
City Planning Commission – November 5, 2009          P09-0043 1

Community Development Department 
 Planning Division 

 

  Conditional Use Permit  
 

 
 AGENDA ITEM NO.:   1 
  
 WARD NO: 5 
 NEIGHBORHOOD: ARLINGTON SOUTH 
 

    PLANNING COMMISSION HEARING DATE:  November 5, 2009 
 
I. PROJECT SUMMARY: 
 

1) Case Number(s):  P09-0043 (CUP)  
 
2) Proposal: To operate an indoor automotive facility specializing in the installation of 

spray-on truck bedliners within an approximately 2,400 square-foot lease 
space within an existing 15,000 square foot multiple tenant building on 
approximately 8.7 acres, located at 9341 Douglas Drive, situated on the 
westerly side of Gibson Street, approximately 500 feet southerly of 
Indiana Avenue, in the BMP – Business and Manufacturing Park Zone  

 
3) Applicant: Sal Garcia of Wolf Bedliners Inc., on behalf of Jeffrey Frome 

  
4) Case Planner: Kyle Smith, Associate Planner 

  (951) 826-5220 
  kjsmith@riversideca.gov    

 
III.    RECOMMENDATION:        
 

That the City Planning Commission:  

1. Determine that this proposed case will not have a significant effect on the environment 
based on the findings set forth in the case record and recommend to the City Council 
adoption of a Negative Declaration; 

2. RECOMMEND APPROVAL of Planning Case P09-0043 based on the findings 
outlined in the staff report and summarized below, subject to the recommended 
conditions attached: 

a. The proposal will be consistent with the purposes of the General Plan and Zoning 
Code and application of the required development standards is in the furtherance 
of a compelling governmental interest and is the least restrictive means of 
furthering that compelling governmental interest; 

 
b. The vehicle repair facility is compatible with the existing industrial and 

manufacturing uses in the vicinity, including factors relating to the nature of its 
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location, operation, building design, site design, traffic characteristics and 
potential environmental impacts;  

 
c. With the recommended conditions of approval, the proposal will not be materially 

detrimental to the health, safety and general welfare of the public or otherwise 
injurious to the environment or to the property or improvements within the area; 
and 

 
d. The necessary findings to justify the requested variance can be made, based on the 

facts contained in the attached variance justifications. 
 

IV. BACKGROUND/HISTORY: 
 

The subject 8.7 acre business office park, known as Alpine Industrial Plaza, consists of 3 parcels 
developed in 1973 with 14 multiple tenant buildings.   Wolf Bedliners, Inc., an indoor 
automotive facility specializing in the installation of spray-on truck bedliners, was established in    
2001 within a 2,400 square foot lease space of Building C one of the 14 multiple tenant 
buildings, situated near the southwesterly corner of the site. 

 
At the time Wolf Bedliners Inc. was established, the site was zoned M-1 – Light Industrial and 
did not require a Conditional Use Permit for indoor major vehicle repair, which is defined as 
vehicle painting or similar application.  However, records show that the appropriate tenant 
improvement permits were not obtained from the Building and Safety Division for the legal 
establishment of the business.  With the adoption of the General Plan 2025 program in late 2007, 
the subject site was rezoned from the M-1 – Light Manufacturing Zone, to the BMP – Business 
Manufacturing Park Zone, which requires a Conditional Use Permit for the establishment of 
indoor vehicle repair facilities. As the business was not legally established in 2001 nor at the 
time the site was rezoned in late 2007, a Conditional Use Permit is required to legalize the use.   
 
Wolf Bedliners was issued a citation by the Code Enforcement Division in June 2008. The 
applicant has been working with staff in the legalization of the established use and is requesting 
approval of this Conditional Use Permit to legalize the use. 

 
V. DETAILED PROJECT DESCRIPTION: 

Wolf Bedliners Inc., is an indoor vehicle repair facility specializing in the installation of spray-on 
truck bedliners.   The installation of bedliners is conducted completely within the existing 
building.  Spray-on bedliners are installed within approximately 12 trucks on a weekly basis by 
two employees.  The facility operates from 9:00 a.m. to 3:00 p.m., Monday through Friday and 
has contracts and relationships with several automotive dealerships in the region. 

On a typical business day, truck beds are cleaned and sanded within a designated indoor 
preparation area before moving each vehicle into the enclosed 13 foot-8 inch by 29 foot-4 inch 
spray booth where the resin material is applied. The resin material is quick drying, non-toxic, and 
properly collected and disposed of by a professional agency (Hydro-Seal Polymers). Once the 
bedliner material is applied, the truck is moved to the parking area for customer pick up or it is 
delivered to the customer’s domicile. There will be no customer vehicles stored in the outdoor 
parking area at any given time. 
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An existing 12 foot wide roll-up door provides vehicular access to the inside of the subject lease 
space.  An existing approximately 500 square-foot office/lobby area will be utilized as office 
space for the subject business.  No physical improvements are proposed to the site or the exterior 
of the building as part of the CUP request. 

Access to the site is provided from Gibson Street via Douglas Drive, a private driveway internal 
to the larger Alpine Industrial Plaza Business Park area.  Douglas Drive, along with two other 
named private drive aisles, provides reciprocal ingress and egress to the larger business park.   

Implementation of this request requires the granting of a variance to allow direct access to the 
vehicle repair facility site from Gibson Street, a 66-foot wide local street, where the Zoning Code 
requires direct access from an arterial or collector street as designated on the General Plan 
Master Plan of Roadways.  This variance will be analyzed later in this report. 

 
VI. LOCATION/SURROUNDING LAND USES:  

 
 Existing Land Use General Plan Designation Zoning Designation 

Project Site Industrial / Business 
Office Park 

B/OP – Business/Office 
Park  

BMP – Business 
Manufacturing Park 

North Industrial / Business 
Office Park 

B/OP – Business/Office 
Park 

BMP – Business 
Manufacturing Park 

East Vacant/Single Family 
Residences 

B/OP – Business/Office 
Park/ 

MHDR/ Medium High 
Density Residential 

PF – Public Facilities/ 
R-1-7000 – Single 
Family Residences 

South 
Industrial/ 

Vacant/Single Family 
Residences 

B/OP – Business/Office 
Park 

BMP – Business 
Manufacturing Park 
R-1-7000 – Single 
Family Residential 

West Industrial / Business 
Office Park 

B/OP – Business/Office 
Park 

I- Industrial 

BMP – Business 
Manufacturing Park 

I – Industrial  
 
VII.   PROJECT ANALYSIS: 

 
 •   General Plan/Zoning Conformance 
 

 
 
 

 
 
The B/OP General Plan designation is intended to provide for single or mixed light industrial 
uses that do not create nuisances due to odor, dust, noise or heavy truck traffic. Suitable uses 
include corporate and general business offices, research and development, light manufacturing, 
light industrial and small warehouse uses. Although single family residences exist to the 
southeast and northwest of the larger business park, the subject multiple tenant building is in 
which Wolf Bedliners is located is situated approximately 455 feet from the nearest residence 
within the Planned Residential Development to the east across Gibson Street.  As the proposed 
use is located internal to the larger business park, does not entail any uses occurring outside of 

 Existing Proposed 
General Plan B/OP – Business/Office Park No Change 

Zoning BMP – Business Manufacturing Park No Change 
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the lease space, the use will not be detrimental to other surrounding uses under the same 
General Plan designation or the residential areas beyond the industrial park, the proposed 
vehicle repair facility is consistent with the City’s General Plan.   

 
The Zoning Code allows for the establishment of major indoor vehicle repair facilities in the 
BMP Zone, subject to the granting of a Conditional Use Permit and compliance with site 
location, operation and development standards outlined in Section 19.420.030 of the Zoning 
Code. The proposed vehicle repair facility complies with a majority of these requirements, with 
the exception of the following:   

 
- The facility shall have direct access to an existing or planned arterial or collector street, 

as designated on the General Plan Master Plan of Roadways.   
 

The applicant has provided justifications in support of the variance (Exhibit 7). As detailed in 
the attached staff prepared variance justifications (Exhibit 8), the requested variances can be 
justified given that the business park has been in existence since the early 1970’s and minimal 
traffic is anticipated in conjunction with the proposed use. 

 
•    Parking 

  

PARKING TABLE 

Use Square 
Feet 

Number of 
Service Bays Parking Ratio Parking Required 

Vehicle Repair 
Facility 2,400 1 6 spaces plus 2 

spaces / service bay 8 

Total    8 
 
According to a comprehensive parking analysis provided by the applicant (Exhibit 6), 328 
parking spaces are provided for the entire industrial/business park.  Based on existing land 
uses, a surplus of 93 parking spaces exists within the business park.  Thus, ample parking 
exists for the proposed use.   
 

•    Design Analysis  
 

The legalization of Wolf Bedliners Inc. within the Alpine Industrial Plaza will not result in any 
physical changes to the tenant space or the larger industrial complex in which the use is 
located. With the exception of the requested variance, the project is in compliance with all 
other current development standards relating to vehicle repair facilities.  No modifications to 
the building or site were deemed necessary to support the project as the business park is 
generally well maintained and the lease space accounts for approximately 4 percent of the 
overall building area.  However, the existing interior spray booth and other interior 
improvements were not permitted by the Building & Safety Division when this business was 
initially established. Thus, a condition of approval has been included requiring the applicant to 
obtain the necessary building buildings for the Tenant Improvement to the satisfaction of the 
Building & Safety Division. 
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•    Neighborhood Compatibility 
 

While not legally established, Wolf Bedliners Inc. has been in operation since 2001 without 
any complaints from other businesses in the industrial park or from residents to the southeast 
and northwest of the business park.  This action to legalize the establishment of the business 
provides the opportunity to condition that the business be operated consistent with site 
operation standards for automotive repair type uses, including but not limited to, exterior sound 
limitations, prohibition of outdoor work and the display or storage of vehicles. As the existing 
internal service bay is orientated as to not be visible from Gibson Street or any adjacent 
properties, and the complex is sufficiently landscaped, the business will not be detrimental to 
the surrounding business/industrial complex and neighborhood.  

  
VIII.   PUBLIC NOTICE AND COMMENTS: 
 

 A Notice of Public Hearing for this project was mailed to all property owners within a 300-foot 
radius of the project site and as of the writing of this staff report no comments have been 
received by staff regarding this project. 

 
IX.   EXHIBITS: 
 

1. Location/Zoning Map 
2. General Plan Map 
3. Aerial Photo 
4. Site Plan 
5. Floor Plan 
6. Applicant’s project description and parking analysis 
7. Applicant Prepared Variance Justifications 
8. Staff Prepared Variance Justifications 
9. Site Photos 
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RECOMMENDED CONDITIONS & GENERAL INFORMATION NOTES 
 
Case Number:  P09-0043 (Conditional Use Permit) Meeting Date: November 5, 2009 
 
CONDITIONS  
 
The applicant is advised that the business or use for which this conditional use permit is granted 
cannot be legally conducted on the subject property until all conditions of approval have been met to 
the approval of the Community Development Department, Planning Division. 

 
Case Specific 
 
• Planning 
  

1. The Planning Commission makes the necessary findings in the applicant’s favor to grant the 
following variances. The applicant’s justifications and staff’s supplemental variance 
justifications are referenced: 

Variance A:  To allow direct access to the vehicle repair facility site from Gibson Street, a 
66-foot wide local street, where the Zoning Code requires direct access from an arterial or 
collector street as designated on the General Plan Master Plan of Roadways. 

 
2. The vehicle repair facility shall be operated as described in the submitted application for this 

case, as described in the body of the attached report and in compliance with Section 19.420 of 
the Zoning Code. 

 
3. Construction and operation activities on the property shall be subject to the City’s Noise Code 

(Title 7), which limits construction noise to 7:00 a.m. to 7:00 p.m. weekdays, and 8:00 a.m. to 
5:00 p.m. Saturdays. No construction noise is permitted on Sundays or federal holidays. 

 
4. The project shall comply with all existing State Water Quality Control Board and City storm 

water regulations, including compliance with NPDES requirements related to construction and 
operation measures to prevent erosion, siltation, transport of urban pollutants, and flooding. 

 
5. Construction and operation of the facility shall be in compliance with the adopted Riverside 

County Airport Land Use Compatibility Plan, including, but not limited to, dedication of an 
avigation easement, recording of a deed notice and completion of a disclosure statement upon the 
transfer of real estate.  

 
Within 60 days of City Council Final Action: 
 

6. The applicant shall obtain the necessary building permits for all existing and proposed interior 
tenant improvements.  
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Operational Conditions: 
 

7. All activities, equipment, and supplies associated with this use shall be contained within the 
warehouse building with only sufficient openings for ingress and egress of persons and vehicles. 
This includes all repair work and any other procedures incidental to the vehicle repair facility.  
No work shall be performed outside of the building. 

 
8. Outdoor display of merchandise shall not be permitted.   

 
9. Inoperable vehicles shall not be stored on the property longer than thirty days and shall not be 

readily visible from public view. 
 

10. No vehicles shall be parked on the premises other than those of persons attending to business on 
the site, vehicles being modified for customers, vehicles of employees, and other service vehicles 
used in the operation of the facility.  No vehicle shall be parked on the premises and offered for 
sale. 

 
11. The site shall be maintained and kept in clean, weed and graffiti free condition at all times. 

 
12. Signage shall be permitted in compliance with Chapter 19.620 of the Zoning Code. 

   
13. The business for which this Conditional Use Permit is granted shall be continually operated in 

compliance with the definition for a vehicle repair facility, contained in Definitions Section 
19.910.020 of the Zoning Code, and all site location, operation and development standards 
contained in Section 19.420.030 of the Zoning Code.  Failure to comply with these requirements 
will be grounds for Code Enforcement action, revocation or further legal action. 

 
Standard Conditions 

 
• Planning 

 
14. There shall be a two-year time limit in which to commence construction of the project beginning 

the day following approval by the Planning Commission unless a public hearing is held by City 
Council; in that event the time limit begins the day following City Council approval. 

 
15. Within 30 days of approval of this case by the City, the developer shall execute an agreement 

approved by the City Attorney's Office to defend, indemnify, including reimbursement, and hold 
harmless the City of Riverside, its agents, officers and employees from any claim, action, or 
proceeding against the City of Riverside, its agents, officers, or employees to attack, set aside, 
void, or annul, an approval by the City's advisory agency, appeal board, or legislative body 
concerning this approval, which action is brought within the time period provided for in Section 
66499.37 of the Government Code. The City will promptly notify the developer of any such 
claim, action or proceeding and the City will cooperate in the defense of the proceeding. 
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16. This project shall fully and continually comply with all applicable conditions of approval, State, 
Federal and local laws in effect at the time the permit is approved and exercised and which may 
become effective and applicable thereafter, and in accordance with the terms contained within 
the staff report and all testimony regarding this case.  Failure to do so will be grounds for Code 
Enforcement action, revocation or further legal action. 

 
17. This use permit may be modified or revoked by the City Planning Commission or the City 

Council should they determine that the proposed use or conditions under which it is being 
operated or maintained is detrimental to the public health, welfare or materially injurious to 
public safety, property or improvements in the vicinity or if the property is operated or 
maintained so as to constitute a public nuisance. 

 
18. The applicant shall comply with all federal, state and local laws and shall cooperate with the 

Riverside Police Department (RPD) in the enforcement of all laws relating to this permit. 
Material violation, as determined by the City Planning Commission, of any laws in connection 
with this use or failure to cooperate with RPD will be cause for revocation of this permit. 

 
19. This permit is issued based upon the business operations plan and information submitted by the 

applicant, which has been used as the basis for evaluation of the proposed use in this staff report 
and for the conditions of approval herein. Permittee shall notify Community Development 
Department, Planning Division, of any change in operations and such change may require a 
revision to this permit.  Failure to notify the city of any change in operations is material grounds 
for revocation of this conditional use permit. 

 
20. The applicant herein of the business subject to this conditional use permit acknowledges all of 

the conditions imposed and accepts this permit subject to those conditions and with the full 
awareness of the provisions of Title 19 of the Riverside Municipal Code. The applicant shall 
inform all its employees and future operators of the business subject to this permit of the 
restrictions and conditions of this permit as they apply to the business operations. 

 
21. Failure to abide by all conditions of this permit shall be cause for revocation. 

 
22. The plans shall be submitted for plan check review to assure that all required conditions have 

been met prior to exercising of this permit. 
 

23. The subject property shall be developed and operated substantially as described in the text of this 
report and as shown on the plot plan on file with this case except for any specific modifications 
that may be required by these conditions of approval. 

 
24. The applicant shall continually comply with all applicable rules and regulations in effect at the 

time permit is approved and exercised and which may become effective and applicable 
thereafter. 
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• Public Works 
 

25. Prior to issuance of a building or grading permit, the applicant shall submit to the City for review 
and approval, a project-specific WQMP that: 

 
a. Addresses Site Design BMP's such as minimizing impervious areas, maximizing 

permeability, minimizing directly connected impervious areas, creating reduced or "zero 
discharge" areas and conserving natural areas; 

 
b. Incorporates the applicable Source Control BMP's as described in the Santa Ana River 

Region WQMP and provides a detailed description of their implementation; 
 
c. Incorporates Treatment Control BMP's as described in the Santa Ana River Region 

WQMP and provides information regarding design considerations; 
 
d. Describes the long-term operation and maintenance requirements for BMP's requiring 

long-term maintenance; and 
 
e. Describes the mechanism for funding the long-term operation and maintenance of the 

BMP's requiring long-term maintenance. 
 

26. Prior to issuance of any building or grading permits, the property owner shall record a "Covenant 
and Agreement" with the County-Clerk Recorder or other instrument acceptable to the City 
Attorney to inform future property owners of the requirement to implement the approved project-
specific WQMP.  Other alternative instruments for requiring implementation of the approved 
project-specific WQMP include: requiring the implementation of the project-specific WQMP in 
the Home Owners Association or Property Owners Association Conditions, Covenants and 
Restrictions (C,C&R's); formation of Landscape, Lighting and Maintenance Districts, 
Assessment Districts or Community Service Areas responsible for implementing the project-
specific WQMP; or equivalent may also be considered.  Alternative instruments must be 
approved by the City prior to the issuance of any building or grading permits. 

 
27. If the project will cause land disturbance of one acre or more, it must comply with the statewide 

General Permit for Storm Water Discharges Associated with Construction Activity.  The project 
applicant shall cause the approved final project-specific WQMP to be incorporated by reference 
or attached to the project's Storm Water Pollution Prevention Plan as the Post-Construction 
Management Plan. 

 
28. Prior to building or grading permit closeout or the issuance of a certificate of occupancy or 

certificate of use, the applicant shall:  
 

a. Demonstrate that all structural BMP's described in the project-specific WQMP have been 
constructed and installed in conformance with approved plans and specifications; 

 
b. Demonstrate that applicant is prepared to implement all non-structural BMP's described 

in the approved project-specific WQMP; and 
 

c. Demonstrate that an adequate number of copies of the approved project-specific WQMP 
are available for the future owners/ occupants. 
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• Fire Department 
 

29. Requirements for construction shall follow the currently adopted California Building Code and 
California Fire Code with City of Riverside amendments. 

 
30. Construction plans shall be submitted and permitted prior to construction. 

 
31. Any required fire hydrants shall be installed and operational prior to Fire Department release of 

permit. 
 

32. Fire Department access is required to be maintained during all phases of construction. 
 
• Public Utilities 

 
33. No conditions.  

 
• Parks and Recreation 

 
34. No conditions.  

 
 

GENERAL INFORMATION NOTES 
  
1. Appeal Information: 
 

a. Actions by the City Planning Commission, including any environmental finding, may be 
appealed to the City Council within ten calendar days after the decision. 

 
b. Appeal filing and processing information may be obtained from the Community Development 

Department, Planning Division, Public Information Section, 3rd Floor, City Hall. 
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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. 
 

 Aesthetics  Agriculture Resources  Air Quality 
 

 Biological Resources 
 

 Cultural Resources  
 

 Geology/Soils 
 

 Hazards & Hazardous 
      Materials 

 
 Hydrology/Water Quality 

 
 Land Use/Planning 

 
 Mineral Resources 

 
 Noise 

 
 Population/Housing 

 
 Public Services 

 
 Recreation  

 
 Transportation/Traffic 

 
 Utilities/Service Systems 

 
 Mandatory Findings of 

      Significance  

 

 
DETERMINATION: (To be completed by the Lead Agency) 
On the basis of this initial evaluation which reflects the independent judgment of the City of Riverside, it 
is recommended that: 
 
The City of Riverside finds that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.  

The City of Riverside finds that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because revisions in the project have been
made by or agreed to by the project proponent.  A MITIGATED NEGATIVE DECLARATION will be
prepared. 

 

The City of Riverside finds that the proposed project MAY have a significant effect on the
environment, and an ENVIRONMENTAL IMPACT REPORT is required.   

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

 

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

 

 
Signature           Date      
 
Printed Name & Title         For  City of Riverside 
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Community Development Department 
Planning Division 

 

  Environmental Initial Study  
 

 
EVALUATION OF ENVIRONMENTAL IMPACTS: 
 
1) A brief explanation is required for all answers except “No Impact” answers that are adequately 

supported by the information sources a lead agency cites in the parentheses following each 
question.  A “No Impact” answer is adequately supported if the referenced information sources 
show that the impact simply does not apply to projects like the one involved (e.g., the project 
falls outside a fault rupture zone).  A “No Impact” answer should be explained where it is based 
on project-specific factors as well as general standards (e.g., the project will not expose sensitive 
receptors to pollutants, based on a project-specific screening analysis).   

 
2) All answers must take account of the whole action involved, including off-site as well as on-site, 

cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

 
3) Once the lead agency has determined that a particular physical impact may occur, then the 

checklist answers must indicate whether the impact is potentially significant, less than significant 
with mitigation, or less than significant.  “Potentially Significant Impact” is appropriate if there 
is substantial evidence that an effect may be significant.  If there are one or more “Potentially 
Significant Impact” entries when the determination is made, an EIR is required. 

 
4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the 

incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” 
to a “Less Than Significant Impact.”  The lead agency must describe the mitigation measures, 
and briefly explain how they reduce the effect to a less than significant level (mitigation 
measures from “Earlier Analyses,” as described in (5) below, may be cross-referenced). 

 
5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 

process, an effect has been adequately analyzed in an earlier EIR or negative declaration.  
Section 15063(c)(3)(D).  In this case, a brief discussion should identify the following: 

 
a. Earlier Analysis Used.  Identify and state where they are available for review. 
 
b. Impacts Adequately Addressed.  Identify which effects from the above checklist were 

with in the scope of and adequately analyzed in an earlier document pursuant to 
applicable legal standards, and state whether such effects were addressed by mitigation 
measures based on the earlier analysis.   

 
c. Mitigation Measures.  For effects that are “Less than Significant with Mitigation 

Measures Incorporated,” describe the mitigation measure which were incorporated or 
refined from the earlier document and the extent to which they address site-specific 
conditions for the project.   
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6) Lead agencies are encouraged to incorporate into the checklist references to information sources 
for potential impacts (e.g., general plans, zoning ordinances).  Reference to a previously prepared 
or outside document should, where appropriate, include a reference to the page or pages where 
the statement is substantiated.   

 
7) Supporting Information Sources: A source list should be attached, and other sources used or 

individuals contacted should be cited in the discussion. 
 
8)  The explanation of each issue should identify: 
 

a. the significance criteria or threshold, if any, used to evaluate each question; and 
 
b. the mitigation measure identified, if any, to reduce the impact to less than significance. 

  
ISSUES (AND SUPPORTING 
INFORMATION SOURCES): 

Potentially
Significant

Impact 

Potentially 
Significant 

Unless 
Mitigation 

Incorporated 

Less Than
Significant

Impact 

No 
Impact 

1. AESTHETICS. 
Would the project: 

    

a. Have a substantial adverse effect on a scenic vista?       
 1a. Response: (Source: General Plan 2025, GP 2025 FPEIR Figure 5.1-1 – Scenic and Special Boulevards and 
  Parkways, Table 5.1-A – Scenic and Special Boulevards, and Table 5.1-B – Scenic Parkways) 

The proposed use will be situated in an existing 2,400 square foot lease space of an existing 15,000 square foot 
multiple tenant building within an approximately 8.7 acre industrial/business park.  No changes to the exterior 
of the building or the building site are proposed under this project and all activities associated with the use will 
be conducted inside of an enclosed building.  Therefore, the proposed project will have no impact to a scenic 
vista directly, indirectly or cumulatively. 

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

    

1b.  Response: (Source: General Plan 2025 and GP 2025 FPEIR Figure 5.1-1 – Scenic and Special Boulevards 
and Parkways, Table 5.1-A – Scenic and Special Boulevards, and Table 5.1-B –  Scenic Parkways)  
The project consists of no physical changes to the exterior of the building or the building site and all activities 
associated with the proposed use will be conducted indoors. Therefore, the proposed project will have no 
impact to a scenic resource directly, indirectly or cumulatively. 

c. Substantially degrade the existing visual character or 
quality of the site and its surroundings?   

    

 1c. Response: (Source: General Plan 2025, GP 2025 FPEIR, GP 2025 Zoning Code, Citywide Design  and Sign 
  Guidelines) 

No changes to the exterior of the building or the building site are proposed under this project and all activities 
associated with the proposed use will be conducted indoors..  The applicant is advised that any future exterior 
modifications to the building or site will require Design Review approval.  Therefore, the proposed project will 
have no impacts on the visual character and quality of the area directly, indirectly and cumulatively 

d. Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the area?  

    

 1d. Response: (Source: General Plan 2025, GP 2025 FPEIR Figure 5.1-2 – Mount Palomar Lighting Area) 
The project would not result in a new source of substantial light or glare which would adversely affect day or 
nighttime views.  The project consists of the establishment of a use within an existing building on a fully 
developed site where adequate levels of lighting currently exist and no new lighting is proposed or required for 
the project and where no exterior building materials are proposed that would contribute to daytime glare 
impacts.  Furthermore, the project site is located outside of the Mount Palomar Lighting Area. No impacts are 
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ISSUES (AND SUPPORTING 
INFORMATION SOURCES): 

Potentially
Significant

Impact 

Potentially 
Significant 

Unless 
Mitigation 

Incorporated 

Less Than
Significant

Impact 

No 
Impact 

expected. As such the project will have no impact directly, indirectly or cumulatively which would adversely 
affect day or nighttime views. 

 
2.   AGRICULTURE RESOURCES:     

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.  Would the project: 

    

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?   

    

2a. Response: (Source: General Plan 2025 Figure OS-2 – Agricultural Suitability, GP 2025 FPEIR Figure 
 5.2-1 - Designated Farmland, Figure 5.2-7 Proposed General Plan Land Use Designations Permitting 
 Agricultural Uses with Designated Farmland, Figure 5.2-4 – Proposed Zones Permitting Agricultural 
 Uses, and Appendix I – Designated Farmland Table)  

The project is located within an urbanized area. A review of Figure OS-2 – Agricultural Suitability of the 
General Plan 2025 designates the subject site as “Urban and Built up land”, which in this case is non-
agricultural land surrounded by urban development and not suitable for agricultural purposes.  Therefore, the 
project will have no impact directly, indirectly or cumulatively to agricultural uses. 

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

    

2b. Response: (Source: General Plan 2025 Figure OS-3 - Williamson Act Preserves, GP 2025 FPEIR 
 Figure 5.2-4 – Proposed Zones Permitting Agricultural Uses, and Figure 5.2-2 - Williamson Act 
 Preserves, and GP 2025 Zoning)  

The subject site is within a built environment and no Williamson Act contracts are implemented on the site. 
The proposal project will not conflict with existing zoning for agricultural use or any applicable Williamson 
Act contract.  Therefore no impacts are expected.   

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?   

    

2c.   Response: (Source: , GP 2025 FPEIR Figure 5.2-1 - Designated Farmland, Figure 5.2-2 - Williamson  
  Act Preserves, Appendix I – Designated Farmland Table, and Proposition R and Measure C)  

Please refer to Responses 2a and 2b above.   

 
3. AIR QUALITY.     

Where available, the significance criteria established by the 
applicable air quality management or air pollution control 
district may be relied upon to make the following 
determinations.  Would the project:  

    

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

 3a. Response: (Source: GP 2025 FPEIR Table 5.3-B SCAQMD CEQA Regional Significance Thresholds, 
 South Coast Air Quality Management District’s 2003 Air Quality Management Plan, URBEMIS 2007 
 Model + EMFAC 2007 Model )   
Projects that are consistent with the projections of employment and population forecasts identified by the 
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Southern California Association of Governments (SCAG) are considered consistent with the AQMP growth 
projections, since these forecast numbers were used by SCAG's Modeling section to forecast travel demand and 
air quality for planning activities such as the Regional Transportation Plan (RTP), the SCAQMD’s AQMP, 
Regional Transportation Improvement Program (RTIP), and the Regional Housing Plan.  This project is 
consistent with the projections of employment and population forecasts identified by the Southern California 
Association of Governments (SCAG) which are consistent with the General Plan 2025 “Typical Growth 
Scenario.”  Since the project is consistent with the General Plan 2025 it is also consistent with the AQMP.  The 
project will have a less than significant impact directly, indirectly and cumulatively to the implementation of an 
air quality plan since the no significant construction or improvements are proposed. 

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

    

 3b. Response: (Source: GP 2025 FPEIR Table 5.3-B SCAQMD CEQA Regional Significance Thresholds, 
South Coast Air Quality Management District’s 2003 AQMP, URBEMIS 2007 Model conducted 12/17/07)   
Due to the limited scope of the project and the air quality model conducted, the project will not violate any air 
quality violation, create a CO hotspot, or expose individuals to CO concentrations above the established 
standards, nor will the project expose sensitive receptors to pollutants or create objectionable odors.  It is 
anticipated that impacts will be less than significant. 

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

    

 3c. Response: (Source: GP 2025 FPEIR Table 5.3-B SCAQMD CEQA Regional Significance Thresholds,
 South Coast Air Quality Management District’s 2003 Air Quality Management Plan, URBEMIS 2007 
 Model + EMFAC 2007 Model) 
Per the GP 2025 FPEIR, AQMP thresholds indicate future construction activities under the General Plan are 
projected to result in significant levels of NOX and ROG, both ozone precursors, PM-10, PM-2.5, and CO. 
Although long-term emissions are expected to decrease by 2025, all criteria pollutants remain above the 
SCAQMD thresholds.  Greenhouse gas (GHG) emissions associated with the General Plan 2025 were 
estimated using CO2 emissions as an equivalent for all GHG emissions.  Given that the build-out of the General 
Plan 2025 would generate approximately 3 times the annual level in 1990 and approximately double the tons of 
CO2 per person, the increase in GHG was considered significant.  

 
In accordance with CEQA, impacts that are less than significant individually, but cumulatively considerable, 
may be significant. Although there is no standard directly applicable to adoption and implementation of the 
General Plan 2025, cumulative emissions resulting from build out in 2025 will contribute criteria pollutants and 
global warming gases to the Basin. Therefore, the General Plan 2025 FPEIR determined that implementation of 
the General Plan 2025 would result in a cumulatively significant net increase of criteria pollutants and global 
warming gases.  As such, a statement of overriding considerations was adopted as part the General Plan 2025 
FPEIR.   

Because the proposed project is consistent with the General Plan 2025 and involves no physical changes on the 
property, cumulative impacts related to criteria pollutants and greenhouse gas as a result of the project were 
previously evaluated as part of the cumulative analysis of build out anticipated under the General Plan 2025 
Program.  As a result the proposed project does not result in any new significant impacts that were not 
previously evaluated and for which a statement of overriding considerations was adopted as part of the General 
Plan 2025 FPEIR. Therefore, cumulative air quality and greenhouse gas emissions impacts are less than 
significant.  

d. Expose sensitive receptors to substantial pollutant 
concentrations?   

    

 3d. Response: (Source: GP 2025 FPEIR Table 5.3-B SCAQMD CEQA Regional Significance Thresholds, 
 South Coast Air Quality Management District’s 2003 Air Quality Management Plan, URBEMIS 2007 
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 Model + EMFAC 2007 Model)   
The project has the potential to expose sensitive receptors to substantial pollutant concentrations because the 
use involves the repair and maintenance of vehicle indoors. However, the proposed use will be required to 
obtain building permits for the proposed interior improvements and, thus, will be subject to all applicable 
building and fire codes, including regulation related to indoor ventilation. Therefore, less than significant
impacts to sensitive receptors will occur. 

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

    

 3e.  Response:  
While exact quantification of objectionable odors cannot be determined due to the subjective nature of what is 
considered “objectionable,” the recommended on-site improvements do not present a potential for the 
generation of objectionable odors. Furthermore, the site is located in an industrial area occupied by businesses 
with a low employee per square foot ratio.  Additionally, the activities associated with the spray-on bedliners 
business are conducted inside the building, with bedliner material applied within a spray booth.  In this setting, 
the chances of objectionable odors impacting a large number of sensitive receptors are minimal. Therefore, the 
project will not cause objectionable odors affecting a substantial number of people and a less than significant 
impact directly, indirectly and cumulatively will occur. 

 

4. BIOLOGICAL RESOURCES. 
Would the project: 

    

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

    

 4a. Response: (Source: Western Riverside County MSHCP, GP 2025 FPEIR Figure 5.4-4 - MSHCP Criteria 
 Cells, Figure 5.4-3 - SKR Core Reserves and Other HCP, Figure 5.4-2 – MSHCP Area Plans, Figure 5.4-4, 
 MSHCP Criteria Cells and Subunit Areas, and Figure 5.4-5 MSHCP Cores and Linkages, Figure 5.4-6, 
 MSHCP Narrow Endemic Plant Species Survey Area, Figure 5.4-7, MSHCP Criteria Area Species Survey 
 Area, and Figure 5.4-8, MSHCP Burrowing Owl Survey Area)  
The project site does not contain potential suitable habitat for the burrowing owl species and narrow endemic 
plant species.  Additionally, the site has already been developed with a business park and prior to development 
of the site.  Therefore, the proposed project will have no impacts or modifications to habitat or sensitive 
species. 

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

    

 4b. Response: (Source: GP 2025 FPEIR, MSHCP Section 6.1.2 - Protection of Species Associated with 
 Riparian/Riverine Areas and Vernal Pools) 
The project is located on an already developed/improved site within an urbanized area where no riparian habitat 
or other sensitive natural community exists on site or within proximity to the project site.  Therefore the project 
will have no impact on any riparian habitat or other sensitive natural community identified in local or regional 
plans, policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife 
Service directly, indirectly and cumulatively. 

c. 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 

    



Initial Study                              6  P09-0043 

ISSUES (AND SUPPORTING 
INFORMATION SOURCES): 

Potentially
Significant

Impact 

Potentially 
Significant 

Unless 
Mitigation 

Incorporated 

Less Than
Significant

Impact 

No 
Impact 

interruption, or other means?   
 4c. Response: (Source: GP 2025 FPEIR, City of Riverside GIS/CADME USGS Quad Map Layer) 

The project is located on an already developed site and within in an urbanized area where no Federally 
protected wetlands as defined by Section 404 of the Clean Water Act (including, but not limited to, marsh, 
vernal pool, coastal, etc.) exist on site or within proximity to the project site.  The project site does not contain 
any discernable drainage courses, inundated areas, wetland vegetation, or hydric soils and thus does not include 
USACOE jurisdictional drainages or wetlands.  Therefore, the proposed project would have no impact to 
Federally protected wetlands as defined by Section 404 of the Clean Water Act directly, indirectly and 
cumulatively. 

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

    

 4d. Response: (Source: MSHCP, and GP 2025 FPEIR Figure 5.4-5 - MSHCP Cores and Linkages)  
The project is located on an already developed site, within an urbanized area and is not within an MSHCP 
linkage area.  As such, the project will not result in a barrier to 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.  Therefore, the project will have no impact to wildlife movement 
directly, indirectly and cumulatively. 

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

    

 4e. Response: (Source: GP 2025 FPEIR, RMC Section 16.72.040 establishing the Western Riverside County 
  MSHCP mitigation fee, RMC Section 16.40.040 establishing a Threatened and Endangered Species fees, 
  and City of Riverside Tree Policy Manual)  

Implementation of the proposed project is subject to all applicable Federal, State, and local policies and 
regulations related to the protection of biological resources and tree preservation. In addition the project is 
required to comply with Riverside Municipal Code Section 16.72.040 establishing the MSHCP mitigation fee 
and Section 16.40.040 establishing the Threatened and Endangered Species Fees, as applicable. 

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

    

4f. Response: (Source: Western Riverside County Multi-Species Habitat Conservation Plan, Stephens’ 
 Kangaroo Rat Habitat Conservation Plan, Lake Mathews Multiple Species Habitat Conservation Plan and 
 Natural Community Conservation Act (Lake Mathews Plan) 
Please refer to Responses 4a through 4e above. 

 

5. CULTURAL RESOURCES. 
Would the project: 

    

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

    

 5a. Response: (Source: GP 2025 FPEIR Table 5.5-A Historical Districts and Neighborhood Conservation  
  Areas & Appendix D, Title 20 of the Riverside Municipal Code)   

No cultural/historic resources or potential cultural/historic resources occur on the project site as the site has 
already been developed.  The project site is located outside of all identified Historic Districts, Potential Historic 
Districts, and Neighborhood Conservation Areas.  Additionally, no buildings in excess of fifty years in age 
currently occupy the site nor are any of the buildings situated on the premises eligible for listing as “cultural 
resources” as defined under the provisions of the Title 20 – Cultural Resources. Therefore, the proposed project 
will have no impact on historic resources. 
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b. Cause a substantial adverse change in the significance of an 
archeological resource pursuant to § 15064.5?   

    

 5b. Response: (Source: GP 2025 FPEIR Figure 5.5-1 - Archaeological Sensitivity and Figure 5.5-2 -
 Prehistoric Cultural Resources Sensitivity) 
The project site is fully developed and located in an urbanized area, with no known or suspected archeological 
resources.  Therefore, the project will have no impacts. 

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

    

 5c. Response: (Source: General Plan 2025 Policy HP-1.3) 
Please see Response 5b. above.  The project site has been already developed as part of a larger business park 
within an urbanized area where no activities, such as new development are proposed.  Additionally, no unique 
geologic features occur on the project site.  Therefore, the proposal will have no impacts on paleontological 
resources or unique geologic features.  

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

    

 5d. Response: (Source: GP 2025 FPEIR Figure 5.5-1 - Archaeological Sensitivity and Figure 5.5-2 -Prehistoric 
Cultural Resources Sensitivity) 
See Response 5b. above.  The project site has been already developed as part of a larger business park within 
an urbanized area where no activities, such as new development are proposed that would create potential for 
disturbance of human remains.  Therefore, the project will have no impacts. 

 

6. GEOLOGY AND SOILS. 
Would the project: 

    

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.  

    

  6.a.i.  Response: (Source: GP 2025 FPEIR Figure 5.6-2 - Faults and Fault Zones)  
The proposed project is not located in an area subject to rupture of a known earthquake fault, as delineated on 
the most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or 
based on other substantial evidence of a known fault.  In the City of Riverside and in the Sphere of Influence, 
there are no known Alquist-Priolo Zones. With respect to the interior tenant improvements, compliance with 
the California Building Code regulations will ensure that impacts related to strong seismic ground shaking are 
reduced to less than significant impact levels directly, indirectly and cumulatively. 
ii.   Strong seismic ground shaking?       

  6.a.ii. Response: (Source: GP 2025 FPEIR Figure 5.6-2 - Faults and Fault Zones)  
The San Jacinto Fault Zone located in the northeastern portion of the City or the Elsinore Fault Zone, located in 
the southern portion of the City’s Sphere of Influence, have the potential to cause moderate to large 
earthquakes that would cause intense ground shaking With respect to any potential future interior tenant 
improvements, compliance with the California Building Code regulations will ensure that impacts related to 
strong seismic ground shaking are reduced to less than significant impact levels directly, indirectly and 
cumulatively. 
iii.  Seismic-related ground failure, including liquefaction?      

  6.a.iii. Response: (Source: GP 2025 FPEIR Figure 5.6-2 - Faults and Fault Zones, and Figure 5.6-3 -
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 Generalized Liquefaction Zones)  
The project site is located in an area with moderate potential for liquefaction as depicted in the General Plan 
2025 Liquefaction Zones Map - Figure PS-2.  With respect to any future interior tenant improvements, 
compliance with the California Building Code regulations will ensure that impacts related to ground failure, 
including liquefaction will be less than significant. 
iv.  Landslides?       

  6.a.iv. Response: (Source: GP 2025 FPEIR Figure 5.6-1 – Areas Underlain by Steep Slope)  
The project site and its surroundings have generally flat topography and are not located in an area prone to 
landslides per Figure 5.6-1 of the General Plan 2025 Program Final PEIR.  Therefore, there will be no impact 
related to landslides directly, indirectly and cumulatively. 

b. Result in substantial soil erosion or the loss of topsoil?       
 6b. Response: (Source: GP 2025 FPEIR Figure 5.6-1 – Areas Underlain by Steep Slope, Subdivision Code, 

 Grading Code) 
 The project does not involve development, grading activities, or structures that would result in soil erosion or 
the loss of topsoil.  Furthermore, the subject site is not located in an area having steep slopes and the potential 
for landslides to occur on relatively flat land is low. Therefore no impact is expected. 

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

    

 6c. Response: (Source: GP 2025 FPEIR Figure 5.6-1, Areas Underlain by Steep Slope and Figure 5.6-3 -
Generalized Liquefaction Zones)  
See Responses 6a.iii. and 6a.iv. above for impacts related to liquefaction and landslides, respectively.  Strong 
ground shaking can worsen existing unstable slope conditions, but areas of central Riverside are designated to 
have a low to moderate susceptibility to landslides and rock falls.  Given that the project site is not located 
within a hillside area or an area with slopes in excess of 10%, it is not expected to potentially result in 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), creating substantial 
risks to life or property?   

    

 6d. Response: (Source: GP 2025 FPEIR Figure 5.6-4 – Soils, Table 5.6-B – Soil Types, Figure 5.6-5 – Soils 
 with High Shrink-Swell Potential, and Table 18-1-B of the Uniform Building Code 1994) 
Please refer to Response 6a.iii above. 

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

    

 6e. Response: (Source: GP 2025 FPEIR Figure 5.6-4 – Soils, Table 5.6-B – Soil Types, Figure 5.6-5 – Soils  
  with High Shrink-Swell Potential)  

The proposal will not require septic tanks or other alternative waste disposal methods.  Therefore, the project 
will result in no impacts. 

 

7. HAZARDS AND HAZARDOUS MATERIALS. 
Would the project: 

    

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

    

7a. Response: (Source: General Plan 2025 Public Safety Element, GP 2025 FPEIR, California Health and 
Safety Code, Title 49 of the Code of Federal Regulations, California Building Code Riverside Fire 
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Department EOP)  
The proposed vehicle repair facility (spray-on bedliners) will not create a significant hazard to the public or 
environment through the routine use, transport, storage, and disposal of hazardous materials.  The City’s Fire 
Department and Riverside County have the authority to inspect on-site uses and to enforce State and federal 
laws governing the storage, use, transport, and disposal of hazardous materials and wastes.  Thus, less than 
significant impacts are expected. 

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

    

 7b. Response: (Source: General Plan 2025 Public Safety Element, GP 2025 FPEIR, California Health and 
Safety Code, Title 49 of the Code of Federal Regulations, California Building Code, City of Riverside’s 
EOP) 
The proposed vehicle repair facility (spray-on bedliners)  may involve the use of hazardous materials but the 
use will be required to  comply with all applicable Federal, State, and local laws and regulations pertaining to 
the transport, use, disposal, handling, and storage of hazardous waste, including but not limited to Title 49 of 
the Code of Federal Regulations implemented by Title 13 of the CCR, which describes strict regulations for the 
safe transportation of hazardous materials.   
 
Compliance with all applicable Federal, State and local laws related to the transportation, use and storage of 
hazardous materials would reduce the likelihood and severity of accidents during transit, use and storage to a 
less that significant impact directly, indirectly and cumulatively. 

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

    

7c.  Response: (Source: General Plan 2025 Public Safety and Education Elements, GP 2025 FPEIR Section 5.7 
and Figure 5.13-2 – RUSD Boundaries, Table 5.13-D RUSD Schools, Figure 5.13-3 AUSD Boundaries, 
Table 5.13-E AUSD Schools, Figure 5.13-4 – Other School District Boundaries, California Health and 
Safety Code, Title 49 of the Code of Federal Regulations, California Building Code) 
The subject site is located approximately 0.3 miles from a school site. The proposed vehicle repair facility 
(spray-on bedliners) has the potential to create a hazard to the public or environment through the routine 
transportation, use, and disposal of fuels, oils, solvents, and other materials. The City’s Fire Department and 
Riverside County have the authority to inspect on-site uses and to enforce State and federal laws governing the 
storage, use, transport, and disposal of hazardous materials and wastes. As such, impacts are expected to be less
than significant.  

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

    

 7d. Response: (Source: GP 2025 FPEIR Figure 5.7-1 – Hazardous Waste Sites, Tables 5.7-A – CERCLIS  
  Facility  Information, 5.7-B – Regulated Facilities in TRI Information, and 5.7-C – DTSC EnviroStor  
  Database Listed Sites)  

A review of hazardous materials site lists compiled pursuant to Government Code Section 65962.5 found that 
the project site is not included on any such lists.  Therefore, the project is not expected to result in impacts. 

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

    

 7e. Response: (Source: GP 2025 FPEIR Figure 5.7-2 -Airport Safety and Compatibility Zones, RCALUCP,  
  Airport Land Use Commission Development Review dated May 17, 2007) 
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The project site is not within an airport influence area. No impacts will result. 
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?   

    

 7f. Response: (Source: GP 2025 FPEIR) 
 There are no private airstrips within the City and the project is not within the influence area of Flabob Airport 
just outside the City, which is a private airport for public use.  Therefore, the project will have no impact 
resulting in a safety hazard for people residing or working in the project area directly, indirectly or 
cumulatively. 

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

    

7g. Response: (Source: GP 2025 FPEIR, City of Riverside’s EOP, 2002
 http://intranet/Portal/uploads/Riv%20City%20EOP%20complete.pdf  and Riverside Operational Area –
 Multi-Jurisdictional LHMP, 2004 Part 1 
 http://intranet/Portal/uploads/Part_1_Riverside_County_LHMP.pdf Part 2
 http://intranet/Portal/uploads/Part_2_Riverside_LHMP_Jurisdictions.pdf, and OEM’s Strategic Plan 
 http://intranet/Portal/uploads/RV%20OEM%20Strategic%20Plan.pdf). 
The proposal to establish a vehicle repair facility (spray-on bedliners) at the subject site will not necessitate
exterior physical changes to the site.  The subject site will continue to be served by the internal parking lot and 
access drive aisle, which have been designed to meet Public Works and Fire Department specifications. 
Implementation of the proposed use will not interfere with current emergency response or evacuation plans. 
No impacts are expected. 

h. 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?   

    

 7h. Response: (Source: GP 2025 FPEIR Figure 5.7-3 – Fire Hazard Areas, City of Riverside’s EOP, 2002
 http://intranet/Portal/uploads/Riv%20City%20EOP%20complete.pdf,  Riverside Operational Area – Multi-
 Jurisdictional LHMP, 2004 Part 1 http://intranet/Portal/uploads/Part_1_Riverside_County_LHMP.pdf Part 
 2 http://intranet/Portal/uploads/Part_2_Riverside_LHMP_Jurisdictions.pdf) and OEM’s Strategic Plan 
 http://intranet/Portal/uploads/RV%20OEM%20Strategic%20Plan.pdf) 
The project area is located within an urban built up environment surrounded by industrial uses.  The closest 
interface areas of fire risks, identified in the General Plan 2025, is the Corona Hills located approximately 2.0
miles to the south; therefore, risks to people or structures on the project site involving wildland fires are 
anticipated to be below a level of significance. 

 

8.       HYDROLOGY AND WATER QUALITY. 
      Would the project: 

    

a. Violate any water quality standards or waste discharge 
requirements?   

    

8a. Response: (Source: GP 2025 FPEIR Table 5.8-A -Beneficial Uses Receiving Waters, Project Specific 
Water Quality Management Plan prepared by je Compliance  Services, Inc. dated August 2009) 

The project site is currently developed with close to 100 percent of impervious surface, with the exception of 
landscaped areas.  However, because the project involves the establishment of a vehicle repair facility, which 
could have an impact on water quality, a preliminary Water Quality Management Plan (WQMP) has been 
submitted and accepted by the City for this project. A final WQMP will be required to be completed prior to 
occupancy of the business.  Furthermore, under the NPDES permit managed by the RWQCB, the project is not 
required to institute new water quality BMPs, as no new runoff will be generated from the project.  Urban 
runoff is currently conveyed and will continue to be conveyed by local drainage facilities developed throughout 
the City to regional drainage facilities, and then ultimately to the receiving waters.  To address potential water 
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contaminants, the project is required to comply with applicable Federal, State, and local water quality 
regulations. Prior to occupancy of the warehouse building, a final approved WQMP will be required for the 
project. Given compliance with all applicable local, state, and federal laws regulating surface water quality and 
the fact that the project will not result in a net increase of surface water runoff, the proposed project as designed 
is anticipated to result in a less than significant impact directly, indirectly or cumulatively. 

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 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)?   

    

8b. Response: (Source: GP 2025 FPEIR Table 5.16-E – RPU PROJECTED DOMESTIC WATER SUPPLY (AC-FT/YR),
 Table 5.16-F – RPU Project Water Demand, Table 5.16-H – Current and Projected Domestic Water Supply 
 (acre-ft./year) Western Municipal Water District, RPU Map of Water Supply Basins 
 www.riversideca.gov/utilities/water-mapofbasins.asp, RPU Urban Water Management Plan @ 
 www.riversideca.gov/utilities/water-umwp.asp,) 

This project, as previously described, does not involve any exterior improvements and any new construction
would be limited to minor interior tenant improvements and thus would not involve either direct withdrawal or 
recharge of groundwater, nor does it alter the underlying aquifer.  No impacts are expected. 

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 manner which would result in 
substantial erosion or siltation on- or off-site?  

    

 8c. Response:  
The project will not directly or indirectly result in physical alterations to the project site (i.e. through grading, 
ground disturbance, structures or paving) that would alter the existing drainage patterns of the site because the 
project involves the legalization of a use only within an existing building. Therefore no erosion or siltation on-
or off-site will occur.  Therefore, the project will have no impact directly, indirectly or cumulatively to existing 
drainage patterns. 

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?  

    

 8d. Response:  
              Please refer to Response 8c above. 

e. 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? 

    

 8e. Response:  
              Please refer to Responses 8a and 8c above. 

f. Otherwise substantially degrade water quality?     
 8f.  Response:  
              Please refer to Response 8a above.  

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

    

 8g. Response: (Source: GP 2025 FPEIR Figure 5.8-2 - Flood Hazard Areas, and FEMA Flood Hazard 
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 Maps 06065C0715G) 
A review of National Flood Insurance Rate Map (06065C0715G dated 08/28/08) and Figure 5.8-2 -- Flood 
Hazard Areas of the General Plan Program FPEIR, show that the project is not located within or near a 100-
year flood hazard area and that the project does not involve the construction of housing.  There will be no 
impact caused by this project directly, indirectly or cumulatively as it will not place housing within a 100-year 
flood hazard area. 

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

    

 8h. Response: (Source: GP 2025 FPEIR Figure 5.8-2 - Flood Hazard Areas, and FEMA Flood Hazard Maps      
06065C0710G)   
Please refer to Response 8g above. 

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?  

    

 8i.  Response: (Source: GP 2025 FPEIR Figure 5.8-2 - Flood Hazard Areas and FEMA Flood Hazard Maps 
06065C0705G)   
Please refer to Response 8g above.  The project site is located within a 500-year flood zone and Mockingbird 
Canyon Dam Induction Area as depicted on the General Plan 2025 Program FPEIR Figure 5.8-2 – Flood 
Hazard Areas.  However, this project constitutes the occupation of an existing tenant space only within an 
existing industrial building and does not involve any new development. Therefore, no additional risk of loss, 
injury or death involving flooding, including flooding as a result of the failure of a levee or dam; and therefore, 
no impact directly, indirectly or cumulatively will occur as a result of this project.  

j. Inundation by seiche, tsunami, or mudflow?       
 8j.  Response: (Source: GP 2025 FPEIR) 

A seiche is a “to and fro” vibration of a water body that is similar to the slopping of water in a basin. Tsunamis 
are tidal waves that occur in coastal areas. Limited nuisance mudflows may occur throughout the City in the 
event of an extreme storm resulting in erosion of urban landscaping. The project does not involve any activities 
that would result in inundation by seiche, tsunami or mudflow since the project involves only minor interior 
tenant improvements and the site is located in an already developed area.  Therefore, no impacts are expected. 

  
9. LAND USE AND PLANNING: 
      Would the project: 

    

a. Physically divide an established community?       
 9a. Response: (Source: General Plan 2025 Land Use and Urban Design Element, Project site plan, City of 

 Riverside GIS/CADME map layers) 
Wolf Bedliners Inc. is located in an area of the City that is comprised mostly of residential and industrial uses. 
The project site is with in an existing business/industrial park designed with buildings oriented towards inward
and away from the any nearby residences.  Additionally, all operations associated with the use will be 
conducted completely within the building to further reduce any potential impacts to the surrounding uses.  No 
physical changes to the site or exterior of the building are proposed in conjunction with this request.  As such, 
the proposed project will be compatible with surrounding land uses and will not result in the division of the 
physical arrangement of any established community. No significant impacts would result. 

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? 

    

 9b.  Response: (Source: General Plan 2025 Land Use and Urban Design Element Figure LU-10 - Land Use 
 Policy Map, Table LU-4 – Planned Land Uses, California Water Code Sections 10910-10915, South Coast 
Air Quality Management Plan, RCALUCP) 
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The B/OP General Plan designation is intended to provide for single or mixed light industrial uses that do 
not create nuisances due to odor, dust, noise or heavy truck traffic. Suitable uses include corporate and 
general business offices, research and development, light manufacturing, light industrial and small 
warehouse uses. As the proposed use does not include elements that would be detrimental to other 
surrounding uses under the same General Plan designation, the proposed vehicle repair facility is consistent 
with the City’s General Plan.  The Zone Code allows for the establishment of major indoor vehicle repair 
facilities in the BMP Zone, subject to the granting of a conditional use permit and compliance with site 
location, operation and development standards outlined in Section 19.420.030 of the Zoning Code. The 
proposed vehicle repair facility (spray-on bedliners) complies with a majority of these requirements, with the 
exception of the following:   

 
- The facility shall have direct access to an existing or planned arterial or collector street, as 

designated on the General Plan Master Plan of Roadways.   
 

The requested variances can be justified. In summary, the configuration and size of the project site, the 
existing development on the site as well as the proposed operation of the vehicle repair facility provide 
sufficient justification to allow establishment of the proposed use without conflicting with the surrounding 
land uses. 
 

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

    

 9c. Response: (Source: Western Riverside County MSHCP, SKR-HCP, Lake Mathews MSHCP, and NCCP)) 
The project does not involve any activities that would result in the disturbance of biological resources since the 
site is located in an urbanized area.  The project will not result in conflicts with the Western Riverside County 
MSHCP or any other applicable conservation plan  Therefore, no impacts are expected.  

  
10. MINERAL RESOURCES. 
      Would the project: 

    

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

    

 10a.  Response: (Source: GP 2025 FPEIR Figure 5.10-1, Mineral Resources)  
The site is designated MRZ-4, Mineral Resource Zone – 4, and there is insufficient data to assign any other 
MRZ designation.  Since no known mineral resources are located within the project boundaries and since the 
site is already developed, no impact to the loss of availability of mineral resources is expected. 

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?  

    

 10b. Response: (Source: GP 2025 FPEIR Figure 5.10-1, Mineral Resources)  
Please refer to Response 10a above.   

 

11. NOISE. 
Would the project result in: 

    

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

    

 11a. Response: (Source: GP 2025 FPEIR Figure 5.11-6, 7, and 8, Table 5.11-F - Existing and Future Noise 
 Contour Comparison, Table 5.11-I, Existing and Future Noise Contour Comparison, Riverside Municipal 
 Code- Title 7 Table 5.11-E - Interior and Exterior Noise Standards)  
The project site is surrounded by business/industrial uses on all sides, with the nearest residential use located 
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approximately 320 feet to the south. The site was designed with buildings oriented towards inward around a 
interior loop drive-aisle and away from the any nearby residences.  Additionally, all operations associated with 
the proposed use will be conducted completely within the building to further mitigate any impacts to the 
surrounding uses.  Therefore, noise impacts are expected to be less than significant.  

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

    

 11b. Response: (Source: GP 2025 FPEIR, Table 5.11-G -Vibration Source Levels For Construction Equipment)
Construction related activities although short term, are the most common source of ground borne noise that 
could affect occupants of neighboring uses.  The City’s Municipal Code Section 7.35.010 restricts operation of 
tools or equipment used in construction between the hours of 7 p.m. and 7 a.m. on weekdays and between 5 
p.m. and 8 a.m. on Saturdays or at any time on Sunday or federal holidays.  As only minor interior tenant 
improvements may occur in the future, the project will cause no exposure of persons to or generation of 
excessive ground borne vibration or ground borne noise levels. 

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

    

 11c. Response: (Source: GP 2025 FPEIR Figure 5.11-4)   
The project, as previously described, will not cause a substantial increase in ambient noise levels in the project 
vicinity as most of the uses in the business/industrial complex are industrial in nature and will generate noise 
levels of similar magnitude.  Noise levels associated with the proposed vehicle repair facility will be consistent 
with those found in industrial areas; therefore no impacts are expected. 

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

    

 11d. Response: (Source: GP 2025 FPEIR Table 5.11-J - Construction Equipment Noise Levels) 
The primary source of temporary or periodic noise is from construction activity and maintenance work. 
Construction noise typically involves the loudest common urban noise events associated with grading, 
construction, large diesel engines, truck deliveries and hauling.  
 
Both the General Plan and Noise Code (Title 7 of the Municipal Code) limit construction activities to specific 
times and days of the week and during those specified times, construction activity is subject to the noise 
standards provided in the Code. Considering that only minor tenant improvements are proposed in conjunction 
with this project, as the site is completely improved, less than significant impacts will occur, with regard to 
temporary or periodic increase in noise levels due construction. 

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

    

 11e. Response: (Source: GP 2025 FPEIR Figures 5.11-9 – Riverside and Flabob Airport Noise Contours, 
5.11-10 – March ARB Noise Contours, Table 5.11-D, Noise/Land Use Noise Compatibility Criteria) 
The project area is not within an airport influence area. Therefore, no impacts are expected. 

f. 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?  

    

 11f. Response: (Source: GP 2025 FPEIR) 
There are no private airstrips within the City and the project is not within the influence area of Flabob Airport,
which is a private airport for public use, just outside the City. Therefore, the project will not expose people 
working in the project area to excessive noise levels. 
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12. POPULATION AND HOUSING. 
Would the project: 

    

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)?   

    

 12a.  Response: (Source: General Plan 2025 and GP 2025 FPEIR Table 5.12-A - SCAG Population and 
 Households Forecast, Table 5.12-B - General Plan Population and Employment Projections–2025, Table 
5.12-C – 2025 General Plan and SCAG Comparisons, Table 5.12-D - General Plan Housing Projections 
2025, and SCAG’s RCP & RTP)  
The proposed project does not involve the construction or demolition of residential dwellings. Also, the project 
will not require an extension of infrastructure, as the site is located in an urban area with all infrastructure 
already existing in the area. Finally, the proposed project is consistent with the requirements of the General 
Plan and Zoning Code. For these reasons, the project will have no direct or indirect impact on inducing 
population growth. No impacts will result. 

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

    

 12b. Response: (Source: General Plan 2025 and GP 2025 FPEIR) 
The project will not displace existing housing, necessitating the construction of replacement housing elsewhere 
because the project site is proposed on a previously improved site that has no existing housing that could be 
removed or affected by the proposed project.  

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

    

 12c.  Response:  (Source: General Plan 2025 and GP 2025 FPEIR) 
Please refer to Response 12b above. 

 

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:  

    

a. Fire protection?       
 13a.  Response: (Source: GP 2025 FPEIR Table 5.13-B - Fire Station Locations, Table 5.13-C – Riverside Fire 
  Department Statistics)  

The project will result in an incremental additional demand on fire facilities; however, the project is consistent 
with the adopted General Plan. The City of Riverside Fire Department’s major facilities include 14 fire stations 
located throughout the City, administration/prevention offices and a training center. The closest fire station is 
located approximately 0.7 miles from the subject site. Therefore the proposed project can be adequately served 
in case of a fire.  The project will also be required to comply with the requirements of the City Fire Department 
and the Uniform Fire Code. Therefore, no significant impacts are expected. 

b. Police protection?      
 13b. Response: (Source: GP 2025 FPEIR Figure 5.13-1 - Policing Centers) 

The project as previously described will result in an incremental additional demand for public services. 
However, the project is consistent with the adopted General Plan, which provides for adequate public services, 
including police protection, schools, parks, and other public facilities including but not limited to libraries, 
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community centers, etc.  Therefore, less than significant impacts will result from implementation of this 
project.  

c. Schools?       
 13c.  Response: (Source: GP 2025 FPEIR Figure 5.13-2 - RUSD Boundaries, Table 5.13-D – RUSD, Figure 

 5.13-3 - AUSD Boundaries, Table 5.13-E – AUSD, Figure 5.13-4 - Other School District Boundaries)  
The proposed use will not require additional school impact fees as the site is already developed and industrial 
in nature and, thus, will not increase the demand on existing school facilities. Therefore, the proposed project 
will have no impacts on schools. 

d. Parks?       
 13d. Response: (Source: General Plan 2025, Parks Master Plan 2003, GP 2025 FPEIR Table 5.14-A – Park and 

 Recreation Facility Types, Table 5.14-B – Parks Inventory and Acreage Summary, Table 5.14-C – Park and 
 Recreation Facilities Funded in the Riverside Renaissance Initiative, and Figure 5.14 – Parks and 
 Recreation Facilities) 
The proposed use will not have any increased demand or impact the maintenance or usage of City parks as the 
project site is already developed and the proposed use is not the type of use that would increase the demand for 
parks. 

e. Other public facilities?       
 13e.  Response: (Source: GP 2025 FPEIR Figure 5.13-5 - Library Facilities, Figure 5.13-6 - Community 

Centers, Table 5.3-F – Riverside Community Centers) 
The nature of the proposed use will not produce any increased demand or impact the maintenance or usage of 
other public facilities, such as libraries and community centers. 

 

14.  RECREATION.     
a. Would the project increase the use of existing neighborhood 

and regional parks or other recreational facilities such that 
substantial physical deterioration of the facility would occur 
or be accelerated?  

    

 14a.  Response: (Source: General Plan 2025, GP 2025 FPEIR Table 5.14-A – Park and Recreation Facility 
Types, Table 5.14-B – Parks Inventory and Acreage Summary, Table 5.14-C – Park and Recreation 
Facilities Funded in the Riverside Renaissance Initiative, Figure 5.14 – Parks and Recreation Facilities, 
Figure 5.14-2 – Trails Map, Table 5.14-D – Inventory of Existing Community Centers, Riverside Municipal 
Code Chapter 16.60 - Local Park Development Fees, Parks and Recreation Final Master Plan 2003)  
As the project is non-residential in nature, the project will not increase the use of existing neighborhood and 
regional parks or other recreational facilities. 

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

    

 14b. Response: (Source: GP 2025 FPEIR, Parks Master Plan 2003, Trails Master Plan, Bicycle Master Plan 
and Project Plans)   
The project, as proposed and previously described, does not include or require the construction or expansion of 
recreational facilities. 
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15. TRANSPORTATION/TRAFFIC. 
Would the project: 

    

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)?  

    

 15a. Response: (Source: GP 2025 FPEIR Table 5.15-H - Existing and Typical Density Scenario Intersection 
Levels of Service, Table 5.15-I - Conceptual General Plan Intersection Improvement Recommendations, 
Table, Figure 5.15-4 - Volume to Capacity (V/C) Ratio and Level of Service (LOS) (Typical 2025))  
The proposed use is consistent in intensity with other industrial uses in the area and is not expected to 
significantly increase traffic beyond the capacity of the existing street system. Furthermore, the project is 
consistent with the General Plan 2025 Typical densities. Therefore, the project’s individual or cumulative 
impact to traffic will be less than significant. 

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

    

 15b. Response:  (Source: GP 2025 FPEIR Table 5.15-H - Existing and Typical Density Scenario Intersection 
  Levels of Service) 

Please refer to response 15a.   
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?  

    

 15c. Response: (Source: RCALUCP and MJPA JLUS for MARB/MIP, MARB AICUZ and Riverside Airport 
  Master Plan 1999, ALUC Staff Report – case ZAP1033RI07)  

The project area is not within an airport influence area. No impacts are expected. 
d. Substantially increase hazards due to a design feature (e.g., 

sharp curves or dangerous intersections) or incompatible 
uses (e.g., farm equipment)?   

    

 15d. Response: (Source: Project Site Plans, Lane and Striping Plans and Signage Plans)  
Project plans indicate that all operations associated with the facility will be conducted completely within the 
existing building. As shown on the floor plan submitted for this project, truck beds will be cleaned and sanded 
within a designated indoor prep area before being moved into existing enclosed spray booth 13’8” by 29’4” 
spray booth where the resin material is applied. Once the bedliner material is applied, the truck will be moved 
outside for a waiting customer to pick up, or driven by an employee for delivery. The project side contains one 
service bay/spray booth only. Wolf Bedliners Inc. occupies a space in Building C of the Alpine Industrial 
Plaza. The site is addressed on Douglas Avenue, however Douglas Drive is essentially a private drive aisle loop 
through the business/industrial park. Access to the site is taken off Gibson Street to the northeast. One variance 
will be required in conjunction with this Conditional use Permit as the site does not have direct access onto an 
arterial or collector street. Staff can support this variance, as the configuration of the project site, the existing 
development on the site as well as the operation and anticipated minimal traffic of the facility provide sufficient 
justification to allow the legal establishment of the proposed use without conflicting with the surrounding land
uses. As such, the existing internal circulation pattern for the vehicle repair facility (spray-on bedliners) is 
designed to allow vehicular traffic to flow on site in a logical manner and, thus, a less than significant impact is 
expected.    

e.  Result in inadequate emergency access?       
 15e.  Response: (Source: California Department of Transportation Highway Design Manual, Municipal Code, 
   and Fire Code)  

The project is consistent with the Riverside Municipal Code as it pertains to site planning and development 
standards to ensure adequate emergency access to vehicle repair facilities. The project has been reviewed by the 
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Public Works and Fire Department to ensure property emergency access. Therefore, no significant impact to 
emergency access is anticipated from the project as no new construction or expansion of uses is proposed. 

f. Result in inadequate parking capacity?       
 15f. Response: (Source: Chapter 19.580 of the Zoning Code)  

According to a comprehensive parking analysis provided by the applicant, a surplus of 93 parking spaces 
currently exists in the Alpine Plaza Business Park, based on existing uses within the park.  As the use requires 
a total of 8 parking spaces, the project will not result in inadequate parking capacity.   

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

    

 15g. Response: (Source: GP 2025 FPEIR, General Plan 2025 Land Use and Urban Design Elements, Bicycle 
  Master Plan, School Safety Program – Walk Safe! – Drive Safe!)  

The proposed use will not conflict with adopted polices, plans or programs supporting alternative transportation
as the site is already developed and no exterior on site improvements are proposed. No impacts are expected. 

 

16.  UTILITIES AND SYSTEM SERVICES. 
Would the project: 

    

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

    

 16a.  Response: (Source: GP 2025 FPEIR Figure 5.16-1 - Riverside County Flood Control MDP Boundaries, 
  Figure 5.16-2, Drainage Facilities, Table 5.15-H, Table 5.15-I, Table, Figure 5.15-4,)  

The project involves the establishment of a vehicle repair facility, which could have an impact on water quality. 
However, a preliminary WQMP has been submitted and approved by the City for this project. Furthermore, 
compliance with all existing State Water Quality Control Board and City storm water regulations, including 
compliance with NPDES requirements, will be required through continued operations of businesses on the 
property.  Thus, no significant impact will occur. 

b. 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?  

    

 16b. Response: (Source: GP 2025 FPEIR Table 5.15-H)  
The proposal will not result in an incremental additional demand for utilities and service systems including 
power, natural gas, water and wastewater, storm drainage facilities and treatment, solid waste, and 
communications system utilities, as the site is fully developed and only minor tenant improvements are 
proposed in conjunction with this request.  

c. 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?   

    

 16c. Response: (Source: GP 2025 FPEIR Figure 5.16-1, Riverside County Flood Control MDP Boundaries, 
 Figure 5.16-2 - Drainage Facilities and Figure 5.8-1, Watersheds) 
Please refer to response 16b. 

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

    

 16d. Response: (Source: GP 2025 FPEIR Figure 5.16-3, Water Service Areas, Figure 5.16-4 - Water Facilities, 
Table 5.16-E – RPU Projected Domestic Water Supply (AC-FT/YR, Table 5.16 F – Projected Water 
Demand, Table 5.16-G – General Plan Projected Water Demand for RPU including Water Reliability for 
2025, Table 5.16-H – Current and Projected Domestic Water Supply (acre-ft/year) WMWD Table 5.16-I 
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Current and Projected Water Use WMWD, and Table 5.16-J – General Plan Projected Water Demand for 
WMWD Including Water Reliability 2025, EMWD Master Plan, WMWD Master Plan) 
Please refer to response 16b. 

e. 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?   

    

 16e. Response:  (Source: GP 2025 FPEIR Figure 5.16-5 - Sewer Service Areas Figure 5.16-6 - Sewer
 Infrastructure) 
Please refer to response 16b. 

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

    

 16f. Response:  (Source: GP 2025 FPEIR Table 5.16-A - Existing Landfills) 
Please refer to response 16b. 

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

    

 16g.  Response:  (Source: GP 2025 FPEIR Table 5.16-A - Existing Landfills) 
Please refer to response 16b. 

 

17.  MANDATORY FINDINGS OF  
       SIGNIFICANCE. 

    

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 an endangered plant or animal or eliminate 
important examples of the major periods of California 
history or prehistory?   

    

 17a. Response: (Source: GP 2025 FPEIR Section 5.4 -  Biological Resources and Section 5.5 - Cultural 
 Resources)  
See responses in sections 4 (Biological Resources) & 5 (Cultural Resources).  Information contained in this 
initial study supports the conclusion that the proposed project will not result in the degradation of 
environmental resources. Therefore, no significant impacts will result from the project. 

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)?   

    

 17b. Response: (Source: GP 2025 FPEIR Section 6 – Long-Term Effects/ Cumulative Impacts)  
No adverse cumulative impacts were identified in the initial analysis. 

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

    

 17c. Response: (Source: GP 2025 FPEIR Section 5 – Environnemental Impact Analysis)  
See responses in section 7 (Hazards and Hazardous Materials).  No significant environmental impacts were 
identified in the initial analysis. 
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ISSUES (AND SUPPORTING 
INFORMATION SOURCES): 

Potentially
Significant

Impact 

Potentially 
Significant 

Unless 
Mitigation 

Incorporated 

Less Than
Significant

Impact 

No 
Impact 

 

 
 
Note:  Authority cited: Sections 21083 and 21087, Public Resources Code.  Reference: Sections 21080(c), 21080.1, 21080.3, 21082.1, 21083, 21083.3, 
21093, 21094, 21151, Public Resources Code; Sundstrom v. County of Mendocino, 202 Cal.App.3d 296 (1988); Leonoff v. Monterey Board of Supervisors, 
222 Cal.App.3d 1337 (1990).   
 


