
                    AGENDA 
    PLANNING COMMISSION 
          CITY OF EASTVALE 

 
 

Regular Meeting 
Wednesday, August 5, 2015 

6:00 p.m. 
 

Rosa Parks Elementary School 
13830 Whispering Hills Drive 

Eastvale, CA  92880 

1. CALL TO ORDER  

2. ROLL CALL/PLEDGE OF ALLEGIANCE 

Commissioners: Bill Van Leeuwen, Karen Patel, Howard Feng 
Vice-Chair:  Larry Oblea 
Chair:   Daryl Charlson 

3. PUBLIC COMMENT 

This is the time when any member of the public may bring a matter to the attention of the Planning 
Commission that is within the jurisdiction of the Commission. The Ralph M. Brown act limits the 
Commission’s and staff’s ability to respond to comments on non-agendized matters at the time such 
comments are made. Thus, your comments may be agendized for a future meeting or referred to staff. The 
Commission may discuss or ask questions for clarification, if desired, at this time. Although voluntary, we 
ask that you fill out a “Speaker Request Form,” available at the side table. The completed form is to be 
submitted to the Recording Secretary prior to being heard. Public comment is limited to two (2) minutes 
each with a maximum of six (6) minutes. 

4. PRESENTATIONS  

None 

5. ADDITIONS/DELETIONS TO THE AGENDA 

6. CONSENT CALENDAR 

6.1 Planning Commission Minutes 

RECOMMENDATION: Approve the minutes from the July 15, 2015, regular 
meeting.  
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7. PUBLIC HEARING  

7.1 Project No. 15-0551 – Major Development Review and Tentative Parcel Maps 
for the development of an eight-building business park totaling 192,875 square 
feet and associated improvements at the northeast corner of Hamner and 
Bellegrave Avenues in Planning Area 3 of the Goodman Commerce Center at 
Eastvale Specific Plan.  The use of the property as a business park was considered 
in an Environmental Impact Report (EIR; SCH# 2011111012) certified by the 
City Council via Resolution No. 14-32 on June 11, 2014.  The environmental 
analysis in the EIR has been reviewed and determined that it remains valid for the 
proposed business park uses. Therefore, no additional environmental analysis is 
necessary; however, a Notice of Determination will be filed following any action 
taken on the project. The applicant is Tarpon Property Ownership 2, LLC.   

RECOMMENDATION:  

   Staff recommends that the Planning Commission take the following actions: 

1. Adopt Resolution No. ____ approving Major Development Review for the 
development of an eight-building business park totaling 192,875 square 
feet and associated improvements, and two water quality detention basins 
on approximately 24 acres, subject to conditions of approval; and  

2. Adopt Resolution No. ____ approving Tentative Parcel Map No. 36953 to 
subdivide the 24.1 acres into six business park lots ranging in size from 
1.4 acres to 5.6 acres and two detention basin lots, subject to conditions; 
and 

3. Adopt Resolution No. ____ approving Tentative Parcel Map No. 36954 
for condominium purposes of the multi-tenant buildings along Hamner 
Avenue to create 19 condominium units and one common lot on Lot 6 of 
Tentative Parcel Map 36953, subject to conditions. 

7.2 Project No. 15-1605 – Specific Plan Amendment (SPA) to the Goodman 
Commerce Center at Eastvale Specific Plan adopted in November 2014. The SPA 
involves minor technical changes to better describe and clarify the permitted uses 
allowed in the Business Park planning area.  The SPA also changes the tenant spaces 
from 40,000 square feet to 60,000 square feet, but does not change the total project 
square footage. The Environmental Impact Report (EIR; SCH# 2011111012) 
certified by the City Council via Resolution No. 14-32 on June 11, 2014 has been 
reviewed and determined that it remains valid for the proposed changes to the 
Specific Plan. Therefore, no additional environmental analysis is necessary; 
however, a Notice of Determination will be filed following any action taken on 
the project.  The applicant is Tarpon Property Ownership 2, LLC.   

RECOMMENDATION:  

Staff recommends that the Planning Commission recommend that the City 
Council approve the proposed amendments to the Goodman Commerce Center 
Specific Plan. 
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8. BUSINESS ITEMS   

9. CITY STAFF REPORT 

10. COMMISSION COMMUNICATIONS 

11. ADJOURNMENT 

 
The next regular meeting of the Eastvale Planning Commission will be held on September 16, 2015, at 6:00 p.m. at 
Rosa Parks Elementary School.  

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact the City of Eastvale. Notification 48 hours prior to the meeting will enable the City 
to make reasonable arrangements to ensure accessibility to this meeting. 

I, Marc Donohue, City Clerk, or my designee, hereby certify that a true and correct, accurate copy of the foregoing 
agenda was posted seventy-two (72) hours prior to the meeting, per Government Code Section 54954.2, at the 
following locations: City Hall, 12363 Limonite Avenue, Suite 910; Rosa Parks Elementary School, 13830 
Whispering Hills Drive; Eastvale Library, 7447 Scholar Way; and on the City’s website (www.eastvaleca.gov).  
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MINUTES 
REGULAR MEETING OF THE PLANNING COMMISSION 

OF THE CITY OF EASTVALE 
Wednesday, July 15, 2015 

6:00 P.M. 
Rosa Parks Elementary School 
13830 Whispering Hills Drive 

Eastvale, CA 92880 
 
1. CALL TO ORDER - 6:01 p.m. 
 
2. ROLL CALL/PLEDGE OF ALLEGIANCE 
   

Commissioners present: Commissioners Van Leeuwen, Feng, Patel, and Vice Chair 
Oblea.  
 
Commissioners absent:  Chair Charlson 

 
Staff Members present: City Attorney Cavanaugh, Planning Director Norris, Senior 
Planner Kith, Assistant Planner Weintraub, Assistant Planner Lim, Deputy Engineer 
Indrawan, and Recording Secretary Wuence.   
 
The Pledge of Allegiance was led by Vice Chair Oblea. 
 

3. PUBLIC COMMENT 
 

Sharyn Link, Executive Director of the Eastvale Community Foundation invited the 
Planning Commission to participate in the Annual Golf Tournament on August 21.  She 
noted that funds raised from the event help with the Military Banner Program as well as 
Monument and Wayfinding signs. 
 

4. PRESENTATIONS 
 
Planning Director Norris introduced Assistant Planner Malinda Lim. 

 
5. ADDITIONS/DELETIONS TO THE AGENDA 
 

There were no Additions or Deletions to the Agenda.  
 
6. CONSENT CALENDAR  
 

6.1 Planning Commission Minutes  
 

RECOMMENDATION: Approve the minutes from the June 17, 2015 regular 
meeting. 
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6.2 Eastvale Connection  
 

RECOMMENDATION: Receive and File. 
 

 Motion: Moved by Patel, seconded by Feng, to approve the Consent Calendar 
 
Motion carried 4-0 with Feng, Van Leeuwen, Patel, and Vice Chair Oblea voting 
aye and Chair Charlson absent. 

 
7. PUBLIC HEARING  
 

7.1 PROJECT NO. 15-1048 – Conditional Use Permit for on-site sales of beer and 
wine in an existing tenant space in the Eastvale Gateway North Retail Center that 
is being converted to a restaurant for “Blaze Pizza.”  The project qualifies for a 
Class I Categorical Exemption pursuant to Section 15301(e) of the California 
Environmental Quality Act.  The applicant is Blaze IE LLC dba Blaze Fire’d 
Pizza; the Conditional Use Permit would apply to any future user of the tenant 
space.   
 
RECOMMENDATION:  

 
1. Adopt Resolution No. _______ to: 
 

a. Approve an exemption pursuant to Section 15301(e) – Existing 
Facilities – of the California Environmental Quality Act (CEQA) for 
Conditional Use Permit No. 15-1048; and 
 

b. Approve Conditional Use Permit No. 15-1048 for the sales of beer and 
wine at Blaze Pizza restaurant, subject to conditions of approval. 

 
Assistant Planner Weintraub provided a PowerPoint presentation for the item. 
 
Commissioner Patel requested clarification as to whether sales and consumption 
of alcoholic beverages would be allowed off site.  Planning Director Norris noted 
that the conditions of the permit would not allow sales or consumption off site.    
 
Jane Wolman, of Mackey Design & Consulting, a representative of the applicant, 
noted that the applicant would like to request a modification to condition 7, which 
limits sales of alcohol to one hour prior to closing.   
 
Peter Hernandez, manager of Blaze Pizza in Riverside, explained that other Blaze 
Restaurant locations sell alcohol until closing.  He noted that their restaurants 
operate differently from a traditional restaurant, with most customers in and out of 
Blaze restaurants within approximately 20-25 minutes. 
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There was lengthy discussion regarding conditions placed on other Conditional 
Use Permit applicants in the City.   
 
There was discussion about possible modifications or options to the conditions 
regarding stoppage of alcohol sales one hour before closing. 
 
The Public Hearing was opened at 6:30 p.m. 
 
Brian Bentrott, of Summit Development, inquired why it would be critical for the 
restaurant to have alcohol sales until closing if alcohol sales are infrequent. 
 
The Public Hearing was closed at 6:31 p.m. 
 
City Attorney Cavanaugh noted that a Conditional Use Permit is discretionary and 
the Commission has the option to bring it back after one year for modification due 
to any problems that may arise. 
 
Jane Wilson, representative for the applicant, noted that the three Blaze Pizza 
restaurants in the surrounding areas serve alcohol until closing and have had no 
issues.   
 
There was discussion regarding other Conditional Use Permit applicants and 
whether the same “1-hour before closing” was placed on them.  It was noted that 
the same condition has been placed on all previous applicants. 
 
Motion: Moved by Patel, seconded by Feng, to approve staff recommendation to 
approve the exemption and the Conditional Use Permit as presented.    
 
Motion passed 3-1 with Feng, Patel, and Vice Chair Oblea voting aye, Van 
Leeuwen voting no, and Chair Charlson absent. 

 
8. BUSINESS ITEMS  

 
There were no Business Items. 

 
9. CITY STAFF REPORT 
 

Planning Director Norris noted that the August Planning Commission Meeting would be 
held on the first Wednesday of the month, August 5, and there would be no meeting on 
August 19. 

 
10. COMMISSION COMMUNICATIONS 
 

Commissioner VanLeeuwen expressed concern regarding the severity of the ongoing 
drought and would like the Commission to explore the idea of a moratorium on home 
building until conditions change.   
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Commissioner Patel noted that great progress was being made on the marketing aspect of 
the City’s website.  She believes that commercial development underway and the 
Silverlakes project in Norco would help the community from a revenue standpoint.  She 
noted that there are 4,000 teenagers in the City that go to surrounding cities for venues 
that meet their needs, such as bowling.  She would like the Commission to keep that 
demographic in mind when approached by businesses and developers.     
 
Vice Chair Oblea noted that the Economic Development Committee met with Goodman 
Birtcher on the Goodman Commerce Center.  He noted that a hospital is close to being 
signed and the Business Park has a major tenant that is interested.   
 
Deputy Engineer Indrawan noted that a workshop for the future City Hall would be held 
immediately following the Planning Commission Meeting and invited Commissioners to 
attend.   
 
Commissioner Patel thanked Brian Bentrott for attending and noted that she looks 
forward to his future development.  Mr. Bentrott shared some potential uses for the 
Ranch at Eastvale and welcomed all ideas from the Commission. 

  
11. ADJOURNMENT    
 

There being no further business, the meeting was adjourned at 6:55 p.m.  
 
Submitted by Margo Wuence, Recording Secretary 
Reviewed and edited by Marc Donohue, City Clerk 
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MEETING DATE: AUGUST 5, 2015 

TO: PLANNING COMMISSION 

FROM: KANIKA KITH, SENIOR PLANNER 

SUBJECT: PROJECT NO. 15-0551 – Major Development Review and Tentative 
Parcel Maps for the development of a business park at the northeast corner 
of Hamner and Bellegrave Avenues in Planning Area 3 of the Goodman 
Commerce Center Specific Plan  

 
RECOMMENDATION 

Staff recommends that the Planning Commission take the following actions: 

1. Adopt Resolution No. _____ approving Major Development Review for the development 
of an eight-building business park totaling 192,875 square feet and associated 
improvements, and two water quality detention basins on approximately 24 acres, subject 
to conditions of approval; and  

2. Adopt Resolution No. _____ approving Tentative Parcel Map No. 36953 to subdivide the 
24.1 acres into six business park lots ranging in size from 1.4 acres to 5.6 acres and two 
detention basin lots, subject to conditions; and 

3. Adopt Resolution No. _____ approving Tentative Parcel Map No. 36954 for 
condominium purposes of the multi-tenant buildings along Hamner Avenue to create 19 
condominium units and one common lot on Lot 6 of Tentative Parcel Map 36953, subject 
to conditions. 

BACKGROUND 

On November 12, 2014, the City Council certified an Environmental Impact Report (EIR) and 
approved the Goodman Commerce Center (GCC) project which includes a Specific Plan for the 
200-acre area located east of Hamner Avenue between Bellegrave Avenue and Cantu-Galleano 
Ranch Road (see Figure 1). The approved Specific Plan identifies business park land uses along 
Bellegrave Avenue (Figure 2).  
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Figure 1: Aerial Photograph of GCC 

 

Figure 2: Specific Plan Land Use Plan 
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The conditions of approval for the GCC include a condition which states, “Within one year of 
the issuance of the first certificate of occupancy for the industrial use (Building A or B), the 
developer shall initiate construction of not less than 100,000 square feet of business park 
building(s). Certificates of occupancy for subsequent industrial buildings may be withheld unless 
and until this condition is met.”  

The development plan and tentative maps before the Planning Commission will allow this 
condition to be met in a timely fashion since grading is currently under way for the first 
industrial building. 

Project Description 

The applicant, Tarpon Property Ownership 2, LLC (Goodman/Birtcher) is now proposing to 
build the business park portion of the project, as required by the conditions of approval for the 
overall project.  

As proposed, the business park will include eight buildings totaling approximately 192,875 
square feet. Five of the buildings will be relatively large (up to 40,000 square feet) and are 
intended for larger users. The three buildings which will face Hamner Avenue will be divided 
into 19 small units ranging in size from 1,475 to 1,860 square feet, which will provide flexible 
space for small or start-up businesses (see Figures 4 and 5).  

All buildings have a similar architectural material and design palette set in a cohesive business 
park environment which includes pedestrian paths and open space for employees. A color 
rendering of the business park is shown in Figure 3 below. More detail of the architectural design 
is discussed further below.  

Figure 3: Business Park Rendering 

 



 

4 

ITEM 7.1 

Figure 4: Development Plan – Eastern Section 

 

  



 

5 

ITEM 7.1 

Figure 5: Development Plan – Western Section 

 

Access is segregated so that autos, pedestrians, and trucks have minimal conflicting interaction. 
Automobiles enter the site primarily from Bellegrave and Hamner Avenues. Building No. 1 is 
accessed directly from Goodman Way. Any trucks serving this site will enter via Goodman Way. 
Sidewalks and pedestrian trails connect to the central open space area between Buildings 1 and 2 
and around the basins along Bellegrave Avenue. Pedestrians can access Bellegrave and 
Goodman Way via the central open space, but no direct vehicular access is provided between 
these two streets (this is an important design requirement of the Specific Plan, and is intended to 
reduce truck traffic onto Bellegrave Avenue). 
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Project Analysis 

The proposed project is consistent with the General Plan and Goodman Commerce Center at 
Eastvale Specific Plan, adopted November 12, 2014, which is the zoning of the site (see Figure 
2). The Specific Plan permits uses such as professional offices; limited manufacturing, 
fabricating, processing, packaging, and treating, and incidental storage related thereto; 
restaurants (non-drive-through) and catering businesses; indoor entertainment facilities; 
medical/health clinics; banks; various personal services; and limited retail.1

Major Development Review 

 

The proposed project has been designed to meet and exceed the minimum development criteria 
of the Specific Plan, including landscaping, circulation, and parking. The Specific Plan 
encourages buildings to be sited to provide an array of pedestrian amenities and create 
opportunities for outdoor common areas such as patios, plazas, and courtyards. Buildings are 
encouraged to have windows and entries facing the street or pedestrian walkways and should use 
color and materials to articulate building facades.  

The project has been conditioned to provide all necessary dedications and improvements to 
provide adequate automobile, truck, and pedestrian circulation associated with the proposed 
project to, from, and through the site. More detailed discussions of the required improvements 
are provided below.  

Architectural Design  

The proposed architecture is well suited for the business park uses and is consistent with the 
materials, colors, and details of the approved industrial buildings in GCC and design guidelines 
of the Specific Plan. The design guidelines encourage the use of various paint colors, building 
materials, recesses, offsets, and decorative fixtures, landscaping, and other methods to reduce 
visual impact of long building facades. Reveal lines and color and material changes are 
suggested in the Specific Plan to articulate building facades, and these features are used in this 
proposal. 

The proposed building facades are given interest and variety (both vertically and horizontally) 
through the use of reveal lines, colors, and various building materials to help create visual 
interest. Entrances and office areas are highlighted with the most variety of materials, 
architectural elements such as awnings, and colors. All buildings throughout the business park 
use the same colors and design elements.  

  

                                                           
1 Note: A separate application has been filed to revise the list of permitted and conditional uses 
in the specific plan. This application is the subject of a separate report on the Planning 
Commission’s August 5, 2015, agenda. 
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Below are a few building elevations representative of the multi-tenant buildings along Hamner 
Avenue.  

Figure 6: Color Scheme for Multi-Tenant Buildings 

 

Figure 7: Proposed Building 8 Elevations 
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Figure 8: Proposed Building 7 Elevations 

 

Below are a few building elevations representative of the single-tenant buildings. The joining of 
Buildings 3 and 4 makes these two buildings appear to be the largest building (total is 55,000 
square feet). Buildings 1 and 5 are 40,000 square feet each.  

Figure 9: Proposed Buildings 3 and 4 Elevations 



 

9 

ITEM 7.1 

Figure 10: Proposed Building 5 Elevations 

 

Right-of-Way Improvements and Vehicular Access 

Public streets adjacent to the site will be built to full widths prior to occupancy of the business 
park including Hamner and Bellegrave Avenues and Goodman Way. Because public roads and 
other site improvements such as the detention basins are required as conditions of approval for 
other phases of the GCC project, the conditions of approval for the overall GCC project are 
included as part of the conditions of approval for this business park to assure that all 
improvements needed to serve the business park will be constructed even if phasing changes 
over the life of the GCC. 

The development criteria in the Specific Plan (page 2-20) prohibits truck traffic to travel to 
Bellegrave Avenue from the industrial land use area of GCC through the business park. 
Therefore, there is no direct roadway connection proposed between Goodman Way and 
Bellegrave Avenue. However, parking lot aisles could be traversed by vehicles through the 
business park between these two roadways.  

To further limit unauthorized truck access to Bellegrave, a condition of approval for the Specific 
Plan (#73) requires that “Signs shall be placed at all driveways on Street B [(Goodman Way)] 
indicating that through truck access to Bellegrave Avenue is not permitted.” Staff will review 
and approve these signs and their locations when final construction plans are submitted. 
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Landscaping, Water Quality Basins, and Trail 

The conceptual landscape plans have been reviewed and found to comply with the requirements 
of the Specific Plan. The project provides approximately 29 percent landscape coverage on-site, 
which is more than the standard of 15 percent required. The proposed landscape is shown in 
Figure 11.  

Figure 11: Landscape Plan  

 

Two water quality basins covering 10 of the 21 acres will be developed to serve the entire GCC 
project. They are located adjacent to Bellegrave Avenue to provide a landscaped open space 
buffer between the business park and industrial areas of GCC and residents living south of 
Bellegrave Avenue. Pedestrian trails are located adjacent to these basins to provide an amenity to 
employees. Sidewalk and trail connections through the proposed development allow residents in 
the neighborhoods south of GCC direct non-vehicular access to the business park central open 
space, and to medical and commercial areas located further north in GCC (Figure 4). Benches, 
nighttime lighting, and trash receptacles are provided along or near all trails and pedestrian areas. 

In addition to the open space provided by the basins, a large central open space area serves as a 
project focal point. It is planned between Buildings 1 and 2, as shown in Figure 12, and includes 
pathways, seating, trees, and other landscape features.  
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Figure 12: Central Open Space 

 

Landscape and fence screening is provided for all dock-height loading areas (Figure 13). The 
loading areas would only be visible to Eastvale residents if they were driving on Goodman Way 
in the interior of the project. With this location and the screening provided, the loading areas are 
screened from public view, which is consistent with the design guidelines in the Specific Plan.  
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Figure 13: Loading Area Screening 

 

Condition No. 46 is included to require the applicant to provide documentation showing the 
responsible entity for maintaining landscaping and parking within the business park area. 

Parking/Loading 

Per the Specific Plan design criteria (page 2-15), “each tenant is permitted a maximum of one 
dock high loading door per 8,000 square feet and up to two roll-up doors.” Per this standard, the 
project would be allowed up to 20 dock high doors; only 16 are proposed and no individual 
building exceeds this standard. The number of roll-up doors proposed also complies with this 
standard.  

The project is not proposing development for any specific tenants, and business park uses vary 
widely in the amount of parking spaces required. For example, professional offices require 1 
parking space per 250 square feet; a manufacturing use requires 1 space per 500 square feet; and 
a warehouse use requires 1 space per 1,000 square feet. All buildings provide better than the 
mid-range of required parking with the smallest units providing the highest parking ratio. 
Therefore, with cross access and shared parking agreements as required in Condition No. 45, 
staff has determined that the 494 parking spaces provided will be adequate for various tenants 
over time.  

Bicycle Parking  

The project is required to provide 20 bicycle parking spaces for employees and 6 spaces for 
patrons or visitors to Buildings 6, 7, and 8. A condition is included to require the applicant to 
identify the location and number of bicycle parking spaces for each building on the site 
construction and landscape plans.  
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Tentative Parcel Maps 

The project site currently has approved Tentative Parcel Map (TPM) No. 36487, but the parcels 
as approved do not correspond with the proposed site plan. Thus, the applicant has also filed an 
application for approval of TPM No. 36953, which would create lot lines that correspond with 
the proposed site plan.  

In addition, Lot 6 of TPM No. 36953 is proposed to be a condominium lot so that each unit in the 
buildings along Hamner could be sold to individual tenants. TPM No. 36954 is required to 
accomplish this. TPM No. 36954 would allow each individual owner to own a portion of the 
building and a common interest in the land.  

Condition No. 5 for TPM No. 36954 is included to require the applicant to provide 
documentation showing the responsible entity for maintaining the common area such as 
landscape, parking, and exterior of the buildings.  

Both TPMs are included in Attachment 4. 

Public Hearing Notification and Comment 

The proposed project requires a 10-day public hearing notification period for property owners 
within a 600-foot radius of the project site. The notification was published on July 26, 2015, for 
the Planning Commission meeting on August 5, 2015. The notice of public hearing was sent to 
property owners on July 23, 2015. At the time of staff report preparation, no comments had been 
received.  

A map of the area to which notices were sent is included as an attachment to this report 
(Attachment 4).  

FISCAL IMPACT 

Fiscal analyses were prepared for the GCC Specific Plan. The City Council staff report from 
November 2014 when the project was approved concluded, “The project will generate positive 
cash flow for the City. The amount of fiscal benefit to the City will depend on the ultimate mix 
of land uses.” Business park uses within the plan were estimated to generate a per acre net fiscal 
impact of $48,553 to $59,108. 

REQUIRED PROJECT FINDINGS 

California Environmental Quality Act 

The Goodman Commerce Center at Eastvale business park was fully evaluated in an 
Environmental Impact Report (EIR; SCH# 2011111012) certified by the City Council via 
Resolution No. 14-32 on June 11, 2014.  Staff has reviewed the environmental analysis in the 
EIR and believes that it remains valid for the proposed business park uses. Therefore, no 
additional environmental analysis is necessary; however, a Notice of Determination will be filed 
following any action taken on the project.  
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Major Development Review 

The Zoning Code requires that the Commission make the following four findings in order to 
approve the proposed project:2

Finding 1: The proposed project is consistent with the objectives of the General Plan and 
complies with applicable zoning regulations, Specific Plan provisions, special planning area 
provisions, design guidelines, and improvement standards adopted by the City. 

 

Evidence: The proposed General Plan land use designation for the site is Business Park. 
Therefore, the proposed project is consistent with the General Plan. The Goodman Commerce 
Center Specific Plan designates this area of the overall project site as Business Park. The 
Specific Plan includes most of the design standards and guidelines that apply to this project such 
as building size limits, parking and loading requirements, and setbacks. Other aspects of the 
project will comply with Zoning Code regulations, such as required bicycle parking. 

Finding 2: The proposed architecture, site design, and landscape are suitable for the purposes of 
the building and the site and will enhance the character of the neighborhood and community. 

Evidence

Landscaping around the basins and along Bellegrave frontage will complement the residential 
areas to the south while building architectural design is consistent with the industrial 
development to the north. 

: The proposed project has been designed to conform to the logical pattern of 
development as envisioned by the Eastvale General Plan and the Goodman Commerce Center at 
Eastvale Specific Plan, and has been designed to satisfy the design policies of General Plan and 
development standards of the Specific Plan.  

Finding 3: The architecture, including the character, scale, and quality of the design, relationship 
with the site and other buildings, building materials, colors, screening of exterior appurtenances, 
exterior lighting, and similar elements, establishes a clear design concept and is compatible with 
the character of buildings on adjoining and nearby properties. 

Evidence: The architecture of the proposed business park buildings has been designed to satisfy 
the design goals and policies of the General Plan and the design guidelines in the Goodman 
Commerce Center Specific Plan. The elevations of the buildings that are visible to the public 
have been designed to create variation and interest, coordinate with the industrial buildings 
elsewhere in the Goodman Commerce Center, and satisfy the design guidelines and standards of 
the Specific Plan.  

Finding 4

Evidence: The proposed project is conditioned to provide roadway dedications and 
improvements to ensure adequate circulation to and from the site. All streets have also been 
designed to handle the type and quantity of vehicular traffic associated with the project proposal. 

: The proposed project will not create conflicts with vehicular, bicycle, or pedestrian 
modes of circulation. 

                                                           
2 Two additional findings are provided in the Zoning Code for other project types and circumstances. 
These do not apply to this project and are not addressed here. 
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A pedestrian and bicycle trail is included north–south through the project site in areas off-street 
that will not create conflicts with motorized vehicles. Trucks are limited to accessing the site 
from Goodman Way while automobiles will enter via Bellegrave and Hamner Avenues. 

Tentative Parcel Map No. 36953 

Finding 1: The proposed Tentative Parcel Map is consistent with the City’s General Plan and any 
applicable specific plan as specified in Government Code Section 65451. 

Evidence: Proposed Tentative Parcel Map 35953 is a proposal for the subdivision of 24.1 acres 
in the Goodman Commerce Center to create six business park lots ranging from 1.4 acres to 5.6 
acres and two detention basin lots. The proposed subdivision is consistent with the General Plan 
and Specific Plan.  

Finding 2

Evidence: The proposed subdivision has been designed to meet all City standards applicable to 
business park and commercial subdivisions, which are designed to provide satisfactory 
pedestrian and vehicular circulation, including emergency vehicle access and on- and off-site 
public improvements. All streets, utilities, and drainage facilities have been designed and are 
required to be constructed in conformance with City standards.  

: The design or improvement of the proposed subdivision is consistent with the City’s 
General Plan and any applicable specific plan. 

Finding 3: The site is physically suitable for the type and proposed density of development. 

Evidence: The proposed Tentative Parcel Map has been designed to comply with the City 
development standards and the design guidelines of the Specific Plan to ensure the project site is 
physically suitable for the appropriate type and density of development.  

Finding 4

Evidence: The Goodman Commerce Center at Eastvale business park was fully evaluated in an 
Environmental Impact Report (EIR; SCH# 2011111012) certified by the City Council via 
Resolution No. 14-32 on June 11, 2014. Mitigation measures were imposed to ensure that the 
proposed improvements will not cause significant environmental damage or substantially and 
unavoidably injure fish or wildlife or their habitat. 

: The design of the subdivision or proposed improvements is not likely to cause 
significant environmental damage or substantially and avoidably injure fish or wildlife or their 
habitat. 

Finding 5: The design of the subdivision or type of improvements is not likely to cause serious 
public health problems. 

Evidence: The design of the subdivision is in conformance with the City’s General Plan, Specific 
Plan, Zoning Code, and Subdivision Ordinance. All improvements on the site are conditioned to 
comply with all applicable City of Eastvale ordinances, codes, and standards, including the 
California Uniform Building Code and the City’s ordinances relating to stormwater runoff 
management and controls.  
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Finding 6

Evidence: The design of the subdivision will not conflict with any existing public easements for 
access through or use of the property because the parcel map provides public roadway rights-of-
way and appropriate reciprocal parking and access easement for the overall development to 
ensure appropriate access is provided and maintained.  

: The design of the subdivision or the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of property within the 
proposed subdivision. 

Tentative Parcel Map No. 36954 

Finding 1: The proposed Tentative Parcel Map is consistent with the City’s General Plan and any 
applicable specific plan as specified in Government Code Section 65451. 

Evidence: Proposed Tentative Parcel Map 35954 is a proposal for the subdivision of Lot 6 of 
TPM No. 36953, the lot containing the multi-tenant buildings along Hamner Avenue of the 
business park, to create 19 condominium units and one common lot in the Goodman Commerce 
Center at Eastvale. The proposed subdivision is consistent with the General Plan and Specific 
Plan.  

Finding 2

Evidence: The proposed subdivision has been designed to meet all City standards applicable to 
business park and commercial subdivisions, which are designed to provide satisfactory 
pedestrian and vehicular circulation, including emergency vehicle access and on- and off-site 
public improvements. All streets, utilities, and drainage facilities have been designed and are 
required to be constructed in conformance with City standards.  

: The design or improvement of the proposed subdivision is consistent with the City’s 
General Plan and any applicable specific plan. 

Finding 3: The site is physically suitable for the type and proposed density of development. 

Evidence: The proposed Tentative Parcel Map has been designed to comply with the City 
development standards and the design guidelines of the Specific Plan to ensure the project site is 
physically suitable for the appropriate type and density of development.  

Finding 4: The design of the subdivision or proposed improvements is not likely to cause 
significant environmental damage or substantially and unavoidably injure fish or wildlife or their 
habitat. 

Evidence: The Goodman Commerce Center at Eastvale business park was fully evaluated in an 
environmental impact report (EIR) (SCH# 2011111012) certified by the City Council via 
Resolution No. 14-32 on June 11, 2014.  Mitigation measures were imposed to ensure that the 
proposed improvements will not cause significant environmental damage or substantially and 
unavoidably injure fish or wildlife or their habitat. 

Finding 5: The design of the subdivision or type of improvements is not likely to cause serious 
public health problems. 
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ITEM 7.1 

Evidence: The design of the subdivision is in conformance with the City’s General Plan, Specific 
Plan, Zoning Code, and Subdivision Ordinance. All improvements on the site are conditioned to 
comply with all applicable City of Eastvale ordinances, codes, and standards, including the 
California Uniform Building Code and the City’s ordinances relating to stormwater runoff 
management and controls.  

Finding 6

Evidence: The design of the subdivision will not conflict with any existing public easements for 
access through or use of the property because the parcel map provides public roadway rights-of-
way and appropriate reciprocal parking and access easement for the overall development to 
ensure appropriate access is provided and maintained.  

: The design of the subdivision or the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of property within the 
proposed subdivision. 

ATTACHMENTS  

1. Resolution and Conditions of Approvals for Major Development Review 
2. Resolution and Conditions of Approvals for TPM No. 36953 
3. Resolution and Conditions of Approvals for TPM No. 36954 
4. Notification Map  
5. Development and Landscape Plans (Available on the City Website) 
6. Tentative Parcel Maps  

 
 

Prepared by: Cathy Perring, Assistant Planning Director  
 Kanika Kith, Senior Planner 
Reviewed by:  Eric Norris, Planning Director 
 John Cavanaugh, City Attorney 



 

 

ATTACHMENT 1 

RESOLUTION AND CONDITIONS OF APPROVAL  

FOR  

MAJOR DEVELOPMENT REVIEW 

  



RESOLUTION NO. 15-_____ 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
EASTVALE, CALIFORNIA, APPROVING A MAJOR DEVELOPMENT 
REVIEW FOR THE DEVELOPMENT OF AN EIGHT-BUILDING BUSINESS 
PARK TOTALING 192,875 SQUARE FEET AND ASSOCIATED 
IMPROVEMENTS ON APPROXIMATELY 24 ACRES OF THE REAL 
PROPERTIES NORTH OF BELLEGRAVE AVENUE, SOUTH OF CANTU-
GALLEANO RANCH ROAD, EAST OF HAMNER AVENUE, AND WEST OF 
I-15, BORDERED BY THE CITY OF ONTARIO TO THE WEST; 
ASSESSOR’S PARCEL NUMBERS 160-020-006, -023, AND -025.  

WHEREAS, Project No. 15-0551 consisting of an application for a Major Development 
Review for the development of a business park in the Goodman Commerce Center at Eastvale, 
an application for a Tentative Parcel Map (TPM No. 36953) for the subdivision of approximately 
24 acres into six business park lots ranging in size from 1.4 acres to 5.6 acres and two detention 
basin lots, and an application for a Tentative Parcel Map (TPM No. 36954) for subdivision of the 
multi-tenant buildings along Hamner Avenue to create 19 condominium units and one common 
lot on Lot 6 of TPM 36953 have been filed by Tarpon Property Ownership 2, LLC 
(Goodman/Birtcher) for the real property located north of Bellegrave Avenue, south of Cantu-
Galleano Ranch Road, east of Hamner Avenue, and west of I-15, bordered by the City of Ontario 
to the west, Assessor’s Parcel Numbers 160-020-006, -023, and -025; and 

WHEREAS, the proposed Major Development Review and Tentative Parcel Maps are 
considered a “project” as defined by the California Environmental Quality Act (CEQA), Public 
Resources Code Section 21000 et seq.; and  

WHEREAS, on June 11, 2014, the City Council of the City of Eastvale certified an 
Environmental Impact Report (EIR; SCH# 2011111012) via Resolution No. 14-32 for the 
Goodman Commerce Center at Eastvale Specific Plan, which included an analysis for the 
development of a business park; and  

WHEREAS, the Planning Director determined that the project was evaluated under 
CEQA as part of the Goodman Commerce Center Specific Plan EIR (SCH# 2011111012) that was 
certified by the City of Eastvale and no further CEQA evaluation is required; and  

WHEREAS, in accordance with state law, on July 26, 2015, the City of Eastvale 
Planning Department published a legal notice in compliance with state law concerning Project 
No. 15-0551 in the Press Enterprise, a local newspaper of general circulation, regarding the 
Planning Commission meeting of August 5, 2015. In addition, on July 23, 2015, a public hearing 
notice was mailed to each property owner and commercial tenant within a 600-foot radius of the 
project site, indicating the date and time of the public hearing at the Planning Commission 
meeting for Project No. 15-0551; and  

WHEREAS, on August 5, 2015, the City of Eastvale Planning Commission conducted a 
duly noticed public hearing concerning Project No. 15-0551, and at which time the Commission 
considered proposed Project No. 15-0551 consisting of Major Development Review, Tentative 
Parcel Map No. 36953, and Tentative Parcel Map 36954.   

  



NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF 
EASTVALE, DOES HEREBY RESOLVE, DECLARE, DETERMINE, AND ORDER AS 
FOLLOWS: 

SECTION 1. ENVIRONMENTAL FINDINGS  

The proposed project is subject to CEQA. 

Finding 1: The project was evaluated under CEQA as part of the Goodman Commerce Center 
Specific Plan EIR (SCH #2011111012) that was certified by the City of Eastvale City Council.  

Evidence: On August 5, 2015, the Planning Commission of the City of Eastvale conducted a 
duly noticed public hearing, at which time it received public testimony concerning Project No. 
15-0551, and determined that the business park use of this property was fully evaluated in the 
EIR (SCH# 2011111012) certified by the City Council via Resolution No. 14-32 on June 11, 
2014. The environmental analysis in the EIR remains valid for the proposed business park uses. 
Therefore, no additional environmental analysis is necessary. A Notice of Determination will be 
filed for this project.  

SECTION 2. FINDINGS FOR MAJOR DEVELOPMENT REVIEW 

Pursuant to Section 2.1 of the Zoning Code, the Planning Commission makes the following 
findings for the proposed project:1 

Finding 1: The proposed project is consistent with the objectives of the General Plan and 
complies with applicable zoning regulations, Specific Plan provisions, special planning area 
provisions, design guidelines, and improvement standards adopted by the City. 

Evidence: The proposed General Plan land use designation for the site is Business Park. 
Therefore, the proposed project is consistent with the General Plan. The Goodman Commerce 
Center Specific Plan designates this area of the overall project site as Business Park. The 
Specific Plan includes most of the design standards and guidelines that apply to this project such 
as building size limits, parking and loading requirements, and setbacks. Other aspects of the 
project will comply with Zoning Code regulations, such as required bicycle parking. 

Finding 2: The proposed architecture, site design, and landscape are suitable for the purposes of 
the building and the site and will enhance the character of the neighborhood and community. 

Evidence: The proposed project has been designed to conform to the logical pattern of 
development as envisioned by the Eastvale General Plan and the Goodman Commerce Center at 
Eastvale Specific Plan, and has been designed to satisfy the design policies of General Plan and 
development standards of the Specific Plan.  

1 Two additional findings are provided in the Zoning Code for other project types and circumstances. These do not 
apply to this project and are not addressed here. 

  

                                                 



Landscaping around the basins and along Bellegrave frontage will complement the residential 
areas to the south while building architectural design is consistent with the industrial 
development to the north. 

Finding 3: The architecture, including the character, scale, and quality of the design, relationship 
with the site and other buildings, building materials, colors, screening of exterior appurtenances, 
exterior lighting, and similar elements, establishes a clear design concept and is compatible with 
the character of buildings on adjoining and nearby properties. 

Evidence: The architecture of the proposed business park buildings has been designed to satisfy 
the design goals and policies of the General Plan and the design guidelines in the Goodman 
Commerce Center Specific Plan. The elevations of the buildings that are visible to the public 
have been designed to create variation and interest, coordinate with the industrial buildings 
elsewhere in the Goodman Commerce Center, and satisfy the design guidelines and standards of 
the Specific Plan.  

Finding 4: The proposed project will not create conflicts with vehicular, bicycle, or pedestrian 
modes of circulation. 

Evidence: The proposed project is conditioned to provide roadway dedications and 
improvements to ensure adequate circulation to and from the site. All streets have also been 
designed to handle the type and quantity of vehicular traffic associated with the project proposal. 
A pedestrian and bicycle trail is included north–south through the project site in areas off-street 
that will not create conflicts with motorized vehicles. Trucks are limited to accessing the site 
from Goodman Way while automobiles will enter via Bellegrave and Hamner Avenues. 

SECTION 2. MULTIPLE SPECIES HABITAT CONSERVATION PLAN 
(MSHCP) 

The project is found to be consistent with the MSHCP. The project is located outside of any 
MSHCP criteria area, and mitigation is provided through payment of the MSHCP Mitigation 
Fee.  

SECTION 3. RECORD OF PROCEEDING 

The documents and other materials that constitute the record of the proceedings upon which the 
City Council’s decision is based, which include but are not limited to the staff reports as well as 
all materials that support the staff reports for the proposed project, are located in the City Clerk’s 
office of the City of Eastvale at 12363 Limonite Avenue, Suite 910, Eastvale, CA 91752. The 
custodian of these documents is the City Clerk of the City of Eastvale. 

SECTION 4. DETERMINATION 

Based upon the findings outlined in Sections 1 through 3 above, the City Council of the City of 
Eastvale hereby approves Major Development Review of Project No. 15-0551, subject to the 
conditions of approval attached hereto as Exhibit A.  

  

  



PASSED, APPROVED AND ADOPTED this 5th day of August, 2015.  
 
 
 
 ________________________________ 
 Daryl Charlson, Chair 
 
 
APPROVED AS TO FORM:    ATTEST: 
 
 
____________________________                 ______________________________ 
John E. Cavanaugh, City Attorney   Marc Donohue, Secretary   
 
 
STATE OF CALIFORNIA ) 
COUNTY OF RIVERSIDE ) §  
CITY OF EASTVALE ) 
 
I, Marc Donohue, Secretary of the Planning Commission of the City of Eastvale, California, do 
hereby certify that the foregoing Planning Commission Resolution, No. 15-____, was duly 
adopted by the Planning Commission of the City of Eastvale, California, at a regular meeting 
thereof held on the 5th day of August, 2015, by the following vote, to wit: 
 
AYES:   
 
NOES:  
 
ABSENT:  
 
ABSTAIN:   
 
       ___________________________________  

Marc Donohue, Secretary 
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Conditions of Approval  Page 1 of 36 

CONDITIONS OF APPROVAL 

Planning Application Number and Description: Project No. 15-0551 – Major Development Plan Review for the development of 
an eight-building business park totaling 192,875 square feet and associated improvements, and two water quality detention basins on 
approximately 24 acres of the Goodman Commerce Center at Eastvale.  

Assessor’s Parcel Numbers: 160-020-006, -023, -025 

Planning Commission Approval Date:  _______________, 2015 

Conditions of Approval Timing/ 
Implementation 

Enforcement/ 
Monitoring 

Verification 
(Date and 
Signature) 

General Conditions/Requirements 

1.  The applicant shall review and sign below verifying the “Acceptance of 
the Conditions of Approval” and return the signed page to the Eastvale 
Planning Department. Project approval is not final until a signed copy of 
these conditions is filed with the City. 
 
Applicant Signature     Date 

August 20, 2015 Planning 
Department 

 

2.  The applicant shall indemnify, protect, defend, and hold harmless the 
City, and/or any of its officials, officers, employees, agents, departments, 
agencies, and instrumentalities thereof, from any and all claims, 
demands, law suits, writs of mandamus, and other actions and 
proceedings (whether legal, equitable, declaratory, administrative or 
adjudicatory in nature), and alternative dispute resolutions procedures 
(including but not limited to arbitrations, mediations, and other such 
procedures) (collectively “Actions”), brought against the City, and/or 
any of its officials, officers, employees, agents, departments, agencies, 
and instrumentalities thereof, that challenge, attack, or seek to modify, 
set aside, void, or annul, any action of, or any permit or approval issued 
by, the City and/or any of its officials, officers, employees, agents, 
departments, agencies, and instrumentalities thereof (including actions 

Ongoing Planning 
Department 
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approved by the voters of the City), for or concerning the project, 
whether such Actions are brought under the California Environmental 
Quality Act, the Planning and Zoning Law, the Subdivisions Map Act, 
Code of Civil Procedure Section 1085 or 1094.5, or any other state, 
federal, or local statute, law, ordinance, rule, regulation, or any decision 
of a court of competent jurisdiction. It is expressly agreed that the City 
shall have the right to approve, which approval will not be unreasonably 
withheld, the legal counsel providing the City’s defense, and that 
applicant shall reimburse City for any costs and expenses directly and 
necessarily incurred by the City in the course of the defense. City shall 
promptly notify the applicant of any Action brought and City shall 
cooperate with applicant in the defense of the Action. 

3.  The project shall be developed in accordance with the Specific Plan and 
Major Development Review applications approved by the Planning 
Commission on ______________, including the approved site plan, 
architectural elevations, conceptual landscape plan, etc., unless otherwise 
stated in these conditions of approval.  

Ongoing Planning 
Department 

 

4.  Any approval shall not be final until and unless the applicant’s deposit 
account is (1) paid in full to cover all expenditures up to and including 
the final public hearing and (2) an additional deposit of $10,000 is made 
as an initial payment to cover staff time for follow-up, monitoring, and 
other post-approval work by staff. The City reserves the right to request 
additional deposits to cover post-approval staff work and to halt work if 
the deposit account is exhausted. Make check payable to the City of 
Eastvale and include Project No. 15-0551 on the check.  

Ongoing Planning 
Department 

 

5.  All conditions of approval shall be printed on construction drawings, 
including but not limited to site improvement plans, landscaping and 
irrigation plans, and building construction drawings.  

Ongoing Planning 
Department 

 

6.  All conditions of approval and mitigation measures for the underlying 
project (Project No. 11-0271) shall be complied with prior to issuance of 
grading permit, building permit, and certificate of occupancy unless the 

Ongoing Planning, Public 
Works, 

Building  
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condition(s) has been satisfied, the condition(s) is the responsibility of 
another party,  or the condition(s) is determined not applicable by the 
Planning Director, Public Works Director, and/or Building Official.  

Departments 

Prior to Issuance of Grading Permit 

7.  Prior to issuance of a grading permit, a preconstruction presence/ 
absence survey for burrowing owls shall be conducted by a qualified 
biologist within 30 days prior to commencement of grading and 
construction activities in accordance with MSHCP Species Specific 
Conservation Objectives for burrowing owl, Objective 6 (page E-12). If 
ground-disturbing activities are delayed or suspended for more than 30 
days after the preconstruction survey, the site shall be resurveyed for 
owls. Take of active nests will be avoided. Passive relocation (use of 
one-way doors and collapse of burrows) will occur when owls are 
present outside the nesting season. (MM Bio 1)  

Prior to issuance 
of grading permit 
and 30 days prior 

to 
commencement 
of grading and 
construction 

Planning and 
Public Works 
Departments 

 

8.  Site-preparation activities (removal of trees and vegetation) shall be 
avoided, to the greatest extent possible, during the nesting season 
(generally February 1 to August 31) of potentially occurring native and 
migratory bird species. 

If site preparation activities are proposed during the nesting/breeding 
season (February 1 to August 31), a pre-activity field survey shall be 
conducted by a qualified biologist prior to the issuance of grading 
permits to determine if active nests of species protected by the 
Migratory Bird Treaty Act (MBTA) or the California Fish and Game 
Code are present in the construction zone. If active nests are observed 
and located, appropriate buffers (e.g., 500 feet of an active listed species 
or raptor nest, 300 feet of other sensitive or protected bird nests (non-
listed), within 100 feet of sensitive or protected songbird nests) shall be 
established and maintained during clearing and grubbing activities 
within the nesting season. No grading or heavy equipment activity shall 
take place within the established buffer until the nest is no longer active 
as determined by a qualified biologist. (MM Bio 2) 

Prior to issuance 
of grading permit 

Planning and 
Public Works 
Departments 
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9.  Prior to the issuance of rough grading permits, the implementing project 
developer shall retain and enter into a monitoring and mitigation service 
contract with a qualified archaeologist certified by the City. This 
professional shall be known as the “Project Monitor.”  

a) The Project Monitor shall be included in the pre-grade meetings to 
provide cultural/historical sensitivity training including the 
establishment of set guidelines for ground disturbance in sensitive 
areas with the grading contractors and special interest monitors.  

b) The Project Monitor shall manage and oversee monitoring for all 
initial ground-disturbing activities and excavation of each portion of 
the project site including clearing, grubbing, tree removals, grading, 
trenching, stockpiling of materials, rock crushing, structure 
demolition, etc.  

c) The Project Monitor shall have the authority to temporarily divert, 
redirect, or halt the ground disturbance activities to allow 
identification, evaluation, recommended treatment, and potential 
recovery of cultural resources in coordination with tribal monitors 
from the Soboba Band of Luiseno Indians. (MM Cult 1) 

Prior to issuance 
of grading permit 

Planning and 
Public Works 
Departments 

 

10.  The implementing project developer shall retain a qualified 
paleontologist for paleontology monitoring services.  

a) The developer shall submit a copy of a fully executed contract 
including the name, telephone number, and address of the retained, 
qualified paleontologist to the Planning Department and the 
Department of Building and Safety.  

b) Prior to site grading, a pre-grading meeting between the 
paleontologist and the excavation and grading contractor shall be 
held to outline the procedures to be followed when buried materials 
of potentially significant paleontological resources have been 
accidentally discovered during earth-moving operations and to 
discuss appropriate means to implement mitigation measure MM 

Prior to issuance 
of grading permit 

Planning and 
Public Works 
Departments 
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Paleo 2.  

When necessary, in the professional opinion of the retained 
paleontologist (and/or as determined by the Planning Director), the 
paleontologist or representative shall have the authority to monitor 
actively all project-related grading and construction and shall have the 
authority to temporarily divert, redirect, or halt grading activity to allow 
recovery of paleontological resources. (MM Paleo 1) 

11.  Prior to the issuance of grading permits, a qualified paleontologist shall 
be retained to develop a Paleontological Resources Monitoring and 
Treatment Plan (PRMTP) for approval by the City of Eastvale Planning 
Department. Following Planning Department approval of the PRMTP, 
grading and construction activities may proceed in compliance with the 
provisions of the approved PRMTP. The PRMTP shall include the 
following measures: 

a) A monitoring program specifying the procedures for the monitoring 
of all grading activities which will reach below a depth of 5 feet 
below surface area by a qualified paleontologist or qualified 
designee. 

b) If fossil remains large enough to be seen are uncovered by earth-
moving activities, the qualified paleontologist or qualified designee 
shall temporarily divert earth-moving activities around the fossil site 
until the remains have been evaluated for significance and, if 
appropriate, have been recovered; and the paleontologist or qualified 
designee will then allow earth-moving activities to proceed through 
the site. If potentially significant resources are encountered, a letter 
of notification shall be provided in a timely manner to the City 
Planning Department, in addition to the report (described below) 
that is filed at completion of grading. 

c) If a qualified paleontologist or qualified designee is not present 
when fossil remains are uncovered by earth-moving activities, these 
activities in the immediate vicinity of the find shall be stopped and a 

Prior to issuance 
of grading permit 

Planning and 
Public Works 
Departments 
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qualified paleontologist or qualified designee shall be called to the 
site immediately to evaluate the significance of the fossil remains. 

d) At the discretion of a qualified paleontologist or qualified designee 
and to reduce any construction delay, a construction worker shall 
assist in removing fossiliferous rock samples to an adjacent location 
for temporary stockpiling pending eventual transport to a laboratory 
facility for processing. 

e) A qualified paleontologist or qualified designee shall collect all 
significant identifiable fossil remains. All fossil sites shall be plotted 
on a topographic map of the project site. 

f) If the qualified paleontologist or qualified designee determines that 
insufficient fossil remains have been found after 50 percent of earth-
moving activities have been completed, monitoring can be reduced 
or discontinued. 

g) Any significant fossil remains recovered in the field as a result of 
monitoring or by processing rock samples shall be prepared, 
identified, catalogued, curated, and accessioned into the fossil 
collections of the San Bernardino County Museum, or another 
museum repository complying with the Society of Vertebrate 
Paleontology standard guidelines. Accompanying specimen and site 
data, notes, maps, and photographs also shall be archived at the 
repository. 

Prior to issuance of certificate of occupancy, a qualified paleontologist 
or qualified designee shall prepare a final report summarizing the results 
of the mitigation program and present an inventory and description of 
the scientific significance of any fossil remains accessioned into the 
museum repository. The report shall be submitted to the City Planning 
Department, the Riverside County Regional Park and Open Space 
District, and the museum repository. The report shall comply with the 
Society of Vertebrate Paleontology standard guidelines for assessing 
and mitigating impacts on paleontological resources. (MM Paleo 2) 
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12.  Electricity from power poles shall be used instead of temporary diesel- 
or gasoline-powered generators to reduce the associated emissions. 
Approval will be required by the City prior to issuance of grading 
permits. (MM Air 2) 

Prior to issuance 
of grading permit 

Planning and 
Public Works 
Departments 

 

13.  To reduce construction vehicle emissions, the contract specification 
packages shall require that any diesel-powered off-road equipment 
meets the following criteria:  

a) The contractor’s fleet of off-road diesel-powered construction 
equipment greater than 25 horsepower shall meet Tier 3 off-road 
emissions standards or better.  

b) Any emissions control device used by the contractor shall achieve 
Level 3 emissions reductions of no less than 85 percent for 
particulate matter, as specified by California Air Resources Board 
(ARB) regulations.  

c) The contractor shall also provide certification that its fleet is in 
compliance with ARB’s In-Use Off-Road Diesel Vehicle Regulation 
in effect at that time or proof that the contractor has applied to the 
South Coast Air Quality Management District (SCAQMD) SOON 
Program (and/or other applicable grant programs) to acquire funding 
assistance to bring it into compliance.  

d) Prior to issuance of grading permits, proof of compliance shall be 
provided to the City in project construction specifications, which 
shall include, but is not limited to, a copy of each unit’s certified tier 
specification, Best Available Control Technology documentation, 
and ARB and/or SCAQMD operating permit(s). (MM Air 4) 

Prior to issuance 
of grading permit 

Planning 
Department 

 

14.  The applicant shall submit plans for the water quality basins adjacent to 
the Jurupa Community Services District (JCSD) and Chino Basin 
Desalter Authority (CDA) well and easements. The final plans shall 
accommodate vehicular access to the JCSD and CDA facilities in these 
easements and address facility protection during construction of the 

Prior to issuance 
of grading permit 

Public Works 
Department 
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basin. Any temporary or permanent grading operations for the basin 
shall occur outside of the existing JCSD and CDA easements unless 
reviewed and approved by the JCSD and CDA. 

15.  Flood control facilities improvement plans, grading plans, best 
management practices (BMP), improvement plans, and any other 
necessary documentation, along with supporting hydrologic and 
hydraulic calculations, must receive County of Riverside Flood Control 
and Water Conservation District approval. Proof of approvals shall be 
provided to the City prior to issuance of any grading permit. 

Prior to issuance 
of grading permit 

Planning and 
Public Works 
Departments 

 

16.  To reduce construction vehicle (truck) idling while waiting to enter/exit 
the site, prior to issuance of grading permits, the contractor shall submit 
a traffic control plan that will describe in detail safe detours to prevent 
traffic congestion to the best of the project’s ability, and provide 
temporary traffic control measures during construction activities that 
will ensure smooth traffic flows. Construction equipment and truck 
idling times shall be prohibited in excess of 5 minutes on-site. To reduce 
traffic congestion, and therefore nitrogen oxide emissions, the plan shall 
include, as necessary, appropriate, and practicable, the following: 
dedicated turn lanes for movement of construction trucks and equipment 
on- and off-site, scheduling of construction activities that affect traffic 
flow on the arterial system to off-peak hours, rerouting of construction 
trucks away from congested streets or sensitive receptors, and/or signal 
synchronization to improve traffic flow. (MM Air 3) 

Prior to issuance 
of grading permit 

Public Works 
Department 

 

17.  Prior to issuance of a precise grading permit, sight distance at the 
project driveways shall be reviewed and approved with respect to the 
City’s sight distance standards and shall be illustrated on the final 
grading, landscape, and street improvement plans. (MM Trans 1) 

Prior to issuance 
of grading permit 

Planning, 
Building, and 
Public Works 
Departments 

 

18.  Prior to issuance of a grading permit, the applicant/developer shall 
submit documentation showing that consultation with the Santa Ana 
Regional Water Quality Control Board has taken place. The developer 
shall consult with the Santa Ana Regional Water Quality Control Board 

Prior to issuance 
of grading permit 

Planning and 
Public Works 
Departments 
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to determine if an application for waste discharge is required. If 
required, the waste discharge requirements from the Regional Water 
Quality Board must be applied and issued prior to start of  construction. 
(MM Bio 3) 

Prior to Issuance of Building Permit 

19.  Prior to the issuance of building permits, the applicant shall submit a 
photometric lighting plan for the area adjacent to the building(s) for 
review and approval. Proper outdoor light shall be provided per City of 
Eastvale Municipal Code Section 120.05.050, Outdoor Lighting.  

Prior to issuance 
of building permit 

Planning, 
Building, Public 

Works, and 
Police 

Departments 

 

20.  Prior to the issuance of building permits, the applicant shall submit 
plans showing the final locations of outdoor employee break areas for 
the building(s) for review and approval.  

Prior to issuance 
of building permit 

Planning 
Department 

 

21.  Prior to the issuance of building permits, final landscape plans for the 
areas adjacent to the building(s) shall be reviewed and approved by the 
City. The final landscape plans shall demonstrate compliance with 
Specific Plan including but not limited to providing 50% shading in the 
parking area and screening of all loading facilities from public view. 
Landscape shall be installed and verified prior to occupancy. 

Prior to issuance 
of building permit 

Planning 
Department 

 

22.  Prior to the issuance of the first building permit, final landscape plans 
shall be reviewed and approved by the City showing landscaping along 
the frontage of the CDA site, on the Hamner Avenue/Bellegrave 
Avenue frontage and Goodman Way frontage.   

Prior to issuance 
of building permit 

Planning and 
Public Works 
Departments 

 

23.  Construction and landscape plans shall indicate the location and number 
of bicycle parking installation using Class I lockers or Class II racks in 
an enclosed lockable area for employees and Class II racks for visitors 
to Buildings 6, 7, and 8.  The location of bicycle parking is subject to 
approval by the Planning Department. 

Prior to issuance 
of building permit 

Planning 
Department 

 

24.  All loading docks shall be designed to accommodate SmartWay trucks. 
Proof of compliance shall be provided in building plans prior to the 

Prior to issuance 
of building permit 

Planning and 
Building 
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issuance of building permits and subject to on-site verification prior to 
occupancy. The master developer shall also provide the Building Safety 
& Inspection Department with SmartWay information/regulations prior 
to the first grading permit. The Building Department shall distribute the 
information to each end-user prior to occupancy (final inspection). 
(MM GHG 1)  

Departments 

25.  The developer shall provide to the City a plan showing how the project 
will reduce solid waste generation by at least 3 percent through a waste 
diversion program. (MM GHG 3) 

Prior to issuance 
of building permit 

Planning and 
Building 

Departments 

 

26.  Prior to issuance of a building permit for each structure or group of 
structures, a final acoustical impact analysis shall be prepared based on 
precise grading plans and architectural plans that will allow for detailed 
noise modeling.  

a) The final acoustical impact analysis shall be utilized to confirm the 
preliminary acoustical impact analysis’s exterior findings to 
demonstrate that noise produced from on-site activities and 
equipment does not exceed the standards set forth in Eastvale 
General Plan Policy N-7 (for the receivers to the north, west, and 
south of the project site) or Ontario Municipal Code Section 29.04 
(for the receivers west of the project site). The subject building(s) 
shall be revised if the final acoustical impact analysis demonstrates 
that off-site noise will exceed those standards. Potential revisions 
may include but are not limited to shielding, alternative pavement 
surfaces, additional buffers, regulations on hours of operation, sound 
insulation for affected residences, changes in screening materials, 
complete enclosure of noise-generating equipment, increased 
setbacks, reorienting parking lots, or other measures as deemed 
appropriate by the City.  

b) Prior to the issuance of the certificate of occupancy for the structure 
subject to the final acoustical impact analysis, the Planning Director 
shall certify that the measures set forth in the final acoustical impact 
analysis will be effective to mitigate project-related noise such that 

Prior to issuance 
of building permit 

Planning and 
Building 

Departments 
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exterior and interior noise levels, as mitigated, will be consistent 
with Eastvale General Plan Policy N-7 and/or the Ontario Municipal 
Code Section 29.04. (MM Noise 6) 

27.  Implementing project developers shall provide JCSD with fire flow 
requirements from the Riverside County Fire Department in order to 
determine the adequacy of the water system. (MM Util 1) 

Prior to issuance 
of building permit 

Planning and 
Building 

Departments 

 

28.  Prior to the issuance of a building permit, the applicant shall provide 
construction specifications for review and approval by the City’s Building 
Safety Division showing the reduction of volatile organic compounds 
(VOC) emissions associated with architectural coating. The project 
designer and contractor shall reduce the use of paints and solvents by 
utilizing pre-coated materials (e.g., bathroom stall dividers, metal 
awnings) and materials that do not require painting, and require coatings 
and solvents with a VOC content lower than required under Rule 1113 to 
the extent feasible. Construction specifications shall be included in the 
building specifications. (MM Air 6) 

Prior to issuance 
of building permit 

Building 
Department 

 

29.  All project buildings must be constructed to allow for easy, cost-
effective installation of solar energy systems in the future, using such 
solar-ready features as: 

a) Clear access without obstructions (chimneys, heating and plumbing 
vents, etc.) on the south sloped roof. 

b) Design of the roof framing to support the addition of solar panels. 

c) Installation of electrical conduits to accept solar electric system 
wiring. (MM GHG 4) 

Prior to issuance 
of building permit 

Building 
Department 

 

30.  Prior to the issuance of a building permit, the applicant shall submit a 
set of development plans to the Eastvale Police Department for review 
and approval to ensure compliance with the following:  

PROPERTY GATES AND KNOX BOX ENTRY 

a) The installation of the Knox Rapid Entry System if property gates 

Prior to issuance 
of building permit 

Building and 
Police 

Departments 
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are installed. This system permits law enforcement, fire, and first 
responders to obtain independent access to the property in the event 
of an emergency. The necessary order forms for the Knox Company 
may be obtained by contacting the Jurupa Valley Sheriff’s Station 
Crime Prevention Programs Coordinator at (951) 955-9225. 

PROPERTY SIGN 

b) Proper display of “No Trespassing or Loitering” signs prominently 
around business and any exterior perimeter fencing and adhere to 
City of Eastvale Municipal Code Section 120.05.070, Signs. 

ADDRESS NUMBERING: 

c) Prominently displayed address numbering in size and contrasting in 
color from the building façade or on a fixed sign near the street/main 
entrances. The numbers need to be visible from the street and 
interior property sides for any approaching emergency vehicles. No 
obstructions should limit their visibility (i.e., landscaping). 

SECURITY PLAN  

d) Adequate crime prevention measures, such as security cameras, 
shall be installed to assist with identifying any suspect(s) of any 
potential future vandalism or theft attempts. Due to the high 
possibility of theft/vandalism attempts during construction, 
additional security measures should be added during that time frame 
of the proposed construction. All exterior access points should be 
properly secured and illuminated to make clearly visible any person 
on or about the premises during the hours of darkness. 

31.  Signing/striping shall be implemented in conjunction with detailed 
construction plans for the project site as reviewed and accepted by 
Public Works Department.  (MM Trans 2) 

Prior to issuance 
of building permit 

Public Works 
Department 

 

During Ground Disturbance and Construction 

32.  Prior to any construction or grading on-site, a Construction Traffic Prior to Public Works  
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Control Plan shall be prepared by the implementing developer and 
submitted to the City of Eastvale Public Works Department for 
approval.  

a) The Construction Traffic Control Plan shall include the estimated 
day(s), time(s), and duration of any lane closures that are anticipated 
to be required on Cantu-Galleano Ranch Road, Hamner Avenue, and 
Bellegrave Avenue due to project construction. 

b) The Construction Traffic Control Plan shall include measures such 
as signage, flagmen, cones, advance community notice, or other 
acceptable measures to the satisfaction of the City of Eastvale Public 
Works Department.  

c) The purpose of the measures shall be to safely guide motorists, 
cyclists, and pedestrians; minimize traffic impacts; and ensure the 
safe and even flow of traffic consistent with City level of service 
standards and safety requirements.  

The plan must stipulate that during construction, the implementing 
developer or its general contractor are required to notify the City of 
Eastvale Public Works Department and motorists via “Changeable 
Message Signs” at least five (5) business days in advance of any 
planned lane closure that will be caused by project construction. The 
City shall evaluate any other known lane closures, construction 
activities, or special events which may conflict with the project’s 
scheduled lane closure or create additional impacts to traffic flow on 
Cantu-Galleano Ranch Road, Hamner Avenue, and/or Bellegrave 
Avenue; and, if deemed necessary by the City of Eastvale Public Works 
Department, the project’s lane closure may be postponed or 
rescheduled. (MM Trans 3) 

construction Department 

33.  Prior to any construction or grading on-site, the applicant shall provide a 
plan showing temporary construction barriers are used to reduce impacts 
from construction noise to sensitive receivers located west and south of 
the project (receivers R5, R6, R9, R10, and R11 as shown on Figure 

Prior to 
construction 

Planning and 
Building 

Departments 
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5.11-1 of the EIR, and attached to these Conditions of Approval) during 
construction as follows: 

a) If the residence at receiver location R5 (as shown on Figure 5.11-1) is 
still in place and occupied when project-related construction 
commences, a temporary 12-foot-tall noise barrier with a sound 
transmission class (STC) rating of 13 dBA or greater shall be in place 
during all construction within a 1,150-foot radius of the residence to 
reduce noise at location R5 to 60 Leq DBA or less. The temporary 
noise barrier shall be 2,300 feet in length with no gaps and positioned 
on the westerly project boundary with 1,150 feet located north of 
receiver R5 and 1,150 feet located south of receiver R5. 

b) Prior to construction within a 900-foot radius of receiver location R6 
(as shown on Figure 5.11-1), a temporary 12-foot-tall noise barrier 
with an STC rating of 4 dBA or greater shall be in place during all 
construction within said 900-foot radius to reduce noise at location 
R6 to 59 Leq dBA or less. The temporary noise barrier shall be 1,800 
feet in length with no gaps and located at a point 900 feet north of 
the southwest corner of the project boundary and continue south to 
said southwest corner and then continue 900 feet northeast along the 
south project boundary. 

c) Prior to construction within a 550-foot radius of receiver location R9 
(as shown on Figure 5.11-1), a temporary 12-foot-tall noise barrier 
with an STC rating of 22 dBA or greater shall be in place during all 
construction within said 550-foot radius to reduce noise at location 
R9 to 60 Leq dBA or less. The temporary noise barrier shall be 650 
feet in length with no gaps and commence at the southwest corner of 
the project boundary and continue 650 feet northeast along the south 
project boundary. 

d) Prior to construction within a 650-foot radius of receiver location 
R10 (as shown on Figure 5.11-1), a temporary 12-foot-tall noise 
barrier with an STC rating of 24 dBA or greater shall be in place 
during all construction within said 650-foot radius to reduce noise at 
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location R10 to 58 Leq dBA or less. The temporary noise barrier shall 
be 1,300 feet in length with no gaps and commence at a point 
approximately 650 feet east of the southwest corner of the project 
boundary and continue 1,300 feet northeast along the south project 
boundary. 

e) Prior to construction within a 250-foot radius of receiver location 
R11 (as shown on Figure 5.11-1), a temporary 12-foot-tall noise 
barrier with an STC rating of 14 dBA or greater shall be in place 
during all construction within said 250-foot radius to reduce noise at 
location R11 to 68 Leq dBA or less. The temporary noise barrier shall 
be 250 feet in length with no gaps and commence at the southeast 
corner of the project boundary and continue 250 feet southwest along 
the south project boundary. 

Plans showing the location of and STC ratings for the temporary noise 
barriers shall be submitted to the City Planning Director for review prior 
to the commencement of any project-related construction within the 
distances from the receivers identified in paragraphs a) through e) of 
this mitigation measure. The Planning Director shall review the location 
and STC rating of the noise barriers to confirm that the barriers will 
attenuate construction-related noise to the levels identified in paragraphs 
a) through e) and Table 5.11-M. 

As an alternative to the temporary noise barriers described in paragraphs 
a) through e), above, the project applicant (or proponent of any 
development within the Specific Plan) may prepare and submit to the 
City Planning Director a Construction Noise Reduction Plan with 
supporting analysis that identifies alternative construction noise 
reduction strategies that achieve the desired noise levels identified in 
[EIR] Table 5.11-M (attached to these Conditions of Approval). If after 
review of the Noise Reduction Plan the City Planning Director 
determines that the alternative noise reduction strategies proposed by 
said plan achieve the desired noise levels identified in Table 5.11-M, 
such strategies may be used in place of the temporary barriers described 
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in paragraphs a) through e) of this mitigation measure. (MM Noise 1) 

34.  If during ground disturbance activities cultural resources are discovered 
that were not anticipated by the archaeological reports and/or 
environmental assessment conducted prior to project approval, the 
following procedures shall be followed. A cultural resources site is 
defined, for this condition, as being three or more artifacts in close 
association with each other, but may include fewer artifacts if the area 
of the find is determined to be of significance due to its sacred or 
cultural importance. 

a) All ground disturbance activities within 100 feet of the discovered 
cultural resource shall be halted until a meeting is convened between 
the developer, the project archaeologist, the Native American tribal 
representative (or other appropriate ethnic/cultural group 
representative), and the Planning Director to discuss the significance 
of the find. 

b) At the meeting, the significance of the discoveries shall be discussed 
and after consultation with the Native American tribal representative 
(or other appropriate ethnic/cultural group representative), and the 
archaeologist, a decision is made, with the concurrence of the 
Planning Director, as to the appropriate mitigation (documentation, 
recovery, avoidance, etc.) for the cultural resources. 

c) Further ground disturbance shall not resume within the area of the 
discovery until an agreement has been reached by all parties as to 
the appropriate preservation or mitigation measures. (MM Cult 2)  

During ground-
disturbing 
activities 

Planning and 
Public Works 
Departments 

 

35.  If human remains are encountered, California Health and Safety Code 
Section 7050.5 states that no further disturbance shall occur until the 
County Coroner has made the necessary findings as to origin. Further, 
pursuant to Public Resource Code Section 5097.98(b), remains shall be 
left in place and free from disturbance until a final decision as to the 
treatment and disposition has been made. If the Riverside County Coroner 
determines the remains to be Native American, the Native American 

During ground-
disturbing 
activities 

Planning and 
Public Works 
Departments 
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Heritage Commission shall be contacted within the period specified by 
law. The Soboba Band of Luiseno Indians, identified as the Most Likely 
Descendant, shall make recommendations and engage in consultation 
with the City and the property owner concerning the treatment of the 
remains as provided in Public Resources Code Section 5097.98 and 
California Government Code Section 6254.10. (MM Cult 3)  

36.  All vehicles and construction equipment shall be kept in good condition 
and in proper tune per manufacturer specifications. Equipment 
maintenance records and equipment design specification data sheets 
shall be available during construction. Compliance with this measure 
shall be subject to periodic inspections by the City. (MM Air 1 and MM 
Noise 3) 

During 
construction 

Planning and 
Building 

Departments 

 

37.  To reduce fugitive dust emissions, the contractor shall provide the City 
with sufficient proof of compliance with Rule 403 and other dust control 
measures including, but not limited to: 

• Watering active sites three times daily. 

• Requiring the replacement of ground cover or the application of 
non-toxic soil stabilizers according to manufacturer specifications to 
unpaved roads and all inactive construction areas (previously graded 
areas inactive for 10 days or more, assuming no rain). 

• Requiring trucks entering or leaving the site hauling dirt, sand, or 
soil, or other loose materials on public roads to be covered. 

• Suspending all excavating and grading operations when wind gusts 
(as instantaneous gust) exceed 25 miles per hour. 

• Posting contact information outside the property for the public to 
call if specific air quality issues arise; the individual charged with 
receipt of these calls shall respond to the caller within 24 hours and 
resolution of the air quality issue(s), if valid, or implementation of 
corrective action(s) will occur within 48 to 72 hours of the time that 

During 
construction 

Planning and 
Building 

Departments 
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the issue first arose. 

• Sweeping of streets using SCAQMD Rule 1186 and 1186.1 certified 
street sweepers or roadway washing trucks (utilizing recycled water 
if it becomes available) at the end of the day if visible soil material 
is carried over to adjacent streets. 

• Posting and enforcement of traffic speed limits of 15 miles per hour 
or less on all unpaved roads. 

• Installing wheel washers or gravel pads at construction entrances 
where vehicles enter and exit unpaved roads onto paved roads, or 
wash off trucks and any equipment leaving the site each trip to 
prevent track out. 

• Paving of all roadways, driveways, sidewalks, etc., shall be 
completed as soon as possible. Building pads shall be laid as soon as 
possible after grading unless soil stabilizers are used. (MM Air 5) 

38.  During project construction, the applicant shall comply with the 
following Best Available Control Technology (BACT) from Appendix 
G of the Southern California Association of Governments’ Regional 
Transportation Plan/Sustainable Communities Strategy, including: 

a) Soliciting bids that include use of energy- and fuel-efficient fleets. 

b) Soliciting preference construction bids that use BACT, particularly 
those seeking to deploy zero- and/or near-zero emission 
technologies. 

c) Using GHG-emitting construction materials consistent with the 
California Green Building Standards Code. 

d) Use of cement blended with the maximum feasible amount of flash 
or other materials that reduce GHG emissions from cement 
production. (MM GHG 2) 

During 
construction 

Building 
Department 

 

39.  All contractors shall turn off all construction equipment and delivery During Building  



Project No. 15-0551 – Major Development Review for Business Park Development 

Conditions of Approval  Page 19 of 36 

vehicles when not in use and/or if idling for longer than 3 minutes. (MM 
GHG 5) 

construction Department 

40.  The general contractor shall develop a low-impact construction 
commuting plan for all tradespersons to utilize during project 
construction. This plan may address the home to office/shop commute, 
office/shop to jobsite commute, or both. (MM GHG 6) 

During 
construction 

Building 
Department 

 

41.  Project-related construction shall adhere to the hours set forth in 
Eastvale Municipal Code Section 8.01.010, Ordinance No. 2010-08. 
Exceptions shall be only with the written consent of the City of Eastvale 
Building Official. (MM Noise 2) 

During 
construction 

Building 
Department 

 

42.  The construction contractor shall locate equipment staging in areas that 
will create the greatest distance between construction-related noise 
sources and noise-sensitive receivers nearest the project site during all 
project construction. (MM Noise 4) 

During 
construction 

Building 
Department 

 

43.  To minimize or eliminate motor-derived noise from construction 
equipment, contractors shall utilize construction equipment that either 
uses alternative fuels (such as natural gas or propane) or electricity, 
where practical and feasible. (MM Noise 5) 

During 
construction 

Building 
Department 

 

44.  During construction, the implementing developer or its general 
contractor is required to notify the City of Eastvale Public Works 
Department at least five (5) business days in advance of any planned 
lane closure that will be caused by project construction. The City shall 
evaluate any other known lane closures, construction activities, or 
special events which may conflict with the project’s scheduled lane 
closure or create additional impacts to traffic flow on Cantu-Galleano 
Ranch Road, Hamner Avenue, and/or Bellegrave Avenue; and, if 
deemed necessary by the City of Eastvale Public Works Department, the 
project’s lane closure may be postponed or rescheduled. (MM Trans 3) 

During 
construction 

Building 
Department 

 

Prior to Issuance of Certificate of Occupancy 

45.  Prior to the issuance of a certificate of occupancy, the applicant shall Prior to Issuance Public Works  
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provide a copy of a reciprocal access and parking agreement for review 
and approval by the City Engineer.  

of Certificates of 
Occupancy 

Department 

46.  Prior to issuance of certificates of occupancy, the applicant shall provide 
documentation showing the responsible entity for on-going maintenance 
of each building, landscaping, parking, and all other on-site facilities to 
the satisification of the City Engineering and Planning Director.    

Prior to issuance 
of certificate of 

occupancy 

Public Works 
and Planning 
Departments 

 

47.  Prior to the issuance of a certificate of occupancy, all required landscape 
planting and irrigation shall have been installed consistent with the 
approved construction plans and shall be in a condition acceptable to the 
Planning Director.  The plants shall be healthy and free of weeds, 
disease, or pests. The irrigation system shall be properly constructed and 
in good working order.  The applicant shall contact the Planning 
Department to schedule the final inspection(s). 

Prior to Issuance 
of Certificates of 

Occupancy 

Planning 
Department 

 

48.  Per conditions of approval for the underlying project (Project No. 11-
0271) the developer shall provide a signage plan for review and 
approval showing that signs will be placed at all driveways on Street B 
(Goodman Way) indicating that through truck access to Bellegrave 
Avenue is not permitted.  

Prior to certificate 
of occupancy 

Public Works 
Department 

 

49.  Per conditions of approval for the underlying project (Project No. 11-
0271), the developer, as applicable, shall provide to the City’s and the 
Jurupa Area Recreational and Park District’s (JARPD) satisfaction 
documentation for providing adequate funding for the cost of the 
construction and acquisition of public park improvements as required by 
the City and the JARPD and for the ongoing maintenance in perpetuity 
of parks, parkways, and open space areas, including street trees, trails, 
entry monumentation, landscaping, and appurtenances. This condition 
may be satisfied through the formation of or annexation to a community 
facilities district or other forms of financing acceptable to the City and 
the JARPD.   

Prior to issuance 
of certificate of 

occupancy 

Public Works 
and Planning 
Departments 

 

50.  Prior to issuance of certificates of occupancy, a qualified paleontologist 
or qualified designee shall prepare a final report summarizing the results 

Prior to issuance 
of certificate of 

Planning 
Department 
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of the mitigation program and present an inventory and description of 
the scientific significance of any fossil remains accessioned into the 
museum repository. The report shall be submitted to the City Planning 
Department, the Riverside County Regional Park and Open Space 
District, and the museum repository. The report shall comply with the 
Society of Vertebrate Paleontology standard guidelines for assessing 
and mitigating impacts on paleontological resources. (MM Paleo 2) 

occupancy 

51.  Prior to the issuance of the certificate of occupancy for the structure 
subject to the final acoustical impact analysis, the Planning Director 
shall be provided with a report prepared by a qualified acoustical 
engineer certifying that the measures set forth in the final acoustical 
impact analysis will be effective to mitigate project-related noise such 
that exterior and interior noise levels, as mitigated, will be consistent 
with Eastvale General Plan Policy N-7 and/or the Ontario Municipal 
Code Section 29.04. (MM Noise 6) 

Prior to issuance 
of certificate of 

occupancy 

Planning 
Department 

 

52.  Prior to the issuance of a certificate of occupancy for each industrial and 
commercial facility within the project, the applicant shall provide the 
developer of that facility with information regarding energy efficiency, 
solid waste reduction, recycling, motor vehicle-related greenhouse gas 
emissions, and water conservation best practices. The applicant shall 
also publicize information regarding solid waste reduction and recycling 
best practices to developers and tenants within the Specific Plan area. 
Finally, the applicant shall encourage the use of alternative 
transportation methods among its tenants, including bus transit, 
vanpools, carpools, and car- and ride-sharing programs. (MM GHG 7) 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

53.  All existing and/or proposed aerial utility lines including electrical 
power lines of 34.5KV and under located within the public right-of-way 
shall be relocated or installed underground to the satisfaction of the City 
Engineer. 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

54.  All existing and/or proposed aerial electrical power lines above 34.5KV 
within the public right-of-way shall be relocated behind the curb and 

Prior to issuance 
of certificate of 

Public Works 
Department 
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gutter to the satisfaction of the City Engineer. occupancy 

55.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
implementing developer, as applicable, shall provide warrants and 
install a traffic signal at the intersection of Goodman Way (NS) and 
Cantu-Galleano Ranch Road (EW) to include the following geometrics: 

Northbound: Two left-turn lanes, plus one right-turn lane. 

Southbound: Not applicable. 

Eastbound: Three through lanes, plus one shared through and right-
turn lane. 

Westbound: One left-turn lane, and four through lanes.  

This condition is consistent with and satisfies mitigation measure MM 
Trans 5.   

The City Engineer reserves the right to require reasonable and warranted 
alternative configurations of the geometrics as long as the above 
minimum traffic flow is maintained. 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

56.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
implementing developer, as applicable, shall construct the intersection 
of Hamner Avenue (NS) and the northern driveway between Parcels 6 
and 9 (EW) to restrict movement to right-in and right-out only from the 
driveway with the following geometrics: 

Northbound: Two through lanes, plus one shared through and right-
turn lane. 

Southbound: Two through lanes. 

Eastbound: Not applicable. 

Westbound: One right-turn lane. Stop controlled.  

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 
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This condition is consistent with and satisfies mitigation measure MM 
Trans 6.  

The City Engineer reserves the right to require reasonable and warranted 
alternative configurations of the geometrics as long as the above 
minimum traffic flow is maintained. 

57.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
implementing developer, as applicable, shall construct the intersection 
of Hamner Avenue (NS) and Street B (EW) to include the following 
geometrics: 

Northbound: Two through lanes, plus one shared through and right-
turn lane. 

Southbound: One left-turn lane and two through lanes.  

Eastbound: One through lane (east of Hamner Avenue).  

Westbound: One right-turn lane. Stop controlled.  

This condition satisfies mitigation measure MM Trans 7. 

The City Engineer reserves the right to require reasonable and warranted 
alternative configurations of the geometrics as long as the above 
minimum traffic flow is maintained. 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

58.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
developer, as applicable, shall construct full eastbound improvements 
(four lanes) and westbound improvements (four lanes) on Cantu-
Galleano Ranch Road from Hamner Avenue to Interstate 15 including 
the frontage of the not a part (NAP) parcel (approximately a 12-acre lot 
located on the southeast corner of Hamner Avenue and Cantu-Galleano 
Road), provided the necessary rights-of-way can be obtained from the 
NAP owner. Otherwise, the frontage of the NAP parcel shall include a 
minimum of two eastbound lanes, curb and gutter, and sidewalk. The 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 
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developer will make every effort to work with the NAP parcel to 
dedicate the full rights-of-way. 

In no case shall the developer improve Cantu-Galleano Ranch Road to 
fewer than three lanes of travel adjacent to the NAP parcel between 
Hamner Avenue and I-15 adjacent to the Specific Plan boundary line 
per MM Trans 8.  

59.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
developer, as applicable, shall construct full northbound (three lanes) 
improvements on Hamner Avenue from Bellegrave Avenue to Cantu-
Galleano Ranch Road including the frontage of the NAP parcel, 
provided the necessary rights-of-way can be obtained from its owner. 
Otherwise, the frontage of the NAP parcel shall include a minimum of 
two northbound lanes, curb and gutter, and sidewalk. (MM Trans 4) 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

60.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
developer, as applicable, shall construct raised median (not including 
landscaping) and partial southbound (two lanes) improvements on 
Hamner Avenue from Cantu-Galleano Ranch Road to Bellegrave 
Avenue. The developer shall enter into a reimbursement agreement with 
the City of Eastvale for the construction of improvements, which lies 
outside the City of Eastvale boundary. The costs of such improvements 
will be paid by the development(s) in the City of Ontario through an 
agreement between the cities of Ontario and Eastvale. (MM Trans 4) 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

61.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
developer shall have constructed the full curb return at Hamner and 
Bellegrave including a minimum of 100-foot lane on Bellegrave to act 
as a westbound right turn lane onto Hamner. The remaining full 
improvements on Bellegrave shall be constructed during the business 
park development on Parcels 3 and 4 of Parcel Map (PM) 36487 as 

Prior to issuance 
of certificate of 
occupancy 

Public Works 
Department 
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follows: 

Prior to issuance of the first certificate of occupancy for the business 
park, the implementing developer shall construct Bellegrave Avenue to 
include the following geometrics: 

Eastbound: Two through lanes between Hamner Avenue and I-15.  

Westbound: One right-turn lane (east of Hamner) plus two through 
lanes between Hamner Avenue and I-15 (reduced to one through lane at 
the intersection).  

The City Engineer reserves the right to require reasonable and warranted 
alternative configurations of the geometrics as long as the above 
minimum traffic flow is maintained. 

62.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
developer, as applicable, shall construct the following improvements to 
the satisfaction of the City Engineer:  

a) All intersection curb returns to satisfy truck turning requirements. 

b) New traffic signal at Cantu-Galleano Ranch Road and Goodman 
Way. 

c) New traffic signal and associated public improvements at the 
intersection of Hamner Avenue and the drive access between Parcels 
5 and 6 of PM 36487. 

d) New traffic signal and associated public improvements at the 
intersection of Hamner Avenue and the drive access on Parcel 9 of 
PM 36487. 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

63.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
developer, as applicable, shall modify the traffic signals to the 
satisfaction of the City Engineer at: 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 
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a) Hamner Avenue and Cantu Galleano Ranch Road  

b) Hamner Avenue and Bellegrave Avenue 

64.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
developer, as applicable, shall install traffic interconnect system to 
coordinate traffic signals along the following roadways:  

a) Hamner Avenue – between Cantu-Galleano Ranch Road and 
Bellegrave Avenue  

b) Cantu Galleano Ranch Road & Bellegrave Avenue – between 
Hamner and I-15  

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

65.  Prior to issuance of the first certificate of occupancy, in coordination 
with roadway improvements the developer shall construct public 
facilities under the City of Eastvale and/or other service agencies’ 
jurisdictions, including but not limited to storm drain facilities up to 36 
inches in diameter, and sewer, water, and flood control facilities in 
accordance with each respective agency’s requirements and 
specifications and to the satisfaction of the City Engineer.  

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

66.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy, the 
implementing developer, as applicable, shall modify the signalized 
intersection of Hamner Avenue (NS) and Cantu-Galleano Ranch Road 
(EW) to include the following geometrics: 

Northbound: Two through lanes plus one shared through and right-turn 
lane. 

Southbound: One left-turn lane plus two through lanes. 

Eastbound: Not applicable. 

Westbound: Two left-turn lanes. One shared through and right-turn 
lane plus three through lanes (may need to be temporarily 
reduced to two through lanes until Cantu-Galleano Ranch 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 
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Road extension west of Hamner Avenue is constructed to 
its ultimate width by the City of Ontario).  

This condition is consistent with and satisfies mitigation measure MM 
Trans 9.  

The City Engineer reserves the right to require reasonable and warranted 
alternative configurations of the geometrics as long as the above 
minimum traffic flow is maintained. 

67.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy for the 
development, the implementing developer, as applicable, shall modify 
the signalized intersection of Hamner Avenue (NS) and Bellegrave 
Avenue (EW) to include the following geometrics: 

Northbound: One left-turn lane. Two through lanes plus one shared 
through and right-turn lane. 

Southbound: One left-turn lane. One through lane plus one shared 
through and right-turn lane. 

Eastbound: One left-turn lane. Two through lanes plus one right-turn 
lane. 

Westbound: Two left-turn lanes. One through lane plus one right-turn 
lane.  

This condition is consistent with and satisfies mitigation measure MM 
Trans 13. 

The City Director of Public Works reserves the right to require 
reasonable and warranted alternative configurations of the geometrics as 
long as the above minimum traffic flow is maintained. 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 

 

68.  Per conditions of approval for the underlying project (Project No. 11-
0271), prior to issuance of the first certificate of occupancy for the 
development, the implementing developer, as applicable, shall 

Prior to issuance 
of certificate of 

occupancy 

Public Works 
Department 
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contribute its fair share of improvements and modify the signalized 
intersection of Milliken Avenue (NS) and Riverside Drive (EW) to 
include the following geometrics:  

Northbound: One left-turn lane. One through lane. One shared through 
and right-turn lane. 

Southbound: One left-turn lane. One through lane. One shared through 
and right-turn lane. 

Eastbound: One left-turn lane. One through lane. One right-turn lane 
with overlapping signal. 

Westbound: One left-turn lane. One through lane. One right-turn lane. 

This condition is consistent with and satisfies mitigation measure MM 
Trans 16. 

The City Director of Public Works reserves the right to require 
reasonable and warranted alternative configurations of the geometrics as 
long as the above minimum traffic flow is maintained. 

69.  Signs shall be posted prohibiting all on-site truck idling in excess of 3 
minutes. (MM Air 7) 

Prior to certificate 
of occupancy 

Planning and 
Building 

Departments 

 

70.  Where transport refrigeration units (TRU) are in use, electrical hookups 
shall be installed at all loading docks in order to allow TRUs with 
electric standby capabilities to use them.  (Consistent with MM Air 8) 

Prior to certificate 
of occupancy 

Planning and 
Building 

Departments 

 

71.  Sign shall be posted on-site for the following:  

• Trucks incapable of utilizing the electrical hookups shall be 
prohibited from accessing the site. (Consistent with MM Air 8) 

• Idling of TRUs in excess of 5 minutes shall be prohibited, 
subject to on-site verification. Quarterly inspection reports is 
available on-site at all times. (Consistent with MM Air 8) 

• Service equipment such as forklifts used within the site shall be 

Prior to certificate 
of occupancy 

Planning and 
Building 

Departments 
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electric or compressed natural gas-powered. (Consistent with 
MM Air 9) 

72.  The developer shall provide to the City a copy of materials to be 
included in the information provided to potential tenants that includes 
the following: 

• Building occupants will be given information related to 
SCAQMD’s Carl Moyer Program, or other such programs that 
promote truck retrofits or “clean” vehicles and information 
including, but not limited to, the health effect of diesel 
particulates, benefits of reduced idling time, ARB regulations, 
and the importance of not parking in residential areas. 
(Consistent with MM Air 10) 

• If trucks older than 2007 model year will be used at a facility, 
the developer/successor-in-interest shall require, within one year 
of signing a lease, future tenants to apply in good faith for 
funding for diesel truck replacement/retrofit through grant 
programs such as the Carl Moyer, Prop 1B, VIP, HVIP, and 
SOON funding programs, as identified on SCAQMD’s website 
(http://www.aqmd.gov). Tenants will be required to use those 
funds, if awarded. (Consistent with MM Air 10) 

Prior to certificate 
of occupancy 

Planning and 
Building 

Departments 

 

 

Fire Department Conditions of Approvals 

The fire department requires the listed fire protection measures be provided in accordance with the 2013 California Fire and Building 
Codes and/or the Riverside County Fire Department Fire Protection Standards.  Final conditions will be addressed when complete 
building plans are reviewed. 

1.  Provide or show that a water system capable of delivering the required fire flow exists.  On-site water supply must be 
available before any combustible material is placed on the construction site.   

2. Approved accessible on-site fire hydrants shall be located not to exceed 200 feet apart in any direction. Any portion of the 
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Fire Department Conditions of Approvals 
facility or of an exterior wall of the first story of the building shall not be located more than 150 feet from fire apparatus as 
measured by an approved route around the complex, exterior of the facility, or building. No portion of a building shall be 
farther than 400 feet from a fire hydrant.  Fire hydrants shall provide the required fire flow.      

3. Prior to building plan approval and construction, applicant/developer shall furnish two copies of the water system fire hydrant 
plans to fire department for review and approval. Plans shall be signed by a registered civil engineer, and shall confirm 
hydrant type, location, spacing, and minimum fire flow. Once plans are signed and approved by the local water authority, the 
originals shall be presented to the fire department for review and approval.    

4. Prior to issuance of building permits, the water system for fire protection must be provided as approved by the fire department 
and the local water authority.  

5. “Blue dot” hydrant locators shall be provided in accordance with Riverside County Fire Standard 06-11. 

6. There is only one access for Building #1.  If there is a minimum 10-foot-wide walkway along the south side of Building #1, 
fire personnel may be able to use this area for access.  Please provide detail of this area. 

7. Fire apparatus access roads, minimum 30 feet wide, shall be in compliance with Riverside County Fire Department Standard 
06-06. Access roads shall have an unobstructed vertical clearance not less than 13 feet and 6 inches. Access lanes will be 
designed to withstand the weight of 60 thousand pounds over 2 axles. Access will have a turning radius capable of 
accommodating fire apparatus.  Access lane shall be constructed with a surface so as to provide all-weather driving 
capabilities. 

8. Dead-end fire apparatus access roads in excess of 150 feet in length shall be provided with approved provision for the turn-
around capabilities of fire apparatus. 

9. Driveway loops, fire apparatus access lanes, and entrance curb radius should be designed to adequately allow access of 
emergency fire vehicles.  The applicant or developer shall include in the building plans the required fire lanes and appropriate 
lane printing and signs. 

10. An approved fire department access key lock box (minimum Knox 3200 series) shall be installed at the main entrance.  Order 
forms and installation standards may be obtained at the fire department. Gates shall be automatic or manually operated and 
shall be equipped with Knox switches.  Building plans shall include mounting location/position and operating standards for 
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Fire Department Conditions of Approvals 
fire department approval. 

11. The location of address numbers shall be indicated on the building plans.  Street numbers shall be displayed in a prominent 
location on the street or fire apparatus access side of buildings.  Numbers and letters shall be a minimum of 12 inches in height 
with a minimum stroke of .05 inch.  Where access is by means of a private road and the building cannot be viewed from a 
public way, a monument, pole, or other sign shall be used to identify the structure in accordance with Riverside County 
Standard 07-01.  Address must be legible, of a contrasting color, and adequately illuminated so as to be visible from the street 
at all hours.   

12. Install a complete commercial fire sprinkler system in accordance with NFPA 13.  Fire sprinkler systems with pipe sizes in 
excess of 4 inches in diameter will require the project structural engineer to certify with a “wet signature” that the structural 
system is designed to support the seismic and gravity loads to support the additional weight of the sprinkler system.  All fire 
sprinkler risers shall be protected from any physical damage.  The PIV and FDC shall be located to the front of buildings, a 
minimum of 25 feet from the buildings, and within 200 feet of an approved hydrant. A C-16 licensed contractor must submit 
plans, along with permit fees, to the fire department for review and approval prior to installation. 

13. Where fire sprinklers systems are required in buildings of undetermined use, they shall be designed and installed to have a 
sprinkler density of not less than that required for Ordinary Hazard Group 2 use with a minimum design area of 3,000 square 
feet.  Where a subsequent occupancy requires a system with greater capability, it shall be the responsibility of the occupant to 
upgrade the system to the required density for the new occupancy.  Storage height of combustible commodities is generally 
limited to 12 feet under this design density unless otherwise allowed by specific sections of the California Fire Code and/or 
NFPA 13. 

14. Install a sprinkler alarm monitoring system.  A C-10 licensed contractor must submit plans along with the current permit fees 
to the fire department for review and approval prior to installation. 

15. Install portable fire extinguishers, with a minimum rating of 2A-10BC for every 3,000 square feet and/or 75 feet of travel 
distance.  Where not readily visible, signs shall be posted above all extinguishers to indicate their locations.  Extinguishers 
must have current CSFM service tags affixed. 

16. No hazardous materials shall be stored and/or used within the building which exceeds quantities listed in the 2013 California 
Fire Code.  No Class I, II, or IIIA combustible/flammable liquid shall be used in any amount in the building. 
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Fire Department Conditions of Approvals 
17. Exit designs, exit signs, door hardware, exit markers, exit doors, and exit path marking shall be installed per the 2013 

California Building Code. 

18. Air handling systems supplying air in excess of 2,000 cubic feet per minute to enclosed spaces within buildings shall be 
equipped with an automatic shutoff. 

19. Fire sprinkler riser door shall be labeled “FIRE RISER” on the outside of the door. 

20. Electrical room door shall be labeled “ELECTRICAL ROOM” on the outside of the door. 

21. Fire alarm control panel door shall be labeled “FACP” on the outside of the door. 

22. Roof access door shall be labeled “ROOF ACCESS” on the outside of the door. 

23. Provide specific fire department conditions on plans for building permit submittal. 

The proposed project may have a cumulative adverse impact on the fire department’s ability to provide an acceptable level of 
service.  These impacts include an increase in the number of emergency and public service calls due to the increased presence 
of structures, traffic, and population.  The project proponents/developers will be expected to provide for a proportional 
mitigation to these impacts via capital improvements and/or impact fees. 

 

General Information 

The following items are noted for the applicant’s information. These items are generally required for all projects by City ordinances, 
other local agencies, and state or federal agencies. PLEASE NOTE: This list is not comprehensive. The project is subject to all 
applicable standards, fees, policies, rules, and regulations for Eastvale and many other agencies, including but not limited to the 
Jurupa Community Services District, Jurupa Area Recreation and Parks District, Riverside County Flood Control District, and state 
and federal agencies. 

Developer and applicant are used interchangeably below. 

• The applicant may request modifications or revisions to the approved project as provided in the Specific Plan and the Eastvale 
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General Information 
Zoning Code. 

• In compliance with Section 15075 of the CEQA Guidelines, a Notice of Determination (NOD) must be filed with the Riverside 
County Clerk within five (5) County working days of certification of the EIR in order for the NOD to commence the 30-day 
statute of limitations on the EIR. The City must include the required California Department of Fish and Wildlife (Code Section 
711.4.d.3) fee and the Riverside County Clerk administrative fee. The applicant shall submit to the Planning Department a check 
or money order made payable to “Riverside County Clerk” in the amount of $50.00 within one (1) City working day after project 
approval. Failure to pay the required fees will result in the project being deemed null and void (California Fish and Game Code 
Section 711.4(c)). The fee is broken down as follows: 

a. Riverside County Clerk administrative fee of $50.00. 

• The applicant shall design and construct all improvements in accordance with City of Eastvale Road Improvement Standards & 
Specifications, Improvement Plan Check Policies and Guidelines, as further conditioned herein and to the satisfaction of the City 
Engineer. 

• Prior to the issuance of a certificate of occupancy, the development shall be annexed into all applicable Community Service 
Areas and Landscaping Maintenance Districts for lighting, drainage, and maintenance to the satisfaction of the City Engineer or 
otherwise form a district where one is not currently in place.  

• The applicant shall comply with all provisions and procedures of the Eastvale Building Department related to the plan check 
review process. (Please contact the Building Department at (951) 703-4450. 

• Transportation Uniform Mitigation Fees (TUMF) and any development impact fees that are in effect at that time shall be paid 
prior to the issuance of certificate of occupancy, or as otherwise allowed per ordinance. 

• The applicant should coordinate the traffic signal installation at the intersection of Hamner Avenue and Ontario Ranch Road 
(previously Eucalyptus Avenue) with the City of Ontario. All underground conduits needed for such installation shall be installed 
along with Hamner Avenue improvements.  

• No obstruction shall be placed on any existing easement. An approval document from easement holders shall be required for any 
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General Information 
easement encroachment. 

• Written permission shall be obtained from the affected property owners allowing the proposed grading and/or facilities to be 
installed outside of the project boundaries.  

• Project runoff shall be directed to a safe point of discharge. Any additional easement that may be necessary to accomplish such 
shall be obtained prior to issuance of grading permit. The applicant shall submit a Final Water Quality Management Plan 
(WQMP) in conformance with the requirements of the Santa Ana Regional Water Quality Control Board. All stormwater quality 
treatment devices shall be located outside of the ultimate public right-of-way. The applicant shall design the stormwater quality 
treatment devices to accommodate all project runoff, ensuring post-construction flow rate, volumes, velocity, and duration do not 
exceed pre-construction levels, in accordance with City of Eastvale’s Hydrology Manual, Stormwater Quality Best Management 
Practice Design Handbook, Improvement Standards, and to the satisfaction of the City Engineer. These best management 
practices shall be consistent with the Final WQMP and installed to the satisfaction of the City Engineer. 

• All connection to flood control facilities shall be reviewed by the Riverside County Flood Control District and shall be submitted 
through the City of Eastvale, unless otherwise directed by the City Engineer. 

• Prior to the issuance of a certificate of occupancy, the applicant shall pay the appropriate storm drain impact mitigation fee to the 
Riverside County Flood Control and Water Conservation District. 

• The applicant shall prepare and submit to the City for review and approval all required development plans including but not 
limited to Grading (Rough and/or Precise), Street Improvement, Street Light, Storm Drain, and Traffic Signal. All applicable 
processing and review fees and/or deposits shall be submitted with the first plan submittal. 

• No grading shall be performed without prior issuance of a grading permit by the City.  

• All grading shall conform to the California Building Code and to all other relevant laws, rules, and regulations governing grading 
in the City of Eastvale. Prior to commencing any grading which includes 50 or more cubic yards, the developer shall obtain a 
grading permit from the Public Works/Engineering Department. 

• All necessary measures to control dust shall be implemented by the applicant during grading to the satisfaction of the City 
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General Information 
Engineer.  

• Graded slopes shall be limited to a maximum steepness ratio of 2:1 (horizontal to vertical) unless otherwise approved by the City 
Engineer.  

• Grading in excess of 199 cubic yards will require performance security to be posted with the City.  

• Erosion control-landscape plans, required for manufactured slopes greater than 3 feet in vertical height, are to be signed by a 
registered landscape architect and bonded. Planting shall occur within 30 days of meeting final grades to minimize erosion and to 
ensure slope coverage prior to the rainy season. The developer shall plant and irrigate all manufactured slopes steeper than a 4:1 
(horizontal to vertical) ratio and 3 feet or greater in vertical height with grass or ground cover; slopes 15 feet or greater in vertical 
height shall be planted with additional shrubs or trees or as approved by the City Engineer. 

• The applicant’s contractor is required to submit for a haul route permit for the hauling of material to and from the project site. 
Said permit will include limitations of haul hours, number of loads per day, and the posting of traffic control personnel at all 
approved entrances/exits onto public roads. This permit shall be in place prior to the issuance of the grading permit and the 
mobilization of equipment on the project site. 
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Figure 5.11-1 of the EIR 
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Table 5.11-M of the EIR 

 



 

ATTACHMENT 2 

RESOLUTION AND CONDITIONS OF APPROVAL 

FOR TPM NO. 36953 

  

 



RESOLUTION NO. 15-_____ 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
EASTVALE, CALIFORNIA, APPROVING A TENTATIVE PARCEL MAP 
(TPM NO. 36953) FOR THE SUBDIVISION OF A 24.1-ACRE SITE INTO SIX 
BUSINESS PARK LOTS RANGING IN SIZE FROM 1.4 ACRES TO 5.6 
ACRES AND TWO DETENTION BASIN LOTS AT THE REAL PROPERTIES 
NORTH OF BELLEGRAVE AVENUE, SOUTH OF CANTU-GALLEANO 
RANCH ROAD, EAST OF HAMNER AVENUE, AND WEST OF I-15, 
BORDERED BY THE CITY OF ONTARIO TO THE WEST; ASSESSOR’S 
PARCEL NUMBERS 160-020-006, -023, AND -025.  

WHEREAS, Project No. 15-0551 consisting of an application for a Major Development 
Review for the development of a business park in the Goodman Commerce Center at Eastvale, 
an application for a Tentative Parcel Map (TPM No. 36953) for the subdivision of approximately 
24.1 acres into six business park lots ranging in size from 1.4 acres to 5.6 acres and two 
detention basin lots, and an application for a Tentative Parcel Map (TPM No. 36954) for 
subdivision of the multi-tenant buildings along Hamner Avenue to create 19 condominium units 
and one common lot on Lot 6 of TPM 36953 have been filed by Tarpon Property Ownership 2, 
LLC (Goodman/Birtcher) for the real property located north of Bellegrave Avenue, south of 
Cantu-Galleano Ranch Road, east of Hamner Avenue, and west of I-15, bordered by the City of 
Ontario to the west, Assessor’s Parcel Numbers 160-020-006, -023, and -025; and 

WHEREAS, the proposed Major Development Review and Tentative Parcel Maps are 
considered a “project” as defined by the California Environmental Quality Act (CEQA), Public 
Resources Code Section 21000 et seq.; and  

WHEREAS, on June 11, 2014, the City Council of the City of Eastvale certified an 
Environmental Impact Report (EIR; SCH# 2011111012) via Resolution No. 14-32 for the 
Goodman Commerce Center at Eastvale Specific Plan, which included an analysis for the 
development of a business park; and  

WHEREAS, the Planning Director determined that the project was evaluated under 
CEQA as part of the Goodman Commerce Center Specific Plan EIR (SCH# 2011111012) that 
was certified by the City of Eastvale and no further CEQA evaluation is required; and  

WHEREAS, in accordance with state law, on July 26, 2015, the City of Eastvale 
Planning Department published a legal notice in compliance with state law concerning Project 
No. 15-0551 in the Press Enterprise, a local newspaper of general circulation, regarding the 
Planning Commission meeting of August 5, 2015. In addition, on July 23, 2015, a public hearing 
notice was mailed to each property owner and commercial tenant within a 600-foot radius of the 
project site, indicating the date and time of the public hearing at the Planning Commission 
meeting for Project No. 15-0551; and  

WHEREAS, on August 5, 2015, the City of Eastvale Planning Commission conducted a 
duly noticed public hearing concerning Project No. 15-0551, and at which time the Commission 
considered proposed Project No. 15-0551 consisting of Major Development Review, Tentative 
Parcel Map No. 36953, and Tentative Parcel Map 36954.   

  



NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF 
EASTVALE, DOES HEREBY RESOLVE, DECLARE, DETERMINE, AND ORDER AS 
FOLLOWS: 

SECTION 1. ENVIRONMENTAL FINDINGS  

The proposed project is subject to CEQA. 

Finding 1: The project was evaluated under CEQA as part of the Goodman Commerce Center 
Specific Plan EIR (SCH# 2011111012) that was certified by the City of Eastvale City Council.  

Evidence: On August 5, 2015, the Planning Commission of the City of Eastvale conducted a 
duly noticed public hearing, at which time it received public testimony concerning Project No. 
15-0551, and determined that the business park use of this property was fully evaluated in the 
EIR (SCH# 2011111012) certified by the City Council via Resolution No. 14-32 on June 11, 
2014. The environmental analysis in the EIR remains valid for the proposed business park uses. 
Therefore, no additional environmental analysis is necessary. A Notice of Determination will be 
filed for this project.  

SECTION 2. FINDINGS FOR TENTATIVE PARCEL MAP NO. 36953 

Finding 1: The proposed Tentative Parcel Map is consistent with the City’s General Plan and any 
applicable specific plan as specified in Government Code Section 65451. 

Evidence: Proposed Tentative Parcel Map 35953 is a proposal for the subdivision of 24.1 acres 
in the Goodman Commerce Center to create six business park lots ranging from 1.4 acres to 5.6 
acres and two detention basin lots. The proposed subdivision is consistent with the General Plan 
and Specific Plan.  

Finding 2: The design or improvement of the proposed subdivision is consistent with the City’s 
General Plan and any applicable specific plan. 

Evidence: The proposed subdivision has been designed to meet all City standards applicable to 
business park and commercial subdivisions, which are designed to provide satisfactory 
pedestrian and vehicular circulation, including emergency vehicle access and on- and off-site 
public improvements. All streets, utilities, and drainage facilities have been designed and are 
required to be constructed in conformance with City standards.  

Finding 3: The site is physically suitable for the type and proposed density of development. 

Evidence: The proposed Tentative Parcel Map has been designed to comply with the City 
development standards and the design guidelines of the Specific Plan to ensure the project site is 
physically suitable for the appropriate type and density of development.  

Finding 4: The design of the subdivision or proposed improvements is not likely to cause 
significant environmental damage or substantially and unavoidably injure fish or wildlife or their 
habitat. 

  



Evidence: The Goodman Commerce Center at Eastvale business park was fully evaluated in an 
environmental impact report (EIR) (SCH# 2011111012) certified by the City Council via 
Resolution No. 14-32 on June 11, 2014.  Mitigation measures were imposed to ensure that the 
proposed improvements will not cause significant environmental damage or substantially and 
unavoidably injure fish or wildlife or their habitat. 

Finding 5: The design of the subdivision or type of improvements is not likely to cause serious 
public health problems. 

Evidence: The design of the subdivision is in conformance with the City’s General Plan, Specific 
Plan, Zoning Code, and Subdivision Ordinance. All improvements on the site are conditioned to 
comply with all applicable City of Eastvale ordinances, codes, and standards, including the 
California Uniform Building Code and the City’s ordinances relating to stormwater runoff 
management and controls.  

Finding 6: The design of the subdivision or the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of property within the 
proposed subdivision. 

Evidence: The design of the subdivision will not conflict with any existing public easements for 
access through or use of the property because the parcel map provides public roadway rights-of-
way and appropriate reciprocal parking and access easement for the overall development to 
ensure appropriate access is provided and maintained.  

SECTION 2. MULTIPLE SPECIES HABITAT CONSERVATION PLAN 
(MSHCP) 

The project is found to be consistent with the MSHCP. The project is located outside of any 
MSHCP criteria area, and mitigation is provided through payment of the MSHCP Mitigation 
Fee.  

SECTION 3. RECORD OF PROCEEDING 

The documents and other materials that constitute the record of the proceedings upon which the 
City Council’s decision is based, which include but are not limited to the staff reports as well as 
all materials that support the staff reports for the proposed project, are located in the City Clerk’s 
office of the City of Eastvale at 12363 Limonite Avenue, Suite 910, Eastvale, CA 91752. The 
custodian of these documents is the City Clerk of the City of Eastvale. 

SECTION 4. DETERMINATION 

Based upon the findings outlined in Sections 1 through 3 above, the City Council of the City of 
Eastvale hereby approves Tentative Parcel Map No. 36953 of Project No. 15-0551, subject to the 
conditions of approval attached hereto as Exhibit A.  

  

  



PASSED, APPROVED AND ADOPTED this 5th day of August, 2015.  

 
 
 ________________________________ 
 Daryl Charlson, Chair 
  
 
APPROVED AS TO FORM:    ATTEST: 
 
 
____________________________               ________________________________ 
John E. Cavanaugh, City Attorney   Marc Donohue, Secretary   
 
 
STATE OF CALIFORNIA ) 
COUNTY OF RIVERSIDE ) §  
CITY OF EASTVALE ) 
 
I, Marc Donohue, Secretary of the Planning Commission of the City of Eastvale, California, do 
hereby certify that the foregoing Planning Commission Resolution, No. 15-____, was duly 
adopted by the Planning Commission of the City of Eastvale, California, at a regular meeting 
thereof held on the 5th day of August, 2015, by the following vote, to wit: 
 
AYES:   
 
NOES:  
 
ABSENT:  
 
ABSTAIN:   
 
       ___________________________________  

Marc Donohue, Secretary 
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CONDITIONS OF APPROVAL 

Planning Application Number and Description: Project No. 15-0551 – TPM No. 36953 for the subdivision of approximately 24 

acres into six business park lots ranging in size from 1.43 acres to 5.61 acres and two detention basin lots at the Goodman Commerce 
Center at Eastvale.  

Assessor's Parcel Number: 160-020-006, -023, and -025 

Planning Commission Approval Date: _______________, 2015 

Conditions of Approval 
Timing/ 

Implementation 

Enforcement/ 

Monitoring 

Verification 

(Date and 

Signature) 

General Conditions/Requirements 

1.  The applicant shall review and sign below verifying the “Acceptance of 

the Conditions of Approval” and return the signed page to the Eastvale 

Planning Department. Project approval is not final until a signed copy of 

these conditions is filed with the City. 

 

Applicant Signature     Date 

August 20, 2015 Planning 

Department 

 

2.  The applicant shall indemnify, protect, defend, and hold harmless the 

City, and/or any of its officials, officers, employees, agents, 

departments, agencies, and instrumentalities thereof, from any and all 

claims, demands, law suits, writs of mandamus, and other actions and 

proceedings (whether legal, equitable, declaratory, administrative or 

adjudicatory in nature), and alternative dispute resolutions procedures 

(including but not limited to arbitrations, mediations, and other such 

procedures) (collectively “Actions”), brought against the City, and/or 

any of its officials, officers, employees, agents, departments, agencies, 

and instrumentalities thereof, that challenge, attack, or seek to modify, 

set aside, void, or annul, any action of, or any permit or approval issued 

by, the City and/or any of its officials, officers, employees, agents, 

departments, agencies, and instrumentalities thereof (including actions 

Ongoing Planning 

Department 
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approved by the voters of the City), for or concerning the project, 

whether such Actions are brought under the California Environmental 

Quality Act, the Planning and Zoning Law, the Subdivisions Map Act, 

Code of Civil Procedure Section 1085 or 1094.5, or any other state, 

federal, or local statute, law, ordinance, rule, regulation, or any decision 

of a court of competent jurisdiction. It is expressly agreed that the City 

shall have the right to approve, which approval will not be unreasonably 

withheld, the legal counsel providing the City’s defense, and that 

applicant shall reimburse City for any costs and expenses directly and 

necessarily incurred by the City in the course of the defense. City shall 

promptly notify the applicant of any Action brought and City shall 

cooperate with applicant in the defense of the Action. 

3.  Any approval shall not be final until and unless the applicant’s deposit 

account is (1) paid in full to cover all expenditures up to and including 

the final public hearing and (2) an additional deposit of $10,000 is made 

as an initial payment to cover staff time for follow-up, monitoring, and 

other post-approval work by staff. The City reserves the right to request 

additional deposits to cover post-approval staff work and to halt work if 

the deposit account is exhausted. Make check payable to the City of 

Eastvale and include Project No. 15-0551 on the check.  

Ongoing Planning 

Department 

 

4.  All conditions of approval and mitigation measures for the underlying 

project (Project No. 11-0271) shall be complied with prior to issuance 

of grading permit, building permit, and certificate of occupancy unless 

the condition(s) has been satisfied, the condition(s) is the responsibility 

of another party,  or the condition(s) is determined not applicable by the 

Planning Director, Public Works Director, and/or Building Official.  

Ongoing Planning, Public 

Works, Building  
Departments 

 

Prior to Final Map Approval 

5.  The applicant shall provide a copy of a reciprocal access and parking 

agreement for review and approval by the City Engineer.  

Prior to Final 

Map Approval 

Public Works 

Department 

 

6.  The applicant shall provide documentation showing the responsible 

entity for on-going site maintenance such as landscaping, parking, and 

Prior to Final Public Works 

and Planning 
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all other on-site facilities to the satisfaction of the City Engineering and 

Planning Director.    

Map Approval Departments 

7.  Various blanket and specific transportation and/or water easements that 

are no longer in use are to be quit claimed/abandoned on the final map. 

Prior to Final 

Map Approval 

Public Works 

Department 

 

8.  The developer shall annex the development into all applicable 

Community Service Areas and Landscaping Maintenance Districts for 

landscaping, lighting, drainage, and maintenance to the satisfaction of 

the City Engineer or otherwise form a district where one is not currently 
in place.  

Prior to Final 

Map Approval 

Public Works 

Department 

 

9.  Per conditions of approval for the underlying project (Project No. 11-

0271), show on the final map, as applicable, the dedication of the rights-

of-way for, and design of Hamner Avenue, Cantu-Galleano Ranch 

Road, Bellegrave Avenue, and Goodman Way (NS) and Goodman Way 

(EW), as listed below, in accordance with the City of Eastvale Road 

Improvement Standards & Specification, Improvement Plan Check 

Policies and Guidelines, to the satisfaction of the City Engineer, and in 

coordination with adjacent agencies as applicable. 

a. Dedicate Cantu-Galleano Ranch Road 85 feet south of the 

centerline from Hamner Avenue to Interstate 15, except when 

additional width is required at street intersection(s) and/or 

freeway on-ramps which shall be as depicted in the traffic study, 

Specific Plan (SP), and Tentative Parcel Map (TPM).  

b. Dedicate Hamner Avenue 72 feet east of the centerline from 

Cantu-Galleano Ranch Road to Bellegrave Avenue, except when 

additional width is required at street and/or driveway 

intersection(s) which shall be as depicted in the traffic study, SP, 

and TPM.  

c. Dedicate Bellegrave Avenue to provide a full right-of-way width 

of 116 feet from Hamner Avenue to Interstate 15, except when 

additional width is required at street and/or driveway 

Prior to Final 

Map Approval 

Public Works 

Department 
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intersection(s) which shall be as depicted in the traffic study, SP, 

and TPM. 

d. Dedicate Goodman Way (NS) 85 feet wide except when 

additional width is required per the traffic study, SP, or TPM.  

e. Dedicate Goodman Way (EW) 70 feet wide, except when 

additional width is required at street and/or driveway 

intersection(s) which shall be as depicted in the traffic study, SP, 

or TPM. 

f. Dedicate necessary right-of-way for the installation of traffic 

signals as required by the traffic study, SP, or TPM. 

10.  Per conditions of approval for the underlying project (Project No. 11-

0271), the developer, as applicable, shall guarantee by posting 

security(ies) for the construction of Hamner Avenue, Cantu-Galleano 

Ranch Road, Bellegrave Avenue, Goodman Way (NS), and Goodman 

Way (EW), and other public improvements, as required to the 
satisfaction of the City Engineer.  

Prior to Final 

Map Approval 

Public Works 

Department 

 

11.  Per conditions of approval for the underlying project (Project No. 11-

0271), the developer, as applicable, shall guarantee by posting 

security(ies) for the construction of public facilities under the City of 

Eastvale and/or other service agencies’ jurisdictions, including but not 

limited to storm drain facilities up to 36 inches in diameter and sewer, 

water, and flood control facilities to the satisfaction of each respective 

agency and the City Engineer.  

Prior to Final 

Map Approval 

Public Works 

Department 

 

12.  The developer shall enter into a Subdivision Improvement Agreement 

with the City to include all public improvements the developer is 
conditioned to construct as part of this approval. 

Prior to Final 

Map Approval 

Public Works 

Department 

 

13.  The developer shall enter into a Roadway Improvement Maintenance 

Agreement with the City to include all of Goodman Way (NS) and 

Goodman Way (EW).  

Prior to Final 

Map Approval 

Public Works 

Department 
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14.  The developer, as applicable, shall record and identify on Final Map 

appropriate easement(s) and agreement(s) for the construction and 

maintenance of water quality basin(s) to meet the Storm Water 
Permit/Water Quality Management Plan requirements. 

Prior to Final 

Map Approval 

Public Works 

Department 

 

15.  The developer shall submit to the City for review and approval the 

annexation to the underlying project’s (Project No. 11-0271) Covenants, 

Conditions and Restrictions (CC&Rs) and a Property Owners 

Association document to maintain and operate common areas and/or 

facilities including but not limited to water quality basins. 

Prior to Final 

Map Approval 

Public Works 

Department 

 

16.  Per conditions of approval for the underlying project (Project No. 11-

0271), the developer, as applicable, shall provide to the City’s and the 

Jurupa Area Recreational and Park District’s (JARPD) satisfaction 

documentation for providing adequate funding for the cost of the 

construction and acquisition of public park improvements as required by 

the City and the JARPD and for the ongoing maintenance in perpetuity 

of parks, parkways, and open space areas, including street trees, trails, 

entry monumentation, landscaping, and appurtenances. This condition 

may be satisfied through the formation of or annexation to a community 

facilities district or other forms of financing acceptable to the City and 
the JARPD.   

Prior to Final 

Map Approval 

Public Works 

Department 

 

17.  Show on the final map dedication of the full rights-of-way for Goodman 

Way (NS) and Goodman Way (EW), including the bike and pedestrian 

sidewalk, along the entire west side of the street. The developer will 

make every reasonable effort to work with the property owner for the 

parcel that is not a part (NAP) of the development proposal to dedicate 
the full rights-of-way adjacent to the NAP. 

Prior to Final 

Map Approval 

Planning and 

Public Works 

Departments 
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General Information 

The following items are noted for the applicant’s information. These items are generally required for all projects by City ordinances, 

other local agencies, and state or federal agencies. PLEASE NOTE: This list is not comprehensive. The project is subject to all 

applicable standards, fees, policies, rules, and regulations for Eastvale and other agencies, including but not limited to the Jurupa 

Community Services District, Jurupa Area Recreation and Parks District, Riverside County Flood Control District, and state and 

federal agencies. 

“Developer” and “applicant” are used interchangeably, below. 

 In compliance with Section 15075 of the CEQA Guidelines, a Notice of Determination (NOD) must be filed with the Riverside 

County Clerk within five (5) County working days of certification of the EIR in order for the NOD to commence the 30-day 

statute of limitations on the EIR. The City must include the required California Department of Fish and Wildlife (Code Section 

711.4.d.3) fee and the Riverside County Clerk administrative fee. The applicant shall submit to the Planning Department a check 

or money order made payable to “Riverside County Clerk” in the amount of $50.00 within one (1) City working day after project 

approval. Failure to pay the required fees will result in the project being deemed null and void (California Fish and Game Code 

Section 711.4(c)). The fee is broken down as follows: 

a. Riverside County Clerk administrative fee of $50.00. 

 The TPM is subject to mitigation measures included in the Goodman Commerce Center at Eastvale EIR (SCH# 2011111012). 

 The applicant shall design and construct all improvements in accordance the City of Eastvale Road Improvement Standards & 

Specification, Improvement Plan Check Policies and Guidelines, as further conditioned herein and to the satisfaction of the City 

Engineer. 

 Prior to the issuance of certificate of occupancy, the development shall be annexed into all applicable Community Service Areas 

and Landscaping Maintenance Districts for lighting, drainage, and maintenance to the satisfaction of the City Engineer or 

otherwise form a district where one is not currently in place.  

 The applicant shall comply with all provisions and procedures of the Eastvale Building Department related to the plan check 

review process. (Please contact the Building Department at (951) 703-4450.)  

 Transportation Uniform Mitigation Fees (TUMF) and any development impact fees that are in effect at the time shall be paid 
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General Information 

prior to the issuance of certificate of occupancy, or as otherwise allowed per ordinance. 

 The applicant shall coordinate the traffic signal installation at the intersection of Hamner Avenue and Ontario Ranch Road 

(previously Eucalyptus Avenue) with the City of Ontario. All underground conduits needed for such installation shall be installed 

along with Hamner Avenue improvements. 

 No obstruction shall be placed on any existing easement. An approval document from easement holders shall be required for any 

easement encroachment. 

 Written permission shall be obtained from the affected property owners allowing the proposed grading and/or facilities to be 

installed outside of the project boundaries.  

 Project runoff shall be directed to a safe point of discharge. Any additional easement that may be necessary to accomplish such 

shall be obtained prior to issuance of grading permit. The applicant shall submit a Final Water Quality Management Plan 

(WQMP) in conformance with the requirements of the Santa Ana Regional Water Quality Control Board. All stormwater quality 

treatment devices shall be located outside of the ultimate public right-of-way. The applicant shall design the stormwater quality 

treatment devices to accommodate all project runoff, ensuring that post-construction flow rate, volumes, velocity, and duration 

do not exceed pre-construction levels, in accordance with City of Eastvale’s Hydrology Manual, Stormwater Quality Best 

Management Practice Design Handbook, Improvement Standards, and to the satisfaction of the City Engineer. These best 

management practices shall be consistent with the Final WQMP and installed to the satisfaction of the City Engineer. 

 All connection to flood control facilities shall be reviewed by the Riverside County Flood Control District and shall be submitted 

through the City of Eastvale, unless otherwise directed by the City Engineer. 

 Prior to the issuance of certificate of occupancy, the applicant shall pay the appropriate storm drain impact mitigation fee for the 

Riverside County Flood Control and Water Conservation District. 

 The applicant shall prepare and submit to the City for review and approval all required development plans including but not 

limited to Grading (Rough and/or Precise), Street Improvement, Street Light, Storm Drain, and Traffic Signal. All applicable 

processing and review fees and/or deposits shall be submitted with the first plan submittal. 
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General Information 

 No grading shall be performed without prior issuance of a grading permit by the City.  

 All grading shall conform to the California Building Code and to all other relevant laws, rules, and regulations governing grading 

in the City of Eastvale. Prior to commencing any grading which includes 50 or more cubic yards, the developer shall obtain a 

grading permit from the Public Works/Engineering Department. 

 All necessary measures to control dust shall be implemented by the applicant during grading to the satisfaction of the City 

Engineer.  

 Graded slopes shall be limited to a maximum steepness ratio of 2:1 (horizontal to vertical) unless otherwise approved by the City 

Engineer.  

 Grading in excess of 199 cubic yards will require performance security to be posted with the City.  

 Erosion control-landscape plans, required for manufactured slopes greater than 3 feet in vertical height, are to be signed by a 

registered landscape architect and bonded. Planting shall occur within 30 days of meeting final grades to minimize erosion and to 

ensure slope coverage prior to the rainy season. The developer shall plant and irrigate all manufactured slopes steeper than a 4:1 

(horizontal to vertical) ratio and 3 feet or greater in vertical height with grass or ground cover; slopes 15 feet or greater in vertical 

height shall be planted with additional shrubs or trees or as approved by the City Engineer. 

 The applicant’s contractor is required to submit for a haul route permit for the hauling of material to and from the project site. 

Said permit will include limitations of haul hours, number of loads per day, and the posting of traffic control personnel at all 

approved entrances/exits onto public roads. This permit shall be in place prior to the issuance of the grading permit and the 

mobilization of equipment on the project site. 

 



 

ATTACHMENT 3 

RESOLUTION AND CONDITIONS OF APPROVAL 

FOR TPM NO. 36954 

  

 



RESOLUTION NO. 15-_____ 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
EASTVALE, CALIFORNIA, APPROVING A TENTATIVE PARCEL MAP 
(TPM NO. 36954) FOR THE SUBDIVISION OF LOT 6 OF TPM NO. 36953, 
THE LOT CONTAINING THE MULTI-TENANT BUILDINGS ALONG 
HAMNER AVENUE OF THE BUSINESS PARK, TO CREATE 19 
CONDOMINIUM UNITS AND ONE COMMON LOT IN THE GOODMAN 
COMMERCE CENTER AT EASTVALE OF THE REAL PROPERTIES 
NORTH OF BELLEGRAVE AVENUE, SOUTH OF CANTU-GALLEANO 
RANCH ROAD, EAST OF HAMNER AVENUE, AND WEST OF I-15, 
BORDERED BY THE CITY OF ONTARIO TO THE WEST; ASSESSOR’S 
PARCEL NUMBERS 160-020-006, -023, AND -025.  

WHEREAS, Project No. 15-0551 consisting of an application for a Major Development 
Review for the development of a business park in the Goodman Commerce Center at Eastvale, 
an application for a Tentative Parcel Map (TPM No. 36953) for the subdivision of approximately 
24.1 acres into six business park lots ranging in size from 1.4 acres to 5.6 acres and two 
detention basin lots, and an application for a Tentative Parcel Map (TPM No. 36954) for 
subdivision of the multi-tenant buildings along Hamner Avenue to create 19 condominium units 
and one common lot on Lot 6 of TPM 36953 have been filed by Tarpon Property Ownership 2, 
LLC (Goodman/Birtcher) for the real property located north of Bellegrave Avenue, south of 
Cantu-Galleano Ranch Road, east of Hamner Avenue, and west of I-15, bordered by the City of 
Ontario to the west, Assessor’s Parcel Numbers 160-020-006, -023, and -025; and 

WHEREAS, the proposed Major Development Review and Tentative Parcel Maps are 
considered a “project” as defined by the California Environmental Quality Act (CEQA), Public 
Resources Code Section 21000 et seq.; and  

WHEREAS, on June 11, 2014, the City Council of the City of Eastvale certified an 
Environmental Impact Report (EIR; SCH# 2011111012) via Resolution No. 14-32 for the 
Goodman Commerce Center at Eastvale Specific Plan, which included an analysis for the 
development of a business park; and  

WHEREAS, the Planning Director determined that the project was evaluated under 
CEQA as part of the Goodman Commerce Center Specific Plan EIR (SCH# 2011111012) that was 
certified by the City of Eastvale and no further CEQA evaluation is required; and  

WHEREAS, in accordance with state law, on July 26, 2015, the City of Eastvale 
Planning Department published a legal notice in compliance with state law concerning Project 
No. 15-0551 in the Press Enterprise, a local newspaper of general circulation, regarding the 
Planning Commission meeting of August 5, 2015. In addition, on July 23, 2015, a public hearing 
notice was mailed to each property owner and commercial tenant within a 600-foot radius of the 
project site, indicating the date and time of the public hearing at the Planning Commission 
meeting for Project No. 15-0551; and  

  

  



WHEREAS, on August 5, 2015, the City of Eastvale Planning Commission conducted a 
duly noticed public hearing concerning Project No. 15-0551, and at which time the Commission 
considered proposed Project No. 15-0551 consisting of Major Development Review, Tentative 
Parcel Map No. 36953, and Tentative Parcel Map No. 36954.   

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF 
EASTVALE, DOES HEREBY RESOLVE, DECLARE, DETERMINE, AND ORDER AS 
FOLLOWS: 

SECTION 1.  ENVIRONMENTAL FINDINGS  

The proposed project is subject to CEQA. 

Finding 1: The project was evaluated under CEQA as part of the Goodman Commerce Center 
Specific Plan EIR (SCH# 2011111012) that was certified by the City of Eastvale City Council.  

Evidence: On August 5, 2015, the Planning Commission of the City of Eastvale conducted a 
duly noticed public hearing, at which time it received public testimony concerning Project No. 
15-0551, and determined that the business park use of this property was fully evaluated in the 
EIR (SCH# 2011111012) certified by City Council via Resolution No. 14-32 on June 11, 2014. 
The environmental analysis in the EIR remains valid for the proposed business park uses. 
Therefore, no additional environmental analysis is necessary. A Notice of Determination will be 
filed for this project.  

SECTION 2.  FINDINGS FOR TENTATIVE PARCEL MAP NO. 36954 

Finding 1: The proposed Tentative Parcel Map is consistent with the City’s General Plan and any 
applicable specific plan as specified in Government Code Section 65451. 

Evidence: Proposed Tentative Parcel Map 35954 is a proposal for the subdivision of Lot 6 of 
TPM No. 36953, the lot containing the multi-tenant buildings along Hamner Avenue of the 
business park, to create 19 condominium units and one common lot in the Goodman Commerce 
Center at Eastvale. The proposed subdivision is consistent with the General Plan and Specific 
Plan.  

Finding 2: The design or improvement of the proposed subdivision is consistent with the City’s 
General Plan and any applicable specific plan. 

Evidence: The proposed subdivision has been designed to meet all City standards applicable to 
business park and commercial subdivisions, which are designed to provide satisfactory 
pedestrian and vehicular circulation, including emergency vehicle access and on- and off-site 
public improvements. All streets, utilities, and drainage facilities have been designed and are 
required to be constructed in conformance with City standards.  

Finding 3: The site is physically suitable for the type and proposed density of development. 

  



Evidence: The proposed Tentative Parcel Map has been designed to comply with the City 
development standards and the design guidelines of the Specific Plan to ensure the project site is 
physically suitable for the appropriate type and density of development.  

Finding 4: The design of the subdivision or proposed improvements is not likely to cause 
significant environmental damage or substantially and unavoidably injure fish or wildlife or their 
habitat. 

Evidence: The Goodman Commerce Center at Eastvale business park was fully evaluated in an 
environmental impact report (EIR) (SCH# 2011111012) certified by the City Council via 
Resolution No. 14-32 on June 11, 2014.  Mitigation measures were imposed to ensure that the 
proposed improvements will not cause significant environmental damage or substantially and 
unavoidably injure fish or wildlife or their habitat. 

Finding 5: The design of the subdivision or type of improvements is not likely to cause serious 
public health problems. 

Evidence: The design of the subdivision is in conformance with the City’s General Plan, Specific 
Plan, Zoning Code, and Subdivision Ordinance. All improvements on the site are conditioned to 
comply with all applicable City of Eastvale ordinances, codes, and standards, including the 
California Uniform Building Code and the City’s ordinances relating to stormwater runoff 
management and controls.  

Finding 6: The design of the subdivision or the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of property within the 
proposed subdivision. 

Evidence: The design of the subdivision will not conflict with any existing public easements for 
access through or use of the property because the parcel map provides public roadway rights-of-
way and appropriate reciprocal parking and access easement for the overall development to 
ensure appropriate access is provided and maintained.  

SECTION 2.  MULTIPLE SPECIES HABITAT CONSERVATION PLAN 
(MSHCP) 

The project is found to be consistent with the MSHCP. The project is located outside of any 
MSHCP criteria area, and mitigation is provided through payment of the MSHCP Mitigation 
Fee.  

SECTION 3.  RECORD OF PROCEEDING 

The documents and other materials that constitute the record of the proceedings upon which the 
City Council’s decision is based, which include but are not limited to the staff reports as well as 
all materials that support the staff reports for the proposed project, are located in the City Clerk’s 
office of the City of Eastvale at 12363 Limonite Avenue, Suite 910, Eastvale, CA 91752. The 
custodian of these documents is the City Clerk of the City of Eastvale. 

  

  



SECTION 4. DETERMINATION 

Based upon the findings outlined in Sections 1 through 3 above, the City Council of the City of 
Eastvale hereby approves Tentative Parcel Map No. 36954 of Project No. 15-0551, subject to the 
conditions of approval attached hereto as Exhibit A.  

PASSED, APPROVED AND ADOPTED this 5th day of August, 2015.  
 
 
 
 ________________________________ 
 Daryl Charlson, Chair 
  
 
APPROVED AS TO FORM:    ATTEST: 
 
 
____________________________               ________________________________ 
John E. Cavanaugh, City Attorney   Marc Donohue, Secretary   
 
 
STATE OF CALIFORNIA ) 
COUNTY OF RIVERSIDE ) §  
CITY OF EASTVALE ) 
 
I, Marc Donohue, Secretary of the Planning Commission of the City of Eastvale, California, do 
hereby certify that the foregoing Planning Commission Resolution, No. 15-____, was duly 
adopted by the Planning Commission of the City of Eastvale, California, at a regular meeting 
thereof held on the 5th day of August, 2015, by the following vote, to wit: 
 
AYES:   
 
NOES:  
 
ABSENT:  
 
ABSTAIN:   
 
       ___________________________________  

Marc Donohue, Secretary 
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CONDITIONS OF APPROVAL 

Planning Application Number and Description: Project No. 15-0551 – TPM No. 36954 for condominium purposes to create 19 
condominium units and one common lot within Lot 6 of TPM 36953, located along Hamner Avenue, in the Goodman Commerce 
Center at Eastvale. 

Assessor's Parcel Number: 160-020-006, -023, and -025 

Planning Commission Approval Date: _______________, 2015 

Conditions of Approval 
Timing/ 

Implementation 
Enforcement/ 
Monitoring 

Verification 
(Date and 
Signature) 

General Conditions/Requirements 

1.  The applicant shall review and sign below verifying the “Acceptance of 
the Conditions of Approval” and return the signed page to the Eastvale 
Planning Department. Project approval is not final until a signed copy of 
these conditions is filed with the City. 
 
Applicant Signature     Date 

 Planning 
Department 

 

2.  The applicant shall indemnify, protect, defend, and hold harmless the 
City, and/or any of its officials, officers, employees, agents, 
departments, agencies, and instrumentalities thereof, from any and all 
claims, demands, law suits, writs of mandamus, and other actions and 
proceedings (whether legal, equitable, declaratory, administrative or 
adjudicatory in nature), and alternative dispute resolutions procedures 
(including but not limited to arbitrations, mediations, and other such 
procedures) (collectively “Actions”), brought against the City, and/or 
any of its officials, officers, employees, agents, departments, agencies, 
and instrumentalities thereof, that challenge, attack, or seek to modify, 
set aside, void, or annul, any action of, or any permit or approval issued 
by, the City and/or any of its officials, officers, employees, agents, 
departments, agencies, and instrumentalities thereof (including actions 

Ongoing Planning 
Department 
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approved by the voters of the City), for or concerning the project, 
whether such Actions are brought under the California Environmental 
Quality Act, the Planning and Zoning Law, the Subdivisions Map Act, 
Code of Civil Procedure Section 1085 or 1094.5, or any other state, 
federal, or local statute, law, ordinance, rule, regulation, or any decision 
of a court of competent jurisdiction. It is expressly agreed that the City 
shall have the right to approve, which approval will not be unreasonably 
withheld, the legal counsel providing the City’s defense, and that 
applicant shall reimburse City for any costs and expenses directly and 
necessarily incurred by the City in the course of the defense. City shall 
promptly notify the applicant of any Action brought and City shall 
cooperate with applicant in the defense of the Action. 

3.  Any approval shall not be final until and unless the applicant’s deposit 
account is (1) paid in full to cover all expenditures up to and including 
the final public hearing and (2) an additional deposit of $10,000 is made 
as an initial payment to cover staff time for follow-up, monitoring, and 
other post-approval work by staff. The City reserves the right to request 
additional deposits to cover post-approval staff work and to halt work if 
the deposit account is exhausted. Make check payable to the City of 
Eastvale and include Project No. 15-0551 on the check.  

Ongoing Planning 
Department 

 

Prior to Final Map Approval 

4.  Prior to final map approval, the applicant shall provide a copy of a 
reciprocal access and parking agreement for review and approval by the 
City Engineer.  

Prior to Final 
Map Approval 

Public Works 
Department 

 

5.  Prior to final map approval, the applicant shall provide documentation 
showing the responsible entity for on-going maintenance of each 
building, landscaping, parking, and all other on-site facilities to the 
satisfaction of the City Engineering and Planning Director.    

Prior to Final 
Map Approval 

Public Works 
and Planning 
Departments 

 

6.  Various blanket and specific transportation and/or water easements that 
are no longer in use shall be quit claimed/abandoned on the final map. 

Prior to Final 
Map Approval 

Public Works 
Department 
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7.  The developer shall annex the development into all applicable 
Community Service Areas and Landscaping Maintenance Districts for 
landscaping, lighting, drainage, and maintenance, as established by the 
underlying project (Project No. 11-0271) and to the satisfaction of the 
City Engineer or otherwise form a district where one is not currently in 
place.  

Prior to Final 
Map Approval 

Public Works 
Department 

 

8.  Per conditions of approval for the underlying project (Project No. 11-
0271), show on the final map, as applicable, the dedication of the rights-
of-way for, and design of Hamner Avenue, Cantu-Galleano Ranch 
Road, Bellegrave Avenue, and Goodman Way (NS) and Goodman Way 
(EW), as listed below, in accordance with the City of Eastvale Road 
Improvement Standards & Specification, Improvement Plan Check 
Policies and Guidelines, to the satisfaction of the City Engineer, and in 
coordination with adjacent agencies as applicable. 

a. Dedicate Cantu-Galleano Ranch Road 85 feet south of the 
centerline from Hamner Avenue to Interstate 15, except when 
additional width is required at street intersection(s) and/or 
freeway on-ramps which shall be as depicted in the traffic study, 
Specific Plan (SP), and Tentative Parcel Map (TPM).  

b. Dedicate Hamner Avenue 72 feet east of the centerline from 
Cantu-Galleano Ranch Road to Bellegrave Avenue, except when 
additional width is required at street and/or driveway 
intersection(s) which shall be as depicted in the traffic study, SP, 
and TPM.  

c. Dedicate Bellegrave Avenue to provide a full right-of-way width 
of 116 feet from Hamner Avenue to Interstate 15, except when 
additional width is required at street and/or driveway 
intersection(s) which shall be as depicted in the traffic study, SP, 
and TPM. 

d. Dedicate Goodman Way (NS) 85 feet wide except when 

Prior to Final 
Map Approval 

Public Works 
Department 
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additional width is required per the traffic study, SP, or TPM.  

e. Dedicate Goodman Way (EW) 70 feet wide, except when 
additional width is required at street and/or driveway 
intersection(s) which shall be as depicted in the traffic study, SP, 
or TPM. 

f. Dedicate necessary right-of-way for the installation of traffic 
signals as required by the traffic study, SP, or TPM. 

9.  Per conditions of approval for the underlying project (Project No. 11-
0271), the developer, as applicable, shall guarantee by posting 
security(ies) for the construction of Hamner Avenue, Cantu-Galleano 
Ranch Road, Bellegrave Avenue, Goodman Way (NS), and Goodman 
Way (EW), and other public improvements, as required to the 
satisfaction of the City Engineer.  

Prior to Final 
Map Approval 

Public Works 
Department 

 

10.  Per conditions of approval for the underlying project (Project No. 11-
0271), the developer, as applicable, shall guarantee by posting 
security(ies) for the construction of public facilities under the City of 
Eastvale and/or other service agencies’ jurisdictions, including but not 
limited to storm drain facilities up to 36 inches in diameter and sewer, 
water, and flood control facilities to the satisfaction of each respective 
agency and the City Engineer.  

Prior to Final 
Map Approval 

Public Works 
Department 

 

11.  The developer shall enter into a Subdivision Improvement Agreement 
with the City to include all public improvements the developer is 
conditioned to construct as part of this approval. 

Prior to Final 
Map Approval 

Public Works 
Department 

 

12.  The developer shall enter into a Roadway Improvement Maintenance 
Agreement with the City to include all of Goodman Way (NS) and 
Goodman Way (EW).  

Prior to Final 
Map Approval 

Public Works 
Department 

 

13.  The developer, as applicable, shall record appropriate easement(s) and 
agreement(s) for the construction and maintenance of water quality 
basin(s) to meet the Storm Water Permit/Water Quality Management 
Plan requirements. 

Prior to Final 
Map Approval 

Public Works 
Department 
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14.  The developer shall submit to the City for review and approval the 
annexation to the underlying project’s (Project No. 11-0271) Covenants, 
Conditions and Restrictions (CC&Rs) and a Property Owners 
Association document to maintain and operate common areas and/or 
facilities including but not limited to water quality basins. 

Prior to Final 
Map Approval 

Public Works 
Department 

 

15.  Per conditions of approval for the underlying project (Project No. 11-
0271), the developer, as applicable, shall provide to the City’s and the 
Jurupa Area Recreational and Park District’s (JARPD) satisfaction 
documentation for providing adequate funding for the cost of the 
construction and acquisition of public park improvements as required by 
the City and the JARPD and for the ongoing maintenance in perpetuity 
of parks, parkways, and open space areas, including street trees, trails, 
entry monumentation, landscaping, and appurtenances. This condition 
may be satisfied through the formation of or annexation to a community 
facilities district or other forms of financing acceptable to the City and 
the JARPD.   

Prior to Final 
Map Approval 

Public Works 
Department 

 

16.  The final map shall show the dedication of the full rights-of-way for 
Goodman Way (NS) and Goodman Way (EW), including the bike and 
pedestrian sidewalk, along the entire west side of the street. The 
developer will make every reasonable effort to work with the property 
owner for the parcel that is not a part (NAP) of the development 
proposal to dedicate the full rights-of-way adjacent to the NAP. 

Prior to Final 
Map Approval 

Planning and 
Public Works 
Departments 
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General Information 

The following items are noted for the applicant’s information. These items are generally required for all projects by City ordinances, 
other local agencies, and state or federal agencies. PLEASE NOTE: This list is not comprehensive. The project is subject to all 
applicable standards, fees, policies, rules, and regulations for Eastvale and other agencies, including but not limited to the Jurupa 
Community Services District, Jurupa Area Recreation and Parks District, Riverside County Flood Control District, and state and 
federal agencies. 

“Developer” and “applicant” are used interchangeably, below. 

• In compliance with Section 15075 of the CEQA Guidelines, a Notice of Determination (NOD) must be filed with the Riverside 
County Clerk within five (5) County working days of certification of the EIR in order for the NOD to commence the 30-day 
statute of limitations on the EIR. The City must include the required California Department of Fish and Wildlife (Code Section 
711.4.d.3) fee and the Riverside County Clerk administrative fee. The applicant shall submit to the Planning Department a check 
or money order made payable to “Riverside County Clerk” in the amount of $50.00 within one (1) City working day after project 
approval. Failure to pay the required fees will result in the project being deemed null and void (California Fish and Game Code 
Section 711.4(c)). The fee is broken down as follows: 

a. Riverside County Clerk administrative fee of $50.00. 

• The TPM is subject to mitigation measures included in the Goodman Commerce Center at Eastvale EIR (SCH# 2011111012). 

• The applicant shall design and construct all improvements in accordance the City of Eastvale Road Improvement Standards & 
Specification, Improvement Plan Check Policies and Guidelines, as further conditioned herein and to the satisfaction of the City 
Engineer. 

• Prior to the issuance of certificate of occupancy, the development shall be annexed into all applicable Community Service Areas 
and Landscaping Maintenance Districts for lighting, drainage, and maintenance to the satisfaction of the City Engineer or 
otherwise form a district where one is not currently in place.  

• The applicant shall comply with all provisions and procedures of the Eastvale Building Department related to the plan check 
review process. (Please contact the Building Department at (951) 703-4450.)  

• Transportation Uniform Mitigation Fees (TUMF) and any development impact fees that are in effect at the time shall be paid 
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General Information 

prior to the issuance of certificate of occupancy, or as otherwise allowed per ordinance. 

• The applicant, as applicable, shall coordinate the traffic signal installation at the intersection of Hamner Avenue and Ontario 
Ranch Road (previously Eucalyptus Avenue) with the City of Ontario. All underground conduits needed for such installation 
shall be installed along with Hamner Avenue improvements. 

• No obstruction shall be placed on any existing easement. An approval document from easement holders shall be required for any 
easement encroachment. 

• Written permission shall be obtained from the affected property owners allowing the proposed grading and/or facilities to be 
installed outside of the project boundaries.  

• Project runoff shall be directed to a safe point of discharge. Any additional easement that may be necessary to accomplish such 
shall be obtained prior to issuance of grading permit. The applicant shall submit a Final Water Quality Management Plan 
(WQMP) in conformance with the requirements of the Santa Ana Regional Water Quality Control Board. All stormwater quality 
treatment devices shall be located outside of the ultimate public right-of-way. The applicant shall design the stormwater quality 
treatment devices to accommodate all project runoff, ensuring that post-construction flow rate, volumes, velocity, and duration 
do not exceed pre-construction levels, in accordance with City of Eastvale’s Hydrology Manual, Stormwater Quality Best 
Management Practice Design Handbook, Improvement Standards, and to the satisfaction of the City Engineer. These best 
management practices shall be consistent with the Final WQMP and installed to the satisfaction of the City Engineer. 

• All connection to flood control facilities shall be reviewed by the Riverside County Flood Control District and shall be submitted 
through the City of Eastvale, unless otherwise directed by the City Engineer. 

• Prior to the issuance of certificate of occupancy, the applicant shall pay the appropriate storm drain impact mitigation fee for the 
Riverside County Flood Control and Water Conservation District. 

• The applicant shall prepare and submit to the City for review and approval all required development plans including but not 
limited to Grading (Rough and/or Precise), Street Improvement, Street Light, Storm Drain, and Traffic Signal. All applicable 
processing and review fees and/or deposits shall be submitted with the first plan submittal. 
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General Information 

• No grading shall be performed without prior issuance of a grading permit by the City.  

• All grading shall conform to the California Building Code and to all other relevant laws, rules, and regulations governing grading 
in the City of Eastvale. Prior to commencing any grading which includes 50 or more cubic yards, the developer shall obtain a 
grading permit from the Public Works/Engineering Department. 

• All necessary measures to control dust shall be implemented by the applicant during grading to the satisfaction of the City 
Engineer.  

• Graded slopes shall be limited to a maximum steepness ratio of 2:1 (horizontal to vertical) unless otherwise approved by the City 
Engineer.  

• Grading in excess of 199 cubic yards will require performance security to be posted with the City.  

• Erosion control-landscape plans, required for manufactured slopes greater than 3 feet in vertical height, are to be signed by a 
registered landscape architect and bonded. Planting shall occur within 30 days of meeting final grades to minimize erosion and to 
ensure slope coverage prior to the rainy season. The developer shall plant and irrigate all manufactured slopes steeper than a 4:1 
(horizontal to vertical) ratio and 3 feet or greater in vertical height with grass or ground cover; slopes 15 feet or greater in vertical 
height shall be planted with additional shrubs or trees or as approved by the City Engineer. 

• The applicant’s contractor is required to submit for a haul route permit for the hauling of material to and from the project site. 
Said permit will include limitations of haul hours, number of loads per day, and the posting of traffic control personnel at all 
approved entrances/exits onto public roads. This permit shall be in place prior to the issuance of the grading permit and the 
mobilization of equipment on the project site. 
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PLANNING COMMISSION 
STAFF REPORT 

ITEM 7.2 

 

DATE:  AUGUST 5, 2015 

TO:   HONORABLE CHAIR AND COMMISSIONERS 

FROM: ERIC NORRIS, PLANNING 

SUBJECT: PROPOSED CHANGES TO THE GOODMAN COMMERCE 
CENTER SPECIFIC PLAN 

 

RECOMMENDATION:  

Staff recommends that the Planning Commission recommend that the City Council approve the 
proposed amendments to the Goodman Commerce Center Specific Plan. 

 

BACKGROUND 

The Goodman Commerce Center Specific Plan was adopted by the City in November 2014 after 
a two-year-long process of review and negotiation between the City and the applicant, Goodman 
Birtcher. The Specific Plan for the approximately 205-acre site covers a broad range of land use 
subject matter, including development and zoning standards that substitute certain provisions of 
the Eastvale Zoning Code in order to ensure that the development would be consistent with the 
City Council and Planning Commission’s vision for the property. 

Since the adoption of the Specific Plan, Goodman Birtcher has moved forward with development 
of the project. Groundbreaking for the project occurred earlier this year and construction of the 
first of two 1-million-square-foot buildings is scheduled to begin within the next month, 
followed by the project’s 200,000-square-foot business park later this year. Concurrently with 
this phase of construction, all of the infrastructure needed will be built, including roadways, 
drainage, and water and sewer lines. 

DISCUSSION 

With project construction now under way, the applicant is actively seeking tenants for the uses. 
As that search has commenced, the applicant and City staff have found that the language of some 
provisions of the Specific Plan, as well as the list of uses which can locate in the business park 
area of the project, needs to be refined and amended. 

To address these issues, the applicant submitted proposed amendments to the Specific Plan to 
change the text in portions of Chapters 1 and 2 and in the Glossary of Appendix B of the Plan. 
Staff and the applicant met and discussed the changes, making modifications to ensure that the 
amendments will result in clearer and more appropriate language, and that the changes in 
allowed uses were acceptable to City staff. 

1 
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PROPOSED SPECIFIC PLAN AMENDMENTS AND STAFF’S ANALYSIS 

All of the proposed changes to the Specific Plan are included as an attachment to this staff report, 
shown in both “track changes” (to highlight proposed changes) and “clean” versions (showing 
the document with all of the proposed changes incorporated). The following is a chapter-by-
chapter summary of the changes that are proposed.  

Chapter 1, Introduction 

Page 1-16:1 In addition to minor edits, this page and the following page have been revised to 
eliminate the detailed description of the Business Park area. The Business Park 
area is discussed in detail in Chapter 2, so the description here is duplicative and 
unnecessary. 

 Staff Analysis: These changes are minor in nature and Staff recommends 
approval. 

Page 1-17: In addition to minor proofreading changes and the changes described above, this 
page now clarifies that commercial/retail and business park uses can take place in 
the Hospital Overlay area. 

 Staff Analysis: This change is minor in nature and Staff recommends approval. 

Chapter 2, Development Criteria 

Page 2-2: The description of the Business Park area has been revised to more accurately 
describe the intended uses that will take place. The description now includes 
“spaces for people to work in office and workshop settings.” This is believed to 
be a better description than that included in the current version of the Specific 
Plan. 

 Staff Analysis: The changes provide a better description of the uses which are 
envisioned in the Business Park area and Staff recommends approval. 

 Also on this page, the limit on the size of any individual building is proposed to 
increase from 40,000 square feet to 60,000 square feet. The applicant is proposing 
this change to allow for negotiations with a potential user that would bring an 
employment-intensive use to the center.  

 Staff Analysis: The 40,000-square-foot limit on the size of buildings in the 
Business Park area was originally written to preserve this portion of the project 
for employment-generating uses and prevent the development of “warehouse” or 
“distribution center” uses that would require larger buildings but employ fewer 
people. In staff’s opinion, the improved description of the Business Park area 

1 Page number references refer to the “track changes” version, which in some cases are slightly different 
from the “clean” version. 
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(discussed above) and the expanded and revised descriptions of uses in the 
Glossary (see discussion below) provide sufficient assurances that the Business 
Park area will develop as originally envisioned. Staff recommends approval. 

Pages 2-7 to 2-10:  

The first paragraph under “Permitted Uses” has been revised for clarification. The 
second paragraph was removed since it refers to a process of determining 
“appropriate” uses at a staff level that does not exist in Eastvale. 

 Staff Analysis: These changes provide additional clarity and correct an error (the 
second paragraph) that was included in the current Specific Plan. Staff 
recommends approval. 

 The listing of permitted and conditionally permitted uses has been simplified. The 
current listing of uses included a number of specific business types that, in staff’s 
opinion, does not need to be listed individually (e.g., barbers, flower shops, shoe 
repair). These uses are now covered under more general listings, such as “General 
Retail Sales.”  

Staff Analysis: These changes are appropriate and remove unnecessary detail. 
For instance, there is no clear reason why “shoe repair” or “flower shops” were 
selected to be individually listed as permitted uses. Staff recommends approval. 

Similarly, the industrial uses in the table are now shown as “Light Industrial,” 
which include uses that occur entirely inside a building with no indication outside 
of the activity inside, and “Heavy Industrial,” which includes uses which have 
some outdoor uses (storage, etc.) and may have some visible outward signs of the 
use occurring inside (vapor vents, dust, noise, etc.). This substantially simplifies 
the table while providing the same protections for the Business Park area. 

Staff Analysis: This change is consistent with Planning staff’s efforts over time to 
make the City’s planning documents simpler and easier to understand. The use of 
“light” and “heavy” industrial classifications (which are defined in the Glossary) 
ensures that industrial uses either will have no effect on other properties (light 
industrial) or can be properly regulated through a Conditional Use Permit (heavy 
industry). Staff recommends approval. 

Automobile repair has been added as a conditionally permitted use in the Business 
Park area. Automobile repair in the Industrial area has also been changed from 
“Permitted” to “Conditionally Permitted.” 

Staff Analysis: Requiring a Conditional Use Permit provides sufficient protection 
for other uses from the potential effects of this type of use. Requiring a 
Conditional Use Permit also gives the City the ability to deny an auto repair use 
that would not be appropriate for the area. Staff recommends approval. 
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Heavy manufacturing has been added as a conditionally permitted use in the 
Business Park area. 

Staff Analysis: As with automobile repair, the requirement for a Conditional Use 
Permit would allow either 1) denial of a project of this type or 2) the imposition of 
adequate conditions of approval to ensure that the use would be compatible with 
the Business Park area. Staff recommends approval. 

Indoor sports facilities have been split into those less than 8,500 square feet in 
size and those greater than 8,501 square feet. Both types are now proposed to be 
permitted in the Business Park with the 8,501-square-foot facility requiring a 
Conditional Use Permit in the Industrial area. 

Staff Analysis: The primary issue related to this type of use is the parking 
required, which can be addressed as part of the standard plan check process. 
Requiring a Conditional Use Permit for large facilities in the Industrial area 
would ensure that any proposed project of this type is consistent with the project 
(or can be denied if the Planning Commission determines that it is not). Staff 
recommends approval. 

Wireless telecommunication facilities (cell phone towers) would require 
Development Plan Review, rather than a Conditional Use Permit. 

Staff Analysis: This is a staff-suggested change, which will focus the review of cell 
towers on their appearance. As part of a future Zoning Code update, staff will 
suggest expanding this same change to cell towers citywide. This is also 
consistent with federal regulations. Staff recommends approval. 

Page 2-11: Medical Marijuana Dispensary has been added to the list of Prohibited Uses. 

 Staff Analysis: This is a staff-suggested change that aligns the Specific Plan with 
the Eastvale Municipal Code which prohibits these types of uses. 

Glossary: In this section of the Specific Plan, definitions have been amended and/or added 
to ensure that terms used in the Plan are properly defined so that their meanings 
are clear to potential users, City decision-makers, and staff. Many terms used in 
the Specific Plan (e.g., “distribution,” “laboratories,” and “manufacturing”) were 
not defined and their meanings were not clear to City staff. 

In addition, several terms are defined in the current version of the Specific Plan 
but are not used in the Specific Plan or do not need to be defined. These terms are 
proposed to be removed. A summary of the proposed changes is listed below. 
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New/Added Definitions: 

• Alternative fuels 

• Commercial day care centers 

• Commercial kitchen 

• Distribution 

• Incidental 

• Incidental storage 

• Laboratories 

• Manufacturing 

• Manufacturing, Heavy 

• Manufacturing, Light 

• Personal services 

• Research and development 

• Wholesaling 

Deleted Definitions: 

• Assembly 

• Light industrial and manufacturing 

• Modified gross acreage 

• Secondary exposure 

• Zoning 

Staff Analysis: Staff worked with the applicant on these changes, which in staff’s 
opinion provided needed clarity on the types of uses proposed (particularly in the 
Business Park area). The definitions of various types of uses (laboratories, 
research, etc.), combined with the updated definition of the Business Park area 
and the modified table of permitted/conditional uses, will make the Specific Plan 
easier to administer and will help ensure that development in the Specific Plan is 
consistent with the vision that has been presented to the Planning Commission 
and City Council.  

The deleted definitions are not needed, since the terms are either not used in the 
Specific Plan (e.g., “Modified gross acreage”) or do not need to be defined 
(“Zoning”). Staff recommends approval. 
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ENVIRONMENTAL ANALYSIS 

Staff has prepared a Notice of Determination for the proposed project which concludes that the 
impacts of the proposed changes to the Specific Plan are addressed in the recently certified Final 
Environmental Impact Report for the Goodman Commerce Center Specific Plan.  

STAFF RECOMMENDATION AND OPTIONS 

Staff recommends that the Planning Commission recommend approval of the proposed 
amendments to the Specific Plan to the City Council. The following alternatives are available: 

• The Commission can recommend additional amendments, or can individually delete any 
of the changes proposed by the applicant. 

• The Commission can request additional information and/or analysis and postpone action 
on the proposed amendments. 

• The Commission can recommend that the City Council deny all of the proposed 
amendments. 

FISCAL IMPACT  

None. Processing of the proposed Specific Plan Amendment has been fully funded by the 
applicant. 

 

ATTACHMENTS  

Attachment 1: Proposed changes to Chapters 1 and 2 and Glossary in “track changes” to show 
edits 

Attachment 2: Proposed changes to Chapters 1 and 2 and Glossary with all changes incorporated 

Prepared by: Eric Norris, Planning Director 
Reviewed by: John Cavanaugh, City Attorney 
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Proposed changes to Chapters 1 and 2 and Glossary  

in “track changes” to show edits 
  

 



1:  INTRODUCTION 

Overview 
A specific plan is a policy tool to implement the vision for a defined area in greater 
detail than provided in a general plan and through more customized development 
and design standards than those found in a zoning code. The Goodman Commerce 
Center at Eastvale (GCCE) Specific Plan serves as the long-range plan for 
development of  a retail, hospitality, and employment center, including warehouse 
distribution facilities and a business park. It guides all future development proposals 
within the project area. (Please see the Development Plan Overview section later in 
this chapter for a more detail description of  the development concept.) This 
Specific Plan provides detailed text and exhibits describing the various land uses, 
development standards, design guidelines, and circulation and infrastructure 
improvements, as well as a systematic approach for project implementation and 
administration.  This document guides the buildout of  the property in a manner 
that is consistent with City and other applicable regulations and ensures that the 
various plan elements will be developed in a coordinated manner.  

Project Location 
Eastvale is in the northwestern corner of  Riverside County, as shown in Figure 1.1, 
Regional Location. The GCCE site is shown in Figures 1.2, Local Vicinity, 1.3, 
Aerial Photo, and 1.4, Existing Conditions. It is bordered by Cantu-Galleano Ranch 
Road to the north, I-15 to the east, Bellegrave Avenue to the south, and Hamner 
Avenue to the west.  

Surrounding land uses within 1,000 feet of  the project site include, industrial to the 
north, agricultural land and diary to the west, residential to the south, and the I-15 
highway to the east. Most of  these areas are developed with a few vacant parcels 
further east within the City of  Jurupa Valley. Land adjacent to the west of  the 
project site is located within the City of  Ontario. This land is guided by the City of  
Ontario’s New Model Colony Plan, which includes two specific plans, Esperanza 
and Rich Haven. These two specific plans will guide future development of  
residential, commercial, office, and park land in the city of  Ontario.  

Specific Plan Authority 
California Government Code 
section 65450 establishes the 

authority for cities and counties to 
adopt specific plans by resolution 

as policy or by ordinance as 
regulation; identifies the required 
contents of a specific plan; and 
mandates consistency with the 

General Plan. 

The City of Eastvale establishes 
criteria and mandatory content for 
specific plans in Section 2.5 of the 

Zoning Code. 
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Reader’s Guide 
This Specific Plan is divided into the following chapters: 

Chapter 1: Introduction—Describes the objectives of  the project, compliance 
with guiding documents, description of  the location, and development concept of  
the GCCE Specific Plan. 

Chapter 2: Development Criteria—Provides the regulatory descriptions of  the 
land use plan, permitted uses, development standards, statistical data, mobility plan, 
and infrastructure plans. This chapter establishes much of  the City policy guiding 
the land use and physical development of  the GCCE site. Any requirements (City 
policies) are clearly distinguished from flexible guidance provisions by the use of  
certain terminology, as noted later in this chapter. 

Chapter 3: Design Guidelines—Addresses the aesthetic treatments for the 
GCCE. Any requirements (City policies) are clearly distinguished from flexible 
guidance provisions by the use of  certain terminology, as noted later in this chapter.  

Chapter 4: Signs—Contains the regulatory procedures and design guidance for 
signs. Any requirements (City policies) are clearly distinguished from flexible 
guidance provisions by the use of certain terminology, as noted later in this chapter. 

Chapter 5: Implementation and Administration—Contains the regulatory 
procedures for development processing, plan amendments, and narrative 
descriptions of the phasing of the GCCE. Requirements are clearly distinguished 
from flexible guidance provisions (“guidelines”), as noted later in this chapter. 

Appendices—Contains the landscape palette, glossary, General Plan consistency 
analysis, and conditions of  approval for the Development Plan Review and 
Tentative Map submitted with the Specific Plan. 
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Figure 1-1 Regional Location 
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Figure 1-2 Local Vicinity  
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Figure 1-3 Aerial Photo  

 

City Boundary 
County Line 

Not to Scale 

 

July 2015 Page 1-7 



Introduction 

This page intentionally left blank. 

 Page 1-8  July 2015 



 

Figure 1-4 Existing Conditions  
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Regulatory Structure 
This Specific Plan contains narrative (non-regulatory text that provides background 
or context), standards (regulatory requirements), and guidelines (regulatory 
measures used to evaluate applications and written to provide flexibility in the 
implementation of  aesthetic treatments and building practices). Each chapter may 
contain narrative, standards, and guidelines. 

Statements specifically listed as policies can be determined according to the use of  
the terminology noted below and are to be interpreted as statements of  City of  
Eastvale policy. Narrative descriptions and discussions are provided for background 
information and may assist decision makers with the interpretation of  policies. In 
chapters where standards, guidelines, and narrative relating to a particular topic are 
intermixed, they can be identified by the use of  the terminology described below.  

Terminology 
Statements occur throughout this plan in the form of  policies, standards, and 
guidelines that create expectations of  actions intended to implement the 
development concept. The following terms clarify the level of  commitment 
described in the plan and reflect those expected outcomes. 

Shall—This type of  policy statement will always be followed. Shall represents an 
absolute commitment to the guidance expressed in the policy. Shall statements are 
requirements. (Similar action words: require, regulatory, enforce, must) 

Should—This type of  guideline is followed in most cases; exceptions or degrees of  
implementation are acceptable with valid reasons. When reviewing proposed 
projects for compliance with this Specific Plan, the City of  Eastvale will evaluate the 
applicability of  these types of  policies and provide recommendations through the 
appropriate process. (Similar action words: may, guide, encourage)  

Allow—Permit someone else’s initiative and support it unless there is a significant 
reason not to. When reviewing proposed projects for compliance with this Specific 
Plan, the City of  Eastvale will evaluate the applicability of  these types of  policies 
and provide recommendations through the appropriate process. (Similar action 
words: permit, guide) 

Prohibit—This type of  regulatory policy is intended to actively prevent a specified 
condition or decision from occurring. (Similar action words: forbid, ban) 

Conceptually—This term is used to describe potential characteristics or forms of  
the plan based on the standards and guidelines but does not indicate a required 
design or solution. (Similar action words: concept, example, demonstrate, 
envisioned) 

Other terminology may appear in certain policy statements. These terms are to 
be interpreted according to their similarity to the appropriate term described 
above. 
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Relationship to Other Plans 
General Plan 
Specific plans are required to be consistent with the goals and policies of  the 
governing General Plan. The California Government Code states that a “specific 
plan shall include a statement of  the relationship of  the Specific Plan to the General 
Plan, and further, that it may not be adopted or amended unless found to be 
consistent with the General Plan.” The consistency between this Specific Plan and 
the City of  Eastvale General Plan is detailed in Appendix C, General Plan Consistency 
Analysis. 

If  approved, future subdivisions, building permits, and public works projects must 
be consistent with this Specific Plan (Government Code Sections 65455, 66473.5, 
65860, and 65401). All projects that are found to be consistent with this Specific 
Plan will likewise be deemed consistent with the City of  Eastvale General Plan. 

Zoning Code 
This Specific Plan provides standards, design guidelines, and development 
parameters unique to the project and is the “zoning code” for the project site. As 
such, this Specific Plan is the first source for direction regarding any proposed 
development and use in the project area; however, it is not the only source. In some 
cases, this Specific Plan provides direct references to the City of  Eastvale Zoning 
Code. In addition, where this Specific Plan is silent, applicable provisions of  the 
City of  Eastvale Zoning Code1, as determined to be appropriate by City staff, shall 
be utilized. Where a conflict exists between the standards contained herein and 
those found in the City of  Eastvale Zoning Code, the standards in this document 
apply. Please see Chapter 5, Implementation and Administration, for more detail 
regarding interpretations, authority, and plan administration.  

Since the land use designations and accompanying development standards are 
uniquely tailored to this project, there is no direct correlation to any one zoning 
category in the City of Eastvale Zoning Code. However, if a reference proves 
necessary in the future, Table 1-1 shows the most similar zoning categories from 
the Zoning Code to those found in this Specific Plan. The zoning designation 
for the entire project site will be “Goodman Commerce Center at Eastvale 
Specific Plan.”  

1 The procedures of the adopted Zoning Code as defined by the Zoning Code that is in 
effect at the time a project is submitted shall apply. 
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Table 1-1 

Zoning Equivalent to Specific Plan Land Uses 
Goodman Commerce Center at 

Eastvale Land Use Areas  City of Eastvale Zoning Code 
Commercial Retail (CR) General Commercial (C-1/C-P) 
Industrial (I) Manufacturing – Service Commercial (M-SC) 
Business Park (BP) Commercial Office (C-O) 
Hospital Overlay (H) Commercial Office (C-O) 

 

Environmental Impact Report 
The California Environmental Quality Act (CEQA) informs decision makers, staff, 
and the public about the potential environmental impacts of  development. The 
CEQA process provides an opportunity to address potential environmental impacts 
in order to maintain public health and safety.  

An environmental impact report (EIR) has been prepared to analyze and disclose 
the significant environmental impacts of  the Goodman Commerce Center at 
Eastvale Specific Plan (provided under separate cover). The EIR analyzes the 
project and potential alternative projects to identify any potential significant 
environmental impacts associated with the proposed future development of  the site. 
The EIR includes mitigation measures and a mitigation monitoring program that 
are required to be implemented as conditions of  development approval. 

Significant Site Opportunities  
Location and Accessibility 
Vehicular access is a driving factor in the design of  this plan. The Goodman 
Commerce Center at Eastvale is located along the I-15 between State Routes 60 and 
91. Interstate 15 is the major north–south connection between the high desert and 
San Diego County, while State Routes 60 and 91 connect Los Angeles and Orange 
counties to the Inland Empire and points east. 

The project’s immediate access via the interchange at Cantu-Galleano Road makes it 
an ideal location for business uses. Trucks will have a short distance between the 
project and a major interchange, an advantage for distribution and warehousing. 
This Specific Plan is designed to address the freeway as an asset by accommodating 
retail, hospitality, office, and industrial uses that benefit from freeway visibility and 
access.  
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Employment Opportunities 
Given its adjacency and access to the freeway, the project site is an opportunity for 
the City to attract businesses and expand employment opportunities. This Specific 
Plan accommodates uses that could employ entry-level, mid-level, and management 
positions in retail, hospitality, light manufacturing, light assembly, distribution, as 
well as a variety of  financial, medical, and service professions. This variety of  
employment opportunities can provide jobs for workers with a range of  education 
levels and skill sets.  

Development Plan Overview 
Vision and Objectives 
With its proximity to existing residential neighborhoods and direct freeway access, 
this site provides the ideal opportunity for a retail and employment center. This 
Specific Plan provides development standards and guidelines that direct the creation 
of  a high quality retail and employment center that provides:  

Diverse Business Opportunities—The Goodman Commerce Center at Eastvale 
accommodates a blend of  professional offices, light industrial, 
warehousing/distribution, business park, hospitality, hospital, and retail commercial 
uses.  

Objective: Develop the site with a variety of  uses that serve the local community and will 
be located close to residential areas to help reduce automobile trips and travel distances, 
which can help improve air quality and encourage non-automobile trips. 

Employment—Projections indicate that the Goodman Commerce Center at 
Eastvale could accommodate thousands of  jobs in convenient proximity to Eastvale 
residents that will help diversify employment opportunities in the vicinity. 2  

Objective: Provide a mix of commercial and industrial uses that utilizes the site’s job-
creation potential and that will be located in convenient proximity to Eastvale 
residents, thereby helping to diversify employment opportunities in the vicinity. 

Improved Jobs-Housing Balance—The Goodman Commerce Center at Eastvale 
provides needed employment opportunities, which affords Eastvale residents the 
chance to live and work within their community and helps improve the relationship 
and ratio between jobs and housing.   

Objective: Provide a variety of  new sources of  employment opportunities, which affords 
Eastvale residents the chance to live and work within their community and helps improve 
the relationship and ratio between jobs and housing. 

2 The source for employment generation projections is the Draft Environmental Impact 
Report, which utilized the Riverside County General Plan Appendix E. Socioeconomic 
Buildout Projection Assumptions & Methodology. 

Examples of some of the uses 
accommodated in the Goodman 
Commerce Center at Eastvale Specific 
Plan: hospitality (top), retail (second 
from top), industrial (third from top), 
and business park (bottom). 
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Resident-Serving Uses—The Goodman Commerce Center at Eastvale provides 
an opportunity for shopping, hospitality, and services to the local community via 
convenient access to major roads and the freeway. 

Objective: Provide shopping, hospitality, and services to the local community via 
convenient access to major roads and the freeway. 

Quality Master Planned Development—Development of  the Goodman 
Commerce Center at Eastvale is guided by this Specific Plan that requires 
architectural quality, unifying landscaping, appropriate signage, and welcoming 
entries. As a master planned development its buildings, infrastructure, landscaping, 
and street furniture are coordinated in terms of  use, access, and improvements. 

Objective: Provide a master-planned commercial/industrial project that establishes 
unified and coordinated architecture, landscaping, design, infrastructure and development 
standards. 

Freeway Accessibility—The Goodman Commerce Center at Eastvale allows for 
the development of  a mix of  businesses that rely on and are easily accessible to the 
nearby I-15 freeway. 

Objective: Provide for development of commercial/industrial uses that are compatible 
with the adjacent I-15 freeway and which rely on and benefit from convenient access to 
that freeway. 

Regional Context—The Goodman Commerce Center at Eastvale allows for the 
development of  regionally serving employment center accommodating a variety of  
jobs that can meet short- and long-term market demands.  

Objective: Respond to market demand for additional logistics centers that are designed 
to handle both current distribution needs and to respond to the region’s identified need 
for 228 million square feet of warehouse space by 2035. 

Efficient Goods Movement—The development of  Goodman Commerce Center 
at Eastvale is consistent with regional planning goals and is considerate of  the 
strategies to facilitate goods movement through the area.   

Objective: Locate uses necessary to promote efficient goods movement in areas that are 
consistent with the SCAG Goods Movement Corridor and promote consistency with 
SB 375. 
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Plan Description  
The Goodman Commerce Center at Eastvale accommodates commercial 
Commercial retail Retail, business park, hospital, and industrial Industiral uses. The 
Goodman Commerce Center at Eastvale will be integrated by a coordinated 
package of  common area landscaping, lighting, and entry signage and 
interconnected by its circulation system, which accommodates trucks and vehicles 
as well as bicycles and pedestrians in appropriate areas.  Enhanced pedestrian and 
cyclist connectivity will be provided within and between the Business Park and 
Commercial Retail areas. No direct truck or motorized vehicle connection will be 
provided between the Business Park and Industrial areas. This will direct truck 
traffic away from nearby residents and help foster a pedestrian -oriented 
environment in a campus-like setting in the Business Park area. 

The Goodman Commerce Center at Eastvale is divided into the following land uses, 
described from the northern end to the southern end of  the project: 

Commercial Retail—The Commercial Retail area is along Cantu-Galleano Ranch 
Road and Hamner Ave.. The area accommodates retail uses that benefit from 
freeway visibility and access making this area attractive for regional commercial-
retail, medical office, hospital and office, and a hotel. This area is a prime location 
for services that will be frequented by the local community as well as travelers. 
While the final design is not set, this plan sets up the framework for a vibrant, 
attractive, and easily accessible commercial-retail area along Cantu-Galleano Ranch 
Road and Hamner Avenue. Locating buildings close to the street with parking 
concentrated on the interior will create aesthetically pleasing development with 
pedestrian-friendly frontage for nearby residents, visitors, and employees walking 
from the adjacent office and industrial businesses.  

Industrial—The Industrial land use area is located adjacent to I-15 with access 
from both Cantu-Galleano Ranch Road and Hamner Avenue. This core is 
envisioned to be developed with large-format light manufacturing, light assembly, 
and warehousing and distribution uses. Like similar uses to the north, these types of  
industrial uses benefit from convenient access to I-15 and proximity to the Ontario 
Airport.  

Business Park—The Business Park land use area is located in two areas. The 
primary area is located along Bellegrave Avenue, the part of  the site that is closest to 
existing residential uses. This location was selected to provide a buffer between the 
Industrial land use area and the residences to the south. The second Business Park 
land use area is located on Hamner Avenue adjacent to the Commercial Retail 
planning area. This location was selected to reduce industrial frontage on Hamner 
Avenue and to provide support uses for the commercial-retail uses and/or medical 
uses. A review of  business license records indicates that there are numerous home 
offices in Eastvale, indicating that there is a pool of  local small businesses that may 
need space to grow and expand. The offices, and small industrial spaces offered 
within the Business Park area are the ideal places for these types of  business as they 
grow beyond the confines of  their residences. The Business Park land use area 
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accommodates professional offices such as medical and real estate as well as 
flexible, one- to two-story incubator space suitable for office uses, research and 
development, and design studios as well as small-scale, light industrial, light 
assembly, scientific research, wholesaling, and warehousing/distribution uses in 
tenant spaces of  up to 40,000 square feet. Some retail and service uses are also 
accommodated in this land use area. To ensure that this area maintains a campus-
like character, tenant spaces have a limited number of  roll-up doors and loading 
docks, which are required to face away from or be screened from Bellegrave and 
Hamner Avenues. 

Additionally, tThe Bbusiness Ppark uses on Hamner Avenue (adjacent to the 
commercial-retail Hospital Overlay area) may be used for professional offices, 
research, and service uses intended to support the commercial-retail uses and/or 
medical offices uses to support a hospitalhospital. Building frontages within each of 
the two this Bbusiness Ppark areas shall be oriented towards the commercial-
retail/medical uses and/or Hamner Avenue.  Shared access and parking between 
commercial-retail and business park uses will be accommodated. Buffers including 
screening walls/fences and landscaping will be designed between the business 
Business park Park and adjacent Iindustrial uses to the north of the Business Park 
located along Bellegrave Avenue, ant th the east of the Business Park Located 
Along Hamner Avenue, south to avoid incompatibilities between land uses. 

Hospital Overlay— A portion of the Industrial, Business Park, and 
Retail/Commercial areas are shown with an overlay which allows the development 
of a full-service hospital and associated support uses. This location, along Hamner 
Avenue, provides access and visibility for a future hospital. It also supports uses for 
the Commercial Retail and/or Business Park. 

Market-Based Buildout 
The timing of the final design and buildout of the project will depend on market 
conditions. Accordingly, the project is anticipated to be developed in phases. 
Regardless of how or when the site is developed, the provisions of this Specific 
Plan, adopted mitigation measures in the associated EIR, and infrastructure 
requirements will be provided, as required and approved by the City of Eastvale, at 
the appropriate phases of project construction, operation, and maintenance. 
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2:  DEVELOPMENT CRITERIA 
This Chapter includes the land use plan and development standards for the 
Goodman Commerce Center at Eastvale (GCCE). In addition, it includes the 
conceptual mobility plan, grading plan, and infrastructure plans. Standards not 
addressed in this Chapter are subject to applicable standards in the City of  Eastvale 
Zoning Code that is in effect at the time of  a subsequent application is submitted. 

Land Use Plan  
The GCCE is a business and employment center that accommodates commercial, 
light industrial, warehousing, distribution, office, hospitality, hospital, and flexible 
business park uses (also known as incubator space). The following land use 
categories govern the use and development of  the site.  

Figure 2-1, Land Use Plan, shows the location and extent of  each land use category. 
The maximum buildout potential for each land use category is shown in Table 2-1.  

A detailed list of  uses permitted in each land use category is provided in Table 2-2, 
Permitted Uses. 

Commercial Retail (CR)—Allows a mixture of  neighborhood and regional retail 
shopping that may include restaurants, entertainment, lodging, gas stations, fitness, 
medical office, and retail showrooms. The shopping center is envisioned to be 
designed with some buildings close to Cantu-Galleano Ranch Road and interior 
parking to engage passersby and provide a pedestrian scale near the public right-of-
way. The Commercial Retail area may include an approximately 130 room hotel 
located on 2.5 acres anywhere within the Commercial Retail boundaries. A hotel 
could provide a variety of  accommodations and guest-oriented amenities which may 
include but are not limited to standard and suite style rooms, a full service 
restaurant, business center, conference room/banquet facility, covered drop-off  
zone, and/or pedestrian walkways. Recreation amenities could include a pool, 
whirlpool hot tub, and fitness room. Motel, motor hotels, and similar establishments 
are prohibited. 

The Commercial-Retail area of this Specific Plan also allows medical uses. 

Industrial (I)—Accommodates a mixture of  light industrial, research and 
development, distribution, warehousing, light manufacturing, and light assembly 
uses. In addition, a portion of  industrial tenant space may be used for 
ancillary/support office and retail uses as noted in Table 2-2. Professional office as 
a primary use could be permitted subject to a Conditional Use Permit.   
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Business Park (BP) — The Business Park land use area accommodates a 
variety of  uses which are similar in providing small-scale spaces for people to work 
in office and workshop settings. Office uses could include medical and real estate, 
research and development, and design studios, in one- to two-story   buildings.  
Workshop setting could include light assembly, wholesaling, manufacturing, 
fabricating, processing, packaging, and incidental storage to support these uses. 
Some retail and service uses are also accommodated in this land use area. 
Accommodates professional offices such as medical, finance and real estate, and 
flexible incubator space for offices, research and development, design studios, and 
scientific research as well as space for small-scale, light industrial, light assembly, 
wholesaling, and warehousing/distribution uses in a cohesive campus environment.  

To maintain the small-scale character, all buildings are limited to no more than 
60,000 square feet. 

Reflecting the office and workshop nature of  this area, tenant spaces have a limited 
number of  roll-up doors and loading docks, which are required to face away from 
or be screened from Bellegrave and Hamner Avenues. 

Some limited retail and service uses are also accommodated, as described in Table 
2-2. Pedestrian paths, open spaces, and clustered buildings will contribute to the 
desired campus development character. The Bbusiness Ppark uses adjacent the 
Ccommercial-Rretail and area Hospital Overlay area may be used for professional 
offices, research, light industrial assembly, and service uses intended to support the 
commercial-retail uses and/or medical offices uses to support a hospital.   

Hospital Overlay (H)—This overlay allows the development (with approval of  
a Conditional Use Permit) of  a hospital on hospital (with approval of  a Conditional 
Use Permit) on an approximately 42-acre portion of  the project (designated as 
Planning Areas 4 and 5) which would otherwise be developed with Commercial 
Retail, Industrial, and Business Park uses as shown in Figure 2-1. The Hospital 
overlay is intended to encourage the development of  a major, multi-story medical 
facility and associated uses. 

Buildout  
The buildout potential of  the GCCE is related to the ability of  the local roadway 
system to accommodate traffic generated by uses in the Specific Plan area and 
surrounding areas. Based on the environmental analysis prepared for this Specific 
Plan, the following maximum traffic generation thresholds were identified: 

 Maximum permitted a.m. peak hour trip generation by Specific Plan land 
uses: 1,595 trips 

 Maximum permitted p.m. peak hour trip generation by Specific Plan land 
uses: 2,090 trips 

 Maximum total average daily trips (ADT) by Specific Plan land uses: 31,332 
trips 
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To determine allowable buildout, the trip generation figures in Table 2-1 will be 
used. The City of  Eastvale will maintain a record of  approved development and the 
total number of  a.m. peak hour, p.m. peak hour, and average daily trips which will 
be generated by uses in the Specific Plan area, based on the figures below (or as 
adjusted as discussed below).  

Table 2-1 
Trip Generation Rates 

Land Use  
A.M. Peak Hour  
Trip Generation 

P.M. Peak Hour  
Trip Generation 

Average Daily  
Trip Generation 

Commercial Retail (CR)1 0.802 per 1,000 SF 2.486 per 1,000 SF 37.657 per 1,000 SF 
Warehouse/Distribution (I) 0.132 per 1,000 SF 0.1258 per 1,000 SF 2.7855 per 1,000 SF 
Business Park (BP) 1.42 per 1,000 SF 1.461 per 1,000 SF 15.829 per 1,000 SF 
Hospital (H) 1.14 per Bed 1.31 per Bed 11.81 per Bed 
Medical-Dental Office 
Building 2.30 per 1,000 SF 3.47 per 1,000 SF 36.13 per 1,000 SF 

Notes: 
1. Hotel is included in the Commercial Retail category 

SF – Square feet of  rentable building area, as determined using Building Owners and Managers Association 
(BOMA) methodology 

Trip generation rates for uses not listed will be determined based on the closest applicable use in the latest 
version of  the Institute of  Transportation Engineers “Trip Generation Manual” or an equivalent source 
acceptable to the City. 

The total number of  peak hour and/or average daily trips can be adjusted at the 
City’s discretion based on the following: 

 Updated information from the Institute of Transportation Engineers or 
equivalent. 

 Specific operational requirements, imposed through conditions of approval 
and/or agreements enforceable by the City, which would reduce peak hour 
or daily trips. 

 Studies provided by the applicant/developer demonstrating that a 
particular use will generate trips at a lower rate than those estimated by the 
Institute of Transportation Engineers. 
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Figure 2-1 Land Use Plan  

Source: Albert A. Webb Associates 

Not to Scale 

 
July 2015 Page 2-5 



Development Criteria 

This page intentionally left blank. 

 Page 2-6  July 2015 



Permitted Uses  
Table 2-2, Permitted Uses, establishes the regulatory policy regulations for uses 
allowed in each land use area. Uses are as either: permitted-by-right (P), 
conditionally permitted (C), or prohibited (X). Conditionally permitted uses require 
the approval of  a Conditional Use Permit per the Eastvale Zoning Code. 

Please note that in addition to determining if  a particular use is permitted, City staff  
will determine if  the site accommodates the development requirements associated 
with each use, such as parking, to determine if  a use is appropriate in its proposed 
location.  

Those uses not specifically listed in Tables 2-2 and 2-3 are subject to a 
determination by the Planning Director using Table 1-1 of  this Specific Plan and 
the Municipal Code as a guide per Section 3.1C of  the Eastvale Zoning Code. 

Table 2-2   
Permitted Uses 

CR1 I2 BP H(O)67 

Office Uses     
Administrative and professional offices or services (e.g., 
medical, doctors, physical therapy, chiropractic, financial 
planners, banks, insurance, real estate, architects) 

P C P  

Employment agencies P X P  
Laboratories (e.g., film, medical, dental, R&D, etc.) P P CP  
Vehicle Related Uses     
A public, aAlternative fuel, truck fueling station in the 
Industrial land use area (the sale of  ancillary goods such as 
food, alcohol, drinks, and merchandise is not permitted) 

X C X 
 

A private, alternative fuel, truck fueling station in the 
Industrial land use area (the sale of  ancillary goods such as 
food, alcohol, drinks, and merchandise is not permitted) 

X C X 
 

Automobile or boat parts and supplies stores (new and used) P X X  
Automobile service and repair, major (e.g., bodywork, engine 
and drive train, painting) X PC XC  

Automobile service and repair, minor (e.g., oil change, tires, 
tune-ups, stereo installation) C X XC  

Car, RV, truck, boat sales (new and used), (auctions in I only) C C C  
Car washes P X C  
Gasoline service stations, not including concurrent stations, 
without sale of  beer and wine  P C C  

Gasoline service stations, with concurrent sale of  beer and 
wine C C C  

Vehicle/boat leasing/rental C C X  
Industrial Uses     
Manufacturing, limited: Limited manufacturing, fabricating, 
processing, packaging, treating, and incidental storage related 
thereto, provided any such activity shall be in the same line of  
merchandise or service as the trade or service business 
conducted on the premises. Manufacturing Light 

X P P 5 
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Table 2-2   
Permitted Uses 

CR1 I2 BP H(O)67 

Manufacturing, minor: Manufacturing, fabrication, 
processing, and assembly of  materials from parts that are 
already in processed form and that, in their maintenance, 
assembly, manufacture, or plant operation, do not create 
excessive amounts of  smoke, gas, odor, dust, sound, or other 
objectionable influences that might be obnoxious to persons 
conducting business on-site or on an adjacent site. Uses 
include but are not limited to furniture manufacturing and 
cabinet shops, laundry and dry cleaning plants, metal products 
fabrication, and food and beverage manufacturing.   

X P C 5 

 

Manufacturing, Heavy X P C  
Cold storage plant  X P C 5  
Mini-storage X P C  
Warehousing/distribution  X P X  
Construction equipment sales, repair and incidental retail sale 
of  spare parts (operations shall occur within an enclosed 
building) 

X P P 
 

Wholesaling (these activities shall occur within an enclosed 
building and typically do not result in large amounts of  noise, 
dust or smoke that can occur with some industrial uses) 

X P P 
 

Eating, Drinking Establishments     
Bars/cocktail lounges/night clubs3,4 C X C  
Catering Hall establishment, commercial kitchen P X P  
Restaurants and other eating establishments,  no drive-thru3 P X P  
Restaurants and other eating establishments, with drive-thru 4 C X C  
Entertainment     
Auditoriums, convention halls, concert halls, movie and 
concert theaters, performing art venues P X C  

Indoor Fitness and Sport Facility <8,500 sqft: Predominantly 
participant sports and health activities conducted entirely 
within an enclosed building. Typical uses include bowling 
alleys, billiard parlors, ice/roller skating rinks, indoor 
racquetball courts, indoor climbing facilities, soccer arenas, 
athletic clubs, and health clubs. 

CP CP CP P 

Indoor Fitness and Sport Facility >8,501 sqft: Predominantly 
participant sports and health activities conducted entirely 
within an enclosed building. Typical uses include bowling 
alleys, billiard parlors, indoor racquetball courts, indoor 
climbing facilities, athletic clubs, and health clubs. 

P C P  

Indoor Amusement/Entertainment Facility: Establishments 
providing indoor amusement and entertainment services as 
primary uses for a fee or admission charge, including dance 
halls and ballrooms and electronic game arcades.  

P C P 

 

Medical     
Acupuncture/acupressure  C X X  
Health clinics (walk-in, urgent care) P P P  
Hospital  X X X C 
Medical offices (doctors, dentists, chiropractic, physical P C P P 
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Table 2-2   
Permitted Uses 

CR1 I2 BP H(O)67 

therapy, outpatient surgery, health clinics (walk-in, urgent 
care) acupuncture/acupressure) 
Outpatient surgery center P C P  
Personal Services     
Barber/beauty/nail shops, day spas/reflexology (excluding 
massage), hair salons P X P  

Massage C X C  
Banking and financial institutions P X P  
Miscellaneous services, such as Dry barbers, nail shops, dry 
cleaners, locksmiths, tailors, shoe repir, massage, etc., which 
are typically used by the average person 

P X P 
 

Professional Office P X P  
Laundromats (self-serve) P X XP  
Tailor/shoe repair P X P  
Contractors (e.g., construction, plumbing, janitorial, drywall, 
communications, HVAC, electrical and engineering), with 
storage outside of  a building 

C P C 
 

Contractors (e.g., construction, plumbing, janitorial, drywall, 
communications, HVAC, electrical and engineering), with 
storage enclosed within a building 

P P P 
 

Cigar, Hookah, Cigarette, Tobacco, and Electronic Cigarette 
Sales or Lounges C X C  

Tattoo parlor C X C  
Schools, Business and Professional, including Art, Barber, 
Beauty, Dance, Drama, Music and Swimming C X C  

Photography or portrait studio, by appointment only P X P  
Spas, gazebos, and aboveground pools, sale of  enclosed 
within a building P X P  

Retail Uses   
Alcohol retail sales, on- or off-site C C C  
Liquor stores C X X  
Clay products P P P  
Commercial day care centers P X P  
Convenience stores/market4 P X X  
Copy centers/postal service centers/blueprinting P X P  
Drug stores4  P X X  
Equipment rental/sales/service yard  X C X  
Flower/gift shops P X P  
General merchandise retail sales (e.g., clothing, department 
stores, electronics, art, books, discount stores, flower shops, 
drug stores, convenient stores, and supermarkets) in stores of  
less than 80,000 square feet) 

P X XP 

 

Home improvement/big box Rretail stores (more larger than 
80,000 square feet)5 P C X  

Hotels  P X P  
Miscellaneous repairs/service, indoor only (service of  clocks, 
jewelry, vacuums, electronic equipment) P X P  
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Table 2-2   
Permitted Uses 

CR1 I2 BP H(O)67 

Nurseries/garden supplies P X X  
Office equipment/supplies P X P  
Hotel Convenience Goods and Services: convenience 
store/market, copy center/postal service center/blueprinting, 
drug stores, flower/gift shop, general merchandise, and 
miscellaneous indoor repairs/service.  

P X X 

 

Veterinary services, pet grooming (no boarding) P X P  
Farmers markets C X C  
Bottling and bottle washing, enclosed within a building X P P  
Public/Quasi-Public Uses     
Civic/city related uses (e.g. City Hall) P P P  
Police and fire stations   P P P  
Religious Institutions X X C  
Libraries  C X C  
Schools, Business and Professional, including Art, Barber, 
Beauty, Dance, Drama, Music and Swimming C X C  

Wireless telecommunication facilities (subject to 
Development Plan Review per Eastvale Zoning Code) CP CP CP  

     
Legend: 
P = Permitted-by-right     C = Conditionally permitted     X = Prohibited 
CR = Commercial Retail   BP = Business Park   I = Industrial 
Notes: 
1 CR may include an approximately 130 room hotel on 2.5 acres anywhere within the planning 

area. 
2 Ancillary uses to the main use, such as offices, storage, and meeting rooms in the Industrial area 

or small retail spaces in the Business Park area, are permitted provided they are supportive of  
the main business and do not exceed 1/3 of  the total floor area of  the tenant space. 

3 Live entertainment and dancing require approval of  a CUP. 
4 All on and offsite liquor sales require a CUP. 
5 CUP required for outdoor displays of  lumber, garden, and nursery items. 
6 In the Business Park area, there is a limit of  40,000 square feet for a single-tenant building or 

40,000 maximum square feet for each tenant in a multi-tenant building. 
7 In the Hospital overlay area, all uses in the underlying designations (Commercial Retail, 
Industrial, and Business Park) are permitted as shown in this table. 
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Prohibited Uses  
The following uses have been determined to be inappropriate in this Specific Plan 
and are prohibited in all land use planning areas.  

 Abattoir (slaughterhouse) 
 Auto wrecking 
 Check-cashing and payday advance 
 Junk or salvage yard 
 Hazardous materials processing, treatment, or storage  
 Kindergarten through 12th grade schools 
 Motels (temporary lodging with exterior room doors and halls) 
 Outdoor manufacturing, processing or similar outdoor activities 
 Recycling facilities 
 Residential uses including caretaker units 
 Single-room occupancy units  
 Medical Marijuana Dispensary 
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Development Standards  
The following development standards are City regulations for each land use area 
established in this Specific Plan. 

Table 2-3 
Development Standards 

Standard 
Commercial 

Retail Industrial 
Business 

Park 1 
Hospital 
Overlay 

Building Site Specifications  
Min. lot size  None 40,000 s.f. 10,000 s.f. Least restrictive 

standard applies Min. lot width 75 ft. 200 ft. 75 ft. 

Min. landscape cover 2 15% 10% 15% 
15% for Hospital 

development 
Landscaped Setback 3,4  
From Cantu-Galleano 15 ft. to parking, 15 ft. to buildings NA 
From Hamner  15 ft. to parking, 15 ft. to buildings 
From Bellegrave 30 ft. to parking, 30 ft. to buildings NA 
From Internal Streets A and B 20 ft. to parking, 30 ft. to buildings 
From Caltrans I-15 ROW 30 ft. to parking, 40 ft. to buildings NA 
Height  
Max. height 5, 6 50 ft. (75 ft. 7)  50 ft. 8 50 ft.8 125 ft. 
Building Separation 9  
Min. side 25 ft. 25 ft. 25 ft. 25 ft. 
Min. front entries 25 ft 25 ft. 25 ft. 25 ft. 
Min. rear 25 ft 25 ft. 25 ft. 25 ft. 
Notes: 
NA – Not applicable 
1 There is a maximum area of  40,000 square feet for a single-tenant building or 40,000 square feet for each 

tenant in a multi-tenant building.  
2 See the landscape provisions in this Chapter and in Appendix A, Plant Palette, for greater detail. 
3 All building and landscaping setbacks shall be measured from the right-of-way line, as defined by the 

Zoning Code that is in effect at the time a project is submitted.  
4 Landscaped setbacks accommodate landscaping, fences, walls, signs, entry monuments, benches, and other 

similar elements. Conceptual landscaped setbacks are depicted on Figures 2-3 to 2-9. 
5 Maximum building height is defined as the height from finished grade to the top of  the roof  pitch or top 

of  parapet, whichever is greater. There is no limit on the number of  stories within the maximum building 
height. 

6 Uninhabitable architectural features, such as towers, may exceed the maximum height limit of  the 
Commercial Retail and Business Park area by 20 percent, and mechanical penthouses may exceed the 
maximum height limit by 10 percent. 

7 The maximum building height for hotels in the Commercial Retail land use area is 75 feet.  
8 The maximum height at the setback line is 50 feet. For each foot of  additional setback provided, an 

additional foot of  height is permitted up to a maximum of  60 feet to the roof  peak or top of  parapet wall. 
A height between 61 and 150 feet may be permitted as detailed in the City of  Eastvale Zoning Code that 
is in effect at the time a project is submitted. 

9 Building separation is measured between the nearest exterior walls of  two adjacent, non-attached 
structures. Non-habitable projections, such as eaves, bay windows, and architectural detailing, may extend 
two feet into the separation area. 
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Standards Applicable to All 
Uses/Development 
The following standards apply as shown below. 

Antennas 
 A satellite antenna may be installed on a lot in any zoning district provided 

that: (1) it is not located in a required setback from a street; (2) the antenna 
or satellite antenna is located on the rear one-half of the lot (if roof 
mounted), and; (3) the antenna does not exceed 10 feet if installed on the 
ground or, if roof mounted and screened, as defined by the Zoning Code 
that is in effect at the time a project is submitted, the maximum building 
height for the district in which the satellite antenna is located. 

 Antennas and Direct Broadcast Satellite (DBS) are permitted to be installed 
in locations that are not readily seen from neighboring properties or from 
public streets.  

 Wireless communication facilities shall comply with the standards as 
defined by the Zoning Code that is in effect at the time a project is 
submitted. 

Lighting - Exterior 
The exterior lighting standards listed below are intended to provide illumination, 
highlight unique features, and provide security in a manner that does not impact 
light-sensitive uses, such as residences.  

 Parking areas shall have lighting that provides adequate illumination for 
safety and security as approved by the City of Eastvale Building 
Department. At a minimum, parking lot lighting fixtures shall maintain 1 
foot-candle of illumination at ground level at any location within the 
parking facility, excepting at convenience markets, where the standard is a 
minimum of 1.5 foot-candles. 

 The maximum level of exterior light at any property line is 1 foot-candle 
and 0.5 foot-candle at any residential property line. 

 Exterior lighting fixtures shall utilize energy-efficient fixtures.  
 Exterior light fixtures, including those in parking and loading areas, shall 

not exceed 25 feet in height above finish grade and shall be consistent with 
the architectural theme of the facility served.  

 All exterior lighting, including security lighting, shall be directed away from 
adjoining properties and the public right-of-way. 

 All lighting fixtures, other than pedestrian walkway lighting of 
approximately 3 feet in height, shall be shielded (equipped with glare 
reflector shields designed to redirect spill lighting down and away from 
surrounding areas) such that no light is emitted above the horizontal plane 
of the bottom of the light fixture. 
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 Office, hotel, and commercial structures shall incorporate shielded exterior 
lighting to illuminate significant exterior architectural features, signage, and 
unique landscape features.  

 Where security may be an issue, motion-sensitive lights or other 
alternatives acceptable to the City shall be used to provide security lighting 
for loading docks, outdoor storage areas, and other areas used 
intermittently at night.  

Parking, Loading, and Access 
 Disabled parking shall be provided per the requirements of the California 

Building Code.  
 All commercial sites shall be evaluated for parking on a project-by-project 

basis per requirements in Table 2-4. Prior to the establishment of any use, 
City staff shall review the proposal in relation to the approved site plan to 
ensure there is adequate parking. In the event that there is not enough 
parking to satisfy the proposed use, the applicant may propose any 
combination of:  

• Parking lot restriping (staff-level approval) 
• Parking management strategies, such as employee parking, 

reserved parking, valet parking, or other acceptable measures 
(CUP required) 

• Shared parking analysis, prepared by a traffic engineer, to be used 
as the basis for calculating parking requirements for the center 
(CUP required) 

 All large commercial uses of 15,000 square feet or greater, except medical, 
require one loading space unless otherwise noted.  

 Standard parking stalls shall be designed in accordance with the standards 
as defined by the Zoning Code that is in effect at the time a project is 
submitted. 

 Up to 20 percent of all parking spaces may be compact spaces with 
minimum stall dimensions of 8 feet wide and 16 feet long. 

 Each parking space or facility shall have adequate drive aisles and usable 
turning and maneuvering areas as defined by the Zoning Code that is in 
effect at the time a project is submitted. 

 All parking areas, loading facilities, and drive aisles shall be surfaced and 
maintained with asphaltic concrete, cement, or other permanent 
impervious or pervious surfacing material that is acceptable to the City 
Engineer. 

 All drive-through banks, pharmacies, and eating facilities shall have a 
minimum 150-foot driveway to an ATM or menu board. The drive-
through driveway must be designed to provide clearly marked and safe 
pedestrian crossing to the building entrance(s) and not be located where 
cars staking may result in blocking ingress/egress to the site. 

 Where practical, new developments on separate parcels are encouraged to 
provide common access and parking areas. Reciprocal parking and 
driveway easements are encouraged. 
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 Parking spaces for low-emitting, fuel-efficient, and carpool/van pool 
vehicles will be provided per the California Green Building Standards 
Code. 

 Parking lots shall comply with the Eastvale Zoning Code that is in effect at 
the time a project is submitted except for some of the required parking 
spaces (up to 15% of required spaces) that are located within the truck 
parking areas. 

 On-street parking is prohibited. 

The parking standards for the minimum number of  parking spaces required for 
each use or equivalent use in the GCCE shall be as follows. All uses not specifically 
listed or substantially equivalent to a listed use are subject to the number of  parking 
spaces required as defined by the Zoning Code that is in effect at the time a project 
is submitted.  

Table 2-4   
Parking Standards1 

Use Standard 
Community shopping center, 
including those with restaurants 

5.5 spaces per 1,000 square feet of  net leasable floor 
area.2 

Hotel 1 space per hotel room plus two additional spaces 
for managers 

Restaurants and other eating 
establishments including drive-thru 

1 space per 45 square feet of  public serving and 
seating area 

Professional office (e.g. financial, 
real estate, medical office, etc.) 

1 space per 200 square feet of  professional office 
area.2 

Light assembly/light 
manufacturing/light industrial 

1 space per 250 square feet of  office area, plus 1 
space per 500 square feet of  fabrication area, plus 1 
space per 1,000 square feet of  storage area. 

Hospitals and Clinics 1 space  per 2 patient’s beds, and one space per 
vehicle owned and operated by the hospital or clinic 
plus one space per staff  member of  largest shift 

Medical and Dental Offices 1 space per 200 square feet of  net leasable floor area 
Warehousing/distribution 3 1 space per 250 square feet of  office area, plus 1 

space per 1,000 square feet for to the first 40,000 
square feet of  building space and 1 space per 4,000 
square feet beyond the initial 40,000 square feet.  

Notes: 
1 Additional parking that may be required based upon the specific tenant - beyond those that are 

provided at construction - must be designed to comply with the parking ratios listed in the City of  
Eastvale Zoning Code. 

2 Where multiple tenants and/or uses occupy the same building, the parking shall be calculated 
based upon the floor area of  each tenant. In the event that all or some of  the tenants are not 
known, City staff, in concert with the developer/property owner, shall make assumptions as to the 
mixture of  likely tenants to establish a base level of  parking. 

3 A maximum of  15% of  the required parking spaces may be located within truck parking areas 
without meeting the landscape and shade requirements as defined by the Zoning Code that is in 
effect at the time a project is submitted. This in no way limits the amount of  passenger vehicles 
that may park in truck parking areas if  the parking requirements of  the City of  Eastvale Zoning 
Code are met. 
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Parking - Shared 
 The implementation of a shared parking agreement is intended to serve 

tenants with distinctly different peak hour parking demands.  
 Sufficient evidence shall be presented to the Planning Director to 

demonstrate that no substantial conflict in the principal hours or periods of 
peak demand will exist between the uses or structures which propose to 
share parking. 

 The uses or buildings for which an application for shared parking is being 
made shall be located within 150 feet of the parking area to be shared. 

 No more than 50 percent of the parking space requirement shall be met 
through shared parking. 

 Parties sharing off-street parking facilities shall provide evidence of a 
reciprocal parking agreement for the join use by a legal instrument 
approved by the Planning Director.  

Loading 
 In the Business Park Land Use Planning Areas, each tenant is permitted a 

maximum of one dock high loading door per 8,000 square feet (maximum 
5 dock-high doors per 40,000 square feet) and up to 2 roll-up doors. 

 Loading docks shall not be located directly in front of a driveway unless 
there is a minimum of 150 feet of separation between the dock and the 
driveway. 

 A minimum of 120 feet unobstructed clearance, measured perpendicularly 
from the face of the truck loading door, shall be required for loading areas. 

 Dock high doors and roll-up tenant doors will be screened with landscape 
treatment to prevent visibility from the public-right-of-way. 

Performance Standards 
Sustainability 

 The GCCE shall be developed to meet the California Green Code building 
standards adopted by the City. It should be noted that this plan already 
incorporates several sustainable features including: 

• Green infrastructure to collect stormwater on-site through the use 
of stormwater management practices such as the incorporation of 
infiltration basins and bioswales. 

• Sustainable landscaping and efficient irrigation practices to 
promote water conservation and reduce water demand. 

• Building-level sustainability practice related to indoor/outdoor air 
quality, lighting, and building envelope. 

• Resource conservation practices addressing water, energy heating, 
ventilation and air conditioning (HVAC), mobility, and solid 
waste. 
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Noise and Vibration  
 Noise and vibration control shall comply with the United States 

Department of Labor Occupational Safety & Health Administration, the  
City of Eastvale Zoning Code that is in effect at the time a project is 
submitted, and mitigation measures from the certified environmental 
impact report prepared for this Specific Plan. 

 Due to the proximity to residences, drive-through and delivery operations 
shall be limited to the hours of 7:00 am to 10:00 pm, Monday through 
Friday, and 9:00 am to 10:00 pm on weekends and holidays in the Business 
Park land use areas, unless noise mitigation measures are provided to the 
City’s satisfaction to address potential noise impacts on adjacent noise-
sensitive uses. There are no restrictions on the hours of operations in the 
Commercial Retail or Industrial land use areas unless specifically enacted as 
a condition of approval for the establishment of a particular use. 

Odor 
 The creation of noxious odor from construction, operation, or 

maintenance of the project shall be regulated as defined by the Zoning 
Code that is in effect at the time a project is submitted and any applicable 
standards of the United States Department of Labor Occupational Safety 
& Health Administration. 

Particulate Matter 
 The management of particulate matter, also known as airborne dust, from 

construction, operation, or maintenance of the project shall comply with 
the United States Department of Labor Occupational Safety & Health 
Administration standards, the City of Eastvale Zoning Code that is in 
effect at the time a project is submitted, and mitigation measures from the 
certified environmental impact report prepared for this Specific Plan.  

Property Maintenance 
Conditions, Covenants and Restrictions (CC&Rs) shall be adopted to provide strict 
control over the development, construction, and maintenance of  all properties 
within the project. This is essential to achieving and maintaining the high level of  
development quality envisioned for the GCCE over time. All properties shall be 
maintained in an acceptable condition, which necessitates the following activities. 

 Removal of trash, discarded materials, and equipment. 
 Removal of trailers or other vehicles either unrelated to the on-site 

business or in a deteriorated or incomplete condition. 
 Removal of containers or shipping materials after their function is 

accomplished. 
 Irrigation, seeding, pruning, and necessary replanting of landscaping areas. 
 Painting or appropriate preservation of building façades and walls. 

July 2015 Page 2-17 



Development Criteria 

Walls, Screening, and Refuse Receptacles 
 Walls and screening (including landscaping) shall not impede the visibility 

of driveways and intersections, as defined by the Zoning Code that is in 
effect at the time a project is submitted. 

 The Police Department shall be consulted regarding any safety concerns 
that may result from proposed walls or screening. The Planning Director 
shall balance the applicant’s security needs with aesthetic and police 
concerns in any recommendations for modifications to proposed walls and 
screening.  

Walls and Fences 
 Walls and fences shall be allowed provided they meet the following 

requirements: 
• The height of walls and fences shall be measured from the top of 

the highest adjacent grade. Unless otherwise noted or if adjacent 
to an exterior public street, the measurement shall be taken from 
the side of the exterior public street. 

• Landscaping shall be used to screen walls or fences that are visible 
from an exterior public street and that exceed 50 feet in 
uninterrupted length. 

• Unless otherwise noted, solid masonry walls shall be a minimum 
of 6 feet in height and a maximum of 9 feet in height as seen from 
public view. 
 When a retaining wall is necessary, combined retaining walls 

and walls shall be permitted as long as they do not exceed a 
combined total height of 15 feet as measured from the lowest 
adjoining grade if the walls are not visible from a public street.  

 If the walls are visible from a public street the maximum 
combined total height is 9 feet. 

• All fences and walls shall be designed to be compatible with the 
overall architectural style, of a durable quality, and of a color and 
material complementary to the overall physical design.  

• The following types of materials are acceptable: 
 Concrete masonry walls (CMU) 
 Bricks 
 Tile 
 Tilt-up concrete 
 Tubular steel 

• The following types of fence materials are prohibited: 
 Barbed wire 
 Wood 
 Wire 
 Corrugated metal 
 Electrically charged fences 

Plain, exposed plastic concrete/PCC 
 Chain-link with or without grape stake fencing or similar 

materials (may be used on a temporary basis during 
construction) 
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Utilities and Equipment 
 All utility connections shall be coordinated with the development of the 

site and will not be exposed, except where deemed appropriate or 
necessary by the City or the local utility provider. 

 All electrical distribution less than 66 kv, telephone, cable TV, and similar 
service wires and cables shall be installed underground or within buildings.  

 Utility equipment, such as surface-mounted transformers, pedestal-mounted 
terminal boxes and meter cabinets, and sprinkler manifolds, may be placed 
aboveground, provided they are screened from view as required by the 
local utility provider. 

 All roof-mounted equipment, including but not limited to, mechanical 
equipment, tanks, and ducts, shall be screened on all sides from street-level 
public view and neighboring structures by a parapet wall, decorative 
enclosure, or other architectural element. Equipment screening shall be 
designed and painted to match the building and shall be equal to the 
maximum height of the equipment. All vent pipes and similar devices that 
are attached to the building shall be painted to match the building. All roof-
access ladders shall be screened from view or painted to match the 
building.  

 All walls, fencing, or screening materials shall be maintained in a physical 
state similar to that at the time of installation. Repair and/or replacement 
of damaged, defective, or severely weathered materials shall be completed 
immediately upon occurrence or within a minimum of 20 days of 
notification by the City. 

 Ground-mounted equipment, including heating and air conditioning units 
and trash receptacles, shall be completely screened from view from 
surrounding properties through the use of screen walls, landscaping, or 
other methods. 

 All serving utilities shall be installed underground.  
 Multitenant spaces are permitted to be metered individually, in clusters, or 

submetered. 

Loading and Storage 
 All storage, including cartons, containers, materials, or trash shall be 

shielded from view within a building or an area enclosed by a solid fence, 
wall, or other screening mechanism approved by the Planning Department 
with input from the Police Department. 

 Loading docks and outdoor storage areas that directly face exterior public 
streets (Cantu-Galleano Ranch Road, Bellegrave Avenue, and Hamner 
Avenue) shall be screened from pedestrian-level view by any combination 
of landscaping, berms, decorative walls, or fencing. 

 Loading docks and outdoor storage areas that directly face I-15 shall be 
screened by any combination of landscaping, berms, fencing, or walls. 

 Loading docks, outdoor storage areas, and on-grade loading areas not 
related to large trucks (4 axles) that face directly onto interior streets are 
not required to be screened; however, physical separation and landscaped 
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elements are necessary to soften and interrupt direct views of the loading 
areas.  

 At a minimum, a 20-foot-wide landscaped planting area shall be provided 
along the sidewalk edge when loading docks face directly onto interior 
Streets A and B and shall include any combination of landscaping, berms, 
fencing, or solid walls. 

 Enclosed service areas or private drives serving multiple tenants need only 
provide screening at access points. 

Refuse and Recycling Receptacles 
 Trash enclosure designs and installations will be reviewed by the City 

during development review for individual parcels, per Chapter 5, 
Implementation and Administration. 

 Refuse and recycling receptacles shall be completely screened from public 
rights-of-way at the pedestrian level through site orientation, enclosures, 
and/or landscaping. 

 All development shall be provided with the number and size of trash and 
recycling receptacles required as defined by the Zoning Code that is in 
effect at the time a project is submitted. 

 Stormwater pollution from refuse storage areas shall comply with 
requirements as defined by the Zoning Code that is in effect at the time a 
project is submitted. 

Water Quality Facilities 
 Water quality facilities shall be permitted in all land use areas and will be 

reviewed on a case-by-case basis by the City Engineer.  
 Water quality control features may include drainage swales, detention 

basins, and other facilities and may be included in required landscape 
coverage calculations with the approval of the Planning Department. 

 All water quality facilities will be: 1) screened with plants or fencing, 2) 
landscaped in a manner consistent with the approved landscaped plans for 
the surrounding properties, or 3) designed to serve as functional open 
space, such as a park.  

 Grading and building layout will determine the final location of onsite 
water quality facilities. 

Temporary Outdoor Activities 
Temporary outdoor activities are events (with or without charge) that are held outside 
on public or private property on a short-term basis. Temporary outdoor activities 
shall comply with the standards as defined by the Zoning Code that is in effect at 
the time a project is submitted.  
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Mobility Plan 
The envisioned internal vehicular circulation system is designed to work with the 
existing framework of  roads in the City. The streets hierarchy and signalized 
intersection locations are identified in Figure 5-1, Vehicular Circulation Plan, in 
Chapter 5, Implementation and Administration.. 

Development Criteria 
 Street sections are provided in Figures 2-3 to 2-9. Note that street widths, 

lanes, and amenities are subject to change with City approval as a minor 
revision per Chapter 5, Implementation and Administration, and as consistent 
with the traffic study prepared for the project. 

 Truck traffic is not permitted to travel to Bellegrave Avenue from the 
Industrial land use area. To prevent this and restrict truck traffic to Cantu-
Galleano Ranch Road and Hamner Avenue, there shall not be direct 
vehicular access on internal streets between the southern Business Park 
area and the Industrial land use areas. 

 The signalized intersection off of Hamner Road shall either be aligned or 
appropriately off-set with those in the New Model Colony in the City of 
Ontario to the west.  

 High-profile cargo trucks are permitted to enter and exit the project via 
Cantu-Galleano Ranch Road and Hamner Avenue; both are modified 
urban arterial highways.  

Pedestrian and Bicycle Mobility 
Pedestrian and bicycle mobility are mainly provided along roads and sidewalks, as 
shown on Figure 5-2, Non-Motorized Circulation Plan in Chapter 5, Implementation 
and Administration. In addition, pedestrian and bicycle mobility will be provided 
internally within each development to allow connectivity from the streets to the 
businesses themselves. The following policies shall direct the development of the 
pedestrian and bicycle system in the GCCE: 

 Commercial and office developments shall provide pedestrian connections 
from the streets to the interior of the project that minimize conflicts with 
vehicular traffic. This may mean sidewalks at main access points or other 
clearly marked, safe alternatives.  

 Pedestrian access to and from the site will be provided by sidewalks and 
crosswalks along the perimeter of the project site.  

 Sidewalks shall be as shown on Figures 2-3 to 2-9. 
A connection for pedestrians and bicycles shall be provided between the 
southern Business Park area and the Industrial land use areas. If not 
located on a street, the connection shall consist of a minimum 10-foot-
wide concrete path with landscaping on each side.  

 A connection for pedestrians and bicycles shall be provided between the 
Business Park on Hamner Avenue and the adjacent Commercial/ Retail 
use. 

Exterior and Interior Streets 
Exterior public streets are Cantu-

Galleano Ranch Road, Bellegrave 
Avenue, and Hamner Avenue. 

Interior streets A and B are 
designed to provide vehicular 
access to the commercial and 

industrial areas and non-vehicular 
connectivity between the land use 
areas. If provided in the future, 
streets A and B are also wide 
enough to allow bus stops. 

Other interior streets are inside the 
project site, but are focused on 

providing building access instead 
of general circulation. 
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 Bicycle parking shall be provided per the California Green Building 
Standards Code or the Eastvale Zoning Code that is in effect at the time a 
project is submitted, whichever is higher. 

Landscape Plan 
 All planting and irrigation will comply with Ordinance No. 859 and with 

the “County of Riverside Guide to California Friendly Landscaping.” 
 All plant materials shall comply with Appendix A, Plant Palette. 
 Non-potable water shall be utilized for landscape irrigation if facilities are 

made available in the project vicinity by the water purveyor. 
 Permanent, 100 percent automatic irrigation facilities shall be provided in 

all landscaped areas.  

Common/Perimeter Landscaping 
 Landscaping in the public right of way shall be as shown Figures 2-3 to 2-9. 

Note that landscaping widths and materials depicted on the Figures are 
subject to change with City approval as a minor revision per Chapter 5, 
Implementation and Administration. 

Private Landscaping 
 All landscaping for individual parcels and water quality facilities must be 

consistent with the master landscape plan as addressed in Chapter 5, 
Implementation and Administration.  

 A minimum percentage landscaping in each land use area is provided in 
Table 2-3.  

 Landscape coverage shall be calculated from the property lines of 
individual buildings and perimeter property lines of multi-tenant 
developments. Items that may be counted toward the landscape coverage 
provisions include: ground-floor patios or courtyards, landscaped 
parkways, parking lot planters, water features, pedestrian pathways, planter 
areas, water quality facilities, landscape easements, and turf areas. 
Landscape coverage shall not include streets, driveways, or parking spaces. 

 All privately controlled setback areas fronting a public street shall be 
landscaped and permanently maintained so that plants are healthy and 
planting areas are routinely manicured.  

 Landscaping, planted berms, or walls up to 3 feet in height may be 
provided in parking areas facing public streets to provide screening from 
headlights. Landscaping or planter berms shall not interfere with vehicular 
sightlines at driveways and intersections. 

 Shading requirements in passenger vehicle parking areas are subject to the 
Eastvale Zoning Code that is in effect at the time a project is submitted. 

Landscaping helps to screen parking 
and add visual appeal. 
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 A minimum 20-foot-wide landscaped planting area shall be provided along 
the sidewalk edge when loading docks face directly onto an interior street 
and shall include any combination of landscaping, berms, fencing, or solid 
walls. 

 Planters or end islands shall be provided to physically and visually separate 
the ends of parking bays from drive aisles. Planters shall be a minimum of 
5 feet plantable area in width and contain landscaping to screen parking 
spaces and trees to provide shade.  
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Figure 2-2 Street Section Locations 

Source: SiteScapes 

Not to Scale 
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Figure 2-3 Hamner Avenue Sections A and B(Modified Urban Arterial) 
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Figure 2-4 Cantu-Galleano Ranch Road Sections C and D (Modified Urban Arterial) 

 

July 2015 Page 2-29 



Development Criteria 

This page intentionally left blank. 

 Page 2-30 July 2015 



 

Figure 2-5 ‘A’ Street Sections E and F (Modified Industrial Collector)  
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Figure 2-6 ‘B’ Street Section G (Modified Industrial Collector) 
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Figure 2-7  Bellegrave Ave Street Section H (Modified Major Highway) 

 

Note: Subject to change per conditions of approval 
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Figure 2-8  Bellegrave Ave Street Section I (Modified Major Highway) 

 

Note: Subject to change per conditions of approval 
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Figure 2-9 Industrial Area and Caltrans Right of Way Section J 
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Grading and Infrastructure Plans 
Phasing and Approvals 
Grading and infrastructure will be built as described below and illustrated in 
Chapter 5, Implementation and Administration. Prior to any grading or development in 
the Specific Plan area, master grading and infrastructure plans will be submitted as 
described in Chapter 5, Implementation and Administration.  

The phasing of  infrastructure is described in Chapter 5. 

Drainage Plan  
This Specific Plan is within the Riverside County Flood Control and Water 
Conservation District. An existing 60-inch storm drain and the County Line 
Channel are on the southwestern end of  the Specific Plan site, along Bellegrave 
Avenue. Additional drainage facilities are proposed to serve the project, including 
the 72-inch north–south and 36-inch east–west storm drains. The Drainage Plan is 
shown in Chapter 5, Implementation and Administration. 

Drainage Planning Regulation 
 The final design and location of drainage facilities will be determined 

through parcel map and grading permit procedures. The final drainage plan 
will be reviewed by the City during development review, per Chapter 5, 
Implementation and Administration. 

Grading  
The current condition of  the site is generally level, but grading will be necessary to 
accommodate this Specific Plan. This Specific Plan does not require that the site be 
graded in a particular way, but does require that the regulations below be followed in 
the design of  all grading plans. 

Grading Planning Regulations 
 The project area will be graded to balance onsite. All sloping of grades shall 

be behind pedestrian or bicycle paths.  
 The grading plan shall show the drainage of all planting areas and the 

height of mounds. Mounds shall not exceed three-to-one slope, and no 
mound over thirty inches high shall be placed within ten feet of any street 
and/or alley intersection. 

 Retaining walls shall have a maximum exposed height of 8 ft. measured 
from the lowest ground elevation. 

 Graded slopes shall be limited to a maximum steepness ratio of 2:1 
(horizontal to vertical) unless otherwise approved by the City Engineer. 
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Development Criteria 

 Any grading which includes 50 or more cubic yards of grading requires a 
grading permit from the Public Works/Engineering Department. 

 All grading shall conform to the California Building Code and to all other 
relevant laws, rules and regulations governing grading in the City of 
Eastvale. 

 Grading plans will be reviewed by the City during development review, per 
Chapter 5, Implementation and Administration. 

Water Plan  
The Jurupa Community Service District provides water and wastewater services to 
Eastvale. There are existing water lines west of  the Eastvale Commerce Center site 
along Hamner Avenue. The Water Plan is shown in Chapter 5, Implementation and 
Administration. 

Water Planning Regulation 
 The water plan will be refined during the parcel map process. The final 

water plan will be reviewed by the City and the Jurupa Community Services 
District during development review, per Chapter 5, Implementation and 
Administration. 

Wastewater Plan 
A Jurupa Community Services District wastewater line is located along Hamner 
Avenue, but was designed to receive primarily industrial waste. Additional 
wastewater lines may be necessary to transport non-industrial waste to the Western 
Riverside County Regional Wastewater Authority Regional Wastewater Reclamation 
Plant.  

The Sewer Plan is shown in Chapter 5, Implementation and Administration. 

Wastewater Planning Regulations 
 The location of wastewater infrastructure needed to serve the project will 

be refined during the parcel map process. The final wastewater plan will be 
reviewed by the City during development review, per Chapter 5, 
Implementation and Administration. 
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APPENDIX B: GLOSSARY 
Acres, g ross: The entire acreage of  a site. Gross acreage is calculated to the center-
line of  proposed bounding streets and to the edge of  the right-of-way of  existing or 
dedicated streets. 

Alternative fuels: Any materials or substances that can be used as fuels, other than 
conventional fuels. Conventional fuels include: fossil fuels (petroleum (oil), coat, and 
natural gas), as well as nuclear materials such as uranium and thorium. Well-known 
alternative fuels include biodiesel, bioalcohol (methanol, ethanol, butanol), 
chemically stored electricity (batteries and fuel cells), hydrogen, non-fossil methane, 
non-fossil natural gas, vegetable oil, propane and other biomass sources. 

Assembly: The practice of  taking individual parts and joining them to form a 
whole good. Typical items requiring professional assembly include but are not 
limited to apparel, furnishings, and electronic devices. These activities occur within 
an enclosed building and would not result in large amounts of  noise, dust or smoke 
that would be by-products of  a heavy type of  industrial use. 

Buffer: An area of  land separating two distinct uses that acts to soften or mitigate 
the effects of  one use on the other. 

Buildout: Development of  land to its full potential or theoretical capacity as 
permitted under current or proposed planning or zoning designations. 

Commercial day care centers: A facility of  any capacity that provides nonmedical 
care to persons in need of  personal services, supervision or assistance essential for 
sustaining the activities of  daily living or for the protection of  the individual on less 
than a 24-hour basis and which is either:  

A. Child Day Care Center. A day care center which provides day care to 
children under 18 years of  age, other than a family day care home. Child 
day care center includes infant centers, preschools (inclusive of  
Montessori), extended day care facilities and school age child care centers. 

B. Adult Day Care Center. A day care center which provides day care to 
persons 18 years of  age or older. 

Commercial kitchen: Incorporates cooking stations and appropriate equipment 
designed to operate the stations and handle large-scale food preparation. Sample 
stations include catering, baking, grill and sauté. Restaurants incorporating 
education classes might also feature stations for cooking instruction. 

Distribution: See “Warehousing/distribution.” 
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Appendix B Glossary 

Feasible: Capable of  being accomplished in a successful manner within a 
reasonable period of  time, taking into account economic, environmental, social, and 
technological factors. 

Hotel: A building designed for or occupied as the more or less temporary abiding 
place of  individuals, in which there are six or more guest rooms, and provisions may 
be made for cooking in the guest rooms. Hotel rooms which are only accessible 
through internal hallways. Retail space, including but not limited to restaurants, 
convenience store/market, copy center/postal service center/blue printing, drug 
stores, flower/gift shops, general merchandise, and miscellaneous indoor 
repairs/services, are is allowed within the building or on the same site.  

Incidental: Ancillary or secondary by nature. For example, automobile uses that 
require repair and incidental retail sale of  spare parts.  

Incidental Storage: The storage of  goods that are Incidental to the primary 
occupancy, generally stored within storage rooms greater than 100 square feet in an 
area.    

Laboratories: A facility characterized by special purpose equipment or a specific 
space configuration that limits instructional or research activities to a particular 
discipline or a closely related group of  disciplines. These activities may be found in 
all fields of  study including letters, humanities, natural sciences, social sciences, 
vocational and technical disciplines. Example laboratories include film, medical, 
dental, R&D, etc.    

Manufacturing: The fabrication (process in which an item is made from raw or 
semi-finished materials instead of  being assembled from ready-made components 
or parts), processing (procedures involving chemical, physical, electrical or 
mechanical steps to aid in the manufacturing of  an item or items), packaging 
(technology of  enclosing or protecting products for distribution, storage, sale, and 
use) and assembly (practice of  taking individual parts and joining them to form a 
whole good ) of  materials from parts that are already in processed form and that, in 
their maintenance, assembly or operations, create a negligible amount of  smoke, 
gas, odor, dust, sound, or other objectionable influences that might be obnoxious to 
persons conducting business on-site or on an adjacent site. Typical items requiring 
manufacturing include but are not limited to apparel, furnishings, and electronic 
devices. 

Manufacturing, Heavy: Manufacturing that requires some outdoor activity (noise 
or odor) and/or storage. 

Manufacturing, Light: Manufacturing that occurs entirely within an enclosed 
building. 
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Light industrial and manufacturing:  Typical uses include assembly, disassembly, 
fabricating, finishing, packaging, and repairing or processing materials. These 
activities occur within an enclosed building and would not result in large amounts 
of  noise, dust or smoke that would be by-products of  a heavy type of  industrial use. 

Modified Gross Acreage: Total acreage minus the backbone streets. 

Permit: Any license, certificate, approval, or other entitlement for use granted or 
denied by any public agency which is subject to the provisions of  this Specific Plan. 

Personal services: Activities where people offer their knowledge and time to 
improve productivity, performance, potential, and sustainability. The production of  
services instead of  end products. Typical personal services include but are not 
limited to barbers, nail shops, dry cleaners, locksmiths, tailors, shoe repair, massage, 
etc. 

Primary exposure: The front of  a building. In commercial spaces the primary 
exposure is where most shoppers will enter.  

Public view:  Spaces visible at grade by persons in public areas such as from public 
streets, and pedestrian areas, such as parking lots and walking paths. 

Research and Development: Activities in connection with corporate or 
governmental innovation such as science and technology (laboratories), education 
and training (training facilities). 

Secondary exposure: The second to most visible side of  a building, in terms of  
public view.   

Storage, Incidental: See “Incidental Storage.” 

Structure: Anything constructed or erected and the use of  which requires more or 
less permanent that requires location on the ground or attachment to something 
having a permanent location on the ground, but not including the following: 
(excluding swimming pools, fences, and walls used as fences) 1) walls or fences less 
than six feet in height, 2) banner signs. 

Warehousing / distribution: The receipt and temporary stocking of  products 
(goods) to be redistributed to retailers, wholesalers, or directly to customers. 

Wholesaling: This includes the movement and storage of  raw materials, work-in-
process inventory and finished goods from a point of  origin to point of  
consumption. Uses would include goods movement (import, export and sales of  
product). 
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Appendix B Glossary 

Zoning: The division of  a city or county by legislative regulations into areas, or 
zones, which specify allowable uses for real property and size restrictions for 
buildings within these areas. 
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ATTACHMENT 2 

Proposed changes to Chapters 1 and 2 and Glossary 
with all changes incorporated 

 

 



1:  INTRODUCTION 

Overview 
A specific plan is a policy tool to implement the vision for a defined area in greater 
detail than provided in a general plan and through more customized development 
and design standards than those found in a zoning code. The Goodman Commerce 
Center at Eastvale (GCCE) Specific Plan serves as the long-range plan for 
development of  a retail, hospitality, and employment center, including warehouse 
distribution facilities and a business park. It guides all future development proposals 
within the project area. (Please see the Development Plan Overview section later in 
this chapter for a more detail description of  the development concept.) This 
Specific Plan provides detailed text and exhibits describing the various land uses, 
development standards, design guidelines, and circulation and infrastructure 
improvements, as well as a systematic approach for project implementation and 
administration.  This document guides the buildout of  the property in a manner 
that is consistent with City and other applicable regulations and ensures that the 
various plan elements will be developed in a coordinated manner.  

Project Location 
Eastvale is in the northwestern corner of  Riverside County, as shown in Figure 1.1, 
Regional Location. The GCCE site is shown in Figures 1.2, Local Vicinity, 1.3, 
Aerial Photo, and 1.4, Existing Conditions. It is bordered by Cantu-Galleano Ranch 
Road to the north, I-15 to the east, Bellegrave Avenue to the south, and Hamner 
Avenue to the west.  

Surrounding land uses within 1,000 feet of  the project site include, industrial to the 
north, agricultural land and diary to the west, residential to the south, and the I-15 
highway to the east. Most of  these areas are developed with a few vacant parcels 
further east within the City of  Jurupa Valley. Land adjacent to the west of  the 
project site is located within the City of  Ontario. This land is guided by the City of  
Ontario’s New Model Colony Plan, which includes two specific plans, Esperanza 
and Rich Haven. These two specific plans will guide future development of  
residential, commercial, office, and park land in the city of  Ontario.  

Specific Plan Authority 
California Government Code 
section 65450 establishes the 

authority for cities and counties to 
adopt specific plans by resolution 

as policy or by ordinance as 
regulation; identifies the required 
contents of a specific plan; and 
mandates consistency with the 

General Plan. 

The City of Eastvale establishes 
criteria and mandatory content for 
specific plans in Section 2.5 of the 

Zoning Code. 
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Reader’s Guide 
This Specific Plan is divided into the following chapters: 

Chapter 1: Introduction—Describes the objectives of  the project, compliance 
with guiding documents, description of  the location, and development concept of  
the GCCE Specific Plan. 

Chapter 2: Development Criteria—Provides the regulatory descriptions of  the 
land use plan, permitted uses, development standards, statistical data, mobility plan, 
and infrastructure plans. This chapter establishes much of  the City policy guiding 
the land use and physical development of  the GCCE site. Any requirements (City 
policies) are clearly distinguished from flexible guidance provisions by the use of  
certain terminology, as noted later in this chapter. 

Chapter 3: Design Guidelines—Addresses the aesthetic treatments for the 
GCCE. Any requirements (City policies) are clearly distinguished from flexible 
guidance provisions by the use of  certain terminology, as noted later in this chapter.  

Chapter 4: Signs—Contains the regulatory procedures and design guidance for 
signs. Any requirements (City policies) are clearly distinguished from flexible 
guidance provisions by the use of certain terminology, as noted later in this chapter. 

Chapter 5: Implementation and Administration—Contains the regulatory 
procedures for development processing, plan amendments, and narrative 
descriptions of the phasing of the GCCE. Requirements are clearly distinguished 
from flexible guidance provisions (“guidelines”), as noted later in this chapter. 

Appendices—Contains the landscape palette, glossary, General Plan consistency 
analysis, and conditions of  approval for the Development Plan Review and 
Tentative Map submitted with the Specific Plan. 
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Figure 1-1 Regional Location 
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Figure 1-2 Local Vicinity  
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Figure 1-3 Aerial Photo  
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Figure 1-4 Existing Conditions  
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Regulatory Structure 
This Specific Plan contains narrative (non-regulatory text that provides background 
or context), standards (regulatory requirements), and guidelines (regulatory 
measures used to evaluate applications and written to provide flexibility in the 
implementation of  aesthetic treatments and building practices). Each chapter may 
contain narrative, standards, and guidelines. 

Statements specifically listed as policies can be determined according to the use of  
the terminology noted below and are to be interpreted as statements of  City of  
Eastvale policy. Narrative descriptions and discussions are provided for background 
information and may assist decision makers with the interpretation of  policies. In 
chapters where standards, guidelines, and narrative relating to a particular topic are 
intermixed, they can be identified by the use of  the terminology described below.  

Terminology 
Statements occur throughout this plan in the form of  policies, standards, and 
guidelines that create expectations of  actions intended to implement the 
development concept. The following terms clarify the level of  commitment 
described in the plan and reflect those expected outcomes. 

Shall—This type of  policy statement will always be followed. Shall represents an 
absolute commitment to the guidance expressed in the policy. Shall statements are 
requirements. (Similar action words: require, regulatory, enforce, must) 

Should—This type of  guideline is followed in most cases; exceptions or degrees of  
implementation are acceptable with valid reasons. When reviewing proposed 
projects for compliance with this Specific Plan, the City of  Eastvale will evaluate the 
applicability of  these types of  policies and provide recommendations through the 
appropriate process. (Similar action words: may, guide, encourage)  

Allow—Permit someone else’s initiative and support it unless there is a significant 
reason not to. When reviewing proposed projects for compliance with this Specific 
Plan, the City of  Eastvale will evaluate the applicability of  these types of  policies 
and provide recommendations through the appropriate process. (Similar action 
words: permit, guide) 

Prohibit—This type of  regulatory policy is intended to actively prevent a specified 
condition or decision from occurring. (Similar action words: forbid, ban) 

Conceptually—This term is used to describe potential characteristics or forms of  
the plan based on the standards and guidelines but does not indicate a required 
design or solution. (Similar action words: concept, example, demonstrate, 
envisioned) 

Other terminology may appear in certain policy statements. These terms are to 
be interpreted according to their similarity to the appropriate term described 
above. 
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Relationship to Other Plans 
General Plan 
Specific plans are required to be consistent with the goals and policies of  the 
governing General Plan. The California Government Code states that a “specific 
plan shall include a statement of  the relationship of  the Specific Plan to the General 
Plan, and further, that it may not be adopted or amended unless found to be 
consistent with the General Plan.” The consistency between this Specific Plan and 
the City of  Eastvale General Plan is detailed in Appendix C, General Plan Consistency 
Analysis. 

If  approved, future subdivisions, building permits, and public works projects must 
be consistent with this Specific Plan (Government Code Sections 65455, 66473.5, 
65860, and 65401). All projects that are found to be consistent with this Specific 
Plan will likewise be deemed consistent with the City of  Eastvale General Plan. 

Zoning Code 
This Specific Plan provides standards, design guidelines, and development 
parameters unique to the project and is the “zoning code” for the project site. As 
such, this Specific Plan is the first source for direction regarding any proposed 
development and use in the project area; however, it is not the only source. In some 
cases, this Specific Plan provides direct references to the City of  Eastvale Zoning 
Code. In addition, where this Specific Plan is silent, applicable provisions of  the 
City of  Eastvale Zoning Code1, as determined to be appropriate by City staff, shall 
be utilized. Where a conflict exists between the standards contained herein and 
those found in the City of  Eastvale Zoning Code, the standards in this document 
apply. Please see Chapter 5, Implementation and Administration, for more detail 
regarding interpretations, authority, and plan administration.  

Since the land use designations and accompanying development standards are 
uniquely tailored to this project, there is no direct correlation to any one zoning 
category in the City of Eastvale Zoning Code. However, if a reference proves 
necessary in the future, Table 1-1 shows the most similar zoning categories from 
the Zoning Code to those found in this Specific Plan. The zoning designation 
for the entire project site will be “Goodman Commerce Center at Eastvale 
Specific Plan.” 

1 The procedures of the adopted Zoning Code as defined by the Zoning Code that is in 
effect at the time a project is submitted shall apply. 
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Table 1-1 

Zoning Equivalent to Specific Plan Land Uses 
Goodman Commerce Center at 

Eastvale Land Use Areas  City of Eastvale Zoning Code 
Commercial Retail (CR) General Commercial (C-1/C-P) 
Industrial (I) Manufacturing – Service Commercial (M-SC) 
Business Park (BP) Commercial Office (C-O) 
Hospital Overlay (H) Commercial Office (C-O) 

 

Environmental Impact Report 
The California Environmental Quality Act (CEQA) informs decision makers, staff, 
and the public about the potential environmental impacts of  development. The 
CEQA process provides an opportunity to address potential environmental impacts 
in order to maintain public health and safety.  

An environmental impact report (EIR) has been prepared to analyze and disclose 
the significant environmental impacts of  the Goodman Commerce Center at 
Eastvale Specific Plan (provided under separate cover). The EIR analyzes the 
project and potential alternative projects to identify any potential significant 
environmental impacts associated with the proposed future development of  the site. 
The EIR includes mitigation measures and a mitigation monitoring program that 
are required to be implemented as conditions of  development approval. 

Significant Site Opportunities  
Location and Accessibility 
Vehicular access is a driving factor in the design of  this plan. The Goodman 
Commerce Center at Eastvale is located along the I-15 between State Routes 60 and 
91. Interstate 15 is the major north–south connection between the high desert and 
San Diego County, while State Routes 60 and 91 connect Los Angeles and Orange 
counties to the Inland Empire and points east. 

The project’s immediate access via the interchange at Cantu-Galleano Road makes it 
an ideal location for business uses. Trucks will have a short distance between the 
project and a major interchange, an advantage for distribution and warehousing. 
This Specific Plan is designed to address the freeway as an asset by accommodating 
retail, hospitality, office, and industrial uses that benefit from freeway visibility and 
access.  

July 2015 Page 1-13 



Introduction 

Employment Opportunities 
Given its adjacency and access to the freeway, the project site is an opportunity for 
the City to attract businesses and expand employment opportunities. This Specific 
Plan accommodates uses that could employ entry-level, mid-level, and management 
positions in retail, hospitality, light manufacturing, light assembly, distribution, as 
well as a variety of  financial, medical, and service professions. This variety of  
employment opportunities can provide jobs for workers with a range of  education 
levels and skill sets.  

Development Plan Overview 
Vision and Objectives 
With its proximity to existing residential neighborhoods and direct freeway access, 
this site provides the ideal opportunity for a retail and employment center. This 
Specific Plan provides development standards and guidelines that direct the creation 
of  a high quality retail and employment center that provides:  

Diverse Business Opportunities—The Goodman Commerce Center at Eastvale 
accommodates a blend of  professional offices, light industrial, 
warehousing/distribution, business park, hospitality, hospital, and retail commercial 
uses.  

Objective: Develop the site with a variety of  uses that serve the local community and will 
be located close to residential areas to help reduce automobile trips and travel distances, 
which can help improve air quality and encourage non-automobile trips. 

Employment—Projections indicate that the Goodman Commerce Center at 
Eastvale could accommodate thousands of  jobs in convenient proximity to Eastvale 
residents that will help diversify employment opportunities in the vicinity. 2  

Objective: Provide a mix of commercial and industrial uses that utilizes the site’s job-
creation potential and that will be located in convenient proximity to Eastvale 
residents, thereby helping to diversify employment opportunities in the vicinity. 

Improved Jobs-Housing Balance—The Goodman Commerce Center at Eastvale 
provides needed employment opportunities, which affords Eastvale residents the 
chance to live and work within their community and helps improve the relationship 
and ratio between jobs and housing.   

Objective: Provide a variety of  new sources of  employment opportunities, which affords 
Eastvale residents the chance to live and work within their community and helps improve 
the relationship and ratio between jobs and housing. 

2 The source for employment generation projections is the Draft Environmental Impact 
Report, which utilized the Riverside County General Plan Appendix E. Socioeconomic 
Buildout Projection Assumptions & Methodology. 

Examples of some of the uses 
accommodated in the Goodman 
Commerce Center at Eastvale Specific 
Plan: hospitality (top), retail (second 
from top), industrial (third from top), 
and business park (bottom). 
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Resident-Serving Uses—The Goodman Commerce Center at Eastvale provides 
an opportunity for shopping, hospitality, and services to the local community via 
convenient access to major roads and the freeway. 

Objective: Provide shopping, hospitality, and services to the local community via 
convenient access to major roads and the freeway. 

Quality Master Planned Development—Development of  the Goodman 
Commerce Center at Eastvale is guided by this Specific Plan that requires 
architectural quality, unifying landscaping, appropriate signage, and welcoming 
entries. As a master planned development its buildings, infrastructure, landscaping, 
and street furniture are coordinated in terms of  use, access, and improvements. 

Objective: Provide a master-planned commercial/industrial project that establishes 
unified and coordinated architecture, landscaping, design, infrastructure and development 
standards. 

Freeway Accessibility—The Goodman Commerce Center at Eastvale allows for 
the development of  a mix of  businesses that rely on and are easily accessible to the 
nearby I-15 freeway. 

Objective: Provide for development of commercial/industrial uses that are compatible 
with the adjacent I-15 freeway and which rely on and benefit from convenient access to 
that freeway. 

Regional Context—The Goodman Commerce Center at Eastvale allows for the 
development of  regionally serving employment center accommodating a variety of  
jobs that can meet short- and long-term market demands.  

Objective: Respond to market demand for additional logistics centers that are designed 
to handle both current distribution needs and to respond to the region’s identified need 
for 228 million square feet of warehouse space by 2035. 

Efficient Goods Movement—The development of  Goodman Commerce Center 
at Eastvale is consistent with regional planning goals and is considerate of  the 
strategies to facilitate goods movement through the area.   

Objective: Locate uses necessary to promote efficient goods movement in areas that are 
consistent with the SCAG Goods Movement Corridor and promote consistency with 
SB 375. 
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Plan Description  
The Goodman Commerce Center at Eastvale accommodates Commercial Retail, 
Business Park, Hospital, and Industrial uses. The Goodman Commerce Center at 
Eastvale will be integrated by a coordinated package of  common area landscaping, 
lighting, and entry signage and interconnected by its circulation system, which 
accommodates trucks and vehicles as well as bicycles and pedestrians in appropriate 
areas.  Enhanced pedestrian and cyclist connectivity will be provided within and 
between the Business Park and Commercial Retail areas. No direct truck or 
motorized vehicle connection will be provided between the Business Park and 
Industrial areas. This will direct truck traffic away from nearby residents and help 
foster a pedestrian -oriented environment in a campus-like setting in the Business 
Park area. 

The Goodman Commerce Center at Eastvale is divided into the following land uses, 
described from the northern end to the southern end of  the project: 

Commercial Retail—The Commercial Retail area is along Cantu-Galleano Ranch 
Road and Hamner Ave. The area accommodates retail uses that benefit from 
freeway visibility and access making this area attractive for regional commercial-
retail, office, and a hotel. This area is a prime location for services that will be 
frequented by the local community as well as travelers. While the final design is not 
set, this plan sets up the framework for a vibrant, attractive, and easily accessible 
commercial-retail area along Cantu-Galleano Ranch Road and Hamner Avenue. 
Locating buildings close to the street with parking concentrated on the interior will 
create aesthetically pleasing development with pedestrian-friendly frontage for 
nearby residents, visitors, and employees walking from the adjacent office and 
industrial businesses.  

Industrial—The Industrial land use area is located adjacent to I-15 with access 
from both Cantu-Galleano Ranch Road and Hamner Avenue. This core is 
envisioned to be developed with large-format light manufacturing, light assembly, 
and warehousing and distribution uses. Like similar uses to the north, these types of  
industrial uses benefit from convenient access to I-15 and proximity to the Ontario 
Airport.  

Business Park—The Business Park land use area is located in two areas. The 
primary area is located along Bellegrave Avenue, the part of  the site that is closest to 
existing residential uses. This location was selected to provide a buffer between the 
Industrial land use area and the residences to the south. The second Business Park 
land use area is located on Hamner Avenue adjacent to the Commercial Retail 
planning area. This location was selected to reduce industrial frontage on Hamner 
Avenue and to provide support uses for the commercial-retail uses and/or medical 
uses. A review of  business license records indicates that there are numerous home 
offices in Eastvale, indicating that there is a pool of  local small businesses that may 
need space to grow and expand. The offices, and small industrial spaces offered 
within the Business Park area are the ideal places for these types of  business as they 
grow beyond the confines of  their residences.  
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The Business Park uses on Hamner Avenue (adjacent to the Hospital Overlay area) 
may be used for professional offices, research, and service uses intended to support 
the commercial-retail uses and/or medical offices uses to support a hospital. 
Building frontages within each of the two Business Park areas shall be oriented 
towards the commercial-retail/medical uses and/or Hamner Avenue.  Buffers 
including screening walls/fences and landscaping will be designed between the 
Business Park and adjacent Industrial uses to the north of the Business Park located 
along Bellegrave Avenue, and to the east of the Business Park located along 
Hamner Avenue, to avoid incompatibilities between land uses. 

Hospital Overlay— A portion of the Industrial, Business Park, and 
Retail/Commercial areas are shown with an overlay which allows the development 
of a full-service hospital and associated support uses. This location, along Hamner 
Avenue, provides access and visibility for a future hospital. It also supports uses for 
the Commercial Retail and/or Business Park. 

Market-Based Buildout 
The timing of the final design and buildout of the project will depend on market 
conditions. Accordingly, the project is anticipated to be developed in phases. 
Regardless of how or when the site is developed, the provisions of this Specific 
Plan, adopted mitigation measures in the associated EIR, and infrastructure 
requirements will be provided, as required and approved by the City of Eastvale, at 
the appropriate phases of project construction, operation, and maintenance. 
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2:  DEVELOPMENT CRITERIA 
This Chapter includes the land use plan and development standards for the 
Goodman Commerce Center at Eastvale (GCCE). In addition, it includes the 
conceptual mobility plan, grading plan, and infrastructure plans. Standards not 
addressed in this Chapter are subject to applicable standards in the City of  Eastvale 
Zoning Code that is in effect at the time of  a subsequent application is submitted. 

Land Use Plan  
The GCCE is a business and employment center that accommodates commercial, 
light industrial, warehousing, distribution, office, hospitality, hospital, and flexible 
business park uses (also known as incubator space). The following land use 
categories govern the use and development of  the site.  

Figure 2-1, Land Use Plan, shows the location and extent of  each land use category. 
The maximum buildout potential for each land use category is shown in Table 2-1.  

A detailed list of  uses permitted in each land use category is provided in Table 2-2, 
Permitted Uses. 

Commercial Retail (CR)—Allows a mixture of  neighborhood and regional retail 
shopping that may include restaurants, entertainment, lodging, gas stations, fitness, 
medical office, and retail showrooms. The shopping center is envisioned to be 
designed with some buildings close to Cantu-Galleano Ranch Road and interior 
parking to engage passersby and provide a pedestrian scale near the public right-of-
way. The Commercial Retail area may include an approximately 130 room hotel 
located on 2.5 acres anywhere within the Commercial Retail boundaries. A hotel 
could provide a variety of  accommodations and guest-oriented amenities which may 
include but are not limited to standard and suite style rooms, a full service 
restaurant, business center, conference room/banquet facility, covered drop-off  
zone, and/or pedestrian walkways. Recreation amenities could include a pool, 
whirlpool hot tub, and fitness room. Motel, motor hotels, and similar establishments 
are prohibited. 

The Commercial-Retail area of this Specific Plan also allows medical uses. 

Industrial (I)—Accommodates a mixture of  light industrial, research and 
development, distribution, warehousing, light manufacturing, and light assembly 
uses. In addition, a portion of  industrial tenant space may be used for 
ancillary/support office and retail uses as noted in Table 2-2. Professional office as 
a primary use could be permitted subject to a Conditional Use Permit.   
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Business Park (BP)—The Business Park land use area accommodates a 
variety of uses which are similar in providing small-scale spaces for people to 
work in office and workshop settings. Office uses could include medical and real 
estate, research and development, and design studios, in one- to two-story 
buildings.  Workshop setting could include light assembly, wholesaling, 
manufacturing, fabricating, processing, packaging, and incidental storage to 
support these uses. Some retail and service uses are also accommodated in this 
land use area. 

To maintain the small-scale character, all buildings are limited to no more than 
60,000 square feet.  

Reflecting the office and workshop nature of  this area, tenant spaces have a limited 
number of  roll-up doors and loading docks, which are required to face away from 
or be screened from Bellegrave and Hamner Avenues. 

Some limited retail and service uses are also accommodated, as described in Table 
2-2. Pedestrian paths, open spaces, and clustered buildings will contribute to the 
desired development character. The Business Park uses adjacent the Commercial-
Retail and Hospital Overlay area may be used for professional offices, research, light 
assembly, and service uses intended to support the commercial-retail uses and/or 
medical offices uses to support a hospital.   

Hospital Overlay (H)—This overlay allows the development of  a hospital 
(with approval of  a Conditional Use Permit) on an approximate 42-acre portion of  
the project (designated as Planning Areas 4 and 5) which would otherwise be 
developed with Commercial Retail, Industrial, and Business Park uses as shown in 
Figure 2-1. The Hospital overlay is intended to encourage the development of  a 
major, multi-story medical facility and associated uses. 

Buildout  
The buildout potential of  the GCCE is related to the ability of  the local roadway 
system to accommodate traffic generated by uses in the Specific Plan area and 
surrounding areas. Based on the environmental analysis prepared for this Specific 
Plan, the following maximum traffic generation thresholds were identified: 

 Maximum permitted a.m. peak hour trip generation by Specific Plan land 
uses: 1,595 trips 

 Maximum permitted p.m. peak hour trip generation by Specific Plan land 
uses: 2,090 trips 

 Maximum total average daily trips (ADT) by Specific Plan land uses: 31,332 
trips 
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To determine allowable buildout, the trip generation figures in Table 2-1 will be 
used. The City of  Eastvale will maintain a record of  approved development and the 
total number of  a.m. peak hour, p.m. peak hour, and average daily trips which will 
be generated by uses in the Specific Plan area, based on the figures below (or as 
adjusted as discussed below).  

Table 2-1 
Trip Generation Rates 

Land Use  
A.M. Peak Hour  
Trip Generation 

P.M. Peak Hour  
Trip Generation 

Average Daily  
Trip Generation 

Commercial Retail (CR)1 0.802 per 1,000 SF 2.486 per 1,000 SF 37.657 per 1,000 SF 
Warehouse/Distribution (I) 0.132 per 1,000 SF 0.1258 per 1,000 SF 2.7855 per 1,000 SF 
Business Park (BP) 1.42 per 1,000 SF 1.461 per 1,000 SF 15.829 per 1,000 SF 
Hospital (H) 1.14 per Bed 1.31 per Bed 11.81 per Bed 
Medical-Dental Office 
Building 2.30 per 1,000 SF 3.47 per 1,000 SF 36.13 per 1,000 SF 

Notes: 
1. Hotel is included in the Commercial Retail category 

SF – Square feet of  rentable building area, as determined using Building Owners and Managers Association 
(BOMA) methodology 

Trip generation rates for uses not listed will be determined based on the closest applicable use in the latest 
version of  the Institute of  Transportation Engineers “Trip Generation Manual” or an equivalent source 
acceptable to the City. 

The total number of  peak hour and/or average daily trips can be adjusted at the 
City’s discretion based on the following: 

 Updated information from the Institute of Transportation Engineers or 
equivalent. 

 Specific operational requirements, imposed through conditions of approval 
and/or agreements enforceable by the City, which would reduce peak hour 
or daily trips. 

 Studies provided by the applicant/developer demonstrating that a 
particular use will generate trips at a lower rate than those estimated by the 
Institute of Transportation Engineers. 
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Figure 2-1 Land Use Plan  

Source: Albert A. Webb Associates 

Not to Scale 
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Permitted Uses  
Table 2-2, Permitted Uses, establishes the regulations for uses allowed in each land use 
area. Uses are either: permitted-by-right (P), conditionally permitted (C), or 
prohibited (X). Conditionally permitted uses require the approval of  a Conditional 
Use Permit per the Eastvale Zoning Code. 

Those uses not specifically listed in Tables 2-2 and 2-3 are subject to a 
determination by the Planning Director per Section 3.1.C of  the Eastvale Zoning 
Code. 

Table 2-2 - Permitted Uses CR1 I2 BP H(O)3 

Office Uses     
Administrative and professional offices or services (e.g., medical, 
doctors, physical therapy, chiropractic, financial planners, banks, 
insurance, real estate, architects) 

P C P  

Laboratories P P P  
Vehicle Related Uses     
Alternative fuel fueling station in the Industrial land use area (the 
sale of  ancillary goods such as food, alcohol, drinks, and 
merchandise is not permitted) 

X C X 
 

Automobile or boat parts and supplies stores (new and used) P X X  
Automobile service and repair, major (e.g., bodywork, engine and 
drive train, painting) X C C  

Automobile service and repair, minor (e.g., oil change, tires, tune-
ups, stereo installation) C X C  

Car, RV, truck, boat sales (new and used), (auctions in I only) C C C  
Car washes P X C  
Gasoline service stations, without sale of  beer and wine  P C C  
Gasoline service stations, with sale of  beer and wine C C C  
Vehicle/boat leasing/rental C C X  
Industrial Uses     
Manufacturing, Light X P P  
Manufacturing, Heavy X P C  
Mini-storage X P C  
Warehousing/distribution  X P X  
Construction equipment sales, repair and incidental retail sale of  
spare parts (operations shall occur within an enclosed building) X P P  

Wholesaling (these activities shall occur within an enclosed building 
and typically do not result in large amounts of  noise, dust or smoke 
that can occur with some industrial uses) 

X P P 
 

Eating, Drinking Establishments     
Bars/cocktail lounges/night clubs C X C  
Catering establishment, commercial kitchen P X P  
Restaurants and other eating establishments,  no drive-thru P X P  
Restaurants and other eating establishments, with drive-thru C X C  

July 2015 Page 2-7 



Development Criteria 

Table 2-2 - Permitted Uses CR1 I2 BP H(O)3 

Entertainment     
Auditoriums, convention halls, concert halls, movie and concert 
theaters, performing art venues P X C  

Indoor Fitness and Sport Facility <8,500 sqft: Predominantly 
participant sports and health activities conducted entirely within an 
enclosed building. Typical uses include billiard parlors, athletic clubs, 
and health clubs.  

P P P P 

Indoor Fitness and Sport Facility >8,501 sqft: Predominantly 
participant sports and health activities conducted entirely within an 
enclosed building. Typical uses include bowling alleys, billiard 
parlors,  indoor racquetball courts, indoor climbing facilities, athletic 
clubs, and health clubs. 

C C C C 

Indoor Amusement/Entertainment Facility: Establishments 
providing indoor amusement and entertainment services as primary 
uses for a fee or admission charge, including dance halls and 
ballrooms and electronic game arcades.  

P C P 

 

Medical     
Hospital  X X X C 
Medical offices (doctors, dentists, chiropractic, physical therapy, 
outpatient surgery, health clinics (walk-in, urgent care), 
acupuncture/acupressure) 

P C P P 

Personal Services     
Banking and financial institutions  P X P  
Miscellaneous services, such as barbers, nail shops, dry cleaners, 
locksmiths, tailors, shoe repair, massage, etc., which are typically 
used by the average person 

P X P 
 

Professional Office P X P  
Laundromats (self-serve) P X P  
Contractors (e.g., construction, plumbing, janitorial, drywall, 
communications, HVAC, electrical and engineering), with storage 
outside of  a building 

C P C 
 

Contractors (e.g., construction, plumbing, janitorial, drywall, 
communications, HVAC, electrical and engineering), with storage 
enclosed within a building 

P P P 
 

Cigar, Hookah, Cigarette, Tobacco, and Electronic Cigarette Sales or 
Lounges C X C  

Tattoo parlor C X C  
Schools, Business and Professional, including Art, Barber, Beauty, 
Dance, Drama, Music and Swimming C X C  

Photography or portrait studio, by appointment only P X P  
Spas, gazebos, and aboveground pools, sale of  enclosed within a 
building P X P  

Retail Uses   
Alcohol retail sales, on- or off-site C C C  
Clay products P P P  
Commercial day care centers P X P  
Copy centers/postal service centers/blueprinting P X P  
Equipment rental/sales/service yard  P P P  
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Table 2-2 - Permitted Uses CR1 I2 BP H(O)3 

General retail sales (e.g., clothing, department stores, electronics, art, 
books, discount stores, flower shops, drug stores, convenience 
stores, and supermarkets) in stores of  less than 80,000 square feet 

P X P 
 

Retail stores (larger than 80,000 square feet) P C X  
Hotels  P X P  
Live entertainment and dancing C X X  
Nurseries/garden supplies P X X  
Office equipment/supplies P X P  
Veterinary services, pet grooming (no boarding) P X P  
Farmers markets C X C  
Bottling and bottle washing, enclosed within a building X P P  
Public/Quasi-Public Uses     
Civic/city related uses (e.g. City Hall) P P P  
Police and fire stations   P P P  
Religious Institutions  P X P  
Libraries  C X C  
Wireless telecommunication facilities (subject to Development Plan 
Review per Eastvale Zoning Code)  P P P  

Clubs or lodges P X P  
Legend: 
P = Permitted-by-right     C = Conditionally permitted     X = Prohibited 
CR = Commercial Retail   BP = Business Park   I = Industrial 
Notes: 
1  CR may include an approximately 130 room hotel on 2.5 acres anywhere within the planning 

area. 
2 Ancillary uses to the main use, such as offices, storage, and meeting rooms in the Industrial area 

or small retail spaces in the Business Park area, are permitted provided they are supportive of  the 
main business and do not exceed 1/3 of  the total floor area of  the tenant space. 

3 In the Hospital overlay area, all uses in the underlying designations (Commercial Retail, 
Industrial, and Business Park) are permitted as shown in this table. 

Prohibited Uses  
The following uses have been determined to be inappropriate in this Specific Plan 
and are prohibited in all land use planning areas.  

 Abattoir (slaughterhouse) 
 Auto wrecking 
 Check-cashing and payday advance 
 Junk or salvage yard 
 Hazardous materials processing, treatment, or storage  
 Kindergarten through 12th grade schools  
 Motels (temporary lodging with exterior room doors and halls) 
 Outdoor manufacturing, processing or similar outdoor activities 
 Recycling facilities 
 Residential uses including caretaker units 
 Single-room occupancy units  
 Medical Marijuana Dispensary 
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Development Standards  
The following development standards are City regulations for each land use area 
established in this Specific Plan. 

Table 2-3 
Development Standards 

Standard 
Commercial 

Retail Industrial 
Business 

Park 1 
Hospital 
Overlay 

Building Site Specifications  
Min. lot size  None 40,000 s.f. 10,000 s.f. Least restrictive 

standard applies Min. lot width 75 ft. 200 ft. 75 ft. 

Min. landscape cover 2 15% 10% 15% 
15% for Hospital 

development 
Landscaped Setback 3,4  
From Cantu-Galleano 15 ft. to parking, 15 ft. to buildings NA 
From Hamner  15 ft. to parking, 15 ft. to buildings 
From Bellegrave 30 ft. to parking, 30 ft. to buildings NA 
From Internal Streets A and B 20 ft. to parking, 30 ft. to buildings 
From Caltrans I-15 ROW 30 ft. to parking, 40 ft. to buildings NA 
Height  
Max. height 5, 6 50 ft. (75 ft. 7)  50 ft. 8 50 ft.8 125 ft. 
Building Separation 9  
Min. side 25 ft. 25 ft. 25 ft. 25 ft. 
Min. front entries 25 ft 25 ft. 25 ft. 25 ft. 
Min. rear 25 ft 25 ft. 25 ft. 25 ft. 
Notes: 
NA – Not applicable 
1 There is a maximum area of  40,000 square feet for a single-tenant building or 40,000 square feet for 

each tenant in a multi-tenant building.  
2 See the landscape provisions in this Chapter and in Appendix A, Plant Palette, for greater detail. 
3 All building and landscaping setbacks shall be measured from the right-of-way line, as defined by the 

Zoning Code that is in effect at the time a project is submitted.  
4 Landscaped setbacks accommodate landscaping, fences, walls, signs, entry monuments, benches, and 

other similar elements. Conceptual landscaped setbacks are depicted on Figures 2-3 to 2-9. 
5 Maximum building height is defined as the height from finished grade to the top of  the roof  pitch or 

top of  parapet, whichever is greater. There is no limit on the number of  stories within the maximum 
building height. 

6 Uninhabitable architectural features, such as towers, may exceed the maximum height limit of  the 
Commercial Retail and Business Park area by 20 percent, and mechanical penthouses may exceed the 
maximum height limit by 10 percent. 

7 The maximum building height for hotels in the Commercial Retail land use area is 75 feet.  
8 The maximum height at the setback line is 50 feet. For each foot of  additional setback provided, an 

additional foot of  height is permitted up to a maximum of  60 feet to the roof  peak or top of  parapet 
wall. A height between 61 and 150 feet may be permitted as detailed in the City of  Eastvale Zoning 
Code that is in effect at the time a project is submitted. 

9 Building separation is measured between the nearest exterior walls of  two adjacent, non-attached 
structures. Non-habitable projections, such as eaves, bay windows, and architectural detailing, may 
extend two feet into the separation area. 
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Standards Applicable to All 
Uses/Development 
The following standards apply as shown below. 

Antennas 
 A satellite antenna may be installed on a lot in any zoning district provided 

that: (1) it is not located in a required setback from a street; (2) the antenna 
or satellite antenna is located on the rear one-half of the lot (if roof 
mounted), and; (3) the antenna does not exceed 10 feet if installed on the 
ground or, if roof mounted and screened, as defined by the Zoning Code 
that is in effect at the time a project is submitted, the maximum building 
height for the district in which the satellite antenna is located. 

 Antennas and Direct Broadcast Satellite (DBS) are permitted to be installed 
in locations that are not readily seen from neighboring properties or from 
public streets.  

 Wireless communication facilities shall comply with the standards as 
defined by the Zoning Code that is in effect at the time a project is 
submitted. 

Lighting - Exterior 
The exterior lighting standards listed below are intended to provide illumination, 
highlight unique features, and provide security in a manner that does not impact 
light-sensitive uses, such as residences.  

 Parking areas shall have lighting that provides adequate illumination for 
safety and security as approved by the City of Eastvale Building 
Department. At a minimum, parking lot lighting fixtures shall maintain 1 
foot-candle of illumination at ground level at any location within the 
parking facility, excepting at convenience markets, where the standard is a 
minimum of 1.5 foot-candles. 

 The maximum level of exterior light at any property line is 1 foot-candle 
and 0.5 foot-candle at any residential property line. 

 Exterior lighting fixtures shall utilize energy-efficient fixtures.  
 Exterior light fixtures, including those in parking and loading areas, shall 

not exceed 25 feet in height above finish grade and shall be consistent with 
the architectural theme of the facility served.  

 All exterior lighting, including security lighting, shall be directed away from 
adjoining properties and the public right-of-way. 

 All lighting fixtures, other than pedestrian walkway lighting of 
approximately 3 feet in height, shall be shielded (equipped with glare 
reflector shields designed to redirect spill lighting down and away from 
surrounding areas) such that no light is emitted above the horizontal plane 
of the bottom of the light fixture. 
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 Office, hotel, and commercial structures shall incorporate shielded exterior 
lighting to illuminate significant exterior architectural features, signage, and 
unique landscape features.  

 Where security may be an issue, motion-sensitive lights or other 
alternatives acceptable to the City shall be used to provide security lighting 
for loading docks, outdoor storage areas, and other areas used 
intermittently at night.  

Parking, Loading, and Access 
 Disabled parking shall be provided per the requirements of the California 

Building Code.  
 All commercial sites shall be evaluated for parking on a project-by-project 

basis per requirements in Table 2-4. Prior to the establishment of any use, 
City staff shall review the proposal in relation to the approved site plan to 
ensure there is adequate parking. In the event that there is not enough 
parking to satisfy the proposed use, the applicant may propose any 
combination of:  

• Parking lot restriping (staff-level approval) 
• Parking management strategies, such as employee parking, 

reserved parking, valet parking, or other acceptable measures 
(CUP required) 

• Shared parking analysis, prepared by a traffic engineer, to be used 
as the basis for calculating parking requirements for the center 
(CUP required) 

 All large commercial uses of 15,000 square feet or greater, except medical, 
require one loading space unless otherwise noted.  

 Standard parking stalls shall be designed in accordance with the standards 
as defined by the Zoning Code that is in effect at the time a project is 
submitted. 

 Up to 20 percent of all parking spaces may be compact spaces with 
minimum stall dimensions of 8 feet wide and 16 feet long. 

 Each parking space or facility shall have adequate drive aisles and usable 
turning and maneuvering areas as defined by the Zoning Code that is in 
effect at the time a project is submitted. 

 All parking areas, loading facilities, and drive aisles shall be surfaced and 
maintained with asphaltic concrete, cement, or other permanent 
impervious or pervious surfacing material that is acceptable to the City 
Engineer. 

 All drive-through banks, pharmacies, and eating facilities shall have a 
minimum 150-foot driveway to an ATM or menu board. The drive-
through driveway must be designed to provide clearly marked and safe 
pedestrian crossing to the building entrance(s) and not be located where 
cars staking may result in blocking ingress/egress to the site. 

 Where practical, new developments on separate parcels are encouraged to 
provide common access and parking areas. Reciprocal parking and 
driveway easements are encouraged. 
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 Parking spaces for low-emitting, fuel-efficient, and carpool/van pool 
vehicles will be provided per the California Green Building Standards 
Code. 

 Parking lots shall comply with the Eastvale Zoning Code that is in effect at 
the time a project is submitted except for some of the required parking 
spaces (up to 15% of required spaces) that are located within the truck 
parking areas. 

 On-street parking is prohibited. 

The parking standards for the minimum number of  parking spaces required for 
each use or equivalent use in the GCCE shall be as follows. All uses not specifically 
listed or substantially equivalent to a listed use are subject to the number of  parking 
spaces required as defined by the Zoning Code that is in effect at the time a project 
is submitted.  

Table 2-4   
Parking Standards1 

Use Standard 
Community shopping center, 
including those with restaurants 

5.5 spaces per 1,000 square feet of  net leasable floor 
area.2 

Hotel 1 space per hotel room plus two additional spaces 
for managers 

Restaurants and other eating 
establishments including drive-thru 

1 space per 45 square feet of  public serving and 
seating area 

Professional office (e.g. financial, 
real estate, medical office, etc.) 

1 space per 200 square feet of  professional office 
area.2 

Light assembly/light 
manufacturing/light industrial 

1 space per 250 square feet of  office area, plus 1 
space per 500 square feet of  fabrication area, plus 1 
space per 1,000 square feet of  storage area. 

Hospitals and Clinics 1 space  per 2 patient’s beds, and one space per 
vehicle owned and operated by the hospital or clinic 
plus one space per staff  member of  largest shift 

Medical and Dental Offices 1 space per 200 square feet of  net leasable floor area 
Warehousing/distribution 3 1 space per 250 square feet of  office area, plus 1 

space per 1,000 square feet for to the first 40,000 
square feet of  building space and 1 space per 4,000 
square feet beyond the initial 40,000 square feet.  

Notes: 
1 Additional parking that may be required based upon the specific tenant - beyond those that are 

provided at construction - must be designed to comply with the parking ratios listed in the City of  
Eastvale Zoning Code. 

2 Where multiple tenants and/or uses occupy the same building, the parking shall be calculated 
based upon the floor area of  each tenant. In the event that all or some of  the tenants are not 
known, City staff, in concert with the developer/property owner, shall make assumptions as to the 
mixture of  likely tenants to establish a base level of  parking. 

3 A maximum of  15% of  the required parking spaces may be located within truck parking areas 
without meeting the landscape and shade requirements as defined by the Zoning Code that is in 
effect at the time a project is submitted. This in no way limits the amount of  passenger vehicles 
that may park in truck parking areas if  the parking requirements of  the City of  Eastvale Zoning 
Code are met. 
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Parking - Shared 
 The implementation of a shared parking agreement is intended to serve 

tenants with distinctly different peak hour parking demands.  
 Sufficient evidence shall be presented to the Planning Director to 

demonstrate that no substantial conflict in the principal hours or periods of 
peak demand will exist between the uses or structures which propose to 
share parking. 

 The uses or buildings for which an application for shared parking is being 
made shall be located within 150 feet of the parking area to be shared. 

 No more than 50 percent of the parking space requirement shall be met 
through shared parking. 

 Parties sharing off-street parking facilities shall provide evidence of a 
reciprocal parking agreement for the join use by a legal instrument 
approved by the Planning Director.  

Loading 
 In the Business Park Land Use Planning Areas, each tenant is permitted a 

maximum of one dock high loading door per 8,000 square feet (maximum 
5 dock-high doors per 40,000 square feet) and up to 2 roll-up doors. 

 Loading docks shall not be located directly in front of a driveway unless 
there is a minimum of 150 feet of separation between the dock and the 
driveway. 

 A minimum of 120 feet unobstructed clearance, measured perpendicularly 
from the face of the truck loading door, shall be required for loading areas. 

 Dock high doors and roll-up tenant doors will be screened with landscape 
treatment to prevent visibility from the public-right-of-way. 

Performance Standards 
Sustainability 

 The GCCE shall be developed to meet the California Green Code building 
standards adopted by the City. It should be noted that this plan already 
incorporates several sustainable features including: 

• Green infrastructure to collect stormwater on-site through the use 
of stormwater management practices such as the incorporation of 
infiltration basins and bioswales. 

• Sustainable landscaping and efficient irrigation practices to 
promote water conservation and reduce water demand. 

• Building-level sustainability practice related to indoor/outdoor air 
quality, lighting, and building envelope. 

• Resource conservation practices addressing water, energy heating, 
ventilation and air conditioning (HVAC), mobility, and solid 
waste. 
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Noise and Vibration  
 Noise and vibration control shall comply with the United States 

Department of Labor Occupational Safety & Health Administration, the  
City of Eastvale Zoning Code that is in effect at the time a project is 
submitted, and mitigation measures from the certified environmental 
impact report prepared for this Specific Plan. 

 Due to the proximity to residences, drive-through and delivery operations 
shall be limited to the hours of 7:00 am to 10:00 pm, Monday through 
Friday, and 9:00 am to 10:00 pm on weekends and holidays in the Business 
Park land use areas, unless noise mitigation measures are provided to the 
City’s satisfaction to address potential noise impacts on adjacent noise-
sensitive uses. There are no restrictions on the hours of operations in the 
Commercial Retail or Industrial land use areas unless specifically enacted as 
a condition of approval for the establishment of a particular use. 

Odor 
 The creation of noxious odor from construction, operation, or 

maintenance of the project shall be regulated as defined by the Zoning 
Code that is in effect at the time a project is submitted and any applicable 
standards of the United States Department of Labor Occupational Safety 
& Health Administration. 

Particulate Matter 
 The management of particulate matter, also known as airborne dust, from 

construction, operation, or maintenance of the project shall comply with 
the United States Department of Labor Occupational Safety & Health 
Administration standards, the City of Eastvale Zoning Code that is in 
effect at the time a project is submitted, and mitigation measures from the 
certified environmental impact report prepared for this Specific Plan.  

Property Maintenance 
Conditions, Covenants and Restrictions (CC&Rs) shall be adopted to provide strict 
control over the development, construction, and maintenance of  all properties 
within the project. This is essential to achieving and maintaining the high level of  
development quality envisioned for the GCCE over time. All properties shall be 
maintained in an acceptable condition, which necessitates the following activities. 

 Removal of trash, discarded materials, and equipment. 
 Removal of trailers or other vehicles either unrelated to the on-site 

business or in a deteriorated or incomplete condition. 
 Removal of containers or shipping materials after their function is 

accomplished. 
 Irrigation, seeding, pruning, and necessary replanting of landscaping areas. 
 Painting or appropriate preservation of building façades and walls. 
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Walls, Screening, and Refuse Receptacles 
 Walls and screening (including landscaping) shall not impede the visibility 

of driveways and intersections, as defined by the Zoning Code that is in 
effect at the time a project is submitted. 

 The Police Department shall be consulted regarding any safety concerns 
that may result from proposed walls or screening. The Planning Director 
shall balance the applicant’s security needs with aesthetic and police 
concerns in any recommendations for modifications to proposed walls and 
screening.  

Walls and Fences 
 Walls and fences shall be allowed provided they meet the following 

requirements: 
• The height of walls and fences shall be measured from the top of the 

highest adjacent grade. Unless otherwise noted or if adjacent to an 
exterior public street, the measurement shall be taken from the side 
of the exterior public street. 

• Landscaping shall be used to screen walls or fences that are visible 
from an exterior public street and that exceed 50 feet in 
uninterrupted length. 

• Unless otherwise noted, solid masonry walls shall be a minimum of 
6 feet in height and a maximum of 9 feet in height as seen from 
public view. 
 When a retaining wall is necessary, combined retaining walls and 

walls shall be permitted as long as they do not exceed a 
combined total height of 15 feet as measured from the lowest 
adjoining grade if the walls are not visible from a public street.  

 If the walls are visible from a public street the maximum 
combined total height is 9 feet. 

• All fences and walls shall be designed to be compatible with the 
overall architectural style, of a durable quality, and of a color and 
material complementary to the overall physical design.  

• The following types of materials are acceptable: 
 Concrete masonry walls (CMU) 
 Bricks 
 Tile 
 Tilt-up concrete 
 Tubular steel 

• The following types of fence materials are prohibited: 
 Barbed wire 
 Wood 
 Wire 
 Corrugated metal 
 Electrically charged fences 

Plain, exposed plastic concrete/PCC 
 Chain-link with or without grape stake fencing or similar materials 

(may be used on a temporary basis during construction) 
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Utilities and Equipment 
 All utility connections shall be coordinated with the development of the 

site and will not be exposed, except where deemed appropriate or 
necessary by the City or the local utility provider. 

 All electrical distribution less than 66 kv, telephone, cable TV, and similar 
service wires and cables shall be installed underground or within buildings.  

 Utility equipment, such as surface-mounted transformers, pedestal-mounted 
terminal boxes and meter cabinets, and sprinkler manifolds, may be placed 
aboveground, provided they are screened from view as required by the 
local utility provider. 

 All roof-mounted equipment, including but not limited to, mechanical 
equipment, tanks, and ducts, shall be screened on all sides from street-level 
public view and neighboring structures by a parapet wall, decorative 
enclosure, or other architectural element. Equipment screening shall be 
designed and painted to match the building and shall be equal to the 
maximum height of the equipment. All vent pipes and similar devices that 
are attached to the building shall be painted to match the building. All roof-
access ladders shall be screened from view or painted to match the 
building.  

 All walls, fencing, or screening materials shall be maintained in a physical 
state similar to that at the time of installation. Repair and/or replacement 
of damaged, defective, or severely weathered materials shall be completed 
immediately upon occurrence or within a minimum of 20 days of 
notification by the City. 

 Ground-mounted equipment, including heating and air conditioning units 
and trash receptacles, shall be completely screened from view from 
surrounding properties through the use of screen walls, landscaping, or 
other methods. 

 All serving utilities shall be installed underground.  
 Multitenant spaces are permitted to be metered individually, in clusters, or 

submetered. 

Loading and Storage 
 All storage, including cartons, containers, materials, or trash shall be 

shielded from view within a building or an area enclosed by a solid fence, 
wall, or other screening mechanism approved by the Planning Department 
with input from the Police Department. 

 Loading docks and outdoor storage areas that directly face exterior public 
streets (Cantu-Galleano Ranch Road, Bellegrave Avenue, and Hamner 
Avenue) shall be screened from pedestrian-level view by any combination 
of landscaping, berms, decorative walls, or fencing. 

 Loading docks and outdoor storage areas that directly face I-15 shall be 
screened by any combination of landscaping, berms, fencing, or walls. 
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Development Criteria 

 Loading docks, outdoor storage areas, and on-grade loading areas not 
related to large trucks (4 axles) that face directly onto interior streets are 
not required to be screened; however, physical separation and landscaped 
elements are necessary to soften and interrupt direct views of the loading 
areas.  

 At a minimum, a 20-foot-wide landscaped planting area shall be provided 
along the sidewalk edge when loading docks face directly onto interior 
Streets A and B and shall include any combination of landscaping, berms, 
fencing, or solid walls. 

 Enclosed service areas or private drives serving multiple tenants need only 
provide screening at access points. 

Refuse and Recycling Receptacles 
 Trash enclosure designs and installations will be reviewed by the City 

during development review for individual parcels, per Chapter 5, 
Implementation and Administration. 

 Refuse and recycling receptacles shall be completely screened from public 
rights-of-way at the pedestrian level through site orientation, enclosures, 
and/or landscaping. 

 All development shall be provided with the number and size of trash and 
recycling receptacles required as defined by the Zoning Code that is in 
effect at the time a project is submitted. 

 Stormwater pollution from refuse storage areas shall comply with 
requirements as defined by the Zoning Code that is in effect at the time a 
project is submitted. 

Water Quality Facilities 
 Water quality facilities shall be permitted in all land use areas and will be 

reviewed on a case-by-case basis by the City Engineer.  
 Water quality control features may include drainage swales, detention 

basins, and other facilities and may be included in required landscape 
coverage calculations with the approval of the Planning Department. 

 All water quality facilities will be: 1) screened with plants or fencing, 2) 
landscaped in a manner consistent with the approved landscaped plans for 
the surrounding properties, or 3) designed to serve as functional open 
space, such as a park.  

 Grading and building layout will determine the final location of onsite 
water quality facilities. 

Temporary Outdoor Activities 
Temporary outdoor activities are events (with or without charge) that are held outside 
on public or private property on a short-term basis. Temporary outdoor activities 
shall comply with the standards as defined by the Zoning Code that is in effect at 
the time a project is submitted.  
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Mobility Plan 
The envisioned internal vehicular circulation system is designed to work with the 
existing framework of  roads in the City. The streets hierarchy and signalized 
intersection locations are identified in Figure 5-1, Vehicular Circulation Plan, in 
Chapter 5, Implementation and Administration.. 

Development Criteria 
 Street sections are provided in Figures 2-3 to 2-9. Note that street widths, 

lanes, and amenities are subject to change with City approval as a minor 
revision per Chapter 5, Implementation and Administration, and as consistent 
with the traffic study prepared for the project. 

 Truck traffic is not permitted to travel to Bellegrave Avenue from the 
Industrial land use area. To prevent this and restrict truck traffic to Cantu-
Galleano Ranch Road and Hamner Avenue, there shall not be direct 
vehicular access on internal streets between the southern Business Park 
area and the Industrial land use areas. 

 The signalized intersection off of Hamner Road shall either be aligned or 
appropriately off-set with those in the New Model Colony in the City of 
Ontario to the west.  

 High-profile cargo trucks are permitted to enter and exit the project via 
Cantu-Galleano Ranch Road and Hamner Avenue; both are modified 
urban arterial highways.  

Pedestrian and Bicycle Mobility 
Pedestrian and bicycle mobility are mainly provided along roads and sidewalks, as 
shown on Figure 5-2, Non-Motorized Circulation Plan in Chapter 5, Implementation 
and Administration. In addition, pedestrian and bicycle mobility will be provided 
internally within each development to allow connectivity from the streets to the 
businesses themselves. The following policies shall direct the development of the 
pedestrian and bicycle system in the GCCE: 

 Commercial and office developments shall provide pedestrian connections 
from the streets to the interior of the project that minimize conflicts with 
vehicular traffic. This may mean sidewalks at main access points or other 
clearly marked, safe alternatives.  

 Pedestrian access to and from the site will be provided by sidewalks and 
crosswalks along the perimeter of the project site.  

 Sidewalks shall be as shown on Figures 2-3 to 2-9. 
A connection for pedestrians and bicycles shall be provided between the 
southern Business Park area and the Industrial land use areas. If not 
located on a street, the connection shall consist of a minimum 10-foot-
wide concrete path with landscaping on each side.  

Exterior and Interior Streets 
Exterior public streets are Cantu-

Galleano Ranch Road, Bellegrave 
Avenue, and Hamner Avenue. 

Interior streets A and B are 
designed to provide vehicular 
access to the commercial and 

industrial areas and non-vehicular 
connectivity between the land use 
areas. If provided in the future, 
streets A and B are also wide 
enough to allow bus stops. 

Other interior streets are inside the 
project site, but are focused on 

providing building access instead 
of general circulation. 
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Development Criteria 

 A connection for pedestrians and bicycles shall be provided between the 
Business Park on Hamner Avenue and the adjacent Commercial/ Retail 
use. 

 Bicycle parking shall be provided per the California Green Building 
Standards Code or the Eastvale Zoning Code that is in effect at the time a 
project is submitted, whichever is higher. 

Landscape Plan 
 All planting and irrigation will comply with Ordinance No. 859 and with 

the “County of Riverside Guide to California Friendly Landscaping.” 
 All plant materials shall comply with Appendix A, Plant Palette. 
 Non-potable water shall be utilized for landscape irrigation if facilities are 

made available in the project vicinity by the water purveyor. 
 Permanent, 100 percent automatic irrigation facilities shall be provided in 

all landscaped areas.  

Common/Perimeter Landscaping 
 Landscaping in the public right of way shall be as shown Figures 2-3 to 2-9. 

Note that landscaping widths and materials depicted on the Figures are 
subject to change with City approval as a minor revision per Chapter 5, 
Implementation and Administration. 

Private Landscaping 
 All landscaping for individual parcels and water quality facilities must be 

consistent with the master landscape plan as addressed in Chapter 5, 
Implementation and Administration.  

 A minimum percentage landscaping in each land use area is provided in 
Table 2-3.  

 Landscape coverage shall be calculated from the property lines of 
individual buildings and perimeter property lines of multi-tenant 
developments. Items that may be counted toward the landscape coverage 
provisions include: ground-floor patios or courtyards, landscaped 
parkways, parking lot planters, water features, pedestrian pathways, planter 
areas, water quality facilities, landscape easements, and turf areas. 
Landscape coverage shall not include streets, driveways, or parking spaces. 

 All privately controlled setback areas fronting a public street shall be 
landscaped and permanently maintained so that plants are healthy and 
planting areas are routinely manicured.  

 Landscaping, planted berms, or walls up to 3 feet in height may be 
provided in parking areas facing public streets to provide screening from 
headlights. Landscaping or planter berms shall not interfere with vehicular 
sightlines at driveways and intersections. 

 Shading requirements in passenger vehicle parking areas are subject to the 
Eastvale Zoning Code that is in effect at the time a project is submitted. Landscaping helps to screen parking 

and add visual appeal. 
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 A minimum 20-foot-wide landscaped planting area shall be provided along 
the sidewalk edge when loading docks face directly onto an interior street 
and shall include any combination of landscaping, berms, fencing, or solid 
walls. 

 Planters or end islands shall be provided to physically and visually separate 
the ends of parking bays from drive aisles. Planters shall be a minimum of 
5 feet plantable area in width and contain landscaping to screen parking 
spaces and trees to provide shade.  
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Figure 2-2 Street Section Locations 

Source: SiteScapes 

Not to Scale 
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Figure 2-3 Hamner Avenue Sections A and B(Modified Urban Arterial) 
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Figure 2-4 Cantu-Galleano Ranch Road Sections C and D (Modified Urban Arterial) 
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Figure 2-5 ‘A’ Street Sections E and F (Modified Industrial Collector)  
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Figure 2-6 ‘B’ Street Section G (Modified Industrial Collector) 
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Figure 2-7  Bellegrave Ave Street Section H (Modified Major Highway) 

 

Note: Subject to change per conditions of approval 
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Figure 2-8  Bellegrave Ave Street Section I (Modified Major Highway) 

 

Note: Subject to change per conditions of approval 
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Figure 2-9 Industrial Area and Caltrans Right of Way Section J 
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Grading and Infrastructure Plans 
Phasing and Approvals 
Grading and infrastructure will be built as described below and illustrated in 
Chapter 5, Implementation and Administration. Prior to any grading or development in 
the Specific Plan area, master grading and infrastructure plans will be submitted as 
described in Chapter 5, Implementation and Administration.  

The phasing of  infrastructure is described in Chapter 5. 

Drainage Plan  
This Specific Plan is within the Riverside County Flood Control and Water 
Conservation District. An existing 60-inch storm drain and the County Line 
Channel are on the southwestern end of  the Specific Plan site, along Bellegrave 
Avenue. Additional drainage facilities are proposed to serve the project, including 
the 72-inch north–south and 36-inch east–west storm drains. The Drainage Plan is 
shown in Chapter 5, Implementation and Administration. 

Drainage Planning Regulation 
 The final design and location of drainage facilities will be determined 

through parcel map and grading permit procedures. The final drainage plan 
will be reviewed by the City during development review, per Chapter 5, 
Implementation and Administration. 

Grading  
The current condition of  the site is generally level, but grading will be necessary to 
accommodate this Specific Plan. This Specific Plan does not require that the site be 
graded in a particular way, but does require that the regulations below be followed in 
the design of  all grading plans. 

Grading Planning Regulations 
 The project area will be graded to balance onsite. All sloping of grades shall 

be behind pedestrian or bicycle paths.  
 The grading plan shall show the drainage of all planting areas and the 

height of mounds. Mounds shall not exceed three-to-one slope, and no 
mound over thirty inches high shall be placed within ten feet of any street 
and/or alley intersection. 

 Retaining walls shall have a maximum exposed height of 8 ft. measured 
from the lowest ground elevation. 

 Graded slopes shall be limited to a maximum steepness ratio of 2:1 
(horizontal to vertical) unless otherwise approved by the City Engineer. 
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Development Criteria 

 Any grading which includes 50 or more cubic yards of grading requires a 
grading permit from the Public Works/Engineering Department. 

 All grading shall conform to the California Building Code and to all other 
relevant laws, rules and regulations governing grading in the City of 
Eastvale. 

 Grading plans will be reviewed by the City during development review, per 
Chapter 5, Implementation and Administration. 

Water Plan  
The Jurupa Community Service District provides water and wastewater services to 
Eastvale. There are existing water lines west of  the Eastvale Commerce Center site 
along Hamner Avenue. The Water Plan is shown in Chapter 5, Implementation and 
Administration. 

Water Planning Regulation 
 The water plan will be refined during the parcel map process. The final 

water plan will be reviewed by the City and the Jurupa Community Services 
District during development review, per Chapter 5, Implementation and 
Administration. 

Wastewater Plan 
A Jurupa Community Services District wastewater line is located along Hamner 
Avenue, but was designed to receive primarily industrial waste. Additional 
wastewater lines may be necessary to transport non-industrial waste to the Western 
Riverside County Regional Wastewater Authority Regional Wastewater Reclamation 
Plant.  

The Sewer Plan is shown in Chapter 5, Implementation and Administration. 

Wastewater Planning Regulations 
 The location of wastewater infrastructure needed to serve the project will 

be refined during the parcel map process. The final wastewater plan will be 
reviewed by the City during development review, per Chapter 5, 
Implementation and Administration. 
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APPENDIX B: GLOSSARY 
Acres, g ross: The entire acreage of  a site. Gross acreage is calculated to the center-
line of  proposed bounding streets and to the edge of  the right-of-way of  existing or 
dedicated streets. 

Alternative fuels: Any materials or substances that can be used as fuels, other than 
conventional fuels. Conventional fuels include: fossil fuels (petroleum (oil), coat, and 
natural gas), as well as nuclear materials such as uranium and thorium. Well-known 
alternative fuels include biodiesel, bioalcohol (methanol, ethanol, butanol), 
chemically stored electricity (batteries and fuel cells), hydrogen, non-fossil methane, 
non-fossil natural gas, vegetable oil, propane and other biomass sources.  

Buffer: An area of  land separating two distinct uses that acts to soften or mitigate 
the effects of  one use on the other. 

Buildout: Development of  land to its full potential or theoretical capacity as 
permitted under current or proposed planning or zoning designations. 

Commercial day care centers: A facility of  any capacity that provides nonmedical 
care to persons in need of  personal services, supervision or assistance essential for 
sustaining the activities of  daily living or for the protection of  the individual on less 
than a 24-hour basis and which is either:  

A.  Child Day Care Center. A day care center which provides day care to 
children under 18 years of  age, other than a family day care home. Child 
day care center includes infant centers, preschools (inclusive of  
Montessori), extended day care facilities and school age child care centers. 

B. Adult Day Care Center. A day care center which provides day care to 
persons 18 years of  age or older.  

Commercial kitchen: Incorporates cooking stations and appropriate equipment 
designed to operate the stations and handle large-scale food preparation. Sample 
stations include catering, baking, grill and sauté. Restaurants incorporating 
education classes might also feature stations for cooking instruction.  

Distribution: See “Warehousing/distribution.” 

Feasible: Capable of  being accomplished in a successful manner within a 
reasonable period of  time, taking into account economic, environmental, social, and 
technological factors. 
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Appendix B Glossary 

Hotel: A building designed for or occupied as the more or less temporary abiding 
place of  individuals, in which there are six or more guest rooms, which are only 
accessible through internal hallways. Retail space, including but not limited to 
restaurants, convenience store/market, copy center/postal service center/blue 
printing, drug stores, flower/gift shops, general merchandise, and miscellaneous 
indoor repairs/services, are allowed within the building or on the same site.  

Incidental: Ancillary or secondary by nature. For example, automobile uses that 
require repair and incidental retail sale of  spare parts.  

Incidental Storage: The storage of  goods that are Incidental to the primary 
occupancy, generally stored within storage rooms greater than 100 square feet in an 
area.   

Laboratories: A facility characterized by special purpose equipment or a specific 
space configuration that limits instructional or research activities to a particular 
discipline or a closely related group of  disciplines. These activities may be found in 
all fields of  study including letters, humanities, natural sciences, social sciences, 
vocational and technical disciplines. Example laboratories include film, medical, 
dental, R&D, etc.  

Manufacturing: The fabrication (process in which an item is made from raw or 
semi-finished materials instead of  being assembled from ready-made components 
or parts), processing (procedures involving chemical, physical, electrical or 
mechanical steps to aid in the manufacturing of  an item or items), packaging 
(technology of  enclosing or protecting products for distribution, storage, sale, and 
use) and assembly (practice of  taking individual parts and joining them to form a 
whole good ) of  materials from parts that are already in processed form and that, in 
their maintenance, assembly or operations, create a negligible amount of  smoke, 
gas, odor, dust, sound, or other objectionable influences that might be obnoxious to 
persons conducting business on-site or on an adjacent site. Typical items requiring 
manufacturing include but are not limited to apparel, furnishings, and electronic 
devices. 

Manufacturing, Heavy: Manufacturing that requires some outdoor activity (noise 
or odor) and/or storage.  

Manufacturing, Light: Manufacturing that occurs entirely within an enclosed 
building.  

Permit: Any license, certificate, approval, or other entitlement for use granted or 
denied by any public agency which is subject to the provisions of  this Specific Plan. 

Personal services: Activities where people offer their knowledge and time to 
improve productivity, performance, potential, and sustainability. The production of  
services instead of  end products. Typical personal services include but are not 
limited to barbers, nail shops, dry cleaners, locksmiths, tailors, shoe repair, massage, 
etc. 
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Primary exposure: The front of  a building. In commercial spaces the primary 
exposure is where most shoppers will enter.  

Public view:  Spaces visible at grade by persons in public areas such as public 
streets, parking lots and walking paths. 

Research and Development: Activities in connection with corporate or 
governmental innovation such as science and technology (laboratories), education 
and training (training facilities).  

Storage, Incidental: See “Incidental Storage.” 

Structure: Anything constructed or erected and the use of  which requires more or 
less permanent  location on the ground or attachment to something having a 
permanent location on the ground, but not including the following: 1) walls or 
fences less than six feet in height, 2) banner signs. 

Warehousing / distribution: The receipt and temporary stocking of  products 
(goods) to be redistributed to retailers, wholesalers, or directly to customers.  

Wholesaling: This includes the movement and storage of  raw materials, work-in-
process inventory and finished goods from a point of  origin to point of  
consumption. Uses would include goods movement (import, export and sales of  
product).  
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