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MEETING AGENDA 
OF THE PLANNING COMMISSION 

Wednesday February 24, 2021 
Study Session: 6:00 P.M. 

Regular Meeting:  7:00 P.M. 
City of Jurupa Valley City Hall 

City Council Chambers 
8930 Limonite Ave., Jurupa Valley, CA 92509 

 

 
 
STUDY SESSION 

1. 6:00 P.M. – Call to Order and Roll Call 
• Penny Newman, Chair 

• Arleen Pruitt, Chair Pro Tem 

• Armando Carmona, Commissioner 

• Hakan Jackson, Commissioner 

• Laura Shultz, Commissioner 

2. Public Appearance / Comments 
3. Commission Business – Study Session 

 3.1 STUDY SESSION: CONSIDER A COMPREHENSIVE REVISION TO THE 
PROVISIONS OF THE CITY’S ZONING CODE REGULATING ALCOHOL SALES 

SPECIAL NOTICE 

In an effort to prevent the spread of COVID-19 (Coronavirus), and in accordance with the 
Governor’s Executive Orders and a directive from the Riverside County Department of 
Public Health, this meeting will be closed to the public.  You may watch the live webcast 
at this link:  https://www.jurupavalley.org/422/Meeting-Videos.  Members of the public 
wishing to speak during public comments may email your public comments to the 
Planning Secretary at greed@jurupavalley.org.  Members of the public are encouraged 
to submit email comments prior to 6:00 p.m. the day of the meeting, but email comments 
must be submitted prior to the item being called by the Planning Chair.  The Planning 
Secretary shall announce all email comments, provided that the reading shall not exceed 
three (3) minutes, or such other time as the Commission may provide, because this is the 
time limit for speakers at the Planning Commission Meeting.  Comments on Agenda 
items during the Planning Commission Meeting can only be submitted to the Planning 
Secretary by email.  The City cannot accept comments on Agenda items during the 
Planning Commission Meeting on Facebook, social media or by text. 
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REGULAR SESSION 

1. 7:00 P.M. – Call to Order and Roll Call 
• Penny Newman, Chair  

• Arlene Pruitt, Chair Pro Tem 

• Armando Carmona, Commissioner 

• Hakan Jackson, Commissioner 

• Laura Shultz, Commissioner 

2. Pledge of Allegiance 
3A. Public Appearance/Comments (30 minutes) 
3B. Continued Study Session (if necessary) 

3.1 STUDY SESSION: CONSIDER A COMPREHENSIVE REVISION TO THE 
PROVISIONS OF THE CITY’S ZONING CODE REGULATING ALCOHOL SALES  

4. Approval of Agenda 
5. Consent Calendar 
 A. Approval of the Minutes 

• February 10, 2021 Regular Meeting 
B. Development Updates 

6. Public Hearings - NONE 
7. Commission Business - NONE 
8. Public Appearance/Comments 
9. Planning Commissioner’s Reports and Comments 
10. Planning Department Report 
11. Adjournment to the March 10, 2021 Regular Meeting 

 

In compliance with the Americans with Disabilities Act and Government Code Section 
54954.2, if you need special assistance to participate in a meeting of the Jurupa Valley 
Planning Commission, please call 951-332-6464.  Notification at least 48 hours prior to the 
meeting or time when services are needed will assist staff in assuring that reasonable 
arrangements can be made to provide accessibility to the meeting or service. 
 
Agendas of public meetings and any other writings distributed to all, or a majority of, the 
Jurupa Valley Planning Commission in connection with a matter subject to discussion or 
consideration at an open meeting of the Planning Commission are public records.  If such 
writing is distributed less than 72 hours prior to a public meeting, the writing will be made 
available for public inspection at the City of Jurupa Valley, 8930 Limonite Ave., Jurupa Valley, 
CA 92509, at the time the writing is distributed to all, or a majority of, the Jurupa Valley 
Planning Commission.  The Planning Commission may also post the writing on its Internet 
website at www.jurupavalley.org. 
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STAFF REPORT 

DATE: FEBRUARY 24, 2021 
TO: CHAIR NEWMAN AND MEMBERS OF THE PLANNING COMMISSION 

FROM: JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR 
BY: TAMARA CAMPBELL, PRINCIPAL PLANNER 
SUBJECT: AGENDA ITEM NO. 3.1 

STUDY SESSION: CONSIDER A COMPREHENSIVE REVISION TO THE 
PROVISIONS OF THE CITY’S ZONING CODE REGULATING ALCOHOL 
SALES  

____________________________________________________________________________ 

RECOMMENDATION 
That the Planning Commission review and discuss possible changes to the City’s regulations 
pertaining to the sale of alcohol.  
BACKGROUND 
Over the last few years, the City Council has considered several applications for retail alcohol 
sales.  During those hearings, the City Council discussed potential modifications to the various 
sections of the Jurupa Valley Municipal Code regulating such permits. At a City Council meeting, 
Mayor Pro Tem Lorena Barajas requested that the City Council direct staff to initiate a study for 
a comprehensive revision to the municipal code with the goal of stricter regulations on alcohol 
sales. Mayor Barajas suggested this consideration based on the City of El Cajon’s ordinance that 
regulates on-sale and off-sale of alcoholic beverages.  
At the November 19, 2020 meeting, the City Attorney presented the City of El Cajon’s ordinance 
and identified the key differences from the City’s regulations. A summary of the key differences 
are as follows: 

• Regulation of All Establishments that Sell Alcoholic Beverages. El Cajon regulates on-
sale and off-sale establishments while the Jurupa Valley regulates only off-sale
establishments. On-sale establishment is a business that sells alcoholic beverages for
on-site consumption. Examples of on-sale establishments, include restaurant, bar or
tavern, or nightclub. Off-sale establishment is a business sells alcoholic beverages for
off-site consumption. Examples of off-sale establishments include convenience store,
grocery store, or liquor store.

• Deemed Approved Alcoholic Beverage Sales Regulations. El Cajon’s ordinance requires
previously approved (prior to the adoption of the ordinance) on- or off-sale establishments
to be subject to the new ordinances’ operating standards.

• Operating Standards. El Cajon’s operating standards that minimize adverse impacts are
incorporated into the municipal code whereas, Jurupa Valley, does not have any
operating standards.

RETURN TO AGENDA
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• Separation Requirements. El Cajon’s ordinance requires the following separation 
distance for on- and off-sale alcoholic beverage establishments:  

o On- and off-sale alcohol sales establishments must be at least 600 feet from 
residentially zoned properties and other sensitive uses. 

o On-sale alcohol sales establishment must be also separated at least 1,000 feet 
from another on-sale alcohol sales establishment. 

Jurupa Valley does not have any separation requirement for on- or off-sale of alcoholic 
beverages. 

The City Council expressed interest in the types of regulations from El Cajon’s ordinance and the 
need for stricter regulations for sales of alcoholic beverages. As a result, the City Council directed 
staff to initiate a study to prepare revisions to the municipal code concerning alcohol sales. The 
November 19, 2020 staff report and minutes are attached to this staff report. 
ANALYSIS 
Existing Regulations on Alcoholic Beverage Sales 

Section 9.240.490 Alcoholic Beverage Sales of the Jurupa Valley Municipal Code (JVMC) 
regulates establishments that sell alcoholic beverages for off-site consumption (also referred to 
off-sales establishments). No other section of the JVMC regulates the sale of alcoholic beverages 
including for on-sale. 

Section 9.240.490 Alcoholic Beverage Sales regulates the following areas for off-sale 
establishments: 

• Permitted zones that would be allowed to have off-sales upon an approved entitlement 
• Development standards 
• Determination of a Public Convenience or Necessity 

Permitted Zoning.   Section 9.240.490 Alcoholic Beverage Sales requires an approved Site 
Development Permit or Conditional Use Permit for off-sales establishments for certain zones. 

• Conditional Use Permit. The following zones require an approved Conditional Use Permit 
(CUP) for off-sales establishments: R-R (Rural Residential), C-1/C-P (General 
Commercial), C-P-S (Scenic Highway Commercial), C-R (Commercial Retail), and R-VC 
(Rubidoux Village Commercial) zones.   The Planning Commission has authority to act 
upon a Conditional Use Permit. A public hearing is required.   

• Site Development Permit. The A-1 (Light Agriculture) zone requires an approved Site 
Development Permit (SDP) for off-sales establishments. A Site Development Permit 
requires the action of the Community Development Director. A public hearing may be 
required if the project is not exempt from California Environmental Quality Act (CEQA). If 
the Community Development Director makes a determination that the project would have 
significant impact on the community, the Community Development Director may refer the 
SDP to the Planning Commission for approval or denial. The Planning Commission would 
take action on the SDP after holding a public hearing. 

Large grocery stores would not be required to obtain a Conditional Use Permit for alcoholic sales. 
This will be discussed further in the next section, Development Standards.  

The City should consider whether a Conditional Use Permit should be required for all sales of 
alcoholic beverages including on-sale establishments (examples: tavern/bar, nightclub, 
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restaurant, sports facilities, movie theaters, bowling alley, or banquet facility). Although the City’s 
code may require a Conditional Use Permit for a use that may typically include the sale of alcoholic 
beverages, the findings are very general and do not focus on the alcohol sales. 

Development Standards.   This section establishes development standards that are intended to 
prevent land use conflicts between establishments that sell alcoholic beverages for off-sale 
consumption and other existing land uses.  The development standards are summarized below: 

• Conditional Use Permits are required for any establishment that proposes the concurrent 
sale of motor vehicle fuels and beer and wine for off-premises consumption (example: gas 
station with a convenience store) 

• Conditional Use Permits would not be required for the sale of alcoholic beverages for off-
premises for a retail commercial establishment which: (a) contains at least twenty 
thousand (20,000) square feet of interior floor space and is primarily engaged in the sale 
of groceries; and (b) does not sell motor vehicle fuels. As an example, a 45,000 square-
foot Ralphs that primarily sells groceries with a small area of alcoholic beverages would 
not be required to obtain a Conditional Use Permit to sell alcoholic beverages. On the 
other hand, a smaller 16,000 square-foot Aldi grocery store would be required to obtain a 
Conditional Use Permit to include alcoholic beverage sales.  

• An establishment proposing off-premises consumption must be situated in a manner that 
vehicle traffic causes a potential hazard to a school, church, public park, or playground.  

• A public hearing notice must be sent to property owners and any public entity operating a 
public park or playground within 1,000 feet of the site and any elementary or secondary 
school district within whose boundaries the facility would be located. Director can require 
additional noticing if deemed necessary. 

• Additional development standards are applied to projects proposed to have concurrent 
sale of motor vehicle fuels and beer and wine for off-premises consumption.  The 
standards pertain to:  1) educating the public about the dangers of alcohol; 2) the location 
of displays and type of coolers allowed; 3) the age of employees; 4) the prohibiting of 
advertising beyond exterior of building; and 5) the prohibition of drive-in windows for 
alcohol sales.  

Determination of Public Convenience or Necessity.  The State of California Department of 
Alcoholic Beverage Control (ABC) is responsible for reviewing and issuing licenses for the sale 
and/or manufacture of alcoholic beverages. ABC determines the maximum number of licenses 
per census tract. If the proposed project results in exceeding the maximum number or it is in a 
census tract that has more than the maximum number, it requires that the City make a 
Determination of Public Convenience or Necessity (PCN) for the license within ninety (90) days 
of receipt of an application. Licenses for non-retail, hotel, motel, restaurant and manufacturing 
establishments are excluded from this process.  

This section of the code provides for procedures for the PCN application process.  The Planning 
Commission has the authority to act upon the application.   

The findings for a PCN relate to the following: 

• The use cannot be detrimental to public health, safety and welfare of the 
community 

• The use promotes economic viability 



 
 
 

Page | 4  
 
 

• The use is compatible with the surrounding area 
• Background check of licensee and history of location 
• Applicant must agree to the conditions 

In addition to the findings, the Planning Commission may impose conditions that are considered 
necessary to protect the health, safety and welfare of the community. 

Comparison of Jurupa Valley and El Cajon Regulations on Alcoholic Beverage Sales 
Both the City of El Cajon ordinance and Jurupa Valley’s regulations (Sec. 9.240.490 – Alcoholic 
Beverage Sales) are attached to this report.  There are four fundamental differences between the 
City of El Cajon’s ordinance and City of Jurupa Valley’s ordinance.  Table 1 provides a comparison 
of the major differences.   

TABLE 1 – COMPARISON OF EL CAJON AND JURUPA VALLEY ORDINANCES 

Regulation(s) Jurupa Valley El Cajon Notes 
Regulation for on- 
and off-sale 
 

Only off-sale with 
either a Site 
Development Permit 
or a Conditional Use 
Permit 

Both on- and off- sale 
require a Conditional 
Use Permit 

For the City of Jurupa 
Valley, the issuance 
of a Public 
Convenience or 
Necessity is required 
if the establishment is 
in an oversaturated 
census tract or would 
cause an 
oversaturation. 

Regulation for legal 
nonconforming on- 
and off-sale alcohol 
establishments 

No Yes, it is incorporated 
into the code. 

 

Separation distance 
from sensitive uses 

No Yes. Separation 
distances are as 
follows: 
o On- and off-
sale alcohol sales 
establishments must 
be at least 600 feet 
from residentially 
zoned properties and 
other sensitive uses. 
o On-sale 
alcohol sales 
establishment must 
be also separated at 
least 1,000 feet from 
another on-sale 

For the City of Jurupa 
Valley, the 
determination of a 
Public Convenience 
or Necessity depends 
on certain distance 
criteria. 
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alcohol sales 
establishment. 

Requirements 
relating to operations 
to prevent and/or 
minimize adverse 
impacts 

Yes, City imposes 
requirements as 
conditions of 
approval on 
entitlement(s) 

Yes, City’s municipal 
code includes 
operating standards. 

 

 
Consideration of the Major Components of El Cajon Ordinance  
Given the direction provided by the City Council, the Planning Commission should consider the 
major components of the El Cajon Ordinance and provide direction. In particular, while the City 
requires an entitlement process (CUP or SDP) for proposed off-sale establishments, the CUP and 
SDP findings are not specific to alcohol sales.  Jurupa Valley may benefit by adopting some (if 
not all) of the more significant procedures as required in the El Cajon Ordinance.   

1. Require Conditional Use Permit for on-sale and off-sale alcoholic beverage sales.” The City 
of Jurupa Valley only requires a Site Development Permit or a Conditional Use Permit for off-
sale alcoholic beverage sales, while the City of El Cajon requires a CUP for both on-sale and 
off-sale alcoholic beverage sales activities.  
The City of Jurupa Valley’s required finding for a Conditional Use Permit is that the proposed 
use will not be detrimental to the health, safety, or general welfare of the community. On the 
other hand, the El Cajon ordinance includes a set of required findings for on-sale and off-sale 
and the required findings are specific to the proposed alcohol sales. Some of the required 
findings are as follows:  

a) The use will not aggravate existing problems in the neighborhood created by the sale 
of alcohol such as loitering, public drunkenness, alcoholic beverage sales to minors, 
noise and littering.  

b) The use will not detrimentally affect nearby neighborhoods considering the distance 
of the alcohol establishment to residential buildings, schools, parks, playgrounds or 
recreational areas, nonprofit youth facilities, places of worship, hospitals, alcohol or 
other drug abuse recovery or treatment facilities, county social service offices, or 
other alcoholic beverages sales activity establishments. 

c) The use will not be located in what has been determined to be a high-crime area or 
where a disproportionate number of police service calls occur. 

d) The proposed establishment is located in a census tract with capacity for additional 
off-sale licenses, as defined by the California Department of Alcoholic Beverage 
Control, with low to average crime rates, as defined by the police department 
annually, subject to the condition that an additional off-sale establishment will not be 
contradictory to a moratorium. 

Conditional Use Permits are considered to be an effective planning tool when required for 
uses that have the potential to cause negative impacts to surrounding properties.  Given the 
dangerous impacts of alcohol on health, the potential for increased crime and the potential 
disturbance to community welfare, the Planning Commission should consider:   

• Requiring a CUP for all off-sale alcoholic sales regardless of zone; 
• Requiring a CUP for all on-sale alcoholic sales; and 
• Adopting additional findings to address potential impacts 
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2. Deemed Approved Process.  The El Cajon ordinance requires previously approved 
establishments (on- and off-sales uses) to comply with the current operation and performance 
standards in the code (example: alcohol sale limitations; signage regulation; public nuisance 
prevention measures). As a result, all past and newly approved establishments would be 
subject to the same requirements. These previously approved establishments are called 
“deemed approved” alcohol uses in their ordinance.   
On the other hand, at the City of Jurupa Valley, all legal nonconforming off-sales 
establishments do not typically have conditions of approval or may have required an 
entitlement at the time of establishment. Thus, it is likely there are not requirements or 
conditions for regulation or restriction types of alcohol, hours of operations, public nuisance 
prevention measures, etc.). It would be beneficial to consider establishing regulations 
for “deemed approved” alcoholic beverage sale activities so the City has an additional 
tool to mitigate potential land use conflicts presented by such uses.    

3. Performance and Operational Standards. El Cajon establishes specific performance and 
operating standards for all alcohol sales uses in order to control dangerous or environmental 
effects of alcohol uses and public nuisances.  Most are operational standards similar to the 
conditions of approval that the City of Jurupa Valley has imposed when a Site Development 
Permit or a Conditional Use Permit is required. The operational standards provide limitations 
on  bottle/can size, lighting, training, signs, window displays, training, no nuisance activities 
on site or in close proximity to the site, on-going obligation to mitigate alcohol related 
problems, complaint response community relations program, upkeep and operating 
characteristics are compatible with, and will not adversely affect the livability or appropriate 
development of abutting properties and the surrounding neighborhood, and no displays within 
5 feet of a door. See Table 2 for a comparison a Jurupa Valley condition and El Cajon 
operational standards.  

TABLE 2 – EXAMPLES OF CITY CONDITIONS AND  
EL CAJON OPERATIONAL STANDARDS 

City of Jurupa Valley City of El Cajon 
Example of a standard Condition of 
Approval 

Example of Operational Standards 

Limited sales of alcoholic beverages. The 
following types of alcoholic beverages (beer 
and wine) for off-site consumption are 
prohibited: 
(a) Single can or bottle of alcoholic beverage 
less than or equal to forth (40) ounces. 
(b) Packages containing less than six (6) 
cans, or bottles, to a case. 

No beer, ale or malt liquor shall be offered 
for sale in a container with a volume greater 
than thirty-two (32) ounces. This restriction 
is not intended to prohibit the sale of such 
beverages in kegs or other types of 
containers, with a volume of two or more 
gallons, which are clearly designed to 
dispense multiple services. 

 No wine shall be displayed, sold or given 
away in containers of less than seven 
hundred fifty (750) milliliters, except 
multipack containers of wine, and multipack 
wine coolers containing more than six 
percent (6%) alcohol by volume. 
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At the City of Jurupa Valley, these types of conditions are imposed on a case-by-case basis 
by the approving body (Community Development Director, Planning Commission, and City 
Council). This can create inconsistencies with the conditions on each project site. Moreover, 
the applicant has the right to submit an application to request relief of the condition for any 
reason. It would require the same approving body to act upon the request. In contrast, 
including operational standards in the code would set the standard for all applicants (including 
past approvals if the code requires it). If an applicant wants to request relief from a requirement 
in the code, it would require the City Council’s approval to adopt a code amendment. The El 
Cajon operational standards are more extensive than the City’s standard list of conditions of 
approval and development standards combined. It would be beneficial to consider 
establishing operational standards in the code.    

4. Separation and Distancing Requirements.     For businesses engaged in on-sale or off-sale 
retail sales of alcoholic beverages, El Cajon requires a 600-foot distance from residentially 
zoned properties, public or private schools, health care facilities, religious facilities and parks, 
and playgrounds.  On-sale alcohol uses must be separated by 1,000 feet of another on-sale 
use and 600 feet from residentially zoned properties, public or private schools, health care 
facilities, religious facilities and parks, and playgrounds. There are a few exceptions in the 
code for on-sale alcohol uses. 
Jurupa Valley does not have a separation distance requirement for either on-sale or off-sale 
alcoholic beverage activities.  Adding a separation distance between off-sale establishments 
would prevent a cluster of outlets for alcohol sales that may cause an area to have high crime.  
Moreover, a separation distance between on-sale establishments would prevent an over 
concentration of similar uses.   
The Planning Commission should consider whether a distance separation between on-
sale and off-sale would be beneficial for the community in terms of creating a physical 
buffer between potentially impactful uses. Additionally, the Planning Commission 
should consider exceptions to certain cases. An example would be a downtown where 
it is desirable to have a cluster or group of restaurants, bars, or nightlife.     

5. Enforcement, Annual Fees, Hearing Process. Typically, when the City receives a complaint 
from the general public of a potential violation, it requires the City’s Code Enforcement 
Department to investigate the violation. Upon confirmation of the violation, there is additional 
staff time to work with the operator/owner to resolve the violation.  Such a process requires 
staff time and resources which are not covered by any deposit by the operator / owner.  
Furthermore, if the circumstances involve a revocation process of the Conditional Use Permit, 
it requires substantial staff time and resources and is subject to a public hearing.  
The City of El Cajon’s ordinance requires all off-sale alcohol establishments to pay an 
Annual alcohol sales regulatory fee to cover the cost of enforcement of conditions and 
applicable regulations. The City should consider a fee to recover costs. Additional 
research would be needed to determine an appropriate fee. 

CONCLUSION 
The El Cajon ordinance is comprehensive in regulating the sales of alcoholic beverages because 
of the following: 1) it requires an entitlement (CUP) for on- and off-sales of alcoholic beverages; 
2) it establishes operational and performance standards for all approvals including legal 
nonconforming alcohol sales use; 3) it requires a minimum separation distance; and 4) it provides 
enforcement of these regulations and includes annual fees for cost recovery.  The Planning 
Commission is asked to discuss the various provisions of the El Cajon Ordinance and to provide 
direction.    
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Prepared by: 

   
Submitted by: 

 

   
 

 
___________________________   ___________________________ 
Tamara Campbell 
Principal Planner 

  Joe Perez 
Community Development Director 

    

Reviewed by: 
 
 
 
//s// Serita Young 

 

__________________________  
Serita Young 
Deputy City Attorney 

 

 
 
ATTACHMENTS 
 

1. Minutes and staff report from City Council Meeting (Nov. 19, 2020) 
2. Jurupa Valley Ordinance 
3. El Cajon Ordinance 

 

















































































Planning Commission Minutes -1- February 10, 2021 

AGENDA ITEM NO. 5A 
DRAFT MINUTES  

PLANNING COMMISSION 
February 10, 2021  

1. Call to Order and Roll Call

A Study Session of the Jurupa Valley Planning Commission meeting was called to order at
5:30 p.m. on February 10, 2021 at the City Council Chambers, 8930 Limonite Ave., Jurupa
Valley.

Members present:

• Penny Newman, Chair
• Armando Carmona, Commission Member
• Hakan Jackson, Commission Member
• Laura Shultz, Commission Member

Member(s) absent: Arleen Pruitt, Chair Pro Tem 
2. Public Appearance/Comments - None
3. Commission Business

3.1 STUDY SESSION – BROWN ACT AND CONFLICTS OF INTEREST TRAINING

Ms. Serita Young, Deputy City Attorney, and Ms. Lindsay Thorson, Senior Attorney, provided
a PowerPoint presentation and supplemental pamphlets on the Brown Act and Conflicts of
Interest.  Several topics included: agenda items, non-agenda items, public comments, social
media, COVID-19 modifications, Conflicts of Interest, meetings with developers, rules on
accepting gift rules, and Government Code Section 1090.

REGULAR SESSION 
1. 7:00 P.M. – Call to Order and Roll Call

Members present: 

• Penny Newman, Chair
• Armando Carmona, Commission Member
• Hakan Jackson, Commission Member
• Laura Shultz, Commission Member

Member(s) absent: Arleen Pruitt, Chair Pro Tem 
2. Pledge of Allegiance – Commissioner Laura Shultz led the Pledge of Allegiance.

RETURN TO AGENDA
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3A. Public Appearance / Comments - NONE 
4.  Approval of Agenda 

Chair Newman moved and Commissioner Carmona seconded, a motion to approve the 
February 10, 2021 agenda. The motion was approved 4:1   

Ayes:  Newman, Carmona, Jackson, Shultz 

Noes:   None 

Abstained:  None 

Absent: Pruitt 

5. Consent Calendar 

A. Approval of Minutes 

Commissioner Shultz moved and Commissioner Jackson seconded, a motion to approve the 
January 27, 2020 Planning Commission Minutes. The motion was approved 4:1  

Ayes:  Newman, Carmona, Jackson, Shultz 

Noes:   None 

Abstained:  None  

Absent:  Pruitt 

6.1 MASTER APPLICATION (MA) NO. 20203 – CONDITIONAL USE PERMIT (CUP) NO. 20007 
TO ESTABLISH AN ANIMAL HOSPITAL WITHIN AN EXISTING PETCO PET SUPPLY STORE  

Mr. Chris Mallec, Associate Planner, provided a PowerPoint presentation of a proposed 
animal hospital at an existing the Petco Pet Supply Store in the Vernola Marketplace Shopping 
Center.  In summary, the presentation covered a detailed floor plan for the hospital layout 
location, hours of operation, and number of employees.  

COMMISSIONER QUESTIONS 

Concern for disposal of medical waste was expressed.  Mr. Mallec, Associate Planner, 
provided information on medical waste disposal.    

PUBLIC HEARING OPENED – No Public Comments 

Commissioner Shultz moved and Commissioner Jackson seconded, a motion to approve 
Resolution No. 2021-02-10-01 approving Conditional Use Permit No. 20007 to establish an 
animal hospital within an existing Petco at 6301 Pats Ranch Road.   The motion was approved 
4:1.  

PUBLIC HEARING CLOSED  

Ayes:  Newman, Carmona, Jackson, Shultz 

Noes:   None 
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Abstained:  None  

Absent: Pruitt 

7.   Commission Business  

7.1 STUDY SESSION: MASTER APPLICATION (MA) NO. 17280 (SDP17129) PROPOSED 
NEW GENERAL STORE, FAST FOOD RESTAURANT AND DRIVE-THRU RESTAURANT 
ON 1.26 ACRES OF VACANT LAND    

 Mr. Miguel Del Rio, Assistant Planner, provided a PowerPoint presentation of the proposed 
project on 1.26 acres of vacant land at 5393 Mission Blvd.  The proposal consists of a 9,180 
square-foot Family Dollar store, a 3,000 square-foot two-tenant building for a drive thru 
restaurant and a fast-food restaurant.  Mr. Del Rio presented General Plan policies for 
Rubidoux Town Center and the explained the applicability to this project.  Mr. Del Rio provided 
details of the Rubidoux Village Design Guidelines which encourages pedestrian-oriented 
design for this area and architectural aesthetics. The General Plan provides flexibility on 
development standards on certain cases. 

 Mr. Chris Post, Applicant Representative, provided a summary of the project and requested 
flexibility on the required design guidelines. 

COMMISSIONER DISCUSSION 

• Prefer pedestrian friendly access to site 
• Concern with pedestrian safety due to proposed parking and traffic design  
• Prefer community to maintain the Rubidoux Village Town Center and Rubidoux Village 

Design Guidelines  
• Generally, in support of this use/ project, however, expressed desire for the project to be 

designed consistent with the Rubidoux Village Design Guidelines 
 

7.2 STUDY SESSION: CONSIDER A ZONING AMENDMENT TO ADD “TRADITIONAL 
NEIGHBORHOOD DEVELOPMENT STANDARDS” TO THE MUNICIPAL CODE 

 Mr. Jim Pechous, Principal Planner, provided a PowerPoint of the concept of Traditional 
Neighborhood design and potential development standards in order to prepare a draft code 
amendment for public hearings.  Mr. Pechous provided a summary of Pedley Village Center 
Guidelines, proposed development standards, noted the differences with the traditional 
neighborhood versus standard urban single-family product.  Additionally, Mr. Pechous 
presented identified locations where you could apply Traditional Neighborhood development 
standards. 

COMMISSIONER DISCUSSION 

• Responsibility of maintenance of landscaping to be determined during entitlement process 
• Pedestrian and equestrian trails connectivity  
• Commissioners in support of Traditional Neighborhood development standards returning 

to the Planning Commission for public hearing and would like to include affordable 
housing.   

• Importance of the cultural aspects of the community 
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PUBLIC COMMENTS 
Grizelda Reed, Planning Secretary, read the following public comments: 

• Ms. Maribel Nunez would like to see permanent affordable housing 
• Ms. Gabriela Mendez would like to see additional affordable housing 
• Ms. Belen Gutierrez would like to additional affordable housing 

 

8.  Public Appearance / Comments – NONE  
9.   Planning Commissioners’ Reports and Comments 

Commissioner Shultz thanked staff for the Study Sessions.   
10. Planning Department Report  
 Mr. Joe Perez, Community Development Director, provided an update: (1) City Council actions 

at the February 4, 2021 City Council meeting; (2) future initiatives to improve communications 
regarding new development projects; and (3) plans for Planning Commission workshops. 
 

Respectfully submitted, 

 

   

Joe Perez, Community Development Planning Director 
Secretary of the Planning Commission 
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STAFF REPORT 

DATE: FEBRUARY 24, 2021 
TO: CHAIR NEWMAN AND MEMBERS OF THE PLANNING COMMISSION 
FROM: JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR 
SUBJECT: AGENDA ITEM NO.  5B 

DEVELOPMENT UPDATES 

RECOMMENDATION 
That the Planning Commission receive a development update. No action will be taken. 
DEVELOPMENT UPDATES 

• City Council Actions on February 4, 2021
o City Council conducted the second reading and adopted Ordinance No. 2021-03

amending the Jurupa Valley Municipal Code to replace the term “Second Unit” with
“Accessory Dwelling Unit” for consistency with the Jurupa Valley Municipal Code
and state law.

o City Council conducted a second reading and adopted Ordinance No. 2021-04 to
amend the Jurupa Valley Municipal Code to add regulations on smoking in certain
areas including multi-unit residences, hotels, public areas, private plazas, and
outdoor business areas.

o City Council initiated a code amendment to the City’s municipal code to replace
the term “Planning Director” with the term “Community Development Director.”

o City Council adopted Resolution No. 2021-12 to approve MA20131 (Extension of
Time for Conditional Use Permit NO. 17004). This project is for a proposed
Chevron gas station, convenience store (without alcohol sales), and drive-thru
restaurant located at northwest corner of Pedley Road and Ben Nevis Boulevard.
The applicant is Shield Tech, LLC.

• Cameos at Turnleaf by Tyler Morrison: Construction has been completed for Cameos
residential neighborhood that is located at the northeast corner of Bellegrave Avenue and
Wineville Avenue. There is a total of 317 single-family homes on 102 acres.

• Vernola Marketplace Apartments (Phase B): We have received a Pre-Application for
the second phase (Phase B) of the Vernola Marketplace Apartment Community. It is
proposed south the Vernola Marketplace Shopping Center and between Interstate 15 and
Pat’s Ranch Road.  Phase B consists of 200 apartment units on approximately 8.3 acres
of land with amenities. The apartment units consist of 1-bedroom, 2-bedrooms, and 3-
bedrooms. The first phase (397 apartments) is under construction and located at the
northwest corner of 68th Street and Pat’s Ranch Road. The formal entitlements would
require a General Plan Amendment, Specific Plan Amendment, Change of Zone, and a
Site Development Permit. The City Council is the approving body for this project.

RETURN TO AGENDA
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• Paradise Knolls Specific Plan – Commercial Site: We have received applications
(Conditional Use Permit, Site Development Permit, and Neighborhood Development Plan)
for a proposed 2.2-acre commercial development by Panorama Properties at the
southeast corner of Beach Street and Limonite Avenue. This is within the Paradise Knolls
Specific Plan site. The proposed development includes a gas station with convenience
store and a 4-tenant commercial building (includes drive-thru restaurant).

Prepared by: 

____________________________ 
Joe Perez 
Community Development Director 

Reviewed by: 

__//s// Serita Young____________ 

Serita Young 
Deputy City Attorney 


