Clerk of the Board of

Supervisors, for the County of Riverside, do hereby cerdry that I am not a parfy to the within action or

proceeding; that on April 15.2024, I forwarded to Riverside County Clerk & Recorder's Office a copy of

the following document:

NOTICE OF PUBLIC HEARING
SP265-SUB CONF. NO. 3, C22000034, PPT200033

to be posted in the office of the County Clerk at2724 Gateway Drive, Riverside, Caiifomia 92507.Upon

completion of posting, the Counry Clerk will provide the required certification of posting.

SIGNATURE: Cindv Fernandez DATE: Aor115.2024
Cindy Femandez

Board AgendaDate: April 30,2024 @ 10:00 a.m.



CERTIFICATE OF MAILING
(Original copy, duly executed, must be attached to

the original document at the time of filing)

I, Cindy Femandez, Clerk of the Board Assistant to Kimberly A. Rector, Clerk of the Board of

Supervisors, for the County ofRiverside, do hereby certiff that I am not a party to the within action or

proceeding; that on April 15.2024. I mailed a copy of the following document:

NOTICE OF PUBLIC HEARING
SP265-SUB CONF. NO. 3,C22000034. PPT200033

to the parties listed in the attached labe1s, by depositing said copy with postage thereon fully prepaid, in

the United States Post Office, 3890 Orange St., Riverside, Califomia, 92501.

Board Agenda Date: April 30, 2024 @ 10:00 a.m.

SIGNATURE: Cindv Fernandez DATE: Aprll 15. 2024

Cindy Fernandez



NOTICE OF PUBLIC HEARING BEFORE THE BOARD OF SUPERYISORS OF RIYERSIDE COUNTY ON
A SPECIFIC PLAN, CIIANGE OF ZONE, AND PLOT PLAN, THIRD SUPERYISORIAL DISTRICT

NOTICE IS HEREBY GIVEN that a public hearing at which all interested persons will be heard, will be held before
the Board of Supervisors of fuverside County, Califomia, on the l" Floor Board Chambers, County Administrativc
Center, 4080 Lemon Street, fuverside, on Tuesday, April 30, 2024 at 10i00 A.M. or as soon as possible thereafter, to
consider The Planning Commission's Recommendation To Approve Specific Plan No. 265-Substantial
Conformance No. 3, Chenge of Zoll.e No. 2000034, Plot Plan No. 200033. Specific Plan No. 265, Substantial
Conformance No. 3 is a proposal to incorporate changes to the Specific Plan Zoning Ordinance to add a carwash as a
permitted use with approval of a Plot Plan withrn Planning Area 3 of Specific Plan No. 265 (Borel Airpark Center).
Change ofZone No. 2000034 is a proposal to modiff the Specific Plan Zoning Ordinance for Specific Plan No. 265 to
add a carwash as a permitted use with approval ofa Plot Plan within Planning Arca 3 of Specific Plan No. 265. Plot
Plan No. 200033 is a proposal to construct on approximately 2.24 net acres a 5,215 sq. ft. automated drive-thru car
wash with 18 vacuum parking stalls, a 2,535 sq. ft. drivc-thru restaurant with indoor dining, and a729-sq. ft. drive-thru
restaurant with outdoor dining only. Total shared parking proposcd for this devclopment is 53 parking spaces,
including thc l8 vacuum stalls, thrce (3) ADA parking spaces, four (4) EV parking spaces, and loading spaces for the
restaurants. The project also includes landscaping, trash enclosures, and stormwater retention chambers throughout
the development APN: 963-070-018. This proposed project is located North of Auld Road and the Frcnch Valley
Airport, cast ofTemeku Court, west ofleon Road, and south ofBenton Road in the Third Supervisorial District.

Thc Riversidc County Planning Department re commends that the Board of Supcrvisors ADOPT a Mitigated Negative
Declaration for Environmental Assessment No. 200113 (CEQ200ll3), APPROVE Specific PIan No. 265
Substantial Conformance No. 3, APPROYE Change ofZone No. 2000034, and APPROYE Plot Plan No. 200033.

On March 20,2024, the Planning Commission recommended approval of the project as stated to the Board of
Supcrvisors on a vote of5-0. The Planning Department meeting documcnts for the proposed project may be viewed
online undcr the Planning Commission hearing date on thc Public Hcaring page of the Planning Department website :

httns: /./ulannins.rctlm a.orqlPublic-Hearin gs

FOR FURTHER INFORMATION REGARDING THIS PROJECT, PLEASE CONTACT TIM WHEELER,
CONTRACT PLANNER, AT (951)955-6060 OR EMArL TWHEELERadRTVCO ORG.

Any person wishing to testiry in support ofor in opposition to thc projcct may do so in writing berween the date ofthis
noticc and the public hearing or may appcar and bc heard at the time and placc notcd above. All written commcnts
rcccivcd prior to the public hearing will be submitted to the Board of Supcrvisors and the Board of Supervisors will
consider such comments, in addition to any oral testimony, bcforc making a decision on thc project.

Ifyou challcnge the above item in court, you may be limited to raising only thosc issucs you or someone else raised at
the public hearing dcscribed in this notice, or in writtcn corrcspondence to the Planning Department or Board of
Supervisors at, or prior to, thc public hearing. Be advised that as a rcsult of thc public hcaring and thc consideration of
all public comment, wriften and oral, the Board ofSupervisors may amend, in whole or in part, the project andlor the
rclated environmental documcnt. Accordingly, the designations, dcvclopment standards, design or improvements, or
any propertics or lands within the boundaries ofthe projcct, may be changed in a way other than speciflrcally proposed.

Alternative formats availablc upon request to individuals with disabilities. Ifyou require reasonable accommodation,
plcase contact Clerk ofthe Board at (951) 955-1069.

Please scnd all written correspondencc to: Clerk of the Board, 4080 Lcmon Strcet, lst Floor, Post Office Box I 147,
Riverside, CA 92502-1147 or email cobrOrivco.or€

Kimberly A. Rector, Clerk of the Board
By: Cindy Fernandez, Clerk ofthe Board Assistant

Dated,: Aprrl 15,2024
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NOTICE OF PIJBLIC IIEARING BBFORE ITIE BOARD OF SUPERVISORS OT RTVERSIDE COUNTY ON
A SPECIFIC PLAN, CIIANGE OF ZONE, AND PLOT PLAN, TIIIRD SUPERYISORIAL DISTRICT

NOTICE IS HEREBY GfVEN that a public hearing at which all interested persons will be heard, will be held before
the Board of Supervisors of Riverside Counry, Califomia, on the 1" Floor Board Chambers, County Administrative
Center,4080 Lemon Street, Riverside, on Tuesday, Apfll,30,2024 zt 10:00 A.M. or as soon as possible thereafter, to
consider The Planning Commission's Recommendation To Approve Specific Plan No. 265-Substantial
Conformance No. 3, Change of Zone No. 2000034, Plot Plan No. 20fi)33. Specific Plan No. 265, Substantial
Conformance No. 3 is a proposal to incorporate changes to the Specific Plan Zoning Ordinance co add a carwash as a
permitted use with approval ofa Plot Plan within Planning Area 3 ofSpecific Plan No. 265 (Borel Airpark Center).
Change ofZone No. 2000034 is a proposal to modiff the Speci-fic Plan Zoning Ordinance for Specific Plan No. 265 to
add a carwash as a permitted use with approval ofa Plot Plan within Planning Area 3 ofSpecific Plan No. 265. Plot
Plan No. 200033 is a proposal to construct on approximately 2-24 net acres a 5,215 sq. ft. automated drive-thru car
wash with l8 vacuum parking stalls, a 2,535 sq. ft. drive-thru restaurant with indoor dining, and a 729-sq. ft. drive-thru
restaurant with outdoor diring only. Total shared parking proposed for this development is 53 parking spaces,

including the 18 vacuum stalls, three (3) ADA parking spaces, four (4) EV parking spaces, and loading spaces for the
restaurants. The project also includes landscaping, trash enclosures, and stormwater retention chambers throughout
the development - APN: 963-070-018. This proposed project is located North of Auld Road and the French Valley
Airport, eastofTemeku Court, westofLeonRoad, and south ofBenton Road in the Third Supervisorial District.

The Riverside County Planning Departnent recommends that the Board of Supervisors ADOPT a Mtigated Negative
Declaration for Environmental Assessment No. 200113 (CEQ200113), APPROYE Specific PIaa No. 265
Substantial Conformance No. 3, APPROYE Change ofZone No. 2000034, and APPROYE Plot Plan No. 200033.

On March 20, 2024, the Planning Commission recommended approval of the project as stated to the Board of
Supervisors on a vote of5-0, The Planning Depar$nent meeting documents for the proposed project may be viewed
online under the Planning Commission hearing date on the Public Hearing page of the Planning Department website:
https ://planning.rctlma.org,/Public-Hearings.

FOR FIIRTHER INFORMATION REGARDING THIS PROJECT, PLEASE CONTACT TIM WHEELER,
CoNTRACT PLANNER, AT (951)955-6060 OR EMAIL TWHEELER@.zuVCO.ORG.

Any person wishing to tesd.ry in support ofor in opposition to the project may do so in writing between the date of this
notice and the public hearing or may appear and be heard at the time and place noted above. All written comments
received prior to the public hearing will be submitted to the Board of Supervisors and the Board of Supervisors will
consider such comments, in addition to any oral testimony, before making a decision on the project.

Ifyou challenge the above item in court, you may be limited to raising only those issues you or someone else raised at
the public hearing described in this notice, or in written correspondence to the Planning Department or Board of
Supervisors at, or prior to, the public hearing. Be advised that as a result ofthe public hearing and the consideration of
all public comment, written and oral, the Board ofSupervisors may amend, in whole or h part, the project andlor the
related envtonmental document. Accordingly, the designations, development standards, design or improvements, or
any properties or lands within the boundaries ofthe project, may be changed in a way other than specifically proposed.

Altemative formats available upon request to individuals with disabilities. Ifyou require reasonable accommodation,
please contact Clerk of the Board at (95I) 955-1069.

Please send all written correspondence to: Clerk of thc Board, 4080 Lemon Street, 1st Floor, Post Office Box 714'1,
Riverside, CA 9?502-1147 or email cob@riyco.org

Dated: April 15,2024 Kimberly A. Rector, Clerk of the Board
By: Cindy Femandez, Clerk ofthe Board Assistant

F I LED / POSTED
County of R.lv€rside
Peter Aldana
Assessor-County C lerk-Recordcr
E-29240o425
04115/2024 02:25 Pr Fee: $ 0.00
Page 1of I

BY
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963440001

REGENCY CENTERS

PO BOX 2539
SAN ANTONIO TX 78299

963440003
REGENCY CENTERS

PO BOX 2539
SAN ANTONIO TX 78299

963440006

VINTNERS DISTRIBUTORS INC

41805 ALBRAE ST 2ND FL
FREMONI CA 94538

s63440008

OEL TACO INC

705 N CRESCENT DR

BEVERLY HILLS CA 90210

s63450031

SCOTT MURRIETA SERVICE STATION
139 RADIO RD

coRoNA cA 92879

963450032
SCOTT MURRIETA SERVICE STATION

139 RADIO RD

coRoNA cA 92879

963440002
REGENCY CENTERS
PO BOX 2539
SAN ANTONIO TX 78299

963440004
REGENCY CENTERS
PO BOX 2539
SAN ANTONIO TX 78299

96344000s
REGENCY CENTERS

PO BOX 2533
SAN ANTONIO TX 78299

963440007
REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440009
REGENCY CENTERS
PO BOX 2539
SAN ANTONIO TX 78299

963440010

REGENCY CENTERS
PO BOX 2539
SAN ANTONIO TX 78299

963440011

REGENCY CENTERS
PO BOX 2539
SAN ANTONIO TX 78299

963450059
SCOIT.I\,,I U RR IETA SERVICE STATION
PO 80X 1958

coRoNA cA 92878



963450060

SCOTT.MURRIETA SERVICE STATION
PO BOX 1 958
coRoNA cA 92878

963473001

AVENA COMMUNIIY ASSN

1250 CORONA POTNT CT STE 404
coRoNA cA 92879

963480020
BRIAN CARL JANISCH
31011 CALLE CERCAL
WINCHESTER CA 925S6

963480022
GIAHUY LE DO

36487 CALLE LISBON
WINCHESTER CA 92596

963480023
ANNETTE REPAREJO

36475 CALLE LISBON
WINCHESTER CA 92596

963480028
AVENA COMMUNITY ASSN

1250 CORONA POINT CT STE 404
coRoNA cA 92879

963490003
7 SUMMIT PROPERTIES 1

1600 E FLORIDAAVE # ,l10

HEt\4ET CA 92544

s63490004
W DEV PARTNERS OF TEMECULA

PO BOX 77564
SAN FRANCISCO CA 94107

963490007
W DEV PARTNERS OF TEMECULA

PO BOX 77564
SAN FRANCISCO CA 94107

963490008
W DEV PARTNERS OF TEMECULA

PO BOX 77564
SAN FRANCISCO CA 94107

963490009
W DEV PARTNERS OF TEMECULA
PO BOX 77564
SAN FRANCISCO CA 94107

s63490010
BENTON ROAD VENTURES LLC

3745 TEMESCAL CANYON RD

coRoNA cA e2883

96349001'l
W DEV PARTNERS OF TEMECULA
PO BOX 77564
SAN FRANCISCO CA 94107

963490012
W DEV PARTNERS OF TEMECULA

PO 80X 77564
SAN FRANCISCO CA 94107



963480021

LAUREN K. HERRERA

36499 CALLE LISBON
WINCHESTER CA 92596

9634S0001

HARVARD PMD 22

15081 PEPPER LN

SARATOGA CA 95070

963490002
W DEV PARTNERS OF IEI\4ECULA

PO BOX 77564
sAN FRANCISCO CA S4107

s63490005
W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490006
W DEV PARINERS OF TET.4ECULA

PO BOX 77564
SAN FRANCISCO CA 94107

963490013
W DEV PARTNERS OF TEI\4ECULA

PO BOX 77564

sAN FRANCTSCO CA 94107

9634900'!4
EENTON ROAD VENTURES LLC

3745 TEI\4ESCAL CANYON RD

coRoNA cA s2883

963010002
NIHAL J. ELOURA

31401 CAI\,,I CAPISTRANO NO 1

SAN JUAN CAPO CA 92675

963010001

NIHAL J. ELOURA
31401 CAM CAPISTRANO NO 1

SAN JUAN CAPO CA 92675

963010003
NIHAL J, ELQURA

31401 CAM CAPISTRANO NO 1

SAN JUAN CAPO CA 92675

963060052
FRENCH VALLEY TOWNE CENTER
P O BOX 1175

SAN JUAN CAPO CA 92693

963060073
LEE JUNG OCK & CHUNG JA LEE LIVING TRUST

5131 DUTCHER AVE
tRVtNE CA 92604

963060075
LEE JUNG OCK & CHUNG JA LEE LIVING TRUST

5131 DUTCHER AVE
IRVINE CA 92604

963070013
REISUNG ENTERPRISES INC

S675 LA JOLLA FARMS RD

LA JOLLA CA 92037



963070014
PRIVATE HOLDINGS

18421 COLLIER AVE UNIT B

LAKE ELSINORE CA 92530

963070017
30s90 cocHlsE
16027 BROOKHURST ST STE I341

FOUNTAIN VALLEY CA 92708

963060072
HAVADJIA HOLDINGS INC

38OO ORANGE ST NO 250
RIVERSIDE CA 92501

963060083
DMSD CAJUN PROP

41760 tVY ST STE 201

I\,lURRIETA CA 92562

963070023
S&S PROP ACOUISITION

1714,I6TH ST
SANTA MONICA CA SO4O4

9630700s2
DMSD

41760 tVY ST

MURRIETA CA 92562

s63070054

41391 KALMIA ST STE 2OO

I\,,IURRIETA CA 92562

963060084
Dl\,4SD PROP

41760 tVY ST STE 201

I\4URRIETA CA 92562

s63060086
PHELAN SERVICE STATION

P O BOX 1958

coRoNA cA 92878

963070012
REISUNG ENTERPRISES INC

9675 LA JOLLA FARMS RD

LA JOLLA CA 92037

963070018
CW BENTON 22

4740 GREEN RIVER RD STE 317
CORONA CA 92878

963070020
GHD PROPERTIES

36580 PENFIELD LN

WINCHESTER CA S2596

963070019
GINO LOUIS BATTISTA

36560 PENFIELD LN

WINCHESTER CA 92596

963060074
HAVADJIA HOLDINGS INC

38OO ORANGE ST NO 250
RIVERSIOE CA 92501



s63070021

HELP HOSPITALIZED VETERANS

36585 PENFIELD RD
WINCHESTER CA 92596

963070022
COUNTY OF RIVERSIDE

3410 lOTH STREET, STE 4OO

RIVERSIDE CA S2501

963070030
COUNTY OF RIVERSIDE
4O8O LEI\4ON ST FL 14TH

RIVERSIDE CA 92501

s6307003s

COUNTY OF RIVERSIDE

4O8O LEMON ST FL 14TH

RIVERSIDE CA 92501

963070055

41391 KALMIA ST STE 2OO

I\,IURRIETA CA 92562

963070063
TETON HOLDINGS

31301 KESTREL WAY
WINCHESTER CA 92596

963070024
SABA FAMILY TRUST DATEO 07I24I2O1A

212 AVENIDA BARCELONA
SAN CLEMENTE CA 92672
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NOTICE OF PUBLIC HEARING BEFORE THE BOARD OF SUPERVISORS OF
RIVERSIDE COUNTY ON A SPECIFIC PLAN, CHANGE OF ZONE, AND PLOT
PLAN, THIRD SUPERVISORIAL DISTRICT NOTICE IS HEREBY GIVEN that a
public hearing at which all interested persons will be heard, will be held before the
Board of Supervisors of Riverside County, California, on the Lst Floor Board
Chambers, County Administrative Center,4080 Lemon Street, Riverside, on Tuesday,
April 30, 2024 at 10:00 A.M. or as soon as possible thereafter, to consider The
Planning commission's Recommendation To Approve Specific Plan No. 265-
Substantial Conformance No. 3, Change of Zone No. 2000034, Plot Plan No. 200033.
Specilic Plan No. 265, Substantial Conformance No.3 is a proposal to incorporate
changes to the Specific Plan Zoning Ordinance to add a caMash as a permitted use
with approval of a Plot Plan within Planning Area 3 of Specific Plan No. 265 (Borel
Airpark Center). Change of Zone No. 2000034 is a proposal to modity the Specific
Plan Zoning Ordinance tor Specific Plan No. 265 to add a carwash as a permitted use
with approval of a Plot Plan within Planning Area 3 of Specific Plan No. 265. Plot Plan
No. 200033 is a proposal to construct on approximately 2.24 net acres a 5,215 sq. ft.
automated drive-thru car wash with 18 vacuum parking stalls, a 2,535 sq. tt. drive-thru
restaurant with indoor dining, and a 729-sq. tt. drive-thru restaurant with outdoor
dining only. Total shared parking proposed for this development is 53 parking spaces,
including the 18 vacuum stalls, three (3) ADA parking spaces, tour (4) EV parking
spaces, and loading spaces for the restaurants. The project also includes
landscaping, trash enclosures, and stormwater retention chambers throughout the

SP265-SUB CONF. NO. 3, C22000O34. PPT200033 - Pase 1 of 2



THE PRESS-ENTERPRISE

NOTICE OF PUSLIC H EARING
BEFORE THE SOARD OF
SUPERVISORS OF RIVERSI OE
COUNTY ON A SPECIFIC PLAN,
CHANGE OF ZOXE, ANO PLOT
PLAN, THIRD SU PERVISOR IAL
DISTRICT

NOTIC E IS HEREBY GIVENlhql o rrubllc heorlng ol whlcholl lnteresled persoirs wtttbe heord, wlll De held beforelhe Boord ol Supervlsors of
Rlverslde counly, cottfornta, on
the lsl Floor Boord Clrombers,
counly Admlntslroltve centet
4080 Lenron Street, R lverslde,on Tuesdcry, Aprll 30, 202!ot l0:00 A.M. or oS soon osposslble lhereofler, to conslderThe Plonnlng Commlsslon's
Recomrnendollon To ApDrove
SDeclf lc Plon No. 265-SufJstorlllol
Conform<rlce No. 3, Chonge of
Zone No. 2000034/ Plol Plon No.
200033. Speclflc Plon No- 265,
Subsl(ntt(lt confortnonce No. I ls
Q proDosol lo lncorDorote chon<reslo ltre spectttc Pton zonlng
Ordlnonce to odci Cl corwosll os
Q Detrnllte(l use wlllr ol)provol
of o Plol Plon wlthln Pl(nntns
Areo 3 of St)ectttc Pton No. 265
( Borel alrpork Cenler). Chqnge
of zone No. 200003d ls o proposcrl
1o rro(llfy the Speclflc Plon
Zonlng Ordlncrnce for Speclflc
Pl(n No.265 to odd o corwosh os
o Dermliled use wlllr oDDrovol of
o Plol Plon wllhln Plonr'rlng Are(l
3 of SDeclIlc Plon No. 265. Plot
Plcrn No.200033 ls o prol)osol io
construcl on opDroxlmolely 2.2,1
nel (cres e 5.215 sq. tl. oulomoied
drlve-lhru cor wosh wltlr l8
vocuurn porklng stolls, o 2,535
sq. ft. drlve.lhru restour(nt wltn
lndoor dlnlng, ond o 729-sq. fl.
drlve-lhru resl(luronl wlth ouldoor
dlnlns onty. Totot shorect porklng
proposed for lhls clevelop,rent
ls 53 porklng spoces, lncludlng
the t8 vocuulll sl(|tts, lhree (3)
ADA porklng sDoces. four (4)
EV porklng spoces, (tnd loodlng
spoces lor lhe reslour(rnls. The
prolecl olso lncl udes lor'tdscoplng,
lrosh enclosures, ond slornrwoler
retenllon chorrlbers lhroughouttl)e develooment - APNi 963-
070-018. Thls proDosecl t)rolect ls
loc(ted North of Auld Rood (lnd
the French Vottey Atrpori, eqst
of Terreku court, wesl ol Leon
Rood, oDal sor.rth ol Belrton Qood lrl
the Tntrd supervtsortot Dtstrtct.

The Rlverslcie coLrnly Plonnlng
Depqrllllent recoml1rends lhol
the Bocrrd of supervlsors AooPTo Millcoled NeqoliYe Oeclorollonior Enitronmenldl assessmehl No.
200I I3 (CEO200I3), APPROVE
Spe(ili( Plon l{o. 265 Srrbilonllol
conlormonce No. 3, AP PROVE
Chonqe ot Zone No. 2000034 ond
APPFOVE Plol Plon No- 200033.

xEttPYolltt ll)ES oN Illli PRtst,l

The Press-Enterprise
3512 14 Sreet

Riverside. California 92501
364-9229

on Morch 20,2024, the PlonnlngComnrlsslon recoftlulended
Qpprovol ol lhe prolecl os st(lled10 the Eoord of supervlsors
orl Q vote ol 5-0. The Pi(nnlng
Deporlment nreellng docullrenls
Ior tlre proposecl prolect rnoy be
vlewe(l onll e under llre Pl(rnnlng
c omnllsslon heorlnq dole orl
ltle Pubttc Heortng poge of the
Pl(lnnln9 Depqrtmenl webslle:
hltps ://p lon n I n g. rct I ra(. or9l

County of Riverside - Clerk of the Board
PO Box 1147
Riverside, California 92502

I am a citizen ol the United States. I am over the age of
eighteen years and not party to or interested in the above-
entitled matter. I am an authorized representative of THE
PRESS-ENIERPRISE, a newspaper of general circulation,
printed and published daily in the County of Riverside, and
which newspaper has been adjudicated a newspaper of
general circulation by the Superior Court of the County of
Riverside, State of Calitornia, under date of April 25, 1952,
Case Number 54446, undet date ol March 29, 1957, Case
Number 65673, under date of Auqust 25. 1995, Case Number
267864, and under date of September 16, 2013, Case Number
RIC 1309013; that the notice, of which the annexed is a
printed copy, has been published in said newspaper in
accordance with the instructions of the person(s) requesting
publication, and not in any supplement thereof on the following
dates, to witl

I certify (or declare) under the penalty of perjury that the
foregoing is true and correct,

Signature

Cl.^,t--.tr"e.%

Publication: The Press-Enterprise

PROOF OF PUBLICATION OF

Ad Desc: 0011"662459

FtLE NO.0011652459

PROOF OF PUBLICATION

0412012024

Date; April 20,2024.
At: Riverside. Calilornia

SP265-SUB CONF. NO. 3, CZ2OOOO34, PPT200033 - Page 1 of 2



Publlc,HeorlngS.

FOR FURTHER INFORMATION
REGARDING TH I5 P ROJ ECI
PLEASE CONIACT TIM
WHEELER, CONT RACT
PLAN N E R, AT (951)955-6060 OR
EMAIL TWHEELER,a,RIVCO.
ORG,

Any Derson wlshlng lo'fesllfy
ln support of or ln opposlllon lo
tlre prolect moy do so ln wrlflng
between the doie of lhls nollce crnd
the publlc heorlng or rroy oppeor(nd be heor( (lt lhe tlme ond
Dloce noted (bove. All wrltlen
cor]rrTlents recelved orlor lo lhe
DUbllC heorlng wlll be submltled
to the Boord o, supervlsors ond
lhe Boorcl of Supervlsors wlll
conslcler Such comtnenls, lnqddlllon lo ony orol lestlmony,
before meklns o declslon on lhe
prolecl.

lf you chcllenge the (bove ltenr
ln courl, you moy be llmlleci lo
r0lslno onlv those lssues vou or
sonreone else rolse(l art ihe publlc
heorlns descrlbed In lhls nollce,
or ln wrltten corTesDonclence
to tlie Plonnlng DeDortment or
80(lrd of suDervlsors o'1, or prlor
lo, the publlc he(lrlns, Be odvlsed
thcrt os o result oI tlle publlc
heorlns ond the conslderotlon of(ll publlc conrrnenl, wrltten ond
orcl, the Boord of suDervtsors
In(ty a,riend, ln wllole or li port,
the prolect ond/or lhe rel(lied
envlronmenlol docunrent.
Accorcllngl, the deslgnollons,
Opvelopnrent st(In(loros, desl!,n or
lmDrovemel]ts, or orly properlles
or londs wlllrln lhe bouDdorles
of ihe prolecl, moy be chqnged
ln o woy olher inon sDeclflcolly

Allernflllve lorrrrols .,v.rlloblp
ut)on request to lndlvlduols
wlth cllsobllltles. lf vou reoulre
reosonolrle occomrnodollon,
Dleose conkrci C lerk of lhe Aoord
ot (951) 955 1069.

Pleose send oll wrltlerl
correspor'r(ence fo: c lerk of
lhe Boord, ,to8o Lemon slreet,
lsl Floot Posl Offlce Box 1147,
Rlversl(te, ca 92502 ll47or ernott
cobGrrlvco-o19

Date(l: Aprll 15, 2024
Klrnherly a. Reclor, clerk of tlre

BY:
ClndY FernCur(lez, Clerk ot llre
Eoord Asslslclnl

The Press-Enterprl9e
Pubttshed: 420/24
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REPORT OF ACTIONS 
RIVERSIDE COUNTY PLANNING COMMISSION – March 20, 2024 

COUNTY ADMINISTRATIVE CENTER 
1st Floor, Board Chambers, 4080 Lemon Street, Riverside, CA 92501 

 
1st District 

Shade Awad 
2nd District 

Marissa Gruytch 
 

3rd District 
Olivia Balderrama 

 

4th District 
Bill Sanchez 

Chair 

5th District 
Romelio Ruiz 
Vice- Chair 

 
CALL TO ORDER:  9:00 a.m. 
 
ROLL CALL:   Members Present: Gruytch, Awad, Ruiz, Balderrama, Sanchez 

Members Absent:  

1.0 CONSENT CALENDAR: 
 

2.0 GENERAL PLAN AMENDMENT INITIATION PROCEEDINGS: 
 NONE 

 
 

3.0 PUBLIC HEARINGS – CONTINUED ITEMS: 
3.1 SPECIFIC PLAN NO. 265-SUBSTANTIAL CONFORMANCE 

NO. 3, CHANGE OF ZONE NO. 2000034, PLOT PLAN NO. 
200033 – Intent to Adopt a Mitigated Negative Declaration 
– Applicant: Scott Yorkison – Engineer: Cross Engineering 
Services, c/o Joseph Cross – Third Supervisorial District – 
Rancho California Zoning Area – Highway 79 Policy Area – 
Southwest Area Plan – Community Development: – Light 
Industrial (CD: LI) – Location: North of Auld Road and the 
French Valley Airport, east of Temeku Court, west of Leon 
Road, and south of Benton Road – 2.24 Net Acres – Specific 
Plan-Borel Airpark Center #265, Planning Area No. 3 (SP265-
PA3, M-SC zone) – REQUEST: Specific Plan No. 265, 
Substantial Conformance No. 3 is a proposal to incorporate 
changes to the Specific Plan Zoning Ordinance to add a 
carwash as a permitted use with approval of a Plot Plan within 
Planning Area 3 of Specific Plan No. 265 (Borel Airpark Center). 
Change of Zone No. 2000034 is a proposal to modify the 
Specific Plan Zoning Ordinance for Specific Plan No. 265 to add 
a carwash as a permitted use with approval of a Plot Plan within 
Planning Area 3 of Specific Plan No. 265. Plot Plan No. 200033 
is a proposal to construct on approximately 2.24 net acres a 
5,215 sq. ft. automated drive-thru car wash with 18 vacuum 
parking stalls, a 2,535 sq. ft. drive-thru restaurant with indoor 
dining, and a 729-sq. ft. drive-thru restaurant with outdoor 
dining only. Total shared parking proposed for this development 
is 53 parking spaces, including the 18 vacuum stalls, three (3) 
ADA parking spaces, four (4) EV parking spaces, and loading 
spaces for the restaurants. The project also includes 
landscaping, trash enclosures, and stormwater retention 
chambers throughout the development – APN: 963-070-018 – 
Project Planner: Tim Wheeler at (951) 955-6060 or email at 
twheeler@rivco.org. 

 
 

Planning Commission Action: 
Public Hearing: Closed  
 
By a vote of 5-0, the Planning Commission 
recommend the Board of Supervisors take the 
following actions: 
 
ADOPT A Mitigated Negative Declaration for 
Environmental Assessment No. 200113; and,  
 
APPROVE Specific Plan No. 265 Substantial 
Conformance No. 3, subject to the Advisory 
Notification Document; and,  
 
APPROVE Change of Zone No. 2000034 subject to 
the Advisory Notification Document; and,   
 
 APPROVE Plot Plan No. 200033, subject to the 
Advisory Notification Document and Conditions of 
Approval.  

 
 
 
 
 

 NONE 
 

 

mailto:twheeler@rivco.org


MEETING DATE: 

Wednesday, March 20, 2024 
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Agenda Item No. 

3.1 

          (ID # 24501) 

 

SUBJECT: SPECIFIC PLAN NO. 265-SUBSTANTIAL CONFORMANCE NO. 3,  CHANGE OF 

ZONE NO. 2000034, PLOT PLAN NO. 200033, – Intent to Adopt a Mitigated Negative 

Declaration – Applicant: Scott Yorkison – Engineer: Cross Engineering Services, c/o Joseph 

Cross – Third Supervisorial District – Rancho California Zoning Area – Highway 79 Policy Area 

– Southwest Area Plan –  Community Development: – Light Industrial (CD: LI) – Location: North 

of Auld Road and the French Valley Airport, east of Temeku Court, west of Leon Road, and 

south of Benton Road – 2.24 Net Acres – Specific Plan-Borel Airpark Center #265, Planning 

Area No. 3 (SP265-PA3, M-SC zone) – REQUEST: Specific Plan No. 265, Substantial 

Conformance No. 3 is a proposal to incorporate changes to the Specific Plan Zoning Ordinance 

to add a carwash as a permitted use with approval of a Plot Plan within Planning Area 3 of 

Specific Plan No. 265 (Borel Airpark Center). Change of Zone No. 2000034 is a proposal to 

modify the Specific Plan Zoning Ordinance for Specific Plan No. 265 to add a carwash as a 

permitted use with approval of a Plot Plan within Planning Area 3 of Specific Plan No. 265. Plot 

Plan No. 200033 is a proposal to construct on approximately 2.24 net acres a 5,215 sq. ft. 

automated drive-thru car wash with 18 vacuum parking stalls, a 2,535 sq. ft. drive-thru 

restaurant with indoor dining, and a 729-sq. ft. drive-thru restaurant with outdoor dining only. 

Total shared parking proposed for this development is 53 parking spaces, including the 18 

vacuum stalls, three (3) ADA parking spaces, four (4) EV parking spaces, and loading spaces 

for the restaurants. The project also includes landscaping, trash enclosures, and stormwater 

retention chambers throughout the development – APN: 963-070-018 – Project Planner: Tim 

Wheeler at (951) 955-6060 or email at twheeler@rivco.org. Item Continued from March 6, 2024. 

 

 

 

 

PROPOSED PROJECT 

Case Number(s): SP00265S03.CZ2000034.PPT200033  

Environmental Type: Mitigated Negative Declaration  

Area Plan No. Southwest  

Zoning Area/District: Rancho California Area  

Supervisorial District: Third District  

Project Planner: Tim Wheeler  

Project APN(s): 963-070-018  

Continued From: 3/6/2024  

PROJECT DESCRIPTION AND LOCATION 
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Specific Plan No. 265, Substantial Conformance No. 3 is a proposal to incorporate the below 

changes to the Specific Plan Zoning Ordinance to add a carwash as a permitted use with 

approval of a Plot Plan within Planning Area 3 of Specific Plan No. 265 (Borel Airpark Center). 

Change of Zone No. 2000034 is a proposal to modify the Specific Plan Zoning Ordinance for 

Specific Plan No. 265 to add a carwash as a permitted use with approval of a Plot Plan within 

Planning Area 3 of Specific Plan No. 265. 

Plot Plan No. 200033 is a proposal to construct and operate on approximately 2.24 acres a 

5,215 sqft automated drive-thru car wash with 18 vacuum parking stalls, a 2,535 sqft drive-thru 

restaurant with indoor dining, and a 729-sqft drive-thru restaurant with outdoor dining only. Total 

shared parking proposed for this development is 53 parking spaces, including the 18 vacuum 

stalls, 3 ADA parking spaces, 4 EV parking spaces, and 2 loading spaces for the restaurants. 

The project also includes landscaping, trash enclosures, and stormwater retention chambers 

throughout the development. 

The above is hereinafter referred to as “the project or Project”. 

The Project site is within the Highway 79 Policy Area and is located south of Benton Road, west 

of Penfield Lane, north of Auld Road (and the French Valley Airport), and east of Temeku Court.  

 

STAFF RECOMMENDATIONS: 

 

THAT THE PLANNING COMMISSION RECOMMENDS THAT THE BOARD OF 

SUPERVISORS TAKE THE FOLLOWING ACTIONS: 

 

ADOPT a MITIGATED NEGATIVE DECLARATION for ENVIRONMENTAL ASSESSMENT 

NO. 200113 (CEQ200113), based on the findings and conclusions provided in the initial study, 

attached hereto, and the conclusion that the project will not have a significant effect on the 

environment; and, 

 

APPROVE SPECIFIC PLAN NO. 265 SUBSTANTIAL CONFORMANCE NO. 3, which seeks to 

add the use of a ‘carwash’ to Planning Area 3 of SP265 (Borel Airpark Center); and, subject to 

the attached Advisory Notification Document and based upon the findings and conclusions 

provided in this staff report; and,  

 

APPROVE CHANGE OF ZONE NO. 2000034 to amend the Specific Plan’s Zoning Ordinance 

to modify the ordinance to add the use of a ‘carwash’ to Planning Area 3 of SP265 (Borel 

Airpark Center); and, subject to the attached Advisory Notification Document and based upon 

PROJECT RECOMMENDATION 
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the findings and conclusions provided in this staff report, subject to final adoption of the Change 

of Zone ordinance by the Board of Supervisors; and 

 

APPROVE PLOT PLAN NO. 200033, subject to the attached Advisory Notification Document, 

Conditions of Approval, final approval of Change of Zone No. 2000034, and based upon the 

findings and conclusions provided in this staff report and pending final adopting of the Change 

of Zone ordinance by the Board of Supervisors. 

 

Land Use and Zoning: 

Specific Plan: 265, Borel Airpark Center 

Specific Plan Land Use: Light Industrial-Planning Area 3 (PA 3)  
  

Existing General Plan Foundation Component: Community Development 

Proposed General Plan Foundation Component: N/A 

Existing General Plan Land Use Designation:  Community Development: Light Industrial (CD: LI) 

Proposed General Plan Land Use Designation:  N/A 

Policy / Overlay Area: Highway 79 Policy Area  

Surrounding General Plan Land Uses  

North: 
Community Development: Commercial Retail (CD: 

CR) 

East: Community Development: Business Park (CD: BP) 

South: Community Development: Light Industrial (CD: LI)  

West: Community Development: Business Park (CD: BP) 
  

Existing Zoning Classification: 
Specific Plan (SP) (SP No. 265-PA 3 (based on 

Manufacturing-Service Commercial zone (M-SC)  

Proposed Zoning Classification: N/A 

Surrounding Zoning Classifications  

North: Scenic Highway Commercial (C-P-S)  

East: Rural Residential (R-R) 

South: Specific Plan (SP) (SP No. 265, PA 3)  

West: Industrial Park (I-P)  
  

Existing Use: Vacant Land 

PROJECT DATA 
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Surrounding Uses  

North: Existing Commercial Shopping Center 

South: Existing Industrial Building  

East: Residential Dwelling & Structures 

West: Vacant Land 

 

Project Details: 

Item Value Min./Max. Development Standard 

Project Site (Acres): 2.19 Net acres 10,000 sqft. min. 

Proposed Building Area (SQFT): 8,479 sqft total buildings N/A 

Floor Area Ratio: 0.08 FAR 0.20 – 0.60 FAR 

Building Height (FT): 28 ft high (Glide Carwash) 

24 ft high (Arby’s) 

21 ft high (Weinerschnitzel) 

40 ft structure / 50 ft building 

   

Parking: 

Type of Use 
Building 

Area (in SF) 
Parking Ratio 

Spaces 

Required 

Spaces 

Provided 

Carwash facility 

(Glide Carwash) 
5,215 sqft 1 space/3 employees  2 

4 ( +18 vacuum 

parking stalls)  

Drive thru restaurant 

(Arby’s) 
2,535 sqft 

1 space/45 sq. ft. of serving area (600 

sqft. Serving area)  
13 16 

Drive thru restaurant 

(Weinerschnitzel) 
729 sqft 

1 space/45 sq. ft. of serving area (729 

sqft. Serving area)  
16 16 

TOTAL: 8,479 sqft 

*Total shared parking area with 3 

ADA and 4 EV parking spaces. (2 

loading spaces also provided)  

32 53 

 

Located Within: 

City’s Sphere of Influence: Yes – City of Temecula  

Community Service Area (“CSA”): No  

Special Flood Hazard Zone: No  

Agricultural Preserve:  No  
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Liquefaction Area: Yes – Low 

Subsidence Area:  Yes – Susceptible  

Fault Zone: No  

Fire Zone: No  

Mount Palomar Observatory Lighting Zone:   Yes – Zone B  

WRCMSHCP Criteria Cell: Yes (see HANS220010)  

CVMSHCP Conservation Boundary: No  

Stephens Kangaroo Rat (“SKR”) Fee Area:  Yes – Inside SKR Fee Area  

Airport Influence Area (“AIA”): Yes – French Valley Airport Zone B1 and C  

 

 

 

 

PROJECT LOCATION MAP 

Project Site 
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Background:  

 

The project site is located at the southwest corner of Benton Road and Penfield Lane in the 

unincorporated community of French Valley, Riverside County. The site is bound by Benton 

Road and commercial uses to the north, Penfield Lane and residential uses to the east, 

commercial uses to the south, and a mix of vacant property and commercial and light industrial 

uses to the west. The project site is administered in accordance with the Borel Airpark Center 

Specific Plan and is also within Zone B1 of the Riverside County Airport Land Use Compatibility 

Plan (French Valley Airport). 

 

The proposed drive-thru car wash operation would include a dual entry way into a single 130-

foot wash tunnel that would only operate during the hours of 9 am to 7 pm. The two proposed 

drive-thru restaurants would each include a drive-thru lane with menu boards and speakers. 

These drive-thru restaurants are assumed to operate during the hours of 10 am to 10 pm with a 

possibility of extended hours per the restaurant operators. The proposed project is expected to 

generate approximately 24 employees assuming two 8-hour shifts per day for each business. 

On-site circulation and parking improvements would also include vehicle staging areas for car 

wash detailing services, interior drive aisles, and a total of approximately 53 vehicle parking 

spaces; including 18 vacuum parking stalls and 35 parking spaces for that would be shared. 

 

The project would dedicate and improve Benton Road along the project frontage in accordance 

with the County’s General Plan Circulation Plan and Ordinance No. 461. Additionally, the project 

would include construction of curb, gutter, sidewalk, street trees, and streetlights along the 

northern frontage of the site along Benton Road and the western frontage of the site along 

Penfield Lane. Additionally, proposed driveways would be designed and constructed in 

accordance with County Standard No. 207A and reviewed for approval by the Riverside County 

Transportation Department. The on-site drive aisle would serve as an emergency fire lane to 

ensure adequate access for first responders to an emergency and would be constructed to 

adequate widths for public safety. 

 

Construction would occur in phases. Each individual phase of project development would 

include the following construction activities: site preparation, grading, building construction, 

architectural coating (painting), and paving and surface improvement. The tentative project 

construction schedule would have a duration of approximately nine months. 

 

Substantial Conformance to the Specific Plan (SP265 Amendment No.3) 

 

PROJECT BACKGROUND AND ANALYSIS 
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The project site is located within Planning Area 3 of the Borel Airpark Center Specific Plan (SP 

265), which is designated Light Industrial. Specific Plan No. 265 was approved by the Board of 

Supervisors in November 1994 (Resolution No. 94-240). There have been three modifications 

approved associated with SP 265, one Amendments, and two Substantial Conformance. 

Amendment one of SP00265 was initiated in (September 22, 2015) to revise allow for 

residential and recreational uses in the southeasterly portions of the SP. Substantial 

Conformance No. 1 was approved in April 2010 for expanding uses within PA 11 for 

laboratories, film, dental, medical, research and testing uses and PA 21 for offices (business, 

law, medical, dental, chiropractic, architectural, engineering, community planning, and real 

estate) and health clubs and exercise centers. Substantial Conformance No. 2 was approved in 

June 2010 for removing a condition of approval/requirement (10 Planning 15) pertaining to a 

development project being submitted 15 years after the original SP was approved. 

 

Substantial Conformance No. 3, the proposed project, includes a text amendment to Section V 

(Specific Plan Zoning Ordinance) of the Borel Airpark Center Specific Plan, specifically to 

Section 2c (1) to allow car wash facilities within Planning Area 3 (Light Industrial) of the Borel 

Airpark Center Specific Plan under a substantial conformance determination pursuant to Section 

2.11(B) of Ordinance No. 348. Restaurants and other eating establishments are already 

permitted within Planning Area 3 (Light Industrial). No other changes are proposed to the 

General Plan or Specific Plan land use designation or zoning. The proposed project would 

comply with all applicable development standards set forth in the Borel Airpark Center Specific 

Plan and be consistent with the County’s General Plan for the development of light industrial 

uses. As detailed throughout the Initial Study, all impacts to the environment resulting from the 

proposed project are subject to applicable mitigation and local, State and/or federal regulations.  

 

Specific Plan and General Plan Consistency 

 

The project site is located within Planning Area 3 of the Borel Airpark Center Specific Plan, 

which is designated Light Industrial, which the General Plan also reflects as Light Industrial. The 

proposed project would comply with all applicable development standards set forth in the Borel 

Airpark Center Specific Plan and would also be consistent with the County’s General Plan for 

the development of light industrial uses. The proposed project efficiently utilizes the property for 

development of buildings, parking, landscaping, water quality, and other features for a well-

designed commercial development that results in the proposed 0.08 FAR. The project would 

occur in the Planning Area 3 for SP265. The proposed project is consistent with the County’s 

General Plan by providing jobs and services near a growing area of new commercial 

developments within the Southwest Area Plan. The project is located within the Highway 79 

Policy Area, which focuses on limitation of residential density and units within the designated 

area. As a non-residential use, the provisions of this policy area would not be applicable and the 

project is consistent with this policy area. Although the Project includes a proposal to modify the 
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permitted uses within Planning Area 3 of the Specific Plan, the proposed additional use of a car 

wash is compatible with the other permitted uses of the Planning Area and overall with the 

intended uses within the Light Industrial land use designation of the General Plan and Specific 

Plan. 

 

Ordinance No. 348 Consistency 

 

The existing zone classification for the project site is Specific Plan No. 265, Planning Area 3 

(SP265 – PA 3). the Specific Plan zoning ordinance for Planning Area 3 references 

Manufacturing Service Commercial (M-SC) zone for permitted uses and development 

standards, with certain noted modifications for permitted uses. The M-SC Zone allows for a 

number of commercial uses, including but not limited to, restaurants, various retail uses, and 

gas stations, however a car wash use is not currently permitted by the zoning. For this reason, 

the Specific Plan Substantial Conformance and Change of Zone were submitted to include the 

car wash use as a permitted use with approval of a Plot Plan within PA 3. The car wash use 

would be consistent with the intended uses of PA 3 for SP 265 for commercial uses. 

 

Specific Plan No. 265, Substantial Conformance No. 3 (SP265 - Borel Airpark Center), Change 

of Zone No. 2000034 and Plot Plan No. 200033 were submitted to the County of Riverside on 

December 31, 2020. 

 

 

An Initial Study (IS) and a Mitigated Negative Declaration (MND) have been prepared for this 

project in accordance with the California Environmental Quality Act (CEQA). Based on the 

findings incorporated in Environmental Assessment No. 200113 (CEQ200113) the project will 

not have a significant effect on the environment with incorporation of mitigation measures 

addressed in the Initial Study. The IS and MND represent the independent judgement of 

Riverside County. The documents were circulated for public review per the California 

Environmental Quality Act Statue and Guidelines Section 15105. All documents supporting the 

CEQA determination are located on the Planning Department website or at the County of 

Riverside Planning Department, 4080 Lemon Street, 12th Floor, Riverside, CA 92501.  

 

In order for the County to approve the proposed project, the following findings are 

required to be made: 

 

Land Use Findings: 

 

ENVIRONMENTAL REVIEW /  ENVIRONMENTAL FINDINGS 

FINDINGS AND CONCLUSIONS 
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1. The project site has a General Plan Land Use Designation of Community Development: Light 

Industrial (CD: LI) and is located within Specific Plan No. 265 (Borel Air Park). As described in 

the General Plan “The Light Industrial land use designation allows for the development of 

commercial retail uses at a neighborhood, community and regional level, as well as for 

professional office and tourist-oriented commercial uses.” The proposed project would provide 

commercial uses including two drive-thru restaurants and a drive-thru carwash. The Floor Area 

Ratio (FAR) for the proposed project is 0.08 FAR. Understanding this is under the 

recommended range of 0.20 – 0.60 FAR for CD: LI, the Land Use Element of the County’s 

General Plan (policy LU 29.10), states the FAR is intended for planning purposes only. The 

Planning Director or their designee shall have the discretion to authorize the use of a FAR that 

is less intense in order to encourage good project design and efficient site utilization. The 

proposed project efficiently utilizes the property for development of buildings, parking, 

landscaping, water quality, and other features for a well-designed commercial development that 

results in the proposed 0.08 FAR. With these factors, the proposed project is consistent with the 

County’s General Plan by providing jobs and services near a growing area of new housing 

developments within the Southwest Area Plan. Similarly, the project is consistent with the land 

use designation Light Industrial from the Specific Plan and with all applicable policies of the 

Specific Plan. Although the Project includes a proposal to modify the permitted uses within 

Planning Area 3 of the Specific Plan, the proposed additional use of a car wash is compatible 

with the other permitted uses of the Planning Area and overall with the intended uses within the 

Light Industrial land use designation of the General Plan and Specific Plan. Therefore, the 

proposed project and substantial conformance is consistent with the General Plan. 

 

2. The project site has a Zoning Classification of Specific Plan (SP 265, PA 3) which is based on 

the Manufacturing Service Commercial (M-SC) zone. The proposed project is an approximately 

2.47-acre gross portion of PA3 providing an automated car wash and two drive thru restaurants 

is consistent with Ordinance No. 348 (Land Use) and is allowed within the M-SC Zoning 

Classification, subject to Plot Plan approval. The use of a car wash is specifically allowed in the 

M-SC zone but that the SP eliminated that use; the Specific Plan substantial conformance is just 

adding it. The allowance of fast-food restaurants with drive- thrus and a car wash, is allowed 

subject to approval of a Plot Plan. Furthermore, the project’s substantial conformance is 

modifying PA3 to permit a car wash use, but not changing the intensity of what was approved 

under the Specific Plan. Through the included Specific Plan Substantial Conformance and 

Change of Zone, the Project is consistent with the intended uses of SP265 PA3 for commercial 

uses. 

 

3. The proposed uses, two (2) fast-food restaurants with drive-thru lanes and one (1) drive-thru 

automatic car wash, are consistent with Ordinance No. 348 (Land Use) and is allowed within the 

Specific Plan 265, Planning Area No. 3 Zoning Classification, subject to approval of a Plot Plan 

and the approval of the concurrent Specific Plan Substantial Conformance and Change of Zone. 
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Specific Plan Substantial Conformance Findings: 

 

The following findings shall be made prior to making a recommendation to grant a Specific Plan 

Substantial Conformance, pursuant to the provisions of the Riverside County Zoning Ordinance 

348 (Land Use): 

 

1. The project as modified meets the intent and purpose of the adopted specific plan. The 

project only requires a text amendment to Section V (Specific Plan Zoning Ordinance) of the 

Borel Airpark Center Specific Plan, specifically to Sectio©(c)(1) to allow car8acilitiesilites within 

Planning Area 3 which would be compatible with the other uses on the site and the surrounding 

uses on other parcels. The intent and purpose of the overall Specific Plan would not be modified 

with the inclusion of car wash as a permitted use. 

 

2. The project as modified is consistent with the findings and conclusions contained in the 

resolution adopting the specific plan. The addition of a car wash use within Planning Area 3 of 

the Specific Plan is not a substantial change to the permitted uses within the Planning Area or 

the overall Specific Plan. Therefore, the Specific Plan as proposed to be modified would be 

consistent with the findings and conclusions of the resolution adopting the Specific Plan. 

 

3. The project as modified includes a modification or deletion of a condition which will not 

substantially or adversely affect the underlying purpose for which the condition was initially 

required. The proposed Specific Plan Substantial Conformance would not modify any controlling 

conditions of approval of the Specific Plan, simply updating the conditions of approval project 

description related condition to reflect the scope of this proposal. Therefore, the Specific Plan 

Substantial Conformance would not modify any conditions of approval that would substantially 

or adversely affect the underlying purpose of any condition of approval initially required. 

 

4. The project as modified includes a proposal to construct the project out of phase but that all 

infrastructure and public facilities required for the intervening phases are provided. The Specific 

Plan Substantial Conformance would not modify any phasing or infrastructure improvements as 

required by the Specific Plan. 

 

5. The project as modified includes changes to the approved land uses in a phase but those 

changes do not increase the land use density or intensity in any phase or planning area beyond 

that allowed by the specific plan. The modification to Borel Airpark Center Specific Plan 

Planning Area 3 via the Specific Plan Substantial Conformance would modify the permitted uses 

within the subject Planning Area, but would maintain the land use designation of Light Industrial. 

The change to the permitted uses would not alter the permitted land use intensity within the 

Planning Area in comparison to other currently permitted uses in the Planning Area. 
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6. The project as modified includes a modification of the project design which improves 

circulation, protects topographic features, minimizes grading, improves drainage or improves 

infrastructure. The proposed Specific Plan Substantial Conformance would not modify any 

project design which either improves or worsens the circulation, protection of topographic 

features, grading, drainage or infrastructure. 

 

Change of Zone Findings: 

 

The following findings shall be made prior to making a recommendation to grant a Change of 

Zone, pursuant to the provisions of the Riverside County Zoning Ordinance 348 (Land Use): 

 

Change of Zone No. 200034 is a proposal to change the project amend the text within Specific 

Plan 265 to allow a car wash and this change of Zone is subject to the following findings: 

 

1. The requested change of zone is consistent with the General Plan and Specific Plan. A 

car wash is similar and compatible with the other permitted uses in Planning Area 3 of 

Specific Plan 265, as well as an allowed use within the M-SC zone that the Specific Plan 

Zoning Ordinance was modeled, and overall with the intended uses and purpose of the 

Specific Plan and the land use designation of Light Industrial of the Specific Plan and 

General Plan as previously described in the Land Use Findings.  

 

Plot Plan Findings: 

 

The following findings shall be made prior to making a recommendation to grant a Plot Plan, 

pursuant to the provisions of the Riverside County Ordinance 348 (Land Use): 

 

1. The proposed use conforms to all the requirements of the General Plan and with all 

applicable requirements of State law and the ordinances of Riverside County. The site is subject 

to the Riverside County General Plan; Riverside County Ordinance Nos. 348 (Land Use 

Planning and Zoning Regulations) and 461 (County Road Standards and County Standard 

Specifications); California Quality Environmental Quality Act (CEQA); District 3 Design 

Standards; and the Multiple Species Habitat Conservation Plan (MSHCP). General Plan 

conformance analysis is provided in the staff report under Land Use Findings: General Plan 

Amendment. The Project’s density, open space areas, height limitations, yard setbacks, trash 

areas, parking etc. were reviewed in conformance with Ordinance 348, Section 11.4 M-SC 

Development Standards and were found to be in conformance, as detailed in the Land Use 

Findings. The Riverside County Transportation Department reviewed the project for 

conformance with Ordinance 461, related to ROW dedications, street widths, sidewalk curve 

and gutter and other related standards. The project was found to be in compliance. A Mitigated 
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Negative Declaration was prepared, reviewed, and deemed adequate in compliance with the 

State CEQA Guidelines for the whole project, including the residential portion of the project – 

resulting in an addendum to that prior MND for this limited action. Landscape design 

requirements and conceptual signage are in conformance with District 3, Design Guidelines. 

Therefore, the Project is designed, conditioned, and conforms to the requirements of the 

General Plan and all applicable requirements of State law and other Riverside County 

Ordinances. 

 

2. The overall development of the land shall be designed for the protection of the public health, 

safety and general welfare. The design of the project has been reviewed by all applicable 

Riverside County Departments and agencies, including but not limited to: Riverside County 

Transportation, Environmental Health, Fire, Grading, Environmental Programs, Landscaping, 

Archeology, and Geology. The review and regulations adopted and applied in the Conditions of 

Approval ensure that the project would not have an adverse effect on the public’s health, safety, 

and general welfare. These departments have included conditions of approval that the project 

will be required to meet for prior to issuance of grading permits, prior to issuance of building 

permits, and prior to final of building permits. In addition, the applicant has received an Advisory 

Notification Document that includes applicable ordinances and regulations that the County has 

adopted that the project is also required to adhere to in addition to the conditions of approval. 

Therefore, the project design, conditions of approval, and permitting will ensure that the project 

will protect the public’s health, safety, and general welfare.  

 

3. The proposed use conforms to the logical development of the land and to be compatible with 

the present and future logical development of the surrounding property. Project review consists 

of, among other things, a robust review of the Project’s ultimate design and operations to ensure 

the protection of public health, safety, and general welfare. The Project was routed to Riverside 

County Environmental Health whose purview is to ensure that the adequate and safe provision 

of potable water and sewage is provided to the site, as well as the space allocation, and service 

provided for adequate disposal of solid waste. The Riverside County Fire Department (Fire) 

evaluated the Project’s overall site design based on the Fire Technical Policies Document and 

Standards (i.e., summaries of County and State Codes), including emergency access, water 

availability for fire suppression and other interior fire safety requirements (fire sprinklers, carbon 

monoxide detectors etc.). The Riverside County Transportation Department evaluated the 

project based on, Ordinance 461, to ensure proper sight distance at driveways, adequate slope, 

and curvature of internal streets as well as the Right of Way (ROW) dedication for sidewalk, 

curb and gutter necessary for project access by vehicles and pedestrians. The Riverside County 

Flood Department reviewed the site’s potential for flooding in accordance with Ordinance 458 

(Regulating Special Flood Hazard Areas and Implementing the National Flood Insurance 

Program) as well as overall drainage of the site, and water basin requirements. The Plot Plan is 

consistent with the permitted uses and land use designation of the General Plan and Specific 
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Plan as an indicator of consistency and compatibility with planned land use for this site and the 

surrounding area. Additionally, the MND includes sufficient mitigation to reduce all impacts to a 

less than significant level. 

 

4. That plan for the proposed use shall consider the location and need for dedication and 

improvement of necessary streets and sidewalks, including the avoidance of traffic congestion; 

and shall take into account topographical and drainage conditions, including the need for 

dedication and improvements of necessary structures as a part thereof. The project is on a 

corner lot that fronts both Benton Road and Penfield Road which either have been or is required 

to be improved to meet the County’s requirements through the Project design and conditions of 

approval. The Project has been designed to accommodate, treat, and outlet the existing 

drainage pattern on the Project site. 

 

5. All use permits which permit the construction of more than one structure on a single legally 

divided parcel shall, in addition to all other requirements, be subject to a condition which 

prohibits the sale of any existing or subsequently constructed structures on the parcel until the 

parcel is divided and a final map recorded in accordance with Ordinance No. 460 in such a 

manner that each building is located on a separate legally divided parcel. The Plot Plan 

proposes to construct three building on a vacant lot. The project site consists of a single lot that 

that would not be subdivided into multiple parcels (15 Planning – Subdivision Prior to Building 

Sale). 

 

Development Standards Findings: 

 

The proposed Project is consistent with Ordinance No. 348 development standards within 

Planning Area 3 of Specific Plan 265 (based on the Manufacturing-Service Commercial (M-SC)) 

zone as detailed below. 

 

1. Lot Size. The minimum lot size shall be 10,000 square feet with a minimum average width of 

75 feet, except that a lot size not less than 7,000 square feet and an average width of not less 

than 65 feet may be permitted when sewers are available and will be utilized for the 

development. The Project is compliant with this provision. The project site consists of one 2.47-

acre parcel.  

 

2. Setbacks. 

 

a. Where the front, side, or rear yard adjoins a lot zoned R-R, R-1, R-A, R-2, R-3, R-4, R-6, R-T, 

R-T-R, or W-2-M, the minimum setback shall be 25 feet from the property line. The proposed 

project does not abut any properties zoned R, R-1, R-A, R-2, R-3, R-4, R-6, R-T, R-T-R, or W-2-

M. 
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b. Where the front, side, or rear yard adjoins a lot with zoning classification other than those 

specified in paragraph (1) above, there is no minimum setback. The Project adjoins a lot with 

zoning classification other than those specified and is compliant with this provision. 

 

c. Where the front, side, or rear yard adjoins a street, the minimum setback shall be 25 feet from 

the property line. The front property line of the project site abuts Benton Road and the building 

are setback is approximately 60 feet and side property line abuts Penfield Road and the setback 

is 26 feet which are compliant with this provision. 

 

d. Within the exception of those portions of the setback area for which landscaping is required 

by Subsection E. below, the setback area may only be used for driveways, automobile parking, 

or landscaping. A setback area which adjoins a street separating it from a lot with a zoning 

classification other than those zones specified in paragraph (1) above, may also be used for 

loading docks. The setback areas will be used for driveways, automobile parking, or 

landscaping, therefore the project is compliant with this provision. 

 

3. Height Requirements. The height of structures, including buildings, shall not exceed 40 feet at 

the yard setback line. The Project is compliant with this provision as it proposes a car wash with 

a maximum building height of 28 feet and two drive thru restaurants with a maximum height of 

24 feet and 21 feet and 10 inches, respectively. 

 

4. Masonry Wall. Prior to occupancy of any industrial use permitted in this article, a six-foot-high 

solid masonry wall or combination landscaped earthen berm and masonry wall shall be 

constructed on each property line that adjoins any parcel specifically zoned for residential use, 

unless otherwise approved by the hearing officer or body. The proposed use is not defined as 

an industrial use, so this standard is not applicable. 

 

5. Landscaping. 

 

a. A minimum of ten percent of the site proposed for development shall be landscaped and 

irrigated. The proposed project meets or exceeds the landscape requirements at over 18% of 

landscaping to be provided. 

 

b. A minimum ten-foot strip adjacent to street right-of-way lines shall be appropriately 

landscaped and maintained, except for designated pedestrian and vehicular access ways. Said 

landscaped strip shall not include landscaping located within the street right-of-way. The 

proposed project provides a minimum 10-foot strip of landscaping along the frontages of Benton 

Road and Penfield lane, therefore is consistent with this standard. 
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c. A minimum 20-foot strip adjacent to lots zoned R-R, R-1, R-A, R-2, R-3, R-4, R-6, R-T, R-T-

R, or W-2-M, or separated by a street from a lot with said zoning, shall be landscaped and 

maintained, unless a tree screen or other buffer treatment is approved by the hearing officer or 

body. However, in no case shall said landscaping be less than ten feet wide excluding curbing. 

The proposed project does not abut any properties zoned R-R, R-1, R-A, R-2, R-3, R-4, R-6, R-

T, R-T-R, or W-2-M. 

 

6. Parking Areas. Parking areas shall be provided as required by Section 18.12. of this 

ordinance. Standard vehicle parking areas are located along the front and side of the and will be 

enhanced with ornamental landscaping. The proposed project meets or exceeds the parking 

requirements per Section 18.12. The parking standard for a car wash is 18 spaces. The parking 

standard for drive thru restaurant is 6 queuing spaces prior to the menu board. In total the 

project site is providing 53 total parking spaces exceeding the amount of 32 parking spaces 

needed. Therefore, the Project meets this development standard. 

 

7. Trash Collection Areas. Trash collection areas shall be screened by landscaping or 

architectural features in such a manner as not to be visible from a public street or from any 

adjacent residential area. The trash enclosures will incorporate colors and materials that will 

completement the new buildings and screen the trash collection area from public view. 

 

8. Outside Storage and Service Areas. Outside storage and service areas shall be screened by 

structures or landscaping. The Project does not propose any outdoor storage. 

 

9. Utilities. Utilities shall be installed underground except electrical lines rated at 33kV or 

greater. The Project is conditioned to install electrical lines rated at 33kV or greater underground 

unless determined by the utility company (SCE). 

10. Mechanical Equipment. Mechanical equipment used in the manufacturing process shall be 

required to be enclosed in a building, and roof-mounted accessory equipment may be required 

to be screened from view. The Project is designed and conditioned to provide complete 

screening of roof mounted mechanical equipment from ground view. The building design with 

parapet is anticipated to provide the necessary screening. If roof mounted equipment exceeds 

the parapet height, it may be necessary to screen the equipment immediately around the 

equipment to not require an increase in the height to the parapet. 

 

11. Lighting. All lighting fixtures, including spotlights, 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. The Project is conditioned to comply with Ordinance No. 915 which similarly 

requires direction of lighting downward and away from adjoining properties or road-right-of-way. 
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Other Findings: 

 

1. The project site is located within the Western Riverside County Multiple Species Habitat 

Conservation Plan (MSHCP) and within Cell Group Number 5778. A Habitat Acquisition and 

Negotiation Strategy (HANS) application was applied for (HAN220010). HAN220010 was 

concluded on January 16, 2024, with EPD. Accordingly, this Project fulfills the Conservation 

Area requirements of the MSHCP and is consistent with the MSHCP. 

 

2. The project site is located within the City of Temecula Sphere of Influence. This project was 

provided to City of Temecula for review and comment along with notice of the public hearing. No 

comments were received either in favor or opposition of the project at the time of writing of this 

staff report. 

 

3. The project site is located within the French Valley Airport Influence Area (AIA) boundary and 

is therefore subject to the Airport Land Use Commission (ALUC) review. The project site is 

administered in accordance with the Borel Airpark Center Specific Plan and is also within Zone 

B1 and C of the Riverside County Airport Land Use Compatibility Plan (French Valley Airport). 

This project was submitted to ALUC for review. On August 11, 2022, the project was presented 

to the Riverside County Airport Land Use Commission (ALUC) because the project is within the 

airport influence area of the French Valley Airport. Mitigation measures and conditions will be 

implemented, to ensure the proposed project would not exceed obstruction standards and 

would not be a hazard to air navigation (15 Planning – ALUC). 

 

4. In compliance with Assembly Bill 52 (AB 52), notices regarding this project were mailed to all 

requesting tribes on March 4, 2021. No response was received from Ramona Band of Cahuilla, 

Morongo Band of Mission Indians, Santa Rosa, Colorado River Indian Tribes, or the Cahuilla 

Band. The Pala Band of Mission Indians declined consultation and the Agua Caliente Band of 

Cahuilla Indians deferred to closer tribes. Consultation was requested by Temecula Band of 

Luiseño Indians (Pechanga), Soboba Band of Luiseño Indians and Rincon Band of Luiseño 

Indians. The Rincon Band responded in an email dated March 10, 2021, requesting 

consultation. The cultural report and conditions of approval were sent to the tribe on July 14, 

2021. The Rincon Band representative agreed with the conditions and concluded consultation 

via email on July 15, 2021. Consultation was requested by the Soboba Band in an email letter 

dated March 22, 2021. The cultural report and the conditions of approval were provided to the 

tribe on July 14, 2021. The Soboba Band representative agreed with the conditions of approval 

and concluded consultation via email on July 17, 2021. The Pechanga Band requested to 

consult in an email letter dated March 19, 2021. The project exhibits were sent to the tribe on 

March 22, 2021. A meeting was held on March 29, 2021, in which this project was discussed. 

The Pechanga Band representative provided information that the project was within the Adobe 

Springs village complex. 
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No specific impacts or physical resources were identified by the Pechanga Band. On July 14, 

2021, the cultural report and conditions of approval were provided to the Pechanga Band. A 

follow-up email was sent to the tribe on August 04, 2021, asking if the Pechanga Band had any 

further comments or concerns. No response was received, and consultation was concluded via 

email letter on August 26, 2021. 

 

All of the consulting tribes expressed concerns that the project has the potential for as yet 

unidentified subsurface tribal cultural resources. Mitigation measures and conditions will be 

implemented to reduce impacts to any previously unidentified tribal cultural resources to less 

than significant (15 Planning, 60 Planning, 70 Planning – Cultural). 

 

5. The project site is located within Zone B of the Mount Palomar Observatory Lighting Zone 

boundary, as identified by Ordinance No. 655 (Mt. Palomar). The project is required to comply 

with all lighting standards specified within Ordinance No. 655, pursuant to (Mt. Palomar). 

 

6. The project site is located within the Fee Assessment Area of the Stephen’s Kangaroo Rat 

Habitat Conservation Plan (SKRHCP). Per County Ordinance No. 663 and the SKRHCP, all 

applicants who submit for development permits, including maps, within the boundaries of the 

Fee Assessment Area who cannot satisfy mitigation requirements through on-site mitigation, as 

determined through the environmental review process, shall pay a Mitigation Fee of $500.00 per 

gross acre of the parcels proposed for development. Payment of the SKRHCP Mitigation Fee 

for this Project, instead of onsite mitigation, will not jeopardize the implementation of the 

SKRHCP as all core reserves required for permanent Stephen’s Kangaroo Rat habitat have 

been acquired and no new land or habitat is required to be conserved under the SKRHCP. 

 

Fire Findings: 

 

1. The project site is not located within a Fire Hazard Zone and is not located within a Cal Fire 

State Responsibility Area (SRA). The project has been reviewed by the Riverside County Fire 

Department and is subject to conditions of approval and an advisory notification document to 

ensure health, safety, or general welfare of the community. 

 

Conclusion: 

 

1. For the reasons discussed above, as well as the information provided in the Initial Study, the 

proposed project conforms to all the requirements of the General Plan and with all applicable 

requirements of State law and the ordinances of Riverside County. Moreover, the proposed 

project would not be detrimental to the health, safety or general welfare of the community. 

 

PUBLIC HEARING NOTIFICATION AND COMMUNITY OUTREACH 
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This project was advertised in the Press Enterprise Newspaper. Additionally, public hearing 

notices were mailed to property owners within 600 feet of the project site. As of the writing of 

this report, Planning Staff has not received written communication/phone indicating 

support/opposition to the proposed project. 
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MITIGATED NEGATIVE DECLARATION 
 

Project/Case Number:  SP00265S03 / CZ200034 / PPT200033   
 
Based on the Initial Study, it has been determined that the proposed project, subject to the proposed 
mitigation measures, will not have a significant effect upon the environment. 
 
PROJECT DESCRIPTION, LOCATION, AND MITIGATION MEASURES REQUIRED TO AVOID 
POTENTIALLY SIGNIFICANT EFFECTS. (see Environmental Assessment and Conditions of Approval) 
 
COMPLETED/REVIEWED BY: 
 
By:  Tim Wheeler  Title:  Project Planner  Date:  2.19.24  
 
Applicant/Project Sponsor:  Scott Yorkison, Salim Development   Date Submitted:  12.31.20  
 
ADOPTED BY:  Board of Supervisors 
 
Person Verifying Adoption:  Tim Wheeler  Date:      4.30.24  
 
 
The Mitigated Negative Declaration may be examined, along with documents referenced in the initial study, 
if any, at: 
 
Riverside County Planning Department 4080 Lemon Street, 12th Floor, Riverside, CA 92501 
 
For additional information, please contact Tim Wheeler at 951-955-6060. 
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COUNTY OF RIVERSIDE 
ENVIRONMENTAL ASSESSMENT FORM: INITIAL STUDY 

 
Environmental Assessment (CEQ / EA) Number: CEQ200113 
Project Case Type (s) and Number(s): Change of Zone (CZ2000034), Third Substantial Conformance 
to Specific Plan No. 00265S03 (SP00265S03), and Plot Plan (PPT200033) 
Lead Agency Name: County of Riverside Planning Department 
Address: 4080 Lemon Street 12th Floor, Riverside, CA 92501 
Contact Person:  Tim Wheeler, Project Planner  
Telephone Number: (951) 955-6060 / twheeler@rivco.org  
Applicant’s Name: Scott Yorkison, Salim Development 
Applicant’s Address: 4740 Green River Road, Ste. 317. Corona, CA 92878 
 
I. PROJECT INFORMATION 
 
Project Description: The project includes construction and operation of a 5,215 square-foot drive-
through car wash, a 2,535 square-foot drive-through restaurant with indoor dining area, and a 730-
square-foot drive-through restaurant without indoor dining on approximately 2.24 acres. The proposed 
car wash operations would include a 130-foot wash tunnel that would only operate during daytime hours 
(9:00 a.m. and 7:00 p.m.). The two proposed fast-food restaurants would each include a drive-through 
speakerphone that is part of the menu board. The fast-food restaurants are assumed to operate during 
daytime (10:00 a.m. and 10:00 p.m.) and nighttime hours (i.e., after 10 p.m.) The proposed project is 
expected to generate approximately 24 employees assuming two 8-hour shifts per day for each 
business.1, 2 
 
Benton Road would be widened by approximately 25 feet along the project frontage and within the 
existing County right of way, the existing east leg would be restriped to provide an exclusive eastbound 
right-turn lane, and the existing traffic signal would be modified. One two-lane right-in/right-out driveway 
would be developed along Benton Road and one two-lane ingress/egress driveway would be developed 
along Penfield Lane. The project frontage along Benton Road and Penfield Lane would be improved 
with curb, gutter, sidewalk, and parkway landscaping within the respective right of ways. On-site 
circulation and parking improvements would also include vehicle staging areas for car wash detailing 
services, interior drive aisles, and a total of approximately 38 vehicle parking spaces that would be 
shared.  
 
Approximately 27,141 square feet (27.8 percent) of the project site would be landscaped, with a 
combination of accent plantings/groundcovers, hedges, and trees along the site perimeter and include 
additional trees throughout the parking area and along the internal drive aisles. The project includes a 
variety of plant materials with an emphasis on drought-tolerant species compatible with the scale of 
adjacent structures, streets, and public spaces. Design elements of the proposed project include 
landscaped setbacks and street trees along Benton Road and Penfield Lane. Underground retention 
basins would be located in the parking lot south of the proposed restaurants and also in the southwest 
corner of the site south of the proposed car wash (refer to Figure 4 and Appendix H). 

Construction would occur in phases. Each individual phase of project development would include the 
following construction activities: site preparation, grading, building construction, architectural coating 
(painting), and paving and surface improvement. The tentative project construction schedule would 

 
1  Cross Engineering Services, Inc. Written communication from Joseph Cross, P.E. to Dionisios Glentis (LSA Associates, Inc.); Request 

for Data – French Valley. December 13, 2021. (Appendix A). 
 Tommy’s Car Wash: Automated car wash = 2 employees. 
2  Employment Density Study Summary Report. Table 10A. Southern California Association of Governments. October 31, 2001. 

Wienerschnitzel Restaurant: 729 square feet ÷ (1 person per 200 square feet) = 3.645 (rounded to 4 employees).  
Arby’s Restaurant: 1,200 square feet of kitchen ÷ (1 person per 200 square feet) = 6 employees. 

mailto:twheeler@rivco.org
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have a probable start date in summer of 2024 and a planned opening in early 2025, for a construction 
duration of approximately nine months. Construction would include removal of existing on-site 
vegetation, excavation, grading, paving, construction of the commercial buildings and parking areas, 
and the installation of lighting, landscaping, and utility connections. Project construction would include 
excavation to install underground storage tanks for carwash operations and site grading to a maximum 
vertical height of approximately 12 feet below ground surface. During grading, on-site soils would be 
excavated and recompacted, and approximately 1,098 cubic yards of soil would be exported to prepare 
the site for building construction.  

Based on historic aerial photos, historic topographic maps, and Riverside County Building Department 
records, the project site has never been developed in the past and has remained vacant since at least 
1938. However, historic aerial photos indicate the site has been subject to routine discing and possible 
row crop agriculture since at least 1938.3 

 
Existing underground utilities (e.g., water, sewer, and natural gas) along the adjacent Benton Road 
and/or Penfield Lane frontages would interconnect to the proposed car wash and restaurants on the 
project site during finish grading of the site. Lightweight steel electric/telephone poles along Benton 
Road would be relocated along their existing alignment to facilitate widening of the roadway and to 
interconnect to the project facilities. The proposed car wash and restaurants would be constructed and 
operated to meet the requirements of the California Building Code (CBC), including Part 11 of the Title 
24 Building Energy Efficiency Standards (also referred to as the California Green Building Standards 
Code, or CALGreen) and would include ENERGY STAR equipment, recycled water capabilities (for the 
car wash), and on-site stormwater retention basins.  
 
The project includes a text amendment to Section V (Specific Plan Zoning Ordinance) of the Borel 
Airpark Center Specific Plan (SP00265), specifically to Section 2(c)(1)4 to allow car wash facilities within 
Planning Area 3 (Manufacturing-Service Commercial (M-SC)) of the Borel Airpark Center Specific Plan 
under a substantial conformance determination5  pursuant to Section 2.11(B) of Ordinance No. 
348.4947/50.6 Restaurants and other eating establishments are already permitted within Planning Area 
3 (Manufacturing-Service Commercial (M-SC)). 
 

A. Type of Project:   Site Specific ;     Countywide ;     Community ;     Policy . 
 

B. Total Project Area:    
 

Residential Acres:    Lots:    Units:    Projected No. of Residents:    
Commercial Acres:   2.24 Lots:  1 Sq. Ft. of Bldg. Area:   8,480 Est. No. of Employees:  24 
Industrial Acres:   Lots:    Sq. Ft. of Bldg. Area:    Est. No. of Employees:    
Other:      

 
C. Assessor’s Parcel No(s):   963-070-018 

 
Street References:   North of Auld Road, east of State Highway 79/Winchester Road, west of Penfield 
Lane, and south of Benton Road. The project site is at the southwest corner of Benton Road and 
Penfield Lane. 

 
3  Robin Environmental Management (REM). Phase I Environmental Site Assessment Report for APN 963-070-018 (Lot at the 

Southwestern Corner of Benton Road and Penfield Lane, Murrieta, CA). Page 7. September 4, 2020. (Appendix F). 
4  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
5  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan… (Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

6  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 
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FIGURE 3

Site Photographs

French Valley Commercial Project

Photo 1: Northern site boundary along Benton Street. Facing west.

Photo 2: Eastern site boundary along Penfield Lane. Facing south.
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FIGURE 3

Site Photographs

French Valley Commercial Project

Photo 3: Eastern site boundary along Penfield Lane. Facing north.

Photo 4: Southern site boundary adjacent to light industrial uses to the south.
Facing west.
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FIGURE 3

Site Photographs

French Valley Commercial Project

Photo 5: Northern site boundary along Benton Street. Facing east.

Photo 6: Western site boundary. Facing south.
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FIGURE 4
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Conceptual Site Plan
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NOT FOR CONSTRUCTION

ZONING:  M-SC (MANUFACTURING SERVICE
COMMERCIAL ZONE)
ASSESSORS PARCEL NO: 963070018 - 2.24
ACRES

MSC REQUIREMENTS
MIN LOT SIZE :  10,000 SF
MIN WIDTH: 75' AVERAGE (65' MIN)
BUILDING SETBACK: 25' FROM STREET
LANDSCAPE SETBACK: 10' FROM ROW
10% OF SITE SHALL BE LANDSCAPED
BUILDING HEIGHT: 50' MAX

TOMMYS :
18 VAC STALLS
1 EMPLOYEE STALL
1 HANDICAP STALL
DRIVE-THRU: 15 VEHICLES X 1.5 = 22.5 PEOPLE
3.5 EMPLOYEES AT ANY TIME
26 PEOPLE / 0.65 AC = 40 PEOPLE PER ACRE

WIENERSCHNITZEL:
2 EMPLOYEES AT ANY TIME
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
13 PEOPLE / 0.625 AC = 21 PEOPLE PER ACRE

ARBY'S
1 PERSON PER 15 SF DINING AREA
600 SF SERVICE AREA = 40 PEOPLE
1 PERSON PER 200 SF OF KITCHEN AREA
1200 SF OF KITCHEN:  = 6 PEOPLE
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
TOTAL ARBYS: 40+6+11=  57 PEOPLE
57 PEOPLE / 1.425 AC= 40 PEOPLE PER ACRE

TOTAL SITE: 30 +12+46 = 88 PEOPLE
NET AREA: 2.19 ACRES
GROSS AREA: 2.19+0.51 = 2.70 AC
AVG DENSITY: 108 PEOPLE / 2.70 = 40 PEOPLE
PER ACRE

ALUC REQUIREMENT FOR ZONE B1
40 PEOPLE PER ACRE ON AVERAGE
MAX ALLOWED IS 80 PEOPLE ON ANY 1 ACRE -
WHICH IS NOT EXCEEDED

UTILITY PROVIDERS:
ELECTRIC: SOUTHERN CALIFORNIA
EDISON
GAS: SOUTHERN CALIFORNIA

GAS
TELEPHONE: AT&T
WATER: EASTERN MUNICIPAL
WATER DISTRICT
SEWER: EASTERN MUNICIPAL
WATER DISTRICT

SCHOOL DISTRICT: TEMECULA VALLEY UNIFIED
SCHOOL DISTRICT

PRE-DEVELOPED CONDITIONS:   EXISTING
PROPERTY CONTAINS NO PERMANENT
STRUCTURES. PROPERTY CONSIST OF
UNDEVELOPED LAND WITH NATIVE PLANTS - NO
TREES.

DEMOLITION FOR THIS PROJECT IS VERY
MINOR,I.E. CLEAR & GRUB AND ROUGH
GRADING.

PROPOSED DEVELOPED CONDITIONS:   THE
PROPERTY WILL BE DEVELOPED INTO VARIED
COMMERCIAL USE.  THE PROJECT CONSISTS OF:

1. A SINGLE STORY FAST FOOD
RESTAURANT (WEINERSCHNITZEL) WITH
DRIVE-THRU CAPABILITIES AND OUTDOOR
SEATING AREA.  PROJECT WILL INCLUDE
TYPICAL UTILITY CONNECTIONS FOR A FOOD
SERVICE FACILITY, INCLUDING A GREASE TRAP

2. A SINGLE STORY FAST FOOD
RESTAURANT WITH DRIVE-THRU CAPABILITIES
AND OUTDOOR SEATING AREA.  PROJECT WILL
INCLUDE TYPICAL UTILITY CONNECTIONS FOR A
FOOD SERVICE FACILITY, INCLUDING A GREASE
TRAP

3. A SINGLE STORY DRIVE-THRU AUTOMATIC
CAR WASH WITH VACUUM STALLS.  PROJECT
INCLUDES TYPICAL UTILITY CONNECTIONS,
TOGETHER WITH A WATER TREATMENT AND
WATER REUSE SYSTEM.

SITE BREAKDOWN:
TOTAL SITE AREA: 
LANDSCAPE: 
BUILDING: 
HARDSCAPE: 

97,436 SF (100%)
2  SF (2 .8%)
8,144 SF (8.4%)
64,116 SF (65.8%)

SITE GRADING VOLUME: CUT = 2138 CY, FILL =
2138 CY, NET = BALANCED
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ZONING:  M-SC (MANUFACTURING SERVICE
COMMERCIAL ZONE)
ASSESSORS PARCEL NO: 963070018 - 2.24
ACRES

MSC REQUIREMENTS
MIN LOT SIZE :  10,000 SF
MIN WIDTH: 75' AVERAGE (65' MIN)
BUILDING SETBACK: 25' FROM STREET
LANDSCAPE SETBACK: 10' FROM ROW
10% OF SITE SHALL BE LANDSCAPED
BUILDING HEIGHT: 50' MAX

TOMMYS :
18 VAC STALLS
1 EMPLOYEE STALL
1 HANDICAP STALL
DRIVE-THRU: 15 VEHICLES X 1.5 = 22.5 PEOPLE
3.5 EMPLOYEES AT ANY TIME
26 PEOPLE / 0.65 AC = 40 PEOPLE PER ACRE

WIENERSCHNITZEL:
2 EMPLOYEES AT ANY TIME
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
13 PEOPLE / 0.625 AC = 21 PEOPLE PER ACRE

ARBY'S
1 PERSON PER 15 SF DINING AREA
600 SF SERVICE AREA = 40 PEOPLE
1 PERSON PER 200 SF OF KITCHEN AREA
1200 SF OF KITCHEN:  = 6 PEOPLE
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
TOTAL ARBYS: 40+6+11=  57 PEOPLE
57 PEOPLE / 1.425 AC= 40 PEOPLE PER ACRE

TOTAL SITE: 30 +12+46 = 88 PEOPLE
NET AREA: 2.19 ACRES
GROSS AREA: 2.19+0.51 = 2.70 AC
AVG DENSITY: 108 PEOPLE / 2.70 = 40 PEOPLE
PER ACRE

ALUC REQUIREMENT FOR ZONE B1
40 PEOPLE PER ACRE ON AVERAGE
MAX ALLOWED IS 80 PEOPLE ON ANY 1 ACRE -
WHICH IS NOT EXCEEDED

UTILITY PROVIDERS:
ELECTRIC: SOUTHERN CALIFORNIA
EDISON
GAS: SOUTHERN CALIFORNIA

GAS
TELEPHONE: AT&T
WATER: EASTERN MUNICIPAL
WATER DISTRICT
SEWER: EASTERN MUNICIPAL
WATER DISTRICT

SCHOOL DISTRICT: TEMECULA VALLEY UNIFIED
SCHOOL DISTRICT

PRE-DEVELOPED CONDITIONS:   EXISTING
PROPERTY CONTAINS NO PERMANENT
STRUCTURES. PROPERTY CONSIST OF
UNDEVELOPED LAND WITH NATIVE PLANTS - NO
TREES.

DEMOLITION FOR THIS PROJECT IS VERY
MINOR,I.E. CLEAR & GRUB AND ROUGH
GRADING.

PROPOSED DEVELOPED CONDITIONS:   THE
PROPERTY WILL BE DEVELOPED INTO VARIED
COMMERCIAL USE.  THE PROJECT CONSISTS OF:

1. A SINGLE STORY FAST FOOD
RESTAURANT (WEINERSCHNITZEL) WITH
DRIVE-THRU CAPABILITIES AND OUTDOOR
SEATING AREA.  PROJECT WILL INCLUDE
TYPICAL UTILITY CONNECTIONS FOR A FOOD
SERVICE FACILITY, INCLUDING A GREASE TRAP

2. A SINGLE STORY FAST FOOD
RESTAURANT WITH DRIVE-THRU CAPABILITIES
AND OUTDOOR SEATING AREA.  PROJECT WILL
INCLUDE TYPICAL UTILITY CONNECTIONS FOR A
FOOD SERVICE FACILITY, INCLUDING A GREASE
TRAP

3. A SINGLE STORY DRIVE-THRU AUTOMATIC
CAR WASH WITH VACUUM STALLS.  PROJECT
INCLUDES TYPICAL UTILITY CONNECTIONS,
TOGETHER WITH A WATER TREATMENT AND
WATER REUSE SYSTEM.

SITE BREAKDOWN:
TOTAL SITE AREA: 
LANDSCAPE: 
BUILDING: 
HARDSCAPE: 

97,436 SF (100%)
2  SF (2 .8%)
8,144 SF (8.4%)
64,116 SF (65.8%)

SITE GRADING VOLUME: CUT = 2138 CY, FILL =
2138 CY, NET = BALANCED
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ZONING:  M-SC (MANUFACTURING SERVICE
COMMERCIAL ZONE)
ASSESSORS PARCEL NO: 963070018 - 2.24
ACRES

MSC REQUIREMENTS
MIN LOT SIZE :  10,000 SF
MIN WIDTH: 75' AVERAGE (65' MIN)
BUILDING SETBACK: 25' FROM STREET
LANDSCAPE SETBACK: 10' FROM ROW
10% OF SITE SHALL BE LANDSCAPED
BUILDING HEIGHT: 50' MAX

TOMMYS :
18 VAC STALLS
1 EMPLOYEE STALL
1 HANDICAP STALL
DRIVE-THRU: 15 VEHICLES X 1.5 = 22.5 PEOPLE
3.5 EMPLOYEES AT ANY TIME
26 PEOPLE / 0.65 AC = 40 PEOPLE PER ACRE

WIENERSCHNITZEL:
2 EMPLOYEES AT ANY TIME
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
13 PEOPLE / 0.625 AC = 21 PEOPLE PER ACRE

ARBY'S
1 PERSON PER 15 SF DINING AREA
600 SF SERVICE AREA = 40 PEOPLE
1 PERSON PER 200 SF OF KITCHEN AREA
1200 SF OF KITCHEN:  = 6 PEOPLE
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
TOTAL ARBYS: 40+6+11=  57 PEOPLE
57 PEOPLE / 1.425 AC= 40 PEOPLE PER ACRE

TOTAL SITE: 30 +12+46 = 88 PEOPLE
NET AREA: 2.19 ACRES
GROSS AREA: 2.19+0.51 = 2.70 AC
AVG DENSITY: 108 PEOPLE / 2.70 = 40 PEOPLE
PER ACRE

ALUC REQUIREMENT FOR ZONE B1
40 PEOPLE PER ACRE ON AVERAGE
MAX ALLOWED IS 80 PEOPLE ON ANY 1 ACRE -
WHICH IS NOT EXCEEDED

UTILITY PROVIDERS:
ELECTRIC: SOUTHERN CALIFORNIA
EDISON
GAS: SOUTHERN CALIFORNIA

GAS
TELEPHONE: AT&T
WATER: EASTERN MUNICIPAL
WATER DISTRICT
SEWER: EASTERN MUNICIPAL
WATER DISTRICT

SCHOOL DISTRICT: TEMECULA VALLEY UNIFIED
SCHOOL DISTRICT

PRE-DEVELOPED CONDITIONS:   EXISTING
PROPERTY CONTAINS NO PERMANENT
STRUCTURES. PROPERTY CONSIST OF
UNDEVELOPED LAND WITH NATIVE PLANTS - NO
TREES.

DEMOLITION FOR THIS PROJECT IS VERY
MINOR,I.E. CLEAR & GRUB AND ROUGH
GRADING.

PROPOSED DEVELOPED CONDITIONS:   THE
PROPERTY WILL BE DEVELOPED INTO VARIED
COMMERCIAL USE.  THE PROJECT CONSISTS OF:

1. A SINGLE STORY FAST FOOD
RESTAURANT (WEINERSCHNITZEL) WITH
DRIVE-THRU CAPABILITIES AND OUTDOOR
SEATING AREA.  PROJECT WILL INCLUDE
TYPICAL UTILITY CONNECTIONS FOR A FOOD
SERVICE FACILITY, INCLUDING A GREASE TRAP

2. A SINGLE STORY FAST FOOD
RESTAURANT WITH DRIVE-THRU CAPABILITIES
AND OUTDOOR SEATING AREA.  PROJECT WILL
INCLUDE TYPICAL UTILITY CONNECTIONS FOR A
FOOD SERVICE FACILITY, INCLUDING A GREASE
TRAP

3. A SINGLE STORY DRIVE-THRU AUTOMATIC
CAR WASH WITH VACUUM STALLS.  PROJECT
INCLUDES TYPICAL UTILITY CONNECTIONS,
TOGETHER WITH A WATER TREATMENT AND
WATER REUSE SYSTEM.

SITE BREAKDOWN:
TOTAL SITE AREA: 
LANDSCAPE: 
BUILDING: 
HARDSCAPE: 

97,436 SF (100%)
2  SF (2 .8%)
8,144 SF (8.4%)
64,116 SF (65.8%)

SITE GRADING VOLUME: CUT = 2138 CY, FILL =
2138 CY, NET = BALANCED
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ASSESSORS PARCEL NO: 963070018 - 2.24
ACRES

MSC REQUIREMENTS
MIN LOT SIZE :  10,000 SF
MIN WIDTH: 75' AVERAGE (65' MIN)
BUILDING SETBACK: 25' FROM STREET
LANDSCAPE SETBACK: 10' FROM ROW
10% OF SITE SHALL BE LANDSCAPED
BUILDING HEIGHT: 50' MAX

TOMMYS :
18 VAC STALLS
1 EMPLOYEE STALL
1 HANDICAP STALL
DRIVE-THRU: 15 VEHICLES X 1.5 = 22.5 PEOPLE
3.5 EMPLOYEES AT ANY TIME
26 PEOPLE / 0.65 AC = 40 PEOPLE PER ACRE

WIENERSCHNITZEL:
2 EMPLOYEES AT ANY TIME
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
13 PEOPLE / 0.625 AC = 21 PEOPLE PER ACRE

ARBY'S
1 PERSON PER 15 SF DINING AREA
600 SF SERVICE AREA = 40 PEOPLE
1 PERSON PER 200 SF OF KITCHEN AREA
1200 SF OF KITCHEN:  = 6 PEOPLE
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
TOTAL ARBYS: 40+6+11=  57 PEOPLE
57 PEOPLE / 1.425 AC= 40 PEOPLE PER ACRE

TOTAL SITE: 30 +12+46 = 88 PEOPLE
NET AREA: 2.19 ACRES
GROSS AREA: 2.19+0.51 = 2.70 AC
AVG DENSITY: 108 PEOPLE / 2.70 = 40 PEOPLE
PER ACRE

ALUC REQUIREMENT FOR ZONE B1
40 PEOPLE PER ACRE ON AVERAGE
MAX ALLOWED IS 80 PEOPLE ON ANY 1 ACRE -
WHICH IS NOT EXCEEDED

UTILITY PROVIDERS:
ELECTRIC: SOUTHERN CALIFORNIA
EDISON
GAS: SOUTHERN CALIFORNIA

GAS
TELEPHONE: AT&T
WATER: EASTERN MUNICIPAL
WATER DISTRICT
SEWER: EASTERN MUNICIPAL
WATER DISTRICT

SCHOOL DISTRICT: TEMECULA VALLEY UNIFIED
SCHOOL DISTRICT

PRE-DEVELOPED CONDITIONS:   EXISTING
PROPERTY CONTAINS NO PERMANENT
STRUCTURES. PROPERTY CONSIST OF
UNDEVELOPED LAND WITH NATIVE PLANTS - NO
TREES.

DEMOLITION FOR THIS PROJECT IS VERY
MINOR,I.E. CLEAR & GRUB AND ROUGH
GRADING.

PROPOSED DEVELOPED CONDITIONS:   THE
PROPERTY WILL BE DEVELOPED INTO VARIED
COMMERCIAL USE.  THE PROJECT CONSISTS OF:

1. A SINGLE STORY FAST FOOD
RESTAURANT (WEINERSCHNITZEL) WITH
DRIVE-THRU CAPABILITIES AND OUTDOOR
SEATING AREA.  PROJECT WILL INCLUDE
TYPICAL UTILITY CONNECTIONS FOR A FOOD
SERVICE FACILITY, INCLUDING A GREASE TRAP

2. A SINGLE STORY FAST FOOD
RESTAURANT WITH DRIVE-THRU CAPABILITIES
AND OUTDOOR SEATING AREA.  PROJECT WILL
INCLUDE TYPICAL UTILITY CONNECTIONS FOR A
FOOD SERVICE FACILITY, INCLUDING A GREASE
TRAP

3. A SINGLE STORY DRIVE-THRU AUTOMATIC
CAR WASH WITH VACUUM STALLS.  PROJECT
INCLUDES TYPICAL UTILITY CONNECTIONS,
TOGETHER WITH A WATER TREATMENT AND
WATER REUSE SYSTEM.

SITE BREAKDOWN:
TOTAL SITE AREA: 
LANDSCAPE: 
BUILDING: 
HARDSCAPE: 

97,436 SF (100%)
2  SF (2 .8%)
8,144 SF (8.4%)
64,116 SF (65.8%)

SITE GRADING VOLUME: CUT = 2138 CY, FILL =
2138 CY, NET = BALANCED
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Section, Township & Range Description or reference/attach a Legal Description:  One 
parcel of land lying within the north east quarter of Section 6 and within Township 7 South, 
Range 2 West, of the San Bernardino Baseline and Meridian, County of Riverside, State of 
California. 
 

D. Brief description of the existing environmental setting of the project site and its 
surroundings:   The project site is located at the southwest corner of Benton Road and Penfield 
Lane in the unincorporated community of French Valley, Riverside County. The site is bound by 
Benton Road and commercial uses to the north, Penfield Lane and residential uses to the east, 
commercial uses to the south, and a mix of vacant property and commercial and light industrial 
uses to the west (Figure 2). 
 
The 2.24-acre site (Assessor’s Parcel Number [APN] 0963-070-018) is a vacant, unpaved 
property with scattered ruderal vegetation.  The site was routinely disked for weed abatement 
since at least the 1990s and was cleared of native vegetation for agricultural activities that 
occurred on the site since at least 1938 (refer to Figures 2 and 3). 
 
The project site is administered in accordance with the Borel Airpark Center Specific Plan 
(SP00265) and is also within Zone B1 of the Riverside County Airport Land Use Compatibility 
Plan (French Valley Airport). Table 2.2.A summarizes surrounding land uses, County General 
Plan land use designations, and zoning designations. 
 

E. Other Public Agency Involvement and Required Permits: 
 

The County is expected to use this IS/MND in consideration of the proposed project and associated 
actions. These actions include: 

• Change of Zone (CZ2000034) 

• Third Substantial Conformance to Specific Plan No. 00265S03 (SP00265S03) 

• Plot Plan (PPT200033) 

The following approvals from other regulatory agencies may also be required: 

• San Diego Regional Water Quality Control Board (RWQCB): Notice of Intent to comply with the 
General Construction Activity National Pollutant Discharge Elimination System (NPDES) Permit. 

• Riverside County Airport Land Use Commission: Determination of conformance with the Riverside 
County Airport Land Use Compatibility Plan (French Valley Airport). 

• Utility Providers: Connection permits. 

 
II. APPLICABLE GENERAL PLAN AND ZONING REGULATIONS 
 

A. General Plan Elements/Policies: 
 

1. Land Use: The project site is located within the unincorporated community of French Valley, 
Riverside County. The project site is administered in accordance with the Borel Airpark 
Center Specific Plan. Table 2.2.A summarizes surrounding land uses, County General Plan 
land use designations, and zoning designations. The project site is located within Planning 
Area 3 of the Borel Airpark Center Specific Plan, which is designated Manufacturing-Service 
Commercial (M-SC).   
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Table 2.2.A: On-Site and Adjacent Land Uses 

Direction Existing Land Use 
General Plan 
Designation 

Zoning 
Designation 

Specific Plan 
Designation 

Project 
Site 

Undeveloped Southwest Area Plan: 
Light Industrial 

Borel Airpark 
Center 

Specific Plan 

Manufacturing-

Service 

Commercial (M-SC)  

North Benton Road 
Commercial-Retail 

Southwest Area Plan: 
Commercial Retail 

Scenic 
Highway 

Commercial 
(C-P-S) 

-- 

East Penfield Lane and 
Single-Family 
Residential 

Southwest Area Plan: 
Business Park 

Rural 
Residential (R-

R) 

-- 

South Light Industrial Southwest Area Plan: 
Light Industrial 

Borel Airpark 
Center 

Specific Plan 

 

Manufacturing-

Service 

Commercial (M-SC) 

West Undeveloped and 
Commercial-Light 

Industrial 

Southwest Area Plan: 
Business Park 

Industrial Park 
(I-P) 

-- 

Sources:  County of Riverside. Borel Airpark Center Specific Plan No. 265 Amendment No. 1. Figure I-4 (Land 
Use Plan, SPA265, A1), Figure I-7 (General Plan Land Use Map), and Figure I-8 (Existing Zoning 
Designations). Adopted May 2014, as amended. 

 County of Riverside. Riverside County Information Technology, Map My County. 
https://gis1.countyofriverside.us/Html5Viewer/index.html?viewer=MMC_Public. (Accessed February 
16, 2022). 

 
The project includes a text amendment to Section V (Specific Plan Zoning Ordinance) of the 
Borel Airpark Center Specific Plan, specifically to Section 2(c)(1)7 to allow car wash facilities 
within Planning Area 3 (Manufacturing-Service Commercial (M-SC)) of the Borel Airpark 
Center Specific Plan under a substantial conformance determination8  pursuant to Section 
2.11(B) of Ordinance No. 348.4947/50.9 Restaurants and other eating establishments are 
already permitted within Planning Area 3 (Manufacturing-Service Commercial (M-SC)). No 
other changes are proposed to the General Plan land use designation or zoning.  
 
With the specific plan amendment, the proposed project would comply with all applicable 
development standards set forth in the Borel Airpark Center Specific Plan and also be 
consistent with the County’s General Plan for the development of light industrial and zoning 
classification of Manufacturing-Service Commercial (M-SC) uses. As detailed throughout 
this Initial Study, all impacts to the environment resulting from the proposed project are 
subject to applicable mitigation and local, State and/or federal regulations. 

 
2. Circulation:  Access to the project site would be provided via one driveway along Benton 

Road (right in/right out) and one driveway along Penfield Lane. The project would dedicate 
and widen Benton Road along the project frontage in accordance with the County’s General 
Plan Circulation Plan. Additionally, the project would include construction of curb, gutter, 
sidewalk, street trees, and streetlights along the northern frontage of the site along Benton 
Road and the western frontage of the site along Penfield Lane. Additionally, proposed 

 
7  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
8  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan. (Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

9  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 

https://gis1.countyofriverside.us/Html5Viewer/index.html?viewer=MMC_Public
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driveways would be designed and constructed in accordance with County Standard No. 
207A and reviewed for approval by the Riverside County Transportation Department. The 
on-site drive aisle would serve as an emergency fire lane to ensure adequate access for first 
responders to an emergency and would be constructed to adequate widths for public safety 
pursuant to the California Fire Code. 

 
3. Multipurpose Open Space:  The proposed project would not conflict with areas identified 

for conservation, preservation, or reservation within the Multipurpose Open Space Element. 
The proposed project site is located within the Western Riverside County Multiple Species 
Habitat Conservation Plan (MSHCP) and the Stephens’ Kangaroo Rat (SKR) Habitat 
Conservation Plan (HCP) fee boundary area and therefore would be subject to applicable 
fees for development of the site. Accordingly, the proposed project would not conflict with 
any General Plan Multipurpose Open Space policies.  

 
4. Safety:  The proposed project is not located within a mapped fault zone and is not located 

within a zone of required liquefaction investigation.  The Riverside County General Plan 
identifies the risk of liquefaction at the project site as low. In accordance with General Plan 
Policy S 3.8, a preliminary geotechnical report was prepared that provided a number of 
required recommendations, as well as the project's mandatory compliance with the 
California Building Code, to ensure on-site structures would be designed and constructed to 
withstand geotechnical hazards such as liquefaction and subsidence. 

 
The project site is not located within a 100-year floodplain and is in Zone D. Zone D areas 
are defined by FEMA as areas of minimal flood hazard, which are the areas outside of the 
Special Flood Hazard Area and higher than the elevation of the 0.2 percent annual chance 
flood. Therefore, construction of the project would not impede or redirect flood flows. project 
construction would comply with the requirements of the Construction General Permit and 
would include the preparation and implementation of a SWPPP. Additionally, the proposed 
on-site storm drain facilities and LID BMPs (underground retention basins) would be 
appropriately sized to capture the 85th storm event volumes pursuant to the San Diego 
Region MS4 Permit. Stormwater runoff that exceeds the required retention volume would be 
discharged into a natural drainage channel west of the site before flowing into Warm Springs 
Creek.10 
 
The project site is not located within a high fire hazard area. The proposed project is required 
to comply with applicable provisions of the California Building Code, California Fire Code, 
Riverside County Ordinance No. 460, Riverside County Ordinance No. 787, and Riverside 
County Fire Department Standards pertaining to human health and safety (through the 
building plan check process) to ensure the project would minimize exposure of people or 
structures to a significant risk of loss, injury, or death involving fires. Additionally, the project 
shall incorporate automatic sprinkler systems and private hydrant systems. Plans must be 
submitted to the Riverside County Fire Department/Cal Fire Riverside for review and 
approval prior to building permit issuance. 
 
The proposed project is required to comply with applicable provisions of the California 
Building Code, California Fire Code, and other regulations pertaining to human health and 
safety (through the grading and building plan check process) to ensure consistency with the 
Safety Element of the County General Plan. 

 
5. Noise: The site is located bounded by Benton Road and commercial uses to the north, 

Penfield Lane and residential uses to the east, commercial uses to the south and a mix of 

 
10  Cross Engineering Services. Final Storm Drainage Report, Tommy’s- French Valley. Pages 3 and 6. Winter, 2022. (Appendix H). 
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vacant property and commercial and light industrial uses to the west. A Noise and Vibration 
Impact Analysis, prepared by LSA, concluded the project would generate short-term noise 
from construction and long-term noise from operation of the project. However, based on the 
nature of the surrounding land uses and their proximity to the project site, the proposed 
project would not generate noise that would exceed thresholds adopted by the County. 
Therefore, the project would not conflict with any policies of the County General Plan Noise 
Element. 

 
6. Housing:  The project site is located within Planning Area 3 of the Borel Airpark Center 

Specific Plan, which is designated Manufacturing-Service Commercial (M-SC). The project 
includes a text amendment to Section V (Specific Plan Zoning Ordinance) of the Borel 
Airpark Center Specific Plan, specifically to Section 2(c)(1)11 to allow car wash facilities 
within Planning Area 3 (Manufacturing-Service Commercial (M-SC)) of the Borel Airpark 
Center Specific Plan under a substantial conformance determination12  pursuant to Section 
2.11(B) of Ordinance No. 348.4947/50.13 The project site is currently vacant and designated 
Light Industrial land use in the County’s Southwest Area Plan. Based on discussions with 
the Project Applicant14 and employment density projections by the Southern California 
Association of Governments (SCAG),15 the proposed project is expected to generate 
approximately 24 employees assuming two 8-hour shifts per day for each business. The 
County General Plan and Borel Airpark Center Specific Plan are used to control and allocate 
growth. Accordingly, development of the proposed project would serve to fulfill both an 
existing and anticipated need to provide commercial services to this area of the County. 
Additionally, generation of 24 employment positions in an area of the Southwest Area Plan 
dominated by commercial, industrial, and residential uses would help balance the jobs-to-
housing ratio in the community surrounding the project site. Since the project site is adjacent 
to improved streets and infrastructure, the project also does not include any significant 
infrastructure improvements or the significant extension of roads that could indirectly induce 
growth in the County. Therefore, the project would not conflict with any policies of the County 
General Plan Housing Element. 

 
7. Air Quality:  The proposed project includes site preparation, grading, and construction-

related activities that would emit emissions during construction. Additionally, operation of the 
project would generate emissions from use of consumer products, energy usage, emissions 
from vehicle use, and the generation/disposal of solid waste. The proposed project is 
required to comply with all applicable regulatory requirements (Rules) of the South Coast Air 
Quality Management District (SCAQMD) to control fugitive dust during construction and 
emissions form stationary and mobile sources during construction and operation of the 
project. Through compliance with SCAGMD Rules, the project would not conflict with any 
policies of the County General Plan Air Quality Element. 

 

 
11  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
12  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan. (Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

13  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 

14  Cross Engineering Services, Inc. Written communication from Joseph Cross, P.E. to Dionisios Glentis (LSA Associates, Inc.); Request 
for Data – French Valley. December 13, 2021. (Appendix A). 

 Tommy’s Car Wash: Automated car wash = 2 employees. 
15  Southern California Association of Governments. Employment Density Study Summary Report. Table 10A. October 31, 2001. 

Wienerschnitzel Restaurant: 729 square feet ÷ (1 person per 200 square feet) = 3.645 (rounded to 4 employees).  
Arby’s Restaurant: 1,200 square feet of kitchen ÷ (1 person per 200 square feet) = 6 employees. 
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8. Healthy Communities:  The proposed car wash and fast-food restaurant facilities would 
continue the Specific Plan’s pattern of development in the community and provide 
commercial services to the existing residential communities located adjacent to the east, 
northeast of Benton Road and east across Van Gaale Lane. Additionally, the proposed 
project would provide commercial services to people who work at the industrial uses to the 
west, and people who work at or visit commercial uses to the north, south, and west There 
are no communities in the immediate vicinity of the project site. A project-specific Air Quality 
and Greenhouse Gas Analysis (Appendix B) indicates construction and operation of the 
project site as proposed would not generate emissions in excess of localized significance 
thresholds established by the SCAQMD for residential uses in proximity to the project site. 
Therefore, the proposed project would not conflict with any policies of the County General 
Plan Healthy Communities Element.  
 
a) Environmental Justice Summary:  As of September 28, 2023, the Environmental 

Justice Element has not been adopted.  
 

B. General Plan Area Plan(s):   Southwest Area Plan 
 

C. Foundation Component(s):  Community Development  
 

D. Land Use Designation(s):  Light Industrial 
 

E. Overlay(s), if any:  none 
 

F. Policy Area(s), if any:   Highway 79 Policy Area 
 

G. Adjacent and Surrounding: 
 

1. General Plan Area Plan(s):  Southwest Area Plan 
 

2. Foundation Component(s): Community Development  
 

3. Land Use Designation(s):  North Commercial Retail, east Business Park, south Light 
Industrial, west Business Park and Commercial Retail. 

4. Overlay(s), if any:  None 
 

5. Policy Area(s), if any: Highway 79 Policy Area 
 

H. Adopted Specific Plan Information: 
 

1. Name and Number of Specific Plan, if any:   Borel Airpark Center Specific Plan (SP00265) 
 

2. Specific Plan Planning Area, and Policies, if any:   The project site is administered in 
accordance with the Borel Airpark Center Specific Plan and is also within the airport 
influence area of the French Valley Airport and Compatibility Zones B1 and C of the [French 
Valley] Riverside County Airport Land Use Compatibility Plan (ALUCP). 

 
I. Existing Zoning:   Borel Airpark Center Specific Plan 

 
J. Proposed Zoning, if any:   The project includes a text amendment to Section V (Specific Plan 

Zoning Ordinance) of the Borel Airpark Center Specific Plan, specifically to Section 2(c)(1)16 to 

 
16  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
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allow car wash facilities within Planning Area 3 (Manufacturing-Service Commercial (M-SC)) of 
the Borel Airpark Center Specific Plan under a substantial conformance determination17  
pursuant to Section 2.11(B) of Ordinance No. 348.4947/50.18 Restaurants and other eating 
establishments are already permitted within Planning Area 3 (Manufacturing-Service 
Commercial (M-SC)). 

 
K. Adjacent and Surrounding Zoning:   North Scenic Highway Commercial (C-P-S), east Rural 

Residential (R-R), south Borel Airpark Center Specific Plan, west Industrial Park (I-P) 
 
  

 
17  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan… (Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

18  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 
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III. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
 
The environmental factors checked below (x) would be potentially affected by this project, involving at 
least one impact that is a “Potentially Significant Impact” or “Less than Significant with Mitigation 
Incorporated” as indicated by the checklist on the following pages. 
 

 Aesthetics  Hazards & Hazardous Materials  Recreation 

 Agriculture & Forest Resources  Hydrology / Water Quality  Transportation 

 Air Quality  Land Use / Planning  Tribal Cultural Resources 

 Biological Resources  Mineral Resources  Utilities / Service Systems 

 Cultural Resources  Noise  Wildfire 

 Energy  Paleontological Resources  Mandatory Findings of 
Significance 

 
 Geology / Soils  Population / Housing 

 Greenhouse Gas Emissions  Public Services 

 
 
IV. DETERMINATION 
 
On the basis of this initial evaluation: 

A PREVIOUS ENVIRONMENTAL IMPACT REPORT/NEGATIVE DECLARATION WAS NOT 
PREPARED 

  I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

  I find that although the proposed project could have a significant effect on the environment, there 
will not be a significant effect in this case because revisions in the project, described in this document, 
have been made or agreed to by the project proponent.  A MITIGATED NEGATIVE DECLARATION 
will be prepared. 

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

 

A PREVIOUS ENVIRONMENTAL IMPACT REPORT/NEGATIVE DECLARATION WAS PREPARED 

   I find that although the proposed project could have a significant effect on the environment, NO 
NEW ENVIRONMENTAL DOCUMENTATION IS REQUIRED because (a) all potentially significant 
effects of the proposed project have been adequately analyzed in an earlier EIR or Negative Declaration 
pursuant to applicable legal standards, (b) all potentially significant effects of the proposed project have 
been avoided or mitigated pursuant to that earlier EIR or Negative Declaration, (c) the proposed project 
will not result in any new significant environmental effects not identified in the earlier EIR or Negative 
Declaration, (d) the proposed project will not substantially increase the severity of the environmental 
effects identified in the earlier EIR or Negative Declaration, (e) no considerably different mitigation 
measures have been identified and (f) no mitigation measures found infeasible have become feasible. 

   I find that although all potentially significant effects have been adequately analyzed in an earlier 
EIR or Negative Declaration pursuant to applicable legal standards, some changes or additions are 
necessary but none of the conditions described in California Code of Regulations, Section 15162 exist.  
An ADDENDUM to a previously-certified EIR or Negative Declaration has been prepared and will be 
considered by the approving body or bodies. 

   I find that at least one of the conditions described in California Code of Regulations, Section 15162 
exist, but I further find that only minor additions or changes are necessary to make the previous EIR 
adequately apply to the project in the changed situation; therefore a SUPPLEMENT TO THE 
ENVIRONMENTAL IMPACT REPORT is required that need only contain the information necessary to 
make the previous EIR adequate for the project as revised. 

    I find that at least one of the following conditions described in California Code of Regulations, 
Section 15162, exist and a SUBSEQUENT ENVIRONMENTAL IMPACT REPORT is required: (1) 
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Substantial changes are proposed in the project which will require major revisions of the previous EIR 
or negative declaration due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects; (2) Substantial changes have occurred 
with respect to the circumstances under which the project is undertaken which will require major 
revisions of the previous EIR or negative declaration due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant effects; 
or (3) New information of substantial importance, which was not known and could not have been known 
with the exercise of reasonable diligence at the time the previous EIR was certified as complete or the 
negative declaration was adopted, shows any the following: (A)  The project will have one or more 
significant effects not discussed in the previous EIR or negative declaration; (B)  Significant effects 
previously examined will be substantially more severe than shown in the previous EIR or negative 
declaration; (C)  Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but the project 
proponents decline to adopt the mitigation measures or alternatives; or, (D)  Mitigation measures or 
alternatives which are considerably different from those analyzed in the previous EIR or negative 
declaration would substantially reduce one or more significant effects of the project on the environment, 
but the project proponents decline to adopt the mitigation measures or alternatives. 

 
 
 
   

Signature  Date 

Tim Wheeler  For:  Tim Wheeler  
       Project Planner 

Printed Name   
 

2.19.24
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V. ENVIRONMENTAL ISSUES ASSESSMENT 
 
In accordance with the California Environmental Quality Act (CEQA) (Public Resources Code Section 
21000-21178.1), this Initial Study has been prepared to analyze the proposed project to determine any 
potential significant impacts upon the environment that would result from construction and 
implementation of the project.  In accordance with California Code of Regulations, Section 15063, this 
Initial Study is a preliminary analysis prepared by the Lead Agency, the County of Riverside, in 
consultation with other jurisdictional agencies, to determine whether a Negative Declaration, Mitigated 
Negative Declaration, or an Environmental Impact Report is required for the proposed project.  The 
purpose of this Initial Study is to inform the decision-makers, affected agencies, and the public of 
potential environmental impacts associated with the implementation of the proposed project. 
 

 Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

AESTHETICS Would the project:     

1. Scenic Resources 
a) Have a substantial effect upon a scenic highway 

corridor within which it is located? 

    

b) Substantially damage scenic resources, including, 
but not limited to, trees, rock outcroppings and unique 
landmark features; obstruct any prominent scenic vista or 
view open to the public; or result in the creation of an 
aesthetically offensive site open to public view? 

    

c) In non-urbanized areas, substantially degrade the 
existing visual character or quality of public views of the site 
and its surroundings? (Public views are those that are 
experienced from publicly accessible vantage points.) If the 
project is in an urbanized area, would the project conflict with 
applicable zoning and other regulations governing scenic 
quality? 

    

Source(s):   Riverside County General Plan Figure C-8 “Scenic Highways”, California Department of Transportation. 

California State Scenic Highway System Map, Riverside County. Ordinance No. 348.4814: An Ordinance of the County of 
Riverside Amending Ordinance No. 348 Relating to Zoning September 22, 2015., Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related 
Functions. Article XI M-SC Zone April 1, 2021, Google Earth Pro. French Valley. 33°35’25.04” N and -117°07’20.24” W, 
Riverside County. County of Riverside General Plan Amendment No. 960. Land Use Element. Page LU-62. Revised June 29, 
2021. 
 
Findings of Fact:   
 
a)  No Impact. The proposed project is not located along a State scenic highway or a scenic highway 
corridor, and there are no State- or locally designated scenic highways in the project vicinity.19 The 
nearest State scenic highway is Interstate-15 Temecula Valley Freeway, located 4.5 miles southwest 
from the project site. The project site is not visible from this highway. Therefore, the project would not 
affect any scenic resources within a scenic highway corridor. No impact would occur.  
 

 
19  California Department of Transportation. California State Scenic Highway System Map. https://caltrans.maps.arcgis.com/apps/

webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa. (Accessed November 18, 2021). 

https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa
https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa
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b) Less Than Significant Impact. Unique visual features typically include parks, natural open space 
and topographic features, and native flora. The major scenic resources in proximity to the project site 
are the Hogbacks (topographic ridgeline) and Bachelor Mountain respectively 1.5 miles west and 3.5 
miles east of the site.20 Additional topographic features critical to the County’s visual character include 
the San Jacinto Mountains and San Gorgonio Badlands on the northeast, the Box Springs Mountains 
to the north, and the Santa Ana Mountains on the southwest. Rural farmland, local hills and rock 
outcrops, and other open space features also are considered scenic vistas in the County.21  

The project site is currently undeveloped and is vegetated primarily by non-native species (Figure 3). 
Properties surrounding the site have been developed with residential, commercial, and light industrial 
uses, or have been designated for development of commercial and light industrial uses (refer to Table 
2.2.A and Figures 2 and 3).  

The nearby residential uses to the east comprise one- and two-story single-family homes and ancillary 
buildings with associated landscaping. The commercial and light industrial uses to the south and west 
are two-story tilt-up buildings over 30 feet in height with associated landscaping. Finally, the commercial 
uses to the north are one-story retail uses featuring architectural pediments at least 30 feet in height 
with associated landscaping. The surrounding urban development in conjunction with the sub-
transmission electrical circuit and lightweight steel poles along the northern project site boundary and 
surrounding street trees already obstruct public views of regional topographic features and other scenic 
vistas within the project view shed. The Hogbacks west of the site and Bachelor Mountain east of the 
site are only partially visible along the horizon from Benton Road and Penfield Lane. 
 
The project would be designed and constructed in accordance with the Borel Airpark Center Specific 
Plan and Riverside County Airport Land Use Compatibility Plan, which provide a framework to consider 
the relationship and compatibility of the proposed commercial uses and associated buildings with their 
surroundings through building layout, orientation, setbacks, and height. The project site would be 
developed in accordance with the Manufacturing-Service Commercial (M-SC) design standards 
prescribed in the Borel Airpark Center Specific Plan.22,23 Although the maximum permitted building 
height is 50 feet, the proposed Arby’s restaurant and Wienerschnitzel restaurant would be respectively 
20 feet and 21 feet tall, while the Tommy’s Express car wash would be 28 feet tall. Furthermore, the 
minimum required setbacks are 25 feet from streets, and the project buildings would be set back at 
least 27 feet from Penfield Lane and 47 feet from Benton Road. The development standards prescribed 
in the Borel Airpark Center Specific Plan with respect to building height and setbacks shall be 
implemented in the site design and verified during the County’s plan check process. Each of the three 
structures on the site would be constructed to heights equal to or lower than the surrounding commercial 
and light industrial tilt-up buildings to the south and west and well below the maximum permitted building 
height of 50 feet. Through incorporation of these design features, the proposed project would not have 
a substantial adverse effect on a scenic vista. Impacts would be less than significant. 
 
c) As of the last United States Census, the United States Census Bureau estimated French Valley’s 
population to be 35,280 persons and the unincorporated community’s land area to be approximately 
10.87 square miles.24 The project is located in an area with at least 1,000 persons per square mile and 
therefore meets the definition of Urbanized Area under Section 15387 of the CEQA Guidelines. 

 
20  Google Earth Pro. French Valley. 33°35’25.04” N and -117°07’20.24” W. January 24, 2020 (Accessed February 25, 2022). 
21  Riverside County. County of Riverside General Plan Amendment No. 960. Multipurpose Open Space Element. Page OS-52. Adopted 

December 8, 2015. 
22  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
23  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 

Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 11.4 Development 
Standards. April 1, 2021. 

24  QuickFacts, French Valley, Census-Designated Place, California. United States Census Bureau. https://www.census.gov/quickfacts/
fact/table/frenchvalleycdpcalifornia/PST045218 (accessed February 26, 2022). 

https://www.census.gov/quickfacts/fact/table/frenchvalleycdpcalifornia/PST045218
https://www.census.gov/quickfacts/fact/table/frenchvalleycdpcalifornia/PST045218


 

 Page 19 of 137 CEQ / EA No.       

The project site is vacant and subject to routine mechanical disking and weed abatement. During 
construction, vehicles and equipment would be visible during removal of vegetation, installation of 
structures and features, laying of asphalt and concrete, and other visible general construction activity. 
However, the presence of construction equipment would be temporary and would cease once 
construction is complete. Due to the temporary nature of construction activities, impacts to visual 
character of the site and its surroundings would be less than significant during construction. 

Unique visual features typically include historic architecture, parks, natural open space and topographic 
features, and native flora. The major scenic resources in proximity to the project site are the Hogbacks 
(topographic ridgeline) and Bachelor Mountain respectively 1.5 miles west and 3.5 miles east of the 
site.25 Additional topographic features critical to the County’s visual character include the San Jacinto 
Mountains and San Gorgonio Badlands on the northeast, the Box Springs Mountains to the north, and 
the Santa Ana Mountains on the southwest. Rural farmland, local hills and rock outcrops, and other 
open space features also are considered scenic vistas in the County.26 Design elements incorporated 
in the Borel Airpark Center Specific Plan establish a framework to consider the relationship and 
compatibility of the proposed commercial uses with their surroundings through building layout, 
orientation, setbacks, and height.  

As previously noted in Section V.1, the development standards prescribed in the Borel Airpark Center 
Specific Plan with respect to setbacks27,28 shall be implemented in the site design and verified during 
the County’s plan check process. The minimum required setbacks are 25 feet from streets, and the 
project buildings would be set back at least 27 feet from Penfield Lane and 47 feet from Benton Road. 
Furthermore, the proposed Arby’s restaurant and Wienerschnitzel restaurant would be respectively 20 
feet and 21 feet tall, while the Tommy’s Express car wash would be 28 feet tall. All three proposed 
buildings onsite would be constructed to heights equal to or lower than the surrounding commercial and 
light industrial tilt-up buildings to the south and west and well below the maximum permitted building 
height of 50 feet. Through incorporation of these design features, the proposed project would be 
consistent with the applicable development standards that regulate scenic quality and integrate with the 
existing development pattern in the vicinity. 
 
Policy OS 21.1 of the County General Plan Multipurpose Open Space Element includes provisions for 
the protection of the County’s skylines, view corridors, and outstanding scenic vistas. Additionally, the 
County’s Zoning Ordinance and Caltrans Scenic Highway Program are prescribed to maintain and 
enhance the quality of the visual character throughout the County. 
 
The project site is within Planning Area 3 of the Borel Air Park Center Specific Plan (refer to Table 
2.2.A), which was “formed on the basis of environmental constraints, logical placement, phasing, and 
neighborhood scale.”29 Pursuant to California Government Code Section 65450 et seq., Specific Plans 
provide detailed land use and infrastructure plans and policies and must be consistent with an applicable 
General Plan to ensure cohesive, aesthetically pleasing, and compatible development for a certain 
geographic area and integrate uniformly with the established community. The proposed text 
amendment to Section V (Specific Plan Zoning Ordinance) of the Borel Airpark Center Specific Plan30 
to allow car wash facilities within Planning Area 3 (Manufacturing-Service Commercial (M-SC)) would 

 
25  Google Earth Pro. French Valley. 33°35’25.04” N and -117°07’20.24” W. January 24, 2020 (Accessed February 25, 2022). 
26  Riverside County. County of Riverside General Plan Amendment No. 960. Multipurpose Open Space Element. Page OS-52. Revised 

December 8, 2015. 
27  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
28  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 

Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 11.4 Development 
Standards. April 1, 2021. 

29  Riverside County. Borel Airpark Center Specific Plan No. 265, Amendment No. 1. Section III (Planning Area Development Standards). 
Page III-1. May 2014. 

30  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 
Page 3. September 22, 2015. 
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bring the Specific Plan into conformance with the existing Light Industrial land use designation of the 
County’s General Plan for the project site and vicinity under a substantial conformance determination31 
pursuant to Section 2.11(B) of Ordinance No. 348.4947/50.32 The County’s General Plan Light Industrial 
land use designation allows for “a wide variety of industrial and related uses, including…repair and other 
service facilities…and supporting retail uses.”33  
 
The development schema prescribed in the Borel Air Park Center Specific Plan for Planning Area 3 
(Manufacturing-Service Commercial (M-SC)) is intended to ensure design consistency for an enduring, 
identifiable, and dynamic image for the project area and the community. Section III (Development 
Standards) of the Borel Air Park Center Specific Plan provides a framework to guide new development 
in order to strengthen community identity. Design plans must consider the relationship and compatibility 
of the proposed dining and car wash facilities with the surroundings through building layout, orientation, 
and architectural features, as well as selection of materials, colors, and landscaping. 
 
The proposed carwash would be an automated facility located at the western portion of the project site 
adjacent to neighboring vacant property zoned Industrial Park (I-P), which permits automobile service 
facilities, and away from the nearest residential uses to the east of the site (Refer to Table 2.2.A). All 
on-site buildings would incorporate 360-degree architecture where all elevations of the buildings receive 
equal articulation and design consideration to provide visual appeal and cohesion between buildings on 
the site. Additionally, the landscaped areas would include a mixture of “California-friendly”34 trees, 
shrubs and groundcover to help integrate the new buildings into the existing setting and to reduce water 
use. Street trees along Penfield Lane also would be installed to screen the project site from the 
residential uses on the opposite side of the street. Development of the project site consistent with the 
same development framework as the surrounding land uses would ensure compatibility with the existing 
and proposed visual character of the surrounding community. Therefore, the proposed project would 
not conflict with applicable zoning and other regulations governing scenic quality. Impacts would be 
less than significant.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 
 

2. Mt. Palomar Observatory 
a) Interfere with the nighttime use of the Mt. Palomar 

Observatory, as protected through Riverside County 
Ordinance No. 655? 

    

Source(s):   GIS database, Ord. No. 655 (Regulating Light Pollution) 

 
Findings of Fact:   
 

 
31  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan…(Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

32  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 

33  Riverside County. County of Riverside General Plan Amendment No. 960. Land Use Element. Page LU-62. Revised June 29, 2021. 
34  A California Friendly® Landscape is defined as one that is drought-tolerant, aesthetically pleasing, and sustainable in accordance with 

the California Friendly® Maintenance Guide for Landscapers, Gardeners, and Land Managers. Douglas Kent + Associates. March 
2017. 
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a) Less Than Significant Impact. The project site is located within Zone B of the Mount Palomar 
Nighttime Lighting Policy Area, approximately 22 miles northwest of the Mount Palomar Observatory. 
Accordingly, the project is subject to specific County ordinances for the regulation of light sources. Policy 
LU 4.1 of the County General Plan requires new developments to be located and designed to visually 
enhance and not degrade the character of the surrounding area through consideration of lighting and 
other impacts on surrounding properties. County Ordinance No. 655 restricts new development from 
incorporating fixtures emitting light that would create undesirable light rays into the night sky and 
detrimentally affect astronomical observations and research. Additionally, Ordinance No. 655 mandates 
that all outdoor lighting, aside from street lighting, be low to the ground, shielded, and/or hooded in 
order to prevent shine onto adjacent properties and streets.  Through Ordinance No. 655,  the proposed 
project would not generate sources of light and/or glare that would be substantial when compared to 
the existing condition (e.g., vehicle lights along adjacent roadways, and commercial, industrial, and 
residential lights from adjacent developed uses) in the project vicinity. Impacts would be less than 
significant. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 
 

3. Other Lighting Issues 
a) Create a new source of substantial light or glare 

which would adversely affect day or nighttime views in the 
area? 

    

b) Expose residential property to unacceptable light 
levels? 

    

 
Source(s):   On-site Inspection, Project Application Description, Riverside County Airport Land Use Commission. Airport 

Land Use Commission (ALUC) Development Review, File No. ZAP1118FV22). 
 
Findings of Fact:    
  
a) Less than Significant with Mitigation Incorporated. The lighting sources currently at or near the 
project site consist of streetlights along Benton Road and Highway 79; vehicle headlights along these 
roadways, including Penfield Lane; and commercial, industrial, and residential lighting from adjacent 
developed uses. New development would result in new lighting sources such as parking lot lighting, 
interior and exterior building lighting (included for safety purposes), additional vehicle headlights, and 
illuminated signage. These new sources of light would be visible from neighboring developments and 
along adjacent roadways. 
 
The project site is located within the airport influence area of the French Valley Airport and Compatibility 
Zones B1 and C of the [French Valley] Riverside County Airport Land Use Compatibility Plan (ALUCP). 
The ALUCP is developed to promote compatible land uses adjacent to airfields. Accordingly, the 
Riverside ALUC issued application number ZAP1118FV22, which requested conditions be 
implemented to prevent potential light and glare hazards on aviation as prescribed in Mitigation 
Measure (MM) HAZ-1 (refer to Section V. 22(a)).35  
 

 
35  Riverside County Airport Land Use Commission. Airport Land Use Commission (ALUC) Development Review, File No. ZAP1118FV22). 

August 11, 2022 (Appendix G). 
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Proposed building materials and colors would be subject to County plan check review in order to reduce 
the potential for architectural glare and to ensure that the selected materials blend in with the 
surrounding environment. Furthermore, incorporation of project site perimeter and streetscape 
landscaping would serve to further shield surrounding properties from light and/or glare generated on 
site. Through compliance with General Plan Policy LU 4.1 and County Ordinance No. 655, which 
mandate that all outdoor lighting, aside from street lighting, be low to the ground, shielded, and/or 
hooded in order to prevent shine onto adjacent properties, streets and the night sky, the proposed 
project would not generate sources of light and/or glare that would be substantial when compared to 
the existing condition (e.g., vehicle lights along adjacent roadways, and commercial, industrial, and 
residential lights from adjacent developed uses) in the project vicinity. Additionally, implementation of 
MM HAZ-1 would ensure light and glare impacts on aviation would be reduced to less than significant. 
Therefore, impacts from light and glare would be less than significant with mitigation incorporated. 
 
Mitigation:  

MM HAZ-1: Any increase in building area (including construction of a new building), change in use 
to any higher intensity use, change in building location, or modification of the project lot 
lines and areas or change in use that differs from what was previously evaluated by the 
Airport Land Use Commission (ALUC) (three new structures including a 5,215-square-
foot car wash tunnel with 15-car stack on 0.75 acre; a 2,535-square-foot sit-down 
restaurant with drive-through, including 600 square feet of indoor dining area and 1,200 
square feet of kitchen area, and a 7-car stack drive through on 1.15 acres; and a 729-
square-foot carry out restaurant with drive through, including 405 square feet of kitchen 
area and a 7-car stack drive through on 0.31 acres) shall require an amended review to 
evaluate consistency with the ALUCP compatibility criteria, at the discretion of the ALUC 
Director. 

Furthermore, the proposed structures shall not exceed a height and a maximum 
elevation at top point than what is identified in the aeronautical studies (20 feet for the 
Arby’s, 21 feet for the Wienerschnitzel, and 28 feet for the Tommy’s Express car wash). 
The maximum height and top point elevation specified above shall not be amended 
without further review by the ALUC and the Federal Aviation Administration (FAA); 
provided, however, that reduction in structure height or elevation shall not require further 
review by the ALUC. Additionally, temporary construction equipment used during actual 
construction of the structures shall not exceed a height and a maximum elevation greater 
than the proposed project buildings, unless separate notice is provided to the Federal 
Aviation Administration through the Form 7460-1 process. 

If marking and/or lighting for aviation safety are accomplished on a voluntary basis, such 
marking and/or lighting (if any) shall be installed in accordance with FAA Advisory 
Circular 70/7460-1 M and shall be maintained in accordance therewith for the life of the 
project. Furthermore, any outdoor lighting installed shall be hooded or shielded to 
prevent either the spillage of lumens or reflection into the sky. Outdoor lighting shall be 
downward facing. 

The project does not propose rooftop solar panels at this time. However, if the project 
were to propose solar rooftop panels in the future, the applicant/developer shall prepare 
a solar glare study that analyzes glare impacts, and this study shall be reviewed by the 
ALUC.  
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b) Less Than Significant. The proposed project would not generate sources of light and/or glare that 
would be substantial when compared to the existing condition (e.g., vehicle lights along adjacent 
roadways, and commercial, industrial, and residential lights from adjacent developed uses) in the 
project vicinity. Proposed building materials and colors would be subject to County plan check review 
in order to reduce the potential for architectural glare and to ensure that the selected materials blend in 
with the surrounding environment. Furthermore, incorporation of project site perimeter and streetscape 
landscaping would serve to further shield surrounding properties from light and/or glare generated on 
site. Therefore, the proposed project would not expose residential properties to unacceptable light levels 
and impacts would be less than significant. 

Monitoring:   No monitoring is required. 
 
 

AGRICULTURE & FOREST RESOURCES Would the project: 

4. Agriculture 
a) Convert Prime Farmland, Unique Farmland, or 

Farmland of Statewide Importance (Farmland) as shown on 
the maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to 
non-agricultural use? 

    

b) Conflict with existing agricultural zoning, 
agricultural use or with land subject to a Williamson Act 
contract or land within a Riverside County Agricultural 
Preserve? 

    

c) Cause development of non-agricultural uses within 
300 feet of agriculturally zoned property (Ordinance No. 625 
“Right-to-Farm”)? 

    

d) Involve other changes in the existing environment 
which, due to their location or nature, could result in 
conversion of Farmland, to non-agricultural use? 

    

 
Source(s):   Riverside County General Plan Figure OS-2 “Agricultural Resources,”, State of California Department of 

Conservation, California Important Farmland Finder GIS database, Project Application Materials 
 
Findings of Fact:   
 
a) No Impact. The California Department of Conservation, Farmland Mapping and Monitoring Program, 
compiles Important Farmland maps pursuant to the provisions of Section 65570 of the California 
Government Code. These maps utilize data from the United States Department of Agriculture, Natural 
Resource Conservation Service (NRCS) soil survey and current land use information using eight 
mapping categories, and they represent an inventory of agricultural resources within Riverside County. 
No Prime Farmland, Unique Farmland, or Farmland of Statewide Importance is located on or near the 
project site. The site is designated as “Farmland of Local Importance” (soils that would be classified as 
Prime and Statewide but lack available irrigation water, etc.).36 As no Prime or Unique Farmlands or 
Farmland of Statewide Importance is located within or adjacent to the project site, no conversion of 
such farmlands would occur. No impact would occur related to this issue.  
 

 
36  State of California Department of Conservation, California Important Farmland Finder. Riverside County Important Farmland 2016. 

Sheet 1 of 3. 
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b) No Impact. Williamson Act contracts restrict land development of contract lands. 37  These contracts 
typically limit land use to agriculture, recreation, and open space, unless otherwise stated in the 
contract. The project is not located within a Williamson Act contract area38  or land within a Riverside 
County Agricultural Preserve; therefore, no impact will occur 
 
c) No Impact. The project site is not located within 300 feet of any agriculturally zoned property. 
Therefore, no impact will occur. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 
 

5. Forest 
a) Conflict with existing zoning for, or cause rezoning 

of, forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources Code 
section 4526), or timberland zoned Timberland Production 
(as defined by Govt. Code section 51104(g))? 

    

b) Result in the loss of forest land or conversion of 
forest land to non-forest use? 

    

c) Involve other changes in the existing environment 
which, due to their location or nature, could result in con-
version of forest land to non-forest use? 

    

 
Source(s):   Riverside County General Plan Figure OS-3a “Forestry Resources Western Riverside County Parks, Forests, 

and Recreation Areas,” Figure OS-3b “Forestry Resources Eastern Riverside County Parks, Forests, and Recreation Areas,” 
County of Riverside. Borel Airpark Center Specific Plan. Specific Plan No. 265. Land Use Plan, SPA265, Project Application 
Materials 
 
Findings of Fact:    
 
a) No Impact. The project site is zoned Borel Airpark Center Specific Plan with a Manufacturing-Service 
Commercial (M-SC) planning area designation.39 Neither the project site nor surrounding properties are 
zoned for forest land or timberland.40 Therefore, the proposed project would have no impact on forest 
land or timberland. 
 
b) No Impact. No forest land exists on the project site. As discussed in Section V.5, below, the proposed 
project would not result in the loss of forest land or conversion of forest land to non-forest use. Therefore, 
no impact would occur. 
 
c) No Impact. No forestry uses exist on or near the project site. In the absence of forest land, no impact 
would occur. 

 
37     The Williamson Act is a procedure authorized under State law to preserve agricultural lands as well as open space. Property owners 

entering into a Williamson Act contract receive a reduction in property taxes in return for agreeing to protect the land’s open space or 
agricultural values. 

38   County of Riverside. Riverside County Information Technology, Map My County. https://gis1.countyofriverside.us/Html5Viewer/
index.html? viewer=MMC_Public. (Accessed February 16, 2022). 

39      County of Riverside. Borel Airpark Center Specific Plan. Specific Plan No. 265. Land Use Plan, SPA265, A1 – Figure I-1, Page I-4. May 
2014, as amended. 

40      Ibid. 

https://gis1.countyofriverside.us/Html5Viewer/index.html?viewer=MMC_Public
https://gis1.countyofriverside.us/Html5Viewer/index.html?viewer=MMC_Public
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Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 
 

AIR QUALITY Would the project: 

6. Air Quality Impacts 
a) Conflict with or obstruct implementation of the 

applicable air quality plan? 

    

b) Result in a cumulatively considerable net increase 
of any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard? 

    

c) Expose sensitive receptors, which are located 
within one (1) mile of the project site, to substantial pollutant 
concentrations? 

    

d) Result in other emissions (such as those leading to 
odors) adversely affecting a substantial number of people? 

    

 
Source(s):   Riverside County General Plan, Riverside County Climate Action Plan (“CAP”), SCAQMD CEQA Air Quality 

Handbook South Coast Air Quality Management District. Final 2016 Air Quality Management Plan. March 2016, Riverside 
County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination 
of Project Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. (LSA Associates, Inc. Air Quality and 
Greenhouse Gas Impact Analysis Memorandum for the Proposed French Valley Commercial Project LSA Project No. 
EGR2101). 
 
Findings of Fact:    
 
a) Less than Significant Impact. The project site is in the South Coast Air Basin (Basin), which is 
managed by the South Coast Air Quality Management District (SCAQMD). The United States 
Environmental Protection Agency (EPA) has designated the status of the Basin as nonattainment for 
ozone (O3), coarse inhalable particulate matter less than 10 microns in size (PM10), and fine inhalable 
particulate matter less than 2.5 microns in size (PM2.5) under the California Ambient Air Quality 
Standards. Under the National Ambient Air Quality Standards, the EPA has designated the status of 
the Basin as nonattainment for O3 and PM2.5. 
 
The SCAQMD and Southern California Association of Governments (SCAG) are responsible for 
formulating and implementing the Air Quality Management Plan (AQMP) for the Basin. The applicable 
AQMP is the SCAQMD Final 2016 AQMP.41 The 2016 AQMP incorporates local General Plan land use 
assumptions and regional growth projections developed by SCAG to estimate stationary and mobile 
source emissions associated with projected population and planned land uses. If a new land use is 
consistent with the local General Plan and the regional growth projections adopted in the 2016 AQMP, 
then the added emissions are considered to have been evaluated, are contained in the 2016 AQMP, 
and would not conflict with or obstruct implementation of the regional 2016 AQMP. 

The proposed project is not considered a project of Statewide, regional, or area-wide significance (e.g., 
large-scale projects such as airports, electrical generating facilities, petroleum and gas refineries, 

 
41   South Coast Air Quality Management District. Final 2016 Air Quality Management Plan. March 2016. 
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residential development of more than 500 dwelling units, shopping center or business establishment 
employing more than 1,000 persons or encompassing more than 500,000 square feet of floor space, 
etc.) as defined in the California Code of Regulations (Title 14, Division 6, Chapter 3, Article 13, 
§15206(b)). 
 
As detailed in Table 2.2.A, the County’s General Plan designates the project site land use as Light 
Industrial (LI), and the zoning of the site is [Borel Airpark Center] Specific Plan Zone (SP). No changes 
are proposed to the General Plan land use designation or zoning, except for the text amendment to 
Section V (Specific Plan Zoning Ordinance) to allow car wash facilities within Planning Area 3 
(Manufacturing-Service Commercial (M-SC)) of the Borel Airpark Center Specific Plan under a 
substantial conformance determination42     pursuant to Section 2.11(B) of Ordinance No. 348.4947/50.43 

Restaurants and other eating establishments are already permitted within Planning Area 3 
(Manufacturing-Service Commercial (M-SC)).  Therefore, the approximately 24 new employees 
generated by development of the site would not result in an increase in population that otherwise would 
not have been planned for in the County. Since the proposed project is consistent with the General Plan 
land use and zoning designation and would not generate any increase in population beyond that which 
has already been planned for by SCAG and the County, the proposed project is consistent with the 
2016 AQMP. Impacts would be less than significant. 
 
b) Less than Significant Impact. The SCAQMD’s CEQA Air Quality Handbook establishes suggested 
significance thresholds based on the volume of pollution emitted. According to the Handbook, any 
project in the Basin with daily emissions that exceed any of the following thresholds should be 
considered as having an individually and cumulatively significant air quality impact: 

 

• 55 lbs. per day of volatile organic compounds (VOC) (75 lbs./day during construction); 

• 55 lbs. per day of oxides of nitrogen (NOx) (100 lbs./day during construction); 

• 550 lbs. per day of carbon monoxide (CO) (550 lbs./day during construction); 

• 150 lbs. per day of PM10) (150 lbs./day during construction); 

• 55 lbs. per day of PM2.5) (55 lbs./day during construction); and 

• 150 lbs. per day of oxides of sulfur (SOx) (150 lbs./day during construction). 
 
The most recent version of the CalEEMod (Version 2020.4.0) was used to calculate construction and 
operation emissions from development of the proposed project (Appendix B). 

No single project is sufficient in size, by itself, to result in nonattainment of ambient air quality standards. 
Instead, a project’s individual emissions contribute to existing cumulatively significant adverse air quality 
impacts. The SCAQMD developed the thresholds of significance based on the level above which a 
project’s individual emissions would result in a cumulatively considerable contribution to the Basin’s 
existing air quality conditions. Therefore, a project that exceeds the SCAQMD project-specific 
thresholds would also have a cumulatively considerable contribution to a significant cumulative impact. 

Construction Emissions. During construction, short-term degradation of air quality may occur due to 
the release of particulate matter emissions (i.e., fugitive dust) generated by site leveling, paving, and 

 
42  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan…(Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

43        Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 
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other activities. Emissions from construction equipment are also anticipated and would include CO, 
NOx, VOC, directly-emitted PM2.5 or PM10, and toxic air contaminants (TACs) such as diesel exhaust 
particulate matter. Construction emissions were estimated for the project using CalEEMod Version 
2020.4.0, consistent with SCAQMD recommendations for the proposed project. 
 
For purposes of air quality analysis, it is assumed that construction would occur in phases. Each 
individual phase of project development would include the following construction activities: site 
preparation; grading; building construction; architectural coating (painting); and paving and surface 
improvement. The application of paving and architectural coating starts right after building construction 
and is assumed to continue throughout the construction process. The construction analysis includes 
estimating the construction equipment that would be used during each construction activity, the hours 
of use for that construction equipment, the quantities of earth and debris to be moved, and on-road 
vehicle trips (worker, soils hauling, and vendor trips). CalEEMod modeling defaults are assumed for the 
construction activities, off-road equipment, on-road construction fleet mix, and trip lengths. The tentative 
project construction schedule would have a probable start date in May 2022 and a planned opening in 
early 2023.44 
 
Table 3.3.A identifies the maximum daily emissions associated with construction activities and indicates 
no criteria pollutant emission thresholds would be exceeded from construction of the proposed project. 

 
Table 3.3.A: Short-Term Regional Construction Emissions 

 

Construction Phase 

Total Regional Pollutant Emissions (pounds per day) 

VOC NOx CO SOx PM10 PM2.5 

Site Preparation 1 16 10 <1 <1 <1 

Grading 2 21 10 <1 4 2 

Building Construction 2 15 16 <1 <1 <1 

Architectural Coating 5 1 2 <1 <1 <1 

Paving 1 9 12 <1 <1 <1 

              Peak Daily Emissions 5 21 16 <1 4 2 

              SCAQMD Thresholds 75 100 550 150 150 55 

           Significant Emissions? No No No No No No 

Source: LSA Associates, Inc. Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed French 
Valley Commercial Project (LSA Project No. EGR2101). Table C: Estimated Construction Emissions. May 2, 2022 
(Appendix B). 

CO = carbon monoxide 
NOx = nitrogen oxides 
PM2.5 = particulate matter less than 2.5 microns in size 
PM10 = particulate matter less than 10 microns in size 

SCAQMD = South Coast Air Quality Management District 
SOX = sulfur oxides  
VOC = volatile organic compounds 

 
Operational Emissions. Long-term air pollutant emissions associated with operation of the proposed 
project include emissions from stationary, energy, and mobile sources. Stationary sources include area 
sources such as architectural coatings, consumer products, and landscaping. Energy sources include 
natural gas consumption for heating and food preparation, and electricity for lighting. Mobile-source 
emissions are from vehicle trips associated with operation of the project. The proposed project is 
estimated to generate 1,989 vehicle trips per day (refer to Appendix J. Based on the stationary-source 
parameters in CalEEMod for a fast-food restaurant with drive through and an automobile care center 

 
44   These construction dates are garnered from the Air Quality Report (Appendix B); however, the actual construction start date will 

commence towards the middle of 2023, and the duration will remain the same.  
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and trip generation rates estimated for the proposed project (refer to Appendix B), operational emissions 
are detailed in Table 3.3.B. Projects in the Basin with operation-related emissions that exceed any of 
the listed emission thresholds are considered by the SCAQMD to generate potentially significant 
impacts to the environment. 
 
Table 3.3.B indicates that the emissions of criteria pollutants generated from operation of the proposed 
project would not exceed the corresponding SCAQMD daily emission thresholds. 

 
Table 3.3.B: Operational Emissions with Regional Effects 

Source 

Pollutant Emissions (lbs/day) 

VOC NOx CO SOx PM10 PM2.5 

Area Sources <1 <1 <1 0 0 0 

Energy Sources <1 <1 <1 <1 <1 <1 

Mobile Sources 6 7 62 <1 14 4 

                Total Project Emissions 6 7 63 <1 14 4 

SCAQMD Thresholds 55 55 550 150 150 55 

Significant? No No No No No No 

Source: LSA Associates, Inc. Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed French Valley 
Commercial Project (LSA Project No. EGR2101). Table E: Operational Emissions. May 2, 2022 (Appendix B). 
Note: Numbers may appear to not sum correctly due to rounding. 

CO = carbon monoxide 
lbs/day = pounds per day 
NOx = nitrogen oxides 
PM2.5 = fine inhalable particulate matter less than 2.5 
microns in size 

PM10 = coarse inhalable particulate matter less than 10 microns 
in size 
SCAQMD = South Coast Air Quality Management District 
SOx = sulfur oxides 
VOC = volatile organic compounds 

 
As per regulatory policy in the Basin, the proposed project is required to comply with SCAQMD Rule 
403, which includes implementation of standard control measures for fugitive dust. Table 3.3.A and 
Table 3.3.B demonstrate that, with compliance with applicable regulatory policy designed to reduce 
emissions, the proposed project would not exceed any SCAQMD threshold during construction or 
operation. Therefore, the proposed project would not contribute significantly to cumulative impacts from 
generation of any pollutants for which the region is in nonattainment. Specifically, the proposed project 
construction and operational emissions would not exceed the SCAQMD’s mass daily thresholds for 
VOC and NOx that serve as project and cumulative impact thresholds of significance for gauging 
regional O3 impacts. Therefore, the proposed project’s contribution to cumulative air quality impacts 
would not be cumulatively significant. 
 
Compliance with SCAQMD Rules 402, 403, and 431.2, which include implementation of standard 
control measures for diesel equipment emissions, fugitive dust, and construction methods is a 
regulatory requirement for all projects in the Basin. Other regulatory measures such as Title 13-Section 
2449 of the California Code of Regulations; and California Department of Resources Recycling and 
Recovery (CalRecycle) Sustainable (Green) Building Program regulations also would be implemented 
for the proposed project. Through compliance with these regulations as part of applicable policy 
designed to reduce emissions, the proposed project would not exceed any SCAQMD threshold or 
contribute to a substantial increase in regional air emissions. Therefore, the proposed project would not 
result in a cumulatively considerable contribution to significant air quality impacts. Cumulative air quality 
impacts would be less than significant. 
 
c) Less than Significant Impact. Localized Significance Thresholds (LSTs) are developed based upon 
the size or total area of the emissions source from construction equipment activities, the ambient air 
quality levels in each source receptor area (SRA) in which the emission source is located, and the 
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distance to nearby sensitive receptors. LSTs represent the maximum emissions from a project that 
would not cause or contribute to an exceedance of the most stringent applicable federal or State 
ambient air quality standard, and are developed based on the ambient concentrations of that pollutant 
for each SRA. For the proposed project, the appropriate SRA for the LST is SRA 26 (Temecula Valley). 
 
LSTs only apply to CO, nitrogen dioxide (NO2), PM10, and PM2.5 emissions during construction and 
operation. Screening‐level analysis of LSTs is only recommended for construction activities at project 
sites that are 5 acres or less. The SCAQMD recommends that, for any project over 5 acres, air quality 
dispersion modeling for operational and construction activities should be performed to assess impacts 
to nearby sensitive receptors. The project site is approximately 2.24 acres. Therefore, dispersion 
modeling is not required, and a screening‐level analysis of LSTs for 2.24 acres was used for 
construction and operational activities. 
 
Localized significance is determined by comparing the on-site-only portion of the construction and 
operational emissions with emissions thresholds derived by the SCAQMD to ensure pollutant 
concentrations at nearby sensitive receptors. For this project, the closest sensitive receptor is the 
residential property located approximately 130 feet (40 meters) east of the project site boundary.45 The 
localized construction and operational analysis results are below the LST thresholds established by the 
SCAQMD. Tables 3.3.C and 3.3.D detail the construction and operational LST emissions. 
 

 
Table 3.3.C: Summary of Construction Emissions, Localized Significance 

Source 

Pollutant Emissions 

NOx (lbs/day) CO (lbs/day) PM10 (lbs/day) PM2.5 (lbs/day) 

On-Site Emissions 17 14 4 2 

LST Thresholds 270 1,466 16 6 

Significant? No No No No 

Source: LSA Associates, Inc. Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed French 
Valley Commercial Project (LSA Project No. EGR2101). Table D: Construction Localized Impacts Analysis. May 2, 2022 
(Appendix B). 
Note: Source Receptor Area (SRA) for the LST is SRA 26 (Temecula Valley), 2.24-acre site, 130 feet to nearest receptor. 

CO = carbon monoxide 
LST = localized significance 
threshold 
NO2 = nitrogen dioxide 

PM2.5 = particulate matter less than 2.5 microns in size 
PM10 = particulate matter less than 10 microns in size 
SRA = Source Receptor Area 

 

Table 3.3.D: Summary of Operational Emissions, Localized Significance 

Source 

Pollutant Emissions 

NOx 
(lbs/day) CO (lbs/day) PM10 (lbs/day) PM2.5 (lbs/day) 

On-Site Emissions <1 19 <1 <1 

LST Thresholds 270 1,466 4 2 

Significant? No No No No 

Source: LSA Associates, Inc. Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed French Valley 
Commercial Project (LSA Project No. EGR2101). Table F: Long-Term Operational Localized Impacts Analysis. May 2, 2022 
(Appendix B). 
Note: Source Receptor Area (SRA) for the LST is SRA 26 (Temecula Valley), 2.24-acre site, 130 feet to nearest receptor. 
On-site traffic would be 5% of total mobile source. 

 
 
45      130 feet is the distance measured between the center of the residential structure and the project construction boundary.  
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Table 3.3.D: Summary of Operational Emissions, Localized Significance 

Source 

Pollutant Emissions 

NOx 
(lbs/day) CO (lbs/day) PM10 (lbs/day) PM2.5 (lbs/day) 

CO = carbon monoxide 
LST = localized significance threshold 
NO2 = nitrogen dioxide 

PM2.5 = particulate matter less than 2.5 microns in size 
PM10 = particulate matter less than 10 microns in size 
SRA = Source Receptor Area 

 
As detailed in Table 3.3.C and Table 3.3.D, project construction and operational emissions would not 
exceed LST thresholds. Therefore, the project would not expose sensitive receptors to substantial 
pollutant concentrations. Impacts related to substantial pollutant concentrations for construction and 
operation. Therefore, the project would not expose sensitive receptors to substantial pollutant 
concentrations, and impacts would be less than significant.   
 
d) Less than Significant Impact. Other emissions, including nuisance odors, may occur during the 
operation of diesel-fueled equipment during construction and operation of the project. However, these 
emissions would be short term in duration and are expected to be isolated to the immediate vicinity of 
the construction site or transport route. SCAQMD Rules 402, 403, and 431.2, as well as Title 13, Section 
2449(d)(d) of the California Code of Regulations (CCR), require the project Applicant to implement 
standard control measures for fugitive dust and diesel equipment emissions. Additionally, operators of 
off-road vehicles (i.e., self-propelled diesel-fueled vehicles 25 horsepower and up that were not 
designed to be driven on road) are required to limit vehicle idling to five minutes or less; register and 
label vehicles in accordance with the CARB Diesel Off-Road Online Reporting System; restrict the 
inclusion of older vehicles into fleets; and retire, replace, or repower older engines or install Verified 
Diesel Emission Control Strategies (i.e., exhaust retrofits).  
 
Other odors that could emanate from the project site include odors from kitchen operations at the 
proposed Arby’s and/or Wienerschnitzel. SCAQMD Rule 402 regarding nuisances states: “A person 
shall not discharge from any source whatsoever such quantities of air contaminants or other material 
which cause injury, detriment, nuisance, or annoyance to any considerable number of persons or to the 
public, or which endanger the comfort, repose, health or safety of any such persons or the public, or 
which cause, or have a natural tendency to cause injury or damage to business or property.” Adherence 
to these rules is standard regulatory policy for all development within the Basin and would ensure 
impacts from other emissions such as nuisance odors remain less than significant. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 

BIOLOGICAL RESOURCES Would the project: 

7. Wildlife & Vegetation 
a) Conflict with the provisions of an adopted Habitat 

Conservation Plan, Natural Conservation Community Plan, 
or other approved local, regional, or state conservation plan? 

    

b) Have a substantial adverse effect, either directly or 
through habitat modifications, on any endangered, or 
threatened species, as listed in Title 14 of the California 
Code of Regulations (Sections 670.2 or 670.5) or in Title 50, 
Code of Federal Regulations (Sections 17.11 or 17.12)? 
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c) Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified as a 
candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department of Fish and Wildlife or U. S. Wildlife Service? 

    

d) Interfere substantially with the movement of any 
native resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites? 

    

e) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community identified in local 
or regional plans, policies, and regulations or by the 
California Department of Fish and Game or U. S. Fish and 
Wildlife Service? 

    

f) 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? 

    

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

    

 
Source(s):   GIS database, Western Riverside County Multiple Species Habitat Conservation Plan (MSHCP) , On-site 

Inspection (SWCA Environmental Consultants. Multiple Species Habitat Conservation Plan (MSHCP) Consistency Analysis, 
French Valley, Riverside County, California. August 2022, Revised November 2023. (Appendix C-1)), Agency Review of 
Biological Assessment (Regional Conservation Authority (RCA). RCA Joint Project Review (JPR) Findings. January 2, 2024. 
(Appendix C-2)).  

 
Findings of Fact:    
 
a) Less than Significant with Mitigation Incorporated. The approximately 2.47-acre project site is 
located within the Western Riverside Multiple Species Habitat Conservation Plan (MSHCP); therefore, 
it is subject to applicable provisions of the MSHCP. Also, the MSHCP provides for the assembly of a 
Conservation Area consisting of Core Areas and Linkages for the conservation of covered species. The 
Conservation Area is to be assembled from portions of the MSHCP Criteria Area, which consist of 
quarter-section (i.e., approximately 160-acre) Criteria Cells, each with specific criteria for the species 
conservation within that Cell. The site was evaluated for biological resources pursuant to the MSHCP 
via a MSHCP Consistency Analysis (Appendix C-1), which included a literature review and one-day 
pedestrian survey conducted on April 8, 2021.46 The project site is not within any MSHCP Core Area, 
or a Cell Group, but it is within MSHCP Criteria Cell 5778 and Subunit 5: French Valley/Lower Sedco 
Hills (SU5) of the Southwest Area Plan. Specifically, the project site occurs in the north-central portion 
of Cell 5778. 
 
According to Section 3.3.15 of the MSHCP, conservation within Criteria Cell 5778 will contribute to 
assembly of Proposed Core 2 (Antelope Valley) and will focus on grassland habitat. Areas conserved 
within this Cell will be connected to grassland habitat and agricultural land proposed for conservation in 

 
46  SWCA Environmental Consultants. Multiple Species Habitat Conservation Plan (MSHCP) Consistency Analysis, French Valley, Riverside 

County, California. Page 15. August 2022, Revised November 2023. (Appendix C-1). 
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Cell Group B' to the west. Conservation within Cell 5778 will be approximately 5 percent of the Cell, 
focusing in the southwestern portion of the Cell.47   

 
Due to the surrounding land uses around the site, wildlife movement in the project vicinity is already 
restricted by urban development. While undeveloped land occurs adjacent to the site to the west, this 
land is ruderal and contains commercial and industrial development to the west of it.48 As noted by the 
Western Riverside County Regional Conservation Authority (RCA), 8.2 acres for conservation are still 
required to meet the conservation goal of Cell 5778, and approximately 60 acres of undeveloped lands 
exist within Cell 5778.49 Development of the project site as proposed would not further impede assembly 
of Proposed Core 2 as a wildlife corridor between Core Areas of the MSHCP pursuant to the 
conservation goals of MSHCP Criteria Cell 5778 because the project site is not described for 
conservation by the MSHCP, and available undeveloped lands for conservation are available for 
contribution to Proposed Core 2. Despite the project not occurring adjacent to MSHCP Conservation 
Areas, indirect, edge effects could impact sensitive biological resources.  

Edge effects are indirect effects associated with artificial lighting, increased noise, unnatural predators 
(e.g., domestic cats and other non‐native animals), competitors (e.g., exotic plants and non‐native 
animals), unauthorized recreational use that may damage vegetation and/or habitat, increased 
generation of dust and trash/debris, and effects on storm water and water quality. As detailed in Section 
23 (Hydrology and Water Quality), the proposed project includes standard BMPs incorporated into 
project planning to contain construction and operation runoff of toxins, chemicals, petroleum products, 
and exotic plant materials that originate from the project site. As detailed in Section 21 (Hazards and 
Hazardous Materials), the proposed project includes standard BMPs incorporated into project planning 
to avoid and reduce the distribution of toxicants. Accordingly, with implementation of Mitigation 
Measure (MM) BIO-1 and MM-BIO-2 any significant edge effects to adjacent undeveloped lands and 
to lands within Criteria Cell 5778, would be reduced to less than significant with mitigation 
incorporated though implementation of BMPs.  

Additionally, the project site occurs with Rough Step Unit 6. In Rough Step Unit 6, there are 11,392 
acres within the Criteria Area. Key vegetation communities within Rough Step Unit 6 include: coastal 
sage scrub; grasslands; woodlands and forests; and riparian scrub, woodland, forest. Although the 2022 
Annual Report has not been finalized, the remaining development allowance for grassland for Rough 
Step Unit 6 is 299 acres of grassland. As of the end of 2022, this Unit remains in Rough Step. Based 
on the above discussion, the proposed project does not conflict with Rough Step. However, 
development allowance may have changed by the time this project submits for a grading permit.50 

Therefore, project implementation may result in potentially significant impacts to MSHCP Conservation. 
With implementation of MM BIO-3, the Permittee would confirm with the RCA that the project would not 
impact out-of-balance Rough Step vegetation in the applicable Rough Step unit, and potential impacts 
to the MSHCP Reserve Assembly would be reduced to less than significant with mitigation 
incorporated. 

The project site is currently undeveloped and is vegetated primarily by non-native annual grasses. 
During the April 2021 field survey, approximately 72 percent of the plants identified on-site were non-

 
47  Ibid. Page 9. 
48 Ibid. Page 1. 
49  Regional Conservation Authority (RCA). RCA Joint Project Review (JPR) Findings, JPR # 23-05-16-01. Page 3. January 2, 2024. 

(Appendix C-2) 
50  Ibid. 
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native species.51 In accordance with the MSHCP, the project was subject to site-specific biological 
studies, including a Habitat Assessment for MSHCP Narrow Endemic Plant Species Survey Area 
(NEPSSA) and Criteria Area Species Survey Area (CASSA) plant species and a habitat assessment 
for burrowing owl (refer to Appendix C-1) in accordance with the Western Riverside MSHCP guidelines  
to address potential impacts to MSHCP-covered species having the potential to occur on site. SWCA 
determined that NEPSSA species (Munz's onion, San Diego ambrosia, many-stemmed dudleya, 
spreading navarretia, California Orcutt grass, Wright's trichocoronis) and CASSA species (Parish's 
brittlescale, Davidson's saltscale, thread-leaved brodiaea, round-leaved filaree, smooth tarplant, 
Coulter's goldfields, little mousetail, mud nama) do not have the potential to occur on site based on the 
pedestrian survey conducted on April 8, 2021.52  Burrowing owls have some potential to occur on the 
project site even though none were observed during the habitat assessment field survey. Therefore, 
MM BIO-4 is required to ensure that no owls have colonized the site in the days or weeks preceding 
the ground-disturbing activities. Additionally, there is potential for the project site to support bird species 
protected under the Migratory Bird Treaty Act (MBTA) of 1918 (16 USC 703-711); therefore, MM BIO-
5 is required to ensure that no nesting birds have colonized the site in the days preceding the ground-
disturbing activities. With implementation of MM BIO-4 and MM BIO-5, impacts to endangered or 
threatened species listed under State and federal regulations would be reduced to less than 
significant with mitigation incorporated. 
 
The MSHCP includes a Local Development Mitigation Fee in accordance with Riverside County 
Ordinance No. 810 (as codified in RCM BIO-1) to assist in providing revenue to acquire and preserve 
vegetation communities and natural areas within Riverside County known to support populations of 
threatened, endangered, or key sensitive populations of plant and wildlife species. MSHCP payment 
would be submitted based on a per-acre fee of development pursuant to County Ordinance No. 810. In 
addition to the MSHCP, the project site is within the Stephens’ Kangaroo Rat (SKR) Habitat 
Conservation Plan (HCP) fee boundary, and payment of the appropriate fee (as codified in RCM BIO-
2) in accordance with Riverside County Ordinance No. 663.10 would be required as a matter of law.  
Impacts from potential conflict with the MSHCP therefore would be less than significant. 

RCM BIO-1: Prior to issuance of any building permits for non-residential uses and occupancy 
releases for residential uses, the applicant shall provide payment to the County 
of Riverside for applicable Western Riverside County Multiple Species Habitat 
Conservation Plan (MSHCP) Local Development Mitigation Fees. The Local 
Development Mitigation Fees are subject to change each fiscal year. As such, 
the Applicant shall pay the current fee amounts according to timing outlined by 
the Western Riverside County Regional Conservation Authority (RCA). The 
Applicant shall pay the current fee amounts regarding roadways prior to approval 
of the Improvement Plan. The Applicant shall pay the current fee amounts 
regarding residential, commercial, and industrial uses, prior to building permit 
issuance. 

RCM BIO-2:  Prior to issuance of any grading permits, the County of Riverside shall confirm 
that the project applicant has paid the fees pursuant to Ordinance 663.10 for the 
Stephens’ kangaroo rat (SKR) Habitat Conservation Plan (HCP) Fee 
Assessment Area. 

 
51  SWCA Environmental Consultants. Multiple Species Habitat Conservation Plan (MSHCP) Consistency Analysis, French Valley, Riverside 

County, California. Page 16. August 2022, Revised November 2023. (Appendix C-1). 
52  Ibid. Page 26 and 27. 
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As discussed in this section, implementation of MM BIO-1 through MM BIO-5 would ensure the 
proposed project would not conflict with or obstruct implementation of the MSHCP. Furthermore, as 
required for all development projects in the County of Riverside, the project applicant shall pay 
applicable MSHCP Local Development Mitigation fees (RCM BIO-1) and the SKR HCP Fee (RCM BIO-
2), as established and implemented by the County at the rates in force at the time grading permits are 
issued. Impacts from potential conflict with the MSHCP would be less than significant with mitigation 
incorporated. 

b) Less than Significant. The project site was evaluated for biological resources pursuant to the 
MSHCP via a MSHCP Consistency Analysis Report (Appendix C-1), which included a literature review 
and one-day pedestrian survey conducted on April 8, 2021.  The MSHCP Consistency Analysis included 
a habitat suitability assessment, which indicates the project site is dominated by non-native forbs and 
grasses with a few native species of plants interspersed.53 Due to the disturbed nature of the site and 
developed setting of the surrounding properties, the project site does not contain sensitive biological 
resources such as riparian/riverine or vernal pool habitats.  

A nine-quad search (Bachelor Mountain, Romoland, Winchester, Hemet, Murrieta, Sage, Temecula, 
Pechanga, and Vail Lake) was conducted to identify special-status species that were previously 
reported within the project vicinity, and these species were reviewed for their potential to occur within 
the project site.54 A total of 63 special-status plant species were identified in the search, and all of these 
species where noted as having no potential to occur on the project site due to the existing site conditions 
(ongoing mowing and/or disking), lack of detection, and lack of suitable habitat. Of the 63 special-status 
plant species whose presence was evaluated on the project site, 35 plant species are covered under 
the MSHCP. The remaining 28 plant species not covered under the MSHCP include: chaparral sand-
verbena (Abronia villosa var. aurita), alkali marsh aster (Almutaster pauciflorus), south coast saltscale 
(Atriplex pacifica), Santa Rosa Basalt brodiaea (Brodiaea santarosae), lakeside ceanothus (Ceanothus 
cyaneus), Orcutt’s pincushion Chaenactis (glabriuscula var. orcuttiana), Parish’s chaenactis 
(Chaenactis parishii), delicate clarkia (Clarkia delicata), Wiggins' cryptantha (Cryptantha wigginsii), 
Tecate cypress (Hesperocyparis forbesii), mesa horkelia (Horkelia cuneata ssp. puberula), San Diego 
hulsea (Hulsea californica), Santa Lucia dwarf rush (Juncus luciensis), Orcutt’s linanthus (Linanthus 
orcuttii), intermediate monardella (Monardella hypoleuca ssp. intermedia), felt-leaved monardella 
(Monardella hypoleuca ssp. lanata), chaparral nolina (Nolina cismontane), Gander’s ragwort (Packera 
gander), Santiago Peak phacelia (Phacelia keckii), white rabbit-tobacco (Pseudognaphalium 
leucocephalum), Latimer’s woodland gilia (Saltugilia latimeri), Shevock's copper moss (Schizymenium 
shevockii), southern mountains skullcap (Scutellaria bolanderi ssp. austromontana), chaparral ragwort 
(Senecio aphanactis), salt spring checkerbloom (Sidalcea neomexicana), San Bernardino aster 
(Symphyotrichum defoliatum), Parry’s tetracoccus (Tetracoccus dioicus), and California screw moss 
(Tortula californica). These 28 special-status plant species have no potential to occur due to lack of 
suitable habitat within the project site.  

Additionally, 14 special-status animal species (9 birds, 1 crustacean, 2 invertebrates, and 2 mammals) 
were identified in the search, of which 2 species were noted as being absent, 10 species were noted 
as unlikely, 1 species was noted as low, and 1 species, burrowing owl (Athene cunicularia), was the 
only species with a moderate potential to occur due to suitable habitat being present. However, no 
potentially suitable burrows, owl sign (e.g., feathers, pellets, whitewash, and prey remnants), or 
burrowing owls were detected during the April 2021 field survey.55 Of the 14 special-status animal 

 
53  Ibid. Page 18 
54  Ibid. Page 15. 
55  Ibid. Page 22. 
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species whose presence was evaluated on the project site, 13 animal species are covered under the 
MSHCP. Crotch bumblebee (Bombus crotchii) is not a covered species under the MSHCP; however, 
this species is unlikely to occur because frequent disking onsite attributes to low quality nesting habitat, 
and no food plants (e.g., Asclepias sp., Chaenactis sp., Lupinus sp., Medicago sp., Phacelia sp., and 
Salvia sp.) are available onsite.  

No special-status species were found during the April 2021 field survey.56 Furthermore, potentially 
suitable habitat for NEPSSA or CASSA species is absent on site and are they are not expected to occur; 
therefore, focused surveys are not required. The only endangered or threatened species with potential 
to occur on the project site is Stephens' kangaroo rat (Dipodomys stephensi). This species was 
assigned a low probability of occurring on the project site due to the occurrence of general habitat in 
the form of non-native grassland for this species. However, microhabitat for this species, such as 
buckwheat and chamise, is absent. The project site does not occur in an MSHCP Mammal Species 
Survey Area, and small mammal trapping was not required nor conducted. As detailed above in Section 
7(a), the project is within the SKR HCP, a region-wide plan for species permitting and conservation so 
that individual projects could receive Endangered Species Act (ESA) take authority for the species 
throughout the County, rather than individually. 

SKR has its own HCP that is independent from the MSHCP. SKR is federally and State listed as 
threatened. This species was “reclassified” from endangered to threatened in February of 2022 by the 
USFWS along with a concurrent ESA “4(d) rule” for management activities in approved management 
plans.57 Although there is very low potential for SKR to occur on the project site due to regular disking 
and disturbance of the site, the project site is within the County’s SKR HCP fee boundary, so 
implementation of RCM BIO-2 for payment of the SKR HCP fee pursuant to County Ordinance 663.10 
would ensure removal of non-native grassland habitat would not result in significant effects to SKR. 
Impacts would remain less than significant, and mitigation is not required. 

c) Less than Significant with Mitigation Incorporated. As noted above in Section 7(a) above, 
burrowing owl was the only special-status species with a moderate potential to occur due to suitable 
habitat being present on the project site. However, no potentially suitable burrows, owl sign (e.g., 
feathers, pellets, whitewash, and prey remnants), or burrowing owls were detected during the April 2021 
field survey. As noted above in Section 7(b) above, 13 the 14 special-status animal species whose 
presence was evaluated on the project site are covered under the MSHCP. Crotch bumblebee is not a 
covered species under the MSHCP; however, this species is unlikely to occur because frequent disking 
onsite has resulted in low quality nesting habitat, and no food sources (e.g., Asclepias sp., Chaenactis 
sp., Lupinus sp., Medicago sp., Phacelia sp., and Salvia sp.) are available onsite. Furthermore, 
potentially suitable habitat for NEPSSA or CASSA species is absent on site, and no NEPSSA or CASSA 
species are expected to occur; therefore, focused surveys are not required. 

Although no special-status species were found during the April 2021 field survey, and no potentially 
suitable burrowing owl burrows were identified, burrowing owl has a moderate potential to occur on the 
project site since the site contains relatively low-lying bromes and grasses, and the burrowing owl is 
common in the project region. Impacts to burrowing owl can be potentially significant due to potential 
for this species to occupy the site and its surrounding areas prior to development of the project. 
Therefore, MM BIO-4 is required to ensure that a pre-construction burrowing owl survey would be 
conducted prior to disturbance of the site and that, if encountered, impacts to burrowing owls would be 

 
56  Ibid. Page 21. 
57  Riverside County Habitat Conservation Agency (RCHCA). n.d. The Stephens' Kangaroo Rat. Website: https://rchca.us/183/Stephens-

Kangaroo-Rat. (accessed January 21, 2024). 
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avoided. By implementing MM BIO-4, impacts to burrowing owl would be reduced to a less than 
significant with mitigation incorporated. Additionally, if construction is to occur during the bird 
breeding season (typically February 1 through August 31, starting January 1 for raptors), impacts to 
nesting birds would be potentially significant due to nesting birds being protected under the MBTA and 
California Fish and Game Code. Therefore, MM BIO-5 is prescribed to ensure that nesting birds would 
be protected until the young have fledged and by doing so, direct impacts to sensitive and common 
avian species from development of the project site would be reduced to less than significant with 
mitigation incorporated. 

Additionally, the project will be required to pay MSHCP Local Development Mitigation Fees as described 
in RCM BIO-1. Payment of MSHCP Local Development Mitigation Fees provides habitat-based 
mitigation within the plan area for all wildlife and plant species impacted due to the loss of suitable 
habitat from covered projects. The project would be consistent with the goals/objectives of the MSHCP, 
as documented in the RCA-approved MSHCP Consistency Analysis Report (Appendix C-1) and 
implementation of the proposed mitigation measures and regulatory compliance measures listed at the 
end of this Section. 

d) Less than Significant with Mitigation Incorporated. Habitat fragmentation occurs when a single, 
contiguous habitat area is divided into two or more areas, or where an action isolates two or more new 
areas from each other. Isolation of habitat occurs when wildlife cannot move freely from one portion of 
the habitat to another or to/from one habitat type to another. Habitat fragmentation may occur when a 
portion of one or more habitats is converted into another habitat, as when scrub habitats are converted 
into annual grassland habitat because of frequent burning. Wildlife movement includes seasonal 
migration along corridors, as well as daily movements for foraging. Examples of migration corridors may 
include areas of unobstructed open space for deer, riparian corridors providing cover for migrating birds, 
routes between breeding waters and upland habitat for amphibians, and between roosting and feeding 
areas for birds. 

The Paloma Valley-Bachelor Mountain Proposed Constrained Linkage 18 comprised primarily of French 
Valley Creek that connects the Antelope Valley Proposed Core 2 in the Hogbacks [mountains] near 
Murrieta with the Bachelor Mountain Proposed Extension of Existing Core 7 of the Bachelor Mountain 
range is located approximately 1,900 feet northwest of the project site.58 According to the Western 
Riverside County RCA, “constrained” linkages tend to be hemmed in by existing patterns of 
development and may work well as pathways linking core areas but not as living spaces.59 

The project site is surrounded on three sides by urban development. It is bounded by four-lane Benton 
Road to the north, Penfield Lane and a large private residence/swim school to the east, and industrial 
development to the south. A vacant ruderal property occurs to the west, with commercial and industrial 
development west of that property.60 The existing land uses surrounding the project site already restrict 
wildlife movement in the project vicinity. The project site is further separated from Paloma Valley-
Bachelor Mountain Proposed Constrained Linkage 18 by State Route 79 (Winchester Road); therefore, 
development of the site would not encroach on Linkage 18 or French Valley Creek and would not 
obstruct or inhibit French Valley Creek from continuing to serve as a wildlife corridor between larger 

 
58  City of Murrieta. Final Environmental Impact Report for the Murrieta General Plan 2035. Section 5.10: Biological Resources. Exhibit 5.10-

1 (MSHCP Proposed and Existing Conservation Land). SCH No. 2010111084. July 19, 2011. 
59  Western Riverside County Regional Conservation Authority. Habitat Conservation. http://www.wrc-rca.org/habitat-conservation/ 

(accessed November 1, 2019). 
60  SWCA Environmental Consultants. Multiple Species Habitat Conservation Plan (MSHCP) Consistency Analysis, French Valley, Riverside 

County, California. Page 1. August 2022, Revised November 2023. (Appendix C-1). 
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contiguous segments of land that could offer opportunities for wildlife movement. As such, the proposed 
project would not substantially limit wildlife movement. 

Pursuant to the Urban/Wildlands Interface guidelines presented in MSHCP Section 6.1.4, the project 
has the potential to indirectly affect wildlife movement through edge effects associated with locating a 
commercial facility in proximity to an MSHCP Conservation Area. Edge effects are indirect effects 
associated with artificial lighting, increased noise, unnatural predators (e.g., domestic cats and other 
non‐native animals), competitors (e.g., exotic plants and non‐native animals), unauthorized recreational 
use that may damage vegetation and/or habitat, increased generation of dust and trash/debris, and 
effects on storm water and water quality. These effects and the alteration of existing on-site vegetation 
may result in changes in the behavioral patterns of wildlife or reduce the amount or diversity of wildlife 
adjacent to the site. Accordingly, implementation of MM BIO-1 and MM-BIO-2 are necessary as noted 
in RCA Joint Project Review (JPR) Findings (Appendix C-2) in order to reduce significant edge effects 
and to contain construction and operational runoff, including toxics, on the project site. By doing so 
project impacts would be reduced to less than significant with mitigation incorporated. 

Furthermore, as discussed in detail subsequently in the hydrology section, RCM HYD-1 and RCM HYD-
2 address edge effects associated with storm water and water quality. RCM HYD-1 would ensure 
polluted runoff during site preparation and construction would be addressed by the SWPPP, and RCM 
HYD-2 would require the preparation of a Final WQMP in compliance with the San Diego Region MS4 
Permit. Since the Paloma Valley-Bachelor Mountain Proposed Constrained Linkage 18 adjacent to the 
project site consists primarily of French Valley Creek, RCM HYD-1 and RCM HYD-2 would minimize 
edge effects by maintaining the conveyance of seasonal clean water flows along French Valley Creek, 
which connects the Antelope Valley Proposed Core 2 in the Hogbacks [mountains] near Murrieta with 
the Bachelor Mountain Proposed Extension of Existing Core 7 of the Bachelor Mountain range. 

Lastly, the project has potential to affect migratory birds, implementation of MM BIO-5 would protect 
migratory birds during the nesting bird season when unfledged offspring would not be able to flee the 
site safely during construction through the provision of appropriate buffers within which construction 
would not be allowed. Therefore, protection of French Valley Creek and the Paloma Valley-Bachelor 
Mountain Proposed Constrained Linkage 18 through implementation of RCM HYD-1 and RCM HYD-2, 
and the reduction of significant edge effects through implementation of MM BIO-1 and MM-BIO-2  as 
well as implementation of MM BIO-2, would ensure development of the project site would not 
significantly affect wildlife movement opportunities, established native resident or migratory wildlife 
corridors, or native wildlife nursery sites. Impacts to wildlife corridors or linkages would be reduced to 
less than significant with mitigation incorporated. 

e) No Impact. Certain habitats/natural communities are considered to be of special concern based on, 
1) Federal, State, or local laws regulating their development; 2) limited distributions; and/or 3) whether 
they support the habitat requirements of special-status plants or animals. As discussed above, the site 
was evaluated for biological resources pursuant to the MSHCP via a MSHCP Consistency Analysis 
Report (Appendix C-1), which included a literature review and one-day pedestrian survey conducted on 
April 8, 2021. The habitat suitability assessment provided in the MSHCP Consistency Analysis indicates 
the project site is dominated by non-native forbs and grasses with a few native species of plants 
interspersed.61 Due to the disturbed nature of the site and developed setting of the surrounding 
properties, the project site does not contain sensitive biological resources such as riparian/riverine or 
vernal pool habitats. Furthermore, no evidence of vernal pools, hydrophytic plants, prolonged 

 
61  SWCA Environmental Consultants. Multiple Species Habitat Conservation Plan (MSHCP) Consistency Analysis, French Valley, Riverside 

County, California. Page 18. August 2022, Revised November 2023. (Appendix C-1). 
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inundation, depressions, tectonic swales/earth slump basins, or inundation conducive to ponding, or 
other wetland features were recorded on site during the April 8, 2021 field survey or found on historic 
aerial photos.62 No special-status species, NEPSSA species, or CASSA species were identified due to 
the lack of suitable habitat on and surrounding the project site.   

The nearest Critical Habitat units are approximately 2.1 miles southeast of the project site as part of 
Unit 2 of USFWS designated Critical Habitat for the federally listed as endangered Quino checkerspot 
butterfly (Euphydryas editha quino) and Unit 2 of USFWS designated Critical Habitat for the federally 
listed as endangered San Diego ambrosia (Ambrosia pumila).63  However, no portion of the project site 
is located in or adjacent to the Critical Habitat Units 2 for Quino checkerspot butterfly and Unit 2 for San 
Diego ambrosia or any other critical habitat. Additionally, a search of the CNDDB indicates the nearest 
sensitive habitat is Southern Cottonwood Willow Riparian Forest located approximately 3.7 miles 
northeast of the project site.64 Therefore, no impacts to riparian habitat or other sensitive natural 
communities would occur, and mitigation is not required. 

f) No Impact. The U.S. Army Corps of Engineers (USACE) regulates discharges of dredge or fill 
material into water of the U.S., including wetlands and non-wetland bodies of water that meet specific 
criteria. In order to be considered a jurisdictional wetland under Section 404 of the Federal Clean Water 
Act (CWA), an area must possess three wetland characteristics: hydrophytic vegetation, hydric soils, 
and wetland hydrology. 

The MSHCP Consistency Analysis (Appendix C-1) performed in conjunction with MSHCP 
implementation did not identify any vernal pools or hydrophytic vegetation, hydric soils, or wetland 
hydrology on or near the project site. Therefore, the project would not affect potentially jurisdictional 
waters and would not be subject to the regulatory authority of the USACE under Section 404 of the 
CWA, the San Diego Regional Water Quality Control Board (RWQCB) under Section 401 of the CWA, 
or the CDFW under Sections 1600 et seq. of the California Fish and Game Code. The proposed project 
would have no effects on State or federally protected wetlands. No impact would occur, and no 
mitigation is required. 

g) No Impact. Riverside County’s Oak Tree Management Guidelines, County Ordinance No. 559, and 
General Plan Policies OS 9.3 and 9.4 regulate tree removal. According to the County of Riverside 
(Chapter 12.24. Tree Removal), the County tree preservation ordinance states removal of native trees 
with a height of 30 feet and a diameter breast height of 12 inches on any land that is above half an acre 
and above 5,000 feet in elevation is not allowed without a permit. However, there are no large trees or 
shrubs on the project site, with the exception of a few ornamental shrubs along the southern site 
boundary.65 The project would be developed consistent with the MSHCP, County General Plan Policies 
for protection of biological resources, and all other guidelines and regulations applicable to the project 
site. No impact would occur, and no mitigation is required. 

Mitigation:    

 
62  Ibid. page 23. 
63  U.S. Fish and Wildlife Service (USFWS). 2024. Critical Habitat Portal. https://ecos.fws.gov/ecp/report/table/critical-habitat.html (Accessed 

January 22, 2024). 
64  CDFW (California Department of Fish and Wildlife). 2023. Natural Diversity Database. RareFind, Online Edition, Version 5.3.0. 

https://www.wildlife.ca.gov/Data/CNDDB/ (accessed January 22, 2024). 
65  SWCA Environmental Consultants. Multiple Species Habitat Conservation Plan (MSHCP) Consistency Analysis, French Valley, Riverside 

County, California. Page 18. August 2022, Revised November 2023. (Appendix C-1). 
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MM BIO-1: The following guidelines contained in Multiple Species Habitat Conservation Plan 
(MSHCP) Section 6.1.4 shall be implemented by the Permittee: 

i.  Incorporate measures to control the quantity and quality of runoff from the site 
entering the MSHCP Conservation Area. In particular, measures shall be put in 
place to avoid discharge of untreated surface runoff from developed and paved 
areas into MSHCP Conservation Areas. Best Management Practices (BMPs) will 
be implemented to prevent the release of toxins, chemicals, petroleum products, 
exotic plant materials, or other elements that might degrade or harm downstream 
biological resources or ecosystems.  

ii.  Land uses proposed in proximity to the MSHCP Conservation Area that use 
chemicals or generate bioproducts, such as manure, that are potentially toxic or 
may adversely affect wildlife species, habitat, or water quality shall incorporate 
measures to ensure that application of such chemicals does not result in 
discharge to the MSHCP Conservation Area. The greatest risk is from 
landscaping fertilization overspray and runoff.  

iii.  Night lighting shall be directed away from the MSHCP Conservation Area and 
the avoided area on site to protect species from direct night lighting. 

iv.  Proposed noise-generating land uses affecting the MSHCP Conservation Area, 
including designated avoidance areas, shall incorporate setbacks, berms, or 
walls to minimize the effects of noise on MSHCP Conservation Area resources 
pursuant to applicable rules, regulations, and guidelines related to land use noise 
standards. 

v.  Avoid use of invasive, non-native plant species listed in Table 6-2 of the MSHCP 
in approving landscape plans for the portions of the project that are adjacent to 
the MSHCP Conservation Area, including avoidance areas. Considerations in 
reviewing the applicability of this list shall include proximity of planting areas to 
the MSHCP Conservation Areas and designated avoidance areas, species 
considered in the planting plans, resources being protected within the MSHCP 
Conservation Area and their relative sensitivity to invasion, and barriers to plant 
and seed dispersal, such as walls, topography, and other features. 

vi.  Proposed land uses adjacent to the MSHCP Conservation Area shall incorporate 
barriers, where appropriate, in individual project designs to minimize 
unauthorized public access, domestic animal predation, illegal trespass, or 
dumping into existing and future MSHCP Conservation Areas. Such barriers may 
include native landscaping, rocks/boulders, fencing, walls, signage, and/or other 
appropriate mechanisms.  

vii.  Manufactured slopes associated with proposed site development shall not extend 
into the MSHCP Conservation Area. 

viii.  Weed abatement and fuel modification activities are not permitted in the 
Conservation Area, including designated avoidance areas. 
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MM BIO-2: The following MSHCP Appendix C best management practices (BMPs), as 
applicable, shall be implemented for the duration of construction: 

i.  A condition shall be placed on grading permits requiring a qualified biologist to 
conduct a training session for project personnel prior to grading. The training shall 
include a description of the species of concern and its habitats, the general 
provisions of the Endangered Species Act (Act) and the MSHCP, the need to 
adhere to the provisions of the Act and the MSHCP, the penalties associated with 
violating the provisions of the Act, the general measures that are being 
implemented to conserve the species of concern as they relate to the project, and 
the access routes to and project site boundaries within which the project activities 
must be accomplished. 

ii.  Water pollution and erosion control plans shall be developed and implemented 
in accordance with Regional Water Quality Control Board (RWQCB) 
requirements. 

iii.  The footprint of disturbance shall be minimized to the maximum extent feasible. 
Access to sites shall be via pre-existing access routes to the greatest extent 
possible. 

iv.  The upstream and downstream limits of projects disturbance plus lateral limits of 
disturbance on either side of the stream shall be clearly defined and marked in 
the field and reviewed by the biologist prior to initiation of work. 

v.  Projects shall be designed to avoid the placement of equipment and personnel 
within the stream channel or on sand and gravel bars, banks, and adjacent 
upland habitats used by target species of concern. 

vi.  Projects that cannot be conducted without placing equipment or personnel in 
sensitive habitats shall be timed to avoid the breeding season of riparian species 
identified in MSHCP Global Species Objective No. 7. 

vii.  When stream flows must be diverted, the diversions shall be conducted using 
sandbags or other methods requiring minimal instream impacts. Silt fencing of 
other sediment trapping materials shall be installed at the downstream end of 
construction activity to minimize the transport of sediments off site. Settling ponds 
where sediment is collected shall be cleaned out in a manner that prevents the 
sediment from reentering the stream. Care shall be exercised when removing silt 
fences, as feasible, to prevent debris or sediment from returning to the stream. 

viii.  Equipment storage, fueling, and staging areas shall be located on upland sites 
with minimal risks of direct drainage into riparian areas or other sensitive habitats. 
These designated areas shall be located in such a manner as to prevent any 
runoff from entering sensitive habitat. Necessary precautions shall be taken to 
prevent the release of cement or other toxic substances into surface waters. 
Project related spills of hazardous materials shall be reported to appropriate 
entities including but not limited to applicable jurisdictional city, FWS, and CDFG 
[CDFW], RWQCB and shall be cleaned up immediately and contaminated soils 
removed to approved disposal areas. 
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ix.  Erodible fill material shall not be deposited into water courses. Brush, loose soils, 
or other similar debris material shall not be stockpiled within the stream channel 
or on its banks. 

x.  The qualified project biologist shall monitor construction activities for the duration 
of the project to ensure that practicable measures are being employed to avoid 
incidental disturbance of habitat and species of concern outside the project 
footprint. 

xi.  The removal of native vegetation shall be avoided and minimized to the maximum 
extent practicable. Temporary impacts shall be returned to pre-existing contours 
and revegetated with appropriate native species. 

xii.  Exotic species that prey upon or displace target species of concern shall be 
permanently removed from the site to the extent feasible. 

xiii.  To avoid attracting predators of the species of concern, the project site shall be 
kept as clean of debris as possible. All food related trash items shall be enclosed 
in sealed containers and regularly removed from the site(s). 

xiv.  Construction employees shall strictly limit their activities, vehicles, equipment, 
and construction materials to the proposed project footprint and designated 
staging areas and routes of travel. The construction area(s) shall be the minimal 
area necessary to complete the project and shall be specified in the construction 
plans. Construction limits will be fenced with orange snow screen. Exclusion 
fencing shall be maintained until the completion of all construction activities. 
Employees shall be instructed that their activities are restricted to the 
construction areas. 

xv.  The Permittee shall have the right to access and inspect any sites of approved 
projects including any restoration/enhancement area for compliance with project 
approval conditions, including these BMPs. 

MM BIO-3: In accordance with MSHCP Volume I, Section 6.7, it is the Permittees 
responsibility that if the rough step rule is not met during any analysis period 
(performed annually by the Regional Conservation Authority [RCA]), the 
Permittees must conserve appropriate lands supporting a specified vegetation 
community within the analysis unit to bring the Plan back into the parameters of 
the rule prior to authorizing additional loss of the vegetation community for which 
the rule was not achieved. The Permittee is encouraged to consult with the RCA 
on current rough step allowances prior to working with project applicants 
developing grading plans. The Permittee must not cause additional loss of any 
rough step vegetation that is out of balance. Prior to issuance of a grading permit, 
the Permittee will confirm with the RCA that the Project will not impact out-of-
balance Rough Step vegetation in the applicable Rough Step unit. 

MM BIO-4: Due to the presence of potentially suitable habitat, a 30-day preconstruction 
survey for burrowing owls is required prior to initial ground-disturbing activities 
(including vegetation clearing, clearing, and grubbing, tree removal, site watering, 
equipment staging, grading, etc.) to ensure that no owls have colonized the site 
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in the days or weeks preceding the ground-disturbing activities. If burrowing owls 
have colonized the project site prior to the initiation of ground-disturbing activities, 
the project proponent will immediately inform the Regional Conservation 
Authority (RCA) and the Wildlife Agencies and will need to coordinate further with 
RCA and the Wildlife Agencies, including the possibility of preparing a Burrowing 
Owl Protection and Relocation Plan, prior to initiating ground disturbance. If 
ground-disturbing activities occur, but the site is left undisturbed for more than 30 
days, a pre-construction survey will again be necessary to ensure burrowing owl 
has not colonized the site since it was last disturbed. If burrowing owl is found, 
the same coordination described above will be necessary. 

MM BIO-5: If activities associated with vegetation removal, construction, or grading are 
planned during the bird nesting/breeding season (generally February 1 through 
August 31; January 1 for raptors), a qualified biologist shall conduct surveys for 
active nests. Preconstruction nesting bird surveys shall be conducted weekly 
beginning 14 days prior to initiation of ground-disturbing activities, with the last 
survey conducted no more than 3 days prior to the start of clearance/construction 
work. If ground-disturbing activities are delayed, additional preconstruction 
surveys shall be conducted so that no more than 3 days have elapsed between 
the survey and ground-disturbing activities. 

Active nests found within 100 feet of the construction zone shall be delineated 
with highly visible construction fencing or other exclusionary material that would 
inhibit entry by personnel or equipment into the buffer zone. Installation of the 
exclusionary material will be completed by construction personnel under the 
supervision of a qualified biologist prior to initiation of construction activities. The 
buffer zone shall remain intact and maintained while the nest is active (i.e., 
occupied or being constructed by at least one adult bird) and until young birds 
have fledged and no continued use of the nest is observed, as determined by a 
qualified biologist. The barrier shall be removed by construction personnel at the 
direction of the biologist. The following RCMs are regulatory requirements 
implemented as a routine action by the County to ensure compliance with the 
requirements of the County.  

 

 
Monitoring:   MM BIO-2: The qualified project biologist shall monitor construction activities for the 
duration of the project to ensure that practicable measures are being employed to avoid incidental 
disturbance of habitat and species of concern outside the project footprint. 
 
 

CULTURAL RESOURCES Would the project: 

8. Historic Resources 
a) Alter or destroy a historic site? 

    

b) Cause a substantial adverse change in the 
significance of a historical resource, pursuant to California 
Code of Regulations, Section 15064.5? 

    

 
Source(s):   On-site Inspection, Project Application Materials (LSA Associates, Inc. Phase 1 Cultural Resources 

Assessment. July 2021. Appendix D) 
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Findings of Fact:    
 
a) and b). Less than Significant with Mitigation Incorporated. Cultural resources are broadly defined 
as any physical manifestations of human activity that are at least 50 years of age and may include 
archaeological resources as well as historic-era buildings and structures. Archaeological resources 
include both prehistoric remains and remains dating to the historical period. Prehistoric (or Native 
American) archaeological resources are physical manifestations of human activities that predate written 
records and may include village sites, temporary camps, lithic (stone tool) scatters, rock art, roasting 
pits/hearths, milling features, rock features, and burials. Historic archaeological resources can include 
refuse heaps, bottle dumps, ceramic scatters, privies, foundations, and burials and are generally 
associated in California with the Spanish Mission Period (1769 through 1833) through the mid‐late 20th 
century (1970). Archaeological resources that are eligible for listing in the National Register of Historic 
Places (National Register), California Register of Historical Resources (California Register), or a local 
register are considered historical resources pursuant to CEQA Guidelines §15064.5. CEQA Guidelines 
§15064.5 defines the term “historical resource” as: 

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 (Pub. Res. Code § 5024.1, Title 14 CCR, 
Section 4850 et seq.). 

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 Section 5024.1(g) of the Public Resources Code, shall be presumed to be historically 
or culturally significant. Public agencies must treat any such resource as significant unless the 
preponderance of evidence demonstrates that it is not historically or culturally significant. 

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 may be 
considered to be an historical resource, provided the lead agency’s determination is supported by 
substantial evidence in light of the whole record. Generally, a resource shall be considered by the 
lead agency to be “historically significant” if the resource meets the criteria for listing on the California 
Register of Historical Resources (Pub. Res. Code, § 5024.1, Title 14 CCR, Section 4852) including 
the following: 

 a. Is associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage. 

 b. Is associated with the lives of persons important in our past. 

 c. 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. 

 d. Has yielded, or may be likely to yield, information important in prehistory or history. 

A “substantial adverse change” to a historical resource, according to Public Resources Code (PRC) 
§5020.1(q), “means demolition, destruction, relocation, or alteration such that the significance of a 
historical resource would be impaired.” 



 Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

 

 Page 44 of 137 CEQ / EA No.       

A Cultural Resources Assessment was prepared for the project site and included an archaeological and 
historical records search and intensive pedestrian survey (Appendix D).66 The records search of the 
project site included a one-half mile radius search index and identified 18 cultural resources, including 
prehistoric and historic period archaeological resources. The nearest prehistoric resource (prehistoric 
isolated artifact) was documented approximately 850 feet west of the project site. The records search 
also identified 54 previous cultural resources studies within one-half mile of the project site, two of which 
encompassed portions of the site.67  

The project-specific pedestrian survey conducted on May 21, 2021, did not result in the identification of 
any cultural resources on the project site.68 Additionally, the survey results determined that part of the 
site was previously graded and that it is currently disturbed by earthmoving and weed-abatement 
activities. Modern refuse was also noted throughout the project site.  Based on the results of the Cultural 
Resources Assessment, the project site does not contain any “historical resources” as defined under 
CEQA Guidelines §15064.5 or any known archaeological resources. However, the project site’s 
proximity to previously-recorded cultural resources, as indicated through the records search, indicates 
there is some potential for the site to contain previously unidentified subsurface cultural resources. 
Project construction would include excavation to install underground storage tanks and site grading to 
a maximum vertical height of approximately 12 feet below ground surface into native soils. Therefore, 
MM CUL-1 through MM CUL-4 are required to ensure impacts to any unanticipated cultural resources 
would be reduced to less than significant with mitigation incorporated. 

With implementation of MM CUL-1 through MM CUL-4, interested Native American tribes would be 
consulted to ensure unanticipated cultural resources would be managed in accordance with CEQA 
Guidelines §15064.5. Impacts to “historical resources” as defined under CEQA Guidelines §15064.5 or 
“archaeological resources” pursuant to CEQA Guidelines §15064.5 would be reduced to less than 
significant with mitigation incorporated. 

Mitigation:    

MM CUL-1 Prior to the issuance of grading permits, the developer/permit applicant shall enter into 
agreement(s) with the consulting tribe(s) for Native American Monitor(s). In conjunction 
with the Archaeological Monitor(s), the Native American Monitor(s) shall attend the pre-
grading meeting with the contractors to provide Cultural Sensitivity Training for all 
construction personnel. In addition, an adequate number of Native American Monitor(s) 
shall be on-site during all initial ground disturbing activities and excavation of each 
portion of the project site including clearing, grubbing, tree removals, grading and 
trenching. In conjunction with the Archaeological Monitor(s), the Native American 
Monitor(s) have the authority to temporarily divert, redirect or halt the ground disturbance 
activities to allow identification, evaluation, and potential recovery of cultural resources. 
The developer/permit applicant shall submit a fully executed copy of the agreement(s) 
to the County Archaeologist to ensure compliance with this condition of approval. Upon 
verification, the Archaeologist shall clear this condition. This agreement shall not modify 
any condition of approval or mitigation measure. 

MM CUL-2  Prior to issuance of grading permits, the applicant/developer shall provide evidence to 
the County of Riverside Planning Department that a County certified professional 

 
66  LSA Associates, Inc. Phase 1 Cultural Resources Assessment. July 2021. Appendix D.  
67  Ibid. Page 9.  
68  Ibid. 
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archaeologist (Project Archaeologist) has been contracted to implement a Cultural 
Resource Monitoring Program (CRMP). A Cultural Resource Monitoring Plan shall be 
developed in coordination with the consulting tribe(s) that addresses the details of all 
activities and provides procedures that must be followed in order to reduce the impacts 
to cultural, tribal cultural and historic resources to a level that is less than significant as 
well as address potential impacts to undiscovered buried archaeological resources 
associated with this project. A fully executed copy of the contract and a digitally-signed 
copy of the Monitoring Plan shall be provided to the County Archaeologist to ensure 
compliance with this condition of approval. Working directly under the Project 
Archaeologist, an adequate number of qualified Archaeological Monitors shall be present 
to ensure that all earth moving activities are observed and shall be on-site during all 
grading activities for areas to be monitored including off-site improvements. Inspections 
will vary based on the rate of excavation, the materials excavated, and the presence and 
abundance of artifacts and features. The Professional Archaeologist may submit a 
detailed letter to the County of Riverside during grading requesting a modification to the 
monitoring program if circumstances are encountered that reduce the need for 
monitoring. 

MM CUL-3  In the event cultural resources are identified during ground disturbing activities, the 
landowner(s) shall relinquish ownership of all cultural resources and provide evidence to 
the satisfaction of the County Archaeologist that all archaeological materials recovered 
during the archaeological investigations (this includes collections made during an earlier 
project, such as testing of archaeological sites that took place years ago), have been 
handled through the following methods. Any artifacts identified and collected during 
construction grading activities are not to leave the project area and shall remain onsite 
in a secure location until final disposition. 

A. Historic Resources: All historic archaeological materials recovered during the 
archaeological investigations (this includes collections made during an earlier 
project, such as testing of archaeological sites that took place years ago), have been 
curated at the Western Science Center, a Riverside County curation facility that 
meets State Resources Department Office of Historic Preservation Guidelines for the 
Curation of Archaeological Resources. Evidence shall be in the form of a letter from 
the curation facility identifying that archaeological materials have been received and 
that all fees have been paid. 

B. Prehistoric and/or Tribal Cultural Resources: One of the following treatments 
shall be applied. 

Preservation–in-place, if feasible is the preferred option. Preservation in place means 
avoiding the resources, leaving them in the place where they were found with no 
development affecting the integrity of the resources. 

Reburial of the resources on the project property. The measures for reburial shall be 
culturally appropriate as determined through consultation with the consulting 
Tribe(s)and include, at least, the following: Measures to protect the reburial area 
from any future impacts in perpetuity. Reburial shall not occur until all required 
cataloguing (including a complete photographic record) and analysis have been 
completed on the cultural resources, with the exception that sacred and 
ceremonial items, burial goods, and Native American human remains are 
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excluded. No cataloguing, analysis, or other studies may occur on human 
remains grave goods, and sacred and ceremonial items. Any reburial processes 
shall be culturally appropriate and approved by the consulting tribe(s). Listing of 
contents and location of the reburial shall be included in the confidential Phase 
IV Report. The Phase IV Report shall be filed with the County under a confidential 
cover and not subject to a Public Records Request. 

MM CUL-4  Prior to Grading Permit Final Inspection, a Phase IV Cultural Resources Monitoring 
Report shall be submitted that complies with the Riverside County Planning 
Department’s requirements for such reports for all ground disturbing activities associated 
with this grading permit. The report shall follow the County of Riverside Planning 
Department Cultural Resources (Archaeological) Investigations Standard Scopes of 
Work posted on the TLMA website. The report shall include results of any feature 
relocation or residue analysis required as well as evidence of the required cultural 
sensitivity training for the construction staff held during the required pre-grade meeting 
and evidence that any artifacts have been treated in accordance to procedures stipulated 
in the Cultural Resources Management Plan. 

Monitoring:   See MM CUL-1 through MM CUL-3. 
 

9. Archaeological Resources 
a) Alter or destroy an archaeological site? 

    

b) Cause a substantial adverse change in the 
significance of an archaeological resource, pursuant to 
California Code of Regulations, Section 15064.5? 

    

c) Disturb any human remains, including those 
interred outside of formal cemeteries? 

    

Source(s):   On-Site Inspection, Project Application Materials, (LSA Associates, Inc. Phase 1 Cultural Resources 

Assessment. July 2021. Appendix D) 
 
Findings of Fact:  
 
a) and b) Please refer to Section V. 8(b), above. 
 
c) Less than Significant with Mitigation Incorporated. No known human remains are present on the 
project site, and there is no evidence that Native Americans are buried on the project site. In the unlikely 
event that human remains are encountered during project construction, MM CUL-5 is required to ensure 
impacts would be reduced to less than significant levels with mitigation incorporated. 
 
Furthermore, the Temecula Band of Luiseño Indians (Pechanga), Soboba Band of Luiseno Indians, and 
the Rincon Band of Luiseño Indians requested consultation in conjunction with site-specific mitigation 
pursuant to Assembly Bill 52 (AB52). MM TCR-1 through MM TCR-3 are detailed in Section 3.18, Tribal 
Resources, in accordance with PRC 21080.3.2. 

Implementation of MM CUL-5 would ensure that human remains would be managed in accordance with 
State Health and Safety Code Section 7050.5 and Public Resources Code Section 5097.98. Therefore, 
potential impacts to human remains would be less than significant with mitigation incorporated. 
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Mitigation:   

See MM CUL-1 through MM CUL-4 in Sections 8(a) and 8(b) above. See MM TCR-1 through MM TCR-
3 are detailed in Section 3.18. 

MM CUL-5  Pursuant to State Health and Safety Code Section 7050.5, if human remains are 
encountered, no further disturbance shall occur until the County Coroner has made the 
necessary findings as to origin. Further, pursuant to Public Resources Code Section 
5097.98 (b), remains shall be left in place and free from disturbance until a final decision 
as to the treatment and their disposition has been made. If the Riverside County Coroner 
determines the remains to be Native American, the Native American Heritage 
Commission shall be contacted by the Coroner within the period specified by law (24 
hours). Subsequently, the Native American Heritage Commission shall identify the “Most 
Likely Descendant”. The Most Likely Descendant shall then make recommendations and 
engage in consultation with the property owner concerning the treatment of the remains 
and any associated items as provided in Public Resources Code Section 5097.98. 

Monitoring:   See MM CUL-1 through MM CUL-3 and MM TCR-1 through MM TCR-3 detailed in Section 
3.18. 
 

ENERGY Would the project: 

10. Energy Impacts 
a) Result in potentially significant environmental 

impacts due to wasteful, inefficient, or unnecessary 
consumption of energy resources, during project 
construction or operation? 

    

b) Conflict with or obstruct a State or Local plan for 
renewable energy or energy efficiency? 

    

Source(s):   Riverside County General Plan, Riverside County Climate Action Plan (“CAP”), The Safer Affordable Fuel-

Efficient (SAFE) Vehicles Rule for Model Years 2021-2026 Passenger Cars and Light Trucks. August 24, 2018, Total System 
Electric Generation. California Energy Commission, Project Application Materials (CalEEMod Appendix B) 
 
Findings of Fact:  
 
a) Less than Significant Impact. The project’s consumption of energy during construction and 
operation is calculated via CalEEMod, as detailed in Appendix B. 
 

Construction. The anticipated construction schedule assumes that the project would be built in 
approximately 8 months. Construction would require energy for the manufacture and transportation 
of building materials, preparation of the site for demolition and grading activities, utility installation, 
paving, and building construction and architectural coating. Petroleum fuels (e.g., diesel and 
gasoline) would be the primary sources of energy for these activities. However, energy usage on 
the project site during construction would be temporary in nature. 

The output for energy consumption incorporates project compliance with SCAQMD Rule 431.2, Title 
13-Section 2449 of the CCR, and CalRecycle/Green Building Program regulations, which include 
implementation of standard control measures for equipment emissions and materials recycling. 
Adherence to these regulations, including the implementation of Best Available Control Measures, 
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is a standard requirement for any construction or ground disturbance activity occurring within the 
Basin. 

Best Available Control Measures include, but are not limited to, requirements that the project 
Applicant utilize only low-sulfur diesel having a sulfur content of 15 parts per million by weight or 
less; ensure off-road vehicles (i.e., self-propelled diesel-fueled vehicles 25 horsepower and up that 
were not designed to be driven on road) limit vehicle idling to five minutes or less; register and label 
vehicles in accordance with the California Air Resources Board (CARB) Diesel Off-Road Online 
Reporting System; restrict the inclusion of older vehicles into fleets; and retire, replace, or repower 
older engines or install Verified Diesel Emission Control Strategies (i.e., exhaust retrofits). 
Additionally, the construction contractor must recycle/reuse at least 65 percent of the construction 
material (including, but not limited to, proposed aggregate base, soil, mulch, vegetation, concrete, 
lumber, metal, and cardboard) and use “Green Building Materials,” such as those materials that are 
rapidly renewable or resource efficient, and recycled and manufactured in an environmentally 
friendly way, for at least 10 percent of the project, in accordance with CalRecycle regulations. 
Through compliance with SCAQMD Rule 431.2, Title 13-Section 2449 of the CCR, and the 
CalRecycle Green Building Program as a matter of regulatory policy, construction of the project would 
demand only the energy required, and impacts from wasteful, inefficient, or unnecessary energy 
consumption would be less than significant. No mitigation is required for short-term construction 
impacts.  

Operation. During project operation, electricity would be the main form of energy consumed on the 
site. Electricity would be used for building heating and cooling, lighting, and water heating. Table 
3.6.A presents the energy use of the proposed project.  

Table 3.6.A: Estimated Annual Energy Use of Proposed Project 

Land Use 
Electricity Use 

(kWh/year) 
Natural Gas 
(Btu/year) 

Patrons and Employees Vehicles 
Gasoline  

(gallons/year) 

Automobile Care Center 51,683.2 168,439 295,904.19 

Fast Food Restaurants 150,942.8 891,598 -- 

Parking lot 23,478.8 0 -- 

Total 226,104.8 1,060,037 295,904.19 

Source: LSA Associates, Inc. Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed French 
Valley Commercial Project (LSA Project No. EGR2101). Attachment C: CalEEMod Output. May 2, 2022 (Appendix B). 
kWh = kilowatt hours 
Btu = British thermal units 

 
As identified in Table 3.6.A, demand from proposed uses on the site would generate a total 
226,104.8-kilowatt hours (kWh) of electricity and 1,060,037 British thermal units (Btu) of natural gas 
on an annual basis. In addition, the project would result in energy usage associated with 
consumption of motor vehicle gasoline to fuel project-related trips. Based on the project’s Traffic 
Impact Analysis (Appendix J), the proposed car wash and fast-food restaurant facilities would 
generate up to 1,989 daily trips during a weekday. The proposed project’s 1,989 total daily trips is 
estimated to result in 6,776,206 annual vehicle miles traveled (VMT). Using the 2020 fuel economy 
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estimate of 22.9 miles per gallon (mpg),69 the proposed project would consume approximately 
295,904.19 gallons of gasoline per year.70 

The State of California provides a minimum standard for building design and construction standards 
through Title 24 of the CCR, known as the California Building Code (CBC). The CBC is updated 
every three years, and the current 2019 CBC went into effect in January 2020. Compliance with 
Title 24 is mandatory at the time new building permits are issued by local governments. The 
California Building Standards Commission adopted Part 11 of the Title 24 Building Energy Efficiency 
Standards (also referred to as the California Green Building Standards Code, or CALGreen) in 2010 
as part of the State’s efforts to reduce greenhouse gas (GHG) emissions and energy consumption 
from residential and nonresidential buildings. CALGreen code covers the following five categories: 
(1) planning and design, (2) energy efficiency, (3) water efficiency and conservation, (4) material 
conservation and resource efficiency, and (5) indoor environmental quality. The County has adopted 
both the CBC and CALGreen Code pertaining to energy conservation standards. The projected 
energy use of the project is representative of a worst-case scenario because the estimates do not 
account for energy efficiency measures that would be incorporated into the proposed project.  

Electricity is provided in the State through a complex grid of power plants and transmission lines. In 
2020, California’s in-state electric generation totaled 190,913 gigawatt-hours (GWh); the State’s 
total system electric generation, which includes imported electricity, totaled 272,576 GWh.71 
Population growth is the primary source of increased energy consumption in the State; due to 
population projections, annual electricity use is anticipated to increase by approximately 1 percent 
per year through 2027.72 The project’s net electricity usage would total less than 0.00012 percent73 
of electricity generated in the State in 2020, which would not represent a substantial demand on 
available electricity resources. 

The average fuel economy for light-duty vehicles (autos, pickups, vans, and SUVs) in the United 
States has steadily increased from about 14.9 mpg in 1980 to 22.9 mpg in 2020.74 Federal fuel 
economy standards have changed substantially since the Energy Independence and Security Act 
was passed in 2007, which originally mandated a national fuel economy standard of 35 mpg by the 
year 2020, and would be applicable to cars and light trucks of Model Years 2011 through 2020. The 
EPA and the Department of Transportation’s National Highway Traffic Safety Administration 
(NHTSA) amended the existing Corporate Average Fuel Economy (CAFE) standard. The new 
vehicle rules under the Safe Affordable Fuel-Efficient (SAFE) will hold the emissions standards at 
2020 standards for both CAFE and SAFE until 2026. This new rule applies to the emissions of light 
duty cars and trucks from model years 2021 to 2026.75 

 
69  Table 4-23. Average Fuel Efficiency of U.S. Light Duty Vehicles. United States Department of   Transportation, Bureau of Transportation 

Statistics. https://www.bts.gov/content/average-fuel-efficiency-us-light-duty-vehicles (accessed July 14, 2022). 
70  6,776,206 VMT per year ÷ 22.9 mpg = 295,904.19 gallons of gasoline per year 
71  Total System Electric Generation. California Energy Commission. https://www.energy.ca.gov/data-reports/energy-almanac/california-

electricity-data/2020-total-system-electric-generation (Accessed July 14, 2022). 
72  Table ES-1. California Energy Demand 2018–2030 Revised Forecast. California Energy Commission. file:///C:/Users/CDavis/

Downloads/TN223244_20180419T154213_California_Energy_Demand_20182030_Revised_Forecast%20(8).pdf. (accessed July 14, 
2022). 

73  0.23 GWh (proposed project) ÷ 190,913 GWh (generated in State in 2020) = < 0.00012 percent. 

74  Table 4-23. Average Fuel Efficiency of U.S. Light Duty Vehicles. United States Department of Transportation, Bureau of Transportation 

Statistics. https://www.bts.gov/content/average-fuel-efficiency-us-light-duty-vehicles (Accessed July 14, 2022). 
75  The Safer Affordable Fuel-Efficient (SAFE) Vehicles Rule for Model Years 2021-2026 Passenger Cars and Light Trucks. August 24, 

2018. United States Environmental Protection Agency and United States Department of Transportation. 
https://www.govinfo.gov/content/pkg/FR-2018-08-24/pdf/2018-18418.pdf (accessed July 14, 2022). 

https://www.energy.ca.gov/data-
file:///C:/Users/CDavis/Downloads/TN223244_20180419T154213_California_Energy_Demand_20182030_Revised_Forecast%20(8).pdf
file:///C:/Users/CDavis/Downloads/TN223244_20180419T154213_California_Energy_Demand_20182030_Revised_Forecast%20(8).pdf
https://www.govinfo.gov/content/pkg/FR-2018-08-24/pdf/2018-18418.pdf
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As stated previously, implementation of the proposed project would increase the project-related 
annual gasoline demand by 295,904.19 gallons. Automobiles operated by patrons and employees 
are subject to fuel economy and efficiency standards applied throughout the State. As such, the fuel 
efficiency of vehicles associated with the project site would increase throughout the life of the project 
as fuel efficiency of vehicles continues to improve in order to meet the State’s 2050 GHG emission 
reduction goals. In addition, as the price and efficiency of electric passenger vehicles improve more 
people would buy them, reducing the number and use of fossil fuel dependent vehicles on the road. 
The result is a decrease the gasoline fuel demand in the transportation sector, including transit 
buses and passenger vehicles. 

Patrons who would utilize the two proposed fast-food restaurants would benefit from improved 
transportation to the site, as the improvements to public transportation would result in an expanded 
network of municipal buses, bicycle infrastructure, and rideshare programs. Although the Traffic 
Impact Analysis (Appendix J) describes the project as generating 1,989 “new” daily vehicle trips 
to/from the project site, many of these trips are not necessarily new but more likely rerouted vehicle 
trips that are expected to be travelling to other land uses and already consuming gasoline. The long-
term operation of the project would see a decrease in fuel consumption per mile due to continuous 
improvements to vehicles and transportation infrastructure, which would demand less energy 
consumption through the life of the project.  

Increasingly stringent electricity, natural gas, and fuel efficiency standards improved alternative 
transportation infrastructure throughout the region would ensure operation of the project would 
demand only the energy required, and impacts from wasteful, inefficient, or unnecessary energy 
consumption would be less than significant. 

Construction and operation of the proposed project would not result in a potentially significant 
environmental impact due to wasteful, inefficient, or unnecessary consumption of energy resources. 
Impacts would be less than significant. 

b) No Impact. As discussed above, the State of California provides a minimum standard for building 
design and construction standards through Title 24 of the CCR, known as the California Building 
Code (CBC). Compliance with Title 24 is mandatory at the time new building permits are issued by 
local governments. The California Building Standards Commission adopted Part 11 of the Title 24 
Building Energy Efficiency Standards (also referred to as the California Green Building Standards 
Code, or CALGreen) in 2010 as part of the State’s efforts to reduce greenhouse gas (GHG) 
emissions and energy consumption from residential and nonresidential buildings. The County has 
adopted both the CBC and CALGreen Code pertaining to energy conservation standards. 
Therefore, the project would comply with the CBC and CalGreen Code pertaining to energy 
conservation standards in effect at the time of construction and the project would be consistent with 
applicable plans related to renewable energy and energy efficiency. No impact would occur. 

Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 
 

GEOLOGY AND SOILS Would the project directly or indirectly:  

11. Alquist-Priolo Earthquake Fault Zone or County 
Fault Hazard Zones 
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a) Be subject to rupture of a known earthquake fault, 
as delineated on the most recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the State Geologist for the area 
or based on other substantial evidence of a known fault? 

 
Source(s):   Riverside County General Plan Figure S-2 “Earthquake Fault Study Zones,” GIS database, County of Riverside. 

Multi-Jurisdictional Local Hazard Mitigation Plan. Map 2: Riverside County Faults and Zones. Page 198. Approved and 
Adopted July 2018., (AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed Commercial Plaza 
Project. Page 5. January 25, 2021. Appendix E) 

 
Findings of Fact:    
 
a) No Impact. The Alquist-Priolo Earthquake Fault Zoning Act (Act) mitigates fault rupture hazards by 
prohibiting the development of structures for human occupancy across the trace of an active fault. The 
Act requires the State Geologist to delineate “Earthquake Fault Zones” along faults that are “sufficiently 
active” and “well defined.” The boundary of an “Earthquake Fault Zone” is generally 500 feet from major 
active faults and between 200 and 300 feet from well-defined minor faults. The project site is not located 
within an Earthquake Fault Zone as defined by the State of California in the Alquist-Priolo Earthquake 
Fault Zone Act of 1972 or as defined by the County’s Local Hazard Mitigation Plan.76 In addition, there 
is no evidence of any faults or faulting activity on the project site. No impact related to fault rupture 
would result from the implementation of the project. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 
 

12. Liquefaction Potential Zone  
a) Be subject to seismic-related ground failure, 

including liquefaction? 

    

 
Source(s):   Riverside County General Plan Figure S-3 “Generalized Liquefaction,” (AES Soil. Report of Geotechnical 

Investigation and Percolation Testing, Proposed Commercial Plaza Project. Page 5. January 25, 2021. Appendix E.) 

 
Findings of Fact:    

a) Less than Significant Impact. Liquefaction occurs when loose, unconsolidated, water-laden soils 
are subject to shaking, causing the soils to lose cohesion. Coarse-grained on-site soils are dense to 
very dense, and fine-grained on-site soils are stiff to hard. The Geotechnical Investigation and 
Percolation Testing Report did not encounter groundwater in borings extending to a maximum depth of 
21 feet on the project site.77 Based on review of available groundwater maps, the highest groundwater 
level in the vicinity of the project site is approximately 30 feet.78 The project site is not located within a 
zone of required liquefaction investigation, and the Riverside County General Plan identifies the risk of 
liquefaction at the project site as low.79 Proper engineering design and construction in conformance with 

 
76  County of Riverside. Multi-Jurisdictional Local Hazard Mitigation Plan. Map 2: Riverside County Faults and Zones. Page 198. Approved 

and Adopted July 2018. 
77  Ibid. Page 4. 
78  Ibid. Page 5. 
79   Riverside County Parcel Report. APN 963070018. http://rivcoparcelreport.rivcoca.org/Report?apn=963070018&type=public&url

=http://gis1.countyofriverside.us/Geocortex/Essentials/REST/TempFiles/Export.png?guid=080212a6-786d-4883-868e-
795d4dccc234&contentType=image/png. (Accessed November 16, 2021). 

http://rivcoparcelreport.rivcoca.org/Report?apn=963070018&type=public&url=http://gis1.countyofriverside.us/Geocortex/Essentials/REST/TempFiles/Export.png?guid=080212a6-786d-4883-868e-795d4dccc234&contentType=image/png
http://rivcoparcelreport.rivcoca.org/Report?apn=963070018&type=public&url=http://gis1.countyofriverside.us/Geocortex/Essentials/REST/TempFiles/Export.png?guid=080212a6-786d-4883-868e-795d4dccc234&contentType=image/png
http://rivcoparcelreport.rivcoca.org/Report?apn=963070018&type=public&url=http://gis1.countyofriverside.us/Geocortex/Essentials/REST/TempFiles/Export.png?guid=080212a6-786d-4883-868e-795d4dccc234&contentType=image/png
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CBC standards and project-specific geotechnical recommendations (RCM GEO-1) would ensure 
potential for earthquake induced liquefaction and lateral spreading on-site would be low due to the 
recommended compacted fill, relatively low groundwater level, and the dense nature of the on-site earth 
materials. Potential impacts from seismic-related ground failure, including liquefaction would be less 
than significant.  
 
RCM: Mitigation is not required; however, the following RCM is a regulatory requirement that would be 
implemented to ensure impacts related to strong seismic ground shaking remain less than significant. 

RCM GEO-1:  The Applicant shall provide evidence to the County of Riverside for review and approval 
that on-site structures, features, and facilities have been designed and constructed in 
conformance with applicable provisions of the California Building Code in effect at the 
time of construction and the recommendations cited in the Geotechnical Investigation 
and Percolation Testing Report (Appendix E of the Initial Study). Geotechnical 
recommendations include, but are not limited to, the following: 

• All vegetation and debris shall be collected and hauled off-site. In the areas of 
proposed buildings, the existing fill and top 3 feet of porous native soils shall be 
excavated until non-porous native soils are exposed. 

• In the areas of the surface parking, only the surficial fill shall be removed and 
recompacted. 

• The excavated areas shall be observed and approved by the Soil Engineer prior to 
placing any fill. 

• The excavated materials from the site shall be reused in the compacted fill areas. 

• Fill material, approved by the Soil Engineer, shall be placed in controlled layers. Each 
layer shall be compacted to at least 90 percent of the maximum unit weight as 
determined by American Society for Testing and Materials (ASTM) designation D 
1557 for the material used. 

• The fill material shall be placed in controlled layers of not to exceed 8 inches. Each 
layer shall be spread evenly and shall be thoroughly mixed during the spreading to 
insure uniformity of material in each layer. 

• When moisture content of the fill material is too low to obtain adequate compaction, 
water shall be added and thoroughly dispersed until the moisture content is near 
optimum. 

• When the moisture content of the fill material is too high to obtain adequate 
compaction, the fill material shall be aerated by blading or other satisfactory methods 
until near optimum moisture condition is achieved. 

• Inspection and field density tests shall be conducted by the Soil Engineer during 
grading work to assure that adequate compaction is attained. Where compaction of 
less than 90 percent is indicated, additional compactive effort shall be made with 
adjustment of the moisture content or layer thickness, as necessary, until at least 90 
percent compaction is obtained. 
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This condition shall be implemented to the satisfaction of the County of Riverside Deputy 
Building Official or designee. 

Proper engineering design and construction in conformance with CBC and ASCE 7-16 standards and 
project-specific geotechnical recommendations (RCM GEO-1) would ensure potential impacts from 
strong seismic ground shaking would be less than significant.  
 
Mitigation: No mitigation is required. 

Monitoring:   Inspection and field density tests shall be conducted by the Soil Engineer during grading 
work to assure that adequate compaction is attained (refer Appendix E of the Initial Study). 
 
 

13. Ground-shaking Zone 
a) Be subject to strong seismic ground shaking? 

    

 
Source(s):   Riverside County General Plan Figure S-4 “Earthquake-Induced Slope Instability Map,” and Figures S-13 

through S-21 (showing General Ground Shaking Risk), (AES Soil. Report of Geotechnical Investigation and Percolation 
Testing, Proposed Commercial Plaza Project. Page 5. January 25, 2021. Appendix E.) 
 
Findings of Fact:    
 
a) Less Than Significant Impact. According to the Riverside County’s Multi-Jurisdictional Local Hazard 

Mitigation Plan, Riverside County contains several “known active and potentially active earthquake 
faults, including the San Andreas Fault, San Jacinto Fault, and Elsinore Fault.” In the event of an 
earthquake, factors such as the “location of the epicenter, as well as the time of day and season of the 
year” would have drastic impact on the number of casualties and property damage.80  Like all of southern 
California, the project site has and would continue to be subject to ground shaking generated from 
activity on local and regional faults. Based on seismic parameters obtained from American Society of 
Civil Engineers (ASCE) 7-16, the proposed project may be subject to and must accommodate up to a 
maximum site horizontal acceleration (motions parallel to the horizon) of 1.396g (short period) and 
0.519g (1-second period). Accordingly, the Geotechnical Investigation and Percolation Testing Report 
(Appendix E) prescribes seismic design parameters pursuant to the latest edition of the California 
Building Code (CBC) and ASCE 7-16 standards.81 
 
Chapter 16 of the CBC includes General Design Requirements, including regulations governing 
seismically resistant construction (Chapter 16, Division IV) and construction to protect people and 
property from hazards associated with excavation cave-ins and falling debris or construction materials. 
Chapter 18 and Chapter 33 include site demolition, excavations, foundations, retaining walls, and 
grading, including requirements for seismically resistant design, foundation investigations, stable cut 
and fill slopes, and drainage and erosion control. The procedures and limitations for the design of 
structures are based on site characteristics, occupancy type, configuration, structural system height, 
and seismic zoning. Construction activities are also subject to occupational safety standards for 
excavation, shoring, and trenching as specified in California Occupational Safety and Health 
Administration regulations (California Code of Regulations, Title 8). 
 

 
80 Ibid. Page 193. 
81  AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed Commercial Plaza Project. Page 5. January 25, 

2021. (Appendix E).  
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State law requires the design and construction of new structures to comply with current CBC 
requirements which address general geologic, seismic (including ground shaking), and soil constraints 
for new buildings. Accordingly, the Geotechnical Investigation and Percolation Testing Report details 
proper engineering design and construction recommendations to be implemented through development 
of the proposed project as Regulatory Compliance Measure (RCM) GEO-1 in conformance with the 
current edition of the CBC and ASCE 7-16 standards. Implementation of RCM GEO-1 would ensure 
that impacts related to strong seismic ground shaking would be less than significant.  
 
RCM: Mitigation is not required; however, RCM GEO-1 detailed in Section 12(a) above is a regulatory 
requirement that would be implemented to ensure impacts related to strong seismic ground shaking 
remain less than significant. Proper engineering design and construction in conformance with CBC and 
ASCE 7-16 standards and project-specific geotechnical recommendations (RCM GEO-1) would ensure 
potential impacts from strong seismic ground shaking would be less than significant.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:   Inspection and field density tests shall be conducted by the Soil Engineer during grading 
work to assure that adequate compaction is attained (refer Appendix E of the Initial Study). 

14. Landslide Risk 
a) Be located on a geologic unit or soil that is unstable, 

or that would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral spreading, 
collapse, or rockfall hazards? 

    

 
Source(s):   On-site Inspection, Riverside County General Plan Figure S-5 “Regions Underlain by Steep Slope,” County of 

Riverside. Multi-Jurisdictional Local Hazard Mitigation Plan. Map 2: Riverside County Faults and Zones. Approved and 
Adopted July 2018, (AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed Commercial Plaza 
Project. Page 4. January 25, 2021. Appendix E.) 
 
Findings of Fact:   
 
a) No Impact. The project site is characterized by flat to gently sloping topography and is not within an 
area potentially subject to earthquake-induced landslides. Additionally, the project site is surrounded by 
fully improved, engineered, and/or developed uses. Therefore, the likelihood of a landslide on the 
project site is minimal, and no impact associated with landslides would occur. 
 
Mitigation:   No mitigation is required. 
 
Monitoring:   No monitoring is required. 
 
 

15. Ground Subsidence 
a) Be located on a geologic unit or soil that is unstable, 

or that would become unstable as a result of the project, and 
potentially result in ground subsidence? 

    

 
Source(s):   Riverside County General Plan Figure S-7 “Documented Subsidence Areas Map,” (AES Soil. Report of 

Geotechnical Investigation and Percolation Testing, Proposed Commercial Plaza Project. Page 4. January 25, 2021. Appendix 
E) 
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Findings of Fact:    
 
a) Less than Significant Impact. Liquefaction occurs when loose, unconsolidated, water-laden soils 
are subject to shaking, causing the soils to lose cohesion. Shaking suddenly causes soils to lose 
strength and behave as a liquid. Liquefaction-related effects include loss of bearing strength, lateral 
spreading, and flow failures or slumping. 
 
Lateral spreading is a type of liquefaction-induced ground failure associated with the lateral 
displacement of surficial blocks of sediment resulting from liquefaction in a subsurface layer. Once 
liquefaction transforms the subsurface layer into a fluid mass, gravity plus the seismic inertial forces 
may cause the mass to move downslope toward a free face (such as a river channel or an 
embankment). Lateral spreading may cause large horizontal displacements and such movement 
typically damages pipelines, utilities, bridges, and structures. 
 
Factors that contribute to slope failure and landslides include slope height and steepness, shear 
strength and orientation of weak layers in the underlying geologic units, and pore water pressures. 
Ground subsidence is typically a gradual settling or sinking of the ground surface with little or no 
horizontal movement, although fissures (cracks and separations) can result from lowering of the ground 
surface. Most of the damage caused by subsidence is the result of oil, gas, or groundwater extraction 
from below the ground surface. Ground subsidence may occur as a response to natural forces such as 
earthquake movements, which can cause abrupt elevation changes of several feet or densification of 
low-density granular soils during an earthquake event that may cause several inches of settlement. 

Hydrocompaction, or soil collapse, typically occurs in recently deposited Holocene (less than 11,000 
years before present time) soils that were deposited in an arid or semi-arid environment. Soils prone to 
collapse are commonly associated with man-made fill, wind-laid sands and silts, and alluvial fan and 
mudflow sediments deposited during flash floods. Sudden substantial settlement may occur when 
saturated, collapsible soils lose their cohesion. An increase in surface water infiltration (such as from 
irrigation) or a rise in the groundwater table, combined with the weight of a building or structure, may 
initiate settlement, causing foundations and walls to crack. 
 
The project site is characterized by flat to gently sloping topography and is surrounded by urban 
development. There is no evidence of landslides and/or slope instabilities on the project site.  As stated 
in Section 3.7.a(iii), the project site has low liquefaction potential, and the potential for seismic-induced 
settlement and lateral spreading at the project site is negligible. Additionally, the majority of the project 
site and vicinity are relatively flat. There are no known landslides at the site, nor is the site in the path 
of any known or potential landslides. Proposed project operations do not include oil, gas, or groundwater 
extraction, which could result in ground subsidence. On-site soils below a depth of 5 feet (i.e. refer to 
response to Checklist Question 3.7b) are dense and non-porous, and geotechnical field exploration and 
laboratory tests indicate the potential for subsidence, hydrocompaction, or soil collapse is low with 
implementation of RCM GEO-1. 
 
Since the effective shrinkage of on-site soils would depend primarily on the type of compaction 
equipment and method of compaction used on-site by the contractor and accuracy of the topographic 
survey, the project is required to implement RCM GEO-1 pursuant to the CBC to ensure remedial 
earthwork and/or ground improvement would provide a sufficient layer of engineered fill or densified soil 
beneath the structural footings/foundations, as well as proper surface drainage devices and erosion 
control. Pursuant to RCM GEO-1, verification testing must be performed upon completion of ground 
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improvements to confirm that the compressible soils have been sufficiently densified, which would 
ensure impacts from unstable geologic units or soils would be less than significant.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:  Inspection and field density tests shall be conducted by the Soil Engineer during grading 
work to assure that adequate compaction is attained (refer Appendix E of the Initial Study). 
 

16. Other Geologic Hazards 
a) Be subject to geologic hazards, such as seiche, 

mudflow, or volcanic hazard? 

    

 
Source(s):   On-site Inspection, Project Application Materials, Volcano Hazard Program, Salton Buttes. United States 

Geological Survey. November 5, 2015 (AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed 
Commercial Plaza Project. Page 5. January 25, 2021. Appendix E). 

 
Findings of Fact:    
 
a) Less Than Significant Impact. Seiches are oscillations in enclosed bodies of water that are caused 
by a number of factors, most often wind or seismic activity. The nearest major water feature is Skinner 
Lake, located approximately 3.0 miles east of the project site. Therefore, seiche-related flooding is not 
anticipated to occur on-site. The project site is fairly level and is not susceptible to mudslides.  
 
The Salton Buttes is a group of fumarolic82  volcanoes on the southeast side of the Salton Sea 
approximately 90 miles southeast of the project site. The last eruption of the Salton Buttes occurred 
approximately 1,800 years ago, and future eruptions are possible due to the high heat from the area 
and relatively young age (approximately 400,000 years old) of this geothermal system. 83   However, 
due to the substantial distance between the project site and the Salton Buttes (90 miles), impacts from 
potential future eruptions would be less than significant. Therefore, the project site would have less 
than significant impacts from seiche, mudflows, or volcanic hazards.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 

17. Slopes 
a) Change topography or ground surface relief 

features? 

    

b) Create cut or fill slopes greater than 2:1 or higher 
than 10 feet? 

    

c) Result in grading that affects or negates subsurface 
sewage disposal systems?  

    

 
Source(s):   Riv. Co. 800-Scale Slope Maps, Volcano Hazard Program, Salton Buttes. United States Geological Survey. 

November 5, 2015 Project Application Materials, (AES Soil. Report of Geotechnical Investigation and Percolation Testing, 
Proposed Commercial Plaza Project. Page 5. January 25, 2021. Appendix E) 

 

 
82  A fumarole is an opening in a planet’s crust, often in areas surrounding volcanoes, which emits steam and gases. 

83  Volcano Hazard Program, Salton Buttes. United States Geological Survey. November 5, 2015. https://volcanoes.usgs.gov/volcanoes/
salton_buttes/ (Accessed January 3, 2021). 

https://en.wikipedia.org/wiki/Crust_(geology)
https://en.wikipedia.org/wiki/Volcano
https://en.wikipedia.org/wiki/Steam
https://en.wikipedia.org/wiki/Gas


 Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

 

 Page 57 of 137 CEQ / EA No.       

Findings of Fact:     
 
a) No Impact. The project site is characterized by flat to gently sloping topography. Development of the 
project would include removal of existing on-site vegetation, excavation, grading, paving, construction 
of the commercial buildings and parking areas, and the installation of lighting, landscaping, and utility 
connection. Construction actives would be required to comply with current CBC requirements and 
Regulatory Compliance Measure (RCM) GEO-1. During grading, on-site soils would be excavated and 
recompacted, and approximately 1,098 cubic yards of soil would be exported to prepare the site for 
building construction. Additionally, stormwater would be directed to on-site retention facilities, which 
would be appropriately sized to retain and release stormwater runoff. The proposed project would not 
change topography or ground surface relief features, and no impacts would occur.  
 
b) Less Than Significant Impact As stated above, the proposed project is relatively flat and would not 
change topography or ground surface relief features of the project site. All earthwork proposed for the 
project must occur in accordance with the CBC and ASCE 7-16 standards. The project is required to 
provide evidence to the County of Riverside for review and approval that on-site structures, features, 
and facilities have been designed and constructed in conformance with applicable provisions of the 
California Building Code in effect at the time of construction and the recommendations cited in the 
Geotechnical Investigation and Percolation Testing Report (Appendix E of the Initial Study) in 
accordance with Regulatory Compliance Measure (RCM) GEO-1. Through compliance with applicable 
CBC regulations and Regulatory Compliance Measure (RCM) GEO-1, impacts would be less than 
significant. 
 
C) No Impact. The project would not require the construction or expansion of septic tanks or alternative 
wastewater disposal systems. The proposed project would be connected to the municipal wastewater 
system, and septic tanks and/or alternative wastewater disposal systems would not be utilized. Existing 
underground utilities (e.g., water, sewer, and natural gas) along the adjacent Benton Road and/or 
Penfield Lane frontages would interconnect to the proposed car wash and restaurants on the project 
site during finish grading of the site. Therefore, the project would not affect subsurface sewage disposal 
systems and no impacts would occur.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:   Inspection and field density tests shall be conducted by the Soil Engineer during grading 
work to assure that adequate compaction is attained (refer Appendix E of the Initial Study). 
 
 

18. Soils 
a) Result in substantial soil erosion or the loss of 

topsoil? 

    

b) Be located on expansive soil, as defined in Section 
1803.5.3 of the California Building Code (2022), creating 
substantial direct or indirect risks to life or property? 

    

c) Have soils incapable of adequately supporting use 
of septic tanks or alternative waste water disposal systems 
where sewers are not available for the disposal of waste 
water? 
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Source(s):   U.S.D.A. Soil Conservation Service Soil Surveys, Project Application Materials, On-site Inspection, Web Soil 

Survey. Natural Resources Conservation Service, United States Department of Agriculture.  
 
Findings of Fact:    
 
a) Less than Significant Impact. The project site is currently undeveloped and comprises earthen 
surfaces with sparse vegetation. The Natural Resource Conservation Service (NRCS) identifies two soil 
types on-site:84 
 
AuC: Auld clay, 2 to 8 percent slopes; and 
 
MmB: Monserate sandy loam, 0 to 5 percent slopes 
 
Wind erosion would be minimized through soil stabilization measures required by the SCAQMD Rule 
403 (Fugitive Dust). In addition, the site where ground disturbance is proposed would be covered with 
asphalt, concrete, and landscaping materials during operations. Therefore, when compared to the 
existing undeveloped condition, soil erosion would be minimal. Compliance with State and federal 
requirements, as well as with County grading permit requirements, would ensure that the proposed 
project would have a less than significant impact related to soil erosion or loss of topsoil. 
 
b) Less than Significant Impact. Expansive soils generally have a substantial amount of clay particles 
that can give up water (shrink) or absorb water (swell). The change in the volume exerts stress on 
structures and other loads placed on these soils. The extent or range of the shrink/swell is influenced 
by the amount and kind of clay present in the soil. The occurrence of these soils is often associated 
with geologic units having marginal stability. Expansive soils can be widely dispersed, and they can 
occur in hillside areas as well as low-lying alluvial basins. 
 
Preliminary laboratory test results indicate clayey soils found below the surficial fill on-site are potentially 
expansive, as classified in accordance with CBC Section 1803.5.3 and American Society for Testing 
and Materials (ASTM) D4829. Pursuant to RCM GEO-1, removal of low density, compressible earth 
materials such as upper alluvial materials must occur until firm, competent alluvium is encountered. 
Verification testing must be performed upon completion of ground improvements to confirm that the 
compressible soils have been sufficiently densified, which would ensure impacts from expansive soils 
would be less than significant. 
 
c) No Impact. The project would not require the construction or expansion of septic tanks or alternative 
wastewater disposal systems. The proposed project would be connected to the municipal wastewater 
system, and septic tanks and/or alternative wastewater disposal systems would not be utilized. No 
impact would occur. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   Inspection and field density tests shall be conducted by the Soil Engineer during grading 
work to assure that adequate compaction is attained (refer Appendix E of the Initial Study). 
 

 
84  Web Soil Survey. Natural Resources Conservation Service. United States Department of Agriculture. 

https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx  (accessed August 20, 2022). 

https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx
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19. Wind Erosion and Blowsand from project either on 
or off site. 

a) Be impacted by or result in an increase in wind 
erosion and blowsand, either on or off site? 

    

 
Source(s):   Riverside County 2019 General Plan Safety Element Figure S-8 “Wind Erosion Susceptibility Areas,”  
 
Findings of Fact:   
 
a) Less than Significant Impact. As stated above in section 18 (a), wind erosion would be minimized 
through soil stabilization measures required by the SCAQMD Rule 403 (Fugitive Dust). In addition, the 
site where ground disturbance is proposed would be covered with asphalt, concrete, and landscaping 
materials during operations. Therefore, when compared to the existing undeveloped condition, soil 
erosion would be minimal. Compliance with State and federal requirements, as well as with County 
grading permit requirements, would ensure that the proposed project would have a less than significant 
impact related to soil erosion or loss of topsoil. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

GREENHOUSE GAS EMISSIONS Would the project: 

20. Greenhouse Gas Emissions 
a) Generate greenhouse gas emissions, either 

directly or indirectly, that may have a significant impact on 
the environment? 

    

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

    

 
Source(s):   Climate Action Plan Update, Appendix D. County of Riverside. November 2019, State goals pursuant to Senate 

Bill 32, Partial Settlement Agreement, 2017 (Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed 
French Valley Commercial Project Appendix B). 

 
Findings of Fact:    
 
a) Less than Significant Impact. CEQA Guidelines Section 15064(b) provides that the “determination 
of whether a project may have a significant effect on the environment calls for careful judgment on the 
part of the public agency involved, based to the extent possible on scientific and factual data.” Climate 
change is a global issue and is described in the context of the cumulative environment.  
 
The County adopted a Climate Action Plan (CAP) on December 8, 2015, and a CAP Update on 
December 17, 2019, to integrate its past and current efforts with future efforts to reduce GHG emissions 
and promote sustainability in its operations and growth. The 2019 CAP Update includes an update to 
the County’s GHG inventory for the year 2017 and sets a target to reduce communitywide GHG 
emissions by 15 percent from 2008 baseline levels by 2020, 49 percent by 2030, and 83 percent by 
2050.85 GHG reduction measures prescribed in the 2019 CAP Update build upon those adopted under 

 
85  State goals pursuant to Senate Bill 32 are to achieve 1990 levels of emissions by 2020 (15 percent below 2008 baseline levels), 40 

percent below 1990 levels of emissions by 2030 (49 percent below 2008 baseline levels) and 80 percent below 1990 levels of emissions 
by 2050 (83 percent below 2008 baseline levels). 
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the County’s 2015 CAP to ensure that the County meets the reduction targets established pursuant to 
SB 32. The CAP Update also takes into consideration a Partial Settlement Agreement between 
Petitioners the Sierra Club, Center for Biological Diversity, and San Bernardino Audubon Society, and 
the County of Riverside.86 The Partial Settlement Agreement includes specific considerations for EV 
charging stations, on-site renewable energy generation, and high efficiency traffic signal lights, as well 
as a requirement for the County to update the GHG inventory every four years, review the effectiveness 
of specific measures in the CAP, and revise associated point values in the screening tables according 
to available evidence. 
 
In the County’s guidance document titled “Greenhouse Gas Emissions, Screening Tables, County of 
Riverside, California,”87 the County determined the size of development that is too small to be able to 
provide the level of GHG emission reductions expected from the Screening Tables or alternate 
emissions analysis method.  The County’s analysis determined that the 3,000 metric ton (MT) of carbon 
dioxide equivalent gases (CO2e) per year value be used in defining small projects that, when combined 
with modest energy efficiency measures shown in the bullet points below, are considered less than 
significant and do not need to use the Screening Tables or alternative calculations.  The efficiency 
measures required of small projects are:88 
 

• Energy efficiency matching or exceeding the Title 24 requirements in effect as of January 2017; and  

• Water conservation measures that match the California Green Building Standards Code in effect as 
of January 2017. 

If the project exceeds the 3,000 MT CO2e per year threshold, impacts to the environment from emissions 
of GHGs would be significant unless project GHG emissions are reduced by 25 percent from year 2017 
emissions levels, or the project achieves a minimum of 100 points pursuant to the CAP Screening 
Tables. The Screening Tables also allow developers to tailor their mitigation measures to the project’s 
needs, rather than have them be subject to one‐size-fits-all mitigation measures that may be too 
stringent or inapplicable for various land uses. 

This section evaluates potential significant impacts related to GHG that could result from 
implementation of the proposed project. Construction and operation of project development would 
generate GHG emissions. Overall, the following activities associated with the proposed project could 
contribute directly or indirectly to the generation of GHG emissions: 

• Construction Activities: During construction of the project, GHGs would be emitted through the 
operation of construction equipment and from worker and vendor vehicles, which typically use fossil-
based fuels to operate. The combustion of fossil-based fuels creates GHGs such as carbon dioxide 
(CO2), methane (CH4), and nitrous oxide (N2O). Furthermore, CH4 is emitted during the fueling of 
heavy equipment. 

• Motor Vehicle Use: Transportation associated with the proposed project would result in GHG 
emissions from the combustion of fossil fuels in daily automobile and truck trips. 

 
86  Partial Settlement Agreement, 2017. Petitioners: Sierra Club, Center for Biological Diversity, San Bernardino Audubon Society and 

Respondents: County of Riverside and Riverside County Board of Supervisors. 
87  Climate Action Plan Update, Appendix D. County of Riverside. November 2019. 
88  Ibid. Page 6. 
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• Gas, Electricity, and Water Use: Natural gas use results in the emission of two GHGs: CH4 (the 
major component of natural gas) and CO2 (from the combustion of natural gas). Electricity use can 
result in GHG production if the electricity is generated by combusting fossil fuel. Furthermore, 
California’s water conveyance system is energy-intensive. CalEEMod defaults were used to 
estimate these emissions from the project. Electricity demand anticipated during project operation 
assumes energy efficient features such as the installations of the electric vehicle charging stations. 
The proposed fast food restaurant with dining area also would include daylighting rooms such that 
all of the occupied space would have daylight-using windows, solar tubes, skylights, or equivalents. 
Low-flow water fixtures consistent with CALGreen standards and efficient irrigation systems in 
compliance with the modern water efficient landscape ordinance (MWELO) as required by the 
Riverside County Ordinance 859.2 also would be incorporated into the project design.   

• Solid Waste Disposal: Solid waste generated by the project could contribute to GHG emissions in a 
variety of ways. Landfilling and other methods of solid waste disposal use energy for transporting 
and managing the waste and produce additional GHGs to varying degrees. Landfilling, the most 
common waste management practice, results in the release of CH4 from the anaerobic 
decomposition of organic materials. CH4 is 25 times more potent a GHG than CO2. However, landfill 
CH4 can also be a source of energy. In addition, many materials in landfills do not decompose fully, 
and the carbon that remains is sequestered in the landfill and not released into the atmosphere. The 
proposed project would implement the Statewide goal of meeting the 75 percent recycling program 
on-site pursuant to AB 341. 

GHG emissions associated with project construction would occur over the short term from construction 
activities and would consist primarily of emissions from equipment exhaust. Long-term regional 
emissions would also be associated with project-related vehicular trips and stationary-source emissions 
(e.g., natural gas used for heating and food preparation, electricity usage for lighting, water used for 
irrigation). The calculations presented below include construction emissions in terms of CO2 and annual 
CO2e GHG emissions from increased energy consumption, water usage, solid waste disposal, and 
estimated GHG emissions from vehicular traffic that would result from implementation of the proposed 
project. The following project activities were analyzed for their contribution to global CO2e emissions. 

Construction Emissions. Construction activities produce combustion emissions from various sources, 
such as site grading, utility engines, on-site heavy-duty construction vehicles, equipment hauling 
materials to and from the site, asphalt paving, and motor vehicles transporting the construction crew. 
Exhaust emissions from on-site construction activities would vary daily as construction activity levels 
change. The construction GHG emission estimates were calculated using CalEEMod Version 2020.4.0. 
Table 3.8.A details the emissions estimates for construction of the project. 

Table 3.8.A: Construction Greenhouse Gas Emissions 

Construction Phase 
Greenhouse Gas Emissions, CO2e (Metric Tons per 

Year) 

Site Preparation 3 

Grading 10 

Building Construction 214 

Architectural Coating 2 

Paving 8 

Total Project Emissions 237 

Total Construction Emissions Amortized over 30 years 8 
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Table 3.8.A: Construction Greenhouse Gas Emissions 

Construction Phase 
Greenhouse Gas Emissions, CO2e (Metric Tons per 

Year) 

Source: LSA Associates, Inc. Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed French Valley Commercial 
Project (LSA Project No. EGR2101). Table G: Construction GHG Emissions. May 2, 2022 (Appendix B). 
Note: Numbers may appear to not sum correctly due to rounding. 

CO2e = carbon dioxide equivalent 

 
As indicated in Table 3.8.A, project construction would result in total emissions of 237 MT of CO2e, 
which when amortized over 30 years, would equal 8 MT CO2e. These construction emissions are added 
to the project operational emissions presented below in Table 3.8.B to evaluate the project’s overall 
GHG emissions. 
 
Operational Emissions. The operational GHG emissions estimates were also calculated using 
CalEEMod. GHGs associated with operation of the proposed project include emissions from stationary, 
energy, and mobile sources. Stationary sources include area sources such as architectural coatings, 
consumer products, and landscaping. Energy sources include natural gas consumption for heating and 
electricity for lighting. Mobile-source emissions are from vehicle trips associated with operation of the 
project. activities such as consumption of natural gas, electricity, and water; disposal of solid waste, 
and motor vehicle use are expected to contribute directly and/or indirectly to the generation of GHG 
emissions from operation of the proposed project. Table 3.8.B details the emissions estimates for the 
operation of the project. 

Table 3.8.B: Operational Greenhouse Gas Emissions 

Source 

Pollutant Emissions (metric tons per year) 

CO2 CH4 N2O CO2e 

Construction emissions amortized over 30 years 8 

Operational Emissions 

Area Sources <1 0 0 <1 

Energy Sources 97 <1 <1 97 

Mobile Sources 2,292 <1 <1 2,326 

Waste Sources 12 <1 0 29 

Water Usage 16 <1 <1 21 

Total Project Emissions 2,424 1 <1 2,481 

County CAP GHG Threshold — — — 3,000 

Significant Emissions? — — — No 

Source: LSA Associates, Inc. Air Quality and Greenhouse Gas Impact Analysis Memorandum for the Proposed French 
Valley Commercial Project (LSA Project No. EGR2101). Table H: Estimated Operational Greenhouse Gas Emissions. May 
2, 2022 (Appendix B). 
CAP = Climate Action Plan 
CH4 = methane 
GHG = greenhouse gas 

N2O = nitrous oxide 
CO2e = carbon dioxide equivalent 
CO2 = carbon dioxide 

 
As indicated in Table 3.8.B, project operations would generate GHG emissions of 2,481 MT of CO2e 
per year. In accordance with the County’s adopted CAP, the GHG threshold of 3,000 MT of CO2e per 
year is used for the proposed project. The CO2e emissions from construction and operation of the 
project would not exceed the County’s 3,000 MT of CO2e per year threshold. Therefore, impacts related 
to the generation of GHG emissions, either directly, indirectly, or cumulatively, that may have a 
significant impact on the environment would be less than significant. 
 
b) Less than Significant Impact. The CARB, a part of the California Environmental Protection Agency 
(CalEPA) is responsible for the coordination and administration of both federal and State air pollution 
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control and climate change programs within California. In this capacity, the CARB conducts research, 
sets California Ambient Air Quality Standards, compiles emission inventories, develops suggested 
control measures, and provides oversight of local programs. The CARB establishes emissions 
standards for motor vehicles sold in California, consumer products, and various types of commercial 
equipment. As stated previously, the County’s CAP contains further guidance on the County’s GHG 
Inventory reduction goals, policies, guidelines, and implementation programs, elaborates on the 
General Plan goals and policies relative to GHG emissions, and provides a specific implementation tool 
to guide future decisions of the County. 
 
The CAP is designed to ensure that the development accommodated by the buildout of the General 
Plan supports the goals of AB 32 - the Global Warming Solutions Act of 2006. As described in Section 
20(a), above, the CAP specifies that any individual project that emits less than 3,000 MT of CO2e per 
year is considered a small project that would not generate a substantial amount of GHG emissions. A 
threshold level above 3,000 MT CO2e per year is used to identify projects that require the use of 
Screening Tables or a project-specific technical analysis to quantify and mitigate project emissions. The 
project would generate 2,481 MT of CO2e per year and therefore is considered not to generate a 
substantial amount of GHG emissions and would not require Screening Tables or a project-specific 
technical analysis. Pursuant to the County’s CAP, the following energy efficiency measures are required 
to be implemented by the proposed project: 

• Energy efficiency matching or exceeding the Title 24 requirements in effect as of January 2017; and  

• Water conservation measures that match the California Green Building Standards Code in effect as 
of January 2017. 

However, since the project would be designed and constructed pursuant to the more stringent 2022 
Title 24 and Green Building Standards requirements, the proposed project would meet or exceed the 
required compliance measures prescribed in the County’s CAP.  
 
The CARB adopted the State’s strategy for achieving AB 32 targets in its Climate Change coping Plan 
(Scoping Plan) in 2008, with updates in 2017 - California Climate Change Scoping Plan. The proposed 
project is required to comply with Title 13-Section 2449 of the CCR and the CalRecycle Sustainable 
(Green) Building Program regulations, which include implementation of standard control measures for 
equipment emissions. Adherence to these regulations, including the implementation of best available 
control measures (BACMs) is a standard requirement for any construction or ground disturbance activity 
occurring within the South Coast Air Basin. 
 
BACMs include, but are not limited to, requirements that the project Applicant utilize only low-sulfur fuel 
(i.e., having a sulfur content of 15 parts per million by weight or less); ensure off-road vehicles (i.e., self-
propelled diesel-fueled vehicles 25 horsepower and up that were not designed to be driven on road) 
limit vehicle idling to five minutes or less; register and label vehicles in accordance with the CARB Diesel 
Off-Road Online Reporting System; restrict the inclusion of older vehicles into fleets; and retire, replace, 
or repower older engines or install Verified Diesel Emission Control Strategies (i.e., exhaust retrofits). 
Additionally, the construction contractor would recycle/reuse at least 65 percent of the construction 
material (including, but not limited to, proposed aggregate base, soil, mulch, vegetation, concrete, 
lumber, metal, and cardboard) and use “Green Building Materials,” such as those materials that are 
rapidly renewable or resource efficient, and recycled and manufactured in an environmentally friendly 
way, for at least 10 percent of the project, in accordance with CalRecycle regulations. 
 
Long-term (operational) project emissions typically include emissions from use of consumer products, 
energy and water usage, and emissions from vehicle use and the generation/disposal of solid waste. 
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As stated previously, the proposed project is required to comply with SCAQMD Rule 431.2; Title 13-
Section 2449 of the CCR; and CalRecycle/Green Building Program regulations. Through compliance 
with BACMs as part of applicable regulatory policies designed to reduce emissions, the proposed 
project’s estimated GHG emissions89 would not conflict with the Global Warming Solutions Act of 2006 

to support a more sustainable community. Therefore, the proposed project would not generate GHG 
emissions that would have a significant impact on the environment, nor the project conflict with an 
applicable plan, policy or regulation adopted for the purpose of reducing the emissions of GHGs. 
Associated impacts would be less than significant.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

HAZARDS AND HAZARDOUS MATERIALS Would the project: 

21. Hazards and Hazardous Materials 
a) Create a significant hazard to the public or the 

environment through the routine transport, use, or disposal 
of hazardous materials? 

    

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 

    

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

    

d) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 
one-quarter (1/4) mile of an existing or proposed school? 

    

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

    

 
Source(s): Project Application Materials, GeoTracker Database State Water Resources Control Board., EnviroStor 

Database California Department of Toxic Substances Control, Hazardous Waste and Substances Site List (Cortese). California 
Department of Toxic Substances Control. (Phase 1 Environmental Assessment Report. September 4, 2020. Appendix F). 
 

Findings of Fact:  
 
a) Less than Significant Impact. The routine use, transport, or disposal of hazardous materials is 
primarily associated with industrial uses that require such materials for manufacturing operations or that 
produce hazardous wastes as by-products of production applications. Relatively small amounts of 
potential hazardous materials such as paint products, lubricants, solvents, and cleaning products may 
be used and/or stored on site during site preparation and construction. However, due to the limited 
quantities of these materials to be used, they are not considered hazardous to the public at large.  

The transport, use, and storage of hazardous materials during the construction and operation of the 
proposed project would be conducted pursuant to all applicable local, State and federal laws, and in 

 
89  As detailed in Table 3.8.B, annual project GHG emissions would total 2,481 MT of CO2e/year, which is less than the County CAP and 

SCAQMD Tier 3 threshold of 3,000 MT CO2e/year. 
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cooperation with the Riverside County Fire Department Office of Emergency Services (OES), Riverside 
County Department of Environmental Health Hazardous Materials Division (DEH) Environmental 
Protection and Oversight Division, and California Occupational Safety and Health Administration. 
Additionally, the United States Department of Transportation Office of Hazardous Materials Safety 
prescribes strict regulations for the safe transportation of hazardous materials by truck and rail on State 
highways and rail lines, as described in Title 49 of the Code of Federal Regulations and implemented by 
Title 13 of the California Code of Regulations. 
 
The proposed car wash and fast-food restaurant facilities would utilize hazardous materials on a daily 
basis including oils, solvents, and cleaning products. Accordingly, the project would develop a 
Hazardous Materials Business Emergency Plan administered by the Riverside County Fire Department, 
as applicable, in accordance with California Health and Safety Code Section 25507 and other local, 
State, and federal standards, ordinances, and regulations. As required by Health and Safety Code 
Section 25507, a business shall establish and implement a Hazardous Materials Business Emergency 
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 Section 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 Section 25507(a) (1) through (8). 

The project would also be required to implement health and safety policies and procedures regarding 
hazardous materials used where employees would be expected to handle or work around hazardous 
materials. Pursuant to the Federal Hazard Communication Standard (29 CFR 1910.1200) and the 
Laboratory Standard (29 CFR 1910.1450), Safety Data Sheets (SDS) outlining procedures to address 
spills and leaks for individual chemicals would be used to conduct chemical safety training for all 
employees who work with chemicals in order to minimize the occurrence of accidental chemical 
releases and ensure that, when one does occur, it is handled in a safe manner. 

These regulations inherently safeguard life and property from the hazards of fire/explosion arising from 
the storage, handling, and use of hazardous substances, materials, and devices, as well as hazardous 
conditions due to the use or occupancy of buildings. Through compliance with all applicable federal, 
State, and local laws, impacts to the public or environment from the routine transportation, use and 
disposal of hazardous materials would be less than significant. Mitigation is not required. 
 
b) Less than Significant Impact. A project-specific Phase I Environmental Site Assessment (ESA) 
was prepared for the project for the purposes of identifying recognized environmental conditions or 
historical recognized environmental conditions within one mile of the project site (Appendix F).90 The 

Phase I ESA included a database search, on-site reconnaissance survey, and report in accordance 
with American Society for Testing and Materials (ASTM) E1527-13 guidance. The project site and a 
one-half mile radius encompassing the project site were evaluated also via the SWRCB GeoTracker 
database,91 the Department of Toxic Substances Control’s (DTSC) EnviroStor database,92 and the 

Hazardous Waste and Substances Sites (Cortese) List.93 

 
90  Robin Environmental Management (REM). Phase 1 Environmental Assessment Report. September 4, 2020. (Appendix F). 

91  GeoTracker Database. State Water Resources Control Board. https://geotracker.waterboards.ca.gov/map/ (accessed July 18, 2022). 

92  EnviroStor Database. California Department of Toxic Substances Control. https://www.envirostor.dtsc.ca.gov/public/map/ (accessed July 18, 2022). 

93  Hazardous Waste and Substances Site List (Cortese). California Department of Toxic Substances Control. 

https://www.envirostor.dtsc.ca.gov/public/search.asp?page=6&cmd=search&business_name=&main_street_name=&city=&zip=&county=&status=ACT

%2CBKLG%2CCOM%2CCOLUR&branch=&site_type=CSITES%2COPEN%2CFUDS%2CCLOSE&npl=&funding=&reporttitle=HAZARDOUS+WASTE+

AND+SUBSTANCES+SITE+LIST+%28CORTESE%29&reporttype=CORTESE&federal_superfund=&state_response=&voluntary_cleanup=&school_cle

https://geotracker.waterboards.ca.gov/map/
https://www.envirostor.dtsc.ca.gov/public/map/
https://www.envirostor.dtsc.ca.gov/public/search.asp?page=6&cmd=search&business_name=&main_street_name=&city=&zip=&county=&status=ACT%2CBKLG%2CCOM%2CCOLUR&branch=&site_type=CSITES%2COPEN%2CFUDS%2CCLOSE&npl=&funding=&reporttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+LIST+%28CORTESE%29&reporttype=CORTESE&federal_superfund=&state_response=&voluntary_cleanup=&school_cleanup=&operating=&post_closure=&non_operating=&corrective_action=&tiered_permit=&evaluation=&spec_prog=&national_priority_list=&senate=&congress=&assembly=&critical_pol=&business_type=&case_type=&searchtype=&hwmp_site_type=&cleanup_type=&ocieerp=&hwmp=False&permitted=&pc_permitted=&inspections=&complaints=&censustract=&cesdecile=&school_district=&orderby=county
https://www.envirostor.dtsc.ca.gov/public/search.asp?page=6&cmd=search&business_name=&main_street_name=&city=&zip=&county=&status=ACT%2CBKLG%2CCOM%2CCOLUR&branch=&site_type=CSITES%2COPEN%2CFUDS%2CCLOSE&npl=&funding=&reporttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+LIST+%28CORTESE%29&reporttype=CORTESE&federal_superfund=&state_response=&voluntary_cleanup=&school_cleanup=&operating=&post_closure=&non_operating=&corrective_action=&tiered_permit=&evaluation=&spec_prog=&national_priority_list=&senate=&congress=&assembly=&critical_pol=&business_type=&case_type=&searchtype=&hwmp_site_type=&cleanup_type=&ocieerp=&hwmp=False&permitted=&pc_permitted=&inspections=&complaints=&censustract=&cesdecile=&school_district=&orderby=county
https://www.envirostor.dtsc.ca.gov/public/search.asp?page=6&cmd=search&business_name=&main_street_name=&city=&zip=&county=&status=ACT%2CBKLG%2CCOM%2CCOLUR&branch=&site_type=CSITES%2COPEN%2CFUDS%2CCLOSE&npl=&funding=&reporttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+LIST+%28CORTESE%29&reporttype=CORTESE&federal_superfund=&state_response=&voluntary_cleanup=&school_cleanup=&operating=&post_closure=&non_operating=&corrective_action=&tiered_permit=&evaluation=&spec_prog=&national_priority_list=&senate=&congress=&assembly=&critical_pol=&business_type=&case_type=&searchtype=&hwmp_site_type=&cleanup_type=&ocieerp=&hwmp=False&permitted=&pc_permitted=&inspections=&complaints=&censustract=&cesdecile=&school_district=&orderby=county
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“Recognized environmental condition” means the presence or likely presence of any hazardous 
substances or petroleum products in, on, or at a property: (1) due to any release to the environment; 
(2) under conditions indicative of a release to the environment; or (3) under conditions that pose a 
material threat of a future release to the environment. The term is not intended to include de minimis 
conditions that generally do not present a threat to human health or the environment and that generally 
would not be the subject of an enforcement action if brought to the attention of appropriate governmental 
agencies. Conditions determined to be de minimis are not recognized environmental conditions. 
“Historical Recognized environmental condition” means an environmental condition which in the past 
would have been considered a recognized environmental condition, but which may or may not be 
considered a recognized environmental condition currently. If a past release of any hazardous 
substances or petroleum products has occurred in connection with the property, with such remediation 
accepted by the responsible regulatory agency (for example, as evidenced by the issuance of a case 
closed letter or equivalent), this condition shall be considered a historical recognized environmental 
condition.  
 
One property, the CVS Pharmacy No. 8848, located approximately 0.4 mile north of the project site, 
was identified on the Resource Conservation and Recovery Act (RCRA) small quantities hazardous 
waste generators database. However, upon a computer search of the facility, the Phase 1 ESA 
concluded that operation of the CVS facility would likely not impact the subsurface environment.94 
Accordingly, no recognized environmental conditions or historical recognized environmental conditions 
were identified in the Phase I ESA or in the GeoTracker, EnviroStor, or Cortese List databases within 
one-half mile of the project site. Additionally, the likelihood of site contamination from an off-site source 
is considered low. 
 
The project site is vacant and undeveloped, and it is surrounded by industrial, commercial, and 
residential uses (see Figure 2). No signs of soil staining were observed, and no visible signs of 
hazardous waste generation, storage, dumping, or leaking were noted during the site reconnaissance 
survey.  
 
Compliance with local, State, and federal laws; cooperation with the Riverside County Fire Department 
OES, Riverside County DEH Environmental Protection and Oversight Division, and California 
Occupational Safety and Health Administration would ensure impacts from reasonably foreseeable upset 
and accident conditions involving the release of hazardous materials into the environment would be 
less than significant. Mitigation is not required. 
  

c) Less than Significant Impact. Construction activities that could temporarily restrict vehicular traffic 
would incorporate appropriate measures to facilitate the passage of persons and vehicles 
through/around any temporary road closures in accordance with the California Fire Code. During 
construction, standard traffic control devices such as warning signs, warning lights, and flaggers would 
be utilized as applicable to minimize obstructions and ensure the safe passage of emergency vehicles 
as necessary for the purposes of coordinating efforts during local, State, and/or federal emergency 
events, including response to hazardous materials incidents. Implementation of these traffic control 
measures would include guidance and navigational tools throughout the project area in order to 
maintain traffic flow and safety during construction. 
 

 
anup=&operating=&post_closure=&non_operating=&corrective_action=&tiered_permit=&evaluation=&spec_prog=&national_priority_list=&senate=&con

gress=&assembly=&critical_pol=&business_type=&case_type=&searchtype=&hwmp_site_type=&cleanup_type=&ocieerp=&hwmp=False&permitted=&

pc_permitted=&inspections=&complaints=&censustract=&cesdecile=&school_district=&orderby=county (accessed July 18, 2022). 

94  Robin Environmental Management (REM). Phase 1 Environmental Assessment Report. Page 20. September 4, 2020. (Appendix F). 

https://www.envirostor.dtsc.ca.gov/public/search.asp?page=6&cmd=search&business_name=&main_street_name=&city=&zip=&county=&status=ACT%2CBKLG%2CCOM%2CCOLUR&branch=&site_type=CSITES%2COPEN%2CFUDS%2CCLOSE&npl=&funding=&reporttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+LIST+%28CORTESE%29&reporttype=CORTESE&federal_superfund=&state_response=&voluntary_cleanup=&school_cleanup=&operating=&post_closure=&non_operating=&corrective_action=&tiered_permit=&evaluation=&spec_prog=&national_priority_list=&senate=&congress=&assembly=&critical_pol=&business_type=&case_type=&searchtype=&hwmp_site_type=&cleanup_type=&ocieerp=&hwmp=False&permitted=&pc_permitted=&inspections=&complaints=&censustract=&cesdecile=&school_district=&orderby=county
https://www.envirostor.dtsc.ca.gov/public/search.asp?page=6&cmd=search&business_name=&main_street_name=&city=&zip=&county=&status=ACT%2CBKLG%2CCOM%2CCOLUR&branch=&site_type=CSITES%2COPEN%2CFUDS%2CCLOSE&npl=&funding=&reporttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+LIST+%28CORTESE%29&reporttype=CORTESE&federal_superfund=&state_response=&voluntary_cleanup=&school_cleanup=&operating=&post_closure=&non_operating=&corrective_action=&tiered_permit=&evaluation=&spec_prog=&national_priority_list=&senate=&congress=&assembly=&critical_pol=&business_type=&case_type=&searchtype=&hwmp_site_type=&cleanup_type=&ocieerp=&hwmp=False&permitted=&pc_permitted=&inspections=&complaints=&censustract=&cesdecile=&school_district=&orderby=county
https://www.envirostor.dtsc.ca.gov/public/search.asp?page=6&cmd=search&business_name=&main_street_name=&city=&zip=&county=&status=ACT%2CBKLG%2CCOM%2CCOLUR&branch=&site_type=CSITES%2COPEN%2CFUDS%2CCLOSE&npl=&funding=&reporttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+LIST+%28CORTESE%29&reporttype=CORTESE&federal_superfund=&state_response=&voluntary_cleanup=&school_cleanup=&operating=&post_closure=&non_operating=&corrective_action=&tiered_permit=&evaluation=&spec_prog=&national_priority_list=&senate=&congress=&assembly=&critical_pol=&business_type=&case_type=&searchtype=&hwmp_site_type=&cleanup_type=&ocieerp=&hwmp=False&permitted=&pc_permitted=&inspections=&complaints=&censustract=&cesdecile=&school_district=&orderby=county
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The project is proposed with two access driveways, one on Benton Road and one on Penfield Lane, 
that would provide entry and exit points for emergency access. The project site would include a C10 
fire alarm without gates to ensure immediate fire department access to the project site in the event of 
an emergency. Fire department emergency vehicle apparatus access road locations and design is 
required to be in accordance with the California Fire Code, Riverside County Ordinance No. 787, and 
Riverside County Fire Department Standards to ensure proper roadway turning radii, fire lane widths, 
etc. Additionally, the project site layout includes provisions for emergency vehicle access, which also 
would be reviewed for adequacy by the County Fire Department. Therefore, impacts would be less 
than significant. Mitigation is not required. 
 
d) Less than Significant Impact. The nearest existing school to the project site is French Valley 
Elementary School, located at 36680 Cady Road, approximately 1.5 miles (4 minutes by automobile) 
east of the project site. The next nearest school is the Monte Vista Elementary School located at 37420 
Via Mira Mosa, approximately 1.8 miles southwest of the project site. 
 
As detailed in Section 3.9.a, the Riverside County Fire Department OES, Riverside County DEH 
Environmental Protection and Oversight Division, and California Occupational Safety and Health 
Administration would regulate the transport, use, and storage of hazardous materials during 
construction, operation, and occupation of the proposed commercial retail development. The United 
States Department of Transportation Office of Hazardous Materials Safety prescribes strict regulations 
for the safe transportation of hazardous materials by truck and rail on State highways and rail lines. 
 
These regulations inherently safeguard life and property from the hazards of fire/explosion arising from 
the storage, handling, and use of hazardous substances, materials, and devices, as well as hazardous 
conditions due to the use or occupancy of buildings. Furthermore, no recognized environmental 
conditions or historical recognized environmental conditions were identified as part of the Phase I ESA 
or in the GeoTracker, EnviroStor, or Cortese List databases within one-half mile of the project site (refer 
to Section V. 21(b).  
 
Since no schools are located or proposed within a 0.25-mile of the project site, and any transport of 
hazardous materials associated with construction of the proposed project would be in accordance with 
applicable regulatory policy, impacts related to an accidental release of hazardous materials or 
emissions of hazardous substances within one-quarter mile of an existing or proposed school would be 
less than significant. Mitigation is not required. 
  
e) No Impact. Pursuant to Government Code Section 65962.5, the Hazardous Waste and Substances 
Sites List has been compiled by the CalEPA Hazardous Materials Data Management Program. The 
DTSC compiles information from subsets of the following databases to make up the Cortese List: 
 
1. The DTSC list of contaminated or potentially contaminated hazardous waste sites listed in the 

California Sites database, formerly known as ASPIS, is included; 
 

2. The California State Water Resources Control Board listing of leaking underground storage tanks 
is included; and 

 
3. The California Integrated Waste Management Board list of sanitary landfills that have evidence of 

groundwater contamination or known migration of hazardous materials (formerly WB-LF, now AB 
3750). 
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A review of the Hazardous Waste and Substances Sites (Cortese) List revealed no properties listed in 
proximity to the project site. Therefore, no impact related to the Cortese List or other governmental 
databases compiled pursuant to Government Code Section 65962.5 would occur, and no mitigation is 
required. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 
 

22. Airports 
a) Result in an inconsistency with an Airport Master 

Plan? 

    

b) Require review by the Airport Land Use 
Commission? 

    

c) For a project located within an airport land use plan 
or, where such a plan has not been adopted, within two (2) 
miles of a public airport or public use airport, would the 
project result in a safety hazard for people residing or 
working in the project area? 

    

d) For a project within the vicinity of a private airstrip, 
or heliport, would the project result in a safety hazard for 
people residing or working in the project area? 

    

 
Source(s):   Riverside County General Plan Figure S-20 “Airport Locations,” Riverside County Airport Land Use 

Commission. Airport Land Use Commission (ALUC) Development Review, File No. ZAP1118FV22). Aeronautical Studies Nos. 
2022-AWP-13582-OE, 2022-AWP-13583-OE, and 2022-AWP-13584-OE August 11, 2022 (Appendix G). GIS database  
 
Findings of Fact:    
 
a) Less Than Significant with Mitigation Incorporated. The Project site is located approximately .56 
miles southwest of the French Valley Airport and is within Compatibility Zones B1 and C of the [French 
Valley] Riverside County Airport Land Use Compatibility Plan (ALUCP). The ALUCP is developed to 
promote compatible land uses adjacent to airfields.   

 
 On August 11, 2022, The project was presented to the Riverside County Airport Land Use Commission 
(ALUC) because the project is within the airport influence area of the French Valley Airport. The 
Riverside ALUC issued application number ZAP1118FV22. Additionally, the Federal Aviation 
Administration (FAA) issued a Determination of No Hazard to Air Navigation for each structure proposed 
(Aeronautical Studies Nos. 2022-AWP-13582-OE, 2022-AWP-13583-OE, and 2022-AWP-13584-OE), 
provided the project applicant files an FAA Form 7460-2, Notice of Actual Construction or Alteration within 
5 days after the construction reaches its greatest height. Furthermore, the Riverside ALUC requested the 
following conditions be implemented, as prescribed below through MM HAZ-1 through MM HAZ-6, to 
ensure the proposed project would not exceed obstruction standards and would not be a hazard to air 
navigation. 95  
 

 
95  Riverside County Airport Land Use Commission. Airport Land Use Commission (ALUC) Development Review, File No. ZAP1118FV22). 

August 11, 2022 (Appendix G). 
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With implementation of MM HAZ-1 through MM HAZ-6, the Riverside ALUC considers the proposed 
project to be consistent with the ALUCP96  (Appendix G). The ALUCP takes into account safety hazards 
and proposed land uses in close proximity to operations of the French Valley Airport and the potential 
for injury to residents or people working in such areas. Since the project is consistent with the ALUCP, 
impacts related to airport hazards for people residing or working on the project site would be less than 
significant with mitigation incorporated. 

b) As described in the previous response, the Project has been presented to the Riverside County 
Airport Land Use Commission (ALUC) because the project is within the airport influence area of the 
French Valley Airport. Additionally, the Federal Aviation Administration (FAA) issued a Determination 
of No Hazard to Air Navigation for each structure proposed (Aeronautical Studies Nos. 2022-AWP-
13582-OE, 2022-AWP-13583-OE, and 2022-AWP-13584-OE), provided the project applicant files an 
FAA Form 7460-2, Notice of Actual Construction or Alteration within 5 days after the construction 
reaches its greatest height. With implementation of MM HAZ-1 through MM HAZ-6, the Riverside ALUC 
considers the proposed project to be consistent with the ALUCP (Appendix G). Therefore, the project 
would be less than significant with mitigation incorporated. 
 
c) The Project site is located approximately .60 miles south of the French Valley Airport. As described 
previously, the project is within Compatibility Zones B1 and C of the [French Valley] Riverside County 
Airport Land Use Compatibility Plan (ALUCP). The Project has been presented to the Riverside County 
Airport Land Use Commission (ALUC) and the ALUC considers the proposed project to be consistent 
with the ALUCP With implementation of MM HAZ-1 through MM HAZ-6.  Therefore, the project would 
be less than significant with mitigation incorporated. 
 
d) No Impact. The project site is not within the vicinity of a private airstrip or heliport; therefore, the 
project will not result in an airport safety hazard for people residing or working in the project area. No 
impact would occur. 

Mitigation:    
 
 MM HAZ-1: Any increase in building area (including construction of a new building), change in use 

to any higher intensity use, change in building location, or modification of the project lot 
lines and areas or change in use that differs from what was previously evaluated by the 
Airport Land Use Commission (ALUC) (three new structures including a 5,215-square-
foot car wash tunnel with 15-car stack on 0.75 acre; a 2,535-square-foot sit-down 
restaurant with drive-through, including 600 square feet of indoor dining area and 1,200 
square feet of kitchen area, and a 7-car stack drive through on 1.15 acres; and a 729-
square-foot carry out restaurant with drive through, including 405 square feet of kitchen 
area and a 7-car stack drive through on 0.31 acres) shall require an amended review to 
evaluate consistency with the ALUCP compatibility criteria, at the discretion of the ALUC 
Director. 

Furthermore, the proposed structures shall not exceed a height and a maximum 
elevation at top point than what is identified in the aeronautical studies (20 feet for the 
Arby’s, 21 feet for the Wienerschnitzel, and 28 feet for the Tommy’s Express car wash). 
The maximum height and top point elevation specified above shall not be amended 
without further review by the ALUC and the Federal Aviation Administration (FAA); 

 
96  Riverside County Airport Land Use Commission. Airport Land Use Commission (ALUC) Development Review, File No. ZAP1118FV22). 

August 11, 2022 (Appendix G). 
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provided, however, that reduction in structure height or elevation shall not require further 
review by the ALUC. Additionally, temporary construction equipment used during actual 
construction of the structures shall not exceed a height and a maximum elevation greater 
than the proposed project buildings, unless separate notice is provided to the Federal 
Aviation Administration through the Form 7460-1 process. 

If marking and/or lighting for aviation safety are accomplished on a voluntary basis, such 
marking and/or lighting (if any) shall be installed in accordance with FAA Advisory 
Circular 70/7460-1 M and shall be maintained in accordance therewith for the life of the 
project. Furthermore, any outdoor lighting installed shall be hooded or shielded to 
prevent either the spillage of lumens or reflection into the sky. Outdoor lighting shall be 
downward facing. 

The project does not propose rooftop solar panels at this time. However, if the project 
were to propose solar rooftop panels in the future, the applicant/developer shall prepare 
a solar glare study that analyzes glare impacts, and this study shall be reviewed by the 
ALUC.  

MM HAZ-2: The following uses shall be prohibited: 

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

b. Any use which would cause sunlight to be reflected towards an aircraft engaged in 
an initial straight climb following takeoff or towards an aircraft engaged in a straight 
final approach towards a landing at an airport. 

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

d. Any use which would generate electrical interference that may be detrimental to the 
operation of aircraft and/or aircraft instrumentation. 

e. Children’s schools, day care centers, libraries, hospitals, nursing homes, places of 
worship, buildings with more than two aboveground habitable floors, critical 
community infrastructure facilities, and aboveground bulk storage of 6,000 gallons or 
more of flammable or hazardous materials. 

f. Highly noise-sensitive outdoor nonresidential uses. 

g. Any use which results in a hazard to flight, including physical (e.g., tall objects), 
visual, and electronic forms of interference with the safety of aircraft operations. 
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MM HAZ-3:  Prior to issuance of building permits, the landowner shall convey an avigation easement 
to the County of Riverside as owner of French Valley Airport, or provide evidence that 
such easement has been previously conveyed.  

MM HAZ-4:  Any proposed stormwater basins or facilities shall be designed and maintained to provide 
for a maximum 48-hour detention period following the design storm and remain totally 
dry between rainfalls. Vegetation in and around the basins that would provide food or 
cover for birds would be incompatible with airport operations and shall not be utilized in 
project landscaping. Trees shall be spaced to prevent large expanses of contiguous 
canopy, when mature. Landscaping in and around the basin(s) shall not include trees or 
shrubs that produce seeds, fruits, or berries. 

Landscaping in the stormwater basin, if not rip-rap, should be in accordance with the 
guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the 
“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure, which list 
acceptable plants from Riverside County Landscaping Guide or other alternative 
landscaping as may be recommended by a qualified wildlife hazard biologist. 

A notice sign shall be permanently affixed to the stormwater basin with the following 
language: “There is an airport nearby. This stormwater basin is designed to hold 
stormwater for only 48 hours and not attract birds. Proper maintenance is necessary to 
avoid bird strikes”. The sign will also include the name, telephone number or other 
contact information of the person or entity responsible to monitor the stormwater basin. 

MM HAZ-5 Noise attenuation measures shall be incorporated into the design of the building to the 
extent such measures are necessary to ensure that interior noise levels from aircraft 
operations are at or below 45 CNEL. 

MM HAZ-6:  Within five days after construction of each structure reaches its greatest height, FAA 
Form 7460-2 (Part II), Notice of Actual Construction or Alteration, shall be completed by 
the project Applicant or his/her designee and e-filed with the FAA. This requirement is 
also applicable in the event the project is abandoned or a decision is made not to 
construct the applicable structure. 

Monitoring:   No monitoring is required. 

HYDROLOGY AND WATER QUALITY Would the project: 

23. Water Quality Impacts 
a) Violate any water quality standards or waste 

discharge requirements or otherwise substantially degrade 
surface or ground water quality? 

    

b) Substantially decrease groundwater supplies or 
interfere substantially with groundwater recharge such that 
the project may impede sustainable groundwater 
management of the basin? 

    

c) Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of the course 
of a stream or river or through the addition of impervious 
surfaces? 
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d) Result in substantial erosion or siltation on-site or 
off-site? 

    

e) Substantially increase the rate or amount of surface 
runoff in a manner which would result in flooding on-site or 
off-site? 

    

f) Create or contribute runoff water which would 
exceed the capacity of existing or planned stormwater 
drainage systems or provide substantial additional sources 
of polluted runoff? 

    

g) Impede or redirect flood flows? 
    

h) In flood hazard, tsunami, or seiche zones, risk the 
release of pollutants due to project inundation? 

    

i) Conflict with or obstruct implementation of a water 
quality control plan or sustainable groundwater management 
plan? 

    

 
Source(s):   Riverside County General Plan Figure S-9 “Special Flood Hazard Areas,” Figure S-10 “Dam Failure Inundation 

Zone,” Riverside County Flood Control District Flood Hazard Report/ Condition, San Diego RWQCB, Santa Margarita 
Watershed MS4 Permit, GIS database: Federal Emergency Management Agency. National Flood Insurance Program, City of 
Menifee. Section 5.9 Hydrology and Water Quality. The City of Menifee General Plan Draft Environmental Impact Report, SCH 
#2012071033, California Department of Water Resources. Sustainable Groundwater Management Act 2019 Basin 
Prioritization, Process and Results. May 2020. (Cross Engineering Services. Final Storm Drainage Report, Tommy’s- French 
Valley. Winter, 2022. Appendix H-1, Cross Engineering Services. County Project Specific Water Quality Management Plan. 

Tommy’s- French Valley. July 24, 2018. H-2) (AES Soil. Report of Geotechnical Investigation and Percolation Testing, 

Proposed Commercial Plaza Project. Page 4. January 25, 2021. Appendix E). 
 
Findings of Fact:   
 
a) Less than Significant Impact.  
 

Construction. During soil-disturbing construction activities, excavated soil would be exposed and 
there would be an increased potential for soil erosion and sedimentation compared to existing 
conditions. In addition, chemicals, liquid products, petroleum products (e.g., paints, solvents, and 
fuels), and concrete-related waste may be spilled or leaked and have the potential to be transported 
via storm water runoff into receiving waters.  

 
Construction of the proposed project would disturb greater than one acre of land and is therefore 
subject to the requirements of the State Water Resources Control Board’s National Pollution 
Discharge Elimination System (NPDES) General Permit for Storm Water Discharges Associated 
with Construction and Land Disturbance Activities (Construction General Permit or CGP), as 
specified in RCM HYD-1. The Construction General Permit requires the preparation of a Storm 
Water Pollution Prevention Plan (SWPPP) and implementation of construction BMPs during 
construction activities. Construction BMPs would include, but not be limited to, erosion and sediment 
control, designed to minimize erosion and retain sediment on site, and good housekeeping practices 
to prevent spills, leaks, and discharge of construction debris and waste into Warm Springs Creek 
and downstream receiving waters. Because preparation of a SWPPP and implementation of 
construction BMPs would target pollutants of concern in stormwater runoff, adherence to RCM HYD-
1 would ensure that construction of the proposed project would not violate water quality standards 
or degrade surface water quality. Therefore, impacts associated with the violation of surface water 
quality standards and waste discharge requirements would be less than significant.  
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According to the Geotechnical Investigation and Percolation Testing Report (Appendix E) prepared 
for the project, no groundwater was encountered on the project site during exploratory borings drilled 
to a 21-foot depth.97 Review of available maps showed the highest groundwater level in the vicinity 
of the project site may be approximately 30 feet.98 Project construction would include excavation to 
install underground storage tanks and site grading to a maximum vertical height of approximately 
12 feet below ground surface.99 Based on the depth of groundwater underlying the project site and 
depth of excavation during construction, dewatering activities during project construction are not 
anticipated. Storm water that may infiltrate soil during construction would not be expected to affect 
groundwater quality because of the depth to groundwater on the project site and low infiltration rates 
of on-site soils.100 Therefore, impacts associated with the violation of groundwater quality standards 
and waste discharge requirements would be less than significant. No mitigation is required. 

Implementation of RCM HYD-1, which requires the proposed project to seek coverage under the 
Statewide CGP, including the preparation of an SWPPP and implementation of Construction BMPs 
to target and reduce pollutants of concern in storm water runoff would ensure that impacts related 
to violation of any water quality standards or waste discharge requirements (WDRs) and 
degradation of surface or groundwater quality during construction would be less than significant.  

Operation. The 2.24-acre project site is currently vacant. The proposed project would develop a 
car wash and two restaurant facilities, surface parking lot, and drive aisles that would total 
approximately 1.66 acres of the project site. The remaining 0.58 acre of the project site would 
include landscaping and remain pervious. Pollutants of concern associated with the proposed 
project include pathogens (bacterial indicators), metals, nutrients, toxic organic compounds, 
pesticides, fertilizers, trash and debris, and oil and grease. 

To address potential water contaminants during project operations from the addition of 1.66 acres 
of development and associated impervious surfaces, the project would be required to comply with 
the requirements of the San Diego Regional Water Quality Control Board (RWQCB) Waste 
Discharge Requirement for Discharges from the Municipal Separate Storm Sewer System (MS4) 
within the Santa Margarita Watershed (Order No. R9-2013-0001, NPDES Permit No. CAS0109266, 
as amended by Order No. R9-2015-0001 and R9-2015-0100) (San Diego Region MS4 Permit), on 
which the County of Riverside is a co-permittee. The San Diego Region MS4 Permit requires priority 
development projects within the Santa Margarita River Watershed,101 to prepare a Final Water 
Quality Management Plan (WQMP) in accordance with the Santa Margarita Watershed WQMP 
Guidance Document. The Final Storm Drainage Report for the proposed project was prepared 
based on the Santa Margarita Watershed WQMP Guidance Document.102 

As specified in RCM HYD-2, a Final WQMP would be developed for the proposed project. The Final 
WQMP would specify the Site Design, Source Control, Low Impact Development (LID), and 
Treatment Control BMPs that would be implemented to capture, treat, and reduce pollutants of 
concern in storm water runoff. Site Design BMPs are storm water management strategies that 
emphasize conservation and use of existing site features to reduce the amount of runoff and 
pollutant loading generated from a site. Source Control BMPs are preventative measures that are 
implemented to prevent the introduction of pollutants into storm water. LID BMPs mimic a project 

 
97  AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed Commercial Plaza Project. Page 4. January 25, 

2021. (Appendix E). 
98  Ibid. Figure 4. 
99  Ibid. Page 7.  
100  Ibid. Pages 13 and 14. 
101  San Diego RWQCB, Santa Margarita Watershed MS4 Permit. Page 94 of 139 and Page 95 of 139. 
102  Cross Engineering Services. Final Storm Drainage Report, Tommy’s- French Valley. Winter, 2022. (Appendix H-1). 
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site’s natural hydrology by using design measures that capture, filter, store, evaporate, detain, and 
infiltrate runoff rather than allowing runoff to flow directly to piped or impervious storm drains. 
Treatment Control BMPs are structural BMPs designed to treat and reduce pollutants in storm water 
runoff prior to releasing it to receiving waters. 

A Preliminary Water Quality Management Plan has been prepared for the proposed project, which 
details the proposed project’s approach to managing stormwater in accordance with the retention 
requirements of the San Diego Region MS4 Permit and is described below.103 In the post project 

condition, the project site would be subdivided into four Drainage Management Areas (DMA 1, DMA 
2, and DMA 3, DMA 4) to collect and manage storm water and direct it to Warm Springs Creek 
located 0.6-mile southwest of the project site.104 DMA 1 (0.71 acre) is located in the western and 
northwestern portions of the project site; DMA 2 (0.74 acre) is located along the northeastern portion 
of the site; and DMA 3 (0.79 acre) is located along the southern and central portions of the site; 
DMA 4 ( 0.19) is located  along the northern portion of the project site.  Stormwater runoff from 
DMAs 1 through 3 would be captured by inlets and channeled within conduits to its respective 
underground retention basin, while DMA 4 would include areas of offsite improvement which would 
not drain onto the site for treatment.  The retention basins for DMAs 1-4 would be sized with a 
Design Capture Volume (DCV) that is larger than the required volume needed to adequately 
manage stormwater within each respective DMA in accordance with the San Diego Region MS4 
Permit, which requires the project to retain storm water for the 85th percentile storm.  

As previously discussed, a majority of the project site would be covered with impervious surface. 
The project site plan includes some landscaping to promote infiltration. However, given the 
percentage of impervious surface and the low permeability of the soils,105 stormwater infiltration 
would be minimal. A majority of the surface flow would be directed to retention basins where storm 
water volume for the 85th percentile storm event would be retained and the remaining volume would 
be conveyed to an existing natural drainage channel west of the site via a 284-foot, 12-inch, 
corrugated outlet pipe and into Warm Springs Creek. Finally, the proposed retention basins would 
be designed and constructed to prevent runoff with high Total Suspended Solids (TSS) from leaving 
the project site in accordance with the San Diego Region MS4 Permit.106 As noted above, 
landscaping within the project site would capture and infiltrate a small percentage (approximately 
27.8 percent) of post project stormwater runoff. 

With implementation of RCM HYD-2, requiring the preparation of a Final WQMP in compliance with 
the San Diego Region MS4 Permit, impacts associated with a violation of water quality standards 
or waste discharge requirements or a substantial degradation of surface or groundwater quality 
would be less than significant, and no mitigation is required. 

RCM: The following RCMs are regulatory requirements implemented as a routine action by the 
County to ensure compliance with the requirements of the County, the CGP, Ground Water 
Discharge Permit, and the San Diego Region MS4 Permit.  

RCM HYD-1:  Construction General Permit. Prior to commencement of construction activities, the 
Applicant shall obtain coverage under the National Pollutant Discharge Elimination 
System (NPDES) General Permit for Storm Water Discharges Associated with 

 
103  Cross Engineering Services. County Project Specific Water Quality Management Plan. Tommy’s- French Valley. July 24, 2018. (H-2) 
104  Ibid. Page 5. 
105  AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed Commercial Plaza Project. Pages 13-14. January 

25, 2021. (Appendix E). 
106  Ibid. Page 9. 



 Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

 

 Page 75 of 137 CEQ / EA No.       

Construction and Land Disturbance Activities (Construction General Permit), NPDES 
No. CAS000002, Order No. 2009‐0009‐DWQ, as amended by Order No. 2010‐0014‐
DWQ and Order No. 2012‐0006‐DWQ, or any other subsequent permit. This shall 
include submission of Permit Registration Documents (PRDs), including permit 
application fees, a Notice of Intent (NOI), a risk assessment, a site plan, a Storm 
Water Pollution Prevention Plan (SWPPP), a signed certification statement, and any 
other compliance‐related documents required by the permit, to the State Water 
Resources Control Board via the Stormwater Multiple Application and Report 
Tracking System (SMARTS). Construction activities shall not commence until a 
Waste Discharge Identification Number (WDID) is obtained for the proposed project 
from the SMARTS and provided to the County Engineer/Public Works Director, or 
designee, to demonstrate that coverage under the Construction General Permit has 
been obtained. Project construction shall comply with all applicable requirements 
specified in the Construction General Permit, including but not limited to, preparation 
of a SWPPP and implementation of construction site best management practices 
(BMPs) to address all construction‐related activities, equipment, and materials that 
have the potential to impact water quality for the appropriate risk level identified for 
the proposed project. The SWPPP shall identify the sources of pollutants that may 
affect the quality of storm water and shall include BMPs (e.g. soil binders, straw 
mulch, non-vegetative stabilization, fiber rolls, sandbag barrier, straw bale barrier, 
stabilized construction entrance/exit, stabilized construction roadway, and 
entrance/outlet tire wash) to control the pollutants in storm water runoff. Upon 
completion of construction activities and stabilization of the project site, a Notice of 
Termination shall be submitted via SMARTS. 

RCM HYD-2:  Prior to the issuance of a grading permit, the project Applicant shall submit a Final 
Water Quality Management Plan (Final WQMP) and Final Storm Drainage Report to 
Riverside County for review and approval. The Final WQMP shall demonstrate that 
the proposed on-site development plan includes best management practices (BMPs) 
for source control, pollution prevention, site design, low impact development (LID) 
implementation, and structural treatment control. The Final WQMP shall also 
incorporate the results of the Final Storm Drainage Report to demonstrate that BMPs 
are designed and implemented to retain the pollutants contained in the volume of 
storm water runoff produced from a 24-hour 85th percentile storm event in 
accordance with the San Diego Regional Water Quality Control Board Order Number 
R9-2013-0001, NPDES Permit No. CAS0109266, as amended by Order No. R9-
2015-0001 and R9-2015-0100 (MS4 Permit). The proposed LID BMPs specified in 
the Final WQMP shall be incorporated into the grading and development plans 
submitted to the County for review and approval. Periodic maintenance of any 
required BMPs and landscaped areas during project occupancy and operation shall 
be in accordance with the schedule outlined in the Final WQMP. This measure shall 
be implemented to the satisfaction of Riverside County. 

b) Less than Significant Impact.  
 
The project site is located within the boundary of the Temecula Valley Groundwater Basin.  

Construction. According to the Geotechnical Investigation and Percolation Testing Report 
(Appendix E) prepared for the project, no groundwater was encountered during on-site boring as 



 Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less 
Than 

Significant 
Impact 

No 
Impact 

 

 Page 76 of 137 CEQ / EA No.       

deep as 21 feet.107 Review of available maps showed the highest groundwater level in the vicinity 
of the project site may be approximately 30 feet.108 Percolation testing was performed at two 
locations within the project site to determine the infiltration rates of the on-site soils; however the 
water used to presoak the test pits did not percolate due to the low infiltration rates of the soils and 
the percolation tests were not performed.109 Based on the depth to groundwater and low infiltration 
rates on the project site, dewatering activities would not be required during project construction 
activities. Therefore, construction impacts related to a decrease in groundwater supplies or 
interference with groundwater recharge in a manner that may impede sustainable groundwater 
management would be less than significant, and no mitigation is required. 

Operation. Development of the project would increase impervious surface area by approximately 
1.66 acres, which would decrease on-site infiltration. The project includes landscaped areas, which 
would provide pervious areas where storm water runoff can collect and continue to infiltrate. 
However, under existing conditions, the soils on the project site have low permeability and the 
project site is not a source of significant groundwater recharge. Additionally, on-site runoff would be 
captured by on-site retention basins appropriately sized to capture the 85th percentile storm event 
pursuant to the San Diego Region MS4 Permit. Therefore, the increase in impervious surface area 
that would result from the development of the proposed project would not significantly decrease 
groundwater supplies or interfere with groundwater recharge in a manner that may impede 
sustainable groundwater management. Additionally, the project’s water demand would not 
substantially decrease groundwater supply. Refer to Section V. 46, for a detailed discussion of 
project impacts related to water supply and demand. Given the above, project impacts related to 
depletion of groundwater supplies or interference with groundwater recharge in a manner that may 
impede sustainable groundwater management would be less than significant. Mitigation is not 
required. 

c and d) Less than Significant Impact. 

Construction. During construction activities, soil would be exposed and disturbed, drainage 
patterns would be temporarily altered during grading and other construction activities, and there 
would be an increased potential for soil erosion and siltation compared to existing conditions. 
Additionally, during a storm event, soil erosion and siltation could occur at an accelerated rate. As 
discussed above in Section V.23, the project applicant would be required to obtain coverage under 
the CGP, which requires the preparation of an SWPPP (RCM HYD-1). The SWPPP would detail 
Erosion Control and Sediment Control BMPs to be implemented during project construction to 
minimize erosion and retain sediment on site. With compliance with the requirements of the CGP 
and with implementation of the construction BMPs, construction impacts related to on‐ or off‐site 
erosion or siltation would be less than significant. 

Operation. Currently, the project site is undeveloped and consists only of pervious surfaces. 
Development of the proposed project would increase impervious surface by approximately 1.66 
acres, which is not prone to on-site erosion or siltation because there would be no exposed soil. 
The remaining 0.58-acre of the project site would include landscaping and remain pervious. These 
areas would include vegetation and landscaping that would stabilize the soil and promote infiltration 

 
107  AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed Commercial Plaza Project. Page 4. January 25, 

2021. (Appendix E). 
108  Ibid. Figure No. 4. 
109  Ibid Page 13. January 25, 2021. (Appendix E). 
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and thereby minimize on-site erosion and siltation. Therefore, on-site erosion and siltation impacts 
would be minimal.  

Development of the project site would increase impervious surfaces, which can increase the volume 
and rate of stormwater runoff entering downstream receiving waters, which could increase 
downstream erosion and siltation. However, as detailed in Section V.23, 100 percent of stormwater 
flows would be collected on-site and conveyed to underground retention basins, which are 
appropriately sized to retain the 85th percentile storm event pursuant to the San Diego Region MS4 
Permit. If stormwater volumes collected in the underground retention basins exceed the required 
retention volume (85th percentile storm event volume), then the excess stormwater would be 
discharged into a natural drainage channel west of the site before flowing into Warm Springs 
Creek.110 With implementation of RCM HYD-2, which requires the project to comply with the 
requirements of the San Diego Region MS4 Permit to reduce storm water runoff from the project 
site, operation impacts related to substantial on‐ or off‐site erosion or siltation would be less than 
significant. Mitigation is not required. 

e and f) Less than Significant Impact. 

Construction. As discussed above under Section 23(a), project construction would comply with the 
requirements of the Construction General Permit and would include the preparation and 
implementation of a SWPPP (RCM HYD-1). The SWPPP would specify construction BMPs to 
control and direct on-site surface runoff to ensure that stormwater runoff from the construction site 
does not exceed the capacity of the stormwater drainage system and does not discharge polluted 
runoff during construction activities. With implementation RCM HYD-1, construction impacts related 
to surface runoff resulting in flooding on-site or off-site or exceeding the capacity of the stormwater 
drainage system would be less than significant, and mitigation is not required. 

Operation. As discussed in Threshold A above, stormwater would be directed to on-site retention 
facilities, which would be appropriately sized to retain and release stormwater runoff such that 
excess runoff does not exceed the capacity of the existing storm drain system in accordance with 
the San Diego Region MS4 permit (RCM HYD-2).111 Additionally, implementation of BMPs to reduce 
pollutants of concern in stormwater runoff in compliance with the San Diego Region MS4 permit 
(RCM HYD-2) would ensure the proposed project would result in less-than-significant impacts 
related to discharge of polluted runoff during project operations. Therefore, operational impacts 
related to creation or contribution of surface runoff resulting in flooding on-site or off-site or storm 
water runoff that would exceed the capacity of existing or planned storm drain would be less than 
significant. Mitigation is not required. 

g) Less than Significant Impact. 

Construction. According to the Federal Emergency Management Agency (FEMA) Flood Insurance 
Rate Map (FIRM) No. 06065C2730G (August 28, 2008),112 the project site is not located within a 
100-year floodplain and is in Zone D. Zone D areas are defined by FEMA as areas of minimal flood 
hazard, which are the areas outside of the Special Flood Hazard Area and higher than the elevation 

 
110  Cross Engineering Services. Final Storm Drainage Report, Tommy’s- French Valley. Pages 3 and 6. Winter, 2022. (Appendix H- 
 
111  Ibid. 

112  Federal Emergency Management Agency. National Flood Insurance Program, Flood Insurance Rate Map, Riverside County, California 
and Incorporated Areas. Panel Number 06065C2730G. August 28, 2008 (Not Printed). 
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of the 0.2 percent annual chance flood. Therefore, construction of the project would not impede or 
redirect flood flows. 

Project construction would occur in accordance with the requirements of the Construction General 
Permit and would include the preparation and implementation of a SWPPP (RCM HYD-1). The 
SWPPP would specify construction BMPs to control and direct on-site surface runoff to ensure that 
stormwater runoff from the construction site does not exceed the capacity of the downstream 
receiving waters. With implementation of an SWPPP and BMPs (RCM HYD-1), construction impacts 
related to a substantial increase in the rate or amount of surface runoff that would result in flooding 
would be less than significant. 

Operation. Currently, the project site is undeveloped and consists of only pervious surfaces. As 
stated in Response to Threshold C (i) above, development of the proposed project would increase 
impervious surface area by approximately 1.66 acres, which would increase stormwater runoff and 
could potentially result in flooding. However, as discussed above, the project site is not located 
within a 100-year floodplain and therefore would not impede or redirect flood flows. Additionally, the 
proposed on-site storm drain facilities and LID BMPs (underground retention basins) would be 
appropriately sized to capture the 85th storm event volumes pursuant to the San Diego Region MS4 
Permit. Stormwater runoff that exceeds the required retention volume would be discharged into a 
natural drainage channel west of the site before flowing into Warm Springs Creek.113  

With implementation of LID BMPs identified in the Final Storm Drainage Report,114 operation of the 
proposed project would not impede or redirect flood flows and would not result in on-site flooding 
and associated with an increase in stormwater runoff would be less than significant. Mitigation is 
not required. 

h) Less than Significant Impact. The project site is approximately 30 miles northeast of the Pacific 
Ocean and is not located within a tsunami hazard zone.115 Based on the distance from the Pacific 
Ocean, the project site would not be susceptible to impacts associated with a tsunami. 

Seiches are waves that are created in an enclosed body of water such as a bay, lake, or harbor and 
go up and down or oscillate and do not progress forward like standard ocean waves. Seiches are 
also referred to as standing waves and are triggered by strong winds, changes in atmospheric 
pressure, earthquakes, tsunamis, or tidal influence. The height and frequency of seiches are 
determined by the strength of the triggering factor(s) and the size of the basin. The project site is 
not adjacent to or near any closed bodies of water. The nearest large body of water to the project 
site is Lake Skinner, located approximately 2.8 miles east of the site and is separated from the site 
by several tracts of residential development that have incorporated storm drain improvements to 
convey water downstream to various creeks leading to the Santa Margarita River. Therefore, the 
project site would not be susceptible to impacts associated with a seiche.   

The project site is within existing inundation areas for three dams at Diamond Valley Lake and for 
Lake Skinner.116 However, each of these dams has been engineered to withstand earthquakes of 
7.5 magnitude along the San Jacinto Fault and 8.0 magnitude along the San Andreas Fault, and 

 
113  Cross Engineering Services. Final Storm Drainage Report, Tommy’s- French Valley. Pages 3 and 6. Winter, 2022. (Appendix H-1). 
114  Ibid. 
115  California Department of Conservation. California Tsunami Maps and Data.  https://www.conservation.ca.gov/cgs/tsunami/maps 

(accessed December 8, 2022). 
116  Riverside County. Southwest Area Plan. County of Riverside General Plan Amendment No. 960. Figure 10: Southwest Area Plan Flood 

Hazards. February 2015. Revised April 6, 2019. 

https://www.conservation.ca.gov/cgs/tsunami/maps
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the MWD continuously monitors these dams and their foundations for deformation, which would 
reduce impacts from dam failure to less than significant.117  

FEMA designates the project site as Flood Zone D, which are defined as areas where flood hazards 
are undetermined, but possible.118 Zone D is not considered a high flood hazard area. During 
construction, BMPs would be implemented to ensure that during a rain event, pollutants would be 
retained on site and be prevented from reaching downstream receiving waters (RCM HYD-1). 
During operations, the project would include BMPs to reduce pollutants of concern in stormwater 
runoff (on-site retention facilities) in compliance with the San Diego Region MS4 permit (RCM HYD-
2). Additionally, BMPs would be sized to retain and release stormwater runoff so that excess runoff 
does not exceed the capacity of the existing stormwater system (RCM HYD-2), which would reduce 
the chance of flooding that could release pollutants to downstream receiving waters. Therefore, the 
chance of project inundation, resulting in the release of pollutants to downstream receiving waters 
would be low.   

Since the risk of project inundation is low, impacts associated with flood hazards, tsunami, or 
seiches, or release of pollutants due to project inundation would be less than significant. Mitigation 
is not required. 

i) Less than Significant Impact. The project site is within the jurisdiction of the San Diego RWQCB. 
The San Diego RWQCB adopted a Basin Plan that designates beneficial uses for all surface and 
groundwater within its jurisdiction and establishes the water quality objectives and standards 
necessary to protect those beneficial uses. The proposed project would comply with the San Diego 
Region MS4 Permit requirements and would implement construction and operational BMPs to 
reduce pollutants of concern in storm water runoff (RCM HYD‐1 and RCM HYD‐2). Compliance with 
these regulatory requirements would ensure that the proposed project would not degrade or alter 
water quality, causing the receiving waters to exceed the water quality objectives, or impair the 
beneficial use of receiving waters. As such, the proposed project would not result in water quality 
impacts that would conflict with the San Diego RWQCB Water Quality Control Plan for the San 
Diego Basin (Basin Plan). Construction and operational impacts related to a conflict with the Basin 
Plan would be less than significant.  

The Sustainable Groundwater Management Act (SGMA), which was enacted in September 2014, 
requires governments and water agencies of high- and medium-priority basins to halt overdraft of 
groundwater basins. The SGMA requires the formation of local Groundwater Sustainability 
Agencies (GSAs), which are required to adopt Groundwater Sustainability Plans (GSPs) to manage 
the sustainability of the groundwater basins.  

The project site is located in the Temecula Valley Groundwater Basin, which is designated by the 
California Department of Water Resources as a very low priority basin.119 Although public agencies 
in basins designated as very low priority aren’t required to form GSAs or develop GSPs, the 
California Department of Water Resources encourages public agencies to update existing 
groundwater management plans or develop new plans in accordance with Water Code Section 

 
117  City of Menifee. Section 5.9 Hydrology and Water Quality. The City of Menifee General Plan Draft Environmental Impact Report, SCH 

#2012071033. Pages 5.9-23 and 5.9-24. September 2013. 
118  Federal Emergency Management Agency. National Flood Insurance Program, Flood Insurance Rate Map, Riverside County, California 

and Incorporated Areas. Panel Number 06065C2730G. August 28, 2008 (Not Printed). 
119  California Department of Water Resources. Sustainable Groundwater Management Act 2019 Basin Prioritization, Process and Results. 

Page A-27. May 2020.  
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10750 et seq.120 Accordingly, the Temecula Valley Basin Groundwater Management Plan was 
completed in September 2017 to guide the management of the Basin groundwater monitoring on a 
sustainable safe yield basis.  The proposed project would not require dewatering activities during 
construction as construction depth would not reach the current groundwater level underlying the 
project site. As previously discussed, the increase in impervious surface areas would not 
substantially decrease infiltration compared to existing conditions because the soils on the project 
site have low permeability and the project site is not a source of significant groundwater recharge 
under existing conditions. Additionally, the proposed project would be designed to collect storm 
water flows from impervious areas into underground retention basins and route flow to the existing 
storm drain system where flows would be conveyed into Warm Springs Creek and eventually the 
Santa Margarita River, therefore contributing to infiltration to the groundwater basin.  

The proposed project would not conflict with or obstruct the implementation of a sustainable 
groundwater management plan. Therefore, construction and operational impacts related to conflict 
with or obstruction of water quality control plans or sustainable groundwater management plans 
would be less than significant. Mitigation is not required. 

Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

LAND USE AND PLANNING Would the project: 

24. Land Use 
a) Physically divide an established community? 

    

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? 

    

 
Source(s):   Riverside County General Plan, Riverside County. Ordinance No. 348.4814 An Ordinance of the County of 

Riverside Amending Ordinance No. 348 Relating to Zoning. September 22, 2015, Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related 
Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). April 1, 2021, GIS database, Project Application 
Materials 

 
Findings of Fact:    
 
a) No Impact. The site is located within the Borel Airpark Center Specific Plan and is bound by Benton 
Road and commercial uses to the north, Penfield Lane and residential uses to the east, commercial 
uses to the south and a mix of vacant property and commercial and light industrial uses to the west 
(Figure 2).  
 
The proposed car wash and fast-food restaurant facilities would continue the Specific Plan’s pattern of 
development in the community and provide commercial services to the existing residential communities 
located adjacent to the east, northeast of Benton Road and east across Van Gaale Lane. Additionally, 
the proposed project would provide commercial services to people who work at the industrial uses to 
the west, and people who work at or visit commercial uses to the north, south, and west. Since the 
project site is already physically bound by Benton Road to the north, Penfield Lane to the east, 
commercial uses to the south, and a mix of vacant property and commercial and light industrial uses to 

 
120  California Department of Water Resources. Groundwater Sustainability Plans. https://water.ca.gov/Programs/Groundwater-

Management/SGMA-Groundwater-Management/Groundwater-Sustainability-Plans (accessed December 12, 2022). 

https://water.ca.gov/Programs/Groundwater-Management/SGMA-Groundwater-Management/Groundwater-Sustainability-Plans
https://water.ca.gov/Programs/Groundwater-Management/SGMA-Groundwater-Management/Groundwater-Sustainability-Plans
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the west, development of the site would not physically divide an established community. No impact 
would occur.  
 
b) Less than Significant Impact. The project site is located within the unincorporated community of 
French Valley, Riverside County. The project site is administered in accordance with the Borel Airpark 
Center Specific Plan. Table 2.2.A summarizes surrounding land uses, County General Plan land use 
designations, and zoning designations. The project site is located within Planning Area 3 of the Borel 
Airpark Center Specific Plan, which is designated Manufacturing-Service Commercial (M-SC).   
 
The project includes a text amendment to Section V (Specific Plan Zoning Ordinance) of the Borel 
Airpark Center Specific Plan, specifically to Section 2(c)(1)121 to allow car wash facilities within Planning 

Area 3 (Manufacturing-Service Commercial (M-SC)) of the Borel Airpark Center Specific Plan under a 
substantial conformance determination122  pursuant to Section 2.11(B) of Ordinance No. 348.4947/50.123 

Restaurants and other eating establishments are already permitted within Planning Area 3 
(Manufacturing-Service Commercial (M-SC)). No other changes are proposed to the General Plan land 
use designation or zoning.  
 
The proposed project would comply with all applicable development standards set forth in the Borel 
Airpark Center Specific Plan and also be consistent with the County’s General Plan for the development 
of light industrial uses. As detailed throughout this Initial Study, all impacts to the environment resulting 
from the proposed project are subject to applicable mitigation and local, State and/or federal regulations, 
which would reduce those impacts to less than significant levels. Therefore, impacts on any applicable 
land use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an environmental 
effect would be less than significant. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required.
 

MINERAL RESOURCES Would the project:     

25. Mineral Resources 
a) Result in the loss of availability of a known mineral 

resource that would be of value to the region or the residents 
of the State? 

    

b) Result in the loss of availability of a locally-
important mineral resource recovery site delineated on a 
local general plan, specific plan or other land use plan? 

    

c) Potentially expose people or property to hazards 
from proposed, existing, or abandoned quarries or mines? 

    

 
Source(s):   Riverside County General Plan Figure OS-6 “Mineral Resources Area, County of Riverside. Environmental 

Impact Report No. 521. Section 4.14: Mineral Resources. Figure 4.14.2: Mineral Resource Zones – Temescal Valley and San 

 
121  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
122  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan…(Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

123  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 

Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 
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Bernardino Production/Consumption Regions. February 2015.”; California Department of Conservation. Special Report 165, 
Mineral Land Classification of the Temescal Valley Area, Riverside County, California. By: Russell V. Miller, Dinah O. 
Shumway, and Robert L. Hill. 1991. County of Riverside. Borel Airpark Center Specific Plan. Specific Plan No. 265. Land Use 
Plan, SPA265, May 2014, as amended. (AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed 
Commercial Plaza Project. Page 5. January 25, 2021 Appendix E) 
 
Findings of Fact:    
  
a) and b) Less than Significant Impact. The project site is classified as Mineral Resource Zone (MRZ)-
3, which is an area containing known or inferred mineral occurrences of undetermined mineral resource 
significance.124 No mineral resources are known to occur on the project site, nor has the project site 
been previously used for mineral extraction. The project site has no potential to be mined in the future 
because it is surrounded by commercial uses adjacent to the north, west, and south, as well as a 
residential use adjacent to the east. The site and vicinity are not considered a State-designated mineral 
resource extraction zone,125 and there are no plans to utilize the project site or vicinity for mineral 
resource extraction.126 Development of the project site would not result in the loss of a known mineral 
resource that would be of value to the region and residents of the State or that has been delineated on 
a local land use plan. Impacts would be less than significant. 
 
d) No Impact. The project site is not located in the vicinity of any proposed, existing, or abandoned 
quarries or mines. Therefore, the project would not expose people or property to hazards from such 
uses, and no impact would occur. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 

NOISE Would the project result in: 

26. Airport Noise 
a) For a project located within an airport land use plan 

or, where such a plan has not been adopted, within two (2) 
miles of a public airport or public use airport would the project 
expose people residing or working in the project area to 
excessive noise levels? 

    

b) For a project located within the vicinity of a private 
airstrip, would the project expose people residing or working 
in the project area to excessive noise levels? 

    

 
Source(s):   Riverside County General Plan Figure S-20 “Airport Locations,” Riverside County Airport Land Use 

Commission. Riverside County Airport Land Use Compatibility Plan. Chapter W4 Background Data: French Valley Airport and 
Environs. Exhibit FV-4 9 (Existing Noise Impacts) and Exhibit FV-5 (Future Noise Impacts). October 14, 2004, Amended 
January 2012 County of Riverside Airport Facilities Map 
 
Findings of Fact:    

 
124  County of Riverside. Environmental Impact Report No. 521. Section 4.14: Mineral Resources. Figure 4.14.2: Mineral Resource Zones 

– Temescal Valley and San Bernardino Production/Consumption Regions. February 2015. 
125  California Department of Conservation. Special Report 165, Mineral Land Classification of the Temescal Valley Area, Riverside County, 

California. By: Russell V. Miller, Dinah O. Shumway, and Robert L. Hill. 1991. https://maps.conservation.ca.gov/cgs/
informationwarehouse/index.html?map=mlc (accessed June 1, 2021). 

126  County of Riverside. Borel Airpark Center Specific Plan. Specific Plan No. 265. Land Use Plan, SPA265, A1 – Figure I-1, Page I-4. 
May 2014, as amended. 

https://maps.conservation.ca.gov/cgs/informationwarehouse/index.html?map=mlc
https://maps.conservation.ca.gov/cgs/informationwarehouse/index.html?map=mlc
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a) and b) No Impact. There are no private airstrips located within the vicinity of the project site. The 
closest airport to the project site is the French Valley Airport, which is located approximately 0.56 mile 
southwest. The project site is located beyond the existing and future 60 dBA CNEL impact zone from 
French Valley Airport.  Therefore, the project would not expose people residing or working in the project 
area to excessive noise levels. No impact would occur.  
 
Mitigation:   No mitigation is required. 
 
Monitoring:   No monitoring is required. 

27. Noise Effects by the Project 
a) Generation of a substantial temporary or 

permanent increase in ambient noise levels in the vicinity of 
the project in excess of standards established in the local 
general plan, noise ordinance, or applicable standards of 
other agencies? 

    

b) Generation of excessive ground-borne vibration or 
ground-borne noise levels? 

    

 
Source(s):   Riverside County General Plan, Table N-1 (“Land Use Compatibility for Community Noise Exposure”), Project 

Application Materials, National Institute for Occupational Safety and Health. Occupational Noise Exposure, Revised Criteria 
1998. June 1998. California Department of Transportation. Technical Noise Supplement to the Traffic Noise Analysis Protocol. 
September 2013. Federal Transit Administration. Transit Noise and Vibration Impact Assessment Manual. FTA Report No. 
0123. September 2018. (LSA Associates, Inc. Noise and Vibration Impact Analysis Memorandum for the French Valley 
Commercial Retail Project at Benton Road and Penfield Lane in French Valley, unincorporated Riverside County, California. 
Table O. May 25, 2022. Appendix I) 
 
Findings of Fact:    
 
a) Less than Significant Impact. The following discussion is based on the project-specific Traffic 
Impact Analysis (Appendix J) and Noise and Vibration Impact Analysis Memorandum (Appendix I) 
prepared for proposed project. 
 
Construction Noise. Two types of short-term noise could occur during construction of the proposed 
project. First, construction crew commutes and the transport of construction equipment and materials 
to the site would incrementally increase noise levels on roadways in the project area. There would be 
a relatively high single-event noise exposure potential causing intermittent noise nuisance (passing 
trucks at 50 feet would generate up to a maximum of 84 A-weighted decibels [dBA]). The effect on 
longer-term (hourly or daily) ambient noise levels would be minimal because the hourly/daily 
construction-related vehicle trips would be few when compared to existing hourly/daily traffic volume in 
the project area.  
 
The building construction phase would generate the most trips out of all of the construction phases, at 
approximately 112 vehicles/trucks per day based on the CalEEMod results in Appendix B. Benton Road 
and/or Winchester Road would be used to access the project site. Benton Road and Winchester Road 
have estimated existing daily traffic volumes of 11,110 and 27,420, respectively. Based on the 
construction-related traffic and existing traffic volumes, construction personnel and equipment trips to 
and from the project site would not generate a discernable increase in traffic noise levels along these 
roadways. Therefore, there would be no incremental increase in ambient noise from construction-
related vehicle trips, and short-term, construction-related impacts associated with construction 
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personnel and equipment transport to the project site would be less than significant. Mitigation is not 
required. 
 
The second type of short-term noise is related to noise generated during excavation, grading, and 
building erection on the project site. Construction is completed in discrete phases, each of which has 
its own mix of equipment and, consequently, its own noise characteristics. These various sequential 
phases would change the character of the noise generated on the site as well as the noise levels 
surrounding the site as construction progresses. Despite the variety in the type and size of construction 
equipment, similarities in the dominant noise sources and patterns of operation allow construction-
related noise ranges to be categorized by work phase. Table 3.13.A lists typical construction equipment 
noise levels recommended for noise impact assessments based on a distance of 50 feet between the 
equipment and a noise receptor. 127 
 

Table 3.13.A: Typical Maximum Construction Equipment Noise Levels (Lmax) 

Type of Equipment 
Acoustical Usage 
Factor1 

Suggested Maximum Sound Level for 
Analysis at 50 feet (dBA) 2 

Backhoe 40 80 

Compactor (ground) 20 80 

Compressor 40 80 

Crane 16 85 

Dozer 40 85 

Dump Truck 40 84 

Excavator 40 85 

Flatbed Truck 40 84 

Forklift 20 85 

Front-End Loader 40 80 

Grader 40 85 

Impact Pile Driver 20 95 

Jackhammer 20 85 

Pickup Truck 40 55 

Pneumatic Tools 50 85 

Pump 50 77 

Rock Drill 20 85 

Roller 20 85 

Scraper 40 85 

Tractor 40 84 

Welder 40 73 
Source: LSA Associates, Inc. Noise and Vibration Impact Analysis Memorandum for the French Valley Commercial 
Retail Project at Benton Road and Penfield Lane in French Valley, unincorporated Riverside County, California. Table 
K: Typical Construction Equipment Noise Levels. May 25, 2022. (Appendix I). 
1 Usage factor is the percentage of time during a construction noise operation that a piece of construction 
equipment is operating at full power. 
2 Maximum noise levels were developed based on Spec 721.560 from the CA/T program to be consistent with 
the City of Boston, Massachusetts, Noise Code for the “Big Dig” project. 
dBA = A-weighted decibels Lmax = maximum instantaneous sound level  
CA/T = Central Artery/Tunnel 

 
The site preparation phase, which includes excavation and grading of the site, tends to generate 
the highest noise levels because the noisiest construction equipment anticipated for the proposed 

 
127  United States Department of Transportation. Federal Highway Administration Roadway Construction Noise Model User’s Guide. HEP-

05-054. DOT-VNTSC-FHWA-05-01. January 2006. Page 2. https://www.fhwa.dot.gov/Environment/noise/construction_noise/
rcnm/index.cfm (accessed July 15, 2022). 

https://www.fhwa.dot.gov/Environment/noise/construction_noise/rcnm/index.cfm
https://www.fhwa.dot.gov/Environment/noise/construction_noise/rcnm/index.cfm
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project is earthmoving equipment. Earthmoving equipment includes excavating machinery such as 
backfillers, bulldozers, draglines, and front loaders. Earthmoving and compacting equipment 
includes compactors, scrapers, and graders. Table 3.13.A details maximum noise levels of typical 
construction equipment expected to be used on the project site. 

Project construction is expected to require primarily the use of a graders, bulldozers, and water 
trucks/pickup trucks. As indicated in Table 3.13.A, noise associated with the use of construction 
equipment is estimated to be between 55 and 85 dBA maximum instantaneous noise level (Lmax) at 
a distance of 50 feet from the active construction area for the site preparation phase. Each grader 
would generate a maximum noise level of approximately 85 dBA Lmax at 50 feet, each bulldozer 
would generate approximately 85 dBA Lmax at 50 feet, and water trucks/pickup trucks would 
generate approximately 55 dBA Lmax at 50 feet.  

Each doubling of the sound sources with equal strength increases the noise level by 3 dBA. 
Assuming that each piece of construction equipment operates within approximately 50 feet of the 
other equipment, the worst-case combined noise level during this phase of construction would be 
88 dBA Lmax at a distance of 50 feet from the active construction area. Based on a usage factor of 
40 percent, the worst-case combined noise level during this phase of construction would be 84 
dBA128 equivalent continuous sound level (Leq)129 at a distance of 50 feet from the active construction 
area. 

Regarding noise impacts, the sensitive receptor closest to the project construction boundary is a 
residential property located approximately 60 feet east of the project construction boundary 
(measured from the construction boundary to the residential property line) and would be exposed 
to construction noise levels of 82.4 dBA Leq after distance attenuation.130 These noise levels 
represent a worst-case scenario that is typically related to grading activity, which only represents a 
limited duration in time during the overall construction period. 

The National Institute for Occupational Safety and Health (NIOSH) has established a threshold of 
85 dBA for an 8-hour period that would result in damage to hearing.131 As noise levels increase 
beyond 85 dBA, the exposure time decreases for damage to hearing to occur. (e.g., damage would 
occur at four hours of exposure for a noise level of 88 dbA). Construction noise would not exceed 
the NIOSH 85dBA threshold at the nearest sensitive receptors. Therefore, construction of the project 
would result in temporary and periodic increases in noise, which would result in annoyance and 
inconveniences, rather than the more serious effects such as hearing loss, sleep deprivation, and 
stress. Because construction noise is usually generated in short bursts and the heavy equipment 
used during site preparation moves around the construction site, maximum noise levels are not 
likely to occur for sustained periods of time, and the temporary inconvenience would not be a 
substantial increase which could alter human health or safety. Additionally, implementation of 
regulatory measures that include compliance with the construction hours specified in the County’s 
Noise Ordinance No. 847 § 1, 2006  and standard conditions for construction that include properly 
maintained noise mufflers for all construction equipment, stationary construction equipment staged 
away from off-site sensitive uses, and position construction equipment so that emitted noise is 

 
128  The usage factor of 40 percent is approximately 4 dBA less than the maximum noise level (88 dBA maximum noise level - 4 dBA usage 

factor = 84 dBA). 
129  The Leq noise level is provided to describe construction noise levels for a longer period of time (compared to the maximum 

instantaneous noise level, Lmax) and compare it to ambient noise levels described subsequently in terms of Leq. 
130  According to the Inverse Square Law, sound levels decrease approximately 6 dB for each doubling of distance from the source. 

(Georgia State University, Department of Physics and Astronomy. HyperPhysics. 2016. http://hyperphysics.phy-astr.gsu.edu/hbase/
Acoustic/isprob2.html (accessed July 15, 2022)). 

131  National Institute for Occupational Safety and Health. Occupational Noise Exposure, Revised Criteria 1998. Page 1. June 1998. 

http://hyperphysics.phy-astr.gsu.edu/hbase/Acoustic/isprob2.html
http://hyperphysics.phy-astr.gsu.edu/hbase/Acoustic/isprob2.html
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directed away from sensitive receptors would minimize the temporary annoyance and 
inconveniences associated with construction noise. County Noise Ordinance No. 847, Section 1, 
2006  would restrict construction activities within one-quarter mile (1,320 feet) of an inhabited 
dwelling to between the hours of 6:00 a.m. and 6:00 p.m. during the months of June through 
September and between the hours of 7:00 a.m. and 6:00 p.m. during the months of October through 
May. 

Measured ambient noise levels near the project site ranges from 51.8 dBA Leq to 87.7 dBA Leq. 
Although there would be a temporary increase in noise levels within the project vicinity, construction 
noise is a temporary occurrence and would stop once project construction is completed. 
Additionally, construction noise levels at the closest residence located 60 feet to the east of the 
project site would be exposed to 82.4 dBA Leq, which would not exceed the NIOSH threshold. 
Therefore, noise generated from project construction activity would be less than significant. No 
mitigation is required. 

Long-Term Mobile Noise. The Federal Highway Administration (FHWA) Highway Traffic Noise 
Prediction Model (FHWA-RD-77-108) was used to evaluate highway traffic-related noise conditions 
along roadway segments in the project vicinity. This model requires various parameters, including 
traffic volumes, vehicle mix, vehicle speed, and roadway geometry to compute typical equivalent 
noise levels during daytime, evening, and nighttime hours. The resultant noise levels are weighted 
and summed over 24-hour periods to determine the community noise equivalent level (CNEL) 
values.132  

Traffic volumes were obtained from the project-specific Traffic Impact Analysis (Appendix J). Tables 
3.13.B and 3.13.C respectively provide the traffic noise levels for the existing and existing plus 
project conditions. These noise levels represent the worst-case scenario, which assumes no 
shielding is provided between the traffic and the location where the noise contours are drawn. 
Appendix I provides the specific assumptions used in developing these noise levels and model 
printouts.  

Table 3.13.B: Existing Traffic Noise Levels 

Roadway Segment ADT 

Centerline to 
70 dBA CNEL 

(feet) 

Centerline to 
65 dBA CNEL 

(feet) 

Centerline to 
60 dBA CNEL 

(feet) 

CNEL (dBA) 50 
feet from 

Centerline of 
Outermost Lane 

Winchester Road North of Benton 
Road 

30,640 77 158 338 70.2 

Winchester Road South of Benton 
Road  

27,420 72 147 314 69.8 

Benton Road Between Winchester 
Road and Temeku Street 

13,505 < 50 94 197 66.7 

Benton Road Between Temeku Street 
and Penfield Lane  

11,110 < 50 83 173 65.8 

Benton Road Between Penfield Lane 
and Leon Road 

11,435 < 50 85 176 66.0 

Source: LSA Associates, Inc. Noise and Vibration Impact Analysis Memorandum for the French Valley Commercial Retail 
Project at Benton Road and Penfield Lane in French Valley, unincorporated Riverside County, California. Table N: 
Existing Without and With Project Traffic Noise Levels. May 25, 2022 (Appendix I).  

Note: Traffic noise within 50 feet of the roadway centerline should be evaluated with site-specific information.  
ADT = average daily traffic  
CNEL = Community Noise Equivalent Level 

dBA = A-weighted decibels  

 
132  The CNEL level is used because the County of Riverside General Plan Noise Element uses CNEL to consider long-term mobile noise 

effects. 
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Table 3.13.B provides baseline traffic noise levels (i.e., existing traffic noise without the project) to 
which the anticipated project-related traffic noise contribution would be added to determine if project-
related traffic noise would be significant. 

Table 3.13.C: Existing With Project Traffic Noise Levels 

Roadway Segment ADT 

Centerline to 
70 dBA 

CNEL (feet) 

Centerline to 
65 dBA 

CNEL (feet) 

Centerline to 
60 dBA 

CNEL (feet) 

CNEL (dBA) 50 
feet from 

Centerline of 
Outermost Lane 

Increase from 
Baseline 

Condition 

Winchester Road North of 
Benton Road 

32,090 79 163 348 70.4 0.2 

Winchester Road South of 
Benton Road 

28,630 73 151 323 69.9 0.1 

Benton Road Between 
Winchester Road and 
Temeku Street 

14,380 < 50 98 205 67.0 0.3 

Benton Road Between 
Temeku Street and Penfield 
Lane 

11,965 < 50 87 182 66.2 0.4 

Benton Road Between 
Penfield Lane and Leon 
Road 

12,545 < 50 90 187 66.4 0.4 

Source: LSA Associates, Inc. Noise and Vibration Impact Analysis Memorandum for the French Valley Commercial Retail 
Project at Benton Road and Penfield Lane in French Valley, unincorporated Riverside County, California. Table N: Existing 
Without and With Project Traffic Noise Levels. May 25, 2022 (Appendix I). Note: Traffic noise within 50 feet of the roadway 
centerline should be evaluated with site-specific information.  
ADT = average daily traffic  
CNEL = Community Noise Equivalent Level 

dBA = A-weighted decibels  

 

Table 3.13.C details the noise levels in the project vicinity when combining existing traffic noise with 
the anticipated project-related traffic noise contribution. As indicated in Table 3.13.C, the project-
related traffic noise contribution to existing traffic noise levels would reach 0.4 dBA. Noise level 
increases less than 3 dBA would not be perceptible to the human ear in an outdoor environment. 133   
Therefore, project-related traffic noise on off-site sensitive receptors would be less than significant. 
Mitigation is not required. 

Long-Term Stationary Noise. Adjacent off‐site land uses would be potentially exposed to 

stationary‐source noise impacts from the proposed car wash operations, truck unloading operations, 
Heating, Ventilation, and Air Conditioning (HVAC) equipment, drive-through speakerphones, and 
parking lot activities. 

 The proposed car wash operations would include a 130-foot wash tunnel that would only operate 
during daytime hours (7:00 a.m. and 10:00 p.m.). Noise from the blowers near the exit of the wash 
tunnel would generate a noise level of 95 dBA Leq at 7 feet.134 Noise near the exit of the wash tunnel 
would be reduced to 77.9 dBA Leq at 50 feet and noise at the entrance of the wash tunnel would be 
70.9 Leq at 50 feet.  

Truck delivery and unloading activities would occur near the two proposed fast-food restaurants 
during daytime hours only. The maximum noise levels generated from truck delivery and unloading 
activities would be 75 dBA Leq at 50 feet.  Maximum noise level occurs in less than 5 minutes and it 

 
133  California Department of Transportation. Technical Noise Supplement to the Traffic Noise Analysis Protocol. Page 2-44. September 

2013. 
134  Noise level of 95 dBA Leq at 7 feet is based on a recent Tommy’s Express Car Wash noise study conducted by ABD Engineering & 

Design, June 2020.   
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is estimated that there would be a maximum of one delivery truck per hour, which would result in a 
cumulative period of 5 minutes in any area. Therefore, truck delivery and unloading activities would 
generate a noise level of 64.2 dBA Leq at 50 feet.  

The proposed project would include rooftop HVAC equipment on each of the two fast-food 
restaurant buildings, which would generate noise. However, noise levels generated by HVAC 
equipment is exempted based on County Noise Ordinance No. 847 § 1, 2006. Potential noise level 
generated by HVAC equipment are provided below for informational purposes. Rooftop HVAC 
equipment could potentially operate 24 hour per day and one piece of rooftop HVAC equipment 
would generate noise levels of 66.6 dBA Leq at 5 feet135 based on previous measurements 
conducted by LSA.  

The two proposed fast-food restaurants would each include a drive-through speakerphone that is 
part of the menu board. The fast-food restaurants are assumed to operate during daytime (7:00 a.m. 
and 10:00 p.m.) and nighttime hours (10:00 p.m. to 7:00 a.m.). Noise generated from each 
speakerphone is approximately 84 dBA at 1 foot.  

The project includes a surface parking lot that could generate noise potentially affecting adjacent 
land uses. Noisy activities occurring in the project parking lot would include vehicles traveling at 
slow speeds, engine start-up noise, car door slams, car horns, car alarms, and tire squeals. These 
activities would occur generally during daytime and nighttime hours and are intermittent in nature. 
Representative parking activities would generate approximately 60 to 70 dBA Lmax at 50 feet based 
on measurements conducted by LSA for projects of similar scale. Daytime parking activity noise 
levels would reach 60.7 dBA Leq at 50 feet and nighttime parking activity noise levels would reach 
55.2 dBA Leq at 50 feet.136,137 

Table 3.13.D represents the combined calculated daytime and nighttime noise levels at the closest 
residential property line east of the project site using SoundPLAN from the individual stationary 
noise sources discussed above.  

Table 3.13.D: Operational Noise Levels 

Receptor 
Land 
Use 

Direction 

Noise Level1 (dBA 
Leq) 

Noise Standard  
(10-minute Leq) 

Exceed Noise 
Standard? 

Daytime 
Nighttim

e 
Daytime 

Nighttim
e 

Daytime 
Nighttim

e 

R-1 
Residenc

e 
East 50.4 45.0 65 45 No No 

Source: LSA Associates, Inc. Noise and Vibration Impact Analysis Memorandum for the French Valley Commercial 
Retail Project at Benton Road and Penfield Lane in French Valley, unincorporated Riverside County, 
California. Table K: Typical Construction Equipment Noise Levels. May 25, 2022 (Appendix I).  

1    Noise level at the residential property line. 
dBA = A-weighted decibels 
Leq = equivalent continuous sound level 

 
135  Five (5) feet is an appropriate distance for a noise measurement because HVAC equipment is typically attached to buildings (e.g., 

rooftops) or located at the base of a building potentially within several feet of a person occupying the site.  
136  LSA Associates, Inc. Noise and Vibration Impact Analysis Memorandum for the French Valley Commercial Retail Project at Benton 

Road and Penfield Lane in French Valley, unincorporated Riverside County, California. Table O. May 25, 2022. (Appendix I). 
137  Parking activity noise levels were estimated based on the estimated number of cumulative minutes generating the maximum noise 

level of 70 dBA at 50 feet in any hour.  
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As shown in Table 3.13.D, the combined daytime and nighttime stationary-source noise level is 50.4 
dBA Leq and 45.0 dBA Leq, respectively, at the closest residential property line east of the project site. 
Therefore, the combined calculated daytime and nighttime noise levels would not exceed the County’s 
exterior daytime and nighttime 10-minute noise standards of 65 dBA Leq and 45.0 dBA Leq, respectively. 
Noise impacts from project operations would be less than significant.  

b) Less than Significant Impact. Groundborne noise is typically assessed at locations where there is 
no airborne noise path, or for buildings with substantial sound insulation such as a recording studio. For 
typical buildings, the interior airborne noise levels are often higher than the groundborne noise levels. 
Therefore, the main focus of the discussion/analysis is groundborne vibration. A vibration level of 94 
vibration velocity decibels (VdB) (0.2 peak particle velocity [PPV] inches per second [in/sec]) is the 
threshold used to evaluate construction vibration impacts because this vibration level has the potential 
to damage residential structures made of non-engineered timber.138 A vibration level of 78 VdB is used 

to describe potential human responses139 (i.e., annoyance) from vibration levels generated by project 

construction as a means of disclosure, but this community annoyance threshold is not used to identify 
an impact because of the subjective nature of human annoyance and the temporary nature of 
construction. The greatest levels of vibration are anticipated to occur during the site preparation phase, 
during which a large bulldozer and a loaded truck are expected to be used. All other phases are 
expected to result in lower vibration levels. 
 

Construction Vibration. The distance to the nearest buildings for vibration impact analysis is 
measured between the nearest off‐site buildings and the project boundary (assuming the 
construction equipment would be used at or near the project boundary) because vibration impacts 
normally occur within buildings. Table 3.13.E shows the PPV and VdB values at a distance of 25 
feet from the construction vibration source. As shown in Table 3.13.E, bulldozers and loaded trucks 
would generate a groundborne vibration level of 87 and 86 VdB, respectively, when measured at a 
distance of 25 feet, based on the Federal transit Administration (FTA) Transit Noise and Vibration 
Impact Assessment Manual.140 

The formula for vibration transmission is provided below: 

LvdB (D) = LvdB (25 feet) - 30 Log (D/25) 
PPVequip = PPVref × (25/D)1.5 

Table 3.13.F lists the projected vibration level from various construction equipment expected to be 
used on the project site to the nearest buildings in the project vicinity. For typical construction 
activity, the equipment with the highest vibration generation potential is the large bulldozer, which 
would generate 87 VdB at 25 feet.  

Table 3.13.E: Vibration Source Amplitudes for Construction Equipment 

Equipment 

Reference PPV/Lv at 25 feet 

PPV (in/sec) Lv (Vdb)1 

Hoe Ram 0.089 87 

Large Bulldozer2 0.089 87 

Caisson Drilling 0.089 87 

Loaded Trucks2 0.076 86 

 
138  Federal Transit Administration. Transit Noise and Vibration Impact Assessment Manual. FTA Report No. 0123. September 2018. 

https://www.transit.dot.gov/sites/fta.dot.gov/files/docs/research-innovation/118131/transit-noise-and-vibration-impact-assessment-
manual-fta-report-no-0123_0.pdf (accessed July 17, 2022). 

139  Ibid. 
140  Ibid. 

https://www.transit.dot.gov/sites/fta.dot.gov/files/docs/research-innovation/118131/transit-noise-and-vibration-impact-assessment-manual-fta-report-no-0123_0.pdf
https://www.transit.dot.gov/sites/fta.dot.gov/files/docs/research-innovation/118131/transit-noise-and-vibration-impact-assessment-manual-fta-report-no-0123_0.pdf
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Table 3.13.E: Vibration Source Amplitudes for Construction Equipment 

Equipment 

Reference PPV/Lv at 25 feet 

PPV (in/sec) Lv (Vdb)1 

Jackhammer 0.035 79 

Small Bulldozer 0.003 58 

Source: Federal Transit Administration. Transit Noise and Vibration Impact Assessment Manual. September 
2018. https://www.transit.dot.gov/research-innovation/transit-noise-and-vibration-impact-assessment-
manual-report-0123 (accessed July 17, 2022). 

1 Root‐mean‐square VdB is 1 μin/sec. 
2 Equipment shown in bold is expected to be used on site. 
μin/sec = microinches per second 
FTA = Federal Transit Administration 
in/sec = inches per second 

LV = velocity in decibels 
PPV = peak particle velocity 
VdB = vibration velocity decibels 

 
Table 3.13.F: Summary of Construction Vibration Levels 

Land Use Direction 
Equipment/Activit

y 

Reference 
Vibration 

Level  
(VdB) at 25 ft 

Reference 
Vibration 

Level 
(PPV) at 25 ft 

Distance
1 (ft) 

Maximum 
Vibration 

Level 
(VdB) 

Maximum 
Vibration 

Level  
(PPV) 

Commercial North 
Large Bulldozer 87 0.089 

195 
60 0.004 

Loaded Trucks 86 0.076 59 0.003 

Barn East 
Large Bulldozer 87 0.089 

80 
72 0.016 

Loaded Trucks 86 0.076 71 0.013 

Residential East 
Large Bulldozer 87 0.089 

110 
68 0.010 

Loaded Trucks 86 0.076 67 0.008 

Commercial Southeast 
Large Bulldozer 87 0.089 

130 
66 0.008 

Loaded Trucks 86 0.076 65 0.006 

Commercial South 
Large Bulldozer 87 0.089 

55 
77 0.027 

Loaded Trucks 86 0.076 76 0.023 

Industrial West 
Large Bulldozer 87 0.089 

290 
55 0.002 

Loaded Trucks 86 0.076 54 0.002 

Commercial West 
Large Bulldozer 87 0.089 

275 
56 0.002 

Loaded Trucks 86 0.076 55 0.002 

Source: LSA Associates, Inc. Noise and Vibration Impact Analysis Memorandum for the French Valley Commercial Retail 
Project at Benton Road and Penfield Lane in French Valley, unincorporated Riverside County, California. Table M: 
Summary of Construction Vibration Levels. May 25, 2022 (Appendix I).  

1  Distance from the project construction boundary to the building structure. 
ft = foot/feet  
PPV = peak particle velocity 

VdB = vibration velocity decibels 

The closest residential, commercial, and industrial structures are located east, south, and west, 
respectively, of the project site. The closest commercial structure to the south is approximately 55 
feet from the project construction boundary (measured from the construction boundary to the 
commercial structure). As shown in Table 3.13.F, the closest commercial structure at 55 feet from 
the project construction boundary would experience vibration levels of up to 77 VdB (0.027 PPV 
in/sec). All other structures, including residential structures, are farther than 55 feet from the project 
construction boundary and would experience lower vibration levels. 

Construction vibration levels at the closest commercial building from construction equipment or 
activity would not exceed the FTA threshold of 94 VdB (0.2 PPV [in/sec]) for building damage when 
bulldozers and loaded trucks operate at the project construction boundary. In addition, construction 
vibration levels would not exceed the vibration annoyance threshold of 78 VdB for daytime 
residential uses and 84 VdB for commercial and industrial uses. Therefore, construction vibration 
levels would be less than significant.  

https://www.transit.dot.gov/research-innovation/transit-noise-and-vibration-impact-assessment-manual-report-0123
https://www.transit.dot.gov/research-innovation/transit-noise-and-vibration-impact-assessment-manual-report-0123
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Long-Term Operational Vibration. Operation of the proposed car wash and two fast-food 
restaurants would not generate vibration. In addition, vibration generated from project‐related traffic 
on the adjacent roadways (Benton Road, Winchester Road, and local roadways within the project 
area) is not expected to be substantial for on‐road vehicles because the rubber tires and suspension 

systems of on‐road vehicles provide vibration isolation. Therefore, vibration generated from project-
related traffic on the adjacent roadways would be less than significant. 

Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

PALEONTOLOGICAL RESOURCES: 

28. Paleontological Resources 
a) Directly or indirectly destroy a unique paleonto-

logical resource, site, or unique geologic feature? 

    

 
Source(s):   Riverside County General Plan Figure OS-8 “Paleontological Sensitivity,” Paleontological Resource Impact 

Mitigation Program (“PRIMP”) Report, Geologic Map of the Bachelor Mountain 7.5' Quadrangle, Riverside County, California. 
United States Geological Survey Department of Earth Sciences, University of California, Riverside. Morton, Douglas M. and 
M.P. Kennedy. 1991, 1995 through 1998. (AES Soil. Report of Geotechnical Investigation and Percolation Testing, Proposed 
Commercial Plaza Project. Page 5. January 25, 2021 Appendix E) 
 
Findings of Fact:   
 
a) Less than Significant with Mitigation Incorporated. As detailed in the Geologic Map of the 
Bachelor Mountain 7.5' Quadrangle, Riverside County, California, the project site is underlain by Very 
Old Alluvial Valley Deposits (Middle to Early Pleistocene).141 Although Pleistocene sediments have 
some potential to contain paleontological resources, the County General Plan indicates the project site 
is in an area of low paleontological sensitivity. However, ground-disturbing activities at the project site 
may reach down to 12 feet below grade and have the potential to disturb previously unknown resources 
if excavation depths reach native, undisturbed sediments. Therefore, MM GEO-1 shall be implemented 
during ground disturbing activities to reduce impacts on paleontological resources to less than 
significant levels with mitigation incorporated by ensuring paleontological resources, if encountered 
on site, would be subject to scientific recovery, evaluation, and curation. 
 
Mitigation:    MM GEO-1 Prior to the issuance of grading permits, Riverside County shall verify that 

the following mitigation is included in all grading plans: 

If any suspected paleontological resources (fossils) are discovered during 
ground-disturbing activities, the construction supervisor shall halt work within 
a 60-foot radius around the find and establish an exclusionary buffer. 
Construction personnel shall not collect or move any suspected 
paleontological materials or further disturb any soils within the exclusionary 
buffer, but construction activity may continue unimpeded on other portions of 
the project site. Construction activity shall not resume within the exclusionary 
buffer until a qualified paleontologist can assess the significance of the find. 
If the paleontologist determines the find is not a paleontological resource, no 
further evaluation shall be required within the exclusionary buffer, and 
construction activity shall be allowed to resume therein. However, if the 

 
141  Geologic Map of the Bachelor Mountain 7.5' Quadrangle, Riverside County, California. United States Geological Survey Department 

of Earth Sciences, University of California, Riverside. Morton, Douglas M. and M.P. Kennedy. 1991, 1995 through 1998. 
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paleontologist determines the find is a paleontological resource, construction 
activity shall not resume within the exclusionary buffer in order to assess its 
significance pursuant to the California Environmental Quality Act. Collected 
resources shall be prepared to the point of curation, identified to the lowest 
taxonomic level possible, catalogued, and curated into the permanent 
collections of an accredited scientific institution. All subsequent ground-
disturbing activities shall be monitored at the discretion of the paleontologist. 
At the conclusion of the monitoring program, a report of findings shall be 
prepared to document the results of the monitoring program. 

In the event that paleontological resources are encountered when a 
paleontological monitor is not on site, work in the immediate area of the find 
shall be redirected, and the qualified paleontologist shall be contacted to 
assess the find for significance. If the find is determined to be significant, it 
shall be collected from the field, and the paleontologist shall make 
recommendations for monitoring, curation, and reporting. 

This measure shall be implemented to the satisfaction of Riverside County. 

Monitoring:   No monitoring is required. 
 

POPULATION AND HOUSING Would the project: 

29. Housing 
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)? 

    

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

    

c) Create a demand for additional housing, 
particularly housing affordable to households earning 80% or 
less of the County’s median income? 

    

 
Source(s):   Project Application Materials, GIS database, Riverside County General Plan Housing Element, Riverside 

County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning 
September 22, 2015, Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for 
Land Use Planning and Zoning Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service 
Commercial), Cross Engineering Services, Inc, Southern California Association of Governments. Employment Density Study 
Summary Report. October 31, 2001 

 
Findings of Fact:    
 
a) Less than Significant Impact. The project site is located within Planning Area 3 of the Borel Airpark 
Center Specific Plan, which is designated Manufacturing-Service Commercial (M-SC). As detailed in 
Table 2.2.A, the County’s General Plan designates the project site land use as Light Industrial, and the 
zoning of the site is [Borel Airpark Center] Specific Plan Zone (SP). Pursuant to the Specific Plan Zoning 
Ordinance, commercial land uses restaurants and other eating establishments are permitted within 
Planning Area 3 (Manufacturing-Service Commercial (M-SC)). The project includes a text amendment 
to Section V (Specific Plan Zoning Ordinance) of the Borel Airpark Center Specific Plan, specifically to 
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Section 2(c)(1)142 to allow car wash facilities within Planning Area 3 (Manufacturing-Service Commercial 
(M-SC)) of the Borel Airpark Center Specific Plan under a substantial conformance determination143  
pursuant to Section 2.11(B) of Ordinance No. 348.4947/50.144 No other changes are proposed to the 
General Plan land use designation or zoning. Therefore, the project would not generate any increase 
in population that otherwise would not have been planned for in the County. 
 
Based on discussions with the Project Applicant145 and employment density projections by the Southern 
California Association of Governments (SCAG),146 the proposed project is expected to generate 
approximately 24 employees assuming two 8-hour shifts per day for each business. The County 
General Plan and Borel Airpark Center Specific Plan are used to control and allocate growth. 
Accordingly, development of the proposed project would serve to fulfill both an existing and anticipated 
need to provide commercial services to this area of the County. Additionally, generation of 24 
employment positions in an area of the Southwest Area Plan dominated by commercial, industrial, and 
residential uses would help balance the jobs-to-housing ratio in the community surrounding the project 
site. Since the project site is adjacent to improved streets and infrastructure, the project also does not 
include any significant infrastructure improvements or the significant extension of roads that could 
indirectly induce growth in the County. Therefore, the proposed project would not generate substantial 
direct or indirect unplanned population growth. Impacts would be less than significant. No mitigation 
is required. 
 
b) No Impact. The project site is located on vacant land. Therefore, no impact would occur to people 
or housing such that replacement housing would be required. No mitigation is required. 
 
c). Less than Significant Impact. The proposed project includes construction of a 5,215 square-foot 
drive-through car wash, a 2,535 square-foot drive-through restaurant with indoor dining area, and a 
730-square-foot drive-through restaurant without indoor dining on approximately 2.24 acres within 
Planning Area 3 of the Borel Airpark Center Specific Plan, which is designated Manufacturing-Service 
Commercial (M-SC). Based on discussions with the Project Applicant147 and employment density 
projections by the Southern California Association of Governments (SCAG),148 the proposed project is 
expected to generate approximately 24 employees assuming two 8-hour shifts per day for each 
business.  

 
142  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to Zoning. 

Page 3. September 22, 2015. 
143  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan. (Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

144  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 

145      Cross Engineering Services, Inc. Written communication from Joseph Cross, P.E. to Dionisios Glentis (LSA Associates, Inc.); Request 
for Data – French Valley. December 13, 2021. (Appendix A). 
Tommy’s Car Wash: Automated car wash = 2 employees. 

146      Southern California Association of Governments. Employment Density Study Summary Report. Table 10A. October 31, 2001. 
Wienerschnitzel Restaurant: 729 square feet ÷ (1 person per 200 square feet) = 3.645 (rounded to 4 employees).  
Arby’s Restaurant: 1,200 square feet of kitchen ÷ (1 person per 200 square feet) = 6 employees. 

147  Cross Engineering Services, Inc. Written communication from Joseph Cross, P.E. to Dionisios Glentis (LSA Associates, Inc.); Request 
for Data – French Valley. December 13, 2021. (Appendix A). 

 Tommy’s Car Wash: Automated car wash = 2 employees. 
148  Southern California Association of Governments. Employment Density Study Summary Report. Table 10A. October 31, 2001. 

Wienerschnitzel Restaurant: 729 square feet ÷ (1 person per 200 square feet) = 3.645 (rounded to 4 employees).  
Arby’s Restaurant: 1,200 square feet of kitchen ÷ (1 person per 200 square feet) = 6 employees. 
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The County General Plan and Borel Airpark Center Specific Plan are used to control and allocate 
growth. Accordingly, development of the proposed project would serve to fulfill both an existing and 
anticipated need to provide commercial services to this area of the County. Additionally, generation of 
24 employment positions in an area of the Southwest Area Plan dominated by commercial, industrial, 
and residential uses would help balance the jobs-to-housing ratio in the community surrounding the 
project site. Since the project site is adjacent to improved streets and infrastructure, the project also 
does not include any significant infrastructure improvements or the significant extension of roads that 
could indirectly induce growth in the County. Therefore, the proposed project would not generate 
substantial direct or indirect unplanned population growth or the demand for additional housing. Impacts 
would be less than significant. No mitigation is required. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

PUBLIC SERVICES  Would the project result in substantial adverse physical impacts associated with 
the provision of new or physically altered government facilities or the need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental impacts, in order 
to maintain acceptable service ratios, response times or other performance objectives for any of the 
following public services: 

30. Fire Services     

 
Source(s):   Riverside County General Plan Safety Element 
 
Findings of Fact:    
 
a) Less than Significant Impact. The proposed project is required to comply with applicable provisions 
of the California Building Code, California Fire Code, Riverside County Ordinance No. 460, Riverside 
County Ordinance No. 787, and Riverside County Fire Department Standards pertaining to human 
health and safety (through the building plan check process) to ensure the project would minimize 
exposure of people or structures to a significant risk of loss, injury, or death involving fires.  

Development of the proposed project would incrementally increase demand for fire protection services, 
but not to the degree that existing fire stations could not meet the demand. The nearest fire station is 
French Valley Fire Station No. 83 located at 37500 Sky Canyon Drive one mile (five minutes by 
automobile) south of the site. Project design features incorporated into the structural design and layout 
would keep service demand increases to a minimum. The County’s plan check process includes County 
Fire Department review of proposed fire hydrant spacing and incorporation of automatic sprinkler 
systems in accordance with applicable Sections of Ordinance No. 787 (e.g., Sections 901.6.1, 903.2, 
903.4.2.1, 4.3, 3, 5, and 8603.1), proper roadway turning radii, and fire lane widths, etc. Since the 
proposed development is located adjacent to Benton Road and Penfield Lane, emergency vehicles 
would have the ability to park along these roadways adjacent to the project site in the event that the 
project driveway is inaccessible. The project site layout, including provisions for emergency vehicle 
access, would be reviewed for adequacy by the County Fire Department. Therefore, the construction 
of the proposed project would be in accordance with applicable County policies and regulations and 
would not require new or physically altered fire protection facilities, the construction of which could 
cause significant environmental impacts. Impacts would be less than significant. 

Mitigation:   No mitigation is required.  
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Monitoring:   No monitoring is required. 

31. Sheriff Services     

 
Source(s):   Riverside County General Plan 

 
Findings of Fact:    
 
a) Less than Significant Impact. The Riverside County Sheriff’s Department (RCSD) provides law 
enforcement and crime prevention services to the project site. Similar to fire protection services, the 
proposed project is expected to incrementally increase demand for sheriff protection services in the 
project area. However, due to the proposed project’s relatively limited size of 2.24 acres and scale, the 
project would not create a significant impact on RCSD’s services.  
 
Development of the site with crime prevention through environmental design (CPTED) features would 
deter trespassing and reduce police service demand to the extent feasible through implementation of 
applicable design methods. For example, the project would incorporate public zones and private zones 
via physical and symbolic barriers to define acceptable uses of the commercial space and determine 
who has a right to occupy such zones. Additionally, the proposed car wash and restaurant facilities 
would be equipped with formal surveillance through the use of closed-circuit television, electronic 
monitoring, and potential security patrols, as well as informal surveillance such as architecture, 
landscaping, and lighting designed to minimize visual obstacles and eliminate places of concealment 
for potential assailants. Therefore, the construction of the proposed project would be in accordance with 
applicable County policies and would not require new or physically altered sheriff protection facilities, 
the construction of which could cause significant environmental impacts. Impacts would be less than 
significant. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

32. Schools     

 
Source(s):   School District correspondence, GIS database, California State Legislature, Legislative Analyst’s Office. An 

Evaluation of the School Facility Fee Affordable Housing Assistance Programs, January 2001. 
 
Findings of Fact:   
 
 No Impact. The project does not include a residential component and no direct increase in the local 
student population would occur. The anticipated indirect increase in worker population (i.e., 24 
employees) who would likely come from the surrounding area would not be expected to indirectly 
increase student population. Furthermore, California Government Code (Section 65995[b]) establishes 
the base amount of allowable developer fees imposed by school districts. These base amounts are 
commonly referred to as “Level 1 fees” and are subject to inflation adjustment every two years. School 
districts are placed into a specific “level” based on school impact fee amounts that are imposed on the 
development. With the adoption of Senate Bill 50 and Proposition 1A in 1998, schools meeting certain 
criteria can now adopt Level 2 and 3 developer fees. The amount of fees that can be charged over the 
Level 1 amount is determined by the district’s total facilities needs and the availability of State matching 
funds. If there is State facility funding available, districts are able to charge fees equal to 50 percent of 
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their total facility costs, termed “Level 2” fees. If, however, there are no State funds available, “Level 3” 
fees may be imposed for the full cost of their facility needs.149 

Per California Government Code, “The payment or satisfaction of a fee, charge, or other requirement 
levied or imposed … are hereby deemed to be full and complete mitigation of the impacts … on the 
provision of adequate school facilities.” The Project Applicant would be required to pay these 
development fees in accordance with Government Code 65995 and Education Code 17620. Through 
payment of development fees, no impacts related to school services would occur.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

33. Libraries     

 
Source(s):   Riverside County General Plan 
 
Findings of Fact:    
 
Less than Significant Impact. The type of use of the proposed project (i.e. dining and car wash) would 
not generate new population because employees and customers are expected to reside in French 
Valley and vicinity. Additionally, the project would be consistent with the applicable Land Use and 
Zoning designations pursuant to a text amendment to Section V (Specific Plan Zoning Ordinance) of 
the Borel Airpark Center Specific Plan to allow car wash facilities within Planning Area 3 (Manufacturing-
Service Commercial (M-SC)) under a substantial conformance determination.150 Restaurants and other 
eating establishments are already permitted within Planning Area 3 (Manufacturing-Service Commercial 
(M-SC)). Therefore, the proposed development would not cause an unanticipated increase in population 
that would require construction or expansion of any public facilities, including libraries. Payment of 
required fees, taxes, and other development impact fees by the Project Applicant would sufficiently 
offset any incremental increase in demand for governmental services. Impacts would be less than 
significant. Mitigation is not required. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

34. Health Services     

 
Source(s):   Riverside County General Plan 
 
Findings of Fact:    
 
Less than Significant Impact. The type of use of the proposed project (i.e. dining and car wash) would 
not generate new population because employees and customers are expected to reside in French 
Valley and vicinity. Additionally, the project would be consistent with the applicable Land Use and 
Zoning designations pursuant to a text amendment to Section V (Specific Plan Zoning Ordinance) of 
the Borel Airpark Center Specific Plan to allow car wash facilities within Planning Area 3 (Manufacturing-

 
149  California State Legislature, Legislative Analyst’s Office. An Evaluation of the School Facility Fee Affordable Housing Assistance 

Programs, January 2001. http://www.lao.ca.gov/2001/011701_school_facility_fee.html (accessed July 17, 2022). 
150  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan…(Riverside County. Ordinance No. 
Ord.  

http://www.lao.ca.gov/2001/011701_school_facility_fee.html
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Service Commercial (M-SC)) under a substantial conformance determination.151 Restaurants and other 
eating establishments are already permitted within Planning Area 3 (Manufacturing-Service Commercial 
(M-SC)). Therefore, the proposed development would not cause an unanticipated increase in population 
that would exceed the service capacity of health services in the County. Payment of required fees, 
taxes, and other development impact fees by the Project Applicant would sufficiently offset any 
incremental increase in demand to health services. Impacts would be less than significant. Mitigation 
is not required.  
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 

RECREATION Would the project: 

35. Parks and Recreation 
a)  Increase the use of existing neighborhood or 

regional parks or other recreational facilities such that 
substantial physical deterioration of the facility would occur 
or be accelerated? 

    

b) Include recreational facilities or require the 
construction or expansion of recreational facilities which 
might have an adverse physical effect on the environment? 

    

c) Be located within a Community Service Area (CSA) 
or recreation and park district with a Community Parks and 
Recreation Plan (Quimby fees)? 

    

 
Source(s):   GIS database, Parks & Open Space Department Review 
 
Findings of Fact:    
 
a) and b) Less than Significant Impact. The proposed project is expected to generate 24 employees, 
which could result in an incremental increase in use of nearby recreational facilities during project 
operation. Riverside County Ordinance No. 659 collects development impact fees used to fund capital 
costs associated with constructing new park and recreation facilities and purchasing equipment for such 
facilities. DIFs are intended to offset any incremental increases of demand for park and recreation 
facilities and services. 

The proposed project would be required to pay applicable DIF’s prior to issuance of building permits. 
Any future construction of new or expansion of existing park and recreation facilities would be subject 
to project-level environmental review and site-specific mitigation as appropriate in order to ensure 
significant environmental impacts are avoided or mitigated. However, construction of the proposed 
project in accordance with applicable County policies would contribute only an incremental increase in 
demand for recreational services that would not in and of itself require new or physically altered park 
and recreation facilities, the construction of which could cause significant environmental impacts. 
Therefore, impacts would be less than significant. 

 
151  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan…(Riverside County. Ordinance No. 
Ord.  
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c) Less than Significant Impact. The project site is not within a Community Service Area. As stated 
above, Riverside County Ordinance No. 659 collects development impact fees used to fund capital 
costs associated with constructing new park and recreation facilities and purchasing equipment for such 
facilities. DIFs are intended to offset any incremental increases of demand for park and recreation 
facilities and services. The proposed project would be required to pay applicable DIF’s prior to issuance 
of building permits. Therefore, payment of DIFs pursuant to County Ordinance No. 659 would ensure 
impacts to park and recreation facilities would be less than significant. 

Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 

36. Recreational Trails 
a) Include the construction or expansion of a trail 

system? 

    

 
Source(s):   Riverside County General Plan Figure C-7 Trails and Bikeway System, Specific Plan No.  
 
Findings of Fact:    
 
a) Less than Significant Impact. The Project consists of drive-through car wash, and drive- through 
restaurant facilities and does not include the construction or expansion of a trail system. There are no 
identified trails adjacent to the proposed Project site according to the Riverside County General Plan 
Figure C-7. As described above, the proposed project is expected to generate 24 employees, which 
could result in an incremental increase in use of nearby recreational facilities during project operation. 
Therefore, the proposed Project would not generate a substantial population increase that would use 
or require recreational trails, and impacts would be less than significant. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
 

TRANSPORTATION Would the project: 

37. Transportation  
a) Conflict with a program, plan, ordinance, or policy 

addressing the circulation system, including transit, roadway, 
bicycle, and pedestrian facilities? 

    

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

    

c) Substantially increase hazards due to a geometric 
design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g. farm equipment)? 

    

d) Cause an effect upon, or a need for new or altered 
maintenance of roads? 

    

e) Cause an effect upon circulation during the pro-
ject’s construction? 

    

f) Result in inadequate emergency access or access 
to nearby uses? 
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Source(s):   Riverside County General Plan, Project Application Materials (Linscott, Law & Greenspan, Engineers. Traffic 

Impact Analysis Report, French Valley Tommy’s Express Wash. Page 36. March 11, 2022 Appendix J) 
 
Findings of Fact:    
 
a) The following discussion is based in part on the project-specific Traffic Impact Analysis (TIA) prepared 
for the proposed project (Appendix J). 
 
Less than Significant Impact. This section discusses potential impacts to the circulation system, 
transit services, bicycle facilities, and pedestrian system. The following analysis of level of service (LOS) 
is for disclosure purposes as it relates to consistency with the County’s General Plan minimum level of 
service criteria for intersections, as CEQA Guidelines Section 15064.3, subdivision (b) establishes 
“vehicle miles traveled” criteria in lieu of LOS for analyzing transportation impacts. Refer to Section V. 
37(b) below for an analysis of vehicle miles traveled.  
 
Traffic Circulation. The project TIA scope was approved through consultation with County Staff to 
evaluate effects of project-generated traffic volume during the a.m. and p.m. peak hours 152 and not 
pursuant to average daily trips.  
 
The project study area regarding the surrounding transportation network includes the following 
intersections: 
 

1. Winchester Road/Benton Road; 
2. Temeku Street/Benton Road; 
3. Penfield Lane/Benton Road;153 
4. Leon Road/Benton Road; 
5. Van Gaale Lane/Cognac Street at Benton Road; and 
6. Pourroy Road/Benton Road. 

 
Study intersections are under the jurisdictions of the County or Caltrans. The project site is located 
within the Southwest Area Plan. The County uses level of service (LOS) D as their minimum level of 
service criteria for intersections within the Southwest Area Plan.  
 
The traffic analysis examines traffic operations in the vicinity of the proposed project under the following 
three scenarios: 
 

• Existing Without Project: Baseline conditions. 

• Existing Plus Ambient Plus Project: Existing Plus Project volumes were combined with ambient 
growth, which was calculated by increasing existing roadway volumes by two percent per year over 
two years for Year 2024 conditions. Applied to existing Year 2022 traffic volumes results in a four 
percent increase growth in existing volumes to Horizon Year 2024.154 

 
152  The a.m. peak hour is defined as the one hour of highest traffic volumes occurring between 7:00 and 9:00 a.m. The p.m. peak hour is 

the one hour of highest traffic volumes occurring between 4:00 and 7:00 p.m. 
153  Includes Project improvements. 
154      Linscott, Law & Greenspan, Engineers. Traffic Impact Analysis Report, French Valley Tommy’s Express Wash. Page 13. March 11, 

2022. (Appendix J). 
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• Existing Plus Ambient Plus Project Plus Cumulative: Developed by adding trips generated by 
other developments to the Existing Plus Ambient Plus Project forecast. 

The proposed project is anticipated to add 1,989 daily trips, with 62 trips occurring during the a.m. peak 
hour and 108 trips occurring during the p.m. peak hour. Evaluation of LOS effects are presented in 
Section 8.0 of Appendix J. All study intersections operate at a satisfactory LOS under existing without 
and with project conditions. All study intersections are forecast to operate at a satisfactory LOS under 
cumulative with project conditions with the exception of two intersections (#s 1 and 4 listed above). 
Planned and recommended transportation improvements (including project-specific improvements) to 
facilitate satisfactory LOS of the study intersections listed above during project operation are detailed 
in Section 9.0 of Appendix J. As discussed in Section 9.3 “Recommended Improvements” of Appendix 
J, recommended improvements include to widen and restripe the south leg and modify the existing 
traffic signal at the intersection of Winchester Road/Benton Road and install a traffic signal and stripe a 
crosswalk on the west leg at the intersection of Leon Road/Benton Road. Where the project results in 
an adverse LOS on the roadway network and the agency with jurisdiction over the affected intersection 
does not have a Development Impact Fee Program for a specific improvement, the project would pay 
its respective fair share for the proposed improvement. The project’s fair share has been calculated 
based on project traffic as a percentage of total growth from Existing to Cumulative conditions. Section 
11.0 of Appendix J details the recommended improvements for the deficient intersections (Intersections 
#1 and #4 listed above) that require the project to pay for its fair share contribution. Specific design of 
all recommended improvements would be reviewed and approved by the County Engineer in the final 
engineering phase in order to ensure LOS at all project study intersections operate at satisfactory LOS. 
 
The project would not be directly accessed from Highway 79 (Winchester Road), which is a Caltrans 
facility; therefore, the project has not been reviewed for factors pertaining to site access or local 
roadways in accordance with Caltrans Interim Land Development and Intergovernmental Review 
(LDIGR) Safety Review Practitioners Guidance (July 2020).155 However, the project is anticipated to 
generate new vehicle trips along Highway 79 (i.e. study Intersection #1, Winchester Road/Benton 
Road). Therefore, an analysis of the project’s impact on turn pocket queuing at Intersection #1 was 
prepared to determine if the project would cause or contribute towards slowing or stopped traffic on 
through traffic lanes along Highway 79, resulting in unsafe speed differentials between adjacent 
lanes.156 As detailed in Section 12.0 of Appendix J, estimated storage is not provided to accommodate 
queues for the southbound left-turn lane at Intersection #1 under both the Ambient Growth with Project 
and Ambient Growth with Project with Cumulative Projects traffic conditions. Therefore, it is 
recommended the southbound left turn pocket be restriped and designed to include a minimum storage 
of 400 feet per lane to accommodate the forecasted deficiencies.157  
 
Access to the project site would be provided via one driveway along Benton Road and one driveway 
along Penfield Lane. As detailed in Section 13.0 of Appendix J, the proposed driveways are anticipated 
to operate at an acceptable LOS during the a.m. and p.m. peak hours under both the Ambient Growth 
with Project and Ambient Growth with Project with Cumulative Projects traffic conditions. Additionally, 
project traffic is not anticipated to cause significant internal queuing/stacking effects at project driveways 
or within the site’s internal drive aisle. Finally, there is adequate turning radii for passenger cars, 
service/delivery trucks, and trash trucks for project ingress and egress traffic. Therefore, motorists 
would be able to enter and exit the project site from the proposed driveways safely, and without 
excessive congestion.  

 
155  Ibid. Section 12.2. 
156  Ibid. Pages 30 through 31. 
157  Ibid. Page 31. 
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As stated above, the preceding analysis of LOS is for disclosure purposes as it relates to consistency 
with the County’s General Plan minimum level of service criteria for intersections, as CEQA Guidelines 
Section 15064.3, subdivision (b) establishes “vehicle miles traveled” criteria in lieu of LOS for analyzing 
transportation impacts. With implementation of improvements discussed in Section 9.0, “Planned and 
Recommended Improvements” of Appendix J, LOS at all project study intersections would operate at 
satisfactory LOS. Additionally, adequate storage within the dual southbound left-turns at the Winchester 
Road/Benton Road intersection would be provided with implementation of recommended improvements 
discussed in Section 12.2 of Appendix J. Therefore, impacts to traffic circulation would be less than 
significant. No mitigation measures would be required. 
 
Pedestrian System, Transit Services, and Bicycle Facilities. The Riverside Transit Agency’s Route 
79 bus stop near the intersection of Temeku Street/Benton Road approximately 184 feet west of the 
site provides transit service in the project vicinity. Additionally, a community [bicycle] trail located 
approximately 882 feet northwest of the site (across Highway 79) connects to a regional urban/suburban 
trail, which facilitates alternative modes of transportation in the project vicinity. By introducing new 
employment opportunities and commercial services on an underutilized property in proximity to an 
existing bus stop and bicycle facility, the project would facilitate increased alternative transit mobility in 
the project vicinity. As detailed in Figure 4, the proposed project would construct a portion of a 
pedestrian sidewalk along Benton Road and Penfield Lane to promote safe pedestrian access to the 
site. The proposed project would be site specific and would not require new transit stops or the 
significant relocation of existing transit stops and would not preclude development and/or use of existing 
public and alternative transit facilities. Implementation of the proposed project would not conflict with a 
program, plan, ordinance, or policy addressing the transit services, pedestrian system, or bicycle 
facilities and this impact would be less than significant.  
 
b) Less than Significant Impact. CEQA Guidelines Section 15064.3, subdivision (b) establishes 
“vehicle miles traveled” criteria in lieu of LOS for analyzing transportation impacts and was signed into 
law as Senate Bill (SB) 743 in 2013. The Office of Planning and Research approved regulatory changes 
to the CEQA Guidelines that implement SB 743 on December 28, 2018. However, lead agencies were 
able to use LOS for analyzing transportation impacts until July 1, 2020. Pursuant to SB 743, the County 
adopted Transportation Analysis Guidelines for Level of Service Vehicle Miles Traveled (December 
2020) to analyze a project’s transportation impacts. The County’s Transportation Analysis Guidelines 
for Level of Service Vehicle Miles Traveled is generally consistent with the methodology and screening 
criteria contained in the OPR’s Technical Advisory for Evaluating Transportation Impacts in CEQA 
(dated December 2018), which provides additional detail on the language and approach used in the 
project-specific TIA to demonstrate compliance with SB 743.   

According to the County’s Transportation Analysis Guidelines for Level of Service Vehicle Miles 
Traveled, small projects with low trip generation pursuant to existing CEQA exemptions or based on the 
County Greenhouse Gas Screening Tables (see Section V.20) are presumed to cause a less than 
significant VMT impact. These projects include the following:158 
 

• Single Family Housing projects less than or equal to 110 dwelling units 

• Multifamily (Low-Rise) Housing projects less than or equal to 147 dwelling units 

 
158  Linscott, Law & Greenspan, Engineers. Traffic Impact Analysis Report, French Valley Tommy’s Express Wash. Page 36. March 11, 

2022.  
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• Multifamily (Mid-Rise) Housing projects less than or equal to 194 dwelling units 

• General Office Building with area less than or equal to 165,000 square feet 

• Retail buildings with area less than or equal to 60,000 square feet 

• Warehouse (unrefrigerated) buildings with area less than or equal to 208,000 square feet 

• General Light Industrial buildings with area less than or equal to 179,000 square feet 

• Project GHG emissions less than 3,000 Metric tons of Carbon Dioxide Equivalent (MTCO2e) 

• Unless specified above, project trip generation with less than 110 trips per day 

The proposed project would consist of a 5,215 square foot carwash with a 130-foot wash tunnel, a 
2,535-square foot fast food restaurant with drive through, and another 729-square foot fast restaurant 
with drive through, totaling 8,479 square feet. Therefore, the proposed project can be screened out of 
the VMT analysis pursuant to the above criteria for retail buildings with area less or equal to 60,000 
square feet, and VMT impacts would be less than significant. 
 
c) Less than Significant Impact. Roadway improvements in and around the project site would be 
designed and constructed to satisfy all County requirements for street widths, corner radii, intersection 
control pursuant to the County’s Street Improvement Plan Policies and Guidelines. Additionally, 
proposed driveways would be designed and constructed in accordance with County Standard No. 207A 
and reviewed for approval by the Riverside County Transportation Department. The on-site drive aisle 
would serve as an emergency fire lane to ensure adequate access for first responders to an emergency 
and would be constructed to adequate widths for public safety pursuant to the California Fire Code.  
 
Off-site, the project would dedicate and widen Benton Road along the project frontage in accordance 
with the County’s General Plan Circulation Plan. Additionally, the project would include construction of 
curb, gutter, sidewalk, street trees, and streetlights along the northern frontage of the site along Benton 
Road and the western frontage of the site along Penfield Lane. Additionally, the project would restripe 
the east leg of Benton Road and modify the existing traffic signal to provide an exclusive eastbound 
right turn at the intersection of Penfield Lane and Benton Road.  
 
The County, at final plan check, would ensure that all improvements associated with the project are 
consistent with California Fire Code and County standards and requirements. Adherence to these 
standards and requirements would ensure the proposed development would not include any sharp 
curves or dangerous intersections. Therefore, no substantial increase in hazards due to a design feature 
would occur. Impacts are less than significant. 
 
d) Less Than Significant Impact. Implementation of the proposed project would contribute an 
incremental amount of additional vehicle trips to the project area. As detailed in response to Checklist 
Question 37.a, the project will include improvements to the intersection of Winchester Road and Benton 
Road to improve circulation and safety of the project site and within the vicinity of the project. Impacts 
associated with such improvements have been analyzed throughout this Initial Study and determined 
to be less than significant. 
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e) Less Than Significant Impact. The project will generate temporary impacts to circulation during 
project construction, which includes improvements to the intersection at Winchester Road and Benton 
Road. During construction, standard traffic control devices such as warning signs, warning lights, and 
flaggers will be utilized as applicable to minimize obstructions and ensure the safe passage of 
emergency vehicles as necessary. Implementation of these traffic control measures will include 
guidance and navigational tools throughout the project area in order to maintain traffic flow and safety 
during construction. Therefore, impacts would be less than significant. 
 
f) Less than Significant Impact. Roadway facilities with regional access such as Highway 79 serve as 
evacuation routes in the event of an emergency. The project is required to incorporate adequate 
emergency water flow and to identify and mitigate any fire hazards during the development review 
process. The project is proposed with two, two-lane access driveways, one off of Benton Road and one 
off of Penfield Lane, that would provide entry and exit points for emergency access. The project would 
include a C10 fire alarm without gates to ensure immediate fire department access to the project site in 
the event of an emergency. Fire department emergency vehicle apparatus access road locations and 
design shall be in accordance with the California Fire Code, Riverside County Ordinance No. 787, and 
Riverside County Fire Department Standards to ensure proper roadway turning radii, fire lane widths, 
etc. Since the proposed development is located adjacent to Benton Road, emergency vehicles would 
have the ability to park on the north side of Benton Road adjacent to the project site in the event that 
the project driveway is inaccessible. The project site layout, including provisions for emergency vehicle 
access, would be reviewed for adequacy by the County Fire Department. Therefore, impacts would be 
less than significant. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

38. Bike Trails 
a) Include the construction or expansion of a bike 

system or bike lanes? 

    

 
Source(s):   Riverside County General Plan 
 
Findings of Fact:    
 
a) No Impact. A community [bicycle] trail located approximately 882 feet northwest of the site (across 
Highway 79) connects to a regional urban/suburban trail, which facilitates alternative modes of 
transportation in the project vicinity. By introducing new employment opportunities and commercial 
services on an underutilized property in proximity to an existing bus stop and bicycle facility, the project 
would facilitate increased alternative transit mobility in the project vicinity. The proposed project would 
be site specific and would not require new transit stops or the significant relocation of existing transit 
stops and would not preclude development and/or use of existing public and alternative transit facilities. 
Therefore, no impacts to bicycle trails will occur. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 
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TRIBAL CULTURAL RESOURCES  Would the project cause a substantial adverse change in the 
significance of a Tribal Cultural Resource, defined in Public Resources Code section 21074 as either a 
site, feature, place, or cultural landscape that is geographically defined in terms of the size and scope 
of the landscape, sacred place, or object with cultural value to a California Native American Tribe, and 
that is: 

39. Tribal Cultural Resources 
a) Listed or eligible for listing in the California Register 

of Historical Resources, or in a local register of historical 
resources as defined in Public Resources Code section 
5020.1 (k)? 

    

b) A resource determined by the lead agency, in its 
discretion and supported by substantial evidence, to be 
significant pursuant to criteria set forth in subdivision (c) of 
Public Resources Code Section 5024.1? (In applying the 
criteria set forth in subdivision (c) of Public Resources Code 
Section 5024.1, the lead agency shall consider the 
significance of the resource to a California Native American 
tribe.) 

    

Source(s):   County Archaeologist, AB52 Tribal Consultation  
 
Findings of Fact:    
 
a) Please refer to the response to Checklist Question 39 b. below, 
 
b)Less than Significant with Mitigation Incorporated. Tribal cultural resources are those resources 
with inherent tribal values that are difficult to identify through the same means as archaeological 
resources. These resources can be identified and understood through direct consultation with the tribes 
who attach tribal value to the resource.  Tribal cultural resources may include Native American 
archaeological sites, but they may also include other types of resources such as cultural landscapes or 
sacred places. The appropriate treatment of tribal cultural resources is determined through consultation 
with tribes.  

In compliance with Assembly Bill 52 (AB 52), notices regarding this project were mailed to all requesting 
tribes on March 04, 2021.  No response was received from Ramona Band of Cahuilla, Morongo Band 
of Mission Indians, Santa Rosa, Colorado River Indian Tribes, or the Cahuilla Band. The Pala Band of 
Mission Indians declined consultation and the Agua Caliente Band of Cahuilla Indians deferred to closer 
tribes. 

Consultation was requested by Temecula Band of Luiseño Indians (Pechanga), Soboba Band of 
Luiseño Indians and Rincon Band of Luiseño Indians.  

The Rincon Band responded in an email dated March 10, 2021 requesting consultation. The cultural 
report and conditions of approval were sent to the tribe on July 14, 2021. The Rincon Band 
representative agreed with the conditions and concluded consultation via email on July 15, 2021. 

Consultation was requested by the Soboba Band in an email letter dated March 22, 2021. The cultural 
report and the conditions of approval were provided to the tribe on July 14, 2021. The Soboba Band 
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representative agreed with the conditions of approval and concluded consultation via email on July 17, 
2021.   

The Pechanga Band requested to consult in an email letter dated March 19, 2021. The project exhibits 
were sent to the tribe on March 22, 2021. A meeting was held on March 29, 2021, in which this project 
was discussed. The Pechanga Band representative provided information that the project was within the 
Adobe Springs village complex.  

No specific impacts or physical resources were identified by the Pechanga Band. On July 14, 2021 the 
cultural report and conditions of approval were provided to the Pechanga Band. A follow-up email was 
sent to the tribe on August 04, 2021 asking if the Pechanga Band had any further comments or 
concerns. No response was received, and consultation was concluded via email letter on August 26, 
2021.  

All of the consulting tribes expressed concerns that the project has the potential for as yet unidentified 
subsurface tribal cultural resources. The tribes request that a Native American monitor be present 
during ground disturbing activities so any unanticipated finds would be handled in a timely and culturally 
appropriate manner. Based on information provided by the consulting tribes the proposed would require 
a Native American Monitor to be present during ground disturbing activities (MM TCR-1). 

Prior to the issuance of grading permits, the developer/permit applicant shall enter into agreement(s) 
for Native American Monitor(s) (MM TCR-1). The project would also be required to adhere to State 
Health and Safety Code Section 7050.5 in the event that human remains are encountered and by 
ensuring that no further disturbance occur until the County Coroner has made the necessary findings 
as to origin of the remains. Furthermore, pursuant to Public Resources Code Section 5097.98 (b), 
remains shall be left in place and free from disturbance until a final decision as to the treatment and 
their disposition has been made (MM TCR-2). 

CEQA requires the Lead Agency to address any unanticipated cultural resources discoveries during 
project construction. Therefore, the County prescribes MM TCR-3 to implement procedures should any 
unanticipated cultural resources be identified during ground disturbing activities. 

With the inclusion of mitigation measures MM TCR-1 through MM TCR-3, impacts to any previously 
unidentified tribal cultural resources would be reduced to less than significant. 
 
Mitigation:    

MM TCR-1 (Native American Monitoring) Prior to the issuance of grading permits, the 
developer/permit applicant shall enter into an agreement with the consulting tribe(s) for 
a Native American Monitor. 

In conjunction with the Archaeological Monitor(s), the Native American Monitor(s) shall 
attend the pre-grading meeting with the contractors to provide Cultural Sensitivity 
Training for all construction personnel. In addition, the Native American Monitor(s) shall 
be on-site during all initial ground disturbing activities and excavation of each portion of 
the project site including clearing, grubbing, tree removals, grading and trenching. In 
conjunction with the Archaeological Monitor(s), the Native American Monitor(s) have the 
authority to temporarily divert, redirect or halt the ground disturbance activities to allow 
identification, evaluation, and potential recovery of cultural resources.  
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The developer/permit applicant shall submit a fully executed copy of the agreement to 
the County Archaeologist to ensure compliance with this condition of approval. Upon 
verification, the Archaeologist shall clear this condition. 

This agreement shall not modify any condition of approval or mitigation measure. 

Monitoring: Native American Monitoring will be conducted by a representative from the 
consulting tribe(s). 

MM TCR-2  (If Human Remains Found) In the event that human remains are encountered and by 
ensuring that no further disturbance occur until the County Coroner has made the 
necessary findings as to origin of the remains. Furthermore, pursuant to Public 
Resources Code Section 5097.98 (b), remains shall be left in place and free from 
disturbance until a final decision as to the treatment and their disposition has been made. 

MM TCR-3 (Unanticipated Resources) The developer/permit holder or any successor in interest 
shall comply with the following for the life of this permit. 

If during ground disturbance activities, unanticipated cultural resources* are discovered, 
the following procedures shall be followed: 

All ground disturbance activities within 100 feet of the discovered cultural resource shall 
be halted and the applicant shall call the County Archaeologist immediately upon 
discovery of the cultural resource. A meeting shall be convened between the developer, 
the project archaeologist**, the Native American tribal representative (or other 
appropriate ethnic/cultural group representative), and the County Archaeologist to 
discuss the significance of the find. At the meeting with the aforementioned parties, a 
decision is to be made, with the concurrence of the County Archaeologist, as to the 
appropriate treatment (documentation, recovery, avoidance, etc.) for the cultural 
resource. Resource evaluations shall be limited to nondestructive analysis.  

Further ground disturbance shall not resume within the area of the discovery until the 
appropriate treatment has been accomplished.  

* A cultural resource site is defined, for this condition, as being a feature and/or three or 
more artifacts in close association with each other.  

** If not already employed by the project developer, a County approved archaeologist 
shall be employed by the project developer to assess the significance of the cultural 
resource, attend the meeting described above, and continue monitoring of all future site 
grading activities, as necessary. 

Monitoring:   Native American Monitoring will be conducted by a representative from the consulting 
tribe(s) during ground disturbing activities. See MM TCR-1 through MM TCR-3. 

UTILITIES AND SERVICE SYSTEMS Would the project: 

40. Water 
a) Require or result in the relocation or construction of 

new or expanded water, wastewater treatment, or storm 
water drainage systems, whereby the construction or 
relocation would cause significant environmental effects? 
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b) Have sufficient water supplies available to serve 
the project and reasonably foreseeable future development 
during normal, dry, and multiple dry years? 

    

 
Source(s):   Project Application Materials, Service Provider (Eastern Municipal Water District), Eastern Municipal Water 

District. 2020 Urban Water Management Plan. July 1, 2021., Riverside County. Ordinance No. 348.4814: An Ordinance of 
the County of Riverside Amending Ordinance No. 348 Relating to   Zoning. Riverside County, Ordinance No. 348.4947/50: 
An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions,  

 
Findings of Fact:    
 
a) Less than Significant Impact. The proposed project improvements would connect to existing 
utilities, including water, drainage, and electric power located beneath Benton Road and/or Penfield 
Lane. The approval of drainage features/improvements occurs through the building plan check process. 
As part of this process, all project-related drainage features would be required to meet County and 
SDRWQCB standards. On-site project-related drainage features would be designed, installed, and 
maintained per County standards and the requirements identified in the Final WQMP (per RCM HYD-
2). 
 
All proposed improvements and interconnection to drainage, electric power, water, and wastewater 
facilities would be installed simultaneously with finish grading activities and required roadway frontage 
improvements for the project site. There would be no significant environmental effects specifically 
related to the installation of utility interconnections that are not encompassed within the project’s 
construction and operational footprint, and therefore already identified, disclosed, and subject to all 
applicable mitigation measures, as well as local, State, and federal regulations, as part of this Initial 
Study. Therefore, impacts related to relocation of utilities would be less than significant. 
 
b) Less than Significant Impact. Water for the project would be provided by the Eastern Municipal 
Water District (EMWD). The 2020 Urban Water Management Plan indicates that the EMWD uses local 
and imported water to supply potable and non-potable water within its jurisdictional boundary.159 EMWD 
produces potable groundwater from two management plan areas within the San Jacinto Groundwater 
Basin, including the West San Jacinto Groundwater Basin Management Plan area and the Hemet/San 
Jacinto Groundwater Management Plan area.  
 
As detailed in Section I, Project Description, the project includes a 5,215 square-foot drive-through car 
wash, a 2,535 square-foot drive-through restaurant with indoor dining area, and a 730 square-foot drive-
through restaurant without indoor dining area. Based on information obtained from the project 
applicant,160 the car wash would demand 13,320 gallons per day; the restaurant with drive through only 
would generate 1,100 gallons per day, and the restaurant with indoor dining area would generate 2,900 
gallons per today. Therefore, the project would demand approximately 17,320 gallons of water per day.  
On March 28, 2022, the California Governor issued Executive Order N-7-22, which encourages all 
Californians and water agencies to restrict water usage and recommends urban water suppliers to 
implement Stage 2 of its Water Shortage Contingency Plan. The EMWD enacted Stage 3a (water waste 
reduction) of its Water Shortage Contingency Plan in November 2021, which places more stringent 

 
159  Eastern Municipal Water District. 2020 Urban Water Management Plan. Page E-2. July 1, 2021. 
160      Cross Engineering Services, Inc. Written communication from Joseph Cross, P.E. to Dionisios Glentis (LSA Associates, Inc.); Request 

for Data – French Valley. December 13, 2021. (Appendix A). 
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restrictions on customers than Stage 2. Stage 3a of the EMWD’s Water Shortage Contingency Plan 
includes the following:161 
 

• No variances allowed for filling pools, establishing new landscape (except Landscapes for Living 
participation), or leaks not repaired within 48 hours. 

• Customers who are exceeding their water budgets are encouraged to reduce their water use by: 

o Cutting down on watering or irrigating lawns, landscapes or other vegetated areas with 
sprinklers by one day a week.  

o Repairing all leaks, breaks, or other malfunctions in plumbing or distribution systems within 48 
hours. 

o Refraining from filling or re-filling ornamental lakes or ponds. 
o Refraining from using potable water to wash or clean a vehicle, including but not limited to, any 

automobile, truck, van, bus, motorcycle, boat or trailer, whether motorized or not. 
 

The EMWD imports approximately half of its water supply from the Metropolitan Water District, which 
projects it would have adequate supply to meet demand of all of its member agencies through the year 
2045 under Average Year, Single-Dry Year, and Multiple-Dry Year conditions.162 Through a combination 
of locally-sourced groundwater in conjunction with imported water from the Metropolitan Water District, 
the EMWD anticipates to have sufficient water supplies to meet demand through the year 2045 under 
Average Year, Single-Dry Year, and Multiple-Dry Year conditions.163 The EMWD models each scenario 
based on the land use and zoning designations of each local jurisdiction it serves. As discussed in 
Section 3.11, Threshold B, the project includes a text amendment to Section V (Specific Plan Zoning 
Ordinance) of the Borel Airpark Center Specific Plan, specifically to Section 2(c)(1)164 to allow car wash 
facilities within Planning Area 3 (Manufacturing-Service Commercial (M-SC)) of the Borel Airpark Center 
Specific Plan under a substantial conformance determination165 pursuant to Section 2.11(B) of 
Ordinance No. 348.4947/50.166 Restaurants and other eating establishments are already permitted 
within Planning Area 3 (Manufacturing-Service Commercial (M-SC)) and no other changes are 
proposed to the General Plan land use designation or zoning. 

As such, the proposed project within the County of Riverside is already accounted for in the water 
(groundwater) supply and demand scenarios determined by EMWD. Furthermore, the EMWD does not 
currently identify “threats to its groundwater supply that cannot be mitigated by treatment or blending, 
and EMWD does not anticipate a significant loss of supply due to water quality issues.”167 Sufficient 
water supplies would be available to serve the project and reasonably foreseeable future development 
during normal, dry, and multiple dry years. Impacts would be less than significant. 
 

 
161  Eastern Municipal Water District. Our Services. Water Supply Status. https://www.emwd.org/water-supply-status (accessed December 

5, 2022). 

162  Eastern Municipal Water District. 2020 Urban Water Management Plan. Page 7-2. July 1, 2021. 
163   Ibid. Page 7-7, Page 7-8, and Page 7-9. 
164  Riverside County. Ordinance No. 348.4814: An Ordinance of the County of Riverside Amending Ordinance No. 348 Relating to    

Zoning. Page 3. September 22, 2015. 
165  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 

use density or intensity in any phase or planning area beyond that allowed by the specific plan…(Riverside County. Ordinance No. 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 

166  Riverside County. Ordinance No. 348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning 
Regulations and Related Functions. Article XI M-SC Zone (Manufacturing – Service Commercial). Section 2.11 Determination of Project 
Conformance with Adopted Specific Plan. Page II-10. April 1, 2021. 

167  Ibid. Page 7-4. 

https://www.emwd.org/water-supply-status
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Mitigation:   No mitigation is required. 
 
Monitoring:   No monitoring is required. 

 
Source(s):   Department of Environmental Health Review, Service Provider (Eastern Municipal Water District) 
 
Findings of Fact:    
 
a) Less than Significant Impact. As stated above in section V.40, the proposed project improvements 
would connect to existing utilities, including water, drainage, and electric power located beneath Benton 
Road and/or Penfield Lane. The approval of drainage features/improvements occurs through the 
building plan check process. As part of this process, all project-related drainage features would be 
required to meet County and SDRWQCB standards. On-site project-related drainage features would be 
designed, installed, and maintained per County standards and the requirements identified in the Final 
WQMP (per RCM HYD-2). 
 
All proposed improvements and interconnection to drainage, electric power, water, and wastewater 
facilities would be installed simultaneously with finish grading activities and required roadway frontage 
improvements for the project site. There would be no significant environmental effects specifically 
related to the installation of utility interconnections that are not encompassed within the project’s 
construction and operational footprint, and therefore already identified, disclosed, and subject to all 
applicable mitigation measures, as well as local, State, and federal regulations, as part of this Initial 
Study. Therefore, impacts related to relocation of utilities would be less than significant. 
 
b) Less than Significant Impact. Wastewater from the project site would be collected at the Temecula 
Valley Regional Water Reclamation Facility (RWRF) for treatment. The typical daily flow at the 
Temecula Valley RWRF is 14 million gallons per day with a current capacity of 23 million gallons per 
day, having a current excess capacity of approximately 9 million gallons per day.168  
 
As stated previously, the project would demand approximately 17,320 gallons of water per day.  As a 
worst-case scenario, even if 100 percent of the project’s anticipated water demand (17,320 gallons per 
day) were dedicated to wastewater, the project demand for wastewater treatment would represent 0.19 
percent of the Temecula Valley RWRF’s current excess wastewater treatment capacity of approximately 
9 million gallons per day, which would be more than adequate to serve the project in addition to existing 
entitlements. Impacts would be less than significant. 
 
Mitigation:   No mitigation is required. 

Monitoring:   No monitoring is required. 

 
168  Eastern Municipal Water District. Temecula Valley Regional Water Reclamation Facility. Fact Sheet. January 2021. 

41. Sewer 
a) Require or result in the construction of new 

wastewater treatment facilities, including septic systems, or 
expansion of existing facilities, whereby the construction or 
relocation would cause significant environmental effects? 

    

b) Result in a determination by the wastewater 
treatment provider that serves or may service the project that 
it has adequate capacity to serve the project’s projected 
demand in addition to the provider’s existing commitments? 
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42. Solid Waste 
a) Generate solid waste in excess of State or Local 

standards, or in excess of the capacity of local infrastructure, 
or otherwise impair the attainment of solid waste reduction 
goals? 

    

b) Comply with federal, state, and local management 
and reduction statutes and regulations related to solid 
wastes including the CIWMP (County Integrated Waste 
Management Plan)? 

    

 
Source(s):   Riverside County General Plan, Riverside County Waste Management District correspondence, Service 

Provider, CalRecycle. Solid Waste information System (SWIS). El Sobrante Landfill (33-AA-0217), Estimated Solid Waste 
Generation Rates, CalRecycle 

 
Findings of Fact:    
 
a) Less than Significant Impact. Solid waste collection is a “demand-responsive” service, and current 
service levels can be expanded and funded through user fees. The majority of solid waste from French 
Valley is disposed at the El Sobrante Landfill in unincorporated Riverside County south of the City of 
Corona, and Badlands Sanitary Landfill near the City of Moreno Valley. According to CalRecycle, the 
El Sobrante Landfill maintains a permitted throughput of 16,054 tons per day of solid waste and a 
remaining capacity of approximately 144 million cubic yards,169 while Badlands Sanitary Landfill 
maintains a permitted throughput of 5,000 tons per day of solid waste and a remaining capacity of 7.8 
million cubic yards.170 Disposal of solid waste to be generated by the proposed project would be the 
responsibility of the County and therefore could be directed to either El Sobrante or Badlands Landfills, 
or several other available disposal sites within the County.  
 
Construction activities occurring on the project site would generate solid waste, of which at least 65 
percent of non-hazardous material would be diverted to a material recycling facility. According to 
CalRecycle, solid waste generation from fast food restaurant uses can be approximately 17 pounds per 
employee per day (lb./employee/day) and solid waste generation from auto service uses can be 
approximately 0.9 pound per 100 square feet per day (lb./100 sq ft/day).171 Therefore, once operational, 
the proposed fast food restaurant facilities and car wash would generate approximately 387 pounds of 
solid waste per day,172 which is approximately 0.0003 percent of the El Sobrante remaining capacity 
and 0.005 percent of the Badlands Sanitary Landfill remaining capacity.173 Therefore, the project is not 
expected to generate solid waste in excess of the remaining capacity of landfills serving the project site. 
Per the California Green Building Code (CAL Green), a minimum of 65 percent of debris would be 
diverted to a material recycling facility, thus reducing the input of solid waste to Badlands Landfill and 
El Sobrante Landfill. The project would not generate solid waste in excess of State or local standards, 
or in excess of the capacity of local infrastructure, or otherwise impair the attainment of solid waste 
reduction goals. Impacts would be less than significant. 

 
169  CalRecycle. Solid Waste information System (SWIS). El Sobrante Landfill (33-AA-0217) https://www2.calrecycle.ca.gov/SolidWaste/

SiteActivity/Details/2280?siteID=2402 (accessed December 5, 2022). 
170  Ibid. Badlands Sanitary Landfill (33-AA-0006) https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2245?siteID=2367  

(accessed December 5, 2022). 
171  Estimated Solid Waste Generation Rates. CalRecycle, https://www2.calrecycle.ca.gov/WasteCharacterization/General/

Rates#Industrial (accessed December 5, 2022). 
172  Restaurants: 20 employees × 17 pounds =340 pounds of solid waste per day. Car Wash: 5,215 square feet ÷ 100 square feet = 52.15 

square feet × 0.9 pound per 100 square foot per day = 46.94 pounds of solid waste per day. Total: 386.94 pounds. 
173  143,977,170 pounds of remaining capacity at El Sobrante ÷ 387 pounds per day = 0.0003 percent. 7,800,000 pounds of remaining 

capacity at Badlands ÷ 387 pounds per day = 0.005 percent. 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2280?siteID=2402
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2280?siteID=2402
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2245?siteID=2367
https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates#Industrial
https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates#Industrial
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b) Less than Significant Impact. Solid waste generated during project operation would be managed 
pursuant to the California Integrated Waste Management Act of 1989 (AB 939), which requires each 
city or county’s source reduction and recycling element to include an implementation schedule 
demonstrating at least 50 percent diversion of solid waste from landfill disposal or transformation on 
and after January 1, 2000. In addition, construction waste would be subject to Part 11 of the Title 24 
Building Energy Efficiency Standards (also referred to as the California Green Building Standards Code, 
or CALGreen), which requires a minimum of 65 percent of construction waste be diverted from landfills 
for reuse and/or recycling. Project compliance with the CALGreen Program is required as a matter of 
regulatory policy. The proposed project must comply with the County’s waste disposal requirements as 
well as the California Green Building Code and, as such, would not conflict with any federal, State, or 
local regulations related to solid waste. Impacts would be less than significant. 
 
Mitigation:   No mitigation is required.  
 
Monitoring:   No monitoring is required. 

43. Utilities 
Would the project impact the following facilities requiring or resulting in the construction of new facilities 
or the expansion of existing facilities, whereby the construction or relocation would cause significant 
environmental effects? 

a)  Electricity?     

b)  Natural gas?     

c)  Communications systems?     

d)  Street lighting?     

e)  Maintenance of public facilities, including roads?     

 f)  Other governmental services?     

 
Source(s):   Project Application Materials, Utility Service Providers 
 
Findings of Fact:    
 
a) through e) Less than Significant Impact As stated in Section V.40, the proposed project 
improvements would connect to existing utilities, including water, drainage, and electric power located 
beneath Benton Road and/or Penfield Lane. The approval of drainage features/improvements occurs 
through the building plan check process. As part of this process, all project-related drainage features 
would be required to meet County and SDRWQCB standards. On-site project-related drainage features 
would be designed, installed, and maintained per County standards and the requirements identified in 
the Final WQMP (per RCM HYD-2). 
 
All proposed improvements and interconnection to drainage, electric power, water, and wastewater 
facilities would be installed simultaneously with finish grading activities and required roadway frontage 
improvements for the project site. There would be no significant environmental effects specifically 
related to the installation of utility interconnections that are not encompassed within the project’s 
construction and operational footprint, and therefore already identified, disclosed, and subject to all 
applicable mitigation measures, as well as local, State, and federal regulations, as part of this Initial 
Study. Therefore, impacts related to relocation of utilities would be less than significant. 
 
Mitigation:  No mitigation is required. 
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Monitoring:   No monitoring is required.

WILDFIRE If located in or near a State Responsibility Area (“SRA”), lands classified as very high fire 
hazard severity zone, or other hazardous fire areas that may be designated by the Fire Chief, would 
the project: 

44. Wildfire Impacts 
a) Substantially impair an adopted emergency 

response plan or emergency evacuation plan? 

    

b) Due to slope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose project 
occupants to, pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire? 

    

c) Require the installation or maintenance of 
associated infrastructure (such as roads, fuel breaks, 
emergency water sources, power lines or other utilities) that 
may exacerbate fire risk or that may result in temporary or 
ongoing impacts to the environment? 

    

d) Expose people or structures to significant risks, 
including downslope or downstream flooding or landslides, 
as a result of runoff, post-fire slope instability, or drainage 
changes? 

    

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

    

 
Source(s):   Riverside County General Plan Figure S-11 “Wildfire Susceptibility”, City of Murrieta. Fire Hazard Severity 

Zones in Local Responsibility Area (LRA GIS database, Project Application Materials 
 
Findings of Fact:   
 
a) Less than Significant Impact. The project site is not located within a Very High Fire Hazard Severity 
Zone (VHFHSZ), as designated by the California Department of Forestry and Fire Protection (CAL 
FIRE). However, the project site is located adjacent to a VHFHSZ. 174 Design and construction of the 
project in accordance with the CBC and California Fire Code, which include design features such as 
ignition-resistant materials and incorporation of fire sprinklers, would minimize risk of exposure of 
persons or property to wildland fires. The VHFHSZ adjacent to the project site is primarily developed 
with commercial uses, rendering the area less prone to wildfire risk. Additionally, existing development 
within the VHFHSZ adjacent to the project site would have been developed in accordance with 
applicable CBC, California Fire Code, and County Municipal Code regulations to reduce the risk of 
wildfires. 
 
Construction activities that could temporarily restrict vehicular traffic would incorporate appropriate 
measures to facilitate the passage of persons and vehicles through/around any temporary road closures 
in accordance with the California Fire Code. During construction, standard traffic control devices such 
as warning signs, warning lights, and flaggers would be utilized as applicable to minimize obstructions 
and ensure the safe passage of emergency vehicles as necessary for the purposes of coordinating 
efforts during local, State, and/or federal emergency events, including response to hazardous materials 

 
174  City of Murrieta. Fire Hazard Severity Zones in Local Responsibility Area (LRA), Western Riverside County. Murrieta. California 

Department of Forestry and Fire Protection (CAL FIRE). Adopted December 24, 2009. 
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incidents. Implementation of these traffic control measures would include guidance and navigational 
tools throughout the project area in order to maintain traffic flow and safety during construction.  
 
The proposed project would include a C10 fire alarm without gates to ensure immediate fire department 
access to the project site in the event of an emergency. Fire department emergency vehicle apparatus 
access road locations and design shall be in accordance with the California Fire Code, Riverside County 
Ordinance No. 787, and Riverside County Fire Department Standards to ensure proper roadway turning 
radii, fire lane widths, etc. The proposed project is located adjacent to Benton Road and is approximately 
0.15 miles east of Highway 79. The project is proposed with two entrances, one off of Benton Road to 
the north, and another entrance off of Penfield Lane to the east, that would provide entry and exit points 
for emergency access. Both entranceways provide access to emergency vehicles that would have the 
ability to park on either adjacent road in the event that a project driveway is inaccessible. The project 
site layout, including provisions for emergency vehicle access, would be reviewed for adequacy by the 
County Fire Department. Therefore, impacts would be less than significant. 
 
b) Less than Significant Impact. The project site is relatively flat and is surrounded by developed land 
uses and roadways. On-site vegetation is routinely disked to reduce wildfire risks. Development of the 
site in accordance with the CBC and California Fire Code, which include design features such as 
ignition-resistant materials and incorporation of fire sprinklers, as well as hardscaping and irrigated 
landscaping, would reduce the risk of wildfire compared to the existing condition by removing sources 
of ignition currently on the site. Additionally, the VHFHSZ adjacent to the project site is already 
developed with commercial uses that would have been built in accordance with CBC and California Fire 
Code, rendering land in the project vicinity less prone to wildfire risk. Therefore, the project would not 
exacerbate wildfire risks that could otherwise expose project occupants to pollutant concentrations from 
a wildfire or the uncontrolled spread of a wildfire. Impacts would be less than significant. 
 
c) Less than Significant Impact. The project is proposed with two entrances, one off of Benton Road 
to the north, and another entrance off of Penfield Lane to the east, that would provide entry and exit 
points for emergency access. Entrances and exits to and from the site would be clearly marked with 
appropriate directional signage. The driveway approach would facilitate additional access to the site for 
emergency fire apparatuses. Furthermore, the landscape would be designed to maintain storm water 
permeability on the site while reducing the potential for soil erosion and siltation. The project does 
require the minor extension of utilities for interconnection on-site, but this is not expected to result in 
temporary or ongoing impacts to the environment beyond those identified, disclosed, and mitigated as 
necessary throughout this Initial Study. Further, design and construction of the project in accordance 
with the current CBC, which includes design features such as ignition-resistant materials and 
incorporation of fire sprinklers that would minimize any risk of exposure of persons or property to 
wildfires, would ensure impacts remain less than significant. 
 
d) and e) Less than Significant Impact. The project site is not located within a VHFHSZ, however the 

site is adjacent to a VHFHSZ, as designated by CAL FIRE.175 Land immediately upstream of the project 
site, including the VHFHSZ adjacent to the site, is already developed with commercial and industrial 
uses and would have been constructed in accordance with current CBC and California Fire Code 
regulations. Therefore, the risk of flooding or landslides from wildfires is minimal.  

 
175  Ibid. 
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According to the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM) 
No. 06065C2730G (August 28, 2008),176 the project site is not located within a 100-year floodplain and 
is in Zone D. Zone D areas are defined by FEMA as areas of minimal flood hazard, which are the areas 
outside of the Special Flood Hazard Area and higher than the elevation of the 0.2 percent annual chance 
flood. Under existing conditions, a fire north of the project site could trigger increased downstream 
sediment movement, which could raise the elevation of potential flooding along the drainages in the 
project site. As discussed in Section V.3.10, the project site would be developed in accordance with 
standards and Best Management Practices (BMPs) that would reduce flooding and post-fire flows and 
prescribes a system of on-site surface and underground retention facilities to accommodate projected 
storm water volumes (RCM HYD-2).  
 
In the unlikely event that a wildfire should spread to the project site, it is not expected that development 
of the project site would contribute any additional runoff or sedimentation to the on-site drainage facilities 
or other downstream drainages. This is due to the lack of steep slopes prone to landslide or erosion on 
the project site and the fact that the drainage improvements would remain intact after a major wildfire, 
allowing them to continue to reduce the potential for flooding conditions in downstream storm drain 
facilities. Therefore, downslope, or downstream flooding as a result of runoff, post‐fire slope instability, 
or drainage changes are unlikely to expose occupants or structures on the project site to significant 
risks. Impacts to on-site occupants and structures related to post‐wildfire flooding risks would be less 
than significant. 
 
Mitigation:   No mitigation is required. 
 
Monitoring:   No monitoring is required 
 

MANDATORY FINDINGS OF SIGNIFICANCE Does the Project: 

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

    

 
Source(s):   Staff Review, Project Application Materials, Cross Engineering Services, Inc, Federal Emergency Management 

Agency. National Flood Insurance Program, Flood Insurance Rate Map, Riverside County 
 
Findings of Fact:    

Less than Significant with Mitigation Incorporated. Although potential hydrology and water quality 
impacts could result from the proposed project, implementation of NPDES permits ensures the State’s 
mandatory standards for the maintenance of clean water and the federal minimums are met. No 
mitigation is required; however, compliance with the provisions of the Construction General Permit, 
NPDES permit, and implementation of the LID BMPs specified in the Final Storm Drainage Report and 
Final WQMP are regulatory requirements that apply to all development projects. These requirements 
are detailed as RCM HYD-1 and RCM HYD-2 to be included in the conditions of approval for this project. 

 
176  Federal Emergency Management Agency. National Flood Insurance Program, Flood Insurance Rate Map, Riverside County, California 

and Incorporated Areas. Panel Number 06065C2730G. August 28, 2008 (Not Printed). 
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The Final WQMP would be approved as a routine action during the processing of the project by the 
County; therefore, the required measures and features detailed in the Final WQMP to safeguard water 
quality would be incorporated into the proposed project. Adherence to RCM HYD-1 and RCM HYD-2 
and the requirements included in the NPDES permit, SWPPP, and Final WQMP would ensure potential 
water quality impacts remain less than significant. 

Edge effects and the alteration of existing on-site vegetation may result in changes in the behavioral 
patterns of wildlife or reduce the amount or diversity of wildlife adjacent to the site. Accordingly, 
implementation of MM BIO-1 and MM-BIO-2 are necessary as noted in RCA Joint Project Review (JPR) 
Findings (Appendix C-2) in order to reduce significant edge effects and to contain construction and 
operational runoff, including toxics, on the project site.  

The project site occurs with Rough Step Unit 6. the proposed project does not conflict with Rough Step. 
However, development allowance may have changed by the time this project submits for a grading 
permit.177 Therefore, project implementation may result in potentially significant impacts to MSHCP 
Conservation. With implementation of MM BIO-3, the Permittee would confirm with the RCA that the 
project would not impact out-of-balance Rough Step vegetation in the applicable Rough Step unit. 

Burrowing owls have some potential to occur on the project site even though none were observed during 
the habitat assessment field survey. Therefore, MM BIO-4 is required to ensure that no owls have 
colonized the site in the days or weeks preceding the ground-disturbing activities. Additionally, there is 
potential for the project site to support bird species protected under the Migratory Bird Treaty Act 
(MBTA) of 1918 (16 USC 703-711); therefore, MM BIO-5 is required to ensure that no nesting birds 
have colonized the site in the days preceding the ground-disturbing activities.  

The MSHCP includes a Local Development Mitigation Fee in accordance with Riverside County 
Ordinance No. 810 (as codified in RCM BIO-1) to assist in providing revenue to acquire and preserve 
vegetation communities and natural areas within Riverside County known to support populations of 
threatened, endangered, or key sensitive populations of plant and wildlife species. MSHCP payment 
would be submitted based on a per-acre fee of development pursuant to County Ordinance No. 810. In 
addition to the MSHCP, the project site is within the Stephens’ Kangaroo Rat (SKR) Habitat 
Conservation Plan (HCP) fee boundary, and payment of the appropriate fee (as codified in RCM BIO-
2) in accordance with Riverside County Ordinance No. 663.10 would be required as a matter of law.   

Implementation of MM BIO-1 through MM BIO-5 would ensure the proposed project would not conflict 
with or obstruct implementation of the MSHCP and would not have any significant impacts to biological 
resources. Furthermore, as required for all development projects in the County of Riverside, the project 
applicant shall pay applicable MSHCP Local Development Mitigation fees (RCM BIO-1) and the SKR 
HCP Fee (RCM BIO-2), as established and implemented by the County at the rates in force at the time 
grading permits are issued. Impacts from potential conflict with the MSHCP would be less than 
significant with mitigation incorporated. 

The project site’s proximity to previously recorded cultural resources, as indicated through the records 
search, indicates there is some potential for the site to contain subsurface cultural resources, and 
mitigation is required. Therefore, MM CUL-1 through MM CUL-5 and MM TCR-1 through MM TCR-3 
are required to ensure impacts to any unanticipated cultural resources, including human remains, would 
be reduced to less than significant with mitigation incorporated. Additionally, ground-disturbing 
activities at the project site have the potential to disturb previously unknown paleontological resources 

 
177  Ibid. 
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if excavation depths reach native, undisturbed sediments. Therefore, MM GEO-1 shall be implemented 
during ground disturbing activities to ensure impacts to paleontological resources are reduced to less 
than significant with mitigation incorporated. 

In accordance with PRC 21080.3.2, the consulting Native American parties may propose mitigation 
measures, including, but not limited to, those recommended in Section 21084.3, capable of avoiding or 
substantially lessening potential significant impacts to a tribal cultural resource or alternatives that would 
avoid significant impacts to a tribal cultural resource. All of the consulting tribes, including Pechanga, 
Rincon, and Soboba, indicated that the area was culturally sensitive, and MM TCR-1 through MM TCR-
3 are prescribed to protect against impacting tribal cultural resources. 
 
The proposed project has either no impact, a less than significant impact, or a less than significant 
impact with mitigation incorporated with respect to all environmental issues pursuant to CEQA. Due to 
the limited scope of physical impacts to the environment associated with the proposed project, 
implementation of the mitigation measures described above would reduce impacts to the quality of the 
environment to less than significant with mitigation incorporated. 
 

46. Have impacts which 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, other current projects and probable future 
projects)? 

    

 
Source(s):   Staff Review, Project Application Materials, Cross Engineering Services, Inc. Written communication from 

Joseph Cross, P.E. to Dionisios Glentis (LSA Associates, Inc.), Southern California Association of Governments. Employment 
Density Study Summary Report. Table 10A. October 31, 2001 

 
Findings of Fact:    
 
Less than Significant Impact. As presented in the discussion of environmental checklist Sections V. 
1 through V.47, the project would have no impact, a less than significant impact, or a less than significant 
impact after mitigation with respect to all environmental issues (Refer to Section VII below for a 
Mitigation Monitoring and Reporting Program).  
 
The proposed project includes construction and operation of a 5,215 square-foot drive-through car 
wash, a 2,535 square-foot drive-through restaurant with indoor dining area, and a 730 square-foot drive-
through restaurant without indoor dining area, which is estimated to generate approximately 24 
employees.178,179 The project includes a text amendment to Section V (Specific Plan Zoning Ordinance) 
of the Borel Airpark Center Specific Plan to allow car wash facilities within Planning Area 3 
(Manufacturing-Service Commercial (M-SC)) of the Borel Airpark Center Specific Plan under a 
substantial conformance determination.180  Restaurants and other eating establishments are already 

 
178  Cross Engineering Services, Inc. Written communication from Joseph Cross, P.E. to Dionisios Glentis (LSA Associates, Inc.); Request 

for Data – French Valley. December 13, 2021. (Appendix A). 
 Tommy’s Car Wash: Automated car wash = 2 employees. 
179  Southern California Association of Governments. Employment Density Study Summary Report. Table 10A. October 31, 2001. 

Wienerschnitzel Restaurant: 729 square feet ÷ (1 person per 200 square feet) = 3.645 (rounded to 4 employees).  
Arby’s Restaurant: 1,200 square feet of kitchen ÷ (1 person per 200 square feet) = 6 employees. 

180  The term “substantial conformance” means…a modification of the approved land uses in a phase which does not increase the land 
use density or intensity in any phase or planning area beyond that allowed by the specific plan. (Riverside County. Ordinance No. 
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permitted within Planning Area 3 (Manufacturing-Service Commercial (M-SC)). Therefore, the proposed 
project is consistent with the General Plan land use designation of Light Industrial and Specific Plan 
zoning designation of Manufacturing-Service Commercial (M-SC) and would be designed and 
constructed in accordance with the Borel Airpark Center Specific Plan Zoning Ordinance for the 
Manufacturing-Service Commercial (M-SC) uses. Although the potential exists for the proposed project 
to result in population growth through employment opportunities, the project is consistent with the 
General Plan and Specific Plan land use and zoning designations for the site. Therefore, population 
increase as a result of the proposed project would not directly or indirectly induce unplanned growth in 
the County. Additionally, the project site is located within an urbanized area and would be connected to 
existing municipal roadways and utility infrastructure.  
 
The proposed project is generally consistent with growth projections of the General Plan and goals and 
policies of SCAG’s 2020 RTP/SCS. Accordingly, the project is designed to integrate within the City’s 
and region’s existing and proposed infrastructure framework, and cumulative overburdening of 
community infrastructure and service capacity is not expected to occur. Impacts specified throughout 
this Initial Study are considered project-specific in nature due to the limited scope of direct physical 
impacts to the environment. Consequently, the project along with other cumulative projects would result 
in a less than significant cumulative impact with respect to all environmental issues. 
 

47. Have environmental effects that will cause substantial 
adverse effects on human beings, either directly or 
indirectly? 

    

 
Source(s):   Staff Review, Project Application Materials 
 
Findings of Fact:    
 
Less than Significant with Mitigation Incorporated. In general, impacts to human beings are 
associated with air quality, geology and soils, hazards and hazardous materials, hydrology and water 
quality, and noise. The South Coast Air Basin is currently designated as a non-attainment area for 
ozone, PM10, and PM2.5. Implementation of the proposed project would not contribute significant 
amounts of air pollutant emissions on either a short-term or long-term basis. Adherence to SCAQMD 
dust control measures would further reduce short-term construction air quality impacts, and no project-
specific mitigation is required.  
 
All construction and development within the project site would be required to comply with applicable 
provisions of the 2020 CBC and the County’s building regulations. Accordingly, proper engineering 
design and construction in conformance with the 2020 CBC standards and project-specific geotechnical 
recommendations (RCM GEO-1) would ensure that the project does not subject people to significant 
geologic hazards. 
 
The project-specific Phase I ESA (Appendix F) did not identify any hazardous materials or recognized 
environmental conditions on the project site. Any hazardous materials utilized during construction and 
operation of the project would be regulated by the Riverside County Fire Department and the California 
Occupational Safety and Health Administration. Additionally, the routine transport, use, and disposal of 
hazardous materials at the project site during construction and operation would be performed in 

 
348.4947/50: An Ordinance of the County of Riverside Providing for Land Use Planning and Zoning Regulations and Related Functions. 
Section 2.11 Determination of Project Conformance with Adopted Specific Plan. Page II-11. April 1, 2021). 
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accordance with the requirements of CCR Title 8, which would minimize potential health hazards for 
construction workers, landscapers, maintenance personnel, and employees. 

The project site is located within Compatibility Zones B1 and C of the [French Valley Airport] Riverside 
County Airport Land Use Compatibility Plan (ALUCP). The ALUCP takes into account safety hazards 
and proposed land uses in close proximity to operations of the French Valley Airport and the potential 
for injury to residents or people working in such areas. The Riverside ALUC prescribed MM HAZ-1 
through MM HAZ-6 to ensure the proposed project would be consistent with the ALUCP. Since the 
project is consistent with the ALUCP, employees on the project site would be protected from airport 
related hazards. 
 
Compliance with construction- and operation-phase storm water requirements, as set forth in RCM 
HYD-1 and RCM HYD-2, would ensure post-development storm water runoff volume would not exceed 
the existing, pre-developed condition. Therefore, the project would 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 off site, or create or contribute runoff water that would exceed the capacity of 
existing or planned storm water drainage systems or provide substantial additional sources of polluted 
runoff. 
 
As detailed in the discussion in Section V.26, Noise, the project would not result in exposure of persons 
to or generation of noise levels in excess of standards established in the County General Plan or noise 
ordinance, nor would the project generate a substantial temporary or permanent increase in ambient 
noise levels above levels existing without the project. Additionally, construction vibration levels would 
not exceed the FTA’s community vibration annoyance threshold of 78 VdB for daytime residential uses 
and 84 VdB for commercial and industrial uses. Therefore, the project would not have a substantial 
direct or indirect effect on human beings.  
 
With implementation of these RCMs and mitigation measures, potential impacts on human beings would 
remain less than significant with mitigation incorporated. 
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VI. EARLIER ANALYSES 
 
Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an 
effect has been adequately analyzed in an earlier EIR or negative declaration as per California Code of 
Regulations, Section 15063 (c) (3) (D).  In this case, a brief discussion should identify the following: 
 
Earlier Analyses Used, if any:         
 
Location Where Earlier Analyses, if used, are available for review: 
 
Location: County of Riverside Planning Department 
 4080 Lemon Street 12th Floor 
 Riverside, CA 92501 
 
 
Revised:  3/20/2024 1:17 PM 
Y:\Planning Master Forms\Templates\CEQA Forms\EA-IS_Template.docx 
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VII.  MITIGATION MONITORING AND REPORTING PROGRAM 
 

This Mitigation Monitoring and Reporting Program has been prepared for use in implementing mitigation 
for the: 

French Valley Commercial Project 
CZ2000034 (Change of Zone), SP00265S03 (Third Substantial Conformance to Specific Plan 

No. 00265S03), PPT200033 (Plot Plan) 

The program has been prepared in compliance with State law and the Mitigated Negative Declaration 
(MND) prepared for the project by the County of Riverside (County). 

The California Environmental Quality Act (CEQA) requires adoption of a reporting or monitoring 
program for those measures placed on a project to mitigate or avoid significant effects on the 
environment (Public Resource Code Section 21081.6). The law states the reporting or monitoring 
program shall be designed to ensure compliance during project implementation. 

The monitoring program contains the following elements: 
 

1. The mitigation measures are recorded with the action and procedure necessary to ensure 
compliance. In some instances, one action may be used to verify implementation of several 
mitigation measures. 

2. A procedure for compliance and verification has been outlined for each action necessary. 
This procedure designates who will take action, what action will be taken and when, and to 
whom and when compliance will be reported. 

3. The program has been designed to be flexible. As monitoring progresses, changes to 
compliance procedures may be necessary based upon recommendations by those 
responsible for the program. As changes are made, new monitoring compliance procedures 
and records will be developed and incorporated into the program. 

This Mitigation Monitoring and Reporting Program includes mitigation identified in the MND. 
 
MITIGATION MONITORING AND RESPONSIBILITIES 
 
As the Lead Agency, the County is responsible for ensuring full compliance with the mitigation measures 
adopted for the proposed project. The County will monitor and report on all mitigation activities. 
Mitigation measures will be implemented at different stages of development throughout the project site. 
In this regard, the responsibilities for implementation have been assigned to the Applicant, Contractor, 
or a combination thereof. If during the course of project implementation, any of the mitigation measures 
identified herein cannot be successfully implemented, the County shall be immediately informed, and 
the County will then inform any affected responsible agencies. The County, in conjunction with any 
affected responsible agencies, will then determine if modification to the project is required and/or 
whether alternative mitigation is appropriate. 
 
REGULATORY COMPLIANCE MEASURES 
 
Regulatory Compliance Measures are presented in instances where the proposed project would not 
create a significant impact but would be required to adhere to regulatory requirements in order to ensure 
impacts do not become significant. Regulatory Compliance Measures outline compliance with various 
federal, State, and/or local acts, laws, rules, regulations, municipal codes, etc. 
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MITIGATION MONITORING AND RESPONSIBILITIES 
 

FRENCH VALLEY COMMERCIAL PROJECT 
Initial Study/Mitigated Negative Declaration: Mitigation Monitoring Reporting Program 

Mitigation Measures 
Monitoring 

Timing/
Frequency 

Action 
Indicating 

Compliance 

Monitoring 
Agency 

Verification of Compliance 

Initials Date Remarks 

Biological Resources Mitigation Measures  

MM BIO-1 The following guidelines contained in Multiple Species 
Habitat Conservation Plan (MSHCP) Section 6.1.4 shall 
be implemented by the Permittee: 

i.  Incorporate measures to control the quantity and 
quality of runoff from the site entering the MSHCP 
Conservation Area. In particular, measures shall be 
put in place to avoid discharge of untreated surface 
runoff from developed and paved areas into MSHCP 
Conservation Areas. Best Management Practices 
(BMPs) will be implemented to prevent the release 
of toxins, chemicals, petroleum products, exotic 
plant materials, or other elements that might 
degrade or harm downstream biological resources 
or ecosystems.  

ii.  Land uses proposed in proximity to the MSHCP 
Conservation Area that use chemicals or generate 
bioproducts, such as manure, that are potentially 
toxic or may adversely affect wildlife species, 
habitat, or water quality shall incorporate measures 
to ensure that application of such chemicals does 
not result in discharge to the MSHCP Conservation 
Area. The greatest risk is from landscaping 
fertilization overspray and runoff.  

iii.  Night lighting shall be directed away from the 
MSHCP Conservation Area and the avoided area on 
site to protect species from direct night lighting. 

iv.  Proposed noise-generating land uses affecting the 
MSHCP Conservation Area, including designated 
avoidance areas, shall incorporate setbacks, berms, 
or walls to minimize the effects of noise on MSHCP 
Conservation Area resources pursuant to applicable 
rules, regulations, and guidelines related to land use 
noise standards. 

v.  Avoid use of invasive, non-native plant species listed 
in Table 6-2 of the MSHCP in approving landscape 
plans for the portions of the project that are adjacent 

During 
construction 
and operation 

Evidence to 
the County 
applicable 
MSHCP 
guidelines are 
implemented 
during 
construction 
and operation 

Riverside 
County 
Transportation 
and Land 
Management 
Agency 
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FRENCH VALLEY COMMERCIAL PROJECT 
Initial Study/Mitigated Negative Declaration: Mitigation Monitoring Reporting Program 

Mitigation Measures 
Monitoring 

Timing/
Frequency 

Action 
Indicating 

Compliance 

Monitoring 
Agency 

Verification of Compliance 

Initials Date Remarks 

to the MSHCP Conservation Area, including 
avoidance areas. Considerations in reviewing the 
applicability of this list shall include proximity of 
planting areas to the MSHCP Conservation Areas 
and designated avoidance areas, species 
considered in the planting plans, resources being 
protected within the MSHCP Conservation Area and 
their relative sensitivity to invasion, and barriers to 
plant and seed dispersal, such as walls, topography, 
and other features. 

vi.  Proposed land uses adjacent to the MSHCP 
Conservation Area shall incorporate barriers, where 
appropriate, in individual project designs to minimize 
unauthorized public access, domestic animal 
predation, illegal trespass, or dumping into existing 
and future MSHCP Conservation Areas. Such 
barriers may include native landscaping, 
rocks/boulders, fencing, walls, signage, and/or other 
appropriate mechanisms.  

vii.  Manufactured slopes associated with proposed site 
development shall not extend into the MSHCP 
Conservation Area. 

viii.  Weed abatement and fuel modification activities are 
not permitted in the Conservation Area, including 
designated avoidance areas. 

MM BIO-2 The following MSHCP Appendix C best management 
practices (BMPs), as applicable, shall be implemented for 
the duration of construction: 

i.  A condition shall be placed on grading permits 
requiring a qualified biologist to conduct a training 
session for project personnel prior to grading. The 
training shall include a description of the species of 
concern and its habitats, the general provisions of 
the Endangered Species Act (Act) and the MSHCP, 
the need to adhere to the provisions of the Act and 
the MSHCP, the penalties associated with violating 
the provisions of the Act, the general measures that 
are being implemented to conserve the species of 

Prior to site 
grubbing or 
grading and 
during 
construction 

Issuance of 
grading permit; 
evidence to the 
County 
applicable 
BMPs are 
implemented 
during 
construction 

Riverside 
County 
Transportation 
and Land 
Management 
Agency 
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FRENCH VALLEY COMMERCIAL PROJECT 
Initial Study/Mitigated Negative Declaration: Mitigation Monitoring Reporting Program 

Mitigation Measures 
Monitoring 

Timing/
Frequency 

Action 
Indicating 

Compliance 

Monitoring 
Agency 

Verification of Compliance 

Initials Date Remarks 

concern as they relate to the project, and the access 
routes to and project site boundaries within which 
the project activities must be accomplished. 

ii.  Water pollution and erosion control plans shall be 
developed and implemented in accordance with 
Regional Water Quality Control Board (RWQCB) 
requirements. 

iii.  The footprint of disturbance shall be minimized to 
the maximum extent feasible. Access to sites shall 
be via pre-existing access routes to the greatest 
extent possible. 

iv.  The upstream and downstream limits of projects 
disturbance plus lateral limits of disturbance on 
either side of the stream shall be clearly defined and 
marked in the field and reviewed by the biologist 
prior to initiation of work. 

v.  Projects shall be designed to avoid the placement of 
equipment and personnel within the stream channel 
or on sand and gravel bars, banks, and adjacent 
upland habitats used by target species of concern. 

vi.  Projects that cannot be conducted without placing 
equipment or personnel in sensitive habitats shall be 
timed to avoid the breeding season of riparian 
species identified in MSHCP Global Species 
Objective No. 7. 

vii.  When stream flows must be diverted, the diversions 
shall be conducted using sandbags or other 
methods requiring minimal instream impacts. Silt 
fencing of other sediment trapping materials shall be 
installed at the downstream end of construction 
activity to minimize the transport of sediments off 
site. Settling ponds where sediment is collected shall 
be cleaned out in a manner that prevents the 
sediment from reentering the stream. Care shall be 
exercised when removing silt fences, as feasible, to 
prevent debris or sediment from returning to the 
stream. 
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FRENCH VALLEY COMMERCIAL PROJECT 
Initial Study/Mitigated Negative Declaration: Mitigation Monitoring Reporting Program 

Mitigation Measures 
Monitoring 

Timing/
Frequency 

Action 
Indicating 

Compliance 

Monitoring 
Agency 

Verification of Compliance 

Initials Date Remarks 

viii.  Equipment storage, fueling, and staging areas shall 
be located on upland sites with minimal risks of 
direct drainage into riparian areas or other sensitive 
habitats. These designated areas shall be located in 
such a manner as to prevent any runoff from 
entering sensitive habitat. Necessary precautions 
shall be taken to prevent the release of cement or 
other toxic substances into surface waters. Project 
related spills of hazardous materials shall be 
reported to appropriate entities including but not 
limited to applicable jurisdictional city, FWS, and 
CDFG [CDFW], RWQCB and shall be cleaned up 
immediately and contaminated soils removed to 
approved disposal areas. 

ix.  Erodible fill material shall not be deposited into water 
courses. Brush, loose soils, or other similar debris 
material shall not be stockpiled within the stream 
channel or on its banks. 

x.  The qualified project biologist shall monitor 
construction activities for the duration of the project 
to ensure that practicable measures are being 
employed to avoid incidental disturbance of habitat 
and species of concern outside the project footprint. 

xi.  The removal of native vegetation shall be avoided 
and minimized to the maximum extent practicable. 
Temporary impacts shall be returned to pre-existing 
contours and revegetated with appropriate native 
species. 

xii.  Exotic species that prey upon or displace target 
species of concern shall be permanently removed 
from the site to the extent feasible. 

xiii.  To avoid attracting predators of the species of 
concern, the project site shall be kept as clean of 
debris as possible. All food related trash items shall 
be enclosed in sealed containers and regularly 
removed from the site(s). 
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FRENCH VALLEY COMMERCIAL PROJECT 
Initial Study/Mitigated Negative Declaration: Mitigation Monitoring Reporting Program 

Mitigation Measures 
Monitoring 

Timing/
Frequency 

Action 
Indicating 

Compliance 

Monitoring 
Agency 

Verification of Compliance 

Initials Date Remarks 

xiv.  Construction employees shall strictly limit their 
activities, vehicles, equipment, and construction 
materials to the proposed project footprint and 
designated staging areas and routes of travel. The 
construction area(s) shall be the minimal area 
necessary to complete the project and shall be 
specified in the construction plans. Construction 
limits will be fenced with orange snow screen. 
Exclusion fencing shall be maintained until the 
completion of all construction activities. Employees 
shall be instructed that their activities are restricted 
to the construction areas. 

xv.  The Permittee shall have the right to access and 
inspect any sites of approved projects including any 
restoration/enhancement area for compliance with 
project approval conditions, including these BMPs. 

MM BIO-3 In accordance with MSHCP Volume I, Section 6.7, it is 
the Permittees responsibility that if the rough step rule is 
not met during any analysis period (performed annually 
by the Regional Conservation Authority [RCA]), the 
Permittees must conserve appropriate lands supporting a 
specified vegetation community within the analysis unit to 
bring the Plan back into the parameters of the rule prior 
to authorizing additional loss of the vegetation community 
for which the rule was not achieved. The Permittee is 
encouraged to consult with the RCA on current rough 
step allowances prior to working with project applicants 
developing grading plans. The Permittee must not cause 
additional loss of any rough step vegetation that is out of 
balance. Prior to issuance of a grading permit, the 
Permittee will confirm with the RCA that the Project will 
not impact out-of-balance Rough Step vegetation in the 
applicable Rough Step unit. 

Prior to 
issuance of 
grading permit 

Issuance of 
grading permit 

Riverside 
County 
Transportation 
and Land 
Management 
Agency 

   

MM BIO-4 Due to the presence of potentially suitable habitat, a 30-
day preconstruction survey for burrowing owls is required 
prior to initial ground-disturbing activities (including 
vegetation clearing, clearing and grubbing, tree removal, 
site watering, equipment staging, grading, etc.) to ensure 
that no owls have colonized the site in the days or weeks 

Prior to site 
grubbing or 
grading 

Issuance of 
grading permit 

Riverside 
County 
Transportation 
and Land 
Management 
Agency 
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FRENCH VALLEY COMMERCIAL PROJECT 
Initial Study/Mitigated Negative Declaration: Mitigation Monitoring Reporting Program 

Mitigation Measures 
Monitoring 

Timing/
Frequency 

Action 
Indicating 

Compliance 

Monitoring 
Agency 

Verification of Compliance 

Initials Date Remarks 

preceding the ground-disturbing activities. If burrowing 
owls have colonized the project site prior to the initiation 
of ground-disturbing activities, the project proponent will 
immediately inform the Regional Conservation Authority 
(RCA) and the Wildlife Agencies, and will need to 
coordinate further with RCA and the Wildlife Agencies, 
including the possibility of preparing a Burrowing Owl 
Protection and Relocation Plan, prior to initiating ground 
disturbance. If ground-disturbing activities occur, but the 
site is left undisturbed for more than 30 days, a pre-
construction survey will again be necessary to ensure 
burrowing owl has not colonized the site since it was last 
disturbed. If burrowing owl is found, the same 
coordination described above will be necessary. 

MM BIO-5 If activities associated with vegetation removal, 
construction, or grading are planned during the bird 
nesting/breeding season (generally February 1 through 
August 31; January 1 for raptors), a qualified biologist 
shall conduct surveys for active nests. Preconstruction 
nesting bird surveys shall be conducted weekly beginning 
14 days prior to initiation of ground-disturbing activities, 
with the last survey conducted no more than 3 days prior 
to the start of clearance/construction work. If ground-
disturbing activities are delayed, additional 
preconstruction surveys shall be conducted so that no 
more than 3 days have elapsed between the survey and 
ground-disturbing activities. 

Active nests found within 100 feet of the construction 
zone shall be delineated with highly visible construction 
fencing or other exclusionary material that would inhibit 
entry by personnel or equipment into the buffer zone. 
Installation of the exclusionary material will be completed 
by construction personnel under the supervision of a 
qualified biologist prior to initiation of construction 
activities. The buffer zone shall remain intact and 
maintained while the nest is active (i.e., occupied or being 
constructed by at least one adult bird) and until young 
birds have fledged and no continued use of the nest is 
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observed, as determined by a qualified biologist. The 
barrier shall be removed by construction personnel at the 
direction of the biologist. The following RCMs are 
regulatory requirements implemented as a routine action 
by the County to ensure compliance with the 
requirements of the County. 

 

Cultural Resources Mitigation Measures 

MM CUL-1 Prior to the issuance of grading permits, the developer/
permit applicant shall enter into agreement(s) with the 
consulting tribe(s) for Native American Monitor(s). In 
conjunction with the Archaeological Monitor(s), the Native 
American Monitor(s) shall attend the pre-grading meeting 
with the contractors to provide Cultural Sensitivity 
Training for all construction personnel. In addition, an 
adequate number of Native American Monitor(s) shall be 
on-site during all initial ground disturbing activities and 
excavation of each portion of the project site including 
clearing, grubbing, tree removals, grading and trenching. 
In conjunction with the Archaeological Monitor(s), the 
Native American Monitor(s) have the authority to 
temporarily divert, redirect or halt the ground disturbance 
activities to allow identification, evaluation, and potential 
recovery of cultural resources. The developer/permit 
applicant shall submit a fully executed copy of the 
agreement(s) to the County Archaeologist to ensure 
compliance with this condition of approval. Upon 
verification, the Archaeologist shall clear this condition. 
This agreement shall not modify any condition of approval 
or mitigation measure. 

Prior to grading 
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grading 
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of grading 
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MM CUL-2 Prior to issuance of grading permits: The 
applicant/developer shall provide evidence to the County 
of Riverside Planning Department that a County certified 
professional archaeologist (Project Archaeologist) has 
been contracted to implement a Cultural Resource 
Monitoring Program (CRMP). A Cultural Resource 
Monitoring Plan shall be developed in coordination with 
the consulting tribe(s) that addresses the details of all 
activities and provides procedures that must be followed 
in order to reduce the impacts to cultural, tribal cultural 
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and historic resources to a level that is less than 
significant as well as address potential impacts to 
undiscovered buried archaeological resources 
associated with this project. A fully executed copy of the 
contract and a digitally-signed copy of the Monitoring 
Plan shall be provided to the County Archaeologist to 
ensure compliance with this condition of approval. 
Working directly under the Project Archaeologist, an 
adequate number of qualified Archaeological Monitors 
shall be present to ensure that all earth moving activities 
are observed and shall be on-site during all grading 
activities for areas to be monitored including off-site 
improvements. Inspections will vary based on the rate of 
excavation, the materials excavated, and the presence 
and abundance of artifacts and features. The 
Professional Archaeologist may submit a detailed letter to 
the County of Riverside during grading requesting a 
modification to the monitoring program if circumstances 
are encountered that reduce the need for monitoring. 

MM CUL-3 In the event cultural resources are identified during 
ground disturbing activities, the landowner(s) shall 
relinquish ownership of all cultural resources and provide 
evidence to the satisfaction of the County Archaeologist 
that all archaeological materials recovered during the 
archaeological investigations (this includes collections 
made during an earlier project, such as testing of 
archaeological sites that took place years ago), have 
been handled through the following methods. Any 
artifacts identified and collected during construction 
grading activities are not to leave the project area and 
shall remain onsite in a secure location until final 
disposition. 

C. Historic Resources 

All historic archaeological materials recovered 
during the archaeological investigations (this 
includes collections made during an earlier project, 
such as testing of archaeological sites that took 
place years ago), have been curated at the Western 
Science Center, a Riverside County curation facility 
that meets State Resources Department Office of 
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Historic Preservation Guidelines for the Curation of 
Archaeological Resources. Evidence shall be in the 
form of a letter from the curation facility identifying 
that archaeological materials have been received 
and that all fees have been paid. 

D. Prehistoric and/or Tribal Cultural Resources 

One of the following treatments shall be applied. 

1. Preservation–in-place, if feasible is the preferred 
option. Preservation in place means avoiding the 
resources, leaving them in the place where they 
were found with no development affecting the 
integrity of the resources. 

2. Reburial of the resources on the project property. 
The measures for reburial shall be culturally 
appropriate as determined through consultation 
with the consulting Tribe(s)and include, at least, 
the following: Measures to protect the reburial 
area from any future impacts in perpetuity. 
Reburial shall not occur until all required 
cataloguing (including a complete photographic 
record) and analysis have been completed on the 
cultural resources, with the exception that sacred 
and ceremonial items, burial goods, and Native 
American human remains are excluded. No 
cataloguing, analysis, or other studies may occur 
on human remains grave goods, and sacred and 
ceremonial items. Any reburial processes shall be 
culturally appropriate and approved by the 
consulting tribe(s). Listing of contents and location 
of the reburial shall be included in the confidential 
Phase IV Report. The Phase IV Report shall be 
filed with the County under a confidential cover 
and not subject to a Public Records Request. 

MM CUL-4 Prior to Grading Permit Final Inspection, a Phase IV 
Cultural Resources Monitoring Report shall be submitted 
that complies with the Riverside County Planning 
Department’s requirements for such reports for all ground 
disturbing activities associated with this grading permit. 
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The report shall follow the County of Riverside Planning 
Department Cultural Resources (Archaeological) 
Investigations Standard Scopes of Work posted on the 
TLMA website. The report shall include results of any 
feature relocation or residue analysis required as well as 
evidence of the required cultural sensitivity training for the 
construction staff held during the required pre-grade 
meeting and evidence that any artifacts have been 
treated in accordance to procedures stipulated in the 
Cultural Resources Management Plan. 

Monitoring 
Report 

Management 
Agency 

MM CUL-5 Pursuant to State Health and Safety Code Section 
7050.5, if human remains are encountered, no further 
disturbance shall occur until the County Coroner has 
made the necessary findings as to origin. Further, 
pursuant to Public Resources Code Section 5097.98 (b), 
remains shall be left in place and free from disturbance 
until a final decision as to the treatment and their 
disposition has been made. If the Riverside County 
Coroner determines the remains to be Native American, 
the Native American Heritage Commission shall be 
contacted by the Coroner within the period specified by 
law (24 hours). Subsequently, the Native American 
Heritage Commission shall identify the “Most Likely 
Descendant”. The Most Likely Descendant shall then 
make recommendations and engage in consultation with 
the property owner concerning the treatment of the 
remains and any associated items as provided in Public 
Resources Code Section 5097.98. 
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Geology and Soils Mitigation Measures 

MM GEO-1 Prior to the issuance of grading permits, Riverside County 
shall verify that the following mitigation is included in all 
grading plans: 

If any suspected paleontological resources (fossils) 
are discovered during ground-disturbing activities, the 
construction supervisor shall halt work within a 60-
foot radius around the find and establish an 
exclusionary buffer. Construction personnel shall not 
collect or move any suspected paleontological 
materials or further disturb any soils within the 
exclusionary buffer, but construction activity may 
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Issuance of 
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continue unimpeded on other portions of the project 
site. Construction activity shall not resume within the 
exclusionary buffer until a qualified paleontologist can 
assess the significance of the find. If the 
paleontologist determines the find is not a 
paleontological resource, no further evaluation shall 
be required within the exclusionary buffer, and 
construction activity shall be allowed to resume 
therein. However, if the paleontologist determines the 
find is a paleontological resource, construction activity 
shall not resume within the exclusionary buffer in 
order to assess its significance pursuant to the 
California Environmental Quality Act. Collected 
resources shall be prepared to the point of curation, 
identified to the lowest taxonomic level possible, 
catalogued, and curated into the permanent 
collections of an accredited scientific institution. All 
subsequent ground-disturbing activities shall be 
monitored at the discretion of the paleontologist. At 
the conclusion of the monitoring program, a report of 
findings shall be prepared to document the results of 
the monitoring program. 

In the event that paleontological resources are 
encountered when a paleontological monitor is not on 
site, work in the immediate area of the find shall be 
redirected, and the qualified paleontologist shall be 
contacted to assess the find for significance. If the find 
is determined to be significant, it shall be collected 
from the field, and the paleontologist shall make 
recommendations for monitoring, curation, and 
reporting. 

This measure shall be implemented to the satisfaction of 
Riverside County. 

Hazardous Materials Mitigation Measure 

MM HAZ-1 Any increase in building area (including construction of a 
new building), change in use to any higher intensity use, 
change in building location, or modification of the project 
lot lines and areas or change in use that differs from what 
was previously evaluated by the Airport Land Use 
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Commission (ALUC) (three new structures including a 
5,215-square-foot car wash tunnel with 15-car stack on 
0.75 acre; a 2,535-square-foot sit-down restaurant with 
drive-through, including 600 square feet of indoor dining 
area and 1,200 square feet of kitchen area, and a 7-car 
stack drive through on 1.15 acres; and a 729-square-foot 
carry out restaurant with drive through, including 405 
square feet of kitchen area and a 7-car stack drive 
through on 0.31 acres) shall require an amended review 
to evaluate consistency with the ALUCP compatibility 
criteria, at the discretion of the ALUC Director. 

Furthermore, the proposed structures shall not exceed a 
height and a maximum elevation at top point than what is 
identified in the aeronautical studies (20 feet for the 
Arby’s, 21 feet for the Wienerschnitzel, and 28 feet for the 
Tommy’s Express car wash). The maximum height and 
top point elevation specified above shall not be amended 
without further review by the ALUC and the Federal 
Aviation Administration (FAA); provided, however, that 
reduction in structure height or elevation shall not require 
further review by the ALUC. Additionally, temporary 
construction equipment used during actual construction 
of the structures shall not exceed a height and a 
maximum elevation greater than the proposed project 
buildings, unless separate notice is provided to the 
Federal Aviation Administration through the Form 7460-1 
process. 

If marking and/or lighting for aviation safety are 
accomplished on a voluntary basis, such marking and/or 
lighting (if any) shall be installed in accordance with FAA 
Advisory Circular 70/7460-1 M and shall be maintained in 
accordance therewith for the life of the project. 
Furthermore, any outdoor lighting installed shall be 
hooded or shielded to prevent either the spillage of 
lumens or reflection into the sky. Outdoor lighting shall be 
downward facing. 

The project does not propose rooftop solar panels at this 
time. However, if the project were to propose solar rooftop 
panels in the future, the applicant/developer shall prepare 

ALUCP 
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a solar glare study that analyzes glare impacts, and this 
study shall be reviewed by the ALUC. 

MM HAZ-2 The following uses shall be prohibited: 

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

b. Any use which would cause sunlight to be reflected 
towards an aircraft engaged in an initial straight climb 
following takeoff or towards an aircraft engaged in a 
straight final approach towards a landing at an airport. 

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

d. Any use which would generate electrical interference 
that may be detrimental to the operation of aircraft 
and/or aircraft instrumentation. 

e. Children’s schools, day care centers, libraries, 
hospitals, nursing homes, places of worship, buildings 
with more than two aboveground habitable floors, 
critical community infrastructure facilities, and 
aboveground bulk storage of 6,000 gallons or more of 
flammable or hazardous materials. 

f. Highly noise-sensitive outdoor nonresidential uses. 
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g. Any use which results in a hazard to flight, including 
physical (e.g., tall objects), visual, and electronic forms 
of interference with the safety of aircraft operations. 

MM HAZ-3 Prior to issuance of building permits, the landowner shall 
convey an avigation easement to the County of Riverside 
as owner of French Valley Airport, or provide evidence 
that such easement has been previously conveyed. 
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MM HAZ-4 Any proposed stormwater basins or facilities shall be 
designed and maintained to provide for a maximum 48-
hour detention period following the design storm and 
remain totally dry between rainfalls. Vegetation in and 
around the basins that would provide food or cover for 
birds would be incompatible with airport operations and 
shall not be utilized in project landscaping. Trees shall be 
spaced to prevent large expanses of contiguous canopy, 
when mature. Landscaping in and around the basin(s) 
shall not include trees or shrubs that produce seeds, 
fruits, or berries. 

Landscaping in the stormwater basin, if not rip-rap, 
should be in accordance with the guidance provided in 
ALUC “LANDSCAPING NEAR AIRPORTS” brochure, 
and the “AIRPORTS, WILDLIFE AND STORMWATER 
MANAGEMENT” brochure, which list acceptable plants 
from Riverside County Landscaping Guide or other 
alternative landscaping as may be recommended by a 
qualified wildlife hazard biologist. 

A notice sign shall be permanently affixed to the 
stormwater basin with the following language: “There is 
an airport nearby. This stormwater basin is designed to 
hold stormwater for only 48 hours and not attract birds. 
Proper maintenance is necessary to avoid bird strikes”. 
The sign will also include the name, telephone number or 
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other contact information of the person or entity 
responsible to monitor the stormwater basin. 

MM HAZ-5 Noise attenuation measures shall be incorporated into 
the design of the building to the extent such measures 
are necessary to ensure that interior noise levels from 
aircraft operations are at or below 45 CNEL. 
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MM HAZ-6 Within five (5) days after construction of each structure 
reaches its greatest height, FAA Form 7460-2 (Part II), 
Notice of Actual Construction or Alteration, shall be 
completed by the project Applicant or his/her designee 
and e-filed with the Federal Aviation Administration. This 
requirement is also applicable in the event the project is 
abandoned or a decision is made not to construct the 
applicable structure. 
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Tribal Cultural Resources Mitigation Measure 

MM TCR-1 (Native American Monitoring) Prior to the issuance of 
grading permits, the developer/permit applicant shall 
enter into an agreement with the consulting tribe(s) for a 
Native American Monitor. 

In conjunction with the Archaeological Monitor(s), the 
Native American Monitor(s) shall attend the pre-grading 
meeting with the contractors to provide Cultural 
Sensitivity Training for all construction personnel. In 
addition, the Native American Monitor(s) shall be on-site 
during all initial ground disturbing activities and 
excavation of each portion of the project site including 
clearing, grubbing, tree removals, grading and trenching. 
In conjunction with the Archaeological Monitor(s), the 
Native American Monitor(s) have the authority to 
temporarily divert, redirect or halt the ground disturbance 
activities to allow identification, evaluation, and potential 
recovery of cultural resources.  
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The developer/permit applicant shall submit a fully 
executed copy of the agreement to the County 
Archaeologist to ensure compliance with this condition of 
approval. Upon verification, the Archaeologist shall clear 
this condition. 

This agreement shall not modify any condition of approval 
or mitigation measure. 

Monitoring: Native American Monitoring will be conducted 
by a representative from the consulting tribe(s). 

MM TCR-2 (If Human Remains Found) In the event that human 
remains are encountered and by ensuring that no further 
disturbance occur until the County Coroner has made the 
necessary findings as to origin of the remains. 
Furthermore, pursuant to Public Resources Code Section 
5097.98 (b), remains shall be left in place and free from 
disturbance until a final decision as to the treatment and 
their disposition has been made 
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MM TCR-3 (Unanticipated Resources) The developer/permit holder 
or any successor in interest shall comply with the 
following for the life of this permit. 

If during ground disturbance activities, unanticipated 
cultural resources* are discovered, the following 
procedures shall be followed: 

All ground disturbance activities within 100 feet of the 
discovered cultural resource shall be halted and the 
applicant shall call the County Archaeologist immediately 
upon discovery of the cultural resource. A meeting shall 
be convened between the developer, the project 
archaeologist**, the Native American tribal representative 
(or other appropriate ethnic/cultural group 
representative), and the County Archaeologist to discuss 
the significance of the find. At the meeting with the 
aforementioned parties, a decision is to be made, with the 
concurrence of the County Archaeologist, as to the 
appropriate treatment (documentation, recovery, 
avoidance, etc.) for the cultural resource. Resource 
evaluations shall be limited to nondestructive analysis.  
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Further ground disturbance shall not resume within the 
area of the discovery until the appropriate treatment has 
been accomplished.  

* A cultural resource site is defined, for this condition, as 
being a feature and/or three or more artifacts in close 
association with each other.  

** If not already employed by the project developer, a 
County approved archaeologist shall be employed by the 
project developer to assess the significance of the 
cultural resource, attend the meeting described above, 
and continue monitoring of all future site grading 
activities, as necessary. 
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RIVERSIDE COUNTY  

AIRPORT LAND USE COMMISSION  
    

 
August 11, 2022 
 
Tim Wheeler, Project Planner 
Riverside County Planning Department 
4080 Lemon Street, 12th Floor 
Riverside CA 92501 
 
RE: AIRPORT LAND USE COMMISSION (ALUC) DEVELOPMENT REVIEW 

File No.:     ZAP1118FV22 
Related File Nos.:  CZ2000034 (Change of Zone), SP00265S03 (Third Substantial 

Conformance to Specific Plan No. 00265S03), PPT200033 (Plot 
Plan), TPM38464 (Tentative Parcel Map) 

Compatibility Zone:  Zones B1 and C 
APN:                  963-070-018 
 
 

Dear Mr. Wheeler: 
 
On August 11, 2022, the Riverside County Airport Land Use Commission (ALUC) found County 
of Riverside Case Nos. CZ2000034 (Change of Zone), SP00265S03 (Third Substantial 
Conformance to Specific Plan No. 00265S03), PPT200033 (Plot Plan), TPM38464 (Tentative 
Parcel Map), a proposal to construct a 2,535 square foot Arby’s sit-down restaurant with drive-
thru, a 729 square foot carry-out Wienerschnitzel with drive-thru, and a 5,215 square foot car 
wash tunnel on 2.26 acres, located on the southwest corner of Penfield Road and Benton Road, 
and a change of zone and amending Specific Plan No. 265 Borel Airport Center, to add a 
carwash use within Planning Area 3, and a tentative parcel map to divide the site into 3 
commercial parcels, CONSISTENT with the 2007 French Valley Airport Land Use Compatibility 
Plan, as amended in 2011, subject to the conditions listed below, as amended to incorporate the 
provisions of the FAA’s Determination of No Hazard to Air Navigation letters submitted at the 
meeting (new conditions, as added pursuant to FAA letters subsequent to hearing, shown in 
bold type). 
 
CONDITIONS:    
 
1. Any outdoor lighting installed shall be hooded or shielded to prevent either the spillage 

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

2. The following uses shall be prohibited: 
 

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

(b) Any use which would cause sunlight to be reflected towards an aircraft engaged 
in an initial straight climb following takeoff or towards an aircraft engaged in a 
straight final approach towards a landing at an airport. 

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

large concentrations of birds, or which may otherwise affect safe air navigation 

 

http://www.rcaluc.org/
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within the area.  (Such uses include landscaping utilizing water features, 
aquaculture, outdoor production of cereal grains, sunflower, and row crops, 
composting operations, wastewater management facilities, artificial marshes, 
trash transfer stations that are open on one or more sides, recycling centers 
containing putrescible wastes, construction and demolition debris facilities, fly 
ash disposal, and incinerators).  

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

the operation of aircraft and/or aircraft instrumentation. 
 
(e) Children’s schools, day care centers, libraries, hospitals, nursing homes, places 

of worship, buildings with more than two aboveground habitable floors, critical 
community infrastructure facilities, and aboveground bulk storage of 6,000 
gallons or more of flammable or hazardous materials. 

 
(f) Highly noise-sensitive outdoor nonresidential uses. 
 
(g) Any use which results in a hazard to flight, including physical (e.g., tall 

objects), visual, and electronic forms of interference with the safety of aircraft 
operations. 

 
3. Prior to issuance of building permits, the landowner shall convey an avigation easement 

to the County of Riverside as owner of French Valley Airport, or provide evidence that 
such easement has been previously conveyed. Contact the Riverside County – Aviation 
Division at (951) 955-9722 for additional information.  

   
4. The project shall utilize sand filter basins and shall be designed and maintained to 

provide for a maximum 48-hour detention period following the design storm, and remain 
totally dry between rainfalls. Vegetation in and around the basins that would provide 
food or cover for birds would be incompatible with airport operations and shall not be 
utilized in project landscaping. Trees shall be spaced so as to prevent large expanses of 
contiguous canopy, when mature. Landscaping in and around the basin(s) shall not 
include trees or shrubs that produce seeds, fruits, or berries.   
 
Landscaping in the stormwater basin, if not rip-rap, should be in accordance with the 
guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the 
“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure available at 
RCALUC.ORG which list acceptable plants from Riverside County Landscaping Guide 
or other alternative landscaping as may be recommended by a qualified wildlife hazard 
biologist.   
 
A notice sign, in a form similar to that attached hereto, shall be permanently affixed to 
the stormwater basin with the following language: “There is an airport nearby. This 
stormwater basin is designed to hold stormwater for only 48 hours and not attract birds. 
Proper maintenance is necessary to avoid bird strikes”. The sign will also include the 
name, telephone number or other contact information of the person or entity responsible 
to monitor the stormwater basin. 

5. Noise attenuation measures shall be incorporated into the design of the building to the 
extent such measures are necessary to ensure that interior noise levels from aircraft 
operations are at or below 45 CNEL.  

 
6. This project has been evaluated as consisting of a 5,215 square foot car wash tunnel 

with 15 car-stack, a 2,535 square foot Arby’s sit-down restaurant with drive-thru which 
includes 600 square feet of dining area and 1,200 square feet of kitchen area, and a 7 
car-stack drive thru on 1.42 acres, and a 729 square foot carry-out Wienerschnitzel 
restaurant with drive-thru which includes 405 square feet of kitchen area, and 7 car-

https://nam01.safelinks.protection.outlook.com/?url=http%3A%2F%2FRCALUC.ORG&data=02%7C01%7CPRull%40rivco.org%7Cad522af4b7c241f0a35308d7735fbaa6%7Cd7f03410e0a84159b30054980ef605d0%7C0%7C0%7C637104727306520193&sdata=glcx3lNaVHVn0pIHbET9quAEAnc9p9AYuPUxE05aeDQ%3D&reserved=0
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stack drive thru. No outdoor seating is proposed. Any increase in building area (including 
construction of a new building), change in use to any higher intensity use, change in 
building location, or modification of the tentative parcel map lot lines and areas will 
require an amended review to evaluate consistency with the ALUCP compatibility 
criteria, at the discretion of the ALUC Director. 

 
7. The project does not propose rooftop solar panels at this time. However, if the project 

were to propose solar rooftop panels in the future, the applicant/developer shall prepare 
a solar glare study that analyzes glare impacts, and this study shall be reviewed by the 
Airport Land Use Commission. 

 
The following conditions were added at the August 11, 2022, ALUC hearing. 
 
8. The Federal Aviation Administration has conducted aeronautical studies of the 

proposed project (Aeronautical Study Nos. 2022-AWP-13582-OE, 2022-AWP-
13583-OE, and 2022-AWP-13584-OE) and has determined that neither marking nor 
lighting of the structures are necessary for aviation safety. However, if marking 
and/or lighting for aviation safety are accomplished on a voluntary basis, such 
marking and/or lighting (if any) shall be installed in accordance with FAA Advisory 
Circular 70/7460-1 M and shall be maintained in accordance therewith for the life 
of the project. 

 
9. The proposed structures shall not exceed a height and a maximum elevation at 

top point than what is identified in the aeronautical studies.      
 
10. The maximum height and top point elevation specified above shall not be 

amended without further review by the Airport Land Use Commission and the 
Federal Aviation Administration; provided, however, that reduction in structure 
height or elevation shall not require further review by the Airport Land Use 
Commission. 

 
11. Temporary construction equipment used during actual construction of the 

structure shall not a height and a maximum elevation than what is identified in the 
aeronautical studies, unless separate notice is provided to the Federal Aviation 
Administration through the Form 7460-1 process. 

 
12. Within five (5) days after construction of the structure reaches its greatest height, 

FAA Form 7460-2 (Part II), Notice of Actual Construction or Alteration, shall be 
completed by the project proponent or his/her designee and e-filed with the 
Federal Aviation Administration.  (Go to https://oeaaa.faa.gov for instructions.)  
This requirement is also applicable in the event the project is abandoned or a 
decision is made not to construct the applicable structure 

 
Supporting documentation was provided to the Airport Land Use Commission and is available 
online at www.rcaluc.org, click Agendas 08-11-2022 Agenda, Bookmark Agenda Item No. 3.7. 
As noted above, the Federal Aviation Administration No Hazard to Air Navigation letters for the 
project was issued on August 2, 2022, and is not included in the online agenda referenced 
above. Therefore, it is included as an attachment to this letter. 
 
If you have any questions, please contact me at (951) 955-6893. 
 
Sincerely, 
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION 
 
 
______________________________________ 
Paul Rull, ALUC Director 

https://oeaaa.faa.gov/
http://www.rcaluc.org/
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Attachments:  Notice of Airport in Vicinity 

Aeronautical Study Nos. 2022-AWP-13582-OE, 2022-AWP-13583-OE, and 
2022-AWP-13584-OE 

 
 
cc: Salim Development Group LLC (applicant/)   
 Cross Engineering Services, LLC (representative) 
 Help Hospitalized Veterans, Inc. (property owner) 

Angela Jamison, County Airports Manager  
 ALUC Case File 
 
   
X:\AIRPORT CASE FILES\French Valley\ZAP1118FV22\ZAP1118FV22.LTR.doc 
 



NOTICE OF AIRPORT IN 
VICINITY 

 

This property is presently located in the vicinity of an 
airport, within what is known as an airport influence 
area.  For that reason, the property may be subject to 
some of the annoyances or inconveniences associated 
with proximity to airport operations (for example: noise, 
vibration, or odors).  Individual sensitivities to those 
annoyances [can vary from person to person.  You may 
wish to consider what airport annoyances], if any, are 
associated with the property before you complete your 
purchase and determine whether they are acceptable to 
you.  Business & Professions Code Section 11010 (b) 
(13)(A) 



THERE IS AN AIRPORT NEARBY. 

THIS STORM WATER BASIN IS DESIGNED TO HOLD 

STORM WATER FOR ONLY 48 HOURS AND

NOT TO ATTRACT BIRDS

PROPER MAINTENANCE IS NECESSARY TO AVOID 

BIRD STRIKES

N O T I C E

IF THIS BASIN IS OVERGROWN, PLEASE CONTACT:

Name:  _____________________         Phone: ____________________



Mail Processing Center
Federal Aviation Administration
Southwest Regional Office
Obstruction Evaluation Group
10101 Hillwood Parkway
Fort Worth, TX 76177

Aeronautical Study No.
2022-AWP-13583-OE

Page 1 of 4

Issued Date: 08/02/2022

Paul Mishoe
Cross Engineering Services
203 West Main Street, Ste. F3
Lexington, SC 29072

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Commercial Use Building Arby's
Location: Winchester, CA
Latitude: 33-35-25.00N NAD 83
Longitude: 117-07-20.00W
Heights: 1355 feet site elevation (SE)

20 feet above ground level (AGL)
1375 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:

It is required that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the
project is abandoned or:

_____ At least 10 days prior to start of construction (7460-2, Part 1)
__X__ Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory
circular 70/7460-1 M.

The structure considered under this study lies in proximity to an airport and occupants may be subjected to
noise from aircraft operating to and from the airport.

This determination expires on 02/02/2024 unless:

(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual
Construction or Alteration, is received by this office.

(b) extended, revised, or terminated by the issuing office.



Page 2 of 4

(c) the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION
OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, effective 21 Nov 2007, will void this determination. Any future construction or alteration, including
increase to heights, power, or the addition of other transmitters, requires separate notice to the FAA.This
determination includes all previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the
FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

If we can be of further assistance, please contact our office at (847) 294-7575, or vivian.vilaro@faa.gov. On any
future correspondence concerning this matter, please refer to Aeronautical Study Number 2022-AWP-13583-
OE.

Signature Control No: 541804782-546408251 ( DNE )
Vivian Vilaro
Specialist

Attachment(s)
Map(s)
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TOPO Map for ASN 2022-AWP-13583-OE



Page 4 of 4

Sectional Map for ASN 2022-AWP-13583-OE



Mail Processing Center
Federal Aviation Administration
Southwest Regional Office
Obstruction Evaluation Group
10101 Hillwood Parkway
Fort Worth, TX 76177

Aeronautical Study No.
2022-AWP-13582-OE

Page 1 of 4

Issued Date: 08/02/2022

Paul Mishoe
Cross Engineering Services
203 West Main Street, Ste. F3
Lexington, SC 29072

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Commercial Use Building Tommy's Carwash
Location: Winchester, CA
Latitude: 33-35-25.00N NAD 83
Longitude: 117-07-22.00W
Heights: 1355 feet site elevation (SE)

28 feet above ground level (AGL)
1383 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:

It is required that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the
project is abandoned or:

_____ At least 10 days prior to start of construction (7460-2, Part 1)
__X__ Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory
circular 70/7460-1 M.

The structure considered under this study lies in proximity to an airport and occupants may be subjected to
noise from aircraft operating to and from the airport.

This determination expires on 02/02/2024 unless:

(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual
Construction or Alteration, is received by this office.

(b) extended, revised, or terminated by the issuing office.



Page 2 of 4

(c) the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION
OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, effective 21 Nov 2007, will void this determination. Any future construction or alteration, including
increase to heights, power, or the addition of other transmitters, requires separate notice to the FAA.This
determination includes all previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the
FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

If we can be of further assistance, please contact our office at (847) 294-7575, or vivian.vilaro@faa.gov. On any
future correspondence concerning this matter, please refer to Aeronautical Study Number 2022-AWP-13582-
OE.

Signature Control No: 541804571-546408249 ( DNE )
Vivian Vilaro
Specialist

Attachment(s)
Map(s)
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TOPO Map for ASN 2022-AWP-13582-OE



Page 4 of 4

Sectional Map for ASN 2022-AWP-13582-OE



Mail Processing Center
Federal Aviation Administration
Southwest Regional Office
Obstruction Evaluation Group
10101 Hillwood Parkway
Fort Worth, TX 76177

Aeronautical Study No.
2022-AWP-13584-OE

Page 1 of 4

Issued Date: 08/02/2022

Paul Mishoe
Cross Engineering Services
203 West Main Street, Ste. F3
Lexington, SC 29072

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Commercial Use Building Wienerschnitzel
Location: Winchester, CA
Latitude: 33-35-26.00N NAD 83
Longitude: 117-07-19.00W
Heights: 1355 feet site elevation (SE)

21 feet above ground level (AGL)
1376 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:

It is required that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the
project is abandoned or:

_____ At least 10 days prior to start of construction (7460-2, Part 1)
__X__ Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory
circular 70/7460-1 M.

The structure considered under this study lies in proximity to an airport and occupants may be subjected to
noise from aircraft operating to and from the airport.

This determination expires on 02/02/2024 unless:

(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual
Construction or Alteration, is received by this office.

(b) extended, revised, or terminated by the issuing office.
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(c) the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION
OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, effective 21 Nov 2007, will void this determination. Any future construction or alteration, including
increase to heights, power, or the addition of other transmitters, requires separate notice to the FAA.This
determination includes all previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the
FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

If we can be of further assistance, please contact our office at (847) 294-7575, or vivian.vilaro@faa.gov. On any
future correspondence concerning this matter, please refer to Aeronautical Study Number 2022-AWP-13584-
OE.

Signature Control No: 541804983-546408250 ( DNE )
Vivian Vilaro
Specialist

Attachment(s)
Map(s)
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TOPO Map for ASN 2022-AWP-13584-OE
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Sectional Map for ASN 2022-AWP-13584-OE



PROPERTY OWNERS CERTIFICATION FORM 

                                           SP00265S03 / CZ2000034 / PPT200033 

APN 963-070-018 

 

                                                                          
I, __________Tim Wheeler ______________              ________, certify that on 

    (Print Name) 

02/06/2023        the attached property owners list  

(Date) 

was prepared by _____County of Riverside / GIS Planning             ______________ 

     (Print Company or Individual’s Name) 

Distance Buffered: ____1200’_________ 

 

Pursuant to application requirements furnished by the Riverside County Planning Department;  

Said list is a complete and true compilation of the owners of the subject property and all other 

property owners within 600 feet of the property involved, or if that area yields less than 25 

different owners, all property owners within a notification area expanded to yield a minimum of 

25 different owners, to a maximum notification area of 2,400 feet from the project boundaries, 

based upon the latest equalized assessment rolls.  If the project is a subdivision with identified 

off-site access/improvements, said list includes a complete and true compilation of the names and 

mailing addresses of the owners of all property that is adjacent to the proposed off-site 

improvement/alignment. 

I further certify that the information filed is true and correct to the best of my knowledge.  I 

understand that incorrect or incomplete information may be grounds for rejection or denial of the 

application. 

NAME: _____Tim Wheeler_____                                 _________________ 

TITLE/REGISTRATION ___ Project Planner                   ___________________ 

ADDRESS:______4080 Lemon St. 12Floor      ______________________________ 

_______________ Riverside, CA  92501     ____________________________________ 

TELEPHONE (8 a.m. – 5 p.m.): _______(951)   955-6060     ______________________ 



*IMPORTANT* Maps and data are to be used for reference purposes only. Map features are approximate, 
and are not necessarily accurate to surveying or engineering standards. The County of Riverside makes no 
warranty or guarantee as to the content (the source is often third party), accuracy, timeliness, or 
completeness of any of the data provided, and assumes no legal responsibility for the information contained 
on this map. Any use of this product with respect to accuracy and precision shall be the sole responsibility of 
the user.

© Riverside County RCIT
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963440001

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440003

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440006

VINTNERS DISTRIBUTORS INC

41805 ALBRAE ST 2ND FL

FREMONT CA 94538

963440008

DEL TACO INC

705 N CRESCENT DR

BEVERLY HILLS CA 90210

963450031

SCOTT MURRIETA SERVICE STATION

139 RADIO RD

CORONA CA 92879

963450032

SCOTT MURRIETA SERVICE STATION

139 RADIO RD

CORONA CA 92879

963440002

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440004

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440005

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440007

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440009

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440010

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963440011

REGENCY CENTERS

PO BOX 2539

SAN ANTONIO TX 78299

963450059

SCOTT-MURRIETA SERVICE STATION

PO BOX 1958

CORONA CA 92878



963450060

SCOTT-MURRIETA SERVICE STATION

PO BOX 1958

CORONA CA 92878

963473001

AVENA COMMUNITY ASSN

1250 CORONA POINT  CT STE 404

CORONA CA 92879

963480020

BRIAN CARL JANISCH

31011 CALLE CERCAL

WINCHESTER CA 92596

963480022

GIAHUY LE DO

36487 CALLE LISBON

WINCHESTER CA 92596

963480023

ANNETTE REPAREJO

36475 CALLE LISBON

WINCHESTER CA 92596

963480028

AVENA COMMUNITY ASSN

1250 CORONA POINT  CT STE 404

CORONA CA 92879

963490003

7 SUMMIT PROPERTIES 1

1600 E FLORIDA AVE # 110

HEMET CA 92544

963490004

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490007

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490008

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490009

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490010

BENTON ROAD VENTURES LLC

3745 TEMESCAL CANYON  RD

CORONA CA 92883

963490011

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490012

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107



963480021

LAUREN K. HERRERA

36499 CALLE LISBON

WINCHESTER CA 92596

963490001

HARVARD PMD 22

15081 PEPPER LN

SARATOGA CA 95070

963490002

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490005

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490006

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490013

W DEV PARTNERS OF TEMECULA

PO BOX 77564

SAN FRANCISCO CA 94107

963490014

BENTON ROAD VENTURES LLC

3745 TEMESCAL CANYON  RD

CORONA CA 92883

963010002

NIHAL J. ELQURA

31401 CAM CAPISTRANO NO 1

SAN JUAN CAPO CA 92675

963010001

NIHAL J. ELQURA

31401 CAM CAPISTRANO NO 1

SAN JUAN CAPO CA 92675

963010003

NIHAL J. ELQURA

31401 CAM CAPISTRANO NO 1

SAN JUAN CAPO CA 92675

963060052

FRENCH VALLEY TOWNE CENTER

P O BOX 1175

SAN JUAN CAPO CA 92693

963060073

LEE JUNG OCK & CHUNG JA LEE LIVING TRUST 

5131 DUTCHER  AVE

IRVINE CA 92604

963060075

LEE JUNG OCK & CHUNG JA LEE LIVING TRUST 

5131 DUTCHER  AVE

IRVINE CA 92604

963070013

REISUNG ENTERPRISES INC

9675 LA JOLLA FARMS RD

LA JOLLA CA 92037



963070014

PRIVATE HOLDINGS

18421 COLLIER AVE UNIT B

LAKE ELSINORE CA 92530

963070017

30590 COCHISE

16027 BROOKHURST ST STE I341

FOUNTAIN VALLEY CA 92708

963070019

GINO LOUIS BATTISTA

36560 PENFIELD LN

WINCHESTER CA 92596

963060072

HAVADJIA HOLDINGS INC

3800 ORANGE ST NO 250

RIVERSIDE CA 92501

963060074

HAVADJIA HOLDINGS INC

3800 ORANGE ST NO 250

RIVERSIDE CA 92501

963060083

DMSD CAJUN PROP

41760 IVY ST STE 201

MURRIETA CA 92562

963070023

S&S PROP ACQUISITION

1714 16TH ST

SANTA MONICA CA 90404

963070052

DMSD

41760 IVY  ST

MURRIETA CA 92562

963070054

FVIP

41391 KALMIA ST STE 200

MURRIETA CA 92562

963060084

DMSD PROP

41760 IVY ST STE 201

MURRIETA CA 92562

963060086

PHELAN SERVICE STATION

P O BOX 1958

CORONA CA 92878

963070012

REISUNG ENTERPRISES INC

9675 LA JOLLA FARMS RD

LA JOLLA CA 92037

963070018

CW BENTON 22

4740 GREEN RIVER RD STE 317

CORONA CA 92878

963070020

GHD PROPERTIES

36580 PENFIELD LN

WINCHESTER CA 92596



963070021

HELP HOSPITALIZED VETERANS

36585 PENFIELD RD

WINCHESTER CA 92596

963070022

COUNTY OF RIVERSIDE

3410 10TH STREET, STE 400

RIVERSIDE CA 92501

963070024

SABA FAMILY TRUST DATED 07/24/2018

212 AVENIDA BARCELONA

SAN CLEMENTE CA 92672

963070030

COUNTY OF RIVERSIDE

4080 LEMON ST FL 14TH

RIVERSIDE CA 92501

963070035

COUNTY OF RIVERSIDE

4080 LEMON ST FL 14TH

RIVERSIDE CA 92501

963070055

FVIP

41391 KALMIA ST STE 200

MURRIETA CA 92562

963070063

TETON HOLDINGS

31301 KESTREL WAY

WINCHESTER CA 92596
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NOT FOR CONSTRUCTION

ZONING:  M-SC (MANUFACTURING SERVICE
COMMERCIAL ZONE)
ASSESSORS PARCEL NO: 963070018 - 2.24
ACRES

MSC REQUIREMENTS
MIN LOT SIZE :  10,000 SF
MIN WIDTH: 75' AVERAGE (65' MIN)
BUILDING SETBACK: 25' FROM STREET
LANDSCAPE SETBACK: 10' FROM ROW
10% OF SITE SHALL BE LANDSCAPED
BUILDING HEIGHT: 50' MAX

TOMMYS :
18 VAC STALLS
1 EMPLOYEE STALL
1 HANDICAP STALL
DRIVE-THRU: 15 VEHICLES X 1.5 = 22.5 PEOPLE
3.5 EMPLOYEES AT ANY TIME
26 PEOPLE / 0.65 AC = 40 PEOPLE PER ACRE

WIENERSCHNITZEL:
2 EMPLOYEES AT ANY TIME
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
13 PEOPLE / 0.625 AC = 21 PEOPLE PER ACRE

ARBY'S
1 PERSON PER 15 SF DINING AREA
600 SF SERVICE AREA = 40 PEOPLE
1 PERSON PER 200 SF OF KITCHEN AREA
1200 SF OF KITCHEN:  = 6 PEOPLE
DRIVE-THRU: 7 VEHICLES X 1.5 = 11 PEOPLE
TOTAL ARBYS: 40+6+11=  57 PEOPLE
57 PEOPLE / 1.425 AC= 40 PEOPLE PER ACRE

TOTAL SITE: 30 +12+46 = 88 PEOPLE
NET AREA: 2.19 ACRES
GROSS AREA: 2.19+0.51 = 2.70 AC
AVG DENSITY: 108 PEOPLE / 2.70 = 40 PEOPLE
PER ACRE

ALUC REQUIREMENT FOR ZONE B1
40 PEOPLE PER ACRE ON AVERAGE
MAX ALLOWED IS 80 PEOPLE ON ANY 1 ACRE -
WHICH IS NOT EXCEEDED

UTILITY PROVIDERS:
ELECTRIC: SOUTHERN CALIFORNIA
EDISON
GAS: SOUTHERN CALIFORNIA

GAS
TELEPHONE: AT&T
WATER: EASTERN MUNICIPAL
WATER DISTRICT
SEWER: EASTERN MUNICIPAL
WATER DISTRICT

SCHOOL DISTRICT: TEMECULA VALLEY UNIFIED
SCHOOL DISTRICT

PRE-DEVELOPED CONDITIONS:   EXISTING
PROPERTY CONTAINS NO PERMANENT
STRUCTURES. PROPERTY CONSIST OF
UNDEVELOPED LAND WITH NATIVE PLANTS - NO
TREES.

DEMOLITION FOR THIS PROJECT IS VERY
MINOR,I.E. CLEAR & GRUB AND ROUGH
GRADING.

PROPOSED DEVELOPED CONDITIONS:   THE
PROPERTY WILL BE DEVELOPED INTO VARIED
COMMERCIAL USE.  THE PROJECT CONSISTS OF:

1.  A SINGLE STORY FAST FOOD
RESTAURANT (WEINERSCHNITZEL) WITH
DRIVE-THRU CAPABILITIES AND OUTDOOR
SEATING AREA.  PROJECT WILL INCLUDE
TYPICAL UTILITY CONNECTIONS FOR A FOOD
SERVICE FACILITY, INCLUDING A GREASE TRAP

2.  A SINGLE STORY FAST FOOD
RESTAURANT WITH DRIVE-THRU CAPABILITIES
AND OUTDOOR SEATING AREA.  PROJECT WILL
INCLUDE TYPICAL UTILITY CONNECTIONS FOR A
FOOD SERVICE FACILITY, INCLUDING A GREASE
TRAP

3.  A SINGLE STORY DRIVE-THRU AUTOMATIC
CAR WASH WITH VACUUM STALLS.  PROJECT
INCLUDES TYPICAL UTILITY CONNECTIONS,
TOGETHER WITH A WATER TREATMENT AND
WATER REUSE SYSTEM.

SITE BREAKDOWN:
TOTAL SITE AREA: 97,436 SF (100%)
LANDSCAPE: 25,176 SF (25.8%)
BUILDING: 8,144 SF (8.4%)
HARDSCAPE: 64,116 SF (65.8%)

SITE GRADING VOLUME: CUT = 2138 CY, FILL =
2138 CY, NET = BALANCED
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Text Box
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Line

TWHEELER
Submittal



TO
M

M
Y'S C

AR
W

ASH
 - 130

5,215 SQ
. FT.

AR
BY'S

2535 SQ
. FT.

D
IN

IN
G

 AR
EA

600 SQ
. FT.

D
IN

IN
G

 AR
EA

BENTON ROAD (110' RIGHT OF WAY)

SHEET NUMBER

PROJECT NO.

DRAFTED BY:
DESIGNED BY:
CHECKED BY:

R
EV

IS
IO

N
 D

ES
C

R
IP

TI
O

N
D

AT
E

TH
ES

E 
PL

A
N

S 
A

R
E 

IN
ST

R
U

M
EN

TS
 O

F 
PR

O
FE

SS
IO

N
A

L 
SE

R
VI

C
E 

A
N

D
A

R
E 

PR
O

TE
C

TE
D

 B
Y 

C
O

M
M

O
N

 L
A

W
, S

TA
TU

TO
R

Y 
A

N
D

 O
TH

ER
R

ES
ER

VE
D

 R
IG

H
TS

 IN
C

LU
D

IN
G

 C
O

PY
R

IG
H

T.

©
 2

00
7 

AL
L 

R
IG

H
TS

 R
ES

ER
VE

D

BKS
JWC

N
O

R
TH

W
ES

T 
G

R
AD

IN
G

 P
LA

N
TO

M
M

YS
 C

O
M

M
ER

C
IA

L 
C

EN
TE

R

GRAPHIC SCALE

N
O

.

C
RO

SS
 E

N
G

IN
EE

RI
N

G
 S

ER
VI

C
ES

20
3 

W
. M

ai
n 

St
re

et
 S

te
. F

3
Le

xi
ng

to
n,

 S
C

 2
90

72
O

ffi
ce

: (
80

3)
 2

36
-7

12
3 

 C
el

l: 
(8

01
) 3

91
-2

39
1

19-14

Prepared for:
Salim development
Tahir Salim
4740 Green River Road
Corona, CA 92880

Prepared by:
Cross Engineering Services
203 W. Main Street Ste. F3
Lexington, SC 29072
Office: (803) 236-7123
Cell: (801) 391-2391

C102

BE
N

TO
N

 R
D

 &
 P

EN
FI

EL
D

 L
N

,
W

IN
C

H
ES

TE
R

 C
A,

 9
25

96
AP

N
: 2

21
-0

51
-0

63
 &

 0
64

1. The Engineer shall furnish to the County a copy of the source testing and a signed
certification that the fully blended Bioretention/Biofiltration Soil Media (BSM) material
meets all of the WQMP requirements before material is imported or if the material is
mixed onsite prior to installation.

2. As BSM material is being installed, Quality Assurance (QA) tests shall be
conducted or for every 1,200 tons or 800 cubic yards mixed on-site from a completely
mixed stockpile or windrow, with a minimum of three tests. For imported material from a
supplier with a quality control program the QA tests shall be conducted 2,400 tons or 1,600
cubic yards from the supplier.

3. The Engineer conducting the Quality Control testing shall furnish to the County
copy of the QA testing and a certification that the BSM for the project meets all of the
following requirements. Certified mitigation plans can be used for exceedances, as long as
all requirements are designed to be met.

3.1. BSM shall not be compacted. BSM shall consist of 60-80% clean sand, up to 20%
clean topsoil, and 20% of a nutrient-stabilized organic amendment. The initial
infiltration rate shall be greater than 8 inches per hour per laboratory test.

3.2. pH: 6.0 – 8.5; Salinity: 0.5 to 3.0 mmho/cm as electrical conductivity; Sodium
absorption ratio: < 6.0; Chloride: < 800 ppm in saturated extract; Cation Exchange
Capacity (CEC): > 10 meq/100 g; Organic Matter: 2 to 5-percent on a dry weight
basis; Carbon: Nitrogen Ratio: 12 to 40, preferably 15 to 40; Gravel larger than 2mm:
0 to 25-percent of the total sample; Clay smaller than 0.005mm: 0 to 5 percent of the
non-gravel fraction.

3.3. BSM shall be tested to limit the leaching of potential inherent pollutants. BSM used
in Biofiltration BMPs shall conform to the following limits for pollutant
concentrations in saturated extract: Phosphorus: < 1 mg/L; Nitrate < 3 mg/L, Copper
< 0.025 mg/L. These pollutant limits are for the amount that is leached from the
sample, not from the soil sample itself. Testing may be performed after laboratory
rinsing of media with up to 15 pore volumes of water. Equivalent test results will be
accepted if certified by a laboratory or appropriate testing facility.

3.4. Low nutrient compost used in BSM shall be sourced from a facility permitted
through CalRecycle, preferably through USCC STA program. Compost shall conform
to the following requirements: Physical contaminants <1% by dry weight;
Carbon:Nitrogen ratio: 12:1 to 40:1; Maturity/Stability shall conform to either:
Solvita Maturity Index: ≥ 5.5, CO2 Evolution: < 2.5 mg CO2-C per g compost
organic matter per day, or < 5 mg CO2-C per g compost C per day; Select Pathogens
and Trace metals shall pass US EPA Class A Standard. Testing shall be no more than
6 months old and representative of current stockpiles.

3.5. Coconut coir pith used in BSM shall be thoroughly rinsed with freshwater and
screened to remove coarse fibers as part of production and aged > 6 months. Peat
used in BSM shall be sphagnum peat.
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1. The Engineer shall furnish to the County a copy of the source testing and a signed
certification that the fully blended Bioretention/Biofiltration Soil Media (BSM) material
meets all of the WQMP requirements before material is imported or if the material is
mixed onsite prior to installation.

2. As BSM material is being installed, Quality Assurance (QA) tests shall be
conducted or for every 1,200 tons or 800 cubic yards mixed on-site from a completely
mixed stockpile or windrow, with a minimum of three tests. For imported material from a
supplier with a quality control program the QA tests shall be conducted 2,400 tons or 1,600
cubic yards from the supplier.

3. The Engineer conducting the Quality Control testing shall furnish to the County
copy of the QA testing and a certification that the BSM for the project meets all of the
following requirements. Certified mitigation plans can be used for exceedances, as long as
all requirements are designed to be met.

3.1. BSM shall not be compacted. BSM shall consist of 60-80% clean sand, up to 20%
clean topsoil, and 20% of a nutrient-stabilized organic amendment. The initial
infiltration rate shall be greater than 8 inches per hour per laboratory test.

3.2. pH: 6.0 – 8.5; Salinity: 0.5 to 3.0 mmho/cm as electrical conductivity; Sodium
absorption ratio: < 6.0; Chloride: < 800 ppm in saturated extract; Cation Exchange
Capacity (CEC): > 10 meq/100 g; Organic Matter: 2 to 5-percent on a dry weight
basis; Carbon: Nitrogen Ratio: 12 to 40, preferably 15 to 40; Gravel larger than 2mm:
0 to 25-percent of the total sample; Clay smaller than 0.005mm: 0 to 5 percent of the
non-gravel fraction.

3.3. BSM shall be tested to limit the leaching of potential inherent pollutants. BSM used
in Biofiltration BMPs shall conform to the following limits for pollutant
concentrations in saturated extract: Phosphorus: < 1 mg/L; Nitrate < 3 mg/L, Copper
< 0.025 mg/L. These pollutant limits are for the amount that is leached from the
sample, not from the soil sample itself. Testing may be performed after laboratory
rinsing of media with up to 15 pore volumes of water. Equivalent test results will be
accepted if certified by a laboratory or appropriate testing facility.

3.4. Low nutrient compost used in BSM shall be sourced from a facility permitted
through CalRecycle, preferably through USCC STA program. Compost shall conform
to the following requirements: Physical contaminants <1% by dry weight;
Carbon:Nitrogen ratio: 12:1 to 40:1; Maturity/Stability shall conform to either:
Solvita Maturity Index: ≥ 5.5, CO2 Evolution: < 2.5 mg CO2-C per g compost
organic matter per day, or < 5 mg CO2-C per g compost C per day; Select Pathogens
and Trace metals shall pass US EPA Class A Standard. Testing shall be no more than
6 months old and representative of current stockpiles.

3.5. Coconut coir pith used in BSM shall be thoroughly rinsed with freshwater and
screened to remove coarse fibers as part of production and aged > 6 months. Peat
used in BSM shall be sphagnum peat.
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1. The Engineer shall furnish to the County a copy of
the source testing and a signed certification that the fully
blended Bioretention/Biofiltration Soil Media (BSM)
material meets all of the WQMP requirements before
material is imported or if the material is mixed onsite prior
to installation.

2. As BSM material is being installed, Quality
Assurance (QA) tests shall be conducted or for every 1,200
tons or 800 cubic yards mixed on-site from a completely
mixed stockpile or windrow, with a minimum of three tests.
For imported material from a supplier with a quality control
program the QA tests shall be conducted 2,400 tons or 1,600
cubic yards from the supplier.

3. The Engineer conducting the Quality Control testing
shall furnish to the County copy of the QA testing and a
certification that the BSM for the project meets all of the
following requirements. Certified mitigation plans can be
used for exceedances, as long as all requirements are
designed to be met.

3.1. BSM shall not be compacted. BSM shall consist of
60-80% clean sand, up to 20% clean topsoil, and 20%
of a nutrient-stabilized organic amendment. The initial
infiltration rate shall be greater than 8 inches per hour
per laboratory test.

3.2. pH: 6.0 – 8.5; Salinity: 0.5 to 3.0 mmho/cm as
electrical conductivity; Sodium absorption ratio: < 6.0;
Chloride: < 800 ppm in saturated extract; Cation
Exchange Capacity (CEC): > 10 meq/100 g; Organic
Matter: 2 to 5-percent on a dry weight basis; Carbon:
Nitrogen Ratio: 12 to 40, preferably 15 to 40; Gravel
larger than 2mm: 0 to 25-percent of the total sample;
Clay smaller than 0.005mm: 0 to 5 percent of the
non-gravel fraction.

3.3. BSM shall be tested to limit the leaching of potential
inherent pollutants. BSM used in Biofiltration BMPs
shall conform to the following limits for pollutant
concentrations in saturated extract: Phosphorus: < 1
mg/L; Nitrate < 3 mg/L, Copper < 0.025 mg/L. These
pollutant limits are for the amount that is leached from
the sample, not from the soil sample itself. Testing may
be performed after laboratory rinsing of media with up
to 15 pore volumes of water. Equivalent test results will
be accepted if certified by a laboratory or appropriate
testing facility.

3.4. Low nutrient compost used in BSM shall be sourced
from a facility permitted through CalRecycle,
preferably through USCC STA program. Compost shall
conform to the following requirements: Physical
contaminants <1% by dry weight; Carbon:Nitrogen
ratio: 12:1 to 40:1; Maturity/Stability shall conform to
either: Solvita Maturity Index: ≥ 5.5, CO2 Evolution: <
2.5 mg CO2-C per g compost organic matter per day,
or < 5 mg CO2-C per g compost C per day; Select
Pathogens and Trace metals shall pass US EPA Class A
Standard. Testing shall be no more than 6 months old
and representative of current stockpiles.

3.5. Coconut coir pith used in BSM shall be thoroughly
rinsed with freshwater and screened to remove coarse
fibers as part of production and aged > 6 months. Peat
used in BSM shall be sphagnum peat.
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1. The Engineer shall furnish to the County a copy of the source testing and a signed
certification that the fully blended Bioretention/Biofiltration Soil Media (BSM) material
meets all of the WQMP requirements before material is imported or if the material is mixed
onsite prior to installation.

2. As BSM material is being installed, Quality Assurance (QA) tests shall be conducted
or for every 1,200 tons or 800 cubic yards mixed on-site from a completely mixed stockpile
or windrow, with a minimum of three tests. For imported material from a supplier with a
quality control program the QA tests shall be conducted 2,400 tons or 1,600 cubic yards from
the supplier.

3. The Engineer conducting the Quality Control testing shall furnish to the County copy
of the QA testing and a certification that the BSM for the project meets all of the following
requirements. Certified mitigation plans can be used for exceedances, as long as all
requirements are designed to be met.

3.1. BSM shall not be compacted. BSM shall consist of 60-80% clean sand, up to 20%
clean topsoil, and 20% of a nutrient-stabilized organic amendment. The initial
infiltration rate shall be greater than 8 inches per hour per laboratory test.

3.2. pH: 6.0 – 8.5; Salinity: 0.5 to 3.0 mmho/cm as electrical conductivity; Sodium
absorption ratio: < 6.0; Chloride: < 800 ppm in saturated extract; Cation Exchange
Capacity (CEC): > 10 meq/100 g; Organic Matter: 2 to 5-percent on a dry weight basis;
Carbon: Nitrogen Ratio: 12 to 40, preferably 15 to 40; Gravel larger than 2mm: 0 to
25-percent of the total sample; Clay smaller than 0.005mm: 0 to 5 percent of the
non-gravel fraction.

3.3. BSM shall be tested to limit the leaching of potential inherent pollutants. BSM used in
Biofiltration BMPs shall conform to the following limits for pollutant concentrations in
saturated extract: Phosphorus: < 1 mg/L; Nitrate < 3 mg/L, Copper < 0.025 mg/L. These
pollutant limits are for the amount that is leached from the sample, not from the soil
sample itself. Testing may be performed after laboratory rinsing of media with up to 15
pore volumes of water. Equivalent test results will be accepted if certified by a
laboratory or appropriate testing facility.

3.4. Low nutrient compost used in BSM shall be sourced from a facility permitted through
CalRecycle, preferably through USCC STA program. Compost shall conform to the
following requirements: Physical contaminants <1% by dry weight; Carbon:Nitrogen
ratio: 12:1 to 40:1; Maturity/Stability shall conform to either: Solvita Maturity Index: ≥
5.5, CO2 Evolution: < 2.5 mg CO2-C per g compost organic matter per day, or < 5 mg
CO2-C per g compost C per day; Select Pathogens and Trace metals shall pass US EPA
Class A Standard. Testing shall be no more than 6 months old and representative of
current stockpiles.

3.5. Coconut coir pith used in BSM shall be thoroughly rinsed with freshwater and
screened to remove coarse fibers as part of production and aged > 6 months. Peat used in
BSM shall be sphagnum peat.

04
/1

0/
20

23

NOT FOR CONSTRUCTION

MATCHLINE

M
A

TC
H

LI
N

E



TO
M

M
Y'S C

AR
W

ASH
 - 130

5,215 SQ
. FT.

AR
BY'S

2535 SQ
. FT.

D
IN

IN
G

 AR
EA

600 SQ
. FT.

D
IN

IN
G

 AR
EA

BENTON ROAD (110' RIGHT OF WAY)

PEN
FIELD

 R
O

AD
 (60' R

IG
H

T O
F W

AY)

729 SQ
. FT.

W
IEN

ER
SC

H
N

ITZEL
H

ER
ITAG

E

SHEET NUMBER

PROJECT NO.

DRAFTED BY:
DESIGNED BY:
CHECKED BY:

R
EV

IS
IO

N
 D

ES
C

R
IP

TI
O

N
D

AT
E

TH
ES

E 
PL

A
N

S 
A

R
E 

IN
ST

R
U

M
EN

TS
 O

F 
PR

O
FE

SS
IO

N
A

L 
SE

R
VI

C
E 

A
N

D
A

R
E 

PR
O

TE
C

TE
D

 B
Y 

C
O

M
M

O
N

 L
A

W
, S

TA
TU

TO
R

Y 
A

N
D

 O
TH

ER
R

ES
ER

VE
D

 R
IG

H
TS

 IN
C

LU
D

IN
G

 C
O

PY
R

IG
H

T.

©
 2

00
7 

AL
L 

R
IG

H
TS

 R
ES

ER
VE

D

BKS
JWC

D
R

AI
N

AG
E 

PL
AN

TO
M

M
YS

 C
O

M
M

ER
C

IA
L 

C
EN

TE
R

GRAPHIC SCALE

N
O

.

C
RO

SS
 E

N
G

IN
EE

RI
N

G
 S

ER
VI

C
ES

20
3 

W
. M

ai
n 

St
re

et
 S

te
. F

3
Le

xi
ng

to
n,

 S
C

 2
90

72
O

ffi
ce

: (
80

3)
 2

36
-7

12
3 

 C
el

l: 
(8

01
) 3

91
-2

39
1

19-14

Prepared for:
Salim development
Tahir Salim
4740 Green River Road
Corona, CA 92880

Prepared by:
Cross Engineering Services
203 W. Main Street Ste. F3
Lexington, SC 29072
Office: (803) 236-7123
Cell: (801) 391-2391

C106

BE
N

TO
N

 R
D

 &
 P

EN
FI

EL
D

 L
N

,
W

IN
C

H
ES

TE
R

 C
A,

 9
25

96
AP

N
: 2

21
-0

51
-0

63
 &

 0
64

04
/1

0/
20

23

NOT FOR CONSTRUCTION

ALL 100 YEAR-24 HR STORM
FLOWS TO INDIVIDUAL
INLETS CALCULATED WITH
RATIONAL METHOD USING
AN ASSUMED C-VALUE OF
0.95

100-YEAR 24 HOUR STORM:

RAINFALL DEPTH:
6.15 IN

RAINFALL INTENSITY:
0.256 IN/HR
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LIGHT ORANGE = TRANSPORTATION DEPARTMENT COMMENTS

BLUE = FLOOD CONTROL DISTRICT COMMENTS

GREEN = ENVIRONMENTAL PROGRAMS DEPARTMENT COMMENTS

PURPLE = PLANNING DEPARTMENT COMMENTS

BROWN = BUILDING & SAFETY GRADING DIVISION COMMENTS

LIGHT GREEN = REGIONAL PARKS & OPEN SPACE DISTRICT COMMENTS

LEGEND

RED = FIRE DEPARTMENT COMMENTS

YELLOW = ENVIRONMENTAL HEALTH DEPARTMENT COMMENTS

LIGHT BLUE = BUILDING & SAFETY PLAN CHECK COMMENTS

ORANGE = WASTE MANAGEMENT DEPARTMENT COMMENTS

Meeting Comment Agenda Final

CASE:

PLANNER:
DATE:
EXHIBIT:

✔

PPT200033

2-9-2023
Tim Wheeler

A

TWHEELER
Planning SolidText Box
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1. The Engineer shall furnish to the County a copy of the source testing and a signed
certification that the fully blended Bioretention/Biofiltration Soil Media (BSM) material
meets all of the WQMP requirements before material is imported or if the material is
mixed onsite prior to installation.

2. As BSM material is being installed, Quality Assurance (QA) tests shall be
conducted or for every 1,200 tons or 800 cubic yards mixed on-site from a completely
mixed stockpile or windrow, with a minimum of three tests. For imported material from a
supplier with a quality control program the QA tests shall be conducted 2,400 tons or 1,600
cubic yards from the supplier.

3. The Engineer conducting the Quality Control testing shall furnish to the County
copy of the QA testing and a certification that the BSM for the project meets all of the
following requirements. Certified mitigation plans can be used for exceedances, as long as
all requirements are designed to be met.

3.1. BSM shall not be compacted. BSM shall consist of 60-80% clean sand, up to 20%
clean topsoil, and 20% of a nutrient-stabilized organic amendment. The initial
infiltration rate shall be greater than 8 inches per hour per laboratory test.

3.2. pH: 6.0 – 8.5; Salinity: 0.5 to 3.0 mmho/cm as electrical conductivity; Sodium
absorption ratio: < 6.0; Chloride: < 800 ppm in saturated extract; Cation Exchange
Capacity (CEC): > 10 meq/100 g; Organic Matter: 2 to 5-percent on a dry weight
basis; Carbon: Nitrogen Ratio: 12 to 40, preferably 15 to 40; Gravel larger than 2mm:
0 to 25-percent of the total sample; Clay smaller than 0.005mm: 0 to 5 percent of the
non-gravel fraction.

3.3. BSM shall be tested to limit the leaching of potential inherent pollutants. BSM used
in Biofiltration BMPs shall conform to the following limits for pollutant
concentrations in saturated extract: Phosphorus: < 1 mg/L; Nitrate < 3 mg/L, Copper
< 0.025 mg/L. These pollutant limits are for the amount that is leached from the
sample, not from the soil sample itself. Testing may be performed after laboratory
rinsing of media with up to 15 pore volumes of water. Equivalent test results will be
accepted if certified by a laboratory or appropriate testing facility.

3.4. Low nutrient compost used in BSM shall be sourced from a facility permitted
through CalRecycle, preferably through USCC STA program. Compost shall conform
to the following requirements: Physical contaminants <1% by dry weight;
Carbon:Nitrogen ratio: 12:1 to 40:1; Maturity/Stability shall conform to either:
Solvita Maturity Index: ≥ 5.5, CO2 Evolution: < 2.5 mg CO2-C per g compost
organic matter per day, or < 5 mg CO2-C per g compost C per day; Select Pathogens
and Trace metals shall pass US EPA Class A Standard. Testing shall be no more than
6 months old and representative of current stockpiles.

3.5. Coconut coir pith used in BSM shall be thoroughly rinsed with freshwater and
screened to remove coarse fibers as part of production and aged > 6 months. Peat
used in BSM shall be sphagnum peat.
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INFILTRATION BMP NOTES:
1. USGS SOIL TYPES AT INV. ELE PER

GEOTECH REPORT: SP, SP-SM, SM
2. ASSUMED INFILTRATION RATE FOR

PRELIMINARY DESIGN PER
CALTRANS INFILTRATION BASIN
DESIGN DOCUMENT: 8 IN/HR

3. VOLUMETRIC INFILTRATION RATE OF
PROPOSED BMP: 0.025 CFS
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FLOOR PLAN

1TRASH ENCLOSURE SCALE

1/4" = 1' - 0"

FRONT ELEVATION

NOTE: PAINT GATE
POSTS, GATES AND
ALL GATE HARDWARE

REAR ELEVATION

ROOF PLAN

SIDE ELEVATION

SECTION

NOTE: PAINT GATE
POSTS, GATES AND
ALL GATE HARDWARE

6'
-0

" O
.A

.

HSS 4x4x12"3'
-7

" O
.A

.

HSS 4x4x12"

6'
-0

" O
.A

.

8"W CMU
WALL 6'-0"
HIGH

2'
-0

"
B

O
TT

 O
F 

B
M

2" THK.
MASONRY CAP

6'
-0

" O
.A

.
2'

-0
"

B
O

TT
 O

F 
B

M

6'
-0

" O
.A

.
2'

-6
"

B
O

TT
 O

F 
B

M

6"

HSS 6x4x14
HSS 4x4x12"

C6X8.2
CHANNEL

2" DRIP
GAP

PERFORMANCE -RATED
ARCHITECTUIRAL
STANDING SEAM "AEP-SPAN
- DURA TECH 500"

2" THK.
MASONRY
CAP

PERFORMANCE -RATED ARCHITECTUIRAL
STANDING SEAM "AEP-SPAN - DURA TECH 500"

HSS 6x4x12

HSS 6x4x12

HSS 6x4x12

PERFORMANCE -RATED
ARCHITECTUIRAL STANDING SEAM
"AEP-SPAN - DURA TECH 500" 2" DRIP GAP

HSS 3x3x14
CANT

12
'-0

" O
.A

. R
O

O
F

22'-0" ROOF OVERHANG
19'-4" TO C.L.EQ EQ

9'
-4

" T
O

 C
.L

.
E

Q
E

Q

HSS 3x3x14
CANT

HSS 3x3x14
CANT

C6x8.2 CHANNEL

SL
OP

E

C6x8.2 CHANNEL

HS
S 

6x
4x1 4 HS

S 
6x

4x1 4

C6
x8

.2
 C

HA
NN

EL

C6
x8

.2
 C

HA
NN

EL

HSS 3x3x14
CANT

20'-0" O.A.

10
'-0

" O
.A

.
8'

-0
" O

.A
.

S
E

E
 C

IV
IL

 D
R

A
W

IN
G

S

22'-0" ROOF OVERHANG

12
'-0

" R
O

O
F 

O
V

E
R

H
A

N
G

SL
OP

E 
2%

6'
-0

" O
.A

.

HSS 4x4x12"3'
-7

" O
.A

.

PERFORMANCE -RATED ARCHITECTUIRAL
STANDING SEAM "AEP-SPAN - DURA TECH 500"

8"

8"8"

8'-512"
OPENING

8'-512"
OPENING

6" HIGH CURB

SL
OP

E 
2%

RECYCLE ORGANICS TRASH TRASH

ORGANICS
ONLY

RECYCLING
ONLY

SIGNAGE

(4) 4'W X 5'H STEEL FRAME GATES WITH
VERTICAL CORRUGATED STEEL DECKING.

TRASH
ONLY

TRASH
ONLY

-
13B

-
13A

4'
-0

"

STEEL
FRAME
GATE

5
-TYP.

C
.J

.

4" SLAB ON GRADE W/
#4 @ 16"O.C. EACH WAY
fc=3,000 MIN.

11
-

ON SLEEVES @ EXP. JOINTS
NO. 4 BAR CONT. GREASE

TOOLED EDGE

A.C. PAVING -SEE SITE PLAN

12" 4"

12
"

MI
N.

9CONC. APRON.
DETAIL

SCALE

3/4" = 1' - 0"

6" BLACK CONCRETE APRON
W/ WIRE MESH REINFORCING

8" CMU w/ #4 VERT IN
GROUTED CELLS @

16"oc -TYP

8" BOND BEAM w/ 2-#
4 CONT

MTL ROOF DECK PER
PLAN, ATTACH TO EA HSS

& CHANNEL PER PLAN

HSS COL
PER PLAN

GROUT (2) CELLS SOLID FULL
HEIGHT BELOW EA BP

HSS BM
BEYONDPER PLAN

CHANNEL
PER PLAN

CHANNEL BEYOND
PER PLAN

BP AND AB
PER PLAN

ALL STEEL CONNECTIONS TO BE 3/16"
WELDS - VERIFY WITH SHOP DRAWINGS

HSS BM PER PLAN

CHANNEL
PER PLAN

HSS COL
PER PLAN

HSS CANT PER PLAN
(BEYOND)

BP AND AB
PER PLAN

DETAIL A DETAIL B

13TRASH ENCLOSURE ROOF FRAMING SECTIONS
DETAIL

SCALE

3/4" = 1' - 0"

TYP
3/16"

NOTE: GREASE PIPE HINGES ON
GATES PRIOR TO INSTALLATION

8"X8"X16"
SMOOTH FACE
CMU BLOCK

STRUCTURAL REBAR
REINFORCING REFER TO
STRUCTURAL DRAWINGS

4"X4" GATE POST (36"
ANCHOR DEPTH)

CONTRACTOR TO
FABRICATE HINGE AND
CONNECTION TO POST

2"X3"X3/16" ANGLE
GATE FRAME

1 1/2" 22 GA.
MIN. METAL
DECK

1 1/2"X1 1/2"X3/16" STOP
WELD TO RIGHT FRAME

NOTE: SQUARE GATE POST ARE
AN ACCEPTABLE ALTERNATE

7"

11T.E. GATE SECTION SCALE

1/2" = 1' - 0"

5BASE PLATE DETAIL SCALE

1"=1'-0"

4"
4"

2"
TYP

2"
TYP

1/4

1'-0" X 6" WIDE X 1/2" THK. W/
(2)~1/2" Ø A307 HEADED
ANCHOR BOLTS W/ 12"
EMBED INTO GROUTED
CELLS

3"
3"

A.C. PAVING -SEE SITE PLAN

A.C. PAVING -SEE SITE PLAN

NO. 4 BAR CONT.

FIN. GRADE @ PLANTER

6"

6"
9"

6"

6"
9"

1/2" R.

FINISH GRADE @ PLANTER

1"   R.

1/2" R.

NOTE:

3/8"

1/2" R.

MATERIAL @ 20'-0" O.C. MAX. @ TANGENCY
& WITHIN 12" OF INTERSECTIONS.

EXPANSION JOINT TYP. -1/2" WIDE JOINT
NOTE:

6"x6" 10#-10# WWM

TRAFFIC SLAB

A
30'-0" O.C. MAX..

6" CONC. SLAB. RE: CIVIL

3/8" FIBER EXP. JOINT AT 

RADIUS EDGES 1/4"

USE VERY LIGHT BROOM 
FINISH AT DRIVE-THRU SLAB ONLY

SEE GRADING PLAN FOR GRADES
OF CONC. AT DRIVE-THRU

WHEN APPROVED BY OWNER 
A 1" DEEP BY 1/8" WIDE 
SAWED JOINT MAY BE USED 
AND MUST BE DONE NO 
LATER THAN 24 HRS. AFTER 
CONCRETE IS POURED.

SIDEWALK

B

4" CONC. SLAB. RE: CIVIL

USE VERY LIGHT BROOM 
FINISH AT DRIVE-THRU SLAB ONLY
SEE GRADING PLAN FOR GRADES
OF CONC. AT DRIVE-THRU

WHEN APPROVED BY OWNER 
A 1" DEEP BY 1/8" WIDE 
SAWED JOINT MAY BE USED 
AND MUST BE DONE NO 
LATER THAN 24 HRS. AFTER 
CONCRETE IS POURED.

8"

1'-0"

1/2" RAD.

* *

1/2" DEEP CONTROL JOINT
@ 5'-0" O.C. MAX. AT
SIDEWALKS

6"x6" 10#-10# WWM AT
DRIVE-THRU SLAB, TRASH
ENC.  SLAB, & SIDEWALK

NOTE:
EXPANSION JOINT TYP. -
1/2" WIDE JOINT MATERIAL
@ 20'-0" O.C. MAX.
@ TANGENCY & WITHIN
12" OF INTERSECTIONS. SCORE
MARKS @ 5'-0" O.C. TYP.

CONCRETE WALK OVER 4"
MIN. NONEXPANSIVE
MATERIAL -SEE SPEC. FOR
FINISH

NO. 4 BAR CONT.
-GREASE OR SLEEVES
@ E.J.

6"x6" 10#-10# WWM AT
DRIVE-THRU SLAB, TRASH
ENC.  SLAB, & SIDEWALK

6CONC. CURB SCALE

1-1/2" = 1' - 0"

7CONC. CURB + WALK SCALE

1-1/2" = 1' - 0"

10CONC. GUTTER SCALE

1-1/2" = 1' - 0"

11EXP./CONTROL JOINT@APRONSCALE

1-1/2" = 1' - 0"

12EXP./CNTRL JOINT@SIDEWALKSCALE

1-1/2" = 1' - 0"

14CURB @ DT
DETAIL

SCALE

1-1/2" = 1' - 0"

NOTE:  GATE AND
HARDWARE TO BE PAINTED

3"

6"

1 1/2" x 1 1/2" x 1/4"
PTD.  STEEL ANGLE
CROSS BRACE

PROVIDE GALV.
STEEL SLEEVE TO
RECEIVE FLUSH
BOLT AT (2)
LOCATIONS EACH
GATE - REF PLAN
FOR LOCATIONS

1 1/2 X 1 1/2" x 1/4" PTD.
STEEL ANGLE CROSS
BRACE

HEAVY DUTY GATE
FLUSH BOLT WELDED
TO CHANNEL FRAME

1 1/2", 22 GA. PTD. STEEL
DECK ANCHORED TO
STEEL ANGLE AND
CHANNEL FRAME

PROVIDE DRAINAGE
HOLES AT BOTTOM
CHANNEL GUIDE AS REQ'D

1 1/2" x 1 1/2" x 1/4" PTD.
STEEL ANGLE FRAME

4" x 5.4 PTD.  STEEL
CHANNEL FRAME

6"
1'

-6
"

1'-0"

5'
-9

"

15GATE SECTION SCALE

1-1/2" = 1' - 0"

6"

6"

SLOPE,
SEE CIVIL

PAVING JOINT
CONC. BLDG. CURB

FLASHING

MTL. PANEL CLOSURE BLOCK

SILL SEALER

CONC. CURB. FACES & TOPS
TO BE TROWELD SMOOTH

BUILDING FOUNDATION SEE STRUCTURAL DWGS
DOWELS SEE STRUCTURAL DWG.'S

TRAFFIC CONC.
SLAB

*VARIABLE CURB HEIGHT EQUALS 6" CURB FACE PLUS
A.C. PAVING PLUS BASE THICKNESS. RE: GRADING PLAN

114"

6" 1'-6"

6"
11

2"
51

2"

#4 BAR CONT. APPLY
GREASE ON SLEEVES
@ EXPANSION JOINT

A.C. PAVING,
SEE SITE PLAN

COMBINATION CONC.
CURB & GUTTER

EXPANSION JOINT TYP. -1/2" WIDE JOINT MATERIAL
@ 20'-0" O.C. MAX. @ TANGENCY & WITHIN 12" OF
INTERSECTIONS.

3/8" FIBER EXP. JOINT
AT 30'-0" O.C. MAX.
RADIUS EDGES 1/4"

1/2" DEEP CONTROL
JOINT @ 5'-0" O.C. MAX.
AT SIDEWALKS

CONC. CURB -SEE
SPEC. FOR FINISH

NOT FOR CONSTRUCTION
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NOT FOR CONSTRUCTION

#4 AT 32" O.C. WITH
SOLID FILL GROUT

BOTTOM OF WALL
BW

FEATHERLITE 8"
ROCKFACE GREY BLOCK

(2) #4 TOP AND  BOT. w/
#3 TIES AT 24" O.C.

STUCCO FINISH

SLOPE

TOP OF WALL
TW

SECTION B-B

PERPENDICULAR
PEDESTRIAN RAMP

C
R L

6' MIN

4'2'4'

NO LIP AT
CURB CUT

3INCH MIN UNTREATED
BASE COURSE

DETECTABLE
WARNING SURFACE

ROADWAY
SURFACE

LCLC

LC

LC

SLOPE TABLE

GENERAL NOTES:

MAX. CROSS
SLOPE *

MAX. RUNNING
SLOPE  *ITEM

2% (1V:48H) (c)

2% (1V:48H) (e)

2% (1V:48H) (e)

2% (1V:48H)

     --

2% (1V:48H)B

F1
S
C

L
R

(a)
(c)

LANDING

RAMP

CLEAR SPACE

SIDEWALK

TRAVERSABLE SURFACE

NON-TRAVERSABLE SURFACE

BLENDED

TRANSITION

F2

2% (1V:48H)

8.33% (1V:12H)

5% (1V:20H)

 --

10% (1V:10H)

25% (1V:4H)

5% (1V:20H)

2% MIN.

(b)

(b)

*   RUNNING SLOPE IS IN THE DIRECTION OF PEDESTRIAN TRAVEL.
    CROSS SLOPE IS PERPENDICULAR TO PEDESTRIAN TRAVEL.

(a) CLEAR SPACE RUNNING SLOPE NEEDS TO BE CONSISTENT ACROSS ENTIRE CURB
CUT. WARP GUTTER PAN TO MEET REQ'D CLEAR SPACE SLOPE AT CURB CUT.

(b) FLARE SLOPE IS MEASURED PARALLEL TO CURB LINE.

EXCEPTIONS:
(c) CROSS SLOPE REQUIREMENTS DO NOT APPLY AT MID-BLOCK CROSSINGS.
(d) PARALLEL RAMPS ARE NOT REQUIRED TO EXCEED 15-FEET IN LENGTH.
(e) CROSS SLOPE REQUIREMENT DOES NOT APPLY AT PERPENDICULAR RAMP
     MID-BLOCK CROSSING. DO NOT EXCEED ROADWAY PROFILE GRADE.

1. PROVIDE DETECTABLE WARNING SURFACE FOR FULL WIDTH OF CURB CUT.

2. LOCATE DETECTABLE WARNING SURFACE SO THE CORNERS NEAREST THE
    PAVEMENT ARE WITHIN 1 INCH OF THE BACK OF CURB.

3. PROVIDE DETECTABLE WARNING SURFACE COLOR THAT CONTRASTS WITH
     ADJACENT WALKING SURFACE, EITHER LIGHT-ON-DARK OR DARK-ON-LIGHT.

4. USE CLASS AA(AE) CONCRETE.

5. USE UNTREATED BASE COURSE UNDER ALL CONCRETE FLATWORK.

6. GRIND OFF REMAINING PORTION OF ANY CUT DOMES WHEN DETECTABLE
     WARNING SURFACE IS CUT. SEAL ALL CUT PANEL EDGES TO PREVENT
     WATER DAMAGE.

7. RAMP GRADE BREAK MUST BE PERPENDICULAR TO THE RUNNING SLOPE.

8. CLEAR SPACE AND LANDINGS SIZE: 4 FT MIN X 4 FT MIN.

AC
C

ES
SI

BL
E

PA
R

KI
N

G

AC
C

ES
SI

BL
E

PA
R

KI
N

G

VA
N

AC
C

ES
SI

BL
E

PA
R

KI
N

G

PARKING LOT STRIPING FOR
RESERVED ACCESSIBLE PARKING

CONCRETE SIDEWALK

5 FT MIN FOR ACCESSIBLE PARKING
8 FT MIN FOR VAN ACCESSIBLE PARKING.
PROVIDE ONE VAN ACCESSIBLE STALL FOR
EVERY EIGHT ACCESSIBLE STALLS.

9' 5' * 9' 8' 9'

SEE NOTE 2

WHEEL STOPS
(IF SHOWN ON PLAN)

SEE NOTE 1

4 INCH SOLID WHITE
LINE TYPICAL

RESERVED
ACCESSIBLE

PARKING SIGNING

NOTES:
1.  PROVIDE RESERVED PARKING SIGNING (R7-8) FOR
ACCESSIBLE PARKING SPACES. INCLUDE VAN
ACCESSIBLE PLAQUE (R7-8P) FOR VAN PARKING
SPACES.

2.  BLEND ACCESS AISLE WITH PAVED SIDEWALK OR
PEDESTRIAN RAMP FOR SMOOTH ELEVATION
TRANSITION.

45° 4 INCH SOLID WHITE
LINE TYPICAL @  24" O.C.

SECTION A-A

PARALLEL
PEDESTRIAN RAMP

LC

6" MIN

4'

2'4'

DETECTABLE
WARNING SURFACE

NO LIP AT
CURB CUT

ROADWAY
SURFACE

CONCRETE
THICKNESS

3INCH MIN UNTREATED
BASE COURSE

6 INCH WIDE MONOLITHIC
CURB IF REQUIRED TO
CONTAIN LANDSCAPING

MOUNT BOTTOM 60"
ABOVE FINISH GRADE

WHITE SYMBOL,
WHITE BORDER,

BLUE BACKGROUND
INTERNATIONAL STRIPING
SYMBOL FOR ADA PARKING
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NOT FOR CONSTRUCTION

MAINTENANCE PORT

THIS PORT IS USED TO PUMP WATER INTO THE
SYSTEM AND RE-SUSPEND ACCUMULATED
SEDIMENT SO THAT IT MAY BE PUMPED OUT.
MINIMUM REQUIRED MAINTENANCE INCLUDES
A QUARTERLY INSPECTION DURING THE FIRST
YEAR OF OPERATION AND A YEARLY
INSPECTION THEREAFTER. FLUSH AS NEEDED.

24" FRAME AND
COVER, MARKED
"STORM DRAIN"

PAVED SURFACE

BACKFILL COMPACTED TO
95% MODIFIED

PROCTOR DENSITY

12" DIA. PVC
MAINTENANCE

PORT

12"

GEOGRID

24" TYP.
18" MIN.

PIPE NOTCHING
PATTERN

6"-10" NOTCHES CUT IN
SHADED AREAS

NON-CORROSIVE HOSE CLAMP

GEOTEXTILE

REINFORCED
CONCRETE COLLAR
IN PAVEMENT AREAS

NOTCH BOTTOM
OF PIPE
SEE PATTERN

NON-CORROSIVE
SOLID PLATE

PLASTIC, SLATE
OR EQUIVALENT

1" +/- VENTING PERFORATIONS

FRONT VIEW

5.0'

PIPE
O.D.

5.
0'

SIDE VIEW

PI
PE

O
.D

.
2'-0"

STAINLESS
STEEL BANDS

®

®

PRECAST
INLET/CLEANOUT

BOX (TYPICAL)

STORM DRAIN

OIL/DEBRIS STOP
(TYPICAL)

INLET PIPE
(TYP)

STORM DRAIN

®

STORM DRAIN

COMPLETELY ISOLATE FIRST 9 UNITS
FROM TOP TO BOTTOM BY SEPARATELY

WRAPPING  IN 8 OZ. NONWOVEN
GEOTEXTILE (OR EQUAL)

12 OZ/SY NONWOVEN GEOTEXTILE

FABRIC COLLAR TO FIT OUTSIDE
DIAMETER OF INLET/OUTLET PIPE GEOGRID (TENSAR BX-1200 OR EQUAL)

PLACED 12” ABOVE THE R-TANKᴴᴰ
SYSTEM.  OVERLAP ADJACENT
PANELS BY 18” MIN.  GEOGRID
SHOULD EXTEND 3' BEYOND THE
EXCAVATION FOOTPRINT.

PAVED
SURFACE

NOTES:
· FOR COMPLETE MODULE DATA, SEE APPROPRIATE R-TANKᴴᴰ

SHEET (SINGLE MODULE, DOUBLE MODULE, TRIPLE MODULE,
QUAD MODEL, OR PENTA MODEL)

· INSTALLATIONS PER THIS DETAIL MEET GUIDELINES OF H20
LOADING PER THE 1983, 13TH EDITION OF THE AMERICAN
ASSOCIATION OF STATE, HIGHWAY AND TRAFFIC OFFICIALS
(AASHTO) STANDARD SPECIFICATIONS

· PRE-TREATMENT STRUCTURES NOT SHOWN

EXCAVATION LINE
(AND IMPERMEABLE LINER

IF REQUIRED)

BASE: 3" MIN. FREE DRAINING BACKFILL (SPEC
SECTION 2.03B) COMPACTED TO 95% STANDARD
PROCTOR DENSITY IS REQUIRED TO PROVIDE A
LEVEL BASE SURFACE. MUST BE SMOOTH, FREE OF
LUMPS OR DEBRIS, AND EXTEND 2' BEYOND R-TANKᴴᴰ
FOOTPRINT.  A BEARING CAPACITY OF 2,000 PSF
MUST BE ACHIEVED PRIOR TO INSTALLING R-TANKᴴᴰ.
NATIVE SOILS MAY BE ACCEPTABLE IF DETERMINED
TO BE STABLE BY OWNER'S ENGINEER.

TOP BACKFILL: 18” MINIMUM AND 24” RECOMMENDED. FIRST 12” MUST
FREE DRAINING BACKFILL (SPEC SECTION 2.03B): STONE <1.5” OR SOIL

(USCS CLASS GW, GP, SW OR SP). ADDITIONAL FILL MAY BE
STRUCTURAL FILL (SPEC SECTION 2.03C): STONE OR SOIL (USCS

CLASS SM, SP, SW, GM, GP OR GW) WITH MAX CLAY CONTENT<10%,
MAX 25% PASSING NO. 200 SIEVE, AND MAX PLASTICITY INDEX OF 4. A

MIN. 12”  COVER MUST BE MAINTAINED BETWEEN BACKFILL
EQUIPMENT AND THE TOP OF THE R-TANK™ SYSTEM AT ALL TIMES.
FOR BEST RESULTS, PUSH OUT 14”  TO MAINTAIN A MIN. 12” COVER.

REFER TO THE R-TANKᴴᴰ INSTALLATION GUIDE FOR LISTING OF
ACCEPTABLE EQUIPMENT. TOTAL HEIGHT OF TOP BACKFILL SHOULD

NOT EXCEED 10'.CONTACT ACF ENVIRONMENTAL IF MORE THAN 10'
OR LESS THAN 18" OF TOP BACKFILL IS REQUIRED (FROM TOP OF

TANK TO TOP OF PAVEMENT).
UTILITY MARKERS AT

CORNERS (TYP.)

3" (0.08 m) MIN.

24" (0.61 m) TYP.
18" (0.46 m) MIN.

INLET/ OUTLET PIPE

36" (0.91 m) MIN.

24" (0.61 m)

SIDE BACKFILL: 24" MIN.
OF FREE DRAINING
BACKFILL (SPEC SECTION
2.03B): STONE <1.5” OR
SOIL (USCS CLASS GW,
GP, SW OR SP).  MUST BE
FREE FROM LUMPS,
DEBRIS AND OTHER
SHARP OBJECTS. SPREAD
EVENLY TO PREVENT
R-TANKᴴᴰ MOVEMENT.
COMPACT SIDE BACKFILL
WITH POWERED
MECHANICAL
COMPACTOR IN 12" LIFTS.

12" (0.30 m)

®

INSTALL RTANK 0.5ACF (SEE PLAN),
SURROUND SYSTEM AS CISTERN WITH
30-MIL HDPE LINER, INSTALL 6" VENTED
& TRAFFIC RATED MAINTENANCE PORT,

LAY SYSTEM FLAT - ZERO SLOPE



 SHERWIN WILLIAMS SW #7024
“FUNCTIONAL GRAY”
SATIN FINISH
(METAL)

 SHERWIN WILLIAMS SW #2808
“ROCKWOOD DARK BROWN”
SATIN FINISH
(STUCCO)

 SHERWIN WILLIAMS SW #6869
“STOP”
SATIN FINISH
(METAL)
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ENCLOSURE
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Cross Engineering Services, Inc. 

Cross Engineering Services (CES) 
190 Knox Abbott Drive, STE 2C 
Cayce, SC 29033 
(801) 391-2391 

 
 

 

 

French Valley Commercial Development: Tommy’s Carwash, 

Arby’s and Wienerschnitzel  

French Valley, Riverside County APN: 963-07-0018 

 

Development Narrative 

Three separate buildings are proposed at this lot, a car wash and two restaurants. 

A Tommy’s Carwash is proposed at the Southwest corner of Benton Road and Penfield Lane in 

Murrieta, California 92563.  

The site is located adjacent to the French Valley Village Center just south of Winchester Road, 

between a El burro Taco Shop to the west, French Valley Swim Academy to the east and a 

Crunch Fitness and Help Heal Veterans to the south. 

The Tommy’s Carwash typically employs 2-3 individuals onsite at any time and operates 

between 9am and 7pm.   Tommy’s is expected to draw approximately 715 trips per day with 40 

trips produced in AM peak hour and 75 net trips produced in PM peak hour on a typical 

weekday. Tommy’s footprint is 5,215 square feet. 

The Arby’s drive-thru restaurant proposed is to be located approximately 75 feet east of 

Tommy’s Carwash. The Arby’s typically employs 5-8 individuals onsite at any time and operates 

between 10am and 10pm. Arby’s footprint is 3135 square feet  

The Wienerschnitzel drive-thru restaurant proposed is to be located approximately 60 feet east 

of Arby’s. The Wienerschnitzel typically employs 3-5 individuals onsite at any time and operates 

between 10am and 10pm.  Wienerschnitzel’s footprint is 729 square feet.  

Meeting Comment Agenda Final

CASE:

PLANNER:
DATE:
EXHIBIT:

✔

PPT200033

2-9-2023
Tim Wheeler

Operation Statement

LIGHT ORANGE = TRANSPORTATION DEPARTMENT COMMENTS

BLUE = FLOOD CONTROL DISTRICT COMMENTS

GREEN = ENVIRONMENTAL PROGRAMS DEPARTMENT COMMENTS

PURPLE = PLANNING DEPARTMENT COMMENTS

BROWN = BUILDING & SAFETY GRADING DIVISION COMMENTS

LIGHT GREEN = REGIONAL PARKS & OPEN SPACE DISTRICT COMMENTS

LEGEND

RED = FIRE DEPARTMENT COMMENTS

YELLOW = ENVIRONMENTAL HEALTH DEPARTMENT COMMENTS

LIGHT BLUE = BUILDING & SAFETY PLAN CHECK COMMENTS

ORANGE = WASTE MANAGEMENT DEPARTMENT COMMENTS

TWHEELER
Planning SolidText Box

TWHEELER
Planning SolidText Box
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-4'-0"
-1 Foundation

-4'-0"
-1 Foundation

±0"
1 First Floor

±0"
1 First Floor

+11'-0"
2 Clerestory

+11'-0"
2 Clerestory

+17'-6"
3 Main Roof

+17'-6"
3 Main Roof

+21'-6"
4 Tower Roof

+21'-6"
4 Tower Roof

8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1" 8'-1"

5 4 3 2 1

-4'-0"
-1 Foundation

-4'-0"
-1 Foundation

±0"
1 First Floor

±0"
1 First Floor

+11'-0"
2 Clerestory

+11'-0"
2 Clerestory

+17'-6"
3 Main Roof

+17'-6"
3 Main Roof

+21'-6"
4 Tower Roof

+21'-6"
4 Tower Roof

6'-6" 11'-5" 12'-3 1/2" 8'-2 1/2"

SCALE: 3/16" =    1'-0"
1 North Elevation

SCALE: 3/16" =    1'-0"
2 East Elevation
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SCALE: 3/16" =    1'-0"
2 East Elevation

SCALE: 3/16" =    1'-0"
1 North Elevation
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-4'-0"
-1 Foundation

-4'-0"
-1 Foundation

±0"
1 First Floor

±0"
1 First Floor

+11'-0"
2 Clerestory

+11'-0"
2 Clerestory

+17'-6"
3 Main Roof

+17'-6"
3 Main Roof

+21'-6"
4 Tower Roof
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4 Tower Roof
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1 2 3 4 5

-4'-0"
-1 Foundation
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-1 Foundation

±0"
1 First Floor

±0"
1 First Floor

+11'-0"
2 Clerestory
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2 Clerestory

+17'-6"
3 Main Roof

+17'-6"
3 Main Roof

+21'-6"
4 Tower Roof
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4 Tower Roof
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SCALE: 3/16" =    1'-0"
1 South Elevation

SCALE: 3/16" =    1'-0"
2 West Elevation
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SCALE: 3/16" =    1'-0"
2 West Elevation
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SCALE: 3/16" =    1'-0"
1 South Elevation
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5912 BOLSA AVENUE
 SUITE 212

HUNTINGTON BEACH, CA 92649
PH 714.840.2100
FAX 714.840.2101

#CODED NOTES (ALL CODED NOTES MAY
NOT BE USED)

1. PRE-FINISHED METAL COPING.

2. PRE-FABRICATED METAL CANOPY/ACCENT BAND.

3. HOSE BIBB, REFER TO PLUMBING DRAWINGS.

4. PRE-FABRICATED METAL POST FOR CANOPY.

5. ARBY'S SIGNAGE, MOUNT ON CANOPY/ACCENT BAND.  REFER TO
SIGNAGE VENDOR DRAWINGS.

6. PAINT DOOR AND FRAME.

7. EIFS WALL SYSTEM.

8. EIFS CORNICE.

9. EIFS WALL SYSTEM WITH 4" O.C. V-GROOVE REVEALS.  REFER TO
2/A4.4.

10. EIFS ACCENT BAND.

11. DRIVE THRU WINDOW.  PROVIDE STAINLESS STEEL SILL.

12. WALL MOUNTED LIGHT FIXTURE.

13. 6"CONC. FILLED STEEL PIPE BOLLARD, PAINT YELLOW.

14. CENTER LIGHT FIXTURE ON STOREFRONT BELOW.

15. PAINT ROOF LADDER

16. BRICK VENEER. RUNNING BOND.

17. BRICK ROWLOCK SILL.

18. BRICK CORNICE, SOLDIER COURSE.

19. ELECTRICAL EQUIPMENT.

20. GAS METER. REFER TO MEP DRAWINGS FOR EXACT LOCATION. PAINT
TO MATCH BRICK.

21. GREASE OUTLET.

22. Co2 HOOKUP.

23. COOLER/FREEZER, PAINT TO MATCH EIFS.

24. ALUMINUM STOREFRONT.

25. PREFABRICATED SCUPPER BOX. MATH COLOR TO ADJACENT WALL
COLOR. REFER TO DETAIL 6/A1.2

26. CONTINUE BRICK VENEER BEHIND ELECTRIC EQUIPMENT. COORDINATE
SIZE WITH ELECTRICIAN. DO NOT INSTALL ROWLOCK BEHIND
ELECTRICAL EQUIPMENT.

27. ARBY'S HAT SIGNAGE MOUNT ON BRICK WALL REFER TO SIGNAGE
VENDORS DRAWINGS.

FINISH SCHEDULE

A. PAINT ALL EXPOSED METERS, SERVICE ENTRANCES, GAS PIPE, ROOF ACCESS LADDER, ETC. TO MATCH ADJACENT EXTERIOR
WALL SURFACE.

B. PROVIDE TEMPORARY MASKING OF EXPOSED STAINLESS STEEL DURING ACID WASHING OF MASONRY.

C. PROVIDE SOLID MASONRY UNITS AT THE ENDS OF JAMBS , SILLS, ETC.

D. TO HELP PREVENT EFFLORESCENCE ALL MASONRY UNITS ARE TO BE MANUFACTURED WITH INTEGRAL WATER REPELLANT.
WATER REPELLENT ADMIXTURE IS TO BE MIXED IN AND PRE-WASHED SAND IS TO BE USED IN ALL MORTAR MIXES.

E. MAKE SURE THAT WALL WEEPS AND FLASHING ARE INSTALLED CORRECTLY.  DO NOT BLOCK WEEPS.

F. REFER TO SHEET A8.2 FOR TEMPERED GLASS LOCATIONS.

G. ALUMINUM STOREFRONT TO BE DARK BRONZE.

H. ALL GLAZING TO BE 1" INSULATED GLAZING.

I. BASIS OF DESIGN FOR THE EIFS WALL SYSTEM IS DRYVIT OUTSULATION PLUS MD.  EIFS WALL SYSTEM IS 2" THICK UNLESS
NOTED OTHERWISE.  INSTALL EIFS PRODUCT IN STRICT ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS AND DETAILS.
INSTALL EIFS WALL SYSTEM OVER FLUID APPLIED MEMBRANE.

J. SIGNAGE IS SHOWN FOR REFERENCE ONLY.  FINAL SIZE, LOCATION AND QUANTITY TO BE DETERMINED BY SIGNAGE VENDOR.
SIGNAGE VENDER SHALL PERMIT ALL SIGNS UNDER SEPARATE COVER.

K. REFER TO ELECTRICAL DRAWINGS FOR EXTERIOR LIGHTING SPECIFICATIONS.

L. PAINT ALL EXPOSED BRICK LINTELS TO MATCH STOREFRONT.

M. ALL WALL MOUTED LIGHT FIXTURES TO BE SET IN CONTINUOUS BEAD OF CAULK AND THEN SHALL BE SEALED TO WALL WITH
SEPARATE BEAD OF CAULK. CAULK TO MATCH ADJACENT SURFACE.

N. PAINT EIFS WALL BEHIND ACCENT BAND RED. EXPOSED EIFS EDGE BELOW ACCENT BAND TO MATCH METAL ACCENT BAND.

O. ALL BRICK VENEER SHALL BE A RUNNING BOND, U.N.O. ALL BRICK SHALL BE INSTALLED FLUSH. U.N.O. (EXCEPTIONS INCLUDE:
ROWLOCK SILL, SOLDIER COURSE HEADER AT DRIVE THRU WINDOW AND BRICK CORNICE)

MARK MANUFACTURER DESCRIPTION NOTES

FINISHES

DRYVIT EIFS WALL SYSTEM COLOR: ARBY081030
TEXTURE: STANDARDA1

A2

SHERWIN
WILLIAMS

SW #6869
STOP

D

F

H

J

K SATIN FINISHSW #7005
PURE WHITE

METALS

A FOR USE WITH DURO-LAST ROOFING SYSTEM
DETAIL FA3110

TWO-PIECE SNAP-ON METAL COPING
REGAL WHITE/ DURO-LAST #SR.70/TE.87

SHERWIN
WILLIAMS

---

D

NOT USED ---

B
EXCEPTIONAL
METALS/
DURO-LAST

PRE-FABRIACTED
POST

EXCEPTIONAL
METALS/
DURO-LAST

SATIN FINISH

TWO-PIECE SNAP-ON METAL COPING
DARK BRONZE/ DURO-LAST #SR.26/TE.87

FOR USE WITH DURO-LAST ROOFING SYSTEM
DETAIL FA3110

---

NOT USED --- ---

B

C

NOT USED ---E ---

G

DRYVIT EIFS WALL SYSTEM
WITH V-GROOVE REVEALS

COLOR: ARBY131030
TEXTURE: STANDARD

SW #2808
ROOKWOOD DARK BROWN

SHERWIN
WILLIAMS SATIN FINISH

C PRODUCT CODE: 9940-30198R
PRODUCT NAME: FC SD RAL 3000 FLAME RED

PRE-FABRIACTED
CANOPY/BAND ---

PRODUCT CODE: 9840-80957R PRODUCT
NAME: FC SD RAL 8017 CHOC. BROWN

BELDEN BRICK ALASKA WHITE

BELDEN BRICK

TEXTURE: VELOUR
GROUT: CEMEX GRAY TYPE N 1000

TEXTURE: SMOOTH
GROUT: CEMEX 36-A MOCHA, TYPE N8601 DARK

NOT USED ------

WEST ELEVATION

NORTH ELEVATION
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Meeting Comment Agenda Final

CASE:

PLANNER:
DATE:
EXHIBIT:

✔

PPT200033

2-9-2023
Tim Wheeler

B

LIGHT ORANGE = TRANSPORTATION DEPARTMENT COMMENTS

BLUE = FLOOD CONTROL DISTRICT COMMENTS

GREEN = ENVIRONMENTAL PROGRAMS DEPARTMENT COMMENTS

PURPLE = PLANNING DEPARTMENT COMMENTS

BROWN = BUILDING & SAFETY GRADING DIVISION COMMENTS

LIGHT GREEN = REGIONAL PARKS & OPEN SPACE DISTRICT COMMENTS

LEGEND

RED = FIRE DEPARTMENT COMMENTS

YELLOW = ENVIRONMENTAL HEALTH DEPARTMENT COMMENTS

LIGHT BLUE = BUILDING & SAFETY PLAN CHECK COMMENTS

ORANGE = WASTE MANAGEMENT DEPARTMENT COMMENTS

TWHEELER
Planning SolidText Box
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5912 BOLSA AVENUE
 SUITE 212

HUNTINGTON BEACH, CA 92649
PH 714.840.2100
FAX 714.840.2101

#CODED NOTES (ALL CODED NOTES MAY
NOT BE USED)

1. PRE-FINISHED METAL COPING.

2. PRE-FABRICATED METAL CANOPY/ACCENT BAND.

3. HOSE BIBB, REFER TO PLUMBING DRAWINGS.

4. PRE-FABRICATED METAL POST FOR CANOPY.

5. ARBY'S SIGNAGE, MOUNT ON CANOPY/ACCENT BAND.  REFER TO
SIGNAGE VENDOR DRAWINGS.

6. PAINT DOOR AND FRAME.

7. EIFS WALL SYSTEM.

8. EIFS CORNICE.

9. EIFS WALL SYSTEM WITH 4" O.C. V-GROOVE REVEALS.  REFER TO
2/A4.4.

10. EIFS ACCENT BAND.

11. DRIVE THRU WINDOW.  PROVIDE STAINLESS STEEL SILL.

12. WALL MOUNTED LIGHT FIXTURE.

13. 6"CONC. FILLED STEEL PIPE BOLLARD, PAINT YELLOW.

14. CENTER LIGHT FIXTURE ON STOREFRONT BELOW.

15. PAINT ROOF LADDER

16. BRICK VENEER. RUNNING BOND.

17. BRICK ROWLOCK SILL.

18. BRICK CORNICE, SOLDIER COURSE.

19. ELECTRICAL EQUIPMENT.

20. GAS METER. REFER TO MEP DRAWINGS FOR EXACT LOCATION. PAINT
TO MATCH BRICK.

21. GREASE OUTLET.

22. Co2 HOOKUP.

23. COOLER/FREEZER, PAINT TO MATCH EIFS.

24. ALUMINUM STOREFRONT.

25. PREFABRICATED SCUPPER BOX. MATH COLOR TO ADJACENT WALL
COLOR. REFER TO DETAIL 6/A1.2

26. CONTINUE BRICK VENEER BEHIND ELECTRIC EQUIPMENT. COORDINATE
SIZE WITH ELECTRICIAN. DO NOT INSTALL ROWLOCK BEHIND
ELECTRICAL EQUIPMENT.

27. ARBY'S HAT SIGNAGE MOUNT ON BRICK WALL REFER TO SIGNAGE
VENDORS DRAWINGS.

FINISH SCHEDULE

A. PAINT ALL EXPOSED METERS, SERVICE ENTRANCES, GAS PIPE, ROOF ACCESS LADDER, ETC. TO MATCH ADJACENT EXTERIOR
WALL SURFACE.

B. PROVIDE TEMPORARY MASKING OF EXPOSED STAINLESS STEEL DURING ACID WASHING OF MASONRY.

C. PROVIDE SOLID MASONRY UNITS AT THE ENDS OF JAMBS , SILLS, ETC.

D. TO HELP PREVENT EFFLORESCENCE ALL MASONRY UNITS ARE TO BE MANUFACTURED WITH INTEGRAL WATER REPELLANT.
WATER REPELLENT ADMIXTURE IS TO BE MIXED IN AND PRE-WASHED SAND IS TO BE USED IN ALL MORTAR MIXES.

E. MAKE SURE THAT WALL WEEPS AND FLASHING ARE INSTALLED CORRECTLY.  DO NOT BLOCK WEEPS.

F. REFER TO SHEET A8.2 FOR TEMPERED GLASS LOCATIONS.

G. ALUMINUM STOREFRONT TO BE DARK BRONZE.

H. ALL GLAZING TO BE 1" INSULATED GLAZING.

I. BASIS OF DESIGN FOR THE EIFS WALL SYSTEM IS DRYVIT OUTSULATION PLUS MD.  EIFS WALL SYSTEM IS 2" THICK UNLESS
NOTED OTHERWISE.  INSTALL EIFS PRODUCT IN STRICT ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS AND DETAILS.
INSTALL EIFS WALL SYSTEM OVER FLUID APPLIED MEMBRANE.

J. SIGNAGE IS SHOWN FOR REFERENCE ONLY.  FINAL SIZE, LOCATION AND QUANTITY TO BE DETERMINED BY SIGNAGE VENDOR.
SIGNAGE VENDER SHALL PERMIT ALL SIGNS UNDER SEPARATE COVER.

K. REFER TO ELECTRICAL DRAWINGS FOR EXTERIOR LIGHTING SPECIFICATIONS.

L. PAINT ALL EXPOSED BRICK LINTELS TO MATCH STOREFRONT.

M. ALL WALL MOUTED LIGHT FIXTURES TO BE SET IN CONTINUOUS BEAD OF CAULK AND THEN SHALL BE SEALED TO WALL WITH
SEPARATE BEAD OF CAULK. CAULK TO MATCH ADJACENT SURFACE.

N. PAINT EIFS WALL BEHIND ACCENT BAND RED. EXPOSED EIFS EDGE BELOW ACCENT BAND TO MATCH METAL ACCENT BAND.

O. ALL BRICK VENEER SHALL BE A RUNNING BOND, U.N.O. ALL BRICK SHALL BE INSTALLED FLUSH. U.N.O. (EXCEPTIONS INCLUDE:
ROWLOCK SILL, SOLDIER COURSE HEADER AT DRIVE THRU WINDOW AND BRICK CORNICE)

MARK MANUFACTURER DESCRIPTION NOTES

FINISHES

DRYVIT EIFS WALL SYSTEM COLOR: ARBY081030
TEXTURE: STANDARDA1

A2

SHERWIN
WILLIAMS

SW #6869
STOP

D

F

H

J

K SATIN FINISHSW #7005
PURE WHITE

METALS

A FOR USE WITH DURO-LAST ROOFING SYSTEM
DETAIL FA3110

TWO-PIECE SNAP-ON METAL COPING
REGAL WHITE/ DURO-LAST #SR.70/TE.87

SHERWIN
WILLIAMS

---

D

NOT USED ---

B
EXCEPTIONAL
METALS/
DURO-LAST

PRE-FABRIACTED
POST

EXCEPTIONAL
METALS/
DURO-LAST

SATIN FINISH

TWO-PIECE SNAP-ON METAL COPING
DARK BRONZE/ DURO-LAST #SR.26/TE.87

FOR USE WITH DURO-LAST ROOFING SYSTEM
DETAIL FA3110

---

NOT USED --- ---

B

C

NOT USED ---E ---

G

DRYVIT EIFS WALL SYSTEM
WITH V-GROOVE REVEALS

COLOR: ARBY131030
TEXTURE: STANDARD

SW #2808
ROOKWOOD DARK BROWN

SHERWIN
WILLIAMS SATIN FINISH

C PRODUCT CODE: 9940-30198R
PRODUCT NAME: FC SD RAL 3000 FLAME RED

PRE-FABRIACTED
CANOPY/BAND ---

PRODUCT CODE: 9840-80957R PRODUCT
NAME: FC SD RAL 8017 CHOC. BROWN

BELDEN BRICK ALASKA WHITE

BELDEN BRICK

TEXTURE: VELOUR
GROUT: CEMEX GRAY TYPE N 1000

TEXTURE: SMOOTH
GROUT: CEMEX 36-A MOCHA, TYPE N8601 DARK

NOT USED ------
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Meeting Comment Agenda Final

CASE:

PLANNER:
DATE:
EXHIBIT:

✔

PPT200033

2-9-2023
Tim Wheeler

B

LIGHT ORANGE = TRANSPORTATION DEPARTMENT COMMENTS

BLUE = FLOOD CONTROL DISTRICT COMMENTS

GREEN = ENVIRONMENTAL PROGRAMS DEPARTMENT COMMENTS

PURPLE = PLANNING DEPARTMENT COMMENTS

BROWN = BUILDING & SAFETY GRADING DIVISION COMMENTS

LIGHT GREEN = REGIONAL PARKS & OPEN SPACE DISTRICT COMMENTS

LEGEND

RED = FIRE DEPARTMENT COMMENTS

YELLOW = ENVIRONMENTAL HEALTH DEPARTMENT COMMENTS

LIGHT BLUE = BUILDING & SAFETY PLAN CHECK COMMENTS

ORANGE = WASTE MANAGEMENT DEPARTMENT COMMENTS

TWHEELER
Planning SolidText Box



ORDERING BOARD AND WALK UP WINDOW ELEVATION ONLY

LIGHT ORANGE = TRANSPORTATION DEPARTMENT COMMENTS

BLUE = FLOOD CONTROL DISTRICT COMMENTS

GREEN = ENVIRONMENTAL PROGRAMS DEPARTMENT COMMENTS

PURPLE = PLANNING DEPARTMENT COMMENTS

BROWN = BUILDING & SAFETY GRADING DIVISION COMMENTS

LIGHT GREEN = REGIONAL PARKS & OPEN SPACE DISTRICT COMMENTS

LEGEND

RED = FIRE DEPARTMENT COMMENTS

YELLOW = ENVIRONMENTAL HEALTH DEPARTMENT COMMENTS

LIGHT BLUE = BUILDING & SAFETY PLAN CHECK COMMENTS

ORANGE = WASTE MANAGEMENT DEPARTMENT COMMENTS
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1.  MENU BOARDS AND MENU SIGN AND ALL ASSOCIATED SIGNS, WILL BE SUPPLIED BY
F.S.E.C. AND INSTALLED
BY SIGN CONTRACTOR. (PREVIEW BOARDS, SPEAKER POSTS, CLEARANCE ARM AND BAR
AND DIRECTIONAL SIGNS)

2.  ALL SIGNS MAY REQUIRE A SEPARATE PERMIT. VERIFY WITH SITE SPECIFIC
CONDITIONS AND LOCAL MUNICIPALITY

3.  FOOTINGS BY SIGN CONTRACTOR - SEE SITE SPECIFIC PLAN FOR EXACT LOCATIONS

4.  G.C. TO STUB EXTERIOR ELECTRICAL CONDUITS 10" FROM SIGN FOOTINGS

"COMING SOON"  SIGN 

"OPEN SOON"  BANNER 

THE "COMING SOON" SIGN WILL BE A 4'-0" X 8'-0" PLYWOOD SIGN THE THE CONTRACTOR
SHALL SECURELY AND PROMINENTLY INSTALL ON TWO (2) 4"X 4"X 8'-0" WOOD POSTS AT A
POSITION ON THE SITE WITH MAXIMUM VISIBILITY FOR PASSING TRAFFIC.

THAT SIGN SHALL BE DELIVERED AND INSTALLED DURING THE FIRST WEEK OF
CONSTRUCTION.

THE LOCATION TO BE SITE SPECIFIC AND DETERMINED BY  BEST VISIBILITY.

GENERAL CONTRACTOR SHALL RECEIVE, UNLOAD, STORE, INSTALL,  AND MAINTAIN SIGN
AS  REQUIRED BY WIENERSCHNITZEL

GENERAL CONTRACTOR SHALL REMOVE AND FORWARD SIGN TO A  DESIGNATED NEW
LOCATION AS DIRECTED BY  WIENERSCHNITZEL'S CONSTRUCTION MANAGER.

WILL BE DELIVERED TO JOB SITE BY WIENERSCHNITZEL  REPRESENTATIVE.
GENERAL CONTRACTOR SHALL RECEIVE, UNLOAD, STORE,  INSTALLED, AND MAINTAIN
BANNER  AS REQUIRED BY  WIENERSCHNITZEL REPRESENTATIVE, AND OR CONSTRUCTION
MANAGER.
GENERAL CONTRACTOR SHALL INSTALL BANNER DURING FIRST WEEK OF CONSTRUCTION.
GENERAL CONTRACTOR SHALL REMOVED AND FORWARDED BANNER  TO A DESIGNATED
NEW  LOCATION AS DIRECTED BY  WIENERSCHNITZEL'S CONSTRUCTION MANAGER.

ATEMPORARY SIGN NOTES SCALE

NA

BGENERAL NOTES SCALE

NA

ELECTRICAL ILLUMINATION WITH 800ma
VHO FLUORESCENT LAMP AND BALLAST

CORRECT POSITIONING OF SIGN
(SEE SPECIFIC SITE PLAN ) SHOULD
BE APPROVED BY
WIENERSCHNITZEL, INC.

AC
PAVINGCONCRETE

FOR SENSOR
LOOP INSTALLATION
SEE ELECTRICAL

1TYPICAL SIGN LAYOUT SCALE

NA

ON CONCRETE PAD. ILLUMINATE W/ 800MA VHO FLUORESCENT LAMP & BALLAST
GRAPHIC PANELS AND CHANGEABLE READER BOARD -TO MOUNT ONTO PLATE
INTERNALLY ILLUMINATED .140" ALUMINUM 9-12/" DEEP CABINET W/ DURATRANS

SYSTEM.  WEIGHT: 347 Lbs. (INCLUDING PANELS).

FIN. GRADE

10"x 6"x 5/8" STEEL PLATE
ATTACHES TO CABINET W/ 4- 5/8"
DIA. BOLTS ASTM 309 EMBED. 24"
INTO FTG.

CONDUIT BY ELECTRICAL
CONTRACTOR SEE ELECTRICAL
SITE PLAN.

INTERNALLY
ILLUMINATED
HOT-DOG  ARTWORK
PROVIDE POWER

3"x 3"x 1/4" STEEL TUBE MIN. 2500
PSI CONCRETE
18" DIA. x 4'-11" DEEP CONC.
FOOTING

ELECTRIC SUPPLY ACCESS HOLE
(STUB ELEC. UP 1 1/2")

26 SLAT INTERCHANGEABLE COPY
READER BOARD

60" LONG x 18" H. SKIRT

3"x 3"x 1/4" THICK STEEL TUBE
BEYOND FOOTING

10"x 6"x 5/8" STEEL PLATE W/ 5/8"
DIAM. BOLTS 24" INTO FTG.

10"x 6"x 5/8" STEEL PLATE
ATTACHES TO CABINET W/ 4- 1/2"
DIAM. x 1" STEEL BOLTS -TYP.

3 - #3 TIES @ 2" O.C. 

#3 TIES @ 18" O.C. 

1 - #5 VERT'L TYP. OF 4

5DRIVE-THRU MENU BOARD SCALE

NA

3"x 3"x 1/4" THICK STEEL TUBING

(INCLUDING PANELS). ILLUMINATE W/ 800MA VHO FLUORESCENT LAMP & BALLAST.
GRAPHIC PANELS -TO MOUNT ONTO PLATE ON CONCRETE PAD. WEIGHT: 216 Lbs.
INTERNALLY ILLUMINATED .140" ALUMINUM 9-12/" DEEP CABINET W/ DURATRANS

@ 12" O.C.  & #3 TIES @ 12" O.C.
18" DIAM. CONC. FOOTING W/ 4 #4 VERT.

W/ [" x 4[" EMBED. HILTI KWIK BOLT

MIN. 2500 PSI CONC.

3 #3 TIES @ TOP @ 3" O.C.

-BASE TO TOP CABINET

10"x 6"x 5/8" STEEL PLATE

10"x 6"x 5/8" STEEL PLATE

1/2"~x 1" STEEL BOLTS -TYP.
ATTACHES TO CABINET W/ 4-

FIN. GRADE

CONDUIT BY ELECTRICAL CONTRACTOR SEE
ELECTRICAL SITE PLAN.

CLEARANCE

3" GALVANIZED PIPE

FIN. GRADE

FIN. GRADE

3 - #3 TIES @ 2" O.C. 

#3 TIES @ 18" O.C. 

1 - #5 VERT'L TYP. OF 4

#3 TIES

1- #5 VERT'L
OF 4

9'

7SINGLE WIDTH DRIVE-THRU PREVIEW BOARD SCALE

NA

8CLEARANCE SIGN DETECTOR 
FOR DRIVE THRU AND FOOTING DETAIL

SCALE

NA

#NOT USED SCALE

NA

#NOT USED SCALE

NA

MIRROR,
SEE DTL. 3.1

SINGLE PREVIEW BOARD,
SEE DTL. 7

SPEAKER POST,
SEE DTL. 3

MAIN MENU BOARD,
SEE DTL. 5

CLEARANCE BAR,
SEE DTL. 8

VERT. FLUORESCENT LAMPS  (800 MA CWHO)

ATTACHMENT POINT

TASTEE FREEZ MENU PANEL AT LEFT
18" WIDE; SELF CONTAINED

2INTERIOR MENU BOARD
DETAIL

SCALE

NA

#3 TIES @ 12" O.C.
W/ 4 - #4 VERT. &  
12" DIAM. FOOTING 

3 - #3 TIES @ TOP

DIA. STEEL BOLTS.
STEEL PLATE W/ 4 - 1/2"
6 1/4" x 6 1/4" x 5/8"

FIN. GRADE

CONDUIT BY ELECTRICAL
CONTRACTOR SEE ELECTRICAL
SITE PLAN

12" DIA. x 30" DEEP CONC.
FOOTING

6 1/4" X 6 1/4" X 5/8" STEEL
PLATE W/ 4 - 1/2" STEEL
BOLTS

3SPEAKER POST
DETAIL

SCALE

NA

FIN. GRADE

1 - #5 VERT'L TYP. OF 4

#3 TIES @ 18" O.C. 

3 - #3 TIES @ 2" O.C. 

12" X 3'-0" CONC.
FOOTING

MIRROR PROVIDED AND
INSTALLED BY G.C. (SEE K2.2)

3.1MIRROR POST SCALE

NA
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COUNTY OF RIVERSIDE 
TRANSPORTATION AND LAND MANAGEMENT AGENCY 

Charissa Leach, P.E. 
Assistant CEO/TLMA Director 

03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

The following notifications are included as part of the recommendation of approval for PPT200033. They are 
intended to advise the applicant of various Federal, State and County regulations applicable to this entitlement 
and the subsequent development of the subject property.  

Advisory Notification 

Advisory Notification.  1 AND  -  Preamble 

This Advisory Notification Document is included as part of the justification for the recommendation of approval 
of this project Plan (SP00265S03, CZ200034, and PPT200033) and is intended to advise the applicant of 
various Federal, State and County regulations applicable to this entitlement and the subsequent development 
of the subject property in accordance with approval of that entitlement and are in addition to the applied 
conditions of approval. 

Advisory Notification.  2 AND  -  Project Description & Operational Limits 

Specific Plan No. 265, Substantial Conformance No. 3 is a proposal to incorporate the below changes to the 
Specific Plan Zoning Ordinance to add a carwash as a permitted use with approval of a Plot Plan within 
Planning Area 3 of Specific Plan No. 265 (Borel Airpark Center). 
  
Change of Zone No. 2000034 is a proposal to modify the Specific Plan Zoning Ordinance for Specific Plan No. 
265 to add a carwash as a permitted use with approval of a Plot Plan within Planning Area 3 of Specific Plan 
No. 265. 
  
Plot Plan No. 200033 is a proposal to construct and operate on approximately 2.24 acres a 5,215 sqft 
automated drive-thru car wash with 18 vacuum parking stalls, a 2,535 sqft drive-thru restaurant with indoor 
dining, and a 729-sqft drive-thru restaurant with outdoor dining only. Total shared parking proposed for this 
development is 53 parking spaces, including the 18 vacuum stalls, 3 ADA parking spaces, 4 EV parking 
spaces, and 2 loading spaces for the restaurants. The project also includes landscaping, trash enclosures, and 
stormwater retention chambers throughout the development. 

Advisory Notification.  3 AND - Design Guidelines 

Compliance with applicable Design Guidelines:   
1. 3rd District Design Guidelines  
2. County Wide Design Guidelines and Standards 

Advisory Notification.  4 AND - Exhibits 

The development of the premises shall conform substantially with that as shown on APPROVED EXHIBIT(s)  
  
Exhibit A (Site Plan with Details), dated May 3, 2023. 
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03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

Advisory Notification 

AND - Exhibits (cont.) Advisory Notification.  4 

Exhibit B (Elevations), dated May 8, 2023.  
Exhibit C (Floor Plans), dated May 3, 2022.  
Exhibit G (Conceptual Grading Plan), dated May 3, 2023.  
Exhibit L (Conceptual Landscaping and Irrigation Plans), dated January 31, 2023.  
Exhibit M (Color & Materials), dated January 31, 2023.  
Exhibit P (Photometric Plan), dated January 31, 2023.  
Exhibit W (Wall and Fencing Plan), dated May 3, 2023. 

Advisory Notification.  5 AND - Federal, State & Local Regulation Compliance 

1.  Compliance with applicable Federal Regulations, including, but not limited to:   
•  National Pollutant Discharge Elimination System (NPDES)  
•  Clean Water Act  
•  Migratory Bird Treaty Act (MBTA) 
  
2.  Compliance with applicable State Regulations, including, but not limited to:   
•  The current Water Quality Management Plan (WQMP) Permit issued by the applicable Regional Water 
Quality Control Board (RWQCB.)   
•  Government Code Section 66020 (90 Days to Protest)   
•  Government Code Section 66499.37 (Hold Harmless)   
•  Native American Cultural Resources, and Human Remains (Inadvertent Find)   
•  School District Impact Compliance   
•  Current California Building Code (CBC)   
•  Public Resources Code Section 5097.94 & Sections 21073 et al - AB 52  
  
3.  Compliance with applicable County Regulations, including, but not limited to:   
•  Ord. No. 348 (Land Use Planning and Zoning Regulations)  
•  Ord. No. 413 (Regulating Vehicle Parking)  
•  Ord. No. 457 (Building Requirements)  
•  Ord. No. 460 (Division of Land)  
•  Ord. No. 461 (Road Improvement Standards)  
•  Ord. No. 655 (Regulating Light Pollution)  
•  Ord. No. 671 (Consolidated Fees)   
•  Ord. No. 787 (Fire Code)   
•  Ord. No. 847 (Regulating Noise)  
•  Ord. No. 857 (Business Licensing)   
•  Ord. No. 859 (Water Efficient Landscape Requirements)  
•  Ord. No. 915 (Regulating Outdoor Lighting)  
  
4.  Mitigation Fee Ordinances: 
•  Ord. No. 659 Development Impact Fees (DIF)   
•  Ord. No. 663 Stephens Kangaroo Rat Habitat Conservation Plan (SKR)   
•  Ord. No. 810 Western Riverside County Multiple Species Habitat Conservation Plan (WRMSHCP)   
•  Ord. No. 824 Western Riverside County Transportation Uniform Mitigation Fee (WRTUMF) 
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03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

Advisory Notification 

AND - Hold Harmless  Advisory Notification.  6 

The applicant/permittee or any successor-in-interest shall defend, indemnify, and hold harmless the County of 
Riverside or its agents, officers, and employees (COUNTY) from the following: 
  
(a) any claim, action, or proceeding against the COUNTY to attack, set aside, void, or annul an approval of the 
COUNTY, its advisory agencies, appeal boards, or legislative body concerning SP00265S03, CZ200034, and 
PPT200033 or its associated environmental documentation; and, 
  
(b) any claim, action or proceeding against the COUNTY to attack, set aside, void or annul any other decision 
made by the COUNTY concerning SP00265S03, CZ200034, and PPT200033, including, but not limited to, 
decisions made in response to California Public Records Act requests; and 
  
(a) and (b) above are hereinafter collectively referred to as "LITIGATION." 
  
The COUNTY shall promptly notify the applicant/permittee of any LITIGATION and shall cooperate fully in the 
defense. If the COUNTY fails to promptly notify the applicant/permittee of any such LITIGATION or fails to 
cooperate fully in the defense, the applicant/permittee shall not, thereafter, be responsible to defend, indemnify 
or hold harmless the COUNTY. 
  
The obligations imposed by this condition include, but are not limited to, the following: the applicant/permittee 
shall pay all legal services expenses the COUNTY incurs in connection with any such LITIGATION, whether it 
incurs such expenses directly, whether it is ordered by a court to pay such expenses, or whether it incurs such 
expenses by providing legal services through its Office of County Counsel. 
  
Payment for COUNTY's costs related to the LITIGATION shall be made on a deposit basis. Within thirty (30) 
days of receipt of notice from COUNTY that LITIGATION has been initiated against the Project, 
applicant/permittee shall initially deposit with the COUNTY’s Planning Department the total amount of Twenty 
Thousand Dollars ($20,000). Applicant/permittee shall deposit with COUNTY such additional amounts as 
COUNTY reasonably and in good faith determines, from time to time, are necessary to cover costs and 
expenses incurred by the COUNTY, including but not limited to, the Office of County Counsel, Riverside 
County Planning Department and the Riverside County Clerk of the Board associated with the LITIGATION.  
To the extent such costs are not recoverable under the California Public Records Act from the records 
requestor, applicant/permittee agrees that deposits under this section may also be used to cover staff time 
incurred by the COUNTY to compile, review, and redact records in response to a Public Records Act request 
made by a petitioner in any legal challenge to the Project when the petitioner is using the Public Records Act 
request as a means of obtaining the administrative record for LITIGATION purposes. Within ten (10) days of 
written notice from COUNTY, applicant/permittee shall make such additional deposits. 

Advisory Notification.  7 AND - Mitigation Measures 

Mitigation Measures from the project's Initial Study-Mitigated Negative Declaration have been incorporated as 
conditions of approval of this project where appropriate. Beyond these conditions of approval that have been 
incorporated, development of the project shall conform to the analysis, conclusions, and mitigation measures 
of the project's Initial Study-Mitigated Negative Declaration. 
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03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

BS-Plan Check 

BS-Plan Check.  1 Gen - Custom 

CORRECTIONS: NOTIFICATIONS: 
  
  ACCESSIBLE PATH OF TRAVEL:  1- Please provide a revised site plan to indicate the required continuous 
accessible paved path of travel. The accessible path of travel details shall include;  1. Accessible path 
construction type (Asphalt or concrete). 2. Accessible path width. 3. Accessible path directional slope % and 
cross slope %.  4. All accessible ramp and curb cut-out locations and details where applicable.  The 
Accessible path of travel shall:  1. Connect to the public R.O.W.  2. Connect to all building(s). 3. Connect to 
all accessible parking loading/unloading areas. 4. Connect to accessible sanitary facilities. 5. Connect to 
areas of public accommodation. Please be aware that the approved site plan with accessibility requirements 
should be included with any building plan submittal. The plan review staff may have additional comments 
depending on the additional information or revisions provided during the plan review process. Additional 
accessible requirements within the structure shall be reviewed during the building plan review. 2- Relocate the 
ADA parking to comply with the following: Parking spaces complying with 11B- 502 (Parking Spaces) that 
serve a particular building or facility shall be located on the shortest accessible route from parking to an 
entrance  3-Where parking serves more than one accessible entrance, parking spaces complying with 
11B-502 (Parking Spaces) shall be dispersed and located on the shortest accessible route to the accessible 
entrances.   
  
CODE/ORDINANCE REQUIREMENTS:  The applicant shall obtain the required building permit(s) from the 
building department prior to any construction on the property. All building plans and supporting documentation 
shall comply with current adopted California Building Codes, Riverside County Ordinances regulations in effect 
at the time of building plan submittal and fee payment to the Building Department. All Building Department plan 
submittal and fee requirements shall apply. NOTE: The new updated 2019 California Building Codes will be in 
effect as of January 1st 2020, as mandated by the state of California. Any building plan and fee payment 
submitted to the building department on or after January 1st, 2020 will be subject to the new updated California 
Building Code(s).  
  
PERMIT ISSUANCE: Per section 105.1 (2019 California Building Code, CBC): Where any owner or authorized 
agent intends to construct, enlarge, alter , repair, move, demolish or change the occupancy of a building or 
structure, or to erect, install, enlarge, alter, repair, remove, convert, or replace any electrical, gas, mechanical, 
or plumbing system, the regulation of which is governed by this code, or to cause any such work to be done, 
shall first make application to the building official and obtain the required permit. The applicant shall obtain the 
required building permit(s) from the building department prior to any construction or placement of any building, 
structure or equipment on the property. 
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03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

BS-Plan Check 

Gen - Custom (cont.) BS-Plan Check.  1 

The applicant shall obtain an approved final building inspection and certificate of occupancy from the building 
department prior to any use or occupancy of the building, or structure.  At no time shall the approval of the 
planning case exhibit allow for the construction or use of any building, structure, or equipment. In residential 
applications, each separate structure will require a separate building permit. 

E Health 

E Health.  1 DEH ECP COMMENTS 

If previously unidentified contamination or the presence of a naturally occurring hazardous material is 
discovered at the site, assessment, investigation, and/or cleanup may be required.  Contact Riverside County 
Environmental Health - Environmental Cleanup Programs at (951) 955-8980, for further information. 

E Health.  2 EMWD WATER AND SEWER SERVICE 

PPT200033 was reviewed by Department of Environmental Health (DEH) proposing that water and sewer 
service be provided by Eastern Municipal Water District (EMWD). Any changes to this proposal during building 
permit issuance may be subject to additional environmental review and revocation of DEH's approval of the 
project. 

Fire 

Fire.  1 Fire - General Conditions 

With respect to the planning conditions for the referenced project, the Fire Department requires the following 
fire protection measures be provided in accordance with Riverside County Ordinances, the 2022 California Fire 
Code (CFC) as adopted and amended by the County of Riverside and/or recognized fire protection standards. 
These conditions are preliminary and further review will be conducted upon receipt of additional entitlement 
and/or construction submittals. Additional requirements may be required based upon the adopted codes at the 
time of submittal. Commercial Projects 1. Fire Protection Water Supplies/Fire Flow - Minimum fire flow for 
the construction of all buildings is required per CFC Appendix B or other approved method.  Prior to building 
permit issuance for new construction, the applicant shall provide documentation to show there exists a water 
system capable of delivering the required fire flow. Specific design features may increase or decrease the 
required fire flow. Reference CFC 507.3 
  
2. Fire Protection Water Supplies/Hydrants - The minimum number of fire hydrants required, as well as the 
location and spacing of fire hydrants, shall comply with CFC Appendix C and NFPA 24. Fire hydrants shall be 
located no more than 400 feet from all portions of the exterior of the building along an approved route on a fire 
apparatus access road, unless otherwise approved by the Fire Department. Fire hydrants shall be at least 40 
feet from the building it is serving. A fire hydrant shall be located within 20 to 100 feet of the fire department 
connection for buildings protected with a fire sprinkler system.  The size and number of outlets required for the 
approved fire hydrants are 4” x 2 ½” x 2 ½” (super hydrant). Reference CFC 507.5, CFC  
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03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

Fire 

Fire - General Conditions (cont.) Fire.  1 

Appendix C and NFPA 24 7.2.3 
  
3. Fire Department Access - Fire apparatus access roads shall be provided to within 150 feet of all exterior 
portions of buildings, unless otherwise approved by the Fire Department. Fire apparatus access roads shall 
have an unobstructed width of not less than 24 feet. Dead-end fire apparatus access roads in excess of 150 
feet shall be provided with an approved turn around. The minimum required turning radius of a fire apparatus 
access road is 38 feet outside radius and 14 feet inside radius. The construction of the fire apparatus access 
roads shall be all weather and capable of sustaining 75,000 lbs. Unless otherwise approved, the grade of a fire 
apparatus access road shall not exceed 16 percent and the cross slope shall not exceed 2.5 percent. The 
angles of approach and departure for fire apparatus access roads shall be a maximum of 6 percent grade 
change for 25 feet of approach/departure. Reference CFC 503.1.1, 503.2.1 as amended by the County of 
Riverside and Riverside County Office of the Fire Marshal Technical Policy #TP22-002 
  
4. Fire Department Building Construction Permit Review - Submittal of construction plans to the Fire 
Department will be required. Final fire and life safety conditions will be addressed when the Fire Department 
reviews these plans.  These conditions will be based on California Fire Code, California Building Code (CBC), 
and related codes/standards adopted at the time of construction plan submittal. Reference CFC 105.1 
  
5. Fire Sprinkler System - All new commercial buildings and structures 3,600 square feet or larger will be 
required to install a fire sprinkler system. Reference CFC 903.2 as amended by the County of Riverside  
  
6. Fire Alarm and Detection System - A water flow monitoring system and/or fire alarm system may be 
required as determined at time of building construction plan review. Reference CFC 903.4 and CFC 907.2 

Flood 

Flood.  1 FLOOD HAZARD REPORT 

 
Plot Plan (PPT200033) is a proposal for two (2) single story fast-food restaurants with drive-thru lanes and 
outdoor seating areas and one (1) single-story drive through car wash with vacuum parking stalls on a 
2.47-acre near the Rancho California area. The project site is located on southwest corner of Benton Road and 
Penfield Lane. The site is Parcel 1 of Parcel Map 13651. The project is being reviewed concurrently with 
Specific Plan (SP) 00265 S03 and Change of Zone (CZ) 2000034. 
  
The topography of the site is a northeast-to-southwesterly slope. Most of the site naturally drains to the west 
and southwest. The project site is located on a ridge and receives minimal amounts of offsite runoff. The site is 
considered free from ordinary storm flood hazard except for nuisance natural local runoff. However, a storm of 
unusual magnitude may cause damage. Currently, there are no existing or proposed District facilities in the 
area. The property's grading shall be designed in a manner that perpetuates the existing natural drainage 
patterns and conditions with respect to tributary drainage area, outlet points and outlet conditions. The project 
site shall be protected from offsite flows.  

Page 6 of 18 



 

03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

Flood 

FLOOD HAZARD REPORT (cont.) Flood.  1 

The District has reviewed the submitted Site Plan and Drainage Plan dated 1/19/2023. The applicant proposes 
to convey onsite flows into three (3) proposed underground storage tanks, overflows are proposed to be 
discharged into an existing offsite earthen channel near the northwest corner of the site. Permission from the 
western property owner(s) may be required if proposing to outlet flows onto their property. Additionally, the 
development of this site would increase peak flow rates and adversely impact the downstream property 
owners. Mitigation may be required to offset such impacts. 
  
The site is located within the bounds of the Murrieta Creek-Warm Springs Valley Area Drainage Plan (ADP) for 
which drainage fees and mitigation fees have been established by the Board of Supervisors. Applicable ADP 
fees will be due (in accordance with the Rules and Regulations for Administration of Area Drainage Plans) prior 
to issuance of grading or building permits for this project whichever occurs first. Although the current fee for 
this ADP is $677 per acre, the fee due will be based on the fee in effect at the time of payment. The fee is 
payable to the Flood Control District by cashier's check or money order only. The District will not accept 
personal or company checks. The drainage fee is required to be paid prior to the issuance of the grading 
permits or issuance of the building permits if grading permits are not issued. If the fee has been paid 
previously, please provide proof to the District. 
  
This project is not associated with any existing or proposed District maintained facilities; therefore, the 
Transportation Department will have the responsibility to process the review and approval of any hydrology or 
drainage studies including the preliminary and final Water Quality Management Plan (WQMP). The District has 
no objection to this proposal. 
  
Every effort has been made to identify all potential areas of concern for which the District will recommend 
conditions of approval. However, if during further review of the site and development proposal, additional public 
safety and health issues are discovered, the District reserves the right to bring such issues to the attention of 
the hearing body. 
  
Any questions pertaining to this project may be directed to Daniel Aguirre at 951-955-1348 or 
danaguir@rivco.org. 

Planning 

Planning.  1 15 - PLANNING - Landscape Requirement 

Landscape Requirement 
  
This condition applies to both onsite and offsite (ROW) landscaping: 
  
The developer/ permit holder shall:  1) Ensure all landscape and irrigation plans are in conformance with the 
APPROVED EXHIBITS;  2) Ensure all landscaping is provided with California Friendly landscaping and a 
weather-based irrigation controller(s) as defined by County Ordinance No. 859;  3) Ensure that irrigation plans 
which may use reclaimed water conform with the requirements of the local water purveyor; and,  4) Be 
responsible for maintenance, viability and upkeep of all slopes, landscaped areas, and irrigation systems until 
the successful completion of the twelve (12) month inspection or those operations become  
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Planning 

15 - PLANNING - Landscape Requirement (cont.) Planning.  1 

the responsibility of the individual property owner(s), a property owner's association, or any other 
successor-in-interest, whichever occurs later.  
  
To ensure ongoing maintenance, the developer/ permit holder or any successor-in-interest shall:  1) Connect 
to a reclaimed water supply for landscape irrigation purposes when reclaimed water is made available.  2) 
Ensure that landscaping, irrigation and maintenance systems comply with the Riverside County Guide to 
California Friendly Landscaping, and Ordinance No. 859.  3) Ensure that all landscaping is healthy, free of 
weeds, disease and pests. 

Planning.  2 ALUC General Conditions 

On August 11, 2022, the Riverside County Airport Land Use Commission (ALUC) found County of Riverside 
Case Nos. CZ2000034 (Change of Zone), SP00265S03 (Third Substantial Conformance to Specific Plan No. 
00265S03), PPT200033 (Plot Plan), TPM38464 (Tentative Parcel Map), a proposal to construct a 2,535 square 
foot Arby’s sit-down restaurant with drivethru, a 729 square foot carry-out Wienerschnitzel with drive-thru, and 
a 5,215 square foot car wash tunnel on 2.26 acres, located on the southwest corner of Penfield Road and 
Benton Road, and a change of zone and amending Specific Plan No. 265 Borel Airport Center, to add a 
carwash use within Planning Area 3, and a tentative parcel map to divide the site into 3 commercial parcels, 
CONSISTENT with the 2007 French Valley Airport Land Use Compatibility Plan, as amended in 2011, subject 
to the conditions listed below, as amended to incorporate the provisions of the FAA’s Determination of No 
Hazard to Air Navigation letters submitted at the meeting (new conditions, as added pursuant to FAA letters 
subsequent to hearing, shown in bold type). CONDITIONS: 1. Any outdoor lighting installed shall be hooded or 
shielded to prevent either the spillage of lumens or reflection into the sky. Outdoor lighting shall be downward 
facing. 2. The following uses shall be prohibited: (a) Any use which would direct a steady light or flashing light 
of red, white, green, or amber colors associated with airport operations toward an aircraft engaged in an initial 
straight climb following takeoff or toward an aircraft engaged in a straight final approach toward a landing at an 
airport, other than an FAA-approved navigational signal light or visual approach slope indicator. (b) Any use 
which would cause sunlight to be reflected towards an aircraft engaged in an initial straight climb following 
takeoff or towards an aircraft engaged in a straight final approach towards a landing at an airport. (c) Any use 
which would generate smoke or water vapor or which would attract large concentrations of birds, or which may 
otherwise affect safe air navigation 2 within the area. (Such uses include landscaping utilizing water features, 
aquaculture, outdoor production of cereal grains, sunflower, and row crops, composting operations, wastewater 
management facilities, artificial marshes, trash transfer stations that are open on one or more sides, recycling 
centers containing putrescible wastes, construction and demolition debris facilities, fly ash disposal, and 
incinerators). 
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ALUC General Conditions (cont.) Planning.  2 

(d) Any use which would generate electrical interference that may be detrimental to the operation of aircraft 
and/or aircraft instrumentation. (e) Children’s schools, day care centers, libraries, hospitals, nursing homes, 
places of worship, buildings with more than two aboveground habitable floors, critical community infrastructure 
facilities, and aboveground bulk storage of 6,000 gallons or more of flammable or hazardous materials. (f) 
Highly noise-sensitive outdoor nonresidential uses. (g) Any use which results in a hazard to flight, including 
physical (e.g., tall objects), visual, and electronic forms of interference with the safety of aircraft operations. 3. 
Prior to issuance of building permits, the landowner shall convey an avigation easement to the County of 
Riverside as owner of French Valley Airport, or provide evidence that such easement has been previously 
conveyed. Contact the Riverside County – Aviation Division at (951) 955-9722 for additional information. 4. The 
project shall utilize sand filter basins and shall be designed and maintained to provide for a maximum 48-hour 
detention period following the design storm, and remain totally dry between rainfalls. Vegetation in and around 
the basins that would provide food or cover for birds would be incompatible with airport operations and shall 
not be utilized in project landscaping. Trees shall be spaced so as to prevent large expanses of contiguous 
canopy, when mature. Landscaping in and around the basin(s) shall not include trees or shrubs that produce 
seeds, fruits, or berries. Landscaping in the stormwater basin, if not rip-rap, should be in accordance with the 
guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the “AIRPORTS, WILDLIFE 
AND STORMWATER MANAGEMENT” brochure available at RCALUC.ORG which list acceptable plants from 
Riverside County Landscaping Guide or other alternative landscaping as may be recommended by a qualified 
wildlife hazard biologist. A notice sign, in a form similar to that attached hereto, shall be permanently affixed to 
the stormwater basin with the following language: “There is an airport nearby. This stormwater basin is 
designed to hold stormwater for only 48 hours and not attract birds. Proper maintenance is necessary to avoid 
bird strikes”. The sign will also include the name, telephone number or other contact information of the person 
or entity responsible to monitor the stormwater basin. 5. Noise attenuation measures shall be incorporated into 
the design of the building to the extent such measures are necessary to ensure that interior noise levels from 
aircraft operations are at or below 45 CNEL. 6. This project has been evaluated as consisting of a 5,215 
square foot car wash tunnel with 15 car-stack, a 2,535 square foot Arby’s sit-down restaurant with drive-thru 
which includes 600 square feet of dining area and 1,200 square feet of kitchen area, and a 7 car-stack drive 
thru on 1.42 acres, and a 729 square foot carry-out Wienerschnitzel restaurant with drive-thru which includes 
405 square feet of kitchen area, and 7 car3 stack drive thru. No outdoor seating is proposed. Any increase in 
building area (including construction of a new building), change in use to any higher intensity use, change in 
building location, or modification of the tentative parcel map lot lines and areas will require an amended review 
to evaluate consistency with the ALUCP compatibility 
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ALUC General Conditions (cont.) Planning.  2 

criteria, at the discretion of the ALUC Director. 7. The project does not propose rooftop solar panels at this 
time. However, if the project were to propose solar rooftop panels in the future, the applicant/developer shall 
prepare a solar glare study that analyzes glare impacts, and this study shall be reviewed by the Airport Land 
Use Commission. The following conditions were added at the August 11, 2022, ALUC hearing. 8. The Federal 
Aviation Administration has conducted aeronautical studies of the proposed project (Aeronautical Study Nos. 
2022-AWP-13582-OE, 2022-AWP- 13583-OE, and 2022-AWP-13584-OE) and has determined that neither 
marking nor lighting of the structures are necessary for aviation safety. However, if marking and/or lighting for 
aviation safety are accomplished on a voluntary basis, such marking and/or lighting (if any) shall be installed in 
accordance with FAA Advisory Circular 70/7460-1 M and shall be maintained in accordance therewith for the 
life of the project. 9. The proposed structures shall not exceed a height and a maximum elevation at top point 
than what is identified in the aeronautical studies. 10. The maximum height and top point elevation specified 
above shall not be amended without further review by the Airport Land Use Commission and the Federal 
Aviation Administration; provided, however, that reduction in structure height or elevation shall not require 
further review by the Airport Land Use Commission. 11. Temporary construction equipment used during actual 
construction of the structure shall not a height and a maximum elevation than what is identified in the 
aeronautical studies, unless separate notice is provided to the Federal Aviation Administration through the 
Form 7460-1 process. 12. Within five (5) days after construction of the structure reaches its greatest height, 
FAA Form 7460-2 (Part II), Notice of Actual Construction or Alteration, shall be completed by the project 
proponent or his/her designee and e-filed with the Federal Aviation Administration. (Go to https://oeaaa.faa.gov 
for instructions.) This requirement is also applicable in the event the project is abandoned or a decision is 
made not to construct the applicable structure Supporting documentation was provided to the Airport Land Use 
Commission and is available online at www.rcaluc.org, click Agendas 08-11-2022 Agenda, Bookmark Agenda 
Item No. 3.7. As noted above, the Federal Aviation Administration No Hazard to Air Navigation letters for the 
project was issued on August 2, 2022. 

Planning.  3 Business Licensing 

Every person conducting a business within the unincorporated area of Riverside County, as defined in 
Riverside County Ordinance No. 857, shall obtain a business license. For more information regarding business 
registration, contact the Business Registration and License Program Office of the Building and Safety 
Department. 
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Causes for Revocation  Planning.  4 

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

Planning.  5 Ceased Operations 

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

Planning.  6 Construction Noise 

All construction activities shall comply with Riverside County Noise Ordinance Ordinances No. 847. This 
requirement shall be noted on all grading and building plans and in bid documents issued to construction 
contractors 

Planning.  7 Expiration Date Use Case 

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

Planning.  8 Fugitive Dust 

The Project is required to comply with the provisions of the SCAQMD 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, grading, and construction equipment travel on unpaved roads. To comply 
with Rule 403, and prior to grading permit issuance, the County of Riverside shall verify that notes are 
specified on the Project’s grading plans requiring Rule 403 compliance. Project construction contractors would 
be required to ensure compliance with the notes and permit periodic inspection of the construction site by 
County of Riverside staff or its designee to confirm compliance. To comply with Rule 403: 
  
• In order to limit fugitive dust emissions, all clearing, grading, earth-moving, or excavation activities shall 
cease when winds exceed 25 miles per hour (mph) per SCAQMD guidelines. 
• The construction contractor(s) shall ensure that all distributed unpaved roads and disturbed areas within 
the Project site are watered at least three (3) times daily during dry weather.  Watering, with complete 
coverage of disturbed areas, shall occur at least three (3) times a day, preferably in the mid-morning, 
afternoon, and after work is done for the day. 
• The construction contractor(s) shall ensure that traffic speeds on unpaved roads and the Project site area 
are reduced to 15 miles per hour or less.   
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Planning.  9 No Outdoor Advertising 

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

Planning.  10 NO RESIDENT OCCUPANCY 

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

Planning.  11 Noise Monitoring Reports 

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

Planning.  12 Outside Storage 

No outside storage is proposed as a part of this development proposal. 

Planning.  13 Planning - Electric Vehicle Parking 

Pursuant to Ordinance No. 348 Section 18.12, "Electric Vehicle Parking and Charging Stations", All 
development projects that require fifty (50) or more parking spaces shall designate three (3) spaces for 
electrical vehicles and designate one (1) additional space for electrical vehicles for each additional fifty (50) 
parking spaces. eight (8) electrical vehicle parking spaces are required. Additionally, the electrical vehicle 
parking spaces shall be serviced by an electrical vehicle charging station. 

Planning.  14 Planning- EXTERIOR NOISE LEVELS 

Exterior noise levels produced by any use allowed under this permit, including, but not limited to, any outdoor 
public address system, shall not exceed 45 db(A), 10-minute LEQ between the hours of 10:00 p.m. to 7:00 
a.m., and 65 db(A), 10-minute LEQ, at all other times as measured at any residential, hospital, school, library, 
nursing home or other similar noise sensitive land use. In the event noise exceeds this standard, the permittee 
or the permittee's successor-in-interest shall take the necessary steps to remedy the situation, which may 
include discontinued operation of the facilities. The permit holder shall comply with the applicable standards of 
Ordinance No. 847. 
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Planning.  15 Reclaimed Water 

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

Planning.  16 Review Fees 

Any subsequent submittals required by these conditions of approval, including but not limited to grading plan, 
building plan, or mitigation and monitoring review, shall be reviewed on an hourly basis (research fee), or other 
such review fee as may be in effect at the time of submittal, as required by Ordinance No. 671. Each submittal 
shall be accompanied with a letter clearly indicating which condition or conditions the submittal is intended to 
comply with. 

Planning.  17 SCAQMD Rule 1113 

The Project is required to comply with the provisions of the SCAQMD Rule 1113 “Table of Standards” 
pertaining to VOC emissions by using Low-Volatile Organic Compounds paints (no more than 50 gram/liter of 
VOC) and/or High-Pressure Low Volume (HPLV) applications. Prior to building permit final inspection, the 
County of Riverside shall verify a note requiring Rule 1113 compliance is specified on all building plans. Project 
contractors would be required to comply with the note and maintain written records of such compliance that 
can be inspected by the County of Riverside or its designee upon request. 

Planning.  18 SCAQMD Rule 402 

The Project is required to comply with the provisions of the SCAQMD Rule 402, “Nuisance” which requires that 
a person shall not discharge air contaminants or other materials that would cause health or safety hazards to 
any considerable number of persons or the public. 

Planning.  19 Signage 

A sign proposal is not a part of this Project proposal and when submitted shall be in compliance with Article XIX 
of Ordinance No. 348 in regards to commercial signage. 

Planning.  20 Subdivision Prior to Building Sale 

Prior to the sale of any individual building, a subdivision shall be recorded. 

Planning-CUL 

Planning-CUL.  1 Human Remains 

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

Page 13 of 18 



 

03/20/24, 11:25 am PPT200033 

ADVISORY NOTIFICATION DOCUMENT 

Planning-CUL 

PDA 8157 accepted  Planning-CUL.  2 

Preliminary research, a records search, field survey, and Native American scoping were conducted for this 
assessment of the project area. Although no cultural resources are documented within the project area and 
none were identified by the survey, it is bracketed by 15 prehistoric resources within a ½ mile, including a 
portion of a large habitation site.  Therefore, despite the disturbances, the sensitivity for subsurface resources 
is moderate and archaeological monitoring is recommended. If human remains are encountered, State Health 
and Safety Code Section 7050.5 states that no further disturbance shall occur until the County Coroner has 
made a determination of origin and disposition pursuant to Public Resources Code Section 5097.98. The 
County Coroner must be notified of the find immediately. If the remains are determined to be Native American, 
the County Coroner would notify the NAHC, which would determine and notify an MLD. With the permission of 
the landowner or his/her authorized representative, the MLD may inspect the site of the discovery. The MLD 
shall complete the inspection and make recommendations or preferences for treatment within 48 hours of 
being granted access to the site. The MLD recommendations may include scientific removal and 
nondestructive analysis of human remains and items associated with Native American burials, preservation of 
Native American human remains and associated items in place, relinquishment of Native American human 
remains and associated items to the descendants for treatment, or any other culturally appropriate treatment. 

Planning-CUL.  3 Unanticipated Resources 

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

Planning-EPD 

Planning-EPD.  1 MSHCP Compliance Measures 

The project must comply with MSHCP compliance measures in Appendix C of the Joint Project Review 
document dated 01/02/2024. 
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Planning-EPD.  2 Urban Wildland Interface Guidelines 

The proposed project shall comply with the Western Riverside Multiple-Species Habitat Conservation Plan 
(WRMSHCP) Sections 6.1.4 Urban/Wildlands Interface Guidelines (UWIG). Areas of compliance shall include, 
but not limited to: 
  
Urban/Wildlands Interface Guidelines Requirements (MSHCP Section 6.1.4) The portions of the project in 
close proximity to the MSHCP Conservation area shall incorporate the appropriate Urban/Wildland Interface 
Guidelines (MSHCP Section 6.1.4) in order to reduce Edge Effects that can adversely affect biological 
resources such as: 
  
INVASIVES When approving landscape plans for Development that is proposed adjacent to the MSHCP 
Conservation Area, Permittees shall consider the invasive, non-native plant species listed in Table 6-2 and 
shall require revisions to landscape plans (subject to the limitations of their jurisdiction) to avoid the use of 
invasive species for the portions of Development that are adjacent to the MSHCP Conservation Area. 
Considerations in reviewing the applicability of this list shall include proximity of planting areas to the MSHCP 
Conservation Areas, species considered in the planting plans, resources being protected within the MSHCP 
Conservation Area and their relative sensitivity to invasion, and barriers to plant and seed dispersal, such as 
walls, topography and other features. 
  
BARRIERS Proposed land uses adjacent to the MSHCP Conservation Area shall incorporate barriers, where 
appropriate in individual project designs to minimize unauthorized public access, domestic animal predation, 
illegal trespass or dumping in the MSHCP Conservation Area. Such barriers may include native landscaping, 
rocks/boulders, fencing, walls, signage and/or other appropriate mechanisms. 
  
DRAINAGE/TOXICS Proposed Developments in proximity to the MSHCP Conservation Area shall incorporate 
measures, including measures required through the National Pollutant Discharge Elimination System (NPDES) 
requirements, to ensure that the quantity and quality of runoff discharged to the MSHCP Conservation Area is 
not altered in an adverse way when compared with existing conditions. In particular, measures shall be put in 
place to avoid discharge of untreated surface runoff from developed and paved areas into the MSHCP 
Conservation Area. Storm water systems shall be designed to prevent the release of toxins, chemicals, 
petroleum products, exotic plant materials or other elements that might degrade or harm biological resources 
or ecosystem processes within the MSHCP Conservation Area. This can be accomplished using a variety of 
methods including natural detention basins, grass swales or mechanical trapping devices. Regular 
maintenance shall occur to ensure effective operations of runoff control systems. 
  
LIGHTING Night lighting shall be directed away from the MSHCP Conservation Area to protect species within 
the MSHCP Conservation Area from direct night lighting. Shielding shall be incorporated in project designs to 
ensure ambient lighting in the MSHCP Conservation Area is not increased. 
  
GRADING/LAND DEVELOPMENT 
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Urban Wildland Interface Guidelines (cont.) Planning-EPD.  2 

Manufactured slopes associated with proposed site development shall not extend into the MSHCP 
Conservation Area. 
  
NOISE Proposed noise generating land uses within the MSHCP conservation area(s), Public/Quasi-Public 
(PQP) Lands, and/or Riparian/Riverine/Vernal Pool areas, shall incorporate setbacks, berms or walls to 
minimize the effects of noise on wildlife and biological resources in conservation area. 

Transportation 

Transportation.  1 15 TRANS - General Transportation Condition 

With respect to the conditions of approval for the referenced tentative exhibit, the applicant shall provide all 
street improvements, street improvement plans and/or road dedications set forth herein in accordance with the 
Riverside County Road Improvement Standards (Ordinance No. 461.11). It is understood that the exhibit 
correctly shows acceptable centerline elevations, all existing easements, traveled ways, and drainage courses 
with appropriate Qs, and that their omission or unacceptability may require the exhibit to be resubmitted for 
further consideration. The County of Riverside applicable ordinances and all conditions of approval are 
essential parts and a requirement occurring in ONE is as binding as though occurring in all. All questions 
regarding the true meaning of the conditions shall be referred to the Transportation Department. 
  
The Project shall submit a preliminary soils and pavement investigation report addressing the construction 
requirements within the road right-of-way. 
  
A signing and striping plan is required for this project. The Project shall be responsible for any additional paving 
and/or striping removal caused by the striping plan or as approved by the Director of Transportation.  
  
Alterations to natural drainage patterns shall require protecting downstream properties by means approved by 
the Transportation Department.  
  
If the Transportation Department allows the use of streets for drainage purposes, the 10-year discharge shall 
be contained in the top of curb or asphalt concrete dikes, and the 100-year discharge shall be contained in the 
street right-of-way.  
  
The Project shall install street name sign(s) in accordance with County Standard No. 816 and as directed by 
the Transportation Department. 
  
All corner cutbacks shall be applied per Standard No. 805, Ordinance 461.11, except for corners at Entry 
streets intersecting with General Plan roads, they shall be applied per Exhibit C of the Countywide Design 
Guidelines. 
  
All centerline intersections shall be at 90-degrees, plus or 
  
At intersections, local streets (below County Collector Road Standard) shall have a minimum 50 FT tangent, 
measured from flowline/curb-face to the end of the 50 FT tangent section. 
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 The project shall comply with the most current ADA requirements. Ramps shall be constructed at all 4 legs of 
4-way intersections and T-intersections per Standard No. 403, sheets 1 through 7 of Ordinance No. 461.11. 
  
The off-site rights-of-way for access road(s) required by the project shall be accepted to vest title in the name 
of the public if not already accepted. 
  
If there are previously dedicated public roads and utility easements that were not accepted by the County, the 
Project shall file a separate application to the County of Riverside, Office of the County Surveyor, for the 
acceptance of the existing dedications by resolution and bear all costs thereof. 
  
Additional information, standards, ordinances, policies, and design guidelines can be obtained from the 
Transportation Department Web site: https://rctlma.org/trans/. If you have questions, please call the Plan 
Check Section at (951) 955-6527. 
  
Improvement plans for the required improvements must be prepared and shall be based upon a design profile 
extending a minimum of 300 feet beyond the limit of construction at a grade and alignment as approved by the 
Riverside County Transportation Department. Completion of road improvements does not imply acceptance for 
maintenance by County. Street Improvement Plans shall comply with Ordinance No. 461.11, Riverside County 
Improvement Plan Check Policies and Guidelines, which can be found online http://rctlma.org/trans. 

Transportation.  2 TS / Conditions 

The Transportation Department has reviewed the traffic study submitted for the referenced project.  The study 
has been prepared in accordance with County-approved guidelines.  We generally concur with the findings 
relative to traffic impacts. 
  
The General Plan circulation policies require development proposals to maintain a Level of Service ‘C’, except 
that Level of Service ‘D’ shall apply to all development proposals located within any of the following Area Plans: 
Eastvale, Jurupa, Highgrove, Reche Canyon/Badlands, Lakeview/Nuevo, Sun City/Menifee Valley, Harvest 
Valley/Winchester, Southwest Area, The Pass, San Jacinto Valley, Western Coachella Valley and those 
Community Development Areas of the Elsinore, Lake Mathews/Woodcrest, Mead Valley and Temescal Canyon 
Area Plans. 
  
The study indicates that it is possible to achieve adequate levels of service for the following intersections 
based on the traffic study assumptions. 
  
SH-79 (Winchester Road) (NS) at: Benton Road (EW) 
  
Benton Road (EW) at:  Temeku Road (NS)  Penfield Lane (NS)  Leon Road (NS)  Van Gaale Lane / Cognac 
Street (NS) 
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ADVISORY NOTIFICATION DOCUMENT 

Transportation 

TS / Conditions (cont.) Transportation.  2 

 Pourroy Road (NS) 
  
As such, the proposed project is consistent with this General Plan policy. 
  
The associated conditions of approval incorporate mitigation measures identified in the traffic study, which are 
necessary to achieve or maintain the required level of service. 

Waste Resources 

Waste Resources.  1 015 - Waste Advisory Notices 

PAR advisory notices: 1. AB 1826 requires businesses and multifamily complexes to arrange for organic 
waste recycling services. Those subject to AB 1826 shall take at least one of the following actions in order to 
divert organic waste from disposal:  
• -Source separate organic material from all other recyclables and donate or self-haul to a permitted organic 
waste processing facility.  
• -Enter into a contract or work agreement with gardening or landscaping service provider or refuse hauler to 
ensure the waste generated from those services meet  
• the requirements of AB 1826. 2. AB 341 focuses on increased commercial waste recycling as a method to 
reduce greenhouse gas (GHG) emissions. The regulation requires businesses and organizations that generate 
four or more cubic yards of waste per week and multifamily units of 5 or more, to recycle.  A business shall 
take at least one of the following actions in order to reuse, recycle, compost, or otherwise divert commercial 
solid waste from disposal: 
  
• Source separate recyclable and/or compostable material from solid waste and donate or self-haul the 
material to recycling facilities. 
• Subscribe to a recycling service with their waste hauler. 
• Provide recycling service to their tenants (if commercial or multi-family complex). 
• Demonstrate compliance with the requirements of California Code of Regulations Title 14. For more 
information, please visit: 
www.rivcowm.org/opencms/recycling/recycling_and_compost_business.html#mandatory  3. Demonstrate 
compliance with SB 1383 which establishes regulations to reduce organics waste disposal and goes into effect 
January 1, 2022. This law establishes methane emissions reduction targets in a statewide effort to reduce 
emissions of short-lived climate pollutants caused by organics waste disposal.  4. Hazardous materials are 
not accepted at Riverside County landfills.  In compliance with federal, state, and local regulations and 
ordinances, any hazardous waste generated in association with the project shall be disposed of at a permitted 
Hazardous Waste disposal facility.  Hazardous waste materials include, but are not limited to, paint, batteries, 
oil, asbestos, and solvents.  For further information regarding the determination, transport, and disposal of 
hazardous waste, please contact the Riverside County Department of Environmental Health, Environmental 
Protection and Oversight Division, at 1.888.722.4234. 
• Consider xeriscaping and using drought tolerant/low maintenance vegetation in all landscaped areas of the 
project.  
• The use of mulch and/or compost in the development and maintenance of landscaped areas within the 
project boundaries is recommended. Recycle green waste through either onsite composting of grass, i.e., 
leaving the grass clippings on the lawn, or sending separated green waste to a composting facility.  
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60. Prior To Grading Permit Issuance 

BS-Grade 

Not Satisfied CURBS ALONG PLANTERS 060 - BS-Grade.  1 

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

Not Satisfied EASEMENTS/PERMISSION 060 - BS-Grade.  2 

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

Not Satisfied IF WQMP IS REQUIRED 060 - BS-Grade.  3 

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

Not Satisfied IMPROVEMENT SECURITIES 060 - BS-Grade.  4 

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

Flood 

Not Satisfied Mitcharge - Use 060 - Flood.  1 

This project is located within the limits of the Murrieta Creek-Warm Springs Valley Area Drainage 
Plan (ADP).  The County Board of Supervisors has adopted this ADP to establish a drainage fee 
within the plan area. 
 
This project may require earlier construction of downstream ADP facilities.  Therefore, the District 
recommends that this project be required to pay a flood mitigation fee.  The mitigation charge for 
this project shall be equal to the prevailing ADP fee rate multiplied by the area of the new 
development.  Fees shall be paid after final approval of the staff report/conditions of approval by 
the Board of Supervisors and prior to issuance of permits.  Drainage fees shall be paid directly to 
the District.  Personal or corporate checks will not be accepted for payment. 

Planning 

Not Satisfied Construction Noise 060 - Planning.  1 

Grading Plans shall note that during all Project-related excavation and grading, the construction 
contractor(s) shall equip all construction equipment, fixed and mobile, with properly operating and 
maintained mufflers consistent with manufacturer standards. 
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60. Prior To Grading Permit Issuance 

Planning 

Not Satisfied Construction Noise (cont.) 060 - Planning.  1 

Grading Plans shall note that the contractor(s) shall locate equipment staging in areas that will 
create the greatest distance between construction-related noise/vibration sources and sensitive 
receptors (residences) nearest the Project site during all Project construction. 
 
Grading Plans shall note that the use of amplified music or sound is prohibited on the Project site 
during construction. 

Not Satisfied Fee Status 060 - Planning.  2 

Prior to grading permit issuance, the Planning Department shall determine if the deposit-based fees 
for SP00265S03, CZ200034, and PPT200033 are in a negative balance.  If so, any unpaid fees 
shall be paid by the land divider and/or the land divider's successor-in-interest. 

Not Satisfied Required Applications 060 - Planning.  3 

No grading permits shall be issued until CZ2000034 has been approved and adopted by the Board 
of Supervisors and has been made effective. 

Not Satisfied SKR Fee Condition 060 - Planning.  4 

Prior to the issuance of a grading permit, the applicant shall comply with the provisions of Riverside 
County Ordinance No. 663, which generally requires the payment of the appropriate fee set forth in 
that ordinance.  The amount of the fee required to be paid may vary depending upon a variety of 
factors, including the type of development application submitted and the applicability of any fee 
reduction or exemption provisions contained in Riverside County Ordinance No. 663. Said fee shall 
be calculated on the approved development project which is anticipated to be 2.47 acres (gross) in 
accordance with APPROVED EXHIBITS. 
 
If the development is subsequently revised, this acreage amount may be modified in order to reflect 
the revised development project acreage amount. In the event Riverside County Ordinance No. 663 
is rescinded, this condition will no longer be applicable. 

Planning-CUL 

Not Satisfied Native American Monitor 060 - Planning-CUL.  1 

Prior to the issuance of grading permits, the developer/permit applicant shall enter into 
agreement(s) with the consulting tribe(s) for Native American Monitor(s).   
In conjunction with the Archaeological Monitor(s), the Native American Monitor(s) shall attend the 
pre-grading meeting with the contractors to provide Cultural Sensitivity Training for all construction 
personnel. In addition, an adequate number of Native American Monitor(s) shall be on-site during all 
initial ground disturbing activities and excavation of each portion of the project site including 
clearing, grubbing, tree removals, grading and trenching. In conjunction with the Archaeological 
Monitor(s), the Native American Monitor(s) have the authority to temporarily divert, redirect or halt 
the ground disturbance activities to allow identification, evaluation, and potential recovery of cultural 
resources.  
The developer/permit applicant shall submit a fully executed copy of the agreement(s) to the County 
Archaeologist to ensure compliance with this condition of approval.  Upon verification, the 
Archaeologist shall clear this condition. 
This agreement shall not modify any condition of approval or mitigation measure. 
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60. Prior To Grading Permit Issuance 

Planning-CUL 

Not Satisfied Project Archaeologist / CRMP  060 - Planning-CUL.  2 

Prior to issuance of grading permits: The applicant/developer shall provide evidence to the County 
of Riverside Planning Department that a County certified professional archaeologist (Project 
Archaeologist) has been contracted to implement a Cultural Resource Monitoring Program (CRMP). 
A Cultural Resource Monitoring Plan shall be developed in coordination with the consulting tribe(s) 
that addresses the details of all activities and provides procedures that must be followed in order to 
reduce the impacts to cultural, tribal cultural and historic resources to a level that is less than 
significant as well as address potential impacts to undiscovered buried archaeological resources 
associated with this project. A fully executed copy of the contract and a digitally-signed copy of the 
Monitoring Plan shall be provided to the County Archaeologist to ensure compliance with this 
condition of approval. 
Working directly under the Project Archaeologist, an adequate number of qualified Archaeological 
Monitors shall be present to ensure that all earth moving activities are observed and shall be on-site 
during all grading activities for areas to be monitored including off-site improvements. Inspections 
will vary based on the rate of excavation, the materials excavated, and the presence and 
abundance of artifacts and features.  
The Professional Archaeologist may submit a detailed letter to the County of Riverside during 
grading requesting a modification to the monitoring program if circumstances are encountered that 
reduce the need for monitoring.  

Planning-EPD 

Not Satisfied Burrowing Owl 30 Day Preconstruction Survey - EPD 060 - Planning-EPD.  1 

Pursuant to Objectives 6 & 7 of the Species Account for the Burrowing Owl included in the Western 
Riverside County Multiple Species Habitat Conservation Plan (MSHCP), within 30 days prior to the 
issuance of a grading permit, including permits for clearing, grubbing, and/or stockpiling, a 
pre-construction presence/absence survey for the burrowing owl shall be conducted by a qualified 
biologist and the results provided in writing to the Environmental Programs Department. The 
pre-construction survey shall cover the project site and any offsite improvements. If it is determined 
that the project site is occupied by the Burrowing Owl, take of “active” nests shall be avoided 
pursuant to the MSHCP and the Migratory Bird Treaty Act. However, if burrowing owls are present, 
relocation outside of the nesting season (February 1 through August 31) by a qualified biologist shall 
be required. The qualified biologist must prepare a relocation plan that will be submitted to the 
County Biologist and the California Department of Fish and Wildlife for review and approval. A 
grading permit may be issued once the species has been relocated. 

Not Satisfied MBTA Nest Bird Pre Construction Surveys - EPD 060 - Planning-EPD.  2 

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

Planning-EPD 

Not Satisfied MBTA Nest Bird Pre Construction Surveys - EPD (cont.) 060 - Planning-EPD.  2 

mark a buffer around the nest. At a minimum, construction activities will stay outside of a 300-foot 
buffer around the active nests. For raptor species, the buffer is to be expanded to 500 feet. The 
approved buffer zone shall be marked in the field with construction fencing, with no vegetation 
clearing or ground disturbance shall commence until the qualified biologist and Riverside County 
Environmental Programs Division of the Planning Department verify that the nests are no longer 
occupied, and the juvenile birds can survive independently from the nests. Once the young have 
fledged and the left the nest, or the nest otherwise becomes inactive under natural conditions, 
normal construction activities may occur. The project’s biologist shall monitor the nest during 
construction activity to ensure no disturbance to the birds are occurring and shall have the authority 
to halt ground disturbing activities if they are impacting the nesting birds. 
 
Prior to issuance of a permit for grading, including permits for clearing, grubbing, and/or stockpiling, 
the project’s consulting biologist shall prepare and submit a report, documenting the results of the 
survey, to EPD for review.  The preconstruction survey shall cover the project site and any offsite 
improvements. In some cases, EPD may also require a Monitoring and Avoidance Plan prior to the 
issuance of a rough grading permit. 

Planning-PAL 

Not Satisfied PRIMP 060 - Planning-PAL.  1 

This site is mapped in the County’s General Plan as having a High potential for paleontological 
resources (fossils).  Proposed project site grading/earthmoving activities could potentially impact 
this resource.  HENCE: 
 
PRIOR TO ISSUANCE OF GRADING PERMITS: 
1. The applicant shall retain a qualified paleontologist approved by the County to create and 
implement a project-specific plan for monitoring site grading/earthmoving activities (project 
paleontologist). 
2. The project paleontologist retained shall review the approved development plan and grading 
plan and conduct any pre-construction work necessary to render appropriate monitoring and 
mitigation requirements as appropriate. These requirements shall be documented by the project 
paleontologist in a Paleontological Resource Impact Mitigation Program (PRIMP). This PRIMP shall 
be submitted to the County Geologist for approval prior to issuance of a Grading Permit. Information 
to be contained in the PRIMP, at a minimum and in addition to other industry standards and Society 
of Vertebrate Paleontology standards, are as follows: 
1. A corresponding and active County Grading Permit (BGR) Number must be included in the title 
of the report. PRIMP reports submitted without a BGR number in the title will not be reviewed. 
2. PRIMP must be accompanied by the final grading plan for the subject project. 
3. Description of the proposed site and planned grading operations. 
4. Description of the level of monitoring required for all earth-moving activities in the project area. 
5. Identification and qualifications of the qualified paleontological monitor to be employed for 
grading operations monitoring. 
6. Identification of personnel with authority and responsibility to temporarily halt or divert grading 
equipment to allow for recovery of large specimens. 
7. Direction for any fossil discoveries to be immediately reported to the property owner who in  
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Planning-PAL 

Not Satisfied PRIMP (cont.) 060 - Planning-PAL.  1 

turn will immediately notify the County Geologist of the discovery. 
8. Means and methods to be employed by the paleontological monitor to quickly salvage fossils as 
they are unearthed to avoid construction delays. 
9. Sampling of sediments that are likely to contain the remains of small fossil invertebrates and 
vertebrates. 
10. Procedures and protocol for collecting and processing of samples and specimens. 
11. Fossil identification and curation procedures to be employed. 
12. Identification of the permanent repository to receive any recovered fossil material. *Pursuant the 
County “SABER Policy”, paleontological fossils found in the County should, by preference, be 
directed to the Western Science Center in the City of Hemet. A written agreement between the 
property owner/developer and the repository must be in place prior to site grading. 
13. All pertinent exhibits, maps and references. 
14. Procedures for reporting of findings. 
15. Identification and acknowledgement of the developer for the content of the PRIMP as well as 
acceptance of financial responsibility for monitoring, reporting and curation fees. The property 
owner and/or applicant on whose land the paleontological fossils are discovered shall provide 
appropriate funding for monitoring, reporting, delivery and curating the fossils at the institution 
where the fossils will be placed, and will provide confirmation to the County that such funding has 
been paid to the institution.  
16. All reports shall be signed by the project paleontologist and all other professionals responsible 
for the report’s content (eg. PG), as appropriate. One signed digital copy of the report(s) shall be 
submitted by email to the County Geologist (dwalsh@rivco.org) along with a copy of this condition 
and the grading plan for appropriate case processing and tracking. These documents should not be 
submitted to the project Planner, Plan Check staff, Land Use Counter or any other County office. In 
addition, the applicant shall submit proof of hiring (i.e. copy of executed contract, retainer 
agreement, etc.) a project paleontologist for the in-grading implementation of the PRIMP. 
 
Safeguard Artifacts Being Excavated in Riverside County (SABER) 

Transportation 

Not Satisfied 60 TRANS - Annexation into a Maintenance District 060 - Transportation.  1 

In the event that the project requires a grading permit, the project proponent shall comply with 
County requirements within public road rights-of-way, in accordance with Ordinance No. 461.11. 
The project proponent shall provide assurance of maintenance of various facilities within the public 
road right-of-way by filing an application and completing the annexation process with the applicable 
maintenance entity/district(s) for annexation into the Landscaping and Lighting Maintenance District 
No. 89-1-Consolidated by contacting the Transportation Department at (951) 955-6767, and/or any 
other maintenance district approved by the Transportation Department or by processing and filing a 
Landscape Maintenance Agreement as directed by the Transportation Department Plan Check 
Division. Said annexation may include the following: 
(1) Landscaping. 
(2) Streetlights. 
(3) Graffiti abatement of walls and other permanent structure(s). 
(4) Street sweeping. 
(5) WQMP BMP(s) or catch basin inserts. 
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Transportation 

Not Satisfied 60 TRANS - Annexation into a Maintenance District (cont.) 060 - Transportation.  1 

 
For street lighting, the project proponent shall contact the Transportation Department L&LMD 
89-1-C Administrator and submit the following: 
(1) Completed Transportation Department application. 
(2) Appropriate fees for annexation. 
(3) Two (2) sets of street lighting plans approved by Transportation Department. 
(4) Streetlight Authorization form from SCE, IID or other electric provider. 
 
or as approved by the Director of Transportation. 

Not Satisfied 60 TRANS - Sight Distance Analysis 060 - Transportation.  2 

Adequate sight distance shall be provided in accordance with Standard. No. 821, Ordinance No. 
461.11 or as approved by the Director of Transportation. 

Not Satisfied 60 TRANS - Submit Grading Plans 060 - Transportation.  3 

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

Not Satisfied Credit / Reimbursement 060 - Transportation.  4 

In order to receive any fee credit or reimbursement for improvements, the project proponent shall 
contact the Transportation Department and enter into an agreement for fee credit or reimbursement 
prior to advertising. All work shall be preapproved by and shall comply with the requirements of the 
Transportation Department and the public contracts code in order to be eligible for fee credit or 
reimbursement. 
 
To enter into an agreement, please contact our Funding Programs group at (951) 955-1667. 
 
For more information regarding the public work bidding requirements please visit the following link:  
http://rctlma.org/trans/Land-Development/Funding-Programs/Road-and-Bridge-Benefit-District-RBB
D/Public-Works-Bidding-Requirements. 

Not Satisfied RCTD-MAP-WQ - Santa Margarita Region - FINAL WQMP 
R 

060 - Transportation.  5 

The project is located in the Santa Margarita watershed. An approved Water Quality Management 
Plan (WQMP) is required prior to recordation of a final map or issuance of a grading permit. The 
project shall submit a single PDF on two CD/DVD copies, in accordance with the latest version of 
the WQMP manual, found at https://rctlma.org/trans/Land-Development/WQMP, see County-specific 
WQMP. Prior to opening model home complexes, sales offices, or using roads, the San Diego 
Regional Board requires fully functioning BMPs in place. The County encourages BMP phasing or 
Self-Retaining areas, see template for guidance. In addition, the project proponent shall ensure that 
the effects of increased peak flowrate for the 1, 3, 6, 24-hour storm events for the 2, 5, and 10-year 
return periods from the project are mitigated. Projects within an airport influence area may require 
less than 48-hour drawdown times. All details necessary to build BMPs per the  
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Transportation 

Not Satisfied RCTD-MAP-WQ - Santa Margarita Region - FINAL WQMP 
R 

060 - Transportation.  5 

WQMP shall be included on the grading plans. 

70. Prior To Grading Final Inspection 

Planning-CUL 

Not Satisfied Artifact Disposition 070 - Planning-CUL.  1 

In the event cultural resources are identified during ground disturbing activities, the landowner(s) 
shall relinquish ownership of all cultural resources and provide evidence to the satisfaction of the 
County Archaeologist that all archaeological materials recovered during the archaeological 
investigations (this includes collections made during an earlier project, such as testing of 
archaeological sites that took place years ago), have been handled through the following methods.  
Any artifacts identified and collected during construction grading activities are not to leave the 
project area and shall remain onsite in a secure location until final disposition. 
 
Historic Resources 
All historic archaeological materials recovered during the archaeological investigations (this includes 
collections made during an earlier project, such as testing of archaeological sites that took place 
years ago), have been curated at the Western Science Center, a Riverside County curation facility 
that meets State Resources Department Office of Historic Preservation Guidelines for the Curation 
of Archaeological Resources. Evidence shall be in the form of a letter from the curation facility 
identifying that archaeological materials have been received and that all fees have been paid. 
 
Prehistoric and/or Tribal Cultural Resources 
One of the following treatments shall be applied.  
1. Preservation–in-place, if feasible is the preferred option.  Preservation in place means avoiding 
the resources, leaving them in the place where they were found with no development affecting the 
integrity of the resources. 
2. Reburial of the resources on the Project property. The measures for reburial shall be culturally 
appropriate as determined through consultation with the consulting Tribe(s)and include, at least, the 
following: Measures to protect the reburial area from any future impacts in perpetuity. Reburial shall 
not occur until all required cataloguing (including a complete photographic record) and analysis 
have been completed on the cultural resources, with the exception that sacred and ceremonial 
items, burial goods, and Native American human remains are excluded.  No cataloguing, analysis, 
or other studies may occur on human remains grave goods, and sacred and ceremonial items. Any 
reburial processes shall be culturally appropriate and approved by the consulting tribe(s). Listing of 
contents and location of the reburial shall be included in the confidential Phase IV Report. The 
Phase IV Report shall be filed with the County under a confidential cover and not subject to a Public 
Records Request.  
 
Human Remains 
Pursuant to State Health and Safety Code Section 7050.5, if human remains are encountered, no 
further disturbance shall occur until the County Coroner has made the necessary findings as to 
origin.  Further, pursuant to Public Resources Code Section 5097.98 (b), remains shall be left in 
place and free from disturbance until a final decision as to the treatment and their disposition has 
been made.  If the Riverside County Coroner determines the remains to be  
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Planning-CUL 

Not Satisfied Artifact Disposition (cont.) 070 - Planning-CUL.  1 

Native American, the Native American Heritage Commission shall be contacted by the Coroner 
within the period specified by law (24 hours).  Subsequently, the Native American Heritage 
Commission shall identify the “Most Likely Descendant”.  The Most Likely Descendant shall then 
make recommendations and engage in consultation with the property owner concerning the 
treatment of the remains and any associated items as provided in Public Resources Code Section 
5097.98. 

Not Satisfied Phase IV Monitoring Report 070 - Planning-CUL.  2 

Prior to Grading Permit Final Inspection, a Phase IV Cultural Resources Monitoring Report shall be 
submitted that complies with the Riverside County Planning Department’s requirements for such 
reports for all ground disturbing activities associated with this grading permit.  The report shall 
follow the County of Riverside Planning Department Cultural Resources (Archaeological) 
Investigations Standard Scopes of Work posted on the TLMA website.  The report shall include 
results of any feature relocation or residue analysis required as well as evidence of the required 
cultural sensitivity training for the construction staff held during the required pre-grade meeting and 
evidence that any artifacts have been treated in accordance to procedures stipulated in the Cultural 
Resources Management Plan. 

80. Prior To Building Permit Issuance 

BS-Grade 

Not Satisfied NO BUILDING PERMIT W/O GRADING PERMIT 080 - BS-Grade.  1 

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

Not Satisfied ROUGH GRADE APPROVAL 080 - BS-Grade.  2 

Prior to the issuance of any building permit, the applicant shall obtain rough grade approval and/or 
approval to construct from the Building and Safety Department. The Building and Safety 
Department must approve the completed grading of your project before a building permit can be 
issued. Rough Grade approval can be accomplished by complying with the following: 
1. Submitting a “Wet Signed” copy of the Soils Grading Report containing substantiating data from 
the Soils Engineer (registered geologist or certified geologist, civil engineer or geotechnical 
engineer as appropriate) for his/her certification of the project. 
2. Submitting a “Wet Signed” copy of the Rough Grade certification from a Registered Civil Engineer 
certifying that the grading was completed in conformance with the approved grading plan. 
3. Requesting a Rough Grade Inspection and obtaining rough grade approval from a Riverside 
County inspector. 
4. Rough Grade Only Permits: In addition to obtaining all required inspections and approval of all 
final reports, all sites permitted for rough grade only shall provide 100 percent vegetative coverage 
or other means of site stabilization as approved by the County Inspector prior to receiving a rough 
grade permit final. 
Prior to release for building permit, the applicant shall have met all rough grade requirements to 
obtain Building and Safety Department clearance. 
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Not Satisfied EMWD WATER AND SEWER SERVICE  080 - E Health.  1 

Provide documentation that establishes water and sewer service from EMWD. Any changes that 
does not establish water and sewer service to EMWD during building permit issuance may be 
subject to additional environmental review and revocation of DEH's approval of the project. 

Not Satisfied FOOD PLANS 080 - E Health.  2 

A total of three complete set of plans for each food establishment are needed including a fixture 
schedule, a finish schedule, and a plumbing schedule in order to ensure compliance with applicable 
California Health and Safety Code. 

Flood 

Not Satisfied Mitcharge - Use 080 - Flood.  1 

This project is located within the limits of the Murrieta Creek-Warm Springs Valley Area Drainage 
Plan (ADP).  The County Board of Supervisors has adopted this ADP to establish a drainage fee 
within the plan area pursuant to Ordinance No. 460 Section 10.25. 
 
This project may require earlier construction of downstream ADP facilities.  Therefore, the District 
recommends that this project be required to pay a flood mitigation fee.  The mitigation charge for 
this project shall be equal to the prevailing ADP fee rate multiplied by the area of the new 
development.  The charge is payable to the Flood Control District, and shall be paid after final 
approval of the staff report/conditions of approval by the Board of Supervisors and prior to issuance 
of permits.  Personal or corporate checks will not be accepted for payment. 

Planning 

Not Satisfied Bike Racks 080 - Planning.  1 

Bike rack spaces or bike lockers shall be shown on the project's parking and landscaping plan 
submitted to the Planning Department for approval. 
Commercial, office, service and other similar developments shall provide one (1) employee bicycle 
space for every twenty-five (25) parking spaces required, and one (1) patron or visitor bicycle space 
for every thirty-three (33) parking spaces required, with a minimum of four (4) bicycle spaces 
provided for the development. The bicycle spaces may include either Class I or Class II bicycle 
parking facilities. Based on the number of parking spaces provided (53) the applicant shall provide 
(3) bicycle spaces. 

Not Satisfied CAP Screening Table Measures 080 - Planning.  2 

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

Not Satisfied CEQA Filing 080 - Planning.  3 

Prior to building permit issuance, the applicant shall confirm filing of an NOD/NOE as applicable for 
the original entitlement application and filing of applicable filing fees. 
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Planning 

Not Satisfied Confirm Elevations & Floor Plans 080 - Planning.  4 

Elevations and Floor Plans of all buildings and structures submitted for building plan check approval 
shall be in substantial conformance with the elevations shown on APPROVED EXHIBITs. All 
architectural treatments and banding on tower elements shall be applied to all elevations of the 
buildings. 

Not Satisfied Construction Noise 080 - Planning.  5 

Building Plans shall note and construction shall comply that during all Project-related excavation 
and grading, the construction contractor(s) shall equip all construction equipment, fixed and mobile, 
with properly operating and maintained mufflers consistent with manufacturer standards. 
 
Building Plans shall note and construction shall comply that the contractor(s) shall locate equipment 
staging in areas that will create the greatest distance between construction-related noise/vibration 
sources and sensitive receptors (residences) nearest the Project site during all Project construction. 
 
Building Plans shall note and construction shall comply that the use of amplified music or sound is 
prohibited on the Project site during construction. 

Not Satisfied EV Charging Stations 080 - Planning.  6 

County Ordinance No.348, Section 18.12 c. (1) c. & d., states that all development projects that 
require fifty (50) or more parking spaces will be required to designate three (3) parking spaces for 
electrical vehicles and designate one (1) additional space for electrical vehicles for each additional 
fifty (50) parking spaces. Based on the parking spaces required (53) the applicant would be required 
to provide four (4) EV parking spaces. Each electrical vehicle parking space shall have a charging 
station. Charging stations if capable may service more than one electrical vehicle. The applicant’s 
site plan will illustrate the location of these spaces and charging stations. 

Not Satisfied Fee Status 080 - Planning.  7 

Prior to issuance of building permits for SP00265S03, CZ200034, and PPT200033, the Planning 
Department shall determine the status of the deposit-based fees for project. If the case fees are in a 
negative state, the permit holder shall pay the outstanding balance. 

Not Satisfied Lighting Plans 080 - Planning.  8 

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

Not Satisfied Renewable Energy Generation R2-CE1 080 - Planning.  9 

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

Not Satisfied Renewable Energy Generation R2-CE1 (cont.) 080 - Planning.  9 

tenant/particular use is known at that time. If the tenant or particular use is not known at that time, 
this condition should be deferred to the tenant improvement building permit and to any subsequent 
tenant improvement permits as tenants may change. 
 
Utilizing the energy demand calculated, the appropriate amount of solar panels shall be included 
with the related building permits to ensure their installation and operation.   
 
As it relates to the initial building permit, the roof shall be designed to accommodate rooftop 
mounted solar panels.  
 
[ALUC approval shall be required for rooftop mounted solar panels related glare prior to building 
permit issuance based on their separate conditions of approval and determination of consistency for 
this project.] 

Not Satisfied Required Applications 080 - Planning.  10 

No building permits shall be issued until CZ2000034 has been approved and adopted by the Board 
of Supervisors and has been made effective. 

Not Satisfied Roof Equipment Shielding 080 - Planning.  11 

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

Not Satisfied School Mitigation 080 - Planning.  12 

Impacts to the Temecula Valley USD shall be mitigated in accordance with California State law. 

Not Satisfied Wall/Fencing Plan Required 080 - Planning.  13 

A wall and fencing plan shall be submitted showing all wall and fence locations and typical views of 
all types of fences or walls proposed. This plan shall require anti-graffiti coatings on fences and 
walls, where applicable. This plan shall be in substantial conformance with the wall/fence locations 
and designs shown on APPROVED EXHIBITS. 

Survey 

Not Satisfied 80 SURVEY - Access Restrictions 080 - Survey.  1 

Lot access shall be restricted on Benton Road, with the exception of 36 FT WIDE OPENING located 
approximately 180 FT from Penfield Lane right of way. 

Not Satisfied 80 SURVEY - Survey Monumentation 080 - Survey.  2 

Prior to construction, if survey monuments including centerline monuments, tie points, property 
corners and benchmarks found it shall be located and tied out and corner records filed with the 
County Surveyor pursuant to Section 8771 of the Business & Professions Code. Survey points 
destroyed during construction shall be reset, and a second corner record filed for those points prior 
to completion and acceptance of the improvements. 
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Not Satisfied 80 - TRANSPORTATION - Landscape Inspection Deposit 
Re 

080 - Transportation.  1 

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

Not Satisfied 80 - TRANSPORTATION - Landscape Plot Plan/Permit Req 080 - Transportation.  2 

Landscape Plot Plan/Permit Required 
 
This condition applies to both onsite and offsite (ROW) landscaping: 
 
The developer/ permit holder shall:  
Prior to issuance of building permits, the developer/permit holder shall apply for a Plot Plan 
(Administrative/PPA) Landscape Permit (LSP) or Landscape Plot Plan (LPP) from TLMA Land Use 
along with applicable deposit (plan check and inspection are DBF fees). 
 
Provide construction level landscape plans in PDF (all sheets compiled in 1 PDF file), along with an 
electronic transmittal memo in PDF (include Owner contact, Developer, if not the same as the 
owner, Project manager, person or persons most likely to inquire about the status of the plans, 
Landscape Architect, Principal or LA signing the plans, Landscape Architect, Project Manager, 
person responsible for making the corrections, if different from above), and a current set of grading 
plans in PDF, and submit all three PDF files on a CD (compact Disc) with application.  The 
landscape plans shall be prepared in a professional manner by a California Licensed/Registered 
Landscape Architect and signed/stamped by such. 
 
Drawings shall be completed on County standard Transportation Department title block, plan sheet 
format (24 inch x 36 inch), 1:20 scale, north arrow, limit of work lines, hardscape features, graphic 
scale, and street names, etc. The landscaping plans shall be in conformance with the APPROVED 
EXHIBITS; in compliance with Ordinance No. 348, Section 18.12; Ordinance No. 859; and, be 
prepared consistent with the County of Riverside Guide to California Friendly Landscaping.  At 
minimum, plans shall include the following components:  
  
1) Landscape and irrigation working drawings (stamped) by a California certified/registered 
landscape architect;  
2) Weather-based controllers and necessary components to eliminate water waste;  
3) A copy of the (stamped) approved grading plans; and,  
4) Emphasis on native and drought tolerant species.  
  
When applicable, plans shall include the following components:  
 
1) Identification of all common/open space areas;  
2) Natural open space areas and those regulated/conserved by the prevailing MSHCP and or  
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Not Satisfied 80 - TRANSPORTATION - Landscape Plot Plan/Permit Req 080 - Transportation.  2 

ALUC;  
3) Shading plans for projects that include parking lots/areas;  
4) The use of canopy trees (24 inch box or greater) within the parking areas;  
5) Landscaping plans for slopes exceeding 3 feet in height;  
6) Landscaping and irrigation plans associated with entry monuments.  All monument locations 
shall be located outside of the ROW and dimensions shall be provided on the plan; and/or,  
7) If this is a phased development, then a copy of the approved phasing plan shall be submitted for 
reference.  
 
Please reference Landscape Plan Checklists available online at RCTLMA.org. 
  
NOTE: When the Landscaping Plot Plan is located within a special district such as LMD/CSA/CFD 
or Valleywide, the developer/permit holder shall submit plans for review to the appropriate special 
district for simultaneous review. The permit holder shall show evidence to the Transportation 
Department, Landscape Section that the subject district has approved said plans. Water Districts 
such as CVWD, TVWD, and EMWD may be required to approve plans prior to County approval. 
   
Upon verification of compliance with this condition and the APPROVED EXHIBITS, the 
Transportation Department, Landscape Section shall clear this condition. 

Not Satisfied 80 - TRANSPORTATION - Landscape Project Specific 
Requ 

080 - Transportation.  3 

Landscape Project Specific Requirements 
 
This condition applies to both onsite and offsite (ROW) landscaping: 
 
The developer/ permit holder shall:  
In addition to the requirements of the Landscape and Irrigation Plan submittal, the following project 
specific conditions shall be imposed:  
a. Landscape screening located from Penfield Ln to Benton St shall be designed to ensure full, 
opaque, coverage up to a minimum height of (35) feet at maturity except that planting within ten feet 
of an entry or exit driveway shall not be permitted to grow higher than eighteen (18) inches and no 
trees shall be planted within ten (10) feet of driveways, alleys, or street intersections. 
b. Project shall comply with the latest version of Ord. 859 ETo of .45, for commercial applications, 
.50 ETo for residential, or .70 ETo for recycled water uses. Project shall comply with the latest State 
Model Water Efficient Landscape Ordinance.  Project shall comply with the local servicing water 
purveyor/district/company landscape requirements including those related to recycled water. 
c. Project proponent shall design overhead irrigation with a minimum 24 inch offset from 
non-permeable surfaces, even if that surface drains into a permeable area. 
d. Landscaping plans shall incorporate the use of specimen (24 inch box or greater) canopy trees.  
All trees and shrubs shall be drawn to reflect the average specimen size at 15 years of age.  All 
trees shall be double or triple staked and secured with non-wire ties. 
e. Project shall prepare water use calculations as outlined in Ord 859.3. 
f. Trees shall be hydrozoned separately. 
g. Irrigation shall be designed using hydrozones by plant water type, irrigation type, and  
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Not Satisfied 80 - TRANSPORTATION - Landscape Project Specific 
Requ 

080 - Transportation.  3 

flat/sloped areas. 
h. The developer/ permit holder/landowner shall use the County of Riverside’s California Friendly 
Plant List when making plant selections. Use of plant material with a LOW or VERY LOW water use 
designation is strongly encouraged. 
i. All plant materials within landscaped areas shall be maintained in a viable growth condition 
throughout the useful plant life, and replaced with an equal or lessor water use plant. 
j. Project shall use County standard details for which the application is available in County Standard 
Detail Format. 
k. Monuments, boulders, and fan palms shall be located outside the County Maintained Road 
Right-of-Way (ROW). 
l. Restricted plant species noted in MSHCP documents shall not be used if MSHCP areas are 
adjacent to the project. 
m. Plant species shall meet ALUC requirements, if applicable. 
n. Hydroseeding is not permitted in stormwater BMP slope areas, container stock will be required on 
slopes. Trees must be located to avoid drainage swales and drain, utility, leach, etc. lines and 
structures. 
o. Landscape and irrigation plans must meet erosion control requirements of Ordinance 457. 
p. Project shall use (25) Percent point source irrigation type regardless of meeting the water budget 
with alternative irrigation methods, except as needed within stormwater BMP areas as noted in an 
approved WQMP document.  Point source is defined as one emitter (or two) located at each plant.  
In-line emitter tubing is not defined as point source for the purpose of this requirement. 
q. Typical Front Yard landscaping plans (construction document level package) shall be submitted to 
Transportation Department for approval.  Front yards shall not have turf lawns. 
r. Common areas and open space landscaping plans (construction document level package) shall 
be submitted to Transportation Department for approval. 
s. The project proponent or current property owner shall connect to a reclaimed water supply for 
landscape watering purposes when secondary or reclaimed water is made available to the site. 
t. Project shall install purple/reclaimed/recycled components as deemed necessary and as 
determined by the County and/or water district.  
u. Project proponent shall provide 12 inch wide concrete maintenance walkway on planter islands 
adjacent to parking spaces.  Concrete maintenance walkway shall be shown on landscape and 
grading plans, typical. 

Not Satisfied 80 TRANS - Annexation into a Maintenance District 080 - Transportation.  4 

The project proponent shall comply with County requirements within public road rights-of-way, in 
accordance with Ordinance No. 461.11. The project proponent shall provide assurance of 
maintenance of various facilities within the public road right-of-way by completing the annexation 
process with the applicable maintenance entity/district(s) for annexation into the Landscaping and 
Lighting Maintenance District No. 89-1-Consolidated by contacting the Transportation Department at 
(951) 955-6767, and/or any other maintenance district approved by the Transportation Department 
or by processing and filing a Landscape Maintenance Agreement as directed by the Transportation 
Department Plan Check Division. Said annexation may include the following: 
(1) Landscaping. 
(2) Streetlights. 
(3) Graffiti abatement of walls and other permanent structure(s). 
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Not Satisfied 80 TRANS - Annexation into a Maintenance District (cont.) 080 - Transportation.  4 

(4) Street sweeping. 
(5) WQMP BMP(s) or catch basin inserts. 
 
For street lighting, the project proponent shall contact the Transportation Department L&LMD 
89-1-C Administrator and submit the following: 
(1) Completed Transportation Department application. 
(2) Appropriate fees for annexation. 
(3) Two (2) sets of street lighting plans approved by Transportation Department. 
(4) Streetlight Authorization form from SCE, IID or other electric provider. 
 
or as approved by the Director of Transportation. 

Not Satisfied 80 TRANS - Lighting Plan 080 - Transportation.  5 

A separate street light plan and/or a separate bridge light plan shall be approved by the 
Transportation Department. Street and/or bridge lighting plan(s) shall be designed in accordance 
with County Streetlight Specification Chart found in Specification Section 22 of Ordinance No. 
461.11. For projects within SCE boundaries use County of Riverside Ordinance No. 461.11, 
Standard No. 1000. For projects within Imperial Irrigation District (IID) jurisdiction, the project shall 
use IID pole standard 

Not Satisfied 80 TRANS - Road Improvements (Plan) 080 - Transportation.  6 

Improvements plans for the following roadways shall be submitted for review and approval. 
 
[EXISTING MAINTAINED] 
Benton Road along the project is a County-maintained road designated as an Urban Arterial 
Highway and shall be widened with AC Pavement to install 8 in curb and gutter to be located 55 ft 
from centerline, within a 76 ft half-width dedicated right-of-way in accordance with County Standard 
No. 91, Ordinance No. 461.11. The existing pavement shall be reconstructed; or resurfacing as 
determined by the Transportation Department. In addition, a 5 FT meandering sidewalk per 
Standard No. 404. 
 
Note: 
 
1. Install commercial driveway per Standard No. 207A, Ordinance No. 461.11. 
 
[PART-WIDTH] 
Penfield Lane along project boundary is a paved road designated as a Local Road and shall be 
widened with AC pavement to 6 in curb and gutter to be located 20 ft from centerline, with a 
part-width pavement section extending an additional 12 ft beyond centerline in accordance with 
County Standard No. 105A, Section A within an existing 60 FT full-width dedicated right-of-way. The 
existing pavement shall be reconstructed; or resurfaced as determined by the Transportation 
Department. A 6-FT sidewalk shall be installed adjacent to the curb line. 
 
Note: 
 
1. Install commercial driveway per Standard No. 207A, Ordinance No. 461.11. 
 
The Project shall provide/acquire sufficient dedicated public right-of-way, environmental  
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Not Satisfied 80 TRANS - Road Improvements (Plan) (cont.) 080 - Transportation.  6 

clearances, and signed approval of all street improvement plans for the above improvements. The 
limits of the improvements shall be consistent with the approved Use Case unless otherwise 
specified in these conditions. Should the applicant fail to acquire the necessary off-site right of way, 
the map will be returned for redesign. 
 
or as approved by the Director of Transportation. 

Not Satisfied 80 TRANS - Utility Plan 080 - Transportation.  7 

All electrical power, telephone, communication, street lighting, and cable television lines shall be 
designed to be placed underground on the Improvement Plans in accordance with Ordinance No. 
460 for subdivisions and/or Ordinance No. 461.11 for road improvements. This also applies to all 
overhead lines 34 kilovolts or below along the project frontage and all offsite overhead lines in each 
direction of the project site to the nearest offsite pole. The Project shall coordinate with the serving 
utility companies to complete the final installations. This condition will be cleared after both of the 
following requirements are met:  
 
_ The Street Improvement Plans are approved. 
_ Transportation Department receives written proof that the Project has filed an application for the 
relocation of said utilities or said utility companies have initiated their relocation design. 

Not Satisfied RCTD-USE-WQ - ESTABLISH WQMP MAINT ENTITY 080 - Transportation.  8 

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

Not Satisfied RCTD-USE-WQ - IMPLEMENT WQMP 080 - Transportation.  9 

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

Not Satisfied TS / Geometrics 080 - Transportation.  10 

The intersection of Benton Road (EW) at Penfield Lane (NS) shall be improved to provide the 
following geometrics: 
 
  Northbound: one shared left-through-right lane 
  Southbound: one left-turn lane, one shared through-right lane 
  Eastbound:  one left-turn lane, two through lanes, one right-turn lane 
  Westbound:  one left-turn lane, two through lanes, one shared through-right lane 
  NOTE: A signal modification is required to accommodate the addition of an eastbound right-turn 
lane. 
 
The intersection of Benton Road (EW) at Pourroy Road (NS) shall be improved to provide the 
following geometrics: 
 
  Northbound: one shared left-through-right lane 
  Southbound: one left-turn lane, two through-lanes, one right-turn lane 
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Not Satisfied TS / Geometrics (cont.) 080 - Transportation.  10 

  Eastbound:  one left-turn lane, one shared through-right lane 
  Westbound:  one left-turn lane, one through lane, one shared through-right lane 
  NOTE: The project may pay its fair share towards providing the additional southbound left-turn 
lane, southbound through lane, and converting the westbound through lane to a shared 
through/right-turn lane. 
 
The intersection of Benton Road (EW) at Site Access (NS) shall be improved to provide the 
following geometrics: 
 
  Northbound: one right-turn lane 
  Eastbound:  two through-lanes, one right-turn lane 
  Westbound:  three through lanes 
 
The intersection of Penfield Lane (NS) at Site Access (EW) shall be improved to provide the 
following geometrics: 
 
  Northbound: one shared through-left lane 
  Southbound: one shared through/right-turn lane  
  Eastbound:  one shared left-right lane 
   
or as approved by the Transportation Department. 
 
All improvements listed are requirements for interim conditions only. Full right-of-way and roadway 
half sections adjacent to the property for the ultimate roadway cross-section per the County’s Road 
Improvement Standards and Specifications must be provided. 
 
Any off-site widening required to provide these geometrics shall be the responsibility of the 
landowner/developer. 

Waste Resources 

Not Satisfied 080 - Recyclables Collection and Loading Area 080 - Waste Resources.  1 

Trash Enclosures - prior to building permit issuance  
Prior to issuance of a building permit, the applicant shall submit one electronic (1) copy of a 
Recyclables Collection and Loading Area plot plan to the Riverside County Department of Waste 
Resources for review and approval. The plot plan shall conform to Design Guidelines for 
Recyclables Collection and Loading Areas, provided by the Department of Waste Resources, and 
shall show the location of and access to the collection area for recyclable materials, shall 
demonstrate space allocation for trash and recyclable materials and have the adequate signage 
indicating the location of each bin in the trash enclosure.   
The project applicant is advised that clearance of the Recyclables Collection and Loading Area plot 
plan only satisfies the Waste Resources’ conditions for Recyclables Collection and Loading Areas 
space allocation and other Recyclables Collection and Loading Area Guideline items.   Detailed 
drawings of the Trash Enclosure and its particular construction details, e.g., building materials, 
location, construction methods etc., should be included as part of the Project plan submittal to the 
Riverside County Department of Building and Safety. 
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Not Satisfied 080 - Waste Recycling Plan  080 - Waste Resources.  2 

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

90. Prior to Building Final Inspection 

BS-Grade 

Not Satisfied CURBS ALONG PLANTERS 090 - BS-Grade.  1 

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

Not Satisfied PRECISE GRADE APPROVAL 090 - BS-Grade.  2 

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

E Health 

Not Satisfied HAZMAT CLEARANCE 090 - E Health.  1 

Obtain clearance from the Hazardous Materials Management Division. 

Planning 

Not Satisfied Accessible Parking 090 - Planning.  1 

A minimum of three (3) accessible parking spaces for persons with disabilities, shall be provided as 
shown on APPROVED EXHIBITS. Each parking space reserved for persons with  
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Not Satisfied Accessible Parking (cont.) 090 - Planning.  1 

disabilities shall be identified by a permanently affixed reflectorized sign constructed of porcelain on 
steel, beaded text or equal, displaying the International Symbol of Accessibility.   
 
The sign shall not be smaller than 70 square inches in area and shall be centered at the interior end 
of the parking space at a minimum height of 80 inches from the bottom of the sign to the parking 
space finished grade or centered at a minimum height of 36 inches from the parking space finished 
grade, ground, or sidewalk. A sign shall also be posted in a conspicuous place, at each entrance to 
the off-street parking facility, not less than 17 inches by 22 inches, clearly and conspicuously stating 
the following: 
 
"Unauthorized vehicles not displaying distinguishing placards or license plates issued for physically 
handicapped persons may be towed away at owner's expense. 
    
In addition to the above requirements, the surface of each parking space shall have a surface 
identification sign duplicating the symbol of accessibility in blue paint of at least 3 square feet in 
size. 

Not Satisfied CAP Screening Table Measures 090 - Planning.  2 

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

Not Satisfied Curbs Along Planters 090 - Planning.  3 

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

Not Satisfied Install Bike Racks 090 - Planning.  4 

A bicycle rack shall be provided in convenient locations to facilitate bicycle access to the project 
area. The bicycle racks shall be shown on project landscaping and improvement plans submitted for 
Planning Department approval and shall be installed in accordance with those plans. Based on the 
number of parking spaces provided (53) the applicant shall provide (3) bicycle spaces. 

Not Satisfied Ordinance No. 659 (DIF) 090 - Planning.  5 

Prior to the issuance of either a certificate of occupancy or prior to building permit final inspection, 
the applicant shall comply with the provisions of Riverside County Ordinance No. 659, which 
requires the payment of the appropriate fee set forth in the Ordinance. Riverside County Ordinance 
No. 659 has been established to set forth policies, regulations and fees related to the funding and 
installation of facilities and the acquisition of open space and habitat necessary to address the direct 
and cumulative environmental effects generated by new development project described and defined 
in this Ordinance, and it establishes the authorized uses of the fees collected. 
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Not Satisfied Ordinance No. 659 (DIF) (cont.) 090 - Planning.  5 

  
The amount of the fee for commercial or industrial development shall be calculated on the basis of 
the "Project Area," as defined in the Ordinance, which shall mean the net area, measured in acres, 
from the adjacent road right-of-way to the limits of the project development. The Project Area for 
PPT200033 has been calculated to be at a total of 2.19 acres (net). 

Not Satisfied Ordinance No. 810 (WRMSHCP) 090 - Planning.  6 

Prior to the issuance of a certificate of occupancy, or upon building permit final inspection prior to 
use or occupancy for cases without final inspection or certificate of occupancy (such as an SMP), 
whichever comes first, the applicant shall comply with the provisions of Riverside County Ordinance 
No. 810, which requires the payment of the appropriate fee set forth in the Ordinance. The amount 
of the fee will be based on the "Project Area" as defined in the Ordinance and the aforementioned 
Condition of Approval. The Project Area for PPT200033 is calculated to be a total of 2.19 acres 
(net). 

Not Satisfied Parking Paving Material 090 - Planning.  7 

A minimum of fifty-three (53) parking spaces shall be provided as shown on the APPROVED 
EXHIBITS, unless otherwise approved by the Planning Department and pursuant to the prior 
condition of approval titled Parking Spaces Verification and any approved parking plan. The parking 
area shall be surfaced with asphaltic concrete or concrete to current standards as approved by the 
Department of Building and Safety. Vacuum parking stall covers would be made of vinyl, metal, or 
similar material (no canvas). 

Not Satisfied Planning Field Inspection 090 - Planning.  8 

Prior to final inspection, the developer/permit holder shall contact the Planning Department to 
conduct a final inspection.  Planning Department will inspection for, but not limited to; project site 
layout, elevations, floor plans, all parking spaces (including vacuum stalls), design, trash enclosures 
with bins, screen walls, etc. 

Not Satisfied Renewable Energy Generation R2-CE1 Installed 090 - Planning.  9 

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

Not Satisfied Roof Equipment Shielding 090 - Planning.  10 

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

Not Satisfied SKR Fee Condition 090 - Planning.  11 

Prior to final inspection, the applicant shall comply with the provisions of Riverside County 
Ordinance No. 663, which generally requires the payment of the appropriate fee set forth in that 
ordinance.  The amount of the fee required to be paid may vary depending upon a variety of 
factors, including the type of development application submitted and the applicability of any  
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Not Satisfied SKR Fee Condition (cont.) 090 - Planning.  11 

fee reduction or exemption provisions contained in Riverside County Ordinance No. 663. Said fee 
shall be calculated on the approved development project which is anticipated to be 2.47 acres 
(gross) in accordance with APPROVED EXHIBITS. 
 
If the development is subsequently revised, this acreage amount may be modified in order to reflect 
the revised development project acreage amount. In the event Riverside County Ordinance No. 663 
is rescinded, this condition will no longer be applicable. 

Not Satisfied Trash Enclosures 090 - Planning.  12 

Three (3) trash enclosures (one for each building) which are adequate to enclose a minimum of 
three (3) bins shall be located as shown on the APPROVED EXHIBITS and shall be constructed 
prior to the issuance of occupancy permits. The enclosure(s) shall be a minimum of six (6) feet in 
height and shall be made with masonry block and landscaping screening and a solid gate which 
screens the bins from external view. Additional enclosed area for collection of recyclable materials 
shall be located within, near or adjacent to each trash and rubbish disposal area. The recycling 
collection area shall be a minimum of fifty percent (50%) of the area provided for the trash/rubbish 
enclosure{s) or as approved by the Riverside County Waste Management Department. All recycling 
bins shall be labeled with the universal recycling symbol and with signage indicating to the users the 
type of material to be deposited in each bin.  

Not Satisfied Utilities Underground 090 - Planning.  13 

All utilities, except electrical lines rated 33 kV or greater, shall be installed underground. If the 
permittee provides to the Department of Building and Safety and the Planning Department a 
definitive statement from the utility provider refusing to allow underground installation of the utilities 
they provide, this condition shall be null and void with respect to that utility. 

Transportation 

Not Satisfied 90 - TRANSPORTATION - Landscape Inspection and 
Droug 

090 - Transportation.  1 

Landscape Inspection and Drought Compliance  
 
This condition applies to both onsite and offsite (ROW) landscaping: 
 
The developer/ permit holder shall:  
 
The developer/permit holder shall coordinate with their designated landscape representative and 
the Transportation Department landscape inspector to ensure all landscape planting and irrigation 
systems have been installed in accordance with APPROVED EXHIBITS, landscaping, irrigation, and 
shading plans.  The Transportation Department will ensure that all landscaping is healthy, free of 
weeds, disease and pests; and, irrigation systems are properly constructed and determined to be in 
good working order. The developer/permit holder's designated landscape representative and the 
Transportation Department landscape inspector shall determine compliance with this condition and 
execute a Landscape Certificate of Completion.  All landscape inspection deposits and plan check 
fees shall be paid. 
 
Upon determination of compliance, the Transportation Department, Landscape Section shall clear 
this condition. 
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Not Satisfied 90 TRANS - Complete Landscaping Installation 090 - Transportation.  2 

Landscaping within public road right-of-way shall comply with Transportation Department standards 
and Ordinance No. 461.11 and shall require approval by the Transportation Department. 
Landscaping shall be installed along the streets associated with this development. Landscaping 
within public road right-of-way shall comply with Transportation Department standards, policies, 
guidelines, and Ordinance No. 461.11 and shall require the approval from the Transportation 
Department. 
 
or as approved by the Director of Transportation. 

Not Satisfied 90 TRANS - Regional Transportation Fees 090 - Transportation.  3 

Prior to the time of issuance of a Certificate of Occupancy or upon final inspection, whichever 
occurs first, the Project shall pay fees in accordance with the fee schedule in effect at the time of 
payment:  
 
_All Transportation Uniform Mitigation Fees (TUMF) in accordance with Ordinance No. 824. 
_All Fees for Zone D of the Southwest Road and Bridge Benefit District for a project gross acreage 
of 2.185 per acre. 

Not Satisfied 90 TRANS - Road Improvements (Installation) 090 - Transportation.  4 

The following roadways shall be constructed in accordance with approved improvement plans. 
 
[EXISTING MAINTAINED] 
Benton Road along the project is a County-maintained road designated as an Urban Arterial 
Highway and shall be widened with AC Pavement to install 8 in curb and gutter to be located 55 ft 
from centerline, within a 76 ft half-width dedicated right-of-way in accordance with County Standard 
No. 91, Ordinance No. 461.11. The existing pavement shall be reconstructed; or resurfacing as 
determined by the Transportation Department. In addition, a 5 FT meandering sidewalk per 
Standard No. 404. 
 
Note: 
 
1. Install commercial driveway per Standard No. 207A, Ordinance No. 461.11. 
 
[PART-WIDTH] 
Penfield Lane along project boundary is a paved road designated as a Local Road and shall be 
widened with AC pavement to 6 in curb and gutter to be located 20 ft from centerline, with a 
part-width pavement section extending an additional 12 ft beyond centerline in accordance with 
County Standard No. 105A, Section A within an existing 60 FT full-width dedicated right-of-way. The 
existing pavement shall be reconstructed; or resurfaced as determined by the Transportation 
Department. A 6-FT sidewalk shall be installed adjacent to the curb line. 
 
Note: 
 
1. Install commercial driveway per Standard No. 207A, Ordinance No. 461.11. 
 
The Project shall provide/acquire sufficient dedicated public right-of-way, environmental clearances, 
and signed approval of all street improvement plans for the above improvements.  
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Not Satisfied 90 TRANS - Road Improvements (Installation) (cont.) 090 - Transportation.  4 

The limits of the improvements shall be consistent with the approved Use Case unless otherwise 
specified in these conditions. Should the applicant fail to acquire the necessary off-site right of way, 
the map will be returned for redesign. 
 
or as approved by the Director of Transportation. 

Not Satisfied 90 TRANS - Utility Installation 090 - Transportation.  5 

Electrical power, telephone, communication, street lighting, and cable television lines shall be 
installed underground in accordance with Ordinance Nos. 460 and 461.11, or as approved by the 
Transportation Department. This also applies to all overhead lines 34 kilovolts or below along the 
project frontage and all offsite overhead lines in each direction of the project site to the nearest 
offsite pole. A certificate should be obtained from the pertinent utility company and submitted to the 
Department of Transportation as proof of completion for clearance.  
 
In addition, the Project shall ensure that streetlights are energized and operational along the streets 
of those lots where the Project is seeking Building Final Inspection (Occupancy). 

Not Satisfied RCTD-USE-WQ - WQMP COMPLETION 090 - Transportation.  6 

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

Waste Resources 

Not Satisfied 090 - Recyclables Collection and Loading Area Inspection 090 - Waste Resources.  1 

 Prior to final building inspection, the applicant shall construct the recyclables collection and loading 
area in compliance with the Recyclables Collection and Loading Area plot plan, as approved and 
stamped by the Riverside County Department of Waste Resources, and as verified by the Riverside 
County Building and Safety Department through site inspection. 

Not Satisfied 090 - Waste Reporting Form and Receipts 090 - Waste Resources.  2 

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