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IMPORTANT NOTICE: 
FOR ONLINE PUBLIC PARTICIPATION SEE PAGE 4 

MEETING AGENDA 
OF THE PLANNING COMMISSION 
Wednesday September 23, 2020 

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

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

 
A. As a courtesy to those in attendance, we ask that cell phones be turned off or set to their 

silent mode and that you keep talking to a minimum so that all persons can hear the 
comments of the public and Planning Commission.  The Commission Rules of Order require 
permission of the Chair to speak with anyone at the staff table or to approach the dais. 

B. A member of the public who wishes to speak under Public Comments must fill out a 
“Speaker Card” and submit it to the City Staff BEFORE the Chairman calls for Public 
Comments on an agenda item. Each agenda item up will be open for public comments 
before taking action. Public comments on subjects that are not on the agenda can be made 
during the “Public Appearance/Comments” portion of the agenda. 

C. If you wish to address the Planning Commission on a specific agenda item or during public 
comment, please fill out a speaker card and hand it to the Clerk with your name and address 
before the item is called so that we can call you to come to the podium for your comments. 
While listing your name and address is not required, it helps us to provide follow-up 
information to you if needed.  Exhibits must be handed to the staff for distribution to the 
Commission. 

D. As a courtesy to others and to assure that each person wishing to be heard has an 
opportunity to speak, please limit your comments to 5 minutes. 
 
 
REGULAR SESSION 

1. 7:00 P.M. – Call to Order and Roll Call 
• Arleen Pruitt, Chair 
• Guillermo Silva, Chair Pro Tem 
• Mariana Lopez 
• Corey Moore 
• Penny Newman 

2. Pledge of Allegiance 
3. Public Appearance/Comments (30 minutes) 
4. Approval of Agenda 
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5. Approval of Minutes 
5.1 September 9, 2020 Regular Meeting 

6. Public Hearings 
6.1 A. CHANGE OF ZONE 20005 (CZ20005) OF APPROXIMATELY 35.5 COMBINED 

GROSS ACRES OF REAL PROPERTY FROM (1) N-A (NATURAL ASSETS) 
ZONE TO R-2 (MULTIPLE FAMILY DWELLINGS) ZONE FOR LUA 6, (2) N-A 
(NATURAL ASSETS) ZONE TO R-2 (MULTIPLE FAMILY DWELLINGS) ZONE 
FOR LUA 7, (3) N-A (NATURAL ASSETS) ZONE TO C-T (TOURIST 
COMMERCIAL) ZONE FOR LUA 8, AND (4) M-SC (MANUFACTURING-
SERVICE COMMERCIAL) ZONE TO C-P-S (SCENIC HIGHWAY COMMERCIAL) 
ZONE FOR LUA 15-B.  LOCATIONS: 5301 EL RIO AVENUE (APN: 178-290-
012) (ALSO REFERRED TO AS LAND USE AMENDMENT NO. 6 OR LUA 6); 
5288 BELL AVENUE (APN: 178-182-020) (LUA 7); 5286 BELL AVENUE (APN: 
178-290-001) (LUA 8); AND VARIOUS PARCELS LOCATED SOUTH OF 
INTERSTATE 60 BETWEEN JURUPA ROAD AND OPAL STREET, NORTH OF 
MISSION BOULEVARD (APNS: 177-100-001, -003, -006, -011, -016, -021, -022, -
024, -025, -028, AND -031, AND 177-150-001, -002, -003, -004, -005, -006, -007, 
AND -011) (LUA 15-B).   

 
6.1 B. ZONING CODE AMENDMENT (ZCA) NO. 20003 TO AMEND SECTION  
         9.120.010 (A) BY ADDING “MOTOR SPORTS RACEWAYS” TO THE LIST   OF 

PERMITTED USES. 
 

RECOMMENDATION 
Adopt Resolution No. 2020-09-23-01 recommending approval of Change of Zone 
No. 20005 (CZ20005) and Zoning Code Amendment No. 20003 (ZCA 20003).     

7. Commission Business - NONE 
8. Public Appearance/Comments 
9. Planning Commissioner’s Reports and Comments 
10. Planning Department Report 

• Holiday Schedule 
11. Adjournment to the October 7, 2020 Regular Meeting 
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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.   

http://www.jurupavalley.org/
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IMPORTANT NOTICE: 

In response to the COVID-19 pandemic, the City of Jurupa Valley is urging those wishing to 
attend a Planning Commission meeting, to avoid attending the meeting and watch the live 
webcast, which can be accessed at this link:  https://www.jurupavalley.org/422/Meeting-Videos. 
The Planning Commission Agenda can be accessed at this link: 
https://www.jurupavalley.org/agendacenter. 
For those wishing to make public comments at Wednesday night’s Planning Commission 
meeting, you are being asked to submit your comments by email to be read aloud at the 
meeting by the Planning Commission’s Recording Secretary.  
Public comments may be submitted to the Planning Commission’s Recording Secretary at 
greed@jurupavalley.org. Email comments on matters that are not on the Agenda and email 
comments for matters on the Consent Calendar must be submitted prior to the time the Chair 
calls the item for Public Comments.  Members of the public are encouraged to submit 
comments prior to 6:00 p.m. Wednesday.   
Email comments on other agenda items must be submitted prior to the time the Chair closes 
public comments on the agenda item or closes the public hearing on the agenda item.  All email 
comments shall be subject to the same rules as would otherwise govern speaker’s comments at 
the Planning Commission Meeting.   
The Planning Commission’s Recording Secretary shall read all email comments, provided that 
the reading shall not exceed three (3) minutes, or such other time as the Planning Commission 
may provide, because this is the time limit for speakers at a Planning Commission Meeting. 
The email comments submitted shall become part of the record of the Planning Commission 
Meeting.   
Comments on Agenda items during the Planning Commission Meeting can only be submitted to 
the Planning Commission’s Recording Secretary by email.  The City cannot accept comments 
on Agenda items during the Planning Commission Meeting on Facebook, social media or by 
text. 
This is a proactive precaution taken by the City of Jurupa Valley out of an abundance of caution.  
Any questions should be directed to the Planning Commission’s Recording Secretary, Grizelda 
Reed, at (951) 332-6464. 

RETURN TO AGENDA

https://www.jurupavalley.org/422/Meeting-Videos
https://www.jurupavalley.org/agendacenter
mailto:greed@jurupavalley.org
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AVISO IMPORTANTE: 

 
En respuesta a la pandemia de COVID-19, la ciudad de Jurupa Valley le urge a aquellos que 
desean atender una junta de la Comisión de Planificación, que eviten atender la junta y el lugar 
ver la junta en el webcast en vivo que puede ser accedido en este vinculo: 
https://www.jurupavalley.org/422/Meeting-Videos. La agenda de la Comisión de Planificación 
puede ser accedido en este vinculo: https://www.jurupavalley.org/agendacenter. 
Para ellos que quieran hacer comentarios públicos en la junta del miércoles, se les pide que 
sometan sus comentarios por correo electrónico para que sean leídos en voz alta en la junta 
por la Secretaria de Grabación de la Comisión de Planificación. 
Comentarios públicos pueden ser sometidos a la Secretaria de Grabación de la Comisión de 
Planificación a greed@jurupavalley.org. Correos electrónicos sobre asuntos que no están en la 
agenda y correos electrónicos sobre asuntos que aparecen en el calendario de consentimiento 
deben ser sometidos antes del tiempo en cuando el presidente de la Comisión de Planificación 
llame el articulo para comentarios públicos. Miembros del público deberían someter 
comentarios antes de las 6:00 p.m. el miércoles.   
Correos electrónicos sobre otros artículos de la agenda tienen que ser sometidos antes del 
tiempo en que se cierren los comentarios públicos en ese artículo de la agenda o cuando se 
cierre la audiencia pública sobre ese artículo de la agenda. Todos los comentarios por correo 
electrónico serán tratados por las mismas reglas que han sido establecidas para juntas de 
Comisión de Planificación. 
La Secretaria de Grabación de la Comisión de Planificación leerá todos los comentarios 
recibidos por correo electrónico siempre y cuando la lectura del comentario no exceda tres (3) 
minutos o cualquier otro periodo de tiempo que la Comisión de Planificación indique. Este 
periodo de tiempo es el mismo que se permite en juntas de la Comisión de Planificación. Los 
comentarios leídos en la junta serán grabados como parte de la junta de Comisión de 
Planificación. 
Durante la junta de la Comisión de Planificación, comentarios sobre artículos de la agenda solo 
pueden ser sometidos a la Secretaria de Grabación de la Comisión de Planificación por correo 
electrónico. La ciudad no puede aceptar comentarios sobre artículos de la agenda durante la 
junta de Comisión de Planificación por Facebook, redes sociales, o por mensajes de texto. 
Esto es una precaución proactiva que se tomó acabo por la ciudad de Jurupa Valley por 
precaución. Preguntas pueden ser dirigidas a la Secretaria de Grabación de la Comisión de 
Planificación, Grizelda Reed, al (951) 332-6464. 
 

 

https://www.jurupavalley.org/422/Meeting-Videos
https://www.jurupavalley.org/agendacenter
mailto:greed@jurupavalley.org
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DRAFT MINUTES  
PLANNING COMMISSION 

 September 9, 2020 
 

1. Call to Order and Roll Call 

The Regular Session of the Jurupa Valley Planning Commission meeting was called to 
order at 7:00 p.m. on September 9, 2020 at the City Council Chambers, 8930 Limonite Ave., 
Jurupa Valley. 

Members present:  

• Arleen Pruitt, Chair 
• Chair Pro Tem Guillermo Silva, Chair Pro Tem  
• Mariana Lopez, Commission Member – via conference call  
• Penny Newman, Commission Member 
• Corey Moore, Commission Member 

Members absent: All Present  
2. Pledge of Allegiance – Commissioner Newman let the Pledge of Allegiance  
3. Public Appearance/Comments - None 

4. Approval of Agenda 
Chair Pruitt moved, Commissioner Newman seconded a motion to approve the September 
9, 2020 agenda. The motion was approved 5-0.   

Ayes:  Lopez, Newman, Moore, Pruitt, Silva 

Noes:   None 

Abstained:  None 

Absent: None 

5. Approval of Minutes 

Chair Pruitt moved, and Commissioner Lopez seconded, a motion to approve the August 
12, 2020  Planning Commission Minutes. The motion was approved 5-0.  

Ayes:  Lopez, Newman, Moore, Pruitt, Silva 

Noes:   None 

Abstained:  None  
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Absent:  None 

Chair Pruitt moved and Chair Pro Tem Silva seconded, a motion to approve the August 26, 
2020  Planning Commission Minutes. The motion was approved 5-0.  

Ayes:  Lopez, Newman, Moore, Pruitt, Silva 

Noes:   None 

Abstained:  None  

Absent:  None 

6. PUBLIC HEARING  

6.1 ZONING CODE AMENDMENT NO. 2002 (ZCA20002): AMENDMENT TO SECTIONS 
9.240.290 AND 9.10.464 AND DELETING SECTION 9.10.555 OF THE CITY OF JURUPA 
VALLEY MUNICIPAL CODE TO ALLOW ACCESSORY DWELLING UNITS (ADU’s) AND 
JUNIOR ACCESSORY DWELLING UNITS (JADU’s) IN COMPLIANCE WITH STATE 
LAW AND INTENDED RESPONSES TO ANY NEW LEGISLATION THAT MUST BE 
ADDRESSED PRIOR TO 2021 

Ms. Jean Ward, Senior Planning Consultant, provided a PowerPoint presentation. She 
briefed the Commissioners of the Council’s 2018 adopted ordinance pertaining to accessory 
dwelling units (ADU’s) to bring the City’s code into compliance and, as of January 1, 2020, 
several new bills came into effect that impact local regulations of ADUs and JADUs.  As a 
result of the legislation, multiple amendments are necessary to the Jurupa Valley Municipal 
Code to ensure compliance with state law.  Ms. Ward provided a summary of the prior ADU 
Ordinance and presented the currently activity as of January 1, 2020 and highlighted the 
most critical changes in mandated requirements.   

COMMISSIONER DISCUSSION 

• Clarification of current permit process 
• Confirmation of maximum square foot 
• Clarification of parking standards  

Chair Pruitt moved, Commissioner Lopez seconded a motion to approve the 
recommendation to the City Council to adopt an amendment to Title 9 (Planning and 
Zoning) of the Jurupa Valley Municipal Code concerning Accessory Dwelling Units.   The 
motion was approved 5-0.   

7. Commission Business 

7.1 STUDY SESSION: REVIEW GENERAL PLAN CONSISTENCY ZONING FOR PHASE 
1, GROUP 2, AS SET FORTH BY CITY COUNCIL DIRECTION WHEN ADOPTING THE 
2017 GENERAL PLAN  

Ms. Tamara Campbell, Principal Planner, provided a detailed PowerPoint presentation. She 
provided a briefing of the General Plan Phase 1, Group 2 Rezoning sites for discussion and 
feedback from the Commissioners.  Ms. Campbell provided a summary of LUA Nos. 3,4 5, 
17 and 20 and provided discussion points. 



 

Planning Commission Minutes -3- September 9, 2020 

• LUA 3 Pyrite – Granite Hill Commercial –Tourist Area 
• LUA 4 Pyrite Granite Hill Commercial – Tourist Area 
• LUA 5-3760 Pyrite St. – Hillside Portion of Heavy/Light Industrial Site 
• LUA 17 – Bellegrave Low Density Residential Infill  
• LUA 20 –Country Village  

COMMISSIONER DISCUSSION 

• Open Space clarification for LUA 3  
• Clarification for LUA 20 Infill at County Village  

Ms. Campbell noted the following steps after the Commissioners reviewed and discussed 
the proposed zone changes: public outreach will be conducted, additional research/analysis 
will be prepared, and public hearings will be scheduled. 

7.2 STUDY SESSION: APPALOOSA SPRINGS – RESIDENTIAL SUBDIVISION OF A 
67.7 COMBINED ACRES INTO 254 SINGLE FAMILY RESIDENTIAL LOTS- LOCATION: 
6501 CLAY STREET: APPLICANT I.H.C. JURUPA, LLC 

Ms. Rocio Lopez, Senior Planner, provided a PowerPoint presentation for a proposed 
residential subdivision located at 6501 Clay Street.  Ms. Lopez presented a summary of the 
proposal that includes an application for Change of Zone, Tentative Tract Map and Site 
Development Permit for the project Appaloosa Springs.  The residential subdivision consists 
of 254 single family residential lots on 25.73 acres, 14.10 acres of park space, 10.78 of 
preserved open space, 1.83 acres of open space/landscaping 1.83 of a water quality basin 
and 13.07 acres of public roads.  Ms. Lopez provided several exhibits summarizing the 
following topics: 

• Proposed Development Standards 
• Landscaping plan, conceptual architecture elevations 
• Proposed Right-of-Way improvements  
• Internal streetscape design, trails, sidewalks, 
• Proposed Parks open space and amenities  
• Fences and walls 
• Discussion of Gas Easement     

Mr. Tom Dallape, Applicant, provided a PowerPoint presentation and summarized details of 
the project proposal noting that he had met with various agencies and has had a positive 
outreach program for this proposal.   

COMMISSIONER DISCUSSION 

• Requested clarification and soil test results 
• Sale price of homes  
• Clarification of ALUC radius 
• Clarification of Clay Street widening  
• Request preservation of existing trees 
• Expressed concern for street lighting on rear walls 
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8.  Public Appearance / Comments – NONE  

9.   Planning Commissioner’s Reports and Comments 
 

Commissioner Lopez thanked the City of Jurupa Valley for their participation on the 2020 
Census.  Chair Pro Tem Silva inspected a complaint at Pilot Flying J regarding idling trucks 
longer than allowed and reported that a new supervisor had been hired and would be 
adhering to conditions of approval for this project. Chair Pruitt stated the voting ballot boxes 
would available beginning October 5 and additional information is posted on the City’s 
website.     

 
10. Planning Department Report  

 Mr. Tom Merrell, Planning Director, did not have a report for this meeting. 

Respectfully submitted, 

 

   

Thomas G. Merrell, AICP, Planning Director 
Secretary of the Planning Commission 
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STAFF REPORT 

DATE: SEPTEMBER 23, 2020 
TO: CHAIR PRUITT AND MEMBERS OF THE PLANNING COMMISSION 
FROM: THOMAS G. MERRELL, AICP, PLANNING DIRECTOR 
BY: TAMARA CAMPBELL, PRINCIPAL PLANNER 
SUBJECT: AGENDA ITEM NO. 6.1 

A. CHANGE OF ZONE 20005 (CZ20005) OF APPROXIMATELY 35.5
COMBINED GROSS ACRES OF REAL PROPERTY FROM (1) N-A
(NATURAL ASSETS) ZONE TO R-2 (MULTIPLE FAMILY DWELLINGS)
ZONE FOR LUA 6, (2) A-1 (LIGHT AGRICULTURE) ZONE TO R-2
(MULTIPLE FAMILY DWELLINGS) ZONE FOR LUA 7, (3) N-A (NATURAL
ASSETS) ZONE TO C-T (TOURIST COMMERCIAL) ZONE FOR LUA 8, AND
(4) M-SC (MANUFACTURING-SERVICE COMMERCIAL) ZONE TO C-P-S
(SCENIC HIGHWAY COMMERCIAL) ZONE FOR LUA 15-B.  LOCATIONS:
5301 EL RIO AVENUE (APN: 178-290-012) (ALSO REFERRED TO AS
LAND USE AMENDMENT NO. 6 OR LUA 6); 5288 BELL AVENUE (APN:
178-182-020) (LUA 7); 5286 BELL AVENUE (APN: 178-290-001) (LUA 8);
AND VARIOUS PARCELS LOCATED SOUTH OF INTERSTATE 60
BETWEEN JURUPA ROAD AND OPAL STREET, NORTH OF MISSION
BOULEVARD (APNS: 177-100-001, -003, -006, -011, -016, -021, -022, -024,
-025, -028, AND -031, AND 177-150-001, -002, -003, -004, -005, -006, -007,
AND -011) (LUA 15-B).

B. ZONING CODE AMENDMENT (ZCA) NO. 20003 TO AMEND SECTION
9.120.010 (A) BY ADDING “MOTOR SPORTS RACEWAYS” TO THE LIST
OF PERMITTED USES

____________________________________________________________________________ 

RECOMMENDATION 
Adopt Resolution No. 2020-09-23-01 recommending approval of Change of Zone No. 20005 
(CZ20005) and Zoning Code Amendment No. 20003 (ZCA 20003).   

BACKGROUND 
On September 7, 2017, the City Council adopted the 2017 General Plan as well as limited 
changes to the Zoning Map and Ordinance.  The adoption included 21 amendments to the 
General Plan Land Use Map that addressed land use issues, including providing additional 
commercial and residential uses and buffering residential development from industrial uses.  By 
law, a city’s zoning must be consistent with its General Plan.  Many of the 21 Land Use Map 
changes resulted in making the existing zoning on the affected properties inconsistent with the 
General Plan.   

RETURN TO AGENDA



 
 

2 

Upon General Plan adoption, the Council acknowledged that a zoning implementation program 
would be needed to evaluate the appropriate zoning of the Land Use Amendments (LUA’s).  On 
November 15, 2018, the City Council initiated Phase 1 of a Zoning Implementation Program and 
directed staff to pursue Planning Commission evaluation of appropriate zoning for the LUA areas.  
The end goal is to forward Zoning Map amendments to the City Council that are consistent with 
the General Plan Land Use Map.  As directed, the Commission will be conducting public hearings 
and evaluating staff’s proposal for new zoning for each area and forwarding recommendations to 
the Council.  

On June 10, 2020, the Planning Commission conducted a study session to review staff’s 
proposed zoning.  The Commission agreed that staff should implement public outreach efforts 
and agendize the changes of zone for a future public hearing.   

Staff sent letters to each property owner inviting them to meet with staff or to call and discuss any 
concerns or issues the zone changes presented.  Staff received inquiries from 2 property owners 
and one of them requested to meet in person.  Mr. Steven Ansley, owner of property in LUA 15-B  
met with staff on Monday, August 17, 2020 and indicated his support of the proposed change.  
The second property owner did not identify himself and only requested clarification of the process.   

The following provides a summary of the LUA’s under consideration and the previous land use 
designations.  

Summary of Group 1 - Land Use Designations and Zoning 

LUA 
No. 

Completed w/ 2017 GP Phase 1 GP 
Implementation 

Rezone 
Group 

Number From GP L/U To GP L/U From 
Zone 

Proposed  
Zone 

6 Heavy Indust (HI) Med Dens Res (MDR) N-A R-2 1 
7 Heavy Indust (HI) Med Dens Res (MDR) A-1 R-2 1 
8 Heavy Indust (HI) Com Tourist (CT) N-A C-T 1 

15-B Lt Indust (LI) Retail Commercial  M-SC C-P-S 1 
 

ANALYSIS 
As explained in the June 10, 2020 staff report, Phase 1, Group 1, includes 4 geographic areas.  
Three of the sites are located in the Belltown community of Jurupa Valley while one other site is  
closer to Armstrong. The first three areas are outlined in the exhibits below.   

LUA 6: 5302 El Rio Avenue 
This 1.85-acre area was originally designated by the previous General Plan as “Heavy Industrial” 
With adoption of the 2017 General Plan, the designation was changed to “Medium Density 
Residential.” The site is currently zoned N-A but is developed with a residential use and trucking 
operation or contractor’s storage yard that uses El Rio Avenue as its only access. The aerial photo 
(Attachment 2) illustrates that the site is accessed through a residential neighborhood.   

The General Plan Advisory Committee (GPAC) and the City Council recognized the need to 
protect the existing residential uses and neighborhood from industrial encroachments.  The parcel 
is bordered on three sides by residential uses with a large, vacant site designated as PF (Public 
Facility) and planned for a solar energy generation facility on the southeast border.  Given that 
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the adjacent residential neighborhood has a Medium Density Residential (MDR) land use 
designation (allowing 2-5 dwellings per acre), the site was changed from Heavy Industrial to MDR. 

The equivalent zoning category that best matches the GP land use designation is R-2.  R-2 zoning 
occurs on all 3 sides of the site so it would be a logical extension for the land at the end of the 
existing neighborhood 

Arial Photo LUA 6, 7 and 8 

 

LUA 6 

LUA 7 LUA 8 
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2017 General Plan Land Use Designations for LUA 6, 7, and 8

 
Existing Zoning LUA  6, 7,  and 8 

 

LUA 6 

LUA 7 

LUA 8 

LUA 6 

LUA 7 

LUA 8 
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It is important to note that the existing zoning for the site is “N-A” which stands for Natural Assets.  
The uses that are permitted in this zone are a mixed bag and include single-family homes, 
churches, resort hotels, farm animal grazing, museums, airplane landing strips, rock crushing 
plants, riding academies and surface mining operations.     

At the Planning Commission Study Session on June 10, 2020. planning staff recommended that 
since the adjacent properties are zoned R-2, and to promote land use compatibility, the zoning 
should be changed to R-2.  The Planning Commission recommended the same.  

LUA 7: 5288 Bell Avenue    
This vacant, 30,000 sq. ft.  parcel is adjacent to LUA 6 and is used for vehicle parking in connection 
with an existing home.  The property is located in a neighborhood which is substantially committed 
to residential uses, with mostly single-family houses on relatively small parcels (10,000 sq. ft. or 
less).  The surrounding land use pattern includes Medium High Density Residential (MHDR) and 
Medium Desntiy Residential (MDR) on two sides. The aforementioned solar plant is pending 
construction to the southwest.    

The existing zoning for the site is A-1 which is intended for light agriculutural uses.  However, the 
GPAC and City Council recommended that the property be changed to allow for residential 
development that would be compatible with the established residential neighborhood.  The 
Planning Commission considered this zoning at its study session on June 10, 2020 and concurred 
with planning staff.  

Interface with Solar Plant 
During the June 10, 2020 study session, one of the Planning Commissioners requested 
information on the setbacks between LUA 6 and 7 and the future adjacent Solar Plant to the 
southeast. Staff conferred with the City’s landscape consultant and determined that there will be 
a 32-foot setback from existing residences on 26th Street to a block wall on the solar plant property.  
There is also a 32-foot setback from the side yard of the last lot on 26th Street.  A 16-foot separation 
occurs between the property within LUA 6 and the solar plant.  The edge of construction for the 
solar plant ends just north of 26th Street.  The separation between solar plant equipment and the 
newly rezoned residential lots will be in excess of 50 feet.  
LUA 8: 5286 Bell Avenue - Adam’s Motorsports Park 
This 8-acre site is adjacent to LUA 7, residential uses, open space, and heavy industrial uses 
across Market Street.  It has been improved with small commercial buildings, a race track, parking 
lot and related facilities. 

Importantly, the site is home to the long-standing Adam’s Motorsports Park.  It was previously 
designated for Heavy Industrial uses but the City Council determined that the City had an excess 
of Heavy Industrial zoned land and that this site should be preserved as a community recreation 
resource and regional attraction.  In addition, the Council wanted to provide a transitional use or 
buffer between industrial and residential uses. By changing the land use designation to 
Commercial Tourism, the City promotes continuance of the motorsports park. Such action also 
allows other types of commercial recreation uses that meet the needs of residents, visitors and 
travelers near the Santa Ana River.  As the area develops, it could become a City Gateway, and 
include such uses as hotels, motels, restaurants, conference facilities, meeting halls, theaters, 
miniature golf and other outdoor recreation activities.    
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Like LUA 6 and LUA 7, the property is currently zoned N-A which allows an array of uses.  Although 
there are several commercial zoning categories that promote the City’s vision for recreational and 
commercial development, the zoning category that best fits the intent and purpose of the 
Commercial Tourist Land Use Designation is the C-T zone.    

It was noted at the PC Study Session that if the City were to go forward with rezoning the Adams 
Motor Sports property to C-T, that an amendment to the zoning code should also be approved.  
Currently, the list of uses permitted in the C-T section of the Municipal Code (Section 9.121.010 
(A) does not permit motor sports raceways.  Staff is proposing that the Planning Commission 
recommend approval of  Zoning Code Amendment (ZCA) No. 20003 to amend Section 
9.120.00 by adding “Motor Sports Raceways” to a list of “Uses Subject to a Conditional 
Use Permit.”  
LUA 15- B:  Industrial to Commercial on 25 Acres 
LUA 15-B consists of 25 acres that are currently zoned for light industrial uses (Manufacturing-
Service Commercial).  LUA 15-B is located south of the Freeway, between Jurupa Road and Opal 
Street on the north side of Mission Boulevard.  It consists of multiple parcels, all of which have a 
GP Land Use designation of Commercial Retail.  Portions of the area are vacant and often used 
as homeless encampments and/or illegal dumping. The zoning is currently M-SC and is therefore 
inconsistent with the General Plan designation of Retail Commercial.   

The area is developed with various service-commercial uses such as construction materials 
storage and sales, a recycling yard and an auto sales business. In an effort to provide adequate 
buffering to residential uses to the south and east in the future, staff is recommending that the 
Planning Commission apply a zone that is less intense than M-SC, but still consistent with uses 
to the east and west.  Properties to the west are zoned C-P-S (Scenic Highway Commercial) and 
properties to the east are C-1/C-P (General Commercial).   

C-1/C-P Versus C-S-P  
At the June 10, 2020 Planning Commission Study Session, one of the Commissioner’s requested 
a comparison of the C-1/C-P zone and the C-P-S zone.  A table demonstrating the differences is 
provided below.  C-1/C-P includes a list of uses subject to a Site Development Permit that allow 
the outdoor storage of materials in excess of 200 square feet.  The Scenic Highway Commercial 
zone, however, does not include such a section. However,  the C-P-S Zone identifies more uses 
subject to the provisions of a conditional use permit.   Uses that would do well adjacent to a 
highway, such as hotels, motels, restaurants, etc.  are allowed in the C-P-S zone but not allowed 
in the C-1/C-p Zone.  The intent of applying the C-P-S zone to Land Use Area 15 B is to promote 
a greater level of site design and aesthetic quality to new development in a highly visible locations.      
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Given its close proximity to the Freeway, staff believes the most appropriate zoning is C-P-S. C-
P-S would reduce future impacts between industrial and residential uses as well as protect 
neighborhoods by “buffering” them from the intensity of industrial uses and require a certain level 
of architectural detail by including uses that would be subject to a conditional use permit.  In 
addition, it would promote economic development of under-utlitized land.    

Arial Photo of LUA 15-B

 
 
 
 
 
 
 
 
 
 
 
 
 

LUA 15-B 
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Existing General Plan Land Use Map: LUA 15-B 

 
 

 

LUA 15-B 

LUA 15-B 
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ENVIRONMENTAL REVIEW 
Environmental Review - Change of Zone No. 20005 
The City of Jurupa Valley has previously certified a Final Programmatic Environmental Impact 
Report (FEIR) for the “2017 General Plan of the City of Jurupa Valley” project.  The City has 
prepared a Previous Environmental Document Review Determination in accordance with 
CEQA, including all criteria, standards, and procedures of CEQA (Cal. Pub. Resources Code, 
§ 21000 et seq.) and the CEQA Guidelines (California Code of Regulations, Title 14, Division 6, 
Chapter 3, Section 15000 et seq.). 
The document has been prepared to determine if the proposed Project is within the scope of 
the analysis contained in the FEIR certified by the City of Jurupa Valley City Council by 
Resolution No. 2017-14 on September 7, 2017, and to ensure the proposed Project does not 
create new significant impacts or substantially increase the severity of previously analyzed 
impacts as compared to those identified previously.  
On the basis of the evaluation in the Previous Environmental Document Review Determination, 
all potentially significant effects (a) have been analyzed adequately in an earlier FEIR, pursuant 
to all applicable standards, and (b) have been avoided or mitigated pursuant to that earlier FEIR, 
including revisions or mitigation measures are imposed upon the Proposed Project. Nothing 
further is required. 
Copies of the proposed Previous Environmental Document Review Determination are available 
for public review and inspection during the City’s normal working hours (Monday – Friday, 8:00 
a.m. to 5:00 p.m., excluding City holidays) at the Planning Department located in City Hall at 
8930 Limonite Avenue, Jurupa Valley, California 92509.  The document is available in electronic 
format on the City’s website. 
Zoning Code Amendment (ZCA) No. 20003 
The textual change to Section 9.120.010 (A) to add “Motor Sports Raceways”  is an activity that 
is covered by the common sense exemption that CEQA applies only to projects which have the 
potential for causing a significant effect on the environment. Where it can be seen with certainty 
that there is no possibility that the activity in question may have a significant effect on the 
environment, the activity is not subject to CEQA.   In this case, the addition to the list of uses 
permitted subject to a conditiona use permit will not result in an immediate or indirect change to 
the physical environment. 

CONCLUSION 
To ensure consistency between the General Plan Land Use Map and the Jurupa Valley 
Zoning Map and to promote compatibility between land uses, it is recommended that 
the Planning Commission propose that the City Council adopt Change of Zone 20005.  
In addition, to ensure that the vision of the General Plan Advisory Committee and City 
Council promotes recreational and visitor-serving businesses at the property currently 
occupied by Adam’s Motor Sports, it is recommended that Section 9.120.010 (A) of the 
Jurupa Valley Municipal Code be amended to add “Motor Sports Raceways” to the list 
of permitted uses.  
The Planning Commission is requested to adopt Resolution Number 2020-09-23-01 
referring the matter to the City Council for the rezoning of Phase 1, Group 1 Land Use 
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Areas and approval of the Zoning Code Amendment.    
 

 
 
 
 
 
 
 

 
Attachments: 
 

1. Resolution 2020-09-23-01 
2. Proposed City Council Ordinance 
3. Previous Environmental Document Review Determination 
4. Summary of C-1/C-P (General Commercial) and C-P-S (Scenic Highway Commercial) 

Municipal Code Sections and Code Sections 
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