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MITIGATED NEGATIVE DECLARATION

Project/Case Number: Meadowbrook Market Conditional Use Permit No. 220022, CEQ260002

Based on the Initial Study, it has been determined that the proposed project, subject to the proposed
mitigation measures, will not have a significant effect upon the environment.

Project Description: Conditional Use Permit No. 220022 proposes the development of the Meadowbrook
Market commercial center on approximately 3.62 acres located at the southeast corner of Highway 74 and
Greenwald Avenue in the unincorporated community of Meadowbrook, Riverside County (APN 349-080-
076). The project includes a full-service market with a Type 21 Alcoholic Beverage Control (ABC) license
for the off-sale of beer, wine, and distilled spirits; a fueling station and convenience store with fueling
canopy; a quick-service drive-through restaurant; an automated car wash; and a multi-tenant retail building,
totaling approximately 21,872 square feet of building area, plus a 4,850-square-foot fueling canopy. The
project also includes associated parking, landscaping, site lighting, utilities, drainage improvements, and
roadway and access improvements.

The Initial Study identified potentially significant impacts to biological resources, cultural resources, and

tribal cultural resources. Mitigation measures have been identified to reduce these impacts to less-than-
significant levels and are included in the Initial Study and Mitigation Monitoring and Reporting Program.
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The Mitigated Negative Declaration may be examined, along with documents referenced in the initial study,
if any, at: https://planning.rctima.org/environmental-notices-ceqa.
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For additional information, please contact Phayvanh Nanthavongdouangsy at pnantha@rivco.org or 951-
955-1964.




COUNTY OF RIVERSIDE
ENVIRONMENTAL ASSESSMENT FORM: INITIAL STUDY

Environmental Assessment (E.A.) Number: CEQ260002
Project Case Type (s) and Number(s):

o CUP220022
CEQ260002

Lead Agency Name: Riverside County Planning Department
Address: P.O. Box 1409, Riverside, CA 92502-1409

Contact Person: Phayvanh Nanthavongdouangsy

Telephone Number: 951.955.1964

Applicant’s Name: Imad Rashid

Applicant’s Address: 1104 Kendrick Circle, Corona, CA 92881
APN: 349-080-076

. PROJECT INFORMATION
Project Location

The Meadowbrook Marketplace (CUP No. 220022) is located at 27410 Highway 74, at the southeast
corner of Highway 74 and Greenwald Avenue, in the unincorporated community of Meadowbrook in
western Riverside County. The project site includes one parcel (APN 349-080-076) totaling
approximately 3.62 acres. The site is currently vacant and previously disturbed, containing remnants of
former structures and agricultural uses as documented in the Phase | Environmental Site Assessment
(2024). Surrounding land uses consist of scattered rural residential development, vacant lands, and
limited commercial uses along the Highway 74 corridor.

Project Overview

The site is designated MU Area (MUA) in the Riverside County General Plan (Elsinore Area Plan) and
zoned MU (MU). The project proposes construction and operation of a neighborhood-serving
commercial center totaling approximately 21,872 square feet of building area plus a 4,850 square foot
fueling canopy. Five primary commercial components are included, consisting of a full-service market,
a fueling station and convenience store with canopy; a quick-service drive-through restaurant, an
automated carwash, and a multi-tenant retail building. These uses are intended to provide retail goods,
services, and food options for the Meadowbrook and Good Hope communities. Each building/use is
summarized below:

Building/Pad| Use Building Area (Gross | Description
# SF)
109 Meadowbrook Marketplace 7,393 Full-service market with

associated patio and
refuse enclosure

120 Convenience Store 323 Small convenience
store within the fuel
pump area

110 Fuel Canopy 4,850(covered) Gasoline and diesel

fueling canopy with 16
fueling positions.
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Air/water station and
propane tank located
along the northern site
boundary.

111 Quick-Service Restaurant (QSR) | 2,076 Drive-thru restaurant
with patio seating and
stacking for six vehicles
prior to the menu board.

115 Carwash 3,080 Automated drive-thru
carwash with equipment
room and 17 vacuum
stalls.

118 Retail Building 9,000 Multi-tenant retail
building

Total: Approximately 21,872 square feet of commercial building area, plus a 4,850-square-foot
fueling canopy, for a total developed covered area of approximately 26,722 square feet.

The proposed hours of operation are 6:00 a.m. to 12:00 a.m. for the market, 24 hours per day for the
fuel station, 7:00 a.m. to 9:00 p.m. for the car wash, 6:00 a.m. to 12:00 a.m. for the drive-through
restaurant, and 7:00 a.m. to 9:00 p.m. for the retail building. The request also includes a Type 21
Alcoholic Beverage Control (ABC) license for the off-site sale of beer, wine, and distilled spirits within
the proposed market.

The project site is shown in Figure 1 — Location Map and Figure 2 — Vicinity Map. The preliminary site
plan is shown on Figure 3 — Site Plan.

Access and Circulation
Vehicular access to the project site will be provided by three driveways.

o The primary access would be a signalized driveway on Highway 74. This driveway would serve
as the main point of ingress and egress and would include a 45-foot throat width to
accommodate simultaneous inbound and outbound movements.

e A secondary driveway along Highway 74, located east of the signalized intersection, will allow
right-turn ingress and egress only, providing additional access flexibility and improved circulation
within the site.

¢ A third driveway on Greenwald Avenue will provide full access to the Project site, allowing both
left- and right-turn ingress and egress, with a 35-foot driveway width designed to minimize traffic
conflicts and maintain safe sight distance.

Internal drive aisles will provide two-way circulation between all uses and maintain a minimum width of
24 feet. Drive-thru lanes will be 12 feet wide with stacking capacity for at least six vehicles prior to the
order point. A total of 110 surface parking spaces will be provided, including nine Electric Vehicle (EV)
spaces located north of the fueling canopy and six accessible parking spaces.

Fire apparatus access will be provided around all buildings, maintaining an inside turning radius of 24
feet, outside radius of 45 feet, and 60-foot straight legs between compound turns, consistent with
Riverside County Fire Department Guidelines OFM-01A and OFM-02. Fire lanes will be clearly marked
and maintained in accordance with County Fire requirements.
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Pedestrian walkways will connect all on-site buildings, parking areas, and sidewalks along Highway 74
and Greenwald Avenue, enhancing walkability and compliance with ADA standards. Bicycle racks will
be provided near primary entrances to support multimodal access.

Street frontage improvements along Highway 74 and Greenwald Avenue will include curb, gutter,
sidewalk, and landscaped parkways, designed to be consistent with the Highway 74 Multimodal
Corridor Plan and County standards.

Site Design and Landscaping

Buildings have been oriented to activate the Highway 74 and Greenwald Avenue frontages with
articulated facades, storefront glazing, and pedestrian-oriented design elements. Landscape areas will
be distributed throughout the site, including along frontages, within parking areas, and adjacent to
buildings. Shade trees would be planted throughout the site to provide canopy coverage at maturity.

All landscaping will comply with County Ordinance No. 859 (Water Efficient Landscaping Ordinance),
and plant species will meet County vegetation-management requirements for fire safety. Exterior
lighting and signage will conform to County ordinances governing outdoor lighting and light pollution
control.

Stormwater quality features, including bioretention planters, have been integrated into the landscape
design in accordance with the project’s Preliminary Water Quality Management Plan (PWQMP).

Utilities and Public Services

Potable water service will be provided by the Elsinore Valley Municipal Water District (EVMWD) through
either an existing 8-inch facility within the Highway 74 corridor and/or an existing 6-inch water main in
Greenwald Avenue. A final Will Serve Letter will be required prior to building permit issuance.

Wastewater service will be provided by the Elsinore Valley Municipal Water District (EVMWD). Sewer
infrastructure is not currently located directly along the project frontage; however, connection to
EVMWD facilities is feasible via extensions within existing public rights-of-way. The project would
extend sewer facilities within existing public rights-of-way along Highway 74 and/or Greenwald Avenue
to connect to the nearest available EVMWD sewer main. The specific alignment, connection point, and
extent of sewer improvements have not yet been finalized and will be determined through subsequent
engineering design and coordination with EVMWD. All sewer improvements will be subject to EVMWD
engineering review, plan check, and approval. No on-site wastewater treatment or septic systems are
proposed.

Electricity will be provided by Southern California Edison, natural gas by SoCalGas, and
communications by existing nearby service providers such as Frontier or Spectrum. All on-site utilities
will be installed underground. Solid waste collection will be provided by the County’s franchise hauler —
Waste Management (WM) in compliance with State and County recycling and organic waste
requirements.

Stormwater Management and Drainage
The Project would construct an on-site stormwater collection and treatment system consisting of curbs,
gutters, storm-drain piping, and two biofiltration basins. The drainage design is based on the Preliminary

Drainage Study, Preliminary Grading and Drainage Plan, Preliminary WQMP, and Preliminary
Geotechnical and Infiltration Report.
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Under existing conditions, surface runoff generally flows as shallow sheet flow toward the central and
southwestern portions of the site. Runoff then enters the Highway 74 right-of-way near the southwestern
corner and ultimately flows into an existing 40-inch storm drain.

Under proposed conditions, the Project Site would be divided into two Drainage Management Areas.
Runoff from each area would be collected by curbs, gutters, and on-site storm-drain facilities and
directed to one of two biofiltration basins located along the western portion of the site. The basins would
provide water-quality treatment before runoff is conveyed through the proposed storm-drain system.
Treated runoff would discharge near the southwestern portion of the site to the Highway 74 right-of-way
and ultimately flow toward the existing 40-inch storm drain, consistent with the general existing drainage
path.

Grading

Grading would establish building pads, parking areas, internal drive aisles, landscaped areas, and two
biofiltration basins. The Project Site is generally level to gently sloping, with existing elevations
decreasing generally toward the western and southwestern portions of the property. Grading would be
balanced to the extent feasible and would not create substantial steep slopes.

Final grading plans would be required to comply with Riverside County Building and Safety
requirements, Riverside County Ordinance No. 457, and the applicable California Building Code.
Drainage improvements would be subject to applicable County drainage and flood-control
requirements, and grading associated with roadway and frontage improvements would be reviewed by
the Riverside County Transportation Department.

Construction and Phasing

Construction of the Meadowbrook Marketplace is anticipated to begin in 2027 and continue for
approximately 12 months, potentially extending into 2028. Construction activities will occur in four main
phases: site preparation and grading; installation of underground utilities and building pads; vertical
construction of buildings and canopies; and paving, landscaping, and finishing work.

All construction activities will comply with SCAQMD Rule 403 (fugitive dust), County noise regulations,
and the State Construction General Permit. BMPs such as stabilized construction entrances, silt
fencing, and protection of bioretention areas will be implemented throughout construction.

Any temporary traffic controls required for frontage or utility improvements along Highway 74 or
Greenwald Avenue will be reviewed by the Riverside County Transportation Department. Temporary
controls that could affect emergency vehicle access will also be coordinated with the Riverside County
Fire Department.

Project Objectives

The project is intended to provide neighborhood-serving goods, services, and employment opportunities
in western Riverside County. It supports the General Plan and Elsinore Area Plan objectives for the
Highway 74 Policy Area — Neighborhood 1, which encourages mixed-use, walkable, and transit-
supportive development. The project will develop a vacant and previously disturbed site, improve
corridor aesthetics, expand local commercial options, and provide pedestrian and frontage
improvements along Highway 74.

Requested and Other Required Approvals
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The Project requires approval of Conditional Use Permit No. 220022 by the County of Riverside. The
requested entitlement includes the proposed market, convenience store and fueling station, drive-
through restaurant, car wash, multi-tenant retail building, and associated site improvements. The
Project also requires a Type 21 Off-Sale General license from the California Department of Alcoholic
Beverage Control for the sale of beer, wine, and distilled spirits for off-site consumption within the
proposed market. Subsequent approvals would include applicable grading, building, fire, utility, and
encroachment permits.

Il APPLICABLE GENERAL PLAN AND ZONING REGULATIONS

A. General Plan Elements/Policies:

1.

Land Use: The following Policies are applicable to the proposed project: LU 8.3, LU 29.3,
LU 29.6, LU 29.7, LU 29.9, LU 33.1.

LU 8.3 — Promote the development of focused employment centers rather than inefficient
strip commercial development.

LU 29.3 - Site buildings along sidewalks, pedestrian areas, and bicycle routes and include
amenities that encourage pedestrian activity.

LU 29.6 — Require that commercial projects abutting residential properties protect those
uses from noise, light, fumes, and operational hazards.

LU 29.7 — Require that adequate and available circulation, water, and sewer facilities exist
to meet the demands of the proposed use.

LU 29.9 — Require that commercial development be designed to visually enhance, not
degrade, the character of the surrounding area

LU 33.1 — The Mixed Use Area designation may be developed pursuant to any zoning
classification that meets the intent of a community-level policy area, as described in the
applicable area plan. Where no such guiding policy is available, the Mixed Use Area
designation may be developed pursuant to either a specific plan or a Mixed Use zoning
classification.

Project Consistency: The Project would consolidate several neighborhood-serving
commercial uses within a coordinated commercial center on a site designated Mixed Use
Area (MUA), zoned Mixed Use (MU), and located within the Highway 74 Policy Area and
Meadowbrook Town Center. The site plan includes pedestrian connections, landscaping,
and architectural treatments intended to complement the surrounding area, while applicable
County requirements and conditions of approval address compatibility with nearby uses. The
Project would be served by the existing roadway network and by EVMWD water and sewer
facilities, subject to final engineering review and approval. The Project is therefore consistent
with the applicable Land Use Element policies.

Circulation: The following Policies are applicable to the proposed project: C 1.2, C 3.6, C
3.9-311,C46-C48,C52,C53,C6.2-6.5.

C 1.2 - Support development of a variety of transportation options for major employment and

activity centers, including direct access to transit routes, primary arterial highways, bikeways,
park-and-ride facilities, and pedestrian facilities.
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C 3.6 - Require private developers to be primarily responsible for the improvement of streets
and highways that serve as access to developing commercial, industrial, and residential
areas. These may include road construction or widening, installation of turning lanes and
traffic signals, and the improvement of any drainage facility or other auxiliary facility
necessary for the safe and efficient movement of traffic or the protection of road facilities.

C 3.9 — Design off-street loading facilities for all new commercial developments so they do
not face surrounding roadways or residential neighborhoods and prohibit truck backing
movements on public roads.

C 3.10 — Require private and public land developments to provide all onsite auxiliary facilities
necessary to mitigate circulation impacts; a traffic impact study may be required.

C 3.11 — Locate commercial land uses so that they take driveway access from General Plan
roadways classified as Secondary Highway or greater, limiting the number of access points
and encouraging shared access.

C 4.6 — Consult the Transportation Department during development review where pedestrian
facilities may be warranted; require dedication and improvement of pedestrian facilities as a
condition of approval.

C 4.7 — Provide ADA-compliant pedestrian walkways within commercial and mixed-use
developments.

C 4.8 — Coordinate with transit operators to ensure ADA-compliant pedestrian facilities are
provided along or near transit routes; new development may be required to construct these
even if current demand is limited.

C 5.2 — Encourage the use of drought-tolerant native plants and recycled water for roadway
landscaping.

C 5.3 — Require parking areas of commercial uses abutting residential areas to be buffered
and shielded by landscaping

C 6.2 — Require all-weather access to all new development.

C 6.3 — Limit access points and intersections of streets and highways based on roadway
classification; comply with County intersection-spacing standards.

C 6.4 — Discourage direct parcel access onto General Plan-designated highways; where
unavoidable, access may be permitted only if no local street alternatives exist.

C 6.5 — Provide shared or reciprocal driveways where access must be taken from a highway;
align access points opposite one another to allow for future intersections and increased
safety.

Project Consistency: The Project would establish a coordinated, neighborhood-serving
commercial center on a site designated and zoned for mixed-use development within the
Highway 74 Policy Area and Meadowbrook Town Center. The site plan incorporates
pedestrian connections, landscaping, and architectural treatments, while applicable County
requirements and conditions of approval address compatibility with surrounding uses. Water,
sewer, circulation, and other infrastructure improvements would be provided as part of the
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Project and subject to final agency review. The Project is therefore consistent with the
applicable Land Use Element policies.

Multipurpose Open Space: The following Policies are applicable to the proposed project:
0S 2.1, OS 3.3-3.7, 0OS 4.3-4.6, OS 16.1-16.9, OS 17.1-17.3, OS 18.1, OS 19.3, OS 19.6-
19.9, OS 20.1, OS 21.1, OS 22.1-22.5.

OS 2.1 — Implement the County’s Water Efficient Landscape Ordinance (Ord. No. 859)
requiring drought-tolerant landscaping and efficient irrigation technologies.

OS 3.3-0S 3.7 — Require stormwater quality controls through Low Impact Development
(LID) and Best Management Practices (BMPs), consistent with National Pollutant Discharge
Elimination System (NPDES) permits and the County’s Water Quality Management Plan
program.

OS 4.3-0S 4.6 — Preserve groundwater recharge areas, retain stormwater onsite, and
integrate natural drainage where feasible.

0OS 16.1-0S 16.9 — Implement California Title 24 energy standards, promote passive solar
design, and coordinate with the County’s Climate Action Plan to reduce energy demand and
GHG emissions.

0S 17.1-0S 17.3 — Enforce provisions of the Western Riverside County Multiple Species
Habitat Conservation Plan (MSHCP) for all discretionary actions, including Habitat
Evaluation and Acquisition Negotiation Strategy (HANS) review, consistency with criteria cell
requirements, and mitigation for potential habitat impacts.

OS 18.1 — Preserve multi-species habitat resources through the MSHCP.

OS 19.3 — Review proposed development for potential cultural resources and ensure
compliance with County preservation procedures.

OS 19.6-0S 19.9 — Implement a Paleontological Resource Impact Mitigation Program
(PRIMP) when mapped as High Sensitivity; notify County Geologist if fossils are found.

0OS 20.1 — Preserve open space to protect environmental resources and public health/safety.

OS 21.1 — Identify and conserve view corridors and scenic resources (Highway 74 is an
eligible scenic corridor).

0S 22.1-0S 22.5 — Design projects along scenic highways to maintain scenic quality and
use contour grading/landscaping for visual integration.

Project Consistency: The Project incorporates water-efficient landscaping consistent with
Ordinance No. 859, two biofiltration basins, and stormwater BMPs designed to treat runoff
and maintain existing drainage patterns. The proposed buildings would comply with
applicable Title 24 energy standards. The Project has also been evaluated for consistency
with the Western Riverside County MSHCP and for potential biological, cultural, tribal
cultural, and paleontological resources, with applicable mitigation measures and conditions
of approval incorporated into the Project. The low-profile buildings, landscaping along
Highway 74, and grading generally consistent with existing site contours address the visual
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character of the eligible scenic corridor. The Project is therefore consistent with the
applicable Multipurpose Open Space Element policies.

Safety: The following Policies are applicable to the proposed project: S 1.1, S 2.2-2.3, S
33, S 36, S 38, S 41, S 4546, S 51, S 53, S 56, S 59, S 6.1-6.3,
S79 S7.11)

S 1.1 Mitigate hazard impacts through adoption and strict enforcement of current building
codes.

S 2.2 Require geological and geotechnical investigations in areas with potential
liquefaction, landslide, or settlement risk.

S 2.3 Implement grading and compaction standards that minimize risk from expansive or
collapsible soils

S 3.3 Prohibit development that would increase downstream flooding potential.

S 3.6: Address and mitigate adverse impacts to local and regional storm-drain capacity.
S 3.8: Maintain consistency with applicable stormwater infrastructure requirements.

S 4.1 All development and construction within Fire Hazard Severity Zones shall be
reviewed by the Riverside County Fire Department and Building & Safety for compliance

with the California Fire Code and County Ordinance 787.

S 4.5 Require development to be located where fire and emergency services are available
and meet minimum response times.

S 4.6 Require landscaping plans to utilize fire-resistant plant materials in high fire hazard
areas.

S 5.1 Enforce land-use policies related to hazardous materials through the County’s
Hazardous Waste Management Plan.

S 5.3 Require discretionary projects that generate or use hazardous materials to include
information on waste reduction, recycling, and storage.

S 5.6 Require businesses handling hazardous materials to prepare an emergency
response plan for accidental release.

S 5.9 Require installation of automatic fire and hazardous-materials detection and shut-off
systems in facilities using fuels or flammables.

S 6.1-S 6.3 Coordinate with the County Emergency Management Department and CAL
FIRE to maintain multiple evacuation routes, emergency access points, and adequate
infrastructure to support emergency response.

S 7.9 Encourage new developments to incorporate sustainable, energy-efficient, and
resilient features to improve on-site climate adaptation.
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S 7.11 Promote the use of drought-tolerant green infrastructure and shade landscaping to
mitigate urban heat.

Project Consistency: The Project’s geotechnical investigation addresses soil and seismic
conditions, and final grading and building plans would be required to comply with applicable
County standards and building codes. The drainage system, including two biofiltration basins
and associated storm-drain improvements, is designed to manage project runoff and avoid
adverse effects on downstream facilities. The Riverside County Fire Department has
reviewed the Project and established conditions addressing fire flow, hydrants, emergency
access, fire sprinklers, and other fire-protection requirements. The fueling facilities and
propane tank would be subject to applicable Environmental Health, hazardous-materials,
underground storage tank, monitoring, and emergency-response requirements. Water-
efficient landscaping, shade trees, and compliance with applicable energy standards would
further support site resilience. The Project is therefore consistent with the applicable Safety
Element policies.

Noise: The following Policies are applicable to the proposed project: N 2.2- 2.3, N 3.5-3-6,
N4.1,N4.8, N 9.3-9.4, N13.1-13.4, N14.1-14.5.

N 2.2 Require a qualified acoustical specialist to prepare acoustical studies for proposed
noise-sensitive projects within noise impacted areas to mitigate existing noise.

N 2.3 Mitigate exterior and interior noises to County standards (45 dBA Leq nighttime
interior, 65 dBA Leq daytime exterior for stationary sources).

N 3.5 — Require that a noise analysis be conducted by an acoustical specialist for all
proposed projects that are noise producers and include design mitigation if near or adjacent
to noise-sensitive uses.

N 3.6 Discourage projects incapable of successfully mitigating excessive noise.

N 4.1 Prohibit facility-related noise received by any sensitive use from exceeding 45 dBA
Leq (night) or 65 dBA Leq (day).

N 4.8 Require loading docks, terminals, and parking areas of commercial land uses to be
designed to minimize potential noise impacts on adjacent properties

N 9.3 Require development that increases traffic and ambient noise adjacent to noise-
sensitive land uses to provide appropriate mitigation.

N 9.4 Require loading and shipping facilities of commercial and industrial land uses abutting
residential parcels to minimize potential noise impacts.

N 13.1 — N 13.4 — Minimize construction noise through restricted hours, temporary noise
barriers, proper siting of equipment, and use of manufacturer-installed mufflers.

N 14.1-N 14.5 — Enforce California Building Standards (interior < 45 CNEL); incorporate
acoustic site planning, use of topography and structures for shielding, and barriers or berms
where needed; design ingress/egress to divert traffic away from nearby sensitive uses.

Project Consistency: A project-specific noise study evaluated construction noise and
vibration, project-generated traffic noise, and operational noise from the car wash, vacuum
stations, drive-through speaker, mechanical equipment, parking areas, and other
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commercial activities. Construction would be temporary and subject to the permitted
construction hours and applicable requirements of Riverside County Ordinance No. 847.
Project-generated traffic would result in a less-than-1-dBA increase in roadway noise levels.

The Project incorporates operational restrictions and design features to ensure compliance
with applicable County noise standards. The carwash dryers and vacuum stations would
operate only between 7:00 a.m. and 9:00 p.m. The drive-through speaker system would
include automatic volume control, which would be activated between 10:00 p.m. and 7:00
a.m. whenever the drive-through is operating. Rooftop mechanical equipment would be
screened by equipment enclosures and building parapets. These requirements would be
implemented through the approved Project plans and conditions of approval.

With implementation of these Project design and operational requirements and compliance
with applicable County noise standards and conditions of approval, the Project would be
consistent with the applicable Noise Element policies.

Housing: The Riverside County General Plan 6th Cycle Housing Element (2021-2029)
establishes policies to facilitate housing production, preservation, and affordability
throughout the County. The Meadowbrook Marketplace is a commercial development that
does not propose or remove any residential units and therefore does not directly affect
Housing Element programs or housing inventory. However, the project would support
balanced communities by locating services and employment opportunities near existing and
planned housing areas.

Specifically, the project supports Policy HE 3.4 (encouraging mixed-use and infill
development that provides opportunities for residents to live near employment and services),
Policy HE 4.1 (encouraging provision of community amenities and services near residential
neighborhoods). By providing neighborhood-serving retail, restaurant, and service uses
within the Highway 74 corridor—adjacent to existing and planned residential development
in the Meadowbrook and Good Hope communities—the project contributes to a more
complete community structure and is therefore consistent with the Housing Element of the
Riverside County General Plan.

. Air Quality: The following Policies are applicable to the proposed project: AQ 2.1, AQ 2.2,

AQ 4.1, AQ 4.6, AQ 4.9, AQ5.1, AQ 8.4, AQ 8.8-8.9, AQ 20.10, AQ 20.11, AQ 20.13, AQ
20.20, AQ 23.2, AQ 24.2, AQ 25.1.

AQ 2.1 Require County land use planning efforts to separate and protect sensitive receptors
from polluting point sources to the greatest extent possible.

AQ 2.2 Require site-plan designs to protect people and land uses sensitive to air pollution
through barriers or distance from emission sources where possible.

AQ 4.1 Require the use of all feasible building materials and methods that reduce emissions.

AQ 4.6 Require stationary pollution sources to comply with applicable air-district rules and
control measures.

AQ 4.9 Require compliance with applicable SCAQMD fugitive-dust requirements and

support measures to reduce dust from construction sites. For this project, SCAQMD Rule
403 applies.
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AQ 5.1 Utilize source reduction, recycling, and other appropriate measures to reduce the
amount of solid waste disposed of in landfills.

AQ 8.4 Support mixed-use land-use patterns and community centers that encourage
community self-sufficiency and discourage automobile dependency.

AQ 8.8 Promote land-use patterns that reduce the number and length of motor-vehicle trips.
AQ 8.9 Promote land-use patterns that support alternative modes of travel.

AQ 20.10 Reduce energy consumption of the new developments (residential, commercial
and industrial) through efficient site design that takes into consideration solar orientation and
shading, as well as passive solar design.

AQ 20.11 Increase energy efficiency of the new developments through efficient use of
utilities (water, electricity, natural gas) and infrastructure design. Also, increase energy
efficiency through use of energy efficient mechanical systems and equipment.

AQ 20.13 Reduce water use and wastewater generation in both new and existing housing,
commercial and industrial uses. Encourage increased efficiency of water use for agricultural
activities.

AQ 20.20 Reduce the amount of solid waste generation by increasing solid waste recycle,
maximizing waste diversion, and composting for residential and commercial generators.
Reduction in decomposable organic solid waste will reduce the methane emissions at
County landfills.

AQ 23.2 For discretionary actions, land use-related greenhouse gas reduction objectives
shall be achieved through development and implementation of the appropriate
Implementation Measures of the Climate Action Plan for individual future projects. County
programs shall also be developed and implemented to address land use-related reductions
for County operations and voluntary community efforts.

AQ 24.2 For discretionary actions, energy efficiency and conservation objectives shall be
achieved through development and implementation of the appropriate Implementation
Measures of the Climate Action Plan for all new development approvals. County programs
shall also be developed and implemented to address energy efficiency and conservation
efforts for County operations and the community.

AQ 25.1 — Reduce greenhouse gas emissions through water conservation by reducing water
use and wastewater generation, improving landscape-irrigation efficiency consistent with
County Ordinance No. 859, using non-potable water where appropriate, and incorporating
bioswales or other biological stormwater-treatment systems.

The Project would provide neighborhood-serving commercial uses near existing and
planned residential development within the Highway 74 corridor. Pedestrian connections,
bicycle parking, and frontage improvements would support alternatives to automobile travel.
The Project would also comply with applicable California Building Energy Efficiency
Standards, County water-efficient landscaping requirements, solid-waste diversion
requirements, and the applicable measures of the County’s Climate Action Plan.

A project-specific Air Quality and Greenhouse Gas Study evaluated construction and
operational emissions using CalEEMod. Estimated emissions would remain below
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applicable SCAQMD regional and localized significance thresholds. Construction would
comply with SCAQMD Rule 403 and applicable County dust-control requirements. Based on
the project design, emissions analysis, and compliance with applicable regulations, the
Project would be consistent with the General Plan Air Quality Element policies.

Healthy Communities: The following policies apply to the proposed project:
HC 2.1 (a-b), HC 2.2 (a-c), HC 3.3, HC 6.1-6.3, HC 6.5, HC 9.5, HC 14.2-14.3.

HC 2.1 (a-b) Encourage a built environment that promotes physical activity and access to
healthy foods while reducing driving and pollution. Direct new growth to existing urbanized
areas where infrastructure exists.

HC 2.2 (a-c) Require compact, pedestrian-, and bicycle-friendly development that promotes
active transportation and neighborhood-serving commercial uses.

HC 3.3 Require new development to incorporate pedestrian-oriented site and building
design that increases physical activity and improves comfort and safety for all users.

HC 6.1 Coordinate with transportation service providers and transportation planning entities
to improve access to multi-modal transportation options throughout the County of Riverside,
including public transit.

HC 6.2 Encourage development patterns that increase access to public transit, bicycle, and
pedestrian facilities, particularly for residents of disadvantaged or rural communities.

HC 6.3 Coordinate with transportation service providers and transportation planning entities
to ensure that public transportation facilities are located a convenient distance from
residential areas.

HC 6.5 Promote job growth within Riverside County to reduce out-of-county commutes.

HC 9.5 Where appropriate, require neighborhood retail, services, and public facilities within
walking distance of residential areas.

HC 14.2 Avoid siting new sources of air pollution near homes or other sensitive receptors.

HC 14.3 Incorporate vector-control design features in stormwater and water-quality basins
to prevent mosquito harborage.

Project Consistency — Healthy Communities: The Project would provide neighborhood-
serving retail, food, and service uses near existing and planned residential areas in
Meadowbrook and Good Hope. The site plan includes internal pedestrian walkways
connecting the buildings, parking areas, and sidewalks along Highway 74 and Greenwald
Avenue, as well as bicycle parking, landscaping, and shade trees. These improvements
would support pedestrian and bicycle access and provide nearby goods, services, and
employment opportunities.

The Air Quality and Greenhouse Gas Study evaluated construction and operational
emissions, including emissions associated with the proposed fueling station, and determined
that applicable regional and localized significance thresholds would not be exceeded. The
proposed bioretention facilities would be designed and maintained to provide drainage and
water-quality treatment without creating standing-water conditions that could support
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mosquito breeding. Accordingly, the Project would be consistent with the applicable Healthy
Communities Element policies.

Environmental Justice: The following policies apply to the proposed project: HC 15.1-15.3,
HC 16.5, HC 16.15, HC 16.17, HC 16.18, HC 17.2-17.3, HC 18.9 (I-r), HC 20.1-20.2

HC 15.1 Promote community participation and engagement in land-use decisions, especially
in disadvantaged communities.

HC 15.2 Ensure transparency and equitable access to information during public review
processes.

HC 15.3 Provide opportunities for affected communities to participate in planning processes
and identify local priorities.

HC 16.5 Evaluate compatibility of potentially polluting uses near sensitive receptors and
minimize exposure through site design.

HC 16.15 — Use green infrastructure and buffer landscaping to protect the community from
air pollution and visual blight.

HC 16.17 — Promote tree planting, shade structures, and green spaces to reduce heat-island
effects.

HC 16.18 — Encourage employment-generating projects that reduce commute distances and
improve access to jobs.

HC 17.2 — Orient buildings closer to streets or provide landscaped promenades connecting
buildings to bus stops that provide access to shopping centers, grocery stores, and farmers
markets.

HC 17.3 Encourage the development of healthy food options such as grocery markets and
fresh-food retailers.

HC 18.9(I-r) Enhance site design quality by requiring landscaping, lighting, pedestrian
connections, and building orientation that promote safety, visual appeal, walkability, and
cohesive access between adjoining parcels.

HC 20.1 — Require public-service amenities (e.g., shade, recycling bins, solar lighting) in
commercial projects.

HC 20.2 — Promote internal pedestrian circulation and site design that enhances safety and
user comfort.

Project Consistency — Environmental Justice: The Project would provide neighborhood-
serving retail, food, fuel, and employment opportunities within the Meadowbrook community.
The site design includes pedestrian connections, landscaping, shade trees, bioretention
areas, and improvements along Highway 74 and Greenwald Avenue. These features would
improve access, provide shade, reduce the visual effects of paved areas, and enhance
pedestrian safety and comfort.

On March 5, 2026, the applicant also presented the Project to the Good Hope—Meadowbrook
Municipal Advisory Council early in the review process, providing an opportunity for
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community members to review and comment on the proposal. Comments received during
the presentation were generally supportive of the Project. This Initial Study/Mitigated
Negative Declaration will be circulated for public review, and the Project will be considered
at a noticed public hearing, providing additional opportunities for community participation.
Potential effects associated with air quality, noise, lighting, traffic, and stormwater have been
evaluated through this Initial Study/Mitigated Negative Declaration and the supporting
technical studies. Applicable project design requirements, mitigation measures, and
conditions of approval would address potential effects on nearby residents. Accordingly, the
Project would be consistent with the applicable Environmental Justice policies of the Healthy
Communities Element.

General Plan Area Plan(s): Elsinore Area Plan

Foundation Component(s): Community Development (CD)

Land Use Designation(s): Mixed-Use Area (MUA)

Overlay(s), if any:

Policy Area(s), if any: Highway 74 Policy Area — Neighborhood | (Elsinore Area Plan)

Adjacent and Surrounding:

1. General Plan Area Plan(s): Elsinore Area Plan, portions of the broader
Meadowbrook/Good Hope community to the east transition toward City of Perris and City
of Lake Elsinore boundaries.

2. Foundation Component(s): Community Development (CD)

3. Land Use Designation(s): Mixed-Use Area (MUA)

4. Overlay(s), if any:

5. Policy Area(s), if any: Highway 74 Policy Area — Neighborhood | (Elsinore Area Plan)

Adopted Specific Plan Information

1. Name and Number of Specific Plan, if any: The subject site is not located within a Specific
Plan.

2. Specific Plan Planning Area, and Policies, if any: None

Existing Zoning: Mixed Use (MU)

Proposed Zoning, if any: No change in zoning proposed

Adjacent and Surrounding Zoning:

North: MU — vacant land scattered residential development fronting Highway 74.

East: Rural Residential (RR) — vacant and rural residential parcels extending toward
Greenwald Avenue.
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South: MU — large-lot single-family residences and undeveloped parcels.
West: MU - vacant parcels and neighborhood commercial uses along Highway 74

M. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below ( x ) would be potentially affected by this project, involving at
least one impact that is a “Potentially Significant Impact” or “Less than Significant with Mitigation
Incorporated” as indicated by the checklist on the following pages.

[ ] Hazards & Hazardous

[ ] Aesthetics Materials [ ] Recreation

Ilgeébxogur:gzlsture & Forest [] Hydrology / Water Quality [] Transportation

[] Air Quality [] Land Use / Planning X Tribal Cultural Resources
X Biological Resources [_] Mineral Resources [ ] Utilities / Service Systems
X] Cultural Resources [ ] Noise [ ] Wildfire

[ ] Energy [] Paleontological Resources [] Mandatory Findings of

] Geology / Soils [] Population / Housing Significance

[ ] Greenhouse Gas Emissions [] Public Services

IV. DETERMINATION

On the basis of this initial evaluation:

A PREVIOUS ENVIRONMENTAL IMPACT REPORT/NEGATIVE DECLARATION WAS NOT
PREPARED

[ ] Ifind that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

X 1 find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project, described in this document,
have been made or agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION
will be prepared.

[ ] I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

A PREVIOUS ENVIRONMENTAL IMPACT REPORT/NEGATIVE DECLARATION WAS PREPARED

[ ] 1find that although the proposed project could have a significant effect on the environment, NO
NEW ENVIRONMENTAL DOCUMENTATION IS REQUIRED because (a) all potentially significant
effects of the proposed project have been adequately analyzed in an earlier EIR or Negative Declaration
pursuant to applicable legal standards, (b) all potentially significant effects of the proposed project have
been avoided or mitigated pursuant to that earlier EIR or Negative Declaration, (c) the proposed project
will not result in any new significant environmental effects not identified in the earlier EIR or Negative
Declaration, (d) the proposed project will not substantially increase the severity of the environmental
effects identified in the earlier EIR or Negative Declaration, (e) no considerably different mitigation
measures have been identified and (f) no mitigation measures found infeasible have become feasible.

[ ] I find that although all potentially significant effects have been adequately analyzed in an earlier
EIR or Negative Declaration pursuant to applicable legal standards, some changes or additions are
necessary but none of the conditions described in California Code of Regulations, Section 15162 exist.
An ADDENDUM to a previously-certified EIR or Negative Declaration has been prepared and will be
considered by the approving body or bodies.
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[ ] Ifind that at least one of the conditions described in California Code of Regulations, Section 15162
exist, but | further find that only minor additions or changes are necessary to make the previous EIR
adequately apply to the project in the changed situation; therefore a SUPPLEMENT TO THE
ENVIRONMENTAL IMPACT REPORT is required that need only contain the information necessary to
make the previous EIR adequate for the project as revised.

[ ] Ifind that at least one of the following conditions described in California Code of Regulations,
Section 15162, exist and a SUBSEQUENT ENVIRONMENTAL IMPACT REPORT is required: (1)
Substantial changes are proposed in the project which will require major revisions of the previous EIR
or negative declaration due to the involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects; (2) Substantial changes have occurred
with respect to the circumstances under which the project is undertaken which will require major
revisions of the previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified significant effects;
or (3) New information of substantial importance, which was not known and could not have been known
with the exercise of reasonable diligence at the time the previous EIR was certified as complete or the
negative declaration was adopted, shows any the following:(A) The project will have one or more
significant effects not discussed in the previous EIR or negative declaration;(B) Significant effects
previously examined will be substantially more severe than shown in the previous EIR or negative
declaration;(C) Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project, but the project
proponents decline to adopt the mitigation measures or alternatives; or,(D) Mitigation measures or
alternatives which are considerably different from those analyzed in the previous EIR or negative
declaration would substantially reduce one or more significant effects of the project on the environment,
but the project proponents decline to adopt the mitigation measures or alternatives.

Signature Date

For: John Hildebrand, Planning Director

Printed Name
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V. ENVIRONMENTAL ISSUES ASSESSMENT

In accordance with the California Environmental Quality Act (CEQA) (Public Resources Code Section
21000-21178.1), this Initial Study has been prepared to analyze the proposed project to determine any
potential significant impacts upon the environment that would result from construction and
implementation of the project. In accordance with California Code of Regulations, Section 15063, this
Initial Study is a preliminary analysis prepared by the Lead Agency, the County of Riverside, in
consultation with other jurisdictional agencies, to determine whether a Negative Declaration, Mitigated
Negative Declaration, or an Environmental Impact Report is required for the proposed project. The
purpose of this Initial Study is to inform the decision-makers, affected agencies, and the public of
potential environmental impacts associated with the implementation of the proposed project.

Potentially  Less than Less No
Significant  Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

AESTHETICS Would the project:

1. Scenic Resources
a) Have a substantial effect upon a scenic L] L] i L]
highway corridor within which it is located?

b) Substantially damage scenic resources,
including, but not limited to, trees, rock outcroppings u o 4 u
and unique or landmark features; obstruct any
prominent scenic vista or view open to the public; or
result in the creation of an aesthetically offensive site
open to public view?

c) In non-urbanized areas, substantially degrade ] ] 4 ]
the existing visual character or quality of public views
of the site and its surroundings? (Public views are
those that are experienced from publicly accessible
vantage points.) If the project is in an urbanized area,
would the project conflict with applicable zoning and
other regulations governing scenic quality?

Source(s): Riverside County General Plan Figure C-8 “Scenic Highways”; California Department of
Transportation, Officially Designated State Scenic Highways (updated 2025); Elsinore Area Plan —
Highway 74 Policy Area — Neighborhood 1, Policies for Scenic Resources and Visual Character;
Riverside County GIS Database and Aerial Imagery (Accessed 2025); SiteTech, Inc. (August 25, 2026),
Preliminary Grading and Drainage Plan, Meadowbrook Marketplace; SiteTech, Inc. (July 17, 2025),
Preliminary Drainage Study and Hydraulic Calculations; SiteTech, Inc. (July 2025), Preliminary Water
Quality Management Plan (PWQMP); SoCal Professional Engineers, Inc. (November 2024),
Preliminary Geotechnical and Infiltration Report; South Shore Testing & Environmental (January 2024),
Phase | Environmental Site Assessment; Meadowbrook Marketplace Site Plan (File No. 24-807, “74
Perris Sabbah”), incorporated as part of CUP No. 220022 Application Materials; Field Review and Visual
Documentation (Birdseye Planning Group, 2025).

Findings of Fact:

a) The Project Site fronts Highway 74, which is identified in Riverside County General Plan Figure C-8
(“Scenic Highways”) and Elsinore Area Plan Figure 9 (“Scenic Highways”) as a State-Eligible Scenic
Highway, but it is not officially designated as a State Scenic Highway by the California Department of
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Transportation (Caltrans). The Elsinore Area Plan identifies Highway 74 as an important scenic corridor
and Policy ELAP 11.1 calls for protecting the roadway from changes that would diminish the aesthetic
value of adjacent properties.

Public views of the Project Site are primarily available from Highway 74 and Greenwald Avenue. The
site is generally flat, previously disturbed, and surrounded by a mix of vacant land, rural residential
development and commercial uses. Although distant views of surrounding hills and mountains may be
available from the area, the Project Site is not located within a designated scenic vista and does not
contain prominent landforms that contribute to such views.

The project site lies within the Highway 74 Policy Area/Meadowbrook Town Center of the Elsinore Area
Plan, which establishes design standards intended to enhance corridor appearance through landscaped
setbacks, cohesive building design, and pedestrian-oriented frontages. Project plans show single-story
commercial buildings of approximately 28 feet in height, coordinated building materials and colors,
articulated facades and parapets, screened parking areas, and landscaped frontages consistent with
these standards. The site design also includes trees, shrubs, groundcover, and low-impact development
(LID) bioretention basins that would soften views of buildings, parking areas, and internal circulation
improvements from Highway 74 and Greenwald Avenue. Because of the low building height, generally
level topography, and proposed frontage landscaping, the Project would not substantially obstruct
scenic views or diminish the aesthetic value of the Highway 74 corridor.

Accordingly, the Project would not substantially affect the visual quality of a designated or eligible scenic
highway corridor. Impacts would be less than significant.

b) The Project would develop approximately 3.62 acres of vacant, previously disturbed land. The site
contains compacted soils, remnant foundations, and limited ruderal vegetation but lacks mature trees,
prominent topographic features, or intact native plant communities. Grading would generally follow
existing site contours, with earthwork limited to creating level building pads, drive aisles, and landscaped
parking areas.

Project construction would introduce new buildings, a fueling canopy, paving, lighting, and signage that
would alter the site’'s visual appearance. The Project incorporates contemporary commercial
architecture with Southwestern-inspired materials and colors, including varied-height parapets, stone
veneer, earth-tone stucco, storefront glazing, dark metal elements, and limited accent colors. Consistent
materials would be used throughout the market, retail building, restaurant, and car wash to provide a
cohesive appearance. These features are consistent with the Highway 74 Policy Area design objectives
for cohesive, pedestrian-oriented corridor development. Site design includes landscaped setbacks, tree
planting, and architectural treatments that break up building mass and provide visual screening along
Highway 74 and Greenwald Avenue.

No designated scenic resources such as landmark trees, rock outcroppings, or other natural features
are present on the site. The project would therefore not remove or substantially damage any scenic
resources.

With low-scale, single-story structures, perimeter landscaping, and decorative buffers, the project would
not degrade the existing visual character, obstruct prominent public vistas, or create an aesthetically
offensive site visible from public vantage points. Impacts would be less than significant, and no
mitigation measures are required.

c) The Project site is located in an unincorporated area of western Riverside County along the Highway
74 corridor, within a transitional area characterized by a mix of rural residential, commercial, and vacant
properties. Public viewpoints primarily include motorists traveling along Highway 74 and local residents
or pedestrians along Greenwald Avenue.
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Development of the vacant site would change its existing visual character. However, neighborhood-
serving commercial development is contemplated by the site’s Mixed Use Area land-use designation
and its location within the Highway 74 Policy Area and Meadowbrook Town Center. The Project uses a
consistent architectural design throughout the development, with varied building heights and parapets,
articulated fagades, storefront glazing, stone veneer, earth-tone stucco, and coordinated accent
materials.

Surface parking and internal drive aisles located between Highway 74 and the buildings would be
screened by frontage landscaping consisting of trees, shrubs, and groundcover. Landscaping would
also be provided within parking areas and adjacent to buildings. These features would soften building
massing, screen views of parked vehicles, and contribute to a more cohesive streetscape along
Highway 74 and Greenwald Avenue.

Accordingly, the Project would not substantially degrade the existing visual character or quality of public
views of the site or its surroundings. Impacts would be less than significant, and no mitigation would
be required.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

2. Mt. Palomar Observatory
a) Interfere with the nighttime use of the Mt. Palomar L] L] > L]
Observatory, as protected through Riverside County
Ordinance No. 6557

Source(s): Riverside County Map My County Parcel Report for APN 349-080-076, Riverside County
Ordinance No. 655 (Regulating Light Pollution); Project Application Materials

Findings of Fact:

a) According to the Riverside County Map My County Parcel Report, the Project site is within Lighting
Zone B of the County’s Light Pollution Regulation Area established under Ordinance No. 655. Outdoor
lighting within Zone B are required to incorporate shielded, downward-directed, and energy-efficient
outdoor lighting to minimize sky glow and light trespass.

The Project would include exterior lighting for the fueling area, parking lots, pedestrian walkways,
buildings, and signage. Final outdoor lighting plans would be required to demonstrate compliance with
Ordinance No. 655. Allowed fixtures must be fully shielded where feasible, or partially shielded where
full shielding is not feasible, and directed to minimize light spill into the night sky and onto adjacent
properties. Lighting hours would also be subject to the applicable requirements and exceptions of
Ordinance No. 655, including provisions for commercial areas in use and parking-lot and security
lighting.

Given the project’s distance from the observatory and adherence to County lighting requirements, the
project would not interfere with nighttime astronomical operations at the Mt. Palomar Observatory.
Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.
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Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated
3. Other Lighting Issues
a. Create a new source of substantial light or glare L] L] I L]
which would adversely affect day or nighttime views in the
area?
b. Expose residential property to unacceptable light
levels? L] L] > L]

Source(s): Riverside County Map My County Parcel Report for APN 349-080-076; Riverside County
Ordinance No. 655 (Regulating Light Pollution); Riverside County Ordinance No. 915 (Regulating
Outdoor Lighting); Project Architectural and Site Lighting Plans (CUP220022 Application); Elsinore Area
Plan — Highway 74 Policy Area (Neighborhood 1) Design Policies; Project Site Plans, Preliminary
Grading and Drainage Plan, and Landscape Plans; On-site Inspection and Project Description.

Findings of Fact:

a) The Meadowbrook Marketplace would introduce new light sources typical of neighborhood-serving
commercial development, including building-mounted lighting, canopy illumination at the fueling station,
parking-lot pole fixtures, and limited landscape and pedestrian pathway lighting. Because the fueling
station would operate 24 hours per day, some safety, security, and operational lighting would remain in
use throughout the night.

According to the Riverside County Map My County Parcel Report, the Project Site is within Zone B of
the Mt. Palomar Nighttime Lighting Policy Area. Outdoor lighting would be required to comply with
Ordinance No. 655, which regulates lamp types, lumen output, shielding, light spill, and hours of
operation within Zone B. Allowed fixtures must be fully shielded where feasible, or partially shielded
where full shielding is not feasible, and directed to minimize light spill into the night sky and onto
adjacent properties.

Project lighting would also be required to comply with Ordinance No. 915. This ordinance requires
outdoor luminaires to be appropriately located, adequately shielded, and directed so that direct light
does not fall outside the parcel of origin or onto a public right-of-way. Ordinance No. 915 also prohibits
blinking, flashing, and rotating outdoor luminaires, except where specifically exempted.

Final lighting plans, including fixture locations and specifications, would be reviewed through the
County’s design-review and building-permit processes for compliance with Ordinances Nos. 655 and
915. The Project’s landscaped frontages along Highway 74 and Greenwald Avenue would provide
additional separation between onsite lighting and adjoining public roadways.

The proposed buildings would primarily use stucco, stone veneer, storefront glazing, and dark metal
accent materials. These materials would not include large expanses of highly reflective surfaces that
would create substantial daytime glare. Although vehicle windshields, storefront windows, and the
fueling canopy could produce incidental reflections, these would be typical of commercial development
and would not create a substantial source of glare.

Because project lighting would be limited in height, intensity, and duration, and would comply with
County design and lighting standards, the project would not create substantial new light or glare that
would adversely affect day or nighttime views. Impacts would be less than significant.

b) Residential uses are located south of Highway 74 and west of Greenwald Avenue, separated from
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Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

the project site by roadway corridors and existing roadside landscaping. To minimize potential light
spillover toward these homes, all exterior lighting—including fueling canopy fixtures, building-mounted
lights, and parking-lot poles—will be required to be fully shielded and directed downward to contain
illumination within the site.

Parking-lot lighting will utilize low-intensity, full-cutoff LED fixtures oriented toward interior drive aisles
and building facades, and fueling canopy lighting will be recessed within canopy soffits or otherwise
shielded to reduce lateral glare. Landscape lighting will be minimal, low-wattage, and limited to
pedestrian pathways and accent areas within the commercial center.

As discussed above, Ordinances Nos. 655 and 915 require outdoor lighting to be shielded and directed
to minimize light spill into the night sky and onto adjacent properties. Ordinance No. 915 further requires
that direct light be contained within the parcel and not directed onto public rights-of-way. Final fixture
locations, mounting heights, shielding, and orientation would be evaluated through the County’s review
of the final lighting plans.

The project’s landscaped setbacks, tree plantings, and perimeter buffers will further screen light sources
along site edges.

Based on fixture design, shielding, and compliance with County Ordinances Nos. 655 and 915 lighting
standards, the project would not expose nearby residential properties to unacceptable light levels.
Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

AGRICULTURE & FOREST RESOURCES Would the project:

4. Agriculture [] ] ] X

a. Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland) as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use?

b. Conflict with existing agricultural zoning, agricultural ] ] 2 ]
use or with land subject to a Williamson Act contract
or land within a Riverside County Agricultural
Preserve?

c. Cause development of non-agricultural uses within u u = u
300 feet of agriculturally zoned property (Ordinance
No. 625 “Right-to-Farm”)?

d. Involve other changes in the existing environment ] ] 2 ]
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use?

Source(s): Riverside County General Plan (2021) — Figure OS-2 “Agricultural Resources”; California
Department of Conservation, Farmland Mapping and Monitoring Program (FMMP, 2022); Riverside
County Map My County Parcel Report for APN 349-080-076 and GIS Database (Land Use and Zoning
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Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

Layers); Riverside County Ordinance No. 625 (“Right-to-Farm”); Phase | Environmental Site
Assessment; Project Site Plans and Application Materials (CUP220022).

Findings of Fact:

a) The Project site is designated “Other Land” under the California Department of Conservation’s
Farmland Mapping and Monitoring Program (FMMP, 2022). This designation applies to areas that do
not qualify as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. The site is
currently vacant and disturbed, with no ongoing agricultural production or irrigation infrastructure.

The Phase | Environmental Site Assessment indicates that the property was historically used for
pomegranate cultivation from approximately 1978 through the mid-2000s. Most of the pomegranate
shrubs were subsequently removed, and the site is currently vacant and disturbed. No active agricultural
production or irrigation infrastructure is present.

Because the site is not mapped as important farmland and contains no agricultural operations,
development of the proposed Meadowbrook Marketplace would not convert Prime, Unique, or
Statewide Important Farmland to non-agricultural use. There would be no impact.

b) The Project site is zoned MU under the Riverside County Zoning Ordinance and carries a General
Plan land use designation of MUA. The site is not subject to a Williamson Act contract and is not located
within a Riverside County Agricultural Preserve.

Surrounding land uses along the Highway 74 corridor consist of a mix of commercial, residential, and
vacant parcels, with one active plant nursery located immediately north of the project site. The nursery
represents a small-scale agricultural operation typical of the area. Development of the Meadowbrook
Marketplace would not physically encroach upon or remove any portion of the nursery operation. The
project includes landscaped setbacks, fencing, and drainage features that would provide a clear
separation between the two properties and avoid any interference with ongoing agricultural activity.

Because the project site is not zoned for agriculture, is not under a Williamson Act contract, and would
not conflict with or restrict the adjacent nursery use, the proposed commercial development would not
conflict with existing agricultural zoning or agricultural uses. Impacts would be less than significant.

c) Riverside County Ordinance No. 625 (“Right-to-Farm”) protects existing agricultural operations from
nuisance complaints that may arise when non-agricultural uses develop in proximity to active farming.
The ordinance generally applies to new development proposed within 300 feet of agriculturally zoned
or active agricultural property.

A plant nursery is located immediately north of the project site. Although the nursery is an agricultural
use, it is relatively small in scale and separated from the project by property fencing and landscaping.
The proposed Meadowbrook Marketplace would not encroach onto or physically alter the nursery
property. Project site improvements, including perimeter landscaping, fencing, and drainage features,
would maintain a visual and physical buffer between the two uses and avoid interference with nursery
operations.

No other agricultural operations occur within 300 feet of the project site. Given the site’s mixed-use
zoning, the small scale of the adjacent nursery, and the incorporation of appropriate setbacks and
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buffering, the project would not expose future users to adverse agricultural conditions or conflict with
the County’s Right-to-Farm Ordinance. Impacts would be less than significant.

d) The project site is currently vacant and not used for agricultural production. Historical records indicate
that the property was previously used for limited agricultural activity, including small-scale orchard
cultivation, but has been fallow and disturbed for many years. The site’s existing zoning designation of
MU and its General Plan designation of MUA permit commercial development consistent with the
County’s land use vision for this portion of unincorporated Riverside County.

The project would develop an already disturbed property within a corridor served by existing utilities
and roadway infrastructure along Highway 74 and Greenwald Avenue. It would not extend
infrastructure, alter access patterns, or otherwise induce the conversion of adjacent agricultural lands
to non-agricultural use. Surrounding properties are characterized by a mix of commercial, residential,
and vacant uses, with only a small plant nursery operating on the adjacent parcel to the north.

Because the site has been previously disturbed, is no longer in agricultural use, and is designated for
commercial development under the County’s General Plan and zoning, the project would not result in
indirect conversion of farmland to non-agricultural use. Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

5. Forest [] [] [] X

a. Conflict with existing zoning for, or cause rezoning of,
forest land (as defined in Public Resources Code sec-
tion 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Govt. Code
section 51104(g))?

[]
[]
X

b. Result in the loss of forest land or conversion of forest []
land to non-forest use?

c. Involve other changes in the existing environment [] [] L[] X
which, due to their location or nature, could result in con-
version of forest land to non-forest use?

Source(s): Riverside County General Plan (2021), Figure OS-3a “Forestry Resources — Western
Riverside County Parks, Forests, and Recreation Areas”; Riverside County Map My County Parcel
Report for APN 349-080-076 and GIS Database (Zoning and Land Use Layers); California Department
of Forestry and Fire Protection (CAL FIRE) FRAP Land Cover Dataset (2020); Project Site Plans and
Application Materials (CUP220022); Phase | Environmental Site Assessment.

Findings of Fact:

a) The project would not conflict with existing zoning for, or cause rezoning of, forest land (as defined
in Public Resources Code Section 12220[g]), timberland (as defined by Public Resources Code Section
4526), or timberland zoned Timberland Production (as defined by Government Code Section 51104[g]).
The site is zoned MU and designated MUA under the County’s General Plan and Elsinore Area Plan.

Page 23




Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

The property consists of vacant, previously disturbed land within the Highway 74 corridor. The biological
assessment identifies non-native grassland and disturbed and developed land-cover types, including
remnants of a former pomegranate orchard and ornamental vegetation. These land-cover types do not
constitute forest land or timberland, and the property is not zoned or managed for forestry or timber
production. The Riverside County General Plan and GIS data confirm that the site is not located within
or adjacent to any lands zoned or managed for forestry or timber uses.

Accordingly, the project would not conflict with existing or planned forest land uses. There would be no
impact.

b) The project site is located within the Highway 74 corridor in unincorporated western Riverside County.
Although the site contains remnants of a former orchard and ornamental vegetation, these features are
not associated with forestry or commercial timber production as defined in the Public Resources Code
and is not located near any areas managed for forestry, timber production, or resource conservation.

Development of the Meadowbrook Marketplace would occur entirely within previously disturbed areas
and would not remove any trees or vegetation associated with forest resources. The site is designated
and zoned for mixed-use development and is located along an existing roadway corridor characterized
by residential, commercial, nursery, vacant, and previously disturbed properties. There would be no
impact.

c¢) The project site and surrounding Highway 74 corridor are characterized by disturbed, non-forested
land that includes a mix of commercial, residential, and vacant parcels. The site itself contains no forest
resources, tree canopy, or vegetation types associated with forestry or timber production. Development
of the Meadowbrook Marketplace would not extend new infrastructure or alter access patterns into
forested or resource lands, as utilities and roadways are already established along Highway 74 and
Greenwald Avenue.

Because the project would occur within a developed corridor that lacks forest resources and is planned
for mixed-use and commercial development under the County’s General Plan and Elsinore Area Plan,
it would not indirectly induce the conversion of any forest land to non-forest use. There would be no
impact.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

AIR QUALITY Would the project:

6. Air Quality Impacts
a. Conflict with or obstruct implementation of the L] L] 2 L]

applicable air quality plan?

b. Result in a cumulatively considerable net increase of ] ] X ]
any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient
air quality standard?

c. Expose sensitive receptors, which are located within ] ] X ]
one (1) mile of the project site, to substantial point
source emissions?
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d. Result in other emissions (such as those leading to ] ] = ]
odors) adversely affecting a substantial number of
people?

Source(s): South Coast Air Quality Management District (SCAQMD) CEQA Air Quality Handbook
(1993, as amended); SCAQMD Air Quality Significance Thresholds (March 2023); Meadowbrook
Marketplace Commercial Project Air Quality and Greenhouse Gas Study, prepared by Birdseye
Planning Group, LLC, updated March 2026; Riverside County Map My County GIS Database (Land
Use and Sensitive Receptor Mapping); Project Description and Site Plan (CUP220022 Application
Materials).

Findings of Fact:

The project site is located within the South Coast Air Basin, which is under the jurisdiction of the South
Coast Air Quality Management District (SCAQMD). A significant adverse air quality impact may occur
when a project individually or cumulatively interferes with progress toward the attainment of the ozone
standard by generating emissions that equal or exceed the established long term quantitative thresholds
for pollutants, or exceed a state or federal ambient air quality standard for any criteria pollutant. Table
1 shows the significance thresholds that have been recommended by the SCAQMD for projects within
the South Coast Air Basin.

Table 1
SCAQMD Air Quality Significance Thresholds

Mass Daily Thresholds

Pollutant Construction Operation

Nitrogen Oxides (NOy) 100 Ibs/day 55 Ibs/day
Volatile Organic Componds

(VOC)/Reactive Organic Gases 75 Ibs/day 55 Ibs/day

(ROG)!

Particulate Matter 10 (PM1o) 150 Ibs/day 150 Ibs/day

Particulate Matter 2.5 (PMas) 55 Ibs/day 55 Ibs/day

Sulfer Oxide (SOy) 150 Ibs/day 150 Ibs/day

Carbon Monoxide (CO) 550 Ibs/day 550 Ibs/day

Source: SCAQMD Air Quality Significance Thresholds, March 2023. Ibs/day = pounds per day

1. For purposes of this analysis, ROG and VOC are treated as equivalent. The project’s CalEEMod results and SCAQMD significance
thresholds report emissions as VOC.

Regional construction emissions associated with implementing the proposed project were calculated
using the California Emissions Estimator Model (CalEEMod) Version 2022.1. Construction emission
modeling for site preparation, grading, building construction, paving, and architectural coating
application is based on the overall scope of the proposed commercial development and the anticipated
construction schedule provided by the project applicant. Construction of the Meadowbrook Marketplace
is expected to begin in early 2027 and continuing for approximately 12 months, including all phases of
grading, utility installation, and building construction. This schedule represents a conservative “worst-
case” scenario because emission factors for off-road equipment and on-road vehicles decrease over
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time as cleaner technology standards take effect. Therefore, project-related emissions would be equal
to or less than those estimated.

In addition to the default values used in CalEEMod, the following project-specific assumptions were
incorporated into the modeling of short-term construction emissions:

* Construction activities were modeled for the 3.62-acre commercial development. The modeled
uses comprise the convenience market, fueling canopy, drive-thru restaurant, carwash, and
multi-tenant retail buildings, as well as internal drive aisles, parking, and landscaping.

* An additional 0.25 acres of off-site disturbance were included to account for frontage
improvements, utility connections, and right-of-way paving along Highway 74 and Greenwald
Avenue.

* The project will connect to existing water and storm drain facilities within the Highway 74 right-
of-way. No on-site wastewater treatment system (OWTS) is proposed.

* The analysis conservatively assumed 5,000 cubic yards of soil export to account for potential
haul-truck emissions. Actual grading is expected to balance cut and fill on site; therefore,
modeled hauling emissions are expected to equal or exceed those associated with the final
grading design.

» Construction equipment usage, worker trips, and material delivery trips were based on
CalEEMod Version 2022.1 default factors for commercial/retail land-use development, adjusted
to reflect the 12-month construction schedule.

* To evaluate compliance with SCAQMD Rule 403 (Fugitive Dust Control), it was assumed that
the construction site would be watered twice daily, achieving a 61-percent control efficiency for
PM10 and PM2.5 emissions.

a) The Project Site is located within the South Coast Air Basin (SCAB), which is under the jurisdiction
of the South Coast Air Quality Management District (SCAQMD). The SCAQMD is responsible for
developing and implementing the Air Quality Management Plan (AQMP) for the Basin to attain and
maintain applicable state and federal ambient air quality standards. The SCAB is designated as a
nonattainment area for ozone (O3), particulate matter (PM,, and PM,.5), and nitrogen dioxide (NO,).
The most recent AQMP, the 2022 AQMP, was adopted by the SCAQMD on December 2, 2022, and
incorporates the latest scientific data, air quality modeling, and planning assumptions developed by the
Southern California Association of Governments (SCAG) in its 2020-2045 Regional Transportation
Plan/Sustainable Communities Strategy (RTP/SCS).

For general development projects, consistency with the AQMP is determined by evaluating whether the
project (1) conforms to the local general plan and regional growth forecasts used in the AQMP, and (2)
would not generate population or employment growth beyond what was accounted for in those
forecasts.

The Meadowbrook Marketplace proposes development of an approximately 3.62-acre commercial
center including a market, convenience store and fueling station, drive-through restaurant, car wash,
and multi-tenant retail building. The site is zoned Mixed Use (MU) and designated Mixed Use Area
(MUA) with a Foundation Component of Community Development (CD) under the Elsinore Area Plan,
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within the Highway 74 Policy Area. The proposed commercial uses are consistent with the planned land
uses and development pattern for the site.

The Project would generate temporary construction employment and permanent employment
associated with small-scale, neighborhood-serving commercial uses. No residential units are proposed,
and the project would not induce population growth or alter regional employment patterns beyond what
is assumed in the County of Riverside General Plan and SCAG regional growth forecasts incorporated
into the 2022 AQMP. As discussed under threshold b), modeled construction and operational emissions
would remain below the applicable SCAQMD regional significance thresholds. Localized construction
and operational emissions would also remain below the applicable localized significance thresholds.

Because the project is consistent with the County’s land use designations, the Elsinore Area Plan, and
the regional growth assumptions used in the 2022 AQMP, it would not conflict with or obstruct
implementation of the applicable air quality plan. Therefore, impacts would be less than significant.

b) The proposed commercial project is located within the County’s MU Zone and includes a convenience
market, fueling station, drive-thru restaurant, carwash, and multi-tenant retail buildings. The project site
encompasses approximately 3.62 acres that would be developed with buildings, parking areas, drive
aisles, and related site improvements as part of the Meadowbrook Marketplace.

The current project phase includes construction of on-site commercial improvements and off-site
frontage improvements along Highway 74 and Greenwald Avenue. Grading will establish finished pad
elevations and integrate on-site stormwater management facilities, including bioretention basins and
landscaped buffers designed to maintain existing drainage patterns and visual quality.

Construction emissions modeling reflects grading and site preparation of the 3.62-acre commercial
footprint and approximately 0.25 acre of off-site disturbance for roadway and utility connections.
Following grading, undeveloped portions of the parcel would be stabilized through dust-control
measures consistent with SCAQMD Rule 403 (Fugitive Dust Control) to minimize fugitive dust and
erosion.

Construction Emissions

Construction activities associated with the Meadowbrook Marketplace would generate temporary air
pollutant emissions from the operation of heavy-duty equipment, vehicle trips, material handling, and
fugitive dust generated during grading and site preparation. Construction vehicles and equipment
traveling over exposed soils have the potential to generate particulate matter (PM1o and PM_5) through
wind erosion and dust entrainment. Construction equipment and worker trips would also emit ozone
precursors, including oxides of nitrogen (NOx), volatile organic compounds (VOC), as well as carbon
monoxide (CO) and sulfur oxides (SOx).

The majority of emissions would occur during mass grading and site preparation, which involve the
greatest amount of equipment activity and soil disturbance. Additional emissions would be generated
during building construction, paving of parking and circulation areas, and the application of architectural
coatings. Emissions were estimated using the CalEEMod Version 2022.1 based on the construction of
approximately 3.62 acres of on-site development and 0.25-acre of off-site frontage improvements. The
highest daily emissions would occur during grading and site preparation, when the greatest amount of
equipment activity and soil disturbance take place. Watering and soil-stabilization measures consistent
with SCAQMD Rule 403 (Fugitive Dust Control) were incorporated into the modeling to minimize
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particulate emissions. The modeling also accounts for compliance with SCAQMD Rule 1113 governing
volatile organic compound content in architectural coatings.

As indicated in Table 2, below, estimated maximum daily emissions from construction of the
Meadowbrook Marketplace would not exceed SCAQMD regional construction thresholds. Therefore,
short-term construction impacts related to criteria pollutants would be less than significant. Detailed
model assumptions and calculation outputs are provided in Appendix A of the Meadowbrook Market
Commercial Project Air Quality and Greenhouse Gas Study.

Table 2
Estimated Maximum Daily Construction Emissions with Regulatory Controls

Maximum Emissions (lbs/day)
Construction Phase
vVOC NOx co SOx PMio PM2s
Summer Emissions
2027 Maximum Ibs/day 1.4 12.9 14.7 0.02 3.6 1.9
Winter Emissions

2027 Maximum Ibs/day 7.2 13.0 14.5 0.02 3.6 1.9
2028 Maximum lbs/day 7.2 8.8 11.3 0.02 0.38 0.26
SCAQMD Regional
Thresholds 75 100 550 150 150 55
Threshold Exceeded 2027 No No No No No No
Threshold Exceeded 2028 No No No No No No

Note: Daily emissions show cumulative emissions from construction of all proposed uses. Detailed calculations are provided
in Appendix A of the Meadowbrook Market Commercial Project Air Quality and Greenhouse Gas Study, updated March 2026.

While maximum daily emissions from construction activities would not exceed SCAQMD construction
thresholds, the project would be required to comply with SCAQMD Rule 403 (Fugitive Dust Control),
which identifies measures to reduce fugitive dust and is required to be implemented at all construction
sites located within the South Coast Air Basin. The following Rule 403 practices will implemented
throughout project construction:

1. Minimization of Disturbance. Construction contractors should minimize the area
disturbed by clearing, grading, earth moving, or excavation operations to prevent
excessive amounts of dust.

2. Soil Treatment. Construction contractors should treat all graded and excavated
material, exposed soil areas, and active portions of the construction site, including
unpaved on-site roadways to minimize fugitive dust. Treatment shall include, but not
necessarily be limited to, periodic watering, application of environmentally safe soil
stabilization materials, and/or roll compaction as appropriate. Watering shall be done
as often as necessary, preferably in the late morning and after work is done for the
day. Modeling assumed watering would occur two times daily and achieve a 61
percent reduction in dust emissions.

3. Soil Stabilization. Construction contractors should monitor all graded and/or
excavated inactive areas of the construction site at least weekly for dust stabilization.
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Soil stabilization methods, such as water and roll compaction, and environmentally
safe dust control materials, shall be applied to portions of the construction site that
are inactive for over four days. If no further grading or excavation operations are
planned for the area, the area shall be seeded and watered until landscape growth
is evident, or periodically treated with environmentally safe dust suppressants, to
prevent excessive fugitive dust.

4. No Grading During High Winds. Construction contractors should stop all clearing,
grading, earth moving, and excavation operations during periods of high winds (20
miles per hour or greater, as measured continuously over a one-hour period).

5. Street Sweeping. Construction contractors should sweep all on-site driveways and
adjacent streets and roads at least once per day, preferably at the end of the day, if
visible soil material is carried over to adjacent streets and roads.

Implementation of these dust-control practices will ensure compliance with SCAQMD Rule 403
and minimize fugitive-dust emissions during all construction phases.

Operational Emissions

Table 3 summarizes estimated maximum daily summer emissions associated with operation of the
proposed project. Operational emissions include emissions from electricity consumption (energy
sources), vehicle trips (mobile sources), and area sources including architectural coating emissions as
the structures are repainted over the life of the Project. Summer emissions are presented because they
represent the higher modeled emissions for most pollutants. Although modeled winter Nox emissions
are slightly higher than summer NOx emissions, both seasonal values remain substantially below the
applicable SCAQMD threshold.

As shown in Table 3, the maximum daily emissions for VOC, NOx, CO, SOx, PM4o, and PM;s would
remain below the applicable SCAQMD regional significance thresholds. Therefore, the Project would
not result in cumulatively considerable net increase in criteria-pollutant emissions, and regional
operational air quality impacts (including impacts related to criteria pollutants, sensitive receptors and
violations of air quality standards) would be less than significant.

Table 3
Estimated Operational Emissions
Estimated Emissions (lbs/day)
vocC NOx co SOx PM1o PM2s
Pollutants (Ibs/day) 11.04 8.5 78.2 0.19 17.4 4.5
SCAQMD Thresholds 55 55 550 150 150 55
Threshold Exceeded No No No No No No

Source: CalEEMod Version. 2022.1 output provided in Appendix A of the Air Quality and Greenhouse Gas Study.
Summer emissions are shown because they represent the higher modeled emissions for most pollutants. Winter Nox
emissions are slightly higher but remain below the applicable SCAQMD threshold. Totals may vary slightly due to
rounding.
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c) Localized Significance Thresholds. As part of the SCAQMD environmental justice program,
attention has been directed toward localized air quality effects. SCAQMD developed Localized
Significance Thresholds (LST) to assist public agencies in determining whether a project may generate
significant localized air quality impacts to nearby sensitive receptors. Sensitive receptors include
locations where sensitive individuals could remain for extended periods, such as residences, hospitals,
schools, daycare facilities, and convalescent facilities.

LSTs represent the maximum on-site emissions from a project that will not cause or contribute to an
exceedance of the most stringent state ambient air quality standards. LSTs are established for nitrogen
dioxide (NO;), carbon monoxide (CO), particulate matter (PM,), and fine particulate matter (PM,.5),
based on the project’s Source Receptor Area (SRA), project size, and distance to the nearest receptors.
The Project site is located within SRA 24 (Perris Valley). Construction LSTs for two-acre disturbance
area at varying receptor distances are shown in Table 4.

Table 4
SCAQMD LSTs for Construction
Allowable emissions as a function of receptor distance in
meters from a two-acre site (Ibs/day)

Pollutant

25 50 100 200 500
Gradual conversion of
NO, to NO» 170 200 264 379 684
Cco 883 1,262 2,232 5,136 18,974
PM1o 7 20 38 75 186
PMz.s 4 6 10 23 91

Source: SCAQMD, Final Localized Significance Threshold Methodology, Appendix C, Mass Rate LST
Look-Up Tables, http://www.aqgmd.gov/CEQA/handbook/LST/appC.pdf, October 2009.

In accordance with SCAQMD methodology, only on-site emissions are considered in an LST analysis;
off-site mobile-source emissions from vendor and worker trips are excluded. The SCAQMD’s Fact
Sheet for Applying CalEEMod to Localized Significance Thresholds was used to determine the
maximum area of daily disturbance based on the construction equipment fleet and activity assumptions
modeled in CalEEMod Version 2022.1, as provided in Appendix A of the Meadowbrook Market
Commercial Project Air Quality and Greenhouse Gas Study.

Based on the modeled construction schedule and equipment fleet, approximately 1.5 acres would be
disturbed daily during site preparation and up to two acres would be disturbed daily during grading
activities. To provide a conservative assessment, the LST analysis compares the applicable thresholds
with unmitigated on-site construction emissions and does not take credit for reductions associated with
required SCAQMD Rule 403 dust-control measures. As shown in Table 5, unmitigated construction
emissions would remain below the applicable LSTs for NO,, CO, PMy, and PM,.s. Therefore,
construction of the Project would not expose nearby sensitive receptors to substantial localized pollutant
concentrations, and impacts under threshold ¢) would be less than significant.
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Table 5
Unmitigated Construction LST Emissions (lbs/day)

Emissions Sources NOx co PM1o PM2s
Site Preparation 104 11.5 2.8 1.5
Grading 121 13.8 3.2 1.7
Building Construction — 2027 8.2 9.9 0.26 0.24
Building Construction — 2028 7.8 9.9 0.2 0.2
Architectural Coating 0.8 1.1 0.01 0.01
Paving - 2027 4.1 6.4 0.1 0.1
LST Thresholds — 2 acres at 25 meters 170 883 7 4
Exceeds LST Thresholds? No No No No

Notes: Emissions and thresholds are expressed in pounds per day. SRA-24: Perris Valley, the air quality study applied the
two-acre LSTs to site preparation and grading and used the 25-meter receptor-distance thresholds.

Fueling Station Health Risk Assessment. A screening-level Health Risk Assessment (HRA) was
prepared to evaluate potential human-health risks associated with toxic air contaminants (TACSs)
emitted from operation of the proposed fueling station. Gasoline dispensing can emit TACs, including
benzene, toluene, ethylbenzene, and xylene (BTEX compounds). The HRA used SCAQMD’s gasoline-
dispensing Risk Tool to estimate the cancer risk associated with gasoline-vapor emissions.

SCAQMD provides screening procedures for retail fueling stations based on annual fuel throughput,
facility configuration, and receptor distance. The proposed fueling station would be subject to applicable
SCAQMD permitting requirements, including Rules 201 and 203, Rule 461 governing gasoline transfer
and dispensing, and Rule 1401 governing new sources of toxic air contaminants. SCAQMD would
establish the allowable annual fuel throughput and other operational requirements through its permitting
process.

The HRA assumed a maximum annual fuel throughput of approximately 2.4 million gallons. The nearest
sensitive receptor evaluated in the HRA is a single-family residence approximately 260 feet (79 meters)
east of the eastern edge of the proposed fueling canopy. Using SCAQMD Risk Tool Version 1.103 and
the Risk Assessment Procedures for Rules 1401, 1401.1, and 212, the estimated cancer risk was
calculated at 1.5 in one million for the sensitive residential receptor and 0.69 in one million for the
commercial receptor. Both values are below the applicable SCAQMD cancer-risk threshold of 10 in one
million.

The air quality study explains that, although gasoline vapors can produce noncancer effects, health
risks from retail gasoline-dispensing facilities are generally dominated by cancer risk. Accordingly,
separate chronic and acute noncancer hazard indices were not calculated as part of the screening
analysis.

The fueling station would also be required to comply with the applicable vapor-recovery and emission-
control requirements of SCAQMD Rule 461, further limiting emissions of gasoline vapors and
associated toxic air contaminants.

Based on the screening results and compliance with applicable SCAQMD permitting and vapor-
recovery requirements, operation of the proposed fueling station would not expose nearby residences
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or other sensitive receptors to substantial pollutant concentrations. Impacts would be less than
significant.

d) The State of California Health and Safety Code, Division 26, Part 4, Chapter 3, Section 41700 and
SCAQMD Rule 402 (Public Nuisance) prohibits the discharge of air contaminants or other materials in
quantities that cause injury, detriment, nuisance, or annoyance to a considerable number of persons or
endanger the comfort, health and safety of the public. Projects requiring SCAQMD permits are
evaluated by staff for potential odor nuisance, and conditions may be applied (or control equipment
required) where necessary to prevent occurrence of public nuisance.

A project that involves a use that would produce objectionable odors would be deemed to have a
significant odor impact if it would affect a considerable number of off-site receptors. Odor issues are
very subjective by the nature of odors themselves and because measurements are difficult to quantify.
As a result, this guideline is qualitative and focuses on the existing and potential surrounding uses and
location of sensitive receptors.

The occurrence and severity of potential odor impacts depends on numerous factors. The nature,
frequency, and intensity of the source; the wind speeds and direction; and the sensitivity of receiving
location each contribute to the intensity of the impact. Although offensive odors seldom cause physical
harm, they can be annoying and cause distress among the public and generate citizen complaints.

During construction, temporary odors could be generated by equipment exhaust, architectural coatings,
and asphalt paving. These odors would be intermittent, would occur for a limited duration, and would
disperse with distance from the Project Site. Construction activities would also be subject to applicable
SCAQMD regulations. Therefore, construction odors would not affect a substantial number of people.

The project would include a fueling station, convenience market, retail building, quick serve restaurant
and car wash with related infrastructure improvements. Potential operational odor sources would
include restaurant cooking, gasoline dispensing, refuse storage, and vehicle exhaust. These uses are
not typically associated with substantial odor effects when operated in compliance with applicable
regulations and standard operating requirements.

The restaurant would be subject to SCAQMD Rule 1138 if it uses qualifying chain-driven charbroiling
equipment and meets the rule’s applicability thresholds. Where applicable, Rule 1138 requires
approved emission-control equipment, such as a catalytic oxidizer or an equivalent control method. The
fueling station would be subject to the vapor-recovery requirements of SCAQMD Rule 461, and refuse
would be stored in covered containers and removed regularly. All Project operations would remain
subject to SCAQMD Rule 402.

Given the nature of the proposed uses, distance to surrounding receptors, and required compliance
with applicable SCAQMD regulations, the Project would not generate objectionable odors or other
emissions affecting a substantial number of people. Impacts under threshold d) would be less than
significant

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

BIOLOGICAL RESOURCES Would the project:
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7. Wildlife & Vegetation u u = u

a. Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Conservation Community
Plan, or other approved local, regional, or state
conservation plan?

b. Have a substantial adverse effect, either directly or u u = u
through habitat modifications, on any endangered, or
threatened species, as listed in Title 14 of the California
Code of Regulations (Sections 670.2 or 670.5) or in Title
50, Code of Federal Regulations (Sections 17.11 or
17.12)?

c. Have a substantial adverse effect, either directly or u X u u
through habitat modifications, on any species identified
as a candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or by the
California Department of Fish and Wildlife or U. S.
Wildlife Service?

d. Interfere substantially with the movement of any native ] 2 ] u
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery
sites?

e. Have a substantial adverse effect on any riparian habitat ] ] ] 4
or other sensitive natural community identified in local or
regional plans, policies, and regulations or by the
California Department of Fish and Game or U. S. Fish
and Wildlife Service?

f. Have a substantial adverse effect on federally protected ] ] ] 2
wetlands (including, but not limited to, marsh, vernal
pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?

g. Conflict with any local policies or ordinances protecting ] ] ] <
biological resources, such as a tree preservation policy
or ordinance?

Source(s): Project Application Materials (2025); Riverside County Map My County GIS Database;
Western Riverside County Multiple Species Habitat Conservation Plan (MSHCP) (2003, as amended);
Riverside County Information for Mapping and Assessment (RIMA); California Department of Fish and
Wildlife California Natural Diversity Database (CNDDB); U.S. Fish and Wildlife Service Information for
Planning and Consultation (IPaC) database; National Wetlands Inventory (NWI); Aerial photography;
Field reconnaissance; and Habitat Assessment and Western Riverside County MSHCP Consistency
Analysis for the Proposed Project Located at 27410 State Highway 74 [Meadowbrook Marketplace]
prepared by ELMT Consulting, Inc., July 14, 2026 (Appendix B).

Findings of Fact:

a) Consistency with Conservation Plans (MSHCP/NCCP). The project site is located within the
Western Riverside County Multiple Species Habitat Conservation Plan (MSHCP) Plan Area and the
Elsinore Area Plan boundary. The site is not located within a Criteria Cell, Conservation Area, or
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designated Core, Linkage, wildlife movement corridor or Subunit under the MSHCP. Accordingly, a
Habitat Evaluation and Acquisition Negotiation Strategy or Joint Project Review is not required.

A Habitat Assessment and Western Riverside County MSHCP Consistency Analysis was prepared for
the Project by ELMT Consulting, Inc., dated July 14, 2026. The analysis evaluated the Project for
consistency with applicable MSHCP provisions, including Sections 6.1.2 (Riparian/Riverine Areas and
Vernal Pools), 6.1.3 (Narrow Endemic Plant Species), 6.1.4 (Urban/Wildland Interface), and 6.3.2
(Additional Survey Needs and Procedures).

No jurisdictional drainages, riparian or riverine habitat, wetlands, or vernal pools were identified within
the Project Site. The roadside ditch and culverts along the western boundary were determined to be
artificial features constructed to convey roadway runoff and do not support riparian, wetland, or aquatic
habitat. Because the Project would not affect riparian/riverine resources or vernal pools, preparation of
a Determination of Biologically Equivalent or Superior Preservation (DBESP) is not required.

The Project Site is not within a designated narrow endemic plant survey area, burrowing owl survey
area, or other MSHCP species survey area. The habitat assessment nevertheless evaluated the site
for western burrowing owl because non-native grassland, open vegetation, ground-squirrel activity, and
potentially suitable burrows are present. No burrowing owls or evidence of current or recent occupancy
were observed. Focused Part B surveys were not recommended; however, because the species could
colonize the site before construction, a preconstruction burrowing owl survey would be required
pursuant to Mitigation Measure BIO-2.

The Project Site is disturbed and isolated from regional wildlife corridors and linkages. Although it
provides limited habitat for common wildlife and potentially nesting birds, it does not function as a
regional wildlife movement corridor. The MSHCP Urban/Wildlands Interface Guidelines do not apply
because the site is not within or immediately adjacent to an MSHCP Conservation Area, Criteria Cell,
corridor, or linkage.

The Project would be subject to standard conditions of approval requiring payment of applicable
Western Riverside County MSHCP and Stephens’ kangaroo rat habitat conservation fees and
documentation of compliance with applicable biological-resource requirements. With completion of the
required preconstruction burrowing owl survey and compliance with these conditions, the Project would
be consistent with the Western Riverside County MSHCP and would not conflict with an adopted habitat
conservation plan or natural community conservation plan. Impacts would be less than significant.

b) Special-Status Species (Listed Species). The Project site consists of previously disturbed land
characterized by non-native grassland, ornamental vegetation, ruderal vegetation, and developed
features associated with historic rural residential and agricultural uses. The biological assessment
included a database review, habitat assessment, and field reconnaissance conducted on October 21,
2025.

No plant or wildlife species currently listed as endangered or threatened under the federal Endangered
Species Act or California Endangered Species Act were observed during the field investigation. The
Project Site does not contain suitable habitat for the federally or state-listed species evaluated in the
biological report and is not located within designated critical habitat. Candidate and other special-status
species are addressed under threshold ¢) below.
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Therefore, the Project would not have a substantial adverse effect on a federally or state-listed species
or designated critical habitat. Impacts would be less than significant.

c) Candidate, Sensitive, or Special-Status Species. The Biological Resources Assessment
evaluated the potential for candidate, sensitive, or special-status species identified by the California
Department of Fish and Wildlife (CDFW) and the U.S. Fish and Wildlife Service to occur on or near the
project site. No special-status species were observed during the field investigation. However, the
assessment determined that the site contains habitat with moderate potential to support Cooper’s hawk
and sharp-shinned hawk and low potential to support western burrowing owl, California horned lark,
Costa’s hummingbird, and red diamond rattlesnake. The assessment also evaluated the site for
Crotch’s bumble bee.

Nesting Birds. No active nests or birds displaying nesting behavior were observed during the field
investigation, which was conducted outside the typical nesting season. Ornamental and other
vegetation within and adjacent to the Project Site could provide nesting habitat for resident and
migratory birds. Nesting birds are protected pursuant to the Migratory Bird Treaty Act (MBTA) and
California Fish and Game Code (Sections 3503, 3503.5, 3511, and 3513 prohibit the take, possession,
or destruction of birds, their nests or eggs). If vegetation removal or other disturbance of potential
nesting habitat occurs between February 1 and August 31, a preconstruction nesting-bird survey would
be required pursuant to Mitigation Measure BIO-1.

Western Burrowing Owl. Under the MSHCP, western burrowing owl is considered an adequately
conserved covered species that may still require focused surveys in certain areas as designated in
Figure 6-4 of the MSHCP. The project site does not occur within the MSHCP burrowing owl survey
area, however, due to the presence of suitable burrows on the Project site, a habitat suitability
assessment was conducted for the species to ensure compliance with MSHCP guidelines for the
species.

No burrowing owls or sign (i.e., pellets, feathers, castings, or whitewash) were observed during the field
investigation. Portions of the project site are vegetated with a variety of low-growing plant species that
allow for line-of-sight observation favored by burrowing owls. Potentially suitable burrows (> 4 inches in
diameter) were observed on the periphery of the site that were occupied by ground squirrels during the
survey, and no sign indicating current or recent burrowing owl use. Additionally, the adjacent residences
have domestic dogs that are roaming free on the project site which reduces its suitability for burrowing
owl from occupying the project site. Further, the site is surrounded by and supports an array of power
poles that provide perching opportunities for large raptors (i.e. red-tailed hawk) that can prey on
burrowing owls may further discourage burrowing owl occupancy.

Based on this information, and as a result of current and historic on-site disturbances, and surrounding
development, it was determined that burrowing owls have a low potential to occur on-site. Part B-
Focused Burrowing Owl surveys are not recommended. However, because the species could colonize
the site before construction, a 30-day preconstruction survey would be conducted consistent with
Mitigation Measure BIO-2.

Crotch’s Bumble Bee. The biological assessment determined that the Project Site provides low-quality
habitat for Crotch's bumble bee because of limited floral diversity, dominance of non-native vegetation,
and limited nesting and overwintering features. No individuals or nests were observed, and the nearest
documented occurrence is approximately 2.35 miles from the site. Although the species is not expected
to occur, the Project would be subject to the habitat assessment, survey, avoidance, and agency-
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coordination requirements of Mitigation Measure BIO-3. If Crotch's bumble bee or an active nest is
detected, work within the affected area would stop pending coordination with CDFW and
implementation of appropriate take-avoidance measures.

Stephens’ Kangaroo Rat. The Project Site is within the fee area established under the Riverside County
Stephens' Kangaroo Rat Habitat Conservation Plan. Pursuant to County Ordinance No. 663.10, the
applicant would be required to pay the applicable SKR habitat conservation fee and provide evidence
of payment before issuance of a grading permit. This independently applicable requirement would be
implemented through the Project's conditions of approval and is not identified as CEQA mitigation.

With implementation of Mitigation Measures BIO-1 through BIO-3 and compliance with applicable
regulatory requirements and conditions of approval, impacts would be less than significant with
mitigation incorporated.

d) Wildlife Movement and Nursery Sites. The Project site is located in a developed and disturbed
setting and does not function as a wildlife movement corridor or linkage. The biological assessment
determined that the site does not contain habitat features that support regional wildlife movement, nor
does it provide breeding, nesting, or nursery habitat for native wildlife species.

Although vegetation within and adjacent to the Project Site could provide nesting habitat for resident
and migratory birds, the site does not constitute an established wildlife nursery site. Potential impacts
to active nests would be addressed through Mitigation Measure BIO-1.

The Project site is not located within or adjacent to a mapped wildlife corridor or linkage area identified
in the Western Riverside County Multiple Species Habitat Conservation Plan, and development of the
site would not impede regional wildlife movement. Therefore, the Project would not substantially
interfere with the movement of any native resident or migratory wildlife species or with established
wildlife corridors or nursery sites. Impacts would be less than significant with mitigation
incorporated.

e) Riparian Habitat or Sensitive Natural Communities. There are three agencies that regulate
activities within inland streams, wetlands, and riparian areas in California. The Corps Regulatory Branch
regulates discharge of dredge or fill materials into “waters of the United States” pursuant to Section 404
of the Clean Water Act (CWA) and Section 10 of the Rivers and Harbors Act. Of the State agencies,
the CDFW regulates alterations to streambed and bank under Fish and Wildlife Code Sections 1600 et
seq., and the Regional Board regulates discharges into surface waters pursuant to Section 401 of the
CWA and the California Porter-Cologne Water Quality Control Act.

No riparian habitat, riverine features, or sensitive natural communities were identified within the Project
site during the biological assessment. The site does not contain jurisdictional riparian vegetation,
wetlands, or other sensitive natural communities as defined by CDFW or USFWS. As no riparian or
sensitive natural communities are present within the project footprint, the project would not result in
impacts to such resources. No impact would occur.

f) Federally Protected Wetlands. The biological assessment included review of the National Wetlands

Inventory (NWI), database records, and site reconnaissance. No wetlands, waters of the United States,
or waters of the State were identified on or adjacent to the Project site.
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The roadside ditch and culverts along the western boundary are artificial features constructed in uplands
to convey roadway runoff and do not support wetland vegetation, aquatic habitat, or the physical and
hydrologic characteristics of a natural stream. The Project would not involve direct removal, filling,
hydrologic modification, or other disturbance of federally protected wetlands. No impact would occur.

g) Local Biological Resource Policies or Ordinances. The Project site does not contain protected
trees, native woodland, or other biological resources subject to local tree preservation or biological
resource protection ordinances. The proposed development would not conflict with any local policies or
ordinances protecting biological resources. The Project would be subject to standard conditions of
approval requiring payment of applicable Western Riverside County MSHCP and Stephens’ kangaroo
rat habitat conservation fees and documentation of compliance with applicable biological-resource
requirements.

The Project would not conflict with an applicable local policy or ordinance protecting biological
resources. No impact would occur.

Mitigation:

BlO-1 MBTA Nesting-Bird Preconstruction Surveys (Implemented through Planning-EPD Condition
of Approval 060-Planning-EPD-3)

Birds and their nests are protected by the Migratory Bird Treaty Act and California Fish and Game
Code. Because the Project Site supports suitable nesting-bird habitat, removal of vegetation or
other disturbance of potential nesting-bird habitat shall be conducted outside the avian nesting
season of February 1 through August 31. If habitat must be cleared during the nesting season, a
qualified biologist who holds a current memorandum of understanding with the County of Riverside
shall conduct a preconstruction nesting-bird survey no more than three days before ground
disturbance. If ground disturbance does not begin within three days of the survey, another survey
shall be conducted.

If nesting activity is observed, appropriate avoidance measures shall be implemented. The Project
biologist shall establish and mark a buffer around the active nest. Construction activities shall
remain outside a minimum 300-foot buffer around active nests and a 500-foot buffer around active
raptor nests. No vegetation clearing or ground disturbance shall occur within the buffer until the
qualified biologist and Riverside County Environmental Programs Division verify that the nest is
no longer occupied and the juvenile birds can survive independently. The Project biologist shall
monitor the nest during construction and shall have authority to halt ground-disturbing activities if
they are affecting nesting birds.

Before issuance of a grading permit, including permits for clearing, grubbing, or stockpiling, the
Project's consulting biologist shall submit a report documenting the survey results to the Riverside
County Environmental Programs Division for review. The survey shall cover the Project Site and
any offsite improvements. The Environmental Programs Division may also require a Monitoring
and Avoidance Plan before issuance of a rough grading permit.

BIO-2 Burrowing Owl 30-Day Preconstruction Survey (Implemented through Planning-EPD
Condition of Approval 060-Planning-EPD.1)
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Pursuant to Objectives 6 and 7 of the Species Account for the Burrowing Owl in the Western
Riverside County MSHCP, a qualified biologist shall conduct a preconstruction presence/absence
survey for burrowing owl within 30 days before issuance of a grading permit, including permits for
clearing, grubbing, or stockpiling. The survey shall cover the Project Site and any offsite
improvements, and the results shall be provided in writing to the Riverside County Environmental
Programs Division. If ground-disturbing activities do not begin within 30 days after the survey,
another survey shall be conducted.

If the Project Site is occupied by burrowing owls, take shall be avoided pursuant to the MSHCP
and Migratory Bird Treaty Act. Relocation may be approved only outside the nesting season of
February 1 through August 31. Before any relocation, a qualified biologist who holds a
memorandum of understanding with the County of Riverside shall submit a relocation plan to the
Riverside County Environmental Programs Division, CDFW, and U.S. Fish and Wildlife Service
for review and approval.

BIO-3 — Crotch’s Bumble Bee (Implemented through Planning-EPD Condition of Approval 060-
Planning EPD.2)

Before ground disturbance, a qualified biologist with experience surveying for and observing
Crotch's bumble bee shall conduct a habitat assessment within the Project Site and an appropriate
survey buffer. If the qualified biologist determines that suitable habitat is present, site-specific
surveys for Crotch's bumble bee shall be conducted in accordance with any survey protocol
provided by CDFW. If Crotch's bumble bee is present within the impact area and would be affected
by Project implementation, the Project applicant shall obtain appropriate take authorization and
implement mitigation determined in consultation with CDFW.

Inactive small-mammal burrows and thatched or bunch grasses shall be avoided whenever
feasible. If an inactive burrow may be disturbed by Project activities, it shall be resurveyed for
Crotch's bumble bee presence within seven days before the scheduled disturbance.

If Crotch's bumble bee is present, the qualified biologist shall identify all nests within or adjacent
to the Project Site. If nests are identified, a minimum 15-meter no-disturbance buffer shall be
established around each nest. The qualified biologist shall coordinate with CDFW to expand the
buffer as necessary to prevent disturbance or take.

The Project does not have authority to take a candidate species. If take or adverse effects to
Crotch's bumble bee cannot be avoided during Project activities or over the life of the Project, the
applicant shall obtain an Incidental Take Permit from CDFW before grading.

Monitoring: Implementation of Mitigation Measures BIO-1 through BIO-3 shall be documented by a
qualified biologist in accordance with Planning-EPD Conditions 060-Planning-EPD.1 through 060-
Planning-EPD.3. Survey results and any required avoidance measures shall be submitted to the
Riverside County Environmental Programs Division before the applicable grading or ground-disturbing
activities.
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CULTURAL RESOURCES Would the project:
8. Historic Resources
a. Alter or destroy a historic site? L] L] L] >
b. Cause a substantial adverse change in the ] ] ] <

significance of a historical resource, pursuant to
California Code of Regulations to Section 15064.5?

Source(s): On-site inspection; Riverside County Map My County GIS Database; California Historical
Resources Information System (CHRIS) — South Coastal Information Center, National Register of
Historic Places (NRHP); California Register of Historical Resources (CRHR); California Office of Historic
Preservation (OHP) Built Environment Resource Directory; historic aerial imagery and General Land
Office (GLO) maps; and Cultural Resources Assessment for the Meadowbrook Marketplace, prepared
by South Environmental, LLC. dated January 14, 2026 (Appendix C).

Findings of Fact:

a) The Cultural Resources Assessment (CRA) prepared for the Meadowbrook Marketplace (Appendix
C) evaluated the potential presence of historic-period resources within and adjacent to the project site.
The assessment included a records search at the California Historical Resources Information System
(CHRIS), review of historic aerial photographs and maps, and a pedestrian field survey of the project
area. The project site has been subject to extensive prior disturbance associated with historic
agricultural use, grading, and long-term vacancy along the Highway 74 corridor.

No standing structures or other surface indications of historic-period occupation, apart from two historic-
age building foundations, were identified during the field survey. The two foundations were recorded as
a single property associated with 27410 Highway 74 and evaluated for eligibility for listing in the CRHR.
The CRA concluded that the property does not satisfy the applicable criteria for historical significance
and recommended that it is not eligible for listing in the CRHR. Accordingly, the two historic-age building
foundations do not qualify as a historical resource under CEQA Guidelines Section 15064.5. Because
the foundations do not constitute a historic site or historical resource, their removal would not alter or
destroy a historic site. No impact would occur under this threshold.

Mitigation: No mitigation is required.
Monitoring: No monitoring is required.

b) Pursuant to CEQA Guidelines Section 15064.5, historical resources include those listed in, or
determined eligible for listing in, the CRHR, resources included in a local register, or resources
determined to be historically significant by the lead agency.

As documented in the CRA, two historic-age building foundations were identified within the Project Site
and recorded as a single property associated with 27410 Highway 74. The property is not listed in the
CRHR or a local register and was recommended not eligible for listing in the CRHR because it does not
satisfy the applicable criteria for historical significance. Accordingly, the foundations do not constitute a
historical resource under CEQA Guidelines Section 15064.5.

Because no historical resource would be affected, the Project would not result in a substantial adverse
change in the significance of a historical resource. No impact would occur under this threshold.
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Mitigation: No mitigation is required.
Monitoring: No monitoring is required.
9. Archaeological Resources
a. Alter or destroy an archaeological site? L] > L] L]
b. Cause a substantial adverse change in the significance ] = ] ]
of an archaeological resource, pursuant to California
Code of Regulations, Section 15064.57
c. Disturb any human remains, including those interred
outside of formal cemeteries? L] > o L]
d. Restrict existing religious or sacred uses within the ] ] ] =

potential impact area?

Source(s): California Historical Resources Information System (CHRIS) — South Coastal Information
Center, (records search); Native American Heritage Commission (NAHC) Sacred Lands File search;
AB 52 Tribal consultation correspondence (County of Riverside, 2025-2026); County of Riverside GIS
Database; historic aerial photographs and General Land Office (GLO) maps; and Cultural Resources
Assessment for the Meadowbrook Marketplace, prepared by South Environmental, LLC. January 14,
2026 (Appendix C).

Findings of Fact:

a-b) The CRA prepared for the Meadowbrook Marketplace (Appendix C) included a records search with
the CHRIS — South Coastal Information Center, a Sacred Lands File (SLF) search conducted by the
Native American Heritage Commission (NAHC), review of historic aerial photographs and maps, and a
pedestrian field survey of the Area of Potential Effects (APE). The Project site has been subject to prior
disturbance associated with historic agricultural use, grading, and rural/residential activities along the
Highway 74 corridor. No previously recorded archaeological sites or surface manifestations of
prehistoric or historic archaeological resources were identified within the project footprint during the
records search or field survey.

Based on the results of the CRA, no archaeological resources meeting the definition of a historical
resource or a unique archaeological resource under CEQA Guidelines Section 15064.5 were identified
within the project site. However, the AB 52 consultation process identified the Project Site as being
within a broader tribal cultural resource landscape, as discussed in the Tribal Cultural Resources
section. In addition, previously unidentified subsurface archaeological resources could be encountered
during grading and other ground-disturbing activities.

The Project would be subject to archaeological and Native American monitoring, resource-discovery
procedures, and treatment and disposition requirements established through Mitigation Measures CUL-
1, CUL-2 and TCR-1 through TCR-5. With implementation of these measures, potential impacts to
previously unidentified archaeological resources would be less than significant with mitigation
incorporated.

c) The potential for encountering human remains at the Project site is low. No known burial sites have

been identified on the site or in the vicinity. However, previously unidentified human remains could be
encountered during ground-disturbing activities.
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California Health and Safety Code §7050.5, Public Resources Code § 5097.98, and § 15064.5 of the
California Code of Regulations (CEQA Guidelines) mandate procedures to be followed, including that,
if human remains are encountered during excavation, all work must halt, and the County Coroner must
be notified (Section 7050.5 of the California Health and Safety Code). The coroner will determine
whether the remains are of forensic interest. If the coroner, with the aid of the supervising archaeologist,
determines that the remains are prehistoric, the coroner will contact the Native American Heritage
Commission (NAHC). The NAHC will be responsible for designating the most likely descendant (MLD)
responsible for the ultimate disposition of the remains, as required by Section 5097.98 of the Public
Resources Code. The MLD should make his/her recommendations within 48 hours of their notification
by the NAHC. This recommendation may include A) the non-destructive removal and analysis of human
remains and items associated with Native American human remains; (B) preservation of Native
American human remains and associated items in place; (C) relinquishment of Native American human
remains and associated items to the descendants for treatment; or (D) other culturally appropriate
treatment. Section 7052 of the Health & Safety Code also states that disturbance of Native American
cemeteries is a felony.

With compliance with applicable law and implementation of Mitigation Measure TCR-4, impacts to
human remains would be less than significant with mitigation incorporated.

d) Religious or Sacred Uses. Information regarding tribal cultural resources and the results of AB 52
consultation are addressed in the Tribal Cultural Resources section. Although consultation identified
the Project Site as being within a broader tribal cultural resource landscape, the consultation record did
not identify an existing religious or sacred use within the Project footprint that would be restricted by
development of the Project.

Accordingly, the Project would not restrict an existing religious or sacred use within the potential impact
area. No impact would occur under this threshold.

Mitigation:

Mitigation Measure CUL-1- Project Archaeologist (/Implemented through Condition of Approval 060-

Planning-CUL.3)
Prior to issuance of grading permits: The applicant/developer shall provide evidence to the
County of Riverside Planning Department that a County certified professional archaeologist
(Project Archaeologist) has been contracted to implement a Cultural Resource Monitoring
Program (CRMP). A Cultural Resource Monitoring Plan shall be developed in consultation with
the monitoring tribe(s) that addresses the details of all activities and provides procedures that
must be followed in order to reduce the impacts to cultural, tribal cultural and historic resources
to a level that is less than significant as well as address potential impacts to undiscovered buried
archaeological resources associated with this project. A fully executed copy of the contract and
a digitally signed copy of the Monitoring Plan shall be provided to the County Archaeologist to
ensure compliance with this condition of approval.

Working directly under the Project Archaeologist, an adequate number of qualified
Archaeological Monitors shall be present to ensure that all earth moving activities are observed
and shall be on-site during all grading activities for areas to be monitored including off-site
improvements. Inspections will vary based on the rate of excavation, the materials excavated,
and the presence and abundance of artifacts and features.
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The Professional Archaeologist may submit a detailed letter to the County of Riverside during
grading requesting a modification to the monitoring program if circumstances are encountered
that reduce the need for monitoring.

Mitigation Measure CUL-2 — Phase IV Monitoring Report (Implemented through Condition of
Approval 070—Planning-CUL.3.)

Prior to Grading Permit Final Inspection, a Phase IV Cultural Resources Monitoring Report shall
be submitted that complies with the Riverside County Planning Department’s requirements for
such reports for all ground-disturbing activities associated with this grading permit. The report
shall follow the County of Riverside Planning Department Cultural Resources (Archaeological)
Investigations Standard Scopes of Work posted on the TLMA website. The report shall include
results of any feature relocation or residue analysis required, as well as evidence of the required
cultural-sensitivity training for construction staff held during the required pregrade meeting and
evidence that any artifacts have been treated in accordance with procedures stipulated in the
Cultural Resources Monitoring Plan. The report shall also include the Tribal Monitoring Notes as
a confidential appendix. Once approved by the County Archaeologist, the Project Archaeologist
shall provide a copy to the consulting tribes and the South Coastal Information Center.

Monitoring: Implementation of Mitigation Measures CUL-1 and CUL-2 shall be monitored by the
Riverside County Archaeologist through review of the Project Archaeologist’s contract and Cultural
Resources Monitoring Plan, oversight of the monitoring program, review of any requested modification
to monitoring, and review and approval of the Phase IV Cultural Resources Monitoring Report.

ENERGY Would the project:

10. Energy Impacts
a. Result in potentially significant environmental impacts L] L] > L]

due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project
construction or operation?

b. Conflict with or obstruct a State or Local plan for
renewable energy or energy efficiency? L] L] > L]

Source(s): Riverside County General Plan; Riverside County Climate Action Plan (CAP); Project
Description and Application Materials (CUP220022); California Emissions Estimator Model (CalEEMod)
Version 2022.1 (Appendix A); California Building Energy Efficiency Standards (Title 24, Part 6);
California Green Building Standards Code (CALGreen, Title 24, Part 11).

Findings of Fact:

a) During construction, the Project would temporarily consume energy for the operation of construction
equipment and vehicles. Standard methods of earth moving, excavations, building construction, and
paving are planned. The Project would use conventional construction equipment and methods for a
commercial development of this type. The proposed construction activities do not include methods of
construction which would result in inefficient or unnecessary use of energy resources.

The Project would be required to comply with the California Building Energy Efficiency Standards and
CALGreen requirements in effect when building-permit applications are submitted. Based on the
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anticipated construction schedule, the Project would be subject to the 2025 Energy Code and 2025
CALGreen. These standards establish mandatory and performance-based requirements for building
envelopes, lighting, mechanical systems, water heating, renewable-energy systems, electric-vehicle
infrastructure, water efficiency, and construction-waste management, as applicable to the proposed
buildings and uses.

Tables 6 and 7 present the estimated gasoline consumption associated with construction-worker trips
and diesel-fuel consumption associated with construction equipment. The estimates were derived from
the construction emissions and vehicle-mile assumptions modeled using CalEEMod Version 2022.1.
For purposes of the analysis, worker vehicles were assumed to use gasoline and construction
equipment was assumed to use diesel fuel.

Table 6
Estimated Construction Worker Gasoline Demand

CO2E MT Kg CO2e Gallons
Demolition — 2025 1.8 1,800 203
Site Preparation — 2025 1.1 1,100 125
Grading — 2025 1.8 1,800 203
Building Construction — 2026 60.2 60,200 6,786
Building Construction — 2026 78.2 78,200 8,816
Architectural Coating - 2026 1.7 1,700 192
Paving - 2026 3.9 3,900 440
Total 149 148,700 16,765

Table 7
Estimated Construction Equipment Diesel Demand
CO2E Kg CO2e Gallons
MT

Demolition — 2025 31.1 31,100 3,055
Site Preparation — 2025 24 1 24,100 2,367
Grading — 2025 26.9 26,900 2,642
Building Construction - 2025 108.4 108,400 10,648
Building Construction - 2026 143.4 143,400 14,086
Architectural Coating — 2026 13.7 13,700 1,346
Paving - 2026 2.7 2,700 265
Total 350.3 350,300 34,409

During operation, the Project would consume energy through building lighting, heating and cooling,
water heating, commercial equipment, and vehicle trips. Based on the CALEEMOD analysis, the project
would generate demand for approximately 768,639 kilowatt hours (kWh) of electricity and 2,147,620
British Thermal Units (BTU) of natural gas annually. The annual gasoline demand generated by
passenger vehicles visiting the site would be approximately 126,381 gallons.

Compliance with state Title 24 and CALGreen standards related to energy efficiency (i.e., insulation
and window/door/wall assemblies) and reducing water consumption (i.e., use of low flow fixtures) would
ensure that the Project would not result in wasteful, inefficient, or unnecessary consumption of energy
resources. No further Project-specific mitigation measures would be required. Implementation of the
Project would not result in wasteful, inefficient, or unnecessary consumption of energy resource that
may have a significant impact on the environment. Impacts would be less than significant and no
mitigation would be required.
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b) The Meadowbrook Marketplace will be constructed in full compliance with the California Building
Standards Code, including the California Energy Code (Title 24, Part 6) and the California Green
Building Standards Code (CALGreen, Title 24, Part 11), which require the use of energy-efficient
building materials, lighting, heating, ventilation, and air conditioning systems. The project will also
comply with Riverside County’s Climate Action Plan (CAP) policies that promote energy efficiency,
waste reduction, renewable energy readiness, and water conservation in new development.

Sustainability features incorporated into project design include high-efficiency LED lighting, Energy
Star-rated appliances and equipment, low-flow plumbing fixtures, and drought-tolerant landscaping with
efficient irrigation systems. Construction waste will be diverted from landfills to the maximum extent
practicable, consistent with Assembly Bill (AB) 341, which requires at least 75 percent diversion of solid
waste through recycling and reuse.

Electricity for the project will be provided by Southern California Edison (SCE), a utility subject to the
California Renewables Portfolio Standard (RPS), which requires utilities to increase renewable energy
sources in their power supply. The project will also comply with the State’s renewable and zero-carbon
electricity requirements established under Senate Bill (SB) 100. The Project would also be subject to
applicable energy-efficiency and renewable-energy provisions of the County’s adopted Climate Action
Plan and associated consistency-review requirements.

As a new commercial development, the project will be required to incorporate solar-ready infrastructure
and electric vehicle (EV) charging capability pursuant to Title 24 and CALGreen requirements. These
features support long-term transition to renewable energy and low-carbon transportation consistent with
both State and County plans.

Accordingly, the Meadowbrook Marketplace would not conflict with or obstruct any State or Local plan
for renewable energy or energy efficiency. Compliance with these mandatory State and County
requirements would ensure that the Project would not conflict with or obstruct an applicable plan for
renewable energy or energy efficiency. Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

GEOLOGY AND SOILS Would the project:

11. Alquist-Priolo Earthquake Fault Zone or County Fault
Hazard Zones L] L] > L]
a. Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death?

b. Be subject to rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo L] L] 2 L]
Earthquake Fault Zoning Map issued by the State
Geologist for the area or based on other substantial
evidence of a known fault?

Source(s): California Geological Survey (CGS), Alquist-Priolo Earthquake Fault Zone Maps (2024);
U.S. Geological Survey (USGS), Quaternary Fault and Fold Database of the United States (2024);
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Riverside County GIS Database — Fault Hazard and Seismic Zone Layers (2024); Riverside County
General Plan (2021), Safety Element, Figures S-1 (Regional Fault Zones) and S-2 (Seismic Hazards);
California Building Code (CBC, 2022 Edition), Chapter 16 — Structural Design; Preliminary Geotechnical
and Infiltration Report, prepared by SoCal Professional Engineers, Inc., dated November 2024
(Appendix D); Preliminary Grading and Drainage Plan, prepared by SiteTech, Inc., dated July 16, 2025
(Appendix E).

Findings of Fact:

a) The Meadowbrook Marketplace site is located within the Perris Block portion of the Peninsular
Ranges Geomorphic Province of southern California. This province is characterized by relatively stable
crystalline bedrock bounded by several major fault systems, including the Elsinore, San Jacinto, San
Andreas, and Cucamonga Fault Zones. The nearest active fault is the Elsinore Fault, located
approximately 4.9 miles west of the project site. The San Jacinto Fault Zone lies roughly 14.9 miles
northeast, and the San Andreas Fault Zone is located farther east, beyond the San Gorgonio Pass
region.

According to the California Geological Survey (2024) and the Riverside County GIS Fault Hazard Zone
Layer (2024), the project site is not located within an Alquist-Priolo Earthquake Fault Zone or a County-
designated Fault Hazard Zone. The Preliminary Geotechnical and Infiltration Report (SoCal
Professional Engineers, November 2024) found no evidence of active or potentially active faults
underlying the site and noted that no surface expressions of faulting, cracking, or warping were
observed during the field exploration. Therefore, the potential for ground-surface rupture on-site is
considered low, and the project would not directly or indirectly cause substantial adverse effects due to
fault rupture.

As with most sites in southern California, the Meadowbrook Marketplace site may experience strong
ground shaking resulting from regional seismic events along nearby fault systems. The Project would
be required to comply with the California Building Code in effect when the applicable permit applications
are submitted and with applicable site-specific recommendations contained in the final geotechnical
report. The CBC establishes minimum standards for foundation stability, lateral-force resistance, and
structural design to ensure that new buildings can safely withstand anticipated levels of seismic ground
motion without collapse.

Implementation of the site-specific geotechnical recommendations—including foundation design
parameters, compaction criteria, and grading specifications outlined in the SoCal Professional
Engineers (2024) report—will ensure that seismic design performance standards are met. With
compliance with CBC seismic design requirements and incorporation of the report’s recommendations,
the project would not expose people or structures to substantial adverse effects related to fault rupture
or ground shaking. Impacts would be less than significant.

b) During the life of the proposed development, the Meadowbrook Marketplace site may experience
moderate to occasionally strong ground shaking resulting from regional seismic events along nearby
active fault systems, including the Elsinore Fault Zone, located approximately 4.9 miles west, and the
San Jacinto Fault Zone, located roughly 14.9 miles northeast of the site. The San Andreas Fault Zone
lies farther east, beyond the San Gorgonio Pass. The intensity of shaking at the project site will depend
on the magnitude and proximity of future earthquakes; however, given its distance from major active
fault traces, the likelihood of surface rupture or direct fault displacement within the site is considered
low.
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According to the Preliminary Geotechnical and Infiltration Report prepared by SoCal Professional
Engineers, Inc. (November 2024), the site is not located on or immediately adjacent to a known active
or potentially active fault, and no evidence of surface rupture, shearing, or offset was observed in the
subsurface explorations. The report concludes that seismic ground shaking represents the primary
geologic hazard at the site but that the hazard can be effectively mitigated through adherence to
California Building Code seismic design requirements.

All grading, foundation work, and structural improvements will be completed in accordance with the
geotechnical recommendations of the SoCal Professional Engineers (2024) report and CBC Chapter
16, Section 1613 (Earthquake Loads). These provisions require design measures such as appropriate
foundation systems, structural framing, and lateral-force-resisting elements to ensure that buildings can
safely withstand expected levels of ground motion.

While the project site will be subject to regional seismic shaking, it is not located within or immediately
adjacent to an active fault zone. With compliance with CBC seismic design standards and
implementation of the geotechnical recommendations, the project would not expose people or
structures to substantial adverse effects from ground rupture or displacement. Impacts would be less
than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

12. Liquefaction Potential Zone
a. Be subject to seismic-related ground failure, including L] L] 2 L]
liguefaction?

Source(s): Riverside County General Plan (2021), Safety Element, Figure S-2 (Seismic Hazards);
Riverside County GIS Database — Seismic Hazard and Liquefaction Zones (2024); California Building
Code (CBC, 2022 Edition); and Preliminary Geotechnical and Infiltration Report, SoCal Professional
Engineers, Inc. (November 2024) (Appendix D);

Findings of Fact:

a) Liquefaction is a phenomenon in which saturated, loose, granular soils temporarily lose strength and
behave as a fluid when subjected to strong seismic ground shaking. The potential for liquefaction
depends on several factors, including soil type, density, depth to groundwater, and the intensity and
duration of ground motion.

According to the Riverside County General Plan Safety Element (Figure S-2, Seismic Hazards) and the
Riverside County GIS Seismic Hazard Layer (2024), the Meadowbrook Marketplace site is not located
within a designated liquefaction hazard zone. The Preliminary Geotechnical and Infiltration Report
prepared by SoCal Professional Engineers, Inc. (November 2024) included subsurface exploration
consisting of soil borings advanced to depths of approximately 12 feet below existing grade. The borings
encountered medium-dense to very-dense sandy and silty soils underlain by weathered granitic
materials characteristic of the Perris Block portion of the Peninsular Ranges. These materials are not
considered highly susceptible to seismic densification or liquefaction.
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No groundwater was encountered during field exploration, and available regional groundwater data
indicate that the water table occurs at depths greater than 50 feet below the surface in this portion of
unincorporated western Riverside County. Groundwater was not encountered within the maximum
explored depth of approximately 12 feet. The report notes that shallow granitic bedrock is generally
non-groundwater-bearing, although water may be transmitted through fractures and joints. Given the
absence of shallow groundwater, the dense to very-dense character of the site soils, and the site’s
location outside of a mapped liquefaction zone, the potential for seismically induced liquefaction or
related ground failure is considered low.

Grading and foundation design would be required to comply with the California Building Code in effect
when the applicable permit applications are submitted and with applicable recommendations of the final
County-approved geotechnical report. These recommendations include removal of loose sails,
overexcavation and recompaction of building pads and paved areas, fill placement and compaction
requirements, foundation-design criteria, and geotechnical observation and testing during grading.

Based on the site’s low mapped liquefaction hazard, shallow granitic bedrock, absence of groundwater
within the explored depth, and required compliance with applicable building-code and geotechnical
requirements, the Project would not expose people or structures to substantial adverse effects
associated with liquefaction or related seismic ground failure. Impacts would be less than significant.
Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

13. Ground-shaking Zone
a. Be subject to strong seismic ground shaking? L] L] > L]

Source(s): Riverside County General Plan (2021), Safety Element, Figures S-1 (Regional Fault
Zones) and S-2 (Seismic Hazards); Riverside County GIS Database — Fault Hazard and Seismic Zone
Layers (2024); California Geological Survey (CGS), Alquist-Priolo Earthquake Fault Zone Maps (2024);
California Building Code (CBC, 2022 Edition), Chapter 16 — Structural Design; Preliminary Geotechnical
and Infiltration Report, SoCal Professional Engineers, Inc. (November 2024) (Appendix D); Preliminary
Grading and Drainage Plan, SiteTech, Inc. (August 25, 2026) (Appendix E)

Findings of Fact:

a) The Meadowbrook Marketplace site is located within a seismically active region of southern California
and, like all areas of Riverside County, is subject to strong ground shaking during major regional
earthquakes. The nearest active faults are the Elsinore Fault Zone, approximately 4.9 miles west of the
site, and the San Jacinto Fault Zone, approximately 14.9 miles northeast. More distant regional faults—
including the San Andreas and Cucamonga Fault Zones—may also generate ground shaking that could
be felt at the project site.

According to mapping by the California Geological Survey (2024) and the Riverside County GIS Fault
Hazard Layer (2024), the site is not located within an Alquist-Priolo Earthquake Fault Zone, and no
active or potentially active fault traces are known to traverse or project toward the property. The
Preliminary Geotechnical and Infiltration Report prepared by SoCal Professional Engineers, Inc.
(November 2024) found no evidence of fault-related deformation or offset within the site and confirmed
that underlying materials consist primarily of dense alluvial and granitic soils typical of the Perris Block,
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which provide a stable foundation for development. Accordingly, the potential for ground-surface rupture
is considered low.

Proposed structures and site improvements would be required to comply with the California Building
Code in effect when the applicable permit applications are submitted and with applicable
recommendations of the final County-approved geotechnical report. The CBC establishes minimum
standards for structural strength, lateral-force resistance, and foundation performance to protect public
safety during earthquakes. All grading and foundation design will also incorporate the site-specific
recommendations outlined in the SoCal Professional Engineers (2024) report.

With compliance with CBC seismic design requirements and implementation of the geotechnical
recommendations, the project would not expose people or structures to substantial adverse effects
related to strong ground shaking. Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

14. Landslide Risk
a. Be located on a geologic unit or soil that is unstable, L] L] 2 L]
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, collapse, or rockfall
hazards?

Source(s): Riverside County General Plan (2021), Safety Element, Figure S-2 (Seismic Hazards);
Riverside County GIS Database — Landslide and Slope Stability Layers (2024); U.S. Geological Survey
(USGS) Slope Stability and Landslide Susceptibility Mapping (2024); California Building Code (CBC,
2022 Edition), Chapters 16 and 18 — Structural Design and Soils and Foundations; Riverside County
Ordinance No. 457 (Grading Ordinance); Preliminary Geotechnical and Infiltration Report, SoCal
Professional Engineers, Inc., dated November 2024 (Appendix D); Preliminary Grading and Drainage
Plan, SiteTech, Inc., dated August 25, 2026 (Appendix E).

Findings of Fact:

Landslides and slope instability typically occur on steep natural hillsides or artificial slopes that have
been over-steepened or inadequately drained. The Meadowbrook Marketplace site is generally level to
gently sloping, with surface elevations decreasing generally toward the western and southwestern
portions of the property. The site and surrounding area do not contain significant natural slopes, bluffs,
or escarpments that would present a risk of landslide or slope failure.

According to the Riverside County General Plan Safety Element (Figure S-2, Seismic Hazards), the
Riverside County GIS Slope Stability Layer (2024), and the U.S. Geological Survey (2024) Slope
Stability Mapping, the project site is not located within a mapped landslide hazard zone or area of
potential slope instability. The Preliminary Geotechnical and Infiltration Report prepared by SoCal
Professional Engineers, Inc. (November 2024) included subsurface borings that encountered medium-
dense to very-dense sandy and silty soils underlain by weathered granitic materials. These conditions
are considered stable under both static and seismic loading and are not susceptible to deep-seated
landsliding or lateral spreading.
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Project grading would establish building pads, parking and circulation areas, landscaped areas, and
drainage improvements. Final grading would be required to comply with Riverside County Ordinance
No. 457, the California Building Code in effect when the applicable permit applications are submitted,
and applicable recommendations of the final County-approved geotechnical report. Geotechnical
recommendations include removal of loose soils, over-excavation and recompaction, fill-placement and
compaction requirements, positive drainage away from foundations, and observation and testing during
grading.

With implementation of the geotechnical recommendations from the SoCal Professional Engineers
(2024) report and compliance with County grading and design standards, the project’s engineered
building pads and minor landscape slopes will remain stable during and after construction. Based on
the site’s level topography, absence of mapped landslide hazards, and adherence to applicable
regulations, the potential for slope instability or landslides is considered less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

15. Ground Subsidence
a. Be located on a geologic unit or soil that is unstable, L] L] b L]
or that would become unstable as a result of the
project, and potentially result in ground subsidence?

Source(s): Riverside County General Plan (2021), Safety Element, Figure S-3 (Ground Failure and
Subsidence); Riverside County GIS Database — Ground Failure and Subsidence Layers (2024);

U.S. Geological Survey (USGS), Ground Subsidence and Compaction Mapping (2024); California
Building Code (CBC, 2022 Edition), Chapters 16 and 18 — Structural Design and Soils and
Foundations; Riverside County Ordinance No. 457 (Grading Ordinance); Preliminary Geotechnical
and Infiltration Report, SoCal Professional Engineers, Inc., dated November 2024 (Appendix D);
Preliminary Grading and Drainage Plan, SiteTech, Inc., dated August 25, 2026(Appendix E).

Findings of Fact:

a) Ground subsidence is defined as the gradual lowering or settling of the ground surface due to natural
or human-induced causes such as seismic activity, groundwater withdrawal, hydro-compaction,
oxidation of organic soils, or collapse of underground voids.

According to the Riverside County General Plan Safety Element (Figure S-3, Ground Failure and
Subsidence) and the Riverside County GIS Ground-Failure and Subsidence Layers (2024), the
Meadowbrook Marketplace site is not located within a mapped subsidence hazard zone. Regional
subsidence within Riverside County typically occurs in groundwater-withdrawal basins such as the San
Jacinto and Coachella Valleys; the Meadowbrook area is not identified as being affected by these
conditions.

The Preliminary Geotechnical and Infiltration Report prepared by SoCal Professional Engineers, Inc.
(November 2024) included borings advanced to depths of approximately 12 feet below grade. The
investigation found the site to be underlain by medium-dense to very-dense silty sands and sandy silts
underlain by weathered granitic material. These soils are not susceptible to hydro-compaction, collapse,
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or significant consolidation. No evidence of subsidence, voids, or differential settlement was observed
during field exploration. Groundwater was not encountered to a depth of 12 feet, and regional well data
indicate that the water table in this portion of unincorporated western Riverside County occurs at depths
greater than 50 feet below the surface.

The Preliminary Grading and Drainage Plan establishes balanced on-site grading with finished pad
elevations designed to maintain natural drainage patterns and minimize differential settlement. Project
grading and foundation construction will conform to Riverside County Ordinance No. 457 (Grading
Ordinance) and the California Building Code, including the site-specific geotechnical recommendations
addressing compaction criteria, bearing capacities, and fill placement.

The geotechnical investigation did not encounter groundwater within the maximum explored depth of
approximately 12 feet. Although the report anticipates approximately 0.15 foot of construction-related
ground subsidence from site preparation, this settlement would occur during grading and would be
addressed through the recommended overexcavation, recompaction, and geotechnical observation and
testing. Given the site’s dense, non-collapsible soils, deep groundwater, absence of mapped
subsidence hazards, and compliance with County and CBC design standards, the potential for ground
subsidence or soil instability is considered low. Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

16. Other Geologic Hazards
a. Be subject to geologic hazards, such as seiche, L] L] L] >
mudflow, or volcanic hazard?

Source(s): Riverside County General Plan (2021), Safety Element, Figure S-4 (Seismic and Geologic
Hazards); Riverside County GIS Database — Inundation, Mudflow, and Geologic Hazard Layers (2024);
California Geological Survey (CGS), Geologic Hazards Map Series (2024); U.S. Geological Survey
(USGS), National Volcanic and Seismic Hazard Maps (2024 ); Preliminary Geotechnical and Infiltration
Report, SoCal Professional Engineers, Inc., dated November 2024 (Appendix D); Preliminary Grading
and Drainage Plan, SiteTech, Inc., dated August 25, 2026 (Appendix E).

Findings of Fact:

a) Seiches are standing waves that can occur in enclosed or partially enclosed bodies of water, typically
triggered by seismic activity or atmospheric disturbances. Tsunamis are large, ocean-borne waves
caused by undersea earthquakes or volcanic events. The Meadowbrook Marketplace site is located
well inland—approximately 46 miles from the Pacific Ocean—and is therefore not subject to tsunami
hazards.

Canyon Lake, also known as Railroad Canyon Reservaoir, is approximately three miles southeast of the
Project Site; Lake Elsinore is approximately four miles southwest; and Lake Perris is approximately 10
miles northeast. Canyon Lake and Lake Perris are engineered reservoirs, while Lake Elsinore is a
natural lake with managed water-supply and water-quality systems. According to the Riverside County
General Plan Safety Element (Figure S-4, Seismic and Geologic Hazards), the Riverside County GIS
Geologic Hazard Layers (2024), and review of regional topography, the project site is not located within
a mapped inundation or seiche hazard area. Based on the site’s location relative to large bodies of
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water, the Preliminary Geotechnical and Infiltration Report concludes that seiches and tsunamis are not
potential hazards affecting the site.

Mudflows and debris flows generally originate on steep or unstable slopes during periods of intense
rainfall. The Preliminary Geotechnical and Infiltration Report prepared by SoCal Professional Engineers,
Inc. and the Preliminary Grading and Drainage Plan prepared by SiteTech, Inc. indicate that the Project
Site is generally level to gently sloping, with surface elevations decreasing generally toward the western
and southwestern portions of the property.

The geotechnical report identifies no significant slopes within approximately one kilometer (0.6 mile) of
the site. Although an artificial roadside drainage ditch and culverts occur along the western boundary,
the site does not contain steep slopes or unstable terrain capable of generating a substantial debris-
flow or mudflow hazard. Site grading and drainage improvements will collect and direct stormwater to
on-site bioretention basins and storm-drain facilities, minimizing erosion and slope-related hazards.

The Project Site is not within a mapped volcanic-hazard area. Accordingly, the Project would not expose
people or structures to substantial adverse effects associated with seiche, tsunami, mudflow, or volcanic
activity. No impact would occur under this threshold.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

17. Slopes
a. Change topography or ground surface relief L] L] I L]
features?
b. Create cut or fill slopes greater than 2:1 or higher than
10 feet? L] L] L] =
c. Result in grading that affects or negates subsurface u u u X

sewage disposal systems?

Source(s): Riverside County General Plan (2021), Safety Element and Land Use Element;

Riverside County Ordinance No. 457 (Grading Ordinance); Riverside County Building and Safety
Department — Standard Grading and Drainage Requirements; California Building Code (CBC, 2022
Edition), Chapters 16 and 18 — Structural Design and Soils and Foundations; Preliminary Geotechnical
and Infiltration Report, SoCal Professional Engineers, Inc., dated November 2024 (Appendix D);
Preliminary Grading and Drainage Plan, SiteTech, Inc., dated August 25, 2026 (Appendix E).

Findings of Fact:

a-c) The Meadowbrook Marketplace will require standard grading to prepare building pads, parking
areas, drive aisles, stormwater facilities, and utility trenches, including subsurface installation of fuel
storage tanks and utility lines. According to the Preliminary Grading and Drainage Plan prepared by
SiteTech, Inc. and the Preliminary Geotechnical and Infiltration Report prepared by SoCal Professional
Engineers, Inc., the Project Site is generally level to gently sloping, with surface elevations decreasing
generally toward the western and southwestern portions of the property The existing terrain does not
contain prominent ridges, rock outcrops, or natural landforms that would be adversely affected by site
grading.
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Grading operations will be performed in compliance with the Riverside County Grading Ordinance
(Ordinance No. 457), the California Building Code, and Riverside County Building and Safety
Department requirements. These regulations require submittal of a grading permit, preparation of
detailed grading plans, and implementation of erosion and sediment control best management practices
(BMPs) consistent with the County’s NPDES Construction General Permit.

The Preliminary Grading Plan indicates that finished grades will be established at stable slopes not
exceeding County design criteria. No cut or fill slopes steeper than 2:1 (horizontal:vertical) or higher
than 10 feet are proposed. The site will be balanced during grading, minimizing the need for soil import
or export and maintaining stable pad elevations.

The SoCal Professional Engineers (2024) report indicates that the subsurface soils consist primarily of
medium-dense to very-dense sandy silts and silty sands. The geotechnical report recommends removal
of unsuitable or loose near-surface soils, overexcavation and recompaction beneath proposed
improvements, placement and compaction of engineered fill, and geotechnical observation and testing
during grading. These recommendations would be incorporated into the final grading and foundation
plans.

Subsurface utilities and underground fuel-storage facilities would be installed pursuant to approved
construction plans and applicable grading, building, fire, and environmental permits.

Based on the site’s level topography, the absence of steep or unstable slopes, and compliance with
County, CBC, and geotechnical design standards, the project would not result in unstable or unsafe
slope conditions, excessive cuts or fills, or grading that would affect subsurface utilities. Impacts would
be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

18. Soils
a. Result in substantial soil erosion or the loss of L] L] = L]
topsoil?
b. Be located on expansive soil, as defined in Section ] ] X [

1802.3.2 of the California Building Code (2007),
creating substantial risks to life or property?

c. Have soils incapable of adequately supporting use of ] ] ] =
septic tanks or alternative waste water disposal
systems where sewers are not available for the
disposal of waste water?

Source(s): U.S. Department of Agriculture (USDA), Soil Survey of Western Riverside County (2024);
Riverside County General Plan (2021), Safety Element and Land Use Element; California Building
Code, Chapters 16 and 18 — Structural Design and Soils and Foundations; Riverside County
Ordinance No. 457 (Grading Ordinance); Preliminary Geotechnical and Infiltration Report, SoCal
Professional Engineers, Inc., dated November 2024 (Appendix D); Preliminary Grading and Drainage
Plan, SiteTech, Inc., dated August 25, 2026 (Appendix E).

Findings of Fact:
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a) According to the U.S. Department of Agriculture (USDA) Soil Survey for Western Riverside County
(2024), soils mapped within the Meadowbrook Marketplace area consist primarily of well-drained sandy
and silty alluvial deposits typical of the Meadowbrook and Perris Valley region. The Preliminary
Geotechnical and Infiltration Report prepared by SoCal Professional Engineers, Inc. indicates that
subsurface materials consist of medium-dense to very-dense silty sands and sandy silts, which are not
considered highly erodible and exhibit good compaction and drainage characteristics. The Preliminary
Grading and Drainage Plan indicates that the Project Site is generally level to gently sloping, with
surface elevations decreasing toward the west and southwest. Project grading would establish stable
building pads and would not create substantial steep or unstable slopes.

Because grading and construction activities would disturb more than one acre, the project will be
required to obtain coverage under the State Water Quality Resources Control Board (SWRQCB)
Construction General Permit (Order 2022-0057-DWQ). As part of this process, a Stormwater Pollution
Prevention Plan (SWPPP) will be prepared and implemented to specify Best Management Practices
(BMPs) for erosion and sediment control. Typical measures may include silt fencing, stabilized
construction entrances, fiber rolls, soil binders, hydroseeding, and temporary sediment basins to
minimize sediment discharge from the construction site.

Upon completion of grading and construction, the site will be permanently stabilized through paving,
landscaping, and slope protection designed to prevent long-term erosion. With compliance with the
SWPPP, County grading permit requirements, NPDES construction standards, and geotechnical
recommendations, the project would not result in substantial soil erosion or the loss of topsoil. Impacts
would be less than significant

b) The geotechnical investigation encountered old alluvial deposits consisting primarily of silty sand,
which were generally loose near the surface and became denser with depth. Shallow granitic bedrock
was encountered in portions of the Project Site. Laboratory testing produced an Expansion Index of 8,
which is classified as non-expansive under the California Building Code. Although expansive-soil
hazards are not anticipated, the geotechnical report recommends removal, overexcavation, and
recompaction of loose near-surface soils to provide suitable support for the proposed improvements.

Final project design will incorporate all geotechnical recommendations from the SoCal Professional
Engineers report, including criteria for foundation design, subgrade preparation, and soil compaction in
accordance with the California Building Code and Riverside County Building and Safety Department
standards. These measures ensure that structures are supported on properly compacted, non-
expansive soils and that potential differential settlement is minimized.

With implementation of the report's recommendations and compliance with CBC and County
geotechnical design standards, the potential for damage or instability due to expansive or unstable soils
would be minimized to a less than significant level.

c) The Meadowbrook Marketplace will not utilize an on-site wastewater treatment system (OWTS) or
any alternative wastewater disposal system. Wastewater service would be provided by the Elsinore
Valley Municipal Water District through extension and connection to the public sewer system.

The Phase | Environmental Site Assessment identified the potential for remnant OWTS components
associated with former residential uses that have since been demolished. Any remaining subsurface
features will be properly removed, abandoned, or remediated under appropriate Riverside County
Department of Environmental Health (DEH) oversight and permitting prior to site development.
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Because the Project would connect to the public sewer system and would not use or rely upon an on-
site wastewater treatment system, soil suitability for wastewater treatment or disposal is not applicable.
Any remnant OWTS components associated with former residential uses would be abandoned or
removed in accordance with applicable Riverside County Department of Environmental Health
requirements. No impact would occur.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

19. Wind Erosion and Blowsand from project either on

or off site. L] L] b L]
a. Be impacted by or result in an increase in wind erosion
and blows and, either on or off site?

Source(s): Riverside County General Plan (2021), Safety Element, Figure S-8 (Wind Erosion
Susceptibility Map); Riverside County Ordinance No. 457 (Grading Ordinance); Riverside County
Ordinance No. 484 (Fugitive Dust Control Ordinance); South Coast Air Quality Management District
(SCAQMD) Rule 403 (Fugitive Dust Control); Preliminary Geotechnical and Infiltration Report, SoCal
Professional Engineers, Inc., dated November 2024 (Appendix D); Preliminary Grading and Drainage
Plan, SiteTech, Inc., dated August 25, 2026 (Appendix E).

Findings of Fact:

a) The Meadowbrook Marketplace site is located in western Riverside County in an area not identified
as a designated blowsand or wind-erosion hazard zone, as shown on Figure S-8 (Wind Erosion
Susceptibility Map) of the Riverside County General Plan Safety Element (2021). The site is generally
level and previously disturbed, consisting of compacted sandy silts and silty sands with limited
vegetative cover, as documented in the Preliminary Geotechnical and Infiltration Report (SoCal
Professional Engineers, Inc., November 2024).

During construction, wind erosion and fugitive dust could occur when soils are disturbed by grading,
trenching, or vehicle movement. However, all construction activities will be required to comply with
South Coast Air Quality Management District (SCAQMD) Rule 403 — Fugitive Dust Control, Riverside
County Ordinance No. 484, applicable County grading requirements, and the Project's Stormwater
Pollution Prevention Plan. Required dust-control practices would include:

e Regular watering or other stabilization of active construction areas;

e Stabilization of disturbed soil areas and stockpiles;

o Limiting on-site vehicle speeds on unpaved portions of the construction site to 15 mph or less;

o Removing visible soil tracked onto adjacent paved roadways; and

e Limiting or suspending earth-moving activities during high-wind conditions when fugitive-dust
emissions cannot be effectively controlled.
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The Preliminary Grading and Drainage Plan (SiteTech, Inc., August 25, 2026) indicates that finished
grades will be compacted and stabilized during each construction phase. After construction, all
disturbed areas not developed with structures or pavement will be permanently stabilized through
paving, landscaping, or hydroseeding, in accordance with the project’s Stormwater Pollution Prevention
Plan (SWPPP) and County grading-permit conditions.

Given the site’s relatively low mapped susceptibility to wind erosion and required compliance with
SCAQMD and County dust-control and soil-stabilization requirements, the Meadowbrook Marketplace
would not result in or be adversely affected by wind erosion or blowsand on- or off-site. Impacts would
be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

GREENHOUSE GAS EMISSIONS Would the project:

20. Greenhouse Gas Emissions
a. Generate greenhouse gas emissions, either directly L] > L] L]
or indirectly, that may have a significant impact on the
environment?

b. Conflict with an applicable plan, policy or regulation ] ] X ]
adopted for the purpose of reducing the emissions of
greenhouse gases?

Source(s): Riverside County Climate Action Plan (2015) and Climate Action Plan Update (2019);
Riverside County Climate Action Plan Screening Tables for Implementation of GHG Reduction
Measures (Revised 2023); California Emissions Estimator Model (CalEEMod) Version 2022.1 — Model
output prepared for the Meadowbrook Marketplace (Appendix A) and California Air Resources Board
(CARB), 2022 Scoping Plan for Achieving Carbon Neutrality.

Findings of Fact:

Gases that trap heat in the atmosphere are commonly referred to as greenhouse gases (GHGs), analogous
to the way in which a greenhouse retains heat. Common GHGs include water vapor, carbon dioxide (CO.),
methane (CH,), nitrous oxide (N,O), fluorinated gases, and ozone. GHGs are emitted by both natural
processes and human activities. Of these gases, carbon dioxide and methane are emitted in the greatest
quantities as a result of human activity. Carbon dioxide emissions are primarily byproducts of fossil fuel
combustion for electricity generation and transportation, while methane emissions result from activities
such as waste decomposition, agricultural practices, and landfill operations. Man-made GHGs with
comparatively high global warming potential include fluorinated gases such as hydrofluorocarbons (HFCs),
perfluorocarbons (PFCs), and sulfur hexafluoride (SF).

GHG emissions from human activities have increased atmospheric concentrations above naturally
occurring levels and contribute to global climate change. Because climate change is a cumulative
environmental issue, CEQA analysis generally considers whether a project’s incremental contribution to
GHG emissions would be cumulatively considerable.

Pursuant to the requirements of Senate Bill 97 (SB 97), the California Environmental Quality Act (CEQA)
Guidelines were amended to require evaluation of greenhouse gas emissions and, where feasible,
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mitigation of GHG impacts. The CEQA Guidelines provide regulatory direction for analyzing GHG
emissions and climate change impacts while allowing lead agencies discretion to adopt quantitative or
qualitative thresholds of significance.

Under CEQA Guidelines Section 15355, cumulative impacts are the combined effects of a project’s
incremental impacts together with the effects of past, present, and reasonably foreseeable future projects.
For greenhouse-gas emissions, CEQA Guidelines Section 15064.4 requires the County to determine
whether the Project’s incremental contribution to climate change would be cumulatively considerable.

Riverside County adopted its Climate Action Plan (CAP) in December 2015 and updated the CAP in
November 2019. Consistent with SB 97, the CAP provides the primary framework for evaluating
greenhouse gas emissions from discretionary projects. Riverside County has established quantitative
screening thresholds to determine project-level GHG significance. Under County guidance, projects that
generate less than 3,000 metric tons of carbon dioxide equivalent (MTCO.e) annually are considered small
projects with less-than-significant GHG impacts and are not required to demonstrate further consistency
using the CAP Screening Tables.

Projects exceeding 3,000 MTCO.e annually must quantify and disclose their GHG emissions and
demonstrate consistency with the CAP. The County’s GHG Screening Tables provide a menu of GHG-
reduction measures and assign points based on the anticipated emissions reductions associated with each
measure. A project achieving at least 100 points is considered consistent with the GHG reductions
anticipated by the CAP.

The County CAP includes measures applicable to new commercial development that address reductions
in energy use, water consumption, solid waste generation, and vehicle miles traveled. In addition, the
proposed project would be required to comply with all mandatory green building measures for new
nonresidential development under the California Green Building Standards Code (CALGreen). These
requirements include water-efficient fixtures, energy-efficient building systems, construction waste
diversion, and use of low-emitting building materials, all of which contribute to reduced long-term GHG
emissions.

Greenhouse gas emissions associated with construction and operation of the proposed project were
quantified using the CalEEMod, consistent with Riverside County and South Coast Air Quality
Management District guidance. Detailed modeling assumptions and results are provided in Appendix A of
the Air Quality and Greenhouse Gas Study.

a) Construction activities would generate greenhouse gas (GHG) emissions associated with equipment
operation. The project-related construction emissions are confined to a relatively short period of time
(approximately 12 months) in relation to the overall life of the proposed project. Site preparation and
grading typically generate the greatest emission quantities because the use of heavy equipment is
greatest during this phase of construction. Emissions associated with the construction period were
estimated based on the projected maximum amount of equipment that would be used onsite at one
time. Air districts such as the SCAQMD recommend amortizing construction-related emissions over a
30-year project life for purposes of comparing construction emissions to annual operational emissions
and applicable screening thresholds. Complete CalEEMod results and assumptions can be viewed in
Appendix A. Construction of the project would generate approximately 282 metric tons of GHG
emissions during construction. Amortized over 30 years, the project would generate 9 metric tons as
shown in Table 8 below.
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Table 8 summarizes amortized construction, operational, and mobile greenhouse gas emissions
associated with the proposed project. Detailed modeling assumptions and calculation outputs are
provided in Appendix A. Long-term emissions relate to energy use, solid waste, water use, and
transportation. Each source is shown below.

Table 8
Combined Annual Greenhouse Gas Emissions

Emission Source Annual Emissions
(CO2E)
Construction 9 metric tons
Operational
Energy 105 metric tons
Solid Waste 23 metric tons
Water 7 metric tons
Area and Refrigerant 260 metric tons
Mobile 3,205 metric tons
Total 3,609 metric tons

Source: Air Quality and Greenhouse Gase Study Appendix A, CalEEMod software program
output (demolition and new construction).

The Project’s combined annual construction and operational emissions would total approximately 3,609
MTCO.e, exceeding the County’s 3,000-MTCO,e screening level. Accordingly, the Project was
evaluated using the County’s GHG Screening Tables, which are included in Appendix C of the Air
Quality and Greenhouse Gas Study.

The Screening Tables assign points to qualifying GHG-reduction measures incorporated into a project.
Projects that achieve at least 100 points are considered consistent with the GHG reductions anticipated
by the County CAP and may support a less-than-significant GHG finding.

The existing Screening Table identifies Project features addressing high-efficiency lighting; Energy Star-
rated commercial appliances; onsite renewable energy; water-efficient landscaping and irrigation;
water-efficient plumbing fixtures; recycled-water irrigation infrastructure, where available; proximity to
transit; installation of the Project traffic signal; and electric-vehicle charging infrastructure.

The current Project plans identify 19 spaces equipped with electric vehicle charging stations and six
additional future-ready EV spaces, for a total of 25 EV-capable and charging spaces. Under the
County’s commercial/industrial GHG Screening Table, installed charging stations receive eight points
per station. Future-ready spaces without installed charging equipment are not assigned the same eight-
point credit. The total Screening Table score would be 189, exceeding the 100-point criterion for
demonstrating consistency with the County CAP. The credited measures are identified as Project
design features in the technical study.

With implementation and verification of the measures identified in the updated Screening Table, the
Project would be consistent with the GHG reductions anticipated by the County CAP, and its contribution
to cumulative GHG emissions would not be cumulatively considerable. Impacts under threshold a)
would be less than significant. ]
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b) The Riverside County Climate Action Plan (CAP) was adopted in December 2015 and updated in
November 2019. The specific goals and actions included in the County of Riverside Climate Action Plan
that pertain to the proposed project include those addressing energy and water use reduction,
promotion of green building measures, waste reduction, and reduction in vehicle miles traveled. The
proposed project would be required to implement all mandatory green building measures for new
nonresidential development under the CALGreen Code. This would require the project to be designed
to reduce water consumption, increase building system efficiencies, divert construction waste from
landfills, and install low-pollutant-emitting materials. Implementation of these measures would result in
reduced water use, energy consumption, and construction waste generation associated with the
proposed project.

The proposed project would entail construction and operation of a commercial development consisting
of a convenience market with fueling station, drive-through restaurant, car wash, and multi-tenant retail
uses. Based on CalEEMod modeling results, the project would exceed the 3,000 metric tons of CO.e
per year screening threshold established by Riverside County for evaluation of individual projects for
greenhouse gas emissions.

With respect to plans or policies adopted for the purpose of reducing greenhouse gas emissions, the
list of R2 Measures in the Climate Action Plan includes energy-efficiency requirements that Riverside
County can incorporate into existing and new non-residential development projects to achieve State-
aligned reduction targets. These R2 measures also support related General Plan policies addressing
energy efficiency in buildings, regional agency coordination, education and outreach, including Policies
LU-4.1, OS-16.1 through 0OS-16.10, AQ-4.1 through AQ-4.4, AQ-5.2, AQ-5.4, and AQ-20.10 through
AQ-20.12.

The Project would be required to comply with the California Building Energy Efficiency Standards and
the mandatory non-residential provisions of CALGreen applicable at the time of building-permit review.
These requirements address energy-efficient building systems, water-efficient fixtures, construction-
waste diversion, low-emitting materials, electric-vehicle infrastructure, and other measures that reduce
long-term GHG emissions.

The Air Quality and Greenhouse Gas Study also evaluates the Project’s consistency with applicable
state climate policies, including the California Air Resources Board’s 2022 Scoping Plan. The Project
would be subject to applicable state regulations implementing the Scoping Plan, including building-
energy-efficiency standards, CALGreen requirements, renewable-electricity requirements, vehicle-
emission standards, and other programs intended to reduce emissions from energy and transportation
sources.

As discussed under threshold a), the Project’'s updated GHG Screening Table would document the
regulatory requirements, Project design features, and any mitigation measures relied upon to
demonstrate consistency with the County CAP. The Project would achieve 189 points, exceeding the
100-point CAP consistency criterion.

With implementation and verification of the identified measures, the Project would not conflict with or
obstruct implementation of an applicable plan, policy, or regulation adopted for the purpose of reducing
GHG emissions. Impacts under threshold b) would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

Page 58




Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

HAZARDS AND HAZARDOUS MATERIALS Would the project:

21. Hazards and Hazardous Materials

a. Create a significant hazard to the public or the L] L] = L]
environment through the routine transport, use, or
disposal of hazardous materials?

b. Create a significant hazard to the public or the u u = u
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?

c. Impair implementation of or physically interfere with an ] ] X ]
adopted emergency response plan or an emergency
evacuation plan?

d. Emit hazardous emissions or handle hazardous or ] ] 2 ]
acutely hazardous materials, substances, or waste
within one-quarter (1/4) mile of an existing or proposed
school?

e. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to L] L] L I
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or the
environment?

Source(s): Riverside County General Plan (2021), Safety Element; Riverside County Ordinance No.
787 (Fire Code, adopting 2022 California Fire Code with local amendments); California Fire Code
(Title 24, Part 9, 2022 Edition); California Health and Safety Code §§ 25280-25299.8 (Underground
Storage of Hazardous Substances Act); California Code of Regulations, Title 23, Division 3, Chapter
16 (Underground Storage Tank Regulations); National Fire Protection Association (NFPA) Codes 30
and 30A (Flammable and Combustible Liquids); South Coast Air Quality Management District
(SCAQMD) Rule 461 (Gasoline Transfer and Dispensing); Riverside County Transportation
Department, Emergency Evacuation Routes and Circulation Guidelines (2024); California Department
of Toxic Substances Control (DTSC), EnviroStor database (accessed November 2025); State Water
Resources Control Board (SWRCB), GeoTracker database (accessed November 2025); U.S.
Environmental Protection Agency (EPA), Facility Registry Service (FRS) (accessed November 2025);
Phase | Environmental Site Assessment, 27410 State Highway 74, Perris (=3.62 acres), South Shore
Testing & Environmental, January 23, 2024 (Appendix G).

Findings of Fact:

a, b, d) The Meadowbrook Marketplace proposes a commercial development that includes a
convenience store and fueling station, a drive-thru restaurant, and multi-tenant retail buildings.
Operation of the convenience store and fueling station will involve the routine transport, storage, and
dispensing of gasoline and diesel fuel, as well as limited quantities of propane and common
maintenance products (e.g., detergents, solvents, paints, lubricants). These substances are typical of
commercial fueling facilities and are regulated under federal, state, and local laws governing hazardous-
materials handling.

The fueling station and underground storage tanks (USTs) will be designed, permitted, constructed,

monitored, and operated in accordance with: the California Fire Code (CFC Chapter 23, motor-fuel-
dispensing facilities); California Health & Safety Code §§25280-25299.8 and Title 23 CCR, Division 3,
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Chapter 16 (UST regulations); and NFPA 30/30A standards for flammable and combustible liquids.
Required systems will include secondary containment, continuous leak detection/monitoring, overfill
protection, spill containment at dispensers/fill ports, and emergency shutoff controls. The facility will
obtain and maintain a Hazardous Materials Business Plan (HMBP) with the Riverside County Certified
Unified Program Agency/Department of Environmental Health (CUPA/DEH), including employee
training, inventory, site map, emergency procedures, and annual certification. Fuel deliveries will be
performed by licensed carriers using state-approved transfer procedures. The fueling operation will also
comply with SCAQMD Rule 461 (Gasoline Transfer and Dispensing) requiring Phase I/l vapor-recovery
controls to minimize fugitive VOC emissions.

The Phase | Environmental Site Assessment identified no Recognized Environmental Conditions
(RECs) but noted items (e.g., several 5-gallon used-oil containers) for proper removal/recycling and the
potential presence of remnant septic system components from former residential uses (Appendix G).
Prior to grading or construction, any remaining containers will be removed and managed by licensed
haulers, and any remnant septic features, if encountered, will be properly abandoned/removed under
Riverside County DEH oversight. If stained soils, odors, or other indications of contamination are
encountered during excavation, appropriate response actions consistent with applicable regulatory
requirements would be implemented, including notification of the Riverside County Department of
Environmental Health, as warranted.

To reduce the potential for upset/accidental release, the site will incorporate standard design and
operational controls such as dispenser sumps, canopy coverage at fueling areas, surface grading away
from public right-of-way, and storm drain inlet protection devices that can be closed during an incident
to prevent off-site migration. Employees will be trained in spill response, use of absorbents, and
emergency notification consistent with the HMBP.

Nearby schools include Good Hope Elementary School, located at 24050 Theda Street (approximately
4 miles), and Val Verde Elementary School, located at 2656 Indian Avenue (approximately 9 miles),
from the project site; both are well beyond the one-quarter-mile screening distance. With compliance
with UST, Fire Code, CUPA, and vapor-recovery requirements, routine operation would not emit
hazardous emissions or create health risk impacts at nearby schools. Additionally, the Air Quality
section’s health-risk screening for the fueling component indicates risks below SCAQMD Rule 1401
thresholds to the nearest residences.

During construction, limited quantities of fuels, oils, paints, and solvents may be used on site. The
contractor will implement a SWPPP with spill-prevention and housekeeping BMPs (e.g., secondary
containment for refueling/maintenance areas, covered storage, immediate cleanup and proper disposal
of wastes), and comply with applicable Fire Code provisions for temporary storage and use.

Based on: (1) compliance with state UST laws and Fire Code/NFPA standards; (2) CUPA plan submittal,
inspections, and employee training; (3) SCAQMD Rule 461 vapor-recovery controls; (4) Phase | ESA
housekeeping/removal of minor items and proper abandonment of any remnant septic features; and (5)
the distance to schools, the project would not create a significant hazard to the public or the environment
under these thresholds. Impacts would be less than significant.

c) The Meadowbrook Marketplace fronts Highway 74, a four-lane undivided highway with a center two-
way left-turn lane (TWLTL) that functions as the primary east—west arterial and designated emergency-
evacuation route through unincorporated western Riverside County. The project’'s western frontage is
along Greenwald Avenue, a two-lane local collector road providing north—south neighborhood access
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and an additional point of emergency ingress and egress.

According to the project Site Plan (Figure 3) and drainage and access improvements described in the
Preliminary Drainage Study and Hydraulic Calculations and PWQMP (Appendices D and E), site access
will consist of three driveways:

¢ A primary full-access driveway aligned with the future signalized intersection planned under the
County’s Highway 74 Corridor Improvements project;

e A secondary right-in/right-out driveway on Highway 74 to the east; and

o A full-access driveway on Greenwald Avenue, providing left- and right-turn ingress/egress for
customers and emergency vehicles.

All driveways and internal circulation aisles will be designed and constructed to meet Riverside County
Fire Department access standards under County Ordinance No. 787 (Fire Code) and the California Fire
Code (2022), including minimum 24-foot drive-aisle widths, inside/outside turning radii of approximately
24 | 45 feet, fire-lane identification, and unobstructed emergency-vehicle access around all structures.

During construction, temporary lane closures or localized traffic control along Highway 74 or Greenwald
Avenue may be required for utility tie-ins or driveway work. Highway 74 provides two travel lanes in
each direction with a painted center turn lane and limited shoulders, while Greenwald Avenue is a two-
lane undivided roadway without curb, gutter, or shoulders. Construction traffic will be managed through
short-term lane closures, temporary striping, and flagging operations under an approved Riverside
County encroachment permit (for Highway 74 and Greenwald Avenue). All traffic-control activities will
be coordinated with the Riverside County Transportation Department, and the County Fire Department
to maintain emergency access at all times. No full roadway closures are anticipated.

Upon completion, the project will provide fully improved driveways, internal circulation, and fire-lane
markings consistent with the Highway 74 Multimodal Corridor Plan. The project does not propose any
permanent road closures or circulation changes that would reduce emergency-response times or
interfere with established evacuation routes. Therefore, the project would not impair implementation of,
or physically interfere with, any adopted emergency-response or evacuation plan, and impacts would
be less than significant under this threshold.

e) A review of regulatory databases—including the California Department of Toxic Substances Control
(DTSC) EnviroStor, State Water Resources Control Board GeoTracker, and U.S. EPA Facility Registry
Service (FRS)—was conducted as part of the Phase | Environmental Site Assessment (Appendix G) in
May 2025. No listings were identified for the project site under Government Code Section 65962.5 (the
“Cortese List”), which includes known hazardous-materials release sites, leaking underground storage
tanks (LUSTSs), or hazardous-waste facilities. The nearest listed sites are located more than 0.25 mile
from the subject property and are not expected to pose an environmental concern due to distance and
topographic separation.

As stated, a Phase | Environmental Site Assessment (ESA) prepared by South Shore Testing &
Environmental for the Meadowbrook Marketplace property (APN: 349-080-076) concluded that no
recognized environmental conditions (RECs) were identified (Appendix G). The assessment noted
minor housekeeping issues, including several 5-gallon buckets of used oil and one steel fuel can
requiring proper disposal, as well as the potential presence of abandoned septic systems associated
with former residential structures. The report also documented historic agricultural use (pomegranate
cultivation) that could have involved limited pre-1980s pesticide application, though no sampling or
remediation was recommended.

No underground storage tanks (USTs), above-ground storage tanks (ASTs), or significant spills were
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observed during the site reconnaissance. Three small concrete foundations from former structures were
noted but pose no environmental concern. Adjacent parcels are occupied by residential and small-scale
agricultural or nursery uses and are not listed on any regulatory database.

Any remnant septic systems encountered during grading will be properly abandoned and removed
under permit from the Riverside County Department of Environmental Health prior to development.
Standard construction-phase soil-management and hazardous-materials handling procedures will
ensure safe removal or recycling of minor on-site waste materials.

Because the Project Site is not included on a hazardous-materials site list compiled pursuant to
Government Code Section 65962.5, no impact would occur under threshold e).

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

a. Result in an inconsistency with an Airport Master
Plan?

b. Require review by the Airport Land Use Commission?

L]
[
X X

[
c. For a project located within an airport land use plan ]
or, where such a plan has not been adopted, within two (2)
miles of a public airport or public use airport, would the
project result in a safety hazard for people residing or
working in the project area?

d. For a project within the vicinity of a private airstrip, or ] ] ] 4
heliport, would the project result in a safety hazard for people
residing or working in the project area?

Source(s): Riverside County Airport Land Use Compatibility Plan (2004, updated 2021); Riverside
County General Plan Figure S-19 “Airport Influence Areas” (2021); Riverside County GIS Database
(Accessed 2025); Federal Aviation Administration (FAA) Data Portal, AirNav (2025); Google Earth
Aerial Imagery (2025).

Findings of Fact:

a-b) The nearest public-use airport to the project site is Perris Valley Airport, located approximately 5.2
miles northeast of the site in the City of Perris. The next closest aviation facility is Skylark Field (Elsinore
Airport), located approximately 9.5 miles west in the City of Lake Elsinore. Other airports in the broader
region include March Air Reserve Base (approximately 9.8 miles northeast) and Hemet-Ryan Airport
(approximately 20 miles east).

According to the Riverside County Airport Land Use Compatibility Plan (ALUCP, adopted 2004; updated
2021) and Figure 3-15, Countywide Airport Influence Areas, the project site is not located within any
Airport Influence Area (AIA), airport compatibility zone, or airport review boundary associated with Perris
Valley Airport, Skylark Field, or any other public-use or military aviation facility.

The site also lies well outside any height restriction or noise contour mapped by the Federal Aviation

Administration (FAA).
Because the Meadowbrook Marketplace is entirely outside all Airport Influence Areas and does not
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involve structures or uses that could interfere with aviation operations or airspace, it would not conflict
with any adopted Airport Compatibility Plan or require review by the Airport Land Use Commission
(ALUC). Accordingly, no impact would occur under these thresholds a) and b).

c-d) The Meadowbrook Marketplace site, located at the southeast corner of Highway 74 and
Greenwald Avenue in unincorporated Riverside County, is not located within two miles of any public or
public-use airport, nor within the vicinity of any private airstrip or heliport. The nearest aviation facilities—
Perris Valley Airport (approximately 5.2 miles northeast) and Skylark Field (Elsinore Airport)
(approximately 9.5 miles west)—are both located well beyond the two-mile screening radius established
under CEQA Guidelines Appendix G.

Review of the Riverside County Airport Land Use Compatibility Plan, FAA Data Portal, and County GIS
mapping confirms that the project site lies entirely outside any Airport Influence Area (AlA), airspace
protection surface, or height-notification boundary associated with regional airports or heliports.

The proposed commercial development consists of single-story structures with typical building heights
of less than 35 feet above finished grade, as allowed by the site’s MU Zoning, which would not penetrate
any FAA-defined imaginary surfaces or obstruct navigable airspace. No lighting, signage, or
architectural features would create glare or visual interference with aircraft operations.

Given the distance from existing airfields, absence of nearby private airstrips or heliports, and the limited
height and scale of the proposed buildings, the project would not result in or expose future occupants
to any aviation-related safety hazard.

Accordingly, no impact would occur under these thresholds.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

HYDROLOGY AND WATER QUALITY Would the project:

21. Water Quality Impacts
a. Violate any water quality standards or waste discharge L] L] 2 L]
requirements or otherwise substantially degrade surface
or ground water quality?

b. Substantially decrease groundwater supplies or ] ] X ]
interfere substantially with groundwater recharge such

that the project may impede sustainable groundwater

management of the basin?

c. Substantially alter the existing drainage pattern of the ] ] X ]
site or area, including through the alteration of the course
of a stream or river or through the addition of impervious

surfaces?

d. Result in substantial erosion or siltation on-site or off-

site? u u X u
e. Substantially increase the rate or amount of surface ] ] 2 ]

runoff in a manner which would result in flooding on-site
or off-site?
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f. Create or contribute runoff water which would exceed u u = u
the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff?
g. Release pollutants due to project inundation in flood
hazard, tsunami, or seiche zones? u u o 4
h. Result in changes to the amount of surface water in
any water body? L] L] L] =
i. Conflict with or obstruct implementation of a water u u = u
quality control plan or sustainable groundwater
management plan?
j- Include new or retrofitted stormwater Treatment Control ] ] X ]

Best Management Practices (BMPs) (e.g. water quality
treatment basins, constructed treatment wetlands), the
operation of which could result in significant
environmental effects (e.g. increased vectors or odors)?

Source(s): Preliminary Geotechnical and Infiltration Report, Meadowbrook Marketplace, prepared
by SoCal Professional Engineers, Inc., dated November 8, 2024 (Appendix D); Preliminary Drainage
Study and Hydraulic Calculations, Meadowbrook Marketplace, prepared by SiteTech, Inc., dated July
17, 2025 (Appendix E); Preliminary Water Quality Management Plan (PWQMP), including Preliminary
Grading and Drainage Plan, Meadowbrook Marketplace, prepared by SiteTech, Inc., dated May 2026
(Appendix F); Elsinore Valley Municipal Water District (EVMWD), Water System Master Plan (2016,
as amended); California Department of Water Resources (DWR), Bulletin 118 — Groundwater Basin
Boundary Map, Elsinore Valley Groundwater Basin (Basin No. 8-004.01); California Department of
Water Resources, Sustainable Groundwater Management Act (SGMA) GSA Map Viewer, Elsinore
Valley Groundwater Basin (accessed 2026); Santa Ana Regional Water Quality Control Board, Water
Quality Control Plan (Basin Plan) for the Santa Ana River Basin (as amended); State Water
Resources Control Board, NPDES General Permit for Storm Water Discharges Associated with
Construction and Land Disturbance Activities (Order 2022-0057-DWQ, as amended); Riverside
County Flood Control and Water Conservation District (RCFCWCD), Flood Hazard Mapping and
Hydrology Data for the Meadowbrook Area (accessed 2024-2025); Riverside County General Plan
(2021), Elsinore Area Plan, Figure 8 “Flood and Hydrology”; Riverside County GIS Database, Flood
Hazard, Hydrology, and Drainage Layers (accessed 2025); Federal Emergency Management Agency
(FEMA), Flood Insurance Rate Map (FIRM) Panel No. 06065C2031G, effective August 28, 2008.

Findings of Fact:

a) The Meadowbrook Marketplace site (APN 349-080-076) is currently vacant and disturbed, with
remnants of previous rural residential and agricultural uses. Existing runoff generally flows as shallow
sheet flow toward the central and southwestern portions of the site. Runoff then enters the Highway 74
right-of-way near the southwestern corner and ultimately flows into an existing 40-inch storm drain.

Under proposed conditions, the commercial development would include a convenience market with
fueling station, drive-through restaurant, carwash, and multi-tenant retail buildings, together with
associated parking areas, drive aisles, and landscaped areas. Approximately 3.62 acres would be
developed with impervious surfaces, including buildings, paving, and hardscape.

During construction, the project would implement best management practices identified in the
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Stormwater Pollution Prevention Plan (SWPPP) and comply with the State Water Resources Control
Board Construction General Permit, Order 2022-0057-DWQ, as amended. Construction-phase best
management practices would include perimeter sediment controls, stabilized construction entrances,
dust control measures, and temporary stockpile protection to minimize erosion, sedimentation, and
pollutant discharge from the site.

Post-construction stormwater runoff would be treated and managed on site through implementation of
the project’s Preliminary Drainage Study and Hydraulic Calculations and Preliminary Water Quality
Management Plan (PWQMP) (Appendices D and E). The site is divided into two Drainage Management
Areas (DMAs). DMA 1 is including the entire area of the site but only the southerly two thirds of the site
will be treated in the biofiltration basin (BMP 1). BMP 1 has been sized for the entire site. The impervious
area in the north one third of the site (DMA 2) will be treated separately to off-set the additional
impervious surfaces from the off-site improvements. Runoff from the DMA 1 will be conveyed to a series
of curb & gutters and v-gutters. These gutters will convey the runoff to a biofiltration basin located on
the westerly side of the lot just west of the drive-thru. The runoff will be treated in the basin before it
outlets into a storm drain system. Runoff from the DMA 2 will be conveyed to a series of curb & gutters
and v-gutters. These gutters will convey the runoff to a biofiltration basin located on the westerly side
of the lot, north of the drive-thru. The storm drain system will outlet near the southwesterly corner to the
right-of-way of Highway 74 and will eventually flow into the existing 40" storm drain , consistent with the
general existing drainage pathway.

These biofiltration facilities would provide water-quality treatment consistent with requirements of the
Riverside County Flood Control and Water Conservation District (RCFCWCD), the Riverside County
Municipal Separate Storm Sewer System (MS4) permit requirements for the Santa Ana Region, and
the Santa Ana Regional Water Quality Control Board (RWQCB). Runoff would not be discharged in a
manner that exceeds the capacity of existing or planned downstream drainage systems, nor would the
project substantially alter off-site drainage patterns or increase on-site or off-site flooding risk.

Final grading, drainage, and water-quality plans would be reviewed and approved by Riverside County
before issuance of a grading permit. The Project would also be subject to requirements governing
inspection and long-term maintenance of the treatment-control BMPs.

With implementation of required construction and post-construction stormwater controls, the project
would not violate applicable water-quality standards or waste-discharge requirements, substantially
degrade surface or groundwater quality, result in substantial erosion or siltation, or create significant
polluted runoff conditions. Impacts related to water quality, drainage, erosion, and runoff would be less
than significant.

b) The Meadowbrook Marketplace site is located in an area that is not mapped within a Bulletin 118
groundwater basin, based on review of the California Department of Water Resources (DWR) Bulletin
118 Groundwater Basin Boundary dataset and Sustainable Groundwater Management Act (SGMA)
GSA Map Viewer. The site lies outside the formal boundary of the Elsinore Valley Groundwater Basin
and is not subject to basin-specific groundwater sustainability requirements under the SGMA.

The project would be served by Elsinore Valley Municipal Water District (EVMWD) potable water
infrastructure and would not involve the installation of on-site groundwater wells or extraction of
groundwater. Water supply for the project would be provided through the District's existing system
consistent with adopted planning documents.
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According to the Preliminary Geotechnical and Infiltration Report (Appendix D), groundwater was not
encountered to a depth of approximately 12 feet below grade during subsurface exploration, and
regional groundwater levels are estimated to occur well below proposed excavation depths. As a result,
construction dewatering is not anticipated. If temporary dewatering were required, it would be subject
to applicable Santa Ana Regional Water Quality Control Board discharge requirements.

Stormwater generated by the project would be managed through on-site treatment and detention
features identified in the Preliminary Drainage Study and Hydraulic Calculations and the Preliminary
Water Quality Management Plan (Appendices D and E). While limited infiltration would occur within
bioretention features identified in the PWQMP (Appendix E), infiltration rates are low and intended
primarily for water-quality treatment and hydromodification control and would not materially alter
groundwater recharge patterns.

Because the project would not involve groundwater extraction, would not reduce aquifer storage, and
would not interfere with regional groundwater recharge processes, it would not substantially decrease
groundwater supplies or impede sustainable groundwater management. Impacts would be less than
significant under this threshold.

¢) The Meadowbrook Marketplace site (APN 349-080-076) consists of vacant, previously disturbed land
that is generally level to gently sloping. Existing surface runoff generally flows as shallow sheet flow
toward the central and southwestern portions of the site. Runoff then enters the Highway 74 right-of-
way near the southwestern corner and ultimately flows into an existing 40-inch storm drain. No
jurisdictional drainage, blue-line stream, or existing engineered storm-drain facility occurs within the
Project Site.

Under proposed conditions, the Project Site would be graded to accommodate building pads, drive
aisles, parking areas, landscaping, and stormwater facilities while maintaining the general existing
drainage direction toward the southwestern portion of the site. A new on-site storm-drain system
consisting of curbs, gutters, and underground piping would collect runoff and convey it to two biofiltration
basins. The basins would provide water-quality treatment consistent with the approved Preliminary
Water Quality Management Plan, applicable County MS4 permit requirements, and Santa Ana Regional
Water Quality Control Board requirements.

After treatment, runoff would be conveyed through the proposed storm-drain system and discharged
near the southwestern portion of the site to the Highway 74 right-of-way, where it would ultimately flow
toward the existing 40-inch storm drain, consistent with the general existing drainage path.

Development would increase impervious surface area and peak runoff compared with existing
conditions. Final grading and drainage plans would therefore be subject to review and approval by
Riverside County before issuance of a grading permit. The final plans would be required to demonstrate
adequate on-site and downstream conveyance capacity and compliance with applicable County
hydrology, drainage, and erosion-control standards. Any drainage improvements identified through final
engineering review would be incorporated into the approved plans.

With implementation of the approved drainage improvements, biofiltration facilities, permanent site
stabilization, and applicable County requirements, the Project would not substantially alter existing
drainage patterns in a manner that would cause substantial on-site or off-site erosion or siltation.
Impacts would be less than significant.
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d) During construction, grading, excavation, and other ground-disturbing activities would temporarily
increase the potential for soil erosion and sediment discharge. The project would be required to obtain
coverage under the State Water Resources Control Board’s Construction General Permit (Order 2022-
0057-DWQ, as amended) and prepare and implement a Stormwater Pollution Prevention Plan
(SWPPP).

The SWPPP would identify Best Management Practices (BMPs) to control erosion, sediment transport,
and pollutant discharge, including perimeter sediment controls, fiber rolls, stabilized construction
entrances, soil stabilization measures, temporary sediment traps, and routine inspection and
maintenance. Implementation of these BMPs Implementation of these BMPs would minimize temporary
construction-related erosion and the potential for sediment and other construction-related pollutants to
leave the site during storm events.

Post-construction erosion potential would be minimized through permanent stabilization measures,
including paving, landscaping, and vegetated BMPs that reduce runoff velocities and promote sediment
retention. The two biofiltration basins would provide water-quality treatment and sediment retention in
accordance with the approved PWQMP. Routine inspection and maintenance of the drainage facilities
and treatment-control BMPs would support their long-term performance.

Because the project incorporates both temporary construction-phase and permanent post-construction
erosion and sediment control measures consistent with State and County requirements, the project
would not result in substantial on-site or off-site erosion or siltation. Impacts would be less than
significant under this threshold.

e) The Meadowbrook Marketplace would include a new on-site drainage system designed to collect
and manage stormwater runoff from building rooftops, paved parking areas, and drive aisles. The
system would consist of curb and gutter, catch basins, and underground storm drain piping to convey
on-site and limited upstream runoff to two biofiltration basins located along the western portion of the
Project Site. These facilities would treat runoff associated with the applicable Design Capture Volume
consistent with RCFC&WCD criteria and applicable MS4 permit requirements (Appendices D and E).

The Preliminary Drainage Study and Hydraulic Calculations divided the site into east and west drainage
subareas and evaluated hydrology for the 2-, 10-, and 100-year storm events using the Rational Method
in accordance with RCFC&WCD design standards (Appendix D). The study identifies existing peak
flows of 2.31, 4.70, and 8.09 cubic feet per second for the respective storm events and proposed peak
flows of 3.76, 6.90, and 11.25 cubic feet per second. Development would therefore increase peak runoff
compared with existing conditions.

Runoff would be conveyed to the two biofiltration basins for treatment before discharge through the
proposed storm-drain system. The storm drain system will outlet near the southwesterly corner to the
right-of-way of Highway 74 and will eventually flow into the existing 40" storm drain like the existing
condition.

According to Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM)
Panel No. 06065C2031G, effective August 28, 2008, the project site is located within Zone X and is not
located within a mapped 100-year flood hazard area. Final grading and drainage plans would be
reviewed by Riverside County and would be required to demonstrate adequate on-site and downstream
conveyance capacity for applicable design storm events.
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With implementation of the approved drainage improvements and compliance with applicable County
drainage and flood-control requirements, the Project would not substantially increase runoff in a manner
that would result in substantial on-site or off-site flooding. Impacts would be less than significant under
this threshold.

f) The Meadowbrook Marketplace would redevelop a currently vacant and disturbed 3.62-acre site with
a commercial center that includes a fueling station with convenience store, drive-through restaurant,
carwash, and multi-tenant retail buildings. The project would introduce impervious surfaces associated
with buildings, parking areas, and drive aisles, while incorporating landscaped and pervious areas
designed to promote stormwater treatment and controlled infiltration.

Under existing conditions, runoff generally flows as shallow sheet flow toward the center and south
western portion of the Project site. Runoff then enters the Highway 74 right-of-way near the
southwestern corner and ultimately flows into an existing 40-inch storm drain.

Under proposed conditions, the project would construct an on-site storm drain collection and treatment
system consisting of curb and gutter and v-ditches conveying flows into one of two biofiltration basins.
Stormwater runoff would be treated within the on-site bioretention basins prior to discharge, allowing
sediments, oils, and other pollutants to be removed before flows enter downstream drainage paths, as
confirmed in the PWQMP (Appendix F).

After treatment, runoff would be conveyed through the proposed storm-drain system toward the existing
40-inch storm drain within the Highway 74 right-of-way. Final grading and drainage plans would be
reviewed by Riverside County and would be required to demonstrate adequate on-site and downstream
conveyance capacity for applicable design storm events. The PWQMP confirms that treatment control
BMPs have been incorporated to ensure compliance with applicable MS4 permit requirements and
County water-quality standards.

Compliance with the Construction General Permit, RCFCWCD design standards, and MS4
requirements, would ensure the project will not create or contribute runoff that would exceed the
capacity of existing or planned stormwater drainage systems or provide substantial additional sources
of polluted runoff. Impacts would be less than significant under this threshold.

g) The Meadowbrook Marketplace site is located in the unincorporated community of Meadowbrook in
western Riverside County, approximately 41 miles inland from the Pacific Ocean. Due to its inland
location and elevation, the site is not subject to tsunami hazards. Seiches are oscillations of water
surfaces in enclosed or semi-enclosed bodies of water that may be triggered by seismic activity. Such
hazards are typically limited to large reservoirs or lakes. The nearest such water bodies are Lake Perris,
located approximately 6 miles northeast of the project site, and Lake Elsinore, located approximately
12 miles southwest. The Project site is not located adjacent to, downstream of, or hydraulically
connected to either water body, and therefore would not be subject to seiche-related inundation.

According to the Federal Emergency Management Agency Flood Insurance Rate Map Panel No.
06065C2031G, effective August 28, 2008, the project site is located within Zone X, which represents
areas of minimal flood hazard and areas outside both the 1-percent annual-chance (100-year) and 0.2-
percent annual-chance (500-year) floodplains.

Because the project site is not located within a mapped flood hazard area, tsunami inundation zone, or
seiche-prone area, and because proposed development would not be subject to inundation under flood

Page 68




Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

or seismic conditions, there is no potential for the release of pollutants due to inundation.
No impact would occur under this threshold.

h) There are no natural or engineered surface water bodies located on or adjacent to the project site.
Under existing conditions, runoff generally flows as shallow sheet flow toward the central and
southwestern portions of the Project Site before entering the Highway 74 right-of-way and ultimately
flowing into an existing 40-inch storm drain.

Under proposed conditions, stormwater runoff will be captured, treated, and managed through on-site
drainage infrastructure and two bioretention facilities consistent with the projects PWQMP and
Drainage Study. After treatment, runoff would be discharged through the proposed storm-drain system
toward the existing downstream drainage facility. The project will not divert, impound, or otherwise alter
surface water flows in a manner that would change the volume or availability of water in any downstream
surface water body.

Potable water service for the project will be provided by EVMWD through its existing municipal
distribution system, which relies on a combination of imported and groundwater supplies. The project
does not involve surface water withdrawals or discharges to surface water bodies.

Accordingly, the project would not result in changes to the amount of surface water in any water body.
No impact would occur under this threshold.

i) The Meadowbrook Marketplace will be subject to and comply with all applicable water quality control
requirements, including the Santa Ana Regional Water Quality Control Board (RWQCB) Basin Plan,
Municipal Separate Storm Sewer System (MS4) permit provisions applicable to Riverside County, and
County stormwater management standards. Stormwater discharges associated with construction and
operation will be regulated under the State Water Resources Control Board Construction General
Permit (Order 2022-0057-DWQ, as amended) and the County’s Water Quality Management Plan
(WQMP) requirements, as implemented through the project's PWQMP (Appendix F). Compliance with
these requirements ensures consistency with adopted water quality control plans and avoidance of
adverse effects to surface or groundwater quality.

Potable water service for the project will be provided by Elsinore Valley Municipal Water District
(EVMWD) through its existing municipal distribution system. The project does not propose groundwater
extraction, installation of on-site wells, or direct use of groundwater resources.

Based on review of California Department of Water Resources (DWR) Bulletin 118 groundwater basin
mapping and SGMA tools, the project site is located outside the boundary of any designated
groundwater basin subject to the Sustainable Groundwater Management Act (SGMA). As a result, no
adopted or emerging Groundwater Sustainability Plan (GSP) applies directly to the project site.

Because the project relies exclusively on municipal water service, does not involve groundwater
pumping or basin recharge modification, and complies with applicable Basin Plan, MS4, and County
stormwater regulations, it would not conflict with or obstruct implementation of any applicable water
quality control plan or sustainable groundwater management framework. Impacts would be less than
significant under this threshold.
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j) The PWQMP (Appendix F) identifies two on-site bioretention basins that will detain and treat
stormwater runoff from impervious surfaces prior to discharge. These facilities are designed in
accordance with RCFC&WCD standards, applicable MS4 permit requirements, and County Low Impact
Development (LID) and vector-control design criteria.

The bioretention basins will provide water-quality treatment and hydromodification control for developed
portions of the site and are designed to fully drain within 48 hours following storm events, consistent
with County WQMP and vector-control requirements. Routine maintenance, including removal of
accumulated sediment, debris, and vegetation, will ensure proper function and prevent clogging, odors,
or standing water.

Because the bioretention facilities are designed to avoid prolonged ponding and incorporate vector-
control measures, operation of the treatment control BMPs would not result in mosquito breeding, odor
generation, or nuisance conditions. Impacts would be less than significant under this threshold.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

LAND USE/PLANNING Would the project:

22. Land Use |:| |:| lZ |z

a. Affect land use within a City Sphere of Influence
(“SOI") and/or within an adjacent City or County
boundary?

b. Cause a significant environmental impact due to a ] ] X [
conflict with any land use plan, policy, or regulation

adopted for the purpose of avoiding or mitigating an

environmental effect?

c. Disrupt or divide the physical arrangement of an ] ] ] 4
established community (including a low-income or
minority community)?

Source(s): Riverside County General Plan (2021), Land Use Element; Riverside County General Plan,
Elsinore Area Plan, Figures 3 (Land Use Policy Areas), 3c (Community Development Foundation
Component), and 4 (Policy Area Overlay — Highway 74 Corridor); Riverside County Map My County
Report for APN 349-080-076, GIS Database — Land Use, Zoning, and Sphere-of-Influence Layers
(accessed 2025); Riverside County Zoning Ordinance No. 348 and Official Zoning Map — MU Zone
designation (accessed 2025); Project Application Materials — Conditional Use Permit No. 220022
(Meadowbrook Marketplace) and associated Design Review No. 250004 (2024—-2025).

Findings of Fact:

a-b) The proposed Meadowbrook Marketplace would develop a neighborhood-serving commercial
center consisting of a convenience market and fueling station, a drive-through restaurant, an in-bay
carwash, and multi-tenant retail buildings with associated parking, drive aisles, and landscaping on an
undeveloped parcel within unincorporated Riverside County. The project also includes necessary
frontage and infrastructure improvements along Highway 74 and Greenwald Avenue to meet County
standards.
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The project site is zoned MU and designated MUA under the Riverside County General Plan — Elsinore
Area Plan. The site is located within the Highway 74 Policy Area — Neighborhood 1, which promotes
mixed-use, walkable, and transit-supportive development along the Highway 74 corridor. With approval
of Conditional Use Permit No. 220022 to allow the fueling station and carwash, the project would be
consistent with both the County’s zoning and General Plan land use designations. No General Plan
Amendment or zone change is required. The Project Site is within unincorporated Riverside County and
is not within a city or city sphere of influence.

The Highway 74 Policy Area encourages coordinated development that improves the appearance and
function of the corridor through compatible land uses, coordinated site design, pedestrian facilities,
access improvements, and infrastructure. The Project would replace a vacant and previously disturbed
site with an integrated commercial center providing neighborhood-serving retail, food, fuel, services,
and employment opportunities for the surrounding Meadowbrook and Good Hope communities.

The Project would be consistent with the applicable elements of the Riverside County General Plan and
the land-use and design framework established by the Elsinore Area Plan and Highway 74 Policy Area.
The proposed uses are contemplated by the site’s land-use designation and zoning, and the Project
would be subject to applicable development standards and conditions of approval through the
Conditional Use Permit.

The Project Site is within the Western Riverside County Multiple Species Habitat Conservation Plan
Area and the Stephens’ Kangaroo Rat Habitat Conservation Plan Fee Area. As discussed in the
Biological Resources section, the Project would comply with applicable habitat-conservation
requirements and would not conflict with an adopted habitat conservation plan or natural community
conservation plan.

Based on the foregoing, the Project would not cause a significant environmental impact due to a conflict
with an applicable General Plan element, Area Plan, zoning regulation, land-use policy, or habitat
conservation plan adopted for the purpose of avoiding or mitigating an environmental effect. Impacts
under thresholds a) and b) would be less than significant.

c) The Meadowbrook Marketplace would develop a neighborhood-serving commercial center—
including a fueling station, convenience store, carwash, and drive-through restaurant—on a currently
vacant previously disturbed 3.62-acre parcel (APN: 349-080-076) at the southeast corner of Highway
74 and Greenwald Avenue. The surrounding area consists of scattered rural-residential parcels, vacant
land, and limited commercial and agricultural nursery uses along the Highway 74 corridor. No cohesive
or formally planned neighborhood circulation network, pedestrian system, or community grid currently
exists in this portion of unincorporated Riverside County.

The Project would not eliminate, realign, or obstruct any existing public streets or community pathways.
Highway 74 and Greenwald Avenue are the only established access routes in the area, and the project
would maintain their current configuration. Although frontage improvements will be installed as required
by the County, no existing sidewalks or pedestrian connections would be removed or altered, as none
presently exist along either roadway.

Because the project introduces neighborhood-serving commercial uses consistent with the existing MU

zoning and MUA land use designation, it would not create a physical barrier between residential
clusters, isolate any portion of the Meadowbrook or Good Hope communities, or impede access to
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services, schools, or adjacent properties. The dispersed rural development pattern in the area would
not be changed or divided by the project.

Accordingly, the proposed development would not disrupt or divide the physical arrangement of an
established community. No impact would occur under this threshold.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

MINERAL RESOURCES Would the project:

23. Mineral Resources
a. Result in the loss of availability of a known mineral L] L] L] >
resource that would be of value to the region or the
residents of the State?

b. Result in the loss of availability of a locally-important ] ] ] <
mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

c. Potentially expose people or property to hazards from ] ] ] 4
proposed, existing, or abandoned quarries or mines?

Source(s): Riverside County General Plan (2021), Multipurpose Open Space Element; Riverside
County General Plan — Elsinore Area Plan (2021); California Geological Survey, Mineral Land
Classification Maps for Western Riverside County (2020); Riverside County GIS Database (Accessed
2025); Project Application Materials (CUP220022); Phase | Environmental Site Assessment,
Meadowbrook Marketplace Site, prepared January 2024 (Appendix G).

Findings of Fact:

a-c) The Riverside County General Plan (2021) and the California Geological Survey Mineral Land
Classification (MLC) Maps for Western Riverside County (2020) do not identify the Meadowbrook
Marketplace site (APN: 349-080-076) as containing, or being underlain by, any regionally significant or
locally important mineral resources. The site lies within an area classified as MRZ-1, which indicates
that adequate information is available to conclude that significant mineral deposits are unlikely to be
present. The parcel is designated MUA under the Elsinore Area Plan and is zoned MU, and the
surrounding land uses—rural-residential, limited commercial, and vacant parcels—are not associated
with mineral extraction activities.

A Phase | Environmental Site Assessment (ESA) prepared for the property in January 2024 (Appendix
G) documents that historical uses of the site were limited to residential, agricultural, and vacant land
conditions. The ESA found no evidence of past or present mining, quarry operations, borrow pits, or
aggregate extraction on or near the property, nor did it identify any abandoned mine features, shafts,
excavations, or subsidence hazards in the project vicinity.

Because the site does not contain known mineral resources and is not identified in the General Plan or

Elsinore Area Plan as a mineral recovery site, development of the Meadowbrook Marketplace would
not result in the loss of availability of any mineral resources of statewide, regional, or local importance.
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Additionally, no active, inactive, or abandoned quarries or mines exist within or adjacent to the project
area that could present hazards to people or structures.

For these reasons, the project would not result in the loss of availability of known or locally important
mineral resources, nor would it expose people or property to hazards associated with mining activity.
No impact would occur under these thresholds.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

NOISE Would the project result in:

24. Airport Noise [] [] [l X

a. For a project located within an airport land use plan or,
where such a plan has not been adopted, within two (2)
miles of a public airport or public use airport would the
project expose people residing or working in the project
area to excessive noise levels?

b. For a project located within the vicinity of a private ] ] X ]
airstrip, would the project expose people residing or
working in the project area to excessive noise levels?

Source(s): Riverside County Airport Land Use Compatibility Plan (ALUCP) (updated 2021);

Riverside County General Plan (2021), Safety Element, Figure S-19 “Airport Influence Areas”;

Federal Aviation Administration (FAA) Airport Data and Diagrams — Perris Valley Airport and Skylark
Field (accessed 2025); Riverside County GIS Database (accessed 2025); Project Application Materials;
Meadowbrook Marketplace Commercial Project — Noise Report, prepared by Birdseye Planning Group,
dated December 2025 (Appendix H).

Findings of Fact:

a-b) The Meadowbrook Marketplace site (APN 349-080-076) is located at the southeast corner of
Highway 74 and Greenwald Avenue in unincorporated Riverside County. The nearest public-use airport
is Perris Valley Airport, located approximately 5.2 miles northeast of the project site. Skylark Field is
located approximately 9.5 miles west, and March Air Reserve Base (ARB) is located approximately 9.8
miles northeast of the site.

According to the Riverside County Airport Land Use Compatibility Plan (ALUCP, updated 2021), the
Riverside County General Plan Safety Element (2021), and the project-specific Noise Study prepared
for the proposed development (Appendix H), the project site is located outside all Airport Influence
Areas (AlAs) and outside the 60 dBA CNEL noise contours associated with Perris Valley Airport and
March ARB.

The proposed development consists of commercial uses (fueling station, convenience store, drive-
through restaurant, and carwash), none of which are considered noise-sensitive receptors. Occasional
audible aircraft overflights may occur but would be intermittent and infrequent and would not result in
noise exposure levels considered significant for commercial uses.
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Because the project site is not located within an ALUCP compatibility zone, is more than two miles from
any public-use or private airport, and does not include noise-sensitive receptors, the proposed
development would not expose people working or visiting the site to excessive aircraft noise. Impacts
would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

25. Noise Effects by the Project
a. Generation of a substantial temporary or permanent L] L] 4 L]
increase in ambient noise levels in the vicinity of the
project in excess of standards established in the local
general plan, noise ordinance, or applicable standards of
other agencies?

b. Generation of excessive ground-borne vibration or ] ] X ]
ground-borne noise levels?

Source(s): Riverside County General Plan (2021), Noise Element; Riverside County Ordinance No.
847 (Noise Ordinance); Riverside County General Plan Figure N-9: Noise Standards (2021);
California Building Standards Code (Title 24, Part 2 — 2022 CBC);Federal Highway Administration
(FHWA) Roadway Construction Noise Model (2006);Federal Transit Administration (FTA) Transit Noise
and Vibration Impact Assessment Manual (September 2018);Meadowbrook Marketplace Commercial
Project — Noise Report, prepared by Birdseye Planning Group, dated December 2025 (Appendix H);
Project Application Materials (Site Plan, Operational Characteristics); Riverside County GIS Database
(accessed 2025);Google Earth Aerial Imagery (2025).

This section evaluates the potential for temporary impacts associated with construction activity, long-
term impacts associated with traffic noise generated on neighboring roadways and operational noise
associated with stationary sources constructed as part of the proposed project.

Findings of Fact:

a) Construction Noise. The primary source of noise during construction activities would be comprised
of heavy machinery used during site preparation (i.e., clearing/grubbing), grading and clearing the site,
as well as equipment used during building construction and paving. Table 9 shows sound levels for
each piece of equipment at a reference distance of 25 and 50 feet for each phase of construction , as
well as the percentage of time during a typical day that this equipment is in use.

Project construction would occur over the entire project site and construction activities will vary in
distance from the nearest sensitive properties which are the single-family residences proximal to and
west, east and south of site. The closest receiver is located approximately 230 feet east of the center
of the site. Over an 8-hour workday, pass by events will occur along the property line. These are
momentary while the majority of the equipment activities will be focused near the center of site. As
shown, average maximum noise levels associated with the use of heavy equipment at construction sites
can range from about 81 to 90 dBA at 25 feet from the source, depending upon the types of equipment
in operation at any given time and phase of construction.

Table 9
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Typical Maximum (Lmax) Construction Equipment Noise Levels

Typical Maximum | Typical Maximum
Equipment Onsite LFe;'eil f(r(:)?nAt)hzes LFe:‘:tI ;ri?nAt)hseo Usage Factor
Source Source
Air Compressor 84 78 40%
Backhoe 84 78 40%
Concrete Mixer 85 79 40%
Loader 85 79 40%
Bulldozer 88 82 40%
Forklift 84 78 40%
Paver 83 77 50%
Pavement Roller 86 80 20%
Man Lift 81 75 20%
Dump Truck 83 77 40%
Mobile Crane 87 81 16%
Excavator/Scraper 90 84 40%
Welder 80 74 40%
Generator Set 87 81 50%

Construction noise across the entire site would vary throughout the workday and by phase (i.e., site
preparation, grading, building construction, paving and architectural coating). As stated, the highest
sustained noise levels would be associated with site preparation and grading because ongoing use of
large earth moving equipment would occur during these phases. Because of the site size, heavy
equipment operation throughout the property can be accommodated simultaneously. For the purpose
of this evaluation, maximum construction noise was estimated with equipment operating at 50 feet to
establish baseline Lmax conditions. Construction would utilize the following equipment which is derived
from the California Emission Estimator Model (CalEEMod) version 2022.1.

o Site Preparation — one grader, one rubber-tired dozer and one tractor/backhoe;

e Grading —one grader, two rubber tired dozer and one tractor;

¢ Building Construction — one mobile crane, one fork-lift, one generator set, one tractors/loader
and one welder;

e Paving — one paver, one roller and miscellaneous paving equipment and
Architectural coating — one compressor.

The Federal Highway Administration (FHWA) Roadway Construction Noise Model (RCNM) data were
used to estimate construction noise levels. Although the model was funded by the Federal Highway
Administration, the RCNM data is used for non-roadway projects because the same types of
construction equipment used for roadway projects are used for other types of construction. Input
variables for the RCNM consist of the receiver/land use types, the equipment type, the duty cycle for
each piece of equipment (e.g., percentage of hours the equipment typically works per day), and the
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distance from the noise-sensitive receiver. No topographical or structural shielding was assumed nor
did the calculations account for the fact that not all equipment would operate at the same time. The
estimated 8-hour Lmax by phase is shown below in Table 10. These represent conservative
construction noise levels that could occur near neighboring residential properties west, east, and south
of the Project Site.

As shown in Table 10, the highest hourly noise levels are projected to be 78.7 dBA Lmax at 50 feet
during grading and 78.0 dBA during site preparation if all the equipment was operating side by side and
equidistant from the property line. Maximum building construction noise levels are conservatively
estimated to be 78.1 dBA Lmax at 50 feet from the property line. As stated, this does not consider
screening by the buildings as they are constructed. The Lmax associated with the application of
architectural coating would be approximately 70.0 dBA Lmax (at 50 feet) and does not consider
screening from buildings or and that air compressors would operate indoors a portion of the time.

Table 10
Estimated Maximum Construction 8-Hour Noise Levels
Phase Lmax 8-hour Noise Levels Lmax 8-hour Noise
at 50 feet Levels at 230 feet
Site Preparation (one
rubber tired dozer, one
rubber-tired dozer and one 8.0 64.7
backhoe)
Grading (one grader, two
rubber tired dozers and 78.7 65.4
one tractor)
Building Construction (one
crane, one forklift, one 78.1 64.8
generator, one tractors and
one welder)
Paving (one paver and one 738 60.5
roller)
A_rchltectural Coating (one 70.0 56.7
air compressor)

As stated, on a typical workday, heavy equipment will be operating sporadically throughout the project
site and more frequently away from the edges of the site as the site preparation and grading phases
are completed. However, nearby off-site residences would be exposed to elevated noise levels
associated with construction during transient equipment pass by events. Because it is not possible to
know when and where equipment will operate, it is appropriate to estimate the Lmax at the center of
the site where the majority of activity would be concentrated. The distance from the center of the site to
the residential property line east of the site along Greenwald Avenue is approximately 230 feet. The
distance is similar between the center of the site and residential property lines to the west and south.
As shown in Table 10, the sustained noise level would be 64.7 dBA Lmax during site preparation and
65.4 dBA Lmax during grading. The sustained 8-hour Lmax during construction would not exceed the
FTA recommended threshold of 80 dBA.

Further, Section 9.52.020 of the County’s Noise Ordinance states that noise sources associated with
any private construction activity located within one-quarter mile of an inhabited dwelling is permitted
between the hours of 6:00 a.m. and 6:00 p.m. during the months of June through September, and 7:00
a.m. and 6:00 p.m., during the months of October through May. Construction activity occurring during

Page 76




Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

these permitted hours is exempt from the ordinance’s general sound-level standards. Because Project
construction would be temporary, would remain below the applicable FTA criterion, and would comply
with the construction hours established by Ordinance No. 847, construction-noise impacts would be
less than significant.

Operational Noise: Operation of the proposed project would generate noise associated with vehicle
traffic. Other sources would include the car wash dryer blowers, drive thru window speakers and roof-
top heating, ventilation and air conditioning (HVAC) systems operating on site. The site was designed
to locate uses that would generate operational noise (i.e, carwash and drive thru restaurants) away
from neighboring residences while using retail buildings as noise buffers (see Figure 3 — Site Plan).
Potential impacts associated with these site-specific noise sources are described below.

To gather data on the general noise environment at the project site, two weekday morning 15-minute
noise measurements were taken on and in proximity to the site on November 6, 2025, using an ANSI
Type Il integrating sound level meter. The predominant noise source was traffic. The temperature during
monitoring was 68 degrees Fahrenheit with no perceptible wind.

Monitoring Location 1 is located on the west side of the site adjacent to Highway 74 approximately 60
feet from the Highway 74 centerline. This location represents noise levels at the nearest sensitive
receiver located west of the site along Highway 74 and south of the site. During monitoring, 416
cars/light trucks, 28 medium trucks (six tires/two axles) and 27 heavy trucks (all vehicles with three or
more axles) passed the site. Monitoring Location 2 is located on east side of the project site adjacent
to Greenwald Avenue and proposed eastern site entrance and 40 feet west of the Greenwald Avenue
centerline. This location is on the site and represents noise levels at sensitive receivers along the east
side of Greenwald Avenue. During monitoring, 73 cars/light trucks, two medium trucks (six tires/two
axles) and four heavy trucks (all vehicles with three or more axles) passed the site. The dominant noise
source is traffic on Highway 74. Table 2 identifies the noise measurement locations and measured noise
levels. Monitoring locations are shown in Figure 3. As shown, the measured Leq was 66.0 dBA at Site
1 and 61.5 dBA at Site 2. The monitoring data sheet is provided as Appendix A of Appendix H.

To calculate noise levels during operation of the project, the roadway network adjacent to the project
site was modeled using the Federal Highway Administration Traffic Noise Model (TNM) version 2.5
software (see Appendix A of Appendix H). The model calculates traffic noise at receiver locations based
on traffic volumes, travel speed, mix of vehicle types operating on the roadways (i.e., cars/trucks,
medium trucks and heavy trucks) and related factors. Traffic volumes and vehicle mix on Hwy 74 are
based on traffic counts obtained during the monitoring period.

Exterior Traffic Noise. Traffic is one noise source that would be generated by the proposed project.
Measured noise levels exceed the exterior residential standard (60 dBA) referenced above during the
monitoring period at the locations where monitoring occurred. Whether a traffic-related noise impact
would occur is based on whether project traffic, when added to the existing observed traffic on Hwy 74
and Greenwald Avenue, would cause noise to noticeably increase over measured ambient conditions
(i.e., +3 dBA) and/or exceed the 60 dBA standard in the Riverside County General Plan Noise Element.
As stated, ambient conditions exceed 60 dBA; thus, a significant impact would occur if noise levels
would increase by 3 dBA or more.

The roadway network (i.e., Highway 74 northeast/southwest bound lanes and Greenwald Avenue)

adjacent to the project site were modeled using the Federal Highway Administration Traffic Noise Model
(TNM) version 2.5 software. The model calculates traffic noise at receiver locations based on traffic

Page 77




Potentially Less than Less No
Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

volumes, travel speed, mix of vehicle types operating on the roadways (i.e., cars/trucks, medium trucks
and heavy trucks) and related factors. Traffic volumes and vehicle mix on Highway 74 and Greenwald
Avenue are based on traffic counts obtained during the monitoring period.

Traffic volumes for the project were based on peak hour trip generation rates provided in the Traffic
Generation Calculations (Mizuta Consultants, Inc., December 2025). Development of the proposed
Meadow Brook Commercial Project would generate 2,753 net new daily trips. The remainder of the
vehicles accessing the site daily would be comprised of existing pass by trips which are vehicles that
currently travel past the site. Of the total new daily trips, approximately 212 would occur during the
morning peak hour and 333 would occur during the evening peak hour. The evening peak hour trips
were added to baseline conditions to determine project-related traffic noise levels. The model was
calibrated to calculate noise levels that are +/- 2 dBA those measured on-site and reported in Table 2.

Hourly average baseline noise levels (Leq) were calculated for the residential receivers located along
Highway 74 and Greenwald Avenue to establish baseline conditions. These are the closest receivers
to the project site and would experience the highest concentration of project-related traffic. The
receiving properties are defined as follows and shown in Figure 4:

1. Single-family residence at 27381 Highway 74 north/northeast of the site;
2. Single-family residence at 27433 Highway 74 north/northwest of the site; and
3. Single-family residence at 27370 Greenwald Avenue south/southeast of the site.

Baseline noise levels are shown Table 11. As shown, baseline conditions exceed the 60 dBA exterior
standard at existing single-family residence property lines and are consistent with measured noise
levels. Noise levels at the actual residences are approximately 3-6 dBA less because of the distance
attenuation. Project traffic will increase ambient conditions by less than 1 dBA at the receivers modeled;
and thus, will have no noticeable effect on baseline traffic noise conditions. Accordingly, traffic-related
interior noise impacts would be less than significant.

Table 11
Modeled Noise Levels

Receptor Existing Leq With Project Leq Decibel Change Significant Impact
Site 1 67.0 67.5 +0.5 No
Site 2 66.4 67.0 +0.6 No
Site 3 64.0 64.5 +0.5 No

Car Wash. The proposed drive-thru car wash would be located in an east/west orientation proximal to
the southern site boundary. Cars would queue on the north side facing south, turn to the west to enter
the car wash, travel through the tunnel and exit on the west side, then turn 180 degrees to enter the
vacuum area or exit the facility. Automated car wash equipment and facilities have several noise-
generating sources. These include pumps, compressors, high-pressure applicators and spray nozzles;
scrubbers, and dryers. The mechanical equipment is proposed to be fully enclosed within an equipment
room located within the structure and inside the car wash tunnel. Potential noise sources within the car
wash tunnel would include the high-pressure applicators and spray nozzle manifolds; noise from the
friction of the scrubber, wrap and brush wash systems; and noise generated from the dryer system.
With the exception of the dryer blowers, the equipment is located inside the car wash tunnel and
generally not audible outside the building. The dryers; however, are the dominant noise source
associated with car wash systems and because they are located near the tunnel exit, are the most
audible at surrounding properties. Thus, operation of the dryer blowers is the focus of this evaluation.
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The proposed car wash has not been specified. thus, reference data for an automated rollover (i.e., a
car wash with brushes that roll over the vehicle during operation) car wash with a 45-horsepower dryer
blower are used to estimate car wash noise. Baseline noise data for a similar system indicate operation
would generate 79 dBA at a distance of 30 feet from the tunnel exit. The closest residential property
line to the tunnel exit is approximately 280 feet to the west across Highway 74. Blower noise would
generally project to the west.

It was assumed that the car wash would cycle one car every 5 minutes and that the drying cycle would
last approximately 60 seconds. Thus, over a one-hour period under peak operation, the dryers would
operate for a total of 12 minutes. Assuming a usage factor of 20% (60 minutes per hour/12 minutes of
dryer operation) and a reference level of 79 dBA would be reduced to 72 dBA at 30 feet west of the
dryers [Leq = 79 + 10 (log 20/100)] = 72. Assuming a distance of 280 feet, the blower noise would
attenuate to approximately 52.2 dBA at the westerly residential property line which would meet the
residential standard for stationary sources. Although this level could exceed the nighttime standard of
45 dBA Leq, the Project proposes carwash operating hours of 7:00 a.m. to 9:00 p.m. and would not
operate during the nighttime period of 10:00 p.m. to 7:00 a.m. Compliance with the approved carwash
hours shall be required through the Project’s conditions of approval. Therefore, carwash noise impacts
would be less than significant. [Condition of Approval: Car wash hours of operation shall be limited to
between the hours between 7:00 a.m. and 10:00 p.m.]

Vacuum Noise. Additional on-site noise would be generated by operation of the vacuum stations
located on the north side of the car wash tunnel. The project proposes 17 vacuum stations. The
applicant is proposing to use a centralized system with the vacuum turbine power unit, the primary noise
source, located inside the building. Individual vacuuming stations have a suction nozzle and hose which
draws material through an exterior collection canister. To minimize noise levels, there would be no
vacuum motor noise, other than suction from the vacuum nozzle, outside the car wash building.

Empirical observations and data have shown vacuum stations operate one to three cycles per hour for
three minutes each cycle, during normal daytime operations. The 17 vacuum stations were
conservatively assumed to operate three cycles per hour, between 8:00 a.m. and 10:00 p.m. Based on
observations, 3-4 vacuums would be in use at any given moment and noise levels vary over time as
vacuums cycle on and off. With a reference level of 68 dBA, four vacuums operating adjacent to one
another would generate a cumulative noise level of approximately 74 dBA at 20 feet. The distance from
the center of the vacuum area to the nearest residential property line is approximately 55 feet to the
south on the south side of car wash tunnel building. Assuming 74 dB at 20 feet and a 6 dB reduction
per doubling of distance, noise levels, without attenuation from the car wash building, would be 65 dB
at the nearest property line. The car wash building would screen the property to the south and provide
approximately 10 dBA of attenuation. The vacuum noise level at the southern property line would be
approximately 55 dBA which would meet the daytime standard.

Operation of the vacuum system during nighttime hours could exceed the applicable nighttime standard.
However, the Project proposes carwash and vacuum-system operating hours of 7:00 a.m. to 9:00 p.m.
and would not operate during the nighttime period of 10:00 p.m. to 7:00 a.m. Compliance with the
approved hours shall be required through the Project’s conditions of approval. Therefore, vacuum-
system noise impacts would be less than significant. [Condition of Approval: Operation of the car wash
vacuum system shall be limited to the hours between 7:00 a.m. and 10:00 p.m.]

Drive Thru Window Speakers. Speaker noise is a variable noise source and subject to change based
on volume settings. The quick-serve restaurant drive-thru menu board and speaker would be located
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on the west side of the building and project east towards Highway 74. The nearest sensitive property
would be located on the west side of Highway 74. The property line is approximately 180 feet from the
drive thru restaurant building.

Menu board/speaker reference noise levels range from 58 to 65 dBA at 30 feet from the source.
Conservatively, a reference level of 65 dBA at 30 feet would attenuate to 49.4 dBA at the nearest
residential property line, approximately 180 feet from speaker. This level would meet the appliable
daytime residential standards of 55 dBA Leq. However, without additional volume control, speaker
noise could exceed the nighttime residential standard of 45 dBA Leq during the Project’s proposed
nighttime operating hours.

The Project would incorporate an Automatic Volume Control system to reduce speaker volume relative
to ambient noise levels. When active, the system would reduce the outbound speaker level relative to
the ambient noise measured at the speaker-post microphone and would not increase the volume above
the level that would occur with the system turned off. Operation of the Automatic Volume Control system
during nighttime hours would ensure compliance with the applicable nighttime noise standard. This
requirement shall be incorporated into the Project design and conditions of approval. With
implementation of this Project design feature, drive-through speaker noise impacts would be less than
significant. [Condition of Approval: Automatic Volume Control (AVC) shall be installed as part of the
drive-thru menu board speaker systems and are to be operated at a minimum, between the hours of
10:00 p.m. and 7:00 a.m., to reduce nighttime noise levels.]

HVAC Systems. The HVAC system proposed for use on the site has not been specified and noise levels
vary depending on the size of the system. However, it is assumed that two HVAC condenser units will
be installed on the roof-top of the convenience store, retail building and quick serve restaurant and one
unit would be installed on the fueling station convenience store. Reference noise levels are based on
noise measurements made at similar facilities. HVAC noise levels can be expected to range from 60
to 70 dBA at 5 feet from the equipment and ventilation openings. To conservatively evaluate HVAC
noise levels, the Leq was predicted at the eastern property line based on the HVAC units located at the
center of the building rooftops.

It is assumed the five HVAC units would be an average of 60 feet west of the eastern property line and
120 feet from the closest residential property line. The sound level generated by the six HVAC units
would be approximately 77.8 dBA 5 feet from the source. This would attenuate to 56.2 dBA at the
eastern property line and 50.2 dBA at the residential property line located to the east. Each HVAC unit
would be installed within a noise shroud which typically provides 5-10 dBA of attenuation. Further, each
building would have a parapet that would provide an additional 5 dBA of attenuation. Conservatively,
HVAC noise levels at the eastern project site property line would be approximately 46.2 dBA and 40.2
dBA at the residential property line. With incorporation of the equipment shrouds and building parapets
as Project design features, HVAC noise impacts would be less than significant. [Condition of
Approval: Rooftop HVAC equipment shall be screened by equipment shrouds and building parapets
sufficient to ensure compliance with the applicable daytime and nighttime stationary-source noise
standards of Riverside County Ordinance No. 847. HVAC equipment and screening shall be shown on
the applicable building plans and verified prior to final building inspection.]

b) Vibration is a unique form of noise because its energy is carried through buildings, structures, and
the ground, whereas noise is simply carried through the air. Thus, vibration is generally felt rather than
heard. Some vibration effects can be caused by noise; e.g., the rattling of windows from trucks passing
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by. This phenomenon is caused by the coupling of the acoustic energy at frequencies that are close to
the resonant frequency of the material being vibrated. Typically, groundborne vibration generated by
manmade activities attenuates rapidly as vibration rapidly diminishes in amplitude with distance from
the source. In the U.S., the ground motion caused by vibration is measured as particle velocity in inches
per second and is referenced as vibration decibels (VdB).

The vibration velocity level threshold of perception for humans is approximately 65 VdB. A vibration
velocity of 75 VdB is the approximate dividing line between barely perceptible and distinctly perceptible
levels for many people. If a roadway is smooth, the groundborne vibration from traffic is barely
perceptible. The range of interest is from approximately 50 VdB, which is the typical background
vibration velocity, to 90 VdB, which is the general threshold where minor damage can occur in fragile
buildings. Hwy 74 carries heavy truck traffic; however, there are no activities occurring in the project
area that generate perceptible groundborne vibration.

Construction activity on the project site would be temporary and any vibration would likely not persist
for long periods. Assuming vibration levels would be simlar to those associated with a large bulldozer,
typical groundborne vibration levels would be 87 VdB at 25 feet, 81 VdB at 50 feet, and 75 VdB at 100
feet, based on the Federal Transit Administration’s (FTA’s) Transit Noise and Vibration Impact
Assessment (September 2018) as shown in Table 12.

As referenced, the closest single-family residence is approximately 300 feet east of the center of the
site and 180 feet east of the property line. Vibration levels would attenuate to approximately 75 VdB at
this residence during construction along the eastern property line assuming a bulldozer is the heaviest
piece of equipment used during grading or site clearing. As discussed above, 90 VdB is the threshold
where minor damage can occur in fragile buildings and 94 VdB is the threshold at which there is a risk
of architectural damage to typical dwellings such as those located adjacent to the project site. Vibration
levels are projected to be under this threshold; thus, structural damage is not expected to occur as a
result of construction activities associated with the proposed project.

Table 12
Typical Groundborne Vibration Levels
Equipment Approximate VdB
25 Feet 50 Feet 60 Feet 75 Feet 100 Feet

Large Bulldozer 87 81 79 77 75
Loaded Trucks 86 80 78 76 74

Jackhammer 79 73 71 69 67
Small Bulldozer 58 52 50 48 46

Vibration may be perceptible at the nearest receiver periodically during equipment pass by events. Any
vibration would be temporary and occur within the timeframe designated in the County of Riverside
Code as referenced above. Thus, temporary vibration impacts would be less than significant.

During operation, the proposed commercial uses would not generate sources of ground-borne vibration.

Accordingly, the project would not result in excessive ground-borne vibration or ground-borne noise
levels. Impacts would be less than significant.
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Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

PALEONTOLOGICAL RESOURCES:

26. Paleontological Resources
a. Directly or indirectly destroy a unique paleontological L] L] I L]
resource, site, or unique geologic feature?

Source(s): Riverside County General Plan (2021 Update), Figure OS-8 “Paleontological Sensitivity”;
County of Riverside General Plan Multipurpose Open Space Element; Geologic and soil mapping for
the Meadowbrook Marketplace site; County of Riverside Paleontological Resource Guidelines.

Findings of Fact:

a) As shown on Riverside County General Plan Figure OS-8 (“Paleontological Sensitivity”), the project
site is located within an area mapped as having low paleontological sensitivity. This classification
reflects areas where geologic units are unlikely to contain significant fossil resources and where the
potential for encountering scientifically important paleontological materials is minimal.

Because the site is located in an area of low paleontological sensitivity, preparation of a Paleontological
Resource Impact Mitigation Plan (PRIMP) is not required. If previously unknown paleontological
resources are encountered during ground-disturbing activities, work in the immediate area of the
discovery would cease and the resource would be evaluated in accordance with applicable Riverside
County requirements.

Impacts to paleontological resources would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

POPULATION AND HOUSING Would the project:

27. Housing |:| |:| |:| |z

a. Displace substantial numbers of existing people or
housing, necessitating the construction of replacement
housing elsewhere?

b. Create a demand for additional housing, particularly ] [ X [
housing affordable to households earning 80% or less of
the County’s median income?

c. Induce substantial unplanned population growth in an ] [ X [
area, either directly (for example, by proposing new

homes and businesses) or indirectly (for example,

through extension of roads or other infrastructure)?

Source(s): Project Application Materials (Site Plan, Operational Characteristics); Riverside County
General Plan (2021 Update); Riverside County General Plan — 6th Cycle Housing Element (2021—
2029); Riverside County Zoning Ordinance (Ordinance No. 348, current through 2024); Riverside

Page 82




Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

County Elsinore Area Plan, including Highway 74 Policy Area — Neighborhood 1; Riverside County GIS
Database (Accessed 2025); Southern California Association of Governments (SCAG) — 2024 Regional
Growth Forecast

Findings of Fact:

a) The Meadowbrook Marketplace site (APN: 349-080-076) is currently vacant, highly disturbed land
but was previously developed with residential and ancillary structures that have since been demolished.
According to the Phase | Environmental Site Assessment (South Shore Testing & Environmental, 2024),
the site contains three abandoned concrete foundations, remnants of former structures (residence,
shop, adobe cabin), as well as evidence of past agricultural use (historic pomegranate cultivation). No
active residential structures remain, and no individuals reside on the property.

Because the site does not contain any existing housing or occupied residential uses, implementation of
the proposed commercial development would not displace residents or require construction of
replacement housing elsewhere. No impact would occur under this threshold.

b) The proposed Meadowbrook Marketplace would develop a commercial center including a fueling
station, convenience store, drive-through restaurant, carwash, and multi-tenant retail buildings on a
vacant, previously developed parcel. As documented in the Phase | Environmental Site Assessment
(South Shore Testing & Environmental, 2024), the site formerly supported residential and ancillary
structures that have been demolished. No residents or occupied housing are present on the site.

During construction, the project would generate temporary construction employment, and upon
operation it would create long-term retail and service-sector jobs. These employment opportunities are
expected to be filled primarily by existing residents within the surrounding communities of
Meadowbrook, Good Hope, and Perris. The project does not introduce uses that typically draw a
substantial number of new workers from outside the region, nor does it involve specialized employment
that would induce in-migration.

The project does not include a residential component; and therefore, does not directly increase
population or housing demand.

Because the proposed commercial uses would not substantially increase local housing demand,
including affordable housing demand, and would not remove or convert existing housing, the project
would not affect housing availability or affordability in the area. A less-than-significant impact would
occur under this threshold.

c) The Meadowbrook Marketplace proposes a commercial development—including a fueling station,
convenience store, car wash, drive-through restaurant, and multi-tenant retail—on a vacant, previously
developed 3.62-acre parcel at the southeast corner of Highway 74 and Greenwald Avenue. As
documented in the Phase | Environmental Site Assessment (South Shore Testing & Environmental,
2024), former residential and accessory structures were demolished many years ago, and no existing
housing or occupied structures are present. Therefore, the proposed project does not displace any
residents or businesses.

The project site is designated MUA in the Elsinore Area Plan and zoned MU. These designations

anticipate commercial and residential development along the Highway 74 corridor, particularly within
the Highway 74 Policy Area — Neighborhood 1, which encourages a compact, walkable mix of
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neighborhood-serving retail, services, and future multifamily housing. The proposed commercial use is
consistent with both the Area Plan and zoning and does not require a General Plan Amendment or
Zone Change.

The project consists entirely of commercial uses and would not directly result in new population. Any
indirect population increase from long-term employment would be minimal and is expected to be
absorbed by the existing labor pool in the Meadowbrook, Good Hope, and Perris areas. The project
includes standard frontage improvements and connection to existing utilities, including extension to
public sewer. These improvements are localized and do not extend infrastructure in a manner that
enables or facilitates unplanned growth beyond what is already envisioned in the County’s General Plan
and Area Plan. For these reasons, the proposed commercial development would not induce substantial
unplanned population growth, either directly or indirectly. Impacts would be less-than-significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

PUBLIC SERVICES Would the project result in substantial adverse physical impacts associated with
the provision of new or physically altered government facilities or the need for new or physically altered
governmental facilities, the construction of which could cause significant environmental impacts, in order
to maintain acceptable service ratios, response times or other performance objectives for any of the
following public services:

28. Fire Services [] [] X L]

Source(s): Riverside County Fire Department (RCFD), Battalion 1 service area and emergency
response coverage information (2024); Riverside County Ordinance No. 787 (Fire Code, adopting the
California Fire Code with local amendments); Riverside County Ordinance No. 659 (Development
Impact Fee Ordinance); Riverside County General Plan (2021 Update), Safety Element; Riverside
County General Plan, Elsinore Area Plan (2015, as amended); County of Riverside General Plan
Program Environmental Impact Report (EIR No. 548) (April 2016); Google Maps distance verification
for general proximity of Riverside County Fire Department stations to the project site (accessed October
2025).

Findings of Fact:

Fire protection and emergency medical services for the Meadowbrook Marketplace site are provided
by the Riverside County Fire Department (RCFD) operating under contract with CAL FIRE, Battalion 1.
The project site is located within the RCFD service area and would continue to be served by existing
fire protection facilities and emergency response resources consistent with current service levels in the
Meadowbrook area. Two stations provide primary and secondary coverage to the project area:

o Fire Station 97 (Rosetta Canyon) — 41725 Rosetta Canyon Drive, Lake Elsinore, approximately
2.9 miles southwest of the site. Station 97 includes three apparatus bays and is typically staffed
with nine personnel, expandable to 12 during peak staffing periods. The station houses a Type
1 engine and other support equipment.

o Fire Station 9 (Goodmeadow) — 21565 Steele Peak Drive, Perris, approximately 3.1 miles
northeast of the project site. Station 9 includes two apparatus bays and houses at least one
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Type 1 engine. Minimum staffing is one captain, one engineer, and one firefighter/paramedic
per shift.

The Project would be required to comply with Riverside County Ordinance No. 787, as amended, the
California Fire Code, the California Building Code, and the Project-specific conditions of approval
imposed by RCFD. Project plans incorporate fire-protection features including fire-apparatus access
roads, designated fire lanes, fire-hose access, proposed fire hydrants, and fire sprinklers for applicable
commercial buildings and structures. Final plans would be subject to RCFD review and approval.
Applicable RCFD requirements include:

e Fire-apparatus access-road widths, grades, turning radii, load-bearing capacity, and vertical

clearances;

Required fire flow, water supply, and fire-hydrant locations and spacing;

Fire-lane identification, signage, and maintenance of required clearances;

Fire-hose access from approved fire-apparatus access roads;

Automatic fire-sprinkler, fire-alarm, and related fire-protection systems for applicable buildings

and structures;

e Compliance with applicable fuel-modification, defensible-space, landscaping, and vegetation-
management requirements; and

e RCFD review and approval of final access, water-supply, building, and fire-protection plans
before issuance of applicable permits.

The Project would incrementally increase demand for fire protection and emergency medical services
associated with new commercial structures, employees, visitors, and vehicle activity. RCFD determined
that the Project would contribute to cumulative demand for fire protection and emergency medical
services and noted that the closest fire stations are operating at or above optimal workload capacity.
The applicant would be required to pay applicable Development Impact Fees pursuant to Riverside
County Ordinance No. 659, as amended. These fees would provide the Project’'s proportionate
contribution toward eligible fire-protection facilities and equipment needed to serve new development.
RCFD did not identify a requirement for the Project to construct a new fire station or physically expand
an existing station. RCFD will conduct additional reviews of subsequent building and fire-protection
plans, and additional Fire Code requirements or conditions may be imposed during that review.

Accordingly, with compliance with applicable Fire Code requirements, implementation of RCFD’s
conditions of approval, and payment of required Development Impact Fees, the Project would not result
in substantial adverse physical environmental effects associated with construction or expansion of fire-
protection facilities. Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

29. Sheriff Services L[] L] X []

Source(s): Riverside County Sheriff's Department (RCSD), Perris Station Service Area Information
(2024); Riverside County Ordinance No. 659 (Development Impact Fee Ordinance); Riverside County
General Plan (2021 Update), Safety Element; Riverside County General Plan, Elsinore Area Plan
(2015, as amended); County of Riverside Environmental Impact Report (EIR) No. 548, General Plan
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Program EIR (April 2016); Google Maps, approximate travel distance between RCSD service facilities
and the project site (accessed October 2025).

Findings of Fact:

Law enforcement services for the Meadowbrook Marketplace area are provided by the Riverside County
Sheriffs Department (RCSD), Perris Station, which serves the unincorporated communities of
Meadowbrook, Good Hope, and much of the Highway 74 corridor. The RCSD Perris Station is located
at 137 N. Perris Boulevard, Perris, CA, approximately 8.4 miles northeast of the project site (distance
verified October 2025). The station provides patrol, traffic enforcement, crime prevention, investigations,
and emergency response services for the project area.

The Project consists of a neighborhood-serving commercial center—including a fueling station,
convenience store, drive-through restaurant, carwash, and multi-tenant retail space—on a 3.62-acre
site. These uses are consistent with the site’s MU zoning and MUA land-use designation and do not
introduce population or operational intensity beyond what is contemplated in the Riverside County
General Plan or the Elsinore Area Plan.

Commercial uses of this type typically generate:
e short-term construction security needs, and

¢ |ow-to-moderate ongoing calls for service related to routine patrol, theft prevention, and after-
hours security.

These service demands fall within normal expectations for RCSD’s Perris Station and would not require
new staffing or expansion of existing facilities.

Security lighting, CPTED-consistent design (visibility, controlled access, lighting, and internal
circulation), and operational measures (such as private security or alarm systems, if required by
conditions of approval) would further reduce law-enforcement demand on RCSD.

Operation of the convenience market and off-sale alcoholic beverage sales would also be subject to
applicable California Department of Alcoholic Beverage Control requirements and Project conditions of
approval addressing security, lighting, surveillance, property maintenance, graffiti removal, and
loitering. These requirements would reduce the potential for nuisance activity and related law-
enforcement calls.

As with all new development in unincorporated Riverside County, the applicant will be required to pay
Development Impact Fees (DIFs) pursuant to Ordinance No. 659, which support sheriff staffing,
equipment, vehicles, and station improvements countywide.

With compliance with applicable codes, incorporation of site design features that support safety and
visibility, and payment of required impact fees, the project would not result in the need for new or
physically expanded sheriff facilities, nor would it adversely affect acceptable response times or service
ratios. Impacts would be less than significant.

Mitigation: No mitigation is required.
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Monitoring: No monitoring is required.

30. Schools [] [] X [

Source(s): Lake Elsinore Unified School District; Riverside County General Plan (2021 Update),
Elsinore Area Plan; Riverside County Environmental Impact Report No. 548 (April 2016); California
Government Code Section 65995; Google Maps Distance Verification (accessed October 2025).

Findings of Fact:

The Meadowbrook Marketplace proposes commercial development on a currently vacant 3.62-acre
parcel (APN: 349-080-076) located southeast of the intersection of Highway 74 and Greenwald Avenue
in unincorporated Riverside County. The project does not include any residential uses and therefore
would not generate new students or increase demand on local public schools. The Project Site is located
within the Lake Elsinore Unified School District.

The Project does not include residential development and therefore would not directly generate school-
age residents or increase student enroliment. New commercial development is nevertheless subject to
applicable statutory school facility fees pursuant to California Government Code Section 65995.
Payment of the required statutory fees constitutes full and complete mitigation of development-related
impacts on school facilities pursuant to Government Code Section 65996.

Accordingly, the Meadowbrook Marketplace would not increase student population, affect school
capacity, or require new or expanded school facilities. Impacts to schools would be less than
significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

31. Libraries [] [] [] X

Source(s): Riverside County General Plan (2021 Update), Public Facilities and Services Element;
Riverside County Library System, Branch Locations and Service Area Information (accessed 2025).

Findings of Fact:

The Meadowbrook Marketplace site is located within unincorporated Riverside County and is served by
the Riverside County Library System. The nearest public library is the Mead Valley Library, located at
21580 Oakwood Street in Perris, California, approximately 4 miles northeast of the project site.

The Meadowbrook Marketplace proposes a neighborhood-serving commercial development consisting
of a fueling station, convenience store, drive-through restaurant, carwash, and multi-tenant retail
building(s) on a currently vacant 3.62-acre parcel at the southeast corner of Highway 74 and Greenwald
Avenue. The project does not include any residential uses and would not result in population growth.

Because the project would not introduce new residents or increase population within the service area,
it would not generate additional demand for library services, require expanded library staffing, or
necessitate construction or expansion of library facilities. Accordingly, the project would not result in
impacts to library services or facilities. No impact would occur under this threshold.
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Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

32. Health Services L] [] X []

Source(s): Riverside County General Plan (2021 Update), Elsinore Area Plan; Riverside County
Environmental Impact Report No. 548 (April 2016); Google Maps Distance Verification (accessed
October 2025); Riverside University Health System—Medical Center; Kaiser Permanente Perris Medical
Offices; Inland Valley Medical Center.

Findings of Fact:

The Meadowbrook Marketplace proposes a neighborhood-serving commercial center—including a
fueling station, convenience store, drive-through restaurant, carwash, and multi-tenant retail
building(s)—on a currently vacant parcel located at the southeast corner of Highway 74 and Greenwald
Avenue in unincorporated Riverside County. Because the project contains no residential component, it
would not directly increase the local population; and therefore, would not substantially increase demand
for medical or health-care services.

Health services for the Meadowbrook, Good Hope, and Perris communities are provided by multiple
nearby facilities, including:

Riverside University Health System—Medical Center, Moreno Valley (=10 miles northeast)
Kaiser Permanente Perris Medical Offices (=7 miles northeast)

Inland Valley Medical Center, Wildomar (=11 miles southwest)

Numerous urgent care clinics and outpatient facilities in Perris and Lake Elsinore

These facilities provide adequate regional health-care capacity to serve existing and planned
development within the area. The proposed commercial uses would not generate service demands
beyond those already anticipated in County planning documents.

Accordingly, the Meadowbrook Marketplace would not require the construction or expansion of health-
care facilities and would not adversely affect the provision of health services. Impacts would be less
than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

RECREATION Would the project:

33. Parks and Recreation

a. Include recreational facilities or require the L] L] > L]
construction or expansion of recreational facilities which
might have an adverse physical effect on the environment?

b. Include the use of existing neighborhood or regional ] ] X ]
parks or other recreational facilities such that substantial
physical deterioration of the facility would occur or be
accelerated?
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c. Be located within a Community Service Area (CSA) u u u X

or recreation and park district with a Community Parks and
Recreation Plan (Quimby fees)?

Source(s): Riverside County General Plan (2021 Update); Elsinore Area Plan; Riverside County
Ordinance No. 659 (Development Impact Fees); Project Application Materials for CUP No. 220022
(2024—-2025); Riverside County Parks Department GIS Resources (accessed October 2025).

Findings of Fact:

a-b) The Meadowbrook Marketplace would develop a neighborhood-serving commercial center—
including a fueling station, convenience store, drive-through restaurant, in-line retail, and carwash—on
a currently vacant parcel located at the southeast corner of Highway 74 and Greenwald Avenue.
Because the development includes no housing, it would not directly generate a residential population
and therefore would not create new demand for parks or recreational facilities. The commercial project
would provide employment opportunities; however, these positions are expected to be filled primarily
by existing residents of Meadowbrook, Good Hope, Perris, and surrounding areas. As a result, the
project would not increase park demand or lead to deterioration of existing recreational facilities.

The project is consistent with the MU zoning and MUA General Plan designation, both of which
anticipated commercial and limited residential development and their associated recreation needs. The
project will be required to pay applicable Development Impact Fees pursuant to Ordinance No. 659,
which contribute to Countywide recreation and park facilities. Accordingly, the Meadowbrook
Marketplace would not result in the construction, expansion, or accelerated deterioration of recreational
facilities. Impacts would be less than significant.

c) The project site is not located within a Community Service Area (CSA) or any County recreation and
park district governed by a Community Parks and Recreation Plan. Because no residential units are
proposed, Quimby Act parkland dedication or in-lieu fees do not apply. The project will still contribute
applicable Development Impact Fees under Ordinance No. 659 to support Countywide recreational
facilities. No impact would occur under this threshold.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

34. Recreational Trails [] [] L[] X
a. Include the construction or expansion of a trail system?

Source(s): Riv. Co. 800-Scale Equestrian Trail Maps, Open Space and Conservation Map for Western
County trail alignments, Riverside County Regional Park and Open-Space District Comprehensive Trail
Plan (January 2018), Elsinore Area Plan

Findings of Fact:

The Meadowbrook Marketplace would construct a commercial center—including a fueling station,
convenience store, drive-through restaurant, in-line retail, and carwash—on a vacant parcel at the
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southeast corner of Highway 74 and Greenwald Avenue. While the project will include internal
pedestrian pathways and ADA-compliant connections, it does not propose any recreational trails.

Based on County trail planning documents, no regional, community, equestrian, or multipurpose trail
alignments are designated across or adjacent to the project site or the Highway 74/Greenwald corridor.
The grading, frontage improvements, and circulation layout shown in the current site plan and
preliminary engineering documents confirm that no existing trail easements or mapped alignments
occur on-site.

Because no trails currently exist in the project area and no designated future trail routes traverse the
parcel, the project would not result in the construction or expansion of a trail system, nor would it
interfere with any planned recreational trails. No impact would occur under this threshold.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

TRANSPORTATION Would the project:

35. Transportation [] [] L[] X
a. Conflict with a program, plan, ordinance, or policy

addressing the circulation system, including transit,
roadway, bicycle, and pedestrian facilities?

b. Conflict with or be inconsistent with CEQA Guidelines (] (] = (]
section 15064.3 subdivision (b) Criteria for Analyzing
Transportation Impacts?

c. Substantially increase hazards due to a geometric ] ] X ]
design feature (e.g., sharp curves or dangerous

intersections) or incompatible uses (e.g. farm

equipment)?

d. Cause an effect upon, or a need for new or altered

maintenance of roads? L] L] > L]
e. Cause an effect upon circulation during the project’s

construction? L] L] L] >
f. Resultin inadequate emergency access or access to ] ] ] 4

nearby uses?

Source(s): Riverside County General Plan (Circulation Element); Riverside County Traffic Impact
Analysis Guidelines (April 2008); Riverside County Guidelines for Transportation Analysis & VMT
(December 2020); Riverside County Congestion Management Program (RCTC, 2010); Ordinance No.
824 (TUMF Program, WRCOG); Ordinance No. 659 (Development Impact Fees); Elsinore Area Plan
(Highway 74 Policy Area — Neighborhood 1); Caltrans District 8 Highway Geometrics and Access
Control for Highway 74; Project Application Materials & Site Plan (File No. 24-807, “74 Perris Sabbah”);
Mizuta Traffic Consulting, Inc., Mizuta Traffic Consulting, Inc., Meadowbrook Retail VMT Memorandum
prepared by Mizuta Traffic Consultants, August 2025 (Appendix 1); Meadowbrook Retail Traffic Analysis
prepared by Mizuta Traffic Consultants, April 2026.

The following provides an overview of applicable policies that may affect the proposed project and
address impacts related to traffic operation.

Page 90




Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

Riverside County General Plan Circulation Element. The County’s Circulation Element was adopted
in 2003 through the Riverside County Integrated Project (RCIP). The RCIP represented a
comprehensive planning process to determine future placement of buildings, roads, and open spaces
for Riverside County. The purpose of the RCIP was to create plans that are coherent and consistent for
transportation, land use, and the environment. The adopted RCIP roadway network provides the basis
for the development with the County. The General Plan roadway network defines the right-of-way
dedications and capacity requirements needed to support buildout of proposed General Plan land uses.

Riverside County Congestion Management Program. The CMP was approved by the RCTC in 2010.
All freeways and selected arterial roadways in the county are designated elements of the CMP system
of highways and roadways. There are two CMP system roadways in proximity of the Project, 1-215
which is located east of the site and Hwy 74 which fronts the site.

Ordinance No. 824, Transportation Uniform Mitigation Fee (TUMF). The Transportation Uniform
Mitigation Fee (TUMF) program is administered by the Western Riverside Council of Governments
(WRCOG) based upon a regional Nexus Study most recently updated in 2016 to address major changes
in right of way acquisition and improvement cost factors. This regional program was put into place to
ensure that development pays its fair share and that funding is in place for construction of facilities
needed to maintain the requisite level of service and critical to mobility in the region. Payment of the
TUMF is required and is not considered unique mitigation under CEQA. Credits may be approved if
improvements are made to these facilities as part of project development.

Ordinance No. 659, Development Impact Fees. The Project is located within the Elsinore Area Plan;
and therefore, will be subject to County of Riverside DIF in an effort by the County to address
development throughout its unincorporated area. The DIF program consists of two separate
transportation components: the Roads, Bridges and Major Improvements component and the Traffic
Signals component. Eligible facilities for funding by the County DIF program are identified on the
County’s Public Needs List.

Findings of Fact:

a) The proposed Meadowbrook Marketplace is located along Hwy 74, a four-lane conventional highway
with a continuous center two-way left-turn lane. Greenwald Avenue is a two-lane local rural roadway
without existing sidewalks, curbs, or bicycle facilities along the project frontage.

Transit: Riverside Transit Agency (RTA) Route 9 operates along Hwy 74 with headways of
approximately 60—90 minutes. According to the Traffic Analysis, the nearest existing stop is located on
the west side of Highway 74, approximately 425 feet south of Meadowbrook Avenue. No new or
relocated transit stop is proposed or required as part of the Project.

Pedestrian & Bicycle Facilities: No County-designated trails, bikeways, or community trail alignments
traverse Highway 74 or Greenwald Avenue at the project frontage. The project will install sidewalks
along Greenwald Avenue and internal pedestrian walkways, improving local connectivity where none
currently exists and providing safer access between pads. These improvements would support the
pedestrian and bicycle connectivity objectives of the Highway 74 Multimodal Transit Plan. These
improvements do not conflict with the Circulation Element, the Congestion Management Program
(CMP), the Elsinore Area Plan, or any adopted pedestrian/bicycle plan.
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Roadway design, driveway spacing, access, and signalization will be reviewed by the Riverside County
Transportation Department. The project will pay applicable TUMF and County DIF fees consistent with
Ordinances Nos. 824 and 659. Because the proposed improvements would conform to applicable
County plans and policies, would not eliminate existing multimodal facilities, and would provide
pedestrian and transit-supportive infrastructure, the project would not conflict with an applicable
program, plan, ordinance, or policy addressing the circulation system. The impact would be less than
significant.

b) Senate Bill 743 (SB 743) amended CEQA to require that transportation impacts be evaluated based
on vehicle miles traveled (VMT), rather than automobile delay or level of service. SB 743 is implemented
through CEQA Guidelines Section 15064.3(b), which establishes VMT as the appropriate metric for
determining the significance of transportation impacts. Trip generation estimates prepared by Mizuta
Traffic Consulting, Inc. (December 3, 2025) were used to inform the Air Quality and Noise analyses
(Appendix A and H); however, transportation impact significance under CEQA is evaluated based on
vehicle miles traveled (VMT) pursuant to SB 743.

Riverside County adopted its Guidelines for Transportation Analysis and VMT in December 2020 to
implement Senate Bill 743. The guidelines establish screening criteria for projects presumed to have a
less-than-significant VMT impact. Under the County’s local-serving retail screening criterion, a retail
project may be presumed to have a less-than-significant VMT impact when no single store onsite
exceeds 50,000 square feet and the Project is determined by the Riverside County Transportation
Department to be local-serving. Local-serving retail uses generally shorten existing shopping and
service trips by providing goods and services closer to surrounding residents and motorists (Appendix

).

No individual retail use proposed as part of the Meadowbrook Marketplace would exceed 50,000 square
feet. Based on the size and nature of the proposed convenience market, fueling station, drive-through
restaurant, carwash, and multi-tenant retail uses, the Project would serve the surrounding community
and motorists already traveling along Highway 74. The Traffic Analysis (Appendix J) also anticipates
that a substantial proportion of Project driveway trips would consist of pass-by trips from existing
Highway 74 traffic.

Accordingly, the Project satisfies the County’s local-serving retail VMT screening criterion, and VMT
impacts would be less than significant.

c) The Meadowbrook Marketplace would access the site from Highway 74 and Greenwald Avenue
through new and/or modified driveways designed in accordance with Riverside County access, sight-
distance, and geometric design standards. Project access points would be reviewed and approved by
the County of Riverside, as applicable, to ensure safe ingress and egress and adequate turning radii
for passenger vehicles, service vehicles, and emergency access.

The project would not introduce roadway features such as sharp curves, inadequate sight distances, or
substandard intersection geometry that could increase collision risk. The proposed commercial uses
are compatible with surrounding land uses and existing traffic conditions along Highway 74 and
Greenwald Avenue, and would not involve unusual vehicle types or operational characteristics that
could create traffic hazards. Construction and operation of the project would not substantially increase
traffic hazards related to roadway geometry or incompatible uses. Impacts would be less than
significant.
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d) The proposed Meadowbrook Marketplace would be accessed via existing roadways, including
Highway 74 and Greenwald Avenue, and would not require construction of new public roadways or
modification of roadway alignments. Project traffic would utilize the existing circulation network, which
is designed to accommodate commercial development along the Highway 74 corridor.

Any roadway or driveway improvements required to serve the project would be limited to on-site or
frontage improvements and would be designed and constructed in accordance with Riverside County
standards, as applicable. Ongoing maintenance of public roadways would remain the responsibility of
the appropriate public agency and would not be altered by project implementation.

Accordingly, the project would not cause an effect upon, or, require new or altered maintenance of
roads. Impacts would be less than significant.

e) Construction of the proposed project would result in temporary, short-term effects on local circulation
due to construction vehicle access, material deliveries, and potential lane or shoulder use along Hwy
74 and Greenwald Avenue. These effects would be intermittent, limited in duration, and would occur
primarily during off-peak daytime hours.

Construction activities would be subject to applicable Riverside County traffic control requirements,
including preparation and implementation of traffic control plans where required. No permanent roadway
closures or long-term lane reductions are proposed. Construction access points would be designed to
maintain safe and efficient traffic flow and to minimize interference with through traffic, emergency
vehicles, and adjacent properties. Because construction-related circulation effects would be temporary,
localized, and managed through standard traffic control measures, the project would not result in a
substantial or prolonged disruption of circulation. Impacts would be less than significant.

f) The Meadowbrook Marketplace proposes three points of access: a full-access driveway at the Hwy
74/Greenwald Avenue intersection; a secondary right-in/right-out driveway farther east along Highway
74; and a full-access driveway on Greenwald Avenue south of Highway 74. These access points provide
multiple entry and exit options for customers, employees, and emergency responders. Final driveway
geometry, widths, and turning radii will comply with Riverside County Fire Department requirements
pursuant to Ordinance No. 787. Internal circulation aisles will be designed to accommodate fire
apparatus turning movements, load-bearing requirements, and unobstructed travel paths for
emergency response.

During construction, temporary lane restrictions may be required along Highway 74 or Greenwald
Avenue to complete frontage and utility improvements; however, these activities will be coordinated
with the Riverside County Fire Department, the Sheriff's Department, and the County Transportation
Department to maintain continuous emergency access at all times. No permanent features of the project
would obstruct or modify designated emergency response routes.

Accordingly, the project would not impair emergency response or evacuation plans and would provide
adequate emergency access during both construction and long-term operation. Impacts would be less
than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.
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36. Bike Trails [] [] L] X

a. Include the construction or expansion of a bike system
or bike lanes?

Source(s): Riverside County General Plan (2021 Update), Circulation Element and Figure C-7
“Bikeway System”; Riverside County Elsinore Area Plan (2015, as amended); Riverside County GIS —
Transportation Layers (accessed 2025); Project Application Materials (2025). Riverside County
Highway 74 Multimodal Transit Plan;

Findings of Fact:

Figure C-7 of the Riverside County General Plan Circulation Element and the Elsinore Area Plan do not
identify any existing or planned Class I, Il, or lll bicycle facilities along the segments of Highway 74
(Hwy 74) or Greenwald Avenue adjacent to the Meadowbrook Marketplace site. The surrounding
roadway network generally consists of rural roadway cross-sections without existing designated bicycle
lanes or multipurpose trails.

The Highway 74 Multimodal Transit Plan identifies the need for improved pedestrian and bicycle
connectivity throughout the broader Highway 74 corridor. However, the plan does not require
construction of a bicycle trail or on-street bicycle lane through the Project Site as part of CUP220022.
The Project would provide required bicycle parking, internal pedestrian connections, and frontage
improvements. Final frontage improvements would be reviewed by the Riverside County Transportation
Department for consistency with applicable circulation and multimodal requirements.

Because the project neither affects an existing bikeway nor lies within a designated future bikeway
corridor, and does not require or propose construction or expansion of bicycle facilities. The project
would not conflict with the Riverside County General Plan Bikeway System or the Elsinore Area Plan.
No impact would occur under this threshold.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

TRIBAL CULTURAL RESOURCES Would the project cause a substantial adverse change in the
significance of a Tribal Cultural Resource, defined in Public Resources Code section 21074 as either a
site, feature, place, or cultural landscape that is geographically defined in terms of the size and scope
of the landscape, sacred place, or object with cultural value to a California Native American Tribe, and
that is:

37. Tribal Cultural Resources
a. Listed or eligible for listing in the California Register of L] L] L] >
Historical Resources, or in a local register of historical
resources as defined in Public Resources Code section
5020.1 (k)?

b. A resource determined by the lead agency, in its ] 2 ] ]
discretion and supported by substantial evidence, to be
significant pursuant to criteria set forth in subdivision (c)
of Public Resources Code Section 5024.1? (In applying
the criteria set forth in subdivision (c). of Public
Resources Code Section 5024.1 for the purpose of this
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paragraph, the lead agency shall consider the
significance to a California Native tribe.)

Source(s): Staff review; Project Application Materials; South Environmental, LLC, Cultural Resources
Assessment for the Meadowbrook Marketplace, dated January 14, 2026 (Appendix C); Assembly Bill
52 (Public Resources Code §§ 21074, 21080.3.1); Advisory Notification documentation, County of
Riverside Transportation and Land Management Agency (on file with the County).

Findings of Fact:

a-b) Cultural resources are those resources with inherent tribal values that are difficult to identify through
the same means as archaeological resources. These resources can be identified and understood
through direct consultation with the tribes who attach tribal value to the resource. Tribal cultural
resources may include Native American archaeological sites; however, they may also include other
types of resources such as cultural landscapes or sacred places.

Based on the Cultural Resource Assessment prepared for the project and information available at the
time of environmental review, no Tribal Cultural Resources listed or eligible for listing in the California
Register of Historical Resources, or otherwise determined significant by the County pursuant to Public
Resources Code Section 5024.1, have been identified within the project site.

Changes in the California Environmental Quality Act, effective July 2015, require that the County
address a new category of cultural resources — tribal cultural resources — not previously included within
the law’s purview. Tribal Cultural Resources are those resources with inherent tribal values that are
difficult to identify through the same means as archaeological resources. These resources can be
identified and understood through direct consultation with the tribes who attach tribal value to the
resource. Tribal cultural resources may include Native American archaeological sites, but they may
also include other types of resources such as cultural landscapes or sacred places. . Also relevant is
the category termed “traditional cultural property” (TCP) which is typically associated with cultural
resource management performed under federal auspices. According to Guidelines for Evaluating and
Documenting Traditional Cultural Properties (Parker and King 1998), “traditional” in this context refers
to those beliefs, customs, and practices of a living community of people that have been passed down
through the generations, usually orally or through practice. The traditional cultural significance of a
historic property, then, is significance derived from the role the property plays in a community’s
historically rooted beliefs, customs, and practices. A TCP can be defined, generally, as one that is
eligible for inclusion in the NRHP because of its association with cultural practices or beliefs of a living
community that (a) are rooted in that community’s history, and (b) are important in maintaining the
continuing cultural identity of the community. A landscape can be a TCP by extension a TCR, provided
the cultural landscape meets the criteria and that the landscape is geographically defined in terms of
the size and scope. The appropriate treatment of tribal cultural resources is determined through
consultation with tribes.

In compliance with Assembly Bill 52 (AB52), notices regarding this project were mailed to all requesting
tribes on September 18, 2025. There was no response from the Santa Rosa Band of Cahuilla Indians,
Colorado River Indian Tribes (CRIT), Pala Band of Mission Indians, Morongo Band of Mission Indians,
Rincon Band of Luiseno Indians, Cahuilla Band of Indians, or the Ramona Band of Cahuilla Indians.

Fort Yuma Quechan Tribe
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The Quechan Historic Preservation Officer responded in an email dated September 18, 2025, declining
consultation and deferring to closer tribes.

Soboba Band of Luisefio Indians

The Soboba Band of Luisefio Indians responded in an emailed letter dated October 28, 2025, requesting
consultation. The letter stated, “The project area is considered sensitive by the people of Soboba, as
there are existing sites in the surrounding areas. An in-house database search identified multiple areas
of potential impact. Based on the sensitive nature of the substantial information that will be disclosed
by the tribe, specifics will be discussed in a confidential setting, during consultation”. Project documents
were provided to Soboba on January 20, 2026. On April 15, 2026, a meeting was held in which this
project was discussed. Soboba provided substantial information regarding a TCR the project is situated
within. Consultation was concluded on May 06, 2026.

Pechanga Band of Indians

The Pechanga Band of Indians requested consultation in an email dated September 19, 2025. The
letter stated that the project “is a part of ‘Ataaxum (Luisefio) territory, and therefore the Tribe’s aboriginal
territory as evidenced by the existence of cultural features associated with religious practice and an
extensive artifact record in the vicinity of the Project. This culturally sensitive area is affiliated with the
Pechanga Band of Indians because of the Tribe's cultural ties to this area as well as our extensive
history with the County and other projects within the area”. Project documents were provided to the tribe
on October 15, 2025, and January 20 and 26, 2026. On March 11, 2026, a meeting was held in which
this project was discussed. During the meeting Pechanga provided specific information regarding a
TCR that the project is situated within. Consultation with Pechanga concluded on May 06, 2026.

TCR Description

This TCR landscape consists of a large village complex which spans 4.5 miles in length by 1.3 miles in
width in the community of Meadowbrook, east of Lake Elsinore. There are at least three separate
ceremonial/religious areas within the TCP, two of which have recorded burial/cremation locations that
ae associated with pictographs. The additional recorded archaeological sites that are contributing
features that contribute to the TCP consist of milling features, tool manufacturing areas and plant
gathering and resource procurement regions. Springs and intermittent drainages are located within the
TCP that would have provided water year-round. The large number of milling features, which represent
individual households, accompanied by prominent, ceremonial observance locations in central locations
to these living spaces, indicates that there was a large population living in this valley.

The consulting tribes all expressed concern regarding the possibility that previously unidentified Tribal
Cultural Resources may be found during the grading process and recommended that a tribal monitor
be present during ground disturbing activities. This would ensure that if any resources are identified,
they will be handled in a professional and culturally appropriate manner. With the inclusion of Mitigation
Measures TCR-1 through TCR-5, impacts to Tribal Cultural Resources would be less than significant.

Mitigation:

Mitigation Measure TCR-1: ECS Sheet- Reburial Area. Prior to issuance of grading permits: the
developer/ applicant shall provide evidence to the Riverside County Planning Department that an
Environmental Constraints Sheet has been included in the Grading Plans. This sheet shall indicate an
area that will be used, if needed, for reburial of any artifacts that have been identified during grading
and cannot be avoided. This area will be protected and not disturbed in the future. This is confidential
information and the exact nature of this area will not be called out on the grading plans.
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Mitigation Measure TCR-2: Native American Monitor. Prior to the issuance of grading permits, the
developer/permit applicant shall enter into an agreement with the consulting tribe(s) for a Native
American Monitor. The Native American Monitor(s) shall be on-site during all initial ground disturbing
activities and excavation of each portion of the project site including clearing, grubbing, tree removals,
grading and trenching. In conjunction with the Archaeological Monitor(s), the Native American
Monitor(s) shall have the authority to temporarily divert, redirect or halt the ground disturbance activities
to allow identification, evaluation, and potential recovery of cultural resources. The developer/permit
applicant shall submit a fully executed copy of the agreement to the County Archaeologist to ensure
compliance with this condition of approval. Upon verification, the Archaeologist shall clear this condition.
This agreement shall not modify any condition of approval or mitigation measure.

Mitigation Measure TCR-3: Artifact Disposition.

Prior to Grading Permit Final Inspection. In the event cultural resources are identified during ground
disturbing activities, the landowner(s) shall relinquish ownership of all cultural resources, (with the
exception of sacred the items, burial goods, and Human Remains) and Provide evidence to the
satisfaction of the County Archaeologist that all archaeological materials recovered during the
archaeological investigations (this includes collections made during an earlier project, such as testing
of archaeological sites that took place years ago), have been handled through the following methods.
Historic Resources- all historic archaeological materials recovered during the archaeological
investigations (this includes collections made during an earlier project, such as testing of archaeological
sites that took place years ago), shall be curated at the Western Science Center, a Riverside County
curation facility that meets State Resources Department Office of Historic Preservation Guidelines for
the Curation of Archaeological Resources ensuring access and use pursuant to the Guidelines.

Pre-contact Resources-A fully executed reburial agreement with the appropriate culturally affiliated
Native American tribe(s) or band(s). This shall include measures and provisions to protect the reburial
area from any future impacts. Reburial shall not occur until all cataloguing, analysis and special studies
have been completed on the cultural resources. Details of contents and location of the reburial shall be
included in the Phase IV Report. The details of any disposition of artifacts shall be documented in the
Phase IV report.

Mitigation Measure TCR-4: Human Remains. If human remains are found on this site, the
developer/permit holder or any successor in interest shall comply with State Health and Safety Code
Section 7050.5. Pursuant to State Health and Safety Code Section 7050.5, if human remains are
encountered, no further disturbance shall occur until the Riverside County Coroner has made the
necessary findings as to origin. Further, pursuant to Public Resources Code Section 5097.98 (b),
remains shall be left in place and free from disturbance until a final decision as to the treatment and
their disposition has been made. If the Riverside County Coroner determines the remains to be Native
American, the Native American Heritage Commission shall be contacted by the Coroner within the
period specified by law (24 hours). Subsequently, the Native American Heritage Commission shall
identify the “Most Likely Descendant”. The Most Likely Descendant shall then make recommendations
and engage in consultation with the property owner concerning the treatment of the remains as provided
in Public Resources Code Section 5097.98. There will be no photography of human remains or
associated resources.
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Mitigation Measure TCR-5: Unanticipated Resources. The developer/permit holder or any successor
in interest shall comply with the following for the life of this permit. If during ground disturbance activities,
unanticipated cultural resources* are discovered, the following procedures shall be followed:

All ground disturbance activities within 100 feet of the discovered cultural resource shall be halted and
the applicant shall call the County Archaeologist immediately upon discovery of the cultural resource.
A meeting shall be convened between the developer, the project archaeologist**, the Native American
tribal representative (or other appropriate ethnic/cultural group representative), and the County
Archaeologist to discuss the significance of the find. At the meeting with the parties, a decision is to be
made, with the concurrence of the County Archaeologist, as to the appropriate treatment
(documentation, recovery, avoidance, etc.) for the cultural resource. Resource evaluations shall be
limited to nondestructive analysis. Further ground disturbance shall not resume within the area of the
discovery until the appropriate treatment has been accomplished.

A cultural resource site is defined, for this condition, as being a feature and/or three or more artifacts in
close association with each other.

If not already employed by the project developer, a County approved archaeologist shall be employed
by the project developer to assess the significance of the cultural resource, attend the meeting
described above, and continue monitoring of all future site grading activities as necessary.

Monitoring: Native American monitoring shall be conducted in accordance with Mitigation Measure
TCR-2. Compliance with Mitigation Measures TCR-1 through TCR-5 shall be documented through the
Mitigation Monitoring and Reporting Program and the applicable grading-permit conditions.

UTILITIES AND SERVICE SYSTEMS Would the project:

38. Water |:| |:| lZ |:|

a. Require or result in the relocation or construction of
new or expanded water, wastewater treatment, or storm
water drainage systems, whereby the construction or
relocation would cause significant environmental
effects?

b. Have sufficient water supplies available to serve the u u = u
project and reasonably foreseeable future development
during normal, dry, and multiple dry years?

Source(s): Project Application Materials (2025); Elsinore Valley Municipal Water District, Will Serve
Letter for Meadowbrook Marketplace (to be provided); Elsinore Valley Municipal Water District, 2016
Water System Master Plan (as amended); Elsinore Valley Municipal Water District, Urban Water
Management Plan (most recently adopted); Preliminary Water Quality Management Plan (PWQMP),
SiteTech, Inc. (July 2025); Preliminary Drainage Study and Hydraulic Calculations, SiteTech, Inc.
(July 17, 2025); Preliminary Grading and Drainage Plan, SiteTech, Inc. (August 25, 2026); Preliminary
Geotechnical and Infiliration Report, SoCal Professional Engineers, Inc. (November 2024); Riverside
County General Plan (2021), Safety Element and Multipurpose Open Space Element; California
Department of Water Resources (DWR), Bulletin 118 Groundwater Basin Boundary Dataset and
SGMA Mapping Tools (accessed 2025).

Findings of Fact:
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a) The Meadowbrook Marketplace will be served by Elsinore Valley Municipal Water District (EVMWD)
for both potable water and wastewater service. Potable water connections will be made to existing
EVMWD distribution infrastructure in the vicinity of the project site. These connections will occur within
previously disturbed areas and will not require off-site utility extensions or expansion of water treatment
facilities consistent with the EVMWD Water System Master Plan. A will Serve Letter is anticipated to be
issued by EVMWD prior to project approval.

The project will connect to EVMWD'’s existing sanitary sewer collection system. Wastewater generated
by the proposed convenience store, drive-through restaurant, retail uses, and car wash will be conveyed
to the regional sewer system. Pretreatment measures, such as grease interceptors, will be installed as
required by EVMWD. The project would not require construction of new or expanded off-site wastewater
conveyance or treatment facilities, consistent with the EVMWD Sewer System Management Plan.
Confirmation of service availability would be provided through a Will Serve Letter prior to project
approval.

Stormwater improvements will include onsite collection and treatment facilities connected to
downstream drainage infrastructure. Drainage Study and Hydraulic Calculations (Appendix E) and the
Preliminary Water Quality Management Plan (PWQMP) (Appendix F), the project includes curb and
gutter, storm drain inlets, underground piping, and two onsite biofiltration basins located along the
western portion of the Project Site. These facilities are designed to provide water-quality treatment, flow
control, and hydromodification management consistent with Riverside County Flood Control and Water
Conservation District standards and applicable MS4 permit requirements. Following treatment, runoff
will be conveyed through the proposed storm-drain system toward the existing 40-inch storm drain
within the Highway 74 right-of-way. The Project would not require expansion of regional drainage
facilities.

Because potable water, wastewater, and stormwater demands would be accommodated through
existing EVMWD infrastructure and on-site and right-of-way improvements, the project would not
require construction or relocation of new or expanded off-site utility systems that could result in
significant environmental effects. Impacts would be less than significant.

b) EVMWD provides potable water, recycled water, and wastewater services within its service Elsinore
Valley Municipal Water District (EVMWD) provides potable water, recycled water, and wastewater
services within its service area in western Riverside County. EVMWD serves approximately 160,000 to
170,000 customers through a diversified water supply portfolio that includes imported water, limited
local groundwater production, recycled water, and storage resources (EVMWD Urban Water
Management Plan; EVMWD Water System Master Plan).

EVMWD’s primary water supply consists of imported water purchased through the Metropolitan Water
District of Southern California (MWD), derived from the State Water Project and the Colorado River
Aqueduct. Imported water is delivered to EVMWD as treated potable water or as raw water that may be
treated at EVMWD facilities or used for non-potable purposes. Local supplies include limited
groundwater production and recycled water used primarily for non-potable applications, consistent with
EVMWD'’s long-range planning framework (EVMWD UWMP).

EVMWD prepares and implements an Urban Water Management Plan (UWMP) in accordance with
State law. The most recently adopted UWMP demonstrates that EVMWD has sufficient water supplies
to meet existing demand and projected growth under normal, single-dry, and multiple-dry year
conditions through the applicable planning horizon.
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Based on CalEEMod modeling conducted for CEQA air quality and greenhouse gas analysis purposes,
the proposed Meadowbrook Marketplace is estimated to require approximately 12.0 million gallons of
water per year (approximately 37 acre-feet annually), or approximately 33,000 gallons per day,
assuming implementation of water-efficient fixtures and a 20-percent reduction from business-as-usual
demand required by SB X-X7. Landscape irrigation demand would be minimized through drought-
tolerant planting, drip irrigation systems, and weather-based irrigation controllers, consistent with
County landscape efficiency requirements.

Project water demand would represent less than one percent of EVMWD’s projected system-wide
demand and would not require expansion of existing water supply entitlements or infrastructure.
EVMWD is anticipated to issue a Will Serve Letter confirming its ability to provide potable water service
to the project.

Accordingly, sufficient water supplies are available to serve the Meadowbrook Marketplace and
reasonably foreseeable future development during normal, dry, and multiple-dry year conditions.
Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

39. Sewer |:| |:| lZ |:|

a. Require or result in the construction of new wastewater
treatment facilities, including septic systems, or
expansion of existing facilities, whereby the construction
or relocation would cause significant environmental
effects?

b. Result in a determination by the wastewater treatment ] ] X ]
provider that serves or may service the project that it has

adequate capacity to serve the project’'s projected

demand in addition to the providers existing

commitments?

Source(s): Project Application Materials (2025); Elsinore Valley Municipal Water District (EVMWD),
Preliminary Grading and Drainage Plan, SiteTech, Inc. (August 25, 2026); Preliminary Drainage Study
and Hydraulic Calculations, SiteTech, Inc. (July 17, 2025); Preliminary Water Quality Management
Plan (PWQMP), SiteTech, Inc. (July 2025); Riverside County General Plan (2021 Update) — Elsinore
Area Plan.

Findings of Fact:

a-b) Elsinore Valley Municipal Water District (EVMWD) provides wastewater collection, treatment,
and disposal services within its service area in western Riverside County. EVMWD serves
approximately 165,000 customers and operates an integrated wastewater collection system consisting
of approximately 680 miles of sewer pipelines, which convey wastewater to the District’s regional water
reclamation facilities.
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Wastewater generated by the proposed Meadowbrook Marketplace would be conveyed through
EVMWD’s existing collection system to the Regional Water Reclamation Facility (WRF), which serves
the Lake Elsinore and Meadowbrook area. The Regional WRF has an average daily treatment capacity
of approximately 8 million gallons per day (mgd) and a peak wet-weather capacity of approximately 16
mgd, as documented in the District’'s Sewer System Management Plan (SSMP).

Assuming wastewater generation equivalent to approximately 60 percent of potable water demand, the
project would generate approximately 15,800 gallons per day of wastewater. This represents a de
minimis contribution relative to existing system flows and available treatment capacity and would not
necessitate construction or expansion of wastewater treatment facilities. Project plans identify the
installation of new on-site sewer laterals, manholes, and utility connections that would tie into EVMWD’s
existing sewer infrastructure within the Highway 74 right-of-way, as shown on the project Site Plan
(Figure 3) and grading and utility layouts incorporated within the Preliminary Water Quality Management
Plan (PWQMP) (Appendix F). All sewer facilities would be designed and constructed in accordance with
EVMWD standards and would be subject to District plan review, approval, and inspection prior to
connection.

The PWQMP (Appendix F) confirms that all wastewater generated by the project would be conveyed to
the public sanitary sewer system, with no on-site wastewater treatment, septic systems, or wastewater
discharge proposed. Stormwater runoff would be managed separately through on-site drainage and
bioretention facilities.

Based on the documented treatment capacity of the Regional WRF, the minimal volume of wastewater
generated by the project, and EVMWD’s routine review of conveyance and treatment capacity during
final plan approval, adequate wastewater treatment capacity is available to serve the Meadowbrook
Marketplace in addition to the District’s existing commitments. Accordingly, the project would not require
construction or expansion of wastewater treatment facilities, and adequate wastewater capacity exists
to serve the project. Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

40. Solid Waste [] ] X []

a. Generate solid waste in excess of State or Local
standards, or in excess of the capacity of local infrastructure,
or otherwise impair the attainment of solid waste reduction
goals?

b. Comply with federal, state, and local management u u u X
and reduction statutes and regulations related to solid
wastes including the CIWMP (County Integrated Waste
Management Plan)?

Source(s): Riverside County Department of Waste Resources, El Sobrante Landfill Solid Waste
Facility Permit (SWIS No. 33-AA-0217), revised 2022; Riverside County Department of Waste
Resources, Lamb Canyon Landfill Solid Waste Facility Permit (SWIS No. 33-AA-0007), revised 2021;
Riverside County Countywide Integrated Waste Management Plan (CIWMP) (2020 Update);
California Department of Resources Recycling and Recovery (CalRecycle), Commercial Waste
Generation Rates; Waste Management of the Inland Empire, Franchise Service Area Information

Page 101




Potentially Less than Less No

Significant Significant Than Impact
Impact with Significant
Mitigation Impact
Incorporated

(2024); County of Riverside General Plan, Elsinore Area Plan (2015, as amended); Phase |
Environmental Site Assessment, Meadowbrook Marketplace (APN 349-080-076), South Shore Testing
& Environmental, January 23, 2024 (Appendix G).

Findings of Fact:

a) The Meadowbrook Marketplace would be served by Waste Management of the Inland Empire, the
franchised solid waste hauler for this portion of unincorporated Riverside County. Solid waste generated
by the project would be transported primarily to the El Sobrante Landfill, a Class Ill municipal solid waste
facility permitted to accept up to 16,054 tons per day, with approximately 143 million tons of remaining
capacity and an estimated closure date of 2051. Additional County-operated facilities, including the
Lamb Canyon Landfill, also maintain substantial remaining capacity to accommodate projected growth
under the Riverside County General Plan.

The project site is currently vacant but contains remnants of prior residential and agricultural uses
documented in the Phase | Environmental Site Assessment (Appendix G). As a result, construction-
phase solid waste may include limited quantities of legacy demolition debris in addition to typical
construction materials such as soil, concrete, asphalt, wood, and packaging. These materials would be
recycled or disposed of at permitted facilities in accordance with County and State requirements.

During operation, solid waste would be generated by the proposed commercial uses, including a
convenience market with fueling station, fast-food restaurant with drive-through, carwash, and
neighborhood retail uses. Based on the project-specific CalEEMod analysis (Mitigated Scenario), the
Meadowbrook Marketplace is estimated to generate approximately 36 tons of solid waste per year,
equivalent to approximately 197 pounds daily, which reflects compliance with applicable waste
reduction and recycling requirements. The quantity of solid waste generated by the Meadowbrook
Marketplace, when considered in combination with other development anticipated under the Elsinore
Area Plan, would remain within the permitted capacity of the El Sobrante and Lamb Canyon Landfills,
as documented in the Countywide Integrated Waste Management Plan (CIWMP).

Accordingly, the project would not generate solid waste in excess of State or local standards, exceed
available landfill capacity, or impair attainment of solid waste reduction goals. Impacts would be less
than significant.

b) The Riverside County Countywide Integrated Waste Management Plan (CIWMP) and Source
Reduction and Recycling Element were prepared in compliance with the California Integrated Waste
Management Act of 1989 (AB 939), which established a 50-percent diversion goal for solid waste.
Riverside County and its franchise haulers are in compliance with the State’s current waste diversion
and recycling mandates, including AB 341, which establishes mandatory commercial recycling
programs, and SB 1383, which requires diversion of organic waste from landfills.

The Meadowbrook Marketplace will be required to comply with all applicable State and County solid
waste management requirements through participation in solid waste separation, recycling, and
organics diversion programs implemented by Waste Management of the Inland Empire, the franchised
waste hauler for this service area. During construction, contractors will be required to separate
recyclable materials such as concrete, metal, and wood in accordance with County requirements and
applicable building permit conditions. During operations, recycling and organic waste containers will be
provided and serviced consistent with County ordinances, SB 1383 regulations, and hauler service
requirements.
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Compliance with these requirements will ensure that the project contributes to the County’s ongoing
achievement of State waste diversion and reduction targets and does not conflict with implementation
of the Countywide Integrated Waste Management Plan. Therefore, the project will comply with all
applicable federal, State, and local statutes and regulations related to solid waste management. No
impact would occur under this threshold.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.

41. Utilities

Would the project impact the following facilities requiring or resulting in the construction of new facilities
or the expansion of existing facilities, whereby the construction or relocation would cause significant
environmental effects?

a) Electricity?

b) Natural gas?

c¢) Communications systems?

d) Storm water drainage?

e) Street lighting?

f) Maintenance of public facilities, including roads?

DDA
EEEEEEN

g) Other governmental services?

Source(s): Project Application Materials (2025); Southern California Edison Distribution Infrastructure
and Service Area Maps (accessed 2024—-2025); Southern California Gas Company Service Area Maps
and Infrastructure Information (accessed 2024—-2025); Frontier Communications and Spectrum Service
Coverage Information (accessed 2024-2025); Riverside County General Plan (2021), Safety Element
and Multipurpose Open Space Element; Riverside County Development Standards and County Code;
Preliminary Drainage Study and Hydraulic Calculations, SiteTech Engineering (July 17, 2025)
(Appendix E); Preliminary Water Quality Management Plan (PWQMP), SiteTech Engineering (July
2025) (Appendix F); Preliminary Geotechnical and Infiltration Report, SoCal Professional Engineers
(November 2024) (Appendix D); Phase | Environmental Site Assessment, South Shore Testing &
Environmental (January 2024) (Appendix G).

Findings of Fact:

a-c) Electricity, natural gas, and telecommunications services are available to the Meadowbrook
Marketplace site through existing utility infrastructure located within the Hwy 74 public right-of-way and
adjacent utility corridors. The project site is located within established service areas of Southern
California Edison (electricity), Southern California Gas Company (natural gas), and regional
communications providers such as Frontier Communications and Spectrum.

The proposed commercial development would require only typical on-site utility connections and service
laterals extending from existing facilities in the vicinity of the project site. These improvements would
be constructed within previously disturbed areas, existing public rights-of-way, or on-site, and would be
designed and installed in accordance with applicable County development standards and utility provider
requirements.
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Long-term utility demand generated by the proposed market, fueling station, drive-through restaurant,
car wash, and retail uses is typical of neighborhood-serving commercial development and would
represent a negligible increase relative to the existing capacities of regional electric, gas, and
telecommunications systems. The project would not require construction of new substations,
transmission lines, high-pressure gas mains, communication hubs, or other off-site utility infrastructure.

Because the project would be served by existing utility systems and would require only standard on-
site connections, it would not require or result in the construction or expansion of off-site electricity,
natural gas, or communications facilities that could cause significant environmental effects. Impacts
would be less than significant.

d) The Meadowbrook Marketplace would construct an onsite storm-drain collection and treatment
system consistent with the Preliminary Drainage Study and Hydraulic Calculations and the Preliminary
Water Quality Management Plan. Existing runoff generally flows toward the central and southwestern
portion of the Project Site, enters the Highway 74 right-of-way near the southwestern corner, and
ultimately flows into an existing 40-inch storm drain.

The proposed drainage system would include curbs and gutters, drainage inlets, underground piping,
and two onsite biofiltration basins. Runoff would be collected and treated onsite before being conveyed
through the proposed storm-drain system toward the existing 40-inch storm drain within the Highway
74 right-of-way. These improvements would provide water-quality treatment and hydromodification
management consistent with applicable Riverside County drainage standards and MS4 permit
requirements.

Final grading and drainage plans would be reviewed by Riverside County and would be required to
demonstrate adequate onsite and downstream conveyance capacity for the applicable design storm
events. The Project would not require construction or expansion of regional stormwater facilities that
could cause significant environmental effects beyond those evaluated in this Initial Study/Mitigated
Negative Declaration. Impacts would be less than significant.

e) The Meadowbrook Marketplace will include new street lighting along its Highway 74 and Greenwald
Avenue frontages, as required by Riverside County during final engineering and improvement plan
review. Any street lighting installed within the public right-of-way will comply with applicable Riverside
County Road Standards, including illumination levels, spacing, structural design, and safety clearances.

On-site lighting—including parking lot light poles, wall-mounted fixtures, and fueling canopy lighting—
will be designed and installed consistent with Riverside County Ordinance No. 655 (Light Pollution
Control).

This ordinance requires full cut-off fixtures, shielding to prevent light spillover onto adjacent properties,
downward-directed illumination, and compliance with County standards for glare reduction and dark-
sky protection. Final lighting plans will be subject to County review and approval as part of the building
permit process.

All proposed street lighting and on-site lighting improvements represent standard infrastructure
associated with commercial development and would be installed within existing rights-of-way or on-site
disturbed areas. The project would not require construction or expansion of major public lighting facilities
or electrical infrastructure beyond routine service connections.
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Accordingly, the installation and operation of street lighting associated with the project would not result
in significant environmental effects. Impacts would be less than significant.

f) The Meadowbrook Marketplace will construct standard frontage and access improvements along
Highway 74 and Greenwald Avenue as required by Riverside County through the entitlement and final
engineering review process. These improvements may include driveway aprons, curb and gutter,
localized pavement reconstruction at access points, drainage inlets, striping, and traffic-control features,
as applicable.

All frontage improvements will be designed and constructed in accordance with Riverside County
standards and will be located within existing public rights-of-way or on-site disturbed areas. Upon
acceptance, applicable improvements within the public right-of-way would be dedicated to the
appropriate public agency for routine operation and maintenance, consistent with standard County
practices.

The scope of required improvements is typical for commercial development along an existing arterial
corridor and would not introduce new roadway segments, change roadway classifications, or require
ongoing maintenance beyond what is already anticipated under adopted transportation and capital
improvement programs. Project traffic would utilize the existing roadway network, and long-term
maintenance responsibilities would remain consistent with current agency practices and funding
mechanisms.

Accordingly, the project would not result in the need for new or expanded public road maintenance
facilities or create substantial additional maintenance burdens. Impacts related to maintenance of public
facilities, including roads, would be less than significant.

g) The Meadowbrook Marketplace would develop a neighborhood-serving commercial project on a
previously disturbed site within unincorporated Riverside County. Governmental services such as
general administration, code enforcement, environmental health, public works oversight, and regulatory
review are already provided to the Meadowbrook area and would continue to serve the project without
the need for new or expanded facilities.

The project would generate routine and incremental service demands typical of commercial
development, including plan review, periodic inspections, and ongoing code compliance activities.
These services would be accommodated within existing County departments’ staffing levels and
operational frameworks and do not require construction or expansion of government offices, yards, or
support facilities.

The project does not include residential units and would not induce population growth beyond what is
already anticipated under the Elsinore Area Plan and Riverside County General Plan. As such, it would
not create new demand for public administrative buildings, maintenance yards, or other governmental
service facilities.

Accordingly, the project would not require the construction or expansion of governmental service
facilities, and impacts related to other governmental services would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required.
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Wildfire If located in or near a State Responsibility Area (“SRA”), lands classified as very high fire
hazard severity zone, or other hazardous fire areas that may be designated by the Fire Chief, would
the project:

42. Wildfire Impacts
a. Substantially impair an adopted emergency response L] L] 2 L]

plan or emergency evacuation plan?

b. Due to slope, prevailing winds, and other factors, ] ] 2 ]
exacerbate wildfire risks, and thereby expose project

occupants to, pollutant concentrations from a wildfire or

the uncontrolled spread of a wildfire?

c. Require the installation or maintenance of associated ] ] 2 ]
infrastructure (such as roads, fuel breaks, emergency

water sources, power lines or other utilities) that may

exacerbate fire risk or that may result in temporary or

ongoing impacts to the environment?

d. Expose people or structures to significant risks,

including downslope or downstream flooding or L] L] 2 L]
landslides, as a result of runoff, post-fire slope instability,

or drainage changes?

e. Expose people or structures either directly or
indirectly, to a significant risk of loss, injury, or death L] L] > L]
involving wildland fires?

Source(s): California Department of Forestry and Fire Protection (CAL FIRE), Fire Hazard Severity
Zone Viewer (accessed November 2025); Riverside County General Plan (2021), Safety Element,
Figure S-11 “Fire Hazard Severity Zones”; County of Riverside GIS Database (accessed 2025);
Riverside County Ordinance No. 787, Fire Protection and Prevention (as amended);

California Building Code (CBC), 2022 Edition; Riverside County Multi-durisdictional Local Hazard
Mitigation Plan (2023); Elsinore Valley Municipal Water District (EVMWD) Water System Design and
Fire Flow Requirements; Riverside County Fire Department Station Information (Stations 97 and 9,
accessed 2024-2025); Preliminary Drainage Study and Hydraulic Calculations, Meadowbrook
Marketplace, SiteTech, Inc. (July 17, 2025); Preliminary Grading and Drainage Plan, Meadowbrook
Marketplace, SiteTech, Inc. (August 25, 2026); Preliminary Water Quality Management Plan (PWQMP),
Meadowbrook Marketplace, SiteTech, Inc. (July 2025); Preliminary Geotechnical and Infiltration Report,
Meadowbrook Marketplace, SoCal Professional Engineers, Inc. (November 2024).

Findings of Fact:

a) The Meadowbrook Marketplace site is located in the unincorporated community of Meadowbrook at
the southeast corner of Highway 74 and Greenwald Avenue. According to the California Department of
Forestry and Fire Protection (CalFIRE) Fire Hazard Severity Zone (FHSZ) Map, the Riverside County
General Plan Safety Element (Figure S-11), and the County GIS database, the site is located within a
Local Responsibility Area and is classified as a Moderate Fire Hazard Severity Zone. The Project Site
is not within a State Responsibility Area or a Very High Fire Hazard Severity Zone. The surrounding
area includes disturbed/vacant land, scattered rural residences, and commercial uses along Highway
74, with no adjacent significant wildland fuels.
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Fire protection services are provided by the Riverside County Fire Department (RCFD) under contract
with CAL FIRE. Station 97 (Rosetta Canyon) is approximately 2.9 miles southwest of the site and Station
9 (Goodmeadow) is approximately 3.1 miles northeast. Both stations maintain full-time staffing and
apparatus capable of rapid response to the Meadowbrook area.

During construction, temporary and localized lane closures may be required for utility installations or
frontage improvements along Highway 74 and Greenwald Avenue. All closures will occur under an
approved ftraffic control plan and will be coordinated with RCFD, and the Riverside County
Transportation Department to ensure that emergency access to and through the project area is
maintained at all times. No long-term road closures or circulation impediments are proposed.

During operation, the project will comply with Riverside County Ordinance No. 787, the California Fire
Code, and County development standards related to fire apparatus access, driveway width, turning
radii, fire flow, and hydrant spacing. RCFD will review and approve all plans as part of the County’s
development permitting process. The site’s relatively flat topography, as documented in the Preliminary
Grading and Drainage Plan (SiteTech, 2025) and Geotechnical Report (SoCal Professional Engineers,
2024), does not present slope-related evacuation constraints.

Because the project is not located within a designated wildfire hazard zone, does not alter established
evacuation routes, and will maintain full compliance with emergency access and fire protection
requirements, it would not impair an adopted emergency response plan or emergency evacuation plan.
Impacts would be less than significant.

b) The Meadowbrook Marketplace site is located at the southeast corner of Highway 74 and Greenwald
Avenue in the unincorporated community of Meadowbrook. The Project Site is located within a Local
Responsibility Area and is classified as a Moderate Fire Hazard Severity Zone, not a Very High Fire
Hazard Severity Zone. The project site and surrounding properties consist of disturbed or previously
developed land, roadside grasses, rural residences, and scattered commercial uses. No high-fuel
wildland areas or steep slopes are present on or adjacent to the site.

The Preliminary Grading and Drainage Plan (SiteTech, 2025) and the Preliminary Geotechnical Report
(SoCal Professional Engineers, 2024) confirm that the site is generally flat with no topographic
features—such as canyons, slopes, or drainages—that could amplify wildfire behavior or channel winds.
Prevailing winds would not elevate fire spread risk due to the absence of adjacent continuous wildland
vegetation.

During construction, all work will occur within the project boundaries. Standard fire-prevention
requirements enforced by the Riverside County Fire Department (RCFD) and CAL/OSHA—including
equipment spark protection, hot-work controls, on-site extinguishers, and compliance with Red Flag
conditions—will minimize the potential for fire ignition. Any temporary lane closures along Highway 74
or Greenwald Avenue needed for frontage or utility work will be coordinated with RCFD to ensure that
emergency access is maintained at all times.

During operation, the project will comply with the 2022 California Fire Code, California Building Code,
and Riverside County Ordinance No. 787, which require adequate fire flow, hydrant spacing, defensible-
space standards around structures, and full fire apparatus access. Water supply and hydrant locations
will be coordinated with EVMWD and RCFD through the County’s plan-check process.

The commercial land uses proposed—including a market, drive-through restaurant, fueling station, and
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car wash—do not introduce substantial vegetative fuel sources, do not increase exposure to wildland
fire, and do not create conditions that would exacerbate wildfire spread or pollutant concentrations. Two
RCFD/CalFIRE stations—Station 97 (Rosetta Canyon) and Station 9 (Goodmeadow)—are located
approximately three miles from the site and provide rapid emergency response capability.

Given the lack of surrounding wildland fuels, the flat topography, compliance with applicable fire codes,
and proximity to staffed fire stations, the project would not exacerbate wildfire risks or expose people
or structures to wildfire-related pollutant concentrations. Impacts would be less than significant.

c) The Meadowbrook Marketplace includes installation of on-site circulation improvements, parking
areas, utilities, and drought-tolerant landscaping as part of overall site development. Utility connections
would be installed within the Project Site and adjacent public rights-of-way and would be designed and
constructed in accordance with applicable County, utility-provider, and fire-safety requirements. The
Project would not require installation or maintenance of utility infrastructure within undeveloped wildland
areas.

Site landscaping will incorporate drought-tolerant, low-fuel plant species consistent with Riverside
County Ordinance No. 787 and County fuel-modification requirements. Landscaping would be installed
and maintained in accordance with the approved landscape plan and applicable RCFD requirements to
avoid creating substantial accumulations of combustible vegetation. Landscape areas are not adjacent
to natural wildland vegetation or steep slopes where fuel management could influence wildfire behavior.

Fire-protection infrastructure, including required fire-apparatus access, fire lanes, water lines, fire
hydrants, hose access, and fire-sprinkler and alarm systems, would be provided in accordance with the
Project's RCFD conditions of approval. Final utility, fire-access, and water-supply plans would be
reviewed by the applicable utility providers, EVMWD, and RCFD before issuance of the applicable
permits.

Because the project would locate its utility and fire-protection infrastructure within developed or
previously disturbed areas and design it in accordance with applicable fire-safety requirements,
construction and maintenance of this infrastructure would not substantially exacerbate wildfire risk or
result in significant wildfire-related environmental effects. Impacts would be less than significant.

d) The Meadowbrook Marketplace site is generally flat to gently sloping. Existing runoff generally flows
toward the central and southwestern portion of the Project Site, enters the Highway 74 right-of-way near
the southwestern corner, and ultimately flows into an existing 40-inch storm drain. The project site does
not contain steep slopes, natural ravines, or erodible drainage channels that could become unstable
following a wildfire or heavy precipitation.

Proposed grading will establish building pads and internal drive aisles and drainage improvements
without creating substantial new or over-steepened slopes. Grading would be completed in accordance
with applicable County requirements and the recommendations of the Preliminary Geotechnical and
Infiltration Report.

The project incorporates an engineered stormwater system that includes drainage inlets, two
bioretention basins, underground storm drain piping, and controlled discharge points. These facilities
are designed to capture, detain, and treat runoff and to reduce peak flow velocities before leaving the
site. As a result, the project will improve stormwater management compared to existing undeveloped
conditions and will not create downstream flooding, erosion, or drainage hazards.
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The surrounding area consists primarily of disturbed land, roadways, rural residential and scattered
development rather than steep wildland slopes or high-fuel vegetation. Because the site lacks significant
slopes and is served by engineered drainage, it is not susceptible to post-fire debris flow, mudflow, or
slope instability.

Accordingly, given the relatively level topography, absence of substantial upslope wildland terrain, and
required engineered drainage improvements, the Project would not expose people or structures to
substantial risks associated with post-fire flooding, debris flows, mudflows, or slope instability. Impacts
would be less than significant.

e) The Meadowbrook Marketplace site is located within a Local Responsibility Area (LRA) and is
classified as a Moderate Fire Hazard Severity Zone, not a Very High Fire Hazard Severity Zone. The
site is relatively flat, previously disturbed, and contains limited natural vegetation. Surrounding
properties include rural residences, small-scale development, roadways, and vacant parcels that do not
function as dense wildland fuel sources. Project construction and operation will comply with all
applicable fire protection requirements, including the California Building and Fire Codes and Riverside
County Ordinance No. 787. These standards govern fire-resistant materials, hydrant spacing, fire-flow
availability, emergency vehicle access, and maintenance of defensible space. Landscaping will use
drought-tolerant, low-fuel plant species and will be maintained to reduce combustible vegetation.

The project would not introduce sensitive uses such as housing, schools, hospitals, or long-term
congregate facilities. Commercial uses—including the convenience store, restaurant, fueling station,
car wash, and retail uses — would not substantially increase the numbe of people residing within a
wildfire hazard area.

Given the limited wildland interface, the absence of steep slopes, the availability of nearby fire stations
(Stations 97 and 9), and the required fire-safe design features, the project would not expose people or
structures to substantial wildfire-related risks. Impacts would be less than significant.

Mitigation: No mitigation is required.

Monitoring: No monitoring is required

43. MANDATORY FINDINGS OF SIGNIFICANCE Does the Project:

Have the potential to substantially degrade the quality of the ] 2 ] ]
environment, substantially reduce the habitat of a fish or

wildlife species, cause a fish or wildlife population to drop

below self- sustaining levels, threaten to eliminate a plant or

animal community, substantially reduce the number or

restrict the range of a rare or endangered plant or animal, or

eliminate important examples of the major periods of

California history or prehistory?

Source(s): Riverside County General Plan (2021 Update); Elsinore Area Plan; County of Riverside
GIS Database (2025); Air Quality and Greenhouse Gas Report for the Meadowbrook Market
Commercial Center, Birdseye Planning Group, August 2026 (Appendix A); Preliminary Biological
Resources Assessment and MSHCP Consistency Analysis for Meadowbrook Marketplace (Appendix
B); Cultural Resources Study for Meadowbrook Marketplace, including records search, field survey,
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and tribal consultation summary (Appendix C); Preliminary Geotechnical and Infiltration Report (SoCal
Professional Engineers, 2024) (Appendix D); Preliminary Drainage Study (SiteTech, Inc., July 2025)
(Appendix E); Preliminary Water Quality Management Plan (PWQMP) Prepared by SiteTech, Inc.,
dated July 2025 (Appendix F); Phase | Environmental Site Assessment Prepared by South Shore
Testing & Environmental, dated January 23, 2024 (Appendix G); Noise Study for the Meadowbrook
Market Project Prepared by Birdseye Planning Group, dated December 2025 (Appendix H); and Trip
Generation and Traffic Impact Memorandum Prepared by Mizuta Consultants, Inc., dated December
2025 (Appendix I).

Findings of Fact:

The Meadowbrook Marketplace site has been previously disturbed and does not support sensitive
vegetation communities or special-status species. Focused biological surveys confirmed the absence
of threatened, endangered, or sensitive species and no burrowing owls or sign thereof were observed
on the site or within the 500-foot buffer area. Implementation of Mitigation Measure BIO-1 prior to
construction disturbance, would address potential impacts to nesting birds. Mitigation Measure BIO-2
prior to construction would address potential impacts to burrowing owl. Measure BIO-3 would address
potential impacts to Crotch’s bumble bee. The Project Site is also within the Stephens’ kangaroo rat fee
area and would be subject to the applicable habitat-conservation fee as a standard condition of
approval.

The Cultural Resources Assessment did not identify archaeological or historic resources within the
Project Site through its records search and field survey. However, previously unidentified subsurface
archaeological resources could be encountered during ground-disturbing activities. In addition,
consultation conducted pursuant to AB 52 identified the potential for impacts to Tribal Cultural
Resources. Implementation of Mitigation Measures CUL-1 and CUL-2 and TCR-1 through TCR-5 would
reduce potential impacts to cultural and tribal cultural resources to less-than-significant levels.

With implementation of mitigation measures related to biological, cultural, and tribal cultural resources,
the Project would not substantially degrade the quality of the environment. Impacts would be less than
significant with mitigation incorporated.

With implementation of mitigation measures related to biological, cultural and tribal cultural resources,
the project would not substantially degrade the quality of the environment. Impacts would be less than
significant after mitigation.

44. Have impacts which are individually limited, but ] ] X ]
cumulatively considerable? ("Cumulatively considerable"

means that the incremental effects of a project are

considerable when viewed in connection with the effects of

past projects, other current projects and probable future

projects)?

Source(s): Staff Review, Project Application Materials, Staff Review; Project Application Materials;
Riverside County General Plan EIR No. 441 (as amended 2024); Riverside County General Plan EIR
No. 521, Riverside County Traffic Analysis Guidelines (2020); CalEEMod 2022.1.1 Modeling Results
(Appendix A); SCAQMD Air Quality CEQA Handbook (2019), Riverside County Guidelines for
Transportation Analysis and VMT (December 2020); Project Traffic Analysis; Noise Study; Biological
Resources Assessment; Cultural Resources Assessment; and AB 52 consultation record.
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Findings of Fact:

As discussed in the environmental checklist sections, the Meadowbrook Marketplace would have no
impact, a less than significant impact, or a less than significant impact with mitigation in all topical areas.
The project’s incremental contribution to cumulative effects—when combined with other existing and
planned development within the Elsinore Area Plan and along the Highway 74 corridor—would not be
cumulatively considerable.

Air quality emissions were modeled using CalEEMod and were found to be below applicable SCAQMD
thresholds. Project GHG emissions exceed the County's 3,000 MTCO,e screening level; however, the
Project would demonstrate consistency with the County CAP through implementation of the applicable
Project Design Features identified in the GHG Screening Table. Biological and cultural impacts would
be site-specific and mitigated to less than significant. Traffic-related cumulative impacts along Highway
74 and Greenwald Avenue would be reduced through required frontage improvements, payment of
Transportation Uniform Mitigation Fees (TUMF). When considered with other cumulative projects within
a 3-mile radius, the Meadowbrook Marketplace would not make a cumulatively considerable
contribution to traffic or other regional impacts. Therefore, with implementation of mitigation measures
and adherence to existing regional programs and fees, cumulative impacts would be less than
significant.

45. Have environmental effects that will cause substantial ] ] X [
adverse effects on human beings, either directly or
indirectly?

Source(s): Staff Review; Project Application Materials; Noise Study for the Meadowbrook Market
Project (December 2025); CalEEMod Output Tables (2025); Riverside County Ordinances Nos. 787
and 847.

Findings of Fact:

Potential effects on human beings are associated primarily with air quality, noise, hazardous materials,
and traffic safety. The project’s air pollutant and GHG emissions were modeled and determined to be
below applicable thresholds. Construction noise will be temporary and limited to permitted hours per
Riverside County Ordinance No. 847. Operational noise sources such as drive-thru speaker boxes, car
wash blowers, and mechanical equipment will comply with County noise standards and are subject to
mitigation to ensure less-than-significant impacts.

The project site is not identified on hazardous materials or waste-related databases, and construction
will comply with all applicable environmental health and stormwater regulations. Access improvements
at Highway 74 and Greenwald Avenue will be designed to County standards, ensuring safe ingress and
egress. Accordingly, the project will not cause substantial adverse effects on human beings, either
directly or indirectly. Impacts would be less than significant.

VI. EARLIER ANALYSES
Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an

effect has been adequately analyzed in an earlier EIR or negative declaration as per California Code of
Regulations, Section 15063 (c) (3) (D). In this case, a brief discussion should identify the following:
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Earlier Analyses Used, if any: None
Location Where Earlier Analyses, if used, are available for review:
Location: County of Riverside Planning Department
4080 Lemon Street, 12th Floor
Riverside, CA 92501
LIST OF APPENDICES:

Appendix A - California Emissions Estimator Model (CalEEMod) Version 2022.1.1 — Model output files
prepared for the Meadowbrook Marketplace

Appendix B —Habitat Assessment and Western Riverside County Multiple Species Habitat
Conservation Plan (MSHCP) Consistency Analysis for the Proposed Project Located at 27410 State
Highway 74 Within Assessor Parcel Number (APN) 349-080-076, Riverside County, California, ELMT
Consulting, Inc., dated January 9, 2026.

Appendix C — Cultural Resources Assessment for the Meadowbrook Marketplace Project Prepared by
South Environmental, dated January 14, 2026.

Appendix D- Preliminary Geotechnical and Infiltration Report — Meadowbrook Marketplace, prepared
by South Environmental, LLC, dated November 2024

Appendix E - Preliminary Drainage Study and Hydraulic Calculations Prepared by SiteTech, Inc.,
dated July 17, 2025

Appendix F - Preliminary Water Quality Management Plan (PWQMP) Prepared by SiteTech, Inc.,
dated July 2025

Appendix G — Noise Study for the Meadowbrook Market Project Prepared by Birdseye Planning
Group, dated December 2025

Appendix H - Phase | Environmental Site Assessment Prepared by South Shore Testing &
Environmental, dated January 23, 2024

Appendix | — Meadowbrook Retail Center VMT Memorandum Prepared by Mizuta Traffic Consultants,
Inc.,August 2025.

Appendix J — Meadowbrook Market Commercial Center Traffic Analysis Prepared by Mizuta Traffic
Consultants, April 2026
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