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MEMORANDUM 
JPR CONSISTENCY ANALYSIS 

PREPARED FOR: Scott Youngren 
Youngren Construction Inc. 
443 East Alvarado St. 
Fallbrook, CA 92028 

PREPARED BY: Tim Searl, Biologist, Searl Biological Services 
   U. S. Fish & Wildlife Service Permit Number: TE02351A-1 
   43430 E. Florida Ave. #F; PMB 291 

Hemet, CA 92544 
951.805.2028 
www.searlbio.com 

PROJECT:  W. M. Lyles – Murrieta 
   26501 Madison Ave. 
   Murrieta, CA 92562 
   Assessor’s Parcel Number 910-230-003 

PREVIOUS JPR: Murrieta Valley Church 
   CUP 004-138 
   JPR Log No. 06031301 (April 7, 2006) 

DATE:   August 28, 2020 

This Western Riverside County Multiple Species Habitat Conservation Plan (MSHCP) Joint Project 
Review1 (JPR) analysis provides the results of comparing the currently proposed development project by 
W. M. Lyles Company (Lyles/Project) to that of the previously approved in 2006 JPR 06031301 Murrieta 
Valley Church project – CUP 004-138 (Valley Church).  The goal of this comparative analysis was to 
determine if the Project’s development footprint was consistent with the development footprint approved 
previously for the Valley Church.  The results of this analysis, presented below, determined that the 
Project’s development footprint was consistent to that of the JPR approved footprint in 2006. 

PROJECT LOCATION 
The Project is located at the southwest corner of west side of Madison Avenue, south of Elm Street and 
north of Pear Street.  The physical address of the Project is 26501 Madison Ave., Murrieta, CA 92562 
(Property/Site).  The Project consists of Riverside County Assessor’s Parcel Number 910-230-003.  
Specifically, the Project site is located within the Murrieta Land Grant of the Murrieta United States 
Geological Survey (USGS) 7.5’ topographic quadrangle.   

 
1 The Joint Project Review Process allows the Regional Conservation Authority (RCA) to monitor implementation of 
the MSHCP. 
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PREVIOUSLY APPROVED JPR – MURRIETA VALLEY CHURCH 
The Valley Church was approved through the JPR process in 2006.  The Valley Church was proposed to 
be constructed in two phases and included a two-story church/office building, associated parking and 
landscaped areas as depicted by the attached Murrieta Valley Church Site Plan (attached in order).  The 
development footprint was restricted to the ruderal/upland areas on the Property northwest of Warm Springs 
Creek.  Warm Springs Creek is considered an MSHCP-designated Riparian/Riverine Area, and the attached 
RCA Joint Project Review (JPR) (attached in order) for the Valley Church states that “The only 
riparian/riverine feature on the site is 0.9 acres of Southern cottonwood-willow riparian forest habitat 
along Warm Springs Creek, which will be avoided by the proposed project.” 

CURRENTLY PROPOSED W. M. LYLES PROJECT 
The Project proposes to construct a two-story office building with a detached, single-story, warehouse with 
associated parking stalls.  The Project will also provide an outdoor, gravel storage area (i.e., laydown yard) 
for the warehouse component as depicted by the attached Conceptual Grading Plan (attached in order).  The 
proposed development footprint for the Project is identical to that of the Valley Church in that it is restricted 
to the ruderal/upland areas on the Property northwest of Warm Springs Creek.  The MSHCP-designated 
Riparian/Riverine Area of Warm Springs Creek will be avoided by the Project as depicted by the previously 
referenced Conceptual Grading Plan, and the attached Figure 1 – Proposed Project Area (attached in order) 
prepared by Searl Biological Services (SBS) depicting a georeferenced overlay of the Project in relation to 
the MSHCP Riparian/Riverine Area present on the Property. 

UPDATED MSHCP RIPARIAN/RIVERINE FIELD MAPPING 
SBS conducted an updated field mapping delineation of the MSHCP Riparian/Riverine Area on the 
Property, at the request of the RCA via Youngren Construction Inc., on July 17, 2020.  SBS performed the 
field mapping using Collector for ArcGIS installed on an iPhone 11 connected to a SXBlue II + GNSS 
submeter unit and antenna (Collector) with the legal surveyed property boundary obtained from dk Greene 
Consulting, Inc. as the base and boundary for the mapping.  SBS sets the Collector to record a point every 
two feet as the perimeter of the MSHCP Riparian/Riverine Area is walked thus creating a polygon GIS file.  
The Collector horizontal accuracy during the field survey was approximately 1.4-feet. 

The updated MSHCP Riparian/Riverine Area mapping resulted in the Property supporting 0.83-acre of 
MSHCP Riparian/Riverine Area within Warm Springs Creek.  The updated mapping likely represents a 
more accurate depiction of the MSHCP Riparian/Riverine Area on the Property than that stated in the 
previous JPR of 0.9-acre given that a) SBS collected the data in the field using submeter GPS accuracy, 
and b) SBS utilized the legal surveyed Property boundary as the base and boundary rather than the publicly 
available County assessor parcel GIS boundary which is not mapped to legal survey standards.  Figure 2 – 
Legal Surveyed Boundary vs. County Parcel Boundary (attached in order) clearly depicts the discrepancy 
showing that the County Parcel Boundary encompasses more of Warm Springs Creek than the Legal 
Surveyed Boundary.  This notwithstanding, the Project will avoid the MSHCP Riparian/Riverine Area as 
depicted by the previously referenced Conceptual Grading Plan and Figure 1 – Proposed Project Area. 



  P a g e  | 3 
 

 

CONCLUSION 
The proposed development footprint of the Project is identical and consistent to that of the previously 
approved JPR footprint of the Valley Church.  The MSHCP Riparian/Riverine Area will be avoided. 

ATTACHMENTS 
• Murrieta Valley Church Site Plan 
• W. M. Lyles Conceptual Grading Plan 
• Figure 1 – Proposed Project Area 
• Figure 2 – Legal Surveyed Boundary vs. County Parcel Boundary 

FIGURE DISCLAIMER 
Figures and data are to be used for reference purposes only. Map features are approximate, and are not 
necessarily accurate to surveying or engineering standards.  Tim Searl, SBS makes no warranty or guarantee 
as to the content (the source is often third party), accuracy, timeliness, or completeness of any of the data 
provided, and assumes no legal responsibility for the information contained on any of the Figures associated 
with this report. 

CERTIFICATION 
I hereby certify that the statements furnished above, the associated figures, and the attached appendices 
present data and information required for this biological evaluation, and that the facts, statements, and 
information presented are true and correct to the best of my knowledge and belief. 

 

Signed: _________________________________________________ Date:  August 28, 2020  
 Tim Searl, Owner/Biologist, Searl Biological Services 
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Project Information 
Permittee: City of Murrieta 
Case Information: CUP 004-138 / Murrieta Valley Church 
Site Acreage: 5.8 acres 
Portion of Site Proposed for 
MSHCP Conservation Area: 0 acres 
 
Criteria Consistency Review 
 
Consistency Conclusion:  This project is consistent with both Criteria and other plan 
requirements. 
 
 
Data: 

Applicable Core/Linkage:    Proposed Constrained Linkage 15      
Area Plan:   Southwest Area          

 
APN Sub-Unit Cell Group Cell 

910-230-003 SU5 - French Valley/Lower 

Sedco Hills 
Independent    6525 

 
Comments: 

  

a. Proposed Constrained Linkage 15 is located in the southwestern region of the Plan Area. This 
Constrained Linkage consists of a portion of Lower Warm Springs Creek, from just east of the I-15 
freeway to Proposed Core 2 (Antelope Valley).  The Linkage provides Live-In Habitat for species such 
as western pond turtle and Los Angeles pocket mouse and also provides important linkage area for 
bobcat.  This Linkage contains one of the highest P/A ratios of all MSHCP Constrained Linkages (160 
feet per acre), and contains a relatively small proportion of its area as interior area (approximately 30 
acres of the total 180 acres).  In addition, existing urban Development constrains much of the Linkage, 
and planned land uses surrounding the Linkage include city (Murrieta) and community Development. 
For these reasons, special care must be taken to maintain high quality Habitat within the Linkage and 
along the edges for species sensitive to Edge Effects.  The dimensional data provided for the Proposed 
Constrained Linkage indicate a width ranging from 700 to 1200 feet.       

b. Conservation within Cell #6525 will contribute to assembly of Proposed Constrained Linkage 15. 
Conservation within this Cell will focus on Riversidean alluvial fan sage scrub habitat along Warm 
Springs Creek and adjacent grassland habitat.  Areas conserved within this Cell will be connected to 
Riversidean alluvial fan sage scrub habitat proposed for conservation in Cell #6409 to the north. 
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Conservation within this Cell will be approximately 5% of the Cell focusing in the northeastern portion 
of the Cell.  

c. The Applicant is proposing to develop the site with a church, some offices, classrooms and parking 
spaces.  The Warm Springs Creek crosses over the southeast corner of the site.  The Applicant is not 
planning to disturb Warm Springs Creek, but develop the remaining portion of the property.  The 
configuration and size of the proposed development is consistent with the Reserve Assembly objectives 
for this area as it is not located within the area proposed for development, the northeastern corner of Cell 
6525, and not within the Warm Springs Creek corridor that will provide limited habitat linkage within 
the area.  Therefore, it is not anticipated that implementation of the project as planned would conflict 
with Reserve Assembly in this area. 

 
Other Plan Requirements 
 
Data: 

 
Section 6.1.2 – Riparian/Riverine/Vernal Pool Mapping Provided:  

 
Yes.   Information was provided.   

 
Section 6.1.3 – Narrow Endemic Plant Species Surveys Provided: 

 
No.   The project site is not located within a Narrow Endemic Plant Species Survey Area.  
  

Section 6.3.2 – Additional Species Surveys Provided:  
 
Yes.   The project site is located within the burrowing owl and L.A. pocket mouse survey areas.  Additional 
species surveys are not required.    
 

Section 6.1.4 – Guidelines Pertaining to Urban/Wildland Interface:  
 

Yes..   Project design features are included in the application materials. 
 
Comments: 
 

a. The only riparian/riverine feature on the site is 0.9 acres of Southern cottonwood-willow riparian forest 
habitat along Warm Springs Creek, which will be avoided by the proposed project.  Other resources 
covered in Section 6.1.2. of the MSHCP, including vernal pools and fairy shrimp habitat do not exist on 
the site.  Soils on the site include fine-to-course sandy loams, silt loam and riverwash (Principe, 2005).  
The project demonstrates compliance with Section 6.1.2 of the MSHCP.  (A letter included in the 
materials dated September 29, 2005 from Michael Rawson, Assistant Chief Engineer, Riverside County 
Flood Control and Water Conservation District, to Paul Swancott, Assistant Planner, City of Murrieta 
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indicates that there are plans to alter the nature of 620-linear feet of Warm Springs Creek along the 
project site.  These plans are not considered part of this project, were not reviewed as part of this JPR, 
and will need to comply with all applicable MSHCP requirements separately.) 

b. According to the Burrowing Owl and Los Angeles Pocket Mouse Habitat Assessments, prepared by 
Principe and Associates, 16 January 2006, and an email from Paul Principe dated 31 March 2006, 
suitable habitat for the burrowing owl and L.A. pocket mouse does not exist on the site.   No burrows or 
diagnostic signs of burrowing owls were found on the site.  The site’s soils are not suitable for L.A. 
pocket mouse, as fine sandy loams and loose sandy loams were not found on the site.  Soils on site have 
been compacted from previous development and from recent human use.  Therefore, the site does not 
contain suitable habitat for the L.A. pocket mouse.  No other surveys were required.  The project 
demonstrates compliance with Section 6.3.2 of the MSHCP. 

c. The conditions identified by the Permittee appear to address issues related to Urban Wildland Interface 
associated with the project site.  The project is in compliance with Section 6.1.4 of the MSHCP.  

 

 EAL 
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Criteria Area Cells with MSHCP Vegetation and Project Location B
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DATE: August 28, 2020
COORDINATE SYSTEM: NAD 1983 State Plane California Zone VI (feet)
SOURCE: ESRI World Imagery Basemap, dk Greene Consulting, SBS

FIGURE 1
Proposed Project
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DATE: August 25, 2020
COORDINATE SYSTEM: NAD 1983 State Plane California Zone VI (feet)
SOURCE: Riverside County GIS Data, ESRI World Imagery Basemap, dk Greene Consulting

FIGURE 2
Legal Surveyed Boundary

vs. County Parcel Boundary 
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