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Community Development Department 
 Planning Division 

 

Specific Plan & General Plan Amendment 
 

 
 AGENDA ITEM NO.: 4 
  
 WARD NOs: 1, 3, 5, 6 & 7 
 NEIGHBORHOOD: La Seirra South, La Sierra, Arlington, Ramona, Magnolia Center, Wood Streets and Downtown 
 
     PLANNING COMMISSION HEARING DATE:  August 20, 2009 

 
I. CASE NUMBER(S): P07-0425 & P09-0196 

 
II. PROJECT SUMMARY: 
 

1)  Proposal:    Proposal to adopt the Magnolia Avenue Specific Plan in conjunction with 
a text amendment to the Circulation Element of the General Plan 2025 to 
designate Magnolia Avenue as a six lane arterial for the portion of 
Magnolia Avenue westerly of Harrison Street.  The General Plan 
Amendment is associated with a City Public Works project to widen, 
rehabilitate and beautify portions of Magnolia Avenue between Buchanan 
Avenue and Tyler Street.   

 
2)  Location: Magnolia Avenue from the westerly border of the City limits to 

approximately the northerly edge of Riverside Community College  
 
3) Applicant: City of Riverside  

 3900 Main Street, Riverside, CA 92522 
 951-826-5219 
  

4) Case Planner: Doug Darnell, Senior Planner 
  (951) 826-5219 
  ddarnell@Riversideca.gov 
 

III.   RECOMMENDATION:        
 

That the City Planning Commission:  
 
1. Determine that this proposed case will not have a significant effect on the environment based 

on the findings set forth in the case record and recommend adoption of a Addendum to the 
General Plan 2025 Final Program Environmental Impact Report to the City Council;  

 
2. Recommend Approval of Planning Cases P07-0425 and P09-0196 based on the findings 

outlined in the staff report and summarized in the following and subject to the recommended 
conditions attached:  
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a. The proposed Magnolia Avenue Specific Plan will serve to advance the Magnolia 
Market Corridor study into a Specific Plan that the City can use to protect Magnolia 
Avenue’s current grandeur and enhance upon it where needed. 

 
b. The proposed project (Magnolia Avenue Specific Plan and the proposed General Plan 

Amendment) is consistent with the following objectives and policies of the General 
Plan 2025: 

 
i. Objective LU-12 to “restore the Magnolia/Market Corridor to its historical role as 

a scenic “showcase roadway” that spans the City of Riverside while updating its 
function as a key transit corridor to support future growth.” 

 
ii. Policy LU-12.1 “through the Specific Plan process further implement the earlier 

Polizoides Plan for the corridor, identify appropriate land uses, development 
opportunities and streetscape improvements along the Corridor that support the 
vision as a scenic roadway with distinct districts.  Reinforce the desired land uses 
within the context of each district through development provisions and 
regulations.” 

 
iii. Policy LU-12.2 to “maintain the existing mature heritage landscaping and infill 

landscaping as appropriate to return the Corridor to being a grand tree lined 
parkway.” 

 
iv. Policy LU-12.3 to “enhance the setting for key historic sites along the Corridor, 

including landmark buildings and landscape, such as the Arlington Library and 
Parent Navel Orange Tree; cultural landmarks, such as the Heritage House; and 
historic districts, such as the Wood Streets.” 

 
v. Policy LU-12.4 to “expand and update the function of the Magnolia Market 

Corridor as a key transit corridor to accommodate growth.” 
 

vi. Policy LU-12.5 to “focus commercial development at identified commercial 
nodes, avoiding disconnected commercial strips along the corridor” 

 
c. The proposed amendment to the Circulation Element of the General Plan in 

conjunction with the Magnolia Avenue roadway widening, rehabilitation and 
beautification project serves to improve traffic conditions and aesthetically enhance 
Magnolia Avenue westerly of Tyler Street.  The project will serve to reduce traffic 
impacts by improving the volume to capacity ratio to a level of service (LOS) C; and 

 
d. The proposal will not be materially detrimental to the health, safety and general 

welfare of the public or otherwise injurious to the environmental or to the property or 
improvements within the area. 
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IV.    BACKGROUND/HISTORY: 
 

Magnolia Avenue has long been one of the truly special streets in Riverside.  Originally laid out 
in 1875 to promote land sales, it is purported to be the first dual carriage way west of the 
Mississippi River.  While Magnolia Avenue has changed significantly over the years, it is still an 
important asset to the City.  It runs almost 17 miles along the spine of the City, encompasses five 
of the seven City Council Wards and passes through many unique and distinct districts, dubbed 
“Pearls on a String.”  
 
The significance of Magnolia Avenue was first formally studied in 1996 when the Local 
Government Commission (LGC) worked with City staff and the citizens of Riverside in a two-
day Charrette where issues and opportunities for the Avenue were discussed.  It was from this 
Charrette process that it was determined further information was needed to ensure that the vision 
for the Avenue would become a reality.  To this end, the City Council authorized engaging the 
firm of Moule and Polyzoides to assist with the development of the Magnolia Market Corridor 
Study which was completed in 1999, setting the framework for coordinated planning along the 
Avenue.  However, the study did not have an implementation strategy. 
 
As part of the General Plan 2025 Program, the City Council appointed the Magnolia/Market 
Subcommittee to work with staff to turn the Magnolia/Market Corridor Study into an 
implementation document.  It was through this process that it was determined the best way to do 
this would be to create a Specific Plan to protect, preserve and enhance Magnolia Avenue’s 
current grandeur and invite new investment and development opportunities. 
 
In November, 2007 the City certified a Final Programmatic Environmental Impact Report 
(FPEIR) for the General Plan 2025 Program (GP 2025).  Collectively, the GP 2025 Program 
included various components, including the General Plan 2025, Implementation Plan, the 
comprehensive update of the Zoning Code, the comprehensive update of the Subdivision Code, 
the amendment to the Noise Control Code, the Citywide Design Guidelines, and the Magnolia 
Avenue Specific Plan.  All program components were approved at that time, except for the 
Magnolia Avenue Specific Plan (MASP), which was to be reviewed separately at a later date.  
All environmental impacts anticipated with the Draft MASP were evaluated in the GP 2025 
FPEIR.   The MASP was originally being prepared concurrently with the GP 2025 Program.  It 
was subsequently determined to delay the Specific Plan until after the General Plan was adopted.  
Nevertheless, work on the Specific Plan as well as community outreach efforts continued.   
 
At the time the GP 2025 Program was adopted, two of three public workshops had been held by 
the City to get input on the Magnolia Avenue Specific Plan.   Another workshop was held after 
the GP 2025 Progam was adopted.  A summary of all three Specific Plan workshops is provided 
as follows: 
 

• In June 2004, over 120 residents attended the first workshop to initially provide input on 
how the Specific Plan could best revitalize the Magnolia Corridor and recapture its 
grandeur.   Consultants presented background on the Magnolia Avenue Corridor Study 
and then solicited input on the vision for the Avenue from the audience which was used 
to draft the Specific Plan.  

 
• In April of 2007, 48 residents attended a second workshop where a presentation of a first 

draft of the plan was made.  This was followed by a facilitated discussion with public 



Staff Report 4 P07-0425 & P09-0196 

input provided on the initial draft.  At that time, many people had concerns with property 
being taken through eminent domain, mixed use and high density, the future plans for the 
railroad under crossing project in the Magnolia Center District, deterioration of the 
streetscape and public transportation, including questions about Bus Rapid Transit 
(BRT).  

 
• On February 11, 2008, 42 residents attended a third workshop.  At this workshop a 

summary of the Draft Specific Plan was presented outlining the primary vision of the 
Plan with an overview of Magnolia Avenue Districts.   Following the presentation, the 
workshop broke into six stations focusing on each of the Districts that make up the plan.  
All comments and input provided were summarized at the end of the workshop.  The 
comments centered on concerns about growth, high density and traffic.  A few 
individuals continued to express opposition to higher density development in areas such 
as the La Sierra and Magnolia Center Districts.  Other comments included neighborhood 
nuisance concerns, and concerns about deterioration of the streetscape and landscaping 
along the Avenue.  Many people wish to see improvements to the streetscape, 
landscaping in medians, and preservation of trees.  Enhanced pedestrian amenities are 
also desired.   The MASP in conjunction with roadway improvement projects (completed 
and future), address many of the concerns raised in the public workshops. 

 
In the time since the third workshop, the plan has been delayed as a result of a proposed City 
Public Works project to widen, rehabilitate and beautify portions of Magnolia Avenue westerly 
of Tyler Street.  The street improvement project requires an amendment to the Circulation 
Element of the General Plan 2025 and involves minor changes to the Draft MASP.  The 
Circulation Chapter of the MASP has been revised to reflect an increase in number of lanes from 
four to six lanes for portions of Magnolia Avenue westerly of Harrison Street.  The change to 
allow for more travel lanes westerly of Harrison Street has developed as a result of a need to 
improve traffic conditions.  As a consequence, the Public Works Department has plans to widen, 
rehabilitate and beautify Magnolia Avenue westerly of Tyler Street, as Magnolia Avenue 
between Harrison Street and Tyler Street already exist with six lanes.  In order to increase the 
number of lanes and roadway capacity of Magnolia Avenue westerly of Tyler Street, an 
amendment to the Circulation Element of the General Plan 2025 is necessary to ensure 
consistency between the MASP and the General Plan 2025.  Therefore, a General Plan 
amendment is being proposed in conjunction with the MASP.  
 
Other changes/activities since the third workshop are reflected in the MASP.  To clearly show 
exactly what changes have been made, all changes are shown as a strike-through where items 
were deleted and highlighted where items were added.  Significant changes include traffic 
improvements to the intersection of Magnolia/Brockton/Central Avenues and to the intersection 
of Van Buren Boulevard and Magnolia Avenue as well as changes associated with the proposed 
General Plan amendment discussed below in the “Project Description” section of this report.   
 
Central, Brockton, & Magnolia Avenues - In June of 2009, work was completed on 
improvements to the 5-legged intersection at Magnolia/Brockton/Central Avenues improving 
Level of Service (LOS) and circulation at this intersection.   The specific improvements included 
replacement of the pedestrian crosswalk on the westerly side of Central/Brockton Avenues, the 
addition of dual left turn lanes from southbound Magnolia and westbound Central Avenues and 
the extension of the northbound right-only lane from Central to Brockton Avenues south.  A 
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discussion of the intersection improvements is included in the Chapter 5 (Circulation) of the 
MASP.  
 
Van Buren Boulevard and Magnolia Avenue - Within Chapter 4, the Arlington District Design 
Guidelines were modified to eliminate the Magnolia/Van Buren Intersection Design Concept 
(Figure 4.17).  Because street improvements were recently completed for this intersection, the 
need for a design concept for this intersection was eliminated.   The resulting intersection design 
with the recent improvements does not include features such as cast iron bollards and decorative 
crosswalks as was initially depicted in Figure 4.17.    
 
Magnolia Undercrossing/Railroad Grade Separation Project - As part of the Riverside 
Renaissance Program, the City Council has authorized the City Public Works Department to 
move forward with a railroad grade separation project to lower Magnolia Avenue under the 
Union Pacific Railroad (UPR) tracks in Magnolia Center.   This project will shift the alignment 
of Magnolia Avenue approximately 50 feet to the west, and construct a two-track railroad bridge.  
Construction is expected to start in early 2010 and take approximately 18 months to complete.  
The proposed Magnolia Avenue underpass will impact the current streetscape in the Magnolia 
Center area.  By the same token, it will greatly improve traffic circulation and create new 
development opportunities consistent with the goals of the proposed Specific Plan.  A discussion 
of the undercrossing project is included in Chapters 3 & 5 of the Specific Plan.  

 
V. DETAILED PROJECT DESCRIPTION: 
 

Magnolia Avenue Specific Plan (P07-0425) 
 

The proposed Specific Plan is intended to build upon previous planning efforts to establish a 
development framework for the Magnolia Avenue corridor.  The vision, goals and 
implementation measures of the Specific Plan are based on direction given in the City’s General 
Plan 2025, adopted in November of 2007 and public input received at three public workshops.  
The Specific Plan is required to be consistent with the General Plan 2025.     
 
Specific Plan Districts and Boundaries - The Specific Plan establishes six distinct districts 
which include, from west to east, the La Sierra, Galleria, Arlington, Magnolia Heritage, 
Magnolia Center, and the Wood Streets Districts (Exhibit 1).  The entire Specific Plan area 
extends from the westerly City limits, just southwest of Buchanan Street to approximately the 
northerly edge of Riverside Community College, also the southerly edge of Downtown Specific 
Plan area.  This corridor includes the entire Magnolia Avenue public right-of-way and all 
properties which have frontage along Magnolia Avenue.  In some localized areas, properties 
which do not have direct frontage along Magnolia Avenue are also included.   
 
To clarify what the Specific Plan is and what the Specific Plan is not, the Specific Plan is about 
corridor identity, it is about district identity and it is about form and design.  The Specific Plan 
includes development standards and design guidelines for future development along with 
streetscape design concepts and a landscape palette intended to achieve a corridor identity and 
district identity through form and design.   The Specific Plan is not about establishing land use 
designations (Zoning or General Plan) as no changes to land use or zoning are proposed within 
the plan. 
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Specific Plan Components  
 

• Chapters 1 & 2 Chapter 1 provides an introduction and background.  Chapter 2 
describes the Specific Plan, provides the historic context of Magnolia Avenue and 
describes the current setting.  It illustrates that the Avenue has significantly changed 
over time from its original vision as a showplace roadway conceived in the 19th Century.   
The original landscape design provided unity and identity to Magnolia Avenue as a 
Grand Boulevard to be a destination in itself.  Today the Avenue has inconsistent 
landscaped areas contributing to a lack of continuity along the corridor.  

 
• Chapter 3 provides the Vision, Objectives and Policies that have been developed with 

community input.  The Vision of the plan is to “reinvigorate the original corridor and 
bring Magnolia Avenue back to the grand character intended by its original designers.  
This has to be achieved by capitalizing on urban design, landscape, transportation and 
land use opportunities.”    From this main vision, Objectives and Policies (for the entire 
corridor and district specific) have been developed to achieve the vision.  Within 
Chapter 3, a section is provided for each district which includes the following: 

  
 District Context 
 District specific Objectives and Policies 
 Land Use Designations 
 Framing the Vision of the District 
 Conceptual Plan for the District showing how development could occur 

in the future.  
 

• Chapter 4 provides land use regulations, development standards, and design guidelines 
which apply generally to the entire Specific Plan area and standards and guidelines 
specific to each district.  The design guidelines for the Arlington District reflect the 
design guidelines of the Arlington Community Plan which were prepared in 2001 with 
significant community involvement.  As part of the General Plan 2025 process, the 
community plans were replaced by neighborhood plans and are no longer applicable.  
However, because the guidelines of the Arlington Community Plan were strongly 
embraced by the Arlington community and because the spirit, intent and vision of the 
plan are still relevant, the design guidelines of the Arlington Community plan have been 
incorporated into Chapter 4 of the Magnolia Avenue Specific Plan.      

   
• Chapter 5 is the Circulation chapter which describes the current transportation setting, 

traffic volumes, intersection Level-of-Service, future traffic conditions and establishes 
typical roadway cross-sections for potential build out. 

 
• Chapter 6 describes the current streetscape setting and establishes a streetscape concept 

and landscape palette for Magnolia Avenue.  The streetscape concept is to maintain 
much of the existing mature heritage landscaping, infill landscaping as appropriate, and 
preserve the remainder of the median in order to return the corridor to a grand tree lined 
parkway.  A specific landscape palette and streetscape design is established for each 
district. 

 
 
 



Staff Report 7 P07-0425 & P09-0196 

• Chapter 7 provides a variety of implementation strategies to achieve the vision of the 
Specific Plan.  A few examples of implementation strategies include implementing 
mixed use zoning, preparing a streetscape plan based on the landscape concept in 
Chapter 6, assisting in land assembly and incentivizing development.  Chapter 7 also 
identifies financing mechanisms, and a phasing strategy.   

 
General Plan Amendment / Roadway Widening, Rehabilitation & Beautification (P09-
0196)    
 
In conjunction with the proposed Specific Plan, an amendment to the Circulation Element of the 
General Plan 2025 proposes a text change to increase the number of lanes planned for Magnolia 
Avenue westerly of Harrison Street, from four to six lanes (three travel lanes in each direction).  
This amendment is proposed in order to improve traffic conditions along Magnolia Avenue and 
is in conjunction with a City Public Works project to widen, rehabilitate and beautify Magnolia 
Avenue westerly of Harrison Street.   The General Plan Master Plan of Roadways (Figure CCM-
4) designates Magnolia Avenue as a 120-foot wide arterial easterly of Polk Street and as a 110-
foot wide Arterial westerly of Polk Street.  In addition, Magnolia Avenue is designated as a 
Scenic Boulevard requiring special landscaping, and where additional right-of-way may be 
required above and beyond the minimum designated right-of-way.    
 
The proposed General Plan amendment does not affect planned right-of-way widths as indicated 
above; however, existing language specifically limiting Magnolia Avenue to “four lanes except 
where six lanes already exist” will change to also allow six lanes westerly of Harrison Street.  
The proposed General Plan amendment involves changes to the General Plan Circulation System 
Master Plan of Roadways, Page CCM-14 and to Policy CCM-3.1 on Page CCM-18 as reflected 
in Exhibit 3 of this report.      
 
The City Public Works roadway widening, rehabilitation and beautification project involves a 
variety of improvements as reflected in the street improvement plans (Appendix A of the 
attached General Plan 2025 FPEIR Addendum for the project).   The roadway improvement 
project involves two components; street widening/traffic improvements and beautification 
improvements as follows: 
 

  Street Widening and Traffic Improvements:  The street improvements involves widening of the 
existing roadway at five locations to provide dedicated right turn lanes and reducing median 
widths at various segments to increase the number of travel lanes in each direction from two to 
three lanes.  Other improvements include increasing left turn pocket lengths, adding dual left-
turn lanes, construction of four bus bays, and other associated improvements.  As stated above 
regarding the proposed General Plan amendment, the roadway widening and traffic 
improvements will serve to improve traffic conditions for Magnolia Avenue westerly of Harrison 
Street.  According to the Traffic Analysis (Appendix F of the EIR Addendum) the proposed 
street widening and traffic improvements will improve the roadway Level of Service (LOS) from 
a current LOS of E with four lanes to a 2025 LOS of C with 6 lanes.   

 
The proposed street improvements will involve right-of-way acquisitions affecting eight 
properties located in the vicinity of the Magnolia Avenue and SR91 Interchange.  The properties 
where right-of-way acquisitions will occur are identified on the Right-of-Way Acquisition Maps 
(Exhibit 6) showing all parcels affected and parcel specific views showing how each parcel 
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would be affected.   The following table corresponds with the parcels shown in Exhibit 6 and 
indicates the width and area of dedication needed: 
 

No. Address General Plan 
Designation 

Zoning Designation Existing Land 
Use 

ROW 
Acquisition 

(Square Feet &  
Width) 

1 11728, 11740, & 11748 
Magnolia Ave.; 3773, 

3751, & 3741 Merced Dr.; 
11731 & 11741 Sterling 

Ave. 

Business/Office 
Park (B/OP) 

Business and 
Manufacturing Park 

(BMP)  
S-2-X-10 

Business and 
Manufacturing 

Park 

873 s.f./ 
4-foot-wide 
dedication 

2 11789 Magnolia Ave. Commercial (C) Business and 
Manufacturing Park 

(BMP) 

Vacant  
land 

710 s.f./ 
7-foot-wide 
dedication 

3 11781 Magnolia Ave. Commercial (C) Business and 
Manufacturing Park 

(BMP) 

Vacant 
Land  

574 s.f./ 
7-foot-wide 
dedication 

4 11765 Magnolia Ave. Commercial (C) Business and 
Manufacturing Park 

(BMP) 

Vacant 
land  

420 s.f./ 
7-foot-wide 
Dedication 

5 11755 & 11759 Magnolia 
Ave. 

Commercial (C) Business and 
Manufacturing Park 

(BMP) 

commercial 1,649 s.f./ 
11-foot-wide 
Dedication 

6 11547 Magnolia Ave. High Density 
Residential 

(HDR) 

Multiple-Family 
Residential  
(R-3-1500) 

New 
condominiums 

704 s.f./ 
4.5-foot-wide 

Dedication 
7 11590 Magnolia Ave. Mixed Use-

Village  
(MU-V) 

Multiple-Family 
Residential  
(R-3-1500) 

Vacant 471 s.f./ 
Dedication width 

varies from 0 feet to 
4 feet 

8 11470, 11480, 11490, 
11500, 11510, 11540 & 
11550 Magnolia Ave. 

Mixed Use-
Village  
(MU-V) 

Multiple-Family 
Residential  
(R-3-1500) 

Vacant 4,940 s.f./ 
Dedication width 

varies from 0 feet to 
2 feet 

 
Roadway Beautification/Median Landscaping - The beautification portion of the project 
proposes new median landscaping for the existing Magnolia Avenue medians from Buchanan 
Avenue to Banbury Drive as shown in Exhibit 4.   The proposed median beautification 
improvements consist of two similar designs, each reflecting the different median widths and 
incorporating a water-wise design using appropriate plant materials, hardscape, and irrigation 
elements. 
 
The wider section of median generally located between Buchanan Avenue and Castle Oak Street 
varies in width from approximately 45 to 50 feet.  Except for very minor adjustments to the 
existing median, the existing median width generally remains unchanged and is consistent with 
the landscape concept for the La Sierra District of the MASP.   The proposed median 
landscaping includes citrus planting to be expanded at each end of the median in the stretch 
between Buchanan Avenue to Fillmore Street.  To further enhance the citrus heritage of the La 
Sierra area, a replica of the Gage Canal is proposed at each median nose in addition to the citrus 
planting.  Historic elements such as smudge pots, concrete irrigation stand pipes and propeller-
type wind machines are proposed to be installed as public artwork. 
 
The La Sierra District recommends that the median planting be simplified by utilizing one type 
of tree.  Southern Magnolia is proposed based on its flowering character, historic value, and use 
within the median in other areas.  The ground under the Magnolia trees would be planted with 
drought tolerant turf and shrubs.  The narrower section between Golden Avenue and Banbury 



Staff Report 9 P07-0425 & P09-0196 

Drive is designed to reflect the guidelines of the Draft Magnolia Avenue Specific Plan’s Galleria 
District.  The design would maintain a single row of Magnolia trees down the center of the 
median with an accent tree planting of Pink Tabebuia and under-planting of Day Lily at each 
intersection.   Both designs represent a vision of the Draft Magnolia Avenue Specific Plan while 
being sensitive to current water conservation needs.  The designs propose utilizing colorful low 
to medium usage shrubs in addition to turf to reduce overall water use.   

 
VI.     PROJECT ANALYSIS: 

       
At the public workshops, most people who attended were generally supportive of the Specific 
Plan as it reflects a vision to preserve the original character of the street, and its historic elements 
and enhance the appearance of the Avenue.   While there was a wide array of concerns discussed 
at the public workshops, two frequently discussed issues of concern included density and traffic. 

   
Density - Some people have expressed concerns that the plan will allow too much density.   This 
is a result of a misconception that the Specific Plan proposes changes in General Plan land use 
designations resulting in an increase density.  The Specific Plan does not propose any changes to 
land use or zoning.  The Specific Plan only reflects General Plan 2025 land use designations 
established when the General Plan 2025 was adopted in November of 2007.  Even though the 
General Plan established Mixed Use and Very High Density Residential areas, the General Plan 
did not change any zoning.  Any mixed use or high density residential development proposals in 
the future will require a zone change to the appropriate zone.  Such rezoning will require public 
notification and hearings before the Planning Commission and City Council and will be 
considered on a case by case basis in conjunction with a proposed development project.     
 

  Traffic - In regard to traffic, no additional traffic will be generated as a result of the Specific 
Plan itself as it does not propose any change to land use.  The Specific Plan is consistent with 
land uses established within the General Plan 2025.  The General Plan 2025 FPEIR evaluated 
traffic impacts anticipated as part of the General Plan 2025 Program which included evaluation 
of impacts anticipated with the Magnolia Avenue Specific Plan.  The FPEIR includes mitigation 
measures to minimize traffic impacts, or where impacts could not be mitigated to a less than 
significant level a Statement of Overriding Considerations were made in compliance with the 
California Environmental Quality Act at the time the General Plan was adopted and the FPEIR 
was certified.    

 
  As shown in the Traffic Analysis of Capacity, Level of Service and Performance study prepared 

by the City Public Works Department (Appendix F of the EIR Addendum) the increase in the 
number of lanes planned for the portion of Magnolia Avenue westerly of Tyler Street traffic 
impacts will serve to further reduce traffic impacts and will improve the roadway Level of 
Service (LOS) from a current LOS of E with four lanes to a 2025 LOS of C with 6 lanes.   

 
Furthermore, the MASP includes policies that encourage transit improvements including the 
introduction of Bus Rapid Transit along the Magnolia Avenue corridor making it a key transit 
corridor to accommodate growth.  Over time, this in conjunction with future mixed-use 
development will serve to reduce dependence on the automobile, and have an effect on reducing 
vehicular traffic.   
 
The major issues and concerns related to the MASP have been adequately analyzed and all 
environmental impacts have been evaluated in compliance with CEQA under the General Plan 
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2025 FPEIR.  In addition, a subsequent environmental review (Addendum No. 2 to the General 
Plan 2025 FPEIR attached to this report) analyzed environmental impacts associated with the 
proposed General Plan amendment and associated Magnolia Avenue roadway improvements.  
No new significant impacts were identified that were not previously identified in the General 
Plan 2025 FPEIR.   

  
VIII.   PUBLIC NOTICE AND COMMENTS: 
 

Community participation was the key to the successful completion of the Magnolia Avenue 
Specific Plan.  The Plan has been developed and refined directly by the community through the 
comments received at a series of three public workshops where the residents were asked to share 
their opinions.   
 
Workshops - In an effort to encourage the greatest amount of participation, various methods 
were used to notify the residents and businesses within the Magnolia Avenue Corridor about the 
Specific Plan workshops. Notices for all three workshops were placed on the City’s website, 
distributed to residents and businesses via direct mail, and advertised in the Press Enterprise.  
More specifically, direct mailings for Workshops were provided as follows: 

   
• Workshop 1 & 2 – notices were mailed to property owners within a 300-foot radius of 

the Specific Plan Area. 
• Workshop 3 - notices were mailed to a list of 76 individuals (all those who attended the 

prior two workshops).   
 

In addition to the Workshops, City staff has made three presentations of Draft Magnolia Avenue 
Specific Plan to the Magnolia Center and Arlington Division Board of the Greater Riverside 
Chambers of Commerce.   
 
Public Hearing - Notices for of this City Planning Commission Public Hearing on the proposed 
Specific Plan and associated General Plan Amendment (P07-0425 and P09-0196 respectively) 
were sent to all individuals who attended the three prior workshops, placed on the City’s website 
and advertised in the Press Enterprise in compliance with state law.  As of the date of the 
preparation of this report City staff has been contacted by five individuals from the public who 
had questions about the plan and staff has responded to their inquiries.       

 
IX.   EXHIBITS:    
 

1. Location Map for P07-0425 - Magnolia Avenue Specific Plan 
2. Location Map for P09-0196 - General Plan Amendment & Magnolia Avenue Roadway 

Widening, Rehabilitation and Beautification Project Area 
3. Proposed Changes to Circulation Element of the General Plan 2025 
4. Magnolia Avenue Median Conceptual Landscape Plan 
5. Current Roadway Widening Project Street Widths 
6. Right-of-Way Acquisitions for Roadway Widening Project 
7. Final Draft Magnolia Avenue Specific Plan 
8. Second Addendum to the Certified Program Environmental Impact Report (PEIR) for the 

General Plan 2025 Program
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RECOMMENDED CONDITIONS & GENERAL INFORMATION NOTES 
 
Case Number: P09-0196 (General Plan Amendment) Meeting Date:  August 20, 2009 
 
CONDITIONS All mitigation measures are noted by an asterisk (*). 
  
Case Specific 
  
! Planning 
 

1. The Circulation Element of the General Plan 2025 shall be amended to reflect the text 
changes depicted in Exhibit 4. 

 
Standard Conditions 
 
! Planning 
 

2. The City Attorney's Office shall prepare the appropriate resolution for Council adoption 
of the General Plan amendment concurrently with the Specific Plan case (P07-0425) 

 
3. There shall be a two-year time limit in which to satisfy the following conditions and 

finalize this action.  Subsequent one-year time extensions may be granted by the City 
Council upon request by the applicant.  Any extension of time beyond five years may 
only be granted after an advertised public hearing by the City Council. 

  
! Public Works 
 

4. No comment 
 
! Public Utilities 
 

5. No comment 
 
! Park and Recreation 
 

6. No comment 
 
! Fire 
 

7. No comment 
   
GENERAL INFORMATION NOTES 
 

8. Appeal Information 
 

a. Actions by the City Planning Commission, including any environmental finding, 
may be appealed to the City Council within ten calendar days after the decision. 
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b. Appeal filing and processing information may be obtained from the Community 
Development Department, Planning Division, Public Information Section, 3rd 
Floor, City Hall. 
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RECOMMENDED CONDITIONS & GENERAL INFORMATION NOTES 
 
Case Number: P07-0425 (Specific Plan) Meeting Date:  August 20, 2009 
 
CONDITIONS All mitigation measures are noted by an asterisk (*). 
  
Case Specific 
  
! Planning 
 

1. None 
 

Standard Conditions 
 
! Planning 
 

2. The City Attorney's Office shall prepare the appropriate resolution for Council adoption 
of the Magnolia Avenue Specific Plan concurrently with the General Plan Amendment 
case (P09-0196) 

 
3. There shall be a two-year time limit in which to satisfy the following conditions and 

finalize this action.  Subsequent one-year time extensions may be granted by the City 
Council upon request by the applicant.  Any extension of time beyond five years may 
only be granted after an advertised public hearing by the City Council. 

  
! Public Works 
 

4. No comment 
 
! Public Utilities 
 

5. No comment 
 
! Park and Recreation 
 

6. No comment 
 
! Fire 
 

7. No comment 
   
GENERAL INFORMATION NOTES 
 

8. Appeal Information 
 

a. Actions by the City Planning Commission, including any environmental finding, 
may be appealed to the City Council within ten calendar days after the decision. 

 



Staff Report 14 P07-0425 & P09-0196 

b. Appeal filing and processing information may be obtained from the Community 
Development Department, Planning Division, Public Information Section, 3rd 
Floor, City Hall. 
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Figure CCM-3
OVERLOOK CONNECTION

STUDY AREA

increase capacity through extensive road widenings or new connections,
any increased capacity would be quickly absorbed by regional traffic
that moves daily through Riverside.   Thus, this Plan must seek to meet
local mobility needs without opening the floodgates to regional traffic.

As of 2004, the circulation network set forth in the 1994 General Plan
had not yet been completed.  Key features of the 1994 General Plan not
constructed as of 2004 include the linkage of Overlook Parkway
(connecting the Alessandro Heights and Canyon Crest neighborhoods)
and the addition of lanes to Alessandro Boulevard and Van Buren
Boulevard.   This Circulation and Community Mobility Element includes
a Master Plan of Roadways with the following major features:

˜ Completion of the 1994 Circulation Element, with the exception of
Magnolia Avenue/Market Street, which will remain on the Master
Plan of Roadways as six lanes but will only be built to four lanes
easterly of Harrison Street. except where six lanes exist (near Tyler
Street).  The additional right-of-way will be preserved to
accommodate future transit, such as Bus Rapid Transit (BRT).

˜ Addition of a two-lane connector road as an
extension of Overlook Parkway westerly from
Washington Street, providing access to SR-91.  The
specific connection route will be defined and the
design of the crossing of the Alessandro Arroyo will
be determined by a detailed specific plan.  The focus
area for the connection route, at a minimum, shall
include the area from Dufferin Avenue to SR-91, and
from Adams Street to Mary Street (See Figure CCM-
3).  The study will include community  involvement
through community meetings, hearings  and the
California Environmental Quality Act (CEQA) process.

˜ Widening of Alessandro Boulevard and Arlington
Avenue from four to six travel lanes between the I-
215 and the SR-91.

By avoiding the creation of major new transportation
corridors, these relatively modest changes to the local
roadway network will reduce opportunities for urban
sprawl by helping to focus future development on
already existing travel corridors instead of the City's

periphery.  Further, these few changes are not anticipated to induce
significant additional regional traffic in the City.

They are, however, critically important to serving local traffic demand.
In particular, a 2004 preliminary study indicated the proposed two-lane

                                     P07-0425/P09-0196 
                  Exhibit 3 - Proposed 
Changes to Circulation Element
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See the Land Use and Urban
Design Element under “The built
Environment – Parkways – Victoria
Avenue” for more information on
Victoria Avenue.

In particular, review Objective LU-
13.

Objective CCM-3: Design the Magnolia Avenue/Market Street
Corridor as a transit- and pedestrian-oriented
Mixed Use boulevard.

See the Land Use and Urban
Design Element under “The Built
Environment – Parkways –
Magnolia  Avenue/Market Street”
& “The Magnol ia/Market
/University “L” Corridor” for more
information on Magnolia Avenue.

In particular, review Policy LU-8.4
and Objective LU-12.

Policy CCM-2.13: Support the establishment of additional east-west
connections southerly of Van Buren Boulevard
between Barton Road and Washington Street.

Policy CCM-2.14: Ensure that intersection improvements on Victoria
Avenue are limited to areas where Level of Service
is below the City standard of D.  Allow only the
minimum necessary improvements in recognition of
Victoria Avenue’s historic character.

Policy CCM-2.15: Limit lot development to reverse frontage and/or
side-on lots on all arterials pursuant to Title
18.220.090.

Policy CCM-3.1: Limit Magnolia Avenue to four travel lanes south
and west of Arlington Avenue while maintaining the
six-lane right-of-way.  easterly of Harrison Street.

Policy CCM-3.2: Consider the implementation of off-street shared
parking with parking signage improvements,
consolidation of driveways, installation of raised
landscaped medians, bus turnouts, traffic signal
enhancements, special pavement treatments at
pedestrian crossings and intersections, curb
extensions, signalized/enhanced crosswalks, wider
sidewalks and other appropriate measures which
enhance traffic flow, transit efficiency and pedestrian
movements.  

Policy CCM-3.3: Upgrade and improve bottlenecks at key
intersections (as determined based on need) via the
addition of turn-out lanes, with transition back to the
original number of lanes at the mid-block as feasible.
This can be accomplished using transportation funds,
including developer fees, TUMF funds, grants and
CIP funding.

Policy CCM-3.4: Seek opportunities to enhance mobility on parallel
and connecting Arterial and Collector Streets in the
Magnolia/Market corridor to relieve congestion and
to allow for implementation of the mixed-use
corridor plan.  These could include changes to traffic
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Magnolia Avenue Specific Plan (MASP) 
Exhibit 7 

MASP Final Draft August 2009  
 
 

Planning Commissioners: 
 Please refer to the Final Draft Magnolia Avenue Specific 
Plan provided at the August 20, 2009 CPC hearing for 
Exhibit 7. 

 
Other Interested Parties: 

 The Final Draft Magnolia Avenue Specific Plan is 
available for review at the Planning Division counter on 
the 3rd floor of City Hall.  CDs are available free of 
charge at the Planning Division counter upon request.  
The Draft Plan is also available online at:  
 
http://www.riversideca.gov/planning/cityplans-csp-
masp.asp 
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SECTION 1  
INTRODUCTION

1.1 Purpose and Background 

This Second Addendum to the Certified Final Program Environmental Impact Report for the 
General Plan 2025 Program has been prepared by the City of Riverside (“City”) in conformance 
with the California Environmental Quality Act (Public Resources Code, § 21000 et seq.) 
(“CEQA”), the State CEQA Guidelines (Cal. Code Regs., Title 14, Chapter 3 § 15000 et seq.) and 
the City of Riverside CEQA Resolution  No. 21106, to address minor changes to the General Plan 
2025 Program (“Program”) (as defined below) as a result of the Magnolia Avenue widening, 
rehabilitation and beatification project (“Magnolia Avenue Project”).  Those changes are a minor 
General Plan amendment to the Circulation Element and minor modifications to the Draft 
Magnolia Avenue Specific Plan.

The City is proposing to improve and beautify Magnolia Avenue from Buchanan Avenue to Tyler 
Street to meet transportation demands, improve safety and enhance aesthetics of the area.  The 
Conceptual Plans for Magnolia Avenue Improvements from Buchanan Street to Tyler Street
prepared by VA Consulting in June 2008 (see Appendix A), illustrates the project elements, 
described as follows: 

1. Street Improvements

a. Acquire right-of-way (ROW) and temporary construction easement (TCE) from 
portions of a number of parcels, as described in Table 1 (Parcels for ROW 
Acquisitions and TCE). 

b. Widen the following five locations to provide dedicated right turn lanes: 

i. Eastbound approach of Magnolia Avenue at the intersection with La Sierra 
Avenue to provide dedicated right turn lanes for vehicles turning southbound; 

ii. Eastbound approach of Magnolia Avenue at the intersection with Tyler Street to 
provide dedicated right turn lanes for vehicles turning southbound; 

iii. Westbound approach of Magnolia Avenue at the intersection with Buchanan 
Avenue to provide dedicated right turn lanes for vehicles turning northbound; 

iv. Westbound approach of Magnolia Avenue at the intersection with Banbury Drive 
to provide dedicated right turn lanes for vehicles turning northbound; 

v. Northbound approach of Buchanan Avenue at the intersection with Magnolia 
Avenue to provide a dedicated right turn lane for vehicles turning eastbound onto 
Magnolia Avenue. 

c. Improve Magnolia Avenue at the SR-91 interchange 

i. Widen both sides of Magnolia Avenue to provide auxiliary lanes for the SR-91 
interchange, as follows: 
1. The northern side of Magnolia Avenue would be widened from Halladay 

Avenue to a point approximately 500 feet east of Fillmore Street; and 
2. The southern side would be widened from Pierce Street to a point 

approximately 700 feet east of Fillmore Street. 
ii. Construct sidewalks on both sides of Magnolia Avenue to connect the sidewalks 

on the east side of SR-91 to the sidewalks on the west side of SR-91.  
Construction of the sidewalks under SR-91 would require retaining walls. 
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d. Improve Magnolia Avenue between Skylark Drive and Banbury Drive, as follows: 

i. Reduce width of the median between Skylark Drive and Banbury Drive. 
ii. Increase the number of lanes in each direction from two to three. 

iii. Improve left turn lanes to increase safety and pocket lengths. 
iv. Relocate the power pole at Polk Street. 

e. Construct additional median improvements along Magnolia Avenue, as follows: 

i. Increase the left turn pocket length at the median east of Golden Avenue. 
ii. Increase safety in the median west of Golden Avenue. 

iii. Add dual left turn lanes and increase the left turn pocket lengths at both medians 
at Pierce Street. 

f. Construct four bus bays and nine bus pads along Magnolia Avenue throughout the 
project area. 

g. Additional improvements include constructing curb ramps, driveways, cross gutters, 
and chain link fences.  Also the project would relocate or adjust to grade the 
following utilities: street lights, water meters, water valves, backflow preventer.  
Finally, the project would rehabilitate entire roadway by cold milling and overlaying 
with asphalt pavement. 

Table 1 
Parcels for Right-of-Way (ROW) Acquisitions and Temporary Construction Easements (TCE)

APN Address General Plan 
Designation 

Zoning 
Designation 

Existing Land 
Use

TCE
(sf) 

ROW 
Acquisition

(sf) 

132-020-022 11880 Magnolia Ave. Commercial (C) 
Business and 

Manufacturing 
Park (BMP) 

vacant 1,563 --- 

132-020-023 
11812, 11820, 11840, 

11850 & 11860 
Magnolia Ave. 

Commercial (C) 
Business and 

Manufacturing 
Park (BMP) 

commercial 1,571 --- 

132-020-019 

11728, 11740, & 
11748 Magnolia 

Ave.; 3773, 3751, & 
3741 Merced Dr.; 
11731 & 11741 
Sterling Ave. 

Business/Office 
Park (B/OP) 

Business and 
Manufacturing 

Park (BMP) 

business and 
manufacturing 

park 
540 873 

142-201-006 11789 Magnolia Ave. Commercial (C) 
Business and 

Manufacturing 
Park (BMP) 

vacant w/ 
patchy 

vegetation 
956 710 

142-201-005 11781 Magnolia Ave. Commercial (C) 
Business and 

Manufacturing 
Park (BMP) 

vacant w/ 
patchy 

vegetation 
1,230 574 

142-201-004 11765 Magnolia Ave. Commercial (C) 
Business and 

Manufacturing 
Park (BMP) 

vacant w/ 
patchy 

vegetation 
900 420 

142-201-003 11755 & 11759 
Magnolia Ave. Commercial (C) 

Business and 
Manufacturing 

Park (BMP) 
commercial 3,204 1649 
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Table 1 
Parcels for Right-of-Way (ROW) Acquisitions and Temporary Construction Easements (TCE)

APN Address General Plan 
Designation 

Zoning 
Designation 

Existing Land 
Use

TCE
(sf) 

ROW 
Acquisition

(sf) 

142-210-062 11547 Magnolia Ave. 
High Density 
Residential 

(HDR) 

Multiple-Family 
Residential (R-3-

1500) 

new 
condominiums 2,254 704 

132-020-035 11590 Magnolia Ave. Mixed Use-
Village (MU-V) 

Multiple-family 
Residential (R-3-

1500) 
vacant 1,881 471 

132-020-036 

11470, 11480, 11490, 
11500, 11510, 11540 
& 11550 Magnolia 

Ave. 

Mixed Use-
Village (MU-V) 

Multiple-family 
Residential (R-3-

1500) 
vacant 4,940 42 

132-020-033 3608 & 3668 
Fillmore Ave. 

Mixed Use-
Village (MU-V) 

Single-family 
Residential (R-1-

7000) 
vacant 2,556 --- 

132-053-007 
11150, 11160, 11170 
& 11194 Magnolia 

Ave. 

Mixed Use-
Urban (MU-U) 

Commercial 
Retail (CR) commercial 800 --- 

132-053-038 11140 Magnolia Ave. Mixed Use-
Urban (MU-U) 

Commercial 
Retail (CR) commercial 2,239 --- 

132-053-008 11120 Magnolia Ave. Mixed Use-
Urban (MU-U) 

Commercial 
Retail (CR) commercial 918 --- 

132-053-040 11110 Magnolia Ave. Mixed Use-
Urban (MU-U) 

Commercial 
Retail (CR) commercial 1,055 --- 

142-240-039 

3800, 3802, 3804, 
3812, 3814, 3816, 
3818, 3820, 3822, 
3824, 3826, 3828, 
3830, 3832, 3834, 
3836, 3838, 3840, 
3844, 3848, 3850, 
3856, 3860, 3862, 

3864, 3868 & 3870 
La Sierra Ave. 

Mixed Use-
Village (MU-V) 

Commercial 
Retail (CR) commercial 5,033 --- 

138-020-094 
11050, 11060, 11064, 

11066, 11070 & 
11080 Magnolia Ave. 

Mixed Use-
Urban (MU-U) 

Commercial 
General (CG) commercial  1,232 --- 

142-261-007 

10909, 10911, 10913, 
10915, 10917, 10919, 
10921, 10925, 10929, 
10933, 10935, 10937, 
10941, 10943, 10945, 
10947, 10949, 10957, 
10959, 10961, 10963, 
10969, 10971, 10973 
& 10975 Magnolia 

Ave. 

Mixed Use-
Village (MU-V) 

Commercial 
Retail (CR) commercial 2,278 --- 

143-180-020 10471 Magnolia Ave. Mixed Use-
Village (MU-V) 

Commercial 
Retail (CR) commercial 780 --- 

143-180-021 10445 & 10461 
Magnolia Ave. 

Mixed Use-
Village (MU-V) 

Commercial 
Retail (CR) commercial 382 --- 

143-180-022 10411 Magnolia Ave. Mixed Use-
Village (MU-V) 

Commercial 
Retail (CR) commercial 424 --- 
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Table 1 
Parcels for Right-of-Way (ROW) Acquisitions and Temporary Construction Easements (TCE)

APN Address General Plan 
Designation 

Zoning 
Designation 

Existing Land 
Use

TCE
(sf) 

ROW 
Acquisition

(sf) 

138-100-016 

10350 & 10380 
Magnolia; 3760, 

3764, 3766, 3768, 
3780, 3782, 3784 & 
3790 Tyler Street. 

Commercial (C) Commercial 
Retail (CR) commercial 1,065 --- 

138-100-020 10300 Magnolia Ave. Commercial (C) Commercial 
Retail (CR) commercial 1,677 --- 

2. Beautification Improvements

The beautification portion of the Magnolia Avenue Project would provide new median 
landscaping for the Magnolia Avenue medians from Buchanan Avenue to Banbury Drive in 
conjunction with the roadway improvements as shown in the Magnolia Avenue Median 
Conceptual Plan prepared by RHA, Inc., in June 2008 (see Appendix B).  The existing 
medians can be divided by width into a wide section and a narrow section.  The proposed 
beautification improvements consist of two similar designs, each reflecting the different 
median widths and incorporating a water-wise design using appropriate plant materials, 
hardscape, and irrigation elements. 

The wider section between Buchanan Avenue to Golden Avenue follows the intent of the 
guidelines of the Draft Magnolia Avenue Specific Plan’s La Sierra District, which strives to 
restore the historic grandeur of Magnolia Avenue and create a western gateway into the City.  
In accordance with the guidelines, the median’s citrus planting would be expanded at each 
end of the median in the stretch between Buchanan Avenue to Fillmore Street.  To further 
enhance the citrus heritage of the La Sierra area, a replica of the Gage Canal would be 
constructed at each median nose in addition to the citrus planting.  Historic elements such as 
smudge pots, concrete irrigation stand pipes and propeller-type wind machines would be 
installed as public artwork. 

The La Sierra District recommends that the median planting be simplified by utilizing one 
type of tree.  Southern Magnolia is proposed based on its flowering character, historic value, 
and use within the median in other areas.  The ground under the Magnolia trees would be 
planted with drought tolerant turf and shrubs. 

The narrower section between Golden Avenue and Banbury drive is designed to reflect the 
guidelines of the Draft Magnolia Avenue Specific Plan’s Galleria District.  The design would 
maintain a single row of Magnolia trees down the center of the median with an accent tree 
planting of Pink Tabebuia and under-planting of Day Lily at each intersection. 

Both designs represent a vision of the Draft Magnolia Avenue Specific Plan while being 
sensitive to current water conservation needs.  The designs propose utilizing colorful low to 
medium usage shrubs in addition to turf to reduce overall water use.  The irrigation system is 
designed with high efficiency rotary nozzles for turf and landscape drip lines for shrub areas.  
A 4-foot wide oversized maintenance band of masonry block keeps the irrigation system a 
significant distance away from the curb edge further reducing water overspray into the street; 
saving water and preventing water related pavement failure. 
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All existing median palm trees are proposed to be relocated off-site per the recommendations 
of the La Sierra and Galleria Districts’ guidelines.  In the event that the palm tree relocation is 
cost-prohibitive, a long-term phasing plan may be necessary to address strategies for removal 
and possible relocation of these trees.  Existing Magnolia trees would be preserved if 
possible, but the new median geometrics would require removal of many existing trees.  This 
would be mitigated with the installation of new box-size Magnolia grandiflora and Tabebuia 
trees.

3. General Plan Amendment

Currently the Circulation Element of the General Plan 2025 Master Plan of Roadways 
(General Plan Figure CCM-4) designates Magnolia Avenue as a 120-foot wide Arterial 
Roadway.  However, “Note No. 1” of the Figure CCM-4 and the Circulation Element text 
proposes that Magnolia Avenue be built to only four lanes, except where six lanes exist (near 
Tyler Street).  Also more specifically, Circulation Element Policy CCM-3.1 limits Magnolia 
Avenue to four travel lanes south and west of Arlington Avenue while maintaining the six-
lane right-of-way (i.e. maintaining additional right-of-way to accommodate future transit, 
such as Bus Rapid Transit (BRT)). 

This proposed General Plan Amendment involves a text change to the Circulation Element 
(including a change to Note 1 of the CCM-4 – Master Plan of Roadways) to reflect that 
Magnolia Avenue would be planned and built as a six lane arterial for the portion of 
Magnolia Avenue westerly of Harrison Street and built to four-lanes easterly of Harrison 
Street.  The proposed amendment would not result in any changes to the ultimate street right-
of-way under the existing Master Plan of Roadways, but instead would involve reducing the 
width of existing medians to add additional travel lanes.  As such, the proposed amendment 
does not preclude future transit, such as BRT. 

1.2 Lead Agency and Discretionary Approvals 

This Addendum documents the City’s consideration of the potential environmental impacts 
resulting from the minor changes to the Program as a result of the Magnolia Avenue widening, 
rehabilitation and beatification project resulting in a General Plan amendment and minor 
modification to the Draft Magnolia Avenue Specific Plan and explains the City’s decision that a 
subsequent EIR is not required.  The City of Riverside is the lead agency and has approval 
authority over the Program and changes that are included as part of this project. 

1.3 Documents Incorporated by Reference 

Section 15150 of the State CEQA Guidelines encourage environmental documents to incorporate 
by reference other documents that provide relevant data and analysis.  

The following documents are hereby incorporated by reference within this Addendum, and all of 
these documents are considered part of the Final PEIR.  

Certified Final Program Environmental Impact Report – City of Riverside General Plan 
2025 Program, Certified Final Environmental Impact Report, State Clearinghouse 
#2004021108, Volumes I, II & III, Certified November 20, 2007.  

Addendum To The Certified Final Program Environmental Impact Report (PEIR) For The 
General Plan 2025 Program, adopted February 24, 2009. 
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General Plan 2025, adopted November 20, 2007.  

General Plan 2025 Implementation Plan, adopted November 20, 2007. 

Zoning Code, adopted November 27, 2007. 

Subdivision Code, adopted November 27, 2007. 

Amendment to the Noise Code, adopted November 27, 2007. 

Citywide Design and Sign Guidelines adopted November 20, 2007. 

These documents incorporated by reference are available for review at the City of Riverside 
Community Development Department – Planning Division. 

1.4 CEQA Requirements for Use of an Addendum 

When a lead agency has already prepared an EIR, CEQA mandates that "no subsequent or 
supplemental environmental impact report shall be required by the lead agency or any responsible 
agency, unless one or more of the following events occurs: (a) substantial changes are proposed 
in the project which will require major revisions of the environmental impact report; (b) 
substantial changes occur with respect to the circumstances under which the project is being 
undertaken which will require major revisions in the environmental impact report; (c) new 
information, which was not known and could not have been known at the time the environmental 
impact report was certified as complete, becomes available" (Cal. Pub. Res. Code, § 21166). State 
CEQA Guidelines Section 15162 clarifies that a subsequent EIR or supplemental EIR is only 
required when "substantial changes" occur to a project or the circumstances surrounding a 
project, or "new information" about a project implicates "new significant environmental effects" 
or a "substantial increase in the severity of previously significant effects."  

When only some changes or additions to a previously certified EIR are necessary and none of the 
conditions described in Public Resources Code Section 21166 or Section 15162 of the State 
CEQA Guidelines calling for the preparation of a subsequent or supplemental EIR are met, 
CEQA allows the lead agency to prepare and adopt an addendum.  (State CEQA Guidelines, § 
15164(a).) 

Previous analysis of environmental impacts has been conducted for the Program, including an 
Initial Study, a draft PEIR, and a Certified Final PEIR (“Final PEIR”).  

1.5 Summary of Analysis and Findings 

Based upon the environmental checklist prepared for the Magnolia Avenue Project (Section 3) 
and supporting checklist responses (Section 4), other than the minor changes to the Program in 
reference to the project, no further clarification or additional explanation is warranted, beyond the 
analysis contained in the Final PEIR.  The environmental effects associated with the changes in 
the Magnolia Avenue Project do not require additional analysis beyond the analysis previously 
prepared and distributed in the Final PEIR.  

Pursuant to Section 15164 of the State CEQA Guidelines, the City of Riverside finds that only 
minor modifications are required to the Circulated Final PEIR and that none of the conditions 
described in Public Resources Code Section 21166 or Section 15162 of the CEQA Guidelines 
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requiring preparation of a subsequent or supplemental EIR have occurred.  More specifically, the 
City of Riverside has determined that: 

The primary basis for the changes to the Program is to improve traffic conditions and 
aesthetically enhance Magnolia Avenue; thereby reducing environmental traffic impacts and 
improving roadway level of service (LOS).     

There are no substantial changes to the project that would require major revisions of the Final 
PEIR for the Program, due to new significant environmental effects or a substantial increase 
in the severity of impacts identified in the Final PEIR. 

No substantial changes have occurred in the circumstances under which the project is being 
undertaken that will require major revisions of the Final PEIR to disclose new significant 
environmental effects or that would result in a substantial increase in the severity of the 
impacts identified in the Final PEIR.  However, the traffic model for the Program was a 
program level model based upon data collected in 2003.  A more recent corridor specific 
model taken in 2008, looking at the area between Tyler Street and the westerly City limit, 
indicates a revised projection of 39,400 vehicles per day where the General Plan 2025 model 
only predicted 37,500 vehicles per day.  The difference is a level of service (LOS) at 4 lanes 
in 2025 of F or a LOS at 6 lanes in 2025 of C.  This newer data does not substantially change 
the circumstances of the Final PEIR but rather provides information that supports the 
Magnolia Avenue Project which will improve the LOS on Magnolia Avenue between Tyler 
Street and the westerly City limit. 

There is no new information of substantial importance, which was not known at the time that 
the previous Final PEIR for the Magnolia Avenue Project was circulated, indicating that: 

- The Magnolia Avenue Project will not have one or more significant effects not 
previously discussed in the Final PEIR; 

- There are no impacts that were determined to be significant in the previous Final PEIR 
that would be substantially more severe. 

- There are no additional mitigation measures or alternatives to the project that would  
substantially reduce one or more of the significant effects identified in the previous Final 
PEIR; and 

- There are no additional mitigation measures or alternatives which were rejected by the 
project proponent that are considerably different from those analyzed in the previous 
Final PEIR that would substantially reduce any significant impact identified in the Final 
PEIR.
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SECTION 2  
DESCRIPTION OF THE PROPOSED ACTION 

2.1 Project Description 

Changes to the Program description as noted in the Final PEIR are not necessary due to the minor 
non-substantive changes proposed by the Magnolia Avenue Project. 

The Program still remains as the adoption and implementation of the following programmatic 
land use planning documents:   

1. Comprehensive update of the City of Riverside General Plan. 

2. Comprehensive update of the City of Riverside Zoning Code (Title 19 of the Municipal Code 
of the City of Riverside) and the rezoning of properties to reflect new zone names and to 
respond to General Plan land use designation changes in focus areas Citywide. 

3. Comprehensive update of the City of Riverside Subdivision Code (Title 18 of the Riverside 
Municipal Code of the City of Riverside). 

4. Amendment to the Noise Code (Title 7 of the Municipal Code of the City of Riverside). 

5. Adoption of the Magnolia Avenue Specific Plan.  

6. Adoption of Citywide Design and Sign Guidelines. 

See Chapter 3 of Volume II of the Final PEIR for a complete project description. 

2.2 Environmental Setting 

The City’s Planning Area for the Program encompasses approximately 143 square miles and 
includes a broad array of land uses, ranging from high-density residential, and commercial to 
semi-rural to agricultural.  

The City of Riverside is located in western Riverside County and is bounded on the north by the 
unincorporated Riverside County communities of Rubidoux and Jurupa and the cities of Colton 
and Rialto (San Bernardino County), on the east by Riverside County and the City of Moreno 
Valley, to the south by unincorporated Riverside County, and to the west by the Riverside County 
and the cities of Norco and Corona. 

See Chapter 4 of Volume II of the Final PEIR for a complete description of the environmental 
setting.

Magnolia Avenue Project Setting

The General Plan land use designations and zoning designations for the properties on the north 
and south side of Magnolia Avenue in the project area are described in Table 2 (Land Uses and 
Zoning on Adjacent Properties). 
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Table 2 
Land Uses and Zoning on Adjacent Properties 

Street Segments General Plan Land Use 
Designations Zoning 

North side of Magnolia Avenue, from west to east
Buchanan Street to Pierce 
Street

Business/Office Park (B/OP) 
Commercial (C) 

Business and Manufacturing Park (BMP) 
Commercial Retail (CR) 

Pierce Street to Golden 
Avenue 

High Density Residential (HDR) 
Commercial (C) 

Single-family Residential (R-1-7000) 
Multiple-Family Residential (R-3-1500) 
Office (O) 
Commercial Retail (CR) 
Business and Manufacturing Park (BMP) 

Golden Avenue to La Sierra 
Avenue 

High Density Residential (HDR) 
Mixed Use-Village (MU-V) 

Multiple-Family Residential (R-3-1500) 
Commercial Retail (CR) 

La Sierra Avenue to Polk 
Street Mixed Use-Village (MU-V) Commercial Retail (CR) 

Polk Street to Tyler Street Mixed Use-Village (MU-V) 
Commercial (C) Commercial Retail (CR) 

East of intersection of Magnolia Avenue and Tyler Street
Northeast of intersection  Commercial (C) Commercial Retail (CR) 

Southeast of intersection Commercial Regional Center 
(CRC) Commercial Retail (CR) 

South side of Magnolia Avenue, from west to east
Buchanan Street to Pierce 
Street Business/Office Park (B/OP) Business and Manufacturing Park (BMP) 

Pierce Street to Golden 
Avenue 

High Density Residential (HDR) 
Commercial (C) 
Business/Office Park (B/OP) 
Mixed Use-Village (MU-V) 

Single-family Residential (R-1-7000) 
Multiple-Family Residential (R-3-1500) 
Multiple-Family Residential (R-3-2000) 
Business and Manufacturing Park (BMP) 

Golden Avenue to La Sierra 
Avenue 

Medium Density Residential 
(MDR) 
High Density Residential (HDR) 
Mixed Use-Urban (MU-U) 

Single-family Residential (R-1-7000) 
Multiple-Family Residential (R-3-1500) 
Commercial Retail (CR) 

La Sierra Avenue to Polk 
Street Mixed Use-Urban (MU-U) 

Single-family Residential (R-1-7000) 
Commercial Retail (CR) 
Commercial General (CG) 

Polk Street to Tyler Street Mixed Use-Urban (MU-U) 
Commercial (C) Commercial Retail (CR) 

West of intersection of Magnolia Avenue and Buchanan Street
Northwest of intersection  Business/Office Park (B/OP) Business and Manufacturing Park (BMP) 

Southwest of intersection Medium Density Residential 
(MDR) Business and Manufacturing Park (BMP) 
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Source: VA Consulting, June 2008 
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SECTION 3  
ENVIRONMENTAL CHECKLIST 

Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

I. Aesthetics 
Would the project:

a) Have a substantial adverse effect on a scenic 
vista? 

b) Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic building within a 
state scenic highway?   

c) Substantially degrade the existing visual 
character or quality of the site and its 
surroundings? 

d) Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area? 

II. Agriculture Resources 
In determining whether impacts to agricultural resources are significant environmental effects, 
lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment 
Model (1997) prepared by the California Department of Conservation as an optional model to use 
in assessing impacts on agriculture and farmland. Would the project: 

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

b) Conflict with existing zoning for agricultural 
use, or a Williamson Act contract? 

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

III. Air Quality 
The following responses are based on the air quality data provided in Appendix c of this 
document.  The air quality data includes an air quality assessment methodology, existing regional 
and local air quality data, and air emissions calculations. 

Where available, the significance criteria established by the applicable air quality management or 
air pollution control district may be relied upon to make the following determinations. Would the 
project: 

a) Conflict with or obstruct implementation of 
the applicable air quality plan? 

b) Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? 
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Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

c) Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions, 
which exceed quantitative thresholds for 
ozone precursors)? 

d) Expose sensitive receptors to substantial 
pollutant concentrations? 

e) Create objectionable odors affecting a 
substantial number of people?  

IV. Biological Resources 
Would the project: 

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

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

c) Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 
of the Clean Water Act (including, but not 
limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological 
interruption, or other means? 

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

e) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

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

V. Cultural Resources 
Would the project: 

a) Cause a substantial adverse change in the 
significance of a historical resource as 
defined in §15064.5? 

b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 
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Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

c) Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

d) Disturb any human remains, including those 
interred outside of formal cemeteries? 

VI. Geology and Soils 
Would the project: 

a) Expose people or structures to potential 
substantial adverse effects, including the risk 
of loss, injury or death involving: 

   

i) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued 
by the State Geologist for the area or based 
on other substantial evidence of a known 
fault?  Refer to Division of Mines and 
Geology Special Publication 42. 

ii) Strong seismic ground shaking? 
iii) Seismic-related ground failure, including 

liquefaction? 
iv) Landslides? 

b) Result in substantial soil erosion or the loss 
of topsoil? 

c) Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project and potentially result in 
on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

d) Be located on expansive soil, as defined in 
Table 18-1-B of the Uniform Building Code 
(1994), creating substantial risks to life or 
property? 

e) Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative wastewater disposal systems 
where sewers are not available for the 
disposal of wastewater? 

VII. Hazards And Hazardous Materials 
Would the project: 

a) Create a significant hazard to the public or 
the environment through the routine 
transport, use, or disposal of hazardous 
materials? 

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

c) Emit hazardous emissions or handle 
hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile 
of an existing or proposed school? 
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Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

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

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

f) For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area? 

g) Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency evacuation plan? 

h) Expose people or structures to a significant 
risk of loss, injury or death involving 
wildland fires, including where wildlands are 
adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

VIII. Hydrology and Water Quality 
Would the project: 

a) During project construction, will it create or 
contribute runoff water that would violate 
any water quality standards or waste 
discharge requirements, including the terms 
of the City's municipal separate stormwater 
sewer system permit? 

b) Substantially deplete groundwater supplies or 
interfere substantially with groundwater 
recharge such that there would be a net 
deficit in aquifer volume or a lowering of the 
local groundwater table level (e.g., the 
production rate of pre-existing nearby wells 
would drop to a level which would not 
support existing land uses or planned uses for 
which permits have been granted? 

c) Substantially alter the existing drainage 
pattern of area, including through the 
alteration of the course of a stream or river, 
in a manner which would result in substantial 
erosion or siltation on- or off-site? 

d) Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or 
river, or substantially increase the rate or 
amount of surface runoff in a manner, which 
would result in flooding on- or off-site? 
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Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

e) Create or contribute runoff water which 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide substantial additional sources of 
polluted runoff? 

f) Otherwise substantially degrade water 
quality? 

g) Place housing within a 100-year flood hazard 
area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or 
other flood hazard delineation map? 

h) Place within a 100-year flood hazard area 
structures, which would impede or redirect 
flood flows? 

i) Expose people or structures to a significant 
risk of loss, injury or death involving 
flooding, including flooding as a result of the 
failure of a levee or dam? 

j) Inundation by seiche, tsunami, or mudflow? 
IX. Land Use and Planning 

Would the project: 
a) Physically divide an established community? 
b) Conflict with any applicable land use plan, 

policy, or regulation of an agency with 
jurisdiction over the project (including, but 
not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or 
mitigating an environmental effect?   

c) Conflict with any applicable habitat 
conservation plan or natural communities 
conservation plan? 

X. Mineral Resources 
Would the project: 

a) Result in the loss of availability of a known 
mineral resource that would be of value to 
the region and the residents of the state? 

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

XI. Noise 
Would the project: 

a) Exposure of persons to or generation of noise 
levels in excess of standards established in 
the local general plan or noise ordinance, or 
applicable standards of other agencies? 

b) Exposure of persons to or generation of 
excessive ground borne vibration or ground 
borne noise levels? 

c) A substantial permanent increase in ambient 
noise levels in the project vicinity above 
levels existing without the project? 
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Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

d) A substantial temporary or periodic increase 
in ambient noise levels in the project vicinity 
above levels existing without the project? 

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

f) For a project within the vicinity of a private 
airstrip, would the project expose people 
residing or working in the project area to 
excessive noise levels? 

XII. Population and Housing 
Would the project: 

a) Induce substantial population growth in an 
area, either directly (e.g., by proposing new 
homes and businesses) or indirectly (e.g., 
through extension of roads or other 
infrastructure)?  

b) Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere? 

c) Displace substantial numbers of people 
necessitating the construction of replacement 
housing elsewhere? 

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

a) Fire Protection? 
b) Police Protection? 
c) Schools? 
d) Parks? 
e) Other public facilities? 

XIV. Recreation 
a) Would the project increase the use of existing 

neighborhood and regional parks or other 
recreational facilities such that substantial 
physical deterioration of the facility would 
occur or be accelerated? 

b) Does the project include recreational 
facilities or require the construction or 
expansion of recreational facilities, which 
might have an adverse physical effect on the 
environment? 
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Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

XV. Transportation/Traffic 
Would the project: 

a) Cause an increase in traffic, which is 
substantial in relation to the existing traffic 
load and capacity of the street system (i.e., 
result in a substantial increase in either the 
number of vehicle trips, the volume to 
capacity ratio on roads, or congestion at 
intersections)? 

b) Exceed, either individually or cumulatively, a 
level of service standard established by the 
county congestion management agency for 
designated roads or highways? 

c) Conflict with adopted policies, plans, or 
programs supporting alternative 
transportation (e.g., bus turnouts, bicycle 
racks)? 

d) Substantially increase hazards due to a design 
feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm 
equipment)? 

e) Result in inadequate emergency access? 
f) Result in inadequate parking capacity? 

XVI. Utilities and Service Systems 
Would the project: 

a) Exceed wastewater treatment requirements of 
the applicable Regional Water Quality 
Control Board? 

b) Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the 
construction of which could cause significant 
environmental effects? 

c) Require or result in the construction of new 
storm water drainage facilities or expansion 
of existing facilities, the construction of 
which could cause significant environmental 
effects? 

d) Have sufficient water supplies available to 
serve the project from existing entitlements 
and resources, or are new or expanded 
entitlements needed? 

e) Result in a determination by the wastewater 
treatment provider, which serves or may 
serve the project that it has adequate capacity 
to serve the project’s projected demand in 
addition to the provider’s existing 
commitments? 

f) Be served by a landfill with sufficient 
permitted capacity to accommodate the 
project’s solid waste disposal needs? 

g) Comply with federal, state, and local statutes 
and regulations related to solid waste? 
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Environmental Issues  

New 
Significant

Impact

More
Severe 
Impacts

No Substantial 
Change From 

Previous 
Analysis 

XVII. Mandatory Findings of Significance 
a) Does the project have the potential to 

degrade the quality of the environment, 
substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife 
population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the 
range of a rare or endangered plant or animal, 
or eliminate important examples of the major 
periods of California history or prehistory? 

b) Does the project have impacts that are 
individually limited, but cumulatively 
considerable?  ("Cumulatively considerable" 
means that the incremental effects of a 
project are considerable when viewed in 
connection with the effects of past projects, 
the effects of other current projects, and the 
effects of probable future projects.) 

c) Does the project have environmental effects, 
which will cause substantial adverse effects 
on human beings, either directly or 
indirectly? 
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ENVIRONMENTAL DETERMINATION 
Based upon the evidence in light of the whole record documented in the attached environmental 
checklist explanation and cited incorporations: 

 I find that the amended project has previously been analyzed as part of an earlier CEQA 
document. The amended project is a component of the whole action analyzed in the 
previous CEQA document. 

 I find that the amended project has previously been analyzed as part of an earlier CEQA 
document. Minor additions and/or clarifications are needed to make the previous 
documentation adequate to cover the project which are documented in this addendum to 
the earlier CEQA document (CEQA § 15164). 

 I find that the amended project has previously been analyzed as part of an earlier CEQA 
document. However, there is important new information and/or substantial changes have 
occurred requiring the preparation of an additional CEQA document (ND or EIR) 
pursuant to CEQA Guidelines Sections 15162 through 15163. 

    
Signed  Date  
 Ken Gutierrez, Planning Director  
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SECTION 4  
DISCUSSION OF ENVIRONMENTAL EVALUATION 

I. Aesthetics 

a) Have a substantial adverse effect on a scenic vista? 

b) Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway? 

c) Substantially degrade the existing visual character or quality of the site and its 
surroundings? 

d) Create a new source of substantial light or glare that would adversely affect day or 
nighttime views in the area? 

No Substantial Change from Previous Analysis (a-d).  As indicated in the Final PEIR, 
with adherence to and implementation of the General Plan Policies, MM Aes 1, and City 
standards related to streetlights, it was found that the Program  potential aesthetic impacts 
would be reduced to below a level of significance.  One of the primary purposes of the 
Magnolia Avenue Project is to improve the aesthetics of Magnolia Avenue, restore its 
historic grandeur, reflect the City’s citrus heritage, and create a western gateway into the 
City.  The Magnolia Avenue Project would include specific design elements that 
illustrate the City’s roots in the citrus industry, which was flourishing in the City as early 
as the 1880s.  For example, between Buchanan Avenue and Fillmore Street, the median’s 
citrus planting would be expanded at each end of the median, and a replica of the Gage 
Canal would be constructed at each median nose in addition to the citrus planting.  
Historic elements such as smudge pots, concrete irrigation stand pipes and propeller-type 
wind machines would be installed as public artwork.   

Note that as part of the aesthetic improvements to Magnolia Avenue, all existing median 
palms are proposed to be relocated off-site.  In the event the palm tree relocation is cost-
prohibitive, a long-term phasing plan may be necessary to address strategies for removal 
and possible relocation of these trees.  Existing Magnolia trees would be preserved if 
possible, but the new median geometrics would require removal of many existing trees.  
This would be mitigated with the installation of new box-size Magnolia grandiflora and 
Tabebuia trees.  As such the Magnolia Avenue Project would have a less than 
significant impact directly, indirectly and cumulatively aesthetically.  These changes do 
not change the analysis previously performed in the Final PEIR or increase the impacts 
on aesthetics. 

II. Agricultural Resources 

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

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

c) Involve other changes in the existing environment which, due to their location or nature, 
could result in conversion of Farmland, to non-agricultural use? 
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No Substantial Change from Previous Analysis (a-c).  As indicated in the Final PEIR 
for the Program, the Program required a Statement of Overriding Considerations for the 
impacts associated with the conversion of land under Williamson Act Contract indirectly; 
the conversion of agricultural uses to non-agricultural use through redesignations which 
do not allow for agricultural uses; the designation for other than agricultural uses on 
Prime Farmland, Farmland of Statewide Importance, and Unique Farmland and the 
overall decline of agriculture in the region.  The Magnolia Avenue Project does not 
increase or significantly change the impacts on agricultural resources as no agricultural 
resources exist within or near the Project area. 

III. Air Quality 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

b) Violate any air quality standard or contribute substantially to an existing or projected air 
quality violation? 

c) Result in a cumulatively considerable net increase of any criteria pollutant for which the 
project region is non-attainment under an applicable federal or state ambient air quality 
standard (including releasing emissions which exceed quantitative thresholds for ozone 
precursors)? 

d) Expose sensitive receptors to substantial pollutant concentrations? 

e) Create objectionable odors affecting a substantial number of people? 

No Substantial Change from Previous Analysis (a-e).  URBEMIS Air Quality Model 
Runs were prepared by Ultra Systems Environmental on February 25, 2009 (Appendix
C) for the Magnolia Avenue Project.  The model runs determined that the Magnolia 
Avenue Project would not adversely change the estimated emissions associated with the 
overall Program.   

Air quality impacts from the Magnolia Avenue Project can be divided into two types: 
short-term impacts and long-term impacts.  Short-term impacts are associated with 
construction activities, and long-term impacts are those resulting from the continued 
operation of the proposed uses and the associated increase in vehicular trips from the 
proposed use.  The SCAQMD developed CEQA Regional Significance Thresholds when 
evaluating potential significant air quality impacts.  It is appropriate for the City to use 
SCAQMD thresholds since the City is located within the South Coast Air Basin (SCAB), 
which is under the jurisdiction of the SCAQMD. 

Short-term (Construction) Impacts 

Construction of the proposed project would generate temporary, short-term emissions of 
various air pollutants.  Construction emissions can be distinguished as either on-site or 
off-site.  On-site air pollutant emissions during construction would principally consist of 
exhaust emissions from heavy-duty construction equipment, and fugitive particulate 
matter from earthwork and material handling operations.  Off-site emissions would result 
from truck delivery of construction materials and hauling of construction debris, and 
workers commuting to and from the project site.  Pollutant emissions would vary from 
day to day depending on the intensity and type of construction activity.   
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The Magnolia Avenue Project construction activities would involve removal of existing 
infrastructure, grading, trenching, installation of new infrastructure, and paving and 
finishing.  Since detailed construction design information was not available at the time 
this document was prepared, the construction emissions were estimated using 
construction schedule and equipment usage for a typical roadway widening construction 
project.  For purpose of this analysis, the project anticipates:

A maximum of six pieces of construction equipment, operating simultaneously in a 
given day; and 
A maximum of five truck trips per day, occurring for soil hauling, and/or for 
materials delivery.  

On-site and off-site emissions of criteria pollutants from construction activities were 
estimated using the construction module of URBEMIS2007 (see Appendix C).
Equipment exhaust emissions were determined using the URBEMIS2007 default values 
for horsepower and load factors.  Estimated emissions from the proposed project 
construction are shown in Table 3 (Maximum Daily Construction Emissions) and are 
compared with the SCAQMD thresholds of significance.  Note that the emission 
estimates do not take into account emission reductions per implementation of typical 
fugitive dust control measures that would be required to comply with SCAQMD Rule 
403.

Table 3 
Maximum Daily Construction Emissions

Pollutant Emission (lbs/day)  
VOC NOX CO PM10 PM2.5

Maximum Daily Construction 
Emissions 4.65 33.43 18.21 5.63 2.75 

SCAQMD Significance 
Thresholds  75 100 550 150 55 

As shown in Table 3, maximum daily construction emissions would be below the 
SCAQMD significance thresholds for all criteria pollutants.  Air quality impacts 
associated with the proposed project construction would be temporary and less than 
significant.

Long-term (Operational) Impacts 

The proposed street improvement project is designed to meet transportation demands, 
improve safety and enhance aesthetics of the area.  Operation of the proposed project 
would not generate new stationary or mobile sources of emissions, and therefore would 
not contribute to an increase in criteria pollutants.  In fact, because the project would 
improve traffic circulation, it would have a beneficial impact on air emissions.  No long-
term air quality impacts would occur. 

GHG Emissions 

During construction, the main source of GHG emissions would be the combustion of 
fossil fuels by construction equipment diesel engines.  The only GHG the 
URBEMIS2007 model considers is carbon dioxide (CO2), and CO2 emissions from 
construction activities were estimated at 3,260.80 lbs/day (1.63 tons/day) for the duration 
of project construction (see Appendix C).  Construction equipment also emits small 
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amounts of other GHGs, such as methane (CH4) and nitrous oxide (N2O); however, 
these are relatively minor compared to the CO2 emissions, and the CO2 emissions are 
assumed to representative of all construction-related GHG emissions.  The SCAQMD has 
not established significance thresholds for GHGs.  Given the short-term nature of project 
construction, GHG impacts associated with project construction would be less than 
significant.

The project is a roadway widening project designed to improve existing and forecasted 
future traffic circulation.  Thus, operation of the proposed project would not generate new 
stationary or mobile sources of emissions; rather, it would have a beneficial impact on the 
emission of GHG.  No long-term GHG impacts would occur. 

For the overall Program, as indicated in the Final PEIR (§7.5.3), even with the 
implementation of mitigation measures MM Air 1 – MM Air 12, previously included in 
the Final PEIR  air quality impacts resulting from the proposed project will be reduced, 
but potential impacts are still significant.  A Statement of Overriding Consideration was 
approved for the long- and short-term air emissions, including criteria pollutants and 
global warming gases.  Analysis of the proposed Magnolia Avenue Project indicate that 
this change to the Program does not increase or significantly change the impacts on air 
quality as previously analyzed. 

IV. Biological Resources 

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

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural 
community identified in local or regional plans, policies, regulations, or by the 
California Department of Fish and Game or US Fish and Wildlife Service? 

c) Have a substantial adverse effect on federally protected wetlands as defined by Section 
404 of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, 
etc.) through direct removal, filling, hydrological interruption, or other means? 

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

e) Conflict with any local applicable policies protecting biological resources? 

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other applicable habitat conservation plan? 
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No Substantial Change from Previous Analysis (a-f).  As indicated in the Final PEIR, 
with adherence to and implementation of MM Bio 1, General Plan policies, and 
compliance with existing regulations, the Project’s potential biological impacts were 
reduced to below a level of significance.   

The change to the Program by the Magnolia Avenue Project will affect APNs 132-020-
035 and -036 which are located in a Burrowing Owl Survey Area.  The Magnolia Avenue 
Project would temporarily occupy a 6,821 square feet (0.16 acre) narrow strip of land 
along the northern edge of APNs 132-020-035 and -036 for temporary construction 
easements and would use a 513 square foot (0.01 acre) very narrow strip of land (0 to 4 
feet wide) for permanent acquisition for the Magnolia Avenue Project.  This would result 
in potential impacts to burrowing owls.  To reduce potential impacts, mitigation measure 
MM Biological 1 would require pre-construction burrowing owl surveys in accordance 
with current California Department of Fish and Game (CDFG) and current Burrowing 
Owl Consortium guidelines.  With incorporation of this mitigation, impacts to burrowing 
owls would be less than significant.

In addition, the Magnolia Avenue Project would affect a number of existing trees, the 
removal and/or relocation of trees would be consistent with all applicable federal, state, 
and local policies and regulations related to the protection of biological resources and tree 
preservation.  Specifically: 

The Magnolia Avenue Project is required to comply with Riverside Municipal 
Code Section 16.72.040 establishing the MSHCP mitigation fee and Section 
16.40.040 establishing the Threatened and Endangered Species Fees.   
The Magnolia Avenue Project would be required must to follow the City of 
Riverside Urban Forest Tree Policy Manual, which documents guidelines for the 
planting, pruning, preservation, and removal of all trees in City rights-of-way.  
The specifications in the Manual are based on national standards for tree care 
established by the International Society of Arboriculture, the National Arborists 
Association, and the American National Standards Institute.
The Magnolia Avenue Project would follow the landscape guidelines of the Draft 
Magnolia Avenue Specific Plan for the La Sierra and Galleria Districts. 

Although the project would relocate and/or remove existing trees, it will comply with 
existing applicable federal, state, and local policies and regulations, including the Urban 
Forest Tree Policy Manual.  Therefore, impacts will be less than significant.

None of these proposed changes to the Program will increase impacts on biological 
resources beyond that which has already been analyzed under the PEIR. 

V. Cultural Resources 

a) Cause a substantial adverse change in the significance of a historical resource as defined 
in §15064.5? 

b) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to §15064.5? 

c) Directly or indirectly destroy a unique paleontological resource or site or unique 
geologic feature? 
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d) Disturb any human remains, including those interred outside of formal cemeteries? 

No Substantial Change from Previous Analysis (a-d).  The Final PEIR evaluated 
impacts to cultural resources from the Project.  With adherence to and implementation of 
MM Cultural 1 – MM Cultural 6, General Plan policies, as well as adherence to standard 
Federal, State and City regulations, the impact to cultural resources was found to be less 
than significant.

Cultural Resources 

For the Magnolia Avenue Project a Cultural Resources Survey of Historic Resources 
(Appendix E) was prepared by the City of Riverside on May 5, 2009  to determine if the 
project area qualifies for historic designation at a local, state or national level.  Magnolia 
Avenue and affected properties with structures 50 years or older were evaluated.  The 
survey concluded that the proposed project area of Magnolia Avenue does not qualify for 
historic designation at the federal, state or local level as the project area of Magnolia 
Avenue between Tyler Street and Buchanan Avenue was never included in the original 
section landscaped by the Riverside Land and Irrigating Company in 1877.  Today the 
designated Landmark section of Magnolia Avenue extends from Arlington Avenue to 
San Rafael Way.  The project area is not contiguous to the Landmark portion of Magnolia 
Avenue, nor does it resemble the original design and landscaping laid out by the 
Riverside Land and Irrigating Company.  The proposed traffic and landscape 
improvements do not eliminate any historically significant aspect of the roadway or 
adversely affect the designated Landmark section of Magnolia Avenue.  

Right-of-way acquisitions and temporary construction easements will affect several 
properties identified in Table 1 of this document.  Among the properties listed in Table 1, 
a property located at 11759 Magnolia Avenue (APN 142-201-003) is occupied by a 
house believed to be 50 years or older (City building permit records do not indicate when 
the house was built).  Given its estimated age, the property and house was evaluated for 
historical significance as part of the City’s Cultural Resource Survey.  The survey 
concluded that the house is currently being used as a business and because its setting has 
been significantly altered it does not qualify for historic designation at the federal, state 
or local level. 

Therefore, the Magnolia Avenue Project does not cause a substantial adverse change in 
the significance of a historical resource as defined in § 15064.5. 

Archaeological Resources 

Based on what is known of the histories of local Native American groups and previously 
recorded archaeological sites, significant archeological resources are known to exist 
within the City.  Construction of the Magnolia Avenue Project could cause disturbance 
and/or the destruction of known significant archaeological resources, as defined in the 
CEQA Guidelines, Section 15064.5 as noted in the Cultural Resources Report.  A records 
search at the Eastern Information Center (EIC), University of California, Riverside, for 
archeological resources was prepared by Bai "Tom" Tang, Principal Investigator at CRM 
Tech and is attached as Appendix D.  The records search found that no archaeological 
sites have been previously recorded within 1,000 feet of the segment of Magnolia Avenue 
between Buchanan Street and Tyler Street.  While no known archeological resources 
were identified in the records search, mitigation measure MM Cultural 1 and 2 would 
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reduce project related adverse impacts to archeological resources and sites containing 
Native American human remains that may be inadvertently discovered during 
construction.  Through implementation of appropriate mitigation measures (MM Cultural 
1 and 2) per the GP 2025 FPEIR, impacts to archeological resources directly, indirectly 
and cumulatively as a result of the Magnolia Avenue Project can be reduced to a less than 
significant level. 

Human Remains 

Where construction is proposed in undeveloped areas, disturbance on vacant lands could 
have the potential to disturb or destroy buried Native American human remains as well as 
other human remains, including those interred outside of formal cemeteries.  Consistent 
with State laws protecting these remains, sites containing human remains must be 
identified and treated in a sensitive manner.  In the event that Native American human 
remains are inadvertently discovered during project-related construction activities, there 
would be unavoidable significant adverse impacts to Native American resources, but 
implementation of the Cultural Resources Mitigation Measures 1 and 2 would reduce 
impacts to human remains, including those interred outside of formal cemeteries, to a less 
than significant level. 

With the implementation of General Plan Program Mitigation Measures the proposed 
changes of the Magnolia Avenue Project do not change the analysis of the Final PEIR in 
anyway and do not increase or change the impacts on cultural resources. 

VI. Geology and Soils 

Would the project: 

a) Expose people or structures to potential substantial adverse effects, including the risk of 
loss, injury, or death involving: 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area 
or based on other substantial evidence of a known fault?  Refer to Division of 
Mines and Geology Special Publication 42. 

ii) Strong seismic ground shaking? 

iii) Seismic-related ground failure, including liquefaction? 

iv) Landslides? 

b) Result in substantial soil erosion or the loss of topsoil? 

c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 
result of the project, and potentially result in on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code 
(1994), creating substantial risks to life or property? 
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e) Have soils incapable of adequately supporting the use of septic tanks or alternative 
wastewater disposal systems where sewers are not available for the disposal of 
wastewater?

No Substantial Change from Previous Analysis (a-e).  The Final PEIR prepared for the 
Project evaluated impacts related to geology and soils.  With adherence to and 
implementation of the General Plan policies, existing regulations and Codes, the Project’s 
potential geologic impacts will be reduced below a level of significance at the 
programmatic level.  The proposed changes of the Magnolia Avenue Project do not affect 
this analysis and do not increase or change the impacts on geology and soils. 

VII. Hazards and Hazardous Materials 

Would the project: 

a) Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials? 

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

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school? 

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

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

f) For a project within the vicinity of a private airstrip, would the project result in a safety 
hazard for people residing or working in the project area? 

g) Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan? 

h) Expose people or structures to a significant risk of loss, injury or death involving 
wildland fires, including where wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

No Substantial Change from Previous Analysis (a - h).  The Final PEIR analyzed the 
potential for in impacts related to hazardous materials, airport hazards, wildland fire 
hazards, and emergency responses.  With adherence to and implementation of General 
Plan policies and MM Haz 1 – MM Haz 3, the Project’s impacts related to hazardous 
materials, airport hazards, wildland fire hazards, and emergency responses were found to 
be less than significant at a programmatic level.

The Magnolia Avenue Project involves roadway improvements.  The construction of the 
roadway improvements have the potential to create a hazard to the public or environment 
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through the routine transportation, use, and disposal of construction related hazardous 
materials as the project would include the delivery and disposal of hazardous materials 
such as fuels, oils, solvents, and other materials.  These materials are typical of materials 
delivered to construction sites.  

Existing federal and state laws adequately address risks associated with the transport of 
hazardous materials.  The California Department of Transportation is mandated to 
implement the regulations published as the Code of Federal Regulations, Title 49, 
commonly referred to as 49 CFR.  With regard to the transportation of hazardous 
materials and wastes, these regulations govern the manufacture of packaging and 
transport containers; packing and repacking; labeling; and the marking of hazardous 
material transport.  Any transport of hazardous materials to the project site would be 
subject to the federal and state regulations described above.  As well, the City of 
Riverside Fire Department has the authority to inspect on-site uses and to enforce State 
and federal laws governing the storage, use, transport, and disposal of hazardous 
materials and wastes.   

Oversight by the appropriate federal, state, and local agencies, and compliance with 
applicable regulations related to the handling, storage and disposal of hazardous materials 
ensures a less than significant impact directly, indirectly and cumulatively through the 
implementation of standard State and federal requirements and City ordinances protecting 
the public or the environment from the routine transport, use, or disposal of hazardous 
materials. 

The proposed changes of the Magnolia Avenue Project would not increase or 
significantly change impacts related to hazards and hazardous materials and would not 
result in the potential for any additional hazards to the public or the environment that 
have not already been evaluated and mitigated to a level of less than significant in the 
Final PEIR.   

VIII. Hydrology and Water Quality 

a) During project construction, will it create or contribute runoff water that would violate 
any water quality standards or waste discharge requirements, including the terms of the 
City's municipal separate stormwater sewer system permit or waste discharge 
requirements? 

b) Substantially deplete groundwater supplies or interfere substantially with groundwater 
recharge such that there would be a net deficit in aquifer volume or a lowering of the 
local groundwater table level (e.g., the production rate of pre-existing nearby wells 
would drop to a level which would not support existing land uses or planned uses for 
which permits have been granted)? 

c) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, in a manner which would result in 
substantial erosion or siltation on- or off-site? 

d) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, or substantially increase the rate or amount 
of surface runoff in a manner which would result in flooding on- or off-site? 
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e) Create or contribute runoff water which would exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted 
runoff?

f) Otherwise substantially degrade water quality? 

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 

h) Place within a 100-year flood hazard area structures, which would impede or redirect 
flood flows? 

i) Expose people or structures to a significant risk of loss, injury or death involving 
flooding, including flooding as a result of the failure of a levee or dam? 

j) Inundation by seiche, tsunami, or mudflow? 

No Substantial Change from Previous Analysis (a – j).   The Magnolia Avenue Project 
would construct roadway and landscaped median improvements that would add 110,000 
square feet of impervious surfaces (e.g. pavement) and 6,000 square feet of pervious 
surfaces (e.g. landscaping), resulting in a net increase of 104,000 square feet (2.4 acres) 
of impervious surface and a net increase in total surface runoff.  

It is noted that a review of the National Flood Insurance Rate Map (Community Panel 
Number 06065C0715G dated August 28, 2008) and Figure 5.8-2 -- Flood Hazard Areas 
of the Final PEIR, shows that the Magnolia Avenue Project site is not located within or 
near a 100-year flood hazard area.  However, it is located within a 500-year flood hazard 
area and subject to dam inundation from the Lake Mathews Dam, Harrison Dam, and 
Mockingbird Canyon Dam.  In the event of a dam failure, first flow waters are expected 
to reach the site in 20 to 110 minutes, depending on the dam.  However, the project is a 
roadway improvement project and would not involve the construction of super structures 
such as bridges or buildings.  Furthermore, the Magnolia Avenue Project would improve 
existing roadways that are already subject to the same level of risk from flooding and 
dam inundation.  Therefore, relative to the existing setting, the Magnolia Avenue Project 
would not increase risk from flooding, or dam inundation; therefore, impacts from the 
500-year flood would be less than significant.

As indicated in the Final PEIR, adherence to and implementation of the General Plan 
policies, as well as adherence to standard Federal, State and local regulations, mitigated 
potential hydrology and water quality impacts at the General Plan level to the degree 
feasible.  The precise reduction in pollutant reduction could not be quantified, however.  
Further, at General Plan level of review, no other feasible mitigation existed to 
completely avoid such impacts because, despite the implementation of BMPs and other 
measures, small amounts of pollutants may have impacted impaired water bodies.  For 
this reason, both direct and cumulative impacts to water quality were found to be 
significant.

In addition, the Final PEIR found that potential significant environmental impacts could 
result if one of the nine dams located within the Planning Area failed.  Although 
compliance with State Civil Code Section 1103 – 1103.4 would notify those potentially 
affected when real estate changes owners, it would not reduce the impact.  Also, new and 
existing developments may add small amounts of pollutants to runoff into the Santa Ana 
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River and San Jacinto River, which are impaired receiving waters and as such the impacts 
related to exceeding water quality standards or waste discharge requirements related to 
implementation of the General Plan as a whole are considered significant. Therefore, 
potential impacts due to the General Plan 2025 remained significant and unavoidable 
with respect to catastrophic dam failure. 

A Statement of Overriding Considerations was adopted for these impacts, and the 
Magnolia Avenue Project does not change the analysis previously prepared in the Final 
PEIR.  The changes proposed by the Magnolia Avenue Project do not increase the 
impacts on hydrology and water quality. 

IX. Land Use and Planning 

a) Physically divide an established community?  

b) Conflict with any applicable land use plan, policy, or regulation of an agency with 
jurisdiction over the project (including, but not limited to a general plan, specific plan, 
local coastal program, or zoning ordinance) adopted for the purpose of avoiding or 
mitigating an environmental effect? 

c) Conflict with any applicable habitat conservation plan or natural community 
conservation plan? 

No Substantial Change from Previous Analysis (a-c).  Currently the Circulation 
Element of the General Plan 2025 Master Plan of Roadways (Figure CCM-4) designates 
Magnolia Avenue as a 120-foot wide Arterial Roadway.  However, “Note No. 1” of the 
Figure CCM-4 – Master Plan of Roadways and the Circulation Element text proposes 
Magnolia Avenue to be built to four lanes, except where six lanes exist (near Tyler 
Street).  Also, more specifically, Circulation Element Policy CCM-3.1 limits Magnolia 
Avenue to four travel lanes south and west of Arlington Avenue while maintaining the 
six-lane right-of-way (i.e. maintaining additional right-of-way to accommodate future 
transit, such as Bus Rapid Transit (BRT)). 

The project proposes to establish Magnolia Avenue as a 6-lane arterial roadway, from 
Harrison Street to the westerly City limit, so as to meet transportation demands, improve 
safety, and enhance aesthetics of the area.  The changes to Magnolia Avenue are 
necessary to accommodate increases in traffic on Magnolia Avenue (see 
Transportation/Traffic).

In addition to amending the General Plan 2025, the Draft Magnolia Avenue Specific Plan 
will also be amended to reflect the Magnolia Avenue Project.  Changes to the Specific 
Plan include: 1) minor text revisions; 2) change to Policy 2.1; 3) change to Figure 5.8B – 
Roadway Cross-Sections with Potential Buildout – Magnolia Avenue between Jones 
Avenue and Burge Avenue; 4) change to Figure 6.1 – La Sierra District Streetscape; and 
5) add Figure 6.1 b – La Sierra District Streetscape. 

The General Plan Amendment and Specific Plan changes would be consistent with the 
overall goals and policies of the General Plan.  Objectives CCM-2 and CCM-6 as well as 
Policy CCM-2.2 state the City’s intent to build a transportation system that meets the 
City’s needs while minimizing environmental impacts, including air quality impacts.  
Policy CCM-2.3 describes the minimum levels of service on arterial streets, such as 
Magnolia Avenue.  If the Magnolia Avenue Project were not implemented, then it is 
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forecasted that Magnolia Avenue would not meet the City’s needs, would not achieve the 
minimum level of service identified for arterial roadways, and would generate increased 
air quality impacts resulting from idling vehicles.  Policies CCM-2.2 and 2.8 emphasize 
the importance of aesthetic considerations along roadways.  The project would support 
these policies in that it would include significant enhancements to the medians to create a 
western gateway to the City and to reflect the City’s citrus heritage.  In sum, the General 
Plan Amendment would support the overall goals and policies of the General Plan better 
than maintaining Magnolia Avenue in its current state of a mixed 4-lane and 6-lane 
arterial roadway, as is currently stated in the General Plan. 

As indicated in the Final PEIR, with adherence to and implementation of General Plan 
policies, impacts related to land use and planning that were found to be less than 
significant.  The changes proposed by the Magnolia Avenue Project will not change this 
analysis or increase or significantly change the impacts on land use and planning. 

X. Mineral Resources 

a) Result in the loss of availability of a known mineral resource that would be of value to 
the region and the residents of the state? 

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

No Substantial Change from Previous Analysis (a, b).  As indicated in the Final PEIR, 
implementation of the General Plan would not physically disrupt or prohibit the mining 
of state-designated areas, and impacts were found to be less than significant.  The 
changes proposed by the Magnolia Avenue Project will not change this analysis or 
increase or significantly change the impacts on mineral resources. 

XI. Noise 

Would the project result in: 

a) Exposure of persons to or generation of noise levels in excess of standards established in 
the local general plan or noise ordinance, or applicable standards of other agencies? 

b) Exposure of persons to or generation of excessive ground borne vibration or ground 
borne noise levels? 

c) A substantial permanent increase in ambient noise levels in the project vicinity above 
levels existing without the project? 

d) A substantial temporary or periodic increase in ambient noise levels in the project 
vicinity above levels existing without the project? 

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

f) For a project within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels? 
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No Substantial Change from Previous Analysis (a-f).  At the project level, the 
proposed Magnolia Avenue Project would improve Magnolia Avenue to meet 
transportation demands, improve safety and enhance aesthetics of the area.  It would not 
introduce new stationary and/or mobile noise sources upon its operation, and therefore 
would not change ambient noise environment in the vicinity.  The Magnolia Avenue 
Project involves the widening of Magnolia Avenue by 4 feet to provide an auxiliary lane 
for the SR-91 interchange near 11547 Magnolia Avenue (APN 142-210-062), which is 
zoned for multifamily residential uses and developed with condominiums.  Although 
traffic noise would potentially move 4 feet closer to the onsite sensitive receptors in the 
residences, the noise level increase would be minimal and not perceptible.  Therefore, 
impacts from the Magnolia Avenue Project would be less than significant.

Although short-term, construction related activities are the most common source of 
groundborne noise that could affect occupants of neighboring uses throughout the City.  
The Federal Transit Administration (FTA) uses a peak particle velocity (PPV) of 0.2 inch 
per second as the vibration damage threshold for fragile buildings and a PPV of 0.12 inch 
per second for extremely fragile historic buildings.  The FTA criterion for infrequent 
ground-borne vibration events (less than 30 events per day) that may cause annoyance is 
83 vibration decibels (VdB) for institutional land uses with primarily daytime use. 

The FTA has published standard vibration levels for construction equipment operations.  
The calculated root mean square (RMS) velocity level expressed in VdB and PPV for 
construction equipment at distances of 50, 75, and 100 feet are listed in Table 4
(Vibration Levels of Construction Equipment). 

Table 4 
Vibration Levels of Construction Equipment 

Equipment
PPV

at 50 ft 
(in/sec)

RMS  
at 50 ft 
(VdB) 

PPV
at 75 ft 
(in/sec)

RMS  
at 75 ft 
(VdB) 

PPV
at 100 ft 
(in/sec)

RMS  
at 100 ft 
(VdB) 

Large Bulldozer 0.0315 81 0.0171 73 0.0111 69 
Loaded Truck 0.0269 80 0.0146 72 0.0095 68 
Jackhammer 0.0124 73 0.0067 65 0.0044 61 

Small Bulldozer 0.0011 52 0.0006 44 0.0004 40 
Source: FTA. 2006. Noise and Vibration Impact Assessment. May. Chapter 12. 

As shown in Table 4, the vibration levels of construction equipment would be below the 
FTA damage threshold of 0.12 inch per second PPV for fragile historic buildings at a 
distance of 50 feet.  In addition, since it is not expected that heavy equipment, such as 
large bulldozers or loaded trucks, would operate close enough to any residences, the 
project’s construction would not generate groundborne vibrations that would cause 
human annoyance (considering the FTA threshold of 83 VdB).  Therefore, the 
construction impact would be less than significant.

For the Program a thorough noise analysis was presented in the Final PEIR.  The changes 
proposed by the Magnolia Avenue Project would not involve any activities that would 
increase noise associated with the Program or change this analysis.   

As analyzed in the Final PEIR, the General Plan would create noise that would affect new 
and existing sensitive receptors.  Most of the noise is anticipated to come from increased 
traffic as a result of increased population.  Policies incorporated into the General Plan 
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reduce this impact, but most would only benefit new receptors rather than existing 
receptors.  Existing receptors will be exposed to increased noise levels that exceed 
General Plan noise standards and represent a permanent and substantial increase.  The 
mitigation measures MM Noise 1 – MM Noise 6, adopted as part of the General Plan, 
substantially lessen these impacts; however, the exact degree of noise reduction was not 
feasibly quantifiable at the time of approval of the General Plan.  Therefore, these 
impacts remained significant and unavoidable, and a Statement of Overriding 
Consideration was adopted.

XII. Population and Housing 

a) Induce substantial population growth in an area, either directly (for example, by 
proposing new homes and businesses) or indirectly (for example, through extension of 
roads or other infrastructure)? 

b) Displace substantial numbers of existing housing, necessitating the construction of 
replacement housing elsewhere? 

c) Displace substantial numbers of people, necessitating the construction of replacement 
housing elsewhere? 

No Substantial Change from Previous Analysis (a-c).  The Magnolia Avenue Project 
level, the project would not displace existing housing, necessitating the construction of 
replacement housing elsewhere.  As described in Table 1, the Magnolia Avenue Project 
would involve the permanent acquisition of small portions of a number of parcels and 
would also use portions of parcels for temporary construction easements (TCEs).  Several 
of these parcels are zoned and designated by the General Plan Land Use map for 
residential or mixed uses. 

The Magnolia Avenue Project would acquire small portions of three parcels zoned for 
residential or mixed uses: APNs 132-020-035, 132-020-036, and 142-210-062.  APNs 
132-020-035 and -036 are currently vacant.  Because the Magnolia Avenue Project would 
acquire only narrow slivers of land on the edges of the properties where they adjoin 
Magnolia Avenue, development of the Magnolia Avenue Project would not preclude the 
future development of residential units on these two parcels.  The third parcel (APN 142-
210-062) was recently developed with condominiums.  The Magnolia Avenue Project 
would acquire a 704 square foot strip of land that is approximately four feet wide into the 
property; however, it would not necessitate the removal of any residential units. 

Regarding TCE, the project would use portions of 14 parcels identified by the General 
Plan Land Use map for residential or mixed uses for TCEs.  Of the 14 parcels, all but one 
is currently developed with commercial uses or is vacant.  Only APN 142-210-062 is 
developed with a residential use.  On APN 142-210-062, the TCE would extend 
approximately 10 feet into the property along the property’s edge with Magnolia Avenue 
and the SR-91 west bound onramp, for a total of 2,254 square feet (0.05 acre) of TCE.  
As with the permanent acquisition, the TCE would be located in the setback of existing 
residences, but it would not necessitate the removal of any residential units. 

Thus, the Magnolia Avenue Project would not displace existing housing, necessitating 
the construction of replacement housing elsewhere and impacts would be less than 
significant.
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At the Program indicated in the Final PEIR, impacts remain significant and unavoidable 
related to population growth due to the General Plan.  A Statement of Overriding 
Considerations was adopted.  The changes proposed by the Magnolia Avenue Project do 
not change this analysis or increase or significantly change impacts to population and 
housing.  

XIII. Public Services 

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

a) Fire Protection?  

b) Police Protection? 

c) Schools? 

d) Parks? 

e) Other public facilities? 

No Substantial Change from Previous Analysis (a-e).  As indicated in the Final PEIR,
the impacts related to increased services for fire, police, schools, parks and libraries were 
found to be less than significant because of the General Plan policies, existing regulations 
which require funds from new development to pay their fair share toward impacts and 
implementation of MM PS 1 – MM PS 2.  The Magnolia Avenue Project does not 
change this analysis or increase or significantly change impacts to public services. 

XIV. Recreation 

a) Would the project increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility would 
occur or be accelerated? 

b) Does the project include recreational facilities or require the construction or expansion 
of recreational facilities which might have an adverse physical effect on the 
environment?

No Substantial Change from Previous Analysis (a, b).  As indicated in the Final PEIR, 
with adherence to and implementation of MM Rec 1 and 2, General Plan Policies, the 
Park and Recreation Master Plan, the Renaissance SIP, and the collection of appropriate 
Park Development Impact Fees, the General Plan’s impacts related to recreational 
facilities were decreased.  However, the actual construction of park and recreational 
facilities to meet City requirements could not be determined with certainty. Thus, it was 
considered possible that the required improvements to park and recreational facilities 
would not be constructed in time to mitigate the project’s cumulative impacts to below 
the level of significance.  Therefore, after mitigation, it was found that the General Plan’s 
cumulative impacts could remain significant, and a Statement of Overriding 
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Consideration was adopted.  The Magnolia Avenue Project has no impact on recreation 
and therefore does not change the analysis of Final PEIR in regard to recreation.   

XV. Transportation/Traffic 

a) Cause an increase in traffic which is substantial in relation to the existing traffic load 
and capacity of the street system (i.e., result in a substantial increase in either the 
number of vehicle trips, the volume to capacity ratio on roads, or congestion at 
intersections)? 

b) Exceed, either individually or cumulatively, a level of service standard established by the 
county congestion management agency for designated roads or highways? 

c) Conflict with adopted policies, plans, or programs supporting alternative transportation 
(e.g., bus turnouts, bicycle racks)? 

d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)? 

e) Result in inadequate emergency access? 

f) Result in inadequate parking capacity? 

No Substantial Change from Previous Analysis (a-f).  The Magnolia Avenue corridor 
is an important four-lane east-west roadway that parallels SR 91 through the City of 
Riverside.  It is classified as a 120-arterial, Special Boulevard on the Master Plan of 
Roadway in the General Plan 2025.  The traffic model for the Program was a program 
level model based upon data collected in 2003.  Based on the Magnolia Avenue 
Improvements Traffic Analysis (Appendix F) prepared by the Public Works Department, 
the Magnolia Avenue corridor is nearing or currently exceeding capacity and will 
continue to exceed capacity in the future General Plan year 2025, if no improvements are 
made.  Looking at the area between Tyler Street and the westerly City limit, a revised 
projection results in 39,400 vehicles per day where the General Plan 2025 model only 
predicted 37,500 vehicles per day.  The difference is a level of service (LOS) at 4 lanes in 
2025 of F or a LOS at 6 lanes in 2025 of C.   

The existing arterial level of service according to travel times and speeds (performance 
analysis) is currently LOS D, but there are some sections of the Magnolia Avenue 
corridor that perform at LOS E and LOS F under existing four-lane conditions.  
Additionally, in the General Plan year 2025, the entire corridor is expected to perform at 
LOS E with substantial operational deterioration within some segments. 

In order to alleviate congestion and accommodate projected traffic volumes, the Public 
Works Department recommends widening the Magnolia Avenue corridor to 6 lanes (3 
lanes in each direction) with a dedicated bike lane in each direction from Tyler Street to 
approximately Castle Oak Drive (west of La Sierra Avenue).  The Magnolia Avenue 
Project would also construct an auxiliary lane in each direction on Magnolia Avenue 
from Pierce Street through the SR 91 interchange.  After these improvements are 
implemented, the Magnolia Avenue corridor would decrease rather than increase the 
volume to capacity ratio and will perform at a volume to capacity and arterial LOS C.   
Because the Magnolia Avenue Project would improve the level of service, impacts would 
be less than significant. 
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Traffic impacts were evaluated in the Final PEIR for the Program.  Potential impacts 
associated with traffic, design features, emergency access, inadequate parking, and 
alternative modes of transportation were found to be less than significant without 
mitigation.

Even with the implementation of the mitigation measures MM Trans 1 – MM Trans 2,
impacts to LOS at studied intersections citywide and impacts to the overall traffic within 
the City and Sphere of Influence, were such that not all projected roadway links will be 
able to accommodate the increases at LOS D or better.  Where a LOS of D could not be 
achieved these impacts were considered significant and unavoidable and a Statement of 
Overriding Consideration was adopted. The proposed changes of the Magnolia Avenue 
Project do not change this analysis or increase or significantly change impacts to 
transportation/traffic.  In fact, the Magnolia Avenue Project will improve the LOS on 
Magnolia Avenue from Tyler Street to the westerly City limit. 

XVI. Utilities and Service Systems 

a) Exceed wastewater treatment requirements of the applicable Regional Water Quality 
Control Board? 

b) Require or result in the construction of new water or wastewater treatment facilities or 
expansion of existing facilities, the construction of which could cause significant 
environmental effects? 

c) Require or result in the construction of new storm water drainage facilities or expansion 
of existing facilities, the construction of which could cause significant environmental 
effects?

d) Have sufficient water supplies available to serve the project from existing entitlements 
and resources, or are new or expanded entitlements needed? 

e) Result in a determination by the wastewater treatment provider which serves or may 
serve the project that it has inadequate capacity to serve the project’s projected demand 
in addition to the provider’s existing commitments? 

f) Be served by a landfill with sufficient permitted capacity to accommodate the project’s 
solid waste disposal needs? 

g) Comply with applicable federal, state, and local statutes and regulations related to solid 
waste?

No Substantial Change from Previous Analysis (a-g).  As indicated in the Final PEIR, 
impacts on utilities and service systems were found to be less than significant at the 
programmatic level for the General Plan at the expected typical build-out levels.  With 
adherence to and implementation of General Plan policies, implementation tools, and EIR 
mitigation measures MM UTL 1 – MM UTL 4, impacts related to water, sewer, storm 
drain, energy, and telecommunications utilities and service systems caused by demand in 
excess of typical project levels were found to be less than significant.  Solid waste 
generated by the Program at typical levels was also found to be less than significant.  It 
was found that solid waste generated by the Program in excess of typical levels 
cumulatively could be significant if landfill capacity in the region is not increased, and, as 
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such, a Statement of Overriding Consideration was adopted.  The proposed changes of 
the Magnolia Avenue Project do not change this analysis or increase or significantly 
change impacts to utilities and service systems. 

XVII. Mandatory Findings of Significance 

a) Does the project have the potential to degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of a rare or endangered plant or 
animal or eliminate important examples of the major periods of California history or 
prehistory?

No Substantial Change from Previous Analysis.  As indicated in the Final PEIR, 
potential impacts related to habitat of fish or wildlife species as discussed in the 
Biological Resources Section 7.5.4, were all found to be less than significant with 
mitigation.  Additionally, potential impacts to cultural, archaeological and 
paleontological resources related to major periods of California and the City of 
Riverside’s history or prehistory as discussed in the Cultural Resources Section 7.5.5 
were also found to be less than significant with mitigation.  The Magnolia Avenue 
Project changes do not adversely affect this analysis or increase or significantly change 
impacts to habitat of fish or wildlife species.  

b) Does the project have impacts that are individually limited, but cumulatively 
considerable? (“Cumulatively considerable” means that the incremental effects of a 
project are considerable when viewed in connection with the effects of past projects, the 
effects of other current projects, and the effects of probable future projects)? 

No Substantial Change from Previous Analysis.  The cumulative effects of the 
Magnolia Avenue Project were included in Section 7.6.0 and as proposed Magnolia 
Avenue Project does not change this analysis or increase or significantly change the 
Program’s cumulative impacts. 

c) Does the project have environmental effects which will cause substantial adverse effects 
on human beings, either directly or indirectly? 

No Substantial Change from Previous Analysis.  The Final PEIR, based on the 
analysis and conclusions therein, found that implementation of the Program may have 
potential impacts, directly or indirectly to human beings, with respect to agricultural 
lands, air quality, noise, population and housing, and traffic.  Potential direct and indirect 
impacts that result from the proposed project were discussed in detail in the 
Environmental Impact Analysis, Section 7.5, within each issue area, and are summarized 
throughout the entire Final PEIR document.  The proposed changes of the Magnolia 
Avenue Project do not change this analysis or increase or significantly change the 
Program’s direct or indirect effects on human beings. 
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Excluding Confidential Archeological Site Record 
Appendix 1 of the Report



Tel: 909 824 6400 Fax: 909 824 6405

February 6, 2009

Jeff Wilkerson
VA Consulting, Inc.
17801 Cartwright Road
Irvine, CA 92614

RE: Cultural Resource Investigation
Magnolia Avenue Improvements Project (Buchanan Street to Tyler Street)
City of Riverside, Riverside County, California
CRM TECH Contract #2316

Dear Mr. Wilkerson:

At the request of VA Consulting, Inc. ("Client"), CRM TECH has completed a records
search at the Eastern Information Center (EIC), University of California, Riverside, to
gather information on historical/archaeological resources that may be affected by the
project referenced above. The project entails roadway widening, rehabilitation, tree
planting, and beautification along a 2.5-mile segment of Magnolia Avenue between
Buchanan Street and Tyler Street. The project location lies in a portion of the El
Sobrante de San Jacinto land grant in T3S R6W, SBBM, as shown on the USGS Riverside
West, Calif. 7.5' quadrangle (Fig. 1).

The primary objective of this study is to clarify the nature and significance of one
particular archaeological site that appears on maps on file at the City of Riverside
Planning Department. Correspondence with Erin Gettis, the City's Historic
Preservation Officer, suggested that the site, identified on the City's maps as "5409," was
located within 1,000 feet of the Magnolia Avenue right-of-way. However, the City had
insufficient information to assess the significance of the site or the proposed project's
potential effect on it.

The records search at the EIC indicates the following:

• Site CA-RIV-5409 (Primary No. 33-005409) is a group of three bedrock milling
features located several miles away at the March Air Reserve Base.

• What is identified on the City's maps as "5409" appears to coincide with an EIC file
number designating an area previously surveyed by CRM TECH in 2001 for the
Arlington Desalter and Pipeline Project (Love et al. 2001), part of which overlaps a
portion of the project area.

• The nearest site to Magnolia Avenue encountered during the 2001 survey was Site
CA-RIV-6723 (Primary No. 33-011195), a single bedrock milling feature located
approximately 3,900 feet to the northwest of Magnolia Avenue, on the north side of
a small hill (Hogan 2001; see App. 1).

• No archaeological sites have been previously recorded within 1,000 feet of the
segment of Magnolia Avenue between Buchanan Street and Tyler Street.

CRM TECH
1016 E. Cooley Drive, Suite A/B
Colton, CA 92324
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Figure 1. Project location. (Based on USGS Riverside West, Calif., 1:24,000 quadrangle)
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The 2001 study concluded that Site CA-RIV-6723 did not meet the statutory definition
of a "historical resource," as provided in the California Environmental Quality Act
(CEQA; Love et al. 2001:16). Furthermore, the site is located so far from Magnolia
Avenue that the proposed project has no potential to impact it, either directly or
indirectly. As such, Site CA-RIV-6723 requires no further consideration in the CEQA-
compliance process.

It should be noted that another segment of Magnolia Avenue, between Arlington
Avenue and San Rafael Way, has been designated by the City of Riverside as Historic
Landmark #62 (City of Riverside n.d.). Therefore, CRM TECH recommends that the
City take into consideration the potential of the project route itself, as an extension of
the designated landmark, to constitute a cultural resource that may require proper
treatment in local planning.

Sincerely,

Bai "Tom" Tang, Principal Investigator
CRM TECH

References:

City of Riverside
n.d. Landmarks of the City of Riverside. Http://www.riversideca.gov/historic/
pdf/landmarks-web.pdf

Hogan, Michael
2001 California Historical Resources Inventory site record, Site CA-RIV-6723 (33-
011195). On file, Eastern Information Center, University of California, Riverside.

Love, Bruce, Bai "Tom" Tang, Michael Hogan, and Mariam Dahdul
2001 Historical/Archaeological Resources Survey Report: Arlington Desalter and
Pipeline, Cities of Riverside, Corona, and Norco, Riverside County, California. On
file, Eastern Information Center, University of California, Riverside (File No. 5409).
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EXECUTIVE SUMMARY 

This cultural resources survey and evaluation was completed by Kim Jarrell 
Johnson, Historic Preservation Planner, Community Development Department, 
City of Riverside and Dean R. Ayer, Administrative Analyst, Public Utilities 
Department, City of Riverside on May 5, 2009. The City of Riverside is 
considering Magnolia Avenue improvements from the city limits at Buchanan 
Street to Tyler Street.  The purpose of this survey and evaluation is to determine 
if the project area in question qualifies for historic designation at a local, state or 
national level. The following summary is designed as a quick overview of the 
longer, more detailed report. 

The project area in question stretches along Magnolia Avenue between Tyler 
Street and Buchanan Avenue in the southwest portion of the City of Riverside, 
Riverside County, California. Magnolia Avenue is one of the primary east/west 
thoroughfares in the City.  It extends from Ontario Avenue in Corona to 
Fourteenth Street in downtown Riverside.  In the project area, Magnolia Avenue 
is a 4-lane to 6-lane arterial roadway with partially landscaped medians.

In1875 private investors S.C. Evans and W.T. Sayward joined with the San 
Jacinto Tin Company to form the Riverside Land and Irrigating Company (RL&I).  
Their combined water and real estate interests in the Riverside area came to 
around 12,000 acres just south of the original Riverside tract owned by the 
Southern California Colony Association. 

The RL&I planned general improvements to make their holdings more appealing 
to real estate speculators and investors.  W.T. Sayward is credited with first 
conceiving the idea of a grand roadway beginning at the base of the Temescal 
Mountains, running through the RL&I property, and continuing through Riverside 
all the way to the base of the San Bernardino Mountains. 

Beginning in 1877 Magnolia Avenue was laid out 132 feet in width, including 20 
foot wide pedestrian parkways on each side of the roadway.  A central median 
measuring 10 feet wide was incorporated down the center of the avenue.  This 
design made the eastbound and westbound lanes 41 feet each. 

The initial work on Magnolia Avenue included the 3 mile section beginning at 
Arlington Avenue and heading west to Van Buren Boulevard.  The median and 
pedestrian parkways were landscaped with a selection of Pepper, Blue Gum, 
Magnolia, Palm, and Grevilla trees. 

The Riverside Land and Irrigating Company only owned and managed Magnolia 
Avenue for nine years.  After the City of Riverside formally incorporated in 1883 
the RL&I transferred their land holdings to the newly created Riverside Water 
Company in 1884, as part of a legal compromise over water rights. 
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Initially, the City of Riverside incorporated all of the RL&I lands including 
Magnolia Avenue all the way out to Temescal Street. The RL&I tracts of land 
extending from Tyler Street west to Temescal Street were oddly shaped, 
underdeveloped and mostly unimproved.  In 1907 RL&I lands west of Tyler 
Street were voted out of the city limits. 

This portion of Magnolia remained unincorporated land of Riverside County until 
it was reacquired by the City of Riverside through annexation in 1964. 
Throughout the years sporadic improvements were made to this western section 
of Magnolia Avenue.  Most were in response to increased traffic flow from 
commercial and retail development in the area.  Additional alterations were made 
to Magnolia Avenue to accommodate State Route 91 which was first opened to 
automobile traffic in the area in 1963. Median and curb construction done in 
1968, 1976, and 1997 further modified the roadway and left it much the way it 
stands today. 

It is the conclusion of this report that the proposed project area of Magnolia 
Avenue does not qualify for historic designation at the federal, state, or local 
levels.  The proposed street and beautification improvements to the project area 
will enhance traffic flow along Magnolia Avenue and provide new median 
landscaping that creates a western gateway into the City. 
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PROJECT DESCRIPTION 

The applicant is proposing to improve and beautify Magnolia Avenue from 
Buchanan Avenue to Tyler Street to meet transportation demands, improve 
safety and enhance aesthetics of the area. 

A. Street Improvements
1. Acquire right-of-way (ROW) and temporary construction easement (TCE) 

from portions of a number of parcels. 
2. Widen the following five locations to provide dedicated right turn lanes: 

a. Eastbound approach of Magnolia Avenue at the intersection with La 
Sierra Avenue to provide dedicated right turn lanes for vehicles 
turning southbound; 

b. Eastbound approach of Magnolia Avenue at the intersection with 
Tyler Street to provide dedicated right turn lanes for vehicles 
turning southbound; 

c. Westbound approach of Magnolia Avenue at the intersection with 
Buchanan Avenue to provide dedicated right turn lanes for vehicles 
turning northbound; 

d. Westbound approach of Magnolia Avenue at the intersection with 
Banbury Drive to provide dedicated right turn lanes for vehicles 
turning northbound; 

e. Northbound approach of Buchanan Avenue at the intersection with 
Magnolia Avenue to provide a dedicated right turn lane for vehicles 
turning eastbound onto Magnolia Avenue. 

3. Improve Magnolia Avenue at the SR-91 interchange. 
a. Widen both sides of Magnolia Avenue to provide auxiliary lanes for 

the SR-91 interchange, as follows: 
i. The northern side of Magnolia Avenue would be widened 

from Halladay Avenue to a point approximately 500 feet east 
of Fillmore Street; and 

ii. The southern side would be widened from Pierce Street to a 
point approximately 700 feet east of Fillmore Street. 

b. Construct sidewalks on both sides of Magnolia Avenue to connect 
the sidewalks on the east side of SR-91 to the sidewalks on the 
west side of SR-91.  Construction of the sidewalks under SR-91 
would require retaining walls. 

4. Improve Magnolia Avenue between Skylark Drive and Banbury Drive, as 
follows:

a. Reduce width of the median between Skylark Drive and Banbury 
Drive.

b. Increase the number of lanes in each direction from two to three. 
c. Improve left turn lanes to increase safety and pocket lengths. 
d. Relocate the power pole at Polk Street. 

5. Construct additional median improvements along Magnolia Avenue, as 
follows:
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a. Increase the left turn pocket length at the median east of Golden 
Avenue.

b. Increase safety in the median west of Golden Avenue. 
c. Add dual left turn lanes and increase the left turn pocket lengths at 

both medians at Pierce Street. 
6. Construct four bus bays and nine bus pads along Magnolia Avenue 

throughout the project area. 
7. Additional improvements include constructing curb ramps, driveways, 

cross gutters, and chain link fences.  Also the project would relocate or 
adjust to grade the following utilities: street lights, water meters, water 
valves, backflow preventer.  Finally, the project would rehabilitate entire 
roadway by cold milling and overlaying with asphalt pavement. 

B. Beautification Improvements

The beautification portion of the project would provide new median 
landscaping for the Magnolia Avenue medians from Buchanan Avenue to 
Banbury Drive in conjunction with the roadway improvements.  The existing 
medians can be divided by width into a wide section and a narrow section.  
The proposed beautification improvements consist of two similar designs, 
each reflecting the different median widths and incorporating a water-wise 
design using appropriate plant materials, hardscape, and irrigation elements. 

The wider section between Buchanan Avenue to Golden Avenue follows the 
intent of the guidelines of the Draft Magnolia Avenue Specific Plan’s La Sierra 
District, which strives to restore the historic grandeur of Magnolia Avenue and 
create a western gateway into the City.  In accordance with the guidelines, 
the median’s citrus planting would be expanded at each end of the median in 
the stretch between Buchanan Avenue to Fillmore Street.  To further enhance 
the citrus heritage of the La Sierra area, a replica of the Gage Canal would be 
constructed at each median nose in addition to the citrus planting.  Historic 
elements such as smudge pots, concrete irrigation stand pipes and propeller-
type wind machines would be installed as public artwork. 

The La Sierra District recommends that the median planting be simplified by 
utilizing one type of tree.  Southern Magnolia is proposed based on its 
flowering character, historic value, and use within the median in other areas.  
The ground under the Magnolia trees would be planted with drought tolerant 
turf and shrubs. 

The narrower section between Golden Avenue and Banbury drive is designed 
to reflect the guidelines of the Draft Magnolia Avenue Specific Plan’s Galleria 
District.  The design would maintain a single row of Magnolia trees down the 
center of the median with an accent tree planting of Pink Tabebuia and under-
planting of Day Lily at each intersection. 
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Both designs represent a vision of the Draft Magnolia Avenue Specific Plan 
while being sensitive to current water conservation needs.  The designs 
propose utilizing colorful low to medium usage shrubs in addition to turf to 
reduce overall water use.  The irrigation system is designed with high 
efficiency rotary nozzles for turf and landscape drip lines for shrub areas.  A 
4-foot wide oversized maintenance band of masonry block keeps the 
irrigation system a significant distance away from the curb edge further 
reducing water overspray into the street; saving water and preventing water 
related pavement failure. 

All existing median palm trees are proposed to be relocated off-site per the 
recommendations of the La Sierra and Galleria Districts’ guidelines.  In the event 
that the palm tree relocation is cost-prohibitive, a long-term phasing plan may be 
necessary to address strategies for removal and possible relocation of these 
trees.  Existing Magnolia trees would be preserved if possible, but the new 
median geometrics would require removal of many existing trees.  This would be 
mitigated with the installation of new box-size Magnolia grandiflora and Tabebuia 
trees.

SCOPE OF WORK

This report documents the methodology and findings of the cultural resources 
report for the Magnolia Avenue Roadway Widening, Rehabilitation, and 
Beautification Project. The scope of work to complete the report and make 
findings concerning the historical status of the roadway in question included: 

 Review of city files to find previous cultural resource studies, historical 
designations, and other existing information about the roadway and in 
the vicinity of the roadway. 

 Review of available resources for information related to the history of the 
roadway including but not limited to the local history section of the 
Riverside Public Library, the Riverside Metropolitan Museum, County of 
Riverside Assessor, local history researchers and writers, long time 
residents of the City of Riverside, and online resources.

 A field survey of the roadway, including infield photographic recordation 
of both the section of roadway in question and the section of roadway 
previously designated as a City of Riverside Landmark. 

 Roadway specific research to determine construction history, access 
historical integrity and place the roadway within the context of 
transportation, neighborhood, and citywide history. 

 Research and preparation of a cultural description and a historic context 
statement.

 Evaluation of the roadway for significance under CEQA according to the 
NRHP and CRHR criteria and Title 20 of the Riverside Municipal Code. 

 Evaluation of 11759 Magnolia Avenue for historical significance. 
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 Recordation of the report results on the appropriate State of California 
Historic Resources Inventory (DPR) forms. 

 Recommendation of mitigation measures, if applicable. 
 Preparation of a report, including maps, photos, figures, and applicable 

DPR forms, to document the findings of the investigation.

PROJECT LOCATION AND SETTING 

The project area in question stretches along Magnolia Avenue between Tyler 
Street and Buchanan Avenue in the southwest portion of the City of Riverside, 
Riverside County, California. (See Figure 1)  Magnolia Avenue is one of the 
primary east/west thoroughfares in the City.  It extends from Ontario Avenue in 
Corona to Fourteenth Street in downtown Riverside.  In the project area, 
Magnolia Avenue is a 4-lane to 6-lane arterial roadway with partially landscaped 
medians.

The section from Buchanan Avenue to La Sierra Avenue is 50 feet wide with a 
double-row of alternating Mexican Fan Palms and Magnolia Trees.  The section 
from La Sierra Avenue to Banbury Drive is narrower and runs between 12 feet 
and 26 feet wide.  This section also has the double-row palm/tree planting in the 
wider portions and reduces to a single-row in the narrower portion with an 
inconsistent repeating pattern of the palm/tree planting pattern. 

The properties that front Magnolia Avenue between Buchanan Avenue and Tyler 
Street are a mix of land uses including: vacant land, single and multi-family 
residential, office, commercial (including shopping centers, restaurants, and 
motels), medical facilities, and religious facilities.  Residential uses adjoin both 
the north and south sides of Magnolia Avenue between Filmore Street and 
Castle Oak Drive. 
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Figure 1- Project Location

PROJECT METHODOLOGY 

RESEARCH, FIELDWORK, AND CONSULTATION WITH LOCAL GROUPS 
To complete an evaluation of the significance of the roadway Kim Jarrell 
Johnson, Historic Preservation Planner, & Dean R. Ayer, Administrative Analyst, 
conducted research at City of Riverside Planning Division, City of Riverside 
Public Works Department, Riverside Public Library Local History Collection, 
Riverside Metropolitan Museum, County of Riverside Assessor, and an internet 
web search.  Ms. Johnson and Mr. Ayer also consulted with local members of the 
historical community:  

Kevin Hallaran, Archivist, Riverside Metropolitan Museum 
Jessica Herdina, Local History Supervisor, Riverside Public Library 
Steve Lech, local historian and President of the Riverside Historical Society 
Jennifer Mermilliod, local historian and principal of JM Research and Consulting 
Daniel Paul, Architectural Historian 
Bill Wilkman, local historian and principal of Wilkman Preservation Services 

On April 17, 2009, Kim Jarrell Johnson, Historic Preservation Planner, Erin 
Gettis, Historic Preservation Officer, and Dean R. Ayer, Administrative Analyst, 
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visited the project area along Magnolia Avenue. The roadways and medians 
were examined for width, landscaping, and historic integrity.  The project area 
was compared to other stretches of Magnolia Avenue including the City 
Landmark section of Magnolia Avenue from Arlington Avenue to San Rafael 
Way.  Photographs of Magnolia Avenue were taken both inside and outside of 
the projects area.

HISTORIC CONTEXT STATEMENT 

Spanish Period (A.D. 1769 to 1824) 

Europeans first visited the present-day Riverside area in the early and mid 
1770s, soon after the Spanish colonization of Alta California in 1769. In 1772 
Pedro Fages led a group of Spanish soldiers into the area to track down 
deserters from the Spanish garrison in San Diego. In 1774 Juan Bautista De 
Anza, given the task of finding an overland route from Sonora in present day 
Mexico to colonies and missions in Alta California, led a group of 34 soldiers, 
interpreters, and servants to San Gabriel. In 1776 he retraced his route to lead a 
group of settlers to establish a colony at San Francisco.  The route Anza followed 
led him across what is today the city of Moreno Valley, through Sycamore 
Canyon, through today’s Riverside just south of what is now the downtown area, 
and across the Santa Ana River at a narrow point now known as Anza Narrows. 
(Lech 2004:4, 9-10) 

After the establishment of the mission system what is now the Riverside area 
became one of the Mission San Gabriel’s rancherias, known as Jurupa. 
However, the Rancho Jurupa was used primarily to run cattle for the mission and 
no Europeans are known to have settled the area during this time. 

Mexican Period (A.D. 1821 to 1848) 

The Mexican period began with the success of the Mexican Revolution and its 
resulting independence from Spain in 1821. The Secularization Act was passed 
in 1833 and the mission lands were divided into large land grants called ranchos. 
The Mexican government granted the ranchos to well-connected Mexican 
families. Three ranchos included portions of present day Riverside: the Jurupa, 
the La Sierra and the El Sobrante de San Jacinto. The seven-square-league 
Rancho Jurupa was granted to Juan Bandini, an administrator for the Mission 
San Gabriel, in 1838.  In 1843 Bandini sold 1.5 leagues of the Rancho to 
Benjamin “Benito” Wilson. Wilson, in turn, sold the land to Louis Robidoux and 
Robidoux’s land became known as the Robidoux rancho. It was a portion of 
Robidoux’s Rancho that was later incorporated into Riverside, covering what is 
today primarily downtown.  The other two ranchos are located west and south of 
the Rancho Jurupa, located in today’s La Sierra area.
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The project area in question closely follows the border shared between the 
Rancho La Sierra and the Rancho El Sobrante De San Jacinto.  As Magnolia 
Avenue travels northeast towards downtown Riverside it passes through a 
portion of the Rancho Jurupa property.

American Settlement Period (A.D. 1848 to 1885)

The American period began with Mexico’s defeat at the end of the Mexican-
American war and the handing over of California to the United States under the 
treaty of Guadelupe Hildago on February 2, 1848. The almost simultaneous 
discovery of gold on the American River near Sacramento lead to the Gold Rush 
of 1848-49. California became the 31st state on September 9, 1850. For the 
settlers that came to southern California, much of their financial success came 
from cattle ranching rather than gold. Severe droughts and floods as well as legal 
disputes over land boundaries adversely affected this prosperity and caused 
many ranchos to go bankrupt. (Castillo 1978, Cleland 1941)   At this time nearly 
all of present day Riverside County was located within the boundaries of San 
Diego County.  A small portion was located first in Los Angeles County and, after 
it was formed in 1853, in San Bernardino County. Riverside County was formed, 
after several previously failed proposals, on March 11, 1893. 

After the flood of 1862 came three years of terrible drought. Louis Robidoux, who 
was also suffering from injury and subsequent ill health at this time, began to sell 
off parts of his rancho. He sold a portion of his rancho located on the east side of 
the Santa Ana River to the California Silk Center Association. The Association 
bought additional land from Abel Stearns, who had received ownership of the 
rest of the Rancho Jurupa from his father-in-law Juan Bandini, and another 
portion from the government, for a total of about 8,600 acres. The Association
planned to plant mulberry trees and grow silk worms. The silk enterprise was a 
failure, however. (Patterson, 1971:35-37)

In 1870 John North led a party to purchase the bankrupt silk association land for 
the founding of a new town. Very shortly, two other colonies were founded 
nearby by Samuel Cary Evans and William Sayward in Arlington/La Sierra area. 
(Lech 2007: 7) The three independent ventures merged in 1875 and the city 
incorporated in 1883.

The young city of Riverside grew rapidly in the 1870’s and 80s during southern 
California’s land boom. Riverside’s early success received a huge boost when 
the navel orange was introduced in the mid-1870s. This led to the spread of 
citrus culture throughout Southern California and boosted Riverside to the 
forefront of the citrus industry.   In 1893, when Riverside County was formed, 
Riverside became the county seat and largest and most dominant city in the new 
county.
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While Riverside continued to grow through the early part of the 20th century, it 
was the housing boom and baby boom population growth that caused the 
greatest change in the city. Starting after World War II, Riverside’s once 
widespread citrus acreage began being replaced by tracts of homes. Urban 
development of open and agricultural lands continues to this day.

Magnolia Avenue 

In1875 private investors S.C. Evans and W.T. Sayward joined with the San 
Jacinto Tin Company to form the Riverside Land and Irrigating Company (RL&I).  
Their combined water and real estate interests in the Riverside area came to 
around 12,000 acres just south of the original Riverside tract owned by the 
Southern California Colony Association.  Over the next few years the newly 
formed RL&I set about gradually acquiring all the stock of the Southern California 
Colony Association.  By March 10th, 1877 the RL&I had acquired and 
consolidated nearly all land and water interest in the Riverside area including the 
original Silk Center Association, the Southern California Colony Association, S.C. 
Evans’ holdings, W.T Sayward’s holdings, and the San Jacinto Tin 
Company.(Hall 1888:226)

In order to profit from the selling of their lands, the RL&I planned general 
improvements to make their holdings more appealing to real estate speculators 
and investors.  After subdividing their lands into farming lots, residential lots, and 
city block lots, managers of the RL&I planed for roadways to connect their 
planned development to downtown Riverside, thus making it accessible to 
settlers, speculators, and the like.  W.T. Sayward is credited with first conceiving 
the idea of a grand roadway beginning at the base of the Temescal Mountains, 
running through the RL&I property, and continuing through Riverside all the way 
to the base of the San Bernardino Mountains.(Brown & Boyd 1922:377)  “W.T. 
Sayward, the land company president, came up with the idea for ‘Bloomingdale 
Avenue’ while discussing local affairs with other RL&I members. He gave in 
when the wife of another company bigwig suggested Magnolia instead.”(The 
Press Enterprise Dec. 5 1999)  The RL&I had to scale back their initial plans for 
the roadway due to difficulties in securing right-of-way from Arlington Avenue to 
14th street.  Undeterred the RL&I began work on the eastern end of Magnolia 
Avenue in 1877. 
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Figure 2- Looking West Down Magnolia Ave. from Washington St. circa 
1900

Magnolia Avenue was laid out 132 feet in width, including 20 foot wide parkways 
on each side of the roadway.  A central median measuring 10 feet wide was 
incorporated down the center of the avenue.  This design made the eastbound 
and westbound lanes 41 feet each.  Magnolia was laid out in a straight line 
running south 43 degrees west through the RL&I lands for a total of 15 miles.  
Additional streets were surveyed and graded to intersect Magnolia Avenue at 
right angles every half mile, and were to be named after Presidents of the United 
States.(Riverside Daily Press Aug. 10 1924)  The named President cross streets 
were 80 feet wide and did not strictly follow historical succession of the 
presidency.  They began at the eastern end of the avenue with Washington 
Street and progressed towards the west with Madison, Jefferson, Adams, 
Monroe, Jackson, Van Buren, Tyler, Polk, Taylor (now La Sierra Ave.), Filmore, 
Pierce, Buchanan, Lincoln, Johnson (now McKinley St.), and finally Grant.  After 
the last Presidential street, Magnolia Avenue continued west across the RL&I 
lands for an additional ¾ of a mile terminating 4 blocks west of Temescal Street 
in the area known as Home Gardens. 

The initial work on Magnolia Avenue included the 3 mile section beginning at 
Arlington Avenue and heading west to Van Buren Boulevard.  This stretch was 
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graded and planted with shade trees starting in 1877.  Much thought was given 
to the tree plantings along the pedestrian walk ways and center median.  A.S. 
White, H.J. Rudisill,  and James Boyd were given the task to select appropriate 
trees for the avenue.  Consultants in Northern California recommended planting 
deciduous trees to allow the dirt roadways to evaporate rainwater thus preventing 
muddy hazards.  White, Rudisill, and Boyd concluded that Riverside had such 
little rainfall that evergreen trees would beautify Magnolia Avenue without 
causing a public transportation nuisance. (Brown & Boyd 1922:378) Pepper trees 
were selected for the center median as they are fast growing and practically 
indigenous to the area.   

Figure 3- Pepper Trees along Magnolia Avenue circa 1880

Blue Gum trees were chosen for the sides along the pedestrian walkways.
Initially, Magnolias were to be planted in large quantities, but Riverside’s climate 
did not favor their rapid growth, “so they planted it only at the intersections.” 
(Gordon 1994:67) This location gave the Magnolia trees a better supply of water 
due to a close proximity to irrigation ditches. 
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Figure 4- Magnolia Tree planting circa 1880

The Blue Gum trees did not meet the expectations of the planners and were 
subsequently removed and replaced by Palms and Grevillas.  James Boyd was 
awarded the contract to furnish, plant, and care for the avenue trees for one year.
Boyd purchased the trees in Los Angeles where the Pepper and Blue Gum trees 
cost 5 cents each and the Magnolias $2 a piece.  (Brown & Boyd 1922:379)  With 
a mild climate and adequate water supply the initial tree plantings on Magnolia 
Avenue all survived the first year.  The RL&I planted the trees 16 feet apart and 
intended to remove every other tree as soon as the branches interlocked to 
prevent damage to the roadway from overgrowth and damage to the trees 
themselves.  As of 1922 this task had yet to be done and was being stalled by 
the opinion that it would permanently injure some of the trees and adversely 
affect the beauty of the avenue. 

The RL&I shrewdly tied the costs of improving the initial 3 mile section of 
Magnolia Avenue to the private parties who had purchased frontage lots along 
the roadway.  In offering to cover one third the expense of grading the road, to 
purchase and plant rows of trees along the side walks and median, to care for  
the trees for a period of one year, and to furnish irrigation water for free, the RL&I 
insured that the entrance to Magnolia Avenue would be a uniformly beautiful 
route to their available land holdings.  Property owners along this three mile 
section of frontage quickly accepted the offer and praised the RL&I for creating 
such a beautiful road. 

The Riverside Land and Irrigating Company only owned and managed Magnolia 
Avenue for nine years.  After the City of Riverside formally incorporated in 1883 
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the RL&I transferred their land holdings to the newly created Riverside Water 
Company in 1884, as part of a legal compromise over water rights.  “The 
boundaries of the proposed City of Riverside were in themselves a revelation of 
the purpose of incorporation. They were drawn around all the land owned and 
controlled by the Riverside Land & Irrigating Company or irrigated by its canals, 
and little else.” (Patterson, 1996:94) Initially, the City of Riverside incorporated all 
of the RL&I lands including Magnolia Avenue all the way out to Temescal Street. 
The RL&I tracts of land extending from Tyler Street west to Temescal Street 
were oddly shaped, underdeveloped and mostly unimproved.  In 1907 RL&I 
lands west of Tyler Street were voted out of the city limits. 

In an attempt to unify their new jurisdiction the City of Riverside allowed a mule 
car rail line to operate along Magnolia Avenue from Arlington Avenue west to the 
line’s terminus in the Arlington business district at Van Buren Boulevard.  This 
service started in 1887 and linked the downtown Mile Square portion of Riverside 
with the recently acquired RL&I lands.  This line was later electrified in 1899 and 
shuttled passengers from the Arlington area to the City center and back again. 
(The Press Enterprise June 17, 1990) 

Figure 5- Electrified street car on Magnolia Avenue circa 1900

Passenger cars continued to travel down the Magnolia Avenue rail line until it 
began to compete with and impede automobile traffic.  The Pacific Electric 
Company eliminated this passenger route in 1913 but continued to use the line 
for freight service for another 28 years.  “However, by the 1950’s these electric 
car lines were eliminated because of nightly freight trains that became a 
nuisance to the neighborhoods along the boulevard.” (The Arroyo Group 2007:2-
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3)  With increasing vehicle traffic on Magnolia Avenue, the City took steps to 
maintain public safety in 1891.  After a second City Council session an 
amendment to the traffic code was passed making both sides of Magnolia 
Avenue one way thoroughfares.  The designation extended from Arlington Ave. 
all the way to Corona. (Riverside Daily Press, June 8, 1891) 

Magnolia Avenue received national attention for its beauty and design and was 
featured in numerous magazines, brochures and travel journals.  It was possibly 
one of the first scenic tree planted roadways in Southern California.  Community 
planners took note and began emulating the roadway’s layout.  “Magnolia 
Avenue became an important showplace for Riverside in the ensuing years, and 
was copied in many other places.” (Lech 2004:180) Ontario, Redlands, and 
Rialto all modeled grand roadways after Magnolia Avenue.  Even Riverside’s 
celebrated Victoria Avenue is based on the Magnolia Avenue example.  As the 
roadway’s notoriety grew Riverside residents began to take pride in its 
appearance. 

In 1901 members of the Riverside Women’s Club and Socorro Club funded 
improvements to the original section of Magnolia Avenue.  It was this group of 
philanthropic ladies that proposed the systematic curbing of the roadway and 
median.  Additionally, their plan called for the planting of turf grass down the 
central median.  “Probably the most important work which the ladies hope to 
achieve will be locating the original navel orange tree at the head of Magnolia 
avenue.” (Riverside Daily Press May 1, 1901)

Figure 6- Parent Navel Orange Tree at entrance to Magnolia Avenue circa 
1920



18

By 1910 the City of Riverside recognized the need to extend Magnolia Avenue 
and link it with the downtown core.  The city secured right-of-way through the 
Government Tract connecting Magnolia Avenue with Cypress Street of the 
original Riverside Colony.  This new portion of roadway extended from Arlington 
Avenue to the Tequesquite Arroyo.  Cypress Street was later renamed as part of 
Magnolia Avenue to avoid confusion between the monikers “Old Magnolia” and 
“New Magnolia”.  In 1913 the City completed the fill of the Tequesquite Arroyo 
and joined Magnolia Avenue with Market Street that continued into the downtown 
area. (Riverside Daily Press August 10, 1924)  This section of “New Magnolia” 
did not enjoy the wide pedestrian walk ways and tree planted median that was 
originally laid out by the planners for the Riverside Land and Irrigating Company.
Still, the improvements lengthened Magnolia Avenue considerably and provided 
a direct route from the Arlington area and downtown Riverside. 

West of Tyler Street along Magnolia Avenue had originally been RL&I lands, but 
was voted out of the city in 1907.  This portion of Magnolia remained 
unincorporated land of Riverside County until it was reacquired by the City of 
Riverside through annexation in 1964. No data could be located addressing the 
landscaping of this western portion of Magnolia Avenue.  Still, historic aerials 
show that it was not planted like the original landscaped section between 
Arlington and Van Buren.  It is probable that the RL&I was unable to finance 
improvements along the entire length of Magnolia before it turned over its lands 
to the City in a Water Rights settlement in 1884.  As the project area in question 
was, at the time, a considerable distance from the City center, these lands were 
less desirable to settlers and real estate speculators.   This same line of thinking 
was likely to have partially influenced the City of Riverside’s decision to vote this 
area outside of the city limits in 1907. 

Figure 7- 1963 Aerial of Magnolia Avenue between La Sierra and Pierce 

Throughout the years sporadic improvements were made to this western section 
of Magnolia Avenue.  Most were in response to increased traffic flow from 
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commercial and retail development in the area.  Additional alterations were made 
to Magnolia Avenue to accommodate State Route 91 which was first opened to 
automobile traffic in the area in 1963. Median and curb construction done in 
1968, 1976, and 1997 further modified the roadway and left it much the way it is 
today.

When compared to similar aerial photographs of sections of Magnolia Avenue 
that remained inside the city limits, the RL&I tract that was left unincorporated 
until 1964 exhibits some distinguishing characteristics.  The large 20 foot wide 
pedestrian parkways are non existent with only sidewalks with minimum setbacks 
in their place.  The median no longer conforms to the original 10 foot wide plan 
and varies in width from 12 to 50 feet. Landscaping is along this stretch is also 
not representative of the original RL&I plan with Mexican Fan Palm and Magnolia 
trees randomly alternating through the median.  Discussions with local historians 
and preservation researchers has led to the speculation that once the rail line 
along Magnolia Was abandoned, the tracks were removed and the rail line right-
of-way may have been incorporated into the median.(Hallaran, Lech, Mermilliod, 
& Wilkman 4/09)  This could explain the unusually large median from La Sierra 
Avenue to Buchanan.  This portion of Magnolia Avenue was not within the City 
limits when the rail line was abandoned in the late 1950’s and was likely left 
unimproved until it was annexed by the City in 1964.  Moreover, it is probable 
that the extra-wide median does not exist east of Tyler Street due to the City 
incorporating the rail line right-of-way directly into the traffic lanes of Magnolia 
Avenue to improve traffic flow within the City limits. 

Figure 8- Magnolia Avenue crossing in front of Sherman Indian School 
circa 1930 

These differences are likely due to the section in question being disjointed from 
the City limits for fifty seven years.  This distinct lack of unity with the original 
portion of Magnolia was likely compounded by its setting in a rural agricultural 
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area that supported only sporadic commercial development along Magnolia 
Avenue until the Tyler Mall was built in 1970. 

Figure 9- Magnolia Avenue at Harrison St. circa 1920 

Today Magnolia Avenue continues to be a vital transportation corridor extending 
approximately seventeen miles through the City of Riverside.  This once 
nationally recognized scenic drive has fallen victim to piecemeal development 
and displays haphazard landscaping along its reach.  At the entrance to the City 
at Buchanan Street the median is 50 feet wide and has been landscaped in 
recent years to include a standard City entry monument and a group of Navel 
Orange trees reflecting Riverside’s citrus heritage.  Two rows of Mexican Fan 
Palm and Magnolia trees extend along the median to La Sierra Avenue. 
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Figure 10- Looking East down Magnolia Ave. from Buchanan 2009 

From La Sierra Avenue to Banbury Drive the median gets narrower and 
measures between 12 and 26 feet wide.  The double row of Palm and Magnolia 
trees continues in the wider portion and then reduces to a single row in the 
narrower portion.  The trees do not appear to have been planted in a repeating 
pattern in this section of the median. 

Figure 11- Looking West down Magnolia Ave. from Banbury Drive 2009
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From Tyler Street west to Banbury Drive the median remains narrow and only 
has Magnolia trees planted in the center median.  Turf grass has been planted in 
this section except where the median has been landscaped with concrete pavers 
at the intersection of Tyler and Magnolia.  Once the median widens out at 
Banbury Drive no more turf grass is seen in the median all the way out to the city 
limit.

Figure 12- Looking West down Magnolia Ave. from Tyler Street 2009

The original three mile section of Magnolia Avenue has also experienced some 
changes throughout it life.  Most of the central median trees haven been replaced 
with Magnolias whereas they were originally only planted at the intersections with 
the Presidential streets.  Sections of the pedestrian walk ways on both sides of 
the avenue have been altered from their original design.  Paving of the original 
dirt roadways was begun shortly after the Tequesquite Arroyo fill was completed 
in 1913 and finally completed in 1924. (Riverside Daily Press August 10, 1924)
Today this section still maintains the most historical integrity in regards to 
landscaping, tree planting, and median treatment. 
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Figure 13- Looking West down Magnolia Ave. from Washington Street 2009

EXISTING RESOURCES 

No properties along the 2.75 mile section of Magnolia Avenue have been 
designated or identified as historic. There are however, a number of landmark 
properties along Magnolia Avenue within a few miles of the project area: 

Heritage House – 8193 Magnolia Avenue 
Parent Navel Orange – 7100 Magnolia Avenue 
Magnolia United Presbyterian Church – 7200 Magnolia Avenue 
Arlington Branch Library – 9556 Magnolia Avenue 
Robert Bettner House – 7900 Magnolia Avenue 
Sherman Indian High School - 9010 Magnolia Avenue 
Riverside Community College Quadrangle – 4800 Magnolia Avenue 
Moulton House – 7335 Magnolia Avenue 
Palm Elementary School – 6735 Magnolia Avenue 
Robert Bettner House – 7995 Magnolia Avenue
Magnolia Avenue Parkways and Center Median - between Arlington Ave & San 
Rafael Way 
Newman Park – Magnolia Avenue at Fourteenth Street 
Holden House – 7355 Magnolia Avenue 
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CRITERIA FOR HISTORIC DESIGNATION 

At the national, state, and local level, systems have been created to evaluate, 
document, and designate those things that tell the history of an area. Most 
governmental entities use 45 to 50 years as the basic beginning point for 
determining eligibility for official historic status. The following is a summary of the 
criteria used at the national, state, and local levels to determine eligibility for 
historic status.

National Register of Historic Places 

A cultural resource is evaluated for eligibility for listing in the National Register 
according to four criteria. These criteria generally require that the resource be 50 
years of age or older and significant at the local, state, or national level according 
to one or more of the following: 

A. It is associated with events that have made a significant contribution to the 
broad patterns of local or regional history; 
B. It is associated with the lives of persons significant in our past; 
C. It embodies the distinctive characteristics of a type, period, region, or method 
of construction, or represents the work of an important creative individual, or 
possesses high artistic values, or that represent a significant and distinguishable 
entity whose components lack individual distinction; and/or
D. It has yielded, or has the potential to yield, information important to the 
prehistory or history of the local area, state, or the nation. 

Properties that are not 50 years of age or older must have “exceptional 
significance” in accordance with National Register Criteria Considerations. The 
National Register also requires that a resource possess integrity, which is 
defined as “the ability of a property to convey its significance.” The aspects of 
integrity are location, design, setting, materials, workmanship, feeling, and 
association. To determine which of these factors is most important will depend on 
the particular National Register criterion or criteria under which the resource is 
considered eligible for listing. 

California Register of Historical Resources 

The California Register criteria are based on National Register criteria. For a 
property to be eligible for inclusion in the California Register, one or more of the 
following criteria must be met: 

(1) The property is associated with events that have made a significant 
contribution to the broad patterns of California’s history and cultural heritage. 
(2) The property is associated with the lives of persons important in our past. 



25

(3) The property embodies the distinctive characteristics of a type, period, region, 
or method of construction, or represents the work of an important creative 
individual, or possesses high artistic values. 
(4) The property has yielded, or may be likely to yield, information important in 
prehistory or history. (PRC § 5024.1(c)) 

In addition to meeting one or more of the above criteria, California Register 
regulations require sufficient time to have passed since a resource’s period of 
significance to “obtain a scholarly perspective on the events or individuals 
associated with the resource.” Fifty years is used as a general estimate of the 
time needed to develop this perspective and permit a legitimate understanding of 
the resource’s significance. A resource less than 50 years old “may be 
considered for listing in the California Register if it can be demonstrated that 
sufficient time has passed to understand its historical importance”  (CCR 4852 
(d)(2)).

Finally, the California Register requires that a resource possess integrity, which 
is defined as “the authenticity of an historical resource’s physical identity 
evidenced by the survival of characteristics that existed during the resource’s 
period of significance” (California Office of Historic Preservation 1999:2). To 
retain integrity, a resource should have its original location, design, setting, 
materials, workmanship, feeling, and association. Which of these factors is most 
important will depend on the particular criterion or criteria under which the 
resource is considered eligible for listing (California Office of Historic 
Preservation 1999). 

City of Riverside Cultural Resources Ordinance 

The City of Riverside’s Cultural Resources Ordinance provides designation 
criteria for Landmarks, Structures of Merit, Historic Districts, and Neighborhood 
Conservation Areas, the criteria for which are outlined in Riverside Municipal 
Code (RMC) § 20.20.010, § 20.21.010, § 20.25.010, and § 20.26.010, 
respectively. A cultural resource may be determined eligible to be a contributor to 
a Historic District or Neighborhood Conservation Area and/or also be individually 
designated as a Landmark or Structure of Merit. 

The criteria for Landmark designation are as follows: 
(a) Exemplifies or reflects special elements of the city’s cultural, social, 
economic, political, aesthetic, engineering, architectural, or natural history; or 
(b) Is identified with persons or events significant in local, state, or national 
history; or 
(c) Embodies distinctive characteristics of a style, type, period, or method of 
construction, or is a valuable example of the use of indigenous materials or 
craftsmanship; or 
(d) Represents the work of a notable builder, designer, or architect; or 
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(e) Contributes to the significance of a historic area, being a geographically 
definable area possessing a concentration of historic or scenic properties or 
thematically related grouping of properties, which contribute to each other and 
are unified aesthetically by plan or physical development; or
(f) Has a unique location or singular physical characteristics or is a view or vista 
representing an established and familiar visual feature of a neighborhood 
community or of the city; or 
(g) Embodies elements of architectural design, detail, materials, or craftsmanship 
that represent a significant structural or architectural achievement or innovation; 
or
(h) Is similar to other distinctive properties, sites, areas, or objects based on a 
historic, cultural, or architectural motif; or 
(i) Reflects significant geographical patterns, including those associated with 
different eras of settlement and growth, particular transportation modes, or 
distinctive examples of park or community planning; or 
(j) Is one of the few remaining examples in the city, region, state, or nation 
possessing distinguishing characteristics of an architectural or historical type or 
specimen. (RMC § 20.20.010) 
The status of Structure of Merit as currently applied by the City is usually used to 
distinguish historic buildings and structures of lesser significance than a 
Landmark. A Structure of Merit is one that: 
(a) Represents in its location an established and familiar visual feature of the 
neighborhood, community, or city; or 
(b) Materially benefits the historic, architectural, or aesthetic character of the 
neighborhood; or 
(c) Is an example of a type of building which was once common but is now rare in 
its neighborhood, community, or area; or 
(d) Is connected with a business or use which was once common but is now rare; 
or
(e) Contributes to an understanding of contextual significance of a neighborhood, 
community, or area. (RMC § 20.21.010) 

STATEMENT OF SIGNIFICANCE 

It is the conclusion of this report that the proposed project area of Magnolia 
Avenue does not qualify for historic designation at the federal, state, or local 
levels.  The proposed project area of Magnolia Avenue between Tyler Street and 
Buchanan Avenue was never included in the original section landscaped by the 
Riverside Land and Irrigating Company in 1877.  The original grand section of 
Magnolia Avenue only extended 3 miles from Arlington Avenue east to Van 
Buren Boulevard.  Today, the designated Landmark portion of the roadway only 
extends from Arlington Avenue to San Rafael Way.  The project area in question 
is not contiguous to the Landmark portion of Magnolia Avenue, nor does it 
resemble the original design & landscaping plan laid out by the RL&I.  The 
project area was set in a rural area outside of the City limits for much of its 
existence.  The lack of landscaping was not a conscious choice but the result of 
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its’ remote location under Riverside County jurisdiction.  The current state of the 
project area is a result of retail and commercial development in the area that 
began to impact travel in the late 1960’s.

The proposed traffic and landscape improvements do not eliminate any 
historically significant aspect of the roadway or adversely affect the designated 
Landmark section of Magnolia Avenue.  With alterations to the project area, 
Magnolia Avenue will still retain its identity as a primary east-west traffic artery 
through the City that links numerous distinct neighborhoods, a portion of which is 
historic and designated as such.

The proposed street and beautification improvements to the project area will 
enhance traffic flow along Magnolia Avenue and provide new median 
landscaping that creates a western gateway into the City.  The project plan 
incorporates elements that reference the local area’s cultural heritage.  Citrus 
plantings, replica smudge pots and propeller type wind machines are to be 
included to connect to the La Sierra area’s citrus legacy. 

The irrigation plan for the median landscaping is designed to be water-wise 
utilizing drought tolerant turf and shrubs where appropriate.  Additionally a Gage 
Canal replica is being designed to illustrate the significance of irrigation in the 
region.  Finally, tree plantings are proposed to mimic the historic plantings along 
the designated Landmark section of Magnolia Avenue.  The project plan also 
stipulates that if current trees interfere with the traffic improvements they will be 
relocated and replaced with new box-size Magnolia, Grandiflora, and Tabebuia 
trees.

11759 MAGNOLIA AVENUE 

The house in question is located at 11759 Magnolia Ave. It is located on the 
northwest side of Magnolia Avenue between Pierce Street and La Sierra Avenue. 
City building permit records do not indicate when the house was built but 
because the house appears to be over 50 years old and a potion of the lot that 
the house sits on is proposed to be used for road improvements the City 
determined that it should be evaluated for historical significance. 

The house was built in a typical mid century ranch style in an L-shaped floor plan 
with stucco siding. The roof is cross gabled covered in composition shingles. An 
addition has been added to the west side of the house. This may be the addition 
that received a building permit in March 1965 according to the City building 
permit records. All the original widows have been replaced with white vinyl 
windows. What appears to be the original wood “storybook” style wood trim is still 
located on the east end and the original south facing front of the house. All the 
original landscaping has been replaced by asphalt paving.  The house is 
currently being used as a business.
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The home and its setting have been significantly altered and therefore do not 
qualify for historic designation at the federal, state or local level. The use of some 
of the property for road improvements will have no impact on any historic 
resources.

Figure 14 - 11759 Magnolia Avenue, April 2009 
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Magnolia Avenue Improvements Tyler Street to Buchanan Street 
Analysis of Capacity, Level of Service and Performance 
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