City of Rialto

Regular Meeting - Final

Planning Commission

Wednesday, October 13, 2021 6:00 PM City Council Chambers,150 S. Palm Ave., Rialto,
CA 92376

Public Participation Procedure

NOTICE IS GIVEN THAT THE CITY COUNCIL OF THE CITY OF RIALTO HAS DECLARED A LOCAL EMERGENCY
RELATED TO COVID-19, AND IN COMPLIANCE WITH SOCIAL DISTANCING PROTOCOLS REQUIRED BY GOVERNOR
NEWSOM’S EXECUTIVE ORDER N-29-20 AND THE STATE DEPARTMENT OF PUBLIC HEALTH, THE COUNCIL
CHAMBERS WILL BE OPEN TO THE PUBLIC WITH LIMITED SEATING INSIDE. THE PUBLIC WILL HAVE AN
OPPORTUNITY TO SPEAK ON ANY ITEM USING THE PODIUM INSIDE THE COUNCIL CHAMBERS.

IF YOU ARE UNABLE TO ATTEND THE MEETING, YOU MAY SUBMIT COMMENTS ON ANY AGENDA ITEM AT LEAST
TWO (2) HOURS BEFORE THE MEETING TIME, AS FOLLOWS:

- IN WRITING VIA MAIL TO: CITY OF RIALTO “ATTN: PLANNING COMMISSION, C/O COMMUNITY

DEVELOPMENT,” 150 S PALM AVE, RIALTO, CA 92376; OR
- BY EMAIL TO PLANNING@RIALTOCA.GOV.

Call To Order

Pledge of Allegiance

Roll Call

Chair Frank Gonzalez, Vice-Chair Jerry Gutierrez, Artist Gilbert, Al Twine, BarBara Chavez, Dale Estvander, John
Peukert

Oral Communications from the Audience on items not on the Agenda

Planning Commission Minutes

PC-21-0724
Minutes from the August 11, 2021 Planning Commission meeting.

Attachments: PC Minutes 8-11-2021.docx
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Planning Commission

Regular Meeting - Final October 13, 2021

PC-21-0729

Public Hearings

PC-21-0717

Minutes from the August 25, 2021 Planning Commission meeting.

Attachments: PC Minutes 8-25-2021.docx

Tentative Tract Map No. 2021-0002: A request to allow the subdivision
of approximately 4.74 acres of land (APNs: 0131-111-05, -07, -75& -76)
into thirty (30) single-family lots and six (6) lettered lots for private streets,
common open space, landscaping, and stormwater retention. The project
site is located on the east side of Sycamore Avenue approximately 630
feet north of Randall Avenue within the Multi-Family Residential (R-3) zone.
Attachments: Exhibit A - Location Map

Exhibit B - Tentative Tract Map

Exhibit C - Draft Resolution for TTM No. 2021-0002
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Regular Meeting - Final October 13, 2021

PC-21-0728

Conditional Development Permit No. 2021-0028: A request to allow
the operation of drive-thru service in conjunction with a 950 square foot
coffee shop to be located at 127 West Valley Boulevard (APNs:
0132-131-08, -09 & -18) within the Freeway Commercial (F-C) zone of the
Rialto Gateway Specific Plan. This project is categorically exempt from the
California Environmental Quality Act (CEQA) pursuant to Section 15332
(In-Fill  Development Projects) of the State CEQA  Guidelines
(Environmental Assessment Review No. 2021-0030).

Conditional Development Permit No. 2021-0027: A request to allow
the operation of a 5,137 square foot automated carwash to be located at
127 West Valley Boulevard (APNs: 0132-131-08, -09 & -18) within the
Freeway Commercial (F-C) zone of the Rialto Gateway Specific Plan. This
project is categorically exempt from the California Environmental Quality
Act (CEQA) pursuant to Section 15332 (In-Fill Development Projects) of
the State CEQA Guidelines (Environmental Assessment Review No.
2021-0030).

Precise Plan of Design No. 2021-0029: A request to develop a 950
square foot coffee shop with drive-thru service and a 5,137 square foot
automated carwash facility with associated paving, landscaping, lighting,
fencing, and drainage improvements located on the former Hometown
Buffet site at 127 West Valley Boulevard (APNs: 0132-131-08, -09 & -18)
within the Freeway Commercial (F-C) zone of the Rialto Gateway Specific
Plan. This project is categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15332 (In-Fill
Development Projects) of the State CEQA Guidelines (Environmental
Assessment Review No. 2021-0030).

The above entitlements, together, are collectively referred to as “project” or
“Project”.
Attachments: Exhibit A - Location Map

Exhibit B - Site Plan

Exhibit C - Drive-thru Floor Plan

Exhibit D - Carwash Floor Plan

Exhibit E - Drive-thru Elevation

Exhibit F - Carwash Elevation

Exhibit G - Conceptual Landscape Plan

Exhibit H - TIA_9-10-21
Exhibit I - CDP 2021-0028 - Draft Resolution

Exhibit J - CDP 2021-0027 - Draft Resolution

Exhibit K - PPD 2021-0029 - Draft Resolution

Page 3 Printed on 10/8/2021


http://rialto.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=11391
http://Rialto.legistar.com/gateway.aspx?M=F&ID=12019413-d1f8-48ed-8fdd-b77bedf8da6f.docx
http://Rialto.legistar.com/gateway.aspx?M=F&ID=f71ecf79-d7d6-48a0-a1ab-969fe1096b66.pdf
http://Rialto.legistar.com/gateway.aspx?M=F&ID=5fb81ca9-0aa0-4ef5-8d4b-c2db380fb123.pdf
http://Rialto.legistar.com/gateway.aspx?M=F&ID=99d35a73-7f27-4589-84e4-46dc683128fb.pdf
http://Rialto.legistar.com/gateway.aspx?M=F&ID=885a095c-6e96-4e15-a55f-1ad32f740bac.pdf
http://Rialto.legistar.com/gateway.aspx?M=F&ID=c8ca92ca-7b78-401f-8030-99358c088052.pdf
http://Rialto.legistar.com/gateway.aspx?M=F&ID=1ea94f5d-a5cf-40a5-8ab8-427cda14b4ec.pdf
http://Rialto.legistar.com/gateway.aspx?M=F&ID=2b539dc7-abca-4dfe-a4e0-82e6d41d8c7a.pdf
http://Rialto.legistar.com/gateway.aspx?M=F&ID=495a6c36-21db-4dbb-ba17-26ae5276f947.docx
http://Rialto.legistar.com/gateway.aspx?M=F&ID=582fec3d-0e0c-4463-a7e8-ff6703c2dc03.docx
http://Rialto.legistar.com/gateway.aspx?M=F&ID=389e0f2a-6de9-4ed8-b911-30d82253cb5b.docx

Planning Commission

Regular Meeting - Final October 13, 2021

PC-21-0736

Conditional Development Permit No. 2021-0009: A request to allow
the development and operation of a passenger vehicle fuel station
consisting of seven (7) fuel dispensers and a 5,519 square foot overhead
canopy on 13.22 acres of land (APN: 1119-241-28) located at the
southwest corner of Alder Avenue and Sierra Lakes Parkway within the
Freeway Incubator (FI) land use district of the Renaissance Specific Plan.
An Addendum to the previously certified Renaissance Specific Plan Final
Environmental Impact Report (Environmental Assessment Review No.
2021-0016) has been prepared.

Conditional Development Permit No. 2021-0010: A request to allow
the development and operation of a truck fuel station consisting of nine (9)
fuel dispensers and a 3,544 square foot overhead canopy on 13.22 acres
of land (APN: 1119-241-28) located at the southwest corner of Alder
Avenue and Sierra Lakes Parkway within the Freeway Incubator (FI) land
use district of the Renaissance Specific Plan. An Addendum to the
previously certified Renaissance Specific Plan Final Environmental Impact
Report (Environmental Assessment Review No. 2021-0016) has been
prepared.

Conditional Development Permit No. 2021-0011: A request to allow
the establishment of a 12,297 square foot convenience market/travel
center within a proposed 14,697 square foot commercial building on 13.22
acres of land (APN: 1119-241-28) located at the southwest corner of Alder
Avenue and Sierra Lakes Parkway within the Freeway Incubator (FI) land
use district of the Renaissance Specific Plan. An Addendum to the
previously certified Renaissance Specific Plan Final Environmental Impact
Report (Environmental Assessment Review No. 2021-0016) has been
prepared for consideration in conjunction with the project.

Conditional Development Permit No. 2021-0012: A request to allow
the establishment of a 2,400 square foot restaurant with drive-thru service
within a proposed 14,697 square foot commercial building on 13.22 acres
of land (APN: 1119-241-28) located at the southwest corner of Alder
Avenue and Sierra Lakes Parkway within the Freeway Incubator (FI) land
use district of the Renaissance Specific Plan. An Addendum to the
previously certified Renaissance Specific Plan Final Environmental Impact
Report (Environmental Assessment Review No. 2021-0016) has been
prepared for consideration in conjunction with the project.

Conditional Development Permit No. 2021-0013: A request to allow
the development and operation of a 6,375 square foot truck service shop
building on 13.22 acres of land (APN: 1119-241-28) located at the
southwest corner of Alder Avenue and Sierra Lakes Parkway within the
Freeway Incubator (FI) land use district of the Renaissance Specific Plan.

Page 4 Printed on 10/8/2021


http://rialto.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=11399

Planning Commission

Regular Meeting - Final October 13, 2021

An Addendum to the previously certified Renaissance Specific Plan Final
Environmental Impact Report (Environmental Assessment Review No.
2021-0016) has been prepared for consideration in conjunction with the
project.

Conditional Development Permit No. 2021-0014: A request to allow
the sale of beer and wine for off-site consumption from a proposed 12,297
square foot convenience market/travel center on 13.22 acres of land (APN:
1119-241-28) located at the southwest corner of Alder Avenue and Sierra
Lakes Parkway within the Freeway Incubator (FI) land use district of the
Renaissance Specific Plan. An Addendum to the previously certified
Renaissance  Specific  Plan Final Environmental Impact  Report
(Environmental Assessment Review No. 2021-0016) has been prepared
for consideration in conjunction with the project.

Precise Plan _of Design No. 2021-0013: A request to allow the
development of a passenger vehicle fuel station consisting of seven (7) fuel
dispensers and a 5,519 square foot overhead canopy, a truck fuel station
consisting of nine (9) fuel dispensers and a 3,544 square foot overhead
canopy, a 14,697 square foot commercial building with drive-thru service, a
6,375 square foot truck service shop building, and associated fuel tanks,
paving, screen walls, fencing, lighting, landscaping, and drainage
improvements on 13.22 acres of land (APN: 1119-241-28) located at the
southwest corner of Alder Avenue and Sierra Lakes Parkway within the
Freeway Incubator (FI) land use district of the Renaissance Specific Plan.
An Addendum to the previously certified Renaissance Specific Plan Final
Environmental Impact Report (Environmental Assessment Review No.
2021-0016) has been prepared for consideration in conjunction with the
project.

Together, the above shall hereinafter be referred to as “Project” or
“project”.
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Regular Meeting - Final

October 13, 2021

Attachments:

Exhibit A - Location Map

Exhibit B - Site Plan

Exhibit C - Commercial Building Floor Plan

Exhibit D - Truck Service Shop Building Floor Plan

Exhibit E - Commercial Building Elevations

Exhibit F - Passenger Vehicle Fuel Canopy Elevations

Exhibit G - Truck Fuel Canopy

Exhibit H - Truck Service Shop Building Elevations

Exhibit I - Conceptual Landscape Plan

Exhibit J - Crime Prevention Plan

Exhibit K - Traffic Impact Study
Exhibit L - Addendum to the RSP EIR

Exhibit M - Draft Resolution for EAR No. 2021-0016

Exhibit N - Draft Resolution for CDP No. 2021-0009

Exhibit O - Draft Resolution for CDP No. 2021-0010

Exhibit P - Draft Resolution for CDP No. 2021-0011

Exhibit Q - Draft Resolution for CDP No. 2021-0012

Exhibit R - Draft Resolution for CDP No. 2021-0013

Exhibit S - Draft Resolution for CDP No. 2021-0014

Exhibit T - Draft Resolution for PPD No. 2021-0013

Planning Division Comments

PC-21-0733

Planning Commission - Miscellaneous Items Tracking Report

Attachments:

PC Misc. Items Tracking Report - 10-13-2021

Commissioner Reports

Adjournment
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CALL TO ORDER

PLEDGE OF
ALLEGIANCE

ROLL CALL

CITY OF RIALTO
THE REGULAR MEETING MINUTES OF
PLANNING COMMISSION
August 11, 2021 - 6:00 p.m.

The Regular meeting of the Planning Commission of the City of Rialto was held
in the City of Rialto City Council Chambers located at 150 South Palm Avenue,
Rialto, California 92376, on Wednesday, August 11, 2021.

000
This meeting was called by the presiding officer of the City of Rialto Planning
Commission in accordance with the provisions of Government Code 854956
of the State of California.

000
Chair Frank Gonzalez called the meeting to order at 6:01 p.m.

000
Vice Chair Jerry Gutierrez led the pledge of allegiance.

000
Roll Call was taken by Senior Planner Daniel Casey.

Present:

Chair Frank Gonzalez
Vice-Chair Jerry Gutierrez
Commissioner John Peukert
Commissioner Dale Estvander
Commissioner Al Twine
Commissioner BarBara Chavez
Commissioner Artist Gilbert

Absent:

Staff Present:

City Attorney, Leila Moshref-Danesh

Senior Planner, Daniel Casey

Senior Planner, Dionne Harris

Senior Planner, Siri Champion

Associate Planner, Daniel Rosas

Building and Safety Manager, Brad Fliehmann
Administrative Assistant. Adrianna Martinez
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RA Chair Frank Gonzalez asked if there were any oral communications from the
COMMUNICATION public not on the agenda. Adrianna Martinez stated there were none.
000

PLANNING Chair Gonzalez announced that the next item on the agenda is Planning
COMMISSION Commission Meeting Minutes.
MEETING MINUTES

There were no meeting minutes for approval.

PUBLIC HEARINGS  Chair Gonzalez stated the next item on the agenda is the Conditional
Development Permit No. 2021-0004.

Senior Planner Dionne Harris presented a request to allow an expansion of an
existing tattoo parlor into an existing 700 square foot commercial space for a
total of 1,400 square feet located at 212 S. Riverside Avenue.

The Conditions of Approval require “No Loitering” and “18 years or older”
signage, as well as limiting hours of operation from 11am to 9pm, Monday
through Sunday. The safety conditions and measures are endorsed by the
Rialto Police Department.

Commissioner Al Twine asked how tattoo parlors are there, and Senior
Planner Dionne Harris responded there are four, however, the one before the
Commission is in existence.

000
Chair Gonzalez opened the Public Hearing.

000
Motion by Commissioner John Peukert to close the Public Hearing, second
by Commissioner Al Twine. All in favor, motion carried 7-0-0.

Motion by Vice Chair Jerry Gutierrez, second by Commissioner Artist Gilbert
to approve Conditional Development Permit No. 2021-0004. All in favor,
motion carried 7-0-0.

000

Chair Gonzalez stated the next item on the agenda is the Conditional

Development Permit No. 2020-0024, Precise Plan of Design No. 2020-
0048, and Environmental Assessment Review No. 2020-0047.
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ACTION ITEM

PLANNING
DIVISION
COMMENTS

Associate Planner Daniel Rosas presented a request to allow the
development and operation of a 4,070 square foot automated carwash facility
with associated paving, landscaping, lighting, fencing, and drainage
improvements on 0.71 acres of land located on the south side of Foothill
Boulevard and east of Sycamore Avenue.

The Commission asked what was there previously and stated they are
concerned with over saturation of car washes in the city and requested
information for a future meeting on the amount of car washes in the city.
Daniel Rosas stated the two parcels have been vacant for years.

000
Chair Gonzalez opened the Public Hearing.

Deepa, Applicant

The applicant addressed the Planning Commission and stated she and her
husband not only want to provide a service to the city, but they also want to
hire residents. The Commission asked if there will be any issues with other
car washes, and the applicant advised the nearest one is not near their
location.

000
Motion by Commissioner John Peukert to close the Public Hearing, second
by Commissioner Dale Estvander. All in favor, motion carried 7-0-0.

Motion by Vice Chair Jerry Gutierrez, second by Commissioner Dale
Estvander to approve Conditional Development Permit No. 2020-0024,
Precise Plan of Design No. 2020-0048, and Environmental Assessment
Review No. 2020-0047. All in favor, motion carried 7-0-0.

Chair Gonzalez stated the next item on the agenda is the Conditional
Development Permit No. 2020-0020, Precise Plan of Design No. 2020-
0029, and Environmental Assessment Review No. 2020-0024.

Senior Planner Daniel Casey presented a Resolution of Denial for a request
to allow the design, development, operation and associated paving,
landscaping, fencing, lighting and drainage improvements of a 47,609 square
foot truck terminal and distribution center.

000
Motion by Vice Chair Jerry Gutierrez, second by Commissioner BarBara
Chavez to deny Conditional Development Permit No. 2020-0020, Precise Plan
of Design No. 2020-0029, and Environmental Assessment Review No. 2020-
0024. All in favor, motion carried 4-2-1.

Chair Gonzalez stated that the next item on the agenda is Planning
Division Comments
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PLANNING
COMMISSION
COMMENTS

ADJOURNMENT

Senior Planner Daniel Casey announced the next Planning Commission
meeting scheduled for August 25, 2021, and Public Works will have a
presentation.

Daniel Casey advised he is currently waiting to hear back from the Interim
Public Works Director regarding an update on Slover Avenue.

Daniel Casey introduced the new Building and Safety Manager Brad
Fliehmann to the Commission.

000
Chair Gonzalez stated that the next item on the agenda is Planning
Commission Comments.

Vice Chair Jerry Gutierrez requested staff to inquire with the City of Fontana
for information regarding the opening of Casa Grande Avenue.

Commissioner Artist Gilbert asked staff to investigate a restaurant located on
a private resident off Cactus Avenue and Easton Street. Daniel Casey advised
he will reach out to Code Compliance but expressed the property may be in a
county island.

Chair Frank Gonzalez asked about the Student Commissioner and Daniel
Casey stated he is not sure if the program still exists but will contact the City
Clerk’s office.

The Commission requested staff to create a table to track and provide updates
on the projects, requested information, et cetera they request of staff.

00o
Motion by Commissioner Dale Estvander, second by Commissioner Al
Twine to adjourn the meeting. All were in favor, motion carried 7-0-0.

000
The Regular Planning Commission meeting on Wednesday, August 11,
2021, adjourned at 6:40 p.m.

Minutes prepared by Adrianna Martinez, Administrative Assistant

Frank Gonzalez, Chair Planning Commission
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CALL TO ORDER

PLEDGE OF
ALLEGIANCE

ROLL CALL

CITY OF RIALTO
THE REGULAR MEETING MINUTES OF
PLANNING COMMISSION
August 25, 2021 - 6:00 p.m.

The Regular meeting of the Planning Commission of the City of Rialto was held
in the City of Rialto City Council Chambers located at 150 South Palm Avenue,
Rialto, California 92376, on Wednesday, August 25, 2021.

000
This meeting was called by the presiding officer of the City of Rialto Planning
Commission in accordance with the provisions of Government Code 854956
of the State of California.

000
Chair Frank Gonzalez called the meeting to order at 6:00 p.m.

000
Commissioner Dale Estvander led the pledge of allegiance.

000
Roll Call was taken by Senior Planner Daniel Casey.

Present:

Chair Frank Gonzalez
Vice-Chair Jerry Gutierrez
Commissioner John Peukert
Commissioner Dale Estvander
Commissioner Al Twine
Commissioner BarBara Chavez
Commissioner Artist Gilbert

Absent:

Staff Present:

City Attorney, Leila Moshref-Danesh

Senior Planner, Daniel Casey

Interim Public Works Director, Michael Tahan
Administrative Assistant. Adrianna Martinez
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PLANNING
COMMISSION

MEETING MINUTES

PRESENTATION

Chair Frank Gonzalez asked if there were any oral communications from the
public not on the agenda. Adrianna Martinez stated there were none.
000

Chair Gonzalez announced that the next item on the agenda is Planning
Commission Meeting Minutes.

Motion by Commissioner Dale Estvander, second by Commissioner Al Twine
to move to approve the June 30, 2021, Planning Commission Meeting
Minutes. All in favor, motion carried 7-0-0.

Chair Gonzalez stated the next item on the agenda is the City of Rialto
2021 Climate Adaptation Plan.

Interim Public Works Director Michael Tahan introduced Henry with Dudek
to present the 2021 Climate Adaptation Plan.

The purpose of the Climate Adaptation Plan is to lay the groundwork to
prepare the City of Rialto for the expected impacts of climate change as
required by State Law. This Plan builds on the City’s existing General Plan
Safety Element and Local Hazard Mitigation Plan to evaluate Rialto’s
vulnerabilities and capabilities and propose policy around four climate related
hazards: air pollution, extreme heat, wildfire and flooding.

The Four Phases of Hazard Planning include mitigation, preparedness,
response, and recovery.

There are three goals for Mitigation that include creating safe and comfortable
street to walk and bike through, a community with clean air through low-
emission public vehicles, truck routes, and diverse urban forest, and an
environment resistant to extreme heat and climate hazards through hydration
stations, cool buildings, and flood and fireproof infrastructure. The goal for
Preparedness is to prepare the community for disaster by means of informing
and assisting at-risk community members and retrofitting community centers.
The Response goal is to design emergency response to serve a range of
community members by establishing Emergency Operations Center and
identifying special needs community members. Lastly, for the Recovery
phase, the goal is for a community to build stronger though means of Fire-
Resistant Codes, Landscape Standards, as well as Flood Plain Standards.

The Commission asked if the Climate Adaptation Plan is required by the State
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PLANNING
DIVISION

COMMENTS

and if so, is there funding available to meet the requirements set forth. The
Commission voiced their concern with the State imposing the Plan but not
providing any means to meet the requirements. City Attorney Leila Moshref-
Danesh advised it is an unfunded mandate. Dudek representative Henry
expressed by adopting the Plan, the City will be complying and eligible to
receive grant funding.

The Commission questioned how often the Plan will be updated and Interim
Public Works Director Michael Tahan stated a condition to add an update can
be added to the recommendation.

o0o

Motion by Commissioner Dale Estvander, second by Commissioner BarBara
Chavez to adopt a resolution recommending the City Council adopt the City
of Rialto 2021 Climate Adaptation Plan with amendments adding a condition
to update the Plan every five years. All in favor, motion carried 5-2-0.

000

Chair Gonzalez stated that the next item on the agenda is Planning
Division Comments

Senior Planner Daniel Casey announced the next Planning Commission
meeting scheduled for September 8, 2021.

Michael Tahan introduced the new City Engineer David Hammer to the
Commission.

Daniel Casey provided updates and/or status on projects the Commission
requested additional information on. He reached out to the City of Colton
regarding a possible extension of Slover Avenue, and they advised anything
that area is Delhi Sand Fly habitat and is protected. The Casa Grande Avenue
extension will open in early 2022 and the cones will be removed or adjusted.
The restaurant at a residence off Cactus Avenue and Easton Street is within
county’s jurisdiction and Daniel Casey reached out to their Code Enforcement
Division. As for the student commissioner, all commission appointments are
on hold.

Commissioner Artist Gilbert requested staff to investigate Frisbie Park as there
is a lot of illegal activity taking place and is concerned the cameras that were
a condition have not been installed. Daniel Casey advised he will reach out to
Community Services and to the Police Department.

o00o
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PLANNING
COMMISSION
COMMENTS

ADJOURNMENT

Chair Gonzalez stated that the next item on the agenda is Planning
Commission Comments.

No Planning Commission comments.

000
Motion by Commissioner Dale Estvander, second by Commissioner Artist
Gilbert to adjourn the meeting. All were in favor, motion carried 7-0-0.

000
The Regular Planning Commission meeting on Wednesday, August 25,
2021, adjourned at 7:10 p.m.

Minutes prepared by Adrianna Martinez, Administrative Assistant

Frank Gonzalez, Chair Planning Commission

40f4
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City of Rialto

Legislation Text

File #: PC-21-0717, Version: 1, Agenda #:

For the Planning Commission Meeting of October 13, 2021

TO: Honorable Chairman and Planning Commissioners
APPROVAL.: Daniel Casey, Acting Community Development Manager
FROM: Dionne Harris, Senior Planner

Tentative Tract Map No. 2021-0002: A request to allow the subdivision of approximately 4.74 acres
of land (APNs: 0131-111-05, -07, -75 & -76) into thirty (30) single-family lots and six (6) lettered lots
for private streets, common open space, landscaping, and stormwater retention. The project site is
located on the east side of Sycamore Avenue approximately 630 feet north of Randall Avenue within
the Multi-Family Residential (R-3) zone.

APPLICANT:

Richmond American Homes, 5171 California Avenue, #120, Irvine, CA 92617.

LOCATION:

The project site consists of four (4) parcels of land located east of Sycamore Avenue approximately
630 feet north of Randall Avenue (APNs: 0131-111-05, -07, -75, & -76) (Refer to the attached
Location Map (Exhibit A)).

BACKGROUND:

Surrounding General Plan Land Use Designations

Location |General Plan Designation

Site Residential 12 (6.1 - 12.0 du/acre)
North Residential 6 (2.1 - 6 du/acre)
East Residential 2 with Animal Overlay (0 - 2 du/acre)

South Residential 6 (2.1 - 6 du/acre)
West Residential 6 (2.1 - 6 du/acre)

Surrounding Zoning Designations

Location |Zoning
Site Multi-Family Residential (R-3)

City of Rialto Page 1 of 4 Printed on 10/8/2021
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North Single Family Residential (R-1C) / Planned Residential
Development-Detached (PRD-D)

East Agricultural (A-1)

South Single Family Residential (R-1C)

West Single Family Residential (R-1C)

Site Characteristics

The project site is a relatively flat, asymmetrical-shaped piece of land comprised of four (4) parcels.
The parcels as a whole are approximately 4.74 gross-acres in size with approximate dimensions of
730 feet (east to west) by 330 feet (north to south). The entire project site is vacant and covered by
natural grasses and shrubs. The zoning of the project site is the Multi-Family Residential (R-3) zone.

Surrounding Area

The project site is bound by an existing segment of Sycamore Avenue to the west. To the north of
the site is a private single-family residential neighborhood build in 1988, and to the east are several
single-family residences that each sit on 1.0 acre lots. To the south is a single-family residential
subdivision built in 1971, and to the west across Sycamore Avenue, is another single-family
residential subdivision built in the 1950’s.

Previous Entitlements

On February 12, 2019, the City Council approved General Plan Amendment No. 2018-0002,
changing the land use designation of the project site from Residential 6 to Residential 12, Zone
Change No. 2017-0004, changing the zoning designation of the project site from Single-Family
Residential (R-1C) to Multi-Family Residential (R-3), and Tentative Tract Map No. 2017-0006, which
allowed the subdivision of the project site into thirty-two (32) single-family lots and one common lot to
facilitate the development of a proposed private residential neighborhood to be comprised of thirty-
two (32) detached single-family residences, privates streets, and common open space.

ANALYSIS/DISCUSSION:

Tentative Tract Map No. 2021-0002

Richmond American Homes, the applicant, acquired the project and filed Tentative Tract Map No.
2021-0002 to facilitate alterations to the design of the previously approved tentative tract map. As
shown on the proposed tentative map (Exhibit B), the new subdivision design proposes thirty (30)
single-family lots and six (6) lettered lots for private streets, common open space, landscaping, and
stormwater retention. Lot sizes for the new single-family lots range from approximately 3,478 square
feet to 4,348 square feet, with an average lot size of 3,636 square feet. The lots have depths
between 77.18 feet and 83.54 feet with an average depth of 79.5 feet, and widths between 45 feet
and 55 feet with an average width of 47 feet. The sizes dimensions of all proposed lots comply with
the minimum lot requirements of the Multi-Family Residential (R-3) zone.

The changes from the previously approved tentative tract map include removing two (2) single-family
lots on the west end of the project site and replacing them with a new lettered lot for an aboveground
stormwater retention basin, minor lot line adjustments to increase the depths of the lots along the
east-west streets, and the incorporation of new lettered lots at the ends of all corner lots to facilitate
additional landscaping.
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The total common open space area proposed under the new tentative tract map is 14,810 square
feet, which exceeds the minimum requirement of 12,000 square feet. Fifteen (15) dedicated parking
spaces will accommodate guests of the residents, and additionally the interior private streets are
wide enough to accommodate street side parking throughout the entire site. The new neighborhood
will also include a five (5) foot wide sidewalk system throughout the neighborhood, recreational
amenities, access gates, and a six-foot high masonry block perimeter wall. Lastly, a Homeowner’'s
Association will maintain the common open space and all other private common areas during the life
of the development.

The neighborhood will continue to have one (1) access point, which is a driveway connected to
Sycamore Avenue on the north end of the frontage. This driveway will allow full access movements
in and out of the neighborhood. The new driveway will feature a landscaped median, decorative
paving, and neighborhood identification signage. Internally, the full access driveway will connect to a
thirty-six (36) foot-wide private street system that will provide access throughout the project site to
each of the lots. The street system includes three (3) street stubs that will terminate at the property
lines of the parcels adjacent to the northwest and east of the project site. These street stubs will
allow for an extension/connection to a potential development in the future.

GENERAL PLAN CONSISTENCY:

The project is consistent with the following goals of the Land Use Element of the Rialto General Plan:
Goal 2-19: Encourage neighborhood preservation, stabilization, and property maintenance.
Goal 2-21: Ensure high-quality planned developments in Rialto.

ENVIRONMENTAL IMPACT:

California Environmental Quality Act

On February 12, 2019, the City Council adopted a Mitigated Negative Declaration (Environmental
Assessment Review No. 2017-0066) for the previously proposed thirty-two (32) lot project, in
accordance with the requirements of the California Environmental Quality Act (CEQA). The proposed
changes, specifically the reduction in number of dwelling units proposed, will serve to reduce the
previously determined less than significant impacts even further. No further environmental review is
required.

PUBLIC NOTICE:

The City published a public hearing notice for proposed project in the San Bernardino Sun
newspaper, posted copies of the public hearing notice outside the Council Chambers, City Clerk’s
Office, and the project site, and mailed public hearing notices to all property owners within 300 feet of
the project site, as required by State law

RECOMMENDATION:

The Planning Division recommends that the Planning Commission:
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e Adopt the attached Resolution (Exhibit C) to approve Tentative Tract Map No. 2021-0002
allowing the subdivision of approximately 4.74 acres of land (APNs: 0131-111-05, -07, -75 & -76)
into thirty (30) single-family lots and six (6) lettered lots for private streets, common open space,
landscaping and stormwater retention, subject to the findings and conditions therein.
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RESOLUTION NO. 2021-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF RIALTO, CALIFORNIA, APPROVING TENTATIVE
TRACT MAP NO. 2021-0002 TO ALLOW THE SUBDIVISION OF
474 ACRES OF LAND (APNS: 0131-111-05, -07, -75 & -76)
LOCATED ON THE EAST SIDE OF SYCAMORE AVENUE
APPROXIMATELY 630 FEET NORTH OF RANDALL AVENUE
WITHIN THE MULTI-FAMILY RESIDENTIAL (R-3) ZONE
INTO THIRTY (30) SINGLE-FAMILY LOTS AND SIX (6)
LETTERED LOTS FOR PRIVATE STREETS, COMMON OPEN
SPACE, LANDSCAPING, STORMWATER RETENTION.

WHEREAS, the applicant, Richmond American Homes, Inc., proposes to subdivide 4.74
acres of land (APNs: 0131-111-05, -07, -75 & -76) located on the east side of Sycamore Avenue
approximately 630 feet north of Randall Avenue (“Site”), into thirty (30) single-family lots and six
(6) lettered lots for private streets, common open space, landscaping, and stormwater retention
(“Project”); and

WHEREAS, the Project will create thirty (30) single-family lots in accordance with the
development standards of the R-3 zone and six (6) lettered lots in accordance with the development
standards of the R-3 zone; and

WHEREAS, on February 12, 2019, the City Council approved General Plan Amendment
No. 2018-0002, changing the land use designation of 4.74 acres of land (APNs: 0131-111-05, -07,
-75 & -76) located on the east side of Sycamore Avenue approximately 630 feet north of Randall
Avenue (“Site”) from Residential 6 to Residential 12, Zone Change No. 2017-0004, changing the
zoning designation of the Site from Single-Family Residential (R-1C) to Multi-Family Residential
(R-3), and Tentative Tract Map No. 2017-0006, which allowed the subdivision of the Site into
thirty-two (32) single-family lots and one (1) common lot; and

WHEREAS, General Plan Amendment No. 2018-0002, Zone Change No. 2017-0004, and
Tentative Tract Map No. 2017-0006 were associated with a previous proposal to develop a private
residential neighborhood to be comprised of thirty-two (32) detached single-family residences,

private streets, and common open space on the Site; and
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WHEREAS, the applicant, Richmond American Homes, Inc. acquired or is in contract to
acquire the Site and proposes to alter the design of the previously approved tentative tract map;
and

WHEREAS, the applicant proposes to subdivide the Site into thirty (30) single-family lots
and six (6) lettered lots for private streets, common open space, landscaping, and stormwater
retention (“Project”); and

WHEREAS, the changes from the previously approved tentative tract map include
removing two (2) single-family lots on the west end of the Site and replacing them with a new
lettered lot for an aboveground stormwater retention basin, minor lot line adjustments to increase
the depths of the lots along the east-west streets, and the incorporation of new lettered lots at the
ends of all corner lots to facilitate additional landscaping; and

WHEREAS, the Project will create thirty (30) single-family lots in accordance with the
development standards of the R-3 zone and six (6) lettered lots in accordance with the development
standards of the R-3 zone; and

WHEREAS, the Project within the R-3 zone requires the approval of a tentative tract map,
and the applicant has agreed to apply for a Tentative Tract Map No. 2021-0002, also referred to as
Tentative Tract Map No. 20108, (“TTM No. 20108”), in accordance with the Subdivision Map
Act (Government Code § 66410 et seq.); and

WHEREAS, on October 13, 2021, the Planning Commission of the City of Rialto
conducted a duly noticed public hearing, as required by law, on TTM No. 20108, took testimony,
at which time it received input from staff, the city attorney, and the applicant; heard public
testimony; discussed the proposed TTM No. 20108, and closed the public hearing; and

WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Rialto
as follows:

SECTION 1. The Planning Commission hereby specifically finds that all of the facts set forth

in the recitals above of this Resolution are true and correct and incorporated herein.
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SECTION 2. Based on substantial evidence presented to the Planning Commission during
the public hearing conducted with regard to TTM No. 20108, including written staff reports, verbal
testimony, project plans, other documents, and the conditions of approval stated herein, the Planning
Commission hereby determines that TTM No. 20108 satisfies the requirements of the Section
17.16.070 of the Rialto Municipal Code pertaining to the findings which must be made precedent to

granting a tentative map. The findings are as follows:

1. That the proposed tentative tract map is consistent with the General Plan of the City
of Rialto and the Multi-Family Residential (R-3) zone, as applicable; and

This finding is supported by the following facts:

The allowable density range within the Residential 12 designation and the R-3 zone is between
6.1 to 12.0 dwelling units per acre. The proposed density of the Site, as a result of the Project,
IS 6.31 dwelling units per acre, which is consistent with the Residential 12 land use designation
and the R-3 zoning designation.

Furthermore, the R-3 zone requires a minimum gross site area of 1.0 acre. The area of the
Site is 4.75 acres, which exceeds the minimum required. No minimum individual lot sizes
are specified within the development standards of the R-3 zone. As it pertains to the tentative
tract map, the proposed subdivision of the Site is consistent with the R-3 zone and the
Residential 12 land use designation.

2. That the design and improvements of the proposed tentative tract map are consistent
with the Subdivision Ordinance, the General Plan of the City of Rialto, and the Multi-
Family Residential (R-3) zone; and

This finding is supported by the following facts:

The Project will comply with all of the technical standards required by the Subdivision Map
Act. The project is consistent with the Site’s Residential 12 land use designation and R-3
zoning designation, as all the development standards for the R-3 zone and the density
requirements of the Residential 12 are satisfied within the Project. The Project meets the
required density of 6.1 to 12.0 units per acre, by the proposed a density being 6.31 dwelling
per acre. The Project is consistent with the R-3 zone with the minimum lot area of two
thousand.

An existing segment of Sycamore Avenue will provide the primary access to the Project. The
entryway from Sycamore Avenue will be gated, provide a landscaped median, decorative
paving, and signage. Access within the Project will be provided by a new private street system
throughout the inside of the project site.
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3. That the site is physically suitable for the type of proposed development; and
This finding is supported by the following facts:

The Site is a relatively flat, rectangular, expansive in size, and development of the land
should be easily accommodated. The applicant will be required to submit a
geotechnical/soils report to the Public Works Department for review and approval prior to
issuance of any building permits.

4. That the site is physically suitable for the proposed density of the development; and
This finding is supported by the following facts:

The Site is 4.74 acres in size. The maximum density allowed on the Site will be 12.0 dwelling
units per acre. The acreage of the Site is suitable to accommodate the proposed density of
6.31 dwelling units per acre.

5. That the design of the land division is not likely to cause substantial environmental
damage or substantially injure fish, wildlife, or their habitat; and

This finding is supported by the following facts:

According to Section 4.4.2 of the General Plan Environmental Impact Report, the Site is designated
as a habitat for the endangered Delhi Sands Flower-Loving Fly (DSF). However, the applicant hired
Powell Environmental Consultants to conduct surveys of the Site in 2017, 2018, 2019, and 2020 to
determine if the DSF was present on the Site. Each survey determined that the DSF was not present
on the Site. The applicant received confirmation from the United States Fish & Wildlife Services that
commencement of ground disturbance activities on the Site were permitted up until July 1, 2021, at
which time a survey for 2021 would need to be conducted. However, the applicant obtained a Rough
Grading Permit from the City of Rialto Public Works department in June 2021 and the Site has since
been rough graded thereby rendering the Site no longer suitable for DSF. Additionally, the initial
study prepared for the previous proposal on the Site determined that the Site did not contain suitable
habitat for any other known threatened or endangered species, including the Burrowing Owl and the
San Bernardino Kangaroo Rat.

6. That the design of the land division is not likely to cause serious public health

problems; and

This finding is supported by the following facts:

The Site is bound on the west side by Sycamore Avenue and approximately 630 feet south
by Randall Avenue. To the east of the project site are several rural single-family
residences. The project site is surrounded by single-family residential subdivisions located
to the west, north and south. The zoning of the project site is the Multi-Family Residential
(R-3) zone, the property is zoned Single-Family Residential (R-1C) to the west, south and
the two houses on the northwest side of the project site. The properties to the north are
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Planned Residential Development (PRD-A) and the properties to the east are Agricultural
(A-1). The proposed detached single-family development pertaining to the land division is
consistent with all nearby land uses. Construction impacts will be limited through the strict
enforcement of the allowable construction hours listed in Section 9.50.070 of the Rialto
Municipal Code, as well as enforcement of regular watering of the Site to limit airborne
dust and other particulate matter. Operationally, generally speaking, detached single-
family dwellings have little to no impact on the environment and on surrounding properties,
specifically with respect to air quality, noise, and traffic. The Project is not likely to cause
any public health problems.

7. That the design of the land division or proposed improvements will not conflict with
easements, acquired by the public at large, for access through or use of, property
within the proposed land division.

This finding is supported by the following facts:

Four (4) easements exist on or in relation to the Site. Two (2) easements are in relation to
land dedicated to the City of Rialto for drainage and present or future unrestricted flow and
discharge of surface water. Both of these easements will remain unaffected by the Project.
The third easement is in favor of the Semi-Tropic Land and Water Company and dates back
to December 24, 1890. The fourth is set for The Burlington Northern & Santa Fe Railway
Company recorded on November 10, 1997. The proposed subdivision will not conflict with
any of the easement on the property.

SECTION 3. On February 12, 2019, the City Council adopted a Mitigated Negative
Declaration (Environmental Assessment Review No. 2017-0066) for the previously proposed thirty-
two (32) lot development on the Site, in accordance with the requirements of the California
Environmental Quality Act (CEQA). The Initial Study prepared for Environmental Assessment
Review No. 2017-0066 analyzed the development and use of thirty-two (32) detached single-family
residences on thirty-two (32) single-family lots. The Project proposes reducing the number of single-
family lots and detached single-family residences to thirty (30), which will serve to reduce the
previously determined less than significant impacts even further. No further environmental review is
required for the Project.

SECTION 4. TTM No. 20108 is granted to Richmond American Homes, Inc. in accordance

with the plans and application on file with the Planning Division, subject to the following conditions:

1. TTM No. 20108 is approved allowing the subdivision of 4.74 acres of land (APNs: 0131-
111-05, -07, -75 & -76) located on the east side of Sycamore Avenue approximately 630
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feet of Randall Avenue into thirty (30) detached single-family lots, six (6) lettered lots for
private streets, common open space, landscaping, and stormwater retention as shown on
the tentative map submitted to the Planning Division on September 24, 2021, and as
approved by the Planning Commission. If the Conditions of Approval specified herein
are not satisfied or otherwise completed, the Project shall be subject to revocation.

Prior to the issuance of building or grading permits for the proposed development, a
Precise Plan of Design shall be approved by the Community Development Department.

City inspectors shall have access to the Site to reasonably inspect the Site during normal
working hours to assure compliance with these conditions and other codes.

. The applicant shall indemnify, protect, defend, and hold harmless, the City of Rialto,

and/or any of its officials, officers, employees, agents, departments, agencies, and
instrumentalities thereof (collectively, the “City Parties”), from any and all claims,
demands, law suits, writs of mandamus, and other actions and proceedings (whether
legal, equitable, declaratory, administrative or adjudicatory in nature), and alternative
dispute resolutions procedures (including, but not limited to arbitrations, mediations,
and other such procedures), (collectively “Actions”), brought against the City, and/or
any of its officials, officers, employees, agents, departments, agencies, and
instrumentalities thereof, that challenge, attack, or seek to modify, set aside, void, or
annul, the any action of, or any permit or approval issued by, the City and/or any of its
officials, officers, employees, agents, departments, agencies, and instrumentalities
thereof (including actions approved by the voters of the City), for or concerning the
Project (collectively, the “Entitlements”), whether such Actions are brought under the
California Environmental Quality Act, the Planning and Zoning Law, the Subdivision
Map Act, Code of Civil Procedure Chapter 1085 or 1094.5, the California Public
Records Act, or any other state, federal, or local statute, law, ordinance, rule, regulation,
or any decision of a court of competent jurisdiction. This condition to indemnify,
protect, defend, and hold the City harmless shall include, but not limited to (i) damages,
fees and/or costs awarded against the City, if any, and (ii) cost of suit, attorneys’ fees
and other costs, liabilities and expenses incurred in connection with such proceeding
whether incurred by applicant, Property owner, or the City and/or other parties
initiating or bringing such proceeding (collectively, subparts (i) and (ii) are the
“Damages”). Notwithstanding anything to the contrary contained herein, the Applicant
shall not be liable to the City Parties under this indemnity to the extent the Damages
incurred by any of the City Parties in such Action(s) are a result of the City Parties’
fraud, intentional misconduct or gross negligence in connection with issuing the
Entitlements. The applicant shall execute an agreement to indemnify, protect, defend,
and hold the City harmless as stated herein within five (5) days of approval of Tentative
Tract Map No. 2021-0002.

In accordance with the provisions of Government Code Section 66020(d)(1), the
imposition of fees, dedications, reservations, or exactions for this Project, if any, are
subject to protest by the applicant at the time of approval or conditional approval of the
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10.

Project or within 90 days after the date of the imposition of the fees, dedications,
reservations, or exactions imposed on the Project.

The applicant shall submit Covenants, Conditions and Restrictions (CC&R’s) for a Home
Owners Association (H.O.A.) to the Planning Division for review and approval by the
City Attorney prior to recordation of the Final Map.

The applicant shall install security gates and fencing at the driveway connected to
Sycamore Avenue prior to the issuance of a certificate of occupancy. The gates and
fencing shall have a minimum height of six (6) feet. The gates and fencing at the driveway
shall be installed in-line with the perimeter block wall. The gates and fencing shall be
setback approximately 50 feet from the property line on Sycamore Avenue in order to
provide adequate vehicle stacking between the gate and the public right-of-way.

The applicant shall construct a minimum six (6) foot high solid decorative masonry block
wall around the perimeter of the project, or as approved by the Planning Division, prior to
the issuance of any certificate of occupancy. Decorative masonry block means tan
slumpstone block, tan split-face block, or precision block with a stucco, plaster, or
cultured stone finish. All decorative masonry block walls shall include a decorative cap.
Pilasters shall be incorporated within the all block walls. The pilasters shall be spaced a
maximum of fifty (50) feet and shall be placed at all corners and ends of the wall. Al
pilasters shall protrude a minimum of six (6) inches above and at least six (6) inches to
the side of the wall. All pilasters shall include a decorative cap.

The private streets within the development shall be named as shown on the tentative map,
and as follows:

The entryway shall be named “Alru Street”

The easterly north-south street shall be named “Oakdale Avenue”.
The westerly north-south street shall be named “Marcella Avenue”.
The northerly east-west street shall be named “Lilly Street”.

The southerly east-west street shall be named “Rosa Street”.

®o0 oW

The applicant shall pay all applicable development impact fees in accordance with the
current City of Rialto fee ordinance.

The location of Parcel 17 as shown on Tentative Track Map No. 20108, will be utilized
by the Fire Department in case of an emergency for their required turn around radius.
Parcel 17 shall remain vacant until the properties northwest of the project site is connected,
providing adequate access for the Rialto Fire Department. Parcel 17 shall be maintained
at all times and shall include asphalt for Fire Department vehicle access only.

The applicant shall apply for annexation of the underlying property into City of Rialto
Landscape and Lighting Maintenance District No. 2 (“LLMD 2”). An application fee of
$5,000 shall be paid at the time of application. Annexation into LLMD 2 is a condition
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11.

12.

13.

14.

15.

16.

17.

18.

of acceptance of any new median and/or parkway landscaping, or any new public street
lighting improvements, to be maintained by the City of Rialto.

All new streetlights shall be installed on an independently metered, City-owned
underground electrical system. The developer shall be responsible for applying with
Southern California Edison (“SCE”) for all appropriate service points and electrical
meters. New meter pedestals shall be installed, and electrical service paid by the
developer, until such time as the underlying property is annexed into LLMD 2.

The applicant shall submit street improvement plans by a registered California civil
engineer to the Public Works Engineering Division for review. The plans shall be
approved by the City Engineer prior to the approval of Tract Map No. 20108.

The applicant shall submit street light improvement plans by a registered California civil
engineer to the Public Works Engineering Division for review. The plans shall be
approved by the City Engineer prior to the approval of Tract Map No. 20108.

The applicant shall submit sewer improvement plans by a registered California civil
engineer to the Public Works Engineering Division for review. The plans shall be
approved by the City Engineer prior to the approval of Tract Map No. 20108.

The applicant shall submit traffic and signage improvement plans by a registered
California civil engineer to the Public Works Engineering Division for review. The plans
shall be approved by the City Engineer prior to the approval of Tract Map No. 20108.

The applicant shall submit copies of approved water improvement plans prepared by a
registered California civil engineer to the Public Works Engineering Division for record
purposes. The plans shall be approved by Rialto Water Services, the City’s water
purveyor, prior to the approval of Tract Map No. 20108.

The applicant shall construct asphalt concrete paving for streets in two separate lifts. The
final lift of asphalt concrete pavement shall be postponed until such time that on-site
construction activities are complete, as may be determined by the City Engineer. Paving
of streets in one lift prior to completion of on-site construction will not be allowed, unless
prior authorization has been obtained from the City Engineer. Completion of asphalt
concrete paving for streets prior to completion of on-site construction activities, if
authorized by the City Engineer, will require additional paving requirements prior to
acceptance of the street improvements, including, but not limited to: removal and
replacement of damaged asphalt concrete pavement, overlay, slurry seal, or other repairs,
as required by the City Engineer.

The public and street improvements outlined in these conditions of approval are intended
to convey to the developer an accurate scope of required improvements, however, the City
Engineer reserves the right to require reasonable additional improvements as may be
determined in the course of the review and approval of street improvement plans required
by these conditions.
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19.

20.

21.

22.

23.

24.

25.

26.

The applicant shall dedicate additional right-of-way along the entire frontage of Sycamore
Avenue, as necessary, to provide the ultimate half-width of 32 feet, as required by the City
Engineer.

The applicant shall construct a curb ramp meeting current California State Accessibility
standard at the northeast corners of the intersection of Sycamore Avenue, in accordance
with the City of Rialto Standard Drawings.

The applicant shall construct a new underground electrical system for public street
lighting improvements along the project frontages of Sycamore Avenue, as determined
necessary by the City Engineer. New marbelite street light poles with LED light fixtures
shall be installed in accordance with City of Rialto Standard Drawings.

The applicant shall remove existing pavement and construct new pavement with a
minimum pavement section of 4 inches asphalt concrete pavement over 6 inches crushed
aggregate base with a minimum subgrade of 24 inches at 95% relative compaction, or
equal, along the entire frontages of Sycamore Avenue in accordance with City of Rialto
Standard Drawings. The pavement section shall be determined using a Traffic Index
(“TI”) of 6. The pavement section shall be designed by a California registered
Geotechnical Engineer using "R™ values from the project site and submitted to the City
Engineer for approval. Pavement shall extend from clean sawcut edge of pavement at
centerline. Alternatively, depending on the existing street condition and as approved by
the City Engineer, a street overlay, slurry seal, or other repair can be performed to preserve
the existing pavement.

All broken or off-grade street and sidewalk improvements along the project frontages of
Sycamore Avenue shall be repaired or replaced, as required by the City Engineer.

The applicant shall construct an 8 inch V.C.P. sewer lateral connection to the sewer main
within Sycamore Avenue as necessary to provide sewer services to the new residential
development. All sewer shall be installed in accordance with City of Rialto Standard
Drawings and as required by the City Engineer. All on-site sewer will be privately
maintained.

Domestic water service to the underlying property is provided by the Rialto Water
Services. New domestic water service shall be installed in accordance with Rialto Water
Services requirements. Contact Rialto Water Services at (909) 820-2546 to coordinate
domestic water service requirements.

The applicant shall install a new domestic water line lateral connection to the main water
line within Sycamore Avenue, pursuant to the Rialto Water Services requirements. A
water line plan shall be approved by Rialto Water Services prior to approval of Tract Map
No. 20108.
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21.

28.

29.

30.

3L

32.

33.

The applicant shall submit a Grading Plan prepared by a California registered civil
engineer to the Public Works Engineering Division for review and approval. The Grading
Plan shall be approved by the City Engineer prior to approval of Tract Map No. 20108.

The applicant shall submit a Water Quality Management Plan identifying site specific
Best Management Practices (“BMPs”) in accordance with the Model Water Quality
Management Plan (“WQMP”) approved for use for the Santa Ana River Watershed. The
site specific WQMP shall be submitted to the City Engineer for review and approval with
the Grading Plan. A WQMP Maintenance Agreement shall be required, obligating the
property owner(s) to appropriate operation and maintenance obligations of on-site BMPs
constructed pursuant to the approved WQMP. The WQMP and Maintenance Agreement
shall be approved prior to approval of Tract Map No. 20108.

The applicant shall prepare a Notice of Intent (NOI) to comply with the California General
Construction Stormwater Permit (Water Quality Order 2009-0009-DWQ as modified
September 2, 2009) is required via the California Regional Water Quality Control Board
online SMARTS system. A copy of the executed letter issuing a Waste Discharge
Identification (WDID) number shall be provided to the City Engineer prior to issuance of
a grading or building permit. The applicant’s contractor shall prepare and maintain a
Storm Water Pollution Prevention Plan (“SWPPP”) as required by the General
Construction Permit. All appropriate measures to prevent erosion and water pollution
during construction shall be implemented as required by the SWPPP.

The applicant shall submit a Geotechnical/Soils Report, prepared by a California
registered Geotechnical Engineer, for and incorporated as an integral part of the grading
plan for the proposed development. A copy of the Geotechnical/Soils Report shall be
submitted to the Public Works Engineering Division with the first submittal of the Precise
Grading Plan.

The applicant shall provide pad elevation certifications for all building pads in
conformance with the approved Grading Plan.

Prior to the issuance of a certificate of occupancy or final City approvals, the applicant
shall demonstrate that all structural BMP’s have been constructed and installed in
conformance with approved plans and specifications, and as identified in the approved
WQMP.

All stormwater runoff passing through the site shall be accepted and conveyed across the
property in a manner acceptable to the City Engineer. For all stormwater runoff falling
on the site, on-site retention or other facilities approved by the City Engineer shall be
required to contain the increased stormwater runoff generated by the development of the
property. Provide a hydrology study to determine the volume of increased stormwater
runoff due to development of the site, and to determine required stormwater runoff
mitigation measures for the proposed development. Final retention basin sizing and other
stormwater runoff mitigation measures shall be determined upon review and approval of
the hydrology study by the City Engineer and may require redesign or changes to site

-10-
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34.

35.

36.

37.

configuration or layout consistent with the findings of the final hydrology study. The
volume of increased stormwater runoff to retain on-site shall be determined by comparing
the existing “pre-developed” condition and proposed “developed” condition, using the
100-year frequency storm.

Any utility trenches or other excavations within existing asphalt concrete pavement of off-
site streets required by the proposed development shall be backfilled and repaired in
accordance with City of Rialto Standard Drawings. The developer shall be responsible
for removing, grinding, paving and/or overlaying existing asphalt concrete pavement of
off-site streets as required by and at the discretion of the City Engineer, including
additional pavement repairs to pavement repairs made by utility companies for utilities
installed for the benefit of the proposed development (i.e. Rialto Water Services, Southern
California Edison, Southern California Gas Company, Time Warner, Verizon, etc.).
Multiple excavations, trenches, and other street cuts within existing asphalt concrete
pavement of off-site streets required by the proposed development may require complete
grinding and asphalt concrete overlay of the affected off-site streets, at the discretion of
the City Engineer. The pavement condition of the existing off-site streets shall be returned
to a condition equal to or better than existed prior to construction of the proposed
development.

In accordance with Chapter 15.32 of the City of Rialto Municipal Code, all existing
electrical distribution lines of sixteen thousand volts or less and overhead service drop
conductors, and all telephone, television cable service, and similar service wires or lines,
which are on-site, abutting, and/or transecting, shall be installed underground. Utility
undergrounding shall extend to the nearest off-site power pole; no new power poles shall
be installed unless otherwise approved by the City Engineer. A letter from the owners of
the affected utilities shall be submitted to the City Engineer prior to approval of the
Grading Plan, informing the City that they have been notified of the City’s utility
undergrounding requirement and their intent to commence design of utility
undergrounding plans. When available, the utility undergrounding plan shall be submitted
to the City Engineer identifying all above ground facilities in the area of the project to be
undergrounded. Undergrounding of existing overhead utility lines shall be completed
prior to approval of Tract Map No. 20108.

Upon approval of any improvement plan by the City Engineer, the applicant shall provide
the improvement plan to the City in digital format, consisting of a DWG (AutoCAD
drawing file), DXF (AutoCAD ASCII drawing exchange file), and PDF (Adobe Acrobat)
formats. Variation of the type and format of the digital data to be submitted to the City
may be authorized, upon prior approval by the City Engineer.

The original improvement plans prepared for the proposed development and approved by
the City Engineer (if required) shall be documented with record drawing “‘as-built”
information and returned to the Engineering Division prior to issuance of a final certificate
of occupancy. Any modifications or changes to approved improvement plans shall be
submitted to the City Engineer for approval prior to construction.

-11-
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38.

39.

40.

41.

42.

43.

44,

45,

46.

Nothing shall be constructed or planted in the corner cut-off area of any driveway, which
exceeds or will exceed 30 inches in height, in order to maintain an appropriate sight
distance, as required by the City Engineer.

All proposed trees within the public right-of-way and within 10 feet of the public sidewalk
and/or curb shall have City approved deep root barriers installed, as required by the City
Engineer.

The applicant shall submit a final map (Tract Map No. 20108), be prepared by a California
registered Land Surveyor or qualified Civil Engineer, to the Public Works Engineering
Division for review and approval. A Title Report prepared for subdivision guarantee for
the subject property, the traverse closures for the existing parcel and all lots created
therefrom, and copies of record documents shall be submitted with Tract Map No. 20108
to the Public Works Engineering Division as part of the review of the Map. Tract Map
No. 20108 shall be approved by the City Council prior to issuance of any building permits.

In accordance with Government Code 66462, all required public improvements shall be
completed prior to the approval of a final map (Tract Map No. 20108). Alternatively, the
applicant may enter into a Subdivision Improvement Agreement to secure the cost of all
required public improvements at the time of requesting the City Engineer’s approval of
Tract Map No. 20108. If a Subdivision Improvement Agreement is requested by the
applicant, a fee of $2,000 shall be paid for preparation and processing of the Subdivision
Improvement Agreement. The applicant will be required to secure the Subdivision
Improvement Agreement pursuant to Government Code 66499 in amounts determined by
the City Engineer.

A minimum of 48 inches of clearance for disabled access shall be provided on all public
sidewalks.

The applicant shall provide construction signage, lighting and barricading during all
phases of construction as required by City Standards or as directed by the City Engineer.
As a minimum, all construction signing, lighting and barricading shall be in accordance
with Part 6 “Temporary Traffic Control” of the 2014 California Manual on Uniform
Traffic Control Devices, or subsequent editions in force at the time of construction.

The use of dust and erosion control measures to prevent excessive adverse impacts on
adjoining properties during construction will be required by the Engineering Division
of the Public Works Department.

The applicant shall comply with all other applicable State and local ordinances.

Pursuant to Section 17.16.050A of the Rialto Municipal Code, approval of TTM No.
20108 is granted for a period of twenty-four (24) months from the effective date of this
resolution. Pursuant to Section 17.16.050C of the Rialto Municipal Code, an extension
of time for TTM No. 20108 may be granted by the Planning Commission for a period
or periods not to exceed a total of thirty-six (36) months. The period or periods of

-12-
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extension shall be in addition to the original twenty-four (24) months. An application
shall be filed with the Planning Division for each extension together with the required
fee prior to the expiration date of TTM No. 20108.

SECTION 5. The Chairman of the Planning Commission shall sign the passage and

adoption of this resolution and thereupon the same shall take effect and be in force.

PASSED, APPROVED AND ADOPTED this 13th day of _ October, 2021.

FRANK GONZALEZ, CHAIR
CITY OF RIALTO PLANNING COMMISSION

-13-
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STATE OF CALIFORNIA )
COUNTY OF SAN BERNARDINO S
CITY OF RIALTO )

I, Adrianna Martinez, Administrative Assistant of the City of Rialto, do hereby certify that
the foregoing Resolution No. ____ was duly passed and adopted at a regular meeting of the Planning
Commission of the City of Rialto held onthe ___th day of ____, 2021.

Upon motion of Planning Commissioner_____., seconded by Planning Commissioner
_____, the foregoing Resolution No. ____was duly passed and adopted.

Vote on the motion:
AYES:
NOES:

ABSENT:

IN WITNESS WHEREOF, | have hereunto set my hand and the Official Seal of the City of
Rialto this __th day of ___, 2021.

ADRIANNA MARTINEZ, ADMINISTRATIVE ASSISTANT

-14- 36
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For the Planning Commission Meeting of October 13, 2021

TO: Honorable Chairman and Planning Commissioners
APPROVAL.: Daniel Casey, Acting Community Development Manager
FROM: Daniel Rosas, Associate Planner

Conditional Development Permit No. 2021-0028: A request to allow the operation of drive-thru
service in conjunction with a 950 square foot coffee shop to be located at 127 West Valley Boulevard
(APNs: 0132-131-08, -09 & -18) within the Freeway Commercial (F-C) zone of the Rialto Gateway
Specific Plan. This project is categorically exempt from the California Environmental Quality Act
(CEQA) pursuant to Section 15332 (In-Fill Development Projects) of the State CEQA Guidelines
(Environmental Assessment Review No. 2021-0030).

Conditional Development Permit No. 2021-0027: A request to allow the operation of a 5,137
square foot automated carwash to be located at 127 West Valley Boulevard (APNs: 0132-131-08, -09
& -18) within the Freeway Commercial (F-C) zone of the Rialto Gateway Specific Plan. This project is
categorically exempt from the California Environmental Quality Act (CEQA) pursuant to Section
15332 (In-Fill Development Projects) of the State CEQA Guidelines (Environmental Assessment
Review No. 2021-0030).

Precise Plan of Design No. 2021-0029: A request to develop a 950 square foot coffee shop with
drive-thru service and a 5,137 square foot automated carwash facility with associated paving,
landscaping, lighting, fencing, and drainage improvements located on the former Hometown Buffet
site at 127 West Valley Boulevard (APNs: 0132-131-08, -09 & -18) within the Freeway Commercial (F
-C) zone of the Rialto Gateway Specific Plan. This project is categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15332 (In-Fill Development Projects) of the
State CEQA Guidelines (Environmental Assessment Review No. 2021-0030).

The above entitlements, together, are collectively referred to as “project” or “Project”.

APPLICANT:

Paragon Commercial Group, 133 Penn Street, El Segundo, CA 90245.
LOCATION:

The project site consists of three (3) parcels of land (APNs: 0132-131-08, -09 & -18) located on the
south side of Valley Boulevard approximately 130 feet west of Riverside Avenue (Exhibit A).

BACKGROUND:
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Surrounding General Plan Land Use Designations

Location |General Plan Designation
Site General Commercial
North General Commercial
East General Commercial
South General Commercial
West General Commercial

Surrounding Land Use District or Zoning Designations

Location |Zoning

Site Freeway Commercial (F-C)
North Retail Commercial (R-C)
East Freeway Commercial (F-C)
South Freeway Commercial (F-C)
West Freeway Commercial (F-C)

Site Characteristics

The project site is a relatively flat and a fairly rectangular-shaped piece of land comprised of three (3)
parcels totaling 2.45 acres in size with approximate average dimensions of 210 feet (east-west) by
340 feet (north-south). The site is currently developed with a 10,000 square foot restaurant building,
associated parking, lighting, and landscaping that was formerly occupied by Hometown Buffet but
has been vacant for approximately 18 months.

Surrounding Area

The project site is bound by Valley Boulevard to the north and a San Bernardino County Flood
Control Channel to the west. To the north, across Valley Boulevard, is the Rialto Gateway
commercial retail shopping center. To the east is an existing gas station and vacant land. To the
south, is a triangular shaped city-owned parcel of land with an existing free-standing sign used to
advertise the previous land use for the project site.

ANALYSIS/DISCUSSION:

Project Proposal

Paragon Commercial Group, the applicant, proposes to demolish the existing restaurant building,
merge three (3) parcels of land into two (2) parcels of land, and redevelop the project site with the
construction of a 950 square foot drive-thru coffee shop for Dutch Bros Coffee in conjunction with a
5,137 square foot automated carwash building and vacuum stations for Mister Carwash.

Entitlement Requirements
Per Chapter 18.66 (Conditional Development Permits) of the Rialto Municipal Code, the operation of
a drive-thru requires the approval of a Conditional Development Permit by the Planning Commission.
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Additionally, per Chapter 18.66 (Conditional Development Permits) of the Rialto Municipal Code, the
operation of a carwash requires the approval of a Conditional Development Permit by the Planning
Commission, Lastly, per Chapter 18.65 of the Rialto Municipal Code, a Precise Plan of Design
approval is required to develop the project. The applicant has complied with these requirements and
filed the applications on July 7, 2021.

Lot Merger

The proposal to merge of the three (3) existing parcels of land that comprise the project site into two
(2) parcels of land requires the approval of a Lot Line Adjustment. According to Chapter 18.33 (F-C
Zone) of the Rialto Municipal Code, the F-C zone does not require a minimum lot size for the new
parcels. A Condition of approval requiring the submittal of a Lot Line Adjustment has been included in
the Precise plan of Design Resolution. A Lot Line Adjustment does not require Planning Commission
action. The Community Development Department and Public Works Department will process the Lot
Line Adjustment upon completion of the entittement process for the applicant's Conditional
Development Permits and Precise Plan of Design applications.

Site Design

According to the site plan (Exhibit B), the applicant will construct a 950 square foot coffee shop
building with drive-thru lane on the westerly parcel and a 5,137 square foot automated carwash
building on the easterly parcel of the project site. Although each parcel will be developed with its
respective facilities for Americans with Disability Act (ADA) access, trash service and required
parking, there will be Covenants, Conditions and Restrictions (CC&Rs) recorded to address
reciprocal access and parking, maintenance, etc.

The project site will continue to be accessed via the signalized driveway at Valley Boulevard and
Gateway Plaza located at the northeast corner of the site. A vehicle circulation drive aisle will loop the
around the project site providing access to parking, both drive-thru lane entrances and vacuum
stations. The proposed drive-thru lane for the coffee shop has queuing for at least seventeen (17)
cars. The carwash will have drive-thru queuing for at least twenty-one (21) cars from the entrance to
the pay station and twenty-eight (28) designated vacuum stations.

The project also includes a pedestrian pathway to and from the public right-of-way, trash enclosures,
landscape planters throughout the parking areas, landscape planters around the perimeter of the
project site itself, and site lighting throughout the project will also be required.

Access

As previously mentioned, the project site will continue to be accessed via the signalized driveway at
Valley Boulevard and Gateway Plaza. The project site has existing street improvements along Valley
Boulevard including the existing 40 feet wide driveway located at the northeast corner of the site
providing full access to and from Valley Boulevard.

Floor Plans

The floor plan of the drive-thru coffee shop building (Exhibit C) shows the interior will consist of a
cooler, restroom, mechanical room, electrical room, and production space all totaling 950 square feet
of area. The building will have an articulated footprint due to the incorporation of the electrical room
and non-habitable projected masses with varying depths from the main wall plane

The floor plan of the carwash building (Exhibit D) shows the interior will consist of approximately 830
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square feet of area for office, closets, restrooms, a breakroom, and remaining building square
footage will be dedicated to the one hundred and thirty (130) foot deep wash tunnel and associated
mechanical room. The building will have an articulated footprint due to the incorporation of projected
masses with varying depths up to three (3) feet from the main wall plane.

Architectural Design

As shown on the elevations for the drive-thru coffee shop building (Exhibit E), the structure will have
a contemporary architectural design that is consistent with the City’s Design Guidelines and the
Rialto Gateway Specific Plan in providing enhanced architecture and site design. This includes the
incorporation of horizontal composite siding, and metal awnings, in cool grey color tones with fiber
cement siding in a saturated blue accent color, and incorporation of Cliffstone veneer. The exterior
heights across all structures will range from approximately twelve (12) feet up to twenty-four (24) feet.

As shown on the elevations for the carwash building (Exhibit F), the structure will have a
contemporary architectural design as that is consistent with the City’s Design Guidelines and the
Rialto Gateway Specific Plan in providing enhanced architecture and site design. This includes the
incorporation of EIFS (Exterior Insulation Finishing System), Limestone veneer, and accent metal
siding finishes. The base of the building will include cool grey tones while wall projections and tower
elements incorporate saturated blue and brown accent colors and varied roof forms. The exterior
heights across all structures will range from approximately eighteen (18) feet up to thirty-five (35)
feet.

Landscaping

The landscape coverage for the entire project is 21.8 percent which complies with the requirements
of Rialto Gateway Specific Plan. This includes the existing landscape setback along Valley
Boulevard, a landscape planter along the perimeter of the project site, as well as planters within the
parking areas and around the interior perimeter of the buildings. As shown on the Planting Plan (
Exhibit G), all of the landscape planters will feature a variety of trees and an abundant amount of
shrubs and groundcover. Additionally, a condition of approval is included to require a landscape
feature to screen the electrical room doors that will be located in an alcove facing Foothill Boulevard.

Parking

Parcel 1 of the proposed project will have eighteen (18) auto stalls and Parcel 2 will have four (4)
auto stalls with twenty-eight (28) designated vacuum stations. This quantity meets the minimum
parking requirement as shown in the parking calculation chart below and as required by Chapter
18.58 of the Rialto Municipal Code:

Type of Use Floor Area Parking Number of
(square feet) |Ratio spaces

PARCEL-1 Coffee Shop 950 1/75 13-3 10/18

Drive-thru credit Total Required/Total

Provided

PARCEL-2 Office Tunnel and 830 N/A 1/250 N/A |4 0 4/4

mechanical equipment Total

Required/Total Provided

Operations
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Dutch Bros Coffee will operate the proposed coffee shop drive-thru. Dutch Bros Coffee started in
1992 as a pushcart in Oregon that has focused on quality, speed, and service to become a high

growth operator and franchisor with 471 locations in 11 states as of June 30, 2021. The drive-thru will
eventually operate 24-hours provided the consumer demand exists. Initially however, the operating
hours will be 5:00 a.m. to 10:00 p.m., Sunday thru Thursday and 5:00 a.m. to 11:00 p.m. on Friday
and Saturday. The operation will have a total staff of approximately thirty (30) employees with four to
six (4-6) employees during a shift.

Mister Car Wash, the largest chain operator of carwashes in the United States, will operate the
proposed carwash from 7:30 a.m. to 8:00 p.m., seven (7) days a week. The queuing lane and tunnel
for the carwash facility will be gated upon closure, so that no cars can enter after hours. The facility is
a self-service automatic carwash that will have a total staff of approximately fifteen (15) employees
with three to six (3-6) employees on site during a shift to facilitate the movement of traffic, assist
customers as needed and keep the facility clean. Payments will be facilitated by a self-service kiosk,
the car wash itself will be fully automated and the vacuums are also self-serve.

Traffic

The applicant prepared a Traffic Scoping Agreement in coordination with the City of Rialto Public
Works Department. Linscott Law & Greenspan Engineers prepared a Traffic Impact Analysis (TIA),
dated September 10, 2021, to assess the project’s potential impacts to local streets and intersections
(Exhibit H). The TIA estimates that the project will generate approximately 674 greater net daily trips
with 103 greater net AM peak hour trips and 62 greater net PM peak hour trips.

The TIA analyzed two (2) intersections in the project vicinity, as shown in the table below:

Study Intersections
1. Gateway Plaza (NS) at Valley Boulevard (EW)
2. Riverside Avenue (NS) at Valley Boulevard (EW)

Under Existing traffic conditions, the two (2) key study intersections currently operate at acceptable
LOS D or better during the AM and PM peak hours, which is considered acceptable by the Rialto
General Plan. The proposed project with ambient growth and cumulative conditions will not impact
the two (2) key study intersections which are forecast to continue to operate at an acceptable LOS
during the AM and PM peak hours. Although the proposed project will not impact the study
intersections, improvements have been identified/recommended to improve an already existing
deficient storages at the intersection of Riverside Avenue/Valley Boulevard. The recommended
improvements consist of restriping the number two eastbound through lane to a shared through/right-
turn lane and in-field signal timing adjustments if needed.

The Transportation Commission reviewed and approved the TIA on October 6, 2021. In its decision,
the Transportation Commission agreed with the findings and recommendations in the TIA. All street
improvements, “fair-share” payments, and development impact fee payments, must be paid and/or
completed prior to issuance of building permits.

Land Use Compatibility
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The project and its design are consistent with the Freeway Commercial (F-C) zone of the Rialto
Gateway Specific Plan and the General Plan. The primary purpose of the Freeway Commercial zone
is to provide services to the motoring public and allows both automotive service and coffee shop
uses. There are no sensitive uses in the nearby area. The project is not anticipated to have any
negative impacts. The project will provide a benefit to the community by replacing an abandoned
property with new on-site improvements that will aesthetically enhance the site and regenerate
economic activity.

GENERAL PLAN CONSISTENCY:

The project is consistent with the following goals of the Land Use Element and Economic
Development Element of the Rialto General Plan:

Goal 2-16: Improve the architectural and design quality of development in Rialto.
Goal 2-22: Promote commercial and/or industrial development that is well designed, people-
oriented, environmentally sustainable, sensitive to the needs of the visitor or resident, and

functionally efficient for its purpose.

Goal 3-1: Strengthen and diversify the economic base and employment opportunities, and maintain
a positive business climate.

ENVIRONMENTAL IMPACT:

California Environmental Quality Act

The project is categorically exempt from the requirements of the California Environmental Quality Act
(CEQA) pursuant to Section 15332, In-Fill Development Projects (Environmental Assessment Review
No. 2021-0030). Class 32 allows for the exemption of a project that is less than 5.0 acres in size and
is surrounded by existing developments. A Notice of Exemption form is attached to agenda report.

PUBLIC NOTICE:

The City mailed a public hearing notice for the proposed project to all property owners within 1,000
feet of the project site and published the public hearing notice in the San Bernardino Sun newspaper
as required by State law.

RECOMMENDATION:

The Planning Division recommends that the Planning Commission:

e Adopt the attached Resolution (Exhibit 1) to approve Conditional Development Permit No. 2021-
0028 to allow the operation of drive-thru service in conjunction with a 950 square foot coffee shop
to be located at 127 West Valley Boulevard (APNs: 0132-131-08, -09 & -18) within the Freeway
Commercial (F-C) zone of the Rialto Gateway Specific Plan, subject to the findings and conditions
therein; and

e Adopt the attached Resolution (Exhibit J) to approve Conditional Development Permit No. 2021 -
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0027 to allow the operation of a 5,137 square foot automated car wash to be located at 127 West
Valley Boulevard (APNs: 0132-131-08, -09 & -18) within the Freeway Commercial (F-C) zone of
the Rialto Gateway Specific Plan, subject to the findings and conditions therein; and

e Adopt the attached Resolution (Exhibit K) to approve Precise Plan of Design No. 2021-0029 to
allow the development of a 950 square foot coffee shop with drive-thru service and a 5,137
square foot automated car wash facility with associated paving, landscaping, lighting, fencing, and
drainage improvements located on the former Hometown Buffet site at 127 West Valley Boulevard
(APNs: 0132-131-08, -09 & -18) within the Freeway Commercial (F-C) zone of the Rialto Gateway
Specific Plan, subject to the findings and conditions therein.
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+2.45 AC *+106,779 SF
6,087 SF

6 %

Parking Required
Restaurant drive-thru (950 s.f./ 75) 13 stalls

Carwash (5,137s.f./ 300)

Parking Provided
Parking Ratio

17 stalls
30 stalls

49 stalls
8.2/1,000
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OR OCCUPANCY OF ANY BUILDING WITHIN THIS CENTER.

]

30’

#-#

VALLEY BLVD. @ RIVERSIDE AVE.
RIALTO, CA

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING HEREIN CONSTITUTE THE ORIGINAL AND UNPUBLISHED WORK OF THE ARCHITECT AND THE SAME MAY NOT BE DUPLICATED, USED OR DISCLOSED WITHOUT THE WRITTEN CONSENT OF THE ARCHITECT. COPYRIGHT: NADEL STUDIO ONE, INC. ALL RIGHTS RESERVED.

B ] ParacON

NADEL STUDIO ONE, INC.
1990 S. BUNDY DR., SUITE 400
LOS ANGELES, CA. 90025

T.310.826.2100 F.310.826.0182

DATE:

WWW.NADELARC.COM

AUGUST 27, 2021

NADEL JOB#: 21051

NHDEL

47


AutoCAD SHX Text
PAD

AutoCAD SHX Text
W.   V A L L E Y    B L V D.

AutoCAD SHX Text
R I V E R S I D E    A V E.

AutoCAD SHX Text
950 SQ.FT.

AutoCAD SHX Text
15

AutoCAD SHX Text
3

AutoCAD SHX Text
130' MODEL

AutoCAD SHX Text
VAC

AutoCAD SHX Text
VAC

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
T.E.

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
CO

AutoCAD SHX Text
E

AutoCAD SHX Text
FH

AutoCAD SHX Text
FH

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
W

AutoCAD SHX Text
PARCEL AREA: 58,627.83 S.F. 1.35 Ac

AutoCAD SHX Text
PARCEL AREA: 48,106.34 S.F. 1.10 Ac

AutoCAD SHX Text
172.5'

AutoCAD SHX Text
164'

AutoCAD SHX Text
172.5'

AutoCAD SHX Text
111'

AutoCAD SHX Text
PROPOSED PARCEL LINE

AutoCAD SHX Text
EXISTING ESMNT.

AutoCAD SHX Text
EXISTING ESMNT.

AutoCAD SHX Text
EXISTING ESMNT.

AutoCAD SHX Text
EXISTING PARCEL LINE

AutoCAD SHX Text
EXISTING ESMNT.

AutoCAD SHX Text
VAC

AutoCAD SHX Text
VAC

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
EMPL.PRKG.

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
12

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
15

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
VACUUM STATION (TYP.)

AutoCAD SHX Text
PAY STATION CANOPY (TYP.)

AutoCAD SHX Text
T.E.

AutoCAD SHX Text
ADA ACCESSIBLE PATHWAY (TYP.)

AutoCAD SHX Text
ADA ACCESSIBLE PATHWAY (TYP.)

AutoCAD SHX Text
ADA ACCESSIBLE PATHWAY (TYP.)

AutoCAD SHX Text
W.  V A L L E Y 

AutoCAD SHX Text
B L V D.

AutoCAD SHX Text
S.  W I L L O W   A V E.

AutoCAD SHX Text
R I V E R S I D E   A V E.

AutoCAD SHX Text
S A N   B E R N A R D I N O 

AutoCAD SHX Text
F R E E W A Y  (10)

AutoCAD SHX Text
PROJECT SITE

AutoCAD SHX Text
FLOOD CONTROL CHANNEL


N 89°28'37" W 1320.71"

A ALLEY

_ \Y

° 3 . °
_| —3 -
\ N 89°58'00" E 336.59'
\ e I — 2.5
| R TN
\ \ | ___ o
\ Vo = EXISTING ESMNT.)|
\ Vo 3 >
\ Vo - > _
\ \ | §| o ; \) %
\ | 2 N 'ADA ACCESSIBLE P
\ | = PATHWAY (TYP.) e RN
|
\ \ ( I B4| 58 ’LS .
\ \ o 1.55 1L
\ \ =z
\ \ m - . >
\ \ __E ]
\ \ T 3 ET
\ \ o 5 I <
\ \ )
(@)

ARCEL AREAL
8.106.34 9.F
110 Ac

i

1 (&=

PAY STATION CANOPY

-
\

= N

(TYP.)

20' MODEL

PRELIMINARY SITE PLAN - Scheme 'A

S 89°%

»8'00" W 283.29'

RIVERSIDE

|
[l
Il
R ,
[
: : 16
B ee— ]
Il
[l §
B —= | 3
o
Il : N % 3
Il 3 g
oo —=9 S
I P 3
Il — L -
il Ll ox =
I <=z 1]
Il Sk
L jo—=— |
| I (——
1 e
7;_ EMPL.PRKG. — - - -
& g
— EMPL.PRKG. -
a l’ﬁ?a ' I
n |
hn 0{5
16'=6" E_ _a
T
Im)]
VAC
|
VAC
4 2
|
|
172.5
—_— -_———_——— —
L —

Summary

Land
Building
Coverage

+2.45 AC *+106,779 SF
6,087 SF

6 %

Parking Required
Restaurant drive-thru (950 s.f./ 75) 13 stalls

Carwash (5,137s.f./ 300)

Parking Provided
Parking Ratio

17 stalls
30 stalls

49 stalls
8.2/1,000

APN(s): 0132-131-08-0-000,
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+2.45 AC *+106,779 SF
6,087 SF

6 %

Parking Required
Restaurant drive-thru (950 s.f./ 75) 13 stalls

Carwash (5,137s.f./ 300)

Parking Provided
Parking Ratio

17 stalls
30 stalls

49 stalls
8.2/1,000
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~ PERIMETER &
/

Site irrigation will be sub-surface in-line drip irrigation
for shrub beds and Deep Root Watering bubbler
systems for trees, 2 per tree. The irrigation controller
will be a certified Smart controller that meets current

State and City requirements and Title 23, Model Water

Efficient Landscape Ordinance. Point of connection

equipment will include a master valve and flow sensor.

NADEL RETAIL ARCHITECTS, LLP
1990 S. BUNDY DR., FOURTH FLOOR
LOS ANGELES, CA. 90025
1.310.826.2100 F.310.826.0182
WWW.NADELARC.COM

HOEL

Building Vehicle Parking

Short-Term Bicycle Parking

1 Bike per 20 space- 5%
( p p )

Long-Term

Bicycle Parking

Drive-Through 26 Visitor Spaces
Car Wash 4 Employee Spaces

Landscape Calculations

1.30 = 2 bicycles (2 provided)

1 Bicycle Locker

Site Area: +/-2.45 acres, 106,779 sf
Landscape area provided: 21.8% 23,324sf (0.54 acres)

Parking Lot Trees at Stalls - 57/ 1 tree per 4 stalls = 14.25 Trees. 17 Trees Provided

Site Trees Provided: 45

Highland Ave Parkway Trees - 1 tree per 30If of 1,500' = 50 Required

California Water Efficient Landscape Worksheet
Reference Evapotranspiration (ET,) 57.4 Project Type Non-Residential 0.45
Hydrozone # / Planting Plant Factor |lrrigation |lrrigation ETAF Landscape Area |ETAF x  |Estimated Total
Description® (PF) Method® _|Efficiency (IE)° |(PF/IE) |(Sq.Ft.) Area Water Use (ETWU)®
Regular Landscape Areas
Low Shrubs 0.2|Drip 0.81 0.25 22199 5481 195066
Moderate Trees 0.6|Drip 0.81 0.74 1125 833 29657
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
0.75 0.00 0 0
Totals 23324 6315 224723
Special Landscape Areas
1 0 0
1 0 0
1 0 0
1 0 0
Totals 0 0 0
ETWU Total 224723
Maximum Allowed Water Allowance (MAWA)® 373525

ETAF Calculations

Regular Landscape Areas

Total ETAF x Area 6315
Total Area 23324
Average ETAF 0.27

All Landscape Areas

Average ETAF for Regular Landscape
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residential areas, and 0.45 or below for
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Total ETAF x Area 6315
Total Area 23324
Average ETAF 0.27
LANTING LEGEND (wucoLS REGION 4)
/SYMBOL ABBREVIATION BOTANICAL NAME COMMON NAME SIZE QUANTITY  COMMENTS WATER USE
TREES |
% LAG IND LAGERSTOEMIA indica 'Natchez’ CRAPE MYRTLE 24" BOX 1 STANDARD MOD/50%
O " LOP CON LOPHOSTEMON (tristania) confertus BRISBANE BOX 24" BOX L STANDARD MOD/50%
i;m-m% PLA ACE PLATANUS acerfolia LONDON PLANE TREE 24" BOX 8 STANDARD MOD/50%
SYMBOL ABBREVIATION BOTANICAL NAME COMMON NAME SIZE  SPACING WATER USE
/ SHRUBS
/\ AGA ATT AGAVE Attenuata 'Ray of Light’ VARIEGATED FOXTAIL AGAVE 15 GAL 4’ V—LOW/.09%
/ \\// CAL VIM CALLISTEMON viminalis 'Little John' LITTLE JOHN BOTTLEBRUSH 5 GAL 4’ LOW/20%
//\ CIS SAL CISTUS Salvifolius 'Prostratus’ SAGELEAF ROCKROSE 5 GAL 4’ LOW/20%
\\/\ DIA REV DIANELLA revoluta 'Little Rev’ LITTLE REV FLAX LILY 5 GAL 2’ LOW/20%
\/// ELY CON  ELYMUS condentsatus 'Canyon Prince’ CANYON PRINCE WILD RYE 5 GAL 3 LOW/20%
\//\ HES PAR  HESPERALOE parviflora— Yellow YELLOW YUCCA 5 GAL 3 LOW/20%
\\/\ LAV HID LAVANDULA angustifolia 'Hidcote'’ ENGLISH LAVENDER 5 GAL 2 LOW/20%
\/// LEU FRU  LEUCOPHYLLUM frutescens 'Compacta’ COMPACT TEXAS RANGER 5 GAL 4’ LOW/20%
/ \//\ MUH CAP  MUHLENBERGIA capillaris PINK MUHLY 5 GAL 3 LOW/20%
% \\/\ OLE LIT OLEA e. 'Little Ollie’ LITTLE OLLIE SHRUB OLIVE 5 GAL 5’ LOW/20%
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/ \//\ ROS OFF  ROSMARINUS o.'Huntington Carpet’ TRAILING ROSEMARY 5 CGAL 5 LOW/20%
\\//\ SEN MAN  SENECIO mandraliscae BLUE CHALK STICKS 1 GAL 2’ LOW/20%
\\// TEC STA TECOMA stans 'Bells of Fire’ BELLS OF FIRE ESPERANZA 5 GAL 4’ LOW/20%
\///\ YUC FIL YUCCA filamentosa 'Color Guard' VARIEGATED ADAM'S NEEDLE 5 GAL 4’ V—LOW/.09%
\///\ VINES
\\/\ BOU SOP  BOUGAINVILLEA 'Baby Sophia’ BOUGAINVILLEA 5 GAL LOW/20%
/ MAC UNG MACFADYENA unguis—cati CAT'S CLAW VINE 5 GAL LOW/20%
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EXECUTIVE SUMMARY

Project Description

>

The project site is currently occupied by the vacant 10,000 SF Hometown Buffet and is
located on the southwest quadrant of Riverside Avenue and Valley Boulevard in the City of
Rialto, California. The project applicant will raze the existing Hometown Buffet and
construct a 950 SF Dutch Brothers Coffee with drive-through window and an express wash
with a 130 foot car wash tunnel. The Project will provide 50 parking spaces. Of this total,
15 parking spaces are provided for Dutch Brothers Coffee and 35 spaces are provided for the
express wash (i.e. 28 spaces with vacuums, 4 employee spaces and 3 unassigned spaces). It
should be noted that the four express wash employee parking spaces will be free of any
equipment, including vacuums, and will be available for express wash employees. The
Project is anticipated to be completed by the Year 2023. Access to the project site will
continue to be provided via the existing signalized intersection of Gateway Plaza at Valley
Boulevard (key study intersection #1).

Project Trip Generation Forecast

>

The existing land use would generate approximately 754 daily trips, with 7 trips (4 inbound,
3 outbound) produced in the AM peak hour and 58 trips (39 inbound, 19 outbound) produced
in the PM peak hour on a “typical” weekday. The proposed Project is forecast to generate
1,428 daily trips, with 110 trips (59 inbound, 51 outbound) produced in the AM peak hour
and 120 trips (60 inbound, 60 outbound) produced in the PM peak hour on a “typical”
weekday.

Comparison of the trips generated by the existing land use to the trips generated by the
proposed Project shows that the proposed Project will generate 674 greater net daily trips,
103 greater net AM peak hour trips and 62 greater net PM peak hour trips. The potential
impact of these net additional trips are assessed in the traffic study.

Key Intersections

> The two (2) key study intersections were selected for evaluation based on City criteria and
discussions with City of Rialto staff. The key study intersections listed below provide local
access to the study area and define the extent of the boundaries for this traffic impact
investigation.
1. Gateway Plaza at Valley Boulevard
2. Riverside Avenue at Valley Boulevard.
LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1 g

vii Dutch Brothers Coffee & Express Wash Project, Rialto

N:\4400\2214426 - Dutch Brothers Coffee & Express Wash Project, Rialto\Report\4426 - Dutch Brothers Coffee & Express Wash Project, Rialto TIA 09-10-21.docx

59



Cumulative Projects Description

> The twenty-two (22) cumulative projects are forecast to generate a combined total of 18,269
daily trips, with 1,120 trips (621 inbound and 499 outbound) forecast during the AM peak
hour and 1,133 trips (517 inbound and 616 outbound) forecast during the PM peak hour.

Traffic Impact Analysis

Existing Traffic Conditions

> Under Existing traffic conditions, the two (2) key study intersections currently operate at
acceptable LOS D or better during the AM and PM peak hours.

Existing With Project Traffic Conditions

> The proposed Project will not impact the two (2) key study intersections when compared to
the LOS standards and impact criteria specified in this report. The two (2) key study
intersections currently operate and are forecast to continue to operate at an acceptable LOS
during the AM and PM peak hours with the addition of Project generated traffic to existing
traffic.

Existing With Ambient Growth (Year 2023) With Project Traffic Conditions

> The proposed Project will not impact the two (2) key study intersections when compared to
the LOS standards and impact criteria specified in this report. The two (2) key study
intersections are forecast to continue to operate at an acceptable LOS during the AM and PM
peak hours with the addition of Project generated traffic to ambient traffic growth (Year
2023).

Existing With Ambient Growth (Year 2023) With Cumulative With Project Traffic Conditions

> The proposed Project will not impact the two (2) key study intersections when compared to
the LOS standards and impact criteria specified in this report. The two (2) key study
intersections are forecast to continue to operate at an acceptable LOS during the AM and PM
peak hours with the addition of Project generated traffic to ambient traffic growth (Year
2023) and cumulative traffic.

Site Access and Internal Circulation Evaluation

> The intersection of Gateway Plaza at Valley Boulevard (key study intersection #1) is forecast
to operate at acceptable LOS A during the AM and PM peak hours for all traffic analysis
scenarios. As such, project access will be adequate. Motorists entering and exiting the
Project site will be able to do so without undue congestion.

> The on-site circulation was evaluated in terms of vehicle-pedestrian conflicts and truck
circulation. Based on our review of the site plan, the overall layout does not create

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1
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significant vehicle-pedestrian conflict points. The project will provide pedestrian access to
the existing sidewalk located along Valley Boulevard. Curb return radii have been confirmed
and are generally adequate for small service/delivery (Fedex, UPS) trucks, trash trucks and
WB-40 delivery trucks. It should be noted that a WB-40 truck is the maximum design
vehicle anticipated to access the project site for deliveries. Based on information provided
by the project applicant, Dutch Brothers Coffee anticipates one delivery per week on average
that will typically occur in the late morning (during off peak hours) and the Express Wash
anticipates one chemical delivery per month (during off peak hours).

> The drive-through lane for Dutch Brothers Coffee will provide storage for up to seventeen
(17) vehicles without encroaching into the internal drive aisles. Based on information
provided by Dutch Brothers, the proposed drive-through storage design exceeds the
minimum corporate standard of fifteen (15) vehicles, which allows the store to achieve their
average service times of 45-seconds per vehicle. It should be noted that additional drive-
through storage is provided within a designated lane located within the internal drive aisle to
further ensure that vehicles will not impact internal circulation and/or queue back to Valley
Boulevard. Therefore, we conclude that adequate storage is provided for the Dutch Brothers
Coftee drive-through and vehicles are not anticipated to queue back to Valley Boulevard.

> The Express Wash will have the capacity to stack a minimum of twenty (20) vehicles from
the pay station without encroaching into the internal drive aisles. Based on information
provided by the operator, the express wash can process up to 120 vehicles per hour. Given
the trip generation demand forecasted during the peak hours and the processing rate, minimal
queuing is anticipated. Therefore, we conclude that adequate storage is provided for the
Express Wash and vehicles are not anticipated to interfere with internal circulation and/or
queue back to Valley Boulevard.

Intersection Queuing Analysis

> Adequate storage is provided for the northbound left-turn lane, the northbound shared
through/right-turn lane, the eastbound left-turn lane and the westbound left-turn lane at the
intersection of Gateway Plaza/Valley Boulevard during the AM and PM peak hours for all
analyzed traffic conditions.

> Adequate storage is not provided for the northbound dual left-turn lanes, the eastbound left-
turn lane, the eastbound right-turn lane and the westbound left-turn lane at the intersection of
Riverside Avenue/Valley Boulevard during the AM and PM peak hours for existing traffic
conditions and for all other analyzed traffic conditions. However, it should be noted that the
proposed Project will add less than 25-30 feet to the already existing deficient storages at the
intersection of Riverside Avenue/Valley Boulevard, which is considered an insignificant
change.

Nonetheless, improvements have been identified/recommended at the intersection of
Riverside Avenue/Valley Boulevard in order to improve the existing deficient storages at the

N,

7
LINSCOTT, LAW & GREENSPAN, engineers . LLG Ref. 2-21-4426-1
IX Dutch Brothers Coffee & Express Wash Project, Rialto

N:\4400\2214426 - Dutch Brothers Coffee & Express Wash Project, Rialto\Report\4426 - Dutch Brothers Coffee & Express Wash Project, Rialto TIA 09-10-21.docx

61



intersection. The recommended improvements consist of restriping the number two
eastbound through lane to a shared through/right-turn lane. The lower portion of Table 11-2
shows the 95" percentile queue lengths at the intersection of Riverside Avenue/Valley
Boulevard with improvements. As shown, with recommended improvements, the existing
deficient storage for the eastbound right-turn lane is now adequate and eastbound right-
turning vehicles will not queue past the intersection of Gateway Plaza/Valley Boulevard. It
should be noted that the other existing deficient queues generally improve with the
recommended improvements and that the overall level of service for the intersection also
improves. In order to further address the remaining deficient storages (i.e. the northbound
dual left-turn lanes, the eastbound left-turn lane and the westbound left-turn lane), it is
recommended that after completion of both the proposed Project and the recommended
restriping of the second eastbound through lane to a shared through/right-turn lane that the
existing signal timing be reviewed in the field and adjustments implemented (one-time
adjustment), if needed, to improve the remaining deficient storages at the intersection of
Riverside Avenue/Valley Boulevard.

City Code Parking Analysis

> Application of City-code parking ratios to the development totals results in a code-parking
requirement of 30 spaces. The proposed Project will provide 50 parking spaces. Of this
total, 15 parking spaces are provided for Dutch Brothers Coffee and 35 spaces are provided
for the express wash (i.e. 28 spaces with vacuums, 4 employee spaces and 3 unassigned
spaces). It should be noted that the four express wash employee parking spaces will be free
of any equipment, including vacuums, and will be available for express wash employees.
With a proposed parking supply of 50 spaces, a parking surplus of 20 spaces is forecast and
therefore, the proposed Project will provide adequate parking.

Recommended Improvements

Existing With Project Traffic Conditions

> The results of the Existing With Project traffic conditions level of service analyses indicate
that the proposed Project will not impact any of the two (2) key study intersections. The two
(2) key study intersections are forecast to operate at acceptable service levels under Existing
With Project traffic conditions. As such, no improvement measures addressing LOS have
been recommended.

> The following improvements have been recommended at the intersection of Riverside
Avenue/Valley Boulevard in order to improve the existing deficient storages at the
intersection.

= Riverside Avenue at Valley Boulevard: Restripe the number two eastbound through lane
to a shared through/right-turn lane. In order to further address the remaining deficient
storages (i.e. the northbound dual left-turn lanes, the eastbound left-turn lane and the
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westbound left-turn lane), it is also recommended that after completion of both the
proposed Project and the recommended restriping that the existing signal timing be
reviewed in the field and adjustments implemented (one-time adjustment), if needed, to
improve the remaining deficient storages at the intersection of Riverside Avenue/Valley
Boulevard.

Existing With Ambient Growth (Year 2023) With Project Traffic Conditions

>

The results of the Existing With Ambient Growth (Year 2023) With Project traffic conditions
level of service analyses indicate that the proposed Project will not impact any of the two (2)
key study intersections. The two (2) key study intersections are forecast to operate at
acceptable service levels under Existing With Ambient Growth (Year 2023) With Project
traffic conditions. As such, no improvement measures addressing LOS have been
recommended.

The following improvements have been recommended at the intersection of Riverside
Avenue/Valley Boulevard in order to improve the existing deficient storages at the
intersection.

= Riverside Avenue at Valley Boulevard: Restripe the number two eastbound through lane
to a shared through/right-turn lane. In order to further address the remaining deficient
storages (i.e. the northbound dual left-turn lanes, the eastbound left-turn lane and the
westbound left-turn lane), it is also recommended that after completion of both the
proposed Project and the recommended restriping that the existing signal timing be
reviewed in the field and adjustments implemented (one-time adjustment), if needed, to
improve the remaining deficient storages at the intersection of Riverside Avenue/Valley
Boulevard.

Existing With Ambient Growth (Year 2023) With Cumulative With Project Traffic Conditions

>

The results of the Existing With Ambient Growth (Year 2023) With Cumulative With Project
traffic conditions level of service analyses indicate that the proposed Project will not impact
any of the two (2) key study intersections. The two (2) key study intersections are forecast to
operate at acceptable service levels under Existing With Ambient Growth (Year 2023) With
Cumulative With Project traffic conditions. As such, no improvement measures addressing
LOS have been recommended.

The following improvements have been recommended at the intersection of Riverside
Avenue/Valley Boulevard in order to improve the existing deficient storages at the
intersection.

= Riverside Avenue at Valley Boulevard: Restripe the number two eastbound through lane
to a shared through/right-turn lane. In order to further address the remaining deficient
storages (i.e. the northbound dual left-turn lanes, the eastbound left-turn lane and the
westbound left-turn lane), it is also recommended that after completion of both the
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proposed Project and the recommended restriping that the existing signal timing be
reviewed in the field and adjustments implemented (one-time adjustment), if needed, to
improve the remaining deficient storages at the intersection of Riverside Avenue/Valley
Boulevard.

Vehicle Miles Traveled (VMT) Assessment

>

The City of Rialto does not currently have Vehicle Miles Traveled (VMT) guidelines,
therefore the guidelines contained within the San Bernardino County Transportation Impact
Study Guidelines, dated July 2019 have been utilized for the project VMT screening analysis.
The San Bernardino County Transportation Impact Study Guidelines state that Projects
which serve the local community and have the potential to reduce VMT should not be
required to complete a VMT assessment. These projects are noted below:

K-12 schools

Local-serving retail less than 50,000 square feet
Local parks

Day care centers

Local serving gas stations

Local serving banks

Student housing projects

Local serving community colleges that are consistent with the assumptions noted in the
RTP/SCS

The proposed Project will consist of a local serving 950 SF Dutch Brothers Coffee with
drive-through window and a local serving express wash with a 130 foot car wash tunnel.
Therefore, based on the aforementioned criteria (i.e. local-serving retail less than 50,000
square feet), this project would screen out from a VMT analysis and be presumed to have a
less than significant impact on VMT, per the County’s guidelines.
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TRAFFIC IMPACT ANALYSIS REPORT

DuTcH BROTHERS COFFEE
& EXPRESS WASH PROJECT

Rialto, California
September 10, 2021
(Revision of August 30, 2021 Report)

1.0 INTRODUCTION

This traffic impact analysis addresses the potential traffic impacts and circulation needs associated
with the Dutch Brothers Coffee & Express Wash Project (hereinafter referred to as Project). The
project applicant proposes to construct a 950 square-foot (SF) Dutch Brothers Coffee with drive-
through window and an express wash with a 130 foot wash tunnel. The project site is currently
occupied by the vacant 10,000 SF Hometown Buffet and is located on the southwest quadrant of
Riverside Avenue and Valley Boulevard in the City of Rialto, California.

This traffic report documents the findings and recommendations of a traffic impact analysis
conducted by Linscott, Law & Greenspan, Engineers (LLG) to determine the potential impacts
associated with the proposed Project. The traffic analysis evaluates the operating conditions at two
(2) key study intersections within the project vicinity, estimates the trip generation potential of the
proposed Project, and forecasts future operating conditions without and with the proposed Project.
Where necessary, intersection improvements/mitigation measures are identified.

This traffic report satisfies City of Rialto criteria and is consistent with the requirements and
procedures outlined in the City of Rialto Traffic Impact Analysis Report Guidelines and
Requirements (December 2013) and in the most current Congestion Management Program for San
Bernardino County. The Scope of Work for this traffic study, which is included in Appendix A, was
developed in conjunction with City of Rialto staff.

The project site has been visited and an inventory of adjacent area roadways and intersections was
performed. Existing traffic information has been collected at two (2) key study intersections on a
“typical” weekday for use in the preparation of intersection level of service calculations.
Information concerning cumulative projects (planned and/or approved) in the vicinity of the
proposed Project has been researched at the City of Rialto, City of Colton, and County of San
Bernardino. Based on our research, there are ten (10) cumulative projects in the City of Rialto, one
(1) cumulative project in the City of Colton, and eleven (11) cumulative projects in the County of
San Bernardino within the vicinity of the subject site. These twenty-two (22) planned and/or
approved cumulative projects were considered in the cumulative traffic analysis for this project.

This traffic report analyzes existing and future weekday AM peak hour and PM peak hour traffic
conditions for a near-term (Year 2023) traffic setting upon completion of the proposed Project. Peak
hour traffic forecasts for the Year 2023 horizon year have been projected by increasing existing
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traffic volumes by an annual growth rate of 2.0% per year and adding traffic volumes generated by
twenty-two (22) cumulative projects, which provides a conservative forecast.

1.1 Study Area

The two (2) key study intersections were selected for evaluation based on City criteria and
discussions with City of Rialto staff. The key study intersections listed below provide local access
to the study area and define the extent of the boundaries for this traffic impact investigation.

1. Gateway Plaza at Valley Boulevard

2. Riverside Avenue at Valley Boulevard

1.2 Traffic Impact Analysis Components

The Highway Capacity Manual (HCM) Delay and corresponding Level of Service (LOS)
calculations at the key study locations were used to evaluate the potential traffic-related impacts
associated with area growth, cumulative traffic and the proposed Project. When necessary, this
report recommends intersection improvements that may be required to accommodate future traffic
volumes and restore/maintain an acceptable Level of Service and/or addresses the impact of the
proposed Project. Included in this Traffic Impact Analysis are:

= Existing traffic counts,

= Estimated Project traffic generation/distribution/assignment,

= Estimated cumulative project traffic generation/distribution/assignment,

= AM and PM peak hour LOS analyses for Existing (Year 2021) conditions,

= AM and PM peak hour LOS analyses for Existing conditions with Project traffic,

= AM and PM peak hour LOS analyses for Existing with Ambient Growth (Year 2023)
without Project traffic,

= AM and PM peak hour LOS analyses for Existing with Ambient Growth (Year 2023)
with Project traffic,

= AM and PM peak hour LOS analyses for Existing with Ambient Growth (Year 2023)
with Cumulative traffic conditions without Project traffic,

= AM and PM peak hour LOS analyses for Existing with Ambient Growth (Year 2023)
with Cumulative traffic conditions with Project traffic,

= Site Access and On-Site Circulation Analysis,
= Recommended Improvements, and
= Vehicle Miles Traveled (VMT) Assessment.

Figure 1-1 presents a Vicinity Map, which illustrates the general location of the Project and depicts the
study locations and surrounding street system.

N,

7
LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1
2 Dutch Brothers Coffee & Express Wash Project, Rialto

N:\4400\2214426 - Dutch Brothers Coffee & Express Wash Project, Rialto\Report\4426 - Dutch Brothers Coffee & Express Wash Project, Rialto TIA 09-10-21.docx

66



1.3  Traffic Impact Analysis Scenarios

The following scenarios are those for which Delay and corresponding LOS calculations have been
performed at the key study intersections for existing and near-term traffic conditions:

Existing (Year 2021) Traffic Conditions

Existing With Project Traffic Conditions,

Scenario (2) With Recommended Improvements, if any,

Existing With Ambient Growth (Year 2023) Without Project Traffic Conditions,
Existing With Ambient Growth (Year 2023) With Project Traffic Conditions,
Scenario (5) With Recommended Improvements, if any,

Existing With Ambient Growth (Year 2023) Without Project With Cumulative Traffic
Conditions,

8. [Existing With Ambient Growth (Year 2023) With Project With Cumulative Traffic
Conditions, and

A A A

9. Scenario (8) With Recommended Improvements, if any.
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2.0 PROJECT DESCRIPTION AND LOCATION

The project site is currently occupied by the vacant 10,000 SF Hometown Buffet and is located on
the southwest quadrant of Riverside Avenue and Valley Boulevard in the City of Rialto, California.
The project applicant will raze the existing Hometown Buffet and construct a 950 SF Dutch Brothers
Coffee with drive-through window and an express wash with a 130 foot car wash tunnel. The
Project will provide 50 parking spaces. Of this total, 15 parking spaces are provided for Dutch
Brothers Coffee and 35 spaces are provided for the express wash (i.e. 28 spaces with vacuums, 4
employee spaces and 3 unassigned spaces). It should be noted that the four express wash employee
parking spaces will be free of any equipment, including vacuums, and will be available for express
wash employees. The Project is anticipated to be completed by the Year 2023.

Figure 2-1 presents an aerial image of the existing site for the proposed Project. Figure 2-2 presents
the site plan for the proposed Project.

2.1 Site Access

Access to the project site will continue to be provided via the existing signalized intersection of
Gateway Plaza at Valley Boulevard (key study intersection #1).
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3.0 ANALYSIS CONDITIONS AND METHODOLOGY
3.1 Existing Street Network

The principal local network of streets serving the Project site consists of Valley Boulevard and
Riverside Avenue. The following discussion provides a brief synopsis of the key area streets.

Valley Boulevard is a four-lane divided roadway, that borders the project site to the north. Valley
Boulevard currently provides access to the project site via the intersection of Gateway Plaza at
Valley Boulevard. On-street parking is not permitted on either side of the roadway. Valley
Boulevard has a posted speed limit of 40 miles per hour (mph). A traffic signal controls the
intersections of Valley Boulevard at Gateway Plaza and Riverside Avenue.

Riverside Avenue is a six-lane divided roadway. On-street parking is not permitted on either side
of the roadway. Riverside Avenue has a posted speed limit of 40 mph in the vicinity of the Project.
A traffic signal controls the intersection of Riverside Avenue at Valley Boulevard.

Figure 3-1 presents an inventory of the existing roadway conditions within the study area evaluated
in this report. The number of travel lanes and intersection controls for the key area study
intersections are identified.

3.2  Existing Traffic Volumes

Two (2) key study intersections have been identified as the locations at which to evaluate existing
and future traffic operating conditions. Some portion of potential Project-related traffic will pass
through these intersections and the analysis will reveal the expected relative impacts of the Project.

The key study intersections were selected for evaluation based on discussions with City of Rialto
staff.

Due to the COVID-19 Coronavirus Pandemic, historical traffic counts were researched and traffic
count data was obtained for the intersection of Riverside Avenue at Valley Boulevard (February
2020). Based on coordination with City of Rialto staff, the historical traffic counts for the
intersection of Riverside Avenue at Valley Boulevard were factored up by a 2.0% growth factor to
develop Year 2021 AM peak hour and PM peak hour existing baseline traffic conditions for this
intersection. It should be noted that the Hometown Buffet restaurant was in service during the
February 2020 traffic counts.

The AM and PM peak hour traffic volumes for the remaining intersection of Gateway Plaza at
Valley Boulevard were collected by AimTD LLC in June 2021. Given that the traffic counts at this
intersection were conducted during the COVID-19 pandemic, historical data was utilized to create a
growth factor to apply to the current traffic count data. As such, historical AM and PM peak period
traffic count data (February 2020) for the intersection of Riverside Avenue at Valley Boulevard was
compared to current AM and PM peak period traffic counts (June 2021) to create a growth factor to
be applied to the key study location of Gateway Plaza at Valley Boulevard. Based on the AM and
PM peak hour traffic count comparison by movement and averaged for the entire intersection, the
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AM peak hour growth factor is 1.3670 (136.70%) and the PM peak hour growth factor is 1.0883
(108.83%).

Figures 3-2 and 3-3 illustrate the existing AM and PM peak hour traffic volumes at the two (2) key
study intersections evaluated in this report, respectively. Appendix B contains the detailed peak
hour traffic count sheets for the key intersections evaluated in this report, the historical data, the
growth factor calculation worksheet and the intersection volume adjustment worksheets.

3.3  Level Of Service (LOS) Analysis Methodologies

AM and PM peak hour operating conditions for the key study intersections were evaluated using the
methodology outlined in Chapter 19 of the Highway Capacity Manual 6 (HCM 6) for signalized
intersections.

3.3.1 Highway Capacity Manual (HCM) Method of Analysis (Signalized Intersections)

Based on the HCM operations method of analysis, level of service for signalized intersections and
approaches is defined in terms of control delay, which is a measure of the increase in travel time due
to traffic signal control, driver discomfort, and fuel consumption. Control delay includes the delay
associated with vehicles slowing in advance of an intersection, the time spent stopped on an
intersection approach, the time spent as vehicles move up in the queue, and the time needed for
vehicles to accelerate to their desired speed. LOS criteria for traffic signals are stated in terms of the
control delay in seconds per vehicle. The LOS thresholds established for the automobile mode at a
signalized intersection are shown in Table 3-1.

3.4  Impact Criteria and Thresholds

According to City of Rialto criteria, LOS D is the minimum acceptable condition that should be
maintained during the morning and evening peak commute hours for intersections. However, per the
City of Rialto General Plan — Policy 4-1.20, intersections located along Riverside Avenue, extending
from south of the Metrolink train tracks to the City of Rialto southern border, can operate at LOS E.
Based on the above, the intersection of Gateway Plaza at Valley Boulevard has a minimum

acceptable LOS D and the intersection of Riverside Avenue at Valley Boulevard has a minimum
acceptable LOS E.

Project related impacts are identified by comparing without Project conditions to with Project
conditions based on the following criteria:

= [fthe LOS deteriorates from an acceptable LOS D or better to an unacceptable LOS E or F; or

= [fthe proposed Project increases the intersection delay as detailed below:

o LOS A/B = Delay increases by 10.0 seconds or more

o LOS C = Delay increases by 8.0 seconds or more
o LOS D = Delay increases by 5.0 seconds or more
o LOS E = Delay increases by 2.0 seconds or more
o LOS F = Delay increases by 1.0 second or more
LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1 >
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TABLE 3-1

LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (HCM 6 METHODOLOGY)'

Level of Service Description

Level of Service Control Delay Per Vehicle
(LOS) (seconds/vehicle)
A <10.0
B >10.0 and <20.0
C >20.0 and < 35.0
D >35.0 and <55.0
E > 55.0 and < 80.0
F >80.0

This level of service occurs when progression is
extremely favorable and most vehicles arrive during the
green phase. Most vehicles do not stop at all. Short cycle
lengths may also contribute to low delay.

This level generally occurs with good progression, short
cycle lengths, or both. More vehicles stop than with LOS
A, causing higher levels of average delay.

Average traffic delays. These higher delays may result
from fair progression, longer cycle lengths, or both.
Individual cycle failures may begin to appear at this level.
The number of vehicles stopping is significant at this
level, though many still pass through the intersection
without stopping.

Long traffic delays At level D, the influence of
congestion becomes more noticeable. Longer delays may
result from some combination of unfavorable progression,
long cycle lengths, or high v/c ratios. Many vehicles stop
and the proportion of vehicles not stopping declines.
Individual cycle failures are noticeable.

Very long traffic delays This level is considered by many
agencies to be the limit of acceptable delay. These high
delay values generally indicate poor progression, long
cycle lengths and high v/c ratios. Individual cycle failures
are frequent occurrences.

Severe congestion This level, considered to be
unacceptable to most drivers, often occurs with over
saturation, that is, when arrival flow rates exceed the
capacity of the intersection. It may also occur at high v/c
ratios below 1.0 with many individual cycle failures. Poor
progression and long cycle lengths may also be major
contributing factors to such delay levels.

1

Source: Highway Capacity Manual 6, Chapter 19: Signalized Intersections.
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4.0 TRAFFIC FORECASTING METHODOLOGY

In order to estimate the traffic impact characteristics of the Project, a multi-step process has been
utilized. The first step is traffic generation, which estimates the total arriving and departing traffic
on a peak hour and daily basis. The traffic generation potential is forecast by applying the
appropriate vehicle trip generation equations and/or rates to the Project development tabulation.

The second step of the forecasting process is traffic distribution, which identifies the origins and
destinations of inbound and outbound Project traffic. These origins and destinations are typically
based on demographics and existing/expected future travel patterns in the study area.

The third step is traffic assignment, which involves the allocation of Project traffic to study area
streets and intersections. Traffic assignment is typically based on minimization of travel time, which
may or may not involve the shortest route, depending on prevailing operating conditions and travel
speeds.

Traffic distribution patterns are indicated by general percentage orientation, while traffic assignment
allocates specific volume forecasts to individual roadway segments and intersection turning
movements throughout the study area.

With the forecasting process complete and Project traffic assignments developed, the impact of the
Project is isolated by comparing operational (LOS) conditions at selected key intersections using
expected future traffic volumes with and without forecast Project traffic. If necessary, the need for
site-specific and/or cumulative local area traffic improvements can then be evaluated.

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1
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5.0 PROJECT TRAFFIC CHARACTERISTICS

5.1  Project Trip Generation Forecast

Trip generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either
entering or exiting the generating land use. Generation equations and/or rates used in the traffic
forecasting procedure are found in the 10" Edition of Trip Generation, published by the Institute of
Transportation Engineers (ITE) [Washington D.C., 2017].

Table 5-1 summarizes the trip generation rates used in forecasting the vehicular trips generated by
the existing land use and the proposed Project and presents the forecast daily and peak hour project
traffic volumes for a “typical” weekday. As shown in the upper portion of ZTable 5-1, the trip
generation potential for the existing land use was forecast using ITE Land Use Code 931: Quality
Restaurant trip rates. The trip generation potential for the proposed Project was forecast using ITE
Land Use Code 937: Coffee/Donut Shop With Drive-Through Window trip rates. In addition, the
express wash trip rates are based on driveway traffic counts conducted on Friday (2/7/2014) at
Victorville Speedwash (12147 Industrial Boulevard, Victorville), which generally has similar
characteristics to that of the proposed express wash (i.e. equipment, service rates, etc.). Refer to
Appendix B for the Victorville Speedwash driveway traffic count details utilized to develop the
express wash trip rates.

Review of the middle portion of Table 5-1 indicates that the existing land use would generate
approximately 754 daily trips, with 7 trips (4 inbound, 3 outbound) produced in the AM peak hour
and 58 trips (39 inbound, 19 outbound) produced in the PM peak hour on a “typical” weekday.
Review of the lower portion of Table 5-1 indicates that the proposed Project is forecast to generate
1,428 daily trips, with 110 trips (59 inbound, 51 outbound) produced in the AM peak hour and 120
trips (60 inbound, 60 outbound) produced in the PM peak hour on a “typical” weekday.

As shown at the bottom of Table 5-1, comparison of the trips generated by the existing land use to
the trips generated by the proposed Project shows that the proposed Project will generate 674 greater
net daily trips, 103 greater net AM peak hour trips and 62 greater net PM peak hour trips. The
potential impact of these net additional trips are assessed in the traffic study.

It should be noted that the aforementioned overall trip generation includes adjustments for pass-by
per the Trip Generation Handbook, 3" Edition, published by ITE, to account for trips that are
already in the everyday traffic stream on the adjoining streets (i.e. Valley Boulevard) and will stop as
they pass by the Project site as a matter of convenience on their path to another destination. The
pass-by reduction factors utilized are summarized in the footnotes of Table 5-1.

The trip generation methodology and forecasts were approved by City of Rialto staff prior to
proceeding with further analysis.

N,
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5.2  Project Traffic Distribution and Assignment

Figure 5-1 illustrates the directional traffic distribution pattern for the proposed Project. Project
traffic volumes both entering and exiting the project site have been distributed and assigned to the
adjacent street system based on the following considerations:

= the site's proximity to major traffic carriers (i.e. I-10 Freeway),

= expected localized traffic flow patterns based on adjacent street channelization and presence of
traffic signals, and

= ingress/egress availability at the project site.

It should be noted that the Project trip distribution pattern was submitted to City staff for their
review and approval prior to proceeding with further analyses.

The anticipated AM and PM peak hour project traffic volumes associated with the proposed Project
are presented in Figures 5-2 and 5-3, respectively. The traffic volume assignments presented in
Figures 5-2 and 5-3 reflect the traffic distribution characteristics shown in Figure 5-1 and the traffic
generation forecast presented in Table 5-1.

N,

7
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TABLE 5-1

PROJECT TRIP GENERATION RATES AND FORECAST?

Daily AM Peak Hour PM Peak Hour
Description 2-Way | Enter | Exit | Total | Enter | Exit | Total
Trip Generation Rates:
= Empirical Trip Generation Estimation for Speed Wash (TE/LFWT)? 8.663 | 0.275 | 0.204 | 0.479 | 0.450 | 0.463 | 0.913
= 931: Quality Restaurant (TE/TSF) 83.84 50% 50% 0.73 67% 33% 7.80
= 937: Coffee/Donut Shop With Drive-Through Window (TE/TSF) 820.38 51% | 49% | 88.99 | 50% | 50% | 43.38
Existing Vacant Trip Generation Forecasts:
= Hometown Buffet (10,000 SF) 838 4 3 7 52 26 78
Pass-by Trips* -84 0 0 0 -13 -7 -20
Existing Restaurant Total 754 4 3 7 39 19 58
Proposed Project Trip Generation Forecasts:
= Dutch Brothers Coffee (950 SF) 779 43 42 85 21 20 41
Pass-by Trips* -195 -1l -10 21 -5 -5 -10
Dutch Brothers Coffee Subtotal 584 32 32 64 16 15 31
= Express Wash (130 LFWT) 1,126 36 26 62 59 60 119
Pass-by Trips* -282 -9 -7 -16 -15 -15 -30
Express Wash Subtotal 844 27 19 46 44 45 89
Proposed Project Total | 1,428 59 51 110 60 60 120
Total Net Project Trip Generation 674 55 48 103 21 41 62

Notes:
=  TE/LFWT = Trip end per Linear Feet Wash Tunnel
=  TE/TSF = Trip end per 1,000 SF

Source: Trip Generation, 10™ Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2017).

Based on driveway traffic counts conducted on Friday (2/7/2014) at Victorville Speedwash (12147 Industrial Boulevard, Victorville). Refer to
Appendix B for the Victorville Speedwash driveway traffic count details utilized to develop the express wash trip rates.

4 Pass-By Trips are trips made as intermediate stops on the way from an origin to a primary trip destination. Pass-by trips are attracted from traffic
passing the site on adjacent streets, which contain direct access to the generator. For this analysis, the following pass-by reduction factors were
used (Source: Trip Generation Handbook,3' Edition, ITE 2017):
= 931: Quality Restaurant: Daily/AM peak hour/PM peak hour — Assume 10%/0%/25%
= 937: Coffee/Donut Shop With Drive-Through Window: Daily/AM peak hour/PM peak hour — Assume 25%/25%/25%
= Express Wash: Daily/AM peak hour/PM peak hour — Assume 25%/25%/25%
LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1 g
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6.0 FUTURE TRAFFIC CONDITIONS
6.1  Existing With Project Traffic Volumes

The estimates of Project generated traffic volumes were added to Existing traffic conditions to
develop traffic projections for Existing With Project traffic conditions. Figures 6-1 and 6-2 present
the anticipated AM and PM peak hour Existing With Project traffic volumes, respectively at the two
(2) key study intersections.

6.2  Year 2023 With Project Traffic Volumes
6.2.1 Ambient Traffic Growth

Horizon year, background traffic growth estimates have been calculated using an ambient growth
factor. The ambient traffic growth factor is intended to include unknown and future cumulative
projects in the study area, as well as account for regular growth in traffic volumes due to the
development of projects outside the study area. The future growth in traffic volumes has been
calculated at two percent (2.0%) per year. Applied to existing Year 2021 traffic volumes results in a
four percent (4.0%) growth in existing volumes to horizon year 2023.

6.2.2 Cumulative Projects Traffic Characteristics

In order to make a realistic estimate of future on-street conditions prior to implementation of the
Project, the status of other known development projects (cumulative projects) has been researched at
the City of Rialto, City of Colton, and County of San Bernardino. With this information, the
potential impact of the proposed Project can be evaluated within the context of the cumulative
impact of all ongoing development. Based on our research, there are ten (10) cumulative projects in
the City of Rialto, one (1) cumulative project in the City of Colton, and eleven (11) cumulative
projects in the County of San Bernardino within the vicinity of the subject site. These twenty-two
(22) planned and/or approved cumulative projects were considered in the cumulative traffic analysis
for this project.

Table 6-1 provides the location and a brief description for each of the twenty-two (22) cumulative
projects.  Figure 6-3 graphically illustrates the location of the cumulative projects. These
cumulative projects are expected to generate vehicular traffic, which may affect the operating
conditions of the key study intersections.

Table 6-2 presents the development totals and resultant trip generation for the twenty-two (22)
cumulative projects. As shown in Table 6-2, the twenty-two (22) cumulative projects are forecast to
generate a combined total of 18,269 daily trips, with 1,120 trips (621 inbound and 499 outbound)
forecast during the AM peak hour and 1,133 trips (517 inbound and 616 outbound) forecast during
the PM peak hour.

The AM and PM peak hour traffic volumes associated with the twenty-two (22) cumulative projects
in the Year 2023 are presented in Figures 6-4 and 6-5, respectively. Cumulative project trips were
developed using the rates/equations contained within the 10" Edition of Trip Generation and/or from

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1
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available traffic studies and distributed to the study area using traffic engineering judgement and/or
available traffic studies.

6.2.3 Existing With Ambient Growth Year 2023 With Project Traffic Volumes

Figures 6-6 and 6-7 illustrate the Year 2023 forecast AM and PM peak hour existing plus ambient
growth traffic volumes, without the inclusion of the trips generated by the proposed Project,
respectively.

Figures 6-8 and 6-9 illustrate the Year 2023 forecast AM and PM peak hour existing plus ambient
growth traffic volumes, with the inclusion of the trips generated by the proposed Project,
respectively.

6.2.4 Existing With Ambient Growth Year 2023 With Cumulative With Project Traffic Volumes

Figures 6-10 and 6-11 illustrate the Year 2023 cumulative forecast AM and PM peak hour traffic
volumes, without the inclusion of the trips generated by the proposed Project, respectively.

Figures 6-12 and 6-13 illustrate the Year 2023 cumulative forecast AM and PM peak hour traffic
volumes, with the inclusion of the trips generated by the proposed Project, respectively.

N,
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TABLE 6-1

LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS®

No. | Cumulative Project Location/Address Description
City of Rialto
1. | MC 2020-0013 NWC “of Valley Boulevard and | 405 459 SF Warchouse
Willow Avenue
2. | MC 2019-0052 185 West Santa Ana Avenue 55,000 SF Warehouse
3. | MC 2021-0001 313 South Riverside Avenue 21,000 SF Self-Storage
4. | MC 2020-0056 1610 South Riverside Avenue 18,000 SF Self-Storage
s | MC 2020-0027 West of Riverside Avenue and North 8,827 SF Auto Repair
of Jurupa Avenue
6. | MC 2017-0024 264 West Jurupa Avenue 257,004 SF Self Storage
Between Lilac Avenue and Cactus
7. | MC 2020-0031 Avenue, South of Slover Avenue 47,000 SF Warehouse
8. | MC 2020-0032 223 South Olive Avenue 6,000 SF Industrial
9. | MC 2019-0038 2805 South Industrial Drive 4,200 SF Warehouse
10. | MC 2019-0029 571 West Slover Avenue 9,350 SF Industrial Addition
City of Colton
11. | Wildrose Village South of San Bernardino Avenue and | o5 1y \pii¢ifamily Addition

County of San Bernardino

12.

13.

14.

15.

16.

PREA-2019-00158

PREA-2019-00113

PREA-2020-00117

18745 Valley Boulevard Gas Station

P201600435

West of Woodpine Avenue

NEC of Cedar Avenue and San
Bernardino Avenue

North of Valley Boulevard and West
of Linden Avenue

North of Valley Boulevard and East
of Portola Avenue

18745 Valley Boulevard

NEC of Cedar Avenue and Orange
Street

5,187 SF Convenience store
1,263 SF Carwash
10 Pumps Gas Station

47,000 SF Warehouse
3,000 SF Office

90 Container Parking
30 Truck Parking

2,206 SF Office

12 Pumps Gas Station
2,200 SF Convenience Store

184,770 SF Warehouse

5

Source: City of Rialto, City of Colton, and County of San Bernardino Planning Department staff.

N,

LINSCOTT, LAW & GREENSPAN, engineers
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TABLE 6-1(CONTINUED)

LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS®

No. | Cumulative Project Location/Address Description
4,507 SF Convenience store
17. | P201600613 18653 Slover Avenue 1,305 SF Fast Food Restaurant
16 Pumps
18. | PROJ-2020-00127 South of Slover Avenue and West of | 34 140 S Warchouse
Cactus Avenue
5,200 SF Convenience Store
19. | PROJ-2020-00003 SWC of Santa ana Avenue and Cedar | | (3 gp car Wash
Avenue
10 pumps
9,990 SF Convenience Store
20. | PROJ-2019-00079 i]ig OF Santa ana Avenue and Cedar 15 pumps
5,800 SF Fast Food Restaurant with Drive thru
5,000 SF Convenience Store
4 Pumps
21. | P201900307 11279 Cedar Avenue 2,634 SF Car Wash
2,550 SF Fast Food Restaurant with Drive thru
2,244 SF Storage
22. | P201800654 11342 Spruce Avenue 2,540 SF Church Expansion
Notes

= DU = Dwelling Units
= SF = Square-Feet

6

Source: City of Rialto, City of Colton, and County of San Bernardino Planning Department staff.
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7
LLG Ref. 2-21-4426-1

15 Dutch Brothers Coffee & Express Wash Project, Rialto

N:\4400\2214426 - Dutch Brothers Coffee & Express Wash Project, Rialto\Report\4426 - Dutch Brothers Coffee & Express Wash Project, Rialto TIA 09-10-21.docx

88




CUMULATIVE PROJECTS TRAFFIC GENERATION FORECAST?

TABLE 6-2

Daily AM Peak Hour PM Peak Hour

Cumulative Project Description 2-Way In Out Total In Out Total
1.  MC2020-0013 856 65 19 84 25 68 93
2. MC2019-0052 96 7 2 9 3 7 10
3. MC2021-0001 32 1 1 2 2 2 4
4. MC2020-0056 27 1 1 2 1 2 3
5. MC 2020-0027 144 12 5 17 8 12 20
6. MC2017-0024 388 16 10 26 21 23 44
7. MC 2020-0031 82 6 2 8 2 7 9
8. MC2020-0032 30 4 0 4 1 3 4
9.  MC2019-0038 7 1 0 1 0 1 1
10. MC2019-0029 46 6 1 7 1 5 6
11.  Wildrose Village 622 9 30 39 30 18 48
12. PREA-2019-00158 1,729 54 53 107 51 50 101
13.  PREA-2019-00113 133 10 3 13 3 11 14
14. PREA-2020-00117 21 3 0 3 0 3 3
15. 18745 Valley Boulevard Gas Station 1,848 29 28 57 38 36 74
16. P201600435 321 24 7 31 9 26 35
17.  P201600613 3,105 95 93 188 90 89 179
18.  PROJ-2020-00127 522 39 12 51 15 42 57
19.  PROIJ-2020-00003 1,729 54 53 107 51 50 101
20. PROJ-2019-00079 4,642 141 138 279 125 120 245
21.  P201900307 1,871 43 41 84 41 40 81
22.  P201800654 18 1 0 1 0 1 1
Cumulative Projects Trip Generation Forecast | 18,269 621 499 1,120 517 616 1,133

7

Source: Trip Generation, 10" Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2017), unless otherwise noted.

N,
>

LINSCOTT, LAW & GREENSPAN, engineers
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7.0 EXISTING WITH PROJECT ANALYSIS

Table 7-1 summarizes the peak hour Level of Service results at the two (2) key study intersections
for existing traffic conditions, without and with the proposed Project. The first column (1) of
Delay/LOS values in Table 7-1 presents a summary of Existing AM and PM peak hour traffic
conditions. The second column (2) presents forecast Existing With Project traffic conditions. The
third column (3) shows whether the traffic associated with the Project will have an impact based on
the LOS standards and impact criteria defined in this report.

7.1  Existing Traffic Conditions

Review of column (1) of Table 7-1 indicates that for Existing traffic conditions, the two (2) key
study intersections currently operate at acceptable LOS D or better during the AM and PM peak
hours when compared to the LOS standards defined in this report.

7.2 Existing With Project Traffic Conditions

Review of columns (2) and (3) of Table 7-1 indicates that traffic associated with the proposed
Project will not impact the two (2) key study intersections when compared to the LOS standards and
impact criteria specified in this report. The two (2) key study intersections currently operate and are
forecast to continue to operate at an acceptable LOS during the AM and PM peak hours with the
addition of Project generated traffic to existing traffic.

Appendix C contains the Delay/LOS calculation worksheets for Existing and Existing With Project
Traffic Conditions.

N,

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 2-21-4426-1
17 Dutch Brothers Coffee & Express Wash Project, Rialto
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ExISTING WITH PROJECT CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY

TABLE 7-1

3 (1) @) 3)
£ = Existing Existing With Project
E § S Traffic Conditions Traffic Conditions Impact
=] .
= Time Delay
Key Intersection Period Delay LOS Delay LOS Increase Yes/No
Gateway Plaza at AM 2.4 s/v A 7.5 s/v A 5.1s/v No
l. D
Valley Boulevard PM 5.4 s/v A 9.1s/v A 3.7 slv No
Riverside Avenue at AM 439 s/v D 449 s/v D 1.0 s/v No
2. E
Valley Boulevard PM 47.7 siv D 48.4 s/v D 0.7 s/v No
Notes:

= s/v =seconds per vehicle (delay)

Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report.

LINSCOTT, LAW & GREENSPAN, engineers

18

LLG Ref. 2-21-4426-1
Dutch Brothers Coffee & Express Wash Project, Rialto
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8.0 EXISTING WITH AMBIENT GROWTH (YEAR 2023) WITH PROJECT ANALYSIS

Table 8-1 summarizes the AM and PM peak hour Level of Service results at the two (2) key study
intersections for Existing With Ambient Growth (Year 2023) With Project traffic conditions. The
first column (1) of Delay/LOS values in Table 8-1 presents a summary of existing AM and PM peak
hour traffic conditions (which were also presented in Table 7-1). The second column (2) presents
forecast existing with ambient growth (Year 2023) traffic conditions and the third column (3)
identifies forecast existing with ambient growth (Year 2023) with project traffic conditions. The
fourth column (4) indicates whether the traffic associated with the Project will have an impact based
on the LOS standards and the impact criteria defined in this report.

8.1 Existing With Ambient Growth (Year 2023) Without Project Traffic Conditions

An analysis of future (Year 2023) traffic conditions indicates that the addition of ambient traffic
growth will not impact the two (2) key study intersections. The two (2) key study intersections are
forecast to continue to operate at acceptable levels of service during the AM and PM peak hours
with the addition of ambient traffic growth.

8.2  Existing With Ambient Growth (Year 2023) With Project Traffic Conditions

Review of columns (3) and (4) of Table §8-1 indicates that traffic associated with the proposed
Project will not impact the two (2) key study intersections when compared to the LOS standards and
impact criteria specified in this report. The two (2) key study intersections are forecast to continue
to operate at an acceptable LOS during the AM and PM peak hours with the addition of Project
generated traffic to ambient traffic growth (Year 2023).

Appendix D contains the Delay/LOS calculation worksheets for Existing With Ambient Growth
Year 2023 Without and With Project Traffic Conditions.

N

LINSCOTT, LAW & GREENSPAN, engineers 19 LLG Ref. 2-21-4426-1
Dutch Brothers Coffee & Express Wash Project, Rialto
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TABLE 8-1

EXISTING WITH AMBIENT GROWTH YEAR 2023 WITH PROJECT CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY

1 @ 3 @
8 Existing With Existing With
§ j Ambient Growth | Ambient Growth
E = Existing Without Project With Project
= -
E 5y Traffic Conditions | Traffic Conditions | Traffic Conditions Impact
(%]
2 Time Delay
Key Intersection Period Delay LOS Delay LOS Delay LOS | Increase | Yes/No
Gateway Plaza at AM 2.4 5s/v A 2.4 s/v A 7.4 s/v A 5.0 s/v No
1. D
Valley Boulevard PM 5.4 s/v A 5.5s/v A 9.1 s/v A 3.6 s/v No
Riverside Avenue at AM 439 s/v D 46.4 s/v D 47.7 slv D 1.3 s/v No
E
Valley Boulevard PM 47.7 slv D 50.7 s/v D 51.4s/v D 0.7 s/v No
Notes:

= s/v=seconds per vehicle (delay)

Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report.

LINSCOTT, LAW & GREENSPAN, engineers
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9.0 EXiSTING WITH A.G. (YEAR 2023) WiTH CUMULATIVE WITH PROJECT ANALYSIS

Table 9-1 summarizes the AM and PM peak hour Level of Service results at the two (2) key study
intersections for Existing With Ambient Growth (Year 2023) With Cumulative With Project traffic
conditions. The first column (1) of Delay/LOS values in Table 9-1 presents a summary of existing
AM and PM peak hour traffic conditions (which were also presented in Table 7-1). The second
column (2) presents forecast existing with ambient growth (Year 2023) with cumulative traffic
conditions and the third column (3) identifies forecast existing with ambient growth (Year 2023)
with cumulative with project traffic conditions. The fourth column (4) indicates whether the traffic
associated with the Project will have an impact based on the LOS standards and the impact criteria
defined in this report.

9.1  Existing With A.G. (Year 2023) With Cumulative Without Project Traffic Conditions

An analysis of future (Year 2023) traffic conditions indicates that the addition of ambient traffic
growth and cumulative traffic will not impact the two (2) key study intersections. The two (2) key
study intersections are forecast to continue to operate at acceptable levels of service during the AM
and PM peak hours with the addition of ambient traffic growth and cumulative traffic.

9.2  Existing With A.G. (Year 2023) With Cumulative With Project Traffic Conditions

Review of columns (3) and (4) of Table 9-1 indicates that traffic associated with the proposed
Project will not impact the two (2) key study intersections when compared to the LOS standards and
impact criteria specified in this report. The two (2) key study intersections are forecast to continue
to operate at an acceptable LOS during the AM and PM peak hours with the addition of Project
generated traffic to ambient traffic growth (Year 2023) and cumulative traffic.

Appendix E contains the Delay/LOS calculation worksheets for Existing With Ambient Growth
Year 2023 With Cumulative Without and With Project Traffic Conditions.

N
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