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Aerial Photograph
Merrill Avenue Brownstones Project

Exhibit 2

(Rev: 11-06-2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\Ex_Aerial.pdf
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Source: Architects Orange, January 2018
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Merrill Avenue Brownstones Project

Conceptual Site Plan Exhibit 3
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Source: Architects Orange, September 2017
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Merrill Avenue Brownstones Project

Conceptual Floor Plans Exhibit 4
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Source: Architects Orange, October 2017

(11/09/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Proposed_Bldg_Elev_A.pdf
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Merrill Avenue Brownstones Project

Proposed Building Elevations Exhibit 5a
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Source: Architects Orange, October 2017

(11/09/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Proposed_Bldg_Elev_B.pdf
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Merrill Avenue Brownstones Project

Proposed Building Elevations Exhibit 5b

P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



Source: Psomas 2018

(01/26/2018 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Merrill_StreetLayout.pdf
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Merrill Avenue Cross Section Exhibit 7
Merrill Avenue Brownstones Project

(01/26/2018 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Merrill_CrossSection.pdf
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Source: BGB Design Group, 2018

(01/26/2018 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Conceptual_LandscapePlan.pdf
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Merrill Avenue Brownstones Project

Conceptual Landscape Plan Exhibit 8
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Source: BGB Design Group, 2018

(01/26/2018 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_RecreationArea_Paseo.pdf
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Merrill Avenue Brownstones Project

Recreation Area and Paseo Exhibit 9
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Source: BGB Design Group, 2018

(01/26/2018 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Fence_Wall_Plan.pdf
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Merrill Avenue Brownstones Project

Fence and Wall Plan Exhibit 10
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Source: Psomas 2018

(01/26/2018 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Utility_Infrastructure.pdf
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Merrill Avenue Brownstones Project

Existing and Proposed Utility Infrastructure Exhibit 11
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Construction Areas
Merrill Avenue Brownstones Project

Exhibit 12

(Rev: 10-20-2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\Ex_Construction_Areas.pdf
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(11/02/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Proposed_SP_Amendment.pdf
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Merrill Avenue Brownstones Project

Proposed Specific Plan Amendment Exhibit 13

Existing Figure 3.9 Proposed Figure 3.9
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Existing and Proposed General Plan Amendment
Merrill Avenue Brownstones Project

Exhibit 14
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Existing and Proposed Rezone
Merrill Avenue Brownstones Project

Exhibit 15

P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



(Source: General Plan 2025 FPEIR Section 5.1, Aesthetics; General Plan 2025 Open Space and 
Conservation Element; and Magnolia Avenue Specific Plan) 

(Source: General Plan 2025 Figure CCM-4 – Master Plan of Roadways; General Plan 2025 FPEIR 
Figure 5.1-1 – Scenic and Special Boulevards, Parkways, Table 5.1-A – Scenic and Special Boulevards, Table 5.1-
B – Scenic Parkways; City’s Urban Forestry Policy Manual; RMC Title 20 – Cultural Resources; Magnolia 
Avenue Specific Plan; and Caltrans List of Eligible and Officially Designated State Scenic Highways) 
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(Source: Site Visit; General Plan 2025; General Plan 2025 FPEIR; RMC Title 19 – Zoning; and 
Magnolia Avenue Specific Plan) 
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(11/06/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Photos_Site.pdf

D
:\P

ro
je

ct
s\

3P
E

L\
02

01
00

\G
R

A
P

H
IC

S
\IS

-M
N

D
\e

x_
P

ho
to

s_
S

ite
_A

_2
01

70
92

2.
ai

Exhibit 16a
Merrill Avenue Brownstones Project

Site Photographs

Photo 1: Looking east at sidewalk along Merrill Avenue. Photo 2: Looking west at the site from the sidewalk southeast of the site.

Photo 3: Looking northwest at the site from the southeast corner of the site. Photo 4: Looking southwest at the site from the northeast corner of the site.
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Exhibit 16b
Merrill Avenue Brownstones Project

Site Photographs

Photo 5: Looking west at the alley and railroad tracks from northeast of the site. Photo 6: Looking east at the alley and railroad tracks from northwest of the site.

Photo 7: Looking southeast at the site from the northwest corner of the site. Photo 8: Looking south at western site boundary.
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Exhibit 16c
Merrill Avenue Brownstones Project

Site Photographs

Photo 9: Looking southwest at residences on Elizabeth Street. Photo 10: Looking south at office on Elizabeth Street.

Photo 11: Looking southeast at RPU substation. Photo 12: Looking north at residences across alley and UPRR tracks from northeast 
corner of the site.
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Source: Architects Orange, 2017

(11/09/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_ConceptualRendering_Views_NE_MerrillAve.pdf
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Merrill Avenue Brownstones Project

Conceptual Rendering – Aerial View Looking Northeast on Merrill Avenue Exhibit 17
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Source: Architects Orange, 2017

(11/09/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_ConceptualRendering_Views_MerrillAve.pdf
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Merrill Avenue Brownstones Project

Conceptual Rendering – Views from Merrill Avenue Exhibit 18
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(Source: General Plan 2025; General Plan 2025 FPEIR Figure 5.1-2 – Mount Palomar Lighting 
Area; and RMC Title 19- Zoning)
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Source: Architects Orange, 2017

(11/09/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Views_North.pdf
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Merrill Avenue Brownstones Project

Views from the North Exhibit 19
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(Source: General Plan 2025 – Figure OS-2 – Agricultural Suitability and FMMP Riverside County
Important Farmland 2014) 

(Source: General Plan 2025 – Figure OS-3 - Williamson Act Preserves; General Plan 2025 FPEIR – 
Figure 5.2-2 - Williamson Act Preserves and Figure 5.2-4 – Proposed Zones Permitting Agricultural Uses; Zoning
Map of the City of Riverside; and RMC Title 19 –Zoning) 
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(Source: Zoning Map of the City of Riverside; RMC Title 19 – Zoning; and General Plan 2025 Open 
Space and Conservation Element Figure OS-5 - Habitat Areas and Vegetation Communities) 

(Source: General Plan 2025 Open Space and Conservation Element Figure OS-5 - Habitat Areas and 
Vegetation Communities and National Forest Locator Map)

Source: General Plan 2025 Open Space and Conservation Element Figure OS-2 – Agricultural 
Suitability and Figure OS-3 – Williamson Act Preserves FMMP Riverside County Important Farmland 2014; 
Zoning Map of the City of Riverside; RMC Title 19- Zoning; and National Forest Locator Map)

For the purposes of this analysis, Farmland and agricultural land considered under this threshold include Farmland 
of Local Importance, land subject to Proposition R and Measure C, and land under Williamson Act Contract, as well as any 
other land being used for agricultural uses as non-conforming uses.
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(Source: South Coast Air Quality Management District’s 2016 Air Quality Management Plan (AQMP) 
and Air Quality Analysis prepared by Psomas in January 2018 [included in Appendix A])  
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(Source: General Plan 2025 FPEIR Table 5.3-B SCAQMD CEQA Regional Significance Thresholds; 
South Coast Air Quality Management District’s 2016 AQMP; CalEEMod; and Air Quality Analysis prepared by
Psomas in January 2018 [included in Appendix A])  
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Construction Emissions 

Maximum 20 54 30  6 4 
SCAQMD Thresholds (Table 4) 75 100 550 150 150 55 
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Operational Emissions 

SCAQMD Significance Thresholds  55 55 550 150 150 55 
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(Source: General Plan 2025 FPEIR Table 5.3-B SCAQMD CEQA Regional Significance Thresholds; 
South Coast Air Quality Management District’s 2016 Air Quality Management Plan; CalEEMod; and Air Quality
Analysis prepared by Psomas in January2018 [included in Appendix A])  
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Construction Activities 

Operational Activities 
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(Source: General Plan 2025 FPEIR Table 5.3-B SCAQMD CEQA Regional Significance Thresholds; 
South Coast Air Quality Management District’s 2016 Air Quality Management Plan; CalEEMod; and Air Quality
Analysis prepared by Psomas in January 2018 [included in Appendix A])  

Carbon Monoxide Hotspot 

Transportation Project-Level Carbon Monoxide Protocol

CEQA Guide to Air Quality Assessment in Sacramento County

Criteria Pollutants from On-Site Construction 
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Toxic Air Contaminant Emissions from On-Site Construction and Operation 

Off-Site Toxic Air Contaminant Emissions 

Air Quality and Land Use Handbook: A Community Health Perspective
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(Source: Air Quality Analysis prepared by Psomas in January 2018 [included in Appendix A])  

Construction Activities 

Operational Activities 

CEQA Air Quality 
Handbook
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(Source: Site Visit; Western Riverside County MSHCP and California Natural Diversity Database 
[CNDBB]) database searches; General Plan 2025 Open Space and Conservation Element Figure OS-5 – Habitat 
Areas and Vegetation Communities, Figure OS-6 – Stephens’ Kangaroo Rat (SKR) Core Reserve and Other Habitat 
Conservation Plans [HCP], Figure OS-7 – MSHCP Cores and Linkages, Figure OS-8 – MSHCP Cell Areas; General 
Plan 2025 FPEIR Figure 5.4-2 – MSHCP Area Plans, Figure 5.4-4 - MSHCP Criteria Cells and Subunit Areas, 
Figure 5.4-6 – MSHCP Narrow Endemic Plant Species Survey Area, Figure 5.4-7 – MSHCP Criteria Area Species 
Survey Area, and Figure 5.4-8 – MSHCP Burrowing Owl Survey Area; and U.S. Fish and Wildlife Service [USFWS] 
Critical Habitat for Threatened and Endangered Species)
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(Source: Site Visit; General Plan 2025 Figure OS-5 – Habitat Areas and Vegetation Communities and 
Figure OS-4 – Arroyos; and Western Riverside County MSHCP Section 6.1.2 - Protection of Species Associated with 
Riparian/Riverine Areas and Vernal Pools)  

(Source: General Plan 2025 Open Space and Conservation Element Figure OS 8.1 – Rivers, Creeks 
and Streams; USGS National Map Viewer; and USFWS National Wetlands Inventory)  

(Source: Site Visit; Western Riverside County MSHCP; and General Plan 2025 Figure OS-7 – 
MSHCP Cores and Linkages)  
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(Source: RMC Title 16- Buildings and Construction, Section 16.72.040 – Establishing the Western 
Riverside County MSHCP Mitigation Fee; City of Riverside Urban Forestry Policy Manual, and Magnolia Avenue 
Specific Plan)  

(Source: Western Riverside County MSHCP; General Plan 2025 Figure OS-6 – Stephens’ Kangaroo 
Rat (SKR) Core Reserve and Other Habitat Conservation Plans (HCP); Stephens’ Kangaroo Rat Habitat Conservation 
Plan; Lake Mathews Multiple Species Habitat Conservation Plan and Natural Community Conservation Plan; and 
El Sobrante Landfill Habitat Conservation Plan)  
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(Source: GP 2025 FPEIR Table 5.5-A Historical Districts and Neighborhood Conservation Areas; 
General Plan 2025 Land Use and Urban Design Element Figure LU-5 – Historic Fabric; General Plan 2025 
FPEIR Appendix D – Cultural Resources Study for the City of Riverside; and Phase I Cultural Resources 
Inventory prepared by Psomas in January 2018 [included in Appendix B])  
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(Source: GP 2025 FPEIR Figure 5.5-1 - Archaeological Sensitivity and Figure 5.5-2 - Prehistoric 
Cultural Resources Sensitivity; General Plan 2025 FPEIR Appendix D – Cultural Resources Study; and Phase I 
Cultural Resources Inventory prepared by Psomas in January 2018 [included in Appendix B]) 
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(Source: General Plan 2025 Policy HP-1.3 and Phase I Cultural Resources Inventory prepared by
Psomas in January 2018 [included in Appendix B]) 
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(Source: GP 2025 FPEIR Figure 5.5-1 - Archaeological Sensitivity and Figure 5.5-2 - Prehistoric 
Cultural Resources Sensitivity and Phase I Cultural Resources Inventory prepared by Psomas in January 2018 
[included in Appendix B]) 
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(Source: General Plan 2025 Figure PS-1 – Regional Fault Zones; General Plan 2025 FPEIR 
Figure 5.6-2 – Faults and Fault Zones and Appendix E – Geotechnical Report; and Preliminary
Geologic/Geotechnical Investigation and Preliminary Infiltration Assessment prepared by G3SoilWorks in May
2017 [included in Appendix C])  

(Source: General Plan 2025 FPEIR Figure 5.6-2 – Faults and Fault Zones and Appendix E – 
Geotechnical Report and Preliminary Geologic/Geotechnical Investigation and Preliminary Infiltration 
Assessment prepared by G3SoilWorks in May 2017 [included in Appendix C]) 
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(Source: General Plan 2025 Figure PS-2 – Liquefaction Zones; General Plan 2025 FPEIR Figure
5.6-3 – General Liquefaction Zones and Appendix E – Geotechnical Report; and Preliminary
Geologic/Geotechnical Investigation prepared by G3SoilWorks in May 2017 [included in Appendix C])  

(Source: General Plan 2025 FPEIR Figure 5.6-1 – Areas Underlain by Steep Slope and Appendix E 
– Geotechnical Report and Preliminary Geologic/Geotechnical Investigation and Preliminary Infiltration 
Assessment prepared by G3SoilWorks in May 2017 [included in Appendix C])  
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(Source: General Plan 2025 FPEIR Figure 5.6-1 – Areas Underlain by Steep Slope, Figure 5.6-4 – 
Soils, Table 5.6-B – Soil Types, and Appendix E – Geotechnical Report and RMC Title 18 – Subdivision Code and 
Title 17 – Grading Code) 

(Source: General Plan 2025 Figure PS-2 – Liquefaction Zones; General Plan 2025 FPEIR Figure 5.6-
5 – Soils with High Shrink-Swell Potential, Figure 5.6-1 - Areas Underlain by Steep Slope, Figure 5.6-4 – Soils, 
Table 5.6-B – Soil Types, and Appendix E – Geotechnical Report; RMC Title 16 – Buildings and Construction, 
Title 18 – Subdivision Code and Title 17 – Grading Code; and Preliminary Geologic/Geotechnical Investigation 
and Preliminary Infiltration Assessment prepared by G3SoilWorks in May 2017 [included in Appendix C])  
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(Source: General Plan 2025 FPEIR Figure 5.6-4 – Soils, Table 5.6-B – Soil Types, Figure 5.6-5 – Soils 
with High Shrink-Swell Potential, and Appendix E – Geotechnical Report; RMC Title 16 - Buildings and 
Construction and Title 18 – Subdivisions; and Preliminary Geologic/Geotechnical Investigation and Preliminary
Infiltration Assessment prepared by G3SoilWorks in May 2017 [included in Appendix C])  

(Source: Project Conceptual Utility Plan)  
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(Source: CalEEMod and GHG Emissions Analysis prepared by Psomas in January 2018 [included in 
Appendix D]) 
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Total Operational Emissions* 1,553 

Total Project Emissions 1,589 

Source: Riverside Economic Prosperity Action Plan and Climate Action Plan and GHG Emissions 
Analysis prepared by Psomas in January 2018 [included in Appendix D]) 
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The proposed project would comply with the latest 2016 California Building Energy Efficiency Standards. 
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The proposed project would include pre-wired electric vehicle charging parking spaces, as required by the 
CalGreen Code. 

The proposed project would divert C&D waste by 50 percent, as required by the CalGreen Code. Under this 
regulation, the contractor would implement a Construction Waste Management Plan that would recycle and/or 
salvage at least 50 percent of the estimated volume or weight of all nonhazardous construction and demolition 
wastes, as verified by the City during plan check and site inspections during construction.  

The proposed project would plant trees throughout the site and would provide trees in locations that would serve 
to provide shade (e.g., along walkways and sidewalks).  

As a part of the project, shared bicycle lane signing would be installed along Merrill Avenue from Magnolia Avenue 
to Riverside Avenue as part of the proposed improvements on Merrill Avenue. This would accommodate 
connections to the existing bike lane on Magnolia Avenue and the proposed bike route on Riverside Avenue. 

The proposed project would include a bike storage and maintenance room beside the fitness center or club room 
that may be used as an active bike shop for residents of the project.  

While there is no transit bus service on Merrill Avenue, the Riverside Transit Agency’s Route 10 and Route 20 run 
along Central Avenue and Magnolia Avenue, with the nearest bus stop one block south of the site, through the 
Riverside Plaza. The proposed project would provide marked crosswalks on Merrill Avenue to facilitate pedestrian 
crossing between the site and Riverside Plaza.  

The proposed project would be located on a site with opportunities for residents, employees, and visitors of the 
proposed project to walk, bike, or use public transit to conveniently reach places of employment, entertainment, 
and schools, which, in turn, would reduce vehicle trips and associated GHG emissions. 

The proposed project would provide housing and employment opportunities at an infill site near existing 
employment-generating uses including Riverside Plaza and adjacent commercial uses, with a residential density 
of 34 units per acre. 

The proposed project is a mixed-use (residential and retail uses) and infill development that would be located near 
a school and adjacent to commercial retail uses and places of employment. 
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The proposed project would implement water conservation measures, as required by the CalGreen Code and City 
ordinances (e.g., Water Efficient Landscape Ordinance (Municipal Code Chapter 19.570) and Water Conservation 
Ordinance (Municipal Code Chapter 14.22). The City’s Urban Water Management Plan outlines the programs 
that the City is implementing to achieve the 20 percent reduction by 2020. Project compliance with City regulations 
and participation in City conservation programs, which include future increases in the use of recycled water and 
continued implementation of water conservation measures, would allow the City to maintain a per capita water 
use that meets its water conservation goals. 

Landscape maintenance at the proposed project would be provided by the property manager, which would allow 
for separate green waste collection and disposal. 

The proposed project would provide separate recycling bins for residential and commercial uses, in accordance 
with Chapter 19.554 of the RMC. 

P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



(Source: General Plan 2025 Public Safety Element; GP 2025 FPEIR; City of Riverside Emergency
Operations Plan (EOP); Riverside Operational Area – Multi-Jurisdictional Local Hazard Mitigation Plan 
(LHMP); Office of Emergency Services’ (OES) Strategic Plan; and RMC Chapter 9.48 – Unified Hazardous 
Materials Programs and Section 19.590.030 - Hazardous and Toxic Materials) 
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(Source: GP 2025 FPEIR Tables 5.7 A – D; RMC Chapter 9.48 – Unified Hazardous Materials 
Programs and Section 19.590.030 – Hazardous and Toxic Materials; Pipeline and Hazardous Material Safety
Administration (PHMSA) National Pipeline Mapping System; and Southern California Gas’ (SCG) Natural Gas 
Pipeline Map) 

(Source: General Plan 2025 Public Safety and Education Elements, Figure 5.13-2 – Riverside Unified
School District (RUSD) Boundaries, and Table 5.13-D RUSD Schools) 
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(Source: General Plan 2025 Figure PS-5 – Hazardous Waste Sites; GP 2025 FPEIR Tables 5.7-A – 
CERCLIS Facility Information, Figure 5.7-B – Regulated Facilities in TRI Information and 5.7-C – DTSC 
EnviroStor Database Listed Sites; DTSC's Hazardous Waste and Substances Site List - Site Cleanup (Cortese 
List); Phase 1 ESA and Limited Phase 2 ESAs prepared by Converse in 2005-2008; and Phase 1 ESA Update and 
Phase II ESA Report prepared byG3SoilWorks in April/June 2017 [included in Appendix E])  
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Source: G3SoilWorks, Inc. 2017

(10/04/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Previous_CommercialUses.pdf
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Merrill Avenue Brownstones Project

Previous Commercial Uses Exhibit 20

APPROXIMATE LOCATION OF 
FORMER  UNDERGROUND 
STORAGE TANKS (UST)

APPROXIMATE LOCATION OF 
FORMER AUTO SERVICE BAY WITH 
REPORTED HYDRAULIC LIFTS

PROJECT SITE BOUNDARY

PARCEL ADDRESSES

UNION PACIFIC RAILROAD

MERRILL AVENUE

APPROXIMATE LOCATION OF 
FORMER  DRY CLEANERS AND
SELF-SERVE CAR WASH ASSESSED 
BY OTHERS

APPROXIMATE LOCATION OF 
FORMER  SMOG PRO ASSESSED 
BY OTHERS
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(Source: General Plan 2025 Figure PS-6 – Airport Safety Zones and Influence Areas; RCALUCP; 
Draft Vision 2030 - March JPA General Plan; and AirNav Flabob Airport and Riverside Municipal Airport) 

(Source: General Plan 2025 Figure PS-6 – Airport Safety Zones and Influence Areas and RCALUCP)  

(Source: Site Visit; GP 2025 FPEIR Chapter 5.7 – Hazards and Hazardous Materials; City of 
Riverside’s EOP; Riverside County Operational Area – Multi-Jurisdictional LHMP; OES Strategic Plan; and 
Standard Drawings for Construction) 
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(Source: General Plan 2025 Figure PS-7 – Fire Hazard Areas and CalFire Very High Fire Hazard 
Severity Zones in LRA)
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(Source: General Plan 2025 Open Space and Conservation Element Figure OS-9 – Watersheds; 
General Plan 2025 FPEIR Figure 5.8-1 and Table 5.8-A – Beneficial Uses Receiving Water; Santa Ana Region 
Basin Plan; USEPA Section 303(d) List; RMC Chapter 14.12; NPDES Construction General Permit; and 
Hydrology and Hydraulics Study and Preliminary Water Quality Management Plan prepared by Psomas in May 
2017 [included in Appendix F]) 
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(Source: General Plan 2025 Figure PF 1.1 – Water Basins Groundwater Recharge Areas; RPU Map 
of Water Supply Basins and Urban Water Management Plan; DWR Water Data Library; Preliminary Infiltration 
Assessment and Preliminary Geologic/Geotechnical Investigation prepared by G3SoilWorks in May 2017 
[included in Appendix C]); and Limited Phase 2 ESAs prepared by Converse in 2006 to 2008 [included in Appendix 
E])
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Source: Psomas 2018

(01/26/2018 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Proposed_WaterQuality_BMPs.pdf
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Merrill Avenue Brownstones Project

Proposed Water Quality BMPs Exhibit 21
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(Source: Hydrology and Hydraulics Study and Preliminary Water Quality Management Plan prepared 
by Psomas in May 2017[included in Appendix F]) 
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(Source: Hydrology and Hydraulics Study and Preliminary Water Quality Management Plan prepared 
by Psomas in May 2017 [included in Appendix F]) 
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(Source: Hydrology and Hydraulics Study and Preliminary Water Quality Management Plan prepared 
by Psomas in May 2017 [included in Appendix F]) 

(Source: RMC Chapter 14.12; NPDES Construction General Permit; and Preliminary Water Quality
Management Plan prepared by Psomas in May 2017 [included in Appendix F]) 
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(Source: General Plan 2025 Figure PS-4 – Flood Hazard Areas and FEMA Flood Hazard Map No. 
06065C0710G) 

(Source: General Plan 2025 Figure PS-4 – Flood Hazard Areas and FEMA Flood Insurance Rate 
Map No. 06065C0710G) 

(Source: General Plan 2025 Figure PS-4 – Flood Hazard Areas; FEMA Flood Hazard Map No. 
06065C0710G; and USACE National Inventory of Dams) 

(Source: GP 2025 FPEIR Chapter 7.5.8 – Hydrology and Water Quality; General Plan 2025 Public 
Safety Element Figure PS-4 – Flood Hazard Areas; Preliminary Geologic/Geotechnical Investigation prepared by
G3SoilWorks in May 2017 [included in Appendix C]); and USGS National Map Viewer) 
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(Source: General Plan 2025 Land Use and Urban Design Element and Figure LU-2 – Urban Design 
Framework; Conceptual Site Plan; and City of Riverside Magnolia Center Neighborhood Map) 

(Source: General Plan 2025, Land Use and Urban Design Element Figure LU-10 – Land Use Policy
Map, and Table LU-5 – Zoning/General Plan Consistency Matrix; Magnolia Avenue Specific Plan; Title 19 – 
Zoning Code; and Zoning Map of the City of Riverside) 
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(Source: Western Riverside County MSHCP and RMC Section 16.72.040 – Establishing the Western 
Riverside County MSHCP Mitigation Fee) 

(Source: General Plan 2025 Figure OS-1 – Mineral Resources; Mineral Land Classification of the 
Greater Los Angeles Area; DOGGR Oil, Gas and Geothermal Fields in California; and DOGGR Well Finder) 

(Source: General Plan 2025 Open Space and Conservation Element and Figure OS-1 – Mineral 
Resources) 
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(Source: General Plan 2025 Noise Element, Figure N-3 – 2003 Railway Noise, Figure N-7 – 2025 
Railroad Noise, Figure N-8 – Riverside and Flabob Airport Noise Contours, and Figure N-10 – Noise/Land Use 
Noise Compatibility Criteria; General Plan 2025 FPEIR Table 5.11-E – Interior and Exterior Noise Standards; 
RMC Title 7 – Noise; and Noise and Vibration Study prepared by Psomas in January 2018 [included in Appendix 
H])

Roadway Noise to On-site Receptors.
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Noise/Land Use Noise Compatibility Criteria Exhibit 22
Merrill Avenue Brownstones Project

(11/09/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Noise_LU_Compatibility.pdf
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Source: Riverside General Plan 2025, Nov 2007
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Train Noise to On-site Receptors.
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Merrill Avenue Brownstones Project

Noise Levels without a Train Quiet Zone Exhibit 23

Without Project

With Project
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Merrill Avenue Brownstones Project

Noise Levels with a Train Quiet Zone Exhibit 24

Without Project

With Project
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Project Construction Phase Noise.
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Project Operational Phase Noise
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(Source: General Plan 2025 Noise Element Figure N-3 – 2003 Railway Noise, Figure N-7 – 2025 
Railroad Noise, and Figure N-8 – Riverside and Flabob Airport Noise Contours; General Plan 2025 FPEIR 
Appendix G – Noise Existing Conditions Report; Noise and Vibration Analysis prepared by Psomas in January 
2018; and Evaluation of Vibration Environment prepared by ATS Consulting in October 2017 [included in 
Appendix H])  

Vibration from On-site Uses

Vibration Thresholds. 
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Construction-Related Vibration. 

P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



Operation-Related Vibration.

Vibration from Passing Trains
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(Source: RMC Title 7 – Noise Code and Noise and Vibration Analysis prepared by Psomas in January 
2018 [included in Appendix H])  

Noise Thresholds

Traffic Noise to Off-Site Receptors
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Train Noise to Off-site Receptors from Installation of Noise Barriers 
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Exhibit 25
Merrill Avenue Brownstones Project

Hourly Noise Levels at Northern Project Site Boundary
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Recreational Noise to Off-site Receptors 

(Source: RMC Title 7 – Noise Code and Noise and Vibration Analysis prepared by Psomas in January 
2018 [included in Appendix H])  
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(Source: General Plan 2025 Figure N-8 – Riverside and Flabob Airport Noise Contours and Figure 
N-9 – March ARB Noise Contour; RCALUCP; Draft Vision 2030 - March JPA General Plan; AirNav Flabob 
Airport and Riverside Municipal Airport; and Noise and Vibration Analysis prepared by Psomas in January 2018 
[included in Appendix H])  
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(Source: General Plan 2025 Noise Element and Public Safety Element Figure PS-6 – Airport Safety
Zones and Influence Areas and General Plan 2025 FPEIR) 

(Source: General Plan 2025 Table 5.12-B – General Plan Population and Employment Projections–
2025 and Table 5.12-D - General Plan Housing Projections 2025; SCAG’s 2016-2040 RTP/SCS and RTP/SCS 
Demographics and Growth Forecasts; 5th Cycle Final RHNA Allocation Plan; Department of Finance (DOF) 
Table E-5 Population and Housing Estimates - 2011-2017; Economic Development Department (EDD) Monthly
Labor Force Data for Cities and Census Designated Places (CDP); 2014-2021 Housing Element; and Riverside 
Municipal Code) 
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(Source: Site Visit)

(Source: Site Visit)

P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



(Source: General Plan 2025 FPEIR Table 5.13-B – Fire Station Locations and RMC Title 16 – 
Buildings and Construction and Chapter 16.52 – Development Fees for Fire Stations)
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(Source: General Plan 2025 and Public Safety Element Figure PS-8 – Neighborhood Policing Centers 
and General Plan 2025 FPEIR Figure 5.13-2 – Policing Centers) 

(Source: General Plan 2025 FPEIR Figure 5.13-2 – RUSD Boundaries, Table 5.13-D – RUSD, Table 
5.13-G – Student Generation for RUSD and AUSD By Education Level; RUSD Boundary Maps, School Facilities 
Needs Analysis, and Long Range Facilities Master Plan; and RMC Chapter 16.56 – School Development Fee) 
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(Source: General Plan 2025 Land Use and Urban Design Element, Parks and Recreation Element,
Figure PR-1 – Parks, Open Spaces and Trails, and Table PR-1 – Park and Recreation Facilities; Park and 
Recreation Master Plan Update; General Plan 2025 FPEIR Section 5.14 – Recreation; Bicycle Master Plan 
Update: Addendum; and RMC Chapter 16.60 – Local Park Development Fees) 
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(Source: General Plan 2025 Figure LU-8 – Community Facilities; General Plan 2025 FPEIR Figure 
5.13-5 - Library Facilities, Figure 5.13-6 - Community Centers, Table 5.3-F – Riverside Community Centers, and 
Table 5.13-H – Riverside Public Library Service Standards; and Riverside Public Library website) 
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(Source: General Plan 2025 Figure PR-1 – Parks, Open Spaces and Trails, Table PR-4 – Park and 
Recreation Facilities, and Figure CCM-6 – Master Plan of Trails and Bikeways; Park and Recreation Master 
Plan Update; General Plan 2025 FPEIR Table 5.14-A – Park and Recreation Facility Types and Table 5.14-D – 
Inventory of Existing Community Centers; RMC Chapter 16.60 - Local Park Development Fees; and Bicycle 
Master Plan Update: Addendum) 

(Source: Conceptual Site Plan)  
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(Source: General Plan 2025 Circulation and Community Mobility Element Figure CCM-4 – Master 
Plan of Roadways; General Plan 2025 FPEIR Table 5.15-J – Current Status of Roadways Projected to Operate 
at LOS E or F in 2025; and Traffic Impact Study prepared by Psomas in January 2018 [included in Appendix I]) 

Construction Traffic 
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Source: Psomas 2017

(11/06/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Existing_TrafficControls.pdf
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Exhibit 26
Merrill Avenue Brownstones Project

Existing Traffic Controls and Lane Geometrics
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Source: Psomas 2017

(11/06/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Existing_TrafficVolume.pdf
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Exhibit 27
Merrill Avenue Brownstones Project

Existing Traffic Volumes
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Operational Traffic 
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Source: Psomas 2017

(11/06/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_TripDistribution.pdf
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Exhibit 28a
Merrill Avenue Brownstones Project

Outbound Project Trip Distribution
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Source: Psomas 2017

(11/06/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_TripDistribution.pdf
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Exhibit 28b
Merrill Avenue Brownstones Project

Inbound Project Trip Distribution
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Source: Psomas 2017

(11/06/2017 MMD) R:\Projects\PEL_Pelican\3PEL020100\Graphics\IS-MND\ex_Existing_With_ProjectTrafficVolume.pdf
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Exhibit 29
Merrill Avenue Brownstones Project

Existing With Project Traffic Volumes
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(Source: General Plan 2025 Figure CCM-4 – Master Plan of Roadways; General Plan 2025  FPEIR 
Figure 5.15-4 –Volume to Capacity (V/C) Ratio and Level of Service (LOS) (Typical 2025) and Appendix H – 
Circulation Element Traffic Study and Traffic Study Appendix; Riverside County Congestion Management 
Program; and Traffic Impact Study prepared by Psomas in September 2018 [included in Appendix I]) 
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(Source: General Plan 2025 Public Safety Element Figure PS-6 – Airport Safety Zones and Influence
Areas; RCALUCP; and Draft Vision 2030 - March JPA General Plan) 

(Source: General Plan 2015 Circulation and Mobility Element; Conceptual Site Plan; and Traffic
Impact Study prepared by Psomas in September 2018 [included in Appendix I])
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None
No left-turn 

None
None
None
None

None

A Policy on Geometric Design of Highways and 
Streets and the ITE’s Context Sensitive Approach to Designing Walkable Urban Thoroughfares
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(Source: General Plan 2025 Public Safety Element Figure PS 8.1 – Evacuation Routes; Riverside 
Municipal Code; City’s Fire Code; and Traffic Impact Study prepared by Psomas in September 2018 [included in 
Appendix I])  
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(Source: General Plan 2025 Land Use and Urban Design, Circulation and Community Mobility and 
Education Elements; General Plan 2025 FPEIR; Bicycle Master Plan Update: Addendum; Riverside Transit 
Authority (RTA) System Map; RUSD School Locator; and Bicycle Program – Bicycle Safety Classes)  
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(Source: General Plan 2025 Land Use and Urban Design Element Figure LU-5 – Historic Fabric; 
General Plan 2025 FPEIR Table 5.5-A Historical Districts and Neighborhood Conservation Areas and Appendix 
D – Cultural Resources Study for the City of Riverside; and Phase I Cultural Resources Inventory prepared by 
Psomas in January 2018 [included in Appendix B]) 

17b. Response: (Sources: Phase I Cultural Resources Inventory prepared by Psomas in January 2018 
[included in Appendix B])
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(Source: General Plan 2025 Figure PF-2 – Sewer Facilities Map; General Plan 2025 FPEIR Figure 
5.16-5 – Sewer Service Areas; RMC Title 14 – Public Utilities; Wastewater Integrated Master Plan and Certified 
EIR; and Project Conceptual Utility Plan)

(Source: General Plan 2025 FPEIR Figure 5.16-4 – Water Facilities and Figure 5.16-6 – Sewer 
Infrastructure; Wastewater Integrated Master Plan; Tile: AM 14 Electric Map; RPU 2015 Urban Water 
Management Plan; and Sewer System Management Plan)  
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Source: General Plan 2025 FPEIR Figure 5.16-2 – Drainage Facilities and Hydrology and 
Hydraulics Study and Preliminary Water Quality Management Plan prepared by Psomas in May 2017 [included 
in Appendix F])

P17-0466 - P17-0472, Attachment 3 - City Planning Commission Report and 
Exhibits - March 22, 2018



(Source: General Plan 2025 FPEIR Figure 5.16-3 – Water Service Areas, Figure 5.16-4 – Water 
Facilities, Table 5.16-E – RPU Projected Domestic Water Supply (ac-ft/yr), Table 5.16-F – Projected Water 
Demand, and Table 5.16-G – General Plan Projected Water Demand for RPU including Water Reliability for 2025 
and RPU UWMP) 
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(Source: General Plan 2025 FPEIR Figure 5.16-5 - Sewer Service Areas and Figure 5.16-6 - Sewer
Infrastructure and Wastewater Integrated Master Plan)

(Source: General Plan 2025 Public Facilities and Infrastructure Element; General Plan 2025 FPEIR 
Table 5.16-A – Existing Landfills and Table 5.16-M – Estimated Future Solid Waste Generation from the 
Planning Area; CalRecycle Facility/Site Summary Details and Jurisdiction Diversion/Disposal Rate; and Agua 
Mansa Annual EA Notification Report)
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(Source: CalRecycle Jurisdiction Diversion/Disposal Rate; AB 341; and California Green Building
Standards Code) 
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(Source: General Plan 2025 Figure OS-6 – Stephens’ Kangaroo Rat (SKR) Core Reserve and Other 
Habitat Conservation Plans (HCP), Figure OS-7 – MSHCP Cores and Linkages, and Figure OS-8 – MSHCP Cell 
Areas; General Plan 2025 FPEIR Figure 5.4-2 – MSHCP Area Plans, Figure 5.4-4 - MSHCP Criteria Cells and 
Subunit Areas, Figure 5.4-6 – MSHCP Narrow Endemic Plant Species Survey Area, Figure 5.4-7 – MSHCP 
Criteria Area Species Survey Area, Figure 5.4-8 – MSHCP Burrowing Owl Survey Area; Table 5.5-A Historical 
Districts and Neighborhood Conservation Areas, Figure 5.5-1 - Archaeological Sensitivity, Figure 5.5-2 - 
Prehistoric Cultural Resources Sensitivity, and Appendix D – Cultural Resources Study; Western Riverside 
County MSHCP Section 6.1.2 - Protection of Species Associated with Riparian/Riverine Areas and Vernal Pools; 
RMC Title 20 – Cultural Resources; and Phase I Cultural Resources Inventory prepared by Psomas in January 
2018 [included in Appendix B])  
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(Source: Traffic Impact Study prepared by Psomas in September 2018 [included in Appendix I])  

(Sources: General Plan 2025 FPEIR Section 5 – Environmental Impact Analysis for the General Plan 
2025 Program and Air Quality Analysis, Traffic Impact Study, Greenhouse Gas Analysis, and Noise and Vibration 
Analysis prepared by Psomas in January 2018 [included in the Appendices to this Initial Study])
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Oil, Gas, and Geothermal Fields in California, 2001

Riverside County Important Farmland 2014 – Sheet 1 of 3

Report E-5 - Population and Housing Estimates for 
Cities, Counties and the State—January 1, 2011-2017
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Western Riverside County 
– Very High Fire Hazard Severity Zones in LRA

California Scenic Highway Mapping System– Riverside County. 
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Limited Phase II Environmental Site Assessment and Site 
Closure Request –Former Audio Shop, 3645 Merrill Avenue, Riverside, California.  

Limited Phase II Environmental Site Assessment – Former Smog Pros Step-out 
Sampling, 3575 Merrill Avenue, Riverside, California.  

Limited Phase II Environmental Site Assessment Report - 3631 Merrill Avenue, 
Riverside, California.  

Phase I Environmental Site Assessment Report.  

Flood Insurance Rate Map – Map Number 
06065C0710G.
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Riverside County Airport Land 
Use Compatibility Plan, as amended.
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