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IMPORTANT NOTICE: 
FOR ONLINE PUBLIC PARTICIPATION SEE PAGE 3 

MEETING AGENDA 
OF THE PLANNING COMMISSION 

Wednesday October 7, 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 23, 2020 Regular Meeting 

6. Public Hearings - NONE 
7. Commission Business 

7.1 STUDY SESSION: REVIEW GENERAL PLAN CONSISTENCY ZONING FOR 
PHASE 1, GROUP 3, AS SET FORTH BY CITY COUNCIL DIRECTION WHEN 
ADOPTING THE 2017 GENERAL PLAN  

 

RECOMMENDATION 
Review, discuss and provide direction to staff regarding General Plan Phase 1, Group 
3 Rezoning for consistency with the 2017 General Plan. This is a study session. No 
actions will be taken. 

8. Public Appearance/Comments 
9. Planning Commissioner’s Reports and Comments 
10. Planning Department Report 
11. Adjournment to the October 21, 2020 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.   

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 23, 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 23, 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 Moore led the Pledge of Allegiance  
3. Public Appearance/Comments - None 

4. Approval of Agenda 
Chair Pruitt moved, Commissioner Lopez seconded a motion to approve the September 23, 
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 Moore seconded, a motion to approve the 
September 9, 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  

6.1A. CHANGE OF ZONE 20005 (CZ20005) OF APPROXIMATELY 36.5 COMBINED 
GROSS ACRES OF REAL PROPERTY FROM (1) N-A (NATURAL ASSETS) ZONE TO R-
2 (MULTIPLE FAMILY DWELLINGS) ZONE FOR LUA6, (2) N-A (NATURAL ASSETS) 
ZONE TO 4-2 (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: 178-82-020) (LUA7); 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  

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

Ms. Tamara Campbell, Principal Planner, provided a PowerPoint presentation and provided 
the background which included the most recent study session held for the Planning 
Commissioners.  Ms. Campbell noted that staff had also mailed letters inviting property 
owners to meet with staff as well as a published ad in the paper and sent notices to all 
owners within 1,000 ft. radius of subject sites.  Ms. Campbell included she had met with 
property owners who requested clarification and were in support of change of zone for these 
properties.  Ms. Campbell proceeded to review and discuss the proposed change of zones 
for each Land Use Areas. 

COMMISSIONER DISCUSSION 

• Commissioners were in agreement with proposed Change of Zones. 

Chair Pruitt moved, and Commissioner Silva seconded a motion recommending approval of 
Change of Zone No. 2005 (CZ20005) and Zoning Code Amendment No. 20003 (ZCA 
20003). The motion was approved 5-0.   

Ayes:  Lopez, Newman, Moore, Pruitt, Silva 

Noes:   None 

Abstained:  None 

Absent: None 
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7. Commission Business - NONE 

8.  Public Appearance / Comments – NONE  

9.   Planning Commissioner’s Reports and Comments 
 

Chair Pruitt reminded the public to get out the vote and ballot boxes would be located at City 
Hall in early October. 

 
10. Planning Department Report  

 Mr. Tom Merrell, Planning Director, provided an update on the Planning Commission 
meeting dates for the remainder of the year. 

Respectfully submitted, 

 

   

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

DATE: OCTOBER 7, 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.  7.1 

STUDY SESSION TO REVIEW GENERAL PLAN CONSISTENCY ZONING FOR 
PHASE 1, GROUP 3,  AS SET FORTH BY CITY COUNCIL DIRECTION WHEN 
ADOPTING THE 2017 GENERAL PLAN  

____________________________________________________________________________ 

RECOMMENDATION 
Review, discuss and provide direction to staff regarding General Plan Phase 1, Group 3 Rezoning 
for consistency with the 2017 General Plan. This is a study session. No actions will be taken. 

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.   

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.  

Of the 21 separate LUAs adopted in conjunction with the General Plan, most of the LUAs were 
made to change the land use designation from industrial use to a residential or commercial use 
and to prevent potential land use conflicts in the future.  One of the LUAs was rezoned in 
conjunction with the 2017 General Plan, while others are being (or have been) addressed by 
property owners or other means.  The remaining 14 LUAs present potential conflicts with the 
Zoning Map and hence, potential land use conflicts.   

In January 2019, the Planning Commission conducted a study session to review staff’s proposed 
phasing, research, analysis and methodology for this effort.  The Planning Commission agreed 

RETURN TO AGENDA
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with staff’s approach and as such, conducted study sessions for Groups 1 and 2 of the phasing 
program and agreed to move forward with staff’s recommendations.  

A public hearing was conducted by the Planning Commission on  09.23.2020 for Group 1.  With 
a 5 to 0 vote, it was forwarded to the City Council for approval.  The City Council will consider the 
rezone and zoning code amendment for Group 1 at its public hearing on October 15, 2020.  

The next effort (Phase 1, Group 3) includes two (2) geographic areas.  These two (2) areas are 
located in the southerly, central portion of the City.  The following table provides a summary of the 
historical GP designation and zoning for each area under study with this report and the map below 
shows both locations.   

Summary of Group 3 - 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 To Zone 
13 Light Indust (LI) Open Space- Recreation (OS-

R) 
M-H TBD 3 

18 Bus Park  (BP)  Med. Density Res (MDR and 
Open Space Conservation  

M-SC TBD 3 

 
Arial Photo Locations of  LUA 13 and 18 

 
 
 
 

LUA 18 

LUA 13 
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DISCUSSION 
LUA 13 – Hidden Valley Open Space Area 
This 44-acre site is currently located in the M-H Zone (Manufacturing-Heavy).  It is bordered by 
the Santa Ana River to the south and on the north by railroad tracks and an established single-
family neighborhood.  Industrial uses in the M-SC (Manufacturing-Service Commercial) zone 
occur to the west and land directly to the east is vacant and located in the W-1 Zone (Watercourse, 
Watershed and Conservation Areas).   The site is near Clay Street and Van Buren, but does not 
have access to a public street.  

The exhibits below show the existing zoning and the General Plan Land Use designations.  
LUA 13 – Existing Zoning 

 
 

LUA 13 consists of three (3) individual parcels.  The eastern most parcel is part of the Hidden 
Valley Wildlife Area and is permanently dedicated for habitat preservation.   The center parcel is 
owned by the Metropolitan Water District (MWD) and provides access to a large underground 
water pipe.  The western most parcel is available for development if access were established.  

The current zoning of M-H would allow a vast array of very intensive manufacturing and industrial 
types of uses directly adjacent to the Santa Ana River.  A copy of the M-H zone is provided for 
reference as Attachment 1.       

During the development of the 2017 General Plan, the General Plan Advisory Committee (GPAC)  
recommended that the County’s Land Use designation for the area change from Light Industrial 
to Open Space - Recreation (OS Recreation).  GPAC considered the action critical for ensuring 
the long-term preservation of an environmentally-sensitive riparian habitat. In addition, GPAC 
wanted to see an expansion of the Hidden Valley Wildlife Area noting that changing the land use 
to open space made a logical extension to that end.  The City Council concurred.  
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The City Council recognized that another benefit of changing the long-term use of this land from 
industrial to a very low intensive conservation type of land use was that it would protect the 
established residential neighborhood to the north from the negative effects of any heavy 
manufacturing uses.  

Ideally, the City would change the zoning to a specific “Open Space/Conservation” zone, but one 
was not inherited from the County.  Until the City undertakes the creation of a new zone with that 
purpose, staff is limited to recommending zones that allow the least amount of development.  The 
W-1 zone, which is applied to the east of the site, would be appropriate in that it speaks to 
preservation of watercourses, watershed and conservation purposes.  However, the list of allowed 
uses is worrisome in that golf courses are permitted and the following are allowed subject to the 
issuance of a Conditional Use Permit: 

• Airports and heliports 
• Mining Operations 
• Oil Drilling  
• RV Parks 
• Sports fields  
• Racing and competition events, other than between humans  

Along with its recommendations for these General Plan Consistency rezoning efforts, the 
Planning Commission may want to forward a recommendation to the City Council requesting a 
new zone be created that better protects sensitive environmental habitats.  

LUA 13 -  Existing General Plan
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LUA 18   
When developing the 2017 General Plan Update, the City Council changed the Land Use Map 
for 25 parcels (approx.) on the south side of Jurupa, west of Van Buren, east of Pedley and north 
of 56th from “Business Park” to “Medium Density Residential” and  “Open Space – Conservation.” 
The area along Jurupa Road is developed with scattered single-family homes, some contractor’s 
storage yards, an auto repair shop, and other light industrial/manufacturing – service commercial 
uses.  There are two watercourses that traverse this area including a densely vegetated riparian 
habitat about half-way between Jurupa Road and 56th . 

There are several barriers to development within LUA 18.  With the existing manufacturing, 
service commercial uses, access and other locational factors are likely to result in more auto 
salvage contractor storage yards and other similar uses that are of little value to the community 
in terms of tax base or employment.  In addition, most of the area is in a geomorphic depression,  
consisting of low elevations and at the confluence of two drainage ways.  Consequently, most of 
the area in LUA 18 is shown on Federal Emergency Management Agency (FEMA) maps as being 
subject to flooding in a 100-year storm.  Development in the area will need to be designed to 
address this issue.    

Initially, planning staff and the GPAC wanted to change the land use designation for the properties 
with frontage on Jurupa Avenue to residential uses.  However,  the Planning Commission 
considered the business park designation desirable along Jurupa Road and recommended the 
Business Park designation remain. The City Council agreed and the Business Park land use 
designation extends on the south side of Jurupa Road between Pedley and Van Buren.   

LUA 18 – Existing Zoning

 



 6 

LUA 18 – 2017 Existing General Plan

 
Minus the area preferred for Business Park along Jurupa Road, the GPAC and CC decided that 
the City should protect the residential areas to the east and south from impacts of industrial and 
business park development.  The City Council changed business park to “Medium Density 
sidential (MDR)” and placed protection over the riparian/watercourse areas with “Open Space- 
Conservation.” 

Importantly, the change to MDR will help maintain the historic, semi-rural equestrian character of 
Jurupa Valley and lend to compatibility with existing large lot, single-family neighborhoods along 
Pedley.  

Staff suggests rezoning the areas that have been designated for MDR in the General Plan to R-
2 zoning and W-1 zoning where Open Space Conservation has been placed.    To determine the 
exact boundaries of the W-1 zoning and the exact interface with riparian habitats and drainage 
courses, it will be necessary to enlist the services of a hydrologist, biologist and/or civil engineer.  

CONCLUSION 
Once the Planning Commission has reviewed and discussed the proposed zone changes, 
public outreach will be conducted, additional research/analysis will be prepared, and a 
public hearing will be scheduled.     

Staff requests that the Planning Commission review the Phase 1, Group 3  Zone Changes 
and provide direction to staff accordingly. 
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Attachments:   
 
M-H Zoning Code Section 
W-1 Zoning Code Section 
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