CITY OF WILDOMAR
PLANNING COMMISSION

Commission Members
Chairman Robert Devine - Vice-Chairman Harv Dykstra
Gary Andre - Scott Nowak - Miguel Casillas

REGULAR MEETING
WEDNESDAY, NOVEMBER 4, 2009 AT 7:00 P.M.
Council Chambers, Wildomar City Hall, 23873 Clinton Keith Road, Wildomar, CA 92595

PUBLIC COMMENTS: Prior to the business portion of the agenda, the Planning Commission will receive public comments
regarding any agenda items or matters within the jurisdiction of the governing body. This is the only opportunity for public input
except for scheduled public hearing items. The Chairperson will separately call for testimony at the time of each public hearing.
If you wish to speak, please complete a “Public Speaker/Comment Card” available at the door. The completed form is to be
submitted to the Chairperson prior to an individual being heard. Lengthy testimony should be presented to the Planning
Commission in writing (8 copies) and only pertinent points presented orally. The time limit established for public comments is
three minutes per speaker or less if a large number of requests are received on a particular item.

AGENDA

1.0 CALL TO ORDER

1.1  RollCall
1.2 Pledge of Allegiance

2.0 PUBLIC COMMENT: Members of the audience may comment on matters that are not included on the
agenda. Each person will be allowed three (3) minutes or less if a large number of requests are received
on a particular item. No action may be taken on a matter raised under “public comment” until the matter
has been specifically included on an agenda as an action item.

3.0 APPROVAL OF MINUTES:

3.1  Approval of the September 16, 2009 Regular Meeting Minutes.
3.2 Approval of the October 7, 2009 Regular Meeting Minutes.

4.0 CONTINUED PUBLIC HEARING ITEMS: The Planning Commission will review the
proposed request, receive public input and consider action for the following items:




4.1  CONDITIONAL USE PERMIT 09-0265: The project proposes to change the zoning
from Rural Residential (R-R) to General Commercial (C-1/C-P) for three parcels
and locate a 5,280 square foot modular building and outdoor wholesale nursery
on a 1.54 acre site on the northwest corner of Almond Street and Bundy Canyon
Road, APNs: 366-210-052, 366-210-053, & 366-210-054.

Environmental Determinations: In accordance with the California Environmental
Quality Act (CEQA) a Mitigated Negative declaration has been recommended for
adoption.

5.0 PUBLIC HEARING ITEMS: The Planning Commission will review the proposed request,
receive public input and consider action for the following items:

None.

6.0 GENERAL BUSINESS ITEMS:

6.1  Zoning Ordinance Modification — Second Dwelling Units.
6.2  Zoning Ordinance Modification — Trailer and Boat Storage, Mini Warehouses

7.0 ADMINISTRATIVE HEARINGS REPORT:

None.

8.0 PLANNING DIRECTOR’S REPORT: This item is reserved for the Planning Director to
comment or report on items not on the agenda. No action will be taken.

9.0 PLANNING COMMISSION COMMENTS: This portion of the agenda is reserved for
Planning Commission business, for the Planning Commission to make comments on
items not on the agenda, and/or for the Planning Commission to request information
from staff.

10.0 ADJOURNMENT
The next scheduled Regular Meeting of the City of Wildomar Planning Commission is
December 2, 2009 at 7:00 P.M.

RIGHT TO APPEAL: Any decision of the Planning Commission may be appealed to the City Council within ten (10) calendar days after the date
of Planning Commission’s action.

REPORTS: All agenda items and reports are available for review at Wildomar City Hall, 23873 Clinton Keith Road, Suite 201, Wildomar,
California 92595. Any writings or documents provided to a majority of the Planning Commission regarding any item on this agenda (other than
writings legally exempt from public disclosure) will be made available for public inspection at City Hall during regular business hours. If you
wish to be added to the regular mailing list to receive a copy of the agenda, a request must be made through the Planning Department in
writing or by e-mail.
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PUBLIC COMMENTS: Prior to the business portion of the agenda, the Planning Commission will receive public comments regarding any agenda
items or matters within the jurisdiction of the governing body. This is the only opportunity for public input except for scheduled public hearing
items. The Chairperson will separately call for testimony at the time of each public hearing. If you wish to speak, please complete a “Public
Speaker/Comment Card” available at the door. The completed form is to be submitted to the Chairperson prior to an individual being heard.
Lengthy testimony should be presented to the Planning Commission in writing (8 copies) and only pertinent points presented orally. The time
limit established for public comments is three minutes per speaker.

ADDITIONS/DELETIONS: Items of business may be added to the agenda upon a motion adopted by a minimum 2/3 vote finding that there is a
need to take immediate action and that the need for action came to the attention of the City subsequent to the agenda being posted. Items
may be deleted from the agenda upon request of staff or upon action of the Planning Commission.

ADA COMPLIANCE: If requested, the agenda and backup materials will be made available in appropriate alternative formats to persons with a
disability, as required by Section 202 of the Americans With Disabilities Act of 1990 (42 U.S.C. Sec. 12132), and the federal rules and regulations
adopted in implementation thereof. Any person who requires a disability-related modification or accommaodation, including auxiliary aids or
services, in order to participate in the public meeting may request such modification, accommodation, aid or service by contacting the Planning
Department either in person or by telephone at (951) 667-7751, no later than 10:00 A.M. on the day preceding the scheduled meeting.

POSTING STATEMENT: On October 30, 2009, a true and correct copy of this agenda was posted at the three designated posting places:
Wildomar City Hall, 23873 Clinton Keith Road; U. S. Post Office, 21392 Palomar Street; and the Mission Trail Library, 34303 Mission Trail Blvd.
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FIGURE 3 — AERIAL OF PROJECT SITE



lll. ENVIRONMENTAL CHECKLIST
BACKGROUND

1. Project Title:
DLC Almond Office (09-0265)
2. Lead Agency Name and Address:
City of Wildomar; 23873 Clinton Keith Road, Suite 201, Wildomar, CA 92595
3. Contact Person and Phone Number:
Alia Kanani; (951) 677-7751
4. Project Location:
Corner of Bundy Canyon and Almond Street; Assessors Parcel Number of 366-210-052
5. Project Sponsor’s Name and Address:
MDMG, Inc.; 41635 Enterprise Circle North, Suite B, Temecula, CA 92590
6. General Plan Designation:
Current: Commercial Retail (CR)
Proposed with General Plan Amendment: No changes proposed.
7. Zoning:
Current: Rural Residential (R-R)
Proposed with Change of Zone: General Commercial Zone (C-1/C-P)
8. Description of Project:

The proposed project consists locating a 5,280 square foot modular building and outdoor
wholesale nursery on a 1.54 acre site. The City development approval applications include a
zone change of three lots and a conditional use/plot plan application.

9. Surrounding Land Uses and Setting:
North — Zoning: Rural Residential; Land Use: Commercial/Industrial buildings
South - Zoning: Rural Residential; Land Use: Mobile homes
East — Zoning: Rural Residential; Land Use: Commercial/Industrial buildings

West - Zoning: One-Family Dwelling Unit; Land Use: Single-Family Homes



10. Other Public Agencies Whose Approval is Required:

None.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project. involving at
least one impact that is a “Potentially Significant Impact,” as indicated by the checklist on the
following pages. Potentially significant impacts that are mitigated to “Less Than Significant” impact
are not shown here.

[

I N B I A

Aesthetics
Biological Resources

Hazards/Hazardous
Materials

Mineral Resources

Public Services
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Transportation/
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AGRICULTURE RESOURCES. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact
a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland),
as shown on the maps prepared pursuant to v
the Farmland Mapping and Monitoring Program
of the California Resources Agency, to non-
agricultural use?
b) Conflict with existing zoning for agricultural use, v
or a Williamson Act contract?
c) Involve other <changes in the existing
environment which, due to their location or v
nature, could result in conversion of Farmland,
to non-agricultural use?
In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to
the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of
Conservation as an optional model to use in assessing impacts on agriculture and farmland.
DISCUSSION
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use?
No Impact
The site is not classified as Prime Farmland, Unique Farmland or Farmland of Statewide Importance
by the Farmland Mapping and Monitoring Program of the California Resources Agency; therefore,
there is no potential to convert farmland to non-agricultural uses. According to a MSHCP report
prepared by Principe and Associates for all three lots (366-210-052, 366-210-053 and 366-210-054)
the site is not in an Agricultural Operations Area. The site is located within an urbanized area and is
identified for urban development, not agricultural use, as identified in the City of Wildomar
General Plan. As a result, no impacts are anticipated and no mitigation measures are required.
b)  Conflict with existing zoning for agricultural use, or a Williamson Act contract?

No Impact

The project will not conflict with the existing zoning or an existing agricultural use, or a Williamson
Act contract. Because there are no existing agricultural zoning or agricultural land use on the
property and no agricultural uses envisioned in the future, no impacts are anticipated and no
mitigation measures are required.

14




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

No Impact

The proposed project will not involve other changes in the existing environment which, due to their
location or nature, could result in conversion of farmland to non-agricultural uses. The project site
and several of the surrounding parcels have been converted to residential land uses, commercial
uses and are not being utilized for agricultural cultivation. As a result, no impacts are anticipated
and no mitigation measures are required.

STANDARD CONDITIONS & REQUIREMENTS
None.
MITIGATION MEASURES

None.
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3. AIR QUALITY. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Conflict with or obstruct implementation of

the applicable air quality plan? v

b) Violate any air quality standard or contribute
substantially to an existing or projected air v
quality violation?

c) 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 v
standard (including releasing emissions, which
exceed quantitative thresholds for ozone
precursors)?

d) Expose sensitive receptors to substantial
pollutant concentrations?

e) Create objectionable odors affecting a
substantial number of people?

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

Less Than Significant Impact

The proposed veterinary hospital is located within the City of Wildomar and within the South Coast
Air Basin (SoCAB), which is under the jurisdiction of the South Coast Air Quality Management
District (AQMD). The SCAQMD has adopted the 2007 Air Quality Management Plan (AQMP). The
2007 AQMP is based on socioeconomic forecasts (including population estimates) provided by the
Southern California Association of Governments (SCAG). The City of Wildomar General Plan is
consistent with SCAG's Regional Growth Management Plan and SCAQMD's Air Quality Management
Plan. This project is consistent with the General Plan Land Use Designations that were used in the
development of the AQMP. As a result, the proposed project is consistent with the AQMP and is not
expected to obstruct the implementation of the 2007 AQMP.

The project is limited to a 5,280 square foot modular building and outdoor wholesale nursery on a
1.54 acre lot. The wholesale nursery is expected to generate an average of 13 AM daily vehicle trips
and an average of 27 PM daily trips. The trip generation rates were based on the proposed 5,280
square foot modular building for wholesale nursery. Most of these vehicle trips will access the
citywide road network via Almond Ave and Bundy Canyon Road. It is not anticipated that the
average daily trips of employees and occasional client to the wholesale nursery will be considered
significant and have permanent air quality impacts. Consequently, the proposed project will not
conflict with or obstruct the implementation of the applicable regional air quality plan. As a result,
no significant impacts are anticipated and no additional mitigation measures are required.
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b)

Violate any air quality standard or contribute substantially to an existing or projected air quality
violation?

Less Than Significant Impact with the Incorporated Mitigation

The project is limited to a 5,280 square foot modular building and outdoor wholesale nursery on a
1.54 acre lot. While the proposed project will result in additional vehicle trips on the citywide road
network, it is not anticipated that the average daily trips of employees and occasional client to the
wholesale nursery will be considered significant and have permanent air quality impacts.

The proposed project will generate temporary construction related air quality impacts. These
impacts are temporary in nature and are directly related to grading and construction activities of
the site development. The air quality analysis contained in this Section includes project grading,
infrastructure construction, building construction, paving, and landscape installation. Construction
of the wholesale nursery is anticipated to occur over a period of 60 days in winter of late 2009 and
early 2010. In addition the proposed building for the wholesale nursery is limited to a prefabricated
modular building that will be placed on permanent therefore limiting the amount of construction
for the actual building. The mitigated construction air quality emissions are summarized in Table 2.
Construction related mitigation measures (AQ-1 through AQ-5) will be implemented reduce the
temporary air quality impacts due to grading and construction activities. Construction of the
wholesale nursery is not expected to exceed the thresholds for air quality emissions from an
individual project have been established by the SCAQMD for the Southern California Air Basin
(SoCAB).

TABLE 2 - MITIGATED AVERAGE DAILY CONSTRUCTION AIR POLLUTION EMISSIONS

(pounds/day) *
ROG NOx co SO2 | PM10 | PM2.5
Winter 2009/2010 7.14 26.52 14.12 0.00 2.54 1.48
SCAQMD Significance Threshold 55 100 550 150 150 55
Exceeds Threshold in Summer? No No No No No No
Exceeds Threshold in Winter? No No No No No No

* Construction to occur in winter of late 2009 and early 2010.

Area wide and Operational emissions from project-related traffic were calculated using the
URBEMIS air quality model. The model was used to calculate the area and source emissions and
the resulting operational emissions for an assumed project build-out in 2010. The results are
shown in the Table 3 for summer and winter. As indicated below, there is no operational air quality
impacts associated with implementation of the proposed project.
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TABLE 3 - MITIGATED AVERAGE DAILY OPERATIONAL & AREAWIDE AIR POLLUTION

EMISSIONS

(pounds/day)

ROG NOx co S02 PM10 | PM2.5
Summer 0.62 0.80 7.30 0.01 0.07 0.05
Winter 0.54 0.92 5.57 0.01 0.06 0.04
SCAQMD Significance Threshold 55 55 550 150 150 55
Exceeds Threshold in Summer? No No No No No No
Exceeds Threshold in Winter? No No No No No No

Recent changes to State Law, the Global Warming Solutions Act of 2006, have established
requirements to begin to deal with greenhouse gas emissions in California. One of the requirements in
the law is for environmental documents to identify carbon dioxide emissions that are expected to
occur as a result of the construction and operation of projects within the State. The anticipated
carbon dioxide emissions during project construction and operation for both summer and winter
periods are contained in Table 4 below.

Table 4 - MITIGATED CARBON DIOXIDE AIR POLLUTION EMISSIONS

(pounds/day)
Construction Operation
Summer 2,371.72 639.66
Winter 2,371.72 583.47

Global climate change has become a major concern in recent years. While the exact effects of
global climate change are not known, the best scientific opinions believe that over the next century
the average temperature on the planet will increase between 2 and 5 degrees Celsius (3% to 9
degrees Fahrenheit). The long term consequences of this increase in temperature include a variety
of events that could potentially be destructive to human civilizations. Some of the potential
changes that could result from planetary climate change include substantial increases in sea level,
increased drought and desertification, reductions in global agriculture and food supplies, impacts
to existing ecosystems, and a possible re-initiation of an ice age if oceanic circulation in the North
Atlantic Ocean is effected. In the future, California will probably be most affected by increasing sea
levels, extended drought conditions, increased flooding, and more severe wildfires.

Given the planet-wide causes of global climate change, it is unlikely that any substantial reduction in
the rate or magnitude of climate change is possible at the local level. Long-term solutions to global
climate change will probably require extensive reductions in the use of fossil fuels and the increases in
the use of alternate energy sources. On the level of a small scale development project, there are a
number of items that could help minimize the severity of the adverse effects of global climate change.
These items include increased energy efficiency (including the use of light colored/highly reflective
roof materials), enhanced land use connectivity (between work, services, school and recreation),
reductions in vehicle miles driven, increases in mass transit use, and increased open space
conservation.

As discussed in this Section, the construction and operation of the proposed project will not violate

air quality standards, exceed AQMD significance thresholds, and by inference, significantly impact
air quality. Even though no significant air quality impacts are anticipated, essential air quality
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c)

d)

e)

mitigation measures addressing particulate matter and volatile organic gases are being
incorporated into this project to ensure construction compatibility with the surrounding area. As a
result, the air quality impacts are expected to be less than significant.

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

(including releasing emissions which exceed quantitative thresholds for ozone precursors)?

Less Than Significant Impact

The proposed project has the potential to contribute toward in a cumulatively net increase of any
criteria pollutant for which the South Coast Air Basin is a non-attainment area under an applicable
air quality standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors). However, all of Southern California is within a non-attainment region for these criteria
pollutants (ozone and particulate matter). Consequently, the project will probably result in an
insignificant incremental increase that is not expected to significantly contribute to the non-
attainment status of the region. As a result, and pursuant to CEQA Guidelines Section 15064(h),
these impacts are considered less than significant and no additional mitigation measures beyond
those listed below are required.

Expose sensitive receptors to substantial pollutant concentrations?

Less Than Significant Impact with the Incorporated Mitigation

Sensitive receptors to substantial pollutant concentrations include population groups which are
more susceptible to air pollution (i.e. sensitive receptors) include young children, the elderly, and
the acutely and chronically ill (especially those with cardio-respiratory disease). The properties to
the north and west are developed with a commercial/industrial uses. The two properties to the
south are owned by the same property owner as the proposed project site and are mostly vacant
with the exception of several mobile homes. The properties to east, across Almond Street, are
residential. It is not anticipated that the properties immediately adjacent contain sensitive
receptors. The nearest sensitive receptor is Elsinore High School, which is located on the south side
of Bundy Canyon across the street from the project site. Schools can be considered sensitive
receptors. While the high school is not immediately adjacent to the project site, it is on the south
side of Bundy Canyon Road across the street from the project site, construction mitigation
measures (AQ-1 through AQ-5) will be implemented reduce the impacts to sensitive receptors to
less than significant.

Create objectionable odors affecting a substantial number of people?

Less Than Significant Impact

Many agricultural and industrial businesses can create objectionable odors. Examples include
dairies, composting operations, refineries, chemical plants, fiberglass molding, wastewater
treatment plants, and landfills. The project, a wholesale nursery, may include storage of fertilizers
(less than 200 pounds) and chemicals to be used in offsite landscaping operations. Storage of
chemicals and fertilizers for landscaping is regulated by the Riverside County Agricultural
Commissioner’s Office as part of the nursery stock certificate for the wholesale nursery. It is not
expected that these chemicals and fertilizers will create objectionable odors with the potential to
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affect a substantial number of people as they will be only stored for use offsite. There is the
possibility that potentially objectionable odors may result from project construction. Any impacts
which may occur during project construction will be of short duration and are not expected to
effect nearby residents. As a result, no significant impacts are anticipated and no additional
mitigation measures are required.

STANDARD CONDITIONS & REQUIREMENTS

The project will comply with regional rules such as SCAQMD Rules 402, 403 and 404, which
would assist in reducing short-term air pollutant emissions. These dust suppression
techniques are summarized below.

a. Portions of the construction site to remain inactive longer than a period of three
months will be seeded and watered until grass cover is grown or otherwise stabilized
in a manner acceptable to the City.

b. All onsite roads will be paved as soon as feasible or watered periodically or chemically
stabilized.

c.  All material transported offsite will be either sufficiently watered or securely covered
to prevent excessive amounts of dust.

d. The area disturbed by clearing, grading, earth moving, or excavation operations will
be minimized at all times.

e. Where vehicles leave the construction site and enter adjacent public streets, the
streets will be swept daily or washed down at the end of the work day to remove soil
tracked onto the paved surface.

MITIGATION MEASURES

AQ-1

AQ-2

AQ-3

AQ-4

The City of Wildomar will require construction contractors to apply water to the disturbed
portions of the project site at least three times per day. On days where wind speeds are
sufficient to transport fugitive dust beyond the working area boundary, the City of
Wildomar will require contractors to increase watering to the point that fugitive dust no
longer leaves the property (typically a moisture content of 12%), and/or the contractor will
terminate grading and loading operations.

All material stockpiles subject to wind erosion during construction activities, which will not
be utilized within three days, will be covered with plastic, an alternative cover deemed
equivalent to plastic, or sprayed with a nontoxic chemical stabilizer.

All vehicles on the construction site will travel at speeds less than 15 miles per hour. This
will be enforced by including this requirement in the construction contract between the
City and the contracted construction company with penalty clauses for violation of this
speed limit.

All engines will be properly operated and maintained. Proper tune for all diesel-powered
vehicles and equipment in the South Coast Air Basin requires that fuel injection timing be
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retarded 2 degrees from the manufacturer’s recommendation and use high pressure
injectors.
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BIOLOGICAL RESOURCES. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

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

b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional plans, v
policies, regulations, or by the California
Department of Fish and Game or U.S. Fish and
Wildlife Service?

c) Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited v
to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption,
or other means?

d) Interfere substantially with the movement of
any native resident or migratory fish or wildlife
species or with established native resident or v
migratory wildlife corridors, or impede the use
of native wildlife nursery sites?

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

f) Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community v
Conservation Plan, or other approved local,
regional or state habitat conservation plan?

DISCUSSION

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

Less than Significant Impact

The site is currently developed with a mobile home. According to the MSHCP Compliance Report
prepared by Principe and Associates for all three lots (366-210-052, 366-210-053 and 366-210-054),
no significant wildlife habitats or species were identified on the site. The report indentified that the
project site, including all three lots, are “Not a Part” of the proposed Conservation Planning
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b)

d)

(MSHCP) Criteria Areas. In addition, the site is not located in the RCA Acquisitions/Gains Area or
Agricultural Operations Area or in a MSHCP Public/Quasi Public Conserved Area, Project Loss Area
or Conserved Area. The project site is located outside of the Western Riverside County Multiple
Species Habitat Conservation Plan (MSHCP) Criteria Cell Areas and therefore the project does not
conflict with the MSHCP planning goals.

The MSHCP contains requirements to address anticipated urban/wildland interface issues
associated with the conservation areas. Section 6.1.4 of the MSHCP sets forth guidelines to
address indirect edge effects associated with locating development adjacent to MSHCP
Conservation Areas. These edge effects can adversely affect the biological resources within an
identified Conservation Area. The Guidelines provide direction on drainage, the application of toxic
chemicals, lighting, noise, invasive plant species, barriers to animal movement, and grading issues.
However, the project is surrounded by urban development, is not adjacent to any wildland areas.
Consequently, the proposed project is consistent with the provisions of the MSHCP.

As a result, the project will have a less than significant impact on habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife
Service.

Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, regulations, or by the California Department of Fish

and Game or U.S. Fish and Wildlife Service?

Less than Significant Impact

The project site does not contain any riparian habitats or other sensitive natural community
identified in local or regional plans, policies, regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service. As a result, no wetland impacts are anticipated and no
mitigation measures are required.

Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption, or other means?

Less than Significant Impact

The proposed project does not contain and will not have an adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act (including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or other means.
As a result, no wetland impacts are anticipated and no mitigation measures are required.

Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the use of

native wildlife nursery sites?

Less Than Significant Impact

The project site is surrounded by several mobile homes, single-family homes, commercial/industrial
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e)

f)

uses and adjacent to an Urban Arterial, Bundy Canyon Road, which creates a variety of existing
obstacles to the movement of wildlife. The additional development associated with the project is
not expected to interfere 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. In addition, the proposed project site is located outside of the
Western Riverside County Multiple Species Habitat Conservation Plan (MSHCP) Criteria Cell
(corridor) Areas and therefore the project does not conflict with the MSHCP planning goals.
Consequently, the impacts are anticipated to be less than significant and no mitigation measures
are required.

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

Less Than Significant Impact

The City of Wildomar does not have local policies or ordinances protecting biological resources.
However the City is subject to compliance with the Western Riverside County Multiple Species
Habitat Conservation Plan (MSHCP). The proposed project is located outside the MSHCP Criteria
Cell Areas and therefore the project does not conflict with the MSHCP planning goals. It is
anticipated that implementation of the project will have a less than significant impact on significant
biological resource impacts.

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan?

Less Than Significant Impact

As previously discussed the proposed project is within the Western Riverside County Multiple
Species Habitat Conservation Plan (MSHCP). The MSHCP is a comprehensive, multi-jurisdictional
Habitat Conservation Plan focusing on conservation of species and associated habitats in Western
Riverside County. The MSHCP will serve as a HCP pursuant to Section 10(a)(1)(B) of the federal
Endangered Species Act of 1973, as amended, as well as a Natural Communities Conservation Plan
(NCCP) under the NCCP Act of 2001. The overall goal of the MSHCP is the conservation of 500,000
acres and focuses on the conservation of 146 plant and animal species. The proposed project is
located within the MSHCP however it is located outside the MSHCP Criteria Cell Areas and
therefore the project does not conflict with the MSHCP planning goals.

STANDARD CONDITIONS & REQUIREMENTS

None.

MITIGATION MEASURES

None.
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5. CULTURAL RESOURCES. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant

a)

Issues Impact Mitigation Impact No Impact
Cause a substantial adverse change in the
significance of a historical resource as defined v

in §15064.5?

b)

Cause a substantial adverse change in the
significance of an archaeological resource 4
pursuant to §15064.5?

c)

Directly or indirectly destroy a unique
paleontological resource or site or unique v
geologic feature?

d)

Disturb any human remains, including those v
interred outside of formal cemeteries?

DISCUSSION

a)

b)

Cause a substantial adverse change in the significance of a historical resource as defined in
§15064.5?

Less Than Significant Impact

The project will not cause a substantial adverse change in the significance of a historical resource as
defined in §15064.5 of the California Environmental Quality Act. According to the Cultural
Resources Assessment prepared by Jean Keller, the property was vacant from 1901 through 1953.
Between 1953 and 1957, a small house with a garage was located near the center of the eastern
half of the property. There was no evidence from the field survey that the house is considered a
historical structure. Later structures on the property, from 1973 through 1997, included several
mobile homes. In addition, the Wildomar General Plan does not identify historical resources on the
project site. Since no historic structures are currently located on the site or adjacent to the site, no
significant impacts to historic resources are anticipated and no mitigation measures are required.

Cause a substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5?

Less Than Significant Impact with the Incorporated Mitigation

The project will not cause a substantial adverse change in the significance of an archaeological
resource. According to the Cultural Resources Assessment prepared by Jean Keller, there was no
evidence of cultural resources for either prehistoric (Native American) or historical origin during a
field survey of the project site. It is not anticipated that a substantial adverse change in the
significance of any archaeological resource will result from project implementation. However,
because archaeological resource sites have been identified within the City of Wildomar, there is the
potential for the unanticipated discovery of these resources. Since these resources are known to
exist in the general area, the mitigation measures listed in this Section (CUL-1 through CUL 6) will
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d)

insure that any unanticipated discovery will not have a significant impact on archeological
resources.

According to surveys from the Eastern Information Center, Sacred Lands Files and additional
literature, the project site is not located within Native American Tribal Lands and does not have
know cultural resources of importance (Keller, 2007). However, historically there have been tribal
activities in and around the Wildomar area. However, there is a potential for the inadvertent
discovery of previously unknown resources. As a result, with the implementation of the mitigation
measures (CUL-1 through CUL-6) identified in this Section, any impacts are expected to be at a less
than significant level.

Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature?

Less Than Significant Impact with the Incorporated Mitigation

The site has been identified as having High Sensitivity (High A) for paleontological resources
according to the Wildomar General Plan Paleontological Sensitivity Resources Map. Geologic
formations in the in the high sensitivity area are known to have fossilized body elements and trace
fossils such as tracks, nests and eggs. These fossils can occur at or below the surface. According to
the geotechnical technical report prepared for the site, subsurface soils are alluvial soils and alluvial
soils of intermediate age (Holocene and Pleistocene). The Pauba Formation, Pleistocene age alluvial
sandstone known for containing paleontological resources, is prevalent within the City of
Wildomar. While the Pauba Formation was not indentified on the site during initial surveys,
mitigation measures (CUL-7) will be included paleontological resources are found during grading
and therefore the impacts are expected to be at a less than significant level.

Disturb any human remains, including those interred outside of formal cemeteries?

Less Than Significant Impact

The project site does not contain any previously identified cemetery. No on-site burials are known
to have occurred on site. Although there are no known archaeological resources on the project
site, in the event human remains are encountered during ground disturbing activities the
mitigation measures (CUL-1 through CUL-6) identified below will reduce any impacts to a level of
less than significant

STANDARD CONDITIONS & REQUIREMENTS

None.

MITIGATION MEASURES

CUL-1 An archeological monitor shall be present during all earthmoving to insure protection of
any accidentally discovered potentially significant resources. All cultural resources
unearthed by project construction activities shall be evaluated by a qualified archeologist.
Any unanticipated cultural resources that are discovered shall be evaluated and a final
report prepared. The report shall include a list of the resources recovered, documentation
of each site/locality, and interpretation of resources recovered. The City of Wildomar shall
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CuL-2

CUL-3

CuL-4

CUL-5

CUL-6

CUL-7

designate repositories in the event the significant resources are recovered.

At least 30 days prior to seeking a grading permit, the project applicant shall contact the
appropriate Tribel to notify the Tribe of grading, excavation and the monitoring program,
and to coordinate with the City of Wildomar and the Tribe to develop a Cultural Resources
Treatment and Monitoring Agreement. The Agreement shall address the treatment of
known cultural resources, the designation, responsibilities, and participation of Native
American Tribal monitors during grading, excavation and ground disturbing activities;
project grading and development scheduling; terms of compensation; and treatment and
final disposition of any cultural resources, sacred sites, and human remains discovered on
the site.

If human remains are encountered, California Health and Safety Code Section 7050.5 states
that no further disturbance shall occur until the Riverside County Coroner has made the
necessary findings as to origin. Further, pursuant to California 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 disposition has been made. If the Riverside County
Coroner determines the remains to be Native American, the Native American Heritage
Commission shall be contacted within a reasonable timeframe. Subsequently, the Native
American Heritage Commission shall identify the “most likely descendant.” The most likely
descendant shall then make recommendations, and engage in consultations concerning the
treatment of the remains as provided in Public Resources Code 5097.98.

The landowner shall relinquish ownership of all cultural resources, including sacred items,
burial goods and all archaeological artifacts that are found on the project area to the
appropriate Tribe for proper treatment and disposition.

All sacred sites, should they be encountered within the project area, shall be avoided and
preserved as the preferred mitigation, if feasible.

If inadvertent discoveries of subsurface archaeological resources are discovered during
grading, the Developer, the project archaeologist, and the appropriate Tribe shall assess
the significance of such resources and shall meet and confer regarding the mitigation for
such resources. If the Developer and the Tribe cannot agree on the significance or the
mitigation for such resources, these issues will be presented to the Planning Director for
decision. The Planning Director shall make the determination based on the provisions of
the CEQA with respect to archaeological resources and shall take into account the religious
beliefs, customs, and practices of the appropriate Tribe. Notwithstanding any other rights
available under the law, the decision of the Planning Director shall be appealable to the
City of Wildomar.

Prior to the issuance of a grading permit, the developer shall identify the qualified
paleontologist to the City of Wildomar who has been retained to evaluate the significance

! 1t is anticipated that the Pechanga Band of Luisefio Indians will be the “appropriate” Tribe due
to their prior and extensive coordination with the surrounding cities in determining potentially
significant impacts and appropriate mitigation measures.
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of any inadvertently discovery paleontological resources. If paleontological resources are
encountered during grading or project construction, all work in the area of the find shall
cease. The project proponent shall notify the City of Wildomar and retain a qualified
paleontologist to investigate the find. The qualified paleontologist shall make
recommendations as to the paleontological resource’s disposition to the Planning Director.
The developer shall pay for all required treatment and storage of the discovered resources.
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6. GEOLOGY AND SOILS. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Expose people or structures to potential
substantial adverse effects, including the risk
of loss, injury, or death involving:

i) 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 v
based on other substantial evidence of a
known fault?
ii) Strong seismic ground shaking? v
iii) Seismic-related ground failure, including
liquefaction? v
iv) Landslides? v

b) Result in substantial soil erosion or the loss of
topsoil?

c) 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 v
on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in Table
18-1-B of the Uniform Building Code (1994), v
creating substantial risks to life or property?

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

DISCUSSION

a) Expose people or structures to potential substantial adverse effects, including the risk of loss,
injury, or death involving:

i) 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? (Refer to Division of Mines and Geology Special
Publication 42.)

Less Than Significant Impact with the Incorporated Mitigation
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iili)

The project is located within seismically active Southern California and is expected to
experience strong ground motions from earthquakes caused by both local and regional
faults. According to the geotechnical report prepared by T.H.E Soils Co. Inc., there are no
active faults on the project site. The project site does not lie within a State of California
Earthquake Fault Hazard Zone (formerly called an Alquist-Priolo Special Studies Zone). The
property is located in the Riverside County Fault Hazard area. The closest fault zone to the
project site is the Glen Ivy North located approximately 270 feet northwest of the project
site. The closest known State of California zoned fault is the Elsinore Fault Zone, which is
approximately 4.8 miles from the project site. The potential impacts related to the Elsinore
Fault Zone (as well as other regional faults) are addressed through compliance with standard
measures contained in the California Building Code and City of Wildomar Municipal Code and
those recommended mitigation contained in Mitigation Measure GEO-1. With the
implementation of the standard code provisions and Mitigation Measure GEO-1, the
anticipated impacts from regional ground shaking are expected to be reduced to a less than
significant level.

Strong seismic ground shaking?

Less Than Significant Impact with the Incorporated Mitigation

The proposed project could expose people or structures to potential substantial adverse
effects, including the risk of loss, injury, or death involving strong seismic ground shaking.
The project site is located in an area of high regional seismicity and may experience
horizontal ground acceleration during an earthquake along the Glen Ivy North branch of the
Elsinore Fault Zone, which is located approximately 270 feet northwest of the project site, or
other fault zones throughout the region. The project site does not lie within a State of
California Earthquake Fault Hazard Zone (formerly called an Alquist-Priolo Special Studies
Zone) or a Riverside County Fault Zone. The project site has been and will continue to be
directly affected by seismic activity to some degree. Compliance with recommendations
identified in the preliminary geotechnical investigation (and referenced in Mitigation
Measure GEO-1) and the requirements contained in the California Building Code and City of
Wildomar Municipal Code regarding structures and construction and those recommended
mitigation measures contained in this document ensures that any impacts will be less than
significant.

Seismic-related ground failure, including liquefaction?

Less Than Significant Impact with the Incorporated Mitigation

The Riverside County GIS and City of Wildomar General Plan indicates that the project site is
located in an area that is designated as having a moderate potential for liquefaction. According
to the geotechnical report prepared by T.H.E Soils Co. Inc., the possibility of liquefaction is low
due to the absence of shallow groundwater and the medium dense to dense underlying
alluvium on the project site. To address any potential impacts from other seismic-related
ground failure compliance with the specific recommendations identified in Mitigation
Measure GEO-1 and the standard requirements contained in the California Building Code and
City of Wildomar Municipal Code are expected to reduce the impacts associated with ground
failure hazards to a less than significant level.
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b)

c)

d)

iv) Landslides?

No Impact

The proposed project is not expected expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or death from landslides. Due to the
relatively level terrain for the proposed project area and distance from major slopes, this site is
not subject to landslide, collapse, or rockfall hazards. The project site is located within an area of
general seismic activity, but does not contain areas subject of unstable geologic units or soil.
According to the Riverside County GIS, City of Wildomar General Plan and the geotechnical
report the project site has no potential for landslides. Additionally, due to the proposed project
site’s distance from boulders or other rock formations there is no potential for mudslide or
rockfall hazards. As a result, no impacts are anticipated; therefore, no additional mitigation
measures are required.

Result in substantial soil erosion or the loss of topsoil?

Less Than Significant Impact

As with any development, soil erosion can result during construction, as grading and construction
can loosen surface soils and make soils susceptible to effects of wind and water movement across
the surface. The City routinely requires the submittal of detailed Erosion Control Plans with any
grading plans. The implementation of this standard requirement is expected to address any
erosional issues associated with the grading of the site. As a result, these impacts are not
considered to be significant if the implementation of the necessary erosion and runoff control
measures required as part of the approval of a grading plan. No additional mitigation measures are
required.

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, subsidence,
liquefaction or collapse?

Less Than Significant Impact

Riverside County GIS and City of Wildomar General Plan the project site is located in an area that is
designated as having a moderate potential for liquefaction. According to the geotechnical report
prepared by T.H.E Soils Co. Inc., the possibility of liquefaction is low due to the absence of shallow
groundwater and the medium dense to dense underlying alluvium on the project site. To address
any potential impacts related to ground failure compliance with the specific recommendations
identified in Mitigation Measure GEO-1 and the standard requirements contained in the California
Building Code and City of Wildomar Municipal Code are expected to reduce the impacts associated
with ground failure hazards to a less than significant level.

Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994),
creating substantial risks to life or property?

Less Than Significant Impact

According to the geotechnical report, the native soils beneath the site have a very low expansion as
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defined in the California Building Code. As a result, no significant impacts are anticipated and no
specific mitigation is required.

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

No Impact

The current mobile home on the project site treats wastewater onsite via an onsite sewage
disposal system and will be removed prior to grading for the proposed project. The project
proposes to connect to the existing sewer and water mains in Almond Street and there will be no
impact to the capability of the soils to support use of septic tanks or alternative wastewater
disposal systems.

STANDARD CONDITIONS & REQUIREMENTS

1. The project shall comply with the California Building Code and City of Wildomar Municipal
Code.
2. Prior to issue of a grading permit, the applicant shall provide an updated soils report to the

City of Wildomar Building Department to address expansive soils.
MITIGATION MEASURES

GEO-1 Comply with the seismic and site stability recommendations contained in the “Preliminary
Geotechnical Investigation,” prepared by T.H.E. Soils Co., Inc. (as amended or updated).
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HAZARDS AND HAZARDOUS MATERIALS. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Create a significant hazard to the public or the
environment through the routine transport, use v
or disposal of hazardous materials?

b) Create a significant hazard to the public or the
environment through reasonable foreseeable
upset and accident conditions involving the v
release of hazardous materials into the
environment?

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

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

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

f) For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for people residing or working in the
project area?

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

h) Expose people or structures to a significant risk
of loss, injury or death involving wildland fires,
including where wildlands are adjacent to v
urbanized areas or where residences are
intermixed with wildlands?

DISCUSSION

a) Create a significant hazard to the public or the environment through the routine transport, use or
disposal of hazardous materials?
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b)

d)

Less Than Significant Impact with the Incorporated Mitigation

The project proposes a wholesale nursery which has the potential to store limited amounts
commercial fertilizers (about 200 pounds) onsite for landscaping activities. Storage of chemicals
and fertilizers for landscaping is regulated by the Riverside County Agricultural Commissioner’s
Office as part of the nursery stock certificate for the wholesale nursery. The project may create an
additional increment of hazard to the public or the environment through the routine transport of
fertilizers for landscaping activities due to the operation of a wholesale nursery. However, due to
the quantity and nature of these materials, these impacts are expected to be less than significant.

During construction there is a potential for accidental release of petroleum products in sufficient
quantity to pose a hazard to people and the environment. Prior to initiating construction, a
Stormwater Pollution Prevention Plan will be approved by the City of Wildomar to address any
construction-related spills or accidents. This requirement is included in Mitigation Measure HAZ-1.
With Mitigation Measure HAZ-1, the project is not expected to result in a significant impact on the
environment.

Create a significant hazard to the public or the environment through reasonable foreseeable
upset and accident conditions involving the release of hazardous materials into the
environment?

Less Than Significant Impact

The project has some potential may create a hazard to the public or the environment through
reasonable foreseeable upset and accident conditions involving the release of hazardous materials,
including commercial fertilizers used in landscaping activities, into the environment associated with
the operation of a wholesale nursery. The project, a wholesale nursery, may include storage of
fertilizers (less than 200 pounds) and chemicals to be used in offsite landscaping operations.
Storage of chemicals and fertilizers for landscaping is regulated by the Riverside County Agricultural
Commissioner’s Office as part of the nursery stock certificate for the wholesale nursery. However,
due to the small quantity and limited nature of these materials, these impacts will be considered
less than significant. No significant impacts are anticipated and no additional mitigation measures
are required.

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

Less Than Significant Impact

The project site is located within one-quarter mile of Elsinore High School. The project proposes a
wholesale nursery which has the potential to store limited amounts commercial fertilizers (less
than 200 pounds) for landscaping activities. Storage of chemicals and fertilizers for landscaping is
regulated by the Riverside County Agricultural Commissioner’s Office as part of the nursery stock
certificate for the wholesale nursery. However, due to the quantity and nature of these materials,
these impacts are expected to be less than significant.

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?
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f)

g)

h)

No Impact

The proposed project is not located on any hazardous materials site as designated by Government
Code Section 65962.5. The technical studies provided did not identify any on-site hazardous
material issues. A review of the information on the Department of Toxic Substances Control
website (www.envirostor.dtsc.ca.gov) did not identify any other sites on or adjacent to the project
site. Consequently, no impacts are anticipated and no mitigation measures are required.

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

No Impact

The project site is not located within any airport land use plan. The closest airport is French Valley
Airport which is located about 9.44 miles east southeast of the project site. Given the distance and
that the project is not in the airport land use plan for the French Valley Airport, no significant
impacts to the project are anticipated and no mitigation measures are required.

For a project within the vicinity of a private airstrip, would the project result in a safety hazard
for people residing or working in the project area?

Less Than Significant Impact

The project site is not located in close proximity to a private airstrip. The closest private airstrip is
Skylark Field which is located at the south end of Lake Elsinore, approximately 1.0 mile west of the
project site. Skylark Field is used primary for skydiving aircraft which commonly drop parachutists
into the nearby back bay area south of the lake. Because of the limited use as well as the distance
between the project site and Skylark Field, no significant impacts are anticipated and no mitigation
measures are required.

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

No Impact

The proposed project will not conflict with any emergency response or evacuation plans. Access to
the project site is taken from Almond Street off of Bundy Canyon Road from the south or from La
Waite Street from the north. The project is not expected to infer with an adopted emergency
response plan or emergency evacuation plan. As a result, no significant impacts are anticipated
and no mitigation measures are required.

Expose people or structures to a significant risk of loss, injury or death involving wildland fires,
including where wildlands are adjacent to urbanized areas or where residences are intermixed

with wildlands?

Less Than Significant Impact

The project site is not located within the High Wildfire Zone area per the City of Wildomar General
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Plan and Riverside GIS Maps and therefore will not expose people or structures to a significant risk
of loss, injury or death involving wildland fires. However, the project will still be conditioned to
require the clearance from the Riverside County Fire Department prior to issuance of grading and
building permits. Since clearance from the Riverside County Fire Department will be required prior
to issuance of grading and building permits, no impact is expected and no specific mitigation is
required.

STANDARD CONDITIONS & REQUIREMENTS

1. Prior to the issuance of grading and building permits, grading and building plans shall be
approved by the Riverside County Fire Department.

MITIGATION MEASURES

HAZ-1 All spills or leakage of petroleum products during construction and operational activities
shall be remediated in compliance with applicable state and local regulations regarding
cleanup and disposal of the contaminant released. The contaminated waste will be
collected and disposed of at an appropriately licensed disposal or treatment facility. This
measure shall be incorporated into the Stormwater Pollution Prevention Plan prepared for
the project development.
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HYDROLOGY AND WATER QUALITY. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Violate any water quality standards or waste

discharge requirements? v

b) Substantially deplete groundwater supplies or
interfere  substantially with groundwater
recharge, such that there would be a net deficit
in aquifer volume or a lowering of the local
groundwater table level (e.g., the production v
rate of pre-existing nearby wells would drop to
a level which would not support existing land
uses or planned uses for which permits have
been granted)?

c) Substantially alter the existing drainage pattern
of the site or area, including through the
alteration of the course of a stream or river, in a v
manner which would result in substantial
erosion or siltation on- or off-site?

d) Substantially alter the existing drainage pattern
of the site or area, including through the
alteration of the course of a stream or river, or
substantially increase the rate or amount of
surface runoff in a manner, which would result
in flooding on- or off-site?

e) Create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide v
substantial additional sources of polluted
runoff?

f) Otherwise substantially degrade water quality? v

g) Place housing within a 100-year flood hazard
area as mapped on a federal Flood hazard
Boundary of Flood Insurance Rate Map or other
flood hazard delineation map?

h) Place within 100-year flood hazard area
structures, which would impede or redirect v
flood flows?

i) Expose people or structures to a significant risk
of loss, injury or death involving flooding,
including flooding as a result of the failure of a
levee or dam?

j) Inundation by seiche, tsunami, or mudflow? v
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DISCUSSION

a)

b)

c)

Violate any water quality standards or waste discharge requirements?

Less Than Significant Impact with the Incorporated Mitigation

The project falls under the jurisdiction of the Santa Ana Regional Water Quality Control Board
(RWQCB) and is located in the San Jacinto River Watershed. A draft Water Quality Management
Plan (WQMP) was prepared for the project. The draft WQMP identified best management
practices (BMP’s) and other measures necessary to protect water quality. The BMP’s identified in
the Preliminary WQMP include design components such as the channeling onsite runoff to an AC
Dike on the southwest corner of the project site to a porous landscape detention basin on the
adjacent parcel to the south for water treatment. In the event of large water runoff, water that is
not absorbed by the 1.5 foot deep porous landscape detention basin will be channeled into a 4 inch
PVC pipe under the landscape detention basin and to an overflow channel (earthen V-Ditch) further
south on the adjacent property. The water will be discharged from the overflow channel (earthen
V-Ditch) to Bundy Canyon Road. Prior to the issuance of a grading permit, the applicant will be
required to submit, and obtain City approval of, a Final Water Quality Management Plan based
upon the project approved by the City. This requirement is incorporated into Mitigation Measure
HYD-1. As a result of the best management practices and other measures contained in the
Preliminary WQMP, the project is not expected to violate any water quality standards, waste
discharge requirements, or have a significant impact on the environment.

Substantially deplete groundwater supplies or interfere substantially with groundwater recharge,
such that there would be a net deficit in aquifer volume or a lowering of the local groundwater
table level (e.g., the production rate of pre-existing nearby wells would drop to a level which
would not support existing land uses or planned uses for which permits have been granted)?

Less Than Significant Impact

Water for the existing mobile home is currently provided by Elsinore Valley Municipal Water
District (EVMWD). The proposed project will also connect to the existing water service provided by
EVMWD infrastructure to the water main within Almond Street. The project applicant will be
required to obtain a Final Will Serve letter issued by EVMWD outlining the conditions of water and
sewer service. Receipt of a Final Will Serve letter will be a condition of approval for the proposed
project to ensure that sufficient capacity is available to serve the proposed project site prior to the
issuance of building permits. The proposed project will not substantially deplete groundwater
supplies or interfere substantially with groundwater recharge, such that there would be a net
deficit in aquifer volume or a lowering of the local groundwater table level (e.g.. the production
rate of pre-existing nearby wells would drop to a level which would not support existing land uses
or planned uses for which permits have been granted). Any impacts are considered less than
significant and no mitigation measures are required.

Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, in a manner which would result in flooding on- or
off-site?
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d)

e)

f)

Less Than Significant Impact

The project as proposed will not alter the course of any river or stream and will not alter the
current drainage pattern in such a way as to cause flooding. The current drainage pattern on the
site primarily runs southwest across all three properties (366-210-052, 366-210-053 and 366-210-
054) from Almond Street to Bundy Canyon Road. This drainage pattern is expected to remain fairly
the same after the project is constructed. Preliminary WQMP include design components such as
the channeling onsite runoff to an AC Dike on the southwest corner of the project site to a porous
landscape detention basin on the adjacent parcel to the south for water treatment. In the event of
large water runoff, water that is not absorbed by the 1.5 foot deep porous landscape detention
basin will be channeled into a 4 inch PVC pipe under the landscape detention basin and to an
overflow channel (earthen V-Ditch) further south on the adjacent property. The water will be
discharged from the overflow channel (earthen V-Ditch) to Bundy Canyon Road along the
southwest corner of the adjacent property to the south of the project site. Consequently no
impacts are anticipated and mitigation measures are required.

Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount of

surface runoff in a manner, which would result in flooding on- or off-site?

Less Than Significant Impact

The project as proposed will not substantially alter the existing drainage pattern of the site or area
or substantially increase the rate or amount of surface runoff in a manner, which would result in
flooding on- or off-site. The current drainage pattern on the site primarily runs southwest across all
three properties (366-210-052, 366-210-053 and 366-210-054) from Almond Street to Bundy
Canyon Road. This drainage pattern is expected to remain fairly the same after the project is
constructed. BMPs will be incorporated into the project design to retain the existing drainage
patterns of the site including AC berms, AC Dike on the southwest corner of the project site and a
porous landscape detention basin on the adjacent parcel to the south. As a result, no significant
impacts are anticipated and no mitigation measures are required.

Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?

Less Than Significant Impact with the Incorporated Mitigation

The requirements of the urban runoff program for the Santa Ana Watershed require that post-
development flows do not exceed the pre-development flows for 2-year, 24 hour-and 10-year, 24-
hour rainfall events. A Preliminary Water Quality Management Plan (WQMP) was submitted for
review of drainage patterns and BMP’s with the application for the zone change and plot plan. The
Final WQMP for the proposed project will be required to ensure that post-development flows do
not exceed the pre-development flows for 2-year, 24 hour-and 10-year. This requirement is
contained in Mitigation Measure HYD-1. With the implementation of Mitigation Measure HYD-1,
any impacts are considered less than significant and no additional mitigation measures are
required.

Otherwise substantially degrade water quality?
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g)

h)

i)

Less Than Significant Impact with the Incorporated Mitigation

The project as proposed will not otherwise substantially degrade water quality. Compliance with
the requirements of the Stormwater Pollution Prevention Program (Mitigation Measures HAZ-1),
WQMP (Mitigation Measure HYD-1), and the City of Wildomar’s erosion control requirements will
ensure that significant water quality impacts and violations of standards and requirements do not
occur. With these mitigation measures and standard requirements, any water quality impacts are
expected to be less than significant and no additional mitigation measures are required.

Place housing within a 100-year flood hazard area as mapped on a federal Flood hazard
Boundary of Flood Insurance Rate Map or other flood hazard delineation map?

No Impact

The project is proposing to construct a wholesale nursery. Consequently, the proposed project will
not place housing within a 100-year flood hazard area as mapped on a federal Flood hazard
Boundary of Flood Insurance Rate Map or other flood hazard delineation map. As a result, no
impacts are anticipated and no mitigation is required.

Place within a 100-year flood hazard area structures, which would impede or redirect flood
flows?

Less Than Significant Impact

The project does not propose to impede or redirect any of the existing drainage flows. The project
site is located within Zone “X” according to Map Number 06065C2044G. The Federal Emergency
Management Agency (FEMA) describes Zone X as area determined to be outside the 0.2% annual
chance floodplain. The project site is located outside of the 100-year flood hazard area. As a
result, no impacts are anticipated and no mitigation measures are required.

Expose people or structures to a significant risk of loss, injury or death involving flooding,
including flooding as a result of the failure of a levee or dam?

No Impact

The proposed project will is not located within a dam inundation area or an area that is expected to
experience severe flooding as the proposed project is located outside of the 100-year flood hazard
area. Consequently, the project is not expected to expose people or structures to a significant risk
of loss, injury or death involving flooding, including flooding as a result of the failure of a levee or
dam. No impacts are anticipated and no mitigation required.

Inundation by seiche, tsunami, or mudflow?

No Impact

The project site is not located in an area that is subject to seiches, mudflows, or tsunamis. As a
result, no impacts are anticipated and no mitigation measures are required.
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STANDARD CONDITIONS & REQUIREMENTS
None.
MITIGATION MEASURES
HYD-1 Prior to the approval of the grading permit, the City shall review and approve the Final

Water Quality Management Plan as required by the program requirements in effect at that
time.
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9. LAND USE AND PLANNING. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Physically divide an established community? v

b) Conflict with any applicable land use plan,
policy, or regulation of an agency with
jurisdiction over the project (including, but not
limited to the general plan, specific plan, local v
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an
environmental effect?

c) Conflict with any applicable habitat
conservation plan or natural community v
conservation plan?

DISCUSSION
a) Physically divide an established community?

Less Than Significant Impact

The project site is located on Almond Street approximately 210 feet from the intersection Almond
Street and Bundy Canyon Road. The site is currently occupied with a mobile home. The properties
to the north and west are developed with a commercial/industrial uses. The properties to the
south are owned by the same property owner as the proposed project site and are mostly vacant
with the exception of several mobile homes. The lots adjacent to Bundy Canyon Road are slated for
future commercial development. The properties to east, across Almond Street, are residential. The
surrounding area is zoned Rural Residential (R-R) and One-Family Residential (R-1-2000).

The Wildomar General Plan land use designation for the project site and adjacent lots is
Commercial Retail. The applicant is applying for zone change for the project site and the two
adjacent properties to the south to be rezoned to General Commercial (C-1/C-P) to allow for the
wholesale nursery and to be consistent with the land use designation of the General Plan. In
addition, the project is not proposing to eliminate any of the existing streets in the area or to
create any new arterial roadways or structures that would divide the community. As a result, no
significant impacts are anticipated and no mitigation measures are required.

b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect?

Less Than Significant Impact

The project site and the properties to the north, south and west are zoned Rural Residential (R-R).
The properties to the east, across Almond Street, are zoned One-Family Residential (R-1-2000). The
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c)

proposed project, a wholesale nursery, is inconsistent with the R-R zoning designation. The
applicant is applying for zone change for the project site and the two adjacent properties to the
south to be rezoned to General Commercial (C-1/C-P) allow for the wholesale nursery. The
Wildomar General Plan land use designation for the project site and adjacent lots to the south is
Commercial Retail. The land use designation for the properties to the north, east, across Almond
Street, and west is Medium Density Residential (MDR). The project site is currently consistent with
the land use designation of the General Plan. Consequently, the proposed project will not conflict
with any applicable land use plan, policy, or regulation with the approval the zone change
application. As a result, no impacts are anticipated and no mitigation measures are required.

Conflict with any applicable habitat conservation plan or natural community conservation plan?

Less Than Significant Impact

As previously discussed, the project site is not located with the Western Riverside County Multiple
Species Habitat Conservation Plan (MSHCP) or MSHCP criteria cell area and therefore the proposed
project does not conflict with a habitat conservation plan. A MSHCP Compliance Report prepared
by Principe and Associates for all three lots (366-210-052, 366-210-053 and 366-210-054). The
report indentified that the project site, including all three lots, are “Not a Part” of the proposed
Conservation Planning (MSHCP) Criteria Areas. In addition, the site is not located in the RCA
Acquisitions/Gains Area or Agricultural Operations Area or in a MSHCP Public/Quasi Public
Conserved Area, Project Loss Area or Conserved Area. A further discussion of the MSHCP can be
found in the Biology section. As a result of the MSHCP report, no impacts are anticipated and no
additional mitigation measures are required.

STANDARD CONDITIONS & REQUIREMENTS

None.

MITIGATION MEASURES

None.
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10. MINERAL RESOURCES.  Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

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

b) Result in the loss of availability of a locally
important mineral resource recovery site v
delineated on a local general plan, specific plan
or other land use plan?

DISCUSSION

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

No Impact

The project site is located within Mineral Zone MRZ-3 according to the Wildomar General Plan.
However, no mineral resources have been identified on the project site and there is no historical
use of the site or surrounding area for mineral extraction purposes. In addition, the soils
information contained in geotechnical report did not identify any significant mineral resources.
There are no known mineral resources on the proposed project site that would be of value to the
region or the residents of the State. As a result, no impacts are anticipated and no mitigation
measures are required.

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?

No Impact

According to the City of Wildomar General Plan, there are no known mineral resources on the
proposed project site that would 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 be of value to the
region or the residents of the State. As a result, no impacts are anticipated and no mitigation
measures are required.

STANDARD CONDITIONS & REQUIREMENTS
None.
MITIGATION MEASURES

None.
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11.NOISE. Would the project result in:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) The exposure of persons to, or the generation
of, noise levels in excess of standards

established in the local general plan or noise v
ordinance, or applicable standards of other
agencies?

b) The exposure of persons to or generation of
excessive groundborne vibration or v
groundborne noise levels?

c) A substantial permanent increase in ambient
noise levels in the project vicinity above levels v
existing without the project?

d) A substantial temporary or periodic increase in
ambient noise levels in the project vicinity v
above levels existing without the project?

e) For a project located within an airport land use
plan or, where such a plan has not been
adopted, within two miles of a public airport or v
public use airport, would the project expose
people residing or working in the project area
to excessive noise levels?

f) For a project within the vicinity of a private
airstrip, would the project expose people v
residing or working in the project area to
excessive noise levels?

DISCUSSION

a) Exposure of persons to, or the generation of, noise levels in excess of standards established in
the local general plan or noise ordinance, or applicable standards of other agencies?

Less Than Significant Impact

The site is currently developed with a mobile home and has a minimal contribution to local noise
levels. The properties to the north and west are developed with a commercial/industrial uses. The
two properties to the south are owned by the same property owner as the proposed project site
and are mostly vacant with the exception of several mobile homes. The lots are slated for future
commercial development. The properties to east, across Almond Street, are residential. Once
constructed, the proposed project will result in a minor incremental increase in noise levels mostly
due to vehicular traffic, including delivery trucks for the distribution of nursery material/supplies,
and operational noise due to backhoes and trucks for movement of nursery material/supplies.
Hours of operation are limited to 7:00am to 5:00pm Monday through Friday and 8:00am to 4:00pm
on Saturday. In addition the project is subject to approval for the Conditional Use Permit to restrict
hours of operation. The General Plan designation for the project site and surrounding properties is
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b)

Commercial Retail. It is expected that at full build-out of the area, designed Commercial Retail in
the General Plan, that noise levels would increase beyond that of a residential neighborhood or
vacant properties.

During project construction, there will be a short term increase in noise levels. Most of this
construction noise is expected to result from site grading and the building construction. To ensure
compliance with community standards, the project will be conditioned to comply with the
provisions of Chapter 9.52 of the Wildomar Municipal Code, as summarized in Mitigation Measure
NOI-1, to minimize any adverse effects.

Permanent and temporary construction noise levels are not expected to exceed the established
noise levels in excess of standards established in the local general plan or noise ordinance,
or applicable standards of other agencies. With the implementation of standard
conditions/requirements and Mitigation Measure NOI-1, no significant noise impacts are expected
to occur.

Exposure of persons to or generation of excessive groundborne vibration or groundborne noise
levels?

Less Than Significant Impact

Groundborne vibrations and noise can result from both the construction and grading of the site.
According to the geotechnical study, there are no soil conditions on the site that require the use of
unusual grading equipment or blasting which would result in the creation of excessive groundborne
vibrations. While some localized vibrations may occur during the grading and soil hauling activities,
any impacts are expected to non-significant and limited to the project site. The proposed project is
limited to a veterinary hospital. Once the project is completed no excessive ground vibrations or
noises are expected to occur. Based upon these anticipated impacts and site development
requirements, no significant impacts are anticipated.

A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project?

Less Than Significant Impact

The site is currently developed with a mobile home and has a minimal contribution to local noise
levels. Existing ambient noise is generated from Bundy Canyon Road which is roughly 219 feet
south of the project site and the surrounding commercial uses. The properties to the north and
west are developed with a commercial/industrial uses. The properties to the south are owned by
the same property owner as the proposed project site and are mostly vacant with the exception of
several mobile homes. The lots are slated for future commercial development. The properties to
east, across Almond Street, are residential. Once constructed, the proposed project will result in a
minor incremental increase in noise levels mostly due to vehicular traffic, including delivery trucks
for the distribution of nursery material/supplies, and operational noise due to backhoes and trucks
for movement of nursery material/supplies. The hours of operation of the whole sale nursery will
be limited to 7:00am to 5:00pm Monday through Friday and 8:00am to 4:00pm on Saturday. The
most noticeable source of non-automotive noise from commercial development is from roof-
mounted equipment (such as exhaust fans and air conditioners).
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d)

e)

f)

The use is compatible General Plan designation of Commercial Retail and the development of a
wholesale nursery is in compliance with the land use designation. In addition a Conditional Use
Permit (CUP) will be processed that will have conditions of approval that restrict the hours of
operation to 7:00am to 5:00pm Monday through Friday and 8:00am to 4:00pm on Saturday. Given
that the project site is surrounded by limited noise sensitive uses and incorporation of the
conditionals of approval for the CUP to restrict hours of operation to 7:00am to 5:00pm Monday
through Friday and 8:00am to 4:00pm on Saturday, the project is expected to have a less than
significant impact on increasing ambient noise levels to a substantial permanent increase in the
project vicinity above levels existing without the project.

A substantial temporary or periodic increase in ambient noise levels in the project vicinity above
levels existing without the project?

Less Than Significant Impact with the Incorporated Mitigation

The proposed project will result in temporary increase in ambient noise levels above existing levels
without the project during project construction. This is expected to occur as the existing structures
are demolished, the site graded, and the building and other site improvements constructed. These
noise impacts have the potential to be significant considering the distance to adjacent residents
and the amount of soil export required to construct the project.

Chapter 9.52 of the Wildomar Municipal Code requires that all construction activities (except in
emergencies) shall be limited to the hours of 6:00 a.m. to 6:00 p.m. (June through September) and
7:00 a.m. to 6:00 p.m. (October through May). All construction activities shall comply with the
noise ordinance performance standards where technically and economically feasible, and that all
construction equipment shall use properly operating mufflers. In addition, people working near
the heavy equipment will be exposed to high noise levels for short periods of time. This level,
however, is below the Occupational Safety and Health Administration (OSHA) noise exposure limit
of 90 dBA for 8 hours per day. The City and private contractors are required to comply with OSHA
requirements for employee protection during construction. With the implementation of standard
conditions/requirements and mitigation measures (NOI-1), no significant noise impacts are
expected to occur.

For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the project expose people
residing or working in the project area to excessive noise levels?

No Impact

The project site is not located within the influence area for any airport. The closest general
aviation airfield is French Valley Airport, approximately 9.44 miles southeast, and outside of the
airport noise and safety influence or flight surface control areas. As a result, no impacts are
anticipated and no mitigation measures are required.

For a project within the vicinity of a private airstrip, would the project expose people residing or
working in the project area to excessive noise levels?
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Less Than Significant Impact

Skylark Field is located approximately 1.0 mile west of the project site in the City of Lake Elsinore.
Skylark Airport is used primarily by skydiving aircraft. Given the type of aircraft that routinely use
the airfield and the distance to the project site the occasional over flights are not expected to have
a significant impact and no mitigation measures are required.

STANDARD CONDITIONS & REQUIREMENTS

1.

The proposed project shall comply with the development standard of Chapter 17.96 of the
City of Wildomar Zoning Code.

MITIGATION MEASURES

NOI-1

Implementation of the following construction noise mitigation measures can reduce potential
noise impacts to a less than significant level:

All construction and general maintenance activities (except in an emergency) shall be
limited to the hours of 6:00 a.m. to 6:00 p.m. (June through September) and 7:00 a.m.
to 6:00 p.m. (October through May).

All construction activities shall comply with the noise ordinance performance
standards where technically and economically feasible.

Where practicable, during the construction phase of the proposed project, the
construction contractor shall utilize construction methods or equipment that will provide
the lowest level of noise impact, i.e., use newer equipment that will generate lower noise
levels.

During all project site excavation and grading activities, the construction contractors shall
equip all construction equipment, fixed or mobile, with properly operating and
maintained mufflers, consistent with manufacturers' standards. The construction
contractor shall place all stationary construction equipment so that emitted noise is
directed away from sensitive receptors nearest the project site.

The construction contractor shall locate equipment staging in areas that will create the

greatest distance between construction-related noise sources and noise sensitive
receptors nearest the project site during all project construction.
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12. POPULATION AND HOUSING. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Induce substantial population growth in an
area, either directly (for example, by proposing

new homes and businesses) or indirectly (for v
example, through extension of roads or other
infrastructure)?

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

c) Displace substantial numbers of people,
necessitating the construction of replacement v
housing elsewhere?

DISCUSSION

a) Induce substantial population growth in an area, either directly (for example, by proposing new
homes and businesses) or indirectly (for example, through extension of roads or other
infrastructure)?

Less Than Significant Impact

The proposed project will provide a commercial use, a wholesale nursery. The project is not
expected to result in a substantial increase in local 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). The proposed wholesale nursery business estimates twelve
employees on staff of which currently live in the City of Wildomar or in the adjacent cities. As a
result, any impacts related to the proposed project site are considered less than significant and no
additional mitigation measures are required.

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

Less Than Significant Impact

The project site is currently developed with a mobile home on the southeast corner of the lot that
was constructed in 1983 according to County records. The impact is not expected to be significant
to displacing substantial numbers of existing housing since it is only the loss of one single-family
residence and construction of replacement housing is not required. The residence is currently
occupied by an employee of the property owner/wholesale nursery owner to maintain the project
site. In addition, the Wildomar General Plan land use designation for the project site is Commercial
Retail and the applicant is applying for zone change to General Commercial Zone (C-1/C-P) for the
project site and the two adjacent properties to the south. Upon approval of the zone change, the
proposed project will be consistent with the zoning designation of C-1/C-P. There are many
housing units available within the community and surrounding area. Consequently, the project will
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not displace a significant existing housing and impact the housing demand of the City of Wildomar.
As a result, no significant impacts are anticipated and no mitigation measure is required.

Displace substantial numbers of people, necessitating the construction of replacement housing
elsewhere?

Less Than Significant Impact

The project site is currently developed with a mobile home on the southeast corner of the lot that
was constructed in 1983 according to County records. The impact is not expected to be significant
to displacing substantial numbers of people since it is only the loss of one single-family residence
and construction of replacement housing is not necessary elsewhere. The residence is currently
occupied by an employee of the property owner/wholesale nursery owner to maintain the project
site. In addition, the Wildomar General Plan land use designation for the project site is Commercial
Retail and the applicant is applying for zone change for the project site and the two adjacent
properties to the south to General Commercial Zone (C-1/C-P). Upon approval of the zone change,
the proposed project will be consistent with the zoning designation of C-1/C-P. There are many
housing units available within the community and surrounding area. Consequently, the project will
not displace a significant number of existing residents. As a result, no impacts are anticipated; and
no mitigation measures are required.

STANDARD CONDITIONS & REQUIREMENTS

None.

MITIGATION MEASURES

None.
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13. PUBLIC SERVICES. Would the project result in substantial adverse physical impacts
associated with the provision of new or physically altered governmental facilities, need for
new or physically altered governmental facilities, the construction of which could cause

significant environmental impacts, in order to maintain acceptable service ratios, response
times or other performance objectives for any of the public services:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact
a) Fire protection? v
b) Police protection? v
c) Schools? v
d) Parks? v
e) Other public facilities? v
DISCUSSION
a)  Fire protection?

b)

Less Than Significant Impact

The Riverside County Fire Department provides fire protection and safety services to the City of
Wildomar. The nearest fire station is Wildomar Fire Station #61, located at 32637 Gruwell Street,
approximately 1.63 miles from the project site. In addition to Station #61, there are several other
Riverside County fire stations in the surrounding area that would be able to provide fire protection
safety services to the project site if needed. The project has been conditioned to comply with the
requirements of the Riverside Fire Protection Department and for the payment of standard
development impact fees pursuant to Chapter 4.60 of the Wildomar Municipal Code. The proposed
project is not expected to result in activities that create unusual fire protection needs or significant
impacts. Any impacts will be considered incremental and can be offset through the payment of the
appropriate Development Impact Fee.

Police protection?

Less Than Significant Impact

Police protection services are provided the Riverside County Sheriff's Department. The nearest
sheriff's station is located at 333 Limited Street in Lake Elsinore, approximately 4.03 miles from the
project site. Traffic enforcement is provided for Riverside County in this area by the California
Highway Patrol with additional support from the local County Sheriff's Department. The project
has been conditioned for the payment of the standard development impact fees pursuant to
Chapter 4.60 of the Wildomar Municipal Code. As a result, the project is not expected to result in
activities that create unusual police protection needs or significant impacts. Any impacts will be
considered incremental and can be offset through the payment of the appropriate Development
Impact Fee.
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d)

e)

Schools?

Less Than Significant Impact

The proposed project is located within the Lake Elsinore Unified School District (LEUSD). LEUSD has
established school impact mitigation fees to address the facility impacts created by residential,
commercial, and industrial development. Due to the commercial use of the proposed project, a
whole sale nursery operation, the project will not generate any additional students into the district
and has no potential to directly impact to the local school system because no new population will be
generated on the project site. The project will be conditioned to comply with School Mitigation Impact
Fees established by the Elsinore Unified School District to mitigate the potential effects to school
services. As a result, no impacts are anticipated.

Parks?

No Impact

The proposed project is commercial in nature and is not expected to directly affect community
recreational facilities. In addition, the project will also not adversely affect any existing parks,
recreation sites or programs. As a result no impacts are anticipated.

Other public facilities?

Less Than Significant Impact

The proposed project may result in a slight increase in the demand for other governmental services
such as the economic development and the other community support services commonly provided
by the City of Wildomar. The demand for these additional public service impacts will be
incremental and minor because of the small size of the project, a modular building and outdoor
wholesale nursery. This increment of impact will be mitigated through the payment of the
appropriate development impact fees and through the City budget for non-impact fee programs
and expenses. The City budget is based upon a combination of property tax, sales tax, user fees,
and State and Federal government pass-through funding. Most of these revenue sources are from
commercial sales, population, or development related, which means the more residents or
business activity within the City, the greater the amount of funding that could be available. As a
result, the project will not result in any significant impacts to these services, and no additional
mitigation measures, beyond the standard requirements, are required.

STANDARD CONDITIONS & REQUIREMENTS

1. Prior to issuance of any building permit, the developer shall pay the required Development
Impact Fees for police and fire services pursuant to Chapter 4.60 of the Wildomar
Municipal Code and in effect at the time of building permit issuance.

2. Prior to issuance of any building permit, the developer shall pay the required school impact
mitigation fees established by the Lake Elsinore Unified School District and in effect at the
time of building permit issuance.

MITIGATION MEASURES
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None.
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14. RECREATION. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Increase the use of existing neighborhood and
regional parks or other recreational facilities, v
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 v
facilities, which might have an adverse physical
effect on the environment?

DISCUSSION

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

No Impact

The proposed project is a commercial use, a 5,280 square foot modular building and outdoor
wholesale nursery, and is not expected to increase the impact on existing neighborhood and
regional parks or other recreational facilities. There are also no parks or recreational facilities in
close proximity to the project site. As a result no impacts are anticipated.

b) Include recreational facilities or require the construction or expansion of recreational facilities,
which might have an adverse physical effect on the environment?

No Impact

The proposed project is a commercial use, a 5,280 square foot modular building and outdoor
wholesale nursery, and is not expected to require the construction or expansion of new
recreational facilities. There are no parks or recreational facilities included in the project. However,
according to the Wildomar General Plan Trails and Bikeway System Map, a Community Trail is
designated for Almond Street from Lemon Street south to Bundy Canyon Road. Currently, the trail
system is not implemented along Almond Street. The project will be conditioned to provide a 10
foot Community Trail easement along the frontage of the property for future trail improvements.
The requirement for a 10 foot Community Trail easement will reduce the project impact to less
than significant.

STANDARD CONDITIONS & REQUIREMENTS
None.
MITIGATION MEASURES

None.
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15. TRANSPORTATION/TRAFFIC. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

a) Cause an increase in traffic, which is substantial
in relation to the existing traffic load and
capacity of the street system (i.e., result in a
substantial increase in either the number of
vehicle trips, the volume to capacity ratio on
roads, or congestion at intersections)?

b) Exceed, either individually or cumulatively, a
level of service standard established by the
county congestion management agency for
designated roads or highways?

c) Result in a change in air traffic patterns,
including either an increase in traffic levels or a
change in location that results in substantial
safety risks?

d) Substantially increase hazards due to a design
feature (e.g. sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

e) Result in inadequate emergency access? v

f) Result in inadequate parking capacity? v

g) Conflict with adopted policies, plans, or
programs supporting alternative transportation v
(e.g., bus turnouts, bicycle racks)?

DISCUSSION

a) Cause an increase in traffic, which is substantial in relation to the existing traffic load and
capacity of the street system (i.e., result in a substantial increase in either the number of vehicle
trips, the volume to capacity ratio on roads, or congestion at intersections)?

Less Than Significant Impact

The project site for the wholesale nursery is located on the west side of Almond Street. Bundy
Canyon, the nearest major intersection, is approximately 210 feet the south of the project site. The
project site is roughly 0.33 miles from Interstate 15. According to the Wildomar General Plan,
Almond Street is categorized as a Collector Street. The typical Collector Street is located within a
74 foot right-of-way and, at build-out, is expected to consist of one lane in each direction. Currently
Almond Street has a 60 foot right-of-way. Bundy Canyon Road is designated as an Urban Arterial
with a 152 foot right-of-way according to the Wildomar General Plan. Bundy Canyon Road adjacent
to Almond Street has four lanes with two in each direction.
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b)

Intersection and roadway functioning is often described by its Level of Service (LOS). LOS “A”
constitutes light traffic conditions with no interruptions in service or delays at intersections. While
LOS “F” represents congested and unstable conditions with slow moving traffic accompanied with
significant delays at many intersections. The City General Plan establishes a citywide goal for
intersection performance during peak traffic periods at Level of Service “D” or better. The existing
levels of service for a typical collector street and urban arterial are shown in Table 5.

TABLE 5 - EXISTING LEVELS OF SERVICE FOR ROADWAYS

Maximum Two-Way Traffic Volume (ADT)*

Roadway Classification | Number of Lanes | Service Level C | Service Level D | Service Level E

Collector 2 10,400 11,700 13,000

Urban Arterial 6 43,100 48,500 53,900

* From Circulation Element of the Wildomar General Plan

The proposed project will result in additional vehicle trips on the citywide road network. The
wholesale nursery is expected to generate an average of 13 AM daily vehicle trips and an average
of 27 PM daily trips. The trip generation rates were based on the proposed 5,280 square foot
modular building for wholesale nursery. Most of these vehicle trips will access the citywide road
network via Almond Ave and Bundy Canyon Road. It is not anticipated that the additional trips will
significantly decrease the current LOS rating for Almond Ave and Bundy Canyon Road. The
calculation of the estimated vehicle trips is contained in Table 6.

TABLE 6 — ESTIMATED TRIP GENERATION FOR THE PROPOSED PROJECT

Area AM Trip AM Trip PM Trip PM Trip
(ft?) |Generation Rate| Generated | Generation Rate | Generated

Modular Building for a

Wholesale Nursery 5,280 | 2.40 per 1000sf 13 5.17 per 1000sf 27

The proposed project is consistent with the General Plan land use designation of Commercial Retail
and therefore the project is also consistent with the circulation system requirements of the General
Plan. As a result, no significant impacts are anticipated. In addition to the physical roadway
improvements in front of the project, the developer will be required to mitigate any project
impacts by paying its fair share toward the City of Wildomar’s Development Impact Fee program
and the regional Transportation Uniform Mitigation Fee (TUMF) program. These standard
requirements are expected to ensure that community and areawide project impacts remain at a
less than significant level.

Exceed, either individually or cumulatively, a level of service standard established by the county
congestion management agency for designated roads or highways?
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c)

d)

e)

f)

Less Than Significant Impact

Almond Street and Bundy Canyon Road are not designated as part of the Congestion Management
Program (CMP) roadway. However, it is possible that some of the vehicle trips leaving the project
site via Clinton Keith Road may connect to the CMP network at Interstate 15. The proposed project
could add an additional increment of traffic to the designated CMP network. The increment of
potential impact associated with this project will be mitigated by the existing road network fees
contained in the standard requirements. Consequently, the project will not significantly affect the
designated CMP road network. As a result, no significant impacts are anticipated.

Result in a change in air traffic patterns, including either an increase in traffic levels or a change
in location that results in substantial safety risks?

No Impact

The proposed project will not result in a change in air traffic patterns, including either an increase
in traffic levels or a change in location that results in substantial safety risks. The maximum height
of the project at 18 feet (one story) is significantly less than the height of the terrain in the vicinity
of the project. Since the location and height of the project will not affect air traffic patterns or air
craft operations from any private or public airport, no impacts are foreseen; therefore, no
mitigation measures are required.

Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)?

Less Than Significant Impact

The project will not substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment). Access and roadway
improvements to Almond Street will be designed to comply with design criteria contained in
Ordinance 461 of the City of Wildomar and the Wildomar General Plan. Sight distance and signing
and pavement striping to and at the project driveways will be reviewed at the time of final grading,
landscape and street improvement plans. No significant impacts are anticipated and no additional
mitigation measures are required.

Result in inadequate emergency access?

Less Than Significant Impact

The project has no potential to result in inadequate emergency access. Access to and from the
project will be provided from Almond Street via Clinton Keith Road to the south or Waite Street to
the north. The project will construct additional improvements to Almond Street per Ordinance 461
of the City of Wildomar and the Wildomar General Plan. The location and design of the project will
not interfere with areawide emergency access or the implementation of local emergency response
plans. As a result, no significant impacts are anticipated and no mitigation is required.

Result in inadequate parking capacity?

57



g)

Less Than Significant Impact

The project will not result in inadequate parking capacity. On-site parking spaces will be required
in accordance with the City of Wildomar Zoning Code, Chapter 17.888.030. The parking
requirement for a wholesale nursery, which is classified as a professional business office, is one
space per 200 square feet of gross floor area, plus one van accessible handicapped parking space.
The project proposes a 5,280 square feet modular building which requires a minimum of 27 parking
spaces per the zoning code. The project will provide 28 parking spaces plus two van accessible
handicapped parking space; therefore the proposed project will be consistent with the parking
requirements of Chapter 17.888.030. As a result, no impacts are anticipated and no mitigation is
required.

Conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus
turnouts, bicycle racks)?

Less Than Significant Impact

Almond Street is categorized as a Collector Road with currently a 60 foot right-of-way (ROW). The
typical Collector Street is located within a 74 foot right-of-way and, at build-out, is expected to
consist of one lane in each direction. Roadway improvements to Almond Street will be designed to
comply with design criteria contained in Ordinance 461 of the City of Wildomar and the Wildomar
General Plan, including the construction of sidewalks, curbs and gutters along the property frontage.
Additional 10 feet of ROW may be acquired to support a Community Trail along Almond Street as
shown on the Wildomar General Plan Trails and Bikeway System Map. The proposed project does not
include bicycle lanes, bus turnouts or other design components to support alternative transportation
as part of the project design. The project’s implementation will not conflict with adopted policies
supporting alternative transportation. As a result, no significant impacts are expected and no
mitigation is required.

STANDARD CONDITIONS & REQUIREMENTS

1. Prior to the issuance of any building permit, the developer shall pay the appropriate locally
designated Development Impact Fees.

2. Prior to issuance of any building permit, the developer shall pay the appropriate
Transportation Uniform Mitigation Fee

MITIGATION MEASURES

None.
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16. UTILITIES AND SERVICE SYSTEMS. Would the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant

Issues Impact Mitigation Impact No Impact
a) Exceed wastewater treatment requirements of
the applicable Regional Water Quality Control v
Board?

b) Require or result in the construction of new
water or wastewater treatment facilities or
expansion of existing facilities, the construction v
of which could cause significant environmental
effects?

c) Require or result in the construction of new
storm water drainage facilities or expansion of v
existing facilities, the construction of which
could cause significant environ-mental effects?

d) Have sufficient water supplies available to serve
the project from existing entitlements and v
resources or are new or expanded entitlements
needed?

e) Result in a determination by the wastewater
treatment provider, which serves or may serve
the project that it has adequate capacity to v
serve the project’s projected demand in
addition to the provider’s existing
commitments?

f) Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid v
waste disposal needs?

g) Comply with federal, state, and local statutes v
and regulations related to solid waste?

DISCUSSION

a) Exceed wastewater treatment requirements of the applicable Regional Water Quality Control
Board?

Less Than Significant Impact

The Santa Ana Regional Water Quality Control Board regulates wastewater discharges within the
northern portion of the City of Wildomar. The current mobile home on the project site treats
wastewater onsite via an onsite sewage disposal system and will be removed prior to grading for
the proposed project. The project proposes to connect to water and sewer service provided by
Elsinore Valley Municipal Water District (EVMWD) infrastructure including existing mains located
within Almond Street. The project applicant will be required to obtain a Final Will Serve letter issued
by EVMWD outlining the conditions of water and sewer service. Receipt of a Final Will Serve letter will
be a condition of approval for the proposed project to ensure that sufficient capacity is available to
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b)

d)

serve the proposed project site prior to the issuance of building permits. However, due to the nature
of the proposed land uses on the project site and the relatively small size of the proposed project, it is
not anticipated that the proposed project will exceed the wastewater treatment requirements of the
Santa Ana Regional Water Quality Control Board. As a result, no significant impacts are anticipated
and no additional mitigation measures are required. Urban runoff-related water quality impacts
associated with project construction and operation are discussed in the Hydrology and Water
Quality Section of this Initial Study.

Require or result in the construction of new water or wastewater treatment facilities or
expansion of existing facilities, the construction of which could cause significant environmental

effects?

Less Than Significant Impact

The project is within the service boundary for the Elsinore Valley Municipal Water District
(EVMWD). The current mobile home on the project site treats wastewater onsite via an onsite
sewage disposal system and will be removed prior to grading for the proposed project. Water for
the mobile home is provided by EVMWD. The project proposes to connect to water and sewer
service provided by Elsinore Valley Municipal Water District (EVMWD) infrastructure including
existing mains located within Almond Street. The project applicant will be required to obtain a Final
Will Serve letter issued by EVMWD outlining the conditions of water and sewer service. Receipt of a
Final Will Serve letter will be a condition of approval for the proposed project to ensure that sufficient
capacity is available to serve the proposed project site prior to the issuance of building permits.
However, due to the nature of the proposed land uses on the project site and the relatively small size
of the proposed project, it is not anticipated that the proposed project will physically alter existing
facilities or result in the construction of new or physically altered facilities. The proposed project
related impacts will be mitigated through the payment of water and sewer connection fees.

Require or result in the construction of new storm water drainage facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects?

Less Than Significant Impact

The project will not result in the construction of the new storm water drainage facilities or
expansion of existing facilities as on-site drainage as onsite drainage will be handled on the project
site and adjacent property to the south. Onsite water runoff from the project site will sheet flow
from an AC Dike on the southwest corner of the project site to a porous landscape detention basin
on the adjacent parcel to the south for water treatment. In the event of large water runoff, water
that is not absorbed by the 1.5 foot deep porous landscape detention basin will be channeled into
a 4 inch PVC pipe under the landscape detention basin and to an overflow channel (earthen V-
Ditch) further south on the adjacent property. The water will be discharged from the overflow
channel (earthen V-Ditch) to Bundy Canyon Road. The proposed drainage system will include best
management practices identified in the Preliminary Water Quality Management Plan (and
discussed in the Hydrology and Water Quality Section of this Initial Study). Since no new or
expanded storm drain facilities are proposed, no significant impacts are anticipated.

Have sufficient water supplies available to serve the project from existing entitlements and
resources, or are new or expanded entitlements needed?
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e)

f)

g)

Less Than Significant Impact

The project is within the service boundary for the Elsinore Valley Municipal Water District
(EVMWD). Water for the existing mobile home is currently provided by EVMWD. The proposed
project will also connect to the existing water service provided by EVMWD infrastructure to the
water main within Almond Street. The project applicant will be required to obtain a Final Will Serve
letter issued by EVMWD outlining the conditions of water service. Receipt of a Final Will Serve letter
will be a condition of approval for the proposed project to ensure that sufficient capacity is available to
serve the proposed project site prior to the issuance of building permits. The proposed project will
not create an additional demand for water supplies, including EVMWD and the impact is
considered to be less than significant.

Result in a determination by the wastewater treatment provider, which serves or may serve the
project that it has adequate capacity to serve the project’s projected demand in addition to the
provider’s existing commitments?

Less Than Significant Impact

As described above, the project will be connecting to water and sewer service provided by Elsinore
Valley Municipal Water District (EVMWD) infrastructure. The current mobile home on the project
site treats wastewater onsite via an onsite sewage disposal system. The proposed project will
remove the existing sewage disposal system prior to grading and install new sewer lines that will
connect to the sewer main in Almond Street. The project applicant will be required to obtain a Final
Will Serve letter issued by EVMWD outlining the conditions sewer service. Receipt of a Final Will Serve
letter will be a condition of approval for the proposed project to ensure that sufficient capacity is
available to serve the proposed project site prior to the issuance of building permits.

Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid
waste disposal needs?

Less Than Significant Impact

The main disposal sites for the proposed project area are the El Sobrante Landfill in Corona and the
Lamb Canyon Sanitary Landfill in Riverside. The El Sobrante Landfill has a capacity of 10,000 tons
of solid waste per day and, as of December 2004, had 172,531,000 tons of capacity available. The
facility is projected to reach capacity in 2030. The Lamb Canyon Landfill has a capacity of 3,000 tons
of solid waste per day and, as of August 2005, had 20,908,171 tons of capacity available. The
facility is projected to reach capacity in 2023. The project will be served by a landfill with sufficient
permitted capacity to accommodate the project’s solid waste disposal needs. As a result, no
significant impacts are anticipated.

The project will not substantially alter existing or future solid waste generation patterns and
disposal services. The project will be consistent with the County Integrated Waste Management
Plan. The project will be required to comply with the recommendations of the Riverside County
Waste Management Department. These requirements are standard to all commercial projects and
therefore are not considered mitigation pursuant to CEQA. Therefore, any impacts would be less
than significant.

Comply with federal, state, and local statutes and regulations related to solid waste?
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Less Than Significant Impact with the Incorporated Mitigation

The proposed project is subject to the Solid Waste Reuse and Recycling Access Act of 1991. The Act
requires that adequate areas be provided for collecting and loading recyclable materials such as paper
products, glass and other recyclables. Mitigation measures are proposed by the Riverside County
Waste Management Division to ensure compliance with the Act. Through the implementation of the
mitigation measures (UTL-1), solid waste impacts resulting from the proposed project will result in a
less than significant impact.

STANDARD CONDITIONS & REQUIREMENTS
1. The applicant shall obtain a Final Will Serve letter from Elsinore Valley Municipal Water
District to ensure that sufficient capacity for water and sewer is available to serve the
proposed project site prior to the issuance of building permits.

MITIGATION MEASURES

UTL-1 Prior to the issuance of a building permit, the project applicant shall submit a recycling
collection and loading area plan to the Riverside County Waste Management Division.
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V. MANDATORY FINDINGS OF SIGNIFICANCE

MANDATORY FINDINGS OF SIGNIFICANCE. Does the project:

Less Than
Potentially Significant with Less Than
Significant | the Incorporated| Significant
Issues Impact Mitigation Impact No Impact

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

b) Have impacts that are individually limited, but
cumulatively considerable? ("Cumulatively
considerable" means that the incremental
effects of a project are considerable when v
viewed in connection with the effects of past
projects, the effects of other current projects,
and the effects of probable future projects.)

c) Have environmental effects, which will cause
substantial adverse effects on human beings, v
either directly or indirectly?

DISCUSSION

The following are Mandatory Findings of Significance in accordance with Section 15065 of the CEQA
Guidelines.

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

Less Than Significant Impact with Mitigation Incorporated

Based on evaluations and discussions contained in this Initial Study, the proposed project has a
very limited potential to incrementally degrade the quality of the environment because the site
was previously developed, is not in an environmentally sensitive location, and is consistent with the
City of Wildomar General Plan. As a result, the proposed project will not significantly affect the
environment with mitigation measures contained in this IS/MND.
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b)

Does the project have impacts that are individually limited, but cumulatively considerable?
("Cumulatively considerable" means that the incremental effects of a project are considerable
when viewed in connection with the effects of past projects, the effects of other current projects,
and the effects of probable future projects.)

Less Than Significant Impact with Mitigation Incorporated

The proposed project will have impacts that are individually limited but are not cumulatively
considerable with mitigation measures. No cumulative environmental impacts have been
identified in association with the proposed project that cannot be mitigated to a less than
significant impact level or that were not identified through the City of Wildomar’s General Plan
program. Given that the project’s impacts are less than significant, cumulative impacts are also not
foreseen to be significant.

Does the project have environmental effects, which will cause substantial adverse effects on
human beings, either directly or indirectly?

Less Than Significant Impact with Mitigation Incorporated

The proposed project does not have the potential to significantly adversely affect humans, either
directly or indirectly with mitigation measures. While a number of the project impacts were
identified as having a potential to significantly impact humans, with the identified mitigation
measures and standard requirements these impacts are expected to be less than significant. With
implementation of the identified measures, the proposed project is not expected to cause
significant adverse impacts to humans. All significant impacts are avoidable and the City of
Wildomar will ensure that measures imposed to protect human beings are implemented.
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CITY OF WILDOMAR — PLANNING COMMISSION
Agenda Iltem 6.2

GENERAL BUSINESS

Meeting Date: November 4, 2009

TO: Members of the Planning Commission

FROM: David Hogan, Planning Director

SUBJECT: Zoning Ordinance Modification — Trailer and Boat Storage, Mini
Warehouses

RECOMMENDATION:

The Planning Department requests that the Planning Commission provide direction to
staff on modifications to the zoning ordinance related to mini and recreational vehicle
storage facilities.

BACKGROUND:

At the October 21, 2009 Planning Commission meeting members of the Commission
expressed a concern about the number of mini storage and recreational vehicle being in
located within the limited commercial and industrial areas of the City. The purpose of
this staff report is to present information to the Planning Commission on the how
recreational vehicle and mini storage facilities are addressed in the Zoning Ordinance.

The current zoning ordinance describes these types of uses as either trailer and boat
storage or mini warehouse (or mini warehouse structures). Both land use types are
allowed in the most common commercial and industrial zones, as well as the Rural
Residential Zone (the countywide “holding zone”). To simplify the information, whether
the use is permitted outright, permitted with a plot plan, or permitted with a conditional
use permit is omitted from the following table since it is not relevant to the issue of
prohibiting these uses. The approval mechanisms are summarized in Attachment A.

Trailer and
Zones Boat Storage | Mini Warehouse
Rural Residential R-R v -
General Commercial C-1/C-P v v
Scenic Highway Commercial C-P-S v -
Manufacturing Service Commercial M-SC v v
Industrial Park I-P - v
Manufacturing — Medium M-M v v
Manufacturing — Heavy M-H v v




In the process of preparing this staff report for the Commission, has staff discussed
possible approaches with the City Attorney. Based upon these discussions, there
appear to be two different approaches to addressing the immediate issue of too many
recreational vehicle and mini-storage facilities.

Approach 1 — Prohibit new recreational vehicle and mini-storage businesses for an
intermediate period. Staff believes that a period of two years would
allow the City Council and Planning Commission an opportunity to better
understand how future commercial and industrial development patterns
will be affected by these uses.

Advantages -  Temporarily restricts the establishment of addition recreational
vehicle and mini-storage facilities while allowing the existing
facilities to remain as allowable uses. A temporary prohibition of
new uses allows the City time to better understand future
commercial and industrial development needs.

Disadvantages - None.

Approach 2 — Amend the zoning ordinance to prohibit these land uses from some or all
of the effected commercial and industrial zones.

Advantages - Does not require that this issue be re-examined in the future
(though future planning commissions and city councils may choose
to re-evaluate any prohibition action in the future).

Disadvantages - Would make all of the existing recreational vehicle and mini-storage
businesses non-conforming uses which could adversely affect their
ability to get financing, upgrade their facilities, and to expand or
reconstruct their facilities.

There is one final issue related to any prohibition of these uses that would like the
Commission to consider. This remaining is whether or not a future prohibition should
apply to previously approved and unconstructed projects? It is possible that a future
moratorium could prevent the City from approving any extensions of time. The practical
effect of this would be that the project would expire at the end of the automatic two year
period. Staff is aware of several approved recreational vehicle and mini-storage
facilities that have not yet been constructed and concerned that this unintended
consequence of the moratorium might be contrary to the intent of the Planning
Commission. As a result, staff recommends that any future moratorium/prohibition not
apply to the grading or building permits, and extensions of time, for previously approved
but unconstructed projects since it does not seem fair to property owners who could not
construct their projects because of problems within the current banking system. The
exception would not prevent the Planning Commission from denying a request for an
extension of time if local circumstances changed and the use was no longer
appropriate. This exemption would not apply if an approved project has already been
allowed to expire (by not filing a request for an extension of time).



Staff is also concerned that there may be recreational vehicle and mini-storage facilities
that were established prior to incorporation without a permit. When these unpermitted
businesses are identified and contacted by code enforcement, the current policy is to try
to work with the owner/operator to bring these unpermitted activities into compliance
with zoning requirements. A prohibition on new applications would mean that these
facilities would have no option but to cease operation because there would be no way
for the City to approve a permit to operate. Having reviewed the situation, there appear
to be two options for addressing this potential concern. The first is to not allow these
businesses to come into compliance with the code during the moratorium period,
requiring them to cease operation.

The second option would be to exempt unpermitted recreational vehicle and mini-
storage facilities (that were in full operation prior to incorporation) from the moratorium
provisions. If the Planning Commission prefers the second option, staff would suggest
that the exemption provision be conditional in that the owner/operator would be required
to provide a full application to the City for processing within 60 to 90 days of the citation.
A full application is defined as all of the required site, grading, and landscape plans,
City-required technical studies, any off-site work permissions, and all application
processing fees. In this way the City would be assured that the project owner/operator
is serious about bringing their business into compliance.

If the Planning Commission is interested in prohibiting either permanently or temporarily
these types of uses, staff recommends that the Commission provide the appropriate
direction on the following questions:

1. Should the City prohibit the approval of new recreational vehicle and mini-
storage facilities?

2. If these types of uses are prohibited, should the prohibition apply to all
zones? Or only in commercial or residential zones?

3. Should any prohibition be temporary or permanent?

4, Should any future prohibition of these uses apply to previously approved,

but un-constructed facilities (and potentially effect the City’s ability to
approve an extension of time)?

5. For un-permitted recreational vehicle and mini-storage facilities
established prior to incorporation, should they uses be subject to this
moratorium? This situation could apply when an unpermitted business is
identified and code enforcement action is initiated against the property
owner for a long-standing unpermitted facility.

ATTACHMENTS:

A. Entitlement Process for Mini- and Recreational Vehicle Storage Facilities



ATTACHMENT A



Attachment A

ENTITLEMENT PROCESSES

Trailer and
Zones Boat Storage | Mini Warehouse
Rural Residential R-R CUP -
General Commercial C-1/C-P PP CupP
Scenic Highway Commercial C-P-S CUP -
Manufacturing - Service Commercial M-SC P P
Industrial Park I-P - P
Manufacturing - Medium M-M P P
Manufacturing - Heavy M-H P P

- Not permitted (Not listed)

P Permitted by right

PP Permitted with a Plot Plan

CUP  Permitted with a Conditional Use Permit
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