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Appendix 4: Historical Site Conditions
Phase I Environmental Site Assessment or Other Information on Past Site Use

Not Applicable.
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Appendix 5: LID Infeasibility
LID Technical Infeasibility Analysis

Not Applicable.
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Appendix 6: BMP Design Details
BMP Sizing, Design Details and other Supporting Documentation
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The maximum design flow rate for the Aqua-Swirl Model AS-2 pretreatment system is 1.1 cfs. 
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The maximum design flow rate for the Aqua-Swirl Model AS-2 pretreatment system is 1.1 cfs.  
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The maximum design flow rate for the Aqua-Swirl Model AS-2 pretreatment system is 1.1 cfs. 
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The maximum design flow rate for the Aqua-Swirl Model AS-2 pretreatment system is 1.1 cfs. 
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Appendix 7: Hydromodification
Supporting Detail Relating to Hydrologic Conditions of Concern
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HCOC Applicability Map
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Existing Stream Channel Delineation Map
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Appendix 8: Source Control
Pollutant Sources/Source Control Checklist

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



46

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



47

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



48

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



49

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



50

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



51

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



52

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



53

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



54

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



55

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



56

P19-0683 (PPE) & P20-0133 (CUP) Exhibit 11 - Appendix N 
Checklist and Appendices 10411-10481 Magnolia Avenue



57

Appendix 9: O&M
Operation and Maintenance Plan and Documentation of Finance, Maintenance and Recording Mechanisms
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 WQMP 
Operation & Maintenance (O&M) Plan 

Project Name: 
Magnolia Flats 

Prepared for: 
Magnolia Partnership, LLC 
1201 Dove Street, Suite 520 
Newport Beach, CA 92660 

(949) 975-1122 

Prepared on:
November 18, 2019 
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This O&M Plan describes the designated responsible party for implementation of this WQMP, 
including: operation and maintenance of all the structural BMP(s), conducting the 
training/educational program and duties, and any other necessary activities.  The O&M Plan 
includes detailed inspection and maintenance requirements for all structural BMPs, including 
copies of any maintenance contract agreements, manufacturer’s maintenance requirements, 
permits, etc. 

1. Project Information 

APN: 143-180-028-7; 143-180-031-9; 148-180-026-5; 148-180-032-0
Address: 10411-10491 Magnolia Avenue, Riverside, CA 92505 
Site Size: 16.6 acres (722,171 sq. ft.) 

2. Responsible Party 

The responsible party for implementation of this WQMP is:  

 Name: Magnolia Partnership, LLC 
 Contact Person: Darrin Olson 
 Address: 1201 Dove Street, Suite 520, Newport Beach, CA 92660 
 Phone: (949) 975-1122 
 Email: dolson@realmre.com 

3.    Record Keeping 

Parties responsible for the O&M plan shall retain records for at least 5 years. All training and 
educational activities and BMP operation and maintenance shall be documented to verify 
compliance with this O&M Plan. A sample Training Log and Inspection and Maintenance Log 
are included in Appendix 3 of this document. The WQMP Verification Form (Appendix 5) shall 
be completed accurately and retained as part of this document. 

4.    Vector Control 

Standing water which exists for longer than 72 hours may contribute to mosquito breeding 
areas. Best Management Practices (BMPs) shall be inspected for standing water on a regular 
basis. Standing water may indicate that the BMP is not functioning properly and proper action to 
remedy the situation shall be taken in a timely manner. Elimination of standing water and 
managing garbage, lawn clippings, and pet droppings, can help decrease the presence of 
mosquitoes and flies in the area. The County Vector Control District may be contacted for more 
information and support.  

5.    Inspections 

The local jurisdiction may conduct a site inspection to evaluate compliance with the project 
specific WQMP. This document, including the appendix logs and the applicable WQMP should 
be shown to the inspector, as proof of maintenance. 

6.  Operation and Maintenance Requirements 

This table is a summary of information provided in the site specific WQMP, and is not an all-
inclusive list. For more detailed information on operation and maintenance requirements, refer 
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to approved Project WQMP, Manufacturer’s recommendations, CASQA BMP Fact Sheets, and 
Technical Guidance Manual.   

BMP Implementation, Inspection and 
Maintenance Requirements 

Frequency  

N1. Education for Property 
Owners, Tenants and Occupants 

For developments with no Property Owners 
Association (POA) or with POA of less than fifty 
(50) dwelling units, practical information materials 
will be provided to the first 
residents/occupants/tenants on general 
housekeeping practices that contribute to the 
protection of stormwater quality. These materials 
will be initially developed and provided to first 
residents/occupants/tenants by the developer. 
Thereafter such materials will be available through 
the local jurisdiction’s stormwater education 
program. Different materials for residential, office 
commercial, retail commercial, vehicle-related 
commercial and industrial uses have been 
developed. 
For developments with POA and residential 
projects of more than fifty (50) dwelling units, 
project conditions of approval will require that the 
POA periodically provide environmental awareness 
education materials, made available by the 
municipalities, to all members. Among other things, 
these materials will describe the use of chemicals 
(including household type) that should be limited to 
the property, with no discharge of wastes via 
hosing or other direct discharge to gutters, catch 
basins and storm drains. Educational materials 
available from the Riverside County Stormwater 
Program and can be downloaded at:  
http://www.rcwatershed.org 

Information to be initially 
provided to owners & 
tenants upon sale or lease 
agreement. Educational 
materials will be provided 
to owners and/or tenants 
annually, thereafter. 

N2. Activity Restriction If a POA is formed, conditions, covenants and 
restrictions (CCRs) must be prepared by the 
developer for the purpose of surface water quality 
protection. 
An example would be not allowing car washing 
outside of established community car wash areas 
in multi-unit complexes. Alternatively, use 
restrictions may be developed by a building 
operator through lease terms, etc. These 
restrictions must be included in the Project WQMP.

Continuous
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BMP Implementation, Inspection and 
Maintenance Requirements 

Frequency  

N3. Common Area Landscape 
Management & Efficient 
Landscape Design

Landscape Management Includes: 
Mitigation of the potential dangers of fertilizer 
and pesticide usage through the incorporation 
of an Integrated Pest Management Program 
(IPM). 
Monitor for runoff and efficiency regularly. 
Implementation of a water budget. 
Irrigation systems shall be automatically 
controlled and designed, installed, and 
maintained so as to minimize overspray and 
runoff onto streets, sidewalks, driveways, 
structures, windows, walls, and fences. 
Use of native and drought tolerant species 
when replanting.

Weekly

N4. BMP Maintenance The RP will ensure implementation of each non-
structural BMP and scheduled cleaning and/or 
maintenance of all structural BMP facilities. 

Ongoing

N11. Common Area Litter Control For industrial/commercial developments and for 
developments with POAs, the owner/POA are 
required to implement trash management and litter 
control procedures in the common areas aimed at 
reducing pollution of drainage water. The 
owner/POA may contract with their landscape 
maintenance firms to provide this service during 
regularly scheduled maintenance, which should 
consist of litter patrol, emptying of trash 
receptacles in common areas, and noting trash 
disposal violations by tenants/homeowners or 
businesses and reporting the violations to the 
owner/POA for investigation. 

Daily inspection and 
weekly sweeping and 
clean-up or as needed 
prior to rain events. 

N12. Contractor/Employee Training All contractors shall be trained and made aware of 
this WQMP and operation and maintenance 
requirements of BMPs. This BMP requires an 
education program (see N1) as it would apply to 
future employees of individual businesses. The 
developer prepares manual(s) for initial purchasers 
of a business site or for a development that is 
constructed for an unspecified use; the developer 
makes a commitment on behalf of POA or future 
business owner to prepare the training. An 
example would be a provision to provide training 
on the proper storage and use of fertilizers and 
pesticides, or training on the implementation of 
hazardous spill contingency plans. 
All contractors shall be trained and made aware of 
this WQMP and operation and maintenance 
requirements of BMPs. 

At first hire and annually 
thereafter for HOA 
personnel and employees, 
to include the educational 
materials contained in the 
approved Water Quality 
Management Plan. 
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BMP Implementation, Inspection and 
Maintenance Requirements 

Frequency  

N14. Catch Basin Inspection 
Program

Catch basins will be owned, inspected and 
maintained by the HOA/RP. For 
industrial/commercial developments and for 
developments with privately maintained drainage 
systems, the owner is required to have at least 80 
percent of drainage facilities inspected, cleaned 
and maintained on an annual basis with 100 
percent of the facilities included in a two-year 
period. Cleaning should take place in the late 
summer/early fall prior to the start of the rainy 
season. Drainage facilities include catch basins 
(storm drain inlets), detention basins, retention 
basins, sediment basins, open drainage channels 
and lift stations. 

At a minimum, basins will 
be inspected and cleaned 
around October 1ST of 
each year, prior to “first 
flush” storm, or as 
necessary after large 
storm events to clear inlets 
of trash, debris and silt.  

N15. Vacuum Sweeping of Private 
Streets and Parking Lots

Streets and parking lots are required to be swept 
on a regular frequency based usage and field 
observations of waste accumulation, using a 
vacuum assisted sweeper. At a minimum all paved 
areas of a business shall be swept, in late summer 
or early fall, prior to the start of the rainy season or 
equivalent, as required by the governing 
jurisdiction. 

At a minimum, annually. 
As needed to remove 
excess debris. 

S1. Provide storm drain system 
stenciling and signage 

Storm drain stencils are highly visible source 
control messages, typically placed directly adjacent 
to storm drain inlets. The stencils contain a brief 
statement that prohibits the dumping of improper 
materials into the MS4. Graphical icons, either 
illustrating anti-dumping symbols or images of 
receiving water fauna, are effective supplements to 
the anti-dumping message. Stencils and signs alert 
the public to the destination of pollutants 
discharged into stormwater. The following 
requirements should be included in the project 
design and shown on the project plans: 

Provide stenciling or labeling of all storm drain 
inlets and catch basins, constructed or 
modified, within the project area with 
prohibitive language (such as: “No Dumping – 
Flows to Creek”) and/or graphical icons to 
discourage illegal dumping. 
Post signs and prohibitive language and/or 
graphical icons, which prohibit illegal dumping 
at public access points along channels and 
creeks within the project area. 
Maintain legibility of stencils and signs. 
See CASQA Stormwater Handbook BMP Fact 
Sheet SD-13 for additional information. 

Catch basin labels will be 
inspected once annually 
and relabeled as 
necessary to maintain 
legibility.
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BMP Implementation, Inspection and 
Maintenance Requirements 

Frequency  

S3. Design and construct trash 
and waste storage areas to reduce 
pollution introduction 

Design trash storage areas to reduce pollutant 
introduction. All trash container areas shall meet 
the following requirements (limited exclusion: 
detached residential homes): 

Paved with an impervious surface, designed 
not to allow run-on from adjoining areas, 
designed to divert drainage from adjoining 
roofs and pavements diverted around the 
area, screened or walled to prevent off-site 
transport of trash; and 
Provide solid roof or awning to prevent 
exposure to direct precipitation. 
Connection of trash area drains to the MS4 is 
prohibited. See CASQA Stormwater 
Handbook Section 3.2.9 and BMP Fact Sheet 
SD-32 for additional information. 

Weekly inspect trash 
dumpster to insure it is 
kept in a non-leaking 
condition. Replace/repair 
as needed.
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BMP Implementation, Inspection and 
Maintenance Requirements 

Frequency  

S4. Use efficient irrigation systems 
& landscape design, water 
conservation, smart controllers, 
and source control 

The Water Conservation in Landscaping Act of 
2006, Assembly Bill 1881 (AB 1881), requires 
adoption of the Model Water Efficient Landscape 
Ordinance designed to improve public and private 
landscaping and irrigation practices for new 
development projects or rehabilitation of significant 
landscape areas. The ordinance reduces outdoor 
water waste through improvements in irrigation 
efficiency and selection of plants requiring less 
water. The ordinance requires development of 
water budgets for landscaping, use of recycled 
water if available, routine irrigation audits and 
scheduling of irrigation based on localized climate. 
For existing landscapes greater than one-acre in 
size, the water purveyors are required to 
implement programs, such as irrigation water use 
analyses, irrigation surveys, and irrigation audits to 
reduce landscape water use to a level not 
exceeding the Maximum Applied Water Allowance 
(MAWA) as specified in the ordinance. Landscape 
audits are required to be conducted by a certified 
landscape auditor. Irrigation practices shall also 
comply with any more stringent local ordinances 
related to irrigation efficiency. The project 
proponent should also consult the LIP for the area 
in which the project is planned for development. In 
general, the following methods to reduce excessive 
irrigation runoff shall be considered, and 
incorporated for all landscaped areas: 

Employing rain shutoff devices to prevent 
irrigation after precipitation. 
Designing irrigation systems to each 
landscape area’s specific water requirements. 
Using flow reducers or shutoff valves triggered 
by a pressure drop to control water loss in the 
event of broken sprinkler heads or lines. 
The timing and application methods of 
irrigation water shall be designed to minimize 
the runoff of excess irrigation water into the 
municipal storm drain system. 
Employing other comparable, equally 
effective, methods to reduce irrigation water 
runoff. 
Group plants with similar water requirements 
in order to reduce excess irrigation runoff and 
promote surface filtration. Choose plants with 
low irrigation requirements (for example, 
native or drought tolerant species). Consider 
other design features, such as: 

Monthly
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BMP Implementation, Inspection and 
Maintenance Requirements 

Frequency  

Use mulches (such as wood chips or 
shredded wood products) in planter areas 
without ground cover to minimize sediment in 
runoff. 
Install appropriate plant materials for the 
location, in accordance with amount of 
sunlight and climate, and use native plant 
material where possible and/or as 
recommended by the landscape architect. 
Leave a vegetative barrier along the property 
boundary and interior watercourses, to act as 
a pollutant filter, where appropriate and 
feasible.
Choose plants that minimize or eliminate the 
use of fertilizer or pesticides to sustain growth. 

SD-13 Provide Storm Drain System 
Stenciling and Signage 

All catch basins where applicable in paved 
areas, will be marked or stenciled with “No 
Dumping - Drains to Ocean, No Descargue 
Basura” language. This will be done in a 
location that can be clearly seen by all and will 
be routinely inspected and re-labeled, as 
necessary. Thereafter, the owner/operator 
shall routinely inspect and re-label the catch 
basins, as necessary. 

Catch basin labels will be 
inspected once annually 
and relabeled as 
necessary to maintain 
legibility. 
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BMP Implementation, Inspection and 
Maintenance Requirements 

Frequency  

MaxWell IV Drywell 1. Inspection Procedures: 
The settling chambers and internal components of 
the unit will be inspected regularly. Additionally, an 
assessment of the site drainage will be conducted 
to insure that the system meets operation 
guidelines. The visual inspection will ascertain that 
the unit is functioning properly (no blockages or 
obstructions to inlet and/or infiltration chamber), 
measuring the amount of solid materials, fine 
sediment, and floating trash and debris within the 
chamber. Schedules for inspections and cleanout 
will be based on storm events and pollutant 
accumulation due to failure of upstream pre-
treatment device. During the rainfall season, the 
unit will be inspected at least once every 30 days. 
Accumulation of sediment and floatable material 
captured by the MaxWell IV will be recorded in a 
maintenance log. 
2. Cleanout Procedures: 
Truck mounted hydro-vactor equipment will be 
used to clean the system utilizing water and air to 
dislodge and remove debris and sediment 
deposits. All chambers, inlets, connecting piping 
and catch basis are cleaned and the contents 
discharged.  The accumulated contents are 
transported off-site for disposal. Within each 
chamber, geotextile fabric base seals and 
hydrophobic petrochemical sponges are removed 
and replaced. Inlet grates and covers are re-
installed and then re-secured with the existing 
locking devices.  
3. Maintenance Log: 
Keep on-site a log of all inspections and 
maintenance performed on the MaxWell IV. 

As recommended. 
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