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MEMORANDUM

To: Jennifer Lopez (jenniferlo@moval.org)
City of Moreno Valley

From: Miles Eaton, PE
Kimley-Horn and Associates, Inc.

Date: March 24, 2026

Subject: PEN25-0136 — Revised CEQA Section 15332 Justification Memorandum

1.0 — Introduction and Purpose

This memorandum was prepared to demonstrate that the proposed McDonald’s Moreno Valley Pigeon Pass (4-5290)
(Project) qualifies to be exempt from the California Environmental Quality Act (CEQA) pursuant to State CEQA
Guidelines Section 15332 for “In-Fill Development Projects” and that none of the exceptions apply pursuant to State
CEQA Guidelines Section 15300.2.

The Project consists of the demolition of an existing multi-tenant commercial building and surface parking lot and
construction of a 4,180-square-foot McDonald’s drive-through restaurant and parking lot. The Project site has a
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General Plan Land Use Designation of “C—Commercial” and is zoned for “C C— Community Commercial.” The Project
is wholly consistent with both designations. The Project is preparing a conditional use permit due to proposing a
drive-through restaurant within 300 feet of a residential zone. The Project site is surrounded by existing commercial

developments to the north and west, Pigeon Pass Road to the east, and Ironwood Avenue to the south.

2.0 - Existing Conditions and Project Description Summary

The Project site is located generally on the northwest corner of the intersection of Pigeon Pass Road and Ironwood
Avenue in the City of Moreno Valley (City). The Project site is approximately 1.30 acres and comprises Assessor’s
Parcel Number (APN) 264-030-025. Topographically, the Project site is relatively flat at an elevation of approximately
1,721 feet above mean sea level. Refer to Figure 1: Vicinity Map.

The Project site is surrounded by a mixture of commercial and residential uses. A multi-tenant commercial center
with parking lots is located directly north and west of the Project site and single-family residential properties are
located east and south of the Project site. Pigeon Pass Road and Ironwood Avenue bound the Project site on the
east and south, respectively. In its existing conditions, the site contains a paved parking lot and multi-tenant building
along with associated utilities and landscaping.

The Project proposes the demolition of the existing multi-tenant building and parking lot and the construction of a
new 4,180-square-foot McDonald’s drive-through restaurant; an associated parking lot with 40 parking stalls, of
which 6 will be electric vehicle (EV) charging capable and 2 will be EV charging stalls; 16,340 square feet of
landscaping; and other associated utilities.

kimley-horn.com 3801 University Avenue, Suite 300, Riverside, CA 92501 951 543 9868



mailto:jenniferlo@moval.org

Kimley»Horn

Figure 1: Vicinity Map
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3.0 — Regulatory Authority

State CEQA Guidelines Section 15300.2 provides exceptions for which a Project may not be categorically exempt
from CEQA. Section 15300.2 states:

15300.2. EXCEPTIONS

(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is
to be located — a project that is ordinarily insignificant in its impact on the environment
may in a particularly sensitive environment be significant. Therefore, these classes are
considered to apply all instances, except where the project may impact on an
environmental resource of hazardous or critical concern where designated, precisely
mapped, and officially adopted pursuant to law by federal, state, or local agencies.

(b) Cumulative Impact. All exemptions for these classes are inapplicable when the cumulative
impact of successive projects of the same type in the same place, over time is significant.

(c) Significant Effect. A categorical exemption shall not be used for an activity where there is
a reasonable possibility that the activity will have a significant effect on the environment
due to unusual circumstances.

(d) Scenic Highways. A categorical exemption shall not be used for a project which may result
in damage to scenic resources, including but not limited to, trees, historic buildings, rock
outcroppings, or similar resources, within a highway officially designated as a state scenic
highway. This does not apply to improvements which are required as mitigation by an
adopted negative declaration or certified EIR.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a project located on
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a site which is included on any list compiled pursuant to Section 65962.5 of the
Government Code.

(f)  Historical Resources. A categorical exemption shall not be used for a project which may
cause a substantial adverse change in the significance of a historical resource.

State CEQA Guidelines Section 15332 provides criteria for which a Project may be categorically exempt from CEQA
as a Class 32 — In-Fill Development Projects. Section 15332 states:

15332. IN-FILL DEVELOPMENT PROJECTS

Class 32 consists of projects characterized as in-fill development meeting the conditions
described in this section.

(a) The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.

(b) The proposed development occurs within city limits on a project site of no more than five
(5) acres substantially surrounded by urban uses.

(c) The project site has no value as habitat for endangered, rare, or threatened species.

(d) Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality.

(e) The site can be adequately served by all required utilities and public services.

4.0 - Project Compliance with CEQA
4.1 — PROJECT CONSISTENCY WITH SECTION 15300.2

15300.2(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is to be
located — a project that is ordinarily insignificant in its impact on the environment may in a
particularly sensitive environment be significant. Therefore, these classes are considered to apply
all instances, except where the project may impact on an environmental resource of hazardous or
critical concern where designated, precisely mapped, and officially adopted pursuant to law by
federal, state, or local agencies.

This exception does not apply. The Project meets the requirements for a Class 32 Exemption and therefore does not
fall under a Class 3, 4, 5, 6, or 11 CEQA Exemption.

15300.2(b) Cumulative Impact. All exemptions for these classes are inapplicable when the cumulative impact
of successive projects of the same type in the same place, over time is significant.

The Project site has been previously disturbed and developed with a paved parking lot and multi-tenant commercial
building, which contained a restaurant. This Project proposes the demolition of the existing multi-tenant commercial
building and the construction of a new 4,180-square-foot restaurant building. As such, the proposed land use is
similar to the previous development. Further, as noted in the Project-specific technical reports described in detail
below in Section 4.2: Project Consistency with Section 15332, the Project is not anticipated to result in significant
impacts with respect to Traffic, Air Quality and Greenhouse Gases (GHG), Hydrology, and Geology that would result
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in significant cumulative impacts over time. Further, the Project would redevelop the site using up to date building
and energy codes and it could be reasonable to assume that certain aspects of the Project may result in less intense
impacts in comparison to the existing use.

The project site is designated for commercial use under both the City's General Plan and zoning, and the surrounding
area along the Ironwood and Pigeon Pass corridors is already developed with a mix of retail, food service, and
residential uses. Further, the cumulative buildout of commercial land uses through the City, and the
Ironwood/Pigeon Pass corridor was contemplated in the City’s General Plan environmental impact report. Because
cumulative buildout of these areas was previously assessed at a programmatic level, individual infill projects
consistent with that vision do not generate new cumulative impacts beyond what was already studied.

Importantly, the Project is a drive through restaurant building in an urban infill area, which is a single, discrete
development on a previously disturbed parcel. The Project does not consist of a programmed or phased
development plan, or a part of a series of approvals by the same Applicant that would constitute successive projects
over time. As such, the Project is consistent with Section 15300.2(b) and is not considered to be an exception.

15300.2(c) Significant Effect. A categorical exemption shall not be used for an activity where there is a
reasonable possibility that the activity will have a significant effect on the environment due to
unusual circumstances.

The Project proposes the construction and development of a drive-through restaurant which is consistent with the
City of Moreno Valley General Plan Land Use designation and zoning for the subject site. Additionally, the Project
proposes a use that is common both within the City and the region. Due to the size of the Project, and the nature of
the existing Project site (fully developed and served by all utilities), there are no unusual circumstances which could
resultin a significant impact on the environment. Further, as noted in the Project-specific technical reports described
in detail below in Section 4.2: Project Consistency with Section 15332, the Project is not anticipated to result in
significant impacts on the environment. Lastly, there are no known sensitive environmental resources on the site
under existing conditions. As such, the Project is consistent with Section 15300.2(c) and is not considered to be an
exception.

153002.(d) Scenic Highways. A categorical exemption shall not be used for a project which may result in
damage to scenic resources, including but not limited to, trees, historic buildings, rock
outcroppings, or similar resources, within a highway officially designated as a state scenic highway.

According to the California State Scenic Highway System Map, there are no designated state scenic highways within
or adjacent to the Project site. The nearest designated or eligible state scenic highway is State Route 38 (SR-38),
located approximately 9.15 miles northeast of the Project site in the City of Redlands.! However, the Project site is
not visible from SR-38 due to intervening topographical features, chiefly the Box Springs Mountains. Additionally, in
its existing condition, the Project site does not contain any scenic resources such as trees, historic buildings, rock
outcroppings, or similar resources. As such, the Project is consistent with Section 15300.2(d) and is not considered
to be an exception.

1 CalTrans. 2018. California State Scenic High System. Available at: California State Scenic Highway System
Maphttps://www.arcgis.com/apps/webappviewer/index.htmI?id=465dfd3d807c46cc8e8057116flaacaa (accessed January 2026).
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15300.2(e) Hazardous Waste Sites. A categorical exemption shall not be used for a project located on a site
which is included on any list compiled pursuant to Section 65962.5 of the Government Code.

The Project site is not located on the Cortese list and therefore is consistent with Section 15300.2(e) and is not
considered to be an exception.?

15300.2(f) Historical Resources. A categorical exemption shall not be used for a project which may cause a
substantial adverse change in the significance of a historical resource.

The Project site has been previously disturbed and is currently developed with a paved parking lot and restaurant
building which was constructed sometime between 1985 and 1994, making the subject property at most 41 years
old.3 The existing structures would not be considered historical and there are no known historical resources present
within the Project site. As such, the Project site is consistent with Section 15300.2(f) and is not considered an
exception.

Conclusion

The Project is wholly consistent with State CEQA Guidelines 15300.2 and qualifies to be categorically exempt from
CEQA provided the Project meets the requirements of the Class 32 exemption requirements as described below.

4.2 — PROJECT CONSISTENCY WITH SECTION 15332

As previously discussed, the Project qualifies for Class 32 Categorical Exemption under CEQA Guidelines Article 19,
Section 15332 for “Infill Development Projects.” The infill development exemption is subject to five limitations
relating to general plan and zoning consistency; size and location of the site; absence of habitat value for
endangered, rare, or threatened species; absence of significant effects relating to traffic, noise, air quality, and water
quality; and ability to be adequately served by existing utilities and public services. The Project’s consistency with
each of the five criteria is discussed below.

a) The Project is consistent with the applicable general plan designation and all applicable general plan
policies as well as with applicable zoning designation and regulations.

The Project site is currently designated as Commercial under the existing City of Moreno Valley General
Plan Land Use Map.* Additionally, the Project site is currently zoned as Community Commercial.® The
Commercial Land Use designation is intended to provide property for business purposes, including, but not
limited to, retail stores, restaurants, banks, hotels, professional offices, personal services and repair
services. Permitted uses allowed within the C C Community Commercial zoning include a variety of
commercial uses, including restaurants with drive-throughs.® The Project proposes the demolition of the
existing multi-tenant commercial building and the construction of a 4,180-square-foot McDonald’s drive-
through restaurant with related parking lot, landscaping, and utilities. The proposed restaurant land use is

2 California Department of Toxic Substances Control. 2025. Hazardous Waste and Substaces Site List (Cortese). Available at:

https://www.envirostor.dtsc.ca.gov/public/search?cmd=search&reporttype=CORTESE&site type=CSITES,FUDS&status=ACT,BKLG,COM&rep

orttitle=HAZARDOUS+WASTE+AND+SUBSTANCES+SITE+LIST+%28CORTESE%29 (accessed January 2026).

Historic Aerials. ND. Historic Aerials Viewer. Available at: https://www.historicaerials.com/viewer (accessed January 2026).

4 City of Moreno Valley. 2020. City of Moreno Valley Land Use Map. Available at: https://www.moval.org/city hall/general-plan/landuse-
map.pdf (accessed January 2026).

5 City of Moreno Valley. 2025. City of Moreno Valley Zoning. Available at: https://moval.gov/cdd/pdfs/2040GP-Update/Zoning.pdf (accessed
January 2026).

6 City of Moreno Valley. 2024. Moreno Valley Municipal Code; Table 9.02.020-1. Available at:
https://ecode360.com/attachment/317126/M04973-009a%20Permitted%20Uses%20Table%209.02.020-1.pdf (accessed January 2026).
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b)

c)

d)

consistent with the City’s General Plan Commercial land use designation and is permitted under the C C
Community Commercial zoning under the City’s Zoning Code. The Project is wholly consistent with the
General Plan land use designations, policies, and the City zoning and regulations. The Project is preparing a
conditional use permit due to proposing a drive-through restaurant within 300 feet of a residential zone, as
required by the City zoning and regulations. As such, the Project is consistent with Section 15332(a).

The proposed development occurs within the city limits on a project site of no more than 5 acres
substantially surrounded by urban uses.

The Project site is an approximately 1.30-acre site located at 11875 Pigeon Pass Road within the City of
Moreno Valley. As previously described, the Project site is surrounded by commercial uses to the north and
west and is bounded by Pigeon Pass Road to the east and Ironwood Avenue to the south. As such, the
Project is consistent with Section 15332(b).

The project site has no value as habitat for endangered, rare, or threatened species.

A California Natural Diversity Database (CNDDB) search was performed on January 20, 2026, using the
January 2026 data. Forty-one species have been recorded as occurring within five miles of the Project site.
Of those species, one species occurrence overlaps the Project site and three species occurrences are within
0.3 miles of the Project site. A red-diamond rattlesnake (crotalus rubar) occurrence dated 1988 overlaps
the Project site. Since 1988, the Project site and surrounding areas have been extensively developed. No
suitable habitat for red-diamond rattlesnake (i.e., arid deserts in rocky areas and dense vegetation) remains
on or immediately adjacent to the Project site. Three additional species occurrences were recorded within
0.3 miles of the Project site including, the western yellow bat (Lasiurus xanthinus), Crotch's bumble bee
(Bombus crotchii), and Busck's gallmoth (Eugnosta busckana). The western yellow bat occurrence is dated
1981. Similar to red-diamond rattlesnake, no suitable habitat for western yellow bat (i.e., dry tropical forest,
desert riparian) remains on or immediately adjacent to the Project site as result of development in the area.
The Crotch’s bumble bee occurrence is dated 2020; however, the Project site and adjacent areas do not
contain any suitable habitat for the species as the area primarily comprises hardscape and ornamental
plantings. The Busck's gallmoth occurrence is dated 2023. Similar to Crotch’s bumblebee, suitable habitat
for Busck’s gallmoth (i.e., costal sand dunes) does not occur within the Project site and surrounding areas.
Due to development, the prevalence of pavement and ornamental plantings, the Project site has no value
as a habitat for the special status species previously recorded on-site and in the vicinity. As such, the Project
is consistent with Section 15332(c).

Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or
water quality.

The consistency analysis is constructed based on the results of the following Project-specific technical
reports that analyzed potential Project-generated impacts with respect to traffic, noise, air quality, and
water quality:

e Level of Service (LOS) and Vehicle Miles Traveled (VMT) Memorandum for the Proposed McDonald’s
Drive-Through Restaurant in the City of Moreno Valley (Appendix A)

e Drive-Through Queuing Analysis for the Proposed McDonald’s Restaurant in the City of Moreno
Valley (Appendix B)

e Moreno Valley McDonald’s — Moreno Valley, CA — Noise and Vibration Analysis (Appendix C)
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e Moreno Valley McDonald’s — Moreno Valley, CA — Air Quality and Greenhouse Gas Analysis
(Appendix D)

Traffic and Transportation

A Traffic Memorandum (Memo) was prepared for the Project and is available as Appendix A to this
Memorandum. The Memo included a LOS screening analysis and VMT screening analysis. The LOS analysis
is provided for informational purposes only. Pursuant to Senate Bill 743, LOS is no longer used for the
determination of traffic and transportation impacts under CEQA, instead VMT is used.

Trip Generation

As the Project consists of the demolition of an existing 9,527-square-foot multi-tenant commercial building
and the construction of a 4,180-square-foot McDonald’s drive-through restaurant, comparison of existing
and proposed trip generation is warranted. Vehicular trips for the existing multi-tenant commercial building
were calculated using trip generation rates published in the Institute of Transportation Engineers (ITE) Trip
Generation Manual, 11th Edition (2021).

The Traffic Memo (Appendix A) determined that the existing trip generation for the Project site is
approximately 311 trips daily with 13 trips in the morning peak hour and 38 trips in the evening peak hour.

The Traffic Memo (Appendix A) determined that the proposed trip generation for the Project would be
approximately 675 trips on a daily basis with 82 morning peak hour trips and 31 evening peak hour trips.

Level of Service (LOS) Screening

Based on City of Moreno Valley guidelines, certain types of projects are exempt from Traffic Impact Analysis
(TIA) preparation based on their size, nature, or location.” City guidelines present the following criteria:

“The following activities generally will not require a TIA that includes LOS analysis. This
presumption is based on the activities associated with the project (e.g. they are local
serving) or the limited trip generation of the project (e.g. projects that generate less than
100 peak hour trips as projects that generate 100 or less trips typically do not affect LOS
significantly once distributed to the local roadway network).”

Based on the project trip generation provided in Appendix A, the Project would not exceed the 100-peak
hour trip threshold established by the City. Therefore, the Project would be exempt from LOS analysis.

Vehicle Miles Traveled (VMT) Screening

As the proposed McDonald’s drive-through restaurant is a locally-serving retail development with a building
area of 4,180 square-feet, based on City of Moreno Valley Transportation Impact Analysis Preparation Guide
for Vehicle Miles Traveled and Level of Service Assessment (July 2020), the Project will not require a further
VMT Analysis.® Refer to Appendix A for the Project Scoping Form.

Queuing Analysis

The proposed McDonald’s drive-through would provide queueing capacity for approximately 295 feet,
equal to 14 vehicles under “regular” conditions and could accommodate up to 22 vehicles under peak

7 City of Moreno Valley. 2020. Transportation Impact Analysis Preparation Guide for Vehicle Miles Traveled and Level of Service Assessment.
Available at: https://moval.gov/departments/public-works/transportation/TIA-Guidelines.pdf (accessed January 2026).

8 Ibid.
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conditions, assuming 21 feet per vehicle, from the pick-up window to the opening of the drive-through lane.
The peak queue is estimated to be 15 vehicles. Based on the proposed drive-through queueing capacity and
estimated peak drive-through queue demand, the McDonald’s would provide sufficient queuing capacity
to accommodate the peak observed queue. No conflicts are anticipated between McDonald’s drive through
users and other McDonald’s trips to and from the restaurant. Additionally, no conflicts are anticipated
between McDonald’s ingress/egress and the adjacent commercial uses. Furthermore, the use of mobile
ordering through the McDonald’s app can be emphasized to combat future increases in drive through
demand, particularly as more customers adopt mobile app usage. Refer to Appendix B.

Noise

The Project site is impacted by various noise sources. In general, vehicle traffic on roadways, construction
activities, and outdoor activities are common noise sources throughout the City. Other noise sources
include transportation, commercial and industrial centers, and property maintenance operations. The
primary sources of stationary noise near the Project site include parking lot noise at the commercial
properties and other urban-related activities (e.g., idling cars, vehicles passing by, trucks, pedestrians, birds
chirping, etc.). The noise associated with these sources may represent a single-event noise occurrence or
short-term noise.

To quantify existing ambient noise levels in the Project area, Kimley-Horn conducted four short-term
(10-minute) measurements on July 16, 2025, and one long-term noise measurement (24 hours in duration)
starting on July 16, 2025, and ending July 17, 2025; see Appendix C. The noise measurement sites were
representative of typical existing noise exposure within and immediately adjacent to the Project site. The
10-minute daytime measurements were taken between 10:08 a.m. and 11:27 a.m. Measurements of Leq
are considered representative of the noise levels throughout the day. The average noise levels and sources
of noise measured at each location are listed in Table 4: Existing Noise Measurements and shown on Exhibit
3: Noise Measurement Locations of Appendix C.

Construction Noise

Construction activities would not take place between the hours of 8:00 p.m. and 7:00 a.m., to be in
compliance with City Municipal Code Section 11.80.030. The City’s permitted hours of construction are
required in recognition that construction activities undertaken during daytime hours are a typical part of
living in an urban environment and do not cause a significant impact. While the City establishes limits to
the hours during which construction activity may take place, it does not identify specific noise level limits
for construction noise levels. Thus, this analysis uses the Federal Transit Administration’s (FTA) threshold
of 80 dBA (8-hour Leg) for residential uses.

The Federal Highway Administration Roadway Construction Noise Model was used to calculate the worst-
case construction noise levels at nearby sensitive receptors and commercial uses surrounding the Project
site during construction. All construction equipment was assumed to operate simultaneously at the
property line of the Project site to represent a worst-case noise scenario, as construction activities would
routinely be spread throughout the construction site and would operate at different intervals. The modeled
receptor locations represent the closest existing receiving land uses to Project construction activities. The
nearest sensitive receptor is a single-family residential building located approximately 87 feet south of the
Project site.
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As modeled and described in Appendix C, construction noise levels would range between 60.7 dBA Leq and
79.2 dBA Leq at the nearest properties surrounding the Project site and would not exceed the FTA’s
construction noise thresholds for residential uses. Additionally, compliance with City Municipal Code
Section 11.80.030 would minimize potential impacts from construction noise, as construction would be
limited to the hours between 7:00 a.m. and 8:00 p.m. Because Project construction noise levels would not
exceed any applicable standards and would be required to comply with the City’s allowable construction
hours, construction noise impacts would be less than significant.

Operational Noise

Exterior noise levels associated with drive-through operations, parking lot noise, and mechanical equipment
were modeled with the SoundPLAN software. SoundPLAN allows computer simulations of noise situations,
and creates noise contour maps using reference noise levels, topography, point and area noise sources,
mobile noise sources, and intervening walls and structures. Inputs to the SoundPLAN model included
ground topography and ground type, noise source locations and heights, receiver locations, and sound
power level data. The SoundPLAN run for Project operations conservatively assumes the simultaneous
operation of all on-site noise sources.

The modeled Project-generated noise levels would range from 27.2 dBA Leq to 49.7 dBA Leg during the
daytime hours, and between 27.1 dBA Leq to 49.7 dBA Leq during the nighttime hours at the surrounding
residential uses. Project-generated operational levels would not exceed the City’s most stringent daytime
or nighttime exterior noise standards of 60 dBA and 55 dBA, respectively, for residential uses.

Noise levels at the nearest commercial uses would range from 42.3 dBA Leq to 48.8 dBA Leq during the
daytime hours, and between 42.1 dBA Leq to 48.7 dBA Leq during the nighttime hours. Project-generated
operational levels would comply with the City’s Land Use Compatibility standards for commercial uses.

According to the California Department of Transportation (Caltrans) Technical Noise Supplement to the
Traffic Noise Analysis Protocol (2013), a noise level increase of 3 dBA is generally regarded as barely
perceivable and a 5 dBA is readily noticeable. Appendix C shows that the maximum noise increase at the
nearest commercial uses would be 0.1 dBA during the daytime and nighttime hours and the maximum noise
increase at the nearest residential uses would be 0.8 dBA during the daytime hours and 0.2 dBA during
nighttime hours. Therefore, Project noise levels at the nearest commercial and residential uses would not
exceed the barely noticeable 3 dBA noise increase threshold. A less than significant impact would occur in
this regard.

Truck delivery noise was modeled separately due to the infrequent nature and non-sustained
characteristics of truck deliveries. Truck delivery noise levels would range from approximately 54.3 dBA Leq
to 57.5 dBA Leq at the nearest commercial uses and would comply with the City’s Land Use Compatibility
Plan standards. Truck delivery noise levels at the nearest residential uses would range from 34.0 dBA Leq to
61.5 dBA Leqg.

Furthermore, the increase in ambient noise levels from truck deliveries would be 0.4 dBA at the nearest
commercial uses and 7.0 dBA at the nearest residential uses during the daytime. However, on-site truck
movements and the use of backup beepers would be short in duration (ranging from approximately 30
seconds to one minute), and thus, the exposure of temporary noise levels would be limited, not exceeding
the City’s noise sound level of 115 dBA for more than 15 minutes. Truck delivery activity currently occurs
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under existing conditions and would not be a new noise source. As such, Project noise levels from truck
delivery activity would result in a less than significant impact.

Vibration

Increases in groundborne vibration levels attributable to the Project would be primarily associated with
construction-related activities. The FTA has published standard vibration velocities for construction
equipment operations. In general, the FTA architectural damage criterion for continuous vibrations (i.e., 0.2
inch/second) appears to be conservative. The types of construction vibration impacts include human
annoyance and building damage. Human annoyance occurs when construction vibration rises significantly
above the threshold of human perception for extended periods of time. Building damage can be cosmetic
or structural. Ordinary buildings that are not particularly fragile would not experience any cosmetic damage
(e.g., plaster cracks) at distances beyond 30 feet. This distance can vary substantially depending on the soil
composition and underground geological layer between vibration source and receiver. In addition, not all
buildings respond similarly to vibration generated by construction equipment. For example, for a building
that is constructed with reinforced concrete with no plaster, the FTA guidelines show that a vibration level
of up to 0.50 inch/second is considered safe and would not result in any construction-based vibration
damage. This evaluation uses the FTA architectural damage criterion for continuous vibrations at non-
engineered timber and masonry buildings of 0.2 inch/second peak particle velocity (PPV) and human
annoyance criterion of 0.4 inch/second PPV in accordance with Caltrans guidance.

Appendix C modeled typical construction equipment vibration levels and shows that at 86 feet (the closest
distance to off-site structures) the vibration velocities from construction equipment would reach
approximately 0.033 inch/second PPV, which is below the FTA’s 0.20 inch/second PPV threshold for building
damage and Caltrans’ 0.4 inch/second PPV threshold for human annoyance. Once operational, the Project
would not include vibration-generating uses or operations. Therefore, vibration impacts associated with
the Project would be less than significant.

Air Quality

The South Coast Air Quality Management District (SCAQMD) is the regulatory agency responsible for
improving air quality for large areas of Los Angeles, Orange, Riverside, and San Bernardino counties. The
SCAQMD CEQA Air Quality Handbook provides significance thresholds for volatile organic compounds
(VOCQ), including reactive organic gases (ROG), nitrogen oxides (NOx), carbon monoxide (CO), sulfur oxides
(SOx), particulate matter 10 microns or less in diameter (PMuo), and particulate matter 2.5 microns or less
in diameter (PM..s). The thresholds apply to both Project construction and operation within the SCAQMD
jurisdictional boundaries. If the SCAQMD thresholds are exceeded, a potentially significant impact could
result.

Construction Impacts

Construction results in temporary generation of emissions during demolition; site grading; road paving;
motor vehicle exhaust associated with construction equipment and worker trips; and the movement of
construction equipment, especially on unpaved surfaces. Emissions of airborne particulate matter are
largely dependent on the amount of ground disturbance associated with site preparation activities, as well
as weather conditions and the appropriate application of water.

The Project site has been previously disturbed and developed with an existing multi-tenant building and
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surface parking lot. The Project proposes the demolition of the existing building and construction of a 4,180-
square-foot McDonald’s drive-through restaurant and parking lot. Construction is estimated to last
approximately eight months. As shown in Table 1: Project Construction Emissions, construction-generated
emissions associated with the Project would not exceed SCAQMD thresholds.

Table 1: Project Construction Emissions

. Maximum Pounds Per Day
Construction Year

ROG NOy co SO, PM; 5 PMyo

2026 2.49 21.66 24.88 0.04 3.84 2.19

2027 2.38 5.18 8.26 0.01 0.36 0.21

Maximum Emissions 2.49 21.66 24.88 0.04 3.84 2.19
SCAQMD Threshold 75 100 550 150 55 150

Exceed SCAQMD Threshold? No No No No No No

Notes:

1. Emissions were calculated using the California Emissions Estimator Model (CalEEMod) version 2022.1, as recommended
by the SCAQMD. Worst-case seasonal maximum daily emissions are reported.

2. SCAQMD Rule 403 Fugitive Dust applied. The Rule 403 reduction/credits include the following: properly maintain mobile
and other construction equipment; water exposed surfaces three times daily; and limit speeds on unpaved roads to 15
miles per hour. Reductions percentages from the SCAQMD CEQA Handbook (Tables XI-A through XI-E) were applied.

3. Due to rounding, total emissions may be marginally different from CalEEMod output.

Source: CalEEod version 2022.1. Refer to Appendix D for model outputs

The Project is subject to SCAQMD rules 402, 403, and 1113, which prohibit nuisances, require dust
mitigation, and limit VOC content in paints, respectively. It has been assumed that these rules will be
followed through watering the site and using low VOC paints during construction. The results of the Air
Quality and Greenhouse Gas Analysis (Appendix D) have determined that construction criteria pollutant
emissions would remain below the applicable thresholds and construction impacts on short-term air quality
would be less than significant.

Operational Impacts

Operational impacts are typically associated with mobile sources (i.e., motor vehicle use) and area sources
(such as the use of landscape maintenance equipment, consumer products, and architectural coatings).
Energy source emissions would be generated from electricity and natural gas (non-hearth) usage. Based on
the Project-specific Traffic Memo (Appendix A), the Project would generate approximately 987 daily vehicle
trips.® As shown in Table 2: Project Operational Emissions, the Project’s emissions would not exceed
SCAQMD thresholds. Therefore, regional operations emissions would result in a less than significant long-
term regional air quality impact.

9 The mobile air emissions in the Air Quality and Greenhouse Gas Analysis (Appendix D) represent a maximum daily trip generation of 987
vehicles. These 987 daily trips represent a conservative estimate as it does not take credit for the existing trips generated by the existing use
on site, as described in Appendix A. Therefore, the mobile emissions and total daily operational emissions presented are conservative and
encompass the current Project trip generation numbers.
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Table 2: Project Operational Emissions
Maximum Pounds Per Day!
Source

ROG NOy co SO, PM; 5 PM;o
Area Source Emissions 0.14 <0.01 0.18 <0.01 <0.01 <0.01
Energy Emissions 0.01 0.13 0.11 <0.01 0.01 0.01
Mobile Emissions 3.78 3.51 30.65 0.08 6.97 1.81
On-Site Drive Through? <0.01 <0.01 0.01 <0.01 <0.01 <0.01
Total Emissions 3.93 3.64 30.95 0.08 6.98 1.82
SCAQMD Threshold 55 55 550 150 150 155
Exceed SCAQMD Threshold? No No No No No No
Notes:
1. Emissions were calculated using the California Emissions Estimator Model (CalEEMod) version 2022.1, as

recommended by the SCAQMD. Worst-case seasonal maximum daily emissions are report.

2. On-site drive-through idling emissions were calculated with emissions factors from EMFAC2021.
3. Due to rounding, total emissions may be marginally different from CalEEMod output.
Source: CalEEod version 2022.1. Refer to Appendix D for model outputs.

Water Quality

With respect to construction-related water quality, the Project would be subject to compliance with the
City’s National Pollutant Discharge Elimination System (NPDES) permit program. Compliance with the
NPDES permit involves the preparation and implementation of a Stormwater Pollution Prevention Plan
(SWPPP) for construction-related activities. The SWPPP is required to specify the Best Management
Practices (BMPs) that the Project would be required to implement during construction activities to ensure
that all potential pollutants of concern are prevented, minimized, and/or otherwise appropriately treated
prior to being discharged from the site.

With respect to long-term operations, the Project Applicant would be required to implement a site-specific
Water Quality Management Plan (WQMP), pursuant to the requirements of the applicable NPDES permit.
A Preliminary WQMP has already been prepared for the Project and is included in the entitlement package
for the Project. The WQMP prescribes the implementation of structural and non-structural BMPs to manage
and treat stormwater and other runoff from the Project site prior to discharge, thus ensuring no
exceedances of the allowed discharge concentrations of pollutants occur.

As the Project site is presently developed with an existing restaurant use and the Project proposes the
development of a restaurant use, similar conditions would exist after Project implementation. Additionally,
mandatory preparation and implementation of both the SWPPP for short-term impacts and a WQMP for
long-term impacts, Project impacts to water quality would be less than significant.

As such, the Project is consistent with Section 15332(d).

The site can be adequately served by all required utilities and public services.

As previously discussed, the Project site is presently developed with an existing restaurant that is fully
served by all utilities and public services. As the Project proposes a similar use, there would be no substantial
change in the required utility demand. Further, the Project would coordinate with and meet all conditions
of approval related to utilities and their furnishing. It is anticipated that all required utilities and public
services will adequately serve the Project. As such, the Project is consistent with Section 15332(e).

951 543 9868
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Conclusion

Page 13

Based on the above analysis, the Project is consistent with State CEQA Guidelines Section 15332 and qualifies to be
categorically exempt from CEQA as a Class 32 — In-fill Development Exemption.
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Appendix A - LOS and VMT Memorandum
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City of Moreno Valley
Traffic Impact Preparation Guide
June 2020

Project Scoping Form

This scoping form shall be submitted to the Lead Agency to assist in identifying
infrastructure improvements that may be required to support traffic from the proposed

project.

Project Identification:

Case Number:

Related Cases:
SP No.
EIR No.
GPA No.
CZ No.

Project Name:

McDonald's Drive-Through Restaurant Project

Project Address:

11875 Pigeon Pass Road, Moreno Valley, CA 92557

Project Opening
Year:

Project Demolition of a 9,527 SF multi-tenant retail building and construction of a 4,180 SF
Description: McDonald's Drive-Through Restaurant.

Consultant: Developer:
Name: Kimley-Horn and Associates, Inc. McDonald's LLC

Address: 3801 University Ave # 300,

Riverside, CA 92501

Telephone: (951) 374-0710

Email: dallas.willey@kimley-horn.com

Trip Generation Information:

Trip Generation Data Source: ITE Trip Generation Manual (11th Edition) (Existing/Proposed)

The City of Moreno Valley reserves the right to use, share, and reproduce the information including, but not
limited to, traffic counts, exhibits, and surveys provided in all submitted traffic studies and VMT assessments.



City of Moreno Valley
Traffic Impact Preparation Guide

June 2020
Current General Plan Land Use: Proposed General Plan Land Use:
General Commercial General Commercial
Current Zoning: Proposed Zoning:
CC - Community Commercial CC - Community Commercial
Existing Trip Generation Proposed Trip Generation
In Out Total In Out Total
) 8 5 13 48 46 95
AM Trips
. 19 19 38 36 33 69
PM Trips

*SEE ATTACHMENT B FOR PASS-BY TRIP RATES**

Trip Internalization: O Yes ® No ( % Trip Discount)

Pass-By Allowance: ® Yes O No ( % Trip Discount)

See Attachment B - Summary of Project Trip Generation

Potential Screening Checks

Is your project screened from specific analyses (see Page 3 of the guidelines related to
LOS assessment and Pages 22-23 for VMT screening criteria).

Is the project screened from LOS assessment? ® Yes O No

LOS screening justification (see Page 3 of the guidelines): Proposed project will
generate maximum of 82 peak hour trips in the AM peak period and will not exceed the 100-peak

hour trip threshold established by the City. Therefore, the project would be exempt from LOS
analysis.




City of Moreno Valley
Traffic Impact Preparation Guide

June 2020
Is the project screened from VMT assessment? (®) Yes O No
VMT screening justification (see Pages 22-23 of the guidelines): Proposed projectis
a locally-serving retail development with a building area of 4,180 square-feet. Therefore, the
project would be exempt from further VMT Analysis.
Level of Service Scoping
e Proposed Trip Distribution (Attach Graphic for Detailed Distribution):
North South East West
N/A % N/A % N/A % N/A %

Link level of service and data collection:

I;lwill be required
@will not be required

e Attach list of study intersections (and roadway segments if applicable) N/A
e Attach site plan
e Other specific items to be addressed:
0 Site access
0 On-site circulation
0 Parking
0 Consistency with Plans supporting Bikes/Peds/Transit
® Other NA
e Date of Traffic Counts

e Attach proposed analysis scenarios (years plus proposed forecasting approach)
e Attach proposed phasing approach (if the project is phased)



City of Moreno Valley
Traffic Impact Preparation Guide
June 2020

VMT Scoping
For projects that are not screened, identify the following:

e Travel Demand Forecasting Model Used N/A

e Attach WRCOG Screening VMT Assessment output or describe why it is not
appropriate for use

e Attach proposed Model Land Use Inputs and Assumed Conversion Factors
(attach)
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July 14, 2025

Wei Sun

City of Moreno Valley - Public Works
14177 Frederick Street

Moreno Valley, CA 92553

RE: Level of Service (LOS) and Vehicle Miles Traveled (VMT) Memorandum for the
Proposed McDonald'’s Drive-Through Restaurant in the City of Moreno Valley

Kimley-Horn and Associates, Inc. is pleased to submit this Level of Service (LOS) and the Vehicle
Miles Traveled (VMT) Screening Memorandum for the proposed McDonald’s Drive-Through
Restaurant in the City of Moreno Valley. This memorandum is based on the standards outlined in
the City of Moreno Valley Transportation Impact Analysis Preparation Guide for Vehicle Miles
Traveled and Level of Service Assessment (June 2020).

PROJECT DESCRIPTION

The applicant proposes to demolish an existing 9,527 square-feet multi-tenant retail building and
construct a 4,180 square-foot McDonald’s Restaurant with a drive-through at 11875 Pigeon Pass
Road in the City of Moreno Valley. The proposed project site is located in the southeast corner of
Pigeon Pass Plaza within a shared parking lot with other commercial uses. The project site plan
is shown on Attachment A.

Vehicular access to Pigeon Pass Plaza would be provided via two existing unsignalized driveways:
one right-in only, full movement out driveway located along Ironwood Avenue and one full-
movement driveway located along Pigeon Pass Road. Direct vehicular access to the proposed
McDonald’s Restaurant within Pigeon Pass Plaza will be provided via drive aisles located in the
shared parking lot.

TRIP GENERATION

Vehicular trips for the existing multi-tenant retail building were calculated using trip generation
rates published in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th
Edition (2021). Trip rates are based on the following land use (LU) category:

e LU 822 - Strip Retail Plaza (<40k)

The existing use generates approximately 519 trips daily with 22 trips (13 inbound, 9 outbound)
in the morning peak hour and 62 trips (31 inbound, 31 outbound) in the evening peak hour. As
the ITE Trip Generation Manual does not provide pass-by rates for Land Use Code 822, a 40%
pass-by trip rate was obtained from Land Use Code 821 - Shopping Plaza (40-150k) as a
conservative approach to calculating the total existing trips.

After applying the 40% pass-by trip rate to daily, AM and PM peak hour trips, the total trips
generated by the existing use are approximately 311 trips daily with 13 trips (8 inbound, 5

kimley-horn.com 3801 University Ave # 300, Riverside, CA 92501 951-374-0710
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outbound) in the morning peak hour and 38 trips (19 inbound, 19 outbound) in the evening peak
hour.

The trips expected to be generated by the proposed McDonald’s Drive-Through Restaurant
project were calculated using trip generation rates published in the ITE Trip Generation Manual,
11th Edition. Trip rates are based on the following land use (LU) category:

* LU 934 - Fast-Food Restaurant w/ Drive-Thru

The proposed project is estimated to generate 1,954 trips on a daily basis with 186 trips (95
inbound, 91 outbound) in the morning peak hour and 138 trips (72 inbound, 66 outbound) in the
evening peak hour. However, based on the ITE trip generation manual a pass-by trip rate of 49%
in the AM peak hour and 50% PM peak hour was applied to the trips generated from the proposed
McDonald’s Drive-Through Restaurant. As the ITE Trip Generation Manual does not provide
pass-by rates for daily trips, the daily pass-by trip percentage was assumed to be the average of
the morning and evening peak periods (49.5%).

After subtracting the trips generated from the existing mixed used retail building and the pass-
by trips, the project is estimated to generate a net 675 daily trips, with 82 morning peak hour
trips and 31 evening peak hour trips. A summary of the project trip generation is shown on
Attachment B.

LEVEL OF SERVICE (LOS) SCREENING

Based on City of Moreno Valley guidelines, certain types of projects are exempt from Traffic
Impact Analysis (TIA) preparation based on their size, nature, or location. City guidelines present
the following criteria:

“The following activities generally will not require a TIA that includes LOS analysis. This
presumption is based on the activities associated with the project (e.g. they are local serving)
or the limited trip generation of the project (e.g. projects that generate less than 100 peak
hour trips as projects that generate 100 or less trips typically do not affect LOS significantly
once distributed to the local roadway network).”

Based on the project trip generation provided in Attachment B, the proposed project will not
exceed the 100-peak hour trip threshold established by the City. Therefore, the project would be
exempt from LOS analysis.

VMT Screening

As the proposed McDonald’s Drive-Through Restaurant is a locally-serving retail development
with a building area of 4,180 square-feet, based on City of Moreno Valley Transportation Impact

kimley-horn.com 3801 University Ave # 300, Riverside, CA 92501 951-374-0710
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Analysis Preparation Guide for Vehicle Miles Traveled and Level of Service Assessment (July 2020),
the project will not require a further VMT Analysis.

FINDINGS AND CONCLUSION

Based on the guidelines mentioned in the City of Moreno Valley Transportation Impact Analysis
Preparation Guide for Vehicle Miles Traveled and Level of Service Assessment (June 2020) and the
analysis provided in this memorandum, the proposed McDonald’s Drive-Through Restaurant
project would be screened out of further LOS and VMT analysis.
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ATTACHMENT B
SUMMARY OF PROJECT TRIP GENERATION COMPARISON
EXISTING: MULTI-TENANT RETAIL BUILDING / PROPOSED: MCDONALD'S DRIVE-THROUGH RESTAURANT

Trip Generation Rates !

Land Use ITE Code Unit Daily AM Peak Hour PM Peak Hour
In Out Total In Out Total
Strip Retail Plaza (<40k) 822 KSF 54.450 1.416 0.944 2.360 3.295 3.295 6.590
Fast-Food Restaurant w/ Drive-thru 934 KSF 467.480 | 22.751 | 21.859 | 44.610 | 17.176 | 15.854 | 33.030
Trip Generation Estimates
Land Use Quantity Unit Daily AM Peak Hour PM Peak Hour
In Out Total In Out Total
Existing Use
Strip Retail Plaza (<40Kk) 9.527 KSF 519 13 9 22 31 31 62
Pass-by Trips (40% AM, 40% PM) > -208 -5 -4 -9 -12 -12 -24
Total Existing Trips 311 8 5 13 19 19 38
Proposed Use
Fast-Food Restaurant w/ Drive-thru 4.180 KSF 1,954 95 91 186 72 66 138
Pass-by Trips (49% AM, 50% PM) * -967 -47 -45 -91 -36 -33 -69
Total Proposed Project Trips 987 48 46 95 36 33 69
Net Difference (Proposed Minus Existing) 675 41 41 82 17 14 31

! Source: Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition

% Note: The ITE Trip Generation Manual does not provide pass-by rates for daily trip generation. The daily pass-by trips shown are the
average of the AM and the PM pass-by trips.

* Note: The ITE Trip Generation Manual does not provide pass-by rates for Land Use Code 822. The pass-by trip rates shown were
obtained from Land Use Code 821 as a conservative approach in calculation.

McDonald's Drive-Through Restaurant - Moreno Valley

LOS and VMT Memorandum

Kimley-Horn and Associates, Inc.

July 2025
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Appendix B — Queuing Analysis
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Appendix C — Noise and Vibration Analysis Memorandum
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Appendix D — Air Quality and Greenhouse Gas Memorandum
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