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CIVIC CENTER6:00 PMWednesday, November 9, 2016

Members of the public are given an opportunity to speak on any listed agenda items.  Please notify the Planning Division 

if you wish to do so.  All agendas are posted in the City Hall Administration Building (150 South Palm Avenue, Rialto, 

California 92376) at least 72 hours in advance of the meeting.   Copies of the staff reports relating to each item on the 

agenda are on file in the Planning Division, 150 South Palm Avenue, Rialto, California 92376 and are available for 

public inspection.  Any person having a question concerning any agenda item may call the Planning Division (909) 

820-2535 to inquire about any item described on the agenda.

NOTICE TO PUBLIC: To speak on Public Hearing Items, fill out a form located at the front counter in the lobby and give it 

to Development Services Staff.   Each person will be allowed three (3) minutes to address the Planning Commission. 

Based upon the open meeting laws (the Brown Act), additional items may be added to the agenda and acted upon by the 

Planning Commission only if it is considered to be a “subsequent need” or  “emergency item” and is added by a 

two-thirds  vote.  Matters raised under Oral Communications may not be acted upon at that meeting other than as 

provided above.

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please 

contact the Director of Public Works at (909) 421-7279.  Notification 48 hours prior to the meeting will enable the City to 

make reasonable arrangements to ensure accessibility to this meeting. [28 CFR 35.102-35.104 ADA Title II] 

If you challenge in court any action taken concerning a Public Hearing item, you may be limited to raising only those 

issues you or someone else raised at the Public Hearing described in this notice or in written correspondence delivered to 

the City at, or prior to, the Public Hearing. A decision by the Planning Commission may be appealed to the City Council . 

An appeal must be filed wit

Call To Order

Pledge of Allegiance

Roll Call

Chair Jerry Gutierrez, Vice-Chair John Peukert, Artist Gilbert, Al Twine, Dale Estvander, Pauline Tidler, Frank Gonzalez
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Oral Communications from the Audience on items not on the Agenda

Planning Commission Minutes

1 16-769 Minutes from the October 26, 2016 Planning Commission meeting

PC Minutes 10-26-2016Attachments:

Public Hearings

1 16-775 Conditional Development Permit No. 803:  A request to allow the 

development of a truck and trailer storage yard, including the construction 

of a 14,574 square foot industrial building, on 4.80 acres of land (APN: 

0239-193-11) located at the southeast corner of Locust Avenue and Lowell 

Street within the Planned Industrial Development (I-PID) zone of the Rialto 

Airport Specific Plan.  The project is categorically exempt pursuant to 

Section 15332 (In-Fill Development Projects)) of the California 

Environmental Quality Act (CEQA).

Exhibit A - Location Map

Exhibit B - Site Plan

Exhibit C - Floor Plan

Exhibit D - Line Of Sight Diagram

Exhibit E - Elevation Rendering

Exhibit F - Conceptual Landscape Plan

Exhibit G - Traffic Study

Exhibit H - Draft Resolution of Approval for CDP No. 803

Exhibit I - Notice of Exemption

Attachments:

2 16-746

Conditional Development Permit No. 825:  A request to establish a 

second-hand/thrift store within a 1,416 square foot commercial unit located 

at 980 W. Bloomington Avenue, Suite A (0128-251-09) within the C-1 

(Neighborhood Commercial) zone.

Exhibit A - Location Map

Exhibit B- Thrift Store Locations Exhibit

Exhibit C - Site Plan

Exhibit D - Floor Plan

Exhibit E - Notice of Exemption

Exhibit F - Draft Resolution

16-746 - Exhibit F - Draft Resolution second hand thrift store - PKL comments.doc

Attachments:
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3 16-767 Amendment No. 5 to the Renaissance Specific Plan:  A request to 

change the zoning designation of approximately 18.20 gross acres of land 

(APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the 

southeast corner of Renaissance Parkway and Palmetto Avenue from 

Freeway Commercial (FC) within the Renaissance Specific Plan to 

Business Center (BC) within the Renaissance Specific Plan.  An 

Addendum to the Previously Certified Renaissance Specific Plan 

Environmental Impact Report (Environmental Assessment Review No. 

16-27) has been prepared for consideration in conjunction with the project.

Tentative Parcel Map No. 19754:  A request to consolidate six (6) 

parcels of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) 

located at the southeast corner of Renaissance Parkway and Palmetto 

Avenue into three (3) parcels of land totaling 18.06 net acres to facilitate 

the development of one (1) 210,628 square foot warehouse building, one 

(1) 77,047 square foot warehouse building, and one (1) 53,040 square foot 

warehouse building.  An Addendum to the Previously Certified 

Renaissance Specific Plan Environmental Impact Report (Environmental 

Assessment Review No. 16-27) has been prepared for consideration in 

conjunction with the project.

Exhibit A - Location Map

Exhibit B - Tentative Parcel Map No. 19754

Exhibit C - Site Plan

Exhibit D - Floor Plans

Exhibit E - Building Elevations

Exhibit F - Conceptual Landscape Plan

Exhibit G - Addendum to the RSP FEIR

Exhibit H - Draft Resolution for EAR No. 16-27

Exhibit I - Draft Resolution for RSP AMD No. 5

Exhibit J - Legal Description

Exhibit K - Draft Resolution for TPM No. 19754

Attachments:

Action Items

Planning Division Comments

Next Meeting Date: November 23, 2016

Planning Commission Comments

Adjournment
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The Regular meeting of the Planning Commission of the City of Rialto was 
held in the City of Rialto City Council Chambers located at 150 South Palm 
Avenue, Rialto, California 92376, on Wednesday, October 26, 2016.

o0o

This meeting was called by the presiding officer of the City of Rialto Planning 
Commission in accordance with the provisions of Government Code §54956
of the State of California. 

o0o

CALL TO ORDER Chair Gutierrez called the meeting to order at 6:01 p.m. 

o0o

PLEDGE OF 
ALLEGIANCE 

Chair Gutierrez led those present in the salute to the flag.

o0o

ROLL CALL Roll Call was taken by Planning Manager, Gina M. Gibson-Williams. 

Present: 
Chair Jerry Gutierrez
Vice Chair John Peukert
Commissioner Dale Estvander
Commissioner Frank Gonzalez
Commissioner Al Twine
Commissioner Pauline Tidler

Absent: 
Commissioner Artist Gilbert

Also Present:
Assistant Planner, Daniel Rosas
Administrative Assistant, Angela Morales

o0o

CITY OF RIALTO
THE REGULAR MEETING MINUTES OF

PLANNING COMMISSION
October 26, 2016 - 6:00 PM
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ORAL 
COMMUNICATIONS

Chair Gutierrez declared the public hearing open and asked if there were items 
to address not on this agenda. Planning Manager, Gibson-Williams replied and
stated that she had none at this time. 

o0o

PLANNING  
COMMISSION 
MEETING MINUTES

PUBLIC HEARINGS

Chair Gutierrez stated that the next item on the agenda is Planning Commission 
meeting minutes. Chair Gutierrez stated that if there were no comments or 
changes to the minutes, he would entertain a motion. 

o0o

Motion by Commissioner Estvander, seconded by Commissioner Gonzalez to 
approve the minutes of the October 12, 2016, Planning Commission meeting.
Motion carried 5-0-1. Chair Gutierrez abstained. Commissioner Gilbert was 
absent. 

o0o

Chair Gutierrez stated that the next item on the agenda is Conditional 
Development Permit No. 803.

o0o

Planning Manager, Gibson-Williams stated that she would present the item on 
behalf of the Associate Planner, Daniel Casey. The staff report was presented
in the form of a PowerPoint presentation. The following items were covered in 
the presentation relating to Conditional Development Permit No. 803.

The Project Site is one (1) parcel – APN:  0239-193-11 on 4.80 gross acres
located at the southeast corner of Locust Avenue Lowell Street. The Project 
Proposal is a storage yard for trucks and trailers (14,574 square foot building,
3,822 square foot office, 3,252 square foot storage, 7,500 square foot
maintenance/repair. The site is designed to hold 61 trailer spaces which will be 
enclosed by solid block wall – 12 feet high (West Side) and 10 feet high (All 
other sides).

The Elevations are: 
 Footprint articulation – North, south, and west sides of building
 Height Variation – 28 feet (Articulated Portions) / 26 feet (All other 

walls)
 Concrete Tilt-Up Walls
 Two (2) paint colors 
 Primary Color – light gray
 Accent Color – medium blue
 Panel Reveals
 Glazing
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PUBLIC HEARINGS There are 2 (two) access points. One access point is located at Locust Avenue 
(North driveway) – Full access serving trucks. The second access point is 
located at Locust Avenue (South driveway) – Full access serving employees 
and visitors.

Regarding parking, the number of spaces required is 35. However, the applicant 
proposes 37. Resulting in a total of 2 (two) “over-parked” spaces. 

Landscaping is also very important when it is next to residential. The landscape 
details are as follows: 

 10.6% landscape coverage
 31-foot landscape setback on Locust Avenue
 15-foot landscape buffer at rear of property – Italian Cypress Trees
 Abundance of trees, shrubs, and ground cover

Eddie’s Trucking Company will operate according to the following schedule: 

Truck Operations
2:00 a.m. Dispatch - Monday through Saturday
3:00 p.m. Return - Monday through Friday
10:00 a.m. Return - Saturday

            Office Operations
8:00 a.m. to 5:00 p.m. - Monday through Friday
8:00 a.m. to 12:00 p.m. - Saturday

       Repair Operations
7:00 a.m. to 4:00 p.m. - Monday through Friday
7:00 a.m. to 11:00 p.m. -  Saturday

       Closed every Sunday

The Development Review Committee reviewed the project on February 24, 
2016, and recommended approval subject to the applicant revising various 
design features.  All of the required revisions have been incorporated into the 
project plans. The Transportation Commission reviewed the project in October 
and approved the traffic study prepared for the project.  The study estimates a 
total of 450 daily trips with 129 at the a.m. peak hour and 126 at the p.m. peak 
hour.  No reduction to any level of service will occur upon completion of the 
project. Additionally, the project is consistent with the Planned Industrial 
Development (I-PID) zone. A 10-foot block wall and a 15 foot landscaped 
planter will provide a buffer for the adjacent single-family residences. The 
Project is categorically exempt pursuant to CEQA Section 15332 (In-Fill 
Development Projects).  A Notice of Exemption has been prepared. The project 
is exempt because it is less than five (5) acres. 

Planning Manager, Gibson-Williams stated that it is staff’s recommendation 
that the Planning Commission adopt the attached resolution to approve 
Conditional Development Permit No. 803 to allow the development of a truck 
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PUBLIC HEARINGS and trailer storage yard, including the construction of a 14,574 square foot 
industrial building subject to the findings and conditions therein.

o0o

Chair Gutierrez asked if there were any questions of staff. 

o0o

Commissioner Gonzalez asked if there should be a 3rd light. 

Planning Manager, Gibson-Williams replied and stated that accordingly to the 
Traffic Study there is not one required due to the number trips. The 
Transportation Commission did not condition the project to install a street 
signal. The applicant will, however, be required to pay fair share contributions 
because the land is vacant. In terms of street improvements, the streets will be 
widen to its ultimate wide away. 

Vice Chair Peukert asked for clarification on the height of the wall and 
expressed his concern regarding the business’s proposed (early morning)
operating hours. 

Commissioner Tidler commented that the highest wall should be closest to the 
neighboring homes. 

Planning Manager, Gibson-Williams provided a scenario that if the wall is too 
high, this may block out sunlight to neighboring residents. 

o0o

Chair Gutierrez declared the public hearing open. Three (3) individuals
addressed the Commission. 

o0o

The Architect, Guillermo Calvillo, and two (2) Rialto residents addressed the 
Commission. 

Commissioner Estvander asked what is going to be parked on the site. Mr. 
Calvillo replied and stated that the site is going to be used to park empty trucks. 
The nature of the business is sand and gravel. 

Vice Chair Peukert asked Ms. Gibson-Williams if staff can add a condition 
restricting the stacking of empty containers. Ms. Gibson-Williams replied and 
stated yes, we can that as part of the conditions. 
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PUBLIC HEARINGS Vice Chair Peukert also asked Ms. Gibson-Williams if she can provide further 
clarification on sound and how it travels. Ms. Gibson-Williams briefly analyzed
the potential sounds on site and stated that sounds travels in a straight line. She
explained further details in relation to sound and highlighted that the Cypress 
Trees are tall and bushy which will help absorb any sound. 

Commissioner Tidler inquired if the trees will be planted on site and asked 
about the size of the trees. 

Ms. Gibson-Williams replied and stated that the trees will be planted and 
maintained on the inside of the wall. We will ask the applicant to plant 36 inch
and 48 inch boxed trees. 

Commissioner Tidler commented that she appreciated Ms. Gibson-Williams 
details regarding the geometry of the wall regarding the wall height. A wall that 
is too high may obstruct natural sunlight and in turn provide excess shade in the 
neighboring yards. Commissioner Tidler stated that she would like to retrieve
her previous comment about the wall. 

Chair Gutierrez asked if there are any additional questions of staff. There were 
none. He asked that if there was anyone who would like to speak, needs to fill 
out a form. 

The first resident expressed his concerns regarding the noise of the diesel 
trucks, personal view of the mountains, traffic, and level of the height of the 
building. 

Ms. Gibson-Williams stated that the height of the building is not taller than a 
typical house. It is a condition that will follow and be reviewed by the 
Development Review Committee (DRC). 

Mr. Calvillo stated that the yard has a capacity for 61 trucks. 61 of those would 
be drivers and that there will be approximately six (6) people staffed in the 
office. The trucks are leaving from 2 a.m. – 7 a.m., but not at the same time.

Chair Gutierrez asked Mr. Calvillo if they are operating a similar business near 
the City. 

Mr. Calvillo replied and stated yes in San Bernardino and are looking to expand 
to the City of Rialto. 

The second resident expressed his concerns regarding the lights on the building 
and stressed the importance of having a light placed at Locust and Casa Grande. 
The resident shared that there are many children from the Middle School that
cross this street and the traffic is very heavy. The City needs to take action 
before it is too late. Lastly, he commented that there is a truck storage location 
nearby that stores metal junk and dismantled truck parts which brings down the 
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PUBLIC HEARINGS value of the homes. The resident also shared that he has photos of the site and 
stated he would like to share them with the City.

Chair Gutierrez stated that he really appreciates when citizens come out to these
meetings. The Planning Commission is appointed by the City Council to look 
at these matters to see if standards and conditions of the City are being met. 
But, the Planning Commission is not the final approval of these items. The City 
Council are your elected officials who represent the City and the Chair
encourages citizens to reach out to them. 

Chair Gutierrez also kindly informed the resident that if he does not want to 
wait for the light to be installed, he is more than welcome to go to the City 
Council meeting and voice your opinion and concerns. Additionally, the Chair
encourages citizens to reach out to their Area Command Officer(s) who is 
responsible for designated areas within the City. The Chair briefly commented 
that he will be more than happy to answer any specific questions after this 
meeting. 

Commissioner Tidler stated that the resident can share the pictures with Ms. 
Gibson-Williams and share them with Code Enforcement. Commissioner 
Tidler thoughtfully explained to the resident that roads and street concerns 
should be taken to the Transportation Commission. The Transportation 
Commission meets the first Wednesday of every month here in this room. The 
Commission cannot respond or answer that night, but can agenized for a later 
time.

Chair Gutierrez stressed that the Transportation Commission are appointed 
officials and are not elected. The elected officials are ultimately responsible for 
the City and how it is being managed. 

Commissioner Estvander asked the City Attorney, Lee, “theoretically” can staff
condition this property and the next 3 developments so that the funds are there 
to place in a signal light. 

City Attorney, Lee replied and stated yes. The City does impose Traffic
Mitigation Fees for all the projects coming in, but is not sure if those fees are 
directly used for future signals. It is something that will need to be clarified. 

Ms. Gibson-Williams stated that according to the Transportation Commission’s 
report, there is not significant traffic impacts therefor; there is no condition to 
install a signal.

o0o

Chair Gutierrez stated that he would like to entertain a motion to close the 
public hearing. 

o0o
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PUBLIC HEARINGS Motion by Commissioner Estvander, seconded by Commissioner Gonzalez that 
the public hearing be closed. Motion carried 6-0. Commissioner Gilbert was 
absent. 

o0o

City Attorney, Lee and Ms. Gibson- Williams reiterated the issues that need to 
be changed in the resolution: 

 Mature Cypress trees (36 inch and 48 inch box) are required to be 
planted on the eastern side of the property line every 8 feet

 Buffering for noise reduction with appropriate landscaping
 Striped parking lot
 No stacking
 Lighting on building revisions (For security reasons, the applicant may 

install low lighting) 

Ms. Gibson-Williams stated that the site plan needs to be labeled as such. 

o0o

Motion by Commissioner Estvander, seconded by Commissioner Twine to 
bring back the resolution after all the items are added and bring it back to the 
next Planning Commission meeting. Motion carried 6-0. Commissioner Gilbert 
was absent. 

o0o

Ms. Gibson-Williams directed Assistant Planner, Rosas to provide the resident 
with her contact information. 

o0o

Planning Manager, Gibson-Williams stated that the applicant of the next item 
on the agenda is requesting a continuance of Tentative Parcel Map No. 19407, 
Conditional Development Permit No. 801, and Variance No. 713 to the 
November 30th Planning Commission meeting. 

o0o

Motion by Commissioner Estvander, seconded by Commissioner Twine to 
approve a continuance of Tentative Parcel Map No. 19407, Conditional 
Development Permit No. 801, and Variance No. 713 to the November 30th

meeting. 

o0o
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PLANNING DIVISION 
COMMENTS

PLANNING 
COMMISSION
COMMENTS

Chair Gutierrez stated that the next item on the agenda is Planning Division 
comments.

Planning Manager, Gibson-Williams stated that the first announcement is that 
we have heard from Target. Target is somewhat reluctant to meet in a Public 
Hearing format; due to scheduling, Target is due to come here in November 
and will meet with Robb beforehand. 

The Commission and Planning Manager discussed the ongoing issues as they 
relate to the Target facility- various courses of action if Target does not take 
responsibility and the location of the next public hearing meeting. 

Vice Chair Peukert expressed his concerns with the children crossing the street
and truck traffic issues at Locust Avenue. This is a big concern that the resident 
brought forward and needs to be addressed. The City needs to be proactive and 
have professional interaction with other Commissions and Area Command 
Officers. 

Planning Manager, Gibson-Williams stated that she will reach out to Robert 
Eisenbeisz to formally submit a request to the Transportation Commission. 

The majority of the Commission highly expressed their interests that they 
would like to be educated more on the determination as they relate to traffic 
studies and project requirements.

Commissioner Estvander expressed his thoughts that the only valid complaint 
at tonight’s meeting was in regards to the kids crossing the street. When people
buy a new house, they go through a system, and it is called a white slip. A white 
slip is a permit by the state for a house to be built on that lot. People receive a 
booklet with everything in the area- City dump, ammo, earthquake faults so 
people cannot come to a Planning Commission and say that you did not know. 
All the new houses receive a white report. People know where the dumps are 
and know that it is a trucking street and know all of this. In short, he would like 
to see a signal light up there. 

Commissioner Tidler expressed her thoughts that a signal light is fine, but until 
there are certain improvements on that street, a signal is not going to make any 
difference. The intersection at Casa Grande is not safe for kids to walk. 

o0o

Chair Gutierrez stated that the next item on the agenda is Planning 
Commission comments.

o0o

Planning Manager, Gibson-Williams stated that the Mayor extended an 
invitation to the Commission to attend the South Coast AQMD conference in 
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PLANNING 
COMMISSION
COMMENTS

ADJOURNMENT

Los Angeles on November 16, 2016. The conference is related to the 
Environmental Justice and Air pollution and admission is free. 

o0o

Motion by Commissioner Estvander, seconded by Vice Chair Peukert and 
carried by a 6-0 vote that the meeting be adjourned. Commissioner Gilbert was 
absent. 

o0o

The Regular Planning Commission meeting adjourned at 7:34 p.m. 

o0o

Commission Secretary, Angela Morales
     Planning Commission

Chair, Jerry Gutierrez
Planning Commission
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TO: Honorable Chairman and Planning Commissioners

APPROVAL: Robb Steel, Asst.CA/Development Services Director

REVIEWED BY: Gina M. Gibson-Williams, Planning Manager

FROM: Daniel Casey, Associate Planner

Conditional Development Permit No. 803: A request to allow the development of a truck and
trailer storage yard, including the construction of a 14,574 square foot industrial building, on 4.80
acres of land (APN: 0239-193-11) located at the southeast corner of Locust Avenue and Lowell
Street within the Planned Industrial Development (I-PID) zone of the Rialto Airport Specific Plan. The
project is categorically exempt pursuant to Section 15332 (In-Fill Development Projects)) of the
California Environmental Quality Act (CEQA).

APPLICANT:

Eduardo Soya, 14767 Owen Street, Fontana, CA 92335.

LOCATION:

The project site consists of one (1) parcel of land (APNs: 0239-193-11) located at the southeast
corner of Locust Avenue and Lowell Street (Refer to the attached Location Map (Exhibit A)).

BACKGROUND:

Surrounding Land Use and Zoning

Locatio
n

Existing Land Use Zoning

Site Vacant Land Planned Industrial Development (I-PID)

North Industrial Building Planned Industrial Development (I-PID)

East Single-Family Residences Single-Family Residential (R-1A)

South Industrial Building Planned Industrial Development (I-PID)

West Vacant Land General Manufacturing (I-GM)

General Plan Designations

Location General Plan Designation

Site Light Industrial with a Specific Plan Overlay

North Light Industrial with a Specific Plan Overlay

East Residential 6 (2.1 - 6.0 du/ac)

South Light Industrial with a Specific Plan Overlay

West General Industrial with a Specific Plan Overlay
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File #: 16-775, Version: 1
Location General Plan Designation

Site Light Industrial with a Specific Plan Overlay

North Light Industrial with a Specific Plan Overlay

East Residential 6 (2.1 - 6.0 du/ac)

South Light Industrial with a Specific Plan Overlay

West General Industrial with a Specific Plan Overlay

Site Characteristics
The project site is a rectangular shaped piece of land comprised of one (1) parcel. The parcel is 4.80
acres in size with approximate dimensions of 633 feet (east-west) by 330 feet (north-south). The
project site is bound on the west by Locust Avenue. To the north of the site is a 30,000 square foot
industrial building, formerly occupied by CSF Radiators, and to the east of the project site are several
single-family residential tracts. To the south is a 32,970 square foot industrial building occupied by
Burlingame Industries, and to the west, across Locust Avenue, is approximately 26.13 acres of
vacant land. The zoning of the project site and the properties to the north and south is Planned
Industrial Development (I-PID) within the Rialto Airport Specific Plan. The zoning of the properties to
the east is Single-Family Residential (R-1A) and the zoning of the properties to the west is General
Manufacturing (I-GM) within the Rialto Airport Specific Plan.

Planning Commission
On October 26, 2016, the Planning Commission held a public hearing regarding Conditional
Development Permit No. 803. At the hearing, the Planning Commission heard testimony from two (2)
concerned residents. Specifically, the resident voiced concerns with respect to noise generated by
the trucks during the early morning hours, aesthetic views, light pollution, and traffic. A discussion of
the resolution to the resident’s concerns is included in the Analysis/Discussion portion of the staff
report.

ANALYSIS/DISCUSSION:

Project Proposal & Site Design
Eduardo Soya, the applicant, proposes to develop the project site into a truck and trailer storage
yard. According to the applicant’s site plan (Exhibit B), the development will include the construction
of a 14,574 square foot industrial building and paving for storage and parking areas. The floor plan (
Exhibit C) indicates that the building will consist of 3,822 square feet of office floor area on the first
floor, 3,252 square feet of storage floor area on the second floor, and 7,500 square feet of truck
maintenance/repair floor area on the first floor. The applicant will construct the building near the
northwest corner of the project site along the Locust Avenue frontage. An employee parking lot
containing twenty-seven (27) auto-parking spaces will be located directly to the south of the building.
The truck and trailer storage yard will be located to the east of the building and the employee parking
lot. The storage yard will accommodate the parking of sixty-one (61) trucks and trailers and ten (10)
additional employee vehicles. A solid decorative block wall will fully enclose the storage yard. The
wall will have a height of ten (10) feet on the north, east, and south sides of the property, and a
height of twelve (12) feet on the west side facing Locust Avenue. As shown in the attached line of
sight diagram (Exhibit D), the walls will screen the view of all trucks and trailers from Locust Avenue.
Lastly, the east end of the project site will have a fifteen (15) wide planter for buffering between the
project site and the adjacent single-family residences, in accordance with Section 18.61.250E of the
Rialto Municipal Code.

City of Rialto Printed on 11/6/2016Page 2 of 7

powered by Legistar™

http://www.legistar.com/


File #: 16-775, Version: 1

Architectural Design
The proposed building will feature significant footprint articulation on the north, south, and west sides
of the building, or all sides visible from the public right-of-way. The articulated portions will feature
increased height, relative to the rest of the building. The articulated portions will also have a
maximum height of twenty-eight (28) feet from the finished floor, while the rest of the building will
have a maximum height of twenty-six (26) feet from the finished floor. The exterior of the building will
be of concrete tilt-up wall construction painted in two (2) separate colors. A light gray is the primary
color, used on the main wall planes, and a medium blue is the accent color placed on all articulated
wall planes. Four (4) roll-up bay doors will be located on both the north and south sides of the
building to permit truck access into the maintenance/repair area. The solid block wall and the
articulated wall planes of the building will screen these bay doors from public view. Other
architectural features of the building include panel reveals and generous amounts glazing visible from
the public right-of-way (Exhibit E).

Access
The development will have two (2) points of access - both being driveways connected directly to
Locust Avenue. Both driveways will provide full access movements to and from Locust Avenue. The
southerly driveway will serve employees and visitors only. The northerly driveway will serve trucks
entering and exiting the site.

Parking Calculations
The development will have 37 auto-parking spaces. This quantity exceeds the minimum parking
requirement as shown in the parking calculation chart below and as required by Chapter 18.58 (Off-
Street Parking Regulations) of the Rialto Municipal Code:

Type of Use Floor Area
(square feet)

Parking Ratio Number of
spaces
required

Office 3,822 1 / 250 16

Storage 3,252 1 / 1,000 4

Maintenance/Repair 7,500 1 / 500 15

Total Required/Total Provided 35/37

Landscaping
The landscape coverage for the project is 10.6 percent, which exceeds the minimum required
amount of 10.0 percent. This includes a thirty-one (31) foot wide landscape setback along Locust
Avenue and planters along the perimeter of the property. A fifteen (15) foot wide landscape planter
will serve as a buffer at the rear of the property. This particular planter will have twenty-four (24) inch
box Italian Cypress trees planted approximately every eight (8) linear feet to provide greater
screening of the yard in addition to the proposed 10-foot block screen wall. All other landscape
planters will feature a mix of fifteen (15) gallon and twenty-four (24) inch box trees every thirty (30)
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planters will feature a mix of fifteen (15) gallon and twenty-four (24) inch box trees every thirty (30)
feet, and an abundant amount of shrubs and ground cover (Exhibit F). The combination of the
Cypress trees, the 10-foot screen wall, and all other planting will prevent noise and light pollution
from spilling over on to the single-family residences to the east of the project site.

Operations
The applicant intends to develop the site for his personal trucking business - Eddie’s Trucking
Company (ETC). ETC specializes in rock hauling from various quarries in the local area. As such,
the operations consist of trucks leaving in the morning and returning at the end of the day’s work in
the afternoon. Monday through Saturday, the trucks will leave the facility between the hours of 2:00
a.m. and 7:00 a.m. The trucks typically arrive back at the facility at approximately 3:00 p.m. Monday
through Friday and at approximately 10:00 a.m. on Saturday. No rock, or any other material, returns
to the facility.

Other operations include maintenance and repair of the trucks and typical office duties. The office
operations will take place from 8:00 a.m. to 5:00 p.m. Monday through Friday and from 8:00 a.m. to
12:00 p.m. on Saturday. The maintenance/repair operations will take place from 7:00 a.m. to 4:00
p.m. Monday through Friday and from 7:00 a.m. to 11:00 a.m. on Saturday. All truck maintenance
and repair will occur within the enclosed building.

Lastly, the business will remain closed every Sunday.

Land Entitlements
The Project located within the Planned Industrial Development (I-PID) zone of the Rialto Airport
Specific Plan. Pursuant to Section 5 Table 8 (Permitted Uses) of the Rialto Airport Specific Plan, the
development of a truck and trailer storage yard, such as the Project, within the I-PID zone requires a
conditional development permit, and the applicant has agreed to apply for a conditional development
permit (“CDP No. 803”).

Development Review Committee
The Development Review Committee (DRC) reviewed CDP No. 803 on February 24, 2016. The
DRC recommended approval of the project subject to the applicant revising the site design and
architecture of the building. The Committee’s revisions included enhanced building articulation and
the incorporation of additional landscape planters. The Committee’s revisions have been
incorporated into the project plans. After Planning Commission review, the project will return to the
Development Review Committee for finalization of all Precise Plan of Design development-related
conditions.

Transportation Commission
Stantec, Inc. prepared a traffic study, dated July 28, 2016, for the project to assess potential impacts
to local streets and intersections (Exhibit G). The Transportation Commission reviewed and
approved the traffic study on October 5, 2016. A total of 450 daily Passenger Car Equivalent (PCE)
trips are anticipated, with 129 AM peak hour trips and 126 PM peak hour trips. The traffic study
determined that the project will not result in any reduction to the level of service of any local streets
and no significant traffic impact will occur with development of the project, however, the study did
identify the need for future improvements to the intersections of Locust Avenue and Bohnert Avenue
and Locust Avenue and Casmalia Street. The project is responsible for “fair-share” payment of
$42,430 towards the cost of those improvements.
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The development of the project will also require the construction of half-width street improvements
along the entire project frontage and the payment of development impact fees related to traffic. All
street improvements, development impact fees, and “fair-share” payments must be paid and/or
completed prior to occupancy.

Fiscal Analysis
Prior to completion of the project, the applicant will be required to pay plan check, permit, and
development impact fees to the City. The applicant will pay approximately $183,000 for those one-
time fees, as shown in the chart below:

Fee Capital Operating Total

Development Impact Fees $160,000 - $160,000
Building Plan Check / Permit Fees - $4,000 $4,000
Planning Fees - $6,000 $6,000
Engineering PlanCheck/Permit Fees - $13,000 $13,000

One Time Fee Revenues $160,000 $23,000 $183,000

Additionally, the project will generate approximately $16,200 in annual recurring revenues to the City
General Fund. The applicant will pay increased property taxes, business license taxes, and utility
taxes on a recurring basis.

Revenue Source Estimated First Year Revenue

Property Taxes $8,200
Utility Taxes $1,000
Business License Tax $7,000

Total Annual Revenues $16,200

Furthermore, the project will generate approximately 65 to 75 jobs. Not only will the project provide
additional employment opportunities for City of Rialto residents, but it will also result in result in
employees spending their discretionary income as they frequent local restaurants, gas stations, and
other local businesses.

Land Use Compatibility
The project is consistent with the Planned Industrial Development (I-PID) zone of the Rialto Airport
Specific Plan and the surrounding land uses. The most sensitive uses near the project site are the
existing single-family residences located to the east of the project site. The proposed project should
not negatively affect the surrounding properties since the Applicant will install landscape buffering
and block wall screening. The project is anticipated to be a benefit to the community and an
improvement to the surrounding area. Aesthetically, the site will be enhanced with new landscaping
and a structure that complies with the City’s Design Guidelines.
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Amended Draft Resolution of Approval
As previously mentioned, on October 26, 2016 the Planning Commission took testimony on
Conditional Development Permit No. 803 from two (2) concerned residents. The Planning
Commission subsequently directed the applicant to revise the project plans and directed staff to
revise the Draft Resolution of Approval to include conditions of approval that would address the
residents’ concerns. As such, the project plans and the Draft Resolution of Approval for Conditional
Development Permit No. 803 (Exhibit H) now incorporate the following conditions of approval:

1. The easternmost row of parking is adjacent to a residential use and shall be restricted from
truck dispatch and operations in accordance with the City’s Noise Ordinance. Trucks parked
in the easternmost row shall not be dispatched or operated before 6:00 a.m. and after 3:00
p.m. six (6) days a week. Trucks parked in all other rows shall not be dispatched or operated
before 2:00 a.m. and after 3:00 p.m. six (6) days a week. The easternmost parking row shall
be striped and signs shall be posted within the yard stating “No dispatch or operations before
6:00 a.m.”.  All drivers shall be notified of this noise restriction in writing.

2. The use shall be limited to the operation, maintenance, and repair of rock quarry related trucks
and trailers only.

3. Trailers shall be stored empty at all times.

4. Trailers shall not be stacked on top of one another at any time.

5. A minimum of one (1) Cupressus Sempervirens “Italian Cypress” tree shall be installed every
eight (8) linear feet within the fifteen (15) foot wide planter along the entire east property line of
the Site. Fifty (50) percent of the trees shall be thirty-six (36) inch box in size and fifty (50)
percent of the trees shall be forty-eight (48) inch box in size. The trees shall be identified on
the formal Landscape Plan submittal prior to the issuance of building permits.

6. One (1) year after the date of approval, the Planning Commission will review the operation to
determine compliance with all conditions of approval of the Conditional Development Permit.
Thereafter, the Planning Commission will review the operation on an annual basis.

GENERAL PLAN CONSISTENCY:

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

Goal 2-16:  Improve the architectural and design quality of development in Rialto.

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

ENVIRONMENTAL IMPACT:

The project is categorically exempt from the requirements of the California Environmental Quality Act
(CEQA) pursuant to Section 15332, In-Fill Development Projects. Class 32 allows for the exemption
of a project that is less than 5.0 acres in size and is surrounded by existing developments. A Notice
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of Exemption form is attached to agenda report (Exhibit I).

PUBLIC NOTICE:

The City mailed public hearing notices for the proposed project to all property owners within 300 feet
of the project site, and published the public hearing notice in the San Bernardino Sun newspaper as
required by State law.

RECOMMENDATION:

It is recommended that the Planning Commission:

· Adopt the attached Resolution (Exhibit H) to approve Conditional Development Permit No. 803 to
allow the development of a truck and trailer storage yard, including the construction of a 14,574
square foot industrial building, subject to the findings and conditions therein.
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TOTAL LOT AREA: 4.8 ACRES =
209,088 S.F.

BUILDING / LOT RATIO:
11,322 / 209,088 (100) = 5.4%

PARKING FOR 61 TRUCKS
AND 37 AUTOMOBILES

N

SCOPE OF WORK
• STORAGE YARD FOR 61 EMPTY QUARRY/CONSTRUCTION

MATERIAL VEHICLES (TRUCK AND TRAILER).
• 7,500 S.F. WAREHOUSE AND MAINTENANCE SHOP
• 3,822 S.F. OFFICE SPACE
• 3,822 S.F. STORAGE UPSTAIRS

LOT AREA: 209,088 S.F. (4.8 ACRES)
BUILDING TOTAL AREA: 11,322 S.F.
COVERAGE RATIO: 11,322/209,088 (100) = 5.4%

NUMBER OF PARKING SPACES REQUIRED:
REPAIR SHOP: 1/500 S.F.= 15
OFFICE: 1/250 S.F. = 16
STORAGE: 1/1,000 S.F. = 4
TOTAL REQUIRED: 35
TOTAL PROVIDED: 37 (INCLUDING TWO HANDICAP ACCESSIBLE,
ONE VAN ACCESSIBLE)
* TRUCK DRIVERS PARK THEIR VEHICLE IN THE TRUCK'S
VACANT SPOT

BUILDING OCCUPANCY & TYPE:
OFFICE: B / V-B
WAREHOUSE/ SHOP: S-1 / I-A
ZONING: RIALTO AIRPORT SPECIFIC PLAN
NUMBER OF EMPLOYEES: N/A
APN: 0239-193-11-0-000

OWNER: EDDIE SOYA
PHONE: 909-714-1351
EMAIL: soya@att.net

APPLICANT:
GUILLERMO CALVILLO
CALVILLO CONSULTING SERVICES
2421 FOOTHILL BLVD. SUITE 3E
LA VERNE, CA 91750
PHONE: 951-990-3705
EMAIL: CalvilloConsultingServices@outlook.com

ELECTRIC: SCE : 1-800-684-8123

WATER & SEWER: RIALTO WATER SERVICES
150 S. PALM AVE. RIALTO, CA 92376  909-820-2546

TRASH: EDCO DISPOSAL
1850 AGUA MANSA RD. RIVERSIDE, CA 92509   909-877-1596

PHONE: AT&T  1-888-507-2253

CABLE: AT&T   1-888-511-1885

SCHOOL DISTRICT: RIALTO UNIFIED SCHOOL DISTRICT
182 E WALNUT AVE. RIALTO, CA 92376  909-820-7700
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TRUCK RESTRICTIONS:

•          TRUCKS PARKED WITHIN THE
EASTERN-MOST ROW SHALL NOT
OPERATE BETWEEN THE HOURS OF
3:00 P.M. AND 6:00 A.M. SEVEN DAYS A
WEEK.

•          TRUCKS PARKED WITHIN ALL
OTHER ROWS SHALL NOT OPERATE
BETWEEN THE HOURS OF 3:00 P.M. AND
2:00 A.M. SEVEN DAYS A WEEK.

•          STORAGE AND USE OF ROCK
QUARRY TRUCKS AND TRAILERS ONLY.

•          ALL TRAILERS TO BE STORED
EMPTY AT ALL TIMES.
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Executive Summary 

This report presents a Traffic Impact Analysis (TIA) for the development of a trucking company 
facility that will provide parking and maintenance areas for a fleet of privately owned building 
material haul trucks and trailers on Locust Avenue in the City of Rialto, in accordance with the 
scoping agreement approved by the City on February 1, 2016 (see Appendix A ). The proposed 
project includes the truck yard and the construction of a maintenance and repair shop building 
with four truck bays and office space. The site provides parking for up to 61 building material 
trucks and 30 automobiles. The TIA has been prepared utilizing methodology outlined in the 
City’s traffic impact study guidelines. 

Stantec prepared a traffic scoping agreement for this project in December 2015. After reviewing 
the initial information about the project, the City determined that a complete TIA report is 
required. Subsequently, an executed scoping agreement was developed with the Department 
of Public Works (DPW) and incorporated comments and corrections from the City’s 
Development Review Committee (DRC). 

The following two existing signalized intersections are evaluated regarding the potential impacts 
on the surrounding circulation system during the AM and PM peak hour.  

• Locust Avenue and Riverside Avenue 

• Locust Avenue and Casmalia Street 

An evaluation of the project’s driveway onto Locust Avenue has also been prepared. The 
analysis in this report is based on traffic conditions for the following scenarios: 

• Existing conditions 

• Existing plus Project conditions 

• Cumulative conditions without Project 

• Cumulative conditions with Project 

The results of the existing and cumulative conditions impact analysis indicate that each 
intersection would operate at level of service (LOS) D or better with inclusion of project traffic. 
The incremental delay due to the project traffic does not exceed the City’s threshold of 
significance for LOS D conditions. Therefore, the proposed project does not result in a significant 
impact at the intersections in the traffic analysis study area.  

The two signalized study intersections were also evaluated using micro-simulation analysis 
(SimTraffic) to evaluate the peak hour movements and queue lengths to determine if the left-
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turn pockets and right-turn pockets can accommodate the addition of cumulative and project 
generated traffic. The queue analysis indicates that the eastbound left-turn pocket and the 
southbound left-turn pocket at the intersection of Locust Avenue and Casmalia Street and the 
northwest left-turn pocket at the Locust Avenue and Riverside Avenue intersection should be 
modified to accommodate the peak left-turn volume under cumulative conditions.  

Based on the City’s guidelines for turn lane requirements, under cumulative conditions the 
intersection of Locust Avenue and Casmalia Street exceeds the acceptable threshold for a 
single left-turn lane, and therefore the addition of a second eastbound left-turn lane is required. 
Also, the addition of a southbound exclusive right turn lane is required. 

 It should, however, be noted that the turn lane requirement identified here is based on 
cumulative conditions and would be required without the project. As such, the project will 
participate in the improvements on a fair-share basis. 

A traffic signal is warranted under Warrant 3, Peak Hour, of the CA MUTCD at Locust Avenue and 
Bohnert Avenue as determined by the traffic study for another nearby project. The City of Rialto 
has therefore recommended that the project should pay a fair share contribution to that signal 
due to its proximity to the project site. 

In total, the project’s fair share contribution for the improvements identified at the two locations 
listed above is approximately $42,430. Based on the findings summarized above, the project is 
determined to not have a significant impact on the level of service (LOS) of the study area 
intersections, but project traffic would contribute to a cumulative need for additional turn lanes. 
Therefore, it is recommended that the project contribute its pro-rata fair-share of the cost for the 
new turn lanes and the traffic signal. 
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1.0 INTRODUCTION  

This report presents the traffic impact analysis for a trucking company facility that will provide 
parking and maintenance areas for a fleet of privately owned building material haul trucks and 
trailers on Locust Avenue in the City of Rialto, California. Figure 1illustrates the location of the 
project site. This report has been prepared in accordance with the scoping agreement 
approved on February 1, 2016 (see Appendix A).  

The proposed project includes an approximately 209,088 square-foot (4.8 acres) truck yard and 
the construction of a maintenance and repair shop. The repair shop building consists of 7,500 
square feet with four truck bays and 3,615 square feet of office space. The project site provides 
parking for 61 building material trucks to be parked on-site overnight and for 30 automobiles 
parking on-site behind a gate which will be open during regular business hours. The 
maintenance and service area is for the business’s privately owned trucks and will not be used 
for outside commercial uses. The site is zoned for Planned Industrial Development and the 
proposed project is consistent with the land use designations under the Rialto Airport Specific 
Plan. Figure 2 illustrates the proposed site plan for the project.  

The project is expected to be completed and operational within a year. This traffic study has 
been prepared to identify potential traffic impacts and to determine appropriate traffic 
mitigation measures utilizing guidelines and requirements recommended by the City of Rialto 
Department of Public Works/City Engineer. 
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2.0 AREA CONDITIONS 

The project is located on the southeast corner of North Locust Avenue and West Lowell Street. 
Locust Avenue is designated as a secondary arterial and is constructed as a two-lane roadway 
at the project frontage. Lowell Street is a two-lane local street with no striping. Figure 3 illustrates 
the existing traffic controls and intersection geometry. 

Existing conditions AM and PM peak period weekday traffic counts were collected in late March 
2016 at the following two signalized intersections located north and south of the project, 
respectively: 

• Locust Avenue and Riverside Avenue 
• Locust Avenue and Casmalia Street 

Figure 4 illustrates the AM and PM peak hour volumes during existing conditions at each study 
area intersection. The 24-hour midblock average daily traffic (ADT) volume was also collected at 
two locations on Locust Avenue, north and south of the project site. The count data sheets can 
be found in the Appendix B. To evaluate access to the project site and the the potential 
impacts on the surrounding circulation system, a Synchro and SimTraffic simulation model was 
prepared for the study locations. 

Figure 5 depicts the General Plan Circulation Element in the project vicinity.  

A LOS evaluation of the study area intersections for existing conditions indicates that the 
intersections would operate at an acceptable LOS C or better with a maximum average of 23 
seconds of delay per vehicle. The LOS and delay for the two signalized intersections based on 
existing peak hour volumes and existing lane configurations are summarized in Table 1. Synchro 
worksheets can be found in the Appendix C. 

Table 1 LOS & Delay Summary – Existing Conditions 

Location 

AM PM 

LOS 
Delay 
(sec) LOS 

Delay 
(sec) 

Locust Ave and Casmalia St B 17.6  C 22.9  

Locust Ave and Riverside Ave B 14.1  B 14.7  
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3.0 PROJECTED FUTURE TRAFFIC 

3.1 PROJECT TRAFFIC AND PROJECT PHASING 

3.1.1 Trip Generation 

This traffic study has been prepared utilizing methodology outlined in the City of Rialto’s traffic 
impact study guidelines. Trip generation estimates are used as described in the approved 
scoping agreement for the proposed project, which were prepared using standardized Institute 
of Transportation Engineers (ITE) trip generation rates and with truck volumes adjusted to 
passenger car equivalents (PCE). The approved scoping agreement can be found in the 
Appendix A. Table 2 shows the Trip Generation and PCE calculations. 

Table 2 Trip Generation and PCE Calculations 

Trip Generation – Total Vehicles     
  In Out Total 
AM Trips 30*  31** 61 
PM Trips 31** 27*  58 
* ITE Trip Rate utilized for AM inbound and PM outbound - General Light Industrial (110) 
** 50% of total trucks assumed to leave site in AM peak hour, and arrive at site in PM peak 
hour. 
Trip Generation: Passenger Cars Only   
  In Out Total 
AM Trips 27* 0 27 
PM Trips 0 24* 24 
* Passenger cars are assumed to make 90% of AM inbound and PM outbound trips. 
Trip Generation: Trucks Only   
  In Out Total 
AM Trips 3** 31* 34 
PM Trips 31* 3** 34 
* AM outbound trips and PM inbound trips are assumed to be truck traffic only. 
** Trucks are assumed to make 10% of AM inbound and PM outbound trips. 
Trip Generation: Trucks with PCE factor (4 - axle trucks = 3 PCE) 
  In Out Total 
AM Trips 9 93 102 
PM Trips 93 9 102 
Trip Generation: TOTAL PCE   
  In Out Total 
AM Trips 36 93 129 
PM Trips 93 33 126 
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As shown in Table 2 above, the project is expected to generate PCE volumes of approximately 
129 trips during the AM peak hour (93 trips outbound), and 126 trips during the PM peak hour (93 
trips inbound). The project is also estimated to generate a total of 450 average daily trips (ADT). 
The following assumptions are incorporated in the trip generation estimates listed above:  50 
percent of total trucks are assumed to leave the site during the AM peak hour, and 50 percent 
are assumed to arrive back at the site in the PM peak hour. Approximately 90 percent of the AM 
inbound trips as well as the PM outbound trips are assumed to be passenger cars. A PCE factor 
of 3.0 is used for these 4-axle trucks.  

3.1.2 Trip Distribution and Assignment 

Trip distribution for the project has been applied as described in the approved scoping 
agreement (see Appendix A). Figure 6 shows the project trip distribution percentages and Figure 
7 shows the project generated volumes (PCE) during the AM and PM peak hours. There is a 
quarry located on Riverside Avenue approximately one mile north of the project site which 
currently is being used by the project as the primary location for picking up materials. Since the 
project’s trucks are currently using Locust Avenue to access the quarry in the AM peak hour, 
there will be negligible change to traffic volumes in the AM peak hour when the project 
relocates to the proposed site. However, to address the potential for future changes to delivery 
patterns, this traffic study is based on a generalized distribution of project traffic. 
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3.2 EXISTING TRAFFIC PLUS PROJECT TRAFFIC ANALYSIS 

The project trips were added to the existing traffic volumes and the resulting volumes can be 
seen in Figure 8. The project is expected to be completed within a year and so ambient growth 
isn’t considered for this analysis scenario.  

The City of Rialto defines a significant impact at an intersection if the addition of project traffic 
causes the intersection LOS to fall below LOS D, or where the peak hour delay increases as 
follows: 

 LOS A/B - by 10.0 seconds 
 LOS C - by 8.0 seconds 
 LOS D - by 5.0 seconds 
 LOS E - by 2.0 seconds 
 LOS F - by 1.0 seconds 

 
The LOS and delay for the two signalized intersections and the project driveway are summarized 
for existing plus project conditions in Table 3, which shows that the intersections will continue to 
operate at an acceptable LOS C or better. The project’s incremental change to the average 
delay is less than two seconds per vehicle, which is not considered a significant impact at LOS B 
or C. 

Table 3 LOS & Delay Summary – Existing plus Project Conditions 

  Existing Conditions Existing plus Project Conditions

Location 

AM PM AM PM 

LOS 
Delay
(sec) LOS 

Delay
(sec) LOS 

Delay 
(sec) LOS 

Delay
(sec) 

Signalized                 
Locust Ave and Casmalia St B 17.6 C 22.9 B 19.1 C 23.6 

Locust Ave and Riverside Ave B 14.1 B 14.7 B 14.9 B 15.0 
Unsignalized                 

Locust Ave and Project Driveway - - - - B 11.3 B 12.3 
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3.3 CUMULATIVE CONDITIONS ANALYSIS 

For a cumulative conditions analysis, the cumulative project peak hour traffic volumes, which is 
the traffic generated by the other approved or pending projects in the study area, are identified 
and added to the existing traffic volumes.  

There are multiple approved or proposed projects in the project vicinity which would add peak 
hour traffic to the study intersections. A listing of the projects considered for this analysis is 
provided in Table 4. The cumulative project traffic volume information is a combination of data 
provided to Stantec by Kimley-Horn and additional estimates prepared specifically for use in this 
study.  

Table 4 Related Projects Summary  

Project # Land Use 
1 Golden Springs 
2 I-210 Logistic III 
3 I-210 Logistic II 
4 Niagara Bottling 
5 Medline Industries 
6 CapRock I - Casmalia/Linden 
7 CapRock II - Locust/Bohnert 
8 Sater Bros 
9 Shaw Development Warehouse 

10 Lytle Creek SP 
11 Emaar Enterprise Homes 
12 B+B Plastics 
13 Pusan Pipe Manufacturing 
14 Rialto 42 DCT Warehousing 
15 Rialto Walmart 
16 Prologis (Locust at Stonehurst) 
17 Prologis (Tamarind at Walnut) 
18 SOLO Cup Building 
19 Renaissance Marketplace 
20 I-210 Logistics IV 
21 I-210 Logistics V 
22 Shopping Center/Condo/SF Detached Housing 
23 I-210 Gateway Center 
24 Monster Warehouse 
25 Industrial 
26 ARCO expansion 
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Figure 9 shows a map of the approximate locations of the related projects. Figure 10 illustrates 
the project trips from the cumulative projects for the AM and PM peak hours.  

Figure 11 shows the AM and PM peak hour volumes for cumulative conditions without the 
proposed project. The LOS and delay for the two signalized study intersections are summarized in 
Table 5, which shows that the intersections would operate at an acceptable LOS D or better, 
with a maximum delay of 42.0 seconds per vehicle, under cumulative conditions without project. 

Table 5 LOS & Delay Summary – Cumulative Conditions without Project 

Location 

AM PM 

LOS 
Delay 
(sec) LOS 

Delay 
(sec) 

Signalized         

Locust Ave and Casmalia St C 33.3  D 42.0  

Locust Ave and Riverside Ave B 14.9  B 15.8  
 

Figure 12 shows the AM and PM peak hour volumes for cumulative conditions with addition of 
project generated traffic. The LOS and delay estimates for the two signalized intersections and 
for the project driveway are summarized in Table 6, which shows that the intersections would 
operate at an acceptable LOS D or better. The project’s incremental change to the average 
delay is less than five seconds per vehicle, which is not considered a significant impact at these 
levels of service based on the City’s LOS Standards. 

Table 6 LOS & Delay Summary – Cumulative Conditions with Project 

Location 

Cumulative without Project 
Conditions Cumulative with Project Conditions

AM PM AM PM 

LOS 
Delay 
(sec) LOS 

Delay 
(sec) LOS 

Delay 
(sec) LOS 

Delay 
(sec) 

Signalized                 

Locust Ave and Casmalia St C 33.3 D  42.0 C 34.9 D  46.4 

Locust Ave and Riverside Ave B 14.9 B 15.8 B 15.2 B  15.6 
Unsignalized                 

Locust Ave and Project Driveway - - - - C 16.8 C  17.6 
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3.4 QUEUE LENGTH ANALYSIS 

The two signalized study intersections were also evaluated using micro-simulation analysis 
(SimTraffic) to evaluate the peak hour movements and queue lengths to determine if the 
left-turn pockets and right-turn pockets can accommodate the addition of cumulative and 
project generated traffic. 

The queue summary of the turn movements for the study intersections are shown in Table 7 for 
existing conditions and in Table 8 for cumulative conditions.  

Table 7 Queue Summary – Existing Conditions without and with Project 

Location 
Turn  

Movement 

Storage 
Bay Dist 

(ft) 

95th Percentile Queue (ft) 

Existing Conditions 
Existing plus Project 

Conditions 
AM PM AM PM 

Locust Ave 
and  
Casmalia St 

EB Left 280* 123 171 128 183 

WB Left 210 15 16 14 10 

NB Left 250 26 39 22 33 

SB Left 175 49 89 78 100 
Locust Ave 
and  
Riverside Ave 

NB Left 200 13 42 50 47 

NW Left 125 66 84 88 102 
 
*Note: The existing eastbound left-turn pocket on Casmalia Street is not striped for the full length of the 
pocket. The existing centerline striping would allow for a 280-foot pocket. 

 

Table 8 Queue Summary – Cumulative Conditions without and with Project 

Location 
Turn  

Movement 

Storage
 Bay Dist 

(ft) 

95th Percentile Queue (ft) 

Cumulative without Project Cumulative with Project 
AM PM AM PM 

Locust Ave 
and  
Casmalia St 

EB Left 280*  282  309  292  344 

WB Left 210  115  77  140  68 

NB Left 250  26  48  27  49 

SB Left 175  84  192  123  223 
Locust Ave 
and  
Riverside Ave 

NB Left 200  106  110  103  110 

NW Left 125  112  109  103 133 
 
*Note: The existing eastbound left-turn pocket on Casmalia Street is not striped for the full length of the 
pocket. The existing centerline striping would allow for a 280-foot pocket. 
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Under existing plus project conditions, none of the turn queues are forecast to exceed the 
available storage length based on 95th percentile queue lengths. However, under cumulative 
conditions, the following three turn pockets are forecast to experience queues that exceed the 
available storage length: 

• Casmalia Street at Locust Avenue - eastbound left turn (AM and PM peak hour) 

• Locust Avenue at Casmalia Street - southbound left turn (PM peak hour) 

• Riverside Avenue at Locust Avenue - northwest left turn (PM peak hour) 

A review of aerial photography suggests that restriping the Locust Avenue/Casmalia Street 
intersection turn pockets to lengthen the eastbound left-turn pocket to approximately 310 feet 
and to lengthen the southbound left-turn pocket to approximately 200 feet would be feasible. 
Similarly, restriping the Locust Avenue/Riverside Avenue intersection north-westbound left-turn 
pocket to approximately 140 feet would be feasible. New information provided shows that the 
West Coast Pipe proposes to expand their manufacturing plant and intends to create a left-turn 
pocket from the existing southbound left-turn lane to their driveway, which serves as the new 
truck entrance, in order to provide a protected left-turn movement into their site. It will also 
construct a median island on Casmalia Street according to Renaissance Specific Plan 
requirements for Casmalia Street to have a 12-foot raised median. Therefore, it is not feasible to 
lengthen the southbound left turn-lane at the Locust Avenue/Casmalia Street intersection. 

Based on the City of Rialto Traffic Impact Report guidelines, dual left-turn lanes are required if 
the peak hour volume exceeds 200, and an exclusive right turn lane is required if the peak hour 
right-turn volume exceeds 350.  

For the intersection of Locust Avenue and Casmalia Street, under Cumulative conditions with 
project, the eastbound left turn volume exceeds 200 during both AM and PM peak hour and the 
southbound right turn volume exceeds 350 during PM peak hour meeting the requirements for a 
dual left turn lane and exclusive right turn lane, respectively.  

It should, however, be noted that the turn lane requirement identified here is based on 
cumulative conditions and would be required without the project. As such, the project will 
participate in the improvements on a fair-share basis.    

Additionally, a traffic signal is warranted under Warrant 3, Peak Hour, of the CA MUTCD at Locust 
Avenue and Bohnert Avenue as determined by the traffic study for another nearby project. The 
City of Rialto has therefore recommended that the project should pay a fair share contribution 
to that signal due to its proximity to the project site. 

Based on the findings summarized above, project traffic would contribute to a cumulative need 
for additional turn lanes. Therefore, it is recommended that the project contribute its pro-rata 
fair-share of the cost for the new turn lanes at Casmalia Street and the traffic signal at Bohnert 
Avenue. 
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The estimated cost provided for adding a second eastbound left-turn lane for Casmalia Street at 
Locust Avenue is $72,898, the addition of exclusive southbound right-turn lane can be done by 
restriping and is estimated to be $3,500. The cost of the Locust Avenue and Bohnert Street traffic 
signal is estimated at $250,000.  

Based on the fair share percentages shown in Table 9, approximately 13 percent of the 
estimated cost is to be contributed by the project to the improvements at Locust 
Avenue/Casmalia Street intersection improvements and Locust Avenue/Bohnert Street traffic 
signal. 

Table 9  Fair Share Percentage 

  Locust & Bohnert Locust & Casmalia 
  AM PM AM PM 
Project Trips 78 76 78 76 
Total Volume Increase 535 552 535 552 
Fair share (%) 13% 12% 13% 12% 
Improvement Cost ($) $250,000 $76,398 
Fair share ($) $32,500 $9,930 

  
In total, the project’s fair share contribution for the improvements identified at the two locations 
listed above is approximately $42,430.  
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4.0 FINDINGS AND RECOMMENDATIONS 

The proposed project consists of a trucking company facility that will provide parking, 
maintenance, and repair services for a fleet of privately owned building material haul trucks and 
trailer storage. The project would provide parking for 61 building material trucks and 30 
automobiles. The project is expected to generate approximately 129 trips (PCE) during the AM 
peak hour (93 trips outbound), and 126 trips (PCE) occurring during the PM peak hour (93 trips 
inbound). The project is expected to be completed within a year.  

The two study area intersections are currently signalized and operate at an LOS of C or better. 
The addition of traffic from the proposed project has been found to have no significant impact 
on the study intersections under existing conditions. Traffic from the proposed project combined 
with traffic from other cumulative projects would likewise add peak hour traffic to these 
intersections; however, the intersections would still continue to operate at an acceptable LOS D 
or better and within an acceptable range of increases to peak hour delay. Based on these 
findings, the project has been determined to have a less than significant impact on the 
intersection LOS. 

The two signalized study intersections were also evaluated using micro-simulation analysis 
(SimTraffic) to evaluate the peak hour movements and queue lengths to determine if the 
left-turn pockets and right-turn pockets can accommodate the addition of cumulative and 
project generated traffic. The queue analysis indicates that the eastbound left-turn pocket and 
the southbound left-turn pocket at the intersection of Locust Avenue and Casmalia Street and 
the northwest left-turn pocket at the Locust Avenue and Riverside Avenue intersection 
experience queues that exceed available storage length under cumulative conditions.  

Based on the City of Rialto Traffic Impact Report guidelines, dual left-turn lanes are required if 
the peak hour left-turn volume exceeds 200 vehicles and requires an exclusive right turn lane if 
the peak hour right-turn volume exceeds 350 vehicles.  

Following the guidelines, the intersection of Locust Avenue and Casmalia Street meets the 
requirement for eastbound dual left-turn lanes and a southbound exclusive right-turn lane. 

Another local Traffic Impact Analysis has identified that a signal is warranted under Warrant 3, 
Peak Hour of CA MUTCD at Locust Avenue and Bohnert Avenue which is south of the proposed 
project. The City of Rialto based on their policy recommended that the project should pay a fair 
share contribution to that signal.  

In total, the project’s fair share contribution for the improvements identified at the two locations 
listed above is approximately $42,430. Based on the findings summarized above, the project is 
determined to have no significant impact on the LOS at the study area intersections, but project 
traffic would contribute to a cumulative need for turn lanes. To alleviate the project’s impact, it 
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is recommended that the project contribute its pro-rata fair-share of the cost for the new turn 
lanes at Casmalia Street and the traffic signal at Bohnert Avenue. 
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File Name : H1603023
Site Code : 00000000
Start Date : 3/23/2016
Page No : 1

City:  RIALTO
N-S- Direction:  LOCUST AVENUE
E-W Direction:  RIVERSIDE AVENUE

Groups Printed- Turning Movements
DEAD END
Southbound

RIVERSIDE AVENUE
Westbound

LOCUST AVENUE
Northbound

RIVERSIDE AVENUE
Eastbound

Start Time Right Thru Left Right Thru Left Right Thru Left Right Thru Left Int. Total
07:00 0 0 0 0 35 10 11 0 3 6 58 0 123
07:15 0 0 0 0 35 13 13 0 3 10 68 0 142
07:30 0 0 0 0 35 9 24 0 6 8 77 0 159
07:45 0 0 0 0 39 11 13 0 3 10 72 0 148
Total 0 0 0 0 144 43 61 0 15 34 275 0 572

08:00 0 0 0 0 31 17 10 0 1 4 54 0 117
08:15 0 0 0 0 24 8 22 0 1 3 50 0 108
08:30 0 0 0 0 43 13 19 0 3 3 59 0 140
08:45 0 0 0 0 32 7 10 0 2 3 58 0 112
Total 0 0 0 0 130 45 61 0 7 13 221 0 477

16:00 0 0 0 0 92 17 9 0 8 5 67 0 198
16:15 0 0 0 0 77 15 18 0 5 5 74 0 194
16:30 0 0 0 0 87 16 14 0 8 3 90 0 218
16:45 0 0 0 0 71 12 23 0 2 4 95 0 207
Total 0 0 0 0 327 60 64 0 23 17 326 0 817

17:00 0 0 0 0 92 19 17 0 11 4 83 0 226
17:15 0 0 0 0 87 18 11 0 7 5 88 0 216
17:30 0 0 0 0 79 9 14 0 12 7 95 0 216
17:45 0 0 0 0 77 16 11 0 7 6 83 0 200
Total 0 0 0 0 335 62 53 0 37 22 349 0 858

Grand Total 0 0 0 0 936 210 239 0 82 86 1171 0 2724
Apprch % 0 0 0 0 81.7 18.3 74.5 0 25.5 6.8 93.2 0  

Total % 0 0 0 0 34.4 7.7 8.8 0 3 3.2 43 0

Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780
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File Name : H1603023
Site Code : 00000000
Start Date : 3/23/2016
Page No : 2

DEAD END
Southbound

RIVERSIDE AVENUE
Westbound

LOCUST AVENUE
Northbound

RIVERSIDE AVENUE
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 07:00 to 08:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:00

07:00 0 0 0 0 0 35 10 45 11 0 3 14 6 58 0 64 123
07:15 0 0 0 0 0 35 13 48 13 0 3 16 10 68 0 78 142
07:30 0 0 0 0 0 35 9 44 24 0 6 30 8 77 0 85 159
07:45 0 0 0 0 0 39 11 50 13 0 3 16 10 72 0 82 148

Total Volume 0 0 0 0 0 144 43 187 61 0 15 76 34 275 0 309 572
% App. Total 0 0 0  0 77 23  80.3 0 19.7  11 89 0   

PHF .000 .000 .000 .000 .000 .923 .827 .935 .635 .000 .625 .633 .850 .893 .000 .909 .899
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File Name : H1603023
Site Code : 00000000
Start Date : 3/23/2016
Page No : 3

DEAD END
Southbound

RIVERSIDE AVENUE
Westbound

LOCUST AVENUE
Northbound

RIVERSIDE AVENUE
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 16:00 to 17:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 16:30

16:30 0 0 0 0 0 87 16 103 14 0 8 22 3 90 0 93 218
16:45 0 0 0 0 0 71 12 83 23 0 2 25 4 95 0 99 207
17:00 0 0 0 0 0 92 19 111 17 0 11 28 4 83 0 87 226
17:15 0 0 0 0 0 87 18 105 11 0 7 18 5 88 0 93 216

Total Volume 0 0 0 0 0 337 65 402 65 0 28 93 16 356 0 372 867
% App. Total 0 0 0  0 83.8 16.2  69.9 0 30.1  4.3 95.7 0   

PHF .000 .000 .000 .000 .000 .916 .855 .905 .707 .000 .636 .830 .800 .937 .000 .939 .959

 DEAD END 

 R
IV

E
R

S
ID

E
 A

V
E

N
U

E
  R

IV
E

R
S

ID
E

 A
V

E
N

U
E

 

 LOCUST AVENUE 

Right
0 

Thru
0 

Left
0 

InOut Total
0 0 0 

R
ig

h
t0
 

T
h
ru

3
3
7
 

L
e
ft6
5
 

O
u
t

T
o
ta

l
In

4
2
1
 

4
0
2
 

8
2
3
 

Left
28 

Thru
0 

Right
65 

Out TotalIn
81 93 174 

L
e
ft
0
 

T
h
ru3
5
6
 

R
ig

h
t

1
6
 

T
o
ta

l
O

u
t

In
3
6
5
 

3
7
2
 

7
3
7
 

Peak Hour Begins at 16:30
 
Turning Movements

Peak Hour Data

North

Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780

B.4



File Name : H1603024
Site Code : 00000000
Start Date : 3/23/2016
Page No : 1

City:  RIALTO
N-S- Direction:  LOCUST AVENUE
E-W Direction:  CASMALIA STREET

Groups Printed- Turning Movements
LOCUST AVENUE

Southbound
CASMALIA STREET

Westbound
LOCUST AVENUE

Northbound
CASMALIA STREET

Eastbound
Start Time Right Thru Left Right Thru Left Right Thru Left Right Thru Left Int. Total

07:00 45 10 8 9 23 1 0 6 1 1 13 27 144
07:15 49 24 8 14 12 1 0 5 2 1 11 14 141
07:30 40 17 4 9 20 0 1 9 1 1 8 32 142
07:45 41 29 4 21 11 2 0 13 1 2 11 33 168
Total 175 80 24 53 66 4 1 33 5 5 43 106 595

08:00 38 10 7 16 13 0 0 11 1 0 15 49 160
08:15 30 20 6 11 16 1 0 10 1 0 5 21 121
08:30 46 9 4 4 19 0 1 16 0 0 14 26 139
08:45 28 19 3 8 18 1 0 7 0 1 9 24 118
Total 142 58 20 39 66 2 1 44 2 1 43 120 538

16:00 51 44 16 12 11 1 0 34 6 6 43 65 289
16:15 35 26 6 18 22 1 0 20 2 1 37 54 222
16:30 58 43 15 7 20 0 2 12 5 2 36 48 248
16:45 38 22 13 5 19 0 0 18 0 3 38 49 205
Total 182 135 50 42 72 2 2 84 13 12 154 216 964

17:00 46 38 14 6 16 0 2 14 0 0 32 45 213
17:15 47 23 11 8 20 1 1 16 0 4 37 41 209
17:30 45 19 9 6 27 0 1 23 0 4 42 58 234
17:45 31 23 7 6 21 0 1 18 2 0 32 41 182
Total 169 103 41 26 84 1 5 71 2 8 143 185 838

Grand Total 668 376 135 160 288 9 9 232 22 26 383 627 2935
Apprch % 56.7 31.9 11.5 35 63 2 3.4 88.2 8.4 2.5 37 60.5  

Total % 22.8 12.8 4.6 5.5 9.8 0.3 0.3 7.9 0.7 0.9 13 21.4

Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780
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File Name : H1603024
Site Code : 00000000
Start Date : 3/23/2016
Page No : 2

LOCUST AVENUE
Southbound

CASMALIA STREET
Westbound

LOCUST AVENUE
Northbound

CASMALIA STREET
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 07:00 to 08:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:15

07:15 49 24 8 81 14 12 1 27 0 5 2 7 1 11 14 26 141
07:30 40 17 4 61 9 20 0 29 1 9 1 11 1 8 32 41 142
07:45 41 29 4 74 21 11 2 34 0 13 1 14 2 11 33 46 168
08:00 38 10 7 55 16 13 0 29 0 11 1 12 0 15 49 64 160

Total Volume 168 80 23 271 60 56 3 119 1 38 5 44 4 45 128 177 611
% App. Total 62 29.5 8.5  50.4 47.1 2.5  2.3 86.4 11.4  2.3 25.4 72.3   

PHF .857 .690 .719 .836 .714 .700 .375 .875 .250 .731 .625 .786 .500 .750 .653 .691 .909
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File Name : H1603024
Site Code : 00000000
Start Date : 3/23/2016
Page No : 3

LOCUST AVENUE
Southbound

CASMALIA STREET
Westbound

LOCUST AVENUE
Northbound

CASMALIA STREET
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 16:00 to 17:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 16:00

16:00 51 44 16 111 12 11 1 24 0 34 6 40 6 43 65 114 289
16:15 35 26 6 67 18 22 1 41 0 20 2 22 1 37 54 92 222
16:30 58 43 15 116 7 20 0 27 2 12 5 19 2 36 48 86 248
16:45 38 22 13 73 5 19 0 24 0 18 0 18 3 38 49 90 205

Total Volume 182 135 50 367 42 72 2 116 2 84 13 99 12 154 216 382 964
% App. Total 49.6 36.8 13.6  36.2 62.1 1.7  2 84.8 13.1  3.1 40.3 56.5   

PHF .784 .767 .781 .791 .583 .818 .500 .707 .250 .618 .542 .619 .500 .895 .831 .838 .834
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Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780

RIALTOSite:: N. LOCUST AVENUELocation

Date:: S/O WEST COAST BOULEVARDSegment 03/24/16

: STANTECClient

Interval Combined     Day:SB NB Thursday
Begin PMAMPMAMPMAM

12:00 84 54 168 9 27 32 155 111 32360 8669
12:15 50 8 506 10014
12:30 24 4 358 5912
12:45 40 6 3810 7816
01:00 23 36 154 7 25 43 172 48 3269 7916
01:15 50 4 404 908
01:30 34 8 394 7312
01:45 34 6 506 8412
02:00 25 40 190 2 28 42 227 53 4176 828
02:15 34 10 393 7313
02:30 76 8 7210 14818
02:45 40 8 746 11414
03:00 118 40 184 6 21 63 252 139 43669 10375
03:15 44 6 5422 9828
03:30 61 1 5312 11413
03:45 39 8 8215 12123
04:00 109 53 222 1 31 94 257 140 47918 14719
04:15 35 5 7822 11327
04:30 85 10 4437 12947
04:45 49 15 4132 9047
05:00 118 34 158 18 156 55 223 274 38127 8945
05:15 44 36 5034 9470
05:30 43 54 7620 11974
05:45 37 48 4237 7985
06:00 157 32 163 14 71 40 180 228 34329 7243
06:15 44 20 4833 9253
06:30 48 22 5651 10473
06:45 39 15 3644 7559
07:00 186 32 116 20 97 42 187 283 30340 7460
07:15 25 16 4050 6566
07:30 22 24 4244 6468
07:45 37 37 6352 10089
08:00 142 23 84 40 100 40 133 242 21745 6385
08:15 32 18 3138 6356
08:30 19 24 3233 5157
08:45 10 18 3026 4044
09:00 135 18 102 22 90 25 115 225 21729 4351
09:15 32 22 2452 5674
09:30 28 16 3630 6446
09:45 24 30 3024 5454
10:00 176 22 55 23 130 12 65 306 12038 3461
10:15 16 33 2142 3775
10:30 8 42 1854 2696
10:45 9 32 1442 2374
11:00 194 11 34 30 136 11 38 330 7244 2274
11:15 9 40 944 1884
11:30 10 36 859 1895
11:45 4 30 1047 1477

Totals 1,467 1,630 912 2,004 2,379 3,634
Split% 44.9 38.3 55.161.7

Day Totals 2,916 6,0133,097
Day Splits 51.5 48.5

Peak Hour 11:00 04:00 05:00 03:30 11:00 03:45

Volume 194 222 156 307 330 510
Factor 0.82 0.65 0.72 0.82 0.87 0.87

Printed : 3/25/2016Data File : D1603025*
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Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780

RIALTOSite:: N. LOCUST AVENUELocation

Date:: N/O W. LOWELL STREETSegment 03/24/16

: STANTECClient

Interval Combined     Day:NB SB Thursday
Begin PMAMPMAMPMAM

12:00 27 36 168 57 81 56 183 108 3519 9266
12:15 52 8 528 10416
12:30 42 8 314 7312
12:45 38 8 446 8214
01:00 25 44 192 9 22 44 167 47 3597 8816
01:15 48 4 454 938
01:30 44 3 428 8611
01:45 56 6 366 9212
02:00 28 44 235 5 25 42 196 53 4312 867
02:15 44 4 3810 8214
02:30 73 12 728 14520
02:45 74 4 448 11812
03:00 26 64 253 66 114 46 208 140 4616 11072
03:15 60 26 486 10832
03:30 53 12 762 12914
03:45 76 10 3812 11422
04:00 30 100 273 16 117 60 237 147 5101 16017
04:15 80 24 385 11829
04:30 51 39 8410 13549
04:45 42 38 5514 9752
05:00 172 55 231 24 107 37 164 279 39520 9244
05:15 52 30 4044 9274
05:30 78 19 4356 12175
05:45 46 34 4452 9086
06:00 100 44 188 24 146 38 182 246 37019 8243
06:15 50 32 5024 10056
06:30 56 44 4826 10470
06:45 38 46 4631 8477
07:00 119 40 194 36 182 36 115 301 30929 7665
07:15 42 52 2418 6670
07:30 45 42 2430 6972
07:45 67 52 3142 9894
08:00 83 40 130 34 153 26 92 236 22212 6646
08:15 31 52 3024 6176
08:30 29 36 2227 5163
08:45 30 31 1420 4451
09:00 98 26 114 30 136 14 105 234 21926 4056
09:15 25 50 3826 6376
09:30 36 30 2816 6446
09:45 27 26 2530 5256
10:00 146 15 69 46 188 21 58 334 12722 3668
10:15 19 42 2040 3982
10:30 20 52 849 28101
10:45 15 48 935 2483
11:00 153 11 41 49 205 12 37 358 7832 2381
11:15 12 42 745 1987
11:30 8 62 1240 20102
11:45 10 52 636 1688

Totals 1,007 2,088 1,476 1,744 2,483 3,832
Split% 54.5 59.4 45.540.6

Day Totals 3,220 6,3153,095
Day Splits 49.0 51.0

Peak Hour 05:00 03:30 11:00 04:00 11:00 03:45

Volume 172 309 205 237 358 527
Factor 0.77 0.77 0.83 0.71 0.88 0.82

Printed : 3/25/2016Data File : D1603026*
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 128 45 4 3 56 60 5 38 1 23 80 168
Future Volume (vph) 128 45 4 3 56 60 5 38 1 23 80 168
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.923 0.996 0.898
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1594 0 1641 3269 0 1641 1551 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1594 0 1641 3269 0 1641 1551 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 62 1 134
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 139 49 4 3 61 65 5 41 1 25 87 183
Shared Lane Traffic (%)
Lane Group Flow (vph) 139 53 0 3 126 0 5 42 0 25 270 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 19.0 32.0 10.0 23.0 10.0 27.8 10.2 28.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 23.8% 40.0% 12.5% 28.8% 12.5% 34.8% 12.8% 35.0%
Maximum Green (s) 14.5 27.5 5.5 18.5 5.5 23.3 5.7 23.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 10.3 18.7 5.7 8.3 5.7 29.7 5.9 31.5
Actuated g/C Ratio 0.18 0.32 0.10 0.14 0.10 0.51 0.10 0.54
v/c Ratio 0.49 0.10 0.02 0.45 0.03 0.03 0.15 0.30
Control Delay 30.5 14.9 30.7 20.7 30.8 14.8 32.0 8.7
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 30.5 14.9 30.7 20.7 30.8 14.8 32.0 8.7
LOS C B C C C B C A
Approach Delay 26.2 20.9 16.5 10.7
Approach LOS C C B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 58.7
Natural Cycle: 65
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.49
Intersection Signal Delay: 17.6 Intersection LOS: B
Intersection Capacity Utilization 35.8% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 15 61 275 34 43 144
Future Volume (vph) 15 61 275 34 43 144
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.983
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3226 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3226 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 66 18
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 16 66 299 37 47 157
Shared Lane Traffic (%)
Lane Group Flow (vph) 16 66 336 0 47 157
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 30.0 30.0 32.0 18.0 50.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 37.5% 37.5% 40.0% 22.5% 62.5%
Maximum Green (s) 25.5 25.5 27.5 13.5 45.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 25.7 25.7 27.8 7.5 35.2
Actuated g/C Ratio 0.37 0.37 0.40 0.11 0.50
v/c Ratio 0.03 0.11 0.26 0.27 0.10
Control Delay 17.1 5.8 15.3 34.0 8.8
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 17.1 5.8 15.3 34.0 8.8
LOS B A B C A
Approach Delay 8.0 15.3 14.6
Approach LOS A B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 70
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.27
Intersection Signal Delay: 14.1 Intersection LOS: B
Intersection Capacity Utilization 28.3% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 216 154 12 2 72 42 13 84 2 50 135 182
Future Volume (vph) 216 154 12 2 72 42 13 84 2 50 135 182
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.944 0.997 0.914
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1631 0 1641 3272 0 1641 1579 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1631 0 1641 3272 0 1641 1579 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 6 34 2 84
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 235 167 13 2 78 46 14 91 2 54 147 198
Shared Lane Traffic (%)
Lane Group Flow (vph) 235 180 0 2 124 0 14 93 0 54 345 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 21.0 34.0 9.5 22.5 9.5 24.9 11.6 27.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 26.3% 42.5% 11.9% 28.1% 11.9% 31.1% 14.5% 33.8%
Maximum Green (s) 16.5 29.5 5.0 18.0 5.0 20.4 7.1 22.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 13.5 22.8 5.3 9.3 5.3 22.9 6.9 27.3
Actuated g/C Ratio 0.21 0.36 0.08 0.15 0.08 0.36 0.11 0.43
v/c Ratio 0.67 0.29 0.01 0.46 0.10 0.08 0.30 0.47
Control Delay 35.5 15.9 33.0 27.0 34.5 18.8 35.4 15.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 35.5 15.9 33.0 27.0 34.5 18.8 35.4 15.1
LOS D B C C C B D B
Approach Delay 27.0 27.1 20.8 17.9
Approach LOS C C C B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 62.8
Natural Cycle: 70
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.67
Intersection Signal Delay: 22.9 Intersection LOS: C
Intersection Capacity Utilization 44.4% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 28 65 356 16 65 337
Future Volume (vph) 28 65 356 16 65 337
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.994
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3262 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3262 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 71 6
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 30 71 387 17 71 366
Shared Lane Traffic (%)
Lane Group Flow (vph) 30 71 404 0 71 366
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 29.0 29.0 31.0 20.0 51.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 36.3% 36.3% 38.8% 25.0% 63.8%
Maximum Green (s) 24.5 24.5 26.5 15.5 46.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.7 24.7 26.7 8.5 37.3
Actuated g/C Ratio 0.35 0.35 0.38 0.12 0.52
v/c Ratio 0.05 0.13 0.33 0.36 0.21
Control Delay 17.7 5.8 17.5 35.0 9.1
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 17.7 5.8 17.5 35.0 9.1
LOS B A B D A
Approach Delay 9.3 17.5 13.3
Approach LOS A B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 71.1
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.36
Intersection Signal Delay: 14.7 Intersection LOS: B
Intersection Capacity Utilization 29.9% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 135 45 4 3 56 67 5 46 1 42 98 187
Future Volume (vph) 135 45 4 3 56 67 5 46 1 42 98 187
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.918 0.997 0.902
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1586 0 1641 3272 0 1641 1558 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1586 0 1641 3272 0 1641 1558 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 70 1 123
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 147 49 4 3 61 73 5 50 1 46 107 203
Shared Lane Traffic (%)
Lane Group Flow (vph) 147 53 0 3 134 0 5 51 0 46 310 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 18.7 31.7 9.6 22.6 9.6 27.3 11.4 29.1
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 23.4% 39.6% 12.0% 28.3% 12.0% 34.1% 14.3% 36.4%
Maximum Green (s) 14.2 27.2 5.1 18.1 5.1 22.8 6.9 24.6
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 10.7 19.1 5.3 8.5 5.3 30.2 6.6 34.5
Actuated g/C Ratio 0.17 0.31 0.09 0.14 0.09 0.49 0.11 0.56
v/c Ratio 0.52 0.10 0.02 0.48 0.04 0.03 0.26 0.34
Control Delay 33.1 15.8 32.3 21.5 32.4 16.4 34.1 9.9
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 33.1 15.8 32.3 21.5 32.4 16.4 34.1 9.9
LOS C B C C C B C A
Approach Delay 28.5 21.7 17.9 13.0
Approach LOS C C B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 62.1
Natural Cycle: 65
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.52
Intersection Signal Delay: 19.1 Intersection LOS: B
Intersection Capacity Utilization 42.4% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 43 70 275 45 46 144
Future Volume (vph) 43 70 275 45 46 144
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.979
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3213 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3213 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 76 25
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 47 76 299 49 50 157
Shared Lane Traffic (%)
Lane Group Flow (vph) 47 76 348 0 50 157
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 32.0 32.0 31.0 17.0 48.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 40.0% 40.0% 38.8% 21.3% 60.0%
Maximum Green (s) 27.5 27.5 26.5 12.5 43.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 27.8 27.8 26.8 7.7 34.3
Actuated g/C Ratio 0.39 0.39 0.38 0.11 0.48
v/c Ratio 0.07 0.12 0.28 0.28 0.10
Control Delay 16.4 5.2 16.3 34.8 9.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 16.4 5.2 16.3 34.8 9.7
LOS B A B C A
Approach Delay 9.5 16.3 15.8
Approach LOS A B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 71.1
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.28
Intersection Signal Delay: 14.9 Intersection LOS: B
Intersection Capacity Utilization 28.6% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 56 37 151 22 14 174
Future Volume (Veh/h) 56 37 151 22 14 174
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 61 40 164 24 15 189
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 395 176 188
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 395 176 188
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 90 95 99
cM capacity (veh/h) 588 847 1339

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 101 188 204
Volume Left 61 0 15
Volume Right 40 24 0
cSH 669 1700 1339
Volume to Capacity 0.15 0.11 0.01
Queue Length 95th (ft) 13 0 1
Control Delay (s) 11.3 0.0 0.7
Lane LOS B A
Approach Delay (s) 11.3 0.0 0.7
Approach LOS B

Intersection Summary
Average Delay 2.6
Intersection Capacity Utilization 32.7% ICU Level of Service A
Analysis Period (min) 15
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 235 154 12 2 72 61 13 102 2 57 141 189
Future Volume (vph) 235 154 12 2 72 61 13 102 2 57 141 189
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.931 0.997 0.914
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1608 0 1641 3272 0 1641 1579 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1608 0 1641 3272 0 1641 1579 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 6 49 2 82
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 255 167 13 2 78 66 14 111 2 62 153 205
Shared Lane Traffic (%)
Lane Group Flow (vph) 255 180 0 2 144 0 14 113 0 62 358 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 22.0 35.0 9.5 22.5 9.5 25.5 10.0 26.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 27.5% 43.8% 11.9% 28.1% 11.9% 31.9% 12.5% 32.5%
Maximum Green (s) 17.5 30.5 5.0 18.0 5.0 21.0 5.5 21.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 14.8 24.5 5.3 9.7 5.3 22.6 5.8 26.2
Actuated g/C Ratio 0.23 0.39 0.08 0.15 0.08 0.36 0.09 0.41
v/c Ratio 0.67 0.27 0.01 0.50 0.10 0.10 0.41 0.51
Control Delay 34.5 14.9 33.0 26.0 34.8 18.9 42.1 17.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 34.5 14.9 33.0 26.0 34.8 18.9 42.1 17.1
LOS C B C C C B D B
Approach Delay 26.4 26.1 20.6 20.8
Approach LOS C C C C

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 63.4
Natural Cycle: 75
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.67
Intersection Signal Delay: 23.6 Intersection LOS: C
Intersection Capacity Utilization 50.8% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 38 68 356 44 74 337
Future Volume (vph) 38 68 356 44 74 337
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.983
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3226 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3226 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 74 18
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 41 74 387 48 80 366
Shared Lane Traffic (%)
Lane Group Flow (vph) 41 74 435 0 80 366
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 29.0 29.0 31.0 20.0 51.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 36.3% 36.3% 38.8% 25.0% 63.8%
Maximum Green (s) 24.5 24.5 26.5 15.5 46.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.7 24.7 26.7 8.8 37.7
Actuated g/C Ratio 0.35 0.35 0.37 0.12 0.53
v/c Ratio 0.07 0.13 0.36 0.40 0.21
Control Delay 18.2 5.8 17.6 35.5 9.0
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 18.2 5.8 17.6 35.5 9.0
LOS B A B D A
Approach Delay 10.2 17.6 13.8
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 71.4
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.40
Intersection Signal Delay: 15.0 Intersection LOS: B
Intersection Capacity Utilization 30.8% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 20 13 218 56 37 224
Future Volume (Veh/h) 20 13 218 56 37 224
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 22 14 237 61 40 243
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 590 268 298
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 590 268 298
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 95 98 97
cM capacity (veh/h) 442 752 1219

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 36 298 283
Volume Left 22 0 40
Volume Right 14 61 0
cSH 526 1700 1219
Volume to Capacity 0.07 0.18 0.03
Queue Length 95th (ft) 5 0 3
Control Delay (s) 12.3 0.0 1.4
Lane LOS B A
Approach Delay (s) 12.3 0.0 1.4
Approach LOS B

Intersection Summary
Average Delay 1.4
Intersection Capacity Utilization 42.0% ICU Level of Service A
Analysis Period (min) 15
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 410 45 4 95 56 121 5 127 25 39 162 230
Future Volume (vph) 410 45 4 95 56 121 5 127 25 39 162 230
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.897 0.975 0.912
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1549 0 1641 3200 0 1641 1575 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1549 0 1641 3200 0 1641 1575 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 108 24 77
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 446 49 4 103 61 132 5 138 27 42 176 250
Shared Lane Traffic (%)
Lane Group Flow (vph) 446 53 0 103 193 0 5 165 0 42 426 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 30.3 35.7 17.1 22.5 9.5 26.0 11.2 27.7
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 33.7% 39.7% 19.0% 25.0% 10.6% 28.9% 12.4% 30.8%
Maximum Green (s) 25.8 31.2 12.6 18.0 5.0 21.5 6.7 23.2
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.7 30.7 9.5 10.3 5.1 22.7 6.4 27.2
Actuated g/C Ratio 0.32 0.40 0.12 0.13 0.07 0.29 0.08 0.35
v/c Ratio 0.85 0.08 0.51 0.65 0.05 0.17 0.31 0.71
Control Delay 44.4 18.6 43.3 26.2 39.8 21.0 43.6 27.8
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 44.4 18.6 43.3 26.2 39.8 21.0 43.6 27.8
LOS D B D C D C D C
Approach Delay 41.7 32.2 21.5 29.3
Approach LOS D C C C

Intersection Summary
Area Type: Other
Cycle Length: 90
Actuated Cycle Length: 77.6
Natural Cycle: 90
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.85
Intersection Signal Delay: 33.3 Intersection LOS: C
Intersection Capacity Utilization 74.9% ICU Level of Service D
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 141 187 286 124 76 159
Future Volume (vph) 141 187 286 124 76 159
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.955
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3134 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3134 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 203 88
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 153 203 311 135 83 173
Shared Lane Traffic (%)
Lane Group Flow (vph) 153 203 446 0 83 173
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 32.0 32.0 29.0 19.0 48.0

C.22



5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 40.0% 40.0% 36.3% 23.8% 60.0%
Maximum Green (s) 27.5 27.5 24.5 14.5 43.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 27.7 27.7 24.7 9.0 35.8
Actuated g/C Ratio 0.38 0.38 0.34 0.12 0.49
v/c Ratio 0.24 0.30 0.40 0.41 0.11
Control Delay 18.3 4.2 16.7 36.3 9.6
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 18.3 4.2 16.7 36.3 9.6
LOS B A B D A
Approach Delay 10.3 16.7 18.2
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72.6
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.41
Intersection Signal Delay: 14.9 Intersection LOS: B
Intersection Capacity Utilization 35.1% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 356 154 12 34 72 63 13 173 96 111 228 383
Future Volume (vph) 356 154 12 34 72 63 13 173 96 111 228 383
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.930 0.947 0.906
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1606 0 1641 3108 0 1641 1565 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1606 0 1641 3108 0 1641 1565 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 34 95 89
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 387 167 13 37 78 68 14 188 104 121 248 416
Shared Lane Traffic (%)
Lane Group Flow (vph) 387 180 0 37 146 0 14 292 0 121 664 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 31.0 42.0 11.5 22.5 9.5 35.9 20.6 47.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 28.2% 38.2% 10.5% 20.5% 8.6% 32.6% 18.7% 42.7%
Maximum Green (s) 26.5 37.5 7.0 18.0 5.0 31.4 16.1 42.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 26.5 36.8 6.6 12.3 5.0 31.7 12.3 45.0
Actuated g/C Ratio 0.26 0.36 0.07 0.12 0.05 0.31 0.12 0.45
v/c Ratio 0.90 0.29 0.35 0.65 0.17 0.28 0.61 0.89
Control Delay 62.5 25.8 56.9 46.3 54.2 19.2 56.2 39.8
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 62.5 25.8 56.9 46.3 54.2 19.2 56.2 39.8
LOS E C E D D B E D
Approach Delay 50.9 48.5 20.8 42.3
Approach LOS D D C D

Intersection Summary
Area Type: Other
Cycle Length: 110
Actuated Cycle Length: 100.9
Natural Cycle: 110
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.90
Intersection Signal Delay: 42.0 Intersection LOS: D
Intersection Capacity Utilization 82.0% ICU Level of Service E
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 127 164 383 148 109 362
Future Volume (vph) 127 164 383 148 109 362
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.958
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3144 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3144 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 178 74
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 138 178 416 161 118 393
Shared Lane Traffic (%)
Lane Group Flow (vph) 138 178 577 0 118 393
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 29.0 29.0 30.0 21.0 51.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 36.3% 36.3% 37.5% 26.3% 63.8%
Maximum Green (s) 24.5 24.5 25.5 16.5 46.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.8 24.8 25.8 10.5 38.2
Actuated g/C Ratio 0.34 0.34 0.36 0.15 0.53
v/c Ratio 0.24 0.29 0.49 0.50 0.23
Control Delay 20.4 4.9 18.5 36.4 9.1
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 20.4 4.9 18.5 36.4 9.1
LOS C A B D A
Approach Delay 11.7 18.5 15.4
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.50
Intersection Signal Delay: 15.8 Intersection LOS: B
Intersection Capacity Utilization 39.6% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 417 45 4 95 56 128 5 135 25 58 180 249
Future Volume (vph) 417 45 4 95 56 128 5 135 25 58 180 249
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.896 0.977 0.913
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1548 0 1641 3206 0 1641 1577 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1548 0 1641 3206 0 1641 1577 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 114 21 75
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 453 49 4 103 61 139 5 147 27 63 196 271
Shared Lane Traffic (%)
Lane Group Flow (vph) 453 53 0 103 200 0 5 174 0 63 467 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 29.6 35.0 17.1 22.5 9.5 24.3 13.6 28.4
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 32.9% 38.9% 19.0% 25.0% 10.6% 27.0% 15.1% 31.6%
Maximum Green (s) 25.1 30.5 12.6 18.0 5.0 19.8 9.1 23.9
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 25.3 24.9 15.8 10.5 5.0 21.0 7.8 29.2
Actuated g/C Ratio 0.31 0.31 0.20 0.13 0.06 0.26 0.10 0.36
v/c Ratio 0.88 0.10 0.32 0.66 0.05 0.20 0.40 0.75
Control Delay 48.5 21.2 34.4 26.6 40.0 23.5 43.8 30.0
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 48.5 21.2 34.4 26.6 40.0 23.5 43.8 30.0
LOS D C C C D C D C
Approach Delay 45.6 29.3 23.9 31.6
Approach LOS D C C C

Intersection Summary
Area Type: Other
Cycle Length: 90
Actuated Cycle Length: 80.4
Natural Cycle: 90
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.88
Intersection Signal Delay: 34.9 Intersection LOS: C
Intersection Capacity Utilization 77.8% ICU Level of Service D
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 169 196 286 135 79 159
Future Volume (vph) 169 196 286 135 79 159
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.952
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3124 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3124 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 213 100
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 184 213 311 147 86 173
Shared Lane Traffic (%)
Lane Group Flow (vph) 184 213 458 0 86 173
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 33.0 33.0 28.0 19.0 47.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 41.3% 41.3% 35.0% 23.8% 58.8%
Maximum Green (s) 28.5 28.5 23.5 14.5 42.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 28.7 28.7 23.7 9.2 35.0
Actuated g/C Ratio 0.39 0.39 0.33 0.13 0.48
v/c Ratio 0.28 0.30 0.42 0.42 0.11
Control Delay 18.1 4.0 17.2 36.4 10.1
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 18.1 4.0 17.2 36.4 10.1
LOS B A B D B
Approach Delay 10.6 17.2 18.8
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72.8
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.42
Intersection Signal Delay: 15.2 Intersection LOS: B
Intersection Capacity Utilization 37.2% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 56 37 403 22 14 297
Future Volume (Veh/h) 56 37 403 22 14 297
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 61 40 438 24 15 323
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 803 450 462
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 803 450 462
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 82 93 99
cM capacity (veh/h) 337 593 1058

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 101 462 338
Volume Left 61 0 15
Volume Right 40 24 0
cSH 406 1700 1058
Volume to Capacity 0.25 0.27 0.01
Queue Length 95th (ft) 24 0 1
Control Delay (s) 16.8 0.0 0.5
Lane LOS C A
Approach Delay (s) 16.8 0.0 0.5
Approach LOS C

Intersection Summary
Average Delay 2.1
Intersection Capacity Utilization 39.1% ICU Level of Service A
Analysis Period (min) 15
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 375 154 12 34 72 82 13 191 96 118 234 390
Future Volume (vph) 375 154 12 34 72 82 13 191 96 118 234 390
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.920 0.950 0.906
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1589 0 1641 3118 0 1641 1565 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1589 0 1641 3118 0 1641 1565 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 40 74 84
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 408 167 13 37 78 89 14 208 104 128 254 424
Shared Lane Traffic (%)
Lane Group Flow (vph) 408 180 0 37 167 0 14 312 0 128 678 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 35.0 45.8 11.7 22.5 9.5 40.6 21.9 53.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 29.2% 38.2% 9.8% 18.8% 7.9% 33.8% 18.3% 44.2%
Maximum Green (s) 30.5 41.3 7.2 18.0 5.0 36.1 17.4 48.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 30.3 41.9 6.8 13.7 5.0 36.4 13.5 50.9
Actuated g/C Ratio 0.27 0.37 0.06 0.12 0.04 0.32 0.12 0.45
v/c Ratio 0.92 0.28 0.37 0.73 0.19 0.29 0.65 0.90
Control Delay 68.3 27.4 64.3 54.8 61.0 23.2 63.4 42.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 68.3 27.4 64.3 54.8 61.0 23.2 63.4 42.4
LOS E C E D E C E D
Approach Delay 55.8 56.5 24.9 45.8
Approach LOS E E C D

Intersection Summary
Area Type: Other
Cycle Length: 120
Actuated Cycle Length: 112
Natural Cycle: 120
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.92
Intersection Signal Delay: 46.4 Intersection LOS: D
Intersection Capacity Utilization 85.0% ICU Level of Service E
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 137 167 383 176 118 362
Future Volume (vph) 137 167 383 176 118 362
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.953
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3128 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3128 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 182 100
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 149 182 416 191 128 393
Shared Lane Traffic (%)
Lane Group Flow (vph) 149 182 607 0 128 393
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 28.0 28.0 31.0 21.0 52.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 35.0% 35.0% 38.8% 26.3% 65.0%
Maximum Green (s) 23.5 23.5 26.5 16.5 47.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 23.7 23.7 26.8 10.9 39.6
Actuated g/C Ratio 0.33 0.33 0.37 0.15 0.55
v/c Ratio 0.28 0.30 0.50 0.52 0.22
Control Delay 21.8 5.1 17.4 36.8 8.5
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 21.8 5.1 17.4 36.8 8.5
LOS C A B D A
Approach Delay 12.6 17.4 15.4
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72.4
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.52
Intersection Signal Delay: 15.6 Intersection LOS: B
Intersection Capacity Utilization 41.6% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 20 13 416 56 37 400
Future Volume (Veh/h) 20 13 416 56 37 400
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 22 14 452 61 40 435
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 998 482 513
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 998 482 513
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 91 98 96
cM capacity (veh/h) 251 568 1013

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 36 513 475
Volume Left 22 0 40
Volume Right 14 61 0
cSH 321 1700 1013
Volume to Capacity 0.11 0.30 0.04
Queue Length 95th (ft) 9 0 3
Control Delay (s) 17.6 0.0 1.2
Lane LOS C A
Approach Delay (s) 17.6 0.0 1.2
Approach LOS C

Intersection Summary
Average Delay 1.2
Intersection Capacity Utilization 61.7% ICU Level of Service B
Analysis Period (min) 15
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Queuing and Blocking Report AM Peak Hour
Cumulative without Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 268 154 136 185 34 120 65 100 250
Average Queue (ft) 181 45 56 85 5 63 19 35 123
95th Queue (ft) 282 142 115 156 26 119 54 84 222
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 1 0 3
Queuing Penalty (veh) 1 0 1

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 125 95 154 131 117 115 66
Average Queue (ft) 51 46 95 66 60 46 23
95th Queue (ft) 106 80 153 116 112 106 60
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 1 0

Intersection: 13: Locust Ave & Project driveway

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 3
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Queuing and Blocking Report PM Peak Hour
Cumulative without Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 299 377 89 158 56 130 94 195 430
Average Queue (ft) 206 111 35 79 15 66 44 99 264
95th Queue (ft) 309 294 77 151 48 127 81 192 467
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%) 1 3
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 4 0 0 1 18
Queuing Penalty (veh) 6 0 0 4 20

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 128 99 183 169 114 125 93
Average Queue (ft) 54 42 112 92 61 73 42
95th Queue (ft) 110 83 177 165 109 117 90
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 0 1 0
Queuing Penalty (veh) 0 1 1

Intersection: 13: Locust Ave & Project driveway

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 32
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Queuing and Blocking Report AM Peak Hour
Cumulative with Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 290 162 178 187 35 110 55 166 311
Average Queue (ft) 193 58 72 97 6 54 19 52 150
95th Queue (ft) 292 221 140 170 27 109 50 123 264
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 3 0 0 0 5
Queuing Penalty (veh) 2 0 0 0 3

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 107 106 173 138 124 90 74
Average Queue (ft) 59 51 103 65 59 36 22
95th Queue (ft) 103 92 163 124 103 81 62
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 1 0

Intersection: 13: Locust Ave & Project driveway

Movement WB SB
Directions Served LR LT
Maximum Queue (ft) 100 59
Average Queue (ft) 46 6
95th Queue (ft) 84 37
Link Distance (ft) 574 348
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 6
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Queuing and Blocking Report PM Peak Hour
Cumulative with Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 304 454 82 209 51 166 144 199 461
Average Queue (ft) 248 158 28 98 13 82 59 122 254
95th Queue (ft) 344 398 68 185 49 147 121 223 451
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%) 1 1
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 9 0 1 0 1 15
Queuing Penalty (veh) 15 0 0 0 6 17

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 121 80 187 205 130 159 93
Average Queue (ft) 59 42 118 96 76 70 38
95th Queue (ft) 110 76 184 181 133 131 83
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 1 1
Queuing Penalty (veh) 3 1

Intersection: 13: Locust Ave & Project driveway

Movement WB SB
Directions Served LR LT
Maximum Queue (ft) 53 87
Average Queue (ft) 22 21
95th Queue (ft) 52 69
Link Distance (ft) 574 348
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 42
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RESOLUTION NO. 16-

A  RESOLUTION  OF  THE  PLANNING  COMMISSION OF 
THE  CITY  OF  RIALTO, CALIFORNIA APPROVING
CONDITIONAL DEVELOPMENT PERMIT NO. 803 TO ALLOW 
THE DEVELOPMENT OF A TRUCK AND TRAILER STORAGE 
YARD ON 4.80 ACRES OF LAND (APN: 0239-193-11)
LOCATED AT THE SOUTHEAST CORNER OF LOCUST 
AVENUE AND LOWELL STREET WITHIN THE PLANNED 
INDUSTRIAL DEVELOPMENT (I-PID) ZONE OF THE RIALTO 
AIRPORT SPECIFIC PLAN.

WHEREAS, the applicant, Eduardo Soya, proposes to develop a truck and trailer storage 

yard (“Project”) on 4.80 acres of land (APN: 0239-193-11) located at the southeast corner of 

Locust Avenue and Lowell Street within the Planned Industrial Development (I-PID) zone of the 

Rialto Airport Specific Plan (“Site”); and

WHEREAS, the Project will include the construction of one (1) 14,574 square foot

concrete-tilt up building, asphalt paving, landscaping and lighting in accordance with the site 

plan submitted to the Planning Division on October 17, 2016; and

WHEREAS, pursuant to Section 5 Table 8 (Permitted Uses) of the Rialto Airport 

Specific Plan, the development of a truck and trailer storage yard, such as the Project, within the 

I-PID zone requires a conditional development permit, and the applicant has agreed to apply for 

a conditional development permit (“CDP No. 803”); and

WHEREAS, on October 26, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on CDP No. 803, and continued the 

meeting to the following meeting on November 9, 2016 to allow staff to add and/or modify 

conditions of approval related to the Project; and

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on CDP No. 803, took testimony, at 

which time it received input from staff, the city attorney, and the applicant; heard public 

testimony; discussed the proposed CDP No. 803; and closed the public hearing; and

WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred.  
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NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Rialto as follows: 

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

forth in the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during 

the public hearing conducted with regard to CDP No. 803, including written staff reports, verbal 

testimony, site plans, other documents, and the conditions of approval stated herein, the Planning 

Commission hereby determines that CDP No. 803 satisfies the requirements of Section 18.66.020 of

the Rialto Municipal Code pertaining to the findings which must be made precedent to granting a 

conditional development permit. The findings are as follows:

1. The proposed use is deemed essential or desirable to provide a service or facility 
which will contribute to the convenience or general well-being of the neighborhood 
or community; and 

This finding is supported by the following facts: 

The Project will bring a viable tenant and a use that is consistent with the I-PID zone and 
the Light Industrial general plan designation.  Additionally, the Project will provide 
employment opportunities within the City.

2. The proposed use will not be detrimental or injurious to health, safety, or general 
welfare of persons residing or working in the vicinity; and

   
This finding is supported by the following facts: 

The development of a truck and trailer storage yard on the Site is consistent with the I-
PID zone of the Rialto Airport Specific Plan, which permits light industrial and storage 
uses subject to a Conditional Development Permit.  To the north of the Site is a 30,000 
square foot industrial building, formerly occupied by CSF Radiators, and to the east of 
the project Site are several single-family residential tracts.  To the south is a 32,970 
square foot industrial building occupied by Burlingame Industries, and to the west, across 
Locust Avenue, is approximately 26.13 acres of vacant land.  The zoning of the project 
Site and the properties to the north and south is Planned Industrial Development (I-PID) 
within the Rialto Airport Specific Plan.  The zoning of the properties to the east is Single-
Family Residential (R-1A) and the zoning of the properties to the west is General 
Manufacturing (I-GM) within the Rialto Airport Specific Plan. The Project is consistent 
with the I-PID zone and the surrounding land uses.  The most sensitive uses near the Site 
are the existing single-family residences to the east.  The Project is not expected to 
negatively impact these uses since they will be separated from the project site by a ten 
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(10) foot high solid block wall and an additional fifteen (15) foot deep landscape buffer 
with Italian Cypress trees planted approximately every eight (8) linear feet.  The 
combination of the Cypress trees, the 10-foot screen wall, and all other planting will 
prevent noise and light pollution from spilling over on to the single-family residences to 
the east of the project site.

3. The site for the proposed use is adequate in size, shape, topography, accessibility 
and other physical characteristics to accommodate the proposed use in a manner 
compatible with existing land uses; and

This finding is supported by the following facts: 

The Site contains 4.80 acres, is rectangular-shaped and adjacent to one (1) public street, all 
of which will be able to accommodate the proposed use.  The Site will have access via two 
(2) driveways connected directly to Locust Avenue.  In addition, the Project includes the 
installation of thirty-seven (37) parking spaces, which exceeds the thirty-five (35) parking 
spaces required by Chapter 18.58 (Off-Street Parking Regulations) of the Rialto Municipal 
Code.

4. The site has adequate access to those utilities and other services required for the 
proposed use; and

This finding is supported by the following facts: 

The Site will have adequate access to all utilities and services required through main water, 
electric, sewer, and other utility lines that will be hooked up to the Site.  

5. The proposed use will be arranged, designed, constructed, and maintained so as it 
will not be injurious to property or improvements in the vicinity or otherwise be 
inharmonious with the General Plan and its objectives, the Central Area Specific 
Plan, or any zoning ordinances; and

This finding is supported by the following facts:

As previously stated, the use is consistent with the I-PID zone of the Rialto Airport
Specific Plan.  A ten (10) foot high solid block wall will be constructed along the north, 
east, and south sides of the Site, while a twelve (12) foot high solid block wall will be 
constructed along the west side of the property.  These walls will provide adequate 
screening of the Project from the public right-of-way and the adjacent uses.  Additionally, 
a fully landscaped thirty-one (31) foot setback will be planted along the frontage of the 
Site.  This landscape setback will help soften views of the development from the public 
right-of-way.  Furthermore, a fifteen (15) foot landscape buffer with Italian Cypress trees 
planted approximately every eight (8) linear feet will be installed along the entire east 
property line of the Site.  This landscape buffer will serve to screen views of the Site and 
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will prevent the Project from becoming a nuisance to the single-family residences located 
to the east of the Site.

Additionally, the proposed use is consistent with Goal 3-1 of the Economic Development
Element of the Rialto General Plan by strengthening the business climate and by 
providing additional employment opportunities in the area.

6. Any potential adverse effects upon the surrounding properties will be minimized to 
every extent practical and any remaining adverse effects shall be outweighed by the 
benefits conferred upon the community or neighborhood as a whole.

This finding is supported by the following facts: 

The Project’s effects will be minimized through the implementation of the Conditions of 
Approval contained herein.  The establishment of a truck and trailer storage yard will 
provide additional employment opportunities for residents and visitors to the City.  The 
Project will also serve to bring development to the Site, which has remained historically 
vacant.  Therefore, any potential adverse effects are outweighed by the benefits conferred 
upon the community and neighborhood as a whole.  

SECTION 3.   Eduardo Soya, is hereby granted CDP No. 803 to allow the development of a 

truck and trailer storage yard on 4.80 acres of land (APN:  0239-193-11) located at the southeast 

corner of Locust Avenue and Lowell Street within the Planned Industrial Development (I-PID) zone

of the Rialto Airport Specific Plan.

SECTION 4.   The project is categorically exempt from the requirements of the California 

Environmental Quality Act (CEQA), pursuant to Section 15332, In-Fill Development Projects. The 

Planning Commission directs the Planning Division to file the necessary documentation with the 

Clerk of the Board of Supervisors for San Bernardino County.

SECTION 5.  CDP No. 803 is granted to Eduardo Soya, in accordance with the plans and 

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

1. The approval is granted to allow the development of a truck and trailer storage yard, 
including the construction of a 14,574 square foot industrial building, on 4.80 acres of 
land (APN:  0239-193-11) located at the southeast corner of Locust Avenue and Lowell 
Street, as shown on the plans submitted to the Planning Division on November 3, 2016.  
If the Conditions of Approval specified herein are not satisfied or otherwise completed, 
the Project shall be subject to revocation.
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2. Prior to the issuance of building or grading permits for the proposed development, a 
Precise Plan of Design shall be approved by the City's Development Review Committee 
(DRC).

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

4. The applicant shall defend, indemnify and hold harmless the City of Rialto, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the 
City or its agents, officers, or employees to attack, set aside, void, or annul any
approval of the City, its advisory agencies, appeal boards, or legislative body 
concerning CDP No. 803.  The City will promptly notify the applicant of any such 
claim, action, or proceeding against the City and will cooperate fully in the defense.

5. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the applicant at the time of approval or conditional approval of 
the Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

6. The use shall be limited to the storage, operation, maintenance, and repair of rock 
quarry/construction-related trucks and trailers only.

7. Trucks and trailers shall be stored empty at all times.

8. Trailers shall not be stacked on top one another at any time.

9. The easternmost row of parking is adjacent to a residential use and shall be restricted 
from truck dispatch and operations in accordance with the City’s Noise Ordinance.  
Trucks/trailers parked in the easternmost row shall not be dispatched or operated before 
6:00 a.m. and after 3:00 p.m. six (6) days a week, Monday through Saturday.  
Trucks/trailers parked in all other rows shall not be dispatched or operated before 2:00 
a.m. and after 3:00 p.m. six (6) days a week, Monday through Saturday.  The 
easternmost parking row shall be striped and signs shall be posted within the yard stating 
“No dispatch or operations before 6:00 a.m.”.  All drivers shall be notified of this noise 
restriction in writing.

10. Trucks shall not run idle for more than five (5) minutes.  A truck idling for five (5) 
minutes shall immediately leave the Site or the engine shall be shut off.

11. All trucks shall be equipped with properly operating and maintained mufflers, consistent 
with manufacturer’s standards, at all times.

12. All truck maintenance and repair activities shall be conducted within the enclosed 
building at all times.  The hours of operation for truck maintenance and repair activities 
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shall only take place between the hours of 7:00 a.m. and 4:00 p.m. every Monday 
through Friday and 7:00 a.m. to 11:00 a.m. every Saturday.  Maintenance and repair 
activities shall not be conducted on any Sunday.

13. The applicant shall provide pest control services, as necessary, to property owners 
adjacent to the project site during grading activities.

14. All downspouts on all elevations of the building shall be routed through the building.  
The internal downspouts shall be identified within the formal building plan check 
submittal prior to the issuance of building permits.

15. All new walls, including any retaining walls, shall be comprised of decorative masonry 
block.  Decorative masonry block means tan slumpstone, tan split-face, or precision 
block with a stucco, plaster, or cultured stone finish.  Pilasters shall be incorporated 
within all new walls.  The pilasters shall be spaced a maximum of fifty (50) feet on-
center and shall be placed at all corners and ends of the wall.  All pilasters shall protrude 
a minimum six (6) inches above and to the side of the wall.  All decorative masonry 
walls and pilasters, including retaining walls, shall include a decorative masonry cap.  
All walls and pilasters shall be identified on the site plan, and an elevation detail for the 
walls shall be included in the formal building plan check submittal prior to the issuance 
of building permits.

16. Decorative pavement shall be provided across the entire width and at least twenty-five 
(25) feet in depth from the property line in all driveways.  Decorative pavement means 
color stamped concrete or pavers.  Identify the type of decorative pavement on the 
formal Landscape Plan submittal prior to the issuance of building permits.

17. All light standards, including the base, shall be a maximum twenty-five (25) feet high, 
as measured from the finished surface.  Lighting shall be shielded and/or directed toward 
the site so as not to produce direct glare or "stray light" onto adjacent properties.  All 
light standards shall be identified on the site plan and a note indicating the height 
restriction shall be included within the formal building plan check submittal prior to the 
issuance of building permits.

18. No light standards shall be installed within 130 feet of the east property line.  All light 
standard locations shall be identified on the site plan within the formal building plan 
check prior to the issuance of building permits.

19. The exterior of the trash enclosure shall match the color and materials of the buildings 
on-site.  Additionally, the trash enclosure shall contain solid steel doors and a trellis or 
solid cover.  Corrugated metal and chain-link are not acceptable materials to use within 
the trash enclosure.  An elevation detail for the trash enclosures shall be provided within 
formal building plan check submittal prior to the issuance of building permits.
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20. All land not covered by structures, walkways, parking areas, and driveways, unless 
otherwise specified herein, shall be planted with a substantial amount of trees, shrubs, 
and groundcover.  Trees shall be spaced a minimum of thirty (30) feet on-center and 
shrubs and groundcover shall be spaced an average of three (3) feet on-center or less.  
All planter areas shall receive a minimum two (2) inch thick layer of brown bark, 
organic mulch, and/or decorative rock upon initial planting.  Pea gravel and decomposed 
granite are not acceptable materials to use within planter areas.  All planter areas on-site 
shall be permanently irrigated and maintained.  The planting and irrigation shall be 
identified on the formal Landscape Plan submittal prior to the issuance of building 
permits.

21. A minimum of one (1) Cupressus Sempervirens “Italian Cypress” tree shall be installed 
every eight (8) linear feet within the fifteen (15) foot wide planter along the entire east 
property line of the Site.   Fifty (50) percent of the trees shall be thirty-six (36) inch box 
in size and fifty (50) percent of the trees shall be forty-eight (48) inch box in size.  The 
trees shall be identified on the formal Landscape Plan submittal prior to the issuance of 
building permits.

22. A minimum of one (1) twenty-four (24) inch box tree shall be installed every thirty (30) 
linear feet within the five (5) foot wide planters along the north and south sides of the 
Site.  All on-site tree species shall consist of evergreen broadleaf trees.  The trees shall 
be identified on the formal Landscape Plan submittal prior to the issuance of building 
permits.

23. A minimum of one (1) twenty-four (24) inch box tree shall be installed every thirty (30) 
linear feet within the thirty-one (31) foot wide planter along the entire frontage.  All on-
site tree species shall consist of evergreen broadleaf trees.  The trees shall be identified 
on the formal Landscape Plan submittal prior to the issuance of building permits.

24. A minimum of one (1) twenty-four (24) inch box tree shall be installed every thirty (30) 
linear feet within the public right-of-way parkway along Locust Avenue.  The street tree 
species along Locust Avenue shall be the Robinia Idahoensis “Idaho Locust”.  The trees 
shall be identified on the formal Landscape Plan submittal prior to the issuance of 
building permits.

25. All ground mounted equipment and utility boxes, including transformers, fire-
department connections, backflow devices, etc. shall be surrounded by a minimum of 
two (2) rows of five (5) gallon shrubs spaced a maximum of twenty-four (24) inches on-
center, prior to the issuance of a Certificate of Occupancy.

26. Any wrought-iron fencing and/or sliding gates shall be painted black prior to the 
issuance of a Certificate of Occupancy.

27. Any non-glass doors shall be painted to match the color of the adjacent wall prior to the 
issuance of a Certificate of Occupancy.
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28. All applicable Development Impact Fees shall be paid to the Development Services 
Department prior to the issuance of any building permits.

29. All signage shall comply with Section 18.102 (Regulation of Signs) of the Rialto 
Municipal Code.

30. The applicant shall obtain all necessary approvals and operating permits from all 
Federal, State and local agencies prior to the issuance of a Certificate of Occupancy.

31. The privileges granted by the Planning Commission pursuant to approval of CDP No. 
803 are valid for one (1) year from the effective date of approval.  If the applicant 
fails to commence the project within one year of said effective date, this conditional 
development permit shall be null and void and any privileges granted hereunder shall 
terminate automatically.  If the applicant or his or her successor in interest 
commences the project within one year of the effective date of approval, the 
privileges granted hereunder will continue inured to the property as long as the 
property is used for the purpose for which the conditional development permit was 
granted, and such use remains compatible with adjacent property uses.

32. One (1) year after the date of approval, the Planning Commission will review the 
operation to determine compliance with all conditions of approval of the Conditional 
Development Permit.  Thereafter, the Planning Commission will review the operation 
on an annual basis.

33. If the applicant fails to comply with any of the Conditions of Approval placed upon 
CDP No. 803, the Planning Commission may initiate proceedings to revoke CDP No. 
803 in accordance with the provisions of sections 18.66.070 through 18.66.090, 
inclusive, of the Rialto Municipal Code. CDP No. 803 shall be revoked, suspended or 
modified in accordance with Section 18.66.070 of the Zoning Ordinance at the 
discretion of the Planning Commission if:

a) The use for which such approval was granted has ceased to exist, been 
subsequently modified or have been suspended for six (6) months or more;

b) Any of the express conditions or terms of such permit are violated;

c) The use for which such approval was granted becomes or is found to be 
objectionable or incompatible with the character of the City and its 
environs due to noise, loitering, criminal activity or other undesirable 
characteristics including, but not strictly limited to uses which are or have 
become offensive to neighboring property or the goals and objectives of 
the Planned Industrial Development (I-PID) zone, the Rialto Airport 
Specific Plan, and the City’s General Plan.
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SECTION 6. The Chairman of the Planning Commission shall sign the passage and 

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

PASSED, APPROVED AND ADOPTED this        9th        day of    November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIR
CITY OF RIALTO PLANNING COMMISSION 



NOTICE OF EXEMPTION  

 

 
 
To:   Office of Planning  and Research   From:    City of Rialto   

1400 Tenth Street , Room 121     Development Services Department  

  Sacramento, CA   95814      150 South Palm Avenue  

         Rialto, CA   92376  

 

       Clerk of the Board  

County of San Bernardino  

385 North Arrowhead Avenue  

San Bernardino, CA  92415  

 

Project Title: Conditional Development Permit No. 803, Precise Plan of Design No. 2440 & Environmental Assessment Review No. 16-

08 

 

Project Location (Specific):  Southeast corner of Locust Avenue and Lowell Street (APN: 0239-193-11) 

 

Project Location (City):  City of Rialto   Project Location (County):  San Bernardino  

 

Project Description:  Development of a truck and trailer storage yard, including a 14,574 square foot industrial building on 4.80 acres. 

 

Name of Public Agency Approving Project:  City of Rialto 

 

Name of Person or Agency Carrying Our Project: Eduardo Soya 

                  14767 Owen Street 

                              Fontana, CA 92335 

Exempt Status: (check one)  

 

 

   Ministerial (Sec. 21080(b) (1); 15268); 

    Declared Emergency (Sec. 21080(b) (3); 15269(a));  

    Emergency Project (Sec. 21080(b) (4); 15269 (b)(c)); 

    Categorical Exemption.  State type and section number:   15332 In-fill Development Projects 

    Statutory Exemptions. State code number:  

 

Reasons why project is exempt: This project is exempt under CEQA Section 15332 In-fill Development.  This site is in compliance with 

General Plan and Zoning designations and meets the CEQA Section 15332 (a) requirements for exemption. The proposed development is 

on 4.80 acres of vacant land surrounded by predominately urban uses qualifying it for exemption under CEQA Section 15332 (b). The 

project site has no value habitat value as must be indicated per subsection (c). Approval of this project will not result in any significant 

increase relating to traffic, noise, air quality or water quality as stated in subsection (d). The site can be adequately served by all requires 

utilities and public services as required by subsection (e).   

 

 

Lead Agency Contact Person:  Daniel Casey                                                   Area Code/Telephone/Extension:   (909) 820-2535 

 

If filed by applicant:  

1. Attach certified document of exemption finding.  

2. Has a Notice of Exemption been filed by the public agency approving the project?  Yes  No  

 

 

 

Signature: ________________________________ Title:  Associate Planner    Date:   11/9/2016 

 

 

 Signed by Lead Agency  Date received for filing at OPR:  

Signed by Applicant   
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File #: 16-746, Version: 1

For the Planning Commission Meeting of [November 9, 2016]

TO: Honorable Chairman and Planning Commissioners

APPROVAL: Robb Steel, Asst.CA/Development Services Director

REVIEWED BY: Gina Gibson - Williams, Planning Manager

FROM: Melody Segura, Planning Intern

Conditional Development Permit No. 825: A request to establish a second-hand/thrift store within
a 1,416 square foot commercial unit located at 980 W. Bloomington Avenue, Suite A (0128-251-09)
within the C-1 (Neighborhood Commercial) zone.

APPLICANT:

Herlinda Herrera, 17145 Vista Cielo Ct., Fontana, CA 92337

LOCATION:

The subject site is located at 980 W. Bloomington Avenue, Suite A (APN: 0128-251-09) (Exhibit A).

BACKGROUND:

Surrounding Land Use and Zoning
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General Plan Designations

Surrounding Land Uses

The site is bound on the east by Bloomington Avenue. . A church lies to the east, across
Bloomington Avenue and an oil facility abuts the site to the west. The parcel to the north is
developed as a daycare facility and an Auto Zone lies to the south across Bloomington Avenue.

Conditional Development Permit No. 825

Pursuant to Section 18.66.030(R), the establishment of a second-hand/thrift store requires a
Conditional Development Permit. On October 17, 2016, the applicant complied with this requirement
and submitted a Conditional Development Permit (CDP) application to the Planning Division to allow
the establishment of a second-hand/thrift store at the Subject site.

ANALYSIS/DISCUSSION:

The applicant, Herlinda Herrera, requests approval of a CDP to establish “2nd Look Thrift Store”, to
provide the southern portion of Rialto residents with a pre-owned option for shopping. The proposed
store will not accept donations from the public. The facility will employ a maximum of 2 workers and
will operate 6 days a week between the hours of 9:00 AM to 6:00 PM.

Separation Criteria

The Rialto Planning Commission established a policy on separation criteria for second-hand/thrift
stores within the City requiring a separation distance of three-quarters (3/4) of a mile between similar
establishments. The list below shows the names and locations of the existing second-hand/thrift
stores, as well as the approximate distance from each to the subject site:

Business Name                      Business Address              Distance to Subject Site

1.  MGM Thrift Store 644 E. Foothill Blvd.                    2.75 miles
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2.  Goodwill 231 E. Baseline Rd.         3.30 miles

3.  MEGA Thrift 1332 W. Foothill Blvd.                2.17 miles

As shown above, the proposed Site is over three quarter (3/4) of a mile from the nearest second-
hand thrift store and therefore meets the development standards (Exhibit B).

The applicant intends to establish a second-hand/thrift store in an existing 1,416 square foot lease
space within a 6,655 square foot multi-tenant commercial building (Exhibit C and D). The space is an

in-line tenant unit within the existing commercial building and no alterations are proposed. . The Project area
has existing landscape improvements with one (1) public driveway entry on Bloomington Avenue for
vehicular access. The Project Area has twenty-nine (29) shared parking spaces and reciprocal
access with adjacent retail commercial parcels to the north.

The conditions of approval do no permit No outdoor displays of any kind is permitted; all items shall
be neatly organized on shelves, racks or designated display area, not within the walk aisles on the
floor; and window signs shall be limited to 25 percent of the store frontstorefront glazing. The draft
resolution adds coConditions of approval have been added to the draft resolution to address these
operational limitations.

All new businesses within the City require a permanent sign. The Planning Division shall review and
approve the proposed permanent sign shall be reviewed and approved by the Planning Division prior
to issuance of the Certificate of Occupancy. Signage for the previous tenant shall be removed and
new proposed signage shall be submitted and reviewed by the Planning Division to ensure
compliance with Chapter 18.102, Regulation of Signs and Advertising Structures, of the Rialto
Municipal Code.

The Planning Commission shall review the approved facility on or before ninety (90) days after
opening to determine if the operator has complied with all conditions of approval of the Conditional
Development Permit.

Summary

The proposed second-hand/thrift store is consistent with the C-1 (Neighborhood Commercial) zone
and the General Plan designation of General Commercial. All necessary findings for approval of
Conditional Development Permit No. 825 can be made in a positive manner. The second-hand/thrift
store will comply with all conditions of approval and applicable City, CountyCounty, and State
regulations, which will serve to minimize any adverse effects on surrounding properties, uses and the
public at large.

GENERAL PLAN CONSISTENCY:

The project complies with the following Goals and Policies of the Rialto General Plan
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Goal 3-1:  Strengthen and diversify the economic base and employment opportunities, and maintain
a positive business climate.

Policy 3-1.3 Support established businesses in the City, and work to retain the small, independent
businesses while accommodating national/regional chain stores.

ENVIRONMENTAL IMPACT:

The project is exempt under California Environmental Quality Act (CEQA) Section 15301, Existing
Facilities. This section allows for exemption of a project consisting of the operation, repair,
maintenance, permitting, leasing, licensing, or minor alteration of existing public or private structures
involving negligible or no expansion of use beyond the existing at the time of the lead agency’s
determination. . (E.A.R. 16-63). The project meets the established CEQA guidelines and a copy of
the Notice of Exemption is attached (Exhibit E).

PUBLIC NOTICE:

The City mailed public hearing notices for the proposed project to all property owners within 300 feet
of the project site and published the public hearing notice in the San Bernardino Sun newspaper as
required by State law.

RECOMMENDATION:

It is recommended that the Planning Commission:

· Adopt a resolution (Exhibit F) to approve Conditional Development Permit No. 825 allowing
the establishment of a second-hand/thrift store subject to the findings and conditions therein.
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NOTICE IS HEREBY GIVEN THAT CONDITIONAL DEVELOPMENT PERMIT NO. 825 

HAS BEEN FILED WITH THE CITY OF RIALTO PLANNING COMMISSION PURSUANT TO 

SECTION 18.66.030R OF THE RIALTO MUNICIPAL CODE TO ALLOW THE 

ESTABLISHMENT OF A SECOND-HAND/THRIFT STORE WITHIN A 1,416 SQUARE FOOT 

COMMERCIAL UNIT LOCATED AT 980 W. BLOOMINGTON AVENUE, SUITE A (APN: 
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NOTICE OF EXEMPTION 

To: Office of Planning and Research From:  City of Rialto 
1400 Tenth Street , Room 121 Development Services Department 
Sacramento, CA   95814 150 South Palm Avenue 

Rialto, CA   92376 

     Clerk of the Board 
County of San Bernardino 
385 North Arrowhead Avenue 
San Bernardino, CA  92415 

Project Title: Conditional Development Permit No. 825 (E.A.R 16-63)

Project Location (Specific): 1507 South Riverside Avenue (APN: 0128-251-09)

Project Location (City): City of Rialto Project Location (County):  San Bernardino 

Project Description: Establishment of a second-hand/thrift store within an existing commercial retail building.

Name of Public Agency Approving Project:  City of Rialto

Name of Person or Agency Carrying Our Project: Herlinda Herrera for 2nd Look Thrift Store
             980 West Bloomington Avenue, Unit A

                          Bloomington, CA 92316
Exempt Status: (check one) 

   Ministerial (Sec. 21080(b) (1); 15268);

    Declared Emergency (Sec. 21080(b) (3); 15269(a)); 

    Emergency Project (Sec. 21080(b) (4); 15269 (b)(c));

    Categorical Exemption.  State type and section number:   15301 Existing Facilities

    Statutory Exemptions. State code number: 

Reasons why project is exempt: This project involves the establishment of a second-hand/thrift store within an existing commercial retail 
building and is exempt under CEQA Section 15301 Existing Facilities.  CEQA Section 15301 allows for the operation or leasing of 
existing structures involving negligible or no expansion of the use.  Subsection (a) allows for interior or exterior modifications including 
partitions, plumbing and electrical.  This project will result in no expansion of the structure and minor interior and exterior modifications, 
if any.  This project meets the guidelines established by CEQA and is in compliance with the General Plan and Zoning designations for 
the site.

Lead Agency Contact Person:  Melody Segura                                Area Code/Telephone/Extension:   (909) 820-2525 ext. 2211

If filed by applicant: 
1. Attach certified document of exemption finding. 
2. Has a Notice of Exemption been filed by the public agency approving the project? Yes No 

Signature: ________________________________ Title:  Planning Intern  Date: 11/09/2016

Signed by Lead Agency Date received for filing at OPR: 
Signed by Applicant  
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RESOLUTION NO. 16-__

A  RESOLUTION  OF  THE  PLANNING  COMMISSION OF 
THE  CITY  OF  RIALTO, CALIFORNIA, GRANTING  A 
CONDITIONAL DEVELOPMENT PERMIT TO ALLOW THE 
ESTABLISHMENT OF A SECOND-HAND/THRIFT STORE
WITHIN A 1,416 SQUARE FOOT COMMERCIAL UNIT
LOCATED AT 980 WEST BLOOMINGTON AVENUE, SUITE A
WITHIN THE C-1 (NEIGHBORHOOD COMMERCIAL) ZONE.

WHEREAS, the applicant, Herlinda Herrera, proposes to establish a second-hand/thrift store

(“Project”) within an existing commercial unit located at 980 West Bloomington Avenue, Suite A, 

within the Neighborhood Commercial (C-1) zone (“Site”); and

WHEREAS, the Site is a 0.84 acre parcel that has existing landscape improvements with one (1) 

public driveway entry along Bloomington Avenue, in an approximately 6,655 square foot commercial

building, twenty-nine (29) shared parking spaces, and reciprocal access with adjacent commercial 

parcels to the north; and

WHEREAS, the Project will be a second-hand/thrift store that offers wide range previously 

owned items at a discounted price; and 

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto conducted a 

duly noticed public hearing, as required by law, on CDP No. 825, took testimony, at which time it 

received input from staff, the city attorney, and the applicant; heard public testimony; discussed the 

proposed CDP No. 825; and closed the public hearing; and 

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

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

follows: 

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

the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during the 

public hearing conducted with regard to CDP No. 825, including written staff reports, verbal testimony, site 

plan, other documents, and the conditions of approval stated herein, the Planning Commission hereby 

determines that CDP No. 825 satisfies the requirements of Sections 18.66.020 of the Rialto Municipal Code 
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pertaining to the findings which must be made precedent to granting a conditional development permit for a 

second-hand/thrift store. The findings are as follows:

1. The proposed use is deemed essential or desirable to provide a service or facility which will 
contribute to the convenience or general well-being of the neighborhood or community; and

This finding is supported by the following facts: 

The Project is anticipated to be a benefit to the community. The Project will provide an 
alternative option for purchasing pre-owned items to the surrounding community.

2. The proposed use will not be detrimental or injurious to health, safety, or general welfare of 
persons residing or working in the vicinity; and

   
This finding is supported by the following facts: 

The Site is an existing commercial building that is surrounded by other similarly-zoned 
developments.  North of the existing shopping center is a day care facility on the adjacent parcel
to the Project.  The surrounding land uses are not expected to be negatively impacted by the 
proposed Project, since conditions of approval will be implemented to prevent any potential 
adverse impacts as a result of business operations.  All operations will be located within an 
enclosed building.

3. The site for the proposed use is adequate in size, shape, topography, accessibility and other 
physical characteristics to accommodate the proposed use in a manner compatible with 
existing land uses; and

This finding is supported by the following facts: 

The Project Site is a 0.84 acre parcel developed as a 6,655 square foot multi-tenant commercial
building. The Site has existing landscape improvements with one (1) public driveway entry.  The 
Site includes twenty-nine (29) shared parking spaces and reciprocal access with adjacent 
commercial parcels to the north.

4. The site has adequate access to those utilities and other services required for the proposed 
use; and

This finding is supported by the following facts: 

The Site has an existing building with adequate utilities and services through main water, electric, 
sewer, and other utility lines that service the Site.  

5. The proposed use will be arranged, designed, constructed, and maintained so as it will not be 
injurious to property or improvements in the vicinity or otherwise be inharmonious with the 
Neighborhood Commercial (C-1) zone, the General Plan and its objectives, or any zoning 
ordinances, and
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This finding is supported by the following facts: 

The use is consistent with the General Commercial designation of the General Plan and the 
Neighborhood Commercial (C-1) zone.  The Project is not anticipated to exceed any 
environmental impact thresholds that were originally considered during the development of the 
Site for commercial uses and will have a less than significant impact on the environment.  All 
operations will be located within an enclosed building and the hours of operation have also been 
restricted to 9:00 a.m. to 6:00 p.m.  In addition, no donations shall be accepted from the public at 
this location.  Also, the Project meets the separation distance of three-quarters (3/4) of a mile 
between similar establishments, as the Project will be 2.17 miles from the nearest second 
hand/thrift store establishment.  

6. Any potential adverse effects upon the surrounding properties will be minimized to every 
extent practical and any remaining adverse effects shall be outweighed by the benefits 
conferred upon the community or neighborhood as a whole.

This finding is supported by the following facts: 

The Project will not have a significant effect on aesthetics, cultural resources, geology and soils, 
hazards and hazardous materials, and noise.  Any potential impacts will be mitigated to a level of 
insignificance through the conditions of approval.  All operations will be located within an 
enclosed building and the hours of operation have also been restricted to 9:00 a.m. to 6:00 p.m.  
In addition, no donations shall be accepted from the public at this location.  Therefore, the 
potential adverse effects are outweighed by the benefits conferred upon the community and 
neighborhood as a whole.  

SECTION 3.   2nd Look Thrift Store is hereby granted Conditional Development Permit No. 825 to 

establish a second-hand/thrift store at 980 West Bloomington Avenue, Suite A within the C-1

(Neighborhood Commercial) zone.

SECTION 4.   The Project is categorically exempt from the requirements of the California 

Environmental Quality Act (CEQA), pursuant to Section 15301, Existing Facilities. The Planning 

Commission directs the Planning Division to file the necessary documentation with the Clerk of the Board 

of Supervisors for San Bernardino County.

SECTION 5.  That CDP No. 825 is granted to Herlinda Herrera in accordance with the plans and 

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

1. The approval is granted allowing the establishment of a second-hand/thrift store at 980 West
Bloomington Avenue, Suite A, as shown on the plans submitted to the Planning Division on 
October 17, 2016, and as approved by the Planning Commission.  If the Conditions of 



-4-

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

Approval specified herein are not satisfied or otherwise completed, the Project shall be 
subject to revocation.

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

3. The applicant shall defend, indemnify and hold harmless the City of Rialto, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the City 
or its agents, officers, or employees to attack, set aside, void, or annul any approval of the 
City, its advisory agencies, appeal boards, or legislative body concerning CDP No. 825.  
The City will promptly notify the applicant of any such claim, action, or proceeding 
against the City and will cooperate fully in the defense.

4. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the applicant at the time of approval or conditional approval of the 
Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

5. Donation from the public shall not be accepted at this location.

6. Outdoor display and storage of any kind is prohibited.

7. All items for sale shall be displayed in a case, on a shelf, or on a rack in an orderly fashion.

8. Window signage shall be limited to 25 percent of the store front glazing.

9. The signage for the previous tenant shall be removed and new proposed signage shall by 
submitted and reviewed by the Planning Division prior to issuance of the Certificate of 
Occupancy.

10. Prior to Certificate of Occupancy, the applicant shall submit all proposed signage for 
review and approval by the Planning Division to ensure compliance with Chapter 18.102, 
Regulation of Signs and Advertising Structures, of the Rialto Municipal Code.

11. The hours of operation shall be limited to 9:00 a.m. to 6:00 p.m. six (6) days a week.

12. Ninety (90) days after the date of opening, the Planning Commission will review the 
approved facility to determine if the operator has complied with all conditions of approval of 
the Conditional Development Permit.

13. The applicant shall comply with City business license requirements and obtain a City 
business license prior to issuance of a Certificate of Occupancy or final permits.
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14. The applicant shall obtain all necessary approvals and operating permits from all Federal, 
State and local agencies prior to the issuance of a Certificate of Occupancy.

15. The privileges granted by the Planning Commission pursuant to approval of this 
Conditional Development Permit are valid for one (1) year from the effective date of 
approval.  If the applicant fails to commence the Project within one year of said effective 
date, this conditional development permit shall be null and void and any privileges 
granted hereunder shall terminate automatically.  If the applicant or his or her successor 
in interest commences the Project within one year of the effective date of approval, the 
privileges granted hereunder will continue inured to the property as long as the property 
is used for the purpose for which the conditional development permit was granted, and 
such use remains compatible with adjacent property uses.

16. If the applicant fails to comply with any of the conditions of approval placed upon 
Conditional Development Permit No. 825, the Planning Commission may initiate 
proceedings to revoke the conditional development permit in accordance with the 
provisions of Sections 18.66.070 through 18.66.090, inclusive, of the Rialto Municipal 
Code.

SECTION 6. The Chair of the Planning Commission shall sign the passage and adoption of this resolution 

and thereupon the same shall take effect and be in force.

PASSED, APPROVED AND ADOPTED this        9th        day of     November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIRMAN 
CITY OF RIALTO PLANNING COMMISSION 
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RESOLUTION NO. 16-__

A  RESOLUTION  OF  THE  PLANNING  COMMISSION OF 
THE  CITY  OF  RIALTO, CALIFORNIA, GRANTING  A 
CONDITIONAL DEVELOPMENT PERMIT TO ALLOW THE 
ESTABLISHMENT OF A SECOND-HAND/THRIFT STORE
WITHIN A 1,416 SQUARE FOOT COMMERCIAL UNIT
LOCATED AT 980 WEST BLOOMINGTON AVENUE, SUITE A
WITHIN THE C-1 (NEIGHBORHOOD COMMERCIAL) ZONE.

WHEREAS, the applicant, Herlinda Herrera, proposes to establish a second-hand/thrift store

(“Project”) within an existing 1,416 square foot commercial unit located at 980 West Bloomington

Avenue, Suite A, within the Neighborhood Commercial (C-1) zone (“Site”); and

WHEREAS, the Site is a 0.84 acre parcel that has existing landscape improvements with one (1) 

public driveway entry along Bloomington Avenue, in an approximately 6,655 square foot commercial

building, twenty-nine (29) shared parking spaces, and reciprocal access with adjacent commercial 

parcels to the north; and

WHEREAS, the Project will be a second-hand/thrift store that offers wide range previously 

owned items at a discounted price; and 

WHEREAS, pursuant to Section 18.66.030(R) of the Rialto Municipal Code, the establishment 

of a second-hand/thrift store requires a conditional development permit, and the applicant complied with 

this requirement and submitted an application for Conditional Development Permit No. 825 (“CDP No. 

825”) on October 17, 2016; and 

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto conducted a 

duly noticed public hearing, as required by law, on CDP No. 825, took testimony, at which time it 

received input from staff, the city attorney, and the applicant; heard public testimony; discussed the 

proposed CDP No. 825; and closed the public hearing; and 

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

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

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

the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during the 

public hearing conducted with regard to CDP No. 825, including written staff reports, verbal testimony, site 

plan, other documents, and the conditions of approval stated herein, the Planning Commission hereby 

determines that CDP No. 825 satisfies the requirements of Sections 18.66.020 of the Rialto Municipal Code 

pertaining to the findings which must be made precedent to granting a conditional development permit for a 

second-hand/thrift store. The findings are as follows:

1. The proposed use is deemed essential or desirable to provide a service or facility which will 
contribute to the convenience or general well-being of the neighborhood or community; and

This finding is supported by the following facts: 

The Project is anticipated to be a benefit to the community. The Project will provide an 
alternative option for purchasing pre-owned items to the surrounding community.

2. The proposed use will not be detrimental or injurious to health, safety, or general welfare of 
persons residing or working in the vicinity; and

   
This finding is supported by the following facts: 

The Site is an existing commercial building that is surrounded by other similarly-zoned 
developments.  North of the existing shopping center is a day care facility on the adjacent parcel
to the Project.  The surrounding land uses are not expected to be negatively impacted by the 
proposed Project, since conditions of approval will be implemented to prevent any potential 
adverse impacts as a result of business operations, such as prohibiting outdoor display of any 
kind, requiring that all items shall be neatly organized on shelves, racks or designated display 
areas and not within the walk aisles on the floor, and limiting window signs to 25 percent of the 
store front glazing.  All operations will be located within an enclosed building.

3. The site for the proposed use is adequate in size, shape, topography, accessibility and other 
physical characteristics to accommodate the proposed use in a manner compatible with 
existing land uses; and

This finding is supported by the following facts: 

The Project Site is a 0.84 acre parcel developed as a 6,655 square foot multi-tenant commercial
building. The Site has existing landscape improvements with one (1) public driveway entry.  The 
Site includes twenty-nine (29) shared parking spaces and reciprocal access with adjacent 
commercial parcels to the north.
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4. The site has adequate access to those utilities and other services required for the proposed 
use; and

This finding is supported by the following facts: 

The Site has an existing building with adequate utilities and services through main water, electric, 
sewer, and other utility lines that service the Site.  

5. The proposed use will be arranged, designed, constructed, and maintained so as it will not be 
injurious to property or improvements in the vicinity or otherwise be inharmonious with the 
Neighborhood Commercial (C-1) zone, the General Plan and its objectives, or any zoning 
ordinances, and

This finding is supported by the following facts: 

The use is consistent with the General Commercial designation of the General Plan and the 
Neighborhood Commercial (C-1) zone.  The Project is not anticipated to exceed any 
environmental impact thresholds that were originally considered during the development of the 
Site for commercial uses and will have a less than significant impact on the environment.  All 
operations will be located within an enclosed building and the hours of operation have also been 
restricted to 9:00 a.m. to 6:00 p.m.  In addition, no donations shall be accepted from the public at 
this location.  Also, the Project meets the separation distance of three-quarters (3/4) of a mile 
between similar establishments, as the Project will be 2.17 miles from the nearest second 
hand/thrift store establishment.  

6. Any potential adverse effects upon the surrounding properties will be minimized to every 
extent practical and any remaining adverse effects shall be outweighed by the benefits 
conferred upon the community or neighborhood as a whole.

This finding is supported by the following facts: 

The Project will not have a significant effect on aesthetics, cultural resources, geology and soils, 
hazards and hazardous materials, and noise.  Any potential impacts will be mitigated to a level of 
insignificance through the conditions of approval.  All operations will be located within an 
enclosed building and the hours of operation have also been restricted to 9:00 a.m. to 6:00 p.m.  
In addition, no donations shall be accepted from the public at this location.  Therefore, the 
potential adverse effects are outweighed by the benefits conferred upon the community and 
neighborhood as a whole.  

SECTION 3.   The applicant is hereby granted CDP No. 825 to establish a second-hand/thrift store

at 980 West Bloomington Avenue, Suite A within the C-1 (Neighborhood Commercial) zone.

SECTION 4.   The Project is categorically exempt from the requirements of the California 

Environmental Quality Act (CEQA), pursuant to Section 15301, Existing Facilities. The Planning 
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Commission directs the Planning Division to file the necessary documentation with the Clerk of the Board 

of Supervisors for San Bernardino County.

SECTION 5.  That CDP No. 825 is granted to Herlinda Herrera in accordance with the plans and 

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

1. The approval is granted allowing the establishment of a second-hand/thrift store at 980 West
Bloomington Avenue, Suite A, as shown on the plans submitted to the Planning Division on 
October 17, 2016, and as approved by the Planning Commission.  If the Conditions of 
Approval specified herein are not satisfied or otherwise completed, the Project shall be 
subject to revocation.

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

3. The applicant shall defend, indemnify and hold harmless the City of Rialto, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the City 
or its agents, officers, or employees to attack, set aside, void, or annul any approval of the 
City, its advisory agencies, appeal boards, or legislative body concerning CDP No. 825.  
The City will promptly notify the applicant of any such claim, action, or proceeding 
against the City and will cooperate fully in the defense.

4. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the applicant at the time of approval or conditional approval of the 
Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

5. Donation from the public shall not be accepted at this location.

6. Outdoor display and storage of any kind is prohibited.

7. All items for sale shall be displayed in a case, on a shelf, or on a rack in an orderly fashion.

8. Window signage shall be limited to 25 percent of the store front glazing.

9. The signage for the previous tenant shall be removed and new proposed signage shall by 
submitted and reviewed by the Planning Division prior to issuance of the Certificate of 
Occupancy.
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10. Prior to Certificate of Occupancy, the applicant shall submit all proposed signage for 
review and approval by the Planning Division to ensure compliance with Chapter 18.102, 
Regulation of Signs and Advertising Structures, of the Rialto Municipal Code.

11. The hours of operation shall be limited to 9:00 a.m. to 6:00 p.m. six (6) days a week.

12. Ninety (90) days after the date of opening, the Planning Commission will review the 
approved facility to determine if the operator has complied with all conditions of approval of 
the Conditional Development Permit.

13. The applicant shall comply with City business license requirements and obtain a City 
business license prior to issuance of a Certificate of Occupancy or final permits.

14. The applicant shall obtain all necessary approvals and operating permits from all Federal, 
State and local agencies prior to the issuance of a Certificate of Occupancy.

15. The privileges granted by the Planning Commission pursuant to approval of this 
Conditional Development Permit are valid for one (1) year from the effective date of 
approval.  If the applicant fails to commence the Project within one year of said effective 
date, this conditional development permit shall be null and void and any privileges 
granted hereunder shall terminate automatically.  If the applicant or his or her successor 
in interest commences the Project within one year of the effective date of approval, the 
privileges granted hereunder will continue inured to the property as long as the property 
is used for the purpose for which the conditional development permit was granted, and 
such use remains compatible with adjacent property uses.

16. If the applicant fails to comply with any of the conditions of approval placed upon 
Conditional Development Permit No. 825, the Planning Commission may initiate 
proceedings to revoke the conditional development permit in accordance with the 
provisions of Sections 18.66.070 through 18.66.090, inclusive, of the Rialto Municipal 
Code.

SECTION 6. The Chair of the Planning Commission shall sign the passage and adoption of this resolution 

and thereupon the same shall take effect and be in force.

PASSED, APPROVED AND ADOPTED this       9th        day of     November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIRMAN 
CITY OF RIALTO PLANNING COMMISSION 
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For the Planning Commission Meeting of November 9, 2016

TO: Honorable Chairman and Planning Commissioners

APPROVAL: Robb Steel, Asst.CA/Development Services Director

REVIEWED BY: Gina M. Gibson-Williams, Planning Manager

FROM: Daniel Casey, Associate Planner

Amendment No. 5 to the Renaissance Specific Plan: A request to change the zoning designation
of approximately 18.20 gross acres of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07)
located at the southeast corner of Renaissance Parkway and Palmetto Avenue from Freeway
Commercial (FC) within the Renaissance Specific Plan to Business Center (BC) within the
Renaissance Specific Plan. An Addendum to the Previously Certified Renaissance Specific Plan
Environmental Impact Report (Environmental Assessment Review No. 16-27) has been prepared
for consideration in conjunction with the project.

Tentative Parcel Map No. 19754: A request to consolidate six (6) parcels of land (APNs: 0240-171-
02, -03, -20, -21, -27 & 0240-191-07) located at the southeast corner of Renaissance Parkway and
Palmetto Avenue into three (3) parcels of land totaling 18.06 net acres to facilitate the development
of one (1) 210,628 square foot warehouse building, one (1) 77,047 square foot warehouse building,
and one (1) 53,040 square foot warehouse building. An Addendum to the Previously Certified
Renaissance Specific Plan Environmental Impact Report (Environmental Assessment Review No.
16-27) has been prepared for consideration in conjunction with the project.

APPLICANT:

Proficiency Capital, LLC, 5020 Campus Drive, Newport Beach, CA 92660.

LOCATION:

The project site consists of six (6) parcels of land located at the southeast corner of Renaissance
Parkway and Palmetto Avenue (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) (Refer to the
attached Location Map (Exhibit A)).

BACKGROUND:

Surrounding Land Use and Zoning

Location Existing Land
Use

Zoning

Site Vacant Land Freeway Commercial (FC)

North 210 Freeway N/A

East Vacant Land Freeway Commercial (FC)

South Industrial
Warehouses

Planned Industrial
Development (I-PID)

West Single-Family
Residences

City of Fontana
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Location Existing Land
Use

Zoning

Site Vacant Land Freeway Commercial (FC)

North 210 Freeway N/A

East Vacant Land Freeway Commercial (FC)

South Industrial
Warehouses

Planned Industrial
Development (I-PID)

West Single-Family
Residences

City of Fontana

General Plan Designations

Location General Plan Designation

Site Specific Plan with a Specific Plan Overlay (Renaissance SP)

North Freeway/Highway

East Specific Plan with a Specific Plan Overlay (Renaissance SP)

South Business Park with a Specific Plan Overlay (Rialto Airport SP)

West City of Fontana

Site Characteristics
The project site is an asymmetrical-shaped piece of land comprised of six parcels. The parcels as a
whole are approximately 18.20 gross acres in size with approximate dimensions of 1,430 feet (east-
west) by 600 feet (north-south). The entire site is undeveloped and covered by natural grasses and
shrubs. The project site is bound on the north by Renaissance Parkway and on the west by Palmetto
Avenue. To the north, across Renaissance Parkway, is the 210 Freeway, and to the east is
approximately 3.28 gross acres of vacant land. To the south are two (2) large warehouse buildings
totaling approximately 2,060,000 square feet in size, and to the west, across Palmetto Avenue, is a
single-family residential subdivision. The zoning of the project site and the properties to the east is
Freeway Commercial (FC) within the Renaissance Specific Plan. The zoning of the properties to the
south is Planned Industrial Development (I-PID) within the Rialto Airport Specific Plan, and the
properties to the west are within the jurisdiction of the City of Fontana.

ANALYSIS/DISCUSSION:

Project Proposal
Proficiency Capital, LLC proposes to consolidate six (6) parcels of land into three (3) parcels of land
and then construct separate warehouse buildings on each parcel (Exhibits B & C). Parcel 1 will
comprise 10.99 net acres of land on the west side of the project site to facilitate the development of a
210,628 square foot warehouse building (Building 1). Parcel 2 will comprise 4.22 net acres of land
within the center of the project site to facilitate the development of a 77,047 square foot warehouse
building (Building 2). Parcel 3 will comprise 2.85 net acres of land on the east end of the project site
to facilitate the development of a 53,040 square foot warehouse building (Building 3). There is no
proposed tenant for the any of the buildings at this time, but the design of each building will
accommodate a wide-range of manufacturing and/or warehouse uses. According to the floor plans (
Exhibit D), the office areas will be located on the north side of each building, while the dock loading
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Exhibit D), the office areas will be located on the north side of each building, while the dock loading
areas will be located on the south side of Building 1 and the west side of both Buildings 2 and 3.
Building 1 will have thirty-two (32) dock doors, Building 2 will have fifteen (15) dock doors, and
Building 3 will have nine (9) dock doors. All dock doors and truck trailers will be screened from public
view along Renaissance Parkway and Palmetto Avenue via fourteen (14) foot tall concrete screen
walls.

Architectural Design
The proposed buildings will feature significant building footprint articulation in the form of projected
wall panels, projected pillars, and recessed niches alternating approximately every 100 linear feet on
all sides of each building. The articulated portions and the corners of the building will feature
increased height, relative to the rest of the building. The building height of Building 1 ranges from
thirty-eight (38) feet to fifty (50) feet from the finished floor, with the highest points being the office
corners and the articulated portions. Buildings 2 and 3 will have a building height ranging from thirty-
six (36) feet to forty-eight (48) feet from the finished floor, again with the highest points being the
office corners and articulated portions. The exterior of the buildings will be of concrete tilt-up wall
construction painted with a palette of five (5) different colors (Exhibit E). The main wall planes and
the office corners will have light gray tones, while the projected and recessed wall segments will have
dark gray tones. Other key features of the buildings include concrete tile roofing above the office
corners, generous amounts of glazing, limestone veneer accents at the office corners, and panel
reveals.

Access
The project will have three (3) points of access via two (2) driveways connected to Renaissance
Parkway and one (1) driveway connected to Palmetto Avenue. Both driveways on Renaissance
Parkway will provide truck access to project site, while the driveway on Palmetto Avenue will be
limited to employee/visitor access only. Access to the driveways will be provided via new street
improvements along Renaissance Parkway and Palmetto Avenue.

No trucks will access the site from Palmetto Avenue, thereby preventing nuisance truck noise and
vibration from affecting the single-family residences to the west.

Parking
Building 1 will have 156 auto-parking spaces, Building 2 will have 79 auto-parking spaces, and
Building 3 will have 62 auto-parking spaces, for a combined 297 parking spaces for employees and
visitors. These quantities meet the minimum parking requirement as shown in the parking calculation
chart below and as required under Table 3-6 of the Renaissance Specific Plan (RSP):

Building 1 Auto-Parking Calculation:

Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 160,628 1 / 4,000 41

Office 10,000 1 / 250 40

Total Required/Total Provided 121/156
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Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 160,628 1 / 4,000 41

Office 10,000 1 / 250 40

Total Required/Total Provided 121/156

Building 2 Auto-Parking Calculation:

Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 32,047 1 / 4,000 9

Office 5,000 1 / 250 20

Total Required/Total Provided 69/79

Building 3 Auto-Parking Calculation:

Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 8,040 1 / 4,000 3

Office 5,000 1 / 250 20

Total Required/Total Provided 63/63

Landscaping
The landscape coverage for the entire project is 19.8 percent, which exceeds the minimum required
amount of 10.0 percent. This includes a ten (10) foot wide landscape easement adjacent to the
public right-of-way along both Renaissance Parkway and Palmetto Avenue and landscape setbacks
along the project street frontages that vary in depth from 20 feet to 30 feet. The landscape setbacks
will feature undulating berms, twenty-four (24) inch box trees every thirty (30) feet, and an abundant
amount of shrubs and ground cover, all in compliance with the Landscape Plant Palette of the
Renaissance Specific Plan (Exhibit F).
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Amendment No. 5 to the Renaissance Specific Plan
According to Figure 2-2 (Land Use Diagram) of the RSP, the entire project site is zoned Freeway
Commercial (FC). Per Table 3-2, (General Permitted Uses) of the RSP, warehouse developments
are not permitted within the FC zone. Thus, the current zoning designation cannot accommodate the
proposed development. Within the RSP, only the Employment (EMP), Freeway Incubator (FI), and
Business Center (BC) zones permit the development of warehouses. Simultaneously, the design of
the proposed development is consistent with the development standards of the BC zone. As such,
the applicant filed a Specific Plan Amendment application to change the zoning designation of the
entire project site from FC to BC. The BC zone is the most logical zone for the project site, as it is
consistent with the warehouse developments located to the south. The zoning of those warehouse
developments is I-PID within the Rialto Airport Specific Plan, which is comparable to the BC zone.

The likelihood that the project site will ever develop with freeway commercial uses is remote. Prior to
the adoption of the RSP, the project site was zoned Regional Freeway Commercial (RFC) in the
Rialto Airport Specific Plan. Despite maintaining a zoning for freeway commercial uses for over 20
years the project site has remained vacant. An abundance of existing freeway commercial uses in
nearby Fontana, mainly the Sierra Lakes Marketplace, and the lack of new housing in the area, which
is necessary to increase commercial demand, make a commercial use in the near future improbable.
Additionally, in the mid-2000’s Caltrans installed a sound wall on the south side of the 210 freeway
that parallels approximately 215 linear feet along the project site’s frontage. This sound wall greatly
reduces views of the project site from the 210 freeway, views deemed crucial to any potential
commercial user.

For all of these reasons, the Planning Divisions supports the applicant’s request to change the zoning
designation of the project site to BC. All other FC zoned properties to the east of the project site,
which are closer to Alder Avenue and 210-freeway access, will remain zoned FC.

Floor Area Ratio
Per Section 3 (Development Criteria), Table 3-5 of the Renaissance Specific Plan the maximum
allowable Floor Area Ratio (FAR) for a site over 10 acres within the BC zone is 55.0 percent, while
the maximum FAR for a site less than 5 acres within the BC zone is 45.0 percent. The FAR
proposed for Building 1 is 44.0 percent, which is 11.0 percent less than the maximum allowable. The
FAR proposed for Building 2 is 41.9 percent, which is 3.1 percent less than the maximum allowable,
and the FAR proposed for Building 3 is 42.8 percent, which is 2.2 percent less than the maximum
allowable.  The FAR for all three (3) buildings complies with the FAR requirement of the BC zone.

Economic Development Committee
The Economic Development Committee (EDC) reviewed the project on March 16, 2016. The EDC
supported the change in zoning, and instructed the applicant to file all entitlement applications
necessary to develop the project.

Development Review Committee
The Development Review Committee (DRC) reviewed the project on May 18, 2016. The DRC
recommended approval of the project subject to the applicant revising the site design and
architecture of the building. The Committee’s revisions included enhanced building articulation,
adequate truck dock screening, and increased landscaped setbacks. The Committee’s revisions
have been incorporated into the project plans. After Planning Commission review, the project will
return to the Development Review Committee for finalization of all Precise Plan of Design
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development-related conditions.

Transportation Commission
Kunzman Associates, Inc. prepared a traffic study for the project, dated August 30, 2016, to assess
potential impacts to local streets and intersections. The Transportation Commission reviewed and
approved the traffic study on October 5, 2016. A total of 2,033 daily Passenger Car Equivalent
(PCE) trips are anticipated, with 173 AM peak hour trips and 184 PM peak hour trips. The traffic
study determined that the project is responsible for “fair-share” payment of $88,135 towards a future
traffic signal at the intersection of Renaissance Parkway and Palmetto Avenue and towards
intersection and roadway improvements along Alder Avenue between Renaissance Parkway and the
210 Freeway.

Street improvements, previously noted, and payment of development impact fees related to traffic are
also required. All street improvements and “fair-share” payments, as established by the traffic study,
must be paid and/or completed prior to occupancy.

Fiscal Analysis
Prior to completion of the project, the applicant will be required to pay plan check, permit, and
development impact fees to the City. The applicant will pay approximately $1,987,000 for those one-
time fees, as shown in the chart below:

Fee Capital Operating Total

Development Impact Fees $1,850,000 - $1,850,000
Building Plan Check / Permit Fees - $80,000 $80,000
Planning Fees - $12,000 $12,000
Engineering Plan Check / Permit
Fees

- $45,000 $45,000

One Time Fee Revenues $1,850,000 $137,000 $1,987,000

Additionally, the project will generate approximately $67,000 in annual recurring revenues to the City
General Fund. The applicant will pay increased property taxes, business license taxes, and utility
taxes on a recurring basis.

Revenue Source Estimated First Year Revenue

Property Taxes $27,000
Utility Taxes $23,000
Business License Tax $17,000

Total Annual Revenues $67,000

Furthermore, the project will generate approximately 160 to 180 jobs with a warehouse use tenant in
each building. Typical wages for warehouses range from $12.00 an hour to $20.00 an hour for entry-
level production workers and $20.00 an hour to $40.00 an hour for supervisory and management
positions. Ultimately, the end user will determine the actual wages provided. Not only will the project
City of Rialto Printed on 11/6/2016Page 6 of 8

powered by Legistar™

http://www.legistar.com/


File #: 16-767, Version: 1

positions. Ultimately, the end user will determine the actual wages provided. Not only will the project
provide additional employment opportunities for City of Rialto residents, but it will also result in result
in employees spending their discretionary income as they frequent local restaurants, gas stations,
and other local businesses.

Land Use Compatibility
The project is consistent with the BC zone proposed by the applicant. The proposed development is
consistent with the existing warehouse developments adjacent to the south of the project site. The
nearest sensitive uses are the single-family residences located to the west of the project site, across
Palmetto Avenue. The project is not expected to negatively impact any uses since measures, such
as landscape buffering, the installation of solid screen walls, and the restriction of truck movements
on Palmetto Avenue will be implemented. The project is anticipated to be a benefit to the community
and an improvement to the surrounding area. Upon completion of the project, the site will be
enhanced aesthetically with new structures and landscaping that complies with the City’s Design
Guidelines and the Renaissance Specific Plan.

GENERAL PLAN CONSISTENCY:

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

Goal 2-16:  Improve the architectural and design quality of development in Rialto.

Goal 2-22: Promote commercial and/or industrial development that is well designed, people-
oriented, environmentally sustainable, sensitive to the needs of the visitor or resident, and
functionally efficient for its purpose.

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

ENVIRONMENTAL IMPACT:

The applicant engaged T&B Planning, Inc. to prepare an Initial Study (Environmental Assessment
Review No. 16-27) for the project in accordance with the requirements of the California
Environmental Quality Act (CEQA). Based on the findings within the Initial Study, staff determined
that the environmental effects that will result from the project have already been addressed in the
previously certified Renaissance Specific Plan Final Environmental Impact Report, and, as such, an
Addendum to the Renaissance Specific Plan Final Environmental Impact Report was prepared. The
Addendum includes mitigation measures for effects related to Air Quality, Biological Resources,
Cultural Resources, Geology and Soils, Greenhouse Gas Emissions, Hydrology and Water Quality,
Noise, and Transportation/Traffic. The Addendum to the Renaissance Specific Plan Environmental
Impact Report, including the Initial Study and the Mitigation Monitoring and Report Program (MMRP),
is attached to the agenda report (Exhibit G).

Additionally, in accordance with California Assembly Bill 52 and California Senate Bill 18, notices
were mailed to eleven (11) Native American tribes informing them of the project and allowing them to
request consultation on the project. One (1) letter was received from the Gabrieleño Band of Mission
Indians-Kizh Nation. In the letter, the Kizh Nation requested the ability to place a certified Native
American Monitor on-site during all ground disturbance activities. A Condition of Approval is included
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American Monitor on-site during all ground disturbance activities. A Condition of Approval is included
within the Draft Resolution of Approval for Tentative Parcel Map No. 19754 requiring to the applicant
to coordinate with the Kizh Nation to allow access during all ground disturbance activities. The City
informed Kizh Nation of the Condition of Approval and they deemed it acceptable.

PUBLIC NOTICE:

The City mailed public hearing notices for the proposed project to all property owners within 300 feet
of the project site, and published the public hearing notice in the San Bernardino Sun newspaper as
required by State law.

RECOMMENDATION:

It is recommended that the Planning Commission:

· Adopt the attached Resolution (Exhibit H) forwarding to the City Council the recommendation to
adopt an Addendum to the Renaissance Specific Plan Final Environmental Impact Report related
to the change of zoning from Freeway Commercial (FC) to Business Center (BC), the
consolidation of six (6) parcels into three (3) parcels, and the development of three (3) separate
warehouse buildings; and

· Adopt the attached Resolution (Exhibit I) forwarding to the City Council a recommendation to
approval Amendment No. 5 to the Renaissance Specific Plan to change the zoning designation of
approximately 18.20 gross acres of land, detailed in the legal description attached as Exhibit J,
from Freeway Commercial (FC) within the Renaissance Specific Plan to Business Center (BC)
within the Renaissance Specific Plan, subject to the findings and conditions therein; and

· Adopt the attached Resolution (Exhibit K) forwarding to the City Council a recommendation to
approve Tentative Parcel Map No. 19754 to allow the consolidation of six (6) parcels of land
(APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) into three (3) parcels of land to facilitate
the development of three (3) separate warehouse buildings subject to the findings and conditions
therein.
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RESOLUTION NO. 16-_

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF RIALTO, CALIFORNIA, RECOMMENDING THAT 
THE CITY COUNCIL APPROVE TENTATIVE PARCEL MAP 
NO. 19754 TO ALLOW THE CONSOLIDATION OF SIX (6) 
PARCELS OF LAND (APNS: 0240-171-02, -03, -20, -21, -27 & 
0240-191-07) LOCATED AT THE SOUTHEAST CORNER OF 
RENAISSANCE PARKWAY AND PALMETTO AVENUE INTO 
THREE (3) PARCELS OF LAND.

WHEREAS, the applicant, Proficiency Capital, LLC, proposes to consolidate six (6)

parcels of land (APNS: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the southeast 

corner of Renaissance Parkway and Palmetto Avenue (collectively “Site”) into three (3) parcels

of land (“Project”); and

WHEREAS, the Project will result in the creation of three (3) parcels of land: Parcel 1 a 

10.99 net acre parcel of land, Parcel 2 a 4.22 net acre parcel of land, and Parcel 3 a 2.85 net acre 

parcel of land; and

WHEREAS, in conjunction with the Project, the applicant proposes to develop a 210,628 

square foot warehouse building on Parcel 1, a 77,047 square foot warehouse building on Parcel 

2, and a 53,040 square foot warehouse building on Parcel 3 (“Development”); and

WHEREAS, in conjunction with the Project, the applicant has also submitted 

Amendment No. 5 to the Renaissance Specific Plan to change the zoning designation of the Site, 

as described in the legal description attached as Exhibit A, from Freeway Commercial (FC) 

within the Renaissance Specific Plan to Business Center (BC) within the Renaissance Specific 

Plan (“RSP AMD No. 5”); and

WHEREAS, the Project within the BC zone requires the approval of a tentative parcel 

map, and the Applicant has agreed to apply for a Tentative Parcel Map No. 19754 (“TPM No. 

19754”), in accordance with Government Code Sections 66473.5 and 66474; and 

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on TPM No. 19754 and RSP AMD 

No. 5, took testimony, at which time it received input from staff, the city attorney, and the 
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Applicant; heard public testimony; discussed the proposed TPM No. 19754 and RSP AMD No. 

5; and closed the public hearing; and

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

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Rialto as follows: 

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

forth in the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during 

the public hearing conducted with regard to TPM No. 19754, including written staff reports, verbal 

testimony, project plans, other documents, and the conditions of approval stated herein, the Planning 

Commission hereby determines that TPM No. 19754 satisfies the requirements of Government 

Code Section 66474 pertaining to the findings which must be made precedent to granting a tentative 

map. The findings are as follows:

1. That the proposed tentative parcel map is consistent with the General Plan of the 
City of Rialto and the Business Center (BC) zone of the Rialto Airport Specific Plan; 
and

This finding is supported by the following facts: 

The Site has a General Plan designation of Specific Plan with a Specific Plan Overlay.  RSP 
AMD No. 5, prepared in conjunction with the Project, will change the zoning designation of 
the Site from FC to BC.  According to Table 3-5 (Development Standards-Business and 
Commercial Uses) of the Renaissance Specific Plan, the minimum parcel size in the BC 
zone is 1.0 acres, the minimum lot width in the BC zone is 200 feet, and the minimum lot 
depth in the BC zone is 200 feet.  Parcel 1 will be 10.99 net acres in size with approximate 
dimensions of 807 feet by 575 feet.  Parcel 2 will be 4.22 net acres in size with approximate 
dimensions of 331 feet by 550 feet.  Parcel 3 will be 2.85 net acres in size with approximate 
dimensions of 290 feet by 428 feet.  The proposed parcels will exceed the required 
minimum lot size and dimension.

2. That the design and improvements of the proposed tentative parcel map are 
consistent with the Subdivision Ordinance, the General Plan of the City of Rialto, 
and the Business Center (BC) zone of the Renaissance Specific Plan; and

   
This finding is supported by the following facts: 
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The Project will comply with all technical standards required by Subdivision Map Act, the 
General Plan of the City of Rialto, and the BC zone of the Renaissance Specific Plan.  All 
street improvements shown on the proposed tentative map have been designed to the 
standards established within the Section 3 (Development Criteria) of the Renaissance 
Specific Plan.

3. That the site is physically suitable for the type of proposed development; and

This finding is supported by the following facts: 

The Site is a relatively flat piece of land and development of the land should be easily 
accommodated.  The Applicant will be required to submit a grading plan and 
geotechnical/soils report to the Public Works Department for review and approval prior 
to issuance of any building permits.

4. That the site is physically suitable for the proposed density of the development; and

This finding is supported by the following facts: 

RSP AMD No. 5, prepared in conjunction with the Project, will change the zoning 
designation of the Site from FC to BC.  Subsequently, the Project will consolidate the Site 
into three (3) parcels of land to facilitate the development of three (3) separate warehouse 
buildings. Parcel 1 will contain 10.99 net acres of land with a 210,628 square foot 
warehouse building, resulting in a FAR of 44.0 percent.  Parcel 2 will contain 4.22 net acres 
of land with a 77,047 square foot warehouse building, resulting in an FAR of 41.9 percent.  
Parcel 3 will contain 2.85 net acres of land with a 53,040 square foot building, resulting in 
an FAR of 42.8 percent.  Per Section 3 (Development Criteria), Table 3-5 of the 
Renaissance Specific Plan the maximum allowable Floor Area Ratio (FAR) for a site over 
10 acres within the BC zone is 55.0 percent, while the maximum FAR for a site less than 5 
acres within the BC zone is 45.0 percent.  Each building proposed in conjunction with the 
Project complies with the FAR requirement of the BC zone.

Additionally, the proposed development does comply with all other development standards 
of the BC zone that are contained within the Section 3 (Development Criteria) of the 
Renaissance Specific Plan, including building setbacks, landscape setbacks, off-street 
parking, etc.

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

This finding is supported by the following facts:

The Site is undeveloped and covered by natural grasses.  The Initial Study (Environmental 
Assessment Review No. 16-05) prepared for the project identified that the Site was not 
identified by the Renaissance Specific Plan Final Environmental Impact Report (RSP FEIR) 
as a Site containing suitable habitat for any sensitive species, including the Burrowing Owl.  
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Additionally, a Habitat Sustainability Evaluation was prepared by Ecological Sciences
specifically for the project.  The Habitat Sustainability Evaluation came to the same 
conclusion documented in the RSP FEIR and found that the site is highly degraded and 
lacks suitable habitat for sensitive wildlife and plant species.  Nevertheless, the Initial Study 
prepared for the Project includes two (2) mitigation measures from the RSP FEIR requiring 
pre-construction surveys to ensure that burrowing owls and other nesting birds are not 
present on the Site.  Implementation of those two (2) mitigation measures will reduce any 
potential impacts on biological resources to a less than significant level.

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

This finding is supported by the following facts: 

To the north, across Renaissance Parkway, is the 210 Freeway, and to the east is 
approximately 3.28 gross acres of vacant land.  To the south are two (2) large warehouse 
buildings totaling approximately 2,060,000 square feet in size, and to the west, across 
Palmetto Avenue, is a single-family residential subdivision.  The zoning of the project 
site and the properties to the east is Freeway Commercial (FC) within the Renaissance 
Specific Plan.  The zoning of the properties to the south is Planned Industrial 
Development (I-PID) within the Rialto Airport Specific Plan, and the properties to the 
west are within the jurisdiction of the City of Fontana. The development proposed in 
conjunction with the Project is consistent with the existing warehouse developments 
adjacent to the south of the project site, and several others in the nearby area.  

The nearest sensitive uses are the single-family residences located to the west of the 
project site, across Palmetto Avenue.  The project is not expected to negatively impact 
any uses since measures, such as landscape buffering, the installation of solid screen 
walls, and the restriction of truck movements on Palmetto Avenue will be implemented.  
Furthermore, construction impacts will be limited through the strict enforcement of the 
allowable construction hours listed in Section 9.50.070 of the Rialto Municipal Code, as 
well as enforcement of regular watering of the Site to limit airborne dust and other 
particulate matter.  As a result, the Project is not likely to cause any public health 
problems.

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

This finding is supported by the following facts:

Nine (9) easements exist, or are proposed, on or near the Site.  Upon completion of the Final 
Map and street dedication, access to each of the easements will remain in perpetuity.
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SECTION 3.   An Initial Study (Environmental Assessment Review No. 16-27) has been 

prepared for the proposed Project in accordance with the California Environmental Quality Act 

(CEQA) and it has been determined that the Project will not create new or more severe impacts than 

those evaluated in the previously certified Renaissance Specific Plan Final Environmental Impact 

Report.  Based on the Initial Study, prepared in accordance with CEQA, an Addendum to the 

Renaissance Specific Plan Final Environmental Impact Report has been prepared.  The Planning 

Commission has forwarded, or is forwarding, a recommendation to the City Council to adopt the 

Addendum to the Renaissance Specific Plan Final Environmental Impact Report for the Project.

SECTION 4.  The Planning Commission hereby recommends that the City Council approve 

TPM No. 19754, in conjunction with the RSP AMD No. 5, to allow the consolidation of six (6) 

parcels of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the southeast 

corner of Renaissance Parkway and Palmetto Avenue into three (3) parcels of land, in accordance 

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

1. TPM No. 19754 is approved allowing the consolidation of six (6) parcels of land 
(APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the southeast corner 
of Renaissance Parkway and Palmetto Avenue into three (3) parcels of land for the 
purpose of developing one (1) 210,628 square foot warehouse building, one (1) 
77,047 square foot warehouse building, and one (1) 53,040 square foot warehouse 
building, as shown on the tentative map submitted to the Planning Division on August
18, 2016, and as approved by the Planning Commission.  If the Conditions of Approval 
specified herein are not satisfied or otherwise completed within the required time, the 
Project shall be subject to revocation.

2. Prior to the issuance of building or grading permits for the proposed development, a 
Precise Plan of Design shall be approved by the City's Development Review Committee 
(DRC).  

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

4. The Applicant shall defend, indemnify and hold harmless the City of Rialto, its 
agents, officers, or employees from any claims, damages, action, or proceeding 
against the City or its agents, officers, or employees to attack, set aside, void, or annul 
any approval of the City, its advisory agencies, appeal boards, or legislative body 
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concerning TPM No. 19754.  The City will promptly notify the Applicant of any such 
claim, action, or proceeding against the parties and will cooperate fully in the defense.

5. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the Applicant at the time of approval or conditional approval of 
the Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

6. Applicant shall comply with all conditions of approval contained in RSP AMD No. 5, to 
the extent they are not in conflict with any condition of approval herein.

7. All mitigation measures listed in Environmental Assessment Review No. 16-27 shall be 
met prior to issuance of any Certificate of Occupancy.

8. The Applicant shall coordinate with the Gabrieleño Band of Mission Indians-Kizh 
Nation, prior to the issuance of a grading permit, to allow for a Native American 
Monitor to be located on-site during all ground disturbances, or as required by the 
Gabrieleño Band of Mission Indians-Kizh Nation.

9. All conditions of approval for TPM No. 19754 shall be completed to the satisfaction of 
the City Engineer prior to the issuance of a Certificate of Occupancy.

10. The Applicant shall pay all applicable development impact fees in accordance with the 
City of Rialto fee ordinance in effect at the time the fees are due.

11. A Precise Grading Plan shall be approved for the project by the City Engineer prior to 
the issuance of any building permits. 

12. The development shall apply for annexation of the underlying property into City of 
Rialto Landscape and Lighting Maintenance District No. 2 (“LLMD 2”).  An application 
fee of $5,000 shall be paid at the time of application.  Annexation into LLMD 2 is a 
condition of acceptance of any new median and/or parkway landscaping, or any new 
public street lighting improvements, to be maintained by the City of Rialto.

13. The Applicant shall submit landscaping and irrigation system improvement plans for all 
LLMD 2 areas for review and approval by the City Engineer.  All landscaping within 
the LLMD 2 areas shall comply with the Landscape Plant Palette of the Renaissance 
Specific Plan.  The irrigation system shall be separately metered from the landscaping to 
be maintained by the Applicant, for future use by the City upon acceptance of the 
parkway and median landscaping by the City.  The plans shall be approved concurrently 
with the street improvement plans for the median and prior to issuance of a building 
permit, unless otherwise allowed by the City Engineer.

14. All median and parkway landscaping shall be guaranteed for a period of one year from 
the date of acceptance by the City Engineer.  Any landscaping that fails during the one 
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year landscape maintenance period shall be replaced with similar plant material to the 
satisfaction of the City Engineer, and shall be subject to a subsequent one year landscape 
maintenance period.

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

16. Any improvements within the public right-of-way require a City of Rialto 
Encroachment Permit.

17. The Applicant shall submit street improvement plans prepared by a registered California 
civil engineer to the Engineering Division for review.  The plans shall be approved by 
the City Engineer prior to the issuance of any building permits.

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

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

20. The Applicant shall dedicate additional right-of-way along the entire project frontage of
Renaissance Parkway as may be required to provide the ultimate half-width of 54 feet, 
together with a property line – corner cutback at the southeast corner of Renaissance 
Parkway and Palmetto Avenue, as required by the City Engineer.

21. The Applicant shall make every effort to acquire additional right-of-way along the entire 
frontage of the properties identified by Assessor’s Parcel Numbers 0240-171-30 and 
0240-191-41 as may be required to provide the ultimate half-width of 54 feet along the 
north side Renaissance Parkway, as required by the City Engineer.

22. The Applicant shall dedicate a 10-foot wide landscape easement adjacent to the public 
right-of-way along the entire project frontage of Renaissance Parkway.
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23. The Applicant shall construct new full-width street improvements in accordance with 
the Renaissance Specific Plan, including curb, gutter, sidewalk, parkway, and street 
paving, along the entire of project frontage on Renaissance Parkway, to the satisfaction 
of the City Engineer, and as required by the Transportation Commission.

24. The Applicant shall construct a curb ramp meeting current California State Accessibility 
standards at the southeast corner of Renaissance Parkway and Palmetto Avenue, in 
accordance with City of Rialto Standard Drawings.

25. The Applicant shall construct two (2) new commercial driveway approaches on 
Renaissance Parkway in accordance with City of Rialto Standard Drawings, or as 
otherwise approved by the City Engineer. The driveway approach shall be constructed 
so the top of “X” is 5 feet from the property line, or as otherwise approved by the City 
Engineer.  Nothing shall be constructed or planted in the corner cut-off area that does 
exceed or will exceed 30 inches in height in order to maintain an appropriate corner 
sight distance, as required by the City Engineer.

26. The Applicant shall construct a curb ramp meeting current California State Accessibility 
standards along both sides of each new commercial driveway approach located on 
Renaissance Parkway.  The Applicant shall ensure that an appropriate path of travel, 
meeting ADA guidelines, is provided across the driveway, and shall adjust the location 
of the access ramps, if necessary, to meet ADA guidelines, subject to the approval of the 
City Engineer.  If necessary, additional pedestrian and sidewalk easements shall be 
provided on-site to construct a path of travel meeting ADA guidelines.

27. The Applicant shall construct an 18-foot wide raised and landscaped median island 
within Renaissance Parkway along the entire project frontage, as approved by the City 
Engineer.  The median nose width shall be constructed 4 feet wide and shall have 
stamped concrete. The left turn pockets shall be designed in accordance with Section 
405 of the current edition of the Caltrans Highway Design Manual, as approved by the 
City Engineer.

28. The Applicant shall remove existing, and construct new pavement with a minimum 
pavement section of 5 inches asphalt concrete pavement over 6 inches crushed aggregate 
base with a minimum subgrade of 24 inches at 95% relative compaction, or equal, along 
the entire frontage of Renaissance Parkway in accordance with City of Rialto Standard 
Drawings.  The pavement section shall be determined using a Traffic Index (“TI”) of 10.  
The pavement section shall be designed by a California registered Geotechnical 
Engineer using "R" values from the project site and submitted to the City Engineer for 
approval. Pavement shall extend across the full-width of Renaissance Parkway.

29. The Applicant shall construct a new underground electrical system for public street 
lighting improvements along Renaissance Parkway.  New marbelite street light poles 
with LED light fixtures shall be installed in accordance with City of Rialto Standard 
Drawings.
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30. The Applicant shall dedicate additional right-of-way along the entire project frontage of 
Palmetto Avenue as may be required to provide the ultimate half-width of 32 feet, 
together with a property line – corner cutback at the southeast corner of Renaissance 
Parkway and Palmetto Avenue, as required by the City Engineer.

31. The Applicant shall dedicate a 10-foot wide landscape easement adjacent to the public 
right-of-way along the entire project frontage of Palmetto Avenue.

32. The Applicant shall construct one (1) new commercial driveway approach on Palmetto 
Avenue in accordance with City of Rialto Standard Drawings, or as otherwise approved 
by the City Engineer. The driveway approach shall be constructed so the top of “X” is 5 
feet from the property line, or as otherwise approved by the City Engineer.  Nothing 
shall be constructed or planted in the corner cut-off area that does exceed or will exceed 
30 inches in height in order to maintain an appropriate corner sight distance, as required 
by the City Engineer.

33. The Applicant shall construct a curb ramp meeting current California State Accessibility 
standards along both sides of the new commercial driveway approach on Palmetto 
Avenue.  The Applicant shall ensure that an appropriate path of travel, meeting ADA 
guidelines, is provided across the driveway, and shall adjust the location of the access 
ramps, if necessary, to meet ADA guidelines, subject to the approval of the City 
Engineer. If necessary, additional pedestrian and sidewalk easements shall be provided 
on-site to construct a path of travel meeting ADA guidelines.

34. The Applicant shall remove existing, and construct new pavement with a minimum 
pavement section of 5 inches asphalt concrete pavement over 6 inches crushed aggregate 
base with a minimum subgrade of 24 inches at 95% relative compaction, or equal, along 
the entire frontage of Palmetto Avenue in accordance with City of Rialto Standard 
Drawings.  The pavement section shall be determined using a Traffic Index (“TI”) of 10.  
The pavement section shall be designed by a California registered Geotechnical 
Engineer using "R" values from the project site and submitted to the City Engineer for 
approval.  Pavement shall extend from clean sawcut edge of pavement centerline.

35. The Applicant shall construct a new underground electrical system for public street 
lighting improvements along Palmetto Avenue, as necessary.  New marbelite street light 
poles with LED light fixtures shall be installed in accordance with City of Rialto 
Standard Drawings.

36. The development of the Site is subject to the requirements of the National Pollution 
Discharge Elimination System (NPDES) Permit for the City of Rialto, issued by the 
Santa Ana Regional Water Quality Control Board, Board Order No. R8-2010-0036.  
Pursuant to the NPDES Permit, the Applicant shall ensure development of the site 
incorporates post-construction Best Management Practices (“BMPs”) in accordance 
with the Model Water Quality Management Plan (“WQMP”) approved for use for the 
Santa Ana River Watershed.  The Applicant is advised that applicable Site Design 
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BMPs will be required to be incorporated into the final site design, pursuant to a site 
specific WQMP submitted to the City Engineer for review and approval.

37. The minimum pavement section for all on-site pavements shall be 2½ inches asphalt 
concrete pavement over 4 inches crushed aggregate base with a minimum subgrade of 
24 inches at 95% relative compaction, or equal.  If an alternative pavement section is 
proposed, the proposed pavement section shall be designed by a California registered 
Geotechnical Engineer using "R" values from the project site and submitted to the City 
Engineer for approval.

38. An accessible pedestrian path of travel shall be provided throughout the site, as required 
by applicable state and federal laws.

39. The Applicant shall connect the development to the City of Rialto sewer system and 
apply for a sewer connection account with Rialto Water Services.  The Applicant shall 
extend public sewer service, as necessary, to provide sewer service to the underlying 
property, as required by the City Engineer.  Easements for sanitary sewer service shall 
be acquired as necessary for the public sewer service extension.

40. The Applicant shall submit sewer improvement plans prepared by a California registered 
civil engineer to the Engineering Division. The plans shall be approved by the City 
Engineer prior to issuance of any building permits.

41. All sewer mains constructed by the Applicant shall become part of the public sewer 
system shall be pressure tested and digitally video recorded by the City’s wastewater 
system operator (Veolia) prior to acceptance of the sewer system for maintenance by the 
City.  The Applicant shall be responsible for all costs associated with testing and 
inspection services.  Any defects of the sewer main shall be removed, replaced, or 
repaired to the satisfaction of the City Engineer prior to acceptance.

42. The Applicant shall provide certification from Rialto Water Services demonstrating that 
all water and/or wastewater service accounts have been documented, prior to the 
issuance of a Certificate of Occupancy.

43. Domestic water service to the underlying property is provided by Fontana Water 
Company.  The Applicant shall be responsible for coordinating with Fontana Water 
Company and complying with all requirements for establishing domestic water service 
to the property.

44. The Applicant shall submit a Precise Grading Plan prepared by a California registered 
civil engineer to the Engineering Division for review and approval.  The Precise 
Grading Plan shall be approved by the City Engineer prior to issuance of a building 
permit.

45. The Applicant shall submit a Water Quality Management Plan identifying site specific 
Best Management Practices (“BMPs”) in accordance with the Model Water Quality 
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Management Plan (“WQMP”) approved for use for the Santa Ana River Watershed.  
The site specific WQMP shall be submitted to the City Engineer for review and 
approval with the Precise Grading Plan. A WQMP Maintenance Agreement shall be 
required, obligating the property owner(s) to appropriate operation and maintenance 
obligations of on-site BMPs constructed pursuant to the approved WQMP.  The WQMP 
and Maintenance Agreement shall be approved prior to issuance of a building permit, 
unless otherwise allowed by the City Engineer.

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

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

48. The Applicant shall provide pad elevation certifications for all building pads in 
conformance with the approved Precise Grading Plan, to the Engineering Division prior 
to construction of any building foundation.

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

50. All stormwater runoff passing through the Site shall be accepted and conveyed across 
the property in a manner acceptable to the City Engineer.  For all stormwater runoff 
falling on the site, on-site detention or other facilities approved by the City Engineer 
shall be required to contain the increased stormwater runoff generated by the 
development of the property.  Provide a hydrology study to determine the volume of 
increased stormwater runoff due to development of the site, and to determine required 
stormwater runoff mitigation measures for the proposed development.  Final detention
basin sizing and other stormwater runoff mitigation measures shall be determined upon 
review and approval of the hydrology study by the City Engineer and may require 
redesign or changes to site configuration or layout consistent with the findings of the 
final hydrology study.  The volume of increased stormwater runoff to retain on-site shall 
be determined by comparing the existing “pre-developed” condition and proposed 
“developed” condition, using the 100-year frequency storm.
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51. Direct release of on-site nuisance water or storm-water runoff shall not be permitted to 
the adjacent public streets.  Provisions for the interception of nuisance water from 
entering adjacent public streets from the Project Site shall be provided through the use of 
a minor storm drain system that collects and conveys nuisance water to landscape or 
parkway areas, and in only a storm-water runoff condition, pass runoff directly to the 
streets through parkway or under sidewalk drains.

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

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

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

55. The original improvement plans prepared for the proposed development and approved 
by the City Engineer (if required) shall be documented with record drawing “as-built” 
information and returned to the Engineering Division  prior to issuance of a final 
certificate of occupancy. Any modifications or changes to approved improvement plans 
shall be submitted to the City Engineer for approval prior to construction.
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56. Nothing shall be constructed or planted in the corner cut-off area of any (intersection or) 
driveway which does or will exceed 30 inches in height required to maintain an 
appropriate sight distance, as required by the City Engineer.

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

58. A Parcel Map shall be prepared by a California registered Land Surveyor or qualified 
Civil Engineer and submitted to the Engineering Division for review and approval.  A 
Title Report prepared for subdivision guarantee for the subject property, the traverse 
closures for the existing parcel and all lots created therefrom, and copies of record 
documents shall be submitted with the Parcel Map to the Engineering Division as part of 
the review of the Map.  The Parcel Map shall be approved by the City Council prior to 
issuance of any building permits.

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

60. All damaged, destroyed, or modified pavement legends, traffic control devices, signing, 
striping, and street lights, associated with the proposed development shall be replaced as 
required by the City Engineer prior to issuance of a Certificate of Occupancy. 

61. The Applicant shall submit traffic striping and signage plans prepared by a California 
registered civil engineer, for review and approval by the City Engineer.  All required 
traffic striping and signage improvements shall be completed concurrently with required 
street improvements, to the satisfaction of the City Engineer, and prior to issuance of a 
building permit.

62. Construction signing, lighting and barricading shall be provided during all phases of 
construction as required by City Standards or as directed by the City Engineer.  As a 
minimum, all construction signing, lighting and barricading shall be in accordance with 
Part 6 “Temporary Traffic Control” of the 2012 California Manual on Uniform Traffic 
Control Devices, or subsequent editions in force at the time of construction.

63. The Applicant shall comply with all traffic impact analysis mitigations measures 
approved by the City of Rialto Transportation Commission.

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

65. The Applicant shall comply with all other applicable State and local ordinances.
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66. Approval of TPM No. 19754 shall be granted for a period of twenty-four (24) months 
from the effective date of this resolution.  An extension of time for TPM No. 19754
may be granted by the Planning Commission for a period or periods not to exceed a 
total of thirty-six (36) months.  An application for extension together with the 
required fee shall be filed with the Planning Division prior to the expiration date of 
TPM No. 19754.

SECTION 6. The Chairman of the Planning Commission shall sign the passage and 

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

PASSED, APPROVED AND ADOPTED this        9th        day of     November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIR
CITY OF RIALTO PLANNING COMMISSION 
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Exhibit ‘A’
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BLDG. 1 BLDG. 2 BLDG. 3 TOTAL

SITE AREA

In s.f. 478,767 183,922 123,956 786,645 s.f.

In acres 10.99 4.22 2.85 18.06 ac.

BUILDING AREA (footprint) 205,628   74,547    50,540   330,715  s.f.

1st f loor off ice 5,000 2,500 2,500 10,000 s.f.

mezzanine 5,000 2,500 2,500 10,000

Warehouse 200,628 72,047 48,040 320,715 s.f.

 TOTAL 210,628 77,047 53,040 340,715 s.f.

COVERAGE 44.0% 41.9% 42.8% 43.3%

AUTO PARKING REQUIRED

Office:  1/250 s.f . 40 20 20 80 stalls

Whse:   1st 40k @ 1/1,000 s.f. 40 40 40 120 stalls

        above 40k @ 1/4,000 s.f. 40 8 3 51 stalls

TOTAL 120 68 63 251 stalls

AUTO PARKING PROVIDED

Standard (9'x 18') 149 75 60 284 stalls

Handicap (9'x18') 7 4 3 14 stalls

TOTAL PARKING PROVIDED 156 79 63 298 stalls

TRAILER PARKING PROVIDED

Trailer (10'x 55') 50 50 stalls

ZONING ORDINANCE FOR CITY 

Proposed Zoning - Renaissance SP - ( Business Center)

MAXIMUM FLOOR AREA RATIO

0-5 acres: Max. FAR 0.45

5-10 acres: Max. FAR 0.50

>10 acres: Max. FAR 0.55

FRONT AND SIDE STREET SETBACKS

Bldgs<100,000 sq.ft. - 20ft avg. 15ft min.

Bldgs>100,000 sq.ft. - 30 ft avg. 25 ft min.

INTERIOR SIDE SETBACKS

If  adjacent to business uses - 0ft or separated by 20ft plus 10ft for each additional f loor

REAR SETBACKS

If  adjacent to business uses/streets - 25ft avg.20 f t. min.

MAXIMUM HEIGHT

75 ft.

LANDSCAPE REQUIREMENT

Percentage - 10%

LANDSCAPE PROVIDED

Percentage - 20.3% 19.8% 17.6% 19.8%

In s.f. 97,204 36,468 21,875 155,547

















Rock treatment per City of Rialto detail No. RLI-544-0.
Rock treatment banding to be 18" wide (Typ.)

Rialto, California
16-031
08.16.16

Proficiency CapitalRenaissance Buildings 1, 2 and 3

0 20' 40' 80'
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Planning Commission

City of Rialto

Regular Meeting

Council Chambers

150 S. Palm Ave.

Rialto, CA 92376

Jerry Gutierrez Chair

John Peukert Vice Chair

Pauline Tidler Commissioner 

Dale Estvander Commissioner 

Artist Gilbert Commissioner 

Al Twine Commissioner 

Frank Gonzalez Commissioner

Pam Lee Asst. City Attorney

Gina Gibson Planning Manager

Angela Morales Commission Secretary

CIVIC CENTER6:00 PMWednesday, November 9, 2016

Members of the public are given an opportunity to speak on any listed agenda items.  Please notify the Planning Division 

if you wish to do so.  All agendas are posted in the City Hall Administration Building (150 South Palm Avenue, Rialto, 

California 92376) at least 72 hours in advance of the meeting.   Copies of the staff reports relating to each item on the 

agenda are on file in the Planning Division, 150 South Palm Avenue, Rialto, California 92376 and are available for 

public inspection.  Any person having a question concerning any agenda item may call the Planning Division (909) 

820-2535 to inquire about any item described on the agenda.

NOTICE TO PUBLIC: To speak on Public Hearing Items, fill out a form located at the front counter in the lobby and give it 

to Development Services Staff.   Each person will be allowed three (3) minutes to address the Planning Commission. 

Based upon the open meeting laws (the Brown Act), additional items may be added to the agenda and acted upon by the 

Planning Commission only if it is considered to be a “subsequent need” or  “emergency item” and is added by a 

two-thirds  vote.  Matters raised under Oral Communications may not be acted upon at that meeting other than as 

provided above.

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please 

contact the Director of Public Works at (909) 421-7279.  Notification 48 hours prior to the meeting will enable the City to 

make reasonable arrangements to ensure accessibility to this meeting. [28 CFR 35.102-35.104 ADA Title II] 

If you challenge in court any action taken concerning a Public Hearing item, you may be limited to raising only those 

issues you or someone else raised at the Public Hearing described in this notice or in written correspondence delivered to 

the City at, or prior to, the Public Hearing. A decision by the Planning Commission may be appealed to the City Council . 

An appeal must be filed wit

Call To Order

Pledge of Allegiance

Roll Call

Chair Jerry Gutierrez, Vice-Chair John Peukert, Artist Gilbert, Al Twine, Dale Estvander, Pauline Tidler, Frank Gonzalez
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November 9, 2016Planning Commission Regular Meeting

Oral Communications from the Audience on items not on the Agenda

Planning Commission Minutes

1 16-769 Minutes from the October 26, 2016 Planning Commission meeting

PC Minutes 10-26-2016Attachments:

Public Hearings

1 16-775 Conditional Development Permit No. 803:  A request to allow the 

development of a truck and trailer storage yard, including the construction 

of a 14,574 square foot industrial building, on 4.80 acres of land (APN: 

0239-193-11) located at the southeast corner of Locust Avenue and Lowell 

Street within the Planned Industrial Development (I-PID) zone of the Rialto 

Airport Specific Plan.  The project is categorically exempt pursuant to 

Section 15332 (In-Fill Development Projects)) of the California 

Environmental Quality Act (CEQA).

Exhibit A - Location Map

Exhibit B - Site Plan

Exhibit C - Floor Plan

Exhibit D - Line Of Sight Diagram

Exhibit E - Elevation Rendering

Exhibit F - Conceptual Landscape Plan

Exhibit G - Traffic Study

Exhibit H - Draft Resolution of Approval for CDP No. 803

Exhibit I - Notice of Exemption

Attachments:

2 16-746

Conditional Development Permit No. 825:  A request to establish a 

second-hand/thrift store within a 1,416 square foot commercial unit located 

at 980 W. Bloomington Avenue, Suite A (0128-251-09) within the C-1 

(Neighborhood Commercial) zone.

Exhibit A - Location Map

Exhibit B- Thrift Store Locations Exhibit

Exhibit C - Site Plan

Exhibit D - Floor Plan

Exhibit E - Notice of Exemption

Exhibit F - Draft Resolution

16-746 - Exhibit F - Draft Resolution second hand thrift store - PKL comments.doc

Attachments:

Page 2 Printed on 11/6/2016
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3 16-767 Amendment No. 5 to the Renaissance Specific Plan:  A request to 

change the zoning designation of approximately 18.20 gross acres of land 

(APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the 

southeast corner of Renaissance Parkway and Palmetto Avenue from 

Freeway Commercial (FC) within the Renaissance Specific Plan to 

Business Center (BC) within the Renaissance Specific Plan.  An 

Addendum to the Previously Certified Renaissance Specific Plan 

Environmental Impact Report (Environmental Assessment Review No. 

16-27) has been prepared for consideration in conjunction with the project.

Tentative Parcel Map No. 19754:  A request to consolidate six (6) 

parcels of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) 

located at the southeast corner of Renaissance Parkway and Palmetto 

Avenue into three (3) parcels of land totaling 18.06 net acres to facilitate 

the development of one (1) 210,628 square foot warehouse building, one 

(1) 77,047 square foot warehouse building, and one (1) 53,040 square foot 

warehouse building.  An Addendum to the Previously Certified 

Renaissance Specific Plan Environmental Impact Report (Environmental 

Assessment Review No. 16-27) has been prepared for consideration in 

conjunction with the project.

Exhibit A - Location Map

Exhibit B - Tentative Parcel Map No. 19754

Exhibit C - Site Plan

Exhibit D - Floor Plans

Exhibit E - Building Elevations

Exhibit F - Conceptual Landscape Plan

Exhibit G - Addendum to the RSP FEIR

Exhibit H - Draft Resolution for EAR No. 16-27

Exhibit I - Draft Resolution for RSP AMD No. 5

Exhibit J - Legal Description

Exhibit K - Draft Resolution for TPM No. 19754

Attachments:

Action Items

Planning Division Comments

Next Meeting Date: November 23, 2016

Planning Commission Comments

Adjournment
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The Regular meeting of the Planning Commission of the City of Rialto was 
held in the City of Rialto City Council Chambers located at 150 South Palm 
Avenue, Rialto, California 92376, on Wednesday, October 26, 2016.

o0o

This meeting was called by the presiding officer of the City of Rialto Planning 
Commission in accordance with the provisions of Government Code §54956
of the State of California. 

o0o

CALL TO ORDER Chair Gutierrez called the meeting to order at 6:01 p.m. 

o0o

PLEDGE OF 
ALLEGIANCE 

Chair Gutierrez led those present in the salute to the flag.

o0o

ROLL CALL Roll Call was taken by Planning Manager, Gina M. Gibson-Williams. 

Present: 
Chair Jerry Gutierrez
Vice Chair John Peukert
Commissioner Dale Estvander
Commissioner Frank Gonzalez
Commissioner Al Twine
Commissioner Pauline Tidler

Absent: 
Commissioner Artist Gilbert

Also Present:
Assistant Planner, Daniel Rosas
Administrative Assistant, Angela Morales

o0o

CITY OF RIALTO
THE REGULAR MEETING MINUTES OF

PLANNING COMMISSION
October 26, 2016 - 6:00 PM
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ORAL 
COMMUNICATIONS

Chair Gutierrez declared the public hearing open and asked if there were items 
to address not on this agenda. Planning Manager, Gibson-Williams replied and
stated that she had none at this time. 

o0o

PLANNING  
COMMISSION 
MEETING MINUTES

PUBLIC HEARINGS

Chair Gutierrez stated that the next item on the agenda is Planning Commission 
meeting minutes. Chair Gutierrez stated that if there were no comments or 
changes to the minutes, he would entertain a motion. 

o0o

Motion by Commissioner Estvander, seconded by Commissioner Gonzalez to 
approve the minutes of the October 12, 2016, Planning Commission meeting.
Motion carried 5-0-1. Chair Gutierrez abstained. Commissioner Gilbert was 
absent. 

o0o

Chair Gutierrez stated that the next item on the agenda is Conditional 
Development Permit No. 803.

o0o

Planning Manager, Gibson-Williams stated that she would present the item on 
behalf of the Associate Planner, Daniel Casey. The staff report was presented
in the form of a PowerPoint presentation. The following items were covered in 
the presentation relating to Conditional Development Permit No. 803.

The Project Site is one (1) parcel – APN:  0239-193-11 on 4.80 gross acres
located at the southeast corner of Locust Avenue Lowell Street. The Project 
Proposal is a storage yard for trucks and trailers (14,574 square foot building,
3,822 square foot office, 3,252 square foot storage, 7,500 square foot
maintenance/repair. The site is designed to hold 61 trailer spaces which will be 
enclosed by solid block wall – 12 feet high (West Side) and 10 feet high (All 
other sides).

The Elevations are: 
 Footprint articulation – North, south, and west sides of building
 Height Variation – 28 feet (Articulated Portions) / 26 feet (All other 

walls)
 Concrete Tilt-Up Walls
 Two (2) paint colors 
 Primary Color – light gray
 Accent Color – medium blue
 Panel Reveals
 Glazing
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PUBLIC HEARINGS There are 2 (two) access points. One access point is located at Locust Avenue 
(North driveway) – Full access serving trucks. The second access point is 
located at Locust Avenue (South driveway) – Full access serving employees 
and visitors.

Regarding parking, the number of spaces required is 35. However, the applicant 
proposes 37. Resulting in a total of 2 (two) “over-parked” spaces. 

Landscaping is also very important when it is next to residential. The landscape 
details are as follows: 

 10.6% landscape coverage
 31-foot landscape setback on Locust Avenue
 15-foot landscape buffer at rear of property – Italian Cypress Trees
 Abundance of trees, shrubs, and ground cover

Eddie’s Trucking Company will operate according to the following schedule: 

Truck Operations
2:00 a.m. Dispatch - Monday through Saturday
3:00 p.m. Return - Monday through Friday
10:00 a.m. Return - Saturday

            Office Operations
8:00 a.m. to 5:00 p.m. - Monday through Friday
8:00 a.m. to 12:00 p.m. - Saturday

       Repair Operations
7:00 a.m. to 4:00 p.m. - Monday through Friday
7:00 a.m. to 11:00 p.m. -  Saturday

       Closed every Sunday

The Development Review Committee reviewed the project on February 24, 
2016, and recommended approval subject to the applicant revising various 
design features.  All of the required revisions have been incorporated into the 
project plans. The Transportation Commission reviewed the project in October 
and approved the traffic study prepared for the project.  The study estimates a 
total of 450 daily trips with 129 at the a.m. peak hour and 126 at the p.m. peak 
hour.  No reduction to any level of service will occur upon completion of the 
project. Additionally, the project is consistent with the Planned Industrial 
Development (I-PID) zone. A 10-foot block wall and a 15 foot landscaped 
planter will provide a buffer for the adjacent single-family residences. The 
Project is categorically exempt pursuant to CEQA Section 15332 (In-Fill 
Development Projects).  A Notice of Exemption has been prepared. The project 
is exempt because it is less than five (5) acres. 

Planning Manager, Gibson-Williams stated that it is staff’s recommendation 
that the Planning Commission adopt the attached resolution to approve 
Conditional Development Permit No. 803 to allow the development of a truck 
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PUBLIC HEARINGS and trailer storage yard, including the construction of a 14,574 square foot 
industrial building subject to the findings and conditions therein.

o0o

Chair Gutierrez asked if there were any questions of staff. 

o0o

Commissioner Gonzalez asked if there should be a 3rd light. 

Planning Manager, Gibson-Williams replied and stated that accordingly to the 
Traffic Study there is not one required due to the number trips. The 
Transportation Commission did not condition the project to install a street 
signal. The applicant will, however, be required to pay fair share contributions 
because the land is vacant. In terms of street improvements, the streets will be 
widen to its ultimate wide away. 

Vice Chair Peukert asked for clarification on the height of the wall and 
expressed his concern regarding the business’s proposed (early morning)
operating hours. 

Commissioner Tidler commented that the highest wall should be closest to the 
neighboring homes. 

Planning Manager, Gibson-Williams provided a scenario that if the wall is too 
high, this may block out sunlight to neighboring residents. 

o0o

Chair Gutierrez declared the public hearing open. Three (3) individuals
addressed the Commission. 

o0o

The Architect, Guillermo Calvillo, and two (2) Rialto residents addressed the 
Commission. 

Commissioner Estvander asked what is going to be parked on the site. Mr. 
Calvillo replied and stated that the site is going to be used to park empty trucks. 
The nature of the business is sand and gravel. 

Vice Chair Peukert asked Ms. Gibson-Williams if staff can add a condition 
restricting the stacking of empty containers. Ms. Gibson-Williams replied and 
stated yes, we can that as part of the conditions. 
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PUBLIC HEARINGS Vice Chair Peukert also asked Ms. Gibson-Williams if she can provide further 
clarification on sound and how it travels. Ms. Gibson-Williams briefly analyzed
the potential sounds on site and stated that sounds travels in a straight line. She
explained further details in relation to sound and highlighted that the Cypress 
Trees are tall and bushy which will help absorb any sound. 

Commissioner Tidler inquired if the trees will be planted on site and asked 
about the size of the trees. 

Ms. Gibson-Williams replied and stated that the trees will be planted and 
maintained on the inside of the wall. We will ask the applicant to plant 36 inch
and 48 inch boxed trees. 

Commissioner Tidler commented that she appreciated Ms. Gibson-Williams 
details regarding the geometry of the wall regarding the wall height. A wall that 
is too high may obstruct natural sunlight and in turn provide excess shade in the 
neighboring yards. Commissioner Tidler stated that she would like to retrieve
her previous comment about the wall. 

Chair Gutierrez asked if there are any additional questions of staff. There were 
none. He asked that if there was anyone who would like to speak, needs to fill 
out a form. 

The first resident expressed his concerns regarding the noise of the diesel 
trucks, personal view of the mountains, traffic, and level of the height of the 
building. 

Ms. Gibson-Williams stated that the height of the building is not taller than a 
typical house. It is a condition that will follow and be reviewed by the 
Development Review Committee (DRC). 

Mr. Calvillo stated that the yard has a capacity for 61 trucks. 61 of those would 
be drivers and that there will be approximately six (6) people staffed in the 
office. The trucks are leaving from 2 a.m. – 7 a.m., but not at the same time.

Chair Gutierrez asked Mr. Calvillo if they are operating a similar business near 
the City. 

Mr. Calvillo replied and stated yes in San Bernardino and are looking to expand 
to the City of Rialto. 

The second resident expressed his concerns regarding the lights on the building 
and stressed the importance of having a light placed at Locust and Casa Grande. 
The resident shared that there are many children from the Middle School that
cross this street and the traffic is very heavy. The City needs to take action 
before it is too late. Lastly, he commented that there is a truck storage location 
nearby that stores metal junk and dismantled truck parts which brings down the 
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PUBLIC HEARINGS value of the homes. The resident also shared that he has photos of the site and 
stated he would like to share them with the City.

Chair Gutierrez stated that he really appreciates when citizens come out to these
meetings. The Planning Commission is appointed by the City Council to look 
at these matters to see if standards and conditions of the City are being met. 
But, the Planning Commission is not the final approval of these items. The City 
Council are your elected officials who represent the City and the Chair
encourages citizens to reach out to them. 

Chair Gutierrez also kindly informed the resident that if he does not want to 
wait for the light to be installed, he is more than welcome to go to the City 
Council meeting and voice your opinion and concerns. Additionally, the Chair
encourages citizens to reach out to their Area Command Officer(s) who is 
responsible for designated areas within the City. The Chair briefly commented 
that he will be more than happy to answer any specific questions after this 
meeting. 

Commissioner Tidler stated that the resident can share the pictures with Ms. 
Gibson-Williams and share them with Code Enforcement. Commissioner 
Tidler thoughtfully explained to the resident that roads and street concerns 
should be taken to the Transportation Commission. The Transportation 
Commission meets the first Wednesday of every month here in this room. The 
Commission cannot respond or answer that night, but can agenized for a later 
time.

Chair Gutierrez stressed that the Transportation Commission are appointed 
officials and are not elected. The elected officials are ultimately responsible for 
the City and how it is being managed. 

Commissioner Estvander asked the City Attorney, Lee, “theoretically” can staff
condition this property and the next 3 developments so that the funds are there 
to place in a signal light. 

City Attorney, Lee replied and stated yes. The City does impose Traffic
Mitigation Fees for all the projects coming in, but is not sure if those fees are 
directly used for future signals. It is something that will need to be clarified. 

Ms. Gibson-Williams stated that according to the Transportation Commission’s 
report, there is not significant traffic impacts therefor; there is no condition to 
install a signal.

o0o

Chair Gutierrez stated that he would like to entertain a motion to close the 
public hearing. 

o0o
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PUBLIC HEARINGS Motion by Commissioner Estvander, seconded by Commissioner Gonzalez that 
the public hearing be closed. Motion carried 6-0. Commissioner Gilbert was 
absent. 

o0o

City Attorney, Lee and Ms. Gibson- Williams reiterated the issues that need to 
be changed in the resolution: 

 Mature Cypress trees (36 inch and 48 inch box) are required to be 
planted on the eastern side of the property line every 8 feet

 Buffering for noise reduction with appropriate landscaping
 Striped parking lot
 No stacking
 Lighting on building revisions (For security reasons, the applicant may 

install low lighting) 

Ms. Gibson-Williams stated that the site plan needs to be labeled as such. 

o0o

Motion by Commissioner Estvander, seconded by Commissioner Twine to 
bring back the resolution after all the items are added and bring it back to the 
next Planning Commission meeting. Motion carried 6-0. Commissioner Gilbert 
was absent. 

o0o

Ms. Gibson-Williams directed Assistant Planner, Rosas to provide the resident 
with her contact information. 

o0o

Planning Manager, Gibson-Williams stated that the applicant of the next item 
on the agenda is requesting a continuance of Tentative Parcel Map No. 19407, 
Conditional Development Permit No. 801, and Variance No. 713 to the 
November 30th Planning Commission meeting. 

o0o

Motion by Commissioner Estvander, seconded by Commissioner Twine to 
approve a continuance of Tentative Parcel Map No. 19407, Conditional 
Development Permit No. 801, and Variance No. 713 to the November 30th

meeting. 

o0o
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PLANNING DIVISION 
COMMENTS

PLANNING 
COMMISSION
COMMENTS

Chair Gutierrez stated that the next item on the agenda is Planning Division 
comments.

Planning Manager, Gibson-Williams stated that the first announcement is that 
we have heard from Target. Target is somewhat reluctant to meet in a Public 
Hearing format; due to scheduling, Target is due to come here in November 
and will meet with Robb beforehand. 

The Commission and Planning Manager discussed the ongoing issues as they 
relate to the Target facility- various courses of action if Target does not take 
responsibility and the location of the next public hearing meeting. 

Vice Chair Peukert expressed his concerns with the children crossing the street
and truck traffic issues at Locust Avenue. This is a big concern that the resident 
brought forward and needs to be addressed. The City needs to be proactive and 
have professional interaction with other Commissions and Area Command 
Officers. 

Planning Manager, Gibson-Williams stated that she will reach out to Robert 
Eisenbeisz to formally submit a request to the Transportation Commission. 

The majority of the Commission highly expressed their interests that they 
would like to be educated more on the determination as they relate to traffic 
studies and project requirements.

Commissioner Estvander expressed his thoughts that the only valid complaint 
at tonight’s meeting was in regards to the kids crossing the street. When people
buy a new house, they go through a system, and it is called a white slip. A white 
slip is a permit by the state for a house to be built on that lot. People receive a 
booklet with everything in the area- City dump, ammo, earthquake faults so 
people cannot come to a Planning Commission and say that you did not know. 
All the new houses receive a white report. People know where the dumps are 
and know that it is a trucking street and know all of this. In short, he would like 
to see a signal light up there. 

Commissioner Tidler expressed her thoughts that a signal light is fine, but until 
there are certain improvements on that street, a signal is not going to make any 
difference. The intersection at Casa Grande is not safe for kids to walk. 

o0o

Chair Gutierrez stated that the next item on the agenda is Planning 
Commission comments.

o0o

Planning Manager, Gibson-Williams stated that the Mayor extended an 
invitation to the Commission to attend the South Coast AQMD conference in 
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PLANNING 
COMMISSION
COMMENTS

ADJOURNMENT

Los Angeles on November 16, 2016. The conference is related to the 
Environmental Justice and Air pollution and admission is free. 

o0o

Motion by Commissioner Estvander, seconded by Vice Chair Peukert and 
carried by a 6-0 vote that the meeting be adjourned. Commissioner Gilbert was 
absent. 

o0o

The Regular Planning Commission meeting adjourned at 7:34 p.m. 

o0o

Commission Secretary, Angela Morales
     Planning Commission

Chair, Jerry Gutierrez
Planning Commission
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For the Planning Commission Meeting of November 9, 2016

TO: Honorable Chairman and Planning Commissioners

APPROVAL: Robb Steel, Asst.CA/Development Services Director

REVIEWED BY: Gina M. Gibson-Williams, Planning Manager

FROM: Daniel Casey, Associate Planner

Conditional Development Permit No. 803: A request to allow the development of a truck and
trailer storage yard, including the construction of a 14,574 square foot industrial building, on 4.80
acres of land (APN: 0239-193-11) located at the southeast corner of Locust Avenue and Lowell
Street within the Planned Industrial Development (I-PID) zone of the Rialto Airport Specific Plan. The
project is categorically exempt pursuant to Section 15332 (In-Fill Development Projects)) of the
California Environmental Quality Act (CEQA).

APPLICANT:

Eduardo Soya, 14767 Owen Street, Fontana, CA 92335.

LOCATION:

The project site consists of one (1) parcel of land (APNs: 0239-193-11) located at the southeast
corner of Locust Avenue and Lowell Street (Refer to the attached Location Map (Exhibit A)).

BACKGROUND:

Surrounding Land Use and Zoning

Locatio
n

Existing Land Use Zoning

Site Vacant Land Planned Industrial Development (I-PID)

North Industrial Building Planned Industrial Development (I-PID)

East Single-Family Residences Single-Family Residential (R-1A)

South Industrial Building Planned Industrial Development (I-PID)

West Vacant Land General Manufacturing (I-GM)

General Plan Designations

Location General Plan Designation

Site Light Industrial with a Specific Plan Overlay

North Light Industrial with a Specific Plan Overlay

East Residential 6 (2.1 - 6.0 du/ac)

South Light Industrial with a Specific Plan Overlay

West General Industrial with a Specific Plan Overlay
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File #: 16-775, Version: 1
Location General Plan Designation

Site Light Industrial with a Specific Plan Overlay

North Light Industrial with a Specific Plan Overlay

East Residential 6 (2.1 - 6.0 du/ac)

South Light Industrial with a Specific Plan Overlay

West General Industrial with a Specific Plan Overlay

Site Characteristics
The project site is a rectangular shaped piece of land comprised of one (1) parcel. The parcel is 4.80
acres in size with approximate dimensions of 633 feet (east-west) by 330 feet (north-south). The
project site is bound on the west by Locust Avenue. To the north of the site is a 30,000 square foot
industrial building, formerly occupied by CSF Radiators, and to the east of the project site are several
single-family residential tracts. To the south is a 32,970 square foot industrial building occupied by
Burlingame Industries, and to the west, across Locust Avenue, is approximately 26.13 acres of
vacant land. The zoning of the project site and the properties to the north and south is Planned
Industrial Development (I-PID) within the Rialto Airport Specific Plan. The zoning of the properties to
the east is Single-Family Residential (R-1A) and the zoning of the properties to the west is General
Manufacturing (I-GM) within the Rialto Airport Specific Plan.

Planning Commission
On October 26, 2016, the Planning Commission held a public hearing regarding Conditional
Development Permit No. 803. At the hearing, the Planning Commission heard testimony from two (2)
concerned residents. Specifically, the resident voiced concerns with respect to noise generated by
the trucks during the early morning hours, aesthetic views, light pollution, and traffic. A discussion of
the resolution to the resident’s concerns is included in the Analysis/Discussion portion of the staff
report.

ANALYSIS/DISCUSSION:

Project Proposal & Site Design
Eduardo Soya, the applicant, proposes to develop the project site into a truck and trailer storage
yard. According to the applicant’s site plan (Exhibit B), the development will include the construction
of a 14,574 square foot industrial building and paving for storage and parking areas. The floor plan (
Exhibit C) indicates that the building will consist of 3,822 square feet of office floor area on the first
floor, 3,252 square feet of storage floor area on the second floor, and 7,500 square feet of truck
maintenance/repair floor area on the first floor. The applicant will construct the building near the
northwest corner of the project site along the Locust Avenue frontage. An employee parking lot
containing twenty-seven (27) auto-parking spaces will be located directly to the south of the building.
The truck and trailer storage yard will be located to the east of the building and the employee parking
lot. The storage yard will accommodate the parking of sixty-one (61) trucks and trailers and ten (10)
additional employee vehicles. A solid decorative block wall will fully enclose the storage yard. The
wall will have a height of ten (10) feet on the north, east, and south sides of the property, and a
height of twelve (12) feet on the west side facing Locust Avenue. As shown in the attached line of
sight diagram (Exhibit D), the walls will screen the view of all trucks and trailers from Locust Avenue.
Lastly, the east end of the project site will have a fifteen (15) wide planter for buffering between the
project site and the adjacent single-family residences, in accordance with Section 18.61.250E of the
Rialto Municipal Code.
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Architectural Design
The proposed building will feature significant footprint articulation on the north, south, and west sides
of the building, or all sides visible from the public right-of-way. The articulated portions will feature
increased height, relative to the rest of the building. The articulated portions will also have a
maximum height of twenty-eight (28) feet from the finished floor, while the rest of the building will
have a maximum height of twenty-six (26) feet from the finished floor. The exterior of the building will
be of concrete tilt-up wall construction painted in two (2) separate colors. A light gray is the primary
color, used on the main wall planes, and a medium blue is the accent color placed on all articulated
wall planes. Four (4) roll-up bay doors will be located on both the north and south sides of the
building to permit truck access into the maintenance/repair area. The solid block wall and the
articulated wall planes of the building will screen these bay doors from public view. Other
architectural features of the building include panel reveals and generous amounts glazing visible from
the public right-of-way (Exhibit E).

Access
The development will have two (2) points of access - both being driveways connected directly to
Locust Avenue. Both driveways will provide full access movements to and from Locust Avenue. The
southerly driveway will serve employees and visitors only. The northerly driveway will serve trucks
entering and exiting the site.

Parking Calculations
The development will have 37 auto-parking spaces. This quantity exceeds the minimum parking
requirement as shown in the parking calculation chart below and as required by Chapter 18.58 (Off-
Street Parking Regulations) of the Rialto Municipal Code:

Type of Use Floor Area
(square feet)

Parking Ratio Number of
spaces
required

Office 3,822 1 / 250 16

Storage 3,252 1 / 1,000 4

Maintenance/Repair 7,500 1 / 500 15

Total Required/Total Provided 35/37

Landscaping
The landscape coverage for the project is 10.6 percent, which exceeds the minimum required
amount of 10.0 percent. This includes a thirty-one (31) foot wide landscape setback along Locust
Avenue and planters along the perimeter of the property. A fifteen (15) foot wide landscape planter
will serve as a buffer at the rear of the property. This particular planter will have twenty-four (24) inch
box Italian Cypress trees planted approximately every eight (8) linear feet to provide greater
screening of the yard in addition to the proposed 10-foot block screen wall. All other landscape
planters will feature a mix of fifteen (15) gallon and twenty-four (24) inch box trees every thirty (30)
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planters will feature a mix of fifteen (15) gallon and twenty-four (24) inch box trees every thirty (30)
feet, and an abundant amount of shrubs and ground cover (Exhibit F). The combination of the
Cypress trees, the 10-foot screen wall, and all other planting will prevent noise and light pollution
from spilling over on to the single-family residences to the east of the project site.

Operations
The applicant intends to develop the site for his personal trucking business - Eddie’s Trucking
Company (ETC). ETC specializes in rock hauling from various quarries in the local area. As such,
the operations consist of trucks leaving in the morning and returning at the end of the day’s work in
the afternoon. Monday through Saturday, the trucks will leave the facility between the hours of 2:00
a.m. and 7:00 a.m. The trucks typically arrive back at the facility at approximately 3:00 p.m. Monday
through Friday and at approximately 10:00 a.m. on Saturday. No rock, or any other material, returns
to the facility.

Other operations include maintenance and repair of the trucks and typical office duties. The office
operations will take place from 8:00 a.m. to 5:00 p.m. Monday through Friday and from 8:00 a.m. to
12:00 p.m. on Saturday. The maintenance/repair operations will take place from 7:00 a.m. to 4:00
p.m. Monday through Friday and from 7:00 a.m. to 11:00 a.m. on Saturday. All truck maintenance
and repair will occur within the enclosed building.

Lastly, the business will remain closed every Sunday.

Land Entitlements
The Project located within the Planned Industrial Development (I-PID) zone of the Rialto Airport
Specific Plan. Pursuant to Section 5 Table 8 (Permitted Uses) of the Rialto Airport Specific Plan, the
development of a truck and trailer storage yard, such as the Project, within the I-PID zone requires a
conditional development permit, and the applicant has agreed to apply for a conditional development
permit (“CDP No. 803”).

Development Review Committee
The Development Review Committee (DRC) reviewed CDP No. 803 on February 24, 2016. The
DRC recommended approval of the project subject to the applicant revising the site design and
architecture of the building. The Committee’s revisions included enhanced building articulation and
the incorporation of additional landscape planters. The Committee’s revisions have been
incorporated into the project plans. After Planning Commission review, the project will return to the
Development Review Committee for finalization of all Precise Plan of Design development-related
conditions.

Transportation Commission
Stantec, Inc. prepared a traffic study, dated July 28, 2016, for the project to assess potential impacts
to local streets and intersections (Exhibit G). The Transportation Commission reviewed and
approved the traffic study on October 5, 2016. A total of 450 daily Passenger Car Equivalent (PCE)
trips are anticipated, with 129 AM peak hour trips and 126 PM peak hour trips. The traffic study
determined that the project will not result in any reduction to the level of service of any local streets
and no significant traffic impact will occur with development of the project, however, the study did
identify the need for future improvements to the intersections of Locust Avenue and Bohnert Avenue
and Locust Avenue and Casmalia Street. The project is responsible for “fair-share” payment of
$42,430 towards the cost of those improvements.

City of Rialto Printed on 11/6/2016Page 4 of 7

powered by Legistar™

http://www.legistar.com/


File #: 16-775, Version: 1

The development of the project will also require the construction of half-width street improvements
along the entire project frontage and the payment of development impact fees related to traffic. All
street improvements, development impact fees, and “fair-share” payments must be paid and/or
completed prior to occupancy.

Fiscal Analysis
Prior to completion of the project, the applicant will be required to pay plan check, permit, and
development impact fees to the City. The applicant will pay approximately $183,000 for those one-
time fees, as shown in the chart below:

Fee Capital Operating Total

Development Impact Fees $160,000 - $160,000
Building Plan Check / Permit Fees - $4,000 $4,000
Planning Fees - $6,000 $6,000
Engineering PlanCheck/Permit Fees - $13,000 $13,000

One Time Fee Revenues $160,000 $23,000 $183,000

Additionally, the project will generate approximately $16,200 in annual recurring revenues to the City
General Fund. The applicant will pay increased property taxes, business license taxes, and utility
taxes on a recurring basis.

Revenue Source Estimated First Year Revenue

Property Taxes $8,200
Utility Taxes $1,000
Business License Tax $7,000

Total Annual Revenues $16,200

Furthermore, the project will generate approximately 65 to 75 jobs. Not only will the project provide
additional employment opportunities for City of Rialto residents, but it will also result in result in
employees spending their discretionary income as they frequent local restaurants, gas stations, and
other local businesses.

Land Use Compatibility
The project is consistent with the Planned Industrial Development (I-PID) zone of the Rialto Airport
Specific Plan and the surrounding land uses. The most sensitive uses near the project site are the
existing single-family residences located to the east of the project site. The proposed project should
not negatively affect the surrounding properties since the Applicant will install landscape buffering
and block wall screening. The project is anticipated to be a benefit to the community and an
improvement to the surrounding area. Aesthetically, the site will be enhanced with new landscaping
and a structure that complies with the City’s Design Guidelines.
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Amended Draft Resolution of Approval
As previously mentioned, on October 26, 2016 the Planning Commission took testimony on
Conditional Development Permit No. 803 from two (2) concerned residents. The Planning
Commission subsequently directed the applicant to revise the project plans and directed staff to
revise the Draft Resolution of Approval to include conditions of approval that would address the
residents’ concerns. As such, the project plans and the Draft Resolution of Approval for Conditional
Development Permit No. 803 (Exhibit H) now incorporate the following conditions of approval:

1. The easternmost row of parking is adjacent to a residential use and shall be restricted from
truck dispatch and operations in accordance with the City’s Noise Ordinance. Trucks parked
in the easternmost row shall not be dispatched or operated before 6:00 a.m. and after 3:00
p.m. six (6) days a week. Trucks parked in all other rows shall not be dispatched or operated
before 2:00 a.m. and after 3:00 p.m. six (6) days a week. The easternmost parking row shall
be striped and signs shall be posted within the yard stating “No dispatch or operations before
6:00 a.m.”.  All drivers shall be notified of this noise restriction in writing.

2. The use shall be limited to the operation, maintenance, and repair of rock quarry related trucks
and trailers only.

3. Trailers shall be stored empty at all times.

4. Trailers shall not be stacked on top of one another at any time.

5. A minimum of one (1) Cupressus Sempervirens “Italian Cypress” tree shall be installed every
eight (8) linear feet within the fifteen (15) foot wide planter along the entire east property line of
the Site. Fifty (50) percent of the trees shall be thirty-six (36) inch box in size and fifty (50)
percent of the trees shall be forty-eight (48) inch box in size. The trees shall be identified on
the formal Landscape Plan submittal prior to the issuance of building permits.

6. One (1) year after the date of approval, the Planning Commission will review the operation to
determine compliance with all conditions of approval of the Conditional Development Permit.
Thereafter, the Planning Commission will review the operation on an annual basis.

GENERAL PLAN CONSISTENCY:

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

Goal 2-16:  Improve the architectural and design quality of development in Rialto.

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

ENVIRONMENTAL IMPACT:

The project is categorically exempt from the requirements of the California Environmental Quality Act
(CEQA) pursuant to Section 15332, In-Fill Development Projects. Class 32 allows for the exemption
of a project that is less than 5.0 acres in size and is surrounded by existing developments. A Notice
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of Exemption form is attached to agenda report (Exhibit I).

PUBLIC NOTICE:

The City mailed public hearing notices for the proposed project to all property owners within 300 feet
of the project site, and published the public hearing notice in the San Bernardino Sun newspaper as
required by State law.

RECOMMENDATION:

It is recommended that the Planning Commission:

· Adopt the attached Resolution (Exhibit H) to approve Conditional Development Permit No. 803 to
allow the development of a truck and trailer storage yard, including the construction of a 14,574
square foot industrial building, subject to the findings and conditions therein.
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SCOPE OF WORK
• STORAGE YARD FOR 61 EMPTY QUARRY/CONSTRUCTION

MATERIAL VEHICLES (TRUCK AND TRAILER).
• 7,500 S.F. WAREHOUSE AND MAINTENANCE SHOP
• 3,822 S.F. OFFICE SPACE
• 3,822 S.F. STORAGE UPSTAIRS

LOT AREA: 209,088 S.F. (4.8 ACRES)
BUILDING TOTAL AREA: 11,322 S.F.
COVERAGE RATIO: 11,322/209,088 (100) = 5.4%

NUMBER OF PARKING SPACES REQUIRED:
REPAIR SHOP: 1/500 S.F.= 15
OFFICE: 1/250 S.F. = 16
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TOTAL REQUIRED: 35
TOTAL PROVIDED: 37 (INCLUDING TWO HANDICAP ACCESSIBLE,
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* TRUCK DRIVERS PARK THEIR VEHICLE IN THE TRUCK'S
VACANT SPOT

BUILDING OCCUPANCY & TYPE:
OFFICE: B / V-B
WAREHOUSE/ SHOP: S-1 / I-A
ZONING: RIALTO AIRPORT SPECIFIC PLAN
NUMBER OF EMPLOYEES: N/A
APN: 0239-193-11-0-000

OWNER: EDDIE SOYA
PHONE: 909-714-1351
EMAIL: soya@att.net

APPLICANT:
GUILLERMO CALVILLO
CALVILLO CONSULTING SERVICES
2421 FOOTHILL BLVD. SUITE 3E
LA VERNE, CA 91750
PHONE: 951-990-3705
EMAIL: CalvilloConsultingServices@outlook.com

ELECTRIC: SCE : 1-800-684-8123

WATER & SEWER: RIALTO WATER SERVICES
150 S. PALM AVE. RIALTO, CA 92376  909-820-2546

TRASH: EDCO DISPOSAL
1850 AGUA MANSA RD. RIVERSIDE, CA 92509   909-877-1596

PHONE: AT&T  1-888-507-2253

CABLE: AT&T   1-888-511-1885

SCHOOL DISTRICT: RIALTO UNIFIED SCHOOL DISTRICT
182 E WALNUT AVE. RIALTO, CA 92376  909-820-7700
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TRUCK RESTRICTIONS:

•          TRUCKS PARKED WITHIN THE
EASTERN-MOST ROW SHALL NOT
OPERATE BETWEEN THE HOURS OF
3:00 P.M. AND 6:00 A.M. SEVEN DAYS A
WEEK.

•          TRUCKS PARKED WITHIN ALL
OTHER ROWS SHALL NOT OPERATE
BETWEEN THE HOURS OF 3:00 P.M. AND
2:00 A.M. SEVEN DAYS A WEEK.

•          STORAGE AND USE OF ROCK
QUARRY TRUCKS AND TRAILERS ONLY.

•          ALL TRAILERS TO BE STORED
EMPTY AT ALL TIMES.
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Executive Summary 

This report presents a Traffic Impact Analysis (TIA) for the development of a trucking company 
facility that will provide parking and maintenance areas for a fleet of privately owned building 
material haul trucks and trailers on Locust Avenue in the City of Rialto, in accordance with the 
scoping agreement approved by the City on February 1, 2016 (see Appendix A ). The proposed 
project includes the truck yard and the construction of a maintenance and repair shop building 
with four truck bays and office space. The site provides parking for up to 61 building material 
trucks and 30 automobiles. The TIA has been prepared utilizing methodology outlined in the 
City’s traffic impact study guidelines. 

Stantec prepared a traffic scoping agreement for this project in December 2015. After reviewing 
the initial information about the project, the City determined that a complete TIA report is 
required. Subsequently, an executed scoping agreement was developed with the Department 
of Public Works (DPW) and incorporated comments and corrections from the City’s 
Development Review Committee (DRC). 

The following two existing signalized intersections are evaluated regarding the potential impacts 
on the surrounding circulation system during the AM and PM peak hour.  

• Locust Avenue and Riverside Avenue 

• Locust Avenue and Casmalia Street 

An evaluation of the project’s driveway onto Locust Avenue has also been prepared. The 
analysis in this report is based on traffic conditions for the following scenarios: 

• Existing conditions 

• Existing plus Project conditions 

• Cumulative conditions without Project 

• Cumulative conditions with Project 

The results of the existing and cumulative conditions impact analysis indicate that each 
intersection would operate at level of service (LOS) D or better with inclusion of project traffic. 
The incremental delay due to the project traffic does not exceed the City’s threshold of 
significance for LOS D conditions. Therefore, the proposed project does not result in a significant 
impact at the intersections in the traffic analysis study area.  

The two signalized study intersections were also evaluated using micro-simulation analysis 
(SimTraffic) to evaluate the peak hour movements and queue lengths to determine if the left-



Traffic Impact Analysis for Locust Ave Warehouse Project  
 
Executive Summary 
July 2016 
 

v:\2073\active\2073009890\report\rpt_rialto_tia_v2_20160728.docx ES.1.2 
 

turn pockets and right-turn pockets can accommodate the addition of cumulative and project 
generated traffic. The queue analysis indicates that the eastbound left-turn pocket and the 
southbound left-turn pocket at the intersection of Locust Avenue and Casmalia Street and the 
northwest left-turn pocket at the Locust Avenue and Riverside Avenue intersection should be 
modified to accommodate the peak left-turn volume under cumulative conditions.  

Based on the City’s guidelines for turn lane requirements, under cumulative conditions the 
intersection of Locust Avenue and Casmalia Street exceeds the acceptable threshold for a 
single left-turn lane, and therefore the addition of a second eastbound left-turn lane is required. 
Also, the addition of a southbound exclusive right turn lane is required. 

 It should, however, be noted that the turn lane requirement identified here is based on 
cumulative conditions and would be required without the project. As such, the project will 
participate in the improvements on a fair-share basis. 

A traffic signal is warranted under Warrant 3, Peak Hour, of the CA MUTCD at Locust Avenue and 
Bohnert Avenue as determined by the traffic study for another nearby project. The City of Rialto 
has therefore recommended that the project should pay a fair share contribution to that signal 
due to its proximity to the project site. 

In total, the project’s fair share contribution for the improvements identified at the two locations 
listed above is approximately $42,430. Based on the findings summarized above, the project is 
determined to not have a significant impact on the level of service (LOS) of the study area 
intersections, but project traffic would contribute to a cumulative need for additional turn lanes. 
Therefore, it is recommended that the project contribute its pro-rata fair-share of the cost for the 
new turn lanes and the traffic signal. 
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1.0 INTRODUCTION  

This report presents the traffic impact analysis for a trucking company facility that will provide 
parking and maintenance areas for a fleet of privately owned building material haul trucks and 
trailers on Locust Avenue in the City of Rialto, California. Figure 1illustrates the location of the 
project site. This report has been prepared in accordance with the scoping agreement 
approved on February 1, 2016 (see Appendix A).  

The proposed project includes an approximately 209,088 square-foot (4.8 acres) truck yard and 
the construction of a maintenance and repair shop. The repair shop building consists of 7,500 
square feet with four truck bays and 3,615 square feet of office space. The project site provides 
parking for 61 building material trucks to be parked on-site overnight and for 30 automobiles 
parking on-site behind a gate which will be open during regular business hours. The 
maintenance and service area is for the business’s privately owned trucks and will not be used 
for outside commercial uses. The site is zoned for Planned Industrial Development and the 
proposed project is consistent with the land use designations under the Rialto Airport Specific 
Plan. Figure 2 illustrates the proposed site plan for the project.  

The project is expected to be completed and operational within a year. This traffic study has 
been prepared to identify potential traffic impacts and to determine appropriate traffic 
mitigation measures utilizing guidelines and requirements recommended by the City of Rialto 
Department of Public Works/City Engineer. 
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2.0 AREA CONDITIONS 

The project is located on the southeast corner of North Locust Avenue and West Lowell Street. 
Locust Avenue is designated as a secondary arterial and is constructed as a two-lane roadway 
at the project frontage. Lowell Street is a two-lane local street with no striping. Figure 3 illustrates 
the existing traffic controls and intersection geometry. 

Existing conditions AM and PM peak period weekday traffic counts were collected in late March 
2016 at the following two signalized intersections located north and south of the project, 
respectively: 

• Locust Avenue and Riverside Avenue 
• Locust Avenue and Casmalia Street 

Figure 4 illustrates the AM and PM peak hour volumes during existing conditions at each study 
area intersection. The 24-hour midblock average daily traffic (ADT) volume was also collected at 
two locations on Locust Avenue, north and south of the project site. The count data sheets can 
be found in the Appendix B. To evaluate access to the project site and the the potential 
impacts on the surrounding circulation system, a Synchro and SimTraffic simulation model was 
prepared for the study locations. 

Figure 5 depicts the General Plan Circulation Element in the project vicinity.  

A LOS evaluation of the study area intersections for existing conditions indicates that the 
intersections would operate at an acceptable LOS C or better with a maximum average of 23 
seconds of delay per vehicle. The LOS and delay for the two signalized intersections based on 
existing peak hour volumes and existing lane configurations are summarized in Table 1. Synchro 
worksheets can be found in the Appendix C. 

Table 1 LOS & Delay Summary – Existing Conditions 

Location 

AM PM 

LOS 
Delay 
(sec) LOS 

Delay 
(sec) 

Locust Ave and Casmalia St B 17.6  C 22.9  

Locust Ave and Riverside Ave B 14.1  B 14.7  
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3.0 PROJECTED FUTURE TRAFFIC 

3.1 PROJECT TRAFFIC AND PROJECT PHASING 

3.1.1 Trip Generation 

This traffic study has been prepared utilizing methodology outlined in the City of Rialto’s traffic 
impact study guidelines. Trip generation estimates are used as described in the approved 
scoping agreement for the proposed project, which were prepared using standardized Institute 
of Transportation Engineers (ITE) trip generation rates and with truck volumes adjusted to 
passenger car equivalents (PCE). The approved scoping agreement can be found in the 
Appendix A. Table 2 shows the Trip Generation and PCE calculations. 

Table 2 Trip Generation and PCE Calculations 

Trip Generation – Total Vehicles     
  In Out Total 
AM Trips 30*  31** 61 
PM Trips 31** 27*  58 
* ITE Trip Rate utilized for AM inbound and PM outbound - General Light Industrial (110) 
** 50% of total trucks assumed to leave site in AM peak hour, and arrive at site in PM peak 
hour. 
Trip Generation: Passenger Cars Only   
  In Out Total 
AM Trips 27* 0 27 
PM Trips 0 24* 24 
* Passenger cars are assumed to make 90% of AM inbound and PM outbound trips. 
Trip Generation: Trucks Only   
  In Out Total 
AM Trips 3** 31* 34 
PM Trips 31* 3** 34 
* AM outbound trips and PM inbound trips are assumed to be truck traffic only. 
** Trucks are assumed to make 10% of AM inbound and PM outbound trips. 
Trip Generation: Trucks with PCE factor (4 - axle trucks = 3 PCE) 
  In Out Total 
AM Trips 9 93 102 
PM Trips 93 9 102 
Trip Generation: TOTAL PCE   
  In Out Total 
AM Trips 36 93 129 
PM Trips 93 33 126 
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As shown in Table 2 above, the project is expected to generate PCE volumes of approximately 
129 trips during the AM peak hour (93 trips outbound), and 126 trips during the PM peak hour (93 
trips inbound). The project is also estimated to generate a total of 450 average daily trips (ADT). 
The following assumptions are incorporated in the trip generation estimates listed above:  50 
percent of total trucks are assumed to leave the site during the AM peak hour, and 50 percent 
are assumed to arrive back at the site in the PM peak hour. Approximately 90 percent of the AM 
inbound trips as well as the PM outbound trips are assumed to be passenger cars. A PCE factor 
of 3.0 is used for these 4-axle trucks.  

3.1.2 Trip Distribution and Assignment 

Trip distribution for the project has been applied as described in the approved scoping 
agreement (see Appendix A). Figure 6 shows the project trip distribution percentages and Figure 
7 shows the project generated volumes (PCE) during the AM and PM peak hours. There is a 
quarry located on Riverside Avenue approximately one mile north of the project site which 
currently is being used by the project as the primary location for picking up materials. Since the 
project’s trucks are currently using Locust Avenue to access the quarry in the AM peak hour, 
there will be negligible change to traffic volumes in the AM peak hour when the project 
relocates to the proposed site. However, to address the potential for future changes to delivery 
patterns, this traffic study is based on a generalized distribution of project traffic. 
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3.2 EXISTING TRAFFIC PLUS PROJECT TRAFFIC ANALYSIS 

The project trips were added to the existing traffic volumes and the resulting volumes can be 
seen in Figure 8. The project is expected to be completed within a year and so ambient growth 
isn’t considered for this analysis scenario.  

The City of Rialto defines a significant impact at an intersection if the addition of project traffic 
causes the intersection LOS to fall below LOS D, or where the peak hour delay increases as 
follows: 

 LOS A/B - by 10.0 seconds 
 LOS C - by 8.0 seconds 
 LOS D - by 5.0 seconds 
 LOS E - by 2.0 seconds 
 LOS F - by 1.0 seconds 

 
The LOS and delay for the two signalized intersections and the project driveway are summarized 
for existing plus project conditions in Table 3, which shows that the intersections will continue to 
operate at an acceptable LOS C or better. The project’s incremental change to the average 
delay is less than two seconds per vehicle, which is not considered a significant impact at LOS B 
or C. 

Table 3 LOS & Delay Summary – Existing plus Project Conditions 

  Existing Conditions Existing plus Project Conditions

Location 

AM PM AM PM 

LOS 
Delay
(sec) LOS 

Delay
(sec) LOS 

Delay 
(sec) LOS 

Delay
(sec) 

Signalized                 
Locust Ave and Casmalia St B 17.6 C 22.9 B 19.1 C 23.6 

Locust Ave and Riverside Ave B 14.1 B 14.7 B 14.9 B 15.0 
Unsignalized                 

Locust Ave and Project Driveway - - - - B 11.3 B 12.3 
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3.3 CUMULATIVE CONDITIONS ANALYSIS 

For a cumulative conditions analysis, the cumulative project peak hour traffic volumes, which is 
the traffic generated by the other approved or pending projects in the study area, are identified 
and added to the existing traffic volumes.  

There are multiple approved or proposed projects in the project vicinity which would add peak 
hour traffic to the study intersections. A listing of the projects considered for this analysis is 
provided in Table 4. The cumulative project traffic volume information is a combination of data 
provided to Stantec by Kimley-Horn and additional estimates prepared specifically for use in this 
study.  

Table 4 Related Projects Summary  

Project # Land Use 
1 Golden Springs 
2 I-210 Logistic III 
3 I-210 Logistic II 
4 Niagara Bottling 
5 Medline Industries 
6 CapRock I - Casmalia/Linden 
7 CapRock II - Locust/Bohnert 
8 Sater Bros 
9 Shaw Development Warehouse 

10 Lytle Creek SP 
11 Emaar Enterprise Homes 
12 B+B Plastics 
13 Pusan Pipe Manufacturing 
14 Rialto 42 DCT Warehousing 
15 Rialto Walmart 
16 Prologis (Locust at Stonehurst) 
17 Prologis (Tamarind at Walnut) 
18 SOLO Cup Building 
19 Renaissance Marketplace 
20 I-210 Logistics IV 
21 I-210 Logistics V 
22 Shopping Center/Condo/SF Detached Housing 
23 I-210 Gateway Center 
24 Monster Warehouse 
25 Industrial 
26 ARCO expansion 
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Figure 9 shows a map of the approximate locations of the related projects. Figure 10 illustrates 
the project trips from the cumulative projects for the AM and PM peak hours.  

Figure 11 shows the AM and PM peak hour volumes for cumulative conditions without the 
proposed project. The LOS and delay for the two signalized study intersections are summarized in 
Table 5, which shows that the intersections would operate at an acceptable LOS D or better, 
with a maximum delay of 42.0 seconds per vehicle, under cumulative conditions without project. 

Table 5 LOS & Delay Summary – Cumulative Conditions without Project 

Location 

AM PM 

LOS 
Delay 
(sec) LOS 

Delay 
(sec) 

Signalized         

Locust Ave and Casmalia St C 33.3  D 42.0  

Locust Ave and Riverside Ave B 14.9  B 15.8  
 

Figure 12 shows the AM and PM peak hour volumes for cumulative conditions with addition of 
project generated traffic. The LOS and delay estimates for the two signalized intersections and 
for the project driveway are summarized in Table 6, which shows that the intersections would 
operate at an acceptable LOS D or better. The project’s incremental change to the average 
delay is less than five seconds per vehicle, which is not considered a significant impact at these 
levels of service based on the City’s LOS Standards. 

Table 6 LOS & Delay Summary – Cumulative Conditions with Project 

Location 

Cumulative without Project 
Conditions Cumulative with Project Conditions

AM PM AM PM 

LOS 
Delay 
(sec) LOS 

Delay 
(sec) LOS 

Delay 
(sec) LOS 

Delay 
(sec) 

Signalized                 

Locust Ave and Casmalia St C 33.3 D  42.0 C 34.9 D  46.4 

Locust Ave and Riverside Ave B 14.9 B 15.8 B 15.2 B  15.6 
Unsignalized                 

Locust Ave and Project Driveway - - - - C 16.8 C  17.6 
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3.4 QUEUE LENGTH ANALYSIS 

The two signalized study intersections were also evaluated using micro-simulation analysis 
(SimTraffic) to evaluate the peak hour movements and queue lengths to determine if the 
left-turn pockets and right-turn pockets can accommodate the addition of cumulative and 
project generated traffic. 

The queue summary of the turn movements for the study intersections are shown in Table 7 for 
existing conditions and in Table 8 for cumulative conditions.  

Table 7 Queue Summary – Existing Conditions without and with Project 

Location 
Turn  

Movement 

Storage 
Bay Dist 

(ft) 

95th Percentile Queue (ft) 

Existing Conditions 
Existing plus Project 

Conditions 
AM PM AM PM 

Locust Ave 
and  
Casmalia St 

EB Left 280* 123 171 128 183 

WB Left 210 15 16 14 10 

NB Left 250 26 39 22 33 

SB Left 175 49 89 78 100 
Locust Ave 
and  
Riverside Ave 

NB Left 200 13 42 50 47 

NW Left 125 66 84 88 102 
 
*Note: The existing eastbound left-turn pocket on Casmalia Street is not striped for the full length of the 
pocket. The existing centerline striping would allow for a 280-foot pocket. 

 

Table 8 Queue Summary – Cumulative Conditions without and with Project 

Location 
Turn  

Movement 

Storage
 Bay Dist 

(ft) 

95th Percentile Queue (ft) 

Cumulative without Project Cumulative with Project 
AM PM AM PM 

Locust Ave 
and  
Casmalia St 

EB Left 280*  282  309  292  344 

WB Left 210  115  77  140  68 

NB Left 250  26  48  27  49 

SB Left 175  84  192  123  223 
Locust Ave 
and  
Riverside Ave 

NB Left 200  106  110  103  110 

NW Left 125  112  109  103 133 
 
*Note: The existing eastbound left-turn pocket on Casmalia Street is not striped for the full length of the 
pocket. The existing centerline striping would allow for a 280-foot pocket. 
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Under existing plus project conditions, none of the turn queues are forecast to exceed the 
available storage length based on 95th percentile queue lengths. However, under cumulative 
conditions, the following three turn pockets are forecast to experience queues that exceed the 
available storage length: 

• Casmalia Street at Locust Avenue - eastbound left turn (AM and PM peak hour) 

• Locust Avenue at Casmalia Street - southbound left turn (PM peak hour) 

• Riverside Avenue at Locust Avenue - northwest left turn (PM peak hour) 

A review of aerial photography suggests that restriping the Locust Avenue/Casmalia Street 
intersection turn pockets to lengthen the eastbound left-turn pocket to approximately 310 feet 
and to lengthen the southbound left-turn pocket to approximately 200 feet would be feasible. 
Similarly, restriping the Locust Avenue/Riverside Avenue intersection north-westbound left-turn 
pocket to approximately 140 feet would be feasible. New information provided shows that the 
West Coast Pipe proposes to expand their manufacturing plant and intends to create a left-turn 
pocket from the existing southbound left-turn lane to their driveway, which serves as the new 
truck entrance, in order to provide a protected left-turn movement into their site. It will also 
construct a median island on Casmalia Street according to Renaissance Specific Plan 
requirements for Casmalia Street to have a 12-foot raised median. Therefore, it is not feasible to 
lengthen the southbound left turn-lane at the Locust Avenue/Casmalia Street intersection. 

Based on the City of Rialto Traffic Impact Report guidelines, dual left-turn lanes are required if 
the peak hour volume exceeds 200, and an exclusive right turn lane is required if the peak hour 
right-turn volume exceeds 350.  

For the intersection of Locust Avenue and Casmalia Street, under Cumulative conditions with 
project, the eastbound left turn volume exceeds 200 during both AM and PM peak hour and the 
southbound right turn volume exceeds 350 during PM peak hour meeting the requirements for a 
dual left turn lane and exclusive right turn lane, respectively.  

It should, however, be noted that the turn lane requirement identified here is based on 
cumulative conditions and would be required without the project. As such, the project will 
participate in the improvements on a fair-share basis.    

Additionally, a traffic signal is warranted under Warrant 3, Peak Hour, of the CA MUTCD at Locust 
Avenue and Bohnert Avenue as determined by the traffic study for another nearby project. The 
City of Rialto has therefore recommended that the project should pay a fair share contribution 
to that signal due to its proximity to the project site. 

Based on the findings summarized above, project traffic would contribute to a cumulative need 
for additional turn lanes. Therefore, it is recommended that the project contribute its pro-rata 
fair-share of the cost for the new turn lanes at Casmalia Street and the traffic signal at Bohnert 
Avenue. 



Traffic Impact Analysis for Locust Ave Warehouse Project  
 
Projected Future Traffic 
July 2016 
 

v:\2073\active\2073009890\report\rpt_rialto_tia_v2_20160728.docx 3.15 
 

The estimated cost provided for adding a second eastbound left-turn lane for Casmalia Street at 
Locust Avenue is $72,898, the addition of exclusive southbound right-turn lane can be done by 
restriping and is estimated to be $3,500. The cost of the Locust Avenue and Bohnert Street traffic 
signal is estimated at $250,000.  

Based on the fair share percentages shown in Table 9, approximately 13 percent of the 
estimated cost is to be contributed by the project to the improvements at Locust 
Avenue/Casmalia Street intersection improvements and Locust Avenue/Bohnert Street traffic 
signal. 

Table 9  Fair Share Percentage 

  Locust & Bohnert Locust & Casmalia 
  AM PM AM PM 
Project Trips 78 76 78 76 
Total Volume Increase 535 552 535 552 
Fair share (%) 13% 12% 13% 12% 
Improvement Cost ($) $250,000 $76,398 
Fair share ($) $32,500 $9,930 

  
In total, the project’s fair share contribution for the improvements identified at the two locations 
listed above is approximately $42,430.  



Traffic Impact Analysis for Locust Ave Warehouse Project  
 
Findings And Recommendations 
July 2016 
 

v:\2073\active\2073009890\report\rpt_rialto_tia_v2_20160728.docx 4.1 
 

4.0 FINDINGS AND RECOMMENDATIONS 

The proposed project consists of a trucking company facility that will provide parking, 
maintenance, and repair services for a fleet of privately owned building material haul trucks and 
trailer storage. The project would provide parking for 61 building material trucks and 30 
automobiles. The project is expected to generate approximately 129 trips (PCE) during the AM 
peak hour (93 trips outbound), and 126 trips (PCE) occurring during the PM peak hour (93 trips 
inbound). The project is expected to be completed within a year.  

The two study area intersections are currently signalized and operate at an LOS of C or better. 
The addition of traffic from the proposed project has been found to have no significant impact 
on the study intersections under existing conditions. Traffic from the proposed project combined 
with traffic from other cumulative projects would likewise add peak hour traffic to these 
intersections; however, the intersections would still continue to operate at an acceptable LOS D 
or better and within an acceptable range of increases to peak hour delay. Based on these 
findings, the project has been determined to have a less than significant impact on the 
intersection LOS. 

The two signalized study intersections were also evaluated using micro-simulation analysis 
(SimTraffic) to evaluate the peak hour movements and queue lengths to determine if the 
left-turn pockets and right-turn pockets can accommodate the addition of cumulative and 
project generated traffic. The queue analysis indicates that the eastbound left-turn pocket and 
the southbound left-turn pocket at the intersection of Locust Avenue and Casmalia Street and 
the northwest left-turn pocket at the Locust Avenue and Riverside Avenue intersection 
experience queues that exceed available storage length under cumulative conditions.  

Based on the City of Rialto Traffic Impact Report guidelines, dual left-turn lanes are required if 
the peak hour left-turn volume exceeds 200 vehicles and requires an exclusive right turn lane if 
the peak hour right-turn volume exceeds 350 vehicles.  

Following the guidelines, the intersection of Locust Avenue and Casmalia Street meets the 
requirement for eastbound dual left-turn lanes and a southbound exclusive right-turn lane. 

Another local Traffic Impact Analysis has identified that a signal is warranted under Warrant 3, 
Peak Hour of CA MUTCD at Locust Avenue and Bohnert Avenue which is south of the proposed 
project. The City of Rialto based on their policy recommended that the project should pay a fair 
share contribution to that signal.  

In total, the project’s fair share contribution for the improvements identified at the two locations 
listed above is approximately $42,430. Based on the findings summarized above, the project is 
determined to have no significant impact on the LOS at the study area intersections, but project 
traffic would contribute to a cumulative need for turn lanes. To alleviate the project’s impact, it 
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is recommended that the project contribute its pro-rata fair-share of the cost for the new turn 
lanes at Casmalia Street and the traffic signal at Bohnert Avenue. 
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  TRAFFIC COUNT DATA Appendix B

 



File Name : H1603023
Site Code : 00000000
Start Date : 3/23/2016
Page No : 1

City:  RIALTO
N-S- Direction:  LOCUST AVENUE
E-W Direction:  RIVERSIDE AVENUE

Groups Printed- Turning Movements
DEAD END
Southbound

RIVERSIDE AVENUE
Westbound

LOCUST AVENUE
Northbound

RIVERSIDE AVENUE
Eastbound

Start Time Right Thru Left Right Thru Left Right Thru Left Right Thru Left Int. Total
07:00 0 0 0 0 35 10 11 0 3 6 58 0 123
07:15 0 0 0 0 35 13 13 0 3 10 68 0 142
07:30 0 0 0 0 35 9 24 0 6 8 77 0 159
07:45 0 0 0 0 39 11 13 0 3 10 72 0 148
Total 0 0 0 0 144 43 61 0 15 34 275 0 572

08:00 0 0 0 0 31 17 10 0 1 4 54 0 117
08:15 0 0 0 0 24 8 22 0 1 3 50 0 108
08:30 0 0 0 0 43 13 19 0 3 3 59 0 140
08:45 0 0 0 0 32 7 10 0 2 3 58 0 112
Total 0 0 0 0 130 45 61 0 7 13 221 0 477

16:00 0 0 0 0 92 17 9 0 8 5 67 0 198
16:15 0 0 0 0 77 15 18 0 5 5 74 0 194
16:30 0 0 0 0 87 16 14 0 8 3 90 0 218
16:45 0 0 0 0 71 12 23 0 2 4 95 0 207
Total 0 0 0 0 327 60 64 0 23 17 326 0 817

17:00 0 0 0 0 92 19 17 0 11 4 83 0 226
17:15 0 0 0 0 87 18 11 0 7 5 88 0 216
17:30 0 0 0 0 79 9 14 0 12 7 95 0 216
17:45 0 0 0 0 77 16 11 0 7 6 83 0 200
Total 0 0 0 0 335 62 53 0 37 22 349 0 858

Grand Total 0 0 0 0 936 210 239 0 82 86 1171 0 2724
Apprch % 0 0 0 0 81.7 18.3 74.5 0 25.5 6.8 93.2 0  

Total % 0 0 0 0 34.4 7.7 8.8 0 3 3.2 43 0

Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780
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File Name : H1603023
Site Code : 00000000
Start Date : 3/23/2016
Page No : 2

DEAD END
Southbound

RIVERSIDE AVENUE
Westbound

LOCUST AVENUE
Northbound

RIVERSIDE AVENUE
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 07:00 to 08:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:00

07:00 0 0 0 0 0 35 10 45 11 0 3 14 6 58 0 64 123
07:15 0 0 0 0 0 35 13 48 13 0 3 16 10 68 0 78 142
07:30 0 0 0 0 0 35 9 44 24 0 6 30 8 77 0 85 159
07:45 0 0 0 0 0 39 11 50 13 0 3 16 10 72 0 82 148

Total Volume 0 0 0 0 0 144 43 187 61 0 15 76 34 275 0 309 572
% App. Total 0 0 0  0 77 23  80.3 0 19.7  11 89 0   

PHF .000 .000 .000 .000 .000 .923 .827 .935 .635 .000 .625 .633 .850 .893 .000 .909 .899
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File Name : H1603023
Site Code : 00000000
Start Date : 3/23/2016
Page No : 3

DEAD END
Southbound

RIVERSIDE AVENUE
Westbound

LOCUST AVENUE
Northbound

RIVERSIDE AVENUE
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 16:00 to 17:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 16:30

16:30 0 0 0 0 0 87 16 103 14 0 8 22 3 90 0 93 218
16:45 0 0 0 0 0 71 12 83 23 0 2 25 4 95 0 99 207
17:00 0 0 0 0 0 92 19 111 17 0 11 28 4 83 0 87 226
17:15 0 0 0 0 0 87 18 105 11 0 7 18 5 88 0 93 216

Total Volume 0 0 0 0 0 337 65 402 65 0 28 93 16 356 0 372 867
% App. Total 0 0 0  0 83.8 16.2  69.9 0 30.1  4.3 95.7 0   

PHF .000 .000 .000 .000 .000 .916 .855 .905 .707 .000 .636 .830 .800 .937 .000 .939 .959
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File Name : H1603024
Site Code : 00000000
Start Date : 3/23/2016
Page No : 1

City:  RIALTO
N-S- Direction:  LOCUST AVENUE
E-W Direction:  CASMALIA STREET

Groups Printed- Turning Movements
LOCUST AVENUE

Southbound
CASMALIA STREET

Westbound
LOCUST AVENUE

Northbound
CASMALIA STREET

Eastbound
Start Time Right Thru Left Right Thru Left Right Thru Left Right Thru Left Int. Total

07:00 45 10 8 9 23 1 0 6 1 1 13 27 144
07:15 49 24 8 14 12 1 0 5 2 1 11 14 141
07:30 40 17 4 9 20 0 1 9 1 1 8 32 142
07:45 41 29 4 21 11 2 0 13 1 2 11 33 168
Total 175 80 24 53 66 4 1 33 5 5 43 106 595

08:00 38 10 7 16 13 0 0 11 1 0 15 49 160
08:15 30 20 6 11 16 1 0 10 1 0 5 21 121
08:30 46 9 4 4 19 0 1 16 0 0 14 26 139
08:45 28 19 3 8 18 1 0 7 0 1 9 24 118
Total 142 58 20 39 66 2 1 44 2 1 43 120 538

16:00 51 44 16 12 11 1 0 34 6 6 43 65 289
16:15 35 26 6 18 22 1 0 20 2 1 37 54 222
16:30 58 43 15 7 20 0 2 12 5 2 36 48 248
16:45 38 22 13 5 19 0 0 18 0 3 38 49 205
Total 182 135 50 42 72 2 2 84 13 12 154 216 964

17:00 46 38 14 6 16 0 2 14 0 0 32 45 213
17:15 47 23 11 8 20 1 1 16 0 4 37 41 209
17:30 45 19 9 6 27 0 1 23 0 4 42 58 234
17:45 31 23 7 6 21 0 1 18 2 0 32 41 182
Total 169 103 41 26 84 1 5 71 2 8 143 185 838

Grand Total 668 376 135 160 288 9 9 232 22 26 383 627 2935
Apprch % 56.7 31.9 11.5 35 63 2 3.4 88.2 8.4 2.5 37 60.5  

Total % 22.8 12.8 4.6 5.5 9.8 0.3 0.3 7.9 0.7 0.9 13 21.4

Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780
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File Name : H1603024
Site Code : 00000000
Start Date : 3/23/2016
Page No : 2

LOCUST AVENUE
Southbound

CASMALIA STREET
Westbound

LOCUST AVENUE
Northbound

CASMALIA STREET
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 07:00 to 08:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:15

07:15 49 24 8 81 14 12 1 27 0 5 2 7 1 11 14 26 141
07:30 40 17 4 61 9 20 0 29 1 9 1 11 1 8 32 41 142
07:45 41 29 4 74 21 11 2 34 0 13 1 14 2 11 33 46 168
08:00 38 10 7 55 16 13 0 29 0 11 1 12 0 15 49 64 160

Total Volume 168 80 23 271 60 56 3 119 1 38 5 44 4 45 128 177 611
% App. Total 62 29.5 8.5  50.4 47.1 2.5  2.3 86.4 11.4  2.3 25.4 72.3   

PHF .857 .690 .719 .836 .714 .700 .375 .875 .250 .731 .625 .786 .500 .750 .653 .691 .909
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File Name : H1603024
Site Code : 00000000
Start Date : 3/23/2016
Page No : 3

LOCUST AVENUE
Southbound

CASMALIA STREET
Westbound

LOCUST AVENUE
Northbound

CASMALIA STREET
Eastbound

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 16:00 to 17:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 16:00

16:00 51 44 16 111 12 11 1 24 0 34 6 40 6 43 65 114 289
16:15 35 26 6 67 18 22 1 41 0 20 2 22 1 37 54 92 222
16:30 58 43 15 116 7 20 0 27 2 12 5 19 2 36 48 86 248
16:45 38 22 13 73 5 19 0 24 0 18 0 18 3 38 49 90 205

Total Volume 182 135 50 367 42 72 2 116 2 84 13 99 12 154 216 382 964
% App. Total 49.6 36.8 13.6  36.2 62.1 1.7  2 84.8 13.1  3.1 40.3 56.5   

PHF .784 .767 .781 .791 .583 .818 .500 .707 .250 .618 .542 .619 .500 .895 .831 .838 .834
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Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780

RIALTOSite:: N. LOCUST AVENUELocation

Date:: S/O WEST COAST BOULEVARDSegment 03/24/16

: STANTECClient

Interval Combined     Day:SB NB Thursday
Begin PMAMPMAMPMAM

12:00 84 54 168 9 27 32 155 111 32360 8669
12:15 50 8 506 10014
12:30 24 4 358 5912
12:45 40 6 3810 7816
01:00 23 36 154 7 25 43 172 48 3269 7916
01:15 50 4 404 908
01:30 34 8 394 7312
01:45 34 6 506 8412
02:00 25 40 190 2 28 42 227 53 4176 828
02:15 34 10 393 7313
02:30 76 8 7210 14818
02:45 40 8 746 11414
03:00 118 40 184 6 21 63 252 139 43669 10375
03:15 44 6 5422 9828
03:30 61 1 5312 11413
03:45 39 8 8215 12123
04:00 109 53 222 1 31 94 257 140 47918 14719
04:15 35 5 7822 11327
04:30 85 10 4437 12947
04:45 49 15 4132 9047
05:00 118 34 158 18 156 55 223 274 38127 8945
05:15 44 36 5034 9470
05:30 43 54 7620 11974
05:45 37 48 4237 7985
06:00 157 32 163 14 71 40 180 228 34329 7243
06:15 44 20 4833 9253
06:30 48 22 5651 10473
06:45 39 15 3644 7559
07:00 186 32 116 20 97 42 187 283 30340 7460
07:15 25 16 4050 6566
07:30 22 24 4244 6468
07:45 37 37 6352 10089
08:00 142 23 84 40 100 40 133 242 21745 6385
08:15 32 18 3138 6356
08:30 19 24 3233 5157
08:45 10 18 3026 4044
09:00 135 18 102 22 90 25 115 225 21729 4351
09:15 32 22 2452 5674
09:30 28 16 3630 6446
09:45 24 30 3024 5454
10:00 176 22 55 23 130 12 65 306 12038 3461
10:15 16 33 2142 3775
10:30 8 42 1854 2696
10:45 9 32 1442 2374
11:00 194 11 34 30 136 11 38 330 7244 2274
11:15 9 40 944 1884
11:30 10 36 859 1895
11:45 4 30 1047 1477

Totals 1,467 1,630 912 2,004 2,379 3,634
Split% 44.9 38.3 55.161.7

Day Totals 2,916 6,0133,097
Day Splits 51.5 48.5

Peak Hour 11:00 04:00 05:00 03:30 11:00 03:45

Volume 194 222 156 307 330 510
Factor 0.82 0.65 0.72 0.82 0.87 0.87

Printed : 3/25/2016Data File : D1603025*
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Transportation Studies, Inc.
2640 Walnut Avenue, Suite L

Tustin, CA. 92780

RIALTOSite:: N. LOCUST AVENUELocation

Date:: N/O W. LOWELL STREETSegment 03/24/16

: STANTECClient

Interval Combined     Day:NB SB Thursday
Begin PMAMPMAMPMAM

12:00 27 36 168 57 81 56 183 108 3519 9266
12:15 52 8 528 10416
12:30 42 8 314 7312
12:45 38 8 446 8214
01:00 25 44 192 9 22 44 167 47 3597 8816
01:15 48 4 454 938
01:30 44 3 428 8611
01:45 56 6 366 9212
02:00 28 44 235 5 25 42 196 53 4312 867
02:15 44 4 3810 8214
02:30 73 12 728 14520
02:45 74 4 448 11812
03:00 26 64 253 66 114 46 208 140 4616 11072
03:15 60 26 486 10832
03:30 53 12 762 12914
03:45 76 10 3812 11422
04:00 30 100 273 16 117 60 237 147 5101 16017
04:15 80 24 385 11829
04:30 51 39 8410 13549
04:45 42 38 5514 9752
05:00 172 55 231 24 107 37 164 279 39520 9244
05:15 52 30 4044 9274
05:30 78 19 4356 12175
05:45 46 34 4452 9086
06:00 100 44 188 24 146 38 182 246 37019 8243
06:15 50 32 5024 10056
06:30 56 44 4826 10470
06:45 38 46 4631 8477
07:00 119 40 194 36 182 36 115 301 30929 7665
07:15 42 52 2418 6670
07:30 45 42 2430 6972
07:45 67 52 3142 9894
08:00 83 40 130 34 153 26 92 236 22212 6646
08:15 31 52 3024 6176
08:30 29 36 2227 5163
08:45 30 31 1420 4451
09:00 98 26 114 30 136 14 105 234 21926 4056
09:15 25 50 3826 6376
09:30 36 30 2816 6446
09:45 27 26 2530 5256
10:00 146 15 69 46 188 21 58 334 12722 3668
10:15 19 42 2040 3982
10:30 20 52 849 28101
10:45 15 48 935 2483
11:00 153 11 41 49 205 12 37 358 7832 2381
11:15 12 42 745 1987
11:30 8 62 1240 20102
11:45 10 52 636 1688

Totals 1,007 2,088 1,476 1,744 2,483 3,832
Split% 54.5 59.4 45.540.6

Day Totals 3,220 6,3153,095
Day Splits 49.0 51.0

Peak Hour 05:00 03:30 11:00 04:00 11:00 03:45

Volume 172 309 205 237 358 527
Factor 0.77 0.77 0.83 0.71 0.88 0.82

Printed : 3/25/2016Data File : D1603026*
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 SYNCHRO WORKSHEETS Appendix C



3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 128 45 4 3 56 60 5 38 1 23 80 168
Future Volume (vph) 128 45 4 3 56 60 5 38 1 23 80 168
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.923 0.996 0.898
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1594 0 1641 3269 0 1641 1551 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1594 0 1641 3269 0 1641 1551 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 62 1 134
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 139 49 4 3 61 65 5 41 1 25 87 183
Shared Lane Traffic (%)
Lane Group Flow (vph) 139 53 0 3 126 0 5 42 0 25 270 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 19.0 32.0 10.0 23.0 10.0 27.8 10.2 28.0

C.2



3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 23.8% 40.0% 12.5% 28.8% 12.5% 34.8% 12.8% 35.0%
Maximum Green (s) 14.5 27.5 5.5 18.5 5.5 23.3 5.7 23.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 10.3 18.7 5.7 8.3 5.7 29.7 5.9 31.5
Actuated g/C Ratio 0.18 0.32 0.10 0.14 0.10 0.51 0.10 0.54
v/c Ratio 0.49 0.10 0.02 0.45 0.03 0.03 0.15 0.30
Control Delay 30.5 14.9 30.7 20.7 30.8 14.8 32.0 8.7
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 30.5 14.9 30.7 20.7 30.8 14.8 32.0 8.7
LOS C B C C C B C A
Approach Delay 26.2 20.9 16.5 10.7
Approach LOS C C B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 58.7
Natural Cycle: 65
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.49
Intersection Signal Delay: 17.6 Intersection LOS: B
Intersection Capacity Utilization 35.8% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 15 61 275 34 43 144
Future Volume (vph) 15 61 275 34 43 144
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.983
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3226 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3226 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 66 18
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 16 66 299 37 47 157
Shared Lane Traffic (%)
Lane Group Flow (vph) 16 66 336 0 47 157
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 30.0 30.0 32.0 18.0 50.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 37.5% 37.5% 40.0% 22.5% 62.5%
Maximum Green (s) 25.5 25.5 27.5 13.5 45.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 25.7 25.7 27.8 7.5 35.2
Actuated g/C Ratio 0.37 0.37 0.40 0.11 0.50
v/c Ratio 0.03 0.11 0.26 0.27 0.10
Control Delay 17.1 5.8 15.3 34.0 8.8
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 17.1 5.8 15.3 34.0 8.8
LOS B A B C A
Approach Delay 8.0 15.3 14.6
Approach LOS A B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 70
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.27
Intersection Signal Delay: 14.1 Intersection LOS: B
Intersection Capacity Utilization 28.3% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 216 154 12 2 72 42 13 84 2 50 135 182
Future Volume (vph) 216 154 12 2 72 42 13 84 2 50 135 182
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.944 0.997 0.914
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1631 0 1641 3272 0 1641 1579 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1631 0 1641 3272 0 1641 1579 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 6 34 2 84
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 235 167 13 2 78 46 14 91 2 54 147 198
Shared Lane Traffic (%)
Lane Group Flow (vph) 235 180 0 2 124 0 14 93 0 54 345 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 21.0 34.0 9.5 22.5 9.5 24.9 11.6 27.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 26.3% 42.5% 11.9% 28.1% 11.9% 31.1% 14.5% 33.8%
Maximum Green (s) 16.5 29.5 5.0 18.0 5.0 20.4 7.1 22.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 13.5 22.8 5.3 9.3 5.3 22.9 6.9 27.3
Actuated g/C Ratio 0.21 0.36 0.08 0.15 0.08 0.36 0.11 0.43
v/c Ratio 0.67 0.29 0.01 0.46 0.10 0.08 0.30 0.47
Control Delay 35.5 15.9 33.0 27.0 34.5 18.8 35.4 15.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 35.5 15.9 33.0 27.0 34.5 18.8 35.4 15.1
LOS D B C C C B D B
Approach Delay 27.0 27.1 20.8 17.9
Approach LOS C C C B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 62.8
Natural Cycle: 70
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.67
Intersection Signal Delay: 22.9 Intersection LOS: C
Intersection Capacity Utilization 44.4% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 28 65 356 16 65 337
Future Volume (vph) 28 65 356 16 65 337
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.994
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3262 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3262 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 71 6
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 30 71 387 17 71 366
Shared Lane Traffic (%)
Lane Group Flow (vph) 30 71 404 0 71 366
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 29.0 29.0 31.0 20.0 51.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 36.3% 36.3% 38.8% 25.0% 63.8%
Maximum Green (s) 24.5 24.5 26.5 15.5 46.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.7 24.7 26.7 8.5 37.3
Actuated g/C Ratio 0.35 0.35 0.38 0.12 0.52
v/c Ratio 0.05 0.13 0.33 0.36 0.21
Control Delay 17.7 5.8 17.5 35.0 9.1
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 17.7 5.8 17.5 35.0 9.1
LOS B A B D A
Approach Delay 9.3 17.5 13.3
Approach LOS A B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 71.1
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.36
Intersection Signal Delay: 14.7 Intersection LOS: B
Intersection Capacity Utilization 29.9% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 135 45 4 3 56 67 5 46 1 42 98 187
Future Volume (vph) 135 45 4 3 56 67 5 46 1 42 98 187
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.918 0.997 0.902
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1586 0 1641 3272 0 1641 1558 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1586 0 1641 3272 0 1641 1558 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 70 1 123
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 147 49 4 3 61 73 5 50 1 46 107 203
Shared Lane Traffic (%)
Lane Group Flow (vph) 147 53 0 3 134 0 5 51 0 46 310 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 18.7 31.7 9.6 22.6 9.6 27.3 11.4 29.1
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 23.4% 39.6% 12.0% 28.3% 12.0% 34.1% 14.3% 36.4%
Maximum Green (s) 14.2 27.2 5.1 18.1 5.1 22.8 6.9 24.6
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 10.7 19.1 5.3 8.5 5.3 30.2 6.6 34.5
Actuated g/C Ratio 0.17 0.31 0.09 0.14 0.09 0.49 0.11 0.56
v/c Ratio 0.52 0.10 0.02 0.48 0.04 0.03 0.26 0.34
Control Delay 33.1 15.8 32.3 21.5 32.4 16.4 34.1 9.9
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 33.1 15.8 32.3 21.5 32.4 16.4 34.1 9.9
LOS C B C C C B C A
Approach Delay 28.5 21.7 17.9 13.0
Approach LOS C C B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 62.1
Natural Cycle: 65
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.52
Intersection Signal Delay: 19.1 Intersection LOS: B
Intersection Capacity Utilization 42.4% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street

C.11



5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 43 70 275 45 46 144
Future Volume (vph) 43 70 275 45 46 144
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.979
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3213 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3213 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 76 25
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 47 76 299 49 50 157
Shared Lane Traffic (%)
Lane Group Flow (vph) 47 76 348 0 50 157
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 32.0 32.0 31.0 17.0 48.0

C.12



5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 40.0% 40.0% 38.8% 21.3% 60.0%
Maximum Green (s) 27.5 27.5 26.5 12.5 43.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 27.8 27.8 26.8 7.7 34.3
Actuated g/C Ratio 0.39 0.39 0.38 0.11 0.48
v/c Ratio 0.07 0.12 0.28 0.28 0.10
Control Delay 16.4 5.2 16.3 34.8 9.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 16.4 5.2 16.3 34.8 9.7
LOS B A B C A
Approach Delay 9.5 16.3 15.8
Approach LOS A B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 71.1
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.28
Intersection Signal Delay: 14.9 Intersection LOS: B
Intersection Capacity Utilization 28.6% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Existing + Project Conditions AM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 56 37 151 22 14 174
Future Volume (Veh/h) 56 37 151 22 14 174
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 61 40 164 24 15 189
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 395 176 188
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 395 176 188
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 90 95 99
cM capacity (veh/h) 588 847 1339

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 101 188 204
Volume Left 61 0 15
Volume Right 40 24 0
cSH 669 1700 1339
Volume to Capacity 0.15 0.11 0.01
Queue Length 95th (ft) 13 0 1
Control Delay (s) 11.3 0.0 0.7
Lane LOS B A
Approach Delay (s) 11.3 0.0 0.7
Approach LOS B

Intersection Summary
Average Delay 2.6
Intersection Capacity Utilization 32.7% ICU Level of Service A
Analysis Period (min) 15
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 235 154 12 2 72 61 13 102 2 57 141 189
Future Volume (vph) 235 154 12 2 72 61 13 102 2 57 141 189
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.931 0.997 0.914
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1608 0 1641 3272 0 1641 1579 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1608 0 1641 3272 0 1641 1579 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 6 49 2 82
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 255 167 13 2 78 66 14 111 2 62 153 205
Shared Lane Traffic (%)
Lane Group Flow (vph) 255 180 0 2 144 0 14 113 0 62 358 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 22.0 35.0 9.5 22.5 9.5 25.5 10.0 26.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 27.5% 43.8% 11.9% 28.1% 11.9% 31.9% 12.5% 32.5%
Maximum Green (s) 17.5 30.5 5.0 18.0 5.0 21.0 5.5 21.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 14.8 24.5 5.3 9.7 5.3 22.6 5.8 26.2
Actuated g/C Ratio 0.23 0.39 0.08 0.15 0.08 0.36 0.09 0.41
v/c Ratio 0.67 0.27 0.01 0.50 0.10 0.10 0.41 0.51
Control Delay 34.5 14.9 33.0 26.0 34.8 18.9 42.1 17.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 34.5 14.9 33.0 26.0 34.8 18.9 42.1 17.1
LOS C B C C C B D B
Approach Delay 26.4 26.1 20.6 20.8
Approach LOS C C C C

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 63.4
Natural Cycle: 75
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.67
Intersection Signal Delay: 23.6 Intersection LOS: C
Intersection Capacity Utilization 50.8% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 38 68 356 44 74 337
Future Volume (vph) 38 68 356 44 74 337
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.983
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3226 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3226 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 74 18
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 41 74 387 48 80 366
Shared Lane Traffic (%)
Lane Group Flow (vph) 41 74 435 0 80 366
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 29.0 29.0 31.0 20.0 51.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 36.3% 36.3% 38.8% 25.0% 63.8%
Maximum Green (s) 24.5 24.5 26.5 15.5 46.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.7 24.7 26.7 8.8 37.7
Actuated g/C Ratio 0.35 0.35 0.37 0.12 0.53
v/c Ratio 0.07 0.13 0.36 0.40 0.21
Control Delay 18.2 5.8 17.6 35.5 9.0
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 18.2 5.8 17.6 35.5 9.0
LOS B A B D A
Approach Delay 10.2 17.6 13.8
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 71.4
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.40
Intersection Signal Delay: 15.0 Intersection LOS: B
Intersection Capacity Utilization 30.8% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Existing + Project Conditions PM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 20 13 218 56 37 224
Future Volume (Veh/h) 20 13 218 56 37 224
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 22 14 237 61 40 243
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 590 268 298
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 590 268 298
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 95 98 97
cM capacity (veh/h) 442 752 1219

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 36 298 283
Volume Left 22 0 40
Volume Right 14 61 0
cSH 526 1700 1219
Volume to Capacity 0.07 0.18 0.03
Queue Length 95th (ft) 5 0 3
Control Delay (s) 12.3 0.0 1.4
Lane LOS B A
Approach Delay (s) 12.3 0.0 1.4
Approach LOS B

Intersection Summary
Average Delay 1.4
Intersection Capacity Utilization 42.0% ICU Level of Service A
Analysis Period (min) 15
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 410 45 4 95 56 121 5 127 25 39 162 230
Future Volume (vph) 410 45 4 95 56 121 5 127 25 39 162 230
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.897 0.975 0.912
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1549 0 1641 3200 0 1641 1575 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1549 0 1641 3200 0 1641 1575 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 108 24 77
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 446 49 4 103 61 132 5 138 27 42 176 250
Shared Lane Traffic (%)
Lane Group Flow (vph) 446 53 0 103 193 0 5 165 0 42 426 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 30.3 35.7 17.1 22.5 9.5 26.0 11.2 27.7

C.20



3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 33.7% 39.7% 19.0% 25.0% 10.6% 28.9% 12.4% 30.8%
Maximum Green (s) 25.8 31.2 12.6 18.0 5.0 21.5 6.7 23.2
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.7 30.7 9.5 10.3 5.1 22.7 6.4 27.2
Actuated g/C Ratio 0.32 0.40 0.12 0.13 0.07 0.29 0.08 0.35
v/c Ratio 0.85 0.08 0.51 0.65 0.05 0.17 0.31 0.71
Control Delay 44.4 18.6 43.3 26.2 39.8 21.0 43.6 27.8
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 44.4 18.6 43.3 26.2 39.8 21.0 43.6 27.8
LOS D B D C D C D C
Approach Delay 41.7 32.2 21.5 29.3
Approach LOS D C C C

Intersection Summary
Area Type: Other
Cycle Length: 90
Actuated Cycle Length: 77.6
Natural Cycle: 90
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.85
Intersection Signal Delay: 33.3 Intersection LOS: C
Intersection Capacity Utilization 74.9% ICU Level of Service D
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 141 187 286 124 76 159
Future Volume (vph) 141 187 286 124 76 159
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.955
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3134 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3134 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 203 88
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 153 203 311 135 83 173
Shared Lane Traffic (%)
Lane Group Flow (vph) 153 203 446 0 83 173
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 32.0 32.0 29.0 19.0 48.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 40.0% 40.0% 36.3% 23.8% 60.0%
Maximum Green (s) 27.5 27.5 24.5 14.5 43.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 27.7 27.7 24.7 9.0 35.8
Actuated g/C Ratio 0.38 0.38 0.34 0.12 0.49
v/c Ratio 0.24 0.30 0.40 0.41 0.11
Control Delay 18.3 4.2 16.7 36.3 9.6
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 18.3 4.2 16.7 36.3 9.6
LOS B A B D A
Approach Delay 10.3 16.7 18.2
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72.6
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.41
Intersection Signal Delay: 14.9 Intersection LOS: B
Intersection Capacity Utilization 35.1% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave

C.23



3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 356 154 12 34 72 63 13 173 96 111 228 383
Future Volume (vph) 356 154 12 34 72 63 13 173 96 111 228 383
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.930 0.947 0.906
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1606 0 1641 3108 0 1641 1565 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1606 0 1641 3108 0 1641 1565 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 34 95 89
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 387 167 13 37 78 68 14 188 104 121 248 416
Shared Lane Traffic (%)
Lane Group Flow (vph) 387 180 0 37 146 0 14 292 0 121 664 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 31.0 42.0 11.5 22.5 9.5 35.9 20.6 47.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 28.2% 38.2% 10.5% 20.5% 8.6% 32.6% 18.7% 42.7%
Maximum Green (s) 26.5 37.5 7.0 18.0 5.0 31.4 16.1 42.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 26.5 36.8 6.6 12.3 5.0 31.7 12.3 45.0
Actuated g/C Ratio 0.26 0.36 0.07 0.12 0.05 0.31 0.12 0.45
v/c Ratio 0.90 0.29 0.35 0.65 0.17 0.28 0.61 0.89
Control Delay 62.5 25.8 56.9 46.3 54.2 19.2 56.2 39.8
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 62.5 25.8 56.9 46.3 54.2 19.2 56.2 39.8
LOS E C E D D B E D
Approach Delay 50.9 48.5 20.8 42.3
Approach LOS D D C D

Intersection Summary
Area Type: Other
Cycle Length: 110
Actuated Cycle Length: 100.9
Natural Cycle: 110
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.90
Intersection Signal Delay: 42.0 Intersection LOS: D
Intersection Capacity Utilization 82.0% ICU Level of Service E
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 127 164 383 148 109 362
Future Volume (vph) 127 164 383 148 109 362
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.958
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3144 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3144 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 178 74
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 138 178 416 161 118 393
Shared Lane Traffic (%)
Lane Group Flow (vph) 138 178 577 0 118 393
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 29.0 29.0 30.0 21.0 51.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative without Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 36.3% 36.3% 37.5% 26.3% 63.8%
Maximum Green (s) 24.5 24.5 25.5 16.5 46.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 24.8 24.8 25.8 10.5 38.2
Actuated g/C Ratio 0.34 0.34 0.36 0.15 0.53
v/c Ratio 0.24 0.29 0.49 0.50 0.23
Control Delay 20.4 4.9 18.5 36.4 9.1
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 20.4 4.9 18.5 36.4 9.1
LOS C A B D A
Approach Delay 11.7 18.5 15.4
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.50
Intersection Signal Delay: 15.8 Intersection LOS: B
Intersection Capacity Utilization 39.6% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 417 45 4 95 56 128 5 135 25 58 180 249
Future Volume (vph) 417 45 4 95 56 128 5 135 25 58 180 249
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.896 0.977 0.913
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1548 0 1641 3206 0 1641 1577 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1548 0 1641 3206 0 1641 1577 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 114 21 75
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 453 49 4 103 61 139 5 147 27 63 196 271
Shared Lane Traffic (%)
Lane Group Flow (vph) 453 53 0 103 200 0 5 174 0 63 467 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 29.6 35.0 17.1 22.5 9.5 24.3 13.6 28.4
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 32.9% 38.9% 19.0% 25.0% 10.6% 27.0% 15.1% 31.6%
Maximum Green (s) 25.1 30.5 12.6 18.0 5.0 19.8 9.1 23.9
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 25.3 24.9 15.8 10.5 5.0 21.0 7.8 29.2
Actuated g/C Ratio 0.31 0.31 0.20 0.13 0.06 0.26 0.10 0.36
v/c Ratio 0.88 0.10 0.32 0.66 0.05 0.20 0.40 0.75
Control Delay 48.5 21.2 34.4 26.6 40.0 23.5 43.8 30.0
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 48.5 21.2 34.4 26.6 40.0 23.5 43.8 30.0
LOS D C C C D C D C
Approach Delay 45.6 29.3 23.9 31.6
Approach LOS D C C C

Intersection Summary
Area Type: Other
Cycle Length: 90
Actuated Cycle Length: 80.4
Natural Cycle: 90
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.88
Intersection Signal Delay: 34.9 Intersection LOS: C
Intersection Capacity Utilization 77.8% ICU Level of Service D
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 169 196 286 135 79 159
Future Volume (vph) 169 196 286 135 79 159
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.952
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3124 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3124 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 213 100
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 184 213 311 147 86 173
Shared Lane Traffic (%)
Lane Group Flow (vph) 184 213 458 0 86 173
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 33.0 33.0 28.0 19.0 47.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 41.3% 41.3% 35.0% 23.8% 58.8%
Maximum Green (s) 28.5 28.5 23.5 14.5 42.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 28.7 28.7 23.7 9.2 35.0
Actuated g/C Ratio 0.39 0.39 0.33 0.13 0.48
v/c Ratio 0.28 0.30 0.42 0.42 0.11
Control Delay 18.1 4.0 17.2 36.4 10.1
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 18.1 4.0 17.2 36.4 10.1
LOS B A B D B
Approach Delay 10.6 17.2 18.8
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72.8
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.42
Intersection Signal Delay: 15.2 Intersection LOS: B
Intersection Capacity Utilization 37.2% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave
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13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Cumulative with Project Conditions AM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 56 37 403 22 14 297
Future Volume (Veh/h) 56 37 403 22 14 297
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 61 40 438 24 15 323
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 803 450 462
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 803 450 462
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 82 93 99
cM capacity (veh/h) 337 593 1058

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 101 462 338
Volume Left 61 0 15
Volume Right 40 24 0
cSH 406 1700 1058
Volume to Capacity 0.25 0.27 0.01
Queue Length 95th (ft) 24 0 1
Control Delay (s) 16.8 0.0 0.5
Lane LOS C A
Approach Delay (s) 16.8 0.0 0.5
Approach LOS C

Intersection Summary
Average Delay 2.1
Intersection Capacity Utilization 39.1% ICU Level of Service A
Analysis Period (min) 15
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 375 154 12 34 72 82 13 191 96 118 234 390
Future Volume (vph) 375 154 12 34 72 82 13 191 96 118 234 390
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Storage Length (ft) 280 0 210 0 250 0 175 0
Storage Lanes 1 0 1 0 1 0 1 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.95 0.95 1.00 1.00 1.00
Frt 0.989 0.920 0.950 0.906
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 1641 1708 0 1641 1589 0 1641 3118 0 1641 1565 0
Flt Permitted 0.950 0.950 0.950 0.950
Satd. Flow (perm) 1641 1708 0 1641 1589 0 1641 3118 0 1641 1565 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 4 40 74 84
Link Speed (mph) 30 30 30 30
Link Distance (ft) 551 707 501 501
Travel Time (s) 12.5 16.1 11.4 11.4
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 408 167 13 37 78 89 14 208 104 128 254 424
Shared Lane Traffic (%)
Lane Group Flow (vph) 408 180 0 37 167 0 14 312 0 128 678 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 12 12 12 12
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Prot NA Prot NA Prot NA Prot NA
Protected Phases 7 4 3 8 5 2 1 6
Permitted Phases
Detector Phase 7 4 3 8 5 2 1 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 9.5 22.5 9.5 22.5 9.5 22.5 9.5 22.5
Total Split (s) 35.0 45.8 11.7 22.5 9.5 40.6 21.9 53.0
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3: Locust Ave & Casmalia Street Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Total Split (%) 29.2% 38.2% 9.8% 18.8% 7.9% 33.8% 18.3% 44.2%
Maximum Green (s) 30.5 41.3 7.2 18.0 5.0 36.1 17.4 48.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize? Yes Yes Yes Yes Yes Yes Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None None Max None Max
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 30.3 41.9 6.8 13.7 5.0 36.4 13.5 50.9
Actuated g/C Ratio 0.27 0.37 0.06 0.12 0.04 0.32 0.12 0.45
v/c Ratio 0.92 0.28 0.37 0.73 0.19 0.29 0.65 0.90
Control Delay 68.3 27.4 64.3 54.8 61.0 23.2 63.4 42.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 68.3 27.4 64.3 54.8 61.0 23.2 63.4 42.4
LOS E C E D E C E D
Approach Delay 55.8 56.5 24.9 45.8
Approach LOS E E C D

Intersection Summary
Area Type: Other
Cycle Length: 120
Actuated Cycle Length: 112
Natural Cycle: 120
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.92
Intersection Signal Delay: 46.4 Intersection LOS: D
Intersection Capacity Utilization 85.0% ICU Level of Service E
Analysis Period (min) 15

Splits and Phases:     3: Locust Ave & Casmalia Street
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Lane Configurations
Traffic Volume (vph) 137 167 383 176 118 362
Future Volume (vph) 137 167 383 176 118 362
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 200 0 0 125
Storage Lanes 1 1 0 1
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 0.95 0.95 1.00 0.95
Frt 0.850 0.953
Flt Protected 0.950 0.950
Satd. Flow (prot) 1641 1468 3128 0 1641 3282
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1641 1468 3128 0 1641 3282
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 182 100
Link Speed (mph) 30 30 30
Link Distance (ft) 466 892 1120
Travel Time (s) 10.6 20.3 25.5
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 149 182 416 191 128 393
Shared Lane Traffic (%)
Lane Group Flow (vph) 149 182 607 0 128 393
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 9 15
Number of Detectors 1 1 2 1 2
Detector Template Left Right Thru Left Thru
Leading Detector (ft) 20 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type Prot Perm NA Prot NA
Protected Phases 2 4 3 8
Permitted Phases 2
Detector Phase 2 2 4 3 8
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 22.5 22.5 22.5 9.5 22.5
Total Split (s) 28.0 28.0 31.0 21.0 52.0
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5: Locust Ave & Riverside Ave Lanes, Volumes, Timings
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Lane Group NBL NBR SET SER NWL NWT
Total Split (%) 35.0% 35.0% 38.8% 26.3% 65.0%
Maximum Green (s) 23.5 23.5 26.5 16.5 47.5
Yellow Time (s) 3.5 3.5 3.5 3.5 3.5
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5
Lead/Lag Lag Lead
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Max Max Max None None
Walk Time (s) 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 11.0 11.0 11.0 11.0
Pedestrian Calls (#/hr) 0 0 0 0
Act Effct Green (s) 23.7 23.7 26.8 10.9 39.6
Actuated g/C Ratio 0.33 0.33 0.37 0.15 0.55
v/c Ratio 0.28 0.30 0.50 0.52 0.22
Control Delay 21.8 5.1 17.4 36.8 8.5
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 21.8 5.1 17.4 36.8 8.5
LOS C A B D A
Approach Delay 12.6 17.4 15.4
Approach LOS B B B

Intersection Summary
Area Type: Other
Cycle Length: 80
Actuated Cycle Length: 72.4
Natural Cycle: 55
Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.52
Intersection Signal Delay: 15.6 Intersection LOS: B
Intersection Capacity Utilization 41.6% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     5: Locust Ave & Riverside Ave

C.36



13: Locust Ave & Project driveway HCM Unsignalized Intersection Capacity Analysis
Cumulative with Project Conditions PM Peak Hour

Synchro 9 Report

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 20 13 416 56 37 400
Future Volume (Veh/h) 20 13 416 56 37 400
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 22 14 452 61 40 435
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 998 482 513
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 998 482 513
tC, single (s) 6.5 6.3 4.2
tC, 2 stage (s)
tF (s) 3.6 3.4 2.3
p0 queue free % 91 98 96
cM capacity (veh/h) 251 568 1013

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 36 513 475
Volume Left 22 0 40
Volume Right 14 61 0
cSH 321 1700 1013
Volume to Capacity 0.11 0.30 0.04
Queue Length 95th (ft) 9 0 3
Control Delay (s) 17.6 0.0 1.2
Lane LOS C A
Approach Delay (s) 17.6 0.0 1.2
Approach LOS C

Intersection Summary
Average Delay 1.2
Intersection Capacity Utilization 61.7% ICU Level of Service B
Analysis Period (min) 15

C.37



Queuing and Blocking Report AM Peak Hour
Cumulative without Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 268 154 136 185 34 120 65 100 250
Average Queue (ft) 181 45 56 85 5 63 19 35 123
95th Queue (ft) 282 142 115 156 26 119 54 84 222
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 1 0 3
Queuing Penalty (veh) 1 0 1

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 125 95 154 131 117 115 66
Average Queue (ft) 51 46 95 66 60 46 23
95th Queue (ft) 106 80 153 116 112 106 60
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 1 0

Intersection: 13: Locust Ave & Project driveway

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 3
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Queuing and Blocking Report PM Peak Hour
Cumulative without Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 299 377 89 158 56 130 94 195 430
Average Queue (ft) 206 111 35 79 15 66 44 99 264
95th Queue (ft) 309 294 77 151 48 127 81 192 467
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%) 1 3
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 4 0 0 1 18
Queuing Penalty (veh) 6 0 0 4 20

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 128 99 183 169 114 125 93
Average Queue (ft) 54 42 112 92 61 73 42
95th Queue (ft) 110 83 177 165 109 117 90
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 0 1 0
Queuing Penalty (veh) 0 1 1

Intersection: 13: Locust Ave & Project driveway

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 32
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Queuing and Blocking Report AM Peak Hour
Cumulative with Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 290 162 178 187 35 110 55 166 311
Average Queue (ft) 193 58 72 97 6 54 19 52 150
95th Queue (ft) 292 221 140 170 27 109 50 123 264
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 3 0 0 0 5
Queuing Penalty (veh) 2 0 0 0 3

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 107 106 173 138 124 90 74
Average Queue (ft) 59 51 103 65 59 36 22
95th Queue (ft) 103 92 163 124 103 81 62
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 1 0

Intersection: 13: Locust Ave & Project driveway

Movement WB SB
Directions Served LR LT
Maximum Queue (ft) 100 59
Average Queue (ft) 46 6
95th Queue (ft) 84 37
Link Distance (ft) 574 348
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 6
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Queuing and Blocking Report PM Peak Hour
Cumulative with Project Conditions SimTraffic Report

Intersection: 3: Locust Ave & Casmalia Street

Movement EB EB WB WB NB NB NB SB SB
Directions Served L TR L TR L T TR L TR
Maximum Queue (ft) 304 454 82 209 51 166 144 199 461
Average Queue (ft) 248 158 28 98 13 82 59 122 254
95th Queue (ft) 344 398 68 185 49 147 121 223 451
Link Distance (ft) 504 661 466 466 467
Upstream Blk Time (%) 1 1
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft) 280 210 250 175
Storage Blk Time (%) 9 0 1 0 1 15
Queuing Penalty (veh) 15 0 0 0 6 17

Intersection: 5: Locust Ave & Riverside Ave

Movement NB NB SE SE NW NW NW
Directions Served L R T TR L T T
Maximum Queue (ft) 121 80 187 205 130 159 93
Average Queue (ft) 59 42 118 96 76 70 38
95th Queue (ft) 110 76 184 181 133 131 83
Link Distance (ft) 408 866 866 1072 1072
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 125
Storage Blk Time (%) 1 1
Queuing Penalty (veh) 3 1

Intersection: 13: Locust Ave & Project driveway

Movement WB SB
Directions Served LR LT
Maximum Queue (ft) 53 87
Average Queue (ft) 22 21
95th Queue (ft) 52 69
Link Distance (ft) 574 348
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 42

C.41
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RESOLUTION NO. 16-

A  RESOLUTION  OF  THE  PLANNING  COMMISSION OF 
THE  CITY  OF  RIALTO, CALIFORNIA APPROVING
CONDITIONAL DEVELOPMENT PERMIT NO. 803 TO ALLOW 
THE DEVELOPMENT OF A TRUCK AND TRAILER STORAGE 
YARD ON 4.80 ACRES OF LAND (APN: 0239-193-11)
LOCATED AT THE SOUTHEAST CORNER OF LOCUST 
AVENUE AND LOWELL STREET WITHIN THE PLANNED 
INDUSTRIAL DEVELOPMENT (I-PID) ZONE OF THE RIALTO 
AIRPORT SPECIFIC PLAN.

WHEREAS, the applicant, Eduardo Soya, proposes to develop a truck and trailer storage 

yard (“Project”) on 4.80 acres of land (APN: 0239-193-11) located at the southeast corner of 

Locust Avenue and Lowell Street within the Planned Industrial Development (I-PID) zone of the 

Rialto Airport Specific Plan (“Site”); and

WHEREAS, the Project will include the construction of one (1) 14,574 square foot

concrete-tilt up building, asphalt paving, landscaping and lighting in accordance with the site 

plan submitted to the Planning Division on October 17, 2016; and

WHEREAS, pursuant to Section 5 Table 8 (Permitted Uses) of the Rialto Airport 

Specific Plan, the development of a truck and trailer storage yard, such as the Project, within the 

I-PID zone requires a conditional development permit, and the applicant has agreed to apply for 

a conditional development permit (“CDP No. 803”); and

WHEREAS, on October 26, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on CDP No. 803, and continued the 

meeting to the following meeting on November 9, 2016 to allow staff to add and/or modify 

conditions of approval related to the Project; and

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on CDP No. 803, took testimony, at 

which time it received input from staff, the city attorney, and the applicant; heard public 

testimony; discussed the proposed CDP No. 803; and closed the public hearing; and

WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred.  
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NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Rialto as follows: 

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

forth in the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during 

the public hearing conducted with regard to CDP No. 803, including written staff reports, verbal 

testimony, site plans, other documents, and the conditions of approval stated herein, the Planning 

Commission hereby determines that CDP No. 803 satisfies the requirements of Section 18.66.020 of

the Rialto Municipal Code pertaining to the findings which must be made precedent to granting a 

conditional development permit. The findings are as follows:

1. The proposed use is deemed essential or desirable to provide a service or facility 
which will contribute to the convenience or general well-being of the neighborhood 
or community; and 

This finding is supported by the following facts: 

The Project will bring a viable tenant and a use that is consistent with the I-PID zone and 
the Light Industrial general plan designation.  Additionally, the Project will provide 
employment opportunities within the City.

2. The proposed use will not be detrimental or injurious to health, safety, or general 
welfare of persons residing or working in the vicinity; and

   
This finding is supported by the following facts: 

The development of a truck and trailer storage yard on the Site is consistent with the I-
PID zone of the Rialto Airport Specific Plan, which permits light industrial and storage 
uses subject to a Conditional Development Permit.  To the north of the Site is a 30,000 
square foot industrial building, formerly occupied by CSF Radiators, and to the east of 
the project Site are several single-family residential tracts.  To the south is a 32,970 
square foot industrial building occupied by Burlingame Industries, and to the west, across 
Locust Avenue, is approximately 26.13 acres of vacant land.  The zoning of the project 
Site and the properties to the north and south is Planned Industrial Development (I-PID) 
within the Rialto Airport Specific Plan.  The zoning of the properties to the east is Single-
Family Residential (R-1A) and the zoning of the properties to the west is General 
Manufacturing (I-GM) within the Rialto Airport Specific Plan. The Project is consistent 
with the I-PID zone and the surrounding land uses.  The most sensitive uses near the Site 
are the existing single-family residences to the east.  The Project is not expected to 
negatively impact these uses since they will be separated from the project site by a ten 
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(10) foot high solid block wall and an additional fifteen (15) foot deep landscape buffer 
with Italian Cypress trees planted approximately every eight (8) linear feet.  The 
combination of the Cypress trees, the 10-foot screen wall, and all other planting will 
prevent noise and light pollution from spilling over on to the single-family residences to 
the east of the project site.

3. The site for the proposed use is adequate in size, shape, topography, accessibility 
and other physical characteristics to accommodate the proposed use in a manner 
compatible with existing land uses; and

This finding is supported by the following facts: 

The Site contains 4.80 acres, is rectangular-shaped and adjacent to one (1) public street, all 
of which will be able to accommodate the proposed use.  The Site will have access via two 
(2) driveways connected directly to Locust Avenue.  In addition, the Project includes the 
installation of thirty-seven (37) parking spaces, which exceeds the thirty-five (35) parking 
spaces required by Chapter 18.58 (Off-Street Parking Regulations) of the Rialto Municipal 
Code.

4. The site has adequate access to those utilities and other services required for the 
proposed use; and

This finding is supported by the following facts: 

The Site will have adequate access to all utilities and services required through main water, 
electric, sewer, and other utility lines that will be hooked up to the Site.  

5. The proposed use will be arranged, designed, constructed, and maintained so as it 
will not be injurious to property or improvements in the vicinity or otherwise be 
inharmonious with the General Plan and its objectives, the Central Area Specific 
Plan, or any zoning ordinances; and

This finding is supported by the following facts:

As previously stated, the use is consistent with the I-PID zone of the Rialto Airport
Specific Plan.  A ten (10) foot high solid block wall will be constructed along the north, 
east, and south sides of the Site, while a twelve (12) foot high solid block wall will be 
constructed along the west side of the property.  These walls will provide adequate 
screening of the Project from the public right-of-way and the adjacent uses.  Additionally, 
a fully landscaped thirty-one (31) foot setback will be planted along the frontage of the 
Site.  This landscape setback will help soften views of the development from the public 
right-of-way.  Furthermore, a fifteen (15) foot landscape buffer with Italian Cypress trees 
planted approximately every eight (8) linear feet will be installed along the entire east 
property line of the Site.  This landscape buffer will serve to screen views of the Site and 
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will prevent the Project from becoming a nuisance to the single-family residences located 
to the east of the Site.

Additionally, the proposed use is consistent with Goal 3-1 of the Economic Development
Element of the Rialto General Plan by strengthening the business climate and by 
providing additional employment opportunities in the area.

6. Any potential adverse effects upon the surrounding properties will be minimized to 
every extent practical and any remaining adverse effects shall be outweighed by the 
benefits conferred upon the community or neighborhood as a whole.

This finding is supported by the following facts: 

The Project’s effects will be minimized through the implementation of the Conditions of 
Approval contained herein.  The establishment of a truck and trailer storage yard will 
provide additional employment opportunities for residents and visitors to the City.  The 
Project will also serve to bring development to the Site, which has remained historically 
vacant.  Therefore, any potential adverse effects are outweighed by the benefits conferred 
upon the community and neighborhood as a whole.  

SECTION 3.   Eduardo Soya, is hereby granted CDP No. 803 to allow the development of a 

truck and trailer storage yard on 4.80 acres of land (APN:  0239-193-11) located at the southeast 

corner of Locust Avenue and Lowell Street within the Planned Industrial Development (I-PID) zone

of the Rialto Airport Specific Plan.

SECTION 4.   The project is categorically exempt from the requirements of the California 

Environmental Quality Act (CEQA), pursuant to Section 15332, In-Fill Development Projects. The 

Planning Commission directs the Planning Division to file the necessary documentation with the 

Clerk of the Board of Supervisors for San Bernardino County.

SECTION 5.  CDP No. 803 is granted to Eduardo Soya, in accordance with the plans and 

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

1. The approval is granted to allow the development of a truck and trailer storage yard, 
including the construction of a 14,574 square foot industrial building, on 4.80 acres of 
land (APN:  0239-193-11) located at the southeast corner of Locust Avenue and Lowell 
Street, as shown on the plans submitted to the Planning Division on November 3, 2016.  
If the Conditions of Approval specified herein are not satisfied or otherwise completed, 
the Project shall be subject to revocation.
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2. Prior to the issuance of building or grading permits for the proposed development, a 
Precise Plan of Design shall be approved by the City's Development Review Committee 
(DRC).

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

4. The applicant shall defend, indemnify and hold harmless the City of Rialto, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the 
City or its agents, officers, or employees to attack, set aside, void, or annul any
approval of the City, its advisory agencies, appeal boards, or legislative body 
concerning CDP No. 803.  The City will promptly notify the applicant of any such 
claim, action, or proceeding against the City and will cooperate fully in the defense.

5. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the applicant at the time of approval or conditional approval of 
the Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

6. The use shall be limited to the storage, operation, maintenance, and repair of rock 
quarry/construction-related trucks and trailers only.

7. Trucks and trailers shall be stored empty at all times.

8. Trailers shall not be stacked on top one another at any time.

9. The easternmost row of parking is adjacent to a residential use and shall be restricted 
from truck dispatch and operations in accordance with the City’s Noise Ordinance.  
Trucks/trailers parked in the easternmost row shall not be dispatched or operated before 
6:00 a.m. and after 3:00 p.m. six (6) days a week, Monday through Saturday.  
Trucks/trailers parked in all other rows shall not be dispatched or operated before 2:00 
a.m. and after 3:00 p.m. six (6) days a week, Monday through Saturday.  The 
easternmost parking row shall be striped and signs shall be posted within the yard stating 
“No dispatch or operations before 6:00 a.m.”.  All drivers shall be notified of this noise 
restriction in writing.

10. Trucks shall not run idle for more than five (5) minutes.  A truck idling for five (5) 
minutes shall immediately leave the Site or the engine shall be shut off.

11. All trucks shall be equipped with properly operating and maintained mufflers, consistent 
with manufacturer’s standards, at all times.

12. All truck maintenance and repair activities shall be conducted within the enclosed 
building at all times.  The hours of operation for truck maintenance and repair activities 
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shall only take place between the hours of 7:00 a.m. and 4:00 p.m. every Monday 
through Friday and 7:00 a.m. to 11:00 a.m. every Saturday.  Maintenance and repair 
activities shall not be conducted on any Sunday.

13. The applicant shall provide pest control services, as necessary, to property owners 
adjacent to the project site during grading activities.

14. All downspouts on all elevations of the building shall be routed through the building.  
The internal downspouts shall be identified within the formal building plan check 
submittal prior to the issuance of building permits.

15. All new walls, including any retaining walls, shall be comprised of decorative masonry 
block.  Decorative masonry block means tan slumpstone, tan split-face, or precision 
block with a stucco, plaster, or cultured stone finish.  Pilasters shall be incorporated 
within all new walls.  The pilasters shall be spaced a maximum of fifty (50) feet on-
center and shall be placed at all corners and ends of the wall.  All pilasters shall protrude 
a minimum six (6) inches above and to the side of the wall.  All decorative masonry 
walls and pilasters, including retaining walls, shall include a decorative masonry cap.  
All walls and pilasters shall be identified on the site plan, and an elevation detail for the 
walls shall be included in the formal building plan check submittal prior to the issuance 
of building permits.

16. Decorative pavement shall be provided across the entire width and at least twenty-five 
(25) feet in depth from the property line in all driveways.  Decorative pavement means 
color stamped concrete or pavers.  Identify the type of decorative pavement on the 
formal Landscape Plan submittal prior to the issuance of building permits.

17. All light standards, including the base, shall be a maximum twenty-five (25) feet high, 
as measured from the finished surface.  Lighting shall be shielded and/or directed toward 
the site so as not to produce direct glare or "stray light" onto adjacent properties.  All 
light standards shall be identified on the site plan and a note indicating the height 
restriction shall be included within the formal building plan check submittal prior to the 
issuance of building permits.

18. No light standards shall be installed within 130 feet of the east property line.  All light 
standard locations shall be identified on the site plan within the formal building plan 
check prior to the issuance of building permits.

19. The exterior of the trash enclosure shall match the color and materials of the buildings 
on-site.  Additionally, the trash enclosure shall contain solid steel doors and a trellis or 
solid cover.  Corrugated metal and chain-link are not acceptable materials to use within 
the trash enclosure.  An elevation detail for the trash enclosures shall be provided within 
formal building plan check submittal prior to the issuance of building permits.
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20. All land not covered by structures, walkways, parking areas, and driveways, unless 
otherwise specified herein, shall be planted with a substantial amount of trees, shrubs, 
and groundcover.  Trees shall be spaced a minimum of thirty (30) feet on-center and 
shrubs and groundcover shall be spaced an average of three (3) feet on-center or less.  
All planter areas shall receive a minimum two (2) inch thick layer of brown bark, 
organic mulch, and/or decorative rock upon initial planting.  Pea gravel and decomposed 
granite are not acceptable materials to use within planter areas.  All planter areas on-site 
shall be permanently irrigated and maintained.  The planting and irrigation shall be 
identified on the formal Landscape Plan submittal prior to the issuance of building 
permits.

21. A minimum of one (1) Cupressus Sempervirens “Italian Cypress” tree shall be installed 
every eight (8) linear feet within the fifteen (15) foot wide planter along the entire east 
property line of the Site.   Fifty (50) percent of the trees shall be thirty-six (36) inch box 
in size and fifty (50) percent of the trees shall be forty-eight (48) inch box in size.  The 
trees shall be identified on the formal Landscape Plan submittal prior to the issuance of 
building permits.

22. A minimum of one (1) twenty-four (24) inch box tree shall be installed every thirty (30) 
linear feet within the five (5) foot wide planters along the north and south sides of the 
Site.  All on-site tree species shall consist of evergreen broadleaf trees.  The trees shall 
be identified on the formal Landscape Plan submittal prior to the issuance of building 
permits.

23. A minimum of one (1) twenty-four (24) inch box tree shall be installed every thirty (30) 
linear feet within the thirty-one (31) foot wide planter along the entire frontage.  All on-
site tree species shall consist of evergreen broadleaf trees.  The trees shall be identified 
on the formal Landscape Plan submittal prior to the issuance of building permits.

24. A minimum of one (1) twenty-four (24) inch box tree shall be installed every thirty (30) 
linear feet within the public right-of-way parkway along Locust Avenue.  The street tree 
species along Locust Avenue shall be the Robinia Idahoensis “Idaho Locust”.  The trees 
shall be identified on the formal Landscape Plan submittal prior to the issuance of 
building permits.

25. All ground mounted equipment and utility boxes, including transformers, fire-
department connections, backflow devices, etc. shall be surrounded by a minimum of 
two (2) rows of five (5) gallon shrubs spaced a maximum of twenty-four (24) inches on-
center, prior to the issuance of a Certificate of Occupancy.

26. Any wrought-iron fencing and/or sliding gates shall be painted black prior to the 
issuance of a Certificate of Occupancy.

27. Any non-glass doors shall be painted to match the color of the adjacent wall prior to the 
issuance of a Certificate of Occupancy.
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28. All applicable Development Impact Fees shall be paid to the Development Services 
Department prior to the issuance of any building permits.

29. All signage shall comply with Section 18.102 (Regulation of Signs) of the Rialto 
Municipal Code.

30. The applicant shall obtain all necessary approvals and operating permits from all 
Federal, State and local agencies prior to the issuance of a Certificate of Occupancy.

31. The privileges granted by the Planning Commission pursuant to approval of CDP No. 
803 are valid for one (1) year from the effective date of approval.  If the applicant 
fails to commence the project within one year of said effective date, this conditional 
development permit shall be null and void and any privileges granted hereunder shall 
terminate automatically.  If the applicant or his or her successor in interest 
commences the project within one year of the effective date of approval, the 
privileges granted hereunder will continue inured to the property as long as the 
property is used for the purpose for which the conditional development permit was 
granted, and such use remains compatible with adjacent property uses.

32. One (1) year after the date of approval, the Planning Commission will review the 
operation to determine compliance with all conditions of approval of the Conditional 
Development Permit.  Thereafter, the Planning Commission will review the operation 
on an annual basis.

33. If the applicant fails to comply with any of the Conditions of Approval placed upon 
CDP No. 803, the Planning Commission may initiate proceedings to revoke CDP No. 
803 in accordance with the provisions of sections 18.66.070 through 18.66.090, 
inclusive, of the Rialto Municipal Code. CDP No. 803 shall be revoked, suspended or 
modified in accordance with Section 18.66.070 of the Zoning Ordinance at the 
discretion of the Planning Commission if:

a) The use for which such approval was granted has ceased to exist, been 
subsequently modified or have been suspended for six (6) months or more;

b) Any of the express conditions or terms of such permit are violated;

c) The use for which such approval was granted becomes or is found to be 
objectionable or incompatible with the character of the City and its 
environs due to noise, loitering, criminal activity or other undesirable 
characteristics including, but not strictly limited to uses which are or have 
become offensive to neighboring property or the goals and objectives of 
the Planned Industrial Development (I-PID) zone, the Rialto Airport 
Specific Plan, and the City’s General Plan.
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SECTION 6. The Chairman of the Planning Commission shall sign the passage and 

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

PASSED, APPROVED AND ADOPTED this        9th        day of    November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIR
CITY OF RIALTO PLANNING COMMISSION 



NOTICE OF EXEMPTION  

 

 
 
To:   Office of Planning  and Research   From:    City of Rialto   

1400 Tenth Street , Room 121     Development Services Department  

  Sacramento, CA   95814      150 South Palm Avenue  

         Rialto, CA   92376  

 

       Clerk of the Board  

County of San Bernardino  

385 North Arrowhead Avenue  

San Bernardino, CA  92415  

 

Project Title: Conditional Development Permit No. 803, Precise Plan of Design No. 2440 & Environmental Assessment Review No. 16-

08 

 

Project Location (Specific):  Southeast corner of Locust Avenue and Lowell Street (APN: 0239-193-11) 

 

Project Location (City):  City of Rialto   Project Location (County):  San Bernardino  

 

Project Description:  Development of a truck and trailer storage yard, including a 14,574 square foot industrial building on 4.80 acres. 

 

Name of Public Agency Approving Project:  City of Rialto 

 

Name of Person or Agency Carrying Our Project: Eduardo Soya 

                  14767 Owen Street 

                              Fontana, CA 92335 

Exempt Status: (check one)  

 

 

   Ministerial (Sec. 21080(b) (1); 15268); 

    Declared Emergency (Sec. 21080(b) (3); 15269(a));  

    Emergency Project (Sec. 21080(b) (4); 15269 (b)(c)); 

    Categorical Exemption.  State type and section number:   15332 In-fill Development Projects 

    Statutory Exemptions. State code number:  

 

Reasons why project is exempt: This project is exempt under CEQA Section 15332 In-fill Development.  This site is in compliance with 

General Plan and Zoning designations and meets the CEQA Section 15332 (a) requirements for exemption. The proposed development is 

on 4.80 acres of vacant land surrounded by predominately urban uses qualifying it for exemption under CEQA Section 15332 (b). The 

project site has no value habitat value as must be indicated per subsection (c). Approval of this project will not result in any significant 

increase relating to traffic, noise, air quality or water quality as stated in subsection (d). The site can be adequately served by all requires 

utilities and public services as required by subsection (e).   

 

 

Lead Agency Contact Person:  Daniel Casey                                                   Area Code/Telephone/Extension:   (909) 820-2535 

 

If filed by applicant:  

1. Attach certified document of exemption finding.  

2. Has a Notice of Exemption been filed by the public agency approving the project?  Yes  No  

 

 

 

Signature: ________________________________ Title:  Associate Planner    Date:   11/9/2016 

 

 

 Signed by Lead Agency  Date received for filing at OPR:  

Signed by Applicant   
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For the Planning Commission Meeting of [November 9, 2016]

TO: Honorable Chairman and Planning Commissioners

APPROVAL: Robb Steel, Asst.CA/Development Services Director

REVIEWED BY: Gina Gibson - Williams, Planning Manager

FROM: Melody Segura, Planning Intern

Conditional Development Permit No. 825: A request to establish a second-hand/thrift store within
a 1,416 square foot commercial unit located at 980 W. Bloomington Avenue, Suite A (0128-251-09)
within the C-1 (Neighborhood Commercial) zone.

APPLICANT:

Herlinda Herrera, 17145 Vista Cielo Ct., Fontana, CA 92337

LOCATION:

The subject site is located at 980 W. Bloomington Avenue, Suite A (APN: 0128-251-09) (Exhibit A).

BACKGROUND:

Surrounding Land Use and Zoning
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File #: 16-746, Version: 1

General Plan Designations

Surrounding Land Uses

The site is bound on the east by Bloomington Avenue. . A church lies to the east, across
Bloomington Avenue and an oil facility abuts the site to the west. The parcel to the north is
developed as a daycare facility and an Auto Zone lies to the south across Bloomington Avenue.

Conditional Development Permit No. 825

Pursuant to Section 18.66.030(R), the establishment of a second-hand/thrift store requires a
Conditional Development Permit. On October 17, 2016, the applicant complied with this requirement
and submitted a Conditional Development Permit (CDP) application to the Planning Division to allow
the establishment of a second-hand/thrift store at the Subject site.

ANALYSIS/DISCUSSION:

The applicant, Herlinda Herrera, requests approval of a CDP to establish “2nd Look Thrift Store”, to
provide the southern portion of Rialto residents with a pre-owned option for shopping. The proposed
store will not accept donations from the public. The facility will employ a maximum of 2 workers and
will operate 6 days a week between the hours of 9:00 AM to 6:00 PM.

Separation Criteria

The Rialto Planning Commission established a policy on separation criteria for second-hand/thrift
stores within the City requiring a separation distance of three-quarters (3/4) of a mile between similar
establishments. The list below shows the names and locations of the existing second-hand/thrift
stores, as well as the approximate distance from each to the subject site:

Business Name                      Business Address              Distance to Subject Site

1.  MGM Thrift Store 644 E. Foothill Blvd.                    2.75 miles
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2.  Goodwill 231 E. Baseline Rd.         3.30 miles

3.  MEGA Thrift 1332 W. Foothill Blvd.                2.17 miles

As shown above, the proposed Site is over three quarter (3/4) of a mile from the nearest second-
hand thrift store and therefore meets the development standards (Exhibit B).

The applicant intends to establish a second-hand/thrift store in an existing 1,416 square foot lease
space within a 6,655 square foot multi-tenant commercial building (Exhibit C and D). The space is an

in-line tenant unit within the existing commercial building and no alterations are proposed. . The Project area
has existing landscape improvements with one (1) public driveway entry on Bloomington Avenue for
vehicular access. The Project Area has twenty-nine (29) shared parking spaces and reciprocal
access with adjacent retail commercial parcels to the north.

The conditions of approval do no permit No outdoor displays of any kind is permitted; all items shall
be neatly organized on shelves, racks or designated display area, not within the walk aisles on the
floor; and window signs shall be limited to 25 percent of the store frontstorefront glazing. The draft
resolution adds coConditions of approval have been added to the draft resolution to address these
operational limitations.

All new businesses within the City require a permanent sign. The Planning Division shall review and
approve the proposed permanent sign shall be reviewed and approved by the Planning Division prior
to issuance of the Certificate of Occupancy. Signage for the previous tenant shall be removed and
new proposed signage shall be submitted and reviewed by the Planning Division to ensure
compliance with Chapter 18.102, Regulation of Signs and Advertising Structures, of the Rialto
Municipal Code.

The Planning Commission shall review the approved facility on or before ninety (90) days after
opening to determine if the operator has complied with all conditions of approval of the Conditional
Development Permit.

Summary

The proposed second-hand/thrift store is consistent with the C-1 (Neighborhood Commercial) zone
and the General Plan designation of General Commercial. All necessary findings for approval of
Conditional Development Permit No. 825 can be made in a positive manner. The second-hand/thrift
store will comply with all conditions of approval and applicable City, CountyCounty, and State
regulations, which will serve to minimize any adverse effects on surrounding properties, uses and the
public at large.

GENERAL PLAN CONSISTENCY:

The project complies with the following Goals and Policies of the Rialto General Plan
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Goal 3-1:  Strengthen and diversify the economic base and employment opportunities, and maintain
a positive business climate.

Policy 3-1.3 Support established businesses in the City, and work to retain the small, independent
businesses while accommodating national/regional chain stores.

ENVIRONMENTAL IMPACT:

The project is exempt under California Environmental Quality Act (CEQA) Section 15301, Existing
Facilities. This section allows for exemption of a project consisting of the operation, repair,
maintenance, permitting, leasing, licensing, or minor alteration of existing public or private structures
involving negligible or no expansion of use beyond the existing at the time of the lead agency’s
determination. . (E.A.R. 16-63). The project meets the established CEQA guidelines and a copy of
the Notice of Exemption is attached (Exhibit E).

PUBLIC NOTICE:

The City mailed public hearing notices for the proposed project to all property owners within 300 feet
of the project site and published the public hearing notice in the San Bernardino Sun newspaper as
required by State law.

RECOMMENDATION:

It is recommended that the Planning Commission:

· Adopt a resolution (Exhibit F) to approve Conditional Development Permit No. 825 allowing
the establishment of a second-hand/thrift store subject to the findings and conditions therein.
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NOTICE IS HEREBY GIVEN THAT CONDITIONAL DEVELOPMENT PERMIT NO. 825 

HAS BEEN FILED WITH THE CITY OF RIALTO PLANNING COMMISSION PURSUANT TO 

SECTION 18.66.030R OF THE RIALTO MUNICIPAL CODE TO ALLOW THE 

ESTABLISHMENT OF A SECOND-HAND/THRIFT STORE WITHIN A 1,416 SQUARE FOOT 

COMMERCIAL UNIT LOCATED AT 980 W. BLOOMINGTON AVENUE, SUITE A (APN: 

0128-251-09) WITHIN THE C-1 (NEIGHBORHOOD COMMERCIAL) ZONE.  (APPLICANT: 

HERLINDA HERRERA) 
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NOTICE OF EXEMPTION 

To: Office of Planning and Research From:  City of Rialto 
1400 Tenth Street , Room 121 Development Services Department 
Sacramento, CA   95814 150 South Palm Avenue 

Rialto, CA   92376 

     Clerk of the Board 
County of San Bernardino 
385 North Arrowhead Avenue 
San Bernardino, CA  92415 

Project Title: Conditional Development Permit No. 825 (E.A.R 16-63)

Project Location (Specific): 1507 South Riverside Avenue (APN: 0128-251-09)

Project Location (City): City of Rialto Project Location (County):  San Bernardino 

Project Description: Establishment of a second-hand/thrift store within an existing commercial retail building.

Name of Public Agency Approving Project:  City of Rialto

Name of Person or Agency Carrying Our Project: Herlinda Herrera for 2nd Look Thrift Store
             980 West Bloomington Avenue, Unit A

                          Bloomington, CA 92316
Exempt Status: (check one) 

   Ministerial (Sec. 21080(b) (1); 15268);

    Declared Emergency (Sec. 21080(b) (3); 15269(a)); 

    Emergency Project (Sec. 21080(b) (4); 15269 (b)(c));

    Categorical Exemption.  State type and section number:   15301 Existing Facilities

    Statutory Exemptions. State code number: 

Reasons why project is exempt: This project involves the establishment of a second-hand/thrift store within an existing commercial retail 
building and is exempt under CEQA Section 15301 Existing Facilities.  CEQA Section 15301 allows for the operation or leasing of 
existing structures involving negligible or no expansion of the use.  Subsection (a) allows for interior or exterior modifications including 
partitions, plumbing and electrical.  This project will result in no expansion of the structure and minor interior and exterior modifications, 
if any.  This project meets the guidelines established by CEQA and is in compliance with the General Plan and Zoning designations for 
the site.

Lead Agency Contact Person:  Melody Segura                                Area Code/Telephone/Extension:   (909) 820-2525 ext. 2211

If filed by applicant: 
1. Attach certified document of exemption finding. 
2. Has a Notice of Exemption been filed by the public agency approving the project? Yes No 

Signature: ________________________________ Title:  Planning Intern  Date: 11/09/2016

Signed by Lead Agency Date received for filing at OPR: 
Signed by Applicant  
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RESOLUTION NO. 16-__

A  RESOLUTION  OF  THE  PLANNING  COMMISSION OF 
THE  CITY  OF  RIALTO, CALIFORNIA, GRANTING  A 
CONDITIONAL DEVELOPMENT PERMIT TO ALLOW THE 
ESTABLISHMENT OF A SECOND-HAND/THRIFT STORE
WITHIN A 1,416 SQUARE FOOT COMMERCIAL UNIT
LOCATED AT 980 WEST BLOOMINGTON AVENUE, SUITE A
WITHIN THE C-1 (NEIGHBORHOOD COMMERCIAL) ZONE.

WHEREAS, the applicant, Herlinda Herrera, proposes to establish a second-hand/thrift store

(“Project”) within an existing commercial unit located at 980 West Bloomington Avenue, Suite A, 

within the Neighborhood Commercial (C-1) zone (“Site”); and

WHEREAS, the Site is a 0.84 acre parcel that has existing landscape improvements with one (1) 

public driveway entry along Bloomington Avenue, in an approximately 6,655 square foot commercial

building, twenty-nine (29) shared parking spaces, and reciprocal access with adjacent commercial 

parcels to the north; and

WHEREAS, the Project will be a second-hand/thrift store that offers wide range previously 

owned items at a discounted price; and 

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto conducted a 

duly noticed public hearing, as required by law, on CDP No. 825, took testimony, at which time it 

received input from staff, the city attorney, and the applicant; heard public testimony; discussed the 

proposed CDP No. 825; and closed the public hearing; and 

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

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

follows: 

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

the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during the 

public hearing conducted with regard to CDP No. 825, including written staff reports, verbal testimony, site 

plan, other documents, and the conditions of approval stated herein, the Planning Commission hereby 

determines that CDP No. 825 satisfies the requirements of Sections 18.66.020 of the Rialto Municipal Code 
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pertaining to the findings which must be made precedent to granting a conditional development permit for a 

second-hand/thrift store. The findings are as follows:

1. The proposed use is deemed essential or desirable to provide a service or facility which will 
contribute to the convenience or general well-being of the neighborhood or community; and

This finding is supported by the following facts: 

The Project is anticipated to be a benefit to the community. The Project will provide an 
alternative option for purchasing pre-owned items to the surrounding community.

2. The proposed use will not be detrimental or injurious to health, safety, or general welfare of 
persons residing or working in the vicinity; and

   
This finding is supported by the following facts: 

The Site is an existing commercial building that is surrounded by other similarly-zoned 
developments.  North of the existing shopping center is a day care facility on the adjacent parcel
to the Project.  The surrounding land uses are not expected to be negatively impacted by the 
proposed Project, since conditions of approval will be implemented to prevent any potential 
adverse impacts as a result of business operations.  All operations will be located within an 
enclosed building.

3. The site for the proposed use is adequate in size, shape, topography, accessibility and other 
physical characteristics to accommodate the proposed use in a manner compatible with 
existing land uses; and

This finding is supported by the following facts: 

The Project Site is a 0.84 acre parcel developed as a 6,655 square foot multi-tenant commercial
building. The Site has existing landscape improvements with one (1) public driveway entry.  The 
Site includes twenty-nine (29) shared parking spaces and reciprocal access with adjacent 
commercial parcels to the north.

4. The site has adequate access to those utilities and other services required for the proposed 
use; and

This finding is supported by the following facts: 

The Site has an existing building with adequate utilities and services through main water, electric, 
sewer, and other utility lines that service the Site.  

5. The proposed use will be arranged, designed, constructed, and maintained so as it will not be 
injurious to property or improvements in the vicinity or otherwise be inharmonious with the 
Neighborhood Commercial (C-1) zone, the General Plan and its objectives, or any zoning 
ordinances, and
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This finding is supported by the following facts: 

The use is consistent with the General Commercial designation of the General Plan and the 
Neighborhood Commercial (C-1) zone.  The Project is not anticipated to exceed any 
environmental impact thresholds that were originally considered during the development of the 
Site for commercial uses and will have a less than significant impact on the environment.  All 
operations will be located within an enclosed building and the hours of operation have also been 
restricted to 9:00 a.m. to 6:00 p.m.  In addition, no donations shall be accepted from the public at 
this location.  Also, the Project meets the separation distance of three-quarters (3/4) of a mile 
between similar establishments, as the Project will be 2.17 miles from the nearest second 
hand/thrift store establishment.  

6. Any potential adverse effects upon the surrounding properties will be minimized to every 
extent practical and any remaining adverse effects shall be outweighed by the benefits 
conferred upon the community or neighborhood as a whole.

This finding is supported by the following facts: 

The Project will not have a significant effect on aesthetics, cultural resources, geology and soils, 
hazards and hazardous materials, and noise.  Any potential impacts will be mitigated to a level of 
insignificance through the conditions of approval.  All operations will be located within an 
enclosed building and the hours of operation have also been restricted to 9:00 a.m. to 6:00 p.m.  
In addition, no donations shall be accepted from the public at this location.  Therefore, the 
potential adverse effects are outweighed by the benefits conferred upon the community and 
neighborhood as a whole.  

SECTION 3.   2nd Look Thrift Store is hereby granted Conditional Development Permit No. 825 to 

establish a second-hand/thrift store at 980 West Bloomington Avenue, Suite A within the C-1

(Neighborhood Commercial) zone.

SECTION 4.   The Project is categorically exempt from the requirements of the California 

Environmental Quality Act (CEQA), pursuant to Section 15301, Existing Facilities. The Planning 

Commission directs the Planning Division to file the necessary documentation with the Clerk of the Board 

of Supervisors for San Bernardino County.

SECTION 5.  That CDP No. 825 is granted to Herlinda Herrera in accordance with the plans and 

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

1. The approval is granted allowing the establishment of a second-hand/thrift store at 980 West
Bloomington Avenue, Suite A, as shown on the plans submitted to the Planning Division on 
October 17, 2016, and as approved by the Planning Commission.  If the Conditions of 
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Approval specified herein are not satisfied or otherwise completed, the Project shall be 
subject to revocation.

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

3. The applicant shall defend, indemnify and hold harmless the City of Rialto, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the City 
or its agents, officers, or employees to attack, set aside, void, or annul any approval of the 
City, its advisory agencies, appeal boards, or legislative body concerning CDP No. 825.  
The City will promptly notify the applicant of any such claim, action, or proceeding 
against the City and will cooperate fully in the defense.

4. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the applicant at the time of approval or conditional approval of the 
Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

5. Donation from the public shall not be accepted at this location.

6. Outdoor display and storage of any kind is prohibited.

7. All items for sale shall be displayed in a case, on a shelf, or on a rack in an orderly fashion.

8. Window signage shall be limited to 25 percent of the store front glazing.

9. The signage for the previous tenant shall be removed and new proposed signage shall by 
submitted and reviewed by the Planning Division prior to issuance of the Certificate of 
Occupancy.

10. Prior to Certificate of Occupancy, the applicant shall submit all proposed signage for 
review and approval by the Planning Division to ensure compliance with Chapter 18.102, 
Regulation of Signs and Advertising Structures, of the Rialto Municipal Code.

11. The hours of operation shall be limited to 9:00 a.m. to 6:00 p.m. six (6) days a week.

12. Ninety (90) days after the date of opening, the Planning Commission will review the 
approved facility to determine if the operator has complied with all conditions of approval of 
the Conditional Development Permit.

13. The applicant shall comply with City business license requirements and obtain a City 
business license prior to issuance of a Certificate of Occupancy or final permits.



-5-

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

14. The applicant shall obtain all necessary approvals and operating permits from all Federal, 
State and local agencies prior to the issuance of a Certificate of Occupancy.

15. The privileges granted by the Planning Commission pursuant to approval of this 
Conditional Development Permit are valid for one (1) year from the effective date of 
approval.  If the applicant fails to commence the Project within one year of said effective 
date, this conditional development permit shall be null and void and any privileges 
granted hereunder shall terminate automatically.  If the applicant or his or her successor 
in interest commences the Project within one year of the effective date of approval, the 
privileges granted hereunder will continue inured to the property as long as the property 
is used for the purpose for which the conditional development permit was granted, and 
such use remains compatible with adjacent property uses.

16. If the applicant fails to comply with any of the conditions of approval placed upon 
Conditional Development Permit No. 825, the Planning Commission may initiate 
proceedings to revoke the conditional development permit in accordance with the 
provisions of Sections 18.66.070 through 18.66.090, inclusive, of the Rialto Municipal 
Code.

SECTION 6. The Chair of the Planning Commission shall sign the passage and adoption of this resolution 

and thereupon the same shall take effect and be in force.

PASSED, APPROVED AND ADOPTED this        9th        day of     November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIRMAN 
CITY OF RIALTO PLANNING COMMISSION 
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RESOLUTION NO. 16-__

A  RESOLUTION  OF  THE  PLANNING  COMMISSION OF 
THE  CITY  OF  RIALTO, CALIFORNIA, GRANTING  A 
CONDITIONAL DEVELOPMENT PERMIT TO ALLOW THE 
ESTABLISHMENT OF A SECOND-HAND/THRIFT STORE
WITHIN A 1,416 SQUARE FOOT COMMERCIAL UNIT
LOCATED AT 980 WEST BLOOMINGTON AVENUE, SUITE A
WITHIN THE C-1 (NEIGHBORHOOD COMMERCIAL) ZONE.

WHEREAS, the applicant, Herlinda Herrera, proposes to establish a second-hand/thrift store

(“Project”) within an existing 1,416 square foot commercial unit located at 980 West Bloomington

Avenue, Suite A, within the Neighborhood Commercial (C-1) zone (“Site”); and

WHEREAS, the Site is a 0.84 acre parcel that has existing landscape improvements with one (1) 

public driveway entry along Bloomington Avenue, in an approximately 6,655 square foot commercial

building, twenty-nine (29) shared parking spaces, and reciprocal access with adjacent commercial 

parcels to the north; and

WHEREAS, the Project will be a second-hand/thrift store that offers wide range previously 

owned items at a discounted price; and 

WHEREAS, pursuant to Section 18.66.030(R) of the Rialto Municipal Code, the establishment 

of a second-hand/thrift store requires a conditional development permit, and the applicant complied with 

this requirement and submitted an application for Conditional Development Permit No. 825 (“CDP No. 

825”) on October 17, 2016; and 

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto conducted a 

duly noticed public hearing, as required by law, on CDP No. 825, took testimony, at which time it 

received input from staff, the city attorney, and the applicant; heard public testimony; discussed the 

proposed CDP No. 825; and closed the public hearing; and 

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

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

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

the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during the 

public hearing conducted with regard to CDP No. 825, including written staff reports, verbal testimony, site 

plan, other documents, and the conditions of approval stated herein, the Planning Commission hereby 

determines that CDP No. 825 satisfies the requirements of Sections 18.66.020 of the Rialto Municipal Code 

pertaining to the findings which must be made precedent to granting a conditional development permit for a 

second-hand/thrift store. The findings are as follows:

1. The proposed use is deemed essential or desirable to provide a service or facility which will 
contribute to the convenience or general well-being of the neighborhood or community; and

This finding is supported by the following facts: 

The Project is anticipated to be a benefit to the community. The Project will provide an 
alternative option for purchasing pre-owned items to the surrounding community.

2. The proposed use will not be detrimental or injurious to health, safety, or general welfare of 
persons residing or working in the vicinity; and

   
This finding is supported by the following facts: 

The Site is an existing commercial building that is surrounded by other similarly-zoned 
developments.  North of the existing shopping center is a day care facility on the adjacent parcel
to the Project.  The surrounding land uses are not expected to be negatively impacted by the 
proposed Project, since conditions of approval will be implemented to prevent any potential 
adverse impacts as a result of business operations, such as prohibiting outdoor display of any 
kind, requiring that all items shall be neatly organized on shelves, racks or designated display 
areas and not within the walk aisles on the floor, and limiting window signs to 25 percent of the 
store front glazing.  All operations will be located within an enclosed building.

3. The site for the proposed use is adequate in size, shape, topography, accessibility and other 
physical characteristics to accommodate the proposed use in a manner compatible with 
existing land uses; and

This finding is supported by the following facts: 

The Project Site is a 0.84 acre parcel developed as a 6,655 square foot multi-tenant commercial
building. The Site has existing landscape improvements with one (1) public driveway entry.  The 
Site includes twenty-nine (29) shared parking spaces and reciprocal access with adjacent 
commercial parcels to the north.



01180.0005/323884.1 -3-

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

4. The site has adequate access to those utilities and other services required for the proposed 
use; and

This finding is supported by the following facts: 

The Site has an existing building with adequate utilities and services through main water, electric, 
sewer, and other utility lines that service the Site.  

5. The proposed use will be arranged, designed, constructed, and maintained so as it will not be 
injurious to property or improvements in the vicinity or otherwise be inharmonious with the 
Neighborhood Commercial (C-1) zone, the General Plan and its objectives, or any zoning 
ordinances, and

This finding is supported by the following facts: 

The use is consistent with the General Commercial designation of the General Plan and the 
Neighborhood Commercial (C-1) zone.  The Project is not anticipated to exceed any 
environmental impact thresholds that were originally considered during the development of the 
Site for commercial uses and will have a less than significant impact on the environment.  All 
operations will be located within an enclosed building and the hours of operation have also been 
restricted to 9:00 a.m. to 6:00 p.m.  In addition, no donations shall be accepted from the public at 
this location.  Also, the Project meets the separation distance of three-quarters (3/4) of a mile 
between similar establishments, as the Project will be 2.17 miles from the nearest second 
hand/thrift store establishment.  

6. Any potential adverse effects upon the surrounding properties will be minimized to every 
extent practical and any remaining adverse effects shall be outweighed by the benefits 
conferred upon the community or neighborhood as a whole.

This finding is supported by the following facts: 

The Project will not have a significant effect on aesthetics, cultural resources, geology and soils, 
hazards and hazardous materials, and noise.  Any potential impacts will be mitigated to a level of 
insignificance through the conditions of approval.  All operations will be located within an 
enclosed building and the hours of operation have also been restricted to 9:00 a.m. to 6:00 p.m.  
In addition, no donations shall be accepted from the public at this location.  Therefore, the 
potential adverse effects are outweighed by the benefits conferred upon the community and 
neighborhood as a whole.  

SECTION 3.   The applicant is hereby granted CDP No. 825 to establish a second-hand/thrift store

at 980 West Bloomington Avenue, Suite A within the C-1 (Neighborhood Commercial) zone.

SECTION 4.   The Project is categorically exempt from the requirements of the California 

Environmental Quality Act (CEQA), pursuant to Section 15301, Existing Facilities. The Planning 
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Commission directs the Planning Division to file the necessary documentation with the Clerk of the Board 

of Supervisors for San Bernardino County.

SECTION 5.  That CDP No. 825 is granted to Herlinda Herrera in accordance with the plans and 

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

1. The approval is granted allowing the establishment of a second-hand/thrift store at 980 West
Bloomington Avenue, Suite A, as shown on the plans submitted to the Planning Division on 
October 17, 2016, and as approved by the Planning Commission.  If the Conditions of 
Approval specified herein are not satisfied or otherwise completed, the Project shall be 
subject to revocation.

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

3. The applicant shall defend, indemnify and hold harmless the City of Rialto, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the City 
or its agents, officers, or employees to attack, set aside, void, or annul any approval of the 
City, its advisory agencies, appeal boards, or legislative body concerning CDP No. 825.  
The City will promptly notify the applicant of any such claim, action, or proceeding 
against the City and will cooperate fully in the defense.

4. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the applicant at the time of approval or conditional approval of the 
Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

5. Donation from the public shall not be accepted at this location.

6. Outdoor display and storage of any kind is prohibited.

7. All items for sale shall be displayed in a case, on a shelf, or on a rack in an orderly fashion.

8. Window signage shall be limited to 25 percent of the store front glazing.

9. The signage for the previous tenant shall be removed and new proposed signage shall by 
submitted and reviewed by the Planning Division prior to issuance of the Certificate of 
Occupancy.
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10. Prior to Certificate of Occupancy, the applicant shall submit all proposed signage for 
review and approval by the Planning Division to ensure compliance with Chapter 18.102, 
Regulation of Signs and Advertising Structures, of the Rialto Municipal Code.

11. The hours of operation shall be limited to 9:00 a.m. to 6:00 p.m. six (6) days a week.

12. Ninety (90) days after the date of opening, the Planning Commission will review the 
approved facility to determine if the operator has complied with all conditions of approval of 
the Conditional Development Permit.

13. The applicant shall comply with City business license requirements and obtain a City 
business license prior to issuance of a Certificate of Occupancy or final permits.

14. The applicant shall obtain all necessary approvals and operating permits from all Federal, 
State and local agencies prior to the issuance of a Certificate of Occupancy.

15. The privileges granted by the Planning Commission pursuant to approval of this 
Conditional Development Permit are valid for one (1) year from the effective date of 
approval.  If the applicant fails to commence the Project within one year of said effective 
date, this conditional development permit shall be null and void and any privileges 
granted hereunder shall terminate automatically.  If the applicant or his or her successor 
in interest commences the Project within one year of the effective date of approval, the 
privileges granted hereunder will continue inured to the property as long as the property 
is used for the purpose for which the conditional development permit was granted, and 
such use remains compatible with adjacent property uses.

16. If the applicant fails to comply with any of the conditions of approval placed upon 
Conditional Development Permit No. 825, the Planning Commission may initiate 
proceedings to revoke the conditional development permit in accordance with the 
provisions of Sections 18.66.070 through 18.66.090, inclusive, of the Rialto Municipal 
Code.

SECTION 6. The Chair of the Planning Commission shall sign the passage and adoption of this resolution 

and thereupon the same shall take effect and be in force.

PASSED, APPROVED AND ADOPTED this       9th        day of     November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIRMAN 
CITY OF RIALTO PLANNING COMMISSION 



City of Rialto
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Council Chambers
150 S. Palm Ave.
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File #: 16-767, Version: 1

For the Planning Commission Meeting of November 9, 2016

TO: Honorable Chairman and Planning Commissioners

APPROVAL: Robb Steel, Asst.CA/Development Services Director

REVIEWED BY: Gina M. Gibson-Williams, Planning Manager

FROM: Daniel Casey, Associate Planner

Amendment No. 5 to the Renaissance Specific Plan: A request to change the zoning designation
of approximately 18.20 gross acres of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07)
located at the southeast corner of Renaissance Parkway and Palmetto Avenue from Freeway
Commercial (FC) within the Renaissance Specific Plan to Business Center (BC) within the
Renaissance Specific Plan. An Addendum to the Previously Certified Renaissance Specific Plan
Environmental Impact Report (Environmental Assessment Review No. 16-27) has been prepared
for consideration in conjunction with the project.

Tentative Parcel Map No. 19754: A request to consolidate six (6) parcels of land (APNs: 0240-171-
02, -03, -20, -21, -27 & 0240-191-07) located at the southeast corner of Renaissance Parkway and
Palmetto Avenue into three (3) parcels of land totaling 18.06 net acres to facilitate the development
of one (1) 210,628 square foot warehouse building, one (1) 77,047 square foot warehouse building,
and one (1) 53,040 square foot warehouse building. An Addendum to the Previously Certified
Renaissance Specific Plan Environmental Impact Report (Environmental Assessment Review No.
16-27) has been prepared for consideration in conjunction with the project.

APPLICANT:

Proficiency Capital, LLC, 5020 Campus Drive, Newport Beach, CA 92660.

LOCATION:

The project site consists of six (6) parcels of land located at the southeast corner of Renaissance
Parkway and Palmetto Avenue (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) (Refer to the
attached Location Map (Exhibit A)).

BACKGROUND:

Surrounding Land Use and Zoning

Location Existing Land
Use

Zoning

Site Vacant Land Freeway Commercial (FC)

North 210 Freeway N/A

East Vacant Land Freeway Commercial (FC)

South Industrial
Warehouses

Planned Industrial
Development (I-PID)

West Single-Family
Residences

City of Fontana
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Location Existing Land
Use

Zoning

Site Vacant Land Freeway Commercial (FC)

North 210 Freeway N/A

East Vacant Land Freeway Commercial (FC)

South Industrial
Warehouses

Planned Industrial
Development (I-PID)

West Single-Family
Residences

City of Fontana

General Plan Designations

Location General Plan Designation

Site Specific Plan with a Specific Plan Overlay (Renaissance SP)

North Freeway/Highway

East Specific Plan with a Specific Plan Overlay (Renaissance SP)

South Business Park with a Specific Plan Overlay (Rialto Airport SP)

West City of Fontana

Site Characteristics
The project site is an asymmetrical-shaped piece of land comprised of six parcels. The parcels as a
whole are approximately 18.20 gross acres in size with approximate dimensions of 1,430 feet (east-
west) by 600 feet (north-south). The entire site is undeveloped and covered by natural grasses and
shrubs. The project site is bound on the north by Renaissance Parkway and on the west by Palmetto
Avenue. To the north, across Renaissance Parkway, is the 210 Freeway, and to the east is
approximately 3.28 gross acres of vacant land. To the south are two (2) large warehouse buildings
totaling approximately 2,060,000 square feet in size, and to the west, across Palmetto Avenue, is a
single-family residential subdivision. The zoning of the project site and the properties to the east is
Freeway Commercial (FC) within the Renaissance Specific Plan. The zoning of the properties to the
south is Planned Industrial Development (I-PID) within the Rialto Airport Specific Plan, and the
properties to the west are within the jurisdiction of the City of Fontana.

ANALYSIS/DISCUSSION:

Project Proposal
Proficiency Capital, LLC proposes to consolidate six (6) parcels of land into three (3) parcels of land
and then construct separate warehouse buildings on each parcel (Exhibits B & C). Parcel 1 will
comprise 10.99 net acres of land on the west side of the project site to facilitate the development of a
210,628 square foot warehouse building (Building 1). Parcel 2 will comprise 4.22 net acres of land
within the center of the project site to facilitate the development of a 77,047 square foot warehouse
building (Building 2). Parcel 3 will comprise 2.85 net acres of land on the east end of the project site
to facilitate the development of a 53,040 square foot warehouse building (Building 3). There is no
proposed tenant for the any of the buildings at this time, but the design of each building will
accommodate a wide-range of manufacturing and/or warehouse uses. According to the floor plans (
Exhibit D), the office areas will be located on the north side of each building, while the dock loading
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Exhibit D), the office areas will be located on the north side of each building, while the dock loading
areas will be located on the south side of Building 1 and the west side of both Buildings 2 and 3.
Building 1 will have thirty-two (32) dock doors, Building 2 will have fifteen (15) dock doors, and
Building 3 will have nine (9) dock doors. All dock doors and truck trailers will be screened from public
view along Renaissance Parkway and Palmetto Avenue via fourteen (14) foot tall concrete screen
walls.

Architectural Design
The proposed buildings will feature significant building footprint articulation in the form of projected
wall panels, projected pillars, and recessed niches alternating approximately every 100 linear feet on
all sides of each building. The articulated portions and the corners of the building will feature
increased height, relative to the rest of the building. The building height of Building 1 ranges from
thirty-eight (38) feet to fifty (50) feet from the finished floor, with the highest points being the office
corners and the articulated portions. Buildings 2 and 3 will have a building height ranging from thirty-
six (36) feet to forty-eight (48) feet from the finished floor, again with the highest points being the
office corners and articulated portions. The exterior of the buildings will be of concrete tilt-up wall
construction painted with a palette of five (5) different colors (Exhibit E). The main wall planes and
the office corners will have light gray tones, while the projected and recessed wall segments will have
dark gray tones. Other key features of the buildings include concrete tile roofing above the office
corners, generous amounts of glazing, limestone veneer accents at the office corners, and panel
reveals.

Access
The project will have three (3) points of access via two (2) driveways connected to Renaissance
Parkway and one (1) driveway connected to Palmetto Avenue. Both driveways on Renaissance
Parkway will provide truck access to project site, while the driveway on Palmetto Avenue will be
limited to employee/visitor access only. Access to the driveways will be provided via new street
improvements along Renaissance Parkway and Palmetto Avenue.

No trucks will access the site from Palmetto Avenue, thereby preventing nuisance truck noise and
vibration from affecting the single-family residences to the west.

Parking
Building 1 will have 156 auto-parking spaces, Building 2 will have 79 auto-parking spaces, and
Building 3 will have 62 auto-parking spaces, for a combined 297 parking spaces for employees and
visitors. These quantities meet the minimum parking requirement as shown in the parking calculation
chart below and as required under Table 3-6 of the Renaissance Specific Plan (RSP):

Building 1 Auto-Parking Calculation:

Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 160,628 1 / 4,000 41

Office 10,000 1 / 250 40

Total Required/Total Provided 121/156
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Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 160,628 1 / 4,000 41

Office 10,000 1 / 250 40

Total Required/Total Provided 121/156

Building 2 Auto-Parking Calculation:

Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 32,047 1 / 4,000 9

Office 5,000 1 / 250 20

Total Required/Total Provided 69/79

Building 3 Auto-Parking Calculation:

Type of Use Floor Area
(square
feet)

Parking
Ratio

Number of
spaces
required

Warehouse

   Floor area up to 40,000 square feet 40,000 1 / 1,000 40
   Floor area 40,001 square feet or more 8,040 1 / 4,000 3

Office 5,000 1 / 250 20

Total Required/Total Provided 63/63

Landscaping
The landscape coverage for the entire project is 19.8 percent, which exceeds the minimum required
amount of 10.0 percent. This includes a ten (10) foot wide landscape easement adjacent to the
public right-of-way along both Renaissance Parkway and Palmetto Avenue and landscape setbacks
along the project street frontages that vary in depth from 20 feet to 30 feet. The landscape setbacks
will feature undulating berms, twenty-four (24) inch box trees every thirty (30) feet, and an abundant
amount of shrubs and ground cover, all in compliance with the Landscape Plant Palette of the
Renaissance Specific Plan (Exhibit F).
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Amendment No. 5 to the Renaissance Specific Plan
According to Figure 2-2 (Land Use Diagram) of the RSP, the entire project site is zoned Freeway
Commercial (FC). Per Table 3-2, (General Permitted Uses) of the RSP, warehouse developments
are not permitted within the FC zone. Thus, the current zoning designation cannot accommodate the
proposed development. Within the RSP, only the Employment (EMP), Freeway Incubator (FI), and
Business Center (BC) zones permit the development of warehouses. Simultaneously, the design of
the proposed development is consistent with the development standards of the BC zone. As such,
the applicant filed a Specific Plan Amendment application to change the zoning designation of the
entire project site from FC to BC. The BC zone is the most logical zone for the project site, as it is
consistent with the warehouse developments located to the south. The zoning of those warehouse
developments is I-PID within the Rialto Airport Specific Plan, which is comparable to the BC zone.

The likelihood that the project site will ever develop with freeway commercial uses is remote. Prior to
the adoption of the RSP, the project site was zoned Regional Freeway Commercial (RFC) in the
Rialto Airport Specific Plan. Despite maintaining a zoning for freeway commercial uses for over 20
years the project site has remained vacant. An abundance of existing freeway commercial uses in
nearby Fontana, mainly the Sierra Lakes Marketplace, and the lack of new housing in the area, which
is necessary to increase commercial demand, make a commercial use in the near future improbable.
Additionally, in the mid-2000’s Caltrans installed a sound wall on the south side of the 210 freeway
that parallels approximately 215 linear feet along the project site’s frontage. This sound wall greatly
reduces views of the project site from the 210 freeway, views deemed crucial to any potential
commercial user.

For all of these reasons, the Planning Divisions supports the applicant’s request to change the zoning
designation of the project site to BC. All other FC zoned properties to the east of the project site,
which are closer to Alder Avenue and 210-freeway access, will remain zoned FC.

Floor Area Ratio
Per Section 3 (Development Criteria), Table 3-5 of the Renaissance Specific Plan the maximum
allowable Floor Area Ratio (FAR) for a site over 10 acres within the BC zone is 55.0 percent, while
the maximum FAR for a site less than 5 acres within the BC zone is 45.0 percent. The FAR
proposed for Building 1 is 44.0 percent, which is 11.0 percent less than the maximum allowable. The
FAR proposed for Building 2 is 41.9 percent, which is 3.1 percent less than the maximum allowable,
and the FAR proposed for Building 3 is 42.8 percent, which is 2.2 percent less than the maximum
allowable.  The FAR for all three (3) buildings complies with the FAR requirement of the BC zone.

Economic Development Committee
The Economic Development Committee (EDC) reviewed the project on March 16, 2016. The EDC
supported the change in zoning, and instructed the applicant to file all entitlement applications
necessary to develop the project.

Development Review Committee
The Development Review Committee (DRC) reviewed the project on May 18, 2016. The DRC
recommended approval of the project subject to the applicant revising the site design and
architecture of the building. The Committee’s revisions included enhanced building articulation,
adequate truck dock screening, and increased landscaped setbacks. The Committee’s revisions
have been incorporated into the project plans. After Planning Commission review, the project will
return to the Development Review Committee for finalization of all Precise Plan of Design
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development-related conditions.

Transportation Commission
Kunzman Associates, Inc. prepared a traffic study for the project, dated August 30, 2016, to assess
potential impacts to local streets and intersections. The Transportation Commission reviewed and
approved the traffic study on October 5, 2016. A total of 2,033 daily Passenger Car Equivalent
(PCE) trips are anticipated, with 173 AM peak hour trips and 184 PM peak hour trips. The traffic
study determined that the project is responsible for “fair-share” payment of $88,135 towards a future
traffic signal at the intersection of Renaissance Parkway and Palmetto Avenue and towards
intersection and roadway improvements along Alder Avenue between Renaissance Parkway and the
210 Freeway.

Street improvements, previously noted, and payment of development impact fees related to traffic are
also required. All street improvements and “fair-share” payments, as established by the traffic study,
must be paid and/or completed prior to occupancy.

Fiscal Analysis
Prior to completion of the project, the applicant will be required to pay plan check, permit, and
development impact fees to the City. The applicant will pay approximately $1,987,000 for those one-
time fees, as shown in the chart below:

Fee Capital Operating Total

Development Impact Fees $1,850,000 - $1,850,000
Building Plan Check / Permit Fees - $80,000 $80,000
Planning Fees - $12,000 $12,000
Engineering Plan Check / Permit
Fees

- $45,000 $45,000

One Time Fee Revenues $1,850,000 $137,000 $1,987,000

Additionally, the project will generate approximately $67,000 in annual recurring revenues to the City
General Fund. The applicant will pay increased property taxes, business license taxes, and utility
taxes on a recurring basis.

Revenue Source Estimated First Year Revenue

Property Taxes $27,000
Utility Taxes $23,000
Business License Tax $17,000

Total Annual Revenues $67,000

Furthermore, the project will generate approximately 160 to 180 jobs with a warehouse use tenant in
each building. Typical wages for warehouses range from $12.00 an hour to $20.00 an hour for entry-
level production workers and $20.00 an hour to $40.00 an hour for supervisory and management
positions. Ultimately, the end user will determine the actual wages provided. Not only will the project
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positions. Ultimately, the end user will determine the actual wages provided. Not only will the project
provide additional employment opportunities for City of Rialto residents, but it will also result in result
in employees spending their discretionary income as they frequent local restaurants, gas stations,
and other local businesses.

Land Use Compatibility
The project is consistent with the BC zone proposed by the applicant. The proposed development is
consistent with the existing warehouse developments adjacent to the south of the project site. The
nearest sensitive uses are the single-family residences located to the west of the project site, across
Palmetto Avenue. The project is not expected to negatively impact any uses since measures, such
as landscape buffering, the installation of solid screen walls, and the restriction of truck movements
on Palmetto Avenue will be implemented. The project is anticipated to be a benefit to the community
and an improvement to the surrounding area. Upon completion of the project, the site will be
enhanced aesthetically with new structures and landscaping that complies with the City’s Design
Guidelines and the Renaissance Specific Plan.

GENERAL PLAN CONSISTENCY:

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

Goal 2-16:  Improve the architectural and design quality of development in Rialto.

Goal 2-22: Promote commercial and/or industrial development that is well designed, people-
oriented, environmentally sustainable, sensitive to the needs of the visitor or resident, and
functionally efficient for its purpose.

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

ENVIRONMENTAL IMPACT:

The applicant engaged T&B Planning, Inc. to prepare an Initial Study (Environmental Assessment
Review No. 16-27) for the project in accordance with the requirements of the California
Environmental Quality Act (CEQA). Based on the findings within the Initial Study, staff determined
that the environmental effects that will result from the project have already been addressed in the
previously certified Renaissance Specific Plan Final Environmental Impact Report, and, as such, an
Addendum to the Renaissance Specific Plan Final Environmental Impact Report was prepared. The
Addendum includes mitigation measures for effects related to Air Quality, Biological Resources,
Cultural Resources, Geology and Soils, Greenhouse Gas Emissions, Hydrology and Water Quality,
Noise, and Transportation/Traffic. The Addendum to the Renaissance Specific Plan Environmental
Impact Report, including the Initial Study and the Mitigation Monitoring and Report Program (MMRP),
is attached to the agenda report (Exhibit G).

Additionally, in accordance with California Assembly Bill 52 and California Senate Bill 18, notices
were mailed to eleven (11) Native American tribes informing them of the project and allowing them to
request consultation on the project. One (1) letter was received from the Gabrieleño Band of Mission
Indians-Kizh Nation. In the letter, the Kizh Nation requested the ability to place a certified Native
American Monitor on-site during all ground disturbance activities. A Condition of Approval is included
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American Monitor on-site during all ground disturbance activities. A Condition of Approval is included
within the Draft Resolution of Approval for Tentative Parcel Map No. 19754 requiring to the applicant
to coordinate with the Kizh Nation to allow access during all ground disturbance activities. The City
informed Kizh Nation of the Condition of Approval and they deemed it acceptable.

PUBLIC NOTICE:

The City mailed public hearing notices for the proposed project to all property owners within 300 feet
of the project site, and published the public hearing notice in the San Bernardino Sun newspaper as
required by State law.

RECOMMENDATION:

It is recommended that the Planning Commission:

· Adopt the attached Resolution (Exhibit H) forwarding to the City Council the recommendation to
adopt an Addendum to the Renaissance Specific Plan Final Environmental Impact Report related
to the change of zoning from Freeway Commercial (FC) to Business Center (BC), the
consolidation of six (6) parcels into three (3) parcels, and the development of three (3) separate
warehouse buildings; and

· Adopt the attached Resolution (Exhibit I) forwarding to the City Council a recommendation to
approval Amendment No. 5 to the Renaissance Specific Plan to change the zoning designation of
approximately 18.20 gross acres of land, detailed in the legal description attached as Exhibit J,
from Freeway Commercial (FC) within the Renaissance Specific Plan to Business Center (BC)
within the Renaissance Specific Plan, subject to the findings and conditions therein; and

· Adopt the attached Resolution (Exhibit K) forwarding to the City Council a recommendation to
approve Tentative Parcel Map No. 19754 to allow the consolidation of six (6) parcels of land
(APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) into three (3) parcels of land to facilitate
the development of three (3) separate warehouse buildings subject to the findings and conditions
therein.
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RESOLUTION NO. 16-_

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF RIALTO, CALIFORNIA, RECOMMENDING THAT 
THE CITY COUNCIL APPROVE TENTATIVE PARCEL MAP 
NO. 19754 TO ALLOW THE CONSOLIDATION OF SIX (6) 
PARCELS OF LAND (APNS: 0240-171-02, -03, -20, -21, -27 & 
0240-191-07) LOCATED AT THE SOUTHEAST CORNER OF 
RENAISSANCE PARKWAY AND PALMETTO AVENUE INTO 
THREE (3) PARCELS OF LAND.

WHEREAS, the applicant, Proficiency Capital, LLC, proposes to consolidate six (6)

parcels of land (APNS: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the southeast 

corner of Renaissance Parkway and Palmetto Avenue (collectively “Site”) into three (3) parcels

of land (“Project”); and

WHEREAS, the Project will result in the creation of three (3) parcels of land: Parcel 1 a 

10.99 net acre parcel of land, Parcel 2 a 4.22 net acre parcel of land, and Parcel 3 a 2.85 net acre 

parcel of land; and

WHEREAS, in conjunction with the Project, the applicant proposes to develop a 210,628 

square foot warehouse building on Parcel 1, a 77,047 square foot warehouse building on Parcel 

2, and a 53,040 square foot warehouse building on Parcel 3 (“Development”); and

WHEREAS, in conjunction with the Project, the applicant has also submitted 

Amendment No. 5 to the Renaissance Specific Plan to change the zoning designation of the Site, 

as described in the legal description attached as Exhibit A, from Freeway Commercial (FC) 

within the Renaissance Specific Plan to Business Center (BC) within the Renaissance Specific 

Plan (“RSP AMD No. 5”); and

WHEREAS, the Project within the BC zone requires the approval of a tentative parcel 

map, and the Applicant has agreed to apply for a Tentative Parcel Map No. 19754 (“TPM No. 

19754”), in accordance with Government Code Sections 66473.5 and 66474; and 

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on TPM No. 19754 and RSP AMD 

No. 5, took testimony, at which time it received input from staff, the city attorney, and the 
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Applicant; heard public testimony; discussed the proposed TPM No. 19754 and RSP AMD No. 

5; and closed the public hearing; and

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

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Rialto as follows: 

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

forth in the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during 

the public hearing conducted with regard to TPM No. 19754, including written staff reports, verbal 

testimony, project plans, other documents, and the conditions of approval stated herein, the Planning 

Commission hereby determines that TPM No. 19754 satisfies the requirements of Government 

Code Section 66474 pertaining to the findings which must be made precedent to granting a tentative 

map. The findings are as follows:

1. That the proposed tentative parcel map is consistent with the General Plan of the 
City of Rialto and the Business Center (BC) zone of the Rialto Airport Specific Plan; 
and

This finding is supported by the following facts: 

The Site has a General Plan designation of Specific Plan with a Specific Plan Overlay.  RSP 
AMD No. 5, prepared in conjunction with the Project, will change the zoning designation of 
the Site from FC to BC.  According to Table 3-5 (Development Standards-Business and 
Commercial Uses) of the Renaissance Specific Plan, the minimum parcel size in the BC 
zone is 1.0 acres, the minimum lot width in the BC zone is 200 feet, and the minimum lot 
depth in the BC zone is 200 feet.  Parcel 1 will be 10.99 net acres in size with approximate 
dimensions of 807 feet by 575 feet.  Parcel 2 will be 4.22 net acres in size with approximate 
dimensions of 331 feet by 550 feet.  Parcel 3 will be 2.85 net acres in size with approximate 
dimensions of 290 feet by 428 feet.  The proposed parcels will exceed the required 
minimum lot size and dimension.

2. That the design and improvements of the proposed tentative parcel map are 
consistent with the Subdivision Ordinance, the General Plan of the City of Rialto, 
and the Business Center (BC) zone of the Renaissance Specific Plan; and

   
This finding is supported by the following facts: 
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The Project will comply with all technical standards required by Subdivision Map Act, the 
General Plan of the City of Rialto, and the BC zone of the Renaissance Specific Plan.  All 
street improvements shown on the proposed tentative map have been designed to the 
standards established within the Section 3 (Development Criteria) of the Renaissance 
Specific Plan.

3. That the site is physically suitable for the type of proposed development; and

This finding is supported by the following facts: 

The Site is a relatively flat piece of land and development of the land should be easily 
accommodated.  The Applicant will be required to submit a grading plan and 
geotechnical/soils report to the Public Works Department for review and approval prior 
to issuance of any building permits.

4. That the site is physically suitable for the proposed density of the development; and

This finding is supported by the following facts: 

RSP AMD No. 5, prepared in conjunction with the Project, will change the zoning 
designation of the Site from FC to BC.  Subsequently, the Project will consolidate the Site 
into three (3) parcels of land to facilitate the development of three (3) separate warehouse 
buildings. Parcel 1 will contain 10.99 net acres of land with a 210,628 square foot 
warehouse building, resulting in a FAR of 44.0 percent.  Parcel 2 will contain 4.22 net acres 
of land with a 77,047 square foot warehouse building, resulting in an FAR of 41.9 percent.  
Parcel 3 will contain 2.85 net acres of land with a 53,040 square foot building, resulting in 
an FAR of 42.8 percent.  Per Section 3 (Development Criteria), Table 3-5 of the 
Renaissance Specific Plan the maximum allowable Floor Area Ratio (FAR) for a site over 
10 acres within the BC zone is 55.0 percent, while the maximum FAR for a site less than 5 
acres within the BC zone is 45.0 percent.  Each building proposed in conjunction with the 
Project complies with the FAR requirement of the BC zone.

Additionally, the proposed development does comply with all other development standards 
of the BC zone that are contained within the Section 3 (Development Criteria) of the 
Renaissance Specific Plan, including building setbacks, landscape setbacks, off-street 
parking, etc.

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

This finding is supported by the following facts:

The Site is undeveloped and covered by natural grasses.  The Initial Study (Environmental 
Assessment Review No. 16-05) prepared for the project identified that the Site was not 
identified by the Renaissance Specific Plan Final Environmental Impact Report (RSP FEIR) 
as a Site containing suitable habitat for any sensitive species, including the Burrowing Owl.  
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Additionally, a Habitat Sustainability Evaluation was prepared by Ecological Sciences
specifically for the project.  The Habitat Sustainability Evaluation came to the same 
conclusion documented in the RSP FEIR and found that the site is highly degraded and 
lacks suitable habitat for sensitive wildlife and plant species.  Nevertheless, the Initial Study 
prepared for the Project includes two (2) mitigation measures from the RSP FEIR requiring 
pre-construction surveys to ensure that burrowing owls and other nesting birds are not 
present on the Site.  Implementation of those two (2) mitigation measures will reduce any 
potential impacts on biological resources to a less than significant level.

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

This finding is supported by the following facts: 

To the north, across Renaissance Parkway, is the 210 Freeway, and to the east is 
approximately 3.28 gross acres of vacant land.  To the south are two (2) large warehouse 
buildings totaling approximately 2,060,000 square feet in size, and to the west, across 
Palmetto Avenue, is a single-family residential subdivision.  The zoning of the project 
site and the properties to the east is Freeway Commercial (FC) within the Renaissance 
Specific Plan.  The zoning of the properties to the south is Planned Industrial 
Development (I-PID) within the Rialto Airport Specific Plan, and the properties to the 
west are within the jurisdiction of the City of Fontana. The development proposed in 
conjunction with the Project is consistent with the existing warehouse developments 
adjacent to the south of the project site, and several others in the nearby area.  

The nearest sensitive uses are the single-family residences located to the west of the 
project site, across Palmetto Avenue.  The project is not expected to negatively impact 
any uses since measures, such as landscape buffering, the installation of solid screen 
walls, and the restriction of truck movements on Palmetto Avenue will be implemented.  
Furthermore, construction impacts will be limited through the strict enforcement of the 
allowable construction hours listed in Section 9.50.070 of the Rialto Municipal Code, as 
well as enforcement of regular watering of the Site to limit airborne dust and other 
particulate matter.  As a result, the Project is not likely to cause any public health 
problems.

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

This finding is supported by the following facts:

Nine (9) easements exist, or are proposed, on or near the Site.  Upon completion of the Final 
Map and street dedication, access to each of the easements will remain in perpetuity.
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SECTION 3.   An Initial Study (Environmental Assessment Review No. 16-27) has been 

prepared for the proposed Project in accordance with the California Environmental Quality Act 

(CEQA) and it has been determined that the Project will not create new or more severe impacts than 

those evaluated in the previously certified Renaissance Specific Plan Final Environmental Impact 

Report.  Based on the Initial Study, prepared in accordance with CEQA, an Addendum to the 

Renaissance Specific Plan Final Environmental Impact Report has been prepared.  The Planning 

Commission has forwarded, or is forwarding, a recommendation to the City Council to adopt the 

Addendum to the Renaissance Specific Plan Final Environmental Impact Report for the Project.

SECTION 4.  The Planning Commission hereby recommends that the City Council approve 

TPM No. 19754, in conjunction with the RSP AMD No. 5, to allow the consolidation of six (6) 

parcels of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the southeast 

corner of Renaissance Parkway and Palmetto Avenue into three (3) parcels of land, in accordance 

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

1. TPM No. 19754 is approved allowing the consolidation of six (6) parcels of land 
(APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at the southeast corner 
of Renaissance Parkway and Palmetto Avenue into three (3) parcels of land for the 
purpose of developing one (1) 210,628 square foot warehouse building, one (1) 
77,047 square foot warehouse building, and one (1) 53,040 square foot warehouse 
building, as shown on the tentative map submitted to the Planning Division on August
18, 2016, and as approved by the Planning Commission.  If the Conditions of Approval 
specified herein are not satisfied or otherwise completed within the required time, the 
Project shall be subject to revocation.

2. Prior to the issuance of building or grading permits for the proposed development, a 
Precise Plan of Design shall be approved by the City's Development Review Committee 
(DRC).  

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

4. The Applicant shall defend, indemnify and hold harmless the City of Rialto, its 
agents, officers, or employees from any claims, damages, action, or proceeding 
against the City or its agents, officers, or employees to attack, set aside, void, or annul 
any approval of the City, its advisory agencies, appeal boards, or legislative body 
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concerning TPM No. 19754.  The City will promptly notify the Applicant of any such 
claim, action, or proceeding against the parties and will cooperate fully in the defense.

5. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the Applicant at the time of approval or conditional approval of 
the Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

6. Applicant shall comply with all conditions of approval contained in RSP AMD No. 5, to 
the extent they are not in conflict with any condition of approval herein.

7. All mitigation measures listed in Environmental Assessment Review No. 16-27 shall be 
met prior to issuance of any Certificate of Occupancy.

8. The Applicant shall coordinate with the Gabrieleño Band of Mission Indians-Kizh 
Nation, prior to the issuance of a grading permit, to allow for a Native American 
Monitor to be located on-site during all ground disturbances, or as required by the 
Gabrieleño Band of Mission Indians-Kizh Nation.

9. All conditions of approval for TPM No. 19754 shall be completed to the satisfaction of 
the City Engineer prior to the issuance of a Certificate of Occupancy.

10. The Applicant shall pay all applicable development impact fees in accordance with the 
City of Rialto fee ordinance in effect at the time the fees are due.

11. A Precise Grading Plan shall be approved for the project by the City Engineer prior to 
the issuance of any building permits. 

12. The development shall apply for annexation of the underlying property into City of 
Rialto Landscape and Lighting Maintenance District No. 2 (“LLMD 2”).  An application 
fee of $5,000 shall be paid at the time of application.  Annexation into LLMD 2 is a 
condition of acceptance of any new median and/or parkway landscaping, or any new 
public street lighting improvements, to be maintained by the City of Rialto.

13. The Applicant shall submit landscaping and irrigation system improvement plans for all 
LLMD 2 areas for review and approval by the City Engineer.  All landscaping within 
the LLMD 2 areas shall comply with the Landscape Plant Palette of the Renaissance 
Specific Plan.  The irrigation system shall be separately metered from the landscaping to 
be maintained by the Applicant, for future use by the City upon acceptance of the 
parkway and median landscaping by the City.  The plans shall be approved concurrently 
with the street improvement plans for the median and prior to issuance of a building 
permit, unless otherwise allowed by the City Engineer.

14. All median and parkway landscaping shall be guaranteed for a period of one year from 
the date of acceptance by the City Engineer.  Any landscaping that fails during the one 
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year landscape maintenance period shall be replaced with similar plant material to the 
satisfaction of the City Engineer, and shall be subject to a subsequent one year landscape 
maintenance period.

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

16. Any improvements within the public right-of-way require a City of Rialto 
Encroachment Permit.

17. The Applicant shall submit street improvement plans prepared by a registered California 
civil engineer to the Engineering Division for review.  The plans shall be approved by 
the City Engineer prior to the issuance of any building permits.

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

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

20. The Applicant shall dedicate additional right-of-way along the entire project frontage of
Renaissance Parkway as may be required to provide the ultimate half-width of 54 feet, 
together with a property line – corner cutback at the southeast corner of Renaissance 
Parkway and Palmetto Avenue, as required by the City Engineer.

21. The Applicant shall make every effort to acquire additional right-of-way along the entire 
frontage of the properties identified by Assessor’s Parcel Numbers 0240-171-30 and 
0240-191-41 as may be required to provide the ultimate half-width of 54 feet along the 
north side Renaissance Parkway, as required by the City Engineer.

22. The Applicant shall dedicate a 10-foot wide landscape easement adjacent to the public 
right-of-way along the entire project frontage of Renaissance Parkway.
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23. The Applicant shall construct new full-width street improvements in accordance with 
the Renaissance Specific Plan, including curb, gutter, sidewalk, parkway, and street 
paving, along the entire of project frontage on Renaissance Parkway, to the satisfaction 
of the City Engineer, and as required by the Transportation Commission.

24. The Applicant shall construct a curb ramp meeting current California State Accessibility 
standards at the southeast corner of Renaissance Parkway and Palmetto Avenue, in 
accordance with City of Rialto Standard Drawings.

25. The Applicant shall construct two (2) new commercial driveway approaches on 
Renaissance Parkway in accordance with City of Rialto Standard Drawings, or as 
otherwise approved by the City Engineer. The driveway approach shall be constructed 
so the top of “X” is 5 feet from the property line, or as otherwise approved by the City 
Engineer.  Nothing shall be constructed or planted in the corner cut-off area that does 
exceed or will exceed 30 inches in height in order to maintain an appropriate corner 
sight distance, as required by the City Engineer.

26. The Applicant shall construct a curb ramp meeting current California State Accessibility 
standards along both sides of each new commercial driveway approach located on 
Renaissance Parkway.  The Applicant shall ensure that an appropriate path of travel, 
meeting ADA guidelines, is provided across the driveway, and shall adjust the location 
of the access ramps, if necessary, to meet ADA guidelines, subject to the approval of the 
City Engineer.  If necessary, additional pedestrian and sidewalk easements shall be 
provided on-site to construct a path of travel meeting ADA guidelines.

27. The Applicant shall construct an 18-foot wide raised and landscaped median island 
within Renaissance Parkway along the entire project frontage, as approved by the City 
Engineer.  The median nose width shall be constructed 4 feet wide and shall have 
stamped concrete. The left turn pockets shall be designed in accordance with Section 
405 of the current edition of the Caltrans Highway Design Manual, as approved by the 
City Engineer.

28. The Applicant shall remove existing, and construct new pavement with a minimum 
pavement section of 5 inches asphalt concrete pavement over 6 inches crushed aggregate 
base with a minimum subgrade of 24 inches at 95% relative compaction, or equal, along 
the entire frontage of Renaissance Parkway in accordance with City of Rialto Standard 
Drawings.  The pavement section shall be determined using a Traffic Index (“TI”) of 10.  
The pavement section shall be designed by a California registered Geotechnical 
Engineer using "R" values from the project site and submitted to the City Engineer for 
approval. Pavement shall extend across the full-width of Renaissance Parkway.

29. The Applicant shall construct a new underground electrical system for public street 
lighting improvements along Renaissance Parkway.  New marbelite street light poles 
with LED light fixtures shall be installed in accordance with City of Rialto Standard 
Drawings.
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30. The Applicant shall dedicate additional right-of-way along the entire project frontage of 
Palmetto Avenue as may be required to provide the ultimate half-width of 32 feet, 
together with a property line – corner cutback at the southeast corner of Renaissance 
Parkway and Palmetto Avenue, as required by the City Engineer.

31. The Applicant shall dedicate a 10-foot wide landscape easement adjacent to the public 
right-of-way along the entire project frontage of Palmetto Avenue.

32. The Applicant shall construct one (1) new commercial driveway approach on Palmetto 
Avenue in accordance with City of Rialto Standard Drawings, or as otherwise approved 
by the City Engineer. The driveway approach shall be constructed so the top of “X” is 5 
feet from the property line, or as otherwise approved by the City Engineer.  Nothing 
shall be constructed or planted in the corner cut-off area that does exceed or will exceed 
30 inches in height in order to maintain an appropriate corner sight distance, as required 
by the City Engineer.

33. The Applicant shall construct a curb ramp meeting current California State Accessibility 
standards along both sides of the new commercial driveway approach on Palmetto 
Avenue.  The Applicant shall ensure that an appropriate path of travel, meeting ADA 
guidelines, is provided across the driveway, and shall adjust the location of the access 
ramps, if necessary, to meet ADA guidelines, subject to the approval of the City 
Engineer. If necessary, additional pedestrian and sidewalk easements shall be provided 
on-site to construct a path of travel meeting ADA guidelines.

34. The Applicant shall remove existing, and construct new pavement with a minimum 
pavement section of 5 inches asphalt concrete pavement over 6 inches crushed aggregate 
base with a minimum subgrade of 24 inches at 95% relative compaction, or equal, along 
the entire frontage of Palmetto Avenue in accordance with City of Rialto Standard 
Drawings.  The pavement section shall be determined using a Traffic Index (“TI”) of 10.  
The pavement section shall be designed by a California registered Geotechnical 
Engineer using "R" values from the project site and submitted to the City Engineer for 
approval.  Pavement shall extend from clean sawcut edge of pavement centerline.

35. The Applicant shall construct a new underground electrical system for public street 
lighting improvements along Palmetto Avenue, as necessary.  New marbelite street light 
poles with LED light fixtures shall be installed in accordance with City of Rialto 
Standard Drawings.

36. The development of the Site is subject to the requirements of the National Pollution 
Discharge Elimination System (NPDES) Permit for the City of Rialto, issued by the 
Santa Ana Regional Water Quality Control Board, Board Order No. R8-2010-0036.  
Pursuant to the NPDES Permit, the Applicant shall ensure development of the site 
incorporates post-construction Best Management Practices (“BMPs”) in accordance 
with the Model Water Quality Management Plan (“WQMP”) approved for use for the 
Santa Ana River Watershed.  The Applicant is advised that applicable Site Design 
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BMPs will be required to be incorporated into the final site design, pursuant to a site 
specific WQMP submitted to the City Engineer for review and approval.

37. The minimum pavement section for all on-site pavements shall be 2½ inches asphalt 
concrete pavement over 4 inches crushed aggregate base with a minimum subgrade of 
24 inches at 95% relative compaction, or equal.  If an alternative pavement section is 
proposed, the proposed pavement section shall be designed by a California registered 
Geotechnical Engineer using "R" values from the project site and submitted to the City 
Engineer for approval.

38. An accessible pedestrian path of travel shall be provided throughout the site, as required 
by applicable state and federal laws.

39. The Applicant shall connect the development to the City of Rialto sewer system and 
apply for a sewer connection account with Rialto Water Services.  The Applicant shall 
extend public sewer service, as necessary, to provide sewer service to the underlying 
property, as required by the City Engineer.  Easements for sanitary sewer service shall 
be acquired as necessary for the public sewer service extension.

40. The Applicant shall submit sewer improvement plans prepared by a California registered 
civil engineer to the Engineering Division. The plans shall be approved by the City 
Engineer prior to issuance of any building permits.

41. All sewer mains constructed by the Applicant shall become part of the public sewer 
system shall be pressure tested and digitally video recorded by the City’s wastewater 
system operator (Veolia) prior to acceptance of the sewer system for maintenance by the 
City.  The Applicant shall be responsible for all costs associated with testing and 
inspection services.  Any defects of the sewer main shall be removed, replaced, or 
repaired to the satisfaction of the City Engineer prior to acceptance.

42. The Applicant shall provide certification from Rialto Water Services demonstrating that 
all water and/or wastewater service accounts have been documented, prior to the 
issuance of a Certificate of Occupancy.

43. Domestic water service to the underlying property is provided by Fontana Water 
Company.  The Applicant shall be responsible for coordinating with Fontana Water 
Company and complying with all requirements for establishing domestic water service 
to the property.

44. The Applicant shall submit a Precise Grading Plan prepared by a California registered 
civil engineer to the Engineering Division for review and approval.  The Precise 
Grading Plan shall be approved by the City Engineer prior to issuance of a building 
permit.

45. The Applicant shall submit a Water Quality Management Plan identifying site specific 
Best Management Practices (“BMPs”) in accordance with the Model Water Quality 
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Management Plan (“WQMP”) approved for use for the Santa Ana River Watershed.  
The site specific WQMP shall be submitted to the City Engineer for review and 
approval with the Precise Grading Plan. A WQMP Maintenance Agreement shall be 
required, obligating the property owner(s) to appropriate operation and maintenance 
obligations of on-site BMPs constructed pursuant to the approved WQMP.  The WQMP 
and Maintenance Agreement shall be approved prior to issuance of a building permit, 
unless otherwise allowed by the City Engineer.

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

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

48. The Applicant shall provide pad elevation certifications for all building pads in 
conformance with the approved Precise Grading Plan, to the Engineering Division prior 
to construction of any building foundation.

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

50. All stormwater runoff passing through the Site shall be accepted and conveyed across 
the property in a manner acceptable to the City Engineer.  For all stormwater runoff 
falling on the site, on-site detention or other facilities approved by the City Engineer 
shall be required to contain the increased stormwater runoff generated by the 
development of the property.  Provide a hydrology study to determine the volume of 
increased stormwater runoff due to development of the site, and to determine required 
stormwater runoff mitigation measures for the proposed development.  Final detention
basin sizing and other stormwater runoff mitigation measures shall be determined upon 
review and approval of the hydrology study by the City Engineer and may require 
redesign or changes to site configuration or layout consistent with the findings of the 
final hydrology study.  The volume of increased stormwater runoff to retain on-site shall 
be determined by comparing the existing “pre-developed” condition and proposed 
“developed” condition, using the 100-year frequency storm.
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51. Direct release of on-site nuisance water or storm-water runoff shall not be permitted to 
the adjacent public streets.  Provisions for the interception of nuisance water from 
entering adjacent public streets from the Project Site shall be provided through the use of 
a minor storm drain system that collects and conveys nuisance water to landscape or 
parkway areas, and in only a storm-water runoff condition, pass runoff directly to the 
streets through parkway or under sidewalk drains.

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

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

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

55. The original improvement plans prepared for the proposed development and approved 
by the City Engineer (if required) shall be documented with record drawing “as-built” 
information and returned to the Engineering Division  prior to issuance of a final 
certificate of occupancy. Any modifications or changes to approved improvement plans 
shall be submitted to the City Engineer for approval prior to construction.
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56. Nothing shall be constructed or planted in the corner cut-off area of any (intersection or) 
driveway which does or will exceed 30 inches in height required to maintain an 
appropriate sight distance, as required by the City Engineer.

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

58. A Parcel Map shall be prepared by a California registered Land Surveyor or qualified 
Civil Engineer and submitted to the Engineering Division for review and approval.  A 
Title Report prepared for subdivision guarantee for the subject property, the traverse 
closures for the existing parcel and all lots created therefrom, and copies of record 
documents shall be submitted with the Parcel Map to the Engineering Division as part of 
the review of the Map.  The Parcel Map shall be approved by the City Council prior to 
issuance of any building permits.

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

60. All damaged, destroyed, or modified pavement legends, traffic control devices, signing, 
striping, and street lights, associated with the proposed development shall be replaced as 
required by the City Engineer prior to issuance of a Certificate of Occupancy. 

61. The Applicant shall submit traffic striping and signage plans prepared by a California 
registered civil engineer, for review and approval by the City Engineer.  All required 
traffic striping and signage improvements shall be completed concurrently with required 
street improvements, to the satisfaction of the City Engineer, and prior to issuance of a 
building permit.

62. Construction signing, lighting and barricading shall be provided during all phases of 
construction as required by City Standards or as directed by the City Engineer.  As a 
minimum, all construction signing, lighting and barricading shall be in accordance with 
Part 6 “Temporary Traffic Control” of the 2012 California Manual on Uniform Traffic 
Control Devices, or subsequent editions in force at the time of construction.

63. The Applicant shall comply with all traffic impact analysis mitigations measures 
approved by the City of Rialto Transportation Commission.

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

65. The Applicant shall comply with all other applicable State and local ordinances.
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66. Approval of TPM No. 19754 shall be granted for a period of twenty-four (24) months 
from the effective date of this resolution.  An extension of time for TPM No. 19754
may be granted by the Planning Commission for a period or periods not to exceed a 
total of thirty-six (36) months.  An application for extension together with the 
required fee shall be filed with the Planning Division prior to the expiration date of 
TPM No. 19754.

SECTION 6. The Chairman of the Planning Commission shall sign the passage and 

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

PASSED, APPROVED AND ADOPTED this        9th        day of     November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIR
CITY OF RIALTO PLANNING COMMISSION 
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Exhibit ‘A’
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BLDG. 1 BLDG. 2 BLDG. 3 TOTAL

SITE AREA

In s.f. 478,767 183,922 123,956 786,645 s.f.

In acres 10.99 4.22 2.85 18.06 ac.

BUILDING AREA (footprint) 205,628   74,547    50,540   330,715  s.f.

1st f loor off ice 5,000 2,500 2,500 10,000 s.f.

mezzanine 5,000 2,500 2,500 10,000

Warehouse 200,628 72,047 48,040 320,715 s.f.

 TOTAL 210,628 77,047 53,040 340,715 s.f.

COVERAGE 44.0% 41.9% 42.8% 43.3%

AUTO PARKING REQUIRED

Office:  1/250 s.f . 40 20 20 80 stalls

Whse:   1st 40k @ 1/1,000 s.f. 40 40 40 120 stalls

        above 40k @ 1/4,000 s.f. 40 8 3 51 stalls

TOTAL 120 68 63 251 stalls

AUTO PARKING PROVIDED

Standard (9'x 18') 149 75 60 284 stalls

Handicap (9'x18') 7 4 3 14 stalls

TOTAL PARKING PROVIDED 156 79 63 298 stalls

TRAILER PARKING PROVIDED

Trailer (10'x 55') 50 50 stalls

ZONING ORDINANCE FOR CITY 

Proposed Zoning - Renaissance SP - ( Business Center)

MAXIMUM FLOOR AREA RATIO

0-5 acres: Max. FAR 0.45

5-10 acres: Max. FAR 0.50

>10 acres: Max. FAR 0.55

FRONT AND SIDE STREET SETBACKS

Bldgs<100,000 sq.ft. - 20ft avg. 15ft min.

Bldgs>100,000 sq.ft. - 30 ft avg. 25 ft min.

INTERIOR SIDE SETBACKS

If  adjacent to business uses - 0ft or separated by 20ft plus 10ft for each additional f loor

REAR SETBACKS

If  adjacent to business uses/streets - 25ft avg.20 f t. min.

MAXIMUM HEIGHT

75 ft.

LANDSCAPE REQUIREMENT

Percentage - 10%

LANDSCAPE PROVIDED

Percentage - 20.3% 19.8% 17.6% 19.8%

In s.f. 97,204 36,468 21,875 155,547

















Rock treatment per City of Rialto detail No. RLI-544-0.
Rock treatment banding to be 18" wide (Typ.)

Rialto, California
16-031
08.16.16

Proficiency CapitalRenaissance Buildings 1, 2 and 3

0 20' 40' 80'

711 FEE ANA STREET

714.986.2400  FAX 714.986.2408

PLACENTIA, CA  92870
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RESOLUTION NO. 16-_

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF RIALTO, CALIFORNIA RECOMMENDING THAT 
THE CITY COUNCIL ADOPT AN ADDENDUM TO THE 
PREVIOUSLY CERTIFIED ENVIRONMENTAL IMPACT
REPORT FOR THE RENAISSANCE SPECIFIC PLAN FOR A 
PROJECT CONSISTING OF THE CHANGE OF ZONING FROM 
FREEWAY COMMERCIAL (FC) WITHIN THE RENAISSANCE 
SPECIFIC PLAN TO BUSINESS CENTER (BC) WITHIN THE 
RENAISSANCE SPECIFIC PLAN, THE CONSOLIDATION OF 
SIX (6) PARCELS INTO THREE (3) PARCELS, AND THE 
DEVELOPMENT OF THREE (3) SEPARATE WAREHOUSE 
BUILDINGS ON SAID PARCELS OF LAND.

WHEREAS, the applicant, Proficiency Capital, LLC, (“Applicant”) proposes to 

consolidate six (6) parcels of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) 

located at the southeast corner of Renaissance Parkway and Palmetto Avenue (collectively 

“Site”) into three (3) parcels of land and develop one (1) 210,628 square foot warehouse 

building, one (1) 77,047 square foot warehouse building, and one (1) 53,040 square foot 

warehouse building on said parcels of land (“Project”); and

WHEREAS, to facilitate the Project, the applicant has also submitted Amendment 

No. 5 to the Renaissance Specific Plan to change the zoning designation of the Site, as described 

in the legal description attached as Exhibit A, from Freeway Commercial (FC) within the 

Renaissance Specific Plan to Business Center (BC) within the Renaissance Specific Plan (“RSP 

AMD No. 5”); and

WHEREAS, the City of Rialto, City Council certified the Environmental Impact Report 

(“EIR”) for the Renaissance Specific Plan on November 23, 2010 in compliance with the State of 

California Environmental Quality Act (CEQA) of 1970 and City Environmental Guidelines; and

WHEREAS, Sections 21166 and 15162 of CEQA identify the conditions for preparation 

of additional environmental documentation when the Lead Agency has previously certified an 

EIR.  According to CEQA, an Addendum to a previously certified EIR may be prepared if: 
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1. No substantial changes are proposed in the project which will require major revisions 

of a previous EIR due to an involvement of new significant environmental effects, or a 

substantial increase in the severity of previously identified significant effects; or

2. No substantial changes will occur with respect to the circumstances under which the 

project is undertaken which will require major revisions of the previous EIR due to the 

involvement of new significant environmental effects, or a substantial increase in the severity of 

the previously identified significant effects; or

3. No 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; or

4. The project will have not have any significant effects that are not discussed in the 

previous EIR; and

WHEREAS, the City of Rialto, acting as the Lead Agency, required, for the Project, the 

preparation of an Addendum to the previously certified Environmental Impact Report for the 

Renaissance Specific Plan and coordinated the preparation of the Initial Study and accompanying 

technical studies which describe and evaluate the Project because the proposed consolidation of 

land and bottling facility will not result in any changes with respect to the circumstances or 

require major revisions to the previously approved EIR of the Renaissance Specific Plan; and

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on the Addendum to the previously 

certified EIR for the Renaissance Specific Plan, took testimony, at which time it received input 

from staff, the city attorney, and the Applicant; heard public testimony; discussed the Addendum 

to the previously certified EIR for the Renaissance Specific Plan; and closed the public hearing; 

and 

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

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Rialto as follows: 
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SECTION 1: The Planning Commission hereby finds all of the above recitals to be true 

and correct.

SECTION 2:  The City of Rialto is the Lead Agency as determined by CEQA.  Based on 

the Initial Study prepared for the Project and the accompanying technical studies (Air Quality,

Biological, Cultural, Geological, Greenhouse Gas, Hydrology, Noise and Vibration, and Traffic) 

it has been determined that:

1. There are no substantial changes to the project or the circumstances under which the 

project will be carried out that will require major revisions to the previously certified EIR.

2. The project will not result in new significant environmental effects or substantial 

increases in the severity of previously identified significant effects.

3. There is no new information of substantial importance, which was known or could 

have been known with the exercise of reasonable diligence at the time the previous EIR was 

certified.

4. The project will not have any significant effects that are not identified and discussed in 

the previously certified EIR.

SECTION 3:  The Planning Commission hereby recommends that the City Council adopt 

the Addendum to the previously certified EIR for the Renaissance Specific Plan, attached as 

Exhibit “A”, prepared in accordance with CEQA for the Project.

SECTION 4: The Chairman of the Planning Commission shall sign the passage and 

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

PASSED,  APPROVED AND ADOPTED this        9th        day of    November, 2016.

____________________________________
JERRY GUTIERREZ, CHAIR
CITY OF RIALTO PLANNING COMMISSION
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RESOLUTION NO. 16-_

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF RIALTO, CALIFORNIA, RECOMMENDING THAT 
THE CITY COUNCIL APPROVE AMENDMENT NO. 5 TO THE 
RENAISSANCE SPECIFIC PLAN TO CHANGE THE ZONING
DESIGNATION OF APPROXIMATELY 18.20 GROSS ACRES 
OF LAND (APNS: 0240-171-02, -03, -20, -21, -27 & 0240-191-07)
LOCATED AT THE SOUTHEAST CORNER OF RENAISSANCE 
PARKEWAY AND PALMETTO AVENUE FROM FREEWAY 
COMMERCIAL (FC) WITHIN THE RENAISSANCE SPECIFIC 
PLAN TO BUSINESS CENTER (BC) WITHIN THE 
RENAISSANCE SPECIFIC PLAN.

WHEREAS, approximately 18.20 gross acres of land (APNs: 0240-171-02, -03, -20, -21, -

27 & 0240-191-07) located at the southeast corner of Renaissance Parkway and Palmetto Avenue, 

and described in the legal description attached as Exhibit A, (“Site”) is currently zoned Freeway 

Commercial (FC) within the Renaissance Specific Plan; and

WHEREAS, the applicant, Proficiency Capital, LLC, proposes to change the zoning

designation of the Site from FC to Business Center (BC) within the Renaissance Specific Plan

(“Project”); and

WHEREAS, in conjunction with the Project, the applicant has also submitted Tentative 

Parcel Map No. 19754 to consolidate the Site into three (3) parcels of land totaling 18.06 net 

acres (“TPM No. 19754”); and

WHEREAS, in conjunction with the Project, the applicant proposes to develop one (1) 

210,628 square foot warehouse building, one (1) 77,047 square foot warehouse building, and one 

(1) 53,040 square foot warehouse building on the Site (“Development”); and

WHEREAS, pursuant to Section 18.78.060 of the Rialto Municipal Code, the Project 

requires the approval of an amendment to the Renaissance Specific Plan, and the applicant has 

agreed to apply for Amendment No. 5 to the Renaissance Specific Plan (“RSP AMD No. 5”);

and

WHEREAS, pursuant to Section 18.78.010 of the Rialto Municipal Code, the City 

Council is authorized to adopt and implement specific plans with the City; and
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WHEREAS, pursuant to Section 18.78.060E and Section 18.78.060F of the Rialto 

Municipal Code, the Planning Commission shall hold a public hearing for a proposed 

amendment to an adopted specific plan and forward a recommendation to the City Council for 

action; and

WHEREAS, on November 9, 2016, the Planning Commission of the City of Rialto 

conducted a duly noticed public hearing, as required by law, on RSP AMD No. 5 and TPM No. 

19754, took testimony, at which time it received input from staff, the city attorney, and the 

applicant; heard public testimony; discussed RSP AMD No. 5 and TPM No. 19754; and closed 

the public hearing; and

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

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Rialto as follows:

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

forth in the recitals above of this Resolution are true and correct and incorporated herein.

SECTION 2.   Based on substantial evidence presented to the Planning Commission during 

the public hearing conducted with regard to RSP AMD No. 5, including written staff reports, verbal 

testimony, project plans, other documents, and the conditions of approval stated herein, the Planning 

Commission hereby determines that RSP AMD No. 5 satisfies the requirements of Government 

Code Sections 65358 and 65453 and Section 18.78.060I of the Rialto Municipal Code pertaining to 

the findings which must be made precedent to adopting a zone change.  The findings are as follows:

1. That the proposed Specific Plan Amendment is consistent with the goals and 
policies of the General Plan and its purposes, standards and land use guidelines; and

This finding is supported by the following facts: 

The Site has a General Plan designation of Specific Plan and a zoning designation of 
Freeway Commercial (FC) within the Renaissance Specific Plan.  The Project will not affect 
the General Plan land use designation for the Site. 

Nevertheless, the Project is consistent with Goal 2-16 and Goal 2-22 of the Land Use 
Element of the General Plan, which encourages improved architectural and design quality 
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that is sensitive to the needs of the visitor or resident.  The change in the zoning designation
will facilitate a development of superior architectural quality.  The development proposes to 
incorporate significant wall plane articulation and several other unique architectural features 
including pitched roofs with concrete tile roofing and limestone veneer accents.  The 
development will also include fourteen (14) foot solid screen walls around the loading areas 
to screen views and reduce noise pollution.

Additionally, the Project is consistent with Goal 3-1 of the Economic Development Element 
of the General Plan, which encourages strengthening and diversification of the economic 
base and employment opportunities, while maintaining a positive business climate.  The 
change in the zoning designation of the Site from FC to BC will lead to the development of 
three (3) industrial buildings on land that has remained historically vacant under the current 
zoning..

2. That the proposed Specific Plan Amendment will help achieve a balanced 
community of all races, age groups, income levels and ways of life; and

   
This finding is supported by the following facts: 

The Project will facilitate the development of three (3) industrial buildings, which will 
provide new jobs across various wage and education levels available to all races, age groups, 
and ways of life.

3. That the proposed Specific Plan Amendment results in development of desirable 
character, which will be compatible with existing and proposed development in the 
surrounding neighborhood; and

This finding is supported by the following facts: 

The Project will facilitate the development of a three (3) high-quality warehouses.  The 
proposed Development is consistent with the existing warehouse developments adjacent 
to the south of the Site and other recent warehouse developments within the Renaissance 
Specific Plan area.

The nearest sensitive uses are the single-family residences located to the west of the 
project site, across Palmetto Avenue.  The project is not expected to negatively impact 
any uses since measures, such as landscape buffering, the installation of solid screen 
walls, and the prohibition of truck movements on Palmetto Avenue will be implemented.

4. That the proposed Specific Plan Amendment contributes to a balance of land uses 
that will enable local residents to work and shop in the community in which they 
live; and

This finding is supported by the following facts:
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Limited development opportunities exist within the Renaissance Specific Plan area between 
Palmetto Avenue and Alder Avenue.  The Site is surrounded by the 210 freeway to the 
north, two (2) large warehouse buildings to the south, and a single-family residential 
subdivision to the west.  The Site has remained historically vacant under the Freeway 
Commercial zoning.  The likelihood that the project site will ever develop with freeway 
commercial uses is remote, due to the abundance of existing freeway commercial uses in 
nearby Fontana and the lack of new housing in the area.  A site immediately adjacent to 
large-scale warehouses is not suited for residential development.  Simultaneously, the 
existing FC zoning has not resulted in any development on the Site.  The most logical 
zoning designation to facilitate the development of the Site is an industrial zone, such as the 
BC zone.  The BC zone will maintain consistency with the surrounding area and provide job 
opportunities for those living in existing residential areas nearby.

5. That the proposed Specific Plan Amendment respects the environmental and 
aesthetic assets of the community consistent with economic realities; and

This finding is supported by the following facts: 

An Initial Study (Environmental Assessment Review No. 16-27) was prepared for the 
project to assess the potential environmental impacts of the proposed project, in accordance 
with the requirements of the California Environmental Quality Act (CEQA).  Based on the 
findings and within the Initial Study, staff determined that the environmental effects that 
will result from the project have already been addressed in the previously certified 
Renaissance Specific Plan Final Environmental Impact Report, and, as such, an Addendum 
to the Renaissance Specific Plan Final Environmental Impact Report was prepared.

6. That the proposed Specific Plan Amendment incorporates, where feasible, active 
and passive energy conservation measures.

This finding is supported by the following facts: 

Pursuant to the mitigation measures contained within Environmental Assessment Review 
No. 16-27, the Development, enabled by the Project, will exceed California Building 
Code Title 24, Part 6 Energy Efficiency Standards.  This will be achieved through the 
implementation of energy efficient lighting, windows, heating and cooling systems, 
painting of all structures in light off-white colors to reflect heat away, and the installation 
of Energy Star appliances.

SECTION 3.   An Initial Study (Environmental Assessment Review No. 16-27) has been 

prepared for the proposed Project in accordance with the California Environmental Quality Act 

(CEQA) and it has been determined that the Project will not create new or more severe impacts than 

those evaluated in the previously certified Renaissance Specific Plan Final Environmental Impact 
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Report.  Based on the Initial Study, prepared in accordance with CEQA, an Addendum to the 

Renaissance Specific Plan Final Environmental Impact Report has been prepared.  The Planning 

Commission has forwarded, or is forwarding, a recommendation to the City Council to adopt the 

Addendum to the Renaissance Specific Plan Final Environmental Impact Report for the Project.

SECTION 4.   The Planning Commission hereby recommends that the City Council 

approve RSP AMD No. 5 to change the zoning designation of the Site from FC to BC, in 

accordance with the application on file with the Planning Division, subject to the following 

conditions:

1. RSP AMD No. 4 is approved changing the zoning designation of approximately 18.20
gross acres of land (APNs: 0240-171-02, -03, -20, -21, -27 & 0240-191-07) located at
the southeast corner of Renaissance Parkway and Palmetto Avenue, and described in the 
legal description attached as Exhibit A, from FC to BC.  If the Conditions of Approval 
specified herein are not satisfied or otherwise completed, the Project shall be subject to 
revocation.

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

3. The applicant shall defend, indemnify and hold harmless the City of Rialto, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the 
City or its agents, officers, or employees to attack, set aside, void, or annul any
approval of the City, its advisory agencies, appeal boards, or legislative body 
concerning RSP AMD No. 5.  The City will promptly notify the applicant of any such 
claim, action, or proceeding against the City, and applicant will cooperate fully in the 
defense.

4. In accordance with the provisions of Government Code Section 66020(d)(1), the 
imposition of fees, dedications, reservations, or exactions for this Project, if any, are 
subject to protest by the applicant at the time of approval or conditional approval of 
the Project or within 90 days after the date of the imposition of the fees, dedications, 
reservations, or exactions imposed on the Project.

5. Development of the Site shall contain a minimum of three (3) warehouse buildings, with 
a maximum building size of 210,628 square feet.
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SECTION 5. The Chairman of the Planning Commission shall sign the passage and 

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

PASSED, APPROVED AND ADOPTED this        9th        day of     November, 2016.

_________________________________
JERRY GUTIERREZ, CHAIR
CITY OF RIALTO PLANNING COMMISSION
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Exhibit ‘A’
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