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1.0 INTRODUCTION 
1.1 BACKGROUND 

The Riverside County Economic Development Agency (the “EDA”) has facilitated 
the adoption of over three dozen redevelopment areas throughout the County of 
Riverside (the “County”) under the authority of the Redevelopment Agency for the 
County of Riverside (the “Agency”).  Over the years, these redevelopment areas 
have been combined, or merged, into five distinct Project Areas: 

• Jurupa Valley 

• Mid-County 

• 1-1986 

• Desert Communities  

• I-215 Corridor 
 
The EDA and the Agency have been very active in alleviating blight in those five 
areas through a variety of public improvements, new developments, rehabilitation 
programs, housing assistance programs, and other activities.  However, despite 
efforts to control the spread of blight, detrimental physical and economic conditions 
still exist in other portions of the County that are not part of a redevelopment 
project area.  The Highway 74 Communities, specifically in the neighborhoods of 
South Mead Valley, Wagon Wheel, Good Hope, Meadowbrook, and Warm 
Springs, exhibit elements of both physical and economic blight that could be 
ameliorated through redevelopment activities.   
 
The Highway 74 corridor is one of the many areas of the County that has 
developed over time, starting as small, spread-out communities but growing to 
higher residential densities today.  Approximately 1 in 4 county residents reside in 
unincorporated communities, many of which developed at urban densities but lack 
urban infrastructure.  In the case of South Mead Valley, Wagon Wheel, Good 
Hope, Meadowbrook, and Warm Springs, the quality of construction is typical of 
rural development and includes many mobile homes and structures of simple 
construction.  Many property owners have been affected by the recent economic 
downturn and either are renting out space on their property to bring in extra 
income, or are housing a relative who has been hit by hard times.  These 
circumstances have resulted in additional construction to accommodate these 
households.  Structures intended for temporary use have become permanent 
homes and unpermitted units have been added in an attempt to meet the housing 
needs of the population.  The population influx is also taxing the existing 
infrastructure, with water systems, sewage treatment and roads that are 
inadequate. 
 
At the same time, landowners and developers are planning for the future 
commercial development along Highway 74.  Current residents are concerned 
about the future of their communities.  The County wants to make sure that the 
existing communities serve as the core of new development and that the needs of 
these communities are addressed.   
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To address these concerns, on November 27, 2007, the Riverside County Board of 
Supervisors (the “Board of Supervisors”) re-affirmed the Survey Area for the 
region,1 and established a “Study Area” in the Highway 74 Communities.  The 
Study Area encompasses approximately 5,865 acres, located in the western 
portion of Riverside County, generally along the northeastern side of Highway 74, 
between Interstate 15 and Interstate 215.  Figure 1 depicts a Vicinity Map giving 
regional context to the area under discussion.   
 
On July 22, 2009, the Planning Commission designated preliminary boundaries 
and adopted a Preliminary Plan for the proposed Amendment Area (“proposed 
Amendment Area”).  The proposed Amendment Area consists of five component 
areas: South Mead Valley, Wagon Wheel, Good Hope, Meadowbrook, and Warm 
Springs.  For legal mapping purposes only, the South Mead Valley, Wagon Wheel, 
Good Hope, and Meadowbrook component areas will be considered as one sub-
area because they form one contiguous area.  The Warm Springs component area 
will be considered as a separate sub-area, again, for legal mapping purposes only.  
In this and all subsequent documents the proposed Amendment Area will be 
discussed as a whole and in each of its five component areas.  Figure 2 shows the 
overall boundary of the proposed Amendment Area, as approved by the Planning 
Commission.  Figures 3, 4, 5, 6, and 7 show the individual component areas of the 
proposed Amendment Area.  Table 1 lists the component areas and their 
associated acreage. 
 

Table 1 
Component Areas 

AREA ACREAGE 

South Mead Valley 
Wagon Wheel 

Good Hope 
Meadowbrook 
Warm Springs 

 
938.2 
774.9 

2,042.8 
1,254.5 
854.2 

 
 
The Agency then conducted various analyses of properties within the preliminary 
Amendment Area, including an inventory of existing land uses.   
 
Agency staff held public meetings in the Perris area on January 26, 2009, and April 
27, 2009, to discuss the proposed Amendment with the local community.  At the 
initial meeting, some in attendance expressed a desire for public infrastructure 
improvements and greater community services/facilities, while others preferred to 
keep the area just the way it is. Staff provided reassurance that the Board of 
Supervisors and the Agency intend to preserve the character of each community, 
along with the desire to provide certain types of long-overdue improvements in the 

                                            
1 On April 21, 1986, the Riverside County Board of Supervisors adopted Resolution No. 86-165, thereby establishing a 

redevelopment survey area encompassing all unincorporated territory in Riverside County; Resolution No. 2005-196 reaffirms the 
survey area for the proposed Amendment.   
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area, such as paved roads, better street lighting, flood control facilities, and 
community facilities, as well as other improvements that will accommodate the 
recent growth.  The Agency subsequently held workshops in the communities 
within the proposed Amendment Area to hear concerns of residents and property 
owners.  These workshops were held on July 8, 2009, for Warm Springs, on July 
13 for Good Hope and Wagon Wheel, on July 22 for Meadowbrook, and July 23 for 
South Mead Valley.  At these workshops residents and business owners 
suggested the following improvements were needed in their communities: 
 

• Improved street signs 
 

• Street lighting 
 

• Paved roads 
 

• Improved drainage/flood control 
 

• Housing repair assistance 
 

• Community centers for youth and seniors 
 

• Parks 
 

• Commercial facilities such as a grocery store, a post office, a gas station 
 
Redevelopment represents a viable option for providing such improvements 
without raising taxes or creating new fees.  For additional details on the public 
meetings, see Chapter 2, Reasons for the Selection of the Proposed Amendment 
Area.   
 
As part of this Amendment to add territory to the I-215 Corridor Project Area, the 
Agency is also proposing an Amendment to increase the amount of bonded 
indebtedness the Agency may incur at one time in the Interstate 215 Corridor 
Redevelopment Project Area.  This will allow the Agency to continue to address 
blight concerns in the existing I-215 Corridor Project Area.  Items related to this 
element of the Amendment will be discussed in Chapter 16. 
 

Urban Futures Inc. has prepared this Preliminary Report (the "Report) under 
California Community Redevelopment Law (CCRL; Health and Safety Code, 
Section 33000, et seq.), and it will be transmitted to each affected agency and 
taxing entity in compliance with CCRL Sections 33344.5 and 33344.6.  
Additionally, this Report functions as the report to the State Department of Finance 
and the State Department of Housing and Community Development and shall be 
delivered to these departments in conformance with CCRL Sections 33451.5 and 
33488. 
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1.2 DEFINITIONS 
The following bold terms shall have the following meanings unless the context in which 
they are used clearly requires otherwise: 

"Agency" means the Redevelopment Agency for the County of Riverside. 
 
"Agency Board" means the Board of Directors of the Agency.  The members of 
the Agency Board of Directors are also the members of the Board of Supervisors of 
the County of Riverside. 
 
"Amendment Area" means the proposed area under discussion in this report to 
add to the I-215 Corridor Project Area. 
 
“Board of Supervisors" means the Board of Supervisors of the County of 
Riverside.  The members of the Board of Supervisors are also the members of the 
Agency Board. 
 
"CCRL" means the California Community Redevelopment Law (Health and Safety 
Code Section 33000 et seq.) as it now exists or as it may be amended from time to 
time. 
 
"CD Data" means the ParcelQuest, Series 4 software program allowing access to 
records of the County Assessor. 
 
"Component Area" means any one of the five areas making up a portion of the 
Highway 74 Communities.  These include: South Mead Valley, Wagon Wheel, 
Good Hope, Meadowbrook, and Warm Springs. 

 
"County" means the County of Riverside, State of California. 
 
"Field Reconnaissance" means the reconnaissance completed by UFI|GRC of 
territory in the proposed Amendment Area, and is more completely described in 
this Preliminary Report. 
 
"FY" means fiscal year, and runs from July 1 of any given calendar year to June 
30 of the subsequent year. 
 
"General Plan" means the current Riverside County Integrated Project, which 
includes the Riverside County General Plan. 
 
"Land Use Regulations" means the codes, ordinances, community plans, and 
resolutions relating to land use and development in the County, as amended from 
time to time. 
 
"LMI Fund" means the Low and Moderate Income Fund of the Agency established 
pursuant to CCRL Section 33334.3. 
 
"MetroScan" means First American Real Estate Solutions software program 
allowing access to records of the County Assessor.  First American Real Estate 
Solutions provides the following caveat: "Information compiled from various 
sources.  Real Estate Solutions makes no representations or warranties as to the 
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accuracy or completeness contained in [any] report." 
 
"Planning Commission" means the Riverside County Planning Commission. 

 
"Redevelopment Plan(s)" means the existing redevelopment plan(s) for the I-215 
Corridor Project Area sub-areas. 
 
"State" means the State of California. 
 
"Tax Increment" means the funds allocated to the Agency from the Project Areas 
pursuant to CCRL Section 33670. 
 
"UFI" means Urban Futures, Inc., who are the redevelopment consultants retained 
by the Agency to assist the processing of this I-215 Corridor Project Area, 
Amendment No.2: Highway 74 Communities. 

1.3 GOALS OF THIS AMENDMENT 
The following are general goals the Agency would like to achieve through this 
Amendment:   

• Implementing the goals, policies, and strategies identified in the existing 
Redevelopment Plan and the General Plan. 

• Providing the various public improvements identified in the amended 
Redevelopment Plan and the General Plan. 

• Developing housing programs, with an emphasis on rehabilitation, to meet the 
needs of residents in the amended Project Area.   

• Providing for a general program of redevelopment assistance for new and 
existing businesses.   

• Providing a general program for market-rate housing. 

• Help preserve and enhance existing conforming residential neighborhoods 
through infrastructure improvements and building rehabilitation 

• Encourage development according to the Riverside County General Plan, 
which is part of the Riverside County Integrated Project (“RCIP”), and the 
Riverside County Zoning Ordinance. 

• Encourage investment in the proposed Amendment Area by the private sector. 

• Promote the development of new and diverse employment opportunities. 

• Enhance and expand shopping facilities in the proposed Amendment Area by 
encouraging the development of new commercial uses and rehabilitation of 
existing commercial uses. 

• Promote the improvement and centralization of commercial and industrial areas 
to make them more attractive and efficient. 

• Promote the expansion of the proposed Amendment Area’s industrial and 
commercial bases and local employment opportunities to provide jobs to local 
workers. 
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• Consolidate parcels as needed to induce new or expanded, centralized, 
business development in the proposed Amendment Area. 

• Assist economically depressed areas and reverse stagnant or declining 
assessed valuation trends. 

• Protect the health and general welfare of the proposed Amendment Area's 
many low- and moderate-income residents by utilizing 20% of the tax 
increment revenues from the proposed Amendment Area to improve, increase, 
or preserve the supply of low- and moderate-income housing both inside and 
outside the proposed Amendment Area. 

• Upgrade the physical appearance of properties in the proposed Amendment 
Area.  

• Rehabilitate deteriorated residential, commercial and industrial structures to 
eliminate safety deficiencies and to extend the useful lives of these structures. 

• Remove economic impediments to land assembly and in-fill development in 
areas that are not properly subdivided for development or redevelopment. 

• Reduce or eliminate the negative impacts related to incompatible and non-
conforming land uses in the proposed Amendment Area. 

• Buffer residential neighborhoods from the intrusion of nearby non-residential 
land uses. 

• Clean-up properties that are exposed to hazardous materials.   

• Provide replacement housing as required by law if and when dwellings housing 
low- or moderate-income persons or families are lost from the low- or 
moderate-income housing market as a result of Agency activities. 

• Provide relocation assistance to displacees in order to mitigate possible 
hardships due to relocation activities. 

• Provide a broad range of public service infrastructure improvements to induce 
private investment in the proposed Amendment Area.  Such improvements 
could include the construction or reconstruction of roads, streets, curbs and 
gutters, sidewalks; the upgrading of street side landscaping; the construction 
and reconstruction of water storage and distribution facilities; the construction 
and reconstruction of sewerage systems; and the development of drainage and 
flood control facilities. 

• Provide new or improved community facilities such as fire stations, schools, 
park and recreational facilities, and the expansion of public health and social 
service facilities, where appropriate, to enhance the public health, safety and 
welfare. 

• Encourage the cooperation and participation of Amendment Area property 
owners, public agencies and community organizations in the elimination of 
blighting conditions and the promotion of new or improved development in all 
portions of the proposed Amendment Area. 

• Provide a procedural and financial mechanism by which the Agency can assist, 
complement and coordinate public and private development, redevelopment, 
revitalization and enhancement of the community. 
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These goals may be refined, expanded upon, or otherwise modified throughout the 
adoption process.   

1.4 GEOGRAPHIC DESCRIPTION OF COMPONENT AREAS 
As mentioned in the Background, the I-215 Corridor Project Area, Amendment No. 2, 
Highway 74 Communities, involves five component areas: South Mead Valley, Wagon 
Wheel, Good Hope, Meadowbrook, and Warm Springs.     

The following is a brief description of each Component Area: 

• South Mead Valley - This component area includes approximately 938 acres and 
is generally located west of Interstate 215 and north of Highway 74.  It is 
generally bordered by Orange Avenue on the north, San Jacinto Avenue on the 
south, John and Marshal Streets on the west, and La More Road and Carter 
Drive on the east.  

• Wagon Wheel – This component area includes approximately 775 acres and is 
generally located west of Interstate 215 and north of Highway 74.  It is generally 
bordered by San Jacinto Avenue on the north, Ellis Avenue on the south, 
Marshall Street on the west, and the City Limit of Perris on the east.   

• Good Hope - This component area includes approximately 2,043 acres and is 
generally located along Highway 74 between Interstate 215 and Interstate 15, 
with the bulk of the area on the northwest side of Highway 74.  It is generally 
bordered by Ellis Avenue on the north, Richard Street on the south, Belita drive 
on the west.   

• Meadowbrook – This component area includes approximately 1,254 acres and is 
generally located along Highway 74 between Interstate 215 and Interstate 15.  It 
is generally bordered by Mountain Avenue on the north, Vista Avenue on the 
west, in the eastern portion of the City, primarily on the western side of Interstate 
215, Robert Street on the east, and Riverside Street on the south. 

• Warm Springs – This component area includes approximately 854 acres and is 
generally located west of Highway 74 and northeast of Interstate 15.   

See Figures 3-7 for individual maps of each Component Area.   

The General Plan will continue to govern land use policy within the proposed 
Amendment Area.  Implementation of the I-215 Corridor Project Area, Amendment 
No. 2 will be consistent with land use designations permitted by the General Plan 
and Land Use Regulations, as they now exist and as they may be amended from 
time to time. 
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1.5 PREVIOUS AMENDMENTS 
Adoption of this Amendment to add territory will not affect the status of the existing 
redevelopment plans in the Interstate 215 Corridor Project Area.  These plans will 
remain in full force and effect.  This Amendment includes an Amendment of 
additional territory to I-215 Corridor and an Amendment to the financial limits in the 
existing plans. 
 
As the following table shows, the I-215 Corridor was originally adopted via 
Ordinance 639, on December 23, 1986, as the 5-1986 Project, including sub-areas 
in Lakeview, Mead Valley, Romoland, and Highgrove.  The 5-1987 Project, also in 
Mead Valley, was adopted by Ordinance No. 648 on December 15, 1987.  The 5-
1986 Project was amended by Ordinance 783 on November 24, 1998, to add 
territory in Highgrove.  The 5-1987 Project was amended by Ordinance 677 in on 
July 5, 1989, to add additional territory in Mead Valley.  Territory was added to both 
the 5-1986 Project and 5-1987 Project on July 16, 2002, by Ordinances 822 and 
821 respectively.  At this time 5-1986 and 5-1987 were merged together into the 
Interstate 215 Corridor Project Area.  Territory was added to the merged I-215 
Corridor Project on May 2, 2006, in Sun City/Quail Valley by Ordinance 855 and in 
Lakeview/Nuevo on May 16, 2006, by Ordinance 854. 
 
Table 2 shows detailed information about each Project that became a part of the I-
215 Corridor Project Area. 
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Table 2 I-215 Corridor Project Details 

Table 2 I-215 Corridor Project Details 

CURRENT 
PROJECT AREA

 ORIGINAL 
PROJECT AREA Sub-Area(s) Total Area Date of First 

Reading Ordinance No. Base Year First 
Increment

Time Limit on 
Eminent Domain

Time Limit to 
Incur Debt*  Bond Limit* Redevelopment 

Activities*
Receipt of Tax 

Increment Pass Thrus Implementation 
Plan Update

Interstate 215 5-1986 Lakeview , Mead Valley 
(1), Romoland (3 & 5) d 3,154 12/23/1986 639 1986 Jan-1988 12/23/1998  $ 578,005,274.00  a No limit per Ord. 

865
 $    62,207,600.00 12/23/2027 12/23/2037 FY 2005/06

Project Area
Highgrove Existing 

Project Area 275 12/23/1986 639 1986 Jan-1988 12/23/1998 $50,000,000 b No limit per Ord. 
865

 $    15,000,000.00 12/23/2027 12/23/2037 FY 2005/06

(I-215)
Amendment #1 

(Add'l Territory)
Highgrove Amended 

Area 843 11/24/1998 783 1998 Jan-2000 11/24/2010  no limit per AB 
1290 

 c 11/24/2018  $    35,000,000.00 11/24/2029 11/24/2044 AB1290 FY 2002/03

Amendment #2 
(Add'l Territory)

Romoland Amended 
Area 1,392 07/16/2002 822 2001 Jan-2003 E.D. Not 

Permitted
 no limit per AB 

1290 
07/16/2022  $  100,000,000.00 07/16/2033 07/16/2048 AB1290 FY 2005/06

5-1987 Mead Valley (2) 141 12/15/1987 648 1987 Jan-1989 E.D. Not 
Permitted

 $ 120,000,000.00 No limit per Ord. 
865

 $    15,000,000.00 12/15/2028 12/15/2038 FY 2006/07

Amendment #1 
(Add'l Territory)

Mead Valley (2) 
Amended Area 715 07/05/1989 677 1989 Jan-1991 07/05/2001  $ 540,000,000.00 No limit per Ord. 

865
 $  155,000,000.00 07/05/2030 07/05/2040 FY 2003/04

Amendment #2 
(Add'l Territory)

Mead Valley Amended 
Area 3,200 07/16/2002 821 2001 Jan-2003 E.D. Not 

Permitted
 no limit per AB 

1290 
07/16/2022  $    75,000,000.00 07/16/2033 07/16/2048 AB1290 FY 2005/06

Merger No Additional Territory 07/16/2002 821 & 822

Amendment #1a Lakeview /Nuevo 2,820.5 05/16/2006 854 2005 Jan-2008
E.D. Not 
Permitted

no limit per AB 
1290 5/15/2026  $   150,000,000.00  5/16/2036 5/16/2051 AB1290 FY 2010/11

Amendment #1b         Sun City/Quail Valley 3,289 05/02/2006 855 2005 Jan-2008
E.D. Not 
Permitted

no limit per AB 
1290 5/2/2026  $   150,000,000.00  5/2/2036 5/2/2051 AB1290 FY 2010/11

15,830

*
a

b The figure show n is the tax increment limit for the existing amended sub-area.
c AB 1290 eliminated tax increment limits for all new  redevelopment project areas established or amended after January 1, 1994.

TABLE 2

I-215 Corridor Project Details

Project areas that w ere adopted prior to AB 1290 have tax increment limits.  The figure show n is the total tax increment limit for all sub-areas except the amended sub-area.

 Tax Increment 
Limit* 

Time limitations are counted individually for each plan in accordance with AB1290

I-215 Acreage

On November 29, 1994, the Board of Supervisors adopted Ordinance No. 750, w hich imposed new  time limits on the life of the project areas and the incurring of debt to conform to the plan requirements of AB 1290.  Tax increment and bond limits for some of the plans w ere amended w ith the adoption of this ordinance.
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2.0 REQUIREMENTS OF STATE LAW 
2.1 STATE LAW PROVISIONS  

As discussed in the Introduction, there are two elements of the I-215 Corridor Project, 
Amendment No. 2: 

1. Add territory to the I-215 Corridor Redevelopment Project Area along Highway 74, in 
the component areas of South Mead Valley, Wagon Wheel, Good Hope, Meadowbrook, 
and Warm Springs. 

2. Increase the amount of bonded indebtedness the Agency may have at one time in the 
Interstate 215 Corridor Redevelopment Project Area 

Each of these elements has its own set of requirements and procedures that are outlined in the 
CCRL and summarized below in Table 3.  

Table 3 
Project Elements 

ACTION APPLICABLE CCRL SECTIONS

1. Add Territory 
South Mead Valley, Wagon Wheel, Good Hope, 
Meadowbrook, Warm Springs 

33030; 33031; 33344.5; 
33451.5 

2. Increase Financial Limits 
I-215 Corridor Redevelopment Project Area 

33030; 33031; 33344.5; 
33344.6; 33451.5 

 

The following are the complete CCRL Sections that are noted above. 

33030 BLIGHTED AREAS 
 
(a) It is found and declared that there exist in many communities blighted areas that 

constitute physical and economic liabilities, requiring redevelopment in the 
interest of the health, safety, and general welfare of the people of these 
communities and of the state.  
 

(b)  A blighted area is one that contains both of the following: 
 

(1)  An area that is predominantly urbanized, as that term is defined in Section 
33320.1,  and is an area in which the combination of conditions set forth in 
Section 33031 is so  prevalent and so substantial that it causes a reduction of, 
or lack of, proper utilization  of the area to such an extent that it constitutes a 
serious physical and economic  burden on the community that cannot 
reasonably be expected to be reversed or  alleviated by private enterprise or 
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governmental action, or both, without  redevelopment. 
(2)  An area that is characterized by one or more conditions set forth in any 

paragraph of subdivision (a) of Section 33031 and one or more conditions set 
forth in any paragraph of subdivision (b) of Section 33031. 
 

(c)  A blighted area that contains the conditions described in subdivision (b) may also 
be characterized by the existence of inadequate public improvements or inadequate 
water or sewer utilities. 
 
§33031 
 
(a) This subdivision describes physical conditions that cause blight: 

 
(1) Buildings in which it is unsafe or unhealthy for persons to live or work. These 

conditions may be caused by serious building code violations, serious 
dilapidation and deterioration caused by long term neglect, construction that 
is vulnerable to serious damage from seismic or geologic hazards, and faulty 
or inadequate water or sewer utilities. 

 
(2) Conditions that prevent or substantially hinder the viable use or capacity of 

buildings or lots. These conditions may be caused by buildings of 
substandard, defective, or obsolete design or construction given the present 
general plan, zoning, or other development standards. 

 
(3) Adjacent or nearby incompatible land uses that prevent the development of 

those parcels or other portions of the Amendment Area. 
 

(4) The existence of subdivided lots that are in multiple ownership and whose 
physical development has been impaired by their irregular shapes and 
inadequate sizes, given present general plan and zoning standards and 
present market conditions. 

 
(b) This subdivision describes economic conditions that cause blight: 

(1) Depreciated or stagnant property values. 
 

(2) Impaired property values, due in significant part, to hazardous wastes on 
property where the agency may be eligible to use its authority as specified in 
Article 12.5 (commencing with CCRL Section 33459). 

 
(3) Abnormally high business vacancies, abnormally low lease rates, or an 

abnormally high number of abandoned buildings. 
 

(4) A serious lack of necessary commercial facilities that are normally found in 
neighborhoods, including grocery stores, drug stores, and banks and other 
lending institutions. 

 
(5) Serious residential overcrowding that has resulted in significant public health 

or safety problems. As used in this paragraph, "overcrowding" means 
exceeding the standard referenced in Article 5 (commencing with Section 32) 
of Chapter 1 of Title 25 of the California Code of Regulations. 

(6) An excess of bars, liquor stores, or adult oriented businesses that has 
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resulted in significant public health, safety, or welfare problems. 
 

(7) A high crime rate that constitutes a serious threat to the public safety and 
welfare. 

 
§33344.5 [PURPOSE AND REQUIREMENTS OF THIS REPORT] 
 
After receiving the report prepared pursuant to Section 33328, or after the time period
for preparation of that report has passed, a redevelopment agency that includes a
provision for the division of taxes pursuant to Section 33670 in the redevelopment 
plan shall prepare and send to each affected taxing entity, as defined in Section
33353.2, no later than the date specified in Section 33344.6, a preliminary report
which shall contain all of the following: 
 
(a) The reasons for selecting the proposed Amendment Area. 

 
(b) Description of the physical and economic conditions existing in the Amendment 

Area. 
 

(c) A description of the Amendment Area which is sufficiently detailed for a 
determination as to whether the Amendment Area is predominantly urbanized. 
The description shall include at least the following information, which shall be
based upon the terms described and defined in Section 33320.1: 
 
(1) The total number of acres within the Amendment Area. 
 
(2) The total number of acres that is characterized by the condition described in 

paragraph (4) of subdivision (a) of Section 33031. 
 
(3) The total number of acres that are in agricultural use.  "Agricultural Use" shall

have the same meaning as that term is defined in subdivision (b) of Section 
51201 of the Government Code. 1 

 
(4) The total number of acres that are an integral part of an area developed for

urban uses. 
 
(5) The percent of property within the Amendment Area that is predominantly 

urbanized. 
 
(6) A map of the Amendment Area that identifies the property described in 

paragraphs (2), (3) and (4), and the property not developed for an urban use.
 

(d) A preliminary assessment of the proposed method of financing the redevelopment
of the Amendment Area, including an assessment of the economic feasibility of 
the project and the reasons for including a provision for the division of taxes
pursuant to Section 33670 in the redevelopment plan. 
 

(e) Description of the specific project or projects then proposed by the agency. 
 

(f) A description of how the project or projects to be pursued by the agency in the 
Amendment Area will improve or alleviate the conditions described in subdivision
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(b). 
 

(g) If the Amendment Area contains lands that are in agricultural use, the preliminary
report shall be sent to the Department of Conservation, the county agricultural 
commissioner, the county farm bureau, the California Farm Bureau Federation,
and agricultural entities and general farm organizations that provide a written
request for notice.  A separate written request for notice shall be required for each 
proposed redevelopment plan or amendment that adds territory.  A written
request for notice applicable to one redevelopment plan or amendment shall not
be effective for a subsequent plan or amendment. 

 
Government Code Section 51201(b) defines "agricultural use" as "use of land for the 
purpose of producing an agricultural commodity for commercial purposes."  An
"agricultural commodity" is defined in Government Code Section 51201(a) as "any
and all plant and animal products produced in this state for commercial purposes." 
 
§33344.6 (IN PERTINENT PART) 
 
A redevelopment agency that is required to prepare a preliminary report pursuant to 
Section 33344.5 shall send the preliminary report no later than 90 days before the 
date set for a public hearing held pursuant to Section 33355 or 33360. 
 
§33451.5 
 
(a) This section shall apply only to proposed plan amendments that would do any of 

the following: 
 
(1) Change the limitation on the number of dollars of taxes which may be divided 

and allocated to the redevelopment agency. 
 

(2) Change the limit on the amount of bonded indebtedness that can be 
outstanding at one time. 

 
(3) Change the time limit on the establishing of loans, advances, and 

indebtedness to be paid with the proceeds of property taxes received 
pursuant to Section 33670. 

 
(4) Change the time limit on the effectiveness of the redevelopment plan. 

 
(5) Change the boundaries of the project area. 

 
(6) Merge existing project areas. 

 
(b) No later than 45 days prior to the public hearing on a proposed plan amendment 

by an agency or the joint public hearing of the agency and the legislative body, 
the agency shall notify the Department of Finance and the Department of 
Housing and Community Development by first-class mail of the public hearing, 
the date of the public hearing, and the proposed amendment. This notice shall 
be accompanied by the report required to be prepared pursuant to subdivision 
(c). 

(c) No later than 45 days prior to the public hearing on a proposed plan amendment 
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by the agency or the joint public hearing by the agency and the legislative body, 
the agency shall prepare a report that contains all of the following: 
 
(1) A map of the project area that identifies the portion, if any, of the project area 

that is no longer blighted, the portion of the project area that is blighted, and 
the portion of the project area that contains necessary and essential parcels 
for the elimination of the remaining blight. 
 

(2) A description of the remaining blight. 
 

(3) A description of the projects or programs proposed to eliminate any 
remaining blight. 
 

(4) A description of how these projects or programs will improve the conditions 
of blight. 

 
(5) The reasons why the projects or programs cannot be completed without the 

plan amendment. 
 

(6) The proposed method of financing these programs or projects. This 
description shall include the amount of tax increment revenues that is 
projected to be generated as a result of the proposed plan amendment, 
including amounts projected to be deposited into the Low and Moderate 
Income Housing Fund and amounts to be paid to the affecting taxing entities. 
This description shall also include sources and amounts of moneys other 
than tax increment revenues that are available to finance these projects or 
programs. This description shall also include the reasons that the remaining 
blight cannot reasonably be expected to be reversed or alleviated by private 
enterprise or governmental action, or both, without the use of the tax 
increment revenues available to the agency because of the proposed 
amendment. 
 

(7) An amendment to the agency's implementation plan that includes, but is not 
limited to, the agency's housing responsibilities pursuant to Section 33490. 
However, the agency shall not be required to hold a separate public hearing 
on the implementation plan pursuant to subdivision (d) of Section 33490 in 
addition to the public hearing on the amendment to the redevelopment plan. 
 

(8) A new neighborhood impact report if required by subdivision (m) of Section 
33352. 
 

(d) Upon receiving the report, the Department of Finance shall prepare an estimate 
of how the proposed plan amendment will affect the General Fund. The 
Department of Finance shall determine whether the amendment will affect the 
need for school facilities. 
 

(e) Within 21 days of the receipt of the report, the Department of Finance or the 
Department of Housing and Community Development may send any comments 
regarding the proposed plan amendment in writing to the agency and the 
legislative body. The agency and the legislative body shall consider these 
comments, if any, at the public hearing on the proposed plan amendment. If 
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these comments are not available within the prescribed time limit, the agency 
and the legislative body may proceed without them. 

 
(f) The Department of Finance or the Department of Housing and Community 

Development may also send their comments regarding the proposed plan 
amendment to the Attorney General for further action pursuant to Chapter 5 
(commencing with Section 33501). 

2.2 THE “FIVE-PART TEST” 
The prerequisites needed for redevelopment can be summarized into five basic 
requirements.  Therefore, territory being considered as the proposed Amendment 
Area must be able to meet the following “five-part test:”  
 
1. Must be predominantly urbanized. 

2. Must have at least one physical condition of blight and at least one economic 
condition of blight prevalent in the area, or be necessary for the effective 
redevelopment of the area. 

3. The conditions of blight must cause a lack of proper utilization of the area. 

4. The improper utilization must be a serious physical and economic burden on 
the community. 

5. The burden cannot be reversed by private enterprise acting alone, by the public 
sector acting alone, or by both acting together without the assistance of 
redevelopment. 

The “five-part test” will be discussed in more detail in Chapter 15.0.  The 
determination of whether the proposed Amendment Area meets these various 
requirements is ultimately the responsibility of Board of Supervisors.  This decision 
will be made after review of many types of information, including public comments 
and testimony, the recommendation of the Planning Commission, the information 
contained in this Preliminary Report, and a variety of other documents. 
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3.0 METHODOLOGY USED TO GATHER AND 
ANALYZE DATA  

3.1 METHODOLOGY 

The Field Reconnaissance provides data relating to the type, severity, and amount 
of physical conditions and, to some extent, economic conditions, which the Board of 
Supervisors may rely upon to make appropriate findings about the presence of 
physical and economic blight in the proposed Amendment Area.  UFI conducted the 
Field Reconnaissance for the proposed Amendment Area in March and April of 
2009. 

The Field Reconnaissance was conducted during daylight hours by one or more 
teams of two individuals in an automobile and by foot.  Field notes were recorded 
on copies of assessor's parcel maps and included such items as current land use; 
condition of primary structures; condition of public infrastructure including streets, 
curbs, gutters and sidewalks; inappropriate or conflicting land uses; evidence of 
criminal activity such as graffiti; and the general condition of neighborhoods.  The 
observed conditions were abbreviated into blight indicator codes and entered into a 
GIS database for analyzing and mapping purposes. 

The blight indicator codes have developed over time based on the extensive 
combined experience of UFI's senior staff as well as applicable portions of Health 
and Safety Code Section 17920.3, which provides a comprehensive list of 
conditions that create substandard buildings.  These blight codes are divided into 
the blight categories as defined by the CCRL and have proven to provide decision-
makers with the data necessary to consider blight findings.  See Chapter 4.0 for a 
full description of these codes and the reasons they are applicable to the CCRL. 

In addition, these blight codes have been weighted by a point system (from one to 
three, with three being the worst) in order to incorporate a sense of "reality" into the 
codes.  For example, according to Health and Safety Code 17920.3, a property with 
a nuisance on it is just as problematic as a building with a leaning wall.  While both 
conditions are code violations, clearly the leaning wall is more severe.  Therefore, it 
would receive more points. 

UFI believes that blight indicators worth three points can, by themselves, satisfy one 
of the blight categories identified by the CCRL.  For example, a parcel that is of 
irregular size and shape would receive three points because it, without question, 
meets the definition outlined in CCRL Section 33031(a)(4).  Unreinforced masonry 
buildings are another example as they are unsafe and vulnerable to serious 
damage in a seismic event, which, by itself, satisfies CCRL Section 33031(a)(1). 

This point system acknowledges that blight indicators that may not be as serious as 
others can combine to create serous issues.  In fact, building officials have indicated 
to UFI that multiple minor blight indicators can be just as severe – if not worse – as 
one major blight indicator.  For example, a property with an unsafe stair railing, 
large areas of junk, and a boarded-up window (fenestration) is just as problematic 
as one with only an unpermitted room addition. 
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Costs to alleviate the problems were also considered in the point system.  An 
inoperable vehicle, which can cause serious problems by harboring rodents and 
vermin as well as leaking oil and other harmful substances, can be removed 
relatively easily, while a sagging roof could cost tens of thousands of dollars to 
repair.  Thus, a property with an inoperable vehicle would not get as many points as 
one with a roof problem even though both contribute to unsafe and unhealthy 
conditions. 

The CCRL requires the Board of Supervisors to make blight findings; it is not the 
realm of Agency staff or consultants.  Therefore, the results of the Blight 
Reconnaissance are plotted on a map that decision-makers can evaluate in 
determining such findings.  An area that has the most blight points would, obviously, 
be the one with the most problems.  This map is included in this Report, following 
the discussion of existing conditions. 

Parcel-by-parcel surveys to identify these blight indicators were conducted in the 
proposed Amendment Area.  Overall, the surveyors were cautious about entering 
onto private property and did not enter into the interiors of buildings.  All notes and 
other data generated during the Field Reconnaissance are incorporated herein by 
this reference. 

Summaries of the qualifications of staff members who participated in the Field 
Reconnaissance and/or subsequent review and analysis of data are provided in 
Appendix F to this report.   

Data from certain agencies and public officials, including various media such as 
print, database, oral interview, anecdotal, and photographic, is also helpful in 
documenting conditions of blight.  These data are well-suited to determining historic 
rates, area-wide conditions, and other blighting influences.  However, use of this 
data is limited primarily because reporting district boundaries are generally not 
coterminous with the boundaries of an Amendment Area.  As a consequence, 
proper use of this data often requires interpolation to rationalize differing 
geographies, time spans, and data sets.  The different types of data used in the 
preparation of this Preliminary Report are listed below and by this reference are 
incorporated herein: 

• The General Plan  

• Land Use Regulations to determine applicable building capacities, lot size 
standards, parking ratios, set back requirements, etc., for each land use type 

• U.S. Census 

• Interviews with County staff from the Agency, Police, Planning, Fire, 
Transportation, and Economic Development Departments 

• First American Real Estate Solutions (MetroScan)  

• County Assessor’s Data 
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Organization of the Blight Documentation in this Report 
There are six main chapters of blight documentation in this Report.  The first chapter 
(Chapter 7.0) discusses the blight indicators that remain within the five Component 
Areas in general terms.  The next five chapters (Chapters 8.0 - 12.0) discuss the 
specifics of blight indicators in the individual Component Areas.  These specifics are 
divided into the blight categories as defined by the CCRL.  Within each of those 
chapters, a table of the number of instances of specific blight indicators is provided 
to demonstrate the blighting conditions that exist.  A map showing the locations of 
blight indicators (again, divided by blight category) then follows to demonstrate the 
prevalence of remaining blight.  Finally, a map showing the number of blight points 
on each parcel is provided to demonstrate the severity of remaining blight.   

Therefore these chapters are designed to show the logical progression of UFI’s 
analysis, as diagrammed below: 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Map of Blight Points
Demonstrates: Severity of Blight

Map of Blight Indicators
Demonstrates: Prevalence of Blight

Table of Blight Indicators
Demonstrates: Conditions of Blight

Field Reconnaissance
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3.2 BLIGHT INDICATORS 

As discussed in Requirements of State Law, the two elements of this Amendment 
create separate requirements from the CCRL.  Table 4, below, shows the actions 
that are proposed, the areas that are involved, and the basic blight requirements 
that must be met for each action. 

Table 4 
Applicable Blight Requirements 

ACTION APPLICABLE BLIGHT REQUIREMENTS 

 
1. Add Territory 

South Mead Valley, Wagon 
Wheel, Good Hope, 
Meadowbrook, Warm 
Springs 

Describe significant and prevalent blight 

 
2. Increase Financial Limits 

I-215 Corridor Project Area Describe the remaining blight; prepare a map of the 
portion no longer blighted, the portion that is blighted, 

and the portion that is necessary and essential 

 

In order to describe the existing and remaining conditions to provide decision-
makers with sufficient data for the consideration of blight findings, UFI has 
developed and incorporated a set of blight indicator codes.  Table 5, below, 
describes each code, lists its particular blight points, identifies which category of 
blight it satisfies under CCRL Section 33031, and shows the reference source for its 
inclusion (where applicable).  This table was taken into the field and used in 
evaluating properties during the Field Reconnaissance. 

Note that many conditions, such as Apparent Electrical Hazards, fit into more than 
one blight category as defined by the CCRL.  This is because an electrical problem 
can make a building unsafe or unhealthy due to a serious code violation or long-
term neglect, which satisfies CCRL Section 33031(a)(1), and it is a condition that 
prevents or substantially hinders viable uses due to substandard, defective, or 
obsolete design, which also satisfies CCRL Section 33031(a)(2). 
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Table 5 
Blight Codes 

BLIGHT 
CODE 

BLIGHT 
INDICATOR DESCRIPTION 

CCRL 
SECTION 
33031 

BLIGHT 
POINTS 

REFERENCE 
SOURCE 

AB Adult 
Business 

An excess of bars, liquor stores, or 
other adult business that has 
resulted in significant health, safety, 
or welfare problems  

(b)(6) 3 Local Municipal 
Code 

ADA Lack of ADA 
Compliance 

Obvious lack of ramps or other 
access issues related to the ADA 
regulations 

(a)(1) 
(a)(2) 

2 Americans with 
Disabilities Act 

AEH 
Apparent 
Electrical 
Hazards 

Visible electrical wires or wire 
connections (does not include TV 
wires), or damaged electrical boxes 
or those with missing covers 

(a)(1) 
(a)(2) 

2 

H&SC 
17920.3(d); 

2005 
International 
Code Council 

ANP Addition Not 
Permitted 

Room addition, patio cover, or other 
construction that is of poor quality -  

(a)(1) 
(a)(2) 

3 Local Municipal 
Code 

BA Blight 
Adjacency 

Any parcel adjacent to a parcel 
identified with at least 3 Blight Points 

(a)(2) 
(b)(1) 

1  

BAR Bars on 
Windows 

Security bars on at least one window 
(does not include screen doors on 
main entrance) 

(a)(1) 
(b)(7) 

2 
H&SC 

17920.3(l) 
 
 

BM 
Inadequate 

Building 
Maintenance 

General deterioration or improper 
maintenance that is more cosmetic 
than structural; could also include a 
carport support that has been hit by 
a vehicle, a broken or missing 
portion of a fascia, damaged rain 
gutters and awnings, or similar 
condition 

(a)(2) 1 H&SC 
17920.3(a)(13) 

CHIM Damaged 
Chimney 

Chimneys that lean, bulge, or have 
settled 

(a)(1) 
(a)(2) 

2 
H&SC 

17920.3(b)(8) 
 

CRI High Crime Parcels directly or indirectly affected 
by high crime  (b)(7) 3  

DLP Dilapidated 
Completely devastated by fire, 
deterioration, earthquake, or any 
other reason 

(a)(1) 3 
 

 

FCM 
Faulty 

Construction 
Materials 

Materials with the potential for 
premature deterioration or failure, 
such as bare plywood, corrugated 
metal or plastic panels, rolled 
roofing, or other materials  

(a)(1) 
(a)(2) 

3 
H&SC 

17920.3(i) 

 

FEN Fenestration 
Problem 

Lack of minimum amounts of light 
and ventilation due to a window 
partially or completely covered by 
plywood, foil, equipment, junk, or 
other similar material 

(a)(1) 
(a)(2) 

2 H&SC 
17920.3(a)(8) 
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Table 5 
Blight Codes 

BLIGHT 
CODE 

BLIGHT 
INDICATOR DESCRIPTION 

CCRL 
SECTION 
33031 

BLIGHT 
POINTS 

REFERENCE 
SOURCE 

FH Fire Hazard 

Structures made of old dried wood, 
dead vegetation near a non-
flammable building, overgrown 
vegetation on roof or under eaves  

(a)(1) 2 H&SC 
17920.3(h) 

FME 
Faulty 

Mechanical 
Equipment 

Deteriorated or damaged air 
conditioning or heating units, or 
those attached to building in unsafe 
manner 

(a)(1) 2 

H&SC 
17920.3(a)(7); 

H&SC 
17920.3(f) 

 

FND Damaged 
Foundation 

At least one severe crack in 
foundation, diagonal cracks in 
corners of windows or doors, bowed 
exterior walls, or separation between 
wall elements 

(a)(1) 
(a)(2) 

3 H&SC 
17920.3(b)(1) 

FO Functional 
Obsolescence 

Commercial buildings with 
antiquated façades, obsolete 
designs, buildings without any recent 
investment, buildings that have 
shifted uses, etc. 

(a)(2) 3 
CA Building 
Code 109 & 

3405 

G Graffiti 

Existing visible graffiti or graffiti that 
has been covered up to the point 
where it appears to be an on-going 
problem 

(b)(7) 1 CA Penal Code 
Section 594 

GARB 
Garbage 

Storage and 
Removal 

Unscreened dumpster storage, or 
uncovered trash cans  

(a)(1) 
(a)(2) 

2 H&SC 
17920.3(a)(15) 

GAS Dangerous 
Gas Meter 

Unprotected gas meter or line within 
36" of garage door or driveway 
without protection, within 36" of an 
operating window or air intake vent, 
or directly under down spout 

(a)(1) 
(a)(2) 

3 So. Cal. Gas 
Co. Guidelines 

GC Garage 
Conversion A garage converted into living space (a)(1) 

(a)(2) 
3 

H&SC 
17920.3(n) 

 
 

HAZ 

Potential 
Hazardous 

Material 
Exposure 

Industrial uses, auto-related 
businesses, or former gas stations 
where soil/water contamination 
issues could be present -  

(a)(1) 
(a)(2) 

3 U.S. E.P.A. 

IBE Inadequate 
Building Exit 

Building with blocked exits that could 
prevent ingress or egress in an 
emergency 

(a)(1) 3 H&SC 
17920.3(l) 

ICLU Incompatible 
Land Uses 

Vacant lots whose development is 
prevented by nearby incompatible 
land uses 

(a)(3) 3  



 
Report to the Board of Supervisors – I-215, Amend. No. 2: Highway 74 Communities 

31 

Table 5 
Blight Codes 

BLIGHT 
CODE 

BLIGHT 
INDICATOR DESCRIPTION 

CCRL 
SECTION 
33031 

BLIGHT 
POINTS 

REFERENCE 
SOURCE 

ILD 
Inadequate 

Loading/ 
Docking 

Loading/unloading of trucks in or 
blocking public rights-of-way (a)(2) 2 Local Zoning 

Ordinance 

INF Infestation 
Potential 

Rat trap, large area of trash, crawl 
space vents with damaged or 
missing screens, or at least one fruit 
tree overhanging roof or near 
building opening  

(a)(1) 1 H&SC 
17920.3(a)(12) 

IP Irregular 
Parcel 

Subdivided lots that are in multiple 
ownership whose physical 
development has been impaired by 
their irregular shapes and 
inadequate sizes 

(a)(4) 3 Local Zoning 
Ordinance 

ISB 
Inadequate 

Size of 
Buildings 

Unusually small structure, one-room 
home, or construction trailer used for 
permanent office space  

(a)(2) 3 H&SC 
17920.3(a)(9) 

IV Inoperable 
Vehicle 

Vehicles that are visibly inoperable 
due to one or more flat tires (often 
with spider webs attached and 
weeds underneath), no wheels, or 
serious damage 

(a)(1) 1 Local Municipal 
Code 

J Junk 
Junk, weeds debris, stagnant water, 
or other condition that creates a fire, 
health, or safety hazard 

(a)(1) 1 H&SC 
17920.3(j) 

LASB Lead Paint or 
Asbestos 

Statistical probability, based on 
building age data, of presence of 
lead paint or asbestos-containing 
materials 

(a)(1) 
(a)(2) 
(b)(2) 

2 U.S. E.P.A. 

NU Nuisance 

Major appliance (particularly an 
unsecured refrigerator) stored or 
used on site, large equipment stored 
openly on site, empty swimming 
pool, large holes in ground, or other 
similar condition 

(a)(1) 1 H&SC 
17920.3(c) 

PQ Poor Quality 
Cheap building materials or 
construction, such as a Quonset hut 
or Butler Building 

(a)(2) 2 

Marshall and 
Swift Valuation 

Service 
H&SC 

17920.3(i) 

PRI 

Deteriorated/ 
Missing 
Private 

Infrastructure 

Damaged or missing driveways or 
parking lots (a)(2) 2 

"Valuing 
Landscape, Site 
Planning, and 
Amenities," 

Book out, Lloyd 
W., 1994 
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Table 5 
Blight Codes 

BLIGHT 
CODE 

BLIGHT 
INDICATOR DESCRIPTION 

CCRL 
SECTION 
33031 

BLIGHT 
POINTS 

REFERENCE 
SOURCE 

PSL Poor Site 
Layout 

Inefficient and potentially dangerous 
use of the site including poor access 
(especially for emergency vehicles), 
poor parking and circulation, 
excessive FAR, or other similar 
condition 

(a)(2) 3 Local Municipal 
Code 

PUI 
Deteriorated/ 

Missing Public 
Infrastructure 

Damaged or missing streets, curb, 
gutter, or sidewalk, overhead utility 
lines, poor drainage, etc. 

33030(c) 1  

R Damaged 
Roof 

Roof or roof supports that sag, are 
split, or buckle 

(a)(1) 
(a)(2) 

3 H&SC 
17920.3(b)(6) 

SCF Security 
Fence 

Residential fence over 4' tall in the 
front yard, barbed or razor wire, or a 
fence with spikes on top 

(b)(7) 1 Local Municipal 
Code 

SS 
Deteriorated 
Secondary 
Structure 

Any blight indicator that would be 
identified, but located on a structure 
that is not the primary structure and 
is not regularly occupied, such as a 
garage, barn, or storage shed 

(a)(1) 2  

URM 
Unreinforced 

Masonry 
Building 

Masonry building without adequate 
reinforcement, regardless of 
condition  

(a)(1) 
(a)(2) 

3 

CA Government 
Code 

Section 8875; 
Local Municipal 

Code 

UST 
Unsafe Stairs, 
Walkways, or 

Balconies 

Stairs that lean or have damaged or 
missing steps, stairs 4 steps or more 
with no handrails, a balcony or deck 
guards with balustrades wider than 
4", or unsafe walkway from public 
area to main entrance 

(a)(1) 
(a)(2) 

3 

1996 Council of 
American 
Building 

Officials; 2005 
International 
Code Council 

VAC Vacancies Vacant business or residential unit  (b)(3) 3  

VAL 

Depreciated or 
Stagnant 
Property 
Values 

Parcels that are directly or indirectly 
affected by depreciated or stagnant 
property values.   

(b)(1) 3  

VERT 
Damaged 
Vertical 
Support 

Walls or columns that are split or 
lean 

(a)(1) 
(a)(2) 

3 H&SC 
17920.3(b)(4) 

WPF 
Weather 

Protection - 
Fenestration 

Broken windows or doors to the 
point where weather protection is 
jeopardized 

(a)(1) 2 H&SC 
17920.3(g)(2) 

WPP 
Weather 

Protection - 
Paint 

Large areas of cracking or peeling 
paint to the point where weather 
protection is jeopardized 

(a)(1) 2 H&SC 
17920.3(g)(3) 
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Table 5 
Blight Codes 

BLIGHT 
CODE 

BLIGHT 
INDICATOR DESCRIPTION 

CCRL 
SECTION 
33031 

BLIGHT 
POINTS 

REFERENCE 
SOURCE 

WPR 
Weather 

Protection - 
Roof 

A damaged wall or roof to the point 
where weather protection is 
jeopardized 

(a)(1) 2 H&SC 
17920.3(g)(4) 

WPW 
Weather 

Protection -  
Wall 

Deteriorated, crumbling, loose, 
rotting, split, or buckled exterior 
surface to the point where weather 
protection is jeopardized 

(a)(1) 2 H&SC 
17920.3(g)(1) 

 

Chapter 7.0 of this Report describes the existing physical and economic conditions in the 
proposed Amendment Area.  The five chapters after that demonstrate the specific number of 
occurrences within each individual component area. 
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4.0 REASONS FOR THE SELECTION OF THE 
PROPOSED AMENDMENT AREA 

The determination of the boundaries for the proposed Amendment began with various 
analyses of all properties in the proposed the Study Area.  The results of these analyses 
showed that the some of the area within such boundaries would not satisfy the CCRL’s 
urbanization requirements due to the amount of blighted and vacant land therein.  During 
the preliminary fieldwork adjacent areas were observed that might satisfy the CCRL’s 
blight and urbanization requirements. As such, boundaries were adjusted in order to add 
and remove territory.  On November 27, 2007, the Board of Supervisors re-affirmed the 
Survey Area.  On October 15, 2008, the Planning Commission approved the boundaries 
and on October 20, 2008, the Board of Directors of the Redevelopment Agency 
accepted the Preliminary Plan and established the base-year for the Project.   
 
After these actions Agency staff determined that area adjacent to the proposed 
Amendment Area may also qualify for redevelopment.  Upon further analysis, 
boundaries were refined and submitted to the Planning Commission.  On July 22, 2009, 
the Planning Commission approved the revised boundaries for the proposed 
Amendment Area that are the basis for this report.  On September 1, 2009, the Board of 
Directors accepted the Amended and Restated Preliminary Plan and reset the base-year 
for the project as the 2009-2010 fiscal year.   

4.1 PUBLIC MEETINGS 
On October 27, 2008, a community meeting was planned at the Perris Valley 
Municipal Advisory Council (“MAC”) meeting to discuss the proposed Amendment.  
The individuals were invited by a newsletter delivered to residents and businesses 
in the proposed Amendment Area.  Due to overwhelming response it was 
determined that the meeting should be postponed to a later date when a venue to 
accommodate the large number of interested people could be reserved. 
 
The postponed meeting was rescheduled for January 26, 2009.  A postcard was 
mailed to the residents and businesses about the meeting.   
 
At the January 26th meeting redevelopment and the process to adopt a 
redevelopment project were presented to the property owners and tenants.  
Several individual voiced their opposition to initiating a redevelopment project in 
their community.  Others requested infrastructure improvements.  Staff stated that 
they would circulate a survey to gauge community sentiment and would report 
back on the results in April.   
 
Agency staff followed up by holding a subsequent meeting on April 27, 2009, at 
which they reported on the survey results.  While some community members 
continued to oppose redevelopment, a majority of the survey respondents were in 
favor of greater improvement in infrastructure and community facilities 
development.  
 
Agency staff also held four community workshops in the proposed Amendment 
Area.  These were held on July 8, 2009 for Warm Springs, July 13, 2009 for Good 
Hope and Wagon Wheel, July 22, 2009 for Meadowbrook, and July 23, 2009 for 
South Mead Valley.  At these workshops mixed sentiments were presented.  On 
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the one hand, while some residents stated that they enjoy their rural lifestyle and 
do not want redevelopment in their communities, numerous others stated a need 
for paved roads, easier access for fire and police officials, community facilities, 
flood control/drainage improvements, assistance for housing repairs, and lighting 
improvements.  Many also expressed a desire for nearby commercial facilities such 
as a grocery store, post office, gas station, and child care facilities. 

4.2 CONCLUSION 
The reasons for the selection of the proposed Amendment Area include the 
locations of blighted and urbanized property, combined with the goals of the 
General Plan and Zoning Ordinance, the specific needs of the community voiced in 
community workshops, and the technical requirements of the CCRL. 
 
It is important to note that the boundaries of the Amendment Area are not in final 
form and may need to be altered as the Amendment process continues. 
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5.0 AMENDMENT AREA CHARACTERISTICS 
The proposed Amendment Area consists of two non-contiguous sub-areas along 
Highway 74, between Interstate 215 and Interstate 15 in the western portion of the 
County.  Sub-Area 1 (5,010.3 acres) consists of four contiguous component areas: 
South Mead Valley (938.2 acres), Wagon Wheel (774.9 acres), Good Hope (2,042.8 
acres), and Meadowbrook (1,254.5 acres).  Sub-Area 2 (854.2 acres) consists of one 
component area: Warm Springs.  In total, the proposed Amendment Area encompasses 
approximately 5,864.6 acres. 

5.1 EXISTING LAND USES 
The predominant land use in the proposed Amendment Area is residential (3,636.8 
acres), consisting mainly of detached, single-family dwellings, but also including 
multi-family residential, and mobile home residential units.  Residential parcels 
ranging in size from one-half to two acres are not uncommon in the proposed 
Amendment Area.   
 
Agricultural uses are not uncommon in the proposed Amendment Area (78.3 
acres).  (In this Report, “agricultural” may encompass a broad range of land use 
characteristics, including row crops, greenhouses, grazing land, equestrian and 
other animal-keeping facilities.)  None of the agricultural lands in the proposed 
Amendment Area are considered “prime agriculture land,” or are under Williamson 
Act Contracts.   
 
Tables 7, 8, 9, 10, and 11 list the existing land uses for the South Mead Valley, 
Wagon Wheel, Good Hope, Meadowbrook, and Warm Springs component areas, 
respectively. Table 12 lists the total for the proposed Amendment Area.  Figures 8, 
10, 12, 14, and 16 depict the land uses in each of South Mead Valley, Wagon 
Wheel, Good Hope, Meadowbrook, and Warm Springs. Figure 18 depicts the 
existing land uses in the overall proposed Amendment Area. 
 
Table 6 below includes existing land uses found in the proposed Amendment Area. 
 

Table 6 
List of Existing Land Uses in Amendment Area 

Agricultural 
Agricultural/Residential 
Commercial 
Office Commercial 
Commercial Industrial 
Industrial 
Single-Family Residential  
Multi-Family Residential 
 

 
Single-Family/Multi-Family Residential 
Residential Commercial 
Residential/Industrial 
Residential/Commercial/Industrial 
Mobile Home Park 
Residential/Quasi-Public 
Public 
Public/Residential 
Vacant 
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5.2 PLANNED LAND USES 
When discussing the uses that are planned for a redevelopment project, it is a 
common misconception that the Agency has plans for specific uses on specific 
sites, which is not the case.  Rather, growth and development in the proposed 
Amendment Area is governed by the County of Riverside General Plan, which 
details General Plan level issues and policies for the area as a whole.   
 
Planned land use designations within the proposed Amendment Area, as defined 
in the Land Use Element of the RCIP, include the following: 
 
Business Park:  The Business Park land use designation allows for employee-
intensive uses, including research and development, technology centers, corporate 
and support office uses, “clean” industry and supporting retail uses.  Floor area 
rations range from 0.25 to 0.6.   
 
Commercial-Retail:  The Commercial Retail land use designation allows for the 
development of commercial retail uses at a neighborhood, community and regional 
level, as well as for professional office and tourist-oriented commercial uses.  Floor 
area ratios range from 0.2 to 0.35. 
 
Light Industrial: The Light Industrial land use designation allows for a wide variety 
of industrial and related uses, including assembly and light manufacturing, repair 
and other service facilities, warehousing, distribution centers, and supporting retail 
uses. Building intensity ranges from 0.25 to 0.6 FAR. 
 
Medium Density Residential: The Medium Density Residential land use 
designation provides for the development of conventional single family detached 
houses and suburban subdivisions. Limited agriculture and animal-keeping uses, 
such as horses, are also allowed within this category. The density range is 2.0 to 
5.0 dwelling units per acre, which allows for a lot size that typically ranges from 
5,500 to 20,000 square feet. 
 
Low Density Residential: The Low Density Residential land use designation 
provides for the development of detached single family residential dwelling units 
and ancillary structures on large parcels.  Limited agriculture is permitted in this 
designation. The density range is from 2 dwelling units per acre to 1 dwelling unit 
per acre, which allows a minimum lot size of one - half acre. 
 
Very Low Density Residential:  The Very Low Density Residential land use 
designation provides for the development of detached single family residential 
dwelling units and ancillary structures on large parcels.  Limited agriculture is 
permitted in this designation. The density range is from 1 dwelling unit per acre to 1 
dwelling unit per 2 acres, which allows a minimum lot size of 1 acre. 
 
Very Low Density Residential-Rural Community:  The Very Low Density 
Residential-Rural Community land use designation provides for single-family 
detached residences on large parcels of 1 to 2 acres.  Limited agriculture, intensive 
equestrian and animal keeping uses are expected and encouraged.  The minimum 
density is 1 dwelling unit per acre.   
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Rural Residential:  The Rural Residential land use designation allows one single 
family residence per five acres, as well as limited animal-keeping and agricultural 
activities. For multi-lot developments, the minimum lot size per residential unit is 
2.5 acres, though the overall density of the development must not exceed 0.2 
dwelling units per acre. Limited recreational uses, compatible resource 
development (not including the commercial extraction of mineral resources) and 
associated uses, and governmental uses are also allowed within this designation. 
 
Rural Mountainous:  The Rural Mountainous land use designation allows single 
family residential uses, limited animal-keeping and agricultural uses, with a 
maximum residential density of 1 dwelling unit per 10 acres.  This designation 
applies to areas of at least 10 acres where a minimum 70% of the area has slopes 
of 25% or greater.  It also applies to remote areas that are completely or partially 
surrounded by slopes greater than 25% and that do not have both county-
maintained access and access to community sewer and water systems.  Limited 
recreational uses, compatible resource development (which may include the 
extraction of mineral resources with approval of a surface mining permit) and 
associated uses, and governmental uses are also allowed within this designation 
 
Open Space Conservation Habitat:  The Open Space – Conservation Habitat 
land use designation applies to public and private lands conserved and managed 
in accordance with MSHCP’s.  Ancillary structures or uses may be permitted for 
the purpose of preserving or enjoying open space.  Actual building or structure 
size, sitting, and design will be determined on a case by case basis. 
 
Tables 7, 8, 9, 10, and 11 list the General Plan uses in South Mead Valley, Wagon 
Wheel, Good Hope, Meadowbrook, and Warm Springs component areas 
respectively. Table 12 lists the total for the proposed Amendment Area. Figures 9, 
11, 13, 15, and 17 graphically represent the General Plan uses within each sub-
area.  Figure 19 depicts the General Plan land uses in the overall proposed 
Amendment Area 
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5.3 EXISTING AND PLANNED LAND USE TABLES AND MAPS 
 

Table 7 
Existing Land Use & General Plan Land Use: South Mead Valley 

(Estimated at this time) 

Land Use 
No. of 
Parcels 

% of Total 
Parcels 

No. of 
Acres 

% of Total 
Acreage 

  

EXISTING LAND USE 

  

Commercial  3  0.46%  5.67  0.60% 

Industrial  2  0.31%  2.34  0.25% 

Single‐Family Residential  525  81.02%  603.68  64.35% 
Single‐Family/Multi‐Family 
Residential  1  0.15%  1.46  0.16% 

Residential/Commercial  2  0.31%  5.36  0.57% 

Residential/Industrial  1  0.15%  0.66  0.07% 

Public  2  0.31%  0.61  0.07% 

Quasi‐Public  1  0.15%  2.14  0.23% 

Agricultural/Residential  1  0.15%  27.46  2.93% 

Vacant  110  16.98%  239.48  25.53% 

           

Sub‐Total  648  100.00%  888.86  94.74% 

Streets/R.O.W.  n/a  n/a  49.31  5.26% 

              

Total  648  100.00%  938.17  100.00% 

              

GENERAL PLAN 

  

Medium Density Residential  224  34.57%  41.38  4.41% 

Very Low Density Residential ‐  
Rural Community  409  63.12%  764.45  81.48% 

Rural Residential  15  2.31%  83.03  8.85% 

              

Sub‐Total  648  100.00%  888.86  94.74% 

Streets/R.O.W.  n/a  n/a  49.31  5.26% 

              

Total  648  100.00%  938.17  100.00% 

              

Source: Riverside County GIS, Riverside County Integrated Plan, UFI|GRC Redevelopment Planning 
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Table 8 
Existing Land Use & General Plan Land Use: Wagon Wheel 

(Estimated at this time) 

Land Use 
No. of 
Parcels 

% of Total 
Parcels 

No. of Acres 
% of Total 
Acreage 

  

EXISTING LAND USE 

  

Commercial  2  0.57%  2.76  0.36% 

Industrial  1  0.28%  1.00  0.13% 

Single‐Family Residential  284  80.45%  574.77  74.18% 

Multi‐Family Residential  5  1.42%  13.77  1.78% 

Residential/Commercial  6  1.70%  16.52  2.13% 

Residential/Industrial  2  0.57%  3.03  0.39% 

Public  1  0.28%  0.13  0.02% 

Quasi‐Public  1  0.28%  2.30  0.30% 

Vacant  51  14.45%  115.08  14.85% 

           

Sub‐Total  353  100.00%  729.36  94.13% 

Streets/R.O.W.  n/a  n/a  45.50  5.87% 

              

Total  353  100.00%  774.86  100.00% 

              

GENERAL PLAN 

  

Very Low Density Residential ‐ 
Rural Community  353  100.00%  729.36  94.13% 

              

Sub‐Total  353  100.00%  729.36  94.13% 

Streets/R.O.W.  n/a  n/a  45.50  5.87% 

           

Total  353  100.00%  774.86  100.00% 

              

Source: Riverside County GIS, Riverside County Integrated Plan, UFI|GRC Redevelopment Planning 
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Table 9 
Existing Land Use & General Plan Land Use: Good Hope 

(Estimated at this time) 

Land Use  No. of Parcels 
% of Total 
Parcels 

No. of Acres 
% of Total 
Acreage 

  
EXISTING LAND USE 
  
Commercial  18  1.52%  33.78  1.65% 
Industrial  7  0.59%  16.86  0.83% 
Office Commercial  1  0.08%  0.76  0.04% 
Single‐Family Residential  783  66.30%  1,065.14  52.14% 
Residential/Commercial  20  1.69%  42.57  2.08% 
Residential/Industrial  6  0.51%  10.41  0.51% 
Residential/Commercial/ 
Industrial  1  0.08%  4.29  0.21% 
Single‐Family/ 
Multi‐Family Residential  1  0.08%  4.97  0.24% 
Residential/Quasi‐Public  4  0.34%  10.80  0.53% 
Public/Residential  1  0.08%  1.31  0.06% 
Public  9  0.76%  19.37  0.95% 
Quasi‐Public  5  0.42%  5.08  0.25% 
Agricultural  3  0.25%  8.79  0.43% 
Agricultural/Residential  5  0.42%  33.61  1.65% 
Agricultural/Commercial  1  0.08%  8.41  0.41% 
Vacant  316  26.76%  540.58  26.46% 
           
Sub‐Total  1,181  100.00%  1,806.73  88.44% 
Streets/R.O.W.  n/a  n/a  236.09  11.56% 
              
Total  1,181  100.00%  2,042.82  100.00% 
     
GENERAL PLAN 
  
Commercial Retail  3  0.25%  18.34  0.90% 
Light Industrial  1  0.08%  6.56  0.32% 
Medium Density Residential  418  35.39%  202.56  9.92% 
Very Low Density Residential  20  1.69%  35.55  1.74% 
Very Low Density Residential ‐ Rural 
Community  571  48.35%  955.21  46.76% 
Rural Residential  166  14.06%  585.13  28.64% 
Rural Mountainous  2  0.17%  3.38  0.17% 
              
Sub‐Total  1,181  100.00%  1,806.73  88.44% 
Streets/R.O.W.  n/a  n/a  236.09  11.56% 
              
Total  1,181  100.00%  2,042.82  100.00% 
     
Source: Riverside County GIS, Riverside County Integrated Plan, UFI|GRC Redevelopment Planning 
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Table 10 
Existing Land Use & General Plan Land Use: Meadowbrook 

(Estimated at this time) 

Land Use 
No. of 
Parcels 

% of Total 
Parcels 

No. of Acres 
% of Total 
Acreage 

  

EXISTING LAND USE 

  

Commercial  5  0.80%  10.81  0.86% 

Office Commercial  1  0.16%  2.02  0.16% 

Industrial  5  0.80%  4.48  0.36% 

Single‐Family Residential  474  75.48%  731.43  58.31% 

Residential/Commercial  6  0.96%  23.38  1.86% 

Residential/Industrial  2  0.32%  6.37  0.51% 

Multi‐Family Residential  3  0.48%  2.23  0.18% 

Mobile Home Park  1  0.16%  38.83  3.10% 

Public  9  1.43%  13.91  1.11% 

Vacant  122  19.43%  286.85  22.87% 

           

Sub‐Total  628  100.00%  1,120.31  89.30% 

Streets/R.O.W.  n/a  n/a  134.17  10.70% 

              

Total  628  100.00%  1,254.48  100.00% 

              

GENERAL PLAN 

  

Commercial Retail  31  4.94%  60.05  4.79% 

Very Low Density Residential  547  87.10%  930.74  74.19% 

Rural Mountainous  49  7.80%  126.94  10.12% 

Open Space Conservation Habitat  1  0.16%  2.58  0.21% 

              

Sub‐Total  628  100.00%  1,120.31  89.30% 

Streets/R.O.W.  n/a  n/a  134.17  10.70% 

              

Total  628  100.00%  1,254.48  100.00% 

              

Source: Riverside County GIS, Riverside County Integrated Plan, UFI|GRC Redevelopment Planning 
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Table 11 
Existing Land Use & General Plan Land Use: Warm Springs 

(Estimated at this time) 

Land Use 
No. of 
Parcels 

% of Total 
Parcels 

No. of Acres 
% of Total 
Acreage 

  

EXISTING LAND USE 

  

Commercial  4  0.53%  4.34  0.51% 

Commercial/Industrial  1  0.13%  2.69  0.31% 

Industrial  4  0.53%  32.91  3.85% 

Single‐Family Residential  538  70.79%  449.44  52.61% 

Residential/Commercial  4  0.53%  19.21  2.25% 

Residential/Industrial  4  0.53%  7.16  0.84% 

Public  7  0.92%  18.59  2.18% 

Quasi‐Public  1  0.13%  4.98  0.58% 

Vacant  197  25.92%  249.22  29.18% 

              

Sub‐Total  760  100.00%  788.54  92.31% 

Streets/R.O.W.  n/a  n/a  65.68  7.69% 

              

Total  760  100.00%  854.22  100.00% 

              

GENERAL PLAN 

  

Business Park  17  2.24%  27.45  3.21% 

Light Industrial  47  6.18%  139.10  16.28% 

Low Density Residential  6  0.79%  14.48  1.70% 

Very Low Density Residential  656  86.32%  536.39  62.79% 

Rural Mountainous  34  4.47%  71.12  8.33% 

              

Sub‐Total  760  100.00%  788.54  92.31% 

Streets/R.O.W.  n/a  n/a  65.68  7.69% 

              

Total  760  100.00%  854.22  100.00% 

              

Source: Riverside County GIS, Riverside County Integrated Plan, UFI|GRC Redevelopment Planning 
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Table 12 
Existing Land Use & General Plan Land Use: Amendment Area Total 

(Estimated at this time) 

Land Use  No. of Parcels 
% of Total 
Parcels 

No. of Acres 
% of Total 
Acreage 

  
EXISTING LAND USE 

Commercial  32 0.90% 57.37  0.98%
Office Commercial  2 0.06% 2.78  0.05%
Commercial/Industrial  1 0.03% 2.69  0.05%
Industrial  19 0.53% 57.59  0.98%
Single‐Family Residential  2,604 72.94% 3,424.44  58.39%
Multi‐Family Residential  8 0.22% 16.00  0.27%
Single‐Family/Multi‐Family Residential  2 0.06% 6.43  0.11%
Residential/Commercial  38 1.06% 107.04  1.83%
Residential/Industrial  15 0.42% 27.64  0.47%
Residential/Commercial/Industrial  1 0.03% 4.29  0.07%
Mobile Home Park  1 0.03% 38.83  0.66%
Residential/Quasi‐Public  4 0.11% 10.80  0.18%
Public  28 0.78% 52.61  0.90%
Public/Residential  1 0.03% 1.31  0.02%
Quasi‐Public  8 0.22% 14.51  0.25%
Agricultural  3 0.08% 8.79  0.15%
Agricultural/Residential  6 0.17% 61.06  1.04%
Agricultural/Commercial  1 0.03% 8.41  0.14%
Vacant  796 22.30% 1,431.21  24.40%
Sub‐Total  3,570 100.00% 5,333.80  90.95%
Streets/R.O.W.  n/a n/a 530.75  9.05%
Total  3,570 100.00% 5,864.55  100.00%
     
GENERAL PLAN 

Business Park  17 0.48% 27.45  0.47%
Commercial Retail  34 0.95% 78.39  1.34%
Light Industrial  48 1.34% 145.65  2.48%
Medium Density Residential  642 17.98% 243.93  4.16%
Low Density Residential  6 0.17% 14.48  0.25%
Very Low Density Residential  1,223 34.26% 1,502.68  25.62%
Very Low Density Residential ‐ Rural 
Community  1,333  37.34%  2,449.03  41.76% 
Rural Residential  181 5.07% 668.16  11.39%
Rural Mountainous  85 2.38% 201.45  3.44%
Open Space Conservation Habitat  1 0.03% 2.58  0.04%
Sub‐Total  3,570 100.00% 5,333.80  90.95%
Streets/R.O.W.  n/a n/a 530.75  9.05%
Total  3,570 100.00% 5,864.55  100.00%
     
Source: Riverside County GIS, Riverside County Integrated Plan, UFI|GRC Redevelopment Planning
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6.0 URBANIZATION 
CCRL Section 33320.1 requires that the proposed Amendment Area be “predominantly 
urbanized.”  This means that not less than 80% of the land therein must be, or has been, 
developed for an urban use, or is an integral part of one or more areas developed for 
urban uses that are surrounded or substantially surrounded by parcels that have been or 
are developed for urban uses.   
 
However, urbanized and urban are not clearly defined by the CCRL, and other 
definitions must be sought.  Definitions of urban take on many different forms; some are 
sociological, others relate to personal attitudes, and many others are geographically 
oriented.  These latter definitions appear to more clearly meet the requirement of the 
CCRL, because the law is most closely related to the physical and economic character 
of a community.  Also, geographically oriented definitions are more easily mapped and 
quantified than attitudinal definitions. 
 
The federal government uses a number of geographically oriented definitions for 
urbanized or “built-up.”  For instance, the Bureau of the Census designates certain areas 
as being urban.  A central element of this definition is 1,000 people per square mile.2  
This is a good guideline for residential areas, but does not address large tracts of non-
residential land that are no less urban.  However, the National Resources Survey 
addresses these issues by defining built-up areas by the number of main buildings per 
quarter mile or half mile of road. 
 
Based on the above criteria, the following definition of urbanized was used to evaluate 
the proposed Amendment Area. 
 
Urbanized and non-urbanized land can be broken down into the following categories: 

Urban Land 
• Populated: An area characterized by a population density of more than 1,000 

people per square mile, as shown in the last decennial census, or as measured 
through land use surveys. 

• Developed: Part of a generally built up area larger than 10 acres.  Includes 
residential, industrial, commercial, institutional, educational, construction sites, public 
administration facilities, railroad yards, cemeteries, airports, golf courses, 
transportation facilities substantially surrounded by otherwise urbanized areas, 
parks, and other uses commonly associated with city or town development. 

o Built up is defined as at least five main structures per one-half mile on 
one side of a road, or per one-quarter mile on both sides of a road, with 
up to 500 feet between structures.  Also includes territory within 
discernable boundaries, or 250 feet around structure, whichever is less 
(always includes front-set back area). 

o Discernable boundary is defined as a street, fence line, channel, other 
right-of-way or a physical feature such as a tree line or ridge. 

                                            
2 U.S. Census website “Urban and Rural Classification” http://www.census.gov/geo/www/ua/ua_2k.html.  
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• Previously Developed for Urban Uses: Vacant, unutilized or under-utilized 
buildings or remains of buildings that were at one time used for an urban purpose.  
May include ruins, foundations, or the remains of otherwise urban activities defined 
above. 

• Undeveloped, but an Integral Part of an Area Developed for Urban Uses: 
Undeveloped, unutilized or under-utilized buildings or remains of buildings that were 
at one time used for an urban purpose.  May include vacant land, ruins, foundations, 
or the remains of otherwise urban activities defined above. 

Non-Urbanized Land (for comparison purposes) 
• Developed: Includes farm buildings, farm headquarters, areas with buildings or 

residences spaced more than 500 feet apart, or areas with densities of less than 1 
dwelling unit or building per 2.5 acres.  This category may include isolated homes or 
buildings, or clusters of homes or buildings of no more than 10 acres. 

• Vacant: Not utilized, or part of a range, national forest, or other similar open space, 
and not part of a built-up area. 

• Agriculture: Row crops, orchards, grain or any other crop, grazing, associated 
equipment storage, feed yards, etc. 

 
To determine the extent of urbanization in the proposed Amendment Area, a field study 
was conducted in early 2009 to identify and catalog vacant land.  Census data were also 
reviewed and analyzed.  Vacant parcels were analyzed and tested for irregular size 
and/or shape, and for previous development for an urban use.  Parcels adjacent to 
vacant land were also examined to determine the extent to which the vacant land was 
surrounded by urban uses.  Vacant parcels that tested positively for irregularity or 
previous development, or substantially surrounded by development, were deemed to be 
developed, and were thus included in the 80% urbanization calculations in accordance 
with the above definition of urban.   
 
Table 13 shows a summary of the urbanization in each component area of the proposed 
Amendment Area.  The entire proposed Amendment Area, as well as each individual 
component area, fall within the 80% urbanization requirement of the CCRL. 
 

Table 13 
Urbanization Summary 

COMPONENT AREA PERCENT URBANIZED 

South Mead Valley 
 

90.07% 

Wagon Wheel 98.84% 

Good Hope 90.07% 

Meadowbrook 91.10% 

Warm Springs 85.66% 

Proposed Amendment Area Total 90.81% 
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The following tables and maps depict the urbanization of the proposed Amendment 
Area.   
 

Table 14 
Urbanization: South Mead Valley 

Urbanization Characteristic 
No. of Acres 
or Percent 

        

Urbanized land:       

   Developed for urban uses  621.93 

  

Undeveloped, but 
integral part of an area 
developed for urban uses  173.81 

   Streets  49.31 

Total urbanized land     845.05 

        

Total land in the proposed Project Area  938.17 

        

Percent urbanized     90.07% 

        

(There are 27.46 acres of agricultural land in the South Mead Valley 
component area, all are undeveloped, but an integral part of an area 
developed for urban uses.) 
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Table 15 
Urbanization: Wagon Wheel 

Urbanization Characteristic 

No. of 
Acres 
or 

Percent 

        

Urbanized land:       

  
Developed for urban 
uses  614.28 

  

Undeveloped, but 
integral part of an 
area developed for 
urban uses  106.12 

   Streets  45.50 

Total urbanized land     765.9 

        

Total land in the proposed Project Area     774.86 

        

Percent urbanized     98.84% 
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Table 16 
Urbanization: Good Hope 

Urbanization Characteristic 
No. of 
Acres or 
Percent 

        

Urbanized land:       

   Developed for urban uses  1215.60 

  
Previously developed for 
urban uses  4.95 

  

Undeveloped, but integral 
part of an area developed 
for urban uses  383.40 

   Streets  236.09 

Total urbanized land     1,840.04 

        

Total land in the proposed Project Area     2,042.82 

        

Percent urbanized     90.07% 

        

(There are 50.80 acres of agricultural land in the Good Hope component area.  They are 
either undeveloped, but integral to an area developed for urban uses, or undeveloped.) 
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Table 17 
Urbanization: Meadowbrook 

Urbanization Characteristic 
No. of 
Acres or 
Percent 

        

Urbanized land:       

   Developed for urban uses  833.41 

  
Previously developed for 
urban uses  6.64 

  

Undeveloped, but integral 
part of an area developed for 
urban uses  168.61 

   Streets  134.17 

Total urbanized land     1,142.83 

        

Total land in the proposed Project Area     1,254.48 

        

Percent urbanized     91.10% 
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Table 18 
Urbanization: Warm Springs 

Urbanization Characteristic 
No. of 
Acres or 
Percent 

        

Urbanized land:       

   Developed for urban uses  523.23 

  
Previously developed for urban 
uses  4.37 

  

Undeveloped, but integral part 
of an area developed for urban 
uses  138.42 

   Streets  65.68 

Total urbanized land     731.70 

        

Total land in the proposed Project Area     854.22 

        

Percent urbanized     85.66% 
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Table 19 
Urbanization: Amendment Area Total 

Urbanization Characteristic 
No. of 
Acres or 
Percent 

        

Urbanized land:       

   Developed for urban uses  3808.44 

  
Previously developed for 
urban uses  15.96 

  

Undeveloped, but integral 
part of an area developed 
for urban uses  970.37 

   Streets  530.75 

Total urbanized land     5,325.52 

        

Total land in the proposed Project Area     5,864.55 

        

Percent urbanized     90.81% 

        

(There are 78.26 acres of agricultural land in  the entire proposed Amendment Area.  
They are either undeveloped, but integral to an area developed for urban uses, or 
undeveloped.) 
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7.0 EXISTING CONDITIONS - ALL COMPONENT 
AREAS 

7.1 PHYSICAL CONDITIONS 
The purpose of this section is to describe the existing physical conditions as provided for 
in CCRL Section 33031(a) within the proposed Amendment Area.  Information contained 
in this section will be used to document the extent and significance of physical blighting 
conditions and their pervasive negative influence on the community.  All statistics noted 
in this chapter are reported for the combined proposed Amendment Area based on 
parcel-by-parcel investigation in the South Mead Valley, Wagon Wheel, Good Hope, 
Meadowbrook, and Warm Springs component areas. The next five chapters will discuss 
the extent these conditions impact the individual component areas. 

7.1.1 CCRL Section 33031(a)(1) Buildings in Which it is Unsafe or 
Unhealthy for Persons to Live or Work 
Buildings that are unhealthy or unsafe for persons to live and work because of 
serious building code violations, serious dilapidation and deterioration caused by 
long-term neglect, construction that is vulnerable to serious damage from seismic 
or geologic hazards, or faulty or inadequate water or sewer utilities are 
characterized by physical conditions that cause blight.  Such buildings suffer 
some form of physical condition that is dangerous or unhealthy to inhabitants, 
such as hazardous electrical wiring, which is a serious fire hazard; unsafe stairs, 
balconies, or walkways, which kill thousands every year; leaking roofs, and 
cracks around windows and doors, which potentially lead to bodily injury or 
illness; and even peeling paint, which jeopardizes weather protection and is often 
lead-based and dangerous to the health of occupants. 

The State legislature, as noted in CCRL Section 33031(a), has found that serious 
dilapidation and deterioration is one of the "physical conditions that cause blight" 
and that such conditions, when present, cause buildings to be "unsafe or 
unhealthy for persons to live or work."  Inasmuch as State law provides the nexus 
between deterioration and dilapidation and unhealthy and unsafe conditions, one 
of the conditions causing blight, evidence of such deterioration and dilapidation 
will, in and of itself, be evidence of blight, although the following discussion 
additionally draws the direct link between observed conditions and how those 
conditions result in buildings that are unsafe or unhealthy to live or work in. 

Because this section discusses those blighting factors in the built environment 
that make buildings unsafe or unhealthy for persons to live or work in, the 
emphasis will be on the effects that serious deteriorated and dilapidated building 
conditions have on human health and safety and not on how they negatively 
affect the built environment. 

Specific unsafe or unhealthy conditions are described below. 

7.1.1.1 Hazardous Materials 
Asbestos is a significant health concern in the home and workplace as 
individual fibers can be released into the air through damage to building 
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materials, such as an earthquake, or through routine maintenance, such 
as sanding, drilling, etc.  If these fibers are inhaled, they can become 
permanently imbedded in the lungs, and scar the lung tissue.  This 
condition can lead to several varieties of cancer. 

The common uses for asbestos-containing materials in buildings are for 
fireproofing on steel beams, and insulation on ceilings and metal piping.  
Asbestos can also be found in roofing materials, wallboard, exterior 
siding, floor tile, and adhesives.   

Lead-based paint is equally harmful.  Children, especially those under the 
age of six, are particularly vulnerable to lead poisoning.  Because the 
neurological system of a child under age six is in its developmental 
stages, the effects of lead exposure are significant. 

Interestingly, it is not just deteriorated buildings that expose residents and 
employees to lead poisoning.  The most common form of exposure is the 
ingestion of lead through dust and soil that have been contaminated over 
decades of slow accretion of lead particles. 

The existence of asbestos-containing materials and lead-based paint 
cannot be determined from the type of surveys used in the Field 
Reconnaissance.  However, using the construction dates on parcels 
where such data is known, a reasonable estimate can be made.  
According to the Environmental Protection Agency and the Centers for 
Disease Control, approximately 80% of homes in the U.S. built prior to 
1978 contain lead-based paint.  In addition, a study of public buildings by 
the State of California Department of Health Services in the late 1980s 
revealed that 83% of structures built before 1976 contain bulk-material 
asbestos.   

Therefore, it is conservative to assume that 80% of all buildings 
constructed before 1976 have a statistical probability to contain lead or 
asbestos.   

To identify which parcels in the proposed Amendment Area fit this profile, 
construction dates of all parcels where studied.  Such data was not 
available for every developed parcel in each Amendment Area, so 
unknown construction dates were extrapolated from known data.    

Based on this assumption, 1,195 parcels in the proposed Amendment 
Area have structures that are likely to contain hazardous materials.  

The likely presence of these hazardous materials does not necessarily 
mean that structures are contaminated in their current state, but any 
expansion, modernization, or other rehabilitation project is severely 
limited due to these once-common, yet toxic, building materials.  In these 
instances, the Agency may be able to provide the assistance necessary 
to allow home- and business-owners to make these improvements.  

These building materials are dangerous enough because of the inherent 
health and safety risks, but the related physical and economic burdens 
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can also force an area into stagnation.  This may be partially to blame for 
the apparent lack of reinvestment in the Blight Study Areas.   

7.1.1.2 Serious Building Code Violations, Serious Dilapidation 
and Deterioration, Long-Term Neglect, or Construction that 
is Vulnerable to Serious Damage from Seismic or Geologic 
Hazards 

Based on the results of the Field Reconnaissance, a number of serious 
conditions that create unsafe or unhealthy buildings were observed 
throughout the proposed Amendment Area, including: 

• Electrical hazards, which were observed on 220 parcels in the 
proposed Amendment Area.  Specific conditions include unsecured 
electrical boxes, multiple bare wires exposed to the elements, 
extension cords hanging out of windows or along walls, and 
unstable/unsafe service masts.  Such conditions are serious 
building code violations, are sometimes caused by long-term 
neglect, and lead to increased risks for fires and electrocution. 
 

• Suspected unpermitted or poor quality construction, was observed 
on 889 parcels in the proposed Amendment Area.  Specific 
conditions include unstable carports, room additions and/or patio 
covers with suspect construction techniques that lean and/or have 
significant deterioration.  Such conditions are vulnerable to serious 
damage in an earthquake.   

 
• Security bars on windows, which was observed on 173 parcels in 

the proposed Amendment Area.  Security bars are an indicator of 
high crime but are also serious code violations if they do not have 
quick-release mechanisms in case of fire.  According to the National 
Fire Protection Association, the number of fire deaths in America is 
on the decline, the number of fire deaths related to improper 
security bars is on the rise.3  Interior inspections of homes to 
determine the exact number of compliant security bars was not 
performed during the Field Reconnaissance, but most fire deaths 
related to security bars occur in lower-income neighborhoods such 
as those surveyed in the proposed Amendment Area and are not as 
likely to have the more-expensive, yet safer, alternative. 
 

• Unsafe chimneys, which were observed on 9 parcels in the 
proposed Amendment Area.  Specific conditions include chimneys 
that lean, are held in place with thin wires or poles, or otherwise 
damaged.  Such conditions are vulnerable to serious damage in an 
earthquake. 
 

• Dilapidated structures, which were observed on 22 parcels in the 
proposed Amendment Area.  Specific conditions include the 
complete or near-complete destruction of a building due to fire 

                                            
3 BurnInstitute.org 
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and/or vandalism.  This blight indicator is reserved for the most 
severe conditions of deterioration. 
 

• Faulty construction materials, which were observed on 96 parcels in 
the proposed Amendment Area.  Specific conditions include bare 
plywood or plastic panels used as exterior walls, and mismatched 
wood used as supports.  Such conditions are vulnerable to serious 
damage in an earthquake. 
 

• Fenestration problems, which were observed on 264 parcels in the 
proposed Amendment Area.  Specific conditions include at least one 
window boarded by plywood or other opaque material, which 
restricts light, ventilation, and emergency access to and from the 
building. 
 

• Fire hazards, which were observed on 30 parcels in the proposed 
Amendment Area.  Specific conditions include excessive dried 
leaves on roofs, tall and dried weeds, tree limbs within 10 feet of a 
chimney, and flammable vegetation growing on or over a wooden 
structure. 
 

• Faulty/deteriorated mechanical equipment, which was observed on 
439 parcels in the proposed Amendment Area.  Specific conditions 
include old, rusted, and/or damaged heating and cooling units, and 
such units that are precariously attached to the structure with thin 
wires or supported with sticks.  Such conditions are serious building 
code violations because they create inadequate ventilation as well 
as safety issues if their supports fail. 
 

• Foundation problems, which were observed on 39 parcels in the 
proposed Amendment Area.  Specific conditions include obvious 
settling of the foundation of the structure, and large cracks from the 
corners of windows, which could lead to collapse.   This condition 
usually needs a catalyst (i.e. earthquake) to cause more severe 
structural damage, however natural settling of buildings and sites as 
well as expansion/contraction due to temperature change can also 
exacerbate this problem. 
 

• Inadequate garbage facilities, which were observed on 37 parcels in 
the proposed Amendment Area.  Specific conditions include 
commercial, industrial, and multi-family residential uses with 
unscreened dumpsters sitting openly in a parking lot or alley.  
Garbage facilities without enclosures are significant code violations 
because they are eyesores, spread the contact of rodents, 
cockroaches, and bacteria, inhibit traffic movement, and can add to 
the reduction of property values. 

• Unsafe gas meters, which were observed on 37 parcels in the 
proposed Amendment Area.  This condition occurs when gas 
meters are within 36" of a driveway or parking stall and do not have 
protective bollards around them.  Gas leaks and explosions due to 
vehicles hitting gas meters are common, most recently causing the 
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evacuation of 35 families near Pittsburgh, PA in February of 2009, 
according to the Pittsburgh Tribune-Review. 
 

• Garages converted into living spaces, which were observed on 45 
parcels in the proposed Amendment Area.  Health and safety issues 
arise when living spaces are made from structures or portions of 
structures that were not planned or designed for occupation.  The 
primary concern is that garages are not generally part of the HVAC 
system, therefore space heaters and electrical extension cords are 
used which can overload circuits or create a heat source next to 
flammable materials. Because the garages are not insulated in the 
same manner as the rest of the home, the need for heating is even 
greater. In addition, most garages do not have windows that meet 
the required opening to allow occupants to escape in case of a fire.  
The secondary concern is the fact that garage conversions reduce 
the availability of parking, which often results in vehicles being 
parked on front lawns or in the street because there are more 
vehicles at the residence than there are spaces on the driveway.   
 

• Impaired building exits, which were observed on 4 parcels in the 
proposed Amendment Area.  Specific conditions include buildings 
exits blocked by fences, boxes, and other materials.  This condition 
is a serious building code violation because it impedes emergency 
access, particularly in areas where fire hazards may be present as 
well. 
 

• A propensity for vermin infestation, which was observed on 210 
parcels in the proposed Amendment Area.   Specific conditions 
include large accumulations of trash, nearby fruit trees, and 
damaged or missing crawl space screens, which increases risk to 
communicable diseases especially to children and the elderly. 
 

• Inoperable vehicles, which were observed on 885 parcels in the 
proposed Amendment Area.  This condition was evidenced by flat 
tires, spider webs, out-of-date registrations, overgrown weeds 
around the tires, and/or vehicles on blocks.  California Vehicle Code 
Section 22669(d) requires the immediate removal of any inoperable 
vehicle because such vehicles may be declared a hazard to public 
health, safety, and welfare. 
 

• Junk and debris, which was observed on 148 parcels in the 
proposed Amendment Area.  Specific conditions include the 
accumulation of trash, old furniture, scrap metal, and other materials 
openly stored and visible from the public right-of-way.  Besides the 
natural tendency of junk to attract rodents and bugs, it can also 
affect the property values of the neighboring parcels. 

• Nuisances, which were observed on 267 parcels in the proposed 
Amendment Area.  Specific conditions include a major appliance 
(particularly an unsecured refrigerator) stored or used on site, large 
equipment stored openly on a site, or other similar condition, which 
can attract children or vagrants who can become injured or killed. 
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• Damaged/deteriorated roofs, which were observed on 222 parcels 
in the proposed Amendment Area.  Specific conditions include 
roofing material on a parcel's primary structure that is deteriorated 
or missing to the point where it is certainly unhealthy and possibly 
unsafe for inhabitants.  Such conditions create unsafe or unhealthy 
buildings because of dilapidation caused by long-term neglect as 
well as making the building vulnerable to serious damage if there 
was an earthquake. 
 

• Deteriorated secondary structures, which were observed on 1,150 
parcels in the proposed Amendment Area.  Specific conditions 
include damaged walls, wood rot, and damaged roofs on smaller, 
secondary structures detached from the main structure such as 
garages, sheds, and storage units.  These structures are not the 
primary structure on the parcel – and, as such, are not occupied full-
time – but are frequently areas where work and maintenance 
activities take place.  Such conditions create unsafe or unhealthy 
buildings because of dilapidation caused by long-term neglect as 
well as making the building vulnerable to serious damage if there 
was an earthquake. 
 

• An unreinforced masonry building was observed on 1 parcel in the 
proposed Amendment Area.  Such conditions create unsafe or 
unhealthy buildings, which are vulnerable to serious damage during 
an earthquake.  
 

• Unsafe stairs and walkways, which were observed on 507 parcels in 
the proposed Amendment Area.  Specific conditions include stairs 
that lean, stairs with four or more treads without a handrail, an 
unusually large distance between a landing and a door, guardrails 
with damaged or missing balustrades, and damaged walkways from 
the driveway or public right-of-way to the front door.  The U.S. 
Consumer Product Safety Commission notes that over 6,000 people 
die and another 1,500,000 are injured every year as a result of falls 
on stairs.4 
 

• Damaged exterior support walls, which were observed on 17 
parcels in the proposed Amendment Area.  Specific conditions 
include support columns that are leaning and causing significant 
sagging.  Such condition is vulnerable to serious damage during an 
earthquake. 
 

• Weather protection due to broken or cracked windows (observed on 
82 parcels in the proposed Amendment Area), large areas of 
chipped or missing paint (482 parcels), deteriorated roofing material 
(152 parcels), and damaged wall surfaces (204 parcels).  Such 
conditions are caused by long-term neglect and create unsafe and 
unhealthy buildings because weather protection is compromised, 

                                            
4 The Staircase: Studies of Hazards, Falls, and Safer Design, by John Templer, MIT Press, 1995.   
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exposure to wood rot is more likely, risk to vermin infestation is 
increased, fire protection is diminished, and broken glass can cause 
injury. 

 
• According to Code Enforcement officials, there were 769 code 

enforcement cases during the year from July 1, 2008, to June 30, 
2009.  With 3,570 parcels in the proposed Amendment Area, this 
means that potentially one in every five parcels within the 
Amendment Area is in violation of the County Code.     

7.1.1.3 Summary - Unhealthy and Unsafe Buildings in the 
Blight Study Areas 

Based on the Field Reconnaissance, there are 2,461 parcels (or 69% of 
the proposed Amendment Area) that have at least one blight indicator 
related to unsafe or unhealthy buildings according to the definitions in the 
CCRL. 

7.1.2 CCRL Section 33031(a)(2) Conditions That Prevent or 
Substantially Hinder the Viable Use or Capacity of Buildings or Lots 
Physical conditions of blight caused by structures of substandard, defective, or 
obsolete design or construction are created by many of the same conditions as 
those which make these same buildings unsafe or unhealthy for persons to live 
or work.  A "substandard" or "defective" structure will be substandard or defective 
specifically because, for instance, non-permitted construction makes it 
substandard or because its design is either substandard in and of itself or has 
become obsolete due to changing demands or requirements.  Not coincidentally, 
these conditions, as well as many others, act to make structures undesirable 
while, at the same time, making the structure itself substandard or defective.  On 
the other hand, an "obsolete" structure may not be unhealthy or unsafe; it may 
simply not be "viable" or it may be "substantially prevented" from being viable. 

Commercial and industrial obsolescence appears to have been a problem in the 
proposed Amendment Area for a long time.  Antiquated façades, neighboring 
buildings with a variety of setbacks, heights, styles, and exterior treatments, 
limited display areas, old structures with no obvious signs of recent investment, 
and buildings constructed for specific uses but no longer housing those uses are 
plentiful. 

It is clear that development in the proposed Amendment Area has largely 
occurred in a piecemeal fashion, and without any coordinated effort.  The 
hodgepodge development pattern has led to a variety of problems, outlined 
below, which are costly to alleviate, but their alleviation is vital for the overall 
economic health of the area. 

Because certain conditions affect properties in ways that make them unsafe and 
unhealthy, as defined by CCRL Section 33031(a)(1), as well as in ways that 
prevent or substantially hinder viable uses, as defined by CCRL Section 
33031(a)(2), much of the evidence used in this section has already been 
discussed in the previous section.  These conditions include: 
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• Apparent electrical hazards 
 

• Unpermitted construction 
 

• Unsafe chimneys 
 

• Faulty construction materials 
 

• Fenestration problems 
 

• Foundation problems 
 

• Inadequate garbage facilities 
 

• Unsafe gas meters 
 

• Garage conversions 
 

• Lead paint and/or asbestos  
 

• Roof problems 
 

• Unreinforced masonry building 
 

• Unsafe stairs/walkways 
 

• Unsafe vertical supports 
 

In addition, there are a number of serious conditions observed in the Blight Study 
Areas that are specific to the CCRL Section 33031(a)(2).  Based on the results of 
the Field Reconnaissance, these conditions include: 

• A lack of general building maintenance, which was observed on 168 
parcels in the proposed Amendment Area.  Specific conditions include 
non-structural issues such as damaged rain gutters, shutters, or 
awnings, or missing trim around windows or fascias.  Generally these 
issues are cosmetic but still impact the viability of uses. 

 
• Functional obsolescence, which was observed on 6 parcels in the 

proposed Amendment Area.  Specific conditions include commercial 
uses that were built for a certain use but no longer contain that use, and 
older commercial buildings with antiquated designs that have not been 
upgraded or modernized. 

 
• Inadequate loading/docking facilities, which were observed on 1 parcel 

in the proposed Amendment Area.  Specific conditions include the lack 
of space for trucks to adequately turn around at loading docks, trucks 
blocking rights-of-way while making deliveries, and unloading at a 
distance from the loading/docking facility.  In these cases, the properties 
were not developed with facilities that provide for a smooth transition of 
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products from the point of origin to the structure, which puts a particular 
property at an economic disadvantage.  Also, trucks at these buildings 
often block public rights-of-way, producing a potential health and safety 
issue. 

 
• Inadequately sized buildings, which were observed on 100 parcels in 

the proposed Amendment Area.  Specific conditions include one-room 
homes, construction trailers used for permanent office space, or other 
unusually small or unusual structure.  Such facilities are not viable 
under modern planning practices. 

 
• Poor quality construction, which was observed on 86 parcels in the 

proposed Amendment Area.  Specific conditions include the use of 
cheaper building materials, such as corrugated metal to construct the 
buildings, which affects the viability of the site. 

 
• Deteriorated/missing private infrastructure, which was observed on 

1,587 parcels in the proposed Amendment Area.  Specific conditions 
include damaged driveways and commercial parking lots.  Such 
conditions are eyesores, which can affect property values and repel 
customers in commercial areas, and can create liability issues related to 
accidents. 

 
• Poor site layout, which was observed on 12 parcels in the proposed 

Amendment Area.  Specific conditions include sites with poor and/or 
dangerous circulation issues and structures unusually close to property 
lines.  In many cases, such conditions are related to irregularly shaped 
or sized parcels, but the result is that the viability of uses is 
compromised. 

 

In addition, the influence of blighting conditions on adjacent land is widespread.  
According to an article called Research Review: Spill over Effects of 
Foreclosures on Communities,5 foreclosures, which create properties that "may 
be vacant for some time, attracting vandalism and crime, and further 
exacerbating blight," negatively impact the property values of nearby properties.  
In one study, such problems depressed the values of all properties within a 150 
foot distance; in another, the distance was as much as 660 feet.  Therefore, it is 
clear that conditions of blight do not only impact the properties on which they 
exist, they also affect neighboring parcels. 

With that in mind, a 150 foot radius was drawn around every parcel that received 
at least three blight points.  Each of these parcels was then given one blight point 
to acknowledge the negative influence of its offending neighbor.  The condition 
affects 1,099 parcels in the proposed Amendment Area. 

                                            
5 Lee, Dai-Yan, New England Community Developments for the Federal Reserve Bank of Boston, 2008. 
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7.1.2.1 Summary – Conditions that Prevent or Substantially 
Hinder Viable Uses 

Based on the Field Reconnaissance, there are 3,106 parcels (87% of the 
proposed Amendment Area) that have at least one blight indicator related 
to conditions that prevent or substantially hinder the viable use or 
capacity of buildings or lots. 

7.1.3 CCRL Section 33031(a)(3) - Adjacent or Nearby Incompatible 
Land Uses that Prevent the Development of those Parcels or Other 
Portions 
While the conditions described above relate to how deficient structures 
negatively impact the health and safety of individuals, or prevent or substantially 
hinder the viable use or capacity of buildings or lots, this section discusses how 
existing uses, regardless of condition, negatively impact each other if they are 
incompatible and adjacent. 

The concept of incompatible use of land is well-founded in modern urban real 
estate development theory.  A zoning ordinance, or land use regulations under a 
community plan, where similar and compatible uses are clustered together in 
"zones," is based upon the notion that uses which are incompatible should be 
separated. 

Compatible uses do not need to be the same use.  For example, modern 
planning theory allows for the location of retail commercial uses next to multi-
family dwellings if there are sufficient buffers (typically a parking area bordered 
by landscaping or residential access from parking areas located at the rear of the 
property) between the two.  Residential uses may also be located above certain 
commercial uses. 

However, there is an additional test in order to find blight under this subheading.  
The uses must not just be incompatible, but also the incompatibility must 
"prevent the development of those parcels or other portions of the Amendment 
Area" which are incompatible.  This means that parcels are so affected by nearby 
incompatibilities that their development is prevented. 

To identify where this issue may exist in the Blight Study Areas, each parcel of 
developable vacant land was plotted on a map to see what the surrounding land 
uses are and to evaluate if such parcels remain vacant because of adjacent 
incompatibilities. 

The question then, becomes: are the incompatible land uses that were observed 
in the Blight Study Areas deleterious to nearby vacant land to the point where it 
prevents it from developing?  There is general consensus within both the 
development community and the appraisal industry that uses which generate 
conflicts with each other are incompatible and are to be avoided as a 
development opportunity.  Such uses are also appraised at a lower value than 
would otherwise accrue were there no incompatibility. 
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Specific conflicts include: 

• Environmental issues, because certain industrial/commercial uses 
produce noxious and dangerous odors, vibrations, waste, liquid runoff, 
and noise which, while tolerable in an business context, are intolerable 
adjacent to residential uses (especially where children are present).  
Diesel fumes and engine noise from commercial traffic loading and 
unloading material is also often present on an industrial use. 

 
• Vehicular/pedestrian issues, because industrial/commercial vehicular 

traffic can include large commercial trucks (including even "step vans" 
which are common on smaller business parcels) which are inherently 
unsafe to casual, adjacent pedestrian traffic.  Such trucks have larger 
blind spots, often back into loading docks, and operate on tight time 
schedules; all actions which involve some degree of risk to pedestrians.  
Even if non-employees are not on the property, these vehicles produce 
undue risk to pedestrians upon entering or exiting the public 
thoroughfare.  Vehicular traffic from residential uses tends to be 
unpredictable and is operated by non-professional drivers who are often 
distracted; such traffic can endanger nearby employees when entering 
or exiting the adjacent residential use.  Commercial traffic into and out 
of larger retail centers can overwhelm a residential neighborhood and 
may lead to vehicular/pedestrian accidents. 

 
• Land use inefficiencies, because it is difficult to expand uses onto 

adjacent properties with incompatible uses.  Therefore, any parcel 
configuration and size tends to remain over time, regardless of whether 
a better, more efficient configuration or size would have been possible 
with land assembly.  A "typical" residential parcel is smaller than a 
"typical" industrial/commercial parcel; consequently, driveways to 
residential parcels will be smaller and closer together, generating 
inefficiencies which are related to, but different from, the vehicular 
issues described above. Further, use of the rears of 
industrial/commercial parcels are often incompatible with the demands 
of adjacent residential occupants, leading either to conflicts between 
occupants or compromise by the industrial user; both instances of 
inefficient operation.  The environmental issues discussed above 
become substantially more important after regular working hours; 
thereby reducing a business' ability to operate night shifts.  Adding and 
reducing shifts is the most efficient way a business can respond to ever-
changing market conditions; the alternative of increasing or decreasing 
plant size is unacceptable for short-term market shifts. 
 

The conflicts indicated above manifest themselves by preventing the 
development of the incompatible land uses.  Common sense would appear to 
show that the less intensive land use is more harmed by proximity to the more 
intense land use, but not the reverse.  However, as indicated above, less 
intensive land uses (such as residential uses) do negatively impact more 
intensive land uses (such as industrial and, to a lesser extent, commercial uses) 
when one considers vehicular conflicts, inability of the more intensive land uses 
to expand, and, probably most importantly, the extra care the more intensive land 
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use must exercise in order to be a "good neighbor" to the less intensive land use.  
It is for these reasons that the incompatible land uses described above prevent 
the development of each other. 

7.1.3.1 Summary – Incompatible Uses 
Overall, there are 123 parcels (4% of the proposed Amendment Area) 
where nearby incompatible uses are contributing to the prevention of 
development on those parcels.  Specific locations and discussions of 
incompatible uses in each component area may be found in the next 
several chapters. 

7.1.4 CCRL Section 33031(a)(4) - Existence of Irregular, Subdivided 
Lots in Multiple Ownership Whose Physical Development has been 
Impaired Given Present Conditions 
CCRL Section 33031(a)(4) provides that a physical condition which causes blight 
consists of subdivided lots which are in multiple ownership and whose physical 
development has been impaired by their irregular shape and size, given present 
general plan and zoning standards, and present market conditions. 

Irregular parcels exist in the proposed Amendment Area in a number of ways: 

• Excessively narrow and deep (those that exceed a ratio of 1:4)6 
 

• Unusual shapes that limit or prevent development 
 

• Those that do not meet development standards for minimum width or 
depth 

 

To investigate if and where irregular parcels exist in the proposed Amendment 
Area, all parcels were analyzed to see if they met the requirements of each 
particular zone.  For example, the minimum lot size in the R-R zone is ½ acre 
and the minimum width in the R-R zone is 80 feet.  Any parcel zoned BMP in the 
proposed Amendment Area was identified as irregular if it was less than ½ acre 
or had a width less than 80 feet. 

Irregularly shaped parcels were analyzed by hand by UFI Senior Staff.  Parcels 
that do not meet minimum widths or depths, or are unusually shaped, were noted 
as irregular. 

The ownerships of all suspect parcels were then investigated to make sure 
adjoining parcels could not be easily combined to create a regular parcel.  If an 
irregularly shaped or sized parcel was next to another parcel owned by the same 
owner, then it was no longer considered as irregular. 

When irregular parcels are present in commercial areas, businesses have 
minimal setbacks (if any) with cramped parking lots and multiple curb cuts and 
are “wedged” into mid-block locations with no regard for how they look or function 

                                            
6 A common threshold in the Planning field, based on UFI research.   
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with neighboring properties.  This may lead to an overall obsolescence.  
Generally, many parts of the proposed Amendment Area are not particularly 
attractive – or convenient – places to shop or do business.  Buildings are often 
poorly maintained, products are difficult to see from the busy vehicular corridors, 
access and parking are often difficult and dangerous, signage is frequently out-
of-date and inconsistent, businesses and residences appear to be randomly 
placed on their properties without adequate buffers, and pedestrian amenities are 
lacking. 

The limitations of the land as it is subdivided severely restrict what has been built 
and what can be built in the future.  A traditional method of determining the 
"carrying capacity" of a parcel of land is to determine maximum building 
"envelope" available on that parcel after parking, landscaping, setbacks, and 
other limiting factors have been considered.  Parking and circulation tend to be 
the major considerations as to the size of the building envelope.  Parking layouts 
demand specific minimum dimensions to accommodate turning radii, standard 
parking spaces, and efficient traffic flow.  Where parcels are of regular shape, the 
land designer is able to efficiently accommodate these demands.  Where parcels 
are of irregular shape, such as those described above with unusual angles and 
excessively deep land, the designer must waste that irregular portion of the lot 
which cannot accommodate these demands.  That wasted portion represents lost 
building envelope and, consequently, lost economic value from development. 

7.1.4.1 Summary –Irregular Parcels 
Overall, there are 986 parcels (28% of the proposed Amendment Area) 
that are of irregular shape and size, all of which are subdivided in multiple 
ownerships.  Specific locations and discussions of irregular parcels in 
each component area may be found in the next several chapters.  

7.2 ECONOMIC CONDITIONS 
7.2.1 CCRL Section 33031(b)(1) - Depreciated or Stagnant Property 
Values 
As discussed above, the CCRL identifies depreciated or stagnant property values 
as being an indicator of economic blight.  Stagnant or depreciated property 
values contribute to generally impaired investments, in that a lack of expected 
returns on property often results in deferred maintenance and lack of 
reinvestment.  This in turn, contributes to further declines in property values.  If 
the decline is significant, then the value of the owner’s investment will decline.  In 
extreme cases, owners may begin to abandon their investments in the area. 

Per-parcel property values in the proposed Amendment Area have been 
generally unstable in each area, with periods of quick rises followed by sharp 
declines.  Overall, though, property values rose throughout the proposed 
Amendment Area during the 2000 through 2005 period.  Declines were 
experienced, however, in the 2006 through 2008 period. 

The physical condition of a building or its surrounds has a direct relationship to 
depreciation in property values.  These physical conditions are related to CCRL 
Section 33031(a)(2) in that conditions that prevent or substantially hinder the 
viable use or capacity of building or lots may be “… caused by building is of 
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substandard, defective, or obsolete design or construction given present general 
plan, zoning, or other development standards.”  Obsolescence, in turn, results in 
declining property values, as described below. 

Locational obsolescence is a loss in property value due to locational factors.  
Examples of locational factors include those external to a property that may 
affect its usefulness, or value, and are beyond the property owner’s control.  An 
example of locational obsolescence could be a residence in close proximity to a 
major noise source, or location in or near an aging, rundown or obsolete 
neighborhood.  An office building located near a decaying neighborhood will lose 
value as a result of its location.  Locational obsolescence can include such 
factors as inadequate utilities and services, or negative environmental influences 
such as flooding or seismic hazards.  In fixing a value for buildings, the real 
estate market (i.e., appraisers) often deduct value as a result of locational 
obsolescence. 

Functional obsolescence is intrinsic to the property, and may cause loss of value 
because of its inability to function as originally intended or designed.  This may 
be due to a change in construction methods, building design, technology, or 
market demand.  For instance, an older office building may be walled off into a 
number of small spaces, while modern demand calls for flexibility in interior 
space (fewer offices and more cubicles), or the older office may not be wired for 
modern communication devices, thus reducing its value to future users.  
Likewise, a house with only one bathroom but three bedrooms or an outdated 
kitchen would today be considered obsolete.  Such buildings would lose value 
relative to others serving the same purpose. 

The above locational and functional characteristics are based on numerous real 
estate property valuation sources, and generally can be easily measured or 
observed. However, the exact depreciation in property values is not easily 
measured, for several reasons: the effects are unique to each building or 
property; the extent of the impact can only be measured after a sale or a 
valuation; or the observer has only limited access to the property and can only 
infer certain conditions. 

For this analysis it was first determined which properties showed either 
depreciated or stagnant values.  Since depreciated and stagnant values also 
affect the value of the surrounding properties, a radius of 500 feet was drawn to 
locate which properties might also be affected by depreciating values.  All of 
these properties were considered to be affected by depreciated or stagnant 
property values, and thus affected by conditions identified in CCRL Section 
33031(b)(1).  It was determined that 3,537 parcels (99% of the proposed 
Amendment Area) are affected by conditions identified in CCRL Section 
33031(b)(1).  

7.2.2 CCRL Section 33031(b)(4) – Lack of Necessary Commercial 
Facilities 
CCRL Section 33031(b)(4) specifies as an economic condition of blight a lack of 
commercial facilities normally found in a neighborhood, such as grocery stores, 
drug stores, and banks or other financial institutions.   
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The proposed Amendment Area includes 34 parcels that are designated for 
commercial development by the County’s General Plan (78.39 acres).  Only 32 of 
these parcels are currently used for commercial or office purposes (57.37 acres).  
There are currently no drug stores, banks or other financial institutions in the 
proposed Amendment Area.  There are a handful of small convenience stores 
and mini-marts in the proposed Amendment Area, but the sheer lack of 
commercial facilities results in residents needing to travel outside of the local 
area to take care of basic commercial needs.   

The nearest concentrations of commercial, banking and other services are 
located in the City of Perris and the City of Lake Elsinore.  While these cities may 
be nearby for the residents of the Warm Springs Component area and portions of 
the northern Component Areas, they are further away for the residents on the 
western portions of the Component Areas.  At least half of the parcels in the 
proposed Amendment Area are three to four miles away from commercial 
facilities such as banks, drug stores, and larger grocery stores.  Due to the lack 
of these commercial services in the proposed Amendment Area, there are 
currently no means to recapture the leakage of sales taxes to other cities and 
communities in the County.   

There appears to be a demand for certain types of commercial services in the 
proposed Amendment Area.  There are also several vacant parcels along 
Highway 74 that appear to be large enough to accommodate meaningful 
commercial development.  However, this demand is unlikely to be met because 
various existing infrastructure systems would not support such improvements.   

7.2.3 CCRL Section 33031(b)(5) – Residential Overcrowding 
According to the CCRL, a blighted community may be characterized by serious 
residential overcrowding that has resulted in significant public health or safety 
problems.  
 
Due to its secretive and often illegal nature, residential overcrowding is a difficult 
condition to document through records research and field surveys.  Property 
owners, landlords and the residents themselves are reluctant to divulge such 
information.  However, the U.S. Census Bureau provides a measure of 
overcrowding that shows how the proposed Amendment Area suffers from this 
condition of blight.   
 
Overcrowding, which is defined as 1.01 or more persons per room by the U.S. 
Census Bureau, is estimated to be at 19.74% in the proposed Amendment Area.  
The rate of overcrowding for the proposed Amendment Area is substantially 
higher than the overcrowding rate of 12.68% for Riverside County.  It is also 
higher than the City of Riverside which has a rate of 14.88% and the City of Lake 
Elsinore which has a rate of 15%.  In the proposed Amendment Area potentially 
one in every five habitable rooms is overcrowded.  This shows a significant 
preponderance of overcrowded conditions in the proposed Amendment Area.  
 
Indicators of overcrowding were observed throughout the proposed Amendment 
Area, including a number of garage conversions and homes with multiple 
vehicles parked on the street or on the front yard during normal business hours.     
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Overcrowding within a community reflects the health and responsiveness of the 
housing market, and indicates the social well being of the area’s residents.  
Overcrowding is considered a problem if the public health, safety and welfare are 
threatened.  Higher crime rates have also often been associated with 
overcrowded living conditions.  
 
7.2.4 CCRL Section 33031(b)(7) - High Crime 
Crime data was gathered from discussions with the Riverside County Sheriff’s 
Department as well as from Field Reconnaissance.   

The proposed Amendment Area is a busy one in terms of calls for services.  The 
Sheriff’s Department repeatedly stated that the proposed Amendment Area is 
difficult to patrol due to the lack of infrastructure.  The lack of improved roads, 
street lighting, and easily readable street signs adversely impacts officer 
response times and officer safety.  Improved infrastructure could reduce 
response times and could potentially save lives and property.  In addition, street 
infrastructure would lessen the damage done to Sheriff’s patrol units and could 
save “hundreds of thousands of dollars” to the Sheriff’s Department annually.  
Further information about crime will be discussed in the section on each 
component area.  

Overall Field Reconnaissance revealed the following conditions related to high 
crime areas: 

• Bars on windows, which were observed on 173 parcels in the proposed 
Amendment Area.  Such conditions not only create unsafe conditions 
inside buildings due to the blockage of emergency exists, but are also 
indicative of high crime areas.   
 

• Graffiti, which was observed on 271 parcels in the proposed 
Amendment Area.  The existence of such conditions more than doubles 
the local crime rate, according to a study performed by the University of 
Groningen, in the Netherlands.7  Graffiti also takes a significant amount 
of money to remove. 

 
• Security fences, which were observed on 1,060 parcels in the proposed 

Amendment Area.  This condition includes residential fences over 4 feet 
tall in the front yard, and any fence with spikes, barbed wire, or razor 
wire.  The presence of either condition is indicative of a high crime area. 

 
7.2.5 CCRL Section 33030(c) - Inadequate Public Improvements 
CCRL Section 33030(c) provides that an area with physical and economic 
conditions of blight may also be characterized by the existence of inadequate 
public improvements.  Because physical and economic conditions of blight exist 
throughout the Amendment Area, as described above, inadequate public 
improvements may also be used to provide further evidence of detrimental 
conditions. 

                                            
7 Science, November 21, 2008.   
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Information from County officials shows that there is a vast array of infrastructure 
needs throughout the proposed Amendment Area.  Specific examples include: 

• Paving roads throughout the proposed Amendment Area 
• Improving street lighting 
• Ensuring street signs visible and readable 
• Flood control and drainage systems 

Note that the street improvements are a particular priority for police, fire, and 
emergency response vehicles.  According to representatives of the County’s Fire 
and Sheriff’s Departments, it is harder to access properties in the proposed 
Amendment Area due to poor street conditions and poor lighting during night 
time.  Such improvements could help save lives and improve the quality of life for 
those living and working in the proposed Amendment Area. 

Overall, the costs to make the above improvements are about $300 million. 

In addition, the Field Reconnaissance showed that 3,110 parcels in the proposed 
Amendment Area are directly affected by inadequate infrastructure in that they 
touch a damaged street, missing sidewalk, unpaved alley, or other similar issue.  
This means that 87.11% of all parcels in the proposed Amendment Area are 
directly impacted by infrastructure problems. 
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8.0 EXISTING CONDITIONS – SOUTH MEAD VALLEY 
COMPONENT AREA 

8.1 PHYSICAL CONDITIONS 
Conditions of blight for the entire proposed Amendment Area were described in Chapter 
7.0.  This chapter will demonstrate how many properties were observed with each 
indicator of blight specifically within the South Mead Valley Component Area. 

8.1.1 CCRL Section 33031(a)(1) - Buildings in Which it is Unsafe or 
Unhealthy for Persons to Live or Work 

Table 20 
South Mead Valley: CCRL Section 33031(a)(1) 

BLIGHT INDICATOR # OF PARCELS

Apparent Electrical Hazards 24 

Unpermitted Construction* 177 

Security Bars on Windows 26 

Unsafe Chimneys 2 

Dilapidated Structures 7 

Faulty Construction Materials 17 

Fenestration Problems 71 

Fire Hazards 9 

Faulty Mechanical Equipment 94 

Foundation Problems 12 

Inadequate Garbage Facilities 5 

Unsafe Gas Meters 6 

Garages Conversions* 19 

Impaired Building Exits 1 

Propensity for Vermin Infestation 61 

Inoperable Vehicles 193 

Junk and Debris 74 

Potential for Asbestos or Lead Paint Exposure 321 

Nuisances 64 

Damaged/Deteriorated Roofs 50 

Deteriorated Secondary Structures 233 
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Table 20 
South Mead Valley: CCRL Section 33031(a)(1) 

BLIGHT INDICATOR # OF PARCELS

Unsafe Stairs and Walkways 106 

Damaged Exterior Support 6 

Weather Protection due to Broken or Cracked Windows 29 

Weather Protection due to Chipped or Missing Paint 141 

Weather Protection due to Deteriorated Roofing Material 54 

Weather Protection due to Damaged Wall Surfaces 60 
 

Overall, based on the Field Reconnaissance, there are 506 parcels (78.09% of 
the South Mead Valley Component Study Area) that have at least one blight 
indicator related to unsafe or unhealthy buildings according to the definitions in 
the CCRL (see Chapter 2.0). 

Riverside County Code Enforcement stated that the most common types of 
violations in the South Mead Valley Component Area are “Construction without 
Permits” and “Zoning violations.”  Examples of construction without permit 
violations include room additions, garage conversions, and mobile home 
installations.  Examples of zoning violations are “Non-Permitted Land use (Illegal 
Business),” “excessive outside storage,” and “occupied second units,” which are 
generally mobile homes or travel trailers which have been installed without 
permits.  Code enforcement officials specifically stated, “It is not possible 
under any County Code to install or occupy a travel trailer or RV unit on 
private property, unless in a permitted RV park.”  [Emphasis added.]     

Officials from Code Enforcement also stated that many of the properties in 
violation have multiple violations that correlate with one another, such as mobile 
home installation and garage conversions.  Often times in these situations family 
or extended family members are found in the extra units on the property.  
Property owners often state that the violation is meant to be a “temporary ‘fix’ for 
the family member.”  In other instances the person in control of the property has 
rented out the unit as an additional source of income.   

Accumulated rubbish is also a common code violation.  Often the accumulation 
of outside storage will easily reach the maximum amount due to the lot size as 
well as the multiple occupancy issues mentioned above.   

Table 21 below shows the number of Code Enforcement cases in the South 
Mead Valley Component Area for the year between July 1, 2008 and June 30, 
2009. 
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Table 21 
South Mead Valley: Code Violations 

Type of Code Violation  Number 

Accumulated Rubbish  44 

Construction without permits  50 

Grading without permits  7 

Substandard Mobile Home  8 

Substandard Structure  8 

Vehicle Abatement  24 

Zoning Violations  
(unpermitted land use, 
excessive outside storage)  77 

Total Code Enforcement Cases  218 

 

The locations of each blight indicator within CCRL Section 33031(a)(1) are 
shown in Figure 26.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the South Mead Valley Component 
Area.   

Figure 27 shows South Mead Valley when blight points are considered.  This 
map demonstrates the severity of blight indicators within the South Mead Valley. 

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(1) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in South Mead Valley. 

A map of all photo locations may be found in Appendix E. 
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Photo SMV-A-1 
Bars on windows.  Overgrown 
vegetation is a fire hazard.  
Suspected unpermitted 
addition. 

Photo SMV-A-2 
Suspected unpermitted addition.  
Bars on windows.   

Photo SMV-A-3 
Apparent electrical hazard due to 
exposed wiring.  Structural 
damage between roof and support 
walls.  Peeling paint.  Roof 
damage.   
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Photo SMV-A-4 
Boarded-up windows.   

Photo SMV-A-5 
Faulty mechanical equipment.  
Security fence.   

Photo SMV-A-6 
Apparent electrical hazard due to 
hanging wiring.  Rolled roof.  Paint 
damage on walls.   
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Photo SMV-A-7 
Roof damage.  Peeling paint on 
façade and walls.   

Photo SMV-A-8 
Suspected unpermitted addition.  
Peeling paint on façade.   

Photo SMV-A-9 
Suspected unpermitted addition.  
Security fence.  Peeling roof.   
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Photo SMV-A-10 
Broken window.  Potential 
infestation problem.  Unsafe 
stairway (4 or more steps without a 
handrail).   

Photo SMV-A-11 
Dilapidated structure.  Vertical 
support damage.  Roof damage.  
Peeling paint.   

Photo SMV-A-12 
Barbed wire security fence.  Old 
stovetop/oven outside constitute 
junk and debris.   
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Photo SMV-A-13 
Boarded-up window. 

Photo SMV-A-14 
Suspected unpermitted addition.  
Peeling paint.   

Photo SMV-A-15 
Suspected unpermitted addition.  
Roof damage.  Rusty mechanical 
equipment.  Unprotected gas 
meter.  Peeling paint.   
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Photo SMV-A-16 
Unstable support for air 
conditioner.  Duct tape used to 
hold together window.  Vertical 
supports damaged.  Potential 
infestation beneath structure.   

Photo SMV-A-17 
Tarp on roof.  Potential infestation 
problem due to vegetation’s 
proximity to structure.   

Photo SMV-A-18 
Outdoor placement of refrigerator 
constitutes a nuisance.  
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Photo SMV-A-19 
Suspected unpermitted addition.  
Peeling paint.  Tarp used as 
substitute for proper construction 
material.   

Photo SMV-A-20 
Suspected unpermitted addition. 

Photo SMV-A-21 
Unstable support for air 
conditioner.  Lack of private 
infrastructure investment.   
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Photo SMV-A-22 
Unprotected gas meter.   

Photo SMV-A-23 
Deteriorating roof.  Security fence. 

Photo SMV-A-24 
Significant peeling paint 
susceptible to weather damage.   
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Photo SMV-A-25 
Vacant residential property.  
Suspected unpermitted addition.  
Boarded-up windows.  Overgrown 
vegetation constitutes a fire 
hazard.   

Photo SMV-A-26 
Suspected unpermitted addition.  
Junk and debris on unstable roof.  
Security fence.   

Photo SMV-A-27 
Poor quality building material on 
secondary structure.   
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Photo SMV-A-28 
Dilapidated residential structure.  
Roof damage.  Bare plywood that 
is susceptible to weather damage.  
Security fence.  Fire hazard from 
dry, overgrown vegetation close to 
structure.   

Photo SMV-A-29 
Suspected unpermitted addition.  
Potential infestation problem.   

Photo SMV-A-30 
Unsafe entry way (lack of stairs in 
front of doors).  Peeling paint.  
Security fence.   
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Photo SMV-A-31 
Deteriorated secondary structure.   

Photo SMV-A-32 
Roof damage.  Lack of private 
infrastructure investment.  
Exposed wiring.   

Photo SMV-A-33 
Apparent electrical hazard in 
exposed water heater.  Potential 
infestation due to overgrown 
vegetation.  Security fence.   
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Photo SMV-A-34 
Boarded-up window.  Paint 
damage.  Security fence.   
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8.1.2 CCRL Section 33031(a)(2) - Conditions That Prevent or 
Substantially Hinder the Viable Use or Capacity of Buildings or 
Lots 

As discussed in the previous chapter, certain conditions that prevent or 
substantially hinder viable uses also contribute to unsafe and unhealthy 
buildings.  These include: 

• Apparent electrical hazards 
 

• Unpermitted construction 
 

• Unsafe chimneys 
 

• Faulty construction materials 
 

• Fenestration problems 
 

• Foundation problems 
 

• Inadequate garbage facilities 
 

• Unsafe gas meters 
 

• Garage conversions 
 

• Junk and debris 
 

• Lead paint and/or asbestos 
 

• Roof problems 
 

• Unsafe stairs/walkways 
 

• Unsafe vertical supports 
 

In addition, the following blight indicators are unique to the category of conditions 
that prevent or substantially hinder viable uses. 

 
Table 22 

South Mead Valley: CCRL Section 33031(a)(1) 
BLIGHT INDICATOR # OF PARCELS 

Blight Adjacency 163 

General Building Maintenance 34 

Inadequately Sized Buildings 28 

Poor Quality Construction 11 

Deteriorated/Missing Private Infrastructure 302 

Poor Site Layout 3 
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Overall, based on the Field Reconnaissance, there are 608 parcels (93.83% of 
the South Mead Valley Component Area) that have at least one blight indicator 
related to conditions that prevent or substantially hinder the viable use or 
capacity of buildings or lots according to the definitions in the CCRL (see Chapter 
2.0). 

The locations of each blight indicator within CCRL Section 33031(a)(2) are 
shown in Figure 28.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the South Mead Valley Component 
Area.   

Figure 29 shows the South Mead Valley Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
South Mead Valley Component Area for parcels that have conditions that prevent 
or substantially hinder the viable use or capacity of buildings or lots.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(2) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the South Mead Valley Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo SMV-B-35 
Boarded-up window.  Roof 
damage.  Faulty construction 
material.  Foundational 
damage.  Potential infestation 
problem.    
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Photo SMV-B-36 
Damage to walls.  Foundational 
damage.  Rolled roof.  Roof 
damage.  

Photo SMV-B-37 
Boarded up window.  Unstable 
support for air conditioner.  Roof 
damage.  Unsafe stairway (lack of 
stairway).  Faulty construction 
material used for structural 
support.   

Photo SMV-B-38 
Unsafe stairway due to faulty 
construction material. 
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Photo SMV-B-39 
Unsafe stairway.  Large areas of 
peeling paint.  Security fence.   

Photo SMV-B-40 
Apparent electrical hazard due to 
hanging wires.   

Photo SMV-B-41 
Suspected unpermitted addition.  
Unstable vertical support.  Lack of 
private infrastructure investment.  
Large areas of peeling paint.   
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Photo SMV-B-42 
Outdoor washer/dryer, microwave, 
and air conditioner constitute a 
nuisance.   

Photo SMV-B-43 
Faulty construction material in 
bare plywood used for walls.  
Apparent electrical hazard in 
wiring on roof.  Lack of private 
infrastructure investment.   

Photo SMV-B-44 
Hazardous materials out in the 
open.   
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Photo SMV-B-45 
Vacant residential property.  
Security fence.  Lack of private 
infrastructure investment.  
Weather damage due to lack of 
paint.   

Photo SMV-B-46 
Unsafe stairway (4 or more steps 
without a handrail).  Damaged 
wall.  Security fence.   

Photo SMV-B-47 
Faulty construction material.  
Security fence.   
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Photo SMV-B-48 
Boarded-up windows/doors.  Fire 
hazard. 

Photo SMV-B-49 
Window damage.  Paint damage.  
Junk and debris.  Security fence.   

Photo SMV-B-50 
Faulty construction material 
around windows.   
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Photo SMV-B-51 
Suspected unpermitted 
construction.  Apparent electrical 
hazard due to multiple hanging 
wires.  Security fence.  

Photo SMV-B-52 
Suspected unpermitted addition.  
Security fence.   

Photo SMV-B-53 
Deteriorated secondary structure.  
Security fence.   
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Photo SMV-B-54 
Bars on windows.  Wall damage 
around air conditioner.  Security 
fence.   

Photo SMV-B-55 
Tarp on roof.  Boarded-up 
windows.  Security fence.   

Photo SMV-B-56 
Graffiti.  Broken window.  Bars on 
window.  Potential infestation.   
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Photo SMV-B-57 
Bars on window.  Security fence.  
Blocked window which prevents 
adequate light and ventilation. 

Photo SMV-B-58 
Suspected unpermitted addition.  
Rolled and damaged roof.  
Security fence.   

Photo SMV-B-59 
Rolled roof.  Security fence.   
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Photo SMV-B-60 
Damaged roof.  Junk and debris.  
Security fence.   

Photo SMV-B-61 
Foundational damage.  Potential 
for infestation.  Weather related 
paint damage on wall and around 
window. 

Photo SMV-B-62 
Junk and debris.  Inoperable 
vehicles.  Lack of private 
infrastructure investment.  
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Photo SMV-B-63 
Faulty construction material.  Poor 
building maintenance.  Potential 
for infestation.  Security fence.  
Lack of private infrastructure 
investment.   

Photo SMV-B-64 
Junk and debris.  Security fence.  
Lack of private infrastructure 
investment.   

Photo SMV-B-65 
Roof damage.  Security fence.   
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Photo SMV-B-66 
Roof damage.  Security fence.  
Lack of private infrastructure 
investment.   

Photo SMV-B-67 
Vacant residential property.  
Unsafe stairway (4 steps or more 
without a railing).  Security fence.   
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8.1.3 CCRL Section 33031(a)(4) - Existence of Irregular, Subdivided 
Lots in Multiple Ownership Whose Physical Development has 
been Impaired Given Present Conditions 

Irregular parcels, as outlined in the previous chapter, have a significant impact in 
the proposed Amendment Area.  Specific conditions within the South Mead 
Valley Component Area include parcels that do not meet the required minimum 
parcels size, parcels that do not meet the required minimum parcel width, 
triangular and other oddly shaped parcels, and long, narrow parcels.  Overall, 
there are 271 irregular parcels in the South Mead Valley Component Area 
(41.82%). 

The locations of each blight indicator within CCRL Section 33031(a)(4) are 
shown in Figure 30.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the South Mead Valley Component 
Area.   

Figure 31 shows the South Mead Valley Area when blight points are considered.  
This map demonstrates the severity of blight indicators within the South Mead 
Valley Component Area for irregular parcels.   
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8.2 ECONOMIC CONDITIONS 
8.2.1 Depreciated or Stagnant Property Values 
The South Mead Valley Component Area experienced steep declines in property 
sales values in the last two years.   

When compared to the Case-Schiller Index for the Los Angeles Metro region, the 
South Mead Valley Component area rose much more steeply than the overall 
index and dove much more steeply as well.  The graph below compares the 
property sales values for South Mead Valley from 2000 to 2008 to the Case 
Schiller Index.   

 

 

Overall, there are 648 parcels (100% of the South Mead Valley Component Area) 
that are affected by depreciated or stagnant property values according to the 
definitions in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(b)(1) are 
shown in Figure 32.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the South Mead Valley Component 
Area.   

Figure 33 shows the South Mead Valley Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
South Mead Valley Component Area for parcels that have depreciated or 
stagnant property values.   
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8.2.2 Lack of Necessary Commercial Facilities 
An analysis of the lack of necessary commercial facilities was completed for the 
proposed Amendment Area as a whole, instead of for each individual Component 
Area.  As such, the discussion in Section 7.2.2 on the Lack of Necessary 
Commercial Facilities serves as the description of the conditions identified in 
CCRL Section 33031(b)(4) for the entire proposed Amendment Area.  For this 
reason, please see Section 7.2.2 for an overall analysis of the Lack of Necessary 
Commercial Facilities.   

8.2.3 Residential Overcrowding 
An analysis of residential overcrowding was completed based on Census 
information.  As such, the boundaries of the proposed Amendment Area were 
approximated for use with Census data, but were not exact.  For this reason, 
residential overcrowding was analyzed at the level of the entire proposed 
Amendment Area, not for each Component Area.  Please see Section 7.2.3 for 
overall data on residential overcrowding.   

8.2.4 High Crime 
Crime data was gathered from discussions with the Riverside County Sheriff’s 
Department as well as from Field Reconnaissance.   

Sheriff’s officials stated that the South Mead Valley area has typically been a 
very busy one in terms of calls for service, averaging more than 10 calls for 
service per day.  Sheriff’s officials stated that this is fairly significant for a 
relatively small area.   

The major obstacle the Sheriff’s Department faces in the South Mead Valley area 
is the lack of public infrastructure.  The overall lack of street lighting, sidewalks, 
and improved streets make it difficult to access properties that have requested 
service calls.   Inclement weather and night-time also hinder Sheriff’s Deputies in 
their patrols as the roads become difficult to traverse and addresses become 
difficult to find without proper lighting.  Address numbers are also often not 
placed in locations where properties can be easily identified.   

Lastly, the Sheriff’s Department stated that improved infrastructure could save 
lives and property due to increased response times and abilities to get to calls 
quickly.  The lack of improved roads often takes a toll on patrol units.  If 
improvements were made this could result in hundreds of thousands of dollars to 
the Sheriff’s Department annually in saved time and damaged patrol units. 

Sheriff’s officials were asked about the number of calls for service and the 
number of Part 1 crimes in each of the component areas.  Part 1 crimes include 
murder, rape, robbery, assault, burglary, auto theft, larceny, and vehicle burglary.  
Calls for service were divided up into criminal and non-criminal calls.  The 
following crime statistics were provided by the Sheriff’s Department for the 
general are in and around the South Mead Valley Component Area.  (Because 
the Sheriff’s reporting districts are different from the proposed redevelopment 
area, the statistics represent crime in the general area.) 
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Table 23 
South Mead Valley: Crime Statistics 

Year   2004  2005  2006  2007  2008 

Calls for Service     3,933  3,915  3,650  3,572  3,601 

   Criminal  n/a  n/a  n/a  n/a  n/a 

   Non‐Criminal  n/a  n/a  n/a  n/a  n/a 

Part 1 Crimes  52  51  49  62  51 

 

In the South Mead Valley Component Area, Field Reconnaissance revealed the 
following conditions related to high crime areas, as shown in Table 23: 

Table 24 
South Mead Valley: CCRL Section(b)(7) 
BLIGHT INDICATOR # OF PARCELS

Bars on Windows 26 

Graffiti 46 

Security Fence 74 

 

The locations of each blight indicator within CCRL Section 33031(b)(7) are 
shown in Figure 34.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the South Mead Valley Component 
Area.   

Figure 35 shows the South Mead Valley Component Area when blight points are 
considered.  This map demonstrates the severity of remaining blight indicators 
within the South Mead Valley Component Area for parcels that have been 
affected by crime in the area.   

Photo SMV-C-68 
Graffiti on security fence. 
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Photo SMV-C-69 
Graffiti on vacant/abandoned 
trailer.  Security fence.     
 

Photo SMV-C-70 
Graffiti on wall.  Security fence.   
 

Photo SMV-C-71 
Graffiti on residential unit.  Secuirty 
fence surrounding property.   
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Photo SMV-C-72 
Graffiti on property wall.  Security 
fence.   
 

Photo SMV-C-73 
Graffiti on wall.  Security fence 
with barbed wire.   
 

Photo SMV-C-74 
Security fence.   
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Photo SMV-C-75 
Security fence.  Unsafe stairs (4 or 
more steps without a handrail).   
 

Photo SMV-C-76 
Graffiti on trailer.  Security fence 
surrounding property.      
 

Photo SMV-C-77 
Barbed wire fence. 
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8.2.5 Inadequate Public Improvements 
Chapter 7.0 described the overall impact of inadequate public improvements in 
the proposed Amendment Area.  In the South Mead Valley Component Area, the 
Field Reconnaissance revealed that 448 parcels are directly affected by 
damaged streets, missing sidewalks, and other visible problems.  Specific 
improvement needs for all of the proposed Amendment Area were listed in 
Chapter 7.2.5. 

Photographs of sample properties demonstrating the conditions described above 
are shown below.  Note that not every condition was photographed and not every 
property with a specific condition is shown.  Rather, these photographs are 
simply examples of certain blight conditions found in the South Mead Valley 
Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo SMV-D-78 
Unimproved drainage.       
 

Photo SMV-D-79 
Damaged street. 
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Photo SMV-D-80 
Missing curb, gutter, and sidewalk, 
and incomplete right-of-way. 
 

Photo SMV-D-81 
Missing curb, gutter, and sidewalk, 
and incomplete right-of-way. 
 

Photo SMV-D-82 
Missing curb, gutter, and sidewalk, 
and incomplete right-of-way.  
Damaged street, which also 
created inadequate drainage. 
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Photo SMV-D-83 
Missing curb, gutter, and sidewalk, 
and incomplete right-of-way.  
Damaged street, which also 
created inadequate drainage. 
 

 

8.3 SUMMARY OF CONDITIONS IN THE SOUTH MEAD VALLEY 
COMPONENT AREA 

Overall in the South Mead Valley Component Area, 641 parcels (98.92%) were 
observed to have at least one physical blight indicator and 648 parcels (100%) with at 
least one economic blight indicator.   

The locations of each physical blight indicator as defined by CCRL Section 33031(a) are 
shown in Figure 36.  The widespread existence of these conditions demonstrates the 
substantial prevalence of physical blight within the South Mead Valley Component Area.   

Figure 37 shows the South Mead Valley Component Area for all physical blight 
indicators when blight points are considered.  This map demonstrates the severity of 
blight indicators within the South Mead Valley Component Area for all types of physical 
blight indicators that remain.   

Figure 38 shows the locations of each economic blight indicator as defined by CCRL 
Section 33031(b).  The widespread existence of these conditions demonstrates the 
substantial prevalence of economic blight within the South Mead Valley Component 
Area.   

Figure 39 shows the South Mead Valley Component Area for all economic blight 
indicators when blight points are considered.  This map demonstrates the severity of 
blight indicators within the South Mead Valley Component Area for all types of economic 
blight indicators that remain.   

See Appendix F for a matrix of the blight categories that each parcel in the South Mead 
Valley Component Area falls within.   
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9.0 EXISTING CONDITIONS – WAGON WHEEL 
COMPONENT AREA 

9.1 PHYSICAL CONDITIONS 
Conditions of blight for the entire Amendment Area were described in Chapter 7.0.  This 
chapter will demonstrate how many properties were observed with each indicator of 
blight specifically within the Wagon Wheel Component Area. 

9.1.1 CCRL Section 33031(a)(1) - Buildings in Which it is Unsafe or 
Unhealthy for Persons to Live or Work 

 
Table 25 

Wagon Wheel: CCRL Section 33031(a)(1) 
BLIGHT INDICATOR # OF PARCELS 

Apparent Electrical Hazards 21 

Unpermitted Construction 98 

Security Bars on Windows 37 

Dilapidated Structures 1 

Fenestration Problems 17 

Fire Hazards 7 

Faulty Mechanical Equipment 46 

Foundation Problems 10 

Inadequate Garbage Facilities 7 

Garages Conversions 4 

Impaired Building Exits 1 

Propensity for Vermin Infestation 10 

Inoperable Vehicles 140 

Junk and Debris 7 

Potential for Asbestos or Lead Paint Exposure 148 

Nuisances 31 

Damaged/Deteriorated Roofs 21 

Deteriorated Secondary Structures 151 

Unsafe Stairs and Walkways 81 

Damaged Exterior Support 2 

Weather Protection due to Broken or Cracked Windows 13 

Weather Protection due to Chipped or Missing Paint 43 

Weather Protection due to Deteriorated Roofing Material 23 

Weather Protection due to Damaged Wall Surfaces 28 
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Based on the Field Reconnaissance, there are 292 parcels (82.72% of the 
Wagon Wheel Component Area) that have at least one blight indicator related to 
unsafe or unhealthy buildings according to the definitions in the CCRL (see 
Chapter 2.0). 

Riverside County Code Enforcement stated that the most common types of 
violations in the Wagon Wheel Component Area are “Construction without 
Permits” and “Zoning violations.”  Examples of construction without permit 
violations include room additions, garage conversions, and mobile home 
installations.  Examples of zoning violations are “Non-Permitted Land use (Illegal 
Business),” “excessive outside storage,” and “occupied second units,” which are 
generally mobile homes or travel trailers which have been installed without 
permits.  Code enforcement officials specifically stated, “It is not possible 
under any County Code to install or occupy a travel trailer or RV unit on 
private property, unless in a permitted RV park.”  [Emphasis added.]     

Officials from Code Enforcement also stated that many of the properties in 
violation have multiple violations that correlate with one another, such as mobile 
home installation and garage conversions.  Often times in these situations family 
or extended family members are found in the extra units on the property.  
Property owners often state that the violation is meant to be a “temporary ‘fix’ for 
the family member.”  In other instances the person in control of the property has 
rented out the unit as an additional source of income.   

Accumulated rubbish is also a common code violation.  Often the accumulation 
of outside storage will easily reach the maximum amount due to the lot size as 
well as the multiple occupancy issues mentioned above.   

Table 26 below shows the number of Code Enforcement cases in the Wagon 
Wheel Component Area for the year between July 1, 2008 and June 30, 2009. 

Table 26 
Wagon Wheel: Code Violations 

Type of Code Violation  Number 

Accumulated Rubbish  31 

Construction without permits  28 

Grading without permits  0 

Substandard Mobile Home  7 

Substandard Structure  12 

Vehicle Abatement  13 

Zoning Violations  
(unpermitted land use, 
excessive outside storage)  36 

Total Code Enforcement Cases  127 

 

The locations of each blight indicator within CCRL Section 33031(a)(1) are 
shown in Figure 40.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Wagon Wheel Component Area.   
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Figure 41 shows the Wagon Wheel Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Wagon Wheel Component Area.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(1) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the Wagon Wheel Component Area. 

A map of all photo locations may be found in Appendix E. 

 

Photo WW-A-84 
Bars on windows.  Security 
fence.  Weather related paint 
damage.   

Photo WW-A-85 
Suspected garage conversion.  
Weather related roof damage.   
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Photo WW-A-86 
Tarp over large portions of roof.  

Photo WW-A-87 
Inoperable vehicles.  Deteriorated 
secondary structure.   

Photo WW-A-88 
Damage throughout roof. 
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Photo WW-A-89 
Deteriorated secondary structure. 
Significant paint damage and 
boarded-up windows.   

Photo WW-A-90 
Apparent electrical hazard due to 
hanging wires.  Refrigerator and 
washer are a potential nuisance 
and liability for the owner.   

Photo WW-A-91 
Vacant trailer.  Boarded-up 
windows.  Paint damage 
susceptible to weather damage.    
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Photo WW-A-92 
Apparent electrical hazard due to 
damaged water heater.  Security 
fence.   

Photo WW-A-93 
Suspected unpermitted addition.  
Faulty construction material.  
Potential for infestation.  Lack of 
private infrastructure investment.  
Security fence.   

Photo WW-A-94 
Deteriorated secondary structure. 
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Photo WW-A-95 
Suspected unpermitted addition.  
Window blocked by air 
conditioning unit on an unstable 
support structure.  Refrigerator 
placed outside constitutes a 
nuisance and a potential liability 
for the owner. 

Photo WW-A-96 
Air conditioning unit on an 
unstable support structure.  
Suspected unpermitted structure. 
Security fence.   

Photo WW-A-97 
Suspected unpermitted addition.  
Paint damage susceptible to 
further deterioration.   
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Photo WW-A-98 
Suspected unpermitted addition.  
Unsafe stairway (4 or more stairs 
without a railing).  Security fence.   

Photo WW-A-99 
Bars on window.  Unsafe stairway.  
Apparent electrical hazard due to 
hanging wires along roof edge.  
Potential for infestation. 

Photo WW-A-100 
Potential for infestation.  Security 
fence.   
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Photo WW-A-101 
Security fence.  Unsecured 
refrigerator stored outside is a 
significant hazard to children and 
liability for the property owner.   

Photo WW-A-102 
Inoperable vehicle stored on 
residential property.  Deteriorated 
secondary structure.  Security fence. 
Lack of private infrastructure 
investment.   

Photo WW-A-103 
Deteriorated secondary structure.  
Junk and debris.  Lack of private 
infrastructure investment.   



 
Redevelopment Agency for the County of Riverside 

152 

Photo WW-A-104 
Apparent electrical hazard due to 
hanging and exposed wires.  
Security fence.   

Photo WW-A-105 
Tarp on roof.  Window blocked by 
plywood.  Security fence.   

Photo WW-A-106 
Tarp on roof.  Paint damage 
susceptible to further weather 
deterioration. 
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Photo WW-A-107 
Damaged roof.  Security fence.   
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9.1.2 CCRL Section 33031(a)(2) - Conditions That Prevent or 
Substantially Hinder the Viable Use or Capacity of Buildings or 
Lots 

As discussed in the previous chapter, certain conditions that prevent or 
substantially hinder viable uses also contribute to unsafe and unhealthy 
buildings.  These include: 

• Apparent electrical hazards 
 

• Unpermitted construction 
 

• Fenestration problems 
 

• Foundation problems 
 

• Inadequate garbage facilities 
 

• Garage conversions 
 

• Junk and debris 
 

• Lead paint and/or asbestos 
 

• Roof problems 
 

• Unsafe stairs/walkways 
 

• Unsafe vertical supports 
 

In addition, the following blight indicators are unique to the category of conditions 
that prevent or substantially hinder viable uses. 

 
Table 27 

Wagon Wheel: CCRL Section 33031 (a)(2) 
BLIGHT INDICATOR # OF PARCELS 

Blight Adjacency 102 

General Building Maintenance 2 

Inadequate Loading Facilities 1 

Inadequately Sized Buildings 2 

Poor Quality Construction 31 

Deteriorated/Missing Private Infrastructure 217 

Poor Site Layout 1 
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Based on the Field Reconnaissance, there are 343 parcels (97.17% of the 
Wagon Wheel Component Area) that have at least one blight indicator related to 
conditions that prevent or substantially hinder the viable use or capacity of 
buildings or lots according to the definitions in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(a)(2) are 
shown in Figure 42.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Wagon Wheel Component Area.   

Figure 43 shows the Wagon Wheel Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Wagon Wheel Component Area for parcels that have conditions that prevent or 
substantially hinder the viable use or capacity of buildings or lots.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(2) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the Wagon Wheel Component Area. 

A map of all photo locations may be found in Appendix E. 

 

Photo WW-B-108 
Vacant residential property.  
Damaged roof.  Missing 
windows.  Potential for 
infestation. 
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Photo WW-B-109 
Vacant residential property.  
Damaged roof.  Boarded-up 
window.   



MA
RS

HA
LL 

ST

LOPEZ ST

FISHER ST

WESTON RD

FO
RR

EST
 DR

DEPRAD ST

CO
WI

E A
VE

SAN JACINTO AVE

CO
X S

T

ELLIS AVE

TH
ED

A S
T

MA
RIE

 ST

OLD ELSINORE RD

ALOHA RD

Redevelopment Agency for the County of Riverside
I-215 Corridor Redevelopment Project, 

Amendment No. 2: Highway 74 Communities

WAGON WHEEL

FIGURE 42

0 0.250.125

Mile

15

215

74

Prepared By: Urban Futures, Inc.
Base Map Source: Riverside County

Date: 7/17/09; File: F42_I215_WW_A2_I.mxd

Proposed Project Area: Wagon Wheel
Parcels Affected by Conditions Identified
in CCRL Section 33031(a)(2)

Wagon Wheel

ORIENTATION MAP

Incident Locations of CCRL Section 33031(a)(2) - 
Conditions that Limit Viable Uses



MA
RS

HA
LL 

ST

LOPEZ ST

FISHER ST

WESTON RD

DEPRAD ST

CO
WI

E A
VE

SAN JACINTO AVE

CO
X S

T

ELLIS AVE

TH
ED

A S
T

MA
RIE

 ST

OLD ELSINORE RD

ALOHA RD

Redevelopment Agency for the County of Riverside
I-215 Corridor Redevelopment Project, 

Amendment No. 2: Highway 74 Communities

WAGON WHEEL

FIGURE 43

0 0.250.125

Mile

15

215

74

Prepared By: Urban Futures, Inc.
Base Map Source: Riverside County

Date: 7/17/09; File: F43_I215_WW_A2_I.mxd

Proposed Project Area: Wagon Wheel

Wagon Wheel

ORIENTATION MAP

Blight Points of CCRL Section 33031(a)(2) - 
Conditions that Limit Viable Uses

Blight Points of CCRL Section 33031(a)(2)
0
1 - 2
3 - 6
7 - 13
14+



 
Report to the Board of Supervisors – I-215, Amend. No. 2: Highway 74 Communities 

161 

9.1.3 CCRL Section 33031(a)(4) - Existence of Irregular, Subdivided 
Lots in Multiple Ownership Whose Physical Development has 
been Impaired Given Present Conditions 

Irregular parcels, as outlined in the previous chapter, have a significant impact in 
the proposed Amendment Area.  Specific conditions within the Wagon Wheel 
Component Area include parcels that do not meet the required minimum parcels 
size, parcels that do not meet the required minimum parcel width, triangular and 
other oddly shaped parcels, and long, narrow parcels.  Overall, there are 22 
irregular parcels in the Wagon Wheel Component Area (6.23%). 

The locations of each blight indicator within CCRL Section 33031(a)(4) are 
shown in Figure 44.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Wagon Wheel Component Area.   

Figure 45 shows the Wagon Wheel Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Wagon Wheel Component Area for irregular parcels.   
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9.2 ECONOMIC CONDITIONS 
9.2.1 Depreciated or Stagnant Property Values 

The Wagon Wheel Component Area experienced erratic growth and a steep 
decline since 2005.  Property values declined most significantly in 2006 and 2008.  

When compared to the Case-Schiller Index for the Los Angeles Metro region, the 
Wagon Wheel Component Area rose much more steeply than the overall index and 
dove more steeply as well.  The graph below compares the property sales values 
for Wagon Wheel Component Area from 2000 to 2008 to the Case Schiller Index.   

 

Overall, there are 353 parcels (100% of the Wagon Wheel Component Area) that 
are affected by depreciated or stagnant property values according to the definitions 
in the CCRL (see Chapter 2.0).   

The locations of each blight indicator within CCRL Section 33031(b)(1) are shown 
in Figure 46.  The widespread existence of these conditions demonstrates the 
substantial prevalence of remaining blight within the Wagon Wheel Component 
Area.   

Figure 47 shows the Wagon Wheel Component Area when blight points are 
considered.  This map demonstrates the severity of remaining blight indicators 
within the Wagon Wheel Component Area for parcels that have depreciated or 
stagnant property values.   
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9.2.2 Lack of Necessary Commercial Facilities 
An analysis of the lack of necessary commercial facilities was completed for the 
proposed Amendment Area as a whole, instead of for each individual Component 
Area.  As such, the discussion in Section 7.2.2 on the Lack of Necessary 
Commercial Facilities serves as the description of the conditions identified in 
CCRL Section 33031(b)(4) for the entire proposed Amendment Area.  For this 
reason, please see Section 7.2.2 for an overall analysis of the Lack of Necessary 
Commercial Facilities.   

9.2.3 Residential Overcrowding 
An analysis of residential overcrowding was completed based on Census 
information.  As such, the boundaries of the proposed Amendment Area were 
approximated for use with Census data, but were not exact.  For this reason, 
residential overcrowding was analyzed at the level of the entire proposed 
Amendment Area, not for each Component Area.  Please see Section 7.2.3 for 
overall data on residential overcrowding.  

9.2.4 High Crime 
Crime data was gathered from discussions with the Riverside County Sheriff’s 
Department as well as from Field Reconnaissance.   

The Sheriff’s Department stated that unincorporated areas tend to be more 
difficult to patrol than incorporated areas.  In the proposed Amendment Area this 
is primarily due to a lack of infrastructure, including dirt roads, a lack of street 
lighting, and a lack of street signs.  The Sheriff’s Department stated that while 
they respond to similar types of calls for service as those generated in areas with 
better infrastructure, they have a difficult time quickly locating and getting to the 
locations in the proposed Amendment Area.  There are two stations in and 
around the proposed Amendment Area, but the difficulty is not proximity to 
service locations so much as access. 

Sheriff’s officials were asked about the number of calls for service and the 
number of Part 1 crimes in each of the component areas.  Part 1 crimes include 
murder, rape, robbery, assault, burglary, auto theft, larceny, and vehicle burglary.  
Calls for service were divided up into criminal and non-criminal calls.   

The following crime statistics were provided by the Sheriff’s Department for the 
Wagon Wheel Component Area.   

 
Table 28 

Wagon Wheel: Crime Statistics 
Year   2004  2005  2006  2007  2008 

Calls for Service     1,083  995  1,084  1,076  1,132 

   Criminal  484  456  616  479  537 

   Non‐Criminal  599  539  468  597  595 

Part 1 Crimes  121  142  140  106  108 
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In the Wagon Wheel Component Area, Field Reconnaissance revealed the 
following conditions related to high crime areas, as shown in Table 29: 

Table 29 
Wagon Wheel: CCRL Section33031(b)(7) 

BLIGHT INDICATOR # OF PARCELS

Bars on Windows 37 

Graffiti 38 

Security Fence 125 

 

The locations of each blight indicator within CCRL Section 33031(b)(7) are shown 
in Figure 48.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Wagon Wheel Component Area.   

Figure 49 shows the Wagon Wheel Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Wagon Wheel Component Area for parcels that have been affected by crime in 
the area.   

 

Photo WW-C-110 
Evidence of repeated graffiti.  
Bars on windows.  Vacant 
residential property.   
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Photo WW-C-111 
Graffiti.  Security fence. 

Photo WW-C-112 
Graffiti.  Security fence.   

Photo WW-C-113 
Graffiti.  Security fence.   
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Photo WW-C-114 
Graffiti.  Boarded-up window.  
Security fence.  Lack of private 
infrastructure investment.   

Photo WW-C-115 
Bars on windows and front 
entryway.  Faulty mechanical 
equipment on front lawn.   

Photo WW-C-116 
Graffiti on trailer.  Security fence.  
Large areas of peeling paint.  
Unsafe entryway (no stairs 
beneath door).  Potential 
infestation problem.   
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Photo WW-C-117 
Vacant residential property.  
Graffiti.  Security fence.   
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9.2.5 Inadequate Public Improvements 
In the Wagon Wheel Component Area, the Field Reconnaissance revealed that 
297 parcels are directly affected by damaged streets, missing sidewalks, and 
other visible problems.  Specific improvement needs for all of the proposed 
Amendment Area were listed in Chapter 7.2.5. 

Photographs of sample properties demonstrating the conditions described above 
are shown below.  Note that not every condition was photographed and not every 
property with a specific condition is shown.  Rather, these photographs are simply 
examples of certain blight conditions found in the Wagon Wheel Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo WW-D-118 
Damaged street.  No curb, gutter, 
or sidewalk. 
 

Photo WW-D-119 
Damaged street.  No curb, gutter, 
or sidewalk. 
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9.3 SUMMARY OF CONDITIONS IN THE WAGON WHEEL COMPONENT 
AREA 

Overall in the Wagon Wheel Component Area, 353 parcels (100%) were observed to 
have at least one physical blight indicator and 353 parcels (100%) with at least one 
economic blight indicator.   

The locations of each physical blight indicator as defined by CCRL Section 33031(a) are 
shown in Figure 50.  The widespread existence of these conditions demonstrates the 
substantial prevalence of physical blight within the Wagon Wheel Component Area.   

Figure 51 shows the Wagon Wheel Component Area for all physical blight indicators 
when blight points are considered.  This map demonstrates the severity of remaining 
blight indicators within the Wagon Wheel Component Area for all types of physical blight 
indicators that remain.   

Figure 52 shows the locations of each economic blight indicator as defined by CCRL 
Section 33031(b).  The widespread existence of these conditions demonstrates the 
substantial prevalence of economic blight within the Wagon Wheel Component Area.   

Figure 53 shows the Wagon Wheel Component Area for all economic blight indicators 
when blight points are considered.  This map demonstrates the severity of remaining 
blight indicators within the Wagon Wheel Component Area for all types of economic 
blight indicators that remain.  

See Appendix F for a matrix of the blight categories that each parcel in the Wagon 
Wheel Component Area falls within.   
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10.0 EXISTING CONDITIONS – GOOD HOPE 
COMPONENT AREA 

10.1 PHYSICAL CONDITIONS 
Conditions of blight for the entire proposed Amendment Area were described in Chapter 
7.0.  This chapter will demonstrate how many properties were observed with each 
indicator of blight specifically within the Good Hope Component Area. 

10.1.1 CCRL Section 33031(a)(1) - Buildings in Which it is Unsafe or 
Unhealthy for Persons to Live or Work 

 
Table 30 

Good Hope: CCRL Section 33031(a)(1) 

BLIGHT INDICATOR # OF 
PARCELS 

Apparent Electrical Hazards 86 

Unpermitted Construction 300 

Security Bars on Windows 84 

Unsafe Chimneys 7 

Dilapidated Structures 8 

Faulty Construction Materials 33 

Fenestration Problems 85 

Fire Hazards 10 

Faulty Mechanical Equipment 140 

Foundation Problems 17 

Inadequate Garbage Facilities 15 

Unsafe Gas Meters 9 

Garages Conversions 15 

Impaired Building Exits 2 

Propensity for Vermin Infestation 42 

Inoperable Vehicles 294 

Junk and Debris 45 

Potential for Asbestos or Lead Paint Exposure 341 

Nuisances 106 

Damaged/Deteriorated Roofs 63 

Deteriorated Secondary Structures 366 

Unsafe Stairs and Walkways 141 
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Table 30 
Good Hope: CCRL Section 33031(a)(1) 

BLIGHT INDICATOR # OF 
PARCELS 

Damaged Exterior Support 3 

Weather Protection due to Broken or Cracked Windows 25 

Weather Protection due to Chipped or Missing Paint 149 

Weather Protection due to Deteriorated Roofing Material 42 

Weather Protection due to Damaged Wall Surfaces 72 

 

Based on the Field Reconnaissance, there are 781 parcels (66.13% of the Good 
Hope Component Area) that have at least one blight indicator related to unsafe 
or unhealthy buildings according to the definitions in the CCRL (see Chapter 2.0). 

Riverside County Code Enforcement stated that the most common types of 
violations in the Good Hope Component Area are “Construction without Permits” 
and “Zoning violations.”  Examples of construction without permit violations 
include room additions, garage conversions, and mobile home installations.  
Examples of zoning violations are “Non-Permitted Land use (Illegal Business),” 
“excessive outside storage,” and “occupied second units,” which are generally 
mobile homes or travel trailers which have been installed without permits.  Code 
enforcement officials specifically stated, “It is not possible under any County 
Code to install or occupy a travel trailer or RV unit on private property, 
unless in a permitted RV park.”  [Emphasis added.]     

Officials from Code Enforcement also stated that many of the properties in 
violation have multiple violations that correlate with one another, such as mobile 
home installation and garage conversions.  Often times in these situations family 
or extended family members are found in the extra units on the property.  
Property owners often state that the violation is meant to be a “temporary ‘fix’ for 
the family member.”  In other instances the person in control of the property has 
rented out the unit as an additional source of income.   

Accumulated rubbish is also a common code violation.  Often the accumulation 
of outside storage will easily reach the maximum amount due to the lot size as 
well as the multiple occupancy issues mentioned above.   
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Table 31 below shows the number of Code Enforcement cases in the Good Hope 
Component Area for the year between July 1, 2008 and June 30, 2009. 

 
Table 31 

Good Hope: Code Violations 
Type of Code Violation  Number 

Accumulated Rubbish  20 

Construction without permits  18 

Grading without permits  3 

Substandard Mobile Home  9 

Substandard Structure  5 

Vehicle Abatement  18 

Zoning Violations  
(unpermitted land use, excessive outside 
storage) 

29 

Total Code Enforcement Cases  102 

 

The locations of each blight indicator within CCRL Section 33031(a)(1) are 
shown in Figure 54.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Good Hope Component Area.   

Figure 55 shows the Good Hope Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Good Hope Component Area.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(1) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the Good Hope Component Area. 

A map of all photo locations may be found in Appendix E. 
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Photo GH-A-120 
Unfinished secondary structure 
with graffiti.  Security fence. 

Photo GH-A-121 
Suspected unpermitted 
addition.  Junk and debris on 
property.   

Photo GH-A-122 
Significant roof damage.  Potential 
infestation problem.   
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Photo GH-A-123 
Suspected unpermitted addition.  
Potential for infestation.  Weather 
protection problems due to 
peeling/missing paint.  Security 
fence.   

Photo GH-A-124 
Deteriorated secondary structure.   

Photo GH-A-125 
Suspected unpermitted addition.  
Boarded-up window.  Weather 
protection problems due to peeling 
paint.  Security fence.   
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Photo GH-A-126 
Deteriorated secondary structure. 

Photo GH-A-127 
Suspected unpermitted addition.  
Barbed wire on top of fence.   

Photo GH-A-128 
Boarded-up window.  Roof 
damage on front left corner.   
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Photo GH-A-129 
Suspected unpermitted addition.  
Fire hazard due to overgrown 
vegetation.  Weather protection 
problems due to peeling/missing 
paint.   

Photo GH-A-130 
Suspected unpermitted addition.  
Weather protection problems due 
to peeling paint.  Lack of private 
infrastructure investment.  Security 
fence.   

Photo GH-A-131 
Suspected unpermitted addition.  
Unsafe stairway (4 or more steps 
without a railing).  Weather 
protection problems due to 
peeling/warped paint.  Security 
fence.   
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Photo GH-A-132 
Significant roof damage.  Boarded 
window and window without glass 
pane.  Lack of stairway at doorway 
is a safety hazard.  Security fence. 
Weather protection problems due 
to peeling paint.   

Photo GH-A-133 
Burned out residential structure.   

Photo GH-A-134 
Faulty air conditioning unit on roof. 
Left-leaning front patio cover may 
be a suspected unpermitted 
addition.   
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Photo GH-A-135 
Washer stored outside is a 
significant hazard to children and a 
liability for the property owner.  
Rolled roof.  Apparent electrical 
hazard due to hanging wires.   
Security fence.  Lack of private 
infrastructure investment.   

Photo GH-A-136 
Suspected unpermitted addition.  
Weather protection problems due 
to exposed plywood around 
window opening.  Lack of private 
infrastructure investment.   

Photo GH-A-137 
Suspected unpermitted addition.  
Bars on window are a sign of a 
potential security problem.  Fire 
hazard due to overgrown 
vegetation.  Security fence.   
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Photo GH-A-138 
Suspected unpermitted addition.  
Security fence.  Apparent electrical 
hazard due to hanging extension 
cord.   

Photo GH-A-139 
Suspected unpermitted addition.  
Security fence.   

Photo GH-A-140 
Suspected unpermitted addition.  
Window damage.  Weather 
protection damage due to 
peeling/missing paint.   
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Photo GH-A-141 
Suspected unpermitted addition.  
Faulty construction material.   

Photo GH-A-142 
Suspected unpermitted addition.  
Unsafe stairway.  Refrigerator 
outside is a significant hazard to 
children and a liability for the 
property owner.  Plugged in 
refrigerator may also be an 
electrical hazard.  Lack of private 
infrastructure investment.   

Photo GH-A-143 
Apparent electrical hazard due to 
extension cords wrapped around 
building.   
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Photo GH-A-144 
Significant roof damage.  Faulty 
construction material.  Suspected 
unpermitted addition.  Weather 
protection damage due to 
substantial peeling paint.   

Photo GH-A-145 
Suspected unpermitted addition.  
Potential for weather damage due 
to exposed plywood.   

Photo GH-A-146 
Deteriorated secondary structure.  
Inoperable vehicle.   
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Photo GH-A-147 
Deteriorated secondary structure.  
Outdoor appliance poses a 
significant hazard to children and a 
liability for the property owner.   

Photo GH-A-148 
Damaged roof.  Deteriorated 
secondary structure.  Junk and 
debris on property.  Security fence. 

Photo GH-A-149 
Deteriorated secondary structure.  
Inoperable vehicle.  Security 
fence.   
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Photo GH-A-150 
Inoperable vehicles.  Junk and 
debris.  Security fence.   

Photo GH-A-151 
Suspected converted garage.   

Photo GH-A-152 
Unsafe stairway (4 or more stairs 
without railing).  Boarded-up 
opening in wall.  Rolled roof.  Lack 
of private infrastructure 
investment.   
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Photo GH-A-153 
Faulty construction material.  
Weather protection problems due 
to peeling paint.  Potential for 
infestation.   

Photo GH-A-154 
Dilapidated residential structure.  
Graffiti.  Potential for infestation.  
Weather protection damage due to 
missing outer wall coverings.   

Photo GH-A-155 
Dilapidated residential structure.   
Damaged roof.  Weather 
protection problems due to missing 
walls.  Security fence.  Lack of 
both public and private 
infrastructure investment.     
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Photo GH-A-156 
Suspected unpermitted addition.  
Weather protection problems due 
to peeling paint.  Security fence.     

Photo GH-A-157 
Air conditioning unit on unstable 
support.  Boarded-up window 
where air conditioner meets the 
structure.  Outdoor storage of 
dryer is a significant hazard to 
children, a liability for the property 
owner, and a potential electrical 
hazard.   

Photo GH-A-158 
Dilapidated residential structure.   
Suspected unpermitted addition.  
Graffiti.  Potential infestation.  
Weather protection problems due 
to missing outer wall coverings.   
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10.1.2 CCRL Section 33031(a)(2) - Conditions That Prevent or 
Substantially Hinder the Viable Use or Capacity of Buildings or 
Lots 

As discussed in the previous chapter, certain conditions that prevent or 
substantially hinder viable uses also contribute to unsafe and unhealthy 
buildings.  These include: 

• Apparent electrical hazards 
 

• Unpermitted construction 
 

• Unsafe chimneys 
 

• Faulty construction materials 
 

• Fenestration problems 
 

• Foundation problems 
 

• Inadequate garbage facilities 
 

• Unsafe gas meters 
 

• Junk and debris 
 

• Lead paint and/or asbestos 
 

• Damaged/Deteriorated Roofs 
 

• Unsafe stairs and walkways 
 

• Damaged exterior support 
 

In addition, the following blight indicators are unique to the category of conditions 
that prevent or substantially hinder viable uses. 

Table 32 
Good Hope: CCRL Section 33031(a)(2) 

BLIGHT INDICATOR # OF PARCELS 

Blight Adjacency 329 

General Building Maintenance 52 

Functional Obsolescence 2 

Inadequately Sized Buildings 39 

Poor Quality Construction  29 

Deteriorated/Missing Private Infrastructure 488 

Poor Site Layout 4 
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Based on the Field Reconnaissance, there are 978 parcels (82.81% of the Good 
Hope Component Area) that have at least one blight indicator related to 
conditions that prevent or substantially hinder the viable use or capacity of 
buildings or lots according to the definitions in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(a)(2) are 
shown in Figure 56.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Good Hope Component Area.   

Figure 57 shows the Good Hope Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Good Hope Component Area for parcels that have conditions that prevent or 
substantially hinder the viable use or capacity of buildings or lots.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(2) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the Good Hope Component Area. 

A map of all photo locations may be found in Appendix E. 

 

Photo GH-B-159 
Outdoor storage of refrigerator is a 
significant hazard to children and 
liability for the property owner.  
Weather protection due to peeling 
paint.  Junk and debris.  Security 
fence.  Lack of private 
infrastructure investment.   
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Photo GH-B-160 
Damaged roof. 

Photo GH-B-161 
Tarp used for roof protection.  
Apparent electrical hazard due to 
hanging wires.  Potential for 
infestation.  Faulty construction 
material.  Weather protection due 
to peeling paint.   

Photo GH-B-162 
Junk and debris.  Lack of private 
infrastructure investment.  Barbed 
wire on top of fence.   
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Photo GH-B-163 
Damaged roof.  Boarded-up 
window.  Lack of private 
infrastructure investment.   

Photo GH-B-164 
Vacant residential structure.  
Broken windows.  Deteriorated 
roof.  Fire hazard due to 
overgrown vegetation.  Poor 
building maintenance.  Weather 
protection problems due to 
peeling/missing paint.   

Photo GH-B-165 
Suspected garage conversion.  
Security fence.   
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Photo GH-B-166 
Boarded-up window.  Security 
fence.  Fire hazard due to 
overgrown vegetation.  Graffiti.  
Lack of private infrastructure 
investment. 

Photo GH-B-167 
Outdoor storage of multiple 
washers, dryers, and refrigerators 
is a significant hazard to children 
and liability for the property owner. 
Security fences.  Lack of private 
infrastructure investment.     

Photo GH-B-168 
Deteriorated rolled roof.  Security 
fence.   
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Photo GH-B-169 
Bars on windows.  Security fences. 
Potential for infestation.  
Deteriorated secondary structure.  
Lack of private infrastructure 
investment.   

Photo GH-B-170 
Junk and debris on property.  
Security fence.  Weather 
protection problems dues to 
missing paint on façade.  
Deteriorated roof.  

Photo GH-B-171 
Suspected unpermitted addition.  
Security fence.   
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Photo GH-B-172 
Suspected unpermitted addition.  
Barbed wire on top of security 
fence.  Deteriorated secondary 
structure. 

Photo GH-B-173 
Suspected unpermitted addition.  
Security fence.   

Photo GH-B-174 
Suspected unpermitted addition.  
Potential infestation.  Security 
fence.   
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Photo GH-B-175 
Security fence.   Fire hazard due 
to overgrown vegetation next to 
structure.   

Photo GH-B-176 
Weather protection problems dues 
to peeling paint.  Barbed wire on 
top of fence.  Fire hazard due to 
overgrown vegetation next to 
structure.   

Photo GH-B-177 
Suspected unpermitted addition.  
Security fence.  Weather 
protection due to peeling paint on 
façade.   



 
Report to the Board of Supervisors – I-215, Amend. No. 2: Highway 74 Communities 

207 

Photo GH-B-178 
Security fence.  Inoperable 
vehicle.  Weather protection 
problems due to peeling/missing 
paint.  Deteriorating roof.  Lack of 
private infrastructure investment.   

Photo GH-B-179 
Junk and debris.  Barbed wire on 
top of security fence.   

Photo GH-B-180 
Rolled roof.  Apparent electrical 
hazard due to hanging wires on 
roof.  Security fence.  Fire hazard 
due to proximity of overgrown 
vegetation to structure.  Weather 
protection problems due to 
missing/peeling paint.   
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Photo GH-B-181 
Commercial unit in a converted 
residential structure shows 
functional obsolescence.  Barbed 
wire on top of security fence.  
Inadequate garbage facilities with 
unscreened dumpster in parking 
area.  Filled in windows.  

Photo GH-B-182 
Outdated building structure 
displays functional obsolescence.  
Bars on window.  Security fence.  
Private infrastructure investment.   

Photo GH-B-183 
Poor site layout.  Damaged roof.  
Security fence.  Lack of private 
infrastructure investment. 
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Photo GH-B-184 
Poor quality construction.  Poor 
site layout.   

Photo GH-B-185 
Poor quality vacant building with 
bars on windows and a security 
fence with barbed wire.  The 
structure displays functional 
obsolescence which makes it 
difficult to use. 

Photo GH-B-186 
Structure is of an inadequate size 
to live or work in.  It has roof 
damage, boarded-up openings, 
and a roof with potential for 
weather damage.   
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Photo GH-B-187 
Poor quality construction material.  
Security fence.  Lack of private 
infrastructure investment. 

Photo GH-B-188 
Poor quality construction material.  
Security fence.   
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10.1.3 CCRL Section 33031(a)(3) - Adjacent or Nearby Incompatible 
Land Uses that Prevent the Development of those Parcels or 
Other Portions 

While the general effects of incompatible land uses were described earlier, 
specific incompatibilities within the Good Hope Component Area include ninety 
vacant parcels, mostly along Highway 74.  These parcels are negatively impacted 
by a variety of incompatible uses such as industrial, residential, and commercial 
properties, plus a highway.  The result is ninety parcels that, despite being flat and 
highway accessible, are not attractive development sites due to the surrounding 
uses.   

Overall, there are ninety parcels in the Good Hope Component Area that are 
affected by adjacent incompatible land uses according to the definitions in the 
CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(a)(3) are shown 
in Figure 58.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Good Hope Component Area.   

Figure 59 shows the Good Hope Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Good Hope Component Area for parcels that have issues with incompatible land 
uses.   
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10.1.4 CCRL Section 33031(a)(4) - Existence of Irregular, Subdivided 
Lots in Multiple Ownership Whose Physical Development has 
been Impaired Given Present Conditions 

Irregular parcels, as outlined in Chapter 7.0, have a significant impact in the 
proposed Amendment Area.  Specific conditions within the Good Hope 
Component Area include parcels that do not meet the required minimum parcels 
size, parcels that do not meet the required minimum parcel width, triangular and 
other oddly shaped parcels, and long, narrow parcels.  Overall, there are 346 
irregular parcels in the Good Hope Component Area (29.30%). 

The locations of each blight indicator within CCRL Section 33031(a)(4) are 
shown in Figure 60.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Good Hope Component Area.   

Figure 61 shows the Good Hope Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Good Hope Component Area for irregular parcels.   
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10.2 ECONOMIC CONDITIONS 
10.2.1 Depreciated or Stagnant Property Values 

Sales values in the Good Hope Component Area showed erratic growth with a 
steep increase in 2004 and a steep decline in 2007.   

When compared to the Case-Schiller Index for the Los Angeles Metro region, the 
Good Hope Component area rose much more steeply than the overall index and 
dove much more steeply as well.  The graph below compares the property sales 
values for Good Hope from 2000 to 2008 to the Case Schiller Index.   

 

 

Overall, there are 1,153 parcels (97.63% of the Good Hope Component Area) that 
are affected by depreciated or stagnant property values according to the definitions 
in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(b)(1) are shown 
in Figure 62.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Good Hope Component Area.   

Figure 63 shows the Good Hope Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Blight Study Area for parcels that have depreciated or stagnant property values.   
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10.2.2 Lack of Necessary Commercial Facilities 
An analysis of the lack of necessary commercial facilities was completed for the 
proposed Amendment Area as a whole, instead of for each individual Component 
Area.  As such, the discussion in Section 7.2.2 on the Lack of Necessary 
Commercial Facilities serves as the description of the conditions identified in 
CCRL Section 33031(b)(4) for the entire proposed Amendment Area.  For this 
reason, please see Section 7.2.2 for an overall analysis of the Lack of Necessary 
Commercial Facilities.   

10.2.3 Residential Overcrowding 
An analysis of residential overcrowding was completed based on Census 
information.  As such, the boundaries of the proposed Amendment Area were 
approximated for use with Census data, but were not exact.  For this reason, 
residential overcrowding was analyzed at the level of the entire proposed 
Amendment Area, not for each Component Area.  Please see Section 7.2.3 for 
overall data on residential overcrowding.  

10.2.4 High Crime 
Crime data was gathered from discussions with the Riverside County Sheriff’s 
Department as well as from Field Reconnaissance.   

The Sheriff’s Department stated that unincorporated areas tend to be more 
difficult to patrol than incorporated areas.  In the proposed Amendment Area this 
is primarily due to a lack of infrastructure, including dirt roads, a lack of street 
lighting, and a lack of street signs.  The Sheriff’s Department stated that while 
they respond to similar types of calls for service as those generated in areas with 
better infrastructure, they have a difficult time quickly locating and getting to the 
locations in the proposed Amendment Area.  There are two stations in and 
around the proposed Amendment Area, but the difficulty is not proximity to 
service locations so much as access. 

Sheriff’s officials were asked about the number of calls for service and the 
number of Part 1 crimes in each of the component areas.  Part 1 crimes include 
murder, rape, robbery, assault, burglary, auto theft, larceny, and vehicle burglary.  
Calls for service were divided up into criminal and non-criminal calls.   

The following crime statistics were provided by the Sheriff’s Department for the 
Good Hope Component Area.   

Table 33 
Good Hope: Crime Statistics 

Year   2004  2005  2006  2007  2008 

Calls for Service     721  737  785  941  1,010 

   Criminal  299  324  416  413  424 

   Non‐Criminal  422  413  369  528  586 

Part 1 Crimes  71  91  91  74  97 
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In the Good Hope Component Area, Field Reconnaissance revealed the following 
conditions related to high crime areas, as shown in Table 34: 

Table 34 
Good Hope: CCRL Section 33031(b)(7) 
BLIGHT INDICATOR # OF PARCELS

Bars on Windows 84 

Graffiti 121 

Security Fence 416 

 

The locations of each blight indicator within CCRL Section 33031(b)(7) are shown 
in Figure 64.  The existence of these conditions demonstrates the substantial 
prevalence of blight within the Good Hope Component Area.   

Figure 65 shows the Blight Study Area when blight points are considered.  This 
map demonstrates the severity of blight indicators within the Good Hope 
Component Area for parcels that have been affected by crime in the area.   

 

Photo GH-C-189 
Graffiti on security fence of   
residential property.   
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Photo GH-C-190 
Graffiti on residential property.  
Security fence.   

Photo GH-C-191 
Graffiti on trailer.   

Photo GH-C-192 
Graffiti on chimney.  Security 
fence.   
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Photo GH-C-193 
Graffiti on sign for auto-repair 
facility. 

Photo GH-C-194 
Graffiti on secondary structure.   

Photo GH-C-195 
Graffiti on residential property.  
Wall and foundational damage.  
Deteriorated roof.   Areas of 
peeling paint.  
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Photo GH-C-196 
Graffiti on vacant residential 
property.  Security fence with 
barbed wire.  Foundational 
damage.  Boarded-up window.  
Roof damage.   

Photo GH-C-197 
Graffiti on vacant residential 
property.  Rolled roof and roof 
damage.  Hanging wires.   

Photo GH-C-198 
Dilapidated residential structure.  
Graffiti.  Wall damage.  Roof 
damage.  Weather protection 
problems due to peeling/missing 
paint.     
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10.2.5 Inadequate Public Improvements 
In the Good Hope Component Area, the Field Reconnaissance revealed that 
1,121 parcels are directly affected by damaged streets, missing sidewalks, and 
other visible problems.  Specific improvement needs for all of the proposed 
Amendment Area were listed in Chapter 7.2.5. 

Photographs of sample properties demonstrating the conditions described above 
are shown below.  Note that not every condition was photographed and not every 
property with a specific condition is shown.  Rather, these photographs are simply 
examples of certain blight conditions found in the Good Hope Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo GH-D-199 
Unimproved street.  No curb, 
gutter, or sidewalk.   
 

Photo GH-D-200 
No curb, gutter, or sidewalk.  An 
unsafe walkway for pedestrians.   
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10.3 SUMMARY OF CONDITIONS IN THE GOOD HOPE COMPONENT 
AREA 

Overall in the Good Hope Component Area, 1,171 (99.15%) parcels were observed to 
have at least one physical blight indicator and 1,165 parcels (98.65%) with at least one 
economic blight indicator.  The locations of each physical blight indicator as defined by 
CCRL Section 33031(a) are shown in Figure 66.  The existence of these conditions 
demonstrates the substantial prevalence of physical blight within the Good Hope 
Component Area.   

Figure 67 shows the Good Hope Component Area for all physical blight indicators when 
blight points are considered.  This map demonstrates the severity of blight indicators 
within the Good Hope Component Area for all types of physical blight indicators that 
remain.   

Figure 68 shows the locations of each economic blight indicator as defined by CCRL 
Section 33031(b).  The widespread existence of these conditions demonstrates the 
substantial prevalence of economic blight within the Good Hope Component Area.   

Figure 69 shows the Good Hope Component Area for all economic blight indicators 
when blight points are considered.  This map demonstrates the severity of blight 
indicators within the Good Hope Component Area for all types of economic blight 
indicators.   

See Appendix F for a matrix of the blight categories that each parcel in the Good Hope 
Component Area falls within.   
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11.0 EXISTING CONDITIONS – MEADOWBROOK 
COMPONENT AREA 

11.1 PHYSICAL CONDITIONS 
Conditions of blight for the entire proposed Amendment Area were described in Chapter 
7.0.  This chapter will demonstrate how many properties were observed with each 
indicator of blight specifically within the Meadowbrook Component Area.     

11.1.1 CCRL Section 33031(a)(1) - Buildings in Which it is Unsafe or 
Unhealthy for Persons to Live or Work 

 
Table 35 

Meadowbrook: CCRL Section 33031(a)(1) 

BLIGHT INDICATOR # OF 
PARCELS 

Apparent Electrical Hazards 35 

Unpermitted Construction 149 

Security Bars on Windows 19 

Dilapidated Structures 5 

Faulty Construction Materials 22 

Fenestration Problems 42 

Fire Hazards 2 

Faulty Mechanical Equipment 73 

Inadequate Garbage Facilities 9 

Garage Conversions 3 

Hazardous Materials 1 

Propensity for Vermin Infestation 34 

Inoperable Vehicles 132 

Junk and Debris 13 

Potential for Asbestos or Lead Paint Exposure 228 

Nuisances 31 

Damaged/Deteriorated Roofs 39 

Deteriorated Secondary Structures 194 

Unreinforced Masonry Buildings 1 

Unsafe Stairs and Walkways 61 

Damaged Exterior Support 2 
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Table 35 
Meadowbrook: CCRL Section 33031(a)(1) 

BLIGHT INDICATOR # OF 
PARCELS 

Weather Protection due to Broken or Cracked Windows 7 

Weather Protection due to Chipped or Missing Paint 82 

Weather Protection due to Deteriorated Roofing Material 25 

Weather Protection due to Damaged Wall Surfaces 27 

 

Based on the Field Reconnaissance, there are 435 parcels (69.27% of the 
Meadowbrook Component Area) that have at least one blight indicator related to 
unsafe or unhealthy buildings according to the definitions in the CCRL (see 
Chapter 2.0). 

Riverside County Code Enforcement stated that the most common types of 
violations in the Meadowbrook Component Area are “Construction without 
Permits” and “Zoning violations.”  Examples of construction without permit 
violations include room additions, garage conversions, and mobile home 
installations.  Examples of zoning violations are “Non-Permitted Land use (Illegal 
Business),” “excessive outside storage,” and “occupied second units,” which are 
generally mobile homes or travel trailers which have been installed without 
permits.  Code enforcement officials specifically stated, “It is not possible 
under any County Code to install or occupy a travel trailer or RV unit on 
private property, unless in a permitted RV park.”  [Emphasis added.]     

Officials from Code Enforcement also stated that many of the properties in 
violation have multiple violations that correlate with one another, such as mobile 
home installation and garage conversions.  Often times in these situations family 
or extended family members are found in the extra units on the property.  
Property owners often state that the violation is meant to be a “temporary ‘fix’ for 
the family member.”  In other instances the person in control of the property has 
rented out the unit as an additional source of income.   

Accumulated rubbish is also a common code violation.  Often the accumulation 
of outside storage will easily reach the maximum amount due to the lot size as 
well as the multiple occupancy issues mentioned above.   

Table 36 below shows the number of Code Enforcement cases in the 
Meadowbrook Component Area for the year between July 1, 2008 and June 30, 
2009. 
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Table 36 
Meadowbrook: Code Violations 

Type of Code Violation  Number 

Accumulated Rubbish  38 

Construction without permits  37 

Grading without permits  10 

Substandard Mobile Home  17 

Substandard Structure  12 

Vehicle Abatement  39 

Zoning Violations  
(unpermitted land use, excessive 
outside storage) 

65 

Total Code Enforcement Cases  218 

 

The locations of each blight indicator within CCRL Section 33031(a)(1) are shown 
in Figure 70.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Meadowbrook Component Area.   

Figure 71 shows the Meadowbrook Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Meadowbrook Component Area.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(1) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the Meadowbrook Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo MB-A-201 
Dilapidated secondary structure.   
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Photo MB-A-202 
Damaged roof.  Weather 
protection problems due to 
peeling/missing paint.   
 

Photo MB-A-203 
Rolled roof.  Boarded up windows.  

Photo MB-A-204 
Exposed water heater 
constitutes apparent electrical 
hazard and faulty mechanical 
equipment.  Unsafe stairway.  
Security fence.   
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Photo MB-A-205 
Dilapidated residential structure.  
Damaged roof.  Weather 
protection problems due to 
exposed structure.  Barbed wire at 
top of fence.   
 

Photo MB-A-206 
Dilapidated residential structure.   
 

Photo MB-A-207 
Deteriorated secondary structure.  
Barbed wire used as a fence.   
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Photo MB-A-208 
Suspected unpermitted 
addition.  Window blocked due 
to air conditioner situated in 
window.  Weather protection 
problems due to 
peeling/missing paint.   

Photo MB-A-209 
Deteriorated secondary structure.   
 

Photo MB-A-210 
Deteriorated secondary structure.  
Significant trash and debris on the 
property.  Lack of private 
infrastructure investment.   
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Photo MB-A-211 
Dilapidated residential structure.  
Significant roof damage.  Weather 
protection problems due to wall 
damage and peeling paint.  
Exposed window opening.   
 

Photo MB-A-212 
Suspected unpermitted addition.  
Faulty construction material.   
 

Photo MB-A-213 
Poor quality roof material.   
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Photo MB-A-214 
Rolled roof.  Suspected 
unpermitted addition.  Security 
fence.   

Photo MB-A-215 
Suspected garage conversion.  
Weather protection damage due to 
peeling/missing paint.  Damaged 
roof.  
 

Photo MB-A-216 
Vacant residential unit.  Security 
fence.  Weather protection 
problems due to exposed walls 
and missing paint.  Damaged roof.  
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Photo MB-A-217 
Deteriorated secondary structure 
where tarp is used for weather 
protection.   
 

Photo MB-A-218 
Precarious support for air 
conditioning unit.  Weather 
protection problems dues to 
peeling/missing paint.  Damaged 
roof.   
 

Photo MB-A-219 
Suspected unpermitted addition.  
Barbed wire on top of fence.  Lack 
of building maintenance.   
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Photo MB-A-220 
Deteriorated secondary structure.  
Security fence.  Damaged roof.   
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11.1.2 CCRL Section 33031(a)(2) - Conditions That Prevent or 
Substantially Hinder the Viable Use or Capacity of Buildings or 
Lots 

As discussed in the previous chapter, certain conditions that prevent or 
substantially hinder viable uses also contribute to unsafe and unhealthy 
buildings.  These include: 

• Apparent electrical hazards 
 

• Unpermitted construction 
 

• Faulty construction materials 
 

• Foundation problems 
 

• Inadequate garbage facilities 
 

• Garage conversion 
 

• Hazardous materials 
 

• Junk and debris 
 

• Lead paint and/or asbestos 
 

• Roof problems 
 

• Unreinforced masonry buildings 
 

• Unsafe stairs/walkways 
 

• Unsafe vertical supports 
 

In addition, the following blight indicators are unique to the category of conditions 
that prevent or substantially hinder viable uses. 

Table 37 
Meadowbrook: CCRL Section 33031(a)(2) 

BLIGHT INDICATOR # OF 
PARCELS 

Blight Adjacency 249 

General Building Maintenance 19 

Functional Obsolescence 2 

Inadequately Sized Buildings 15 

Poor Quality Construction 13 

Deteriorated/Missing Private Infrastructure 313 
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Based on the Field Reconnaissance, there are 573 parcels (91.24% of the 
Meadowbrook Component Area) that have at least one blight indicator related to 
conditions that prevent or substantially hinder the viable use or capacity of 
buildings or lots according to the definitions in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(a)(2) are 
shown in Figure 72.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Meadowbrook Component Area.   

Figure 73 shows the Meadowbrook Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Meadowbrook Component Area for parcels that have conditions that prevent or 
substantially hinder the viable use or capacity of buildings or lots.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(2) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the Meadowbrook Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo MB-B-221 
Poor quality construction.  Lack 
of private infrastructure 
investment. 
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Photo MB-B-222 
Residential unit converted to 
commercial use shows 
functional obsolescence.  
Suspected unpermitted addition 
in back.  Lack of private 
infrastructure investment.  
Weather related paint damage.  

Photo MB-B-223 
Poor site layout leads to lack of 
parking.  Inoperable vehicle.  Junk 
and debris.  Security fence.   

Photo MB-B-224 
Warehouse converted to auto 
garage displays functional 
obsolescence.  Lack of private 
infrastructure investment.  
Weather related paint damage.  
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Photo MB-B-225 
Commercial unit displays 
functional obsolescence.  Bars 
on windows are a sign of a 
potential security problem.  
Evidence of graffiti on side of 
building.   

 



RICHARD ST

RIVERSIDE ST

MOUNTAIN AVE

TELFORD AVE

PEA
CH

 ST

MAZIE AVE

HA
MM

AC
K A

VE

TR
ELL

IS L
N

HAMMACK AVE

PLU
M 

ST

SPR
ING

 ST

PAT
TER

SO
N S

T

MEADOWBROOK AVE

MAURICIO ST

WALNUT ST

LOOKOUT CIR

BUDDY LN

JUNE ST
RIVER RD

SENOLA AVE

WALLACE AVE

JAR
VIS

 STGR
EEN

WA
LD

 AV
E

IRM
A S

T

RE
AD

 ST

RO
BE

RT
 ST

TYSON RD

HYATT RD

CLAIRE RD

VISTA AVE

Redevelopment Agency for the County of Riverside

I-215 Corridor Redevelopment Project, 
Amendment No. 2: Highway 74 Communities

MEADOWBROOK

FIGURE 72

0 0.50.25

Mile

15

215

74

Prepared By: Urban Futures, Inc.
Base Map Source: Riverside County

Date: 7/17/09; File: F72_I215_MB_A2_I.mxd

Proposed Project Area: Meadowbrook
Parcels Affected by Conditions Identified
in CCRL Section 33031(a)(2)

Meadowbook

ORIENTATION MAP

74

Incident Locations of CCRL Section 33031(a)(2) - 
Conditions that Limit Viable Uses



RICHARD ST

RIVERSIDE ST

MOUNTAIN AVE

TELFORD AVE

PEA
CH

 ST

MAZIE AVE

HA
MM

AC
K A

VE

TR
ELL

IS L
N

HAMMACK AVE

PLU
M 

ST

SPR
ING

 ST

PAT
TER

SO
N S

T

MEADOWBROOK AVE

MAURICIO ST

WALNUT ST

LOOKOUT CIR

BUDDY LN

JUNE ST
RIVER RD

SENOLA AVE

WALLACE AVE

JAR
VIS

 STGR
EEN

WA
LD

 AV
E

IRM
A S

T

RE
AD

 ST

RO
BE

RT
 ST

TYSON RD

HYATT RD

CLAIRE RD

VISTA AVE

Redevelopment Agency for the County of Riverside

I-215 Corridor Redevelopment Project, 
Amendment No. 2: Highway 74 Communities

MEADOWBROOK

FIGURE 73

0 0.50.25

Mile

15

215

74

Prepared By: Urban Futures, Inc.
Base Map Source: Riverside County

Date: 7/8/09; File: F73_I215_MB_A2_I.mxd

Proposed Project Area: Meadowbrook

Meadowbook

ORIENTATION MAP

74

Blight Points of CCRL Section 33031(a)(2) - 
Conditions that Limit Viable Uses

Blight Points of CCRL Section 33031(a)(2)
0
1 - 2
3 - 6
7 - 13
14+



 
Report to the Board of Supervisors – I-215, Amend. No. 2: Highway 74 Communities 

253 

11.1.3 CCRL Section 33031(a)(3) - Adjacent or Nearby Incompatible 
Land Uses that Prevent the Development of those Parcels or 
Other Portions 

While the general effects of incompatible land uses were described earlier, 
specific incompatibilities within the Meadowbrook Component Area include 
vacant land on both sides of Highway 74. These 33 parcels are negatively 
impacted by a mix of nearby commercial, industrial, and residential parcels, plus 
the impact of the highway itself. 

Overall, there are 33 parcels in the Meadowbrook Component Area that are 
affected by adjacent incompatible land uses according to the definitions in the 
CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(a)(3) are 
shown in Figure 74.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Meadowbrook Component Area.   

Figure 75 shows the Meadowbrook Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Meadowbrook Component Area for parcels that have issues with incompatible 
land uses.   
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11.1.4 CCRL Section 33031(a)(4) - Existence of Irregular, Subdivided 
Lots in Multiple Ownership Whose Physical Development has 
been Impaired Given Present Conditions 

Irregular parcels, as outlined in the previous chapter, have a significant impact in 
the proposed Amendment Area.  Specific conditions within the Meadowbrook 
Component Area include parcels that do not meet the required minimum parcels 
size, parcels that do not meet the required minimum parcel width, triangular and 
other oddly shaped parcels, and long, narrow parcels.  Overall, there are 44 
irregular parcels in the Meadowbrook Component Study Area (7.01%). 

The locations of each blight indicator within CCRL Section 33031(a)(4) are 
shown in Figure 76.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Meadowbrook Component Area.   

Figure 77 shows the Meadowbrook Component Area when blight points are 
considered.  This map demonstrates the severity of remaining blight indicators 
within the Meadowbrook Component Area for irregular parcels.   
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11.2 ECONOMIC CONDITIONS 
11.2.1 Depreciated or Stagnant Property Values 

Sales values in the Meadowbrook Component Area showed some growth with a 
steep increase between 2004 and 2006 and a steep decline in 2007.   

When compared to the Case-Schiller Index for the Los Angeles Metro region, the 
Meadowbrook Component area rose more steeply than the overall index and fell 
more steeply as well.  The graph below compares the property sales values for 
Good Hope from 2000 to 2008 to the Case Schiller Index.   

 

Overall, there are 623 parcels (99.20% of the Meadowbrook Component Area) that 
are affected by depreciated or stagnant property values according to the definitions 
in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(b)(1) are shown 
in Figure 78.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Meadowbrook Component Area.   

Figure 79 shows the Meadowbrook Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Meadowbrook Component Area for parcels that have depreciated or stagnant 
property values.   
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11.2.2 Lack of Necessary Commercial Facilities 
An analysis of the lack of necessary commercial facilities was completed for the 
proposed Amendment Area as a whole, instead of for each individual Component 
Area.  As such, the discussion in Section 7.2.2 on the Lack of Necessary 
Commercial Facilities serves as the description of the conditions identified in 
CCRL Section 33031(b)(4) for the entire proposed Amendment Area.  For this 
reason, please see Section 7.2.2 for an overall analysis of the Lack of Necessary 
Commercial Facilities.   

11.2.3 Residential Overcrowding 
An analysis of residential overcrowding was completed based on Census 
information.  As such, the boundaries of the proposed Amendment Area were 
approximated for use with Census data, but were not exact.  For this reason, 
residential overcrowding was analyzed at the level of the entire proposed 
Amendment Area, not for each Component Area.  Please see Section 7.2.3 for 
overall data on residential overcrowding.  

11.2.4 High Crime 
Crime data was gathered from discussions with the Riverside County Sheriff’s 
Department as well as from Field Reconnaissance.   

The Sheriff’s Department stated that unincorporated areas tend to be more 
difficult to patrol than incorporated areas.  In the proposed Amendment Area this 
is primarily due to a lack of infrastructure, including dirt roads, a lack of street 
lighting, and a lack of street signs.  The Sheriff’s Department stated that while 
they respond to similar types of calls for service as those generated in areas with 
better infrastructure, they have a difficult time quickly locating and getting to the 
locations in the proposed Amendment Area.  There are two stations in and 
around the proposed Amendment Area, but the difficulty is not proximity to 
service locations so much as access. 

Sheriff’s officials were asked about the number of calls for service and the 
number of Part 1 crimes in each of the component areas.  Part 1 crimes include 
murder, rape, robbery, assault, burglary, auto theft, larceny, and vehicle burglary.  
Calls for service were divided up into criminal and non-criminal calls.   

The following crime statistics were provided by the Sheriff’s Department for the 
Meadowbrook Component Area.   

Table 38 
Meadowbrook: Crime Statistics 

Year   2004  2005  2006  2007  2008 

Calls for Service     140  119  395  680  618 

   Criminal  65  51  220  301  264 

   Non‐Criminal  75  68  175  379  354 

Part 1 Crimes  44  32  45  45  58 
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In the Meadowbrook Component Area, Field Reconnaissance revealed the 
following conditions related to high crime areas, as shown in Table 39: 

Table 39 
Meadowbrook: CCRL Section 33031(b)(7) 

BLIGHT INDICATOR # OF PARCELS

Bars on Windows 19 

Graffiti 30 

Security Fence 224 

 

The locations of each blight indicator within CCRL Section 33031(b)(7) are shown 
in Figure 80.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Meadowbrook Component Area.   

Figure 81 shows the Meadowbrook Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Meadowbrook Component Area for parcels that have been affected by crime in 
the area.   

Photo MB-C-226 
Substantial graffiti on security 
fence.   
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Photo MB-C-227 
Significant graffiti on vacant 
residential property.  Suspected 
garage conversion.   

Photo MB-C-228 
Significant graffiti on vacant 
residential property.  
Accumulated junk and debris.     

Photo A-C-229 
Graffiti on vacant residential 
property.  Large hole in wall.  
Damaged walls and window 
openings.   
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11.2.5 Inadequate Public Improvements 
In the Meadowbrook Component Study Area, the Field Reconnaissance revealed 
that 617 parcels are directly affected by damaged streets, missing sidewalks, and 
other visible problems.  Specific improvement needs for all of the proposed 
Amendment Areas were listed in Chapter 7.2.5. 

Photographs of sample properties demonstrating the conditions described above 
are shown below.  Note that not every condition was photographed and not every 
property with a specific condition is shown.  Rather, these photographs are simply 
examples of certain blight conditions found in the Meadowbrook Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo MB-D-230 
Damaged street.  No curb, gutter, 
or sidewalk. 
 

 

11.3 SUMMARY OF CONDITIONS IN THE MEADOWBROOK COMPONENT 
AREA 

Overall in the Meadowbrook Component Area, 627 parcels (99.84%) were observed to 
have at least one physical blight indicator and 623 parcels (99.20%) with at least one 
economic blight indicator.   

The locations of each physical blight indicator as defined by CCRL Section 33031(a) are 
shown in Figure 82.  The widespread existence of these conditions demonstrates the 
substantial prevalence of physical blight within the Meadowbrook Component Area.   

Figure 83 shows the Meadowbrook Component Area for all physical blight indicators 
when blight points are considered.  This map demonstrates the severity of blight 
indicators within the Meadowbrook Component Area for all types of physical blight 
indicators that remain.   

Figure 84 shows the locations of each economic blight indicator as defined by CCRL 
Section 33031(b).  The widespread existence of these conditions demonstrates the 
substantial prevalence of economic blight within the Meadowbrook Component Area.   
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Figure 85 shows the Meadowbrook Component Area for all economic blight indicators 
when blight points are considered.  This map demonstrates the severity of blight 
indicators within the Meadowbrook Component Area for all types of economic blight 
indicators that remain.   

See Appendix F for a matrix of the blight categories that each parcel in the 
Meadowbrook Component Area falls within.   
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12.0 EXISTING CONDITIONS – WARM SPRINGS 
COMPONENT AREA 

12.1 PHYSICAL CONDITIONS 
Conditions of blight for the entire proposed Amendment Area were described in Chapter 
7.0.  This chapter will demonstrate how many properties were observed with each 
indicator of blight specifically within the Warm Springs Component Area.     

12.1.1 CCRL Section 33031(a)(1) - Buildings in Which it is Unsafe or 
Unhealthy for Persons to Live or Work 

 
Table 40 

Warm Springs: CCRL Section 33031(a)(1) 
BLIGHT INDICATOR # OF PARCELS 

Apparent Electrical Hazards 54 

Unpermitted Construction 165 

Security Bars on Windows 7 

Dilapidated Structures 1 

Faulty Construction Materials 24 

Fenestration Problems 49 

Fire Hazards 2 

Faulty Mechanical Equipment 86 

Inadequate Garbage Facilities 1 

Unsafe Gas Meters 22 

Garage Conversions 4 

Propensity for Vermin Infestation 63 

Inoperable Vehicles 126 

Junk and Debris 9 

Potential for Asbestos or Lead Paint Exposure 157 

Nuisances 35 

Damaged/Deteriorated Roofs 49 

Deteriorated Secondary Structures 206 

Unsafe Stairs and Walkways 118 

Damaged Exterior Support 4 

Weather Protection due to Broken or Cracked Windows 8 

Weather Protection due to Chipped or Missing Paint 67 

Weather Protection due to Deteriorated Roofing Material 8 

Weather Protection due to Damaged Wall Surfaces 17 
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Based on the Field Reconnaissance, there are 447 parcels (58.82% of the parcels in the 
Warm Springs Component Area) that have at least one blight indicator related to unsafe 
or unhealthy buildings according to the definitions in the CCRL (see Chapter 2.0). 

Riverside County Code Enforcement stated that the most common types of violations in 
the Warm Springs Component Area are “Construction without Permits” and “Zoning 
violations.”  Examples of construction without permit violations include room additions, 
garage conversions, and mobile home installations.  Examples of zoning violations are 
“Non-Permitted Land use (Illegal Business),” “excessive outside storage,” and “occupied 
second units,” which are generally mobile homes or travel trailers which have been 
installed without permits.  Code enforcement officials specifically stated, “It is not 
possible under any County Code to install or occupy a travel trailer or RV unit on private 
property, unless in a permitted RV park.”  [Emphasis added.]     

Officials from Code Enforcement also stated that many of the properties in violation have 
multiple violations that correlate with one another, such as mobile home installation and 
garage conversions.  Often times in these situations family or extended family members 
are found in the extra units on the property.  Property owners often state that the 
violation is meant to be a “temporary ‘fix’ for the family member.”  In other instances the 
person in control of the property has rented out the unit as an additional source of 
income.   

Accumulated rubbish is also a common code violation.  Often the accumulation of 
outside storage will easily reach the maximum amount due to the lot size as well as the 
multiple occupancy issues mentioned above.   

Table 33 below shows the number of Code Enforcement cases in the Warm Springs 
Component Area for the year between July 1, 2008 and June 30, 2009. 

Table 41 
Warm Springs: Code Violations 

Type of Code Violation  Number 

Accumulated Rubbish  18 

Construction without permits  16 

Grading without permits  5 

Substandard Mobile Home  5 

Substandard Structure  4 

Vehicle Abatement  21 

Zoning Violations  
(unpermitted land use, excessive 
outside storage)  35 

Total Code Enforcement Cases  104 
 

The locations of each blight indicator within CCRL Section 33031(a)(1) are shown in 
Figure 86.  The widespread existence of these conditions demonstrates the substantial 
prevalence of blight within the Warm Springs Component Area.   
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Figure 87 shows the Warm Springs Component Area when blight points are considered.  
This map demonstrates the severity of blight indicators within the Warm Springs 
Component Area.   

Photographs of sample properties demonstrating the conditions described above and 
defined by CCRL Section 33031(a)(1) are shown below.  Note that not every condition 
was photographed and not every property with a specific condition is shown.  Rather, 
these photographs are simply examples of certain blight conditions found in the Warm 
Springs Component Area. 

A map of all photo locations may be found in Appendix E. 

 

Photo WS-A-231 
Weather protection problems 
due to peeling/missing paint.  
Window partially blocked by air 
conditioning unit.  Security 
fence.   

Photo WS-A-232 
Suspected unpermitted 
addition. 
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Photo WS-A-233 
Faulty construction material show 
on far right overhang and 
baseboards.  Cracked windows 
that have been taped up.  Potential 
for infestation beneath structure.   

Photo WS-A-234 
Inoperable vehicles. 

Photo WS-A-235 
Unsafe stairway.  Security fence.   
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Photo WS-A-236 
Inoperable vehicles, junk, and 
debris throughout property.   

Photo WS-A-237 
Suspected unpermitted 
addition.  Plastic sheeting on 
roof. Security fence with 
chicken wire.   

Photo WS-A-238 
Deteriorated secondary 
structure.   
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Photo WS-A-239 
Air conditioning unit not 
properly supported as it sits on 
a single cinder block and a 
wood structure.  Broken 
window. 

Photo WS-A-240 
Suspected unpermitted 
addition.  Potential for 
infestation due to overgrown 
vegetation up against the 
structure. 

Photo WS-A-241 
Unstable support for air 
conditioning unit.  Window 
blocked by cardboard in order 
to keep air conditioner in 
window.  Security fence.   
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Photo WS-A-242 
Boarded-up window.  Weather 
problems dues to damaged 
window openings.    

Photo WS-A-243 
Overgrown vegetation on structure 
may lead to an infestation.   

Photo WS-A-244 
Weather protection problems 
due to broken window and 
peeling paint.   
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Photo WS-A-245 
Deteriorated secondary structure.  
Fire hazard due to overgrown 
vegetation close to structure.  
Security fence.   

Photo WS-A-246 
Vacant, dilapidated, residential 
structure with graffiti.  Roof 
damage.  Weather protection 
problems due to peeling paint and 
missing windows.     

Photo WS-A-247 
Unprotected gas meter within 4 
feet of driveway is a serious 
hazard and a liability for the owner. 
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Photo WS-A-248 
Unprotected gas meter within 4 
feet of driveway is a serious 
hazard and a liability for the owner. 

Photo WS-A-249 
Deteriorated secondary structure.  
Lack of private investment 
infrastructure.   

Photo WS-A-250 
Steep angle of ramp above 
stairway is a potential danger.  
Security fence.  Lack of private 
infrastructure investment.   
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Photo WS-A-251 
Suspected unpermitted addition.  
Plywood in window to 
accommodate air conditioner 
blocks adequate light and 
ventilation.   

Photo WS-A-252 
Suspected unpermitted addition.  
Apparent electrical hazard due to 
hanging wires.  Weather protection 
problems due to damaged 
windows.  Lack of private 
infrastructure investment.   

Photo WS-A-253 
Weather protection problems due 
to plywood in window affixed with 
duct tape.   
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Photo WS-A-254 
Tarp on roof.  Faulty construction 
material.  Weather protection 
problems due to plywood covering 
window as well as peeling/missing 
paint.   Lack of private 
infrastructure investment.  Security 
fence.  Cinder blocks used as 
steps constitute and unsafe 
stairway.  Potential for infestation 
in openings beneath structure.   

Photo WS-A-255 
Deteriorated car port.  Lack of 
private infrastructure investment.  
Security fence.   

Photo WS-A-256 
Bars on windows.  Security fence.  
Weather protection problems due 
to peeling/missing paint.  Lack of 
private infrastructure investment.   
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Photo WS-A-257 
Weather protection problems due 
to peeling paint.  Deteriorated 
secondary structure.  Fire hazard 
due to overgrown vegetation in 
close proximity to structure.   

Photo WS-A-258 
Suspected unpermitted addition.  
Security fence.   
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12.1.2 CCRL Section 33031(a)(2) - Conditions That Prevent or 
Substantially Hinder the Viable Use or Capacity of Buildings or 
Lots 

As discussed in the previous chapter, certain conditions that prevent or 
substantially hinder viable uses also contribute to unsafe and unhealthy 
buildings.  These include: 

• Apparent electrical hazards 
 

• Unpermitted construction 
 

• Faulty construction materials 
 

• Fenestration problems 
 

• Inadequate garbage facilities 
 

• Unsafe gas meters 
 

• Garage conversions 
 

• Junk and debris 
 

• Lead paint and/or asbestos 
 

• Roof problems 
 

• Unsafe stairs/walkways 
 

• Unsafe vertical supports 
 

In addition, the following blight indicators are unique to the category of conditions 
that prevent or substantially hinder viable uses. 

Table 42 
Warm Springs: CCRL Section 33031(a)(2) 

BLIGHT INDICATOR # OF PARCELS 

Blight Adjacency 256 

General Building Maintenance 61 

Functional Obsolescence 2 

Inadequately Sized Buildings 16 

Poor Quality Construction 2 

Deteriorated/Missing Private Infrastructure 267 

Poor Site Layout 4 
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Based on the Field Reconnaissance, there are 604 parcels (79.47% of the Warm 
Springs Component Area) that have at least one blight indicator related to 
conditions that prevent or substantially hinder the viable use or capacity of 
buildings or lots according to the definitions in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(a)(2) are 
shown in Figure 88.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Warm Springs Component Area.   

Figure 89 shows the Warm Springs Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Warm Springs Component Area for parcels that have conditions that prevent or 
substantially hinder the viable use or capacity of buildings or lots.   

Photographs of sample properties demonstrating the conditions described above 
and defined by CCRL Section 33031(a)(2) are shown below.  Note that not every 
condition was photographed and not every property with a specific condition is 
shown.  Rather, these photographs are simply examples of certain blight 
conditions found in the Warm Springs Component Area. 

A map of all photo locations may be found in Appendix E. 

 

Photo WS-B-259 
Inadequate sized building for 
residential units.  Junk and 
debris.  Lack of private 
infrastructure investment.   
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Photo WS-B-260 
Poor site layout for parking at 
commercial/industrial facility.  
Poor quality construction. 

Photo WS-B-261 
Suspected unpermitted addition.  
Front porch covering sags on both 
right and left sides.  Lack of private 
infrastructure investment.     

Photo WS-B-262 
Poor quality construction 
materials.  Inadequate garbage 
facilities with unscreened 
dumpster in driveway.   
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Photo WS-B-263 
Poor building maintenance.  
Faulty construction materials.  
Unsafe stairway.  Potential 
infestation.   

Photo WS-B-264 
Suspected unpermitted addition.   
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12.1.3 CCRL Section 33031(a)(4) - Existence of Irregular, Subdivided 
Lots in Multiple Ownership Whose Physical Development has 
been Impaired Given Present Conditions 

Irregular parcels, as outlined in the previous chapter, have a significant impact in 
the proposed Amendment Area.  Specific conditions within the Warm Springs 
Component Area include parcels that do not meet the required minimum parcels 
size, parcels that do not meet the required minimum parcel width, triangular and 
other oddly shaped parcels, and long, narrow parcels.  Overall, there are 303 
irregular parcels in the Warm Springs Component Area. 

The locations of each blight indicator within CCRL Section 33031(a)(4) are 
shown in Figure 90.  The widespread existence of these conditions demonstrates 
the substantial prevalence of blight within the Warm Springs Component Area.   

Figure 91 shows the Warm Springs Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Warm Springs Component Area for irregular parcels.   
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12.2 ECONOMIC CONDITIONS 
12.2.1 Depreciated or Stagnant Property Values 

Sales values in the Warm Springs Component Area showed greater declines as 
compared to the Case-Schiller Index for the Los Angeles Metro region, though 
sales values began to rise again in the last year.    

The graph below compares the property sales values for Warm Springs from 2000 
to 2008 to the Case Schiller Index.   

 

Overall, there are 760 parcels (100% of the Warm Springs Component Area) that 
are affected by depreciated or stagnant property values according to the definitions 
in the CCRL (see Chapter 2.0). 

The locations of each blight indicator within CCRL Section 33031(b)(1) are shown 
in Figure 92.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Warm Springs Component Area.   

Figure 93 shows the Warm Springs Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Warm Springs Component Area for parcels that have depreciated or stagnant 
property values.   
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12.2.2 Lack of Necessary Commercial Facilities 
An analysis of the lack of necessary commercial facilities was completed for the 
proposed Amendment Area as a whole, instead of for each individual Component 
Area.  As such, the discussion in Section 7.2.2 on the Lack of Necessary 
Commercial Facilities serves as the description of the conditions identified in 
CCRL Section 33031(b)(4) for the entire proposed Amendment Area.  For this 
reason, please see Section 7.2.2for an overall analysis of the Lack of Necessary 
Commercial Facilities.   

12.2.3 Residential Overcrowding 
An analysis of residential overcrowding was completed based on Census 
information.  As such, the boundaries of the proposed Amendment Area were 
approximated for use with Census data, but were not exact.  For this reason, 
residential overcrowding was analyzed at the level of the entire proposed 
Amendment Area, not for each Component Area.  Please see Section 7.2.3 for 
overall data on residential overcrowding.  

12.2.4 High Crime 
Crime data was gathered from discussions with the Riverside County Sheriff’s 
Department as well as from Field Reconnaissance.   

The Sheriff’s Department stated that unincorporated areas tend to be more 
difficult to patrol than incorporated areas.  In the proposed Amendment Area this 
is primarily due to a lack of infrastructure, including dirt roads, a lack of street 
lighting, and a lack of street signs.  The Sheriff’s Department stated that while 
they respond to similar types of calls for service as those generated in areas with 
better infrastructure, they have a difficult time quickly locating and getting to the 
locations in the proposed Amendment Area.  There are two stations in and 
around the proposed Amendment Area, but the difficulty is not proximity to 
service locations so much as access. 

Sheriff’s officials were asked about the number of calls for service and the 
number of Part 1 crimes in each of the component areas.  Part 1 crimes include 
murder, rape, robbery, assault, burglary, auto theft, larceny, and vehicle burglary.  
Calls for service were divided up into criminal and non-criminal calls.   

The following crime statistics were provided by the Sheriff’s Department for the 
Warm Springs Component Area.   

Table 43 
Warm Springs: Crime Statistics 

Year   2004  2005  2006  2007  2008 

Calls for Service     772  717  759  689  759 

   Criminal  307  318  363  330  384 

   Non‐Criminal  465  399  396  359  375 

Part 1 Crimes  107  84  91  91  135 
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In the Warm Springs Component Area, Field Reconnaissance revealed the 
following conditions related to high crime areas, as shown in Table 44: 

 
 
 

 

 

 

 

The locations of each blight indicator within CCRL Section 33031(b)(7) are shown 
in Figure 94.  The widespread existence of these conditions demonstrates the 
substantial prevalence of blight within the Warm Springs Component Area.   

Figure 95 shows the Warm Springs Component Area when blight points are 
considered.  This map demonstrates the severity of blight indicators within the 
Warm Springs Component Area for parcels that have been affected by crime in 
the area.   

Photo WS-C-265 
Graffiti on trailer.  Boarded-up 
window.  Potential infestation 
problem.   

Table 44 
Warm Springs: CCRL Section 33031(b)(7) 

BLIGHT INDICATOR # OF PARCELS

Bars on Windows 7 

Graffiti 36 

Security Fence 221 
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Photo WS-C-266 
Security fence.  Lack of private 
infrastructure investment.  
Potential infestation problem.   

Photo WS-C-267 
Security fence with barbed wire on 
vacant residential property.  
Broken window.     
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12.2.5 Inadequate Public Improvements 
In the Warm Springs Component Area, the Field Reconnaissance revealed that 
627 parcels are directly affected by damaged streets, missing sidewalks, and 
other visible problems.  Specific improvement needs for all of the Project Areas 
were listed in Chapter 7.2.5. 

Photographs of sample properties demonstrating the conditions described above 
are shown below.  Note that not every condition was photographed and not every 
property with a specific condition is shown.  Rather, these photographs are simply 
examples of certain blight conditions found in the Warm Springs Component Area. 

A map of all photo locations may be found in Appendix E. 

Photo WS-D-268 
No curb, gutter, or sidewalk.  
Potential hazard to pedestrians.   
 

Photo WS-D-269 
Unfinished street.  No curb, gutter, 
or sidewalk. 
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Photo WS-D-270 
No curb, gutter, or sidewalk.  
Improper storage on part of public 
right-of way. 
 

 

12.3 SUMMARY OF CONDITIONS IN THE WARM SPRINGS COMPONENT 
AREA 

Overall in the Warm Springs Component Area, 741 parcels (97.50%) were observed to 
have at least one physical blight indicator and 760 parcels (100%) with at least one 
economic blight indicator.  The locations of each physical blight indicator as defined by 
CCRL Section 33031(a) are shown in Figure 96.  The widespread existence of these 
conditions demonstrates the substantial prevalence of physical blight within the Warm 
Springs Component Area.   

Figure 97 shows the Warm Springs Component Area for all physical blight indicators 
when blight points are considered.  This map demonstrates the severity of blight 
indicators within the Warm Springs Component Area for all types of physical blight 
indicators that remain.   

Figure 98 shows the locations of each economic blight indicator as defined by CCRL 
Section 33031(b).  The widespread existence of these conditions demonstrates the 
substantial prevalence of economic blight within the Warm Springs Component Area.   

Figure 99 shows the Warm Springs Component Area for all economic blight indicators 
when blight points are considered.  This map demonstrates the severity of blight 
indicators within the Warm Springs Component Area for all types of economic blight 
indicators that remain.   

See Appendix F for a matrix of the blight categories that each parcel in Warm Springs 
Component Area falls within.   
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13.0 SUMMARY OF CONDITIONS FOUND IN THE 
BLIGHT STUDY AREAS 

A review of the information provided in the previous chapters will show that there are a 
substantial number of parcels in the proposed Amendment Area that are affected by conditions 
of blight.  Specific conditions of blight, the number of instances of each condition, and the 
percentage of parcels that are affected by each condition are shown below.  Refer to Section 
3.2 for the explanation of each Blight Indicator.  Because a parcel may be affected by more than 
one condition, the total number of instances is greater than the total number of parcels.  Note 
that these tables do not include the extensive list of needed infrastructure, which are estimated 
to be over $390 million. 
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Table 45 
Blight Instances Summary: South Mead Valley 

Blight Indicator  Total by Instance  % of Parcels 

AB  0 0.00%
ADA  0 0.00%
AEH  24 3.70%
ANP  177 27.31%
BA  163 25.15%
BAR  26 4.01%
BM  34 5.25%
CHIM  2 0.31%
DLP  7 1.08%
FCM  17 2.62%
FEN  71 10.96%
FH  9 1.39%
FME  94 14.51%
FND  12 1.85%
FO  0 0.00%
G  46 7.10%

GARB  5 0.77%
GAS  6 0.93%
GC  19 2.93%
HAZ  0 0.00%
IBE  1 0.15%
ICLU  0 0.00%
ILD  0 0.00%
INF  61 9.41%
IP  271 41.82%
ISB  28 4.32%
IV  193 29.78%
J  74 11.42%

LASB  321 49.54%
NU  64 9.88%
PQ  11 1.70%
PRI  302 46.60%
PSL  3 0.46%
PUI  448 69.14%
R  50 7.72%
SCF  74 11.42%
SS  233 35.96%

URM  0 0.00%
UST  106 16.36%
VAC  1 0.15%
VERT  6 0.93%
WPF  29 4.48%
WPP  141 21.76%
WPR  54 8.33%
WPW  60 9.26%

TOTAL NUMBER OF 
INSTANCES  3,243  n/a 

TOTAL NUMBER OF 
PARCELS IN BLIGHT 
STUDY AREA 

648  n/a 
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Table 46 
Blight Incidences Summary: Wagon Wheel 

Blight Indicator  Total by Instance  % of Parcels 

AB  0 0.00%
ADA  0 0.00%
AEH  21 5.95%
ANP  98 27.76%
BA  102 28.90%
BAR  37 10.48%
BM  2 0.57%
CHIM  0 0.00%
DLP  1 0.28%
FCM  0 0.00%
FEN  17 4.82%
FH  7 1.98%
FME  46 13.03%
FND  10 2.83%
FO  0 0.00%
G  38 10.76%

GARB  7 1.98%
GAS  0 0.00%
GC  4 1.13%
HAZ  0 0.00%
IBE  1 0.28%
ICLU  0 0.00%
ILD  1 0.28%
INF  10 2.83%
IP  22 6.23%
ISB  2 0.57%
IV  140 39.66%
J  7 1.98%

LASB  148 41.93%
NU  31 8.78%
PQ  31 8.78%
PRI  217 61.47%
PSL  1 0.28%
PUI  297 84.14%
R  21 5.95%
SCF  125 35.41%
SS  151 42.78%

URM  0 0.00%
UST  81 22.95%
VAC  7 1.98%
VERT  2 0.57%
WPF  13 3.68%
WPP  43 12.18%
WPR  23 6.52%
WPW  28 7.93%

TOTAL NUMBER OF 
INSTANCES  1,792  n/a 

TOTAL NUMBER OF 
PARCELS IN BLIGHT 
STUDY AREA 

353  n/a 
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Table 47 
Blight Instances Summary: Good Hope 

Blight Indicator  Total by Instance  % of Parcels 

AB  0 0.00%
ADA  0 0.00%
AEH  86 7.28%
ANP  300 25.40%
BA  329 27.86%
BAR  84 7.11%
BM  52 4.40%
CHIM  7 0.59%
DLP  8 0.68%
FCM  33 2.79%
FEN  85 7.20%
FH  10 0.85%
FME  140 11.85%
FND  17 1.44%
FO  2 0.17%
G  121 10.25%

GARB  15 1.27%
GAS  9 0.76%
GC  15 1.27%
HAZ  0 0.00%
IBE  2 0.17%
ICLU  90 7.62%
ILD  0 0.00%
INF  42 3.56%
IP  346 29.30%
ISB  39 3.30%
IV  294 24.89%
J  45 3.81%

LASB  341 28.87%
NU  106 8.98%
PQ  29 2.46%
PRI  488 41.32%
PSL  4 0.34%
PUI  1,121 94.92%
R  63 5.33%
SCF  416 35.22%
SS  366 30.99%

URM  0 0.00%
UST  141 11.94%
VAC  16 1.35%
VERT  3 0.25%
WPF  25 2.12%
WPP  149 12.62%
WPR  42 3.56%
WPW  72 6.10%

TOTAL NUMBER OF 
INSTANCES  5,553  n/a 

TOTAL NUMBER OF 
PARCELS IN BLIGHT 
STUDY AREA 

1,181  n/a 

 



 
Report to the Board of Supervisors – I-215, Amend. No. 2: Highway 74 Communities 

315 

Table 48 
Blight Instances Summary: Meadowbrook 

Blight Indicator Total by Instance % of Parcels

AB  0 0.00%
ADA  0 0.00%
AEH  35 5.57%
ANP  149 23.73%
BA  249 39.65%
BAR  19 3.03%
BM  19 3.03%
CHIM  0 0.00%
DLP  5 0.80%
FCM  22 3.50%
FEN  42 6.69%
FH  2 0.32%
FME  73 11.62%
FND  0 0.00%
FO  2 0.32%
G  30 4.78%

GARB  9 1.43%
GAS  0 0.00%
GC  3 0.48%
HAZ  1 0.16%
IBE  0 0.00%
ICLU  33 5.25%
ILD  0 0.00%
INF  34 5.41%
IP  44 7.01%
ISB  15 2.39%
IV  132 21.02%
J  13 2.07%

LASB  228 36.31%
NU  31 4.94%
PQ  13 2.07%
PRI  313 49.84%
PSL  0 0.00%
PUI  617 98.25%
R  39 6.21%
SCF  224 35.67%
SS  194 30.89%

URM  1 0.16%
UST  61 9.71%
VAC  12 1.91%
VERT  2 0.32%
WPF  7 1.11%
WPP  82 13.06%
WPR  25 3.98%
WPW  27 4.30%

TOTAL NUMBER OF 
INSTANCES  2,807  n/a 

TOTAL NUMBER OF 
PARCELS IN BLIGHT 
STUDY AREA 

628  n/a 
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Table 49 
Blight Instances Summary: Warm Springs 

Blight Indicator Total by Instance % of Parcels

AB  0 0.00%
ADA  0 0.00%
AEH  54 7.11%
ANP  165 21.71%
BA  256 33.68%
BAR  7 0.92%
BM  61 8.03%
CHIM  0 0.00%
DLP  1 0.13%
FCM  24 3.16%
FEN  49 6.45%
FH  2 0.26%
FME  86 11.32%
FND  0 0.00%
FO  2 0.26%
G  36 4.74%

GARB  1 0.13%
GAS  22 2.89%
GC  4 0.53%
HAZ  0 0.00%
IBE  0 0.00%
ICLU  0 0.00%
ILD  0 0.00%
INF  63 8.29%
IP  303 39.87%
ISB  16 2.11%
IV  126 16.58%
J  9 1.18%

LASB  157 20.66%
NU  35 4.61%
PQ  2 0.26%
PRI  267 35.13%
PSL  4 0.53%
PUI  627 82.50%
R  49 6.45%
SCF  221 29.08%
SS  206 27.11%

URM  0 0.00%
UST  118 15.53%
VAC  18 2.37%
VERT  4 0.53%
WPF  8 1.05%
WPP  67 8.82%
WPR  8 1.05%
WPW  17 2.24%

TOTAL NUMBER OF 
INSTANCES  3,095  n/a 

TOTAL NUMBER OF 
PARCELS IN BLIGHT 

STUDY AREA 
760  n/a 
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Table 50 
Blight Instances Summary: Amendment Area Total 
Amendment Area Total: South Mead Valley, Wagon Wheel, Good Hope, 

Meadowbrook, Warm Springs 

Blight Indicator Total by Instance % of Parcels

AB  0 0.00%
ADA  0 0.00%
AEH  220 6.16%
ANP  889 24.90%
BA  1,099 30.78%
BAR  173 4.85%
BM  168 4.71%
CHIM  9 0.25%
DLP  22 0.62%
FCM  96 2.69%
FEN  264 7.39%
FH  30 0.84%
FME  439 12.30%
FND  39 1.09%
FO  6 0.17%
G  271 7.59%

GARB  37 1.04%
GAS  37 1.04%
GC  45 1.26%
HAZ  1 0.03%
IBE  4 0.11%
ICLU  123 3.45%
ILD  1 0.03%
INF  210 5.88%
IP  986 27.62%
ISB  100 2.80%
IV  885 24.79%
J  148 4.15%

LASB  1,195 33.47%
NU  267 7.48%
PQ  86 2.41%
PRI  1,587 44.45%
PSL  12 0.34%
PUI  3,110 87.11%
R  222 6.22%
SCF  1,060 29.69%
SS  1,150 32.21%

URM  1 0.03%
UST  507 14.20%
VAC  54 1.51%
VERT  17 0.48%
WPF  82 2.30%
WPP  482 13.50%
WPR  152 4.26%
WPW  204 5.71%

TOTAL NUMBER OF 
INSTANCES  16,490  n/a 

TOTAL NUMBER OF 
PARCELS IN BLIGHT 
STUDY AREA 

3,570  n/a 
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The following tables show the combined number of parcels affected by the different categories 
of blight as defined in the CCRL (see Chapter 2.0).   

 
Table 51 

Blight Category Summary: South Mead Valley 

Blight Category  No. of Parcels 
% of Project 

Area 

33031(a)(1)  506  78.09% 

33031(a)(2)  608  93.83% 

33031(a)(3)  0  0.00% 

33031(a)(4)  271  41.82% 

33031(b)(1)  648  100.00% 

33031(b)(7)  134  20.68% 

33031(a) Total   641  98.92% 

33031(b) Total   648  100.00% 

TOTAL NUMBER OF 
PARCELS IN 
PROJECT AREA 

648  n/a 

 

 
Table 52 

Blight Category Summary: Wagon Wheel

Blight Category  No. of Parcels 
% of Project 

Area 

33031(a)(1)  292  82.72% 

33031(a)(2)  343  97.17% 

33031(a)(3)  0  0.00% 

33031(a)(4)  22  6.23% 

33031(b)(1)  353  100.00% 

33031(b)(7)  166  47.03% 

33031(a) Total  353  100.00% 

33031(b) Total  353  100.00% 

TOTAL NUMBER OF 
PARCELS IN 
PROJECT AREA 

353  n/a 
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Table 53 

Blight Category Summary: Good Hope

Blight Category  No. of Parcels 
% of Project 

Area 

33031(a)(1)  781  66.13% 

33031(a)(2)  978  82.81% 

33031(a)(3)  90  7.62% 

33031(a)(4)  346  29.30% 

33031(b)(1)  1,153  97.63% 

33031(b)(7)  513  43.44% 

33031(a) Total  1,171  99.15% 

33031(b)(Total)  1,165  98.65% 

TOTAL NUMBER OF 
PARCELS IN PROJECT 
AREA 

1,181  n/a 

 

 
Table 54 

Blight Category Summary: Meadowbrook 

Blight Category  No. of Parcels 
% of Project 

Area 

33031(a)(1)  435  69.27% 

33031(a)(2)  573  91.24% 

33031(a)(3)  33  5.25% 

33031(a)(4)  44  7.01% 

33031(b)(1)  623  99.20% 

33031(b)(7)  250  39.81% 

33031(a) Total  627  99.84% 

33031(b) Total   623  99.20% 

TOTAL NUMBER OF 
PARCELS IN PROJECT 
AREA 

628  n/a 
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Table 55 

Blight Category Summary: Warm Springs

Blight Category  No. of Parcels 
% of Project 

Area 

33031(a)(1)  447  58.82% 

33031(a)(2)  604  79.47% 

33031(a)(3)  0  0.00% 

33031(a)(4)  303  39.87% 

33031(b)(1)  760  100.00% 

33031(b)(7)  232  30.53% 

33031(a) Total  741  97.50% 

33031(b) Total  760  100.00% 

TOTAL NUMBER OF 
PARCELS IN 
PROJECT AREA 

760  n/a 

 
Table 56 

Blight Category Summary: Amendment Area Total 

Blight Category  No. of Parcels 
% of Project 

Area 

33031(a)(1)  2,461  68.94% 

33031(a)(2)  3,106  87.00% 

33031(a)(3)  123  3.45% 

33031(a)(4)  986  27.62% 

33031(b)(1)  3,537  99.08% 

33031(b)(7)  1,295  36.27% 

33031(a) Total  3,533  98.96% 

33031(b) Total  3,549  99.41% 

TOTAL NUMBER OF 
PARCELS IN PROJECT 
AREA 

3,570  n/a 

 

The presence of these serious conditions throughout the proposed Amendment Area represents 
a burden on the community which mere "paint up, fix up" or other sorts of minimally corrective 
programs cannot successfully address.  The long-term neglect evident in the record included 
herein is clear. 

While municipal resources such as the County's General Fund or CDBG funds will continue to 
be marshalled to address specific instances, only locally wielded instruments such as 
redevelopment can continue to address the root causes of area-wide decline.  This is the 
fundamental reason for the proposed Amendment No. 2, since funds are needed to address 
these concerns. 
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Figure 100 shows the entire proposed Amendment Area No. 2 and every parcel that has 
significant physical or economic blight.   

See Appendix F for a matrix of the blight categories that each parcel in the proposed 
Amendment Area falls within. 
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14.0 PROPERTIES NECESSARY FOR EFFECTIVE 
REDEVELOPMENT 

Because not every parcel in a redevelopment area exhibits characteristics of blight, it is 
important to address those properties that are not blighted.  The CCRL recognizes that 
parcel and building conditions in a given area of a community are likely to vary.  Such 
variations may be based on the type of land use, lot patterns, historical development 
patterns, the financial resources of past or present property owners, the competitiveness 
of individual businesses or uses, and a variety of other factors too numerous to mention.  
By recognizing the existence of such variation, the CCRL effectively acknowledges the 
possibility that unblighted properties may be mixed in among, or be located in close 
proximity to, blighted areas.  Other land necessary for effective redevelopment also 
includes properties that would be necessary for the implementation of low- or moderate-
income housing programs, or for the relocation of residents or businesses. 
 
The CCRL addresses the potential mixture of blighted and unblighted properties by 
declaring a redevelopment project area need not be restricted to blighted properties 
only, so long as blight conditions predominate and injuriously affect the entire area.  
Moreover, the CCRL specifically permits the inclusion of non-blighted properties in a 
redevelopment project area if the inclusion of those properties is found necessary for the 
effective redevelopment of the area of which they are a part. Section 33321 of the CCRL 
notes: 
 

An Amendment Area, “…need not be restricted to buildings, 
improvements, or lands which are detrimental or inimical to the public 
health, safety, or welfare, but may consist of an area in which such 
conditions predominate and injuriously affect the entire area.  [An 
Amendment Area] may include lands, buildings, or improvements which 
are not detrimental to the public health, safety or welfare, but whose 
inclusion is found necessary for the effective redevelopment of the area of 
which they are a part.  Each such area included under this section shall 
be necessary for effective redevelopment and shall not be included for 
the purpose of obtaining the allocation of tax increment revenue from 
such area pursuant to Section 33670 without other substantial justification 
for its inclusion.” 

 
Lacking a more precise definition of what is meant by “necessary for effective 
redevelopment” in either contiguous or noncontiguous portions of a redevelopment area, 
the Agency and Board of Supervisors must also seek to determine whether there is 
substantial justification for the inclusion of any areas of the proposed Amendment Area 
that are either not blighted or may not be sufficiently affected by conditions of blight to 
qualify as blighted under the CCRL.   
 
The non-blighted properties have been included in the proposed Amendment Area 
because they are part of a commercial block or residential neighborhood that shows a 
predominance of physical and economic blight.  In essence, while standard and well-
maintained, these parcels are substantially surrounded by otherwise blighted parcels.  
Leaving such parcels out of the proposed Amendment Area would create a “Swiss 
cheese” effect, with many small holes in which the Agency cannot be active.  The 
administration of the Redevelopment Plan would be much more difficult.  Not including 
such integral parcels would also limit the Agency’s ability to undertake comprehensive 
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programs that depend on coordinating the future development of numerous parcels. 
Specifically, the proposed Amendment Area includes parcels that are in good condition 
and surrounded by blighted properties and/or are negatively influenced by nearby blight 
in the proposed Amendment Area.  These individual properties are interspersed 
throughout the proposed Amendment Area as shown on Figures 101, 102, and 103.   
 
As there were no properties necessary for effective redevelopment in the Wagon Wheel 
and Meadowbrook Component Areas, maps for those Areas were omitted from this 
section. 
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15.0 THE “FIVE-PART TEST” 
As described in Chapter 2.0, there are five basic requirements that must be satisfied in 
order for territory to be included in a redevelopment project.  Therefore, this Chapter will 
discuss each requirement relative to the conditions in the proposed Amendment Area.   

 
1. The area must be predominately urbanized. 

As shown in Chapter 6.0, the proposed Amendment Area is predominantly 
urbanized.  Urbanization levels are as follows: 90% for South Mead Valley, 99% for 
Wagon Wheel, 90% for Good Hope, 91% for Meadowbrook, 86% for Warm Springs, 
and 91% for the proposed Amendment Area as a whole.   

 
2. The area must have at least one condition of physical blight and at least one 

condition of economic blight, or be necessary for the effective redevelopment of the 
area. 

As described in Chapter 7.0, the proposed Amendment Area exhibits four conditions 
of physical blight and four conditions of economic blight.  Chapters 8 through 12 
detail blight in each of the component area.  Chapter 13 provides a summary of 
blight in the each component area as well as in the proposed Amendment Area as a 
whole.  In addition, there are various properties that are included because they are 
necessary for effective redevelopment, as described in Chapter 14.0.   

 
3. The blight must cause a lack of proper utilization of the area.   

The effects of blight are many and spread out over the proposed Amendment Area.  
For example, various characteristics of physical blight are indicative of underlying 
economic blight.  Based on conditions in the proposed Amendment Area, it is 
apparent that each contributes to, and reinforces the presence of another.  

 
As demonstrated throughout Chapters 7 through 12, the proposed Amendment Area 
suffers from deteriorated buildings, the presence of hazardous building materials, 
serious building code violations, construction that is vulnerable to serious damage, 
incompatible and nonconforming uses, irregular parcels, depreciated values, lack of 
necessary commercial facilities, residential overcrowding, and significant crime 
problems.  These are all characteristics that inhibit the proper usefulness of the 
proposed Amendment Area.   

 
4. The improper utilization must be a serious physical and economic burden on the 

community.   

The largest single characteristic of blight in the proposed Amendment Area is the 
widespread lack of infrastructure.  This condition alone satisfies the requirements of 
State law for both physical and economic blight and the cost to address it is an 
extreme burden on the proposed Amendment Area.   

 
Other problems in the proposed Amendment Area include building deterioration, 
inadequate parcel shapes and sizes, and commercial obsolescence.  Both physical 
and economic problems arise with these conditions, which puts the Amendment Area 
at an economic disadvantage to others.  Such conditions make properties in the 
proposed Amendment Area uncompetitive in the marketplace.   
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The economic impact of, say, small or irregular lots is that a use or building that does 
not meet modern development standards is at an economic disadvantage to one that 
does.  It is also likely that such a use would never get built in the first place, leaving 
the proposed Amendment Area to remain stagnant.  If current lot sizes and shapes 
are not compatible with modern standards and market conditions, viable new uses 
will not locate in the area, no matter what is called for in the General Plan and zoning 
ordinance.  Also, high levels of code enforcement cases in the proposed Amendment 
Area, as described in this Report, contribute further to an economic burden on the 
community.   

 
5. The serious physical and economic burden cannot be reversed by private enterprise 

acting alone, by the public sector acting alone, or by both acting together without the 
assistance of redevelopment.   

The physical and economic conditions in the proposed Amendment Area have been 
deteriorating for many years.  The problems in the proposed Amendment Area, as 
described in Chapters 7 through 12 and summarized in Chapter 13 are not issues 
that suddenly appeared or are just a small valley in the normal “ups and downs” of a 
community.  They are problems that began decades ago and cannot be fixed by 
simple solutions like a new coat of paint.   

Clearly, the private sector does not have the ability to consolidate parcels into those 
that are better-suited for today’s marketplace.  The private sector also does not have 
the desire to invest substantial amounts of money into an area with so many 
characteristics of blight.  Doing so just does not make economic sense.   

Similarly, the public sector does not have the funds available to redevelop the 
proposed Amendment Area.  With over $390 million needed in public improvements 
alone, it is impossible for the County to fund the incentives necessary to stimulate 
interest in the area.   

Many of these blighted properties generate little in property tax revenue while 
requiring more in the way of services, particularly public safety.  This is a tremendous 
disadvantage to the property owners in the proposed Amendment Area as well as 
the County and other taxing agencies.  It also demonstrates the overwhelming costs 
due to extensive blight in the proposed Amendment Area.   

It is situations like these for which redevelopment was intended.  Without burdening 
an already-burdened community with additional taxes, redevelopment can cause the 
slow, but steady, improvement of the area.  Redevelopment will not pay every penny 
needed in the area, nor should it.  Rather, it can help bridge the gap of what is 
needed and what is available.   
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16.0 EXTENSION OF LIMITS AND REMAINING BLIGHT 
IN THE EXISTING PROJECT AREA 

It is the intention of the Agency to increase the financial limits of the existing I-215 
Corridor Project Area. This will include increasing both the Tax Increment Limits and the 
Bonded Indebtedness Limits.  The Agency will undertake the extension in accordance to 
CCRL Sections 33344.5, 33354.6, and 33451.5.  The current financial limits are listed in 
Table 2 in Section 1.5 of this report. 

16.1 EXTENSION OF LIMITS 
The Redevelopment Plan amendment proposes to increase the limit on the amount of 
the principal on outstanding indebtedness that may be entered into by the Agency in the 
Highgrove Amendment No. 1 component of the I-215 Merged Project Area.  The plan for 
this Component Area presently limits the amount of principal on indebtedness at that 
may be outstanding at any one time to $35,000,000.  However, based on the tax 
increment projections summarized below, the Highgrove Amendment No. 1 Component 
Area generates sufficient tax increment to support bonded indebtedness of up to 
approximately $61.0 million by 2027, or the year in which the Agency’s general authority 
in the Component Area expires. 

 

Bonded Indebtedness Limit Calculation 
Highgrove Amendment No. 1 Component Area 

Component Area Effectiveness Expires 2029 
Gross Tax increment in Last Year $10.7 million1 

Net Tax Increment Available for Debt Repayment $5.8 million2 

Interest Rate 6% per annum 
Term 15 years 
Maximum Principal Amount $61.0 million 
1Increment calculation based on average 7% annual growth rate after 2014.  
This is a very high growth rate that is not likely to be met in every year. 
2Amount available for debt repayment net of pass-through payments, County 
administrative fees and 20% debt/service ratio. 

 
The bonded indebtedness limit is a maximum authority that may not be exceeded; actual 
amounts financed by bonds at any one time will vary depending on the Agency’s 
previous commitments, needs, and cash flow. 

In accordance with Section 33451.5 of the CCRL, the Department of Finance and the 
Department of Housing and Community Development will be notified no later than 45 
days prior to the public hearing on the proposed plan amendment of the exact amount 
by which the financial limits will be extended.  The notification will include all of the 
documentation required by CCRL Sections 33354.6 and 33451.5. 
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16.2 REMAINING BLIGHT 
The extension of financial limits in the existing Project Area requires the Agency to 
identify and describe any remaining blight in the existing Project Area; describe projects 
or programs proposed to eliminate such blight and how they will improve the conditions 
of blight; reasons why the projects or programs cannot be completed without the plan 
amendment; the proposed method of financing; and an amendment to the agency’s 
implementation plan.  This information will be sent to the Department of Finance and the 
Department of Housing and Community Development no later than 45 days prior to the 
public hearing.  

A general survey was done of the sub-areas in the existing I-215 Corridor Project Area.  
These sub-areas include the following: Highgrove, Mead Valley, Romoland, Lakeview, 
Sun City, and Quail Valley.  Sample photos of blighting conditions in these areas are 
shown on the following pages.  Maps showing where significant remaining blight was 
found in the existing sub-areas are also included in this section.  The Lakeview/Nuevo 
and Sun City/Quail Valley sub-areas were recently adopted in 2006.  Therefore, in 
addition to the windshield survey data, data from the 2006 adoptions was used in 
determining significant remaining blight, as blighting conditions in these sub-areas has 
not changed significantly since 2006.   
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Photo HG-271 
Boarded windows in a vacant 
residential unit. 
 

Photo HG-272 
Vacant commercial/industrial 
structure. 
 

Photo HG-273 
Vacant commercial/industrial 
structure. 
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Photo HG-274 
Cracked street. 
 

Photo HG-275 
Vacant commercial unit with 
exposed wall. 
 

Photo HG-276 
Former gas station converted to 
auto repair facility.  Filled in 
windows and bars on windows.   
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Photo HG-277 
Security fence, inoperable vehicle, 
junk and debris on residential 
property. 

Photo HG-278 
Cracked street. 

Photo HG-279 
Residential unit with walls prone to 
weather related damage.  Garage 
conversion. 
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Photo HG-280 
Liquor store in a functionally 
obsolete building.   

Photo HG-281 
Poor site layout due to lack of 
sufficient parking space for 
commercial units. 

Photo MV-282 
No curb, gutter, or sidewalk.  
Poses a safety hazard for those 
attending the church.   
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Photo MV-283 
Commercial unit has bars on 
windows and inadequate parking.   

Photo MV-284 
Vacant trailer stored on an empty 
lot.  Security fence. 

Photo MV-285 
Graffiti on residential unit. 
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Photo MV-286 
No curbs, gutters, or sidewalk. 

Photo MV-287 
Inoperable vehicles, junk, and 
debris stored on property.  
Suspected unpermitted addition on 
side of residential unit.   

Photo MV-288 
Rolled roof.  Tarp-covered 
mechanical equipment on top of 
roof.   
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Photo LVN-289 
Cooling unit on unstable supports.  

Photo LVN-290 
Lack of public infrastructure 
investment shown in cracked 
street.   

Photo LVN-291 
Hole in side wall has the potential 
for weather related damage and 
infestation.  Unsafe stairway.   
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Photo LVN-292 
Lack of public infrastructure 
investment in cracked street. 

Photo LVN-293 
Large cracks in side wall.  Multiple 
patches on roof.  Filled in window.  

Photo LVN-294 
Improper storage of tires, bars on 
window, and unsafe balcony 
addition on commercial unit.   
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Photo LVN-295 
Vacant residential unit, lack of 
private infrastructure investment, 
and boarded-up window.  

Photo LVN-296 
Commercial units in obsolete 
building.  Peeling paint with walls 
susceptible to weather related 
damage.  Filled in windows.  
Graffiti.   

Photo LVN-297 
Suspected unpermitted addition to 
residential unit.  Lack of private 
infrastructure investment.   
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Photo LVN-298 
Potentially vacant residential unit 
with overgrown vegetation.  

Photo LVN-299 
Lack of private infrastructure 
investment, security fence, large 
appliances sitting outside may be 
a danger to young children.   

Photo RL-300 
Lack of public infrastructure 
investment in lack of curb, gutter, 
and sidewalk on near side of 
street.  Bars on windows and 
suspected unpermitted overhang.   
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Photo RL-301 
No curb, gutter, or sidewalk.  Cars 
parked where pedestrians would 
be walking.   

Photo RL-302 
Security fence, functional 
obsolescence, bars on windows in 
commercial units.   

Photo RL-303 
Lack of curb, gutter, and sidewalk, 
as well as cracked street.   
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Photo RL-304 
Lack of public infrastructure 
investment in unimproved 
sidewalk. 

Photo RL-305 
Lack of curb, gutter, and sidewalk. 

Photo RL-306 
Functionally obsolete building.  
Junk and debris stored on site.  
Cracked street.   
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Photo SC-307 
Unimproved street. 

Photo SC-308 
Unimproved street.  No curb, 
gutter, or sidewalk.   

Photo SC-309 
Vacant commercial unit.   
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Photo QV-310 
No curb, gutter, or sidewalk.   

Photo QV-311 
No curb, gutter, or sidewalk. 

Photo QV-312 
Suspected converted garage and 
unpermitted carport addition.  
Extension wire hanging on right 
side of roof. 
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Photo QV-313 
Car parked on front lawn. 

Photo QV-314 
Vacant residential unit.  Lack of 
private infrastructure investment. 

Photo QV-315 
Lack of private infrastructure 
investment.  Cooling unit in 
window with tarp.   
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17.0 DESCRIPTION OF PROJECTS OR PROGRAMS, 
HOW THEY WILL ELIMINATE BLIGHT, AND WHY 
THEY CANNOT BE COMPLETED WITHOUT THE 
AMENDMENT 

The primary purpose of the Redevelopment Plan will be to alleviate conditions of blight in the 
proposed Amendment Area.  The Agency is planning to accomplish this task in part through the 
implementation of the programs listed below, all of which must be in conformance with the 
Riverside County Integrated Plan (the “RCIP”).  

Since 1986, the Agency has been aggressive in using tax increment receipts for the betterment 
of the County.  Details of past successes may be found in the Agency's Implementation Plans 
for each Project Area, which are available at the Agency's offices and incorporated herein by 
reference. 

These improvements have helped property values rise, created new jobs and shopping 
opportunities, allowed families to buy or fix their homes, and provided needed community 
services, all of which have improved the overall quality of life for those in the unincorporated 
areas of the County and all affected taxing agencies.   

The redevelopment activities available to the Agency are intended to revitalize the proposed 
Amendment Area and improve the entire community.  It is believed that the efforts of the 
Agency will act as the catalyst needed to stimulate investment in the proposed Amendment 
Area by the private sector.  The remainder of this chapter describes the projects and programs 
the Agency intends to utilize in order to alleviate blight in the Amendment Area.   

17.1 PUBLIC IMPROVEMENTS 
A lack of adequate public improvements is a significant factor in causing both economic 
and physical blight, because this lack reduces the usability of the land and its structures 
for the purposes for which they are intended.  Furthermore, the lack of adequate 
infrastructure adds significantly to improvement costs.  These additional costs could 
ultimately make the land not economically viable for development without direct or 
indirect assistance from the Agency through, among other things, the provision of public 
facilities.   

In other words, land without adequate services may be rendered economically unusable 
due to the high cost of providing new sewer or water lines.  The Agency could help make 
the land much more attractive to private investment by financing the construction of 
public facilities serving the proposed Amendment Area.  This would, in turn, make the 
land much more attractive to private investment.  The new private investment would then 
generate additional property tax revenues, which ultimately would be recycled into 
further Agency investment in the proposed Amendment Area.   

The extraordinary combined costs of the various needed facilities puts them beyond the 
financial means of the County, private developers, and individual property owners. As 
discussed earlier, officials estimate that known public facility needs in the proposed 
Amendment Area amount to over $390 million.  (As used throughout this Report, cost 
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estimates are based upon current costs and without allowance for increases in 
construction costs, inflation, cost of funds, etc.) 

The County could not pay for public improvements in the proposed Amendment Area 
without denying services and facilities to other portions of the County for a lengthy period 
of time.  Devoting all or the major portion of the County’s annual budget to activities in 
the proposed Amendment Area would severely impact on-going services in the 
proposed Amendment Area and elsewhere, including public safety, recreation, facilities 
maintenance, and services such as water and sewer. 

This demonstrates that facilities costs are so high that they would constitute an undue 
burden on the private sector and the public sector.  The lack of adequate public 
improvements thus generates a substantial burden on the community, which cannot be 
remedied by private enterprise or by the County alone without redevelopment.   

The Agency will be authorized to plan, design, and construct a variety of improvements 
to ensure the complete redevelopment of the proposed Amendment Area.  Subject to 
applicable CCRL requirements, the following general improvements are eligible for 
redevelopment funds pursuant to the Redevelopment Plan: 

• Community facilities, including but not limited to, playgrounds, parks, skate parks, 
community centers and senior centers. 

• Public buildings, including but not limited to, schools, libraries, fire stations and 
Sheriff’s sub-stations. 

• Trails, including but not limited to, hiking, biking and equestrian trails. 

• Open space. 

• Bus stops. 

• Upgrade and/or install storm drains and flood control facilities, including but not 
limited to, channels, drainage pipes, and retention/detention basins. 

• Upgrade and/or install water lines and facilities, including but not limited to, water 
mains, wells, storage facilities, fire hydrants, and pump stations. 

• Upgrade and/or install sewer lines and facilities, including treatment facilities. 

• Undergrounding of overhead utilities. 

• Transportation improvements needed to meet an adopted congestion 
management deficiency plan, transportation improvement plan, or air quality 
management plan. 

• Bridging over open public infrastructure systems (storm drains, flood control 
channels, etc.) to provide parcel access from public right-of-way. 

• Street lighting. 



 
Report to the Board of Supervisors – I-215, Amend. No. 2: Highway 74 Communities 

357 

Changes in circumstances or designs may alter the location of the facilities described 
above, or may require other related facilities.  The financing of such related facilities 
shall be deemed authorized by the Agency. 

The Agency will be authorized to finance the construction of additional improvements in 
the proposed Amendment Area or other regional or local regulatory program. 

17.2 DEVELOPMENT ASSISTANCE 
In order to ensure the financial feasibility of development and rehabilitation projects in 
the proposed Amendment Area, the Agency may find it necessary to directly reduce the 
cost of development or rehabilitation activities.  One technique commonly used by 
redevelopment agencies is the provision of tax exempt financing, which serves to reduce 
the financing cost of a project.  Such incentives may take the form of certificates of 
participation, lease revenue bonds, industrial development bonds and various forms of 
tax exempt notes at various terms. 

Another technique available to the Agency is to acquire property in the proposed 
Amendment Area and to “write down” the cost of the land when it is sold to a developer 
or owner participant.  Such land write-downs would only occur in accordance with an 
executed development agreement, which would provide appropriate assurances that the 
developer or owner-participant would complete the project.  In addition, any Agency 
commitment to reduce the cost of land it has purchased would be based on a detailed 
analysis of the developer’s cost and revenue pro forma for the proposed project.  The 
sales price may be no less than the “reuse” value of the land. The purpose of such 
analysis would be to show that the contribution of tax increment funds to the Project 
through the land write-down process does not simply result in extra profit for the owner 
participant or project developer.  Where a contribution of tax increment funds to a 
specific development project is determined to be necessary, the Agency may take an 
equity or income position in the project in order to recoup all or a portion of those tax 
increment funds to support other Agency activities. 

In assisting with rehabilitation activities, the Agency may establish rehabilitation loan 
programs, which provide financial assistance at favorable interest rates or with other 
favorable terms.  In some instances, Agency grants may be used to induce rehabilitation 
activities.  Agency loans or grants may also be used to assist with the clean-up of 
hazardous materials.   

As with land price inducements, Agency rehabilitation assistance would be provided only 
to the extent needed, and then only pursuant to an agreement with the property owner or 
developer to ensure that the rehabilitation work would be completed in accordance with 
Agency standards. 

The types of Agency assistance described above would be the primary tools used to 
carry out generalized redevelopment activities, such as commercial expansion, industrial 
renewal, neighborhood improvement, and various types of rehabilitation activities.  
These activities are needed throughout the proposed Amendment Area and will be used 
as necessary in conjunction with owner participation and developer agreements. 
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17.3 HOUSING PROGRAMS 
The CCRL requires that the Agency set aside 20% of the tax increment revenues it 
receives for the purpose of increasing, preserving, or improving low- and moderate-
income housing.  Additionally, the CCRL requires the Agency to provide replacement 
housing on a unit for unit basis if any low- or moderate-income housing units are 
removed from the housing market as a result of the redevelopment program. 

While the Agency has no plans to remove any residential structures from the proposed 
Amendment Area, and will not have eminent domain authority in order to do so, it is 
possible that residential units on land that is designated for non-residential uses by the 
General Plan would be replaced over the life of the Redevelopment Plan, though not 
necessarily because of Agency actions.   

Because the housing units that could be replaced cannot be specifically identified, it is 
not possible to determine which ones are occupied by low- or moderate-income persons 
or families.  Nevertheless, given the overall condition of housing units in the proposed 
Amendment Area, and the economic profile of the area, it is very likely that a high 
proportion of the units, if not all, would fall into the low- and moderate-income category. 

The Agency expects the amount of tax increment funds set aside for low- and moderate-
income housing to be used for new construction and housing rehabilitation.  In addition, 
because of the vast needs in the proposed Amendment Area, this assistance will likely 
be provided within the boundaries of the proposed Amendment Area, although such 
assistance could occur outside of the proposed Amendment Area. 

17.4 RELOCATION ASSISTANCE 
The CCRL and the Relocation Guidelines of the State of California require that 
relocation assistance be provided to persons, businesses, and other entities displaced 
as a result of redevelopment activities.  Relocation assistance must include relocation 
advisory assistance, as well as financial assistance to offset moving expenses and to 
otherwise assist displaced persons or businesses in locating suitable replacement 
facilities.   

Business and industrial relocation expenses are limited to the expenses involved in 
moving the business to another location, as well as certain re-establishment costs.  
These costs may be substantial depending upon the particular circumstance. 

Over the life of the Project, relocation expenses may be incurred for residential and 
commercial uses if dilapidated buildings, nonconforming uses, and other hazards are 
removed from the proposed Amendment Area for purposes of redevelopment.  In such 
cases, the Agency will meet its legal obligations to provide relocation assistance and 
benefits to relocatees. 

17.5 PROPERTY ACQUISITION AND ASSEMBLAGE 
Subject to the limitations set forth in the Redevelopment Plan, the Agency may acquire, 
but is not required to acquire, property located in the proposed Amendment Area, by gift, 
devise, exchange, purchase, or other lawful method, except for eminent domain.  Land 
acquired by the Agency may subsequently be assembled and disposed of in any legal 
means, such as land write-downs or other techniques, to facilitate development in the 
proposed Amendment Area in conformance to the RCIP. 
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The continued implementation of the programs and projects discussed above will address 
physical and economic conditions in the proposed Amendment Area as identified in Table 36 
below: 

Table 57 
Address of Blight Through Programs and Expenditures 

Programs & 
Expenditures 

Physical Conditions Economic Conditions Infrastructure 

Unsafe Or 
Unhealthy 
Buildings 

Conditions 
That Prevent 

Or 
Substantially 

Hinder 
Viable Uses 

Incompatible 
Uses 

Irregular 
Parcelization

Depreciated 
Values Vacancies Crime 

Inadequate 
Public 

Improvements 

Public 
Improvements •    • 

 
• • 

Economic 
Development • • • • • • • • 

Housing 
Assistance • • • • • • • • 
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18.0 FINANCING AND FEASIBILITY OF THE 
PROPOSED AMENDMENT AREA 

Upon adoption of the Redevelopment Plan, the Agency will be authorized to finance 
redevelopment in the proposed Amendment Area through: 

• Assistance from the County of Riverside, the State of California, the United States 
Government, or any other public agency 

• Property tax increments 

• Interest revenue 

• Investment income 

• Agency-issued notes and bonds 

• Any other available sources of financing that are legally available, and do not conflict with 
the objectives of the Plan   

At this point in the redevelopment process, definitive statements cannot be made as to the exact 
nature of the financing techniques that will be used for Agency activities in the proposed 
Amendment Area.  However, the Redevelopment Plan is expected to authorize the use of all 
legally available revenue sources so that the Agency will have the maximum possible flexibility 
in financing the implementation of the proposed Amendment.   

Though the Redevelopment Plan will authorize a broad range of financing techniques, it is 
important to recognize that some forms of financing, such as assessment districts or developer 
fees, may have limited value in revitalizing a blighted area.  When impaired investments and 
similar problems have been shown to exist in a given area, adding new financial burdens on 
private sector developers may serve to discourage, rather than to encourage investment in the 
proposed Amendment Area. 

It is important to note that the redevelopment programs and activities will not replace any 
existing programs.  Rather redevelopment is intended to supplement them. 

The Agency specifically expects to utilize some or all of the following financing authorities, 
techniques, or methods (individually, or in combination) to implement the Amendment:   

• Owner participation agreements 

• Disposition and development agreements 

• Tax increments 

• Bonds 

• Cooperation agreements 

• Loans 

• Any other legal means 
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18.1 DESCRIPTION AND ANALYSIS 
The Agency’s primary source of revenue is through the collection of the additional 
increment of property taxes that are generated when property values in the proposed 
Amendment Area rise.  While tax increments are an important financing source, it is 
important to note that the Agency does not have the power to increase taxes.  Rather, 
tax increment financing merely redirects future new property tax revenues into the 
proposed Amendment Area. 

It is also important to understand that such revenues are limited by Proposition 13 and 
by a variety of other factors.  For example, the Agency must set aside 20% of its tax 
increment funds for low- and moderate-income housing.  Additionally, each year a 
certain amount of the tax increment generated in the proposed Amendment Area is 
required to be shared with school districts and a variety of other taxing agencies.  The 
Agency is expected to use much of the remaining available funds as seed money to 
stimulate private development activities that will, at the same time, eliminate blight in the 
proposed Amendment Area. 

Owner Participation 

It can be expected that existing owners of property and businesses would wish to protect 
their investment in the proposed Amendment Area and would be very interested in 
participating directly in redevelopment programs that would enhance their investments.  
The Redevelopment Plan will authorize the Agency to use a variety of incentives to 
encourage these owners to directly participate in the redevelopment process.  In 
actuality, the redevelopment of the proposed Amendment Area will be primarily financed 
by private enterprise as induced through the efforts and financial assistance of the 
Agency. 

In working with existing owners, the Agency will be fulfilling two objectives.  The first is 
that the Agency will be looking to existing owners to play a primary role in the 
revitalization of their own properties.  Second, by working with existing owners, the 
Agency will also be meeting the intent of the CCRL, which requires the Agency to extend 
preferences for participating in the Amendment to existing owners.   

Disposition and Development Agreements 

In some instances, owners may not be interested in participating in, or may not be 
qualified to participate in, the implementation of the Amendment.  In such cases, the 
Agency may enter into an agreement with a private developer to assist the 
redevelopment of the subject property in accordance with the Redevelopment Plan. 

Tax Increments 

The Redevelopment Plan will authorize the Agency to collect property tax revenues 
resulting from assessed valuation increases in the proposed Amendment Area.  Such 
revenues are called tax increments, and will be used to pay Agency debts associated 
with implementing the Redevelopment Plan.  The assessed valuation increases that 
generate the tax increment are limited to those permitted by Proposition 13.  The Agency 
does not have the authority to levy a property tax or to raise the property tax rate.  If 
property values in the proposed Amendment Area do not rise above the levels in place 
at the time of Amendment, the Agency receives no tax increment revenue. 
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The use of tax increment revenues is limited to activities that benefit the area from which 
the revenues are generated.  In other words, tax increment revenues that are generated 
in the proposed Amendment Area must be used for projects that directly benefit the 
proposed Amendment Area by addressing adverse physical and economic conditions 
that contribute to blight.  Tax increment from properties outside the proposed 
Amendment Area does not contribute to redevelopment activities in the proposed 
Amendment Area.  This method of financing results in a direct relationship between 
property taxes paid by proposed Amendment Area property owners and physical 
benefits in the proposed Amendment Area resulting from the use of those taxes. 

In addition to using tax increment revenues to support or induce private development 
activities, the Agency may use tax increment revenues to pay for the construction and 
financing of public facilities and improvements, which would benefit the proposed 
Amendment Area and for which there is no reasonable means of financing available to 
the community.  The determination of benefit to the proposed Amendment Area and the 
finding that no other reasonable means of financing is available would be made on a 
project-by-project basis by the Board of Supervisors.  

Tax increment revenues will be collected by the Agency because: 

1. They constitute a certain and steady source of revenue. 

2. There is great flexibility under the CCRL as to how the Agency is authorized to 
use the funds in implementing the Amendment. 

3. The Agency may sell tax allocation bonds or notes to raise capital for 
redeveloping the proposed Amendment Area. 

4. Using tax increment funds, the Agency’s investment is recovered when 
revitalization activities or new construction add new taxable value to the 
property tax roles. 

5. It is the constitutionally sanctioned way for a redevelopment agency to repay 
the debts it has incurred in reducing blight. 

Bonds 

The Redevelopment Plan will authorize the Agency to issue bonds, if needed and 
feasible, in an amount or amounts sufficient to finance specific redevelopment activities 
(public and/or private) within the proposed Amendment Area.  The principal and interest 
on such bonds may be payable when they become due from the following sources:   

1. Exclusively from the income and revenue of a specific development financed 
with the proceeds of the bonds or with such proceeds combined with financial 
assistance from the State or Federal governments; or 

2. Exclusively from the income and revenue of certain designated redevelopment 
projects, whether or not they were financed in whole or in part with bond 
proceeds; or 

3. In whole or in part from taxes allocated to and paid into a special fund of the 
agency pursuant to receipt of tax increment revenues; or 

4. From agency revenues generally; or 

5. From contributions or other financial assistance from the State or Federal 
governments; or 
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6. From other legally available funds; or 

7. From any combination of the above. 

Cooperation Agreements 

In cases where the Agency may undertake the construction or reconstruction of a public 
facility or public improvement, the Agency may enter into a cooperation agreement with 
the County, State, Federal Government or any public entity, to secure financial 
assistance in the form of loans, or through other mechanisms that may be utilized to 
fund the needed public facilities or improvements.  In these situations, the Agency would 
be reliant upon financial assistance from the County, State, Federal Government, or any 
public entity, in order to complete the facilities or improvements. 

Loans 

The Agency may borrow funds for its various purposes from the County, the State of 
California, or from any other legally available lending source.  Such loans may be repaid 
from Agency tax increment revenues or from any other revenues specifically pledged for 
such purposes. 

Other Funding Sources 

The Agency may, with the consent of the Board of Supervisors, utilize other sources of 
funds as these become available.  Such sources presently include gas tax funds, and a 
variety of Federal and State programs through which loans or grants to the Agency 
would be possible.  The Redevelopment Plan also broadly authorizes the use of funds 
that may become available in the future, but which are not known today. 

18.2 LOW- AND MODERATE-INCOME HOUSING FUND 
The CCRL requires the Agency to set aside, in a separate low- and moderate-income 
housing fund, not less than 20% of all tax increment receipts that are allocated to the 
Agency pursuant to Section 33670 of the CCRL.  The purpose of this fund is to increase, 
improve, and/or preserve the community’s supply of housing for persons and families of 
low- and moderate-income as defined in Health and Safety Code Section 50093 and 
very low-income households as defined in Health and Safety Code Section 50105.  It is 
expected that most, if not all, of this money will be used on the rehabilitation of existing 
dwelling units and on programs such as first-time homebuyers’ assistance.   

18.3 TAX INCREMENT PASS-THROUGHS 
The CCRL requires the Agency to pass through statutory amounts of tax increment 
revenue to various taxing agencies.  The basic statutory formula is a tiered payment 
where the Agency will receive a larger percentage at the beginning of the project, and a 
smaller percentage toward the end.  Conversely, the taxing agencies will receive less 
money at the beginning, and more toward the end.  This statutory arrangement is the 
same for all taxing agencies and is not negotiated. 

The Section 33607.5 of the current CCRL requires the Agency to make pass through 
payments as follows: 

“(b) Commencing with the first fiscal year in which the agency 
receives tax increments and continuing through the last fiscal year 
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in which the agency receives tax increments, a redevelopment 
agency shall pay to the affected taxing entities, including the 
community if the community elects to receive a payment, an 
amount equal to 25 percent of the tax increments received by the 
agency after the amount required to be deposited in the Low and 
Moderate Income Housing Fund has been deducted.  In any fiscal 
year in which the agency receives tax increments, the community 
that has adopted the redevelopment proposed Amendment Area 
may elect to receive the amount authorized by this paragraph.   
 
(c) Commencing with the 11th fiscal year in which the agency  
receives tax increments and continuing through the last fiscal year 
in which the agency receives tax increments, a redevelopment 
agency  shall pay to the affected taxing entities, other than the 
community  which has adopted the project, in addition to the 
amounts paid  pursuant to subdivision (b) and after deducting the 
amount allocated to the Low and Moderate Income Housing Fund, 
an amount equal to 21 percent of the portion of tax increments 
received by the agency, which shall be calculated by applying the 
tax rate against the amount  of assessed value by which the 
current year assessed value exceeds  the first adjusted base year 
assessed value.  The first adjusted base year assessed value is 
the assessed value of the proposed Amendment Area in the 10th 
fiscal year in which the agency receives tax increment revenues.   
 
(d) Commencing with the 31st fiscal year in which the agency  
receives tax increments and continuing through the last fiscal year 
in which the agency receives tax increments, a redevelopment 
agency shall pay to the affected taxing entities, other than the 
community which has adopted the project, in addition to the 
amounts paid  pursuant to subdivisions (b) and (c) and after 
deducting the amount allocated to the Low and Moderate Income 
Housing Fund, an amount equal to 14 percent of the portion of tax 
increments received by the agency, which shall be calculated by 
applying the tax rate against  the amount of assessed value by 
which the current year assessed value exceeds the second 
adjusted base year assessed value.  The second adjusted base 
year assessed value is the assessed value of the proposed 
Amendment Area in the 30th fiscal year in which the agency 
receives tax increments.” 

Tables 64, 65, 66, 67, 68, and 69 show the amounts that would be passed through to all 
taxing agencies pursuant to the above requirements. 

18.4 ESTIMATED PROJECT COSTS 
Potential Agency costs cannot be estimated with any precision at this time, because the 
detailed extent and nature of Agency financial commitments over the long-term future 
cannot be estimated at the present moment.  Although the Agency’s focus is primarily on 
community and neighborhood preservation, public infrastructure improvements, and 
business development and retention, the exact costs of each project and activity cannot 
at this point be estimated.  
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However, Table 58 shows the total projected dollar costs of an illustrative, 30-year, $1.4 
billion, redevelopment implementation program based on the public improvement 
projects and tools listed above and on the County’s capital improvements plan.  This 
implementation program is an example of a potential scenario, based on an estimate 
intended to show the extent of potential redevelopment investment in the proposed 
Amendment Area.  Detailed program budgets and capital improvement plans will be 
prepared as part of the Agency's annual budgeting process, and as part of the 
implementation plan required pursuant to CCRL Section 33490. 

The overall 30-year redevelopment program is divided into two major categories: Public 
Improvements and Assistance Programs.  Public Improvements include a wide variety of 
public facilities and utilities in the proposed Amendment Area based on the potential 
activities authorized in Section 17.1. Assistance Programs may include a wide variety of 
activities, such as commercial rehabilitation programs, development assistance 
programs, and business attraction and retention programs, but will focus on   Housing 
Assistance Programs, specifically around the provision of improved housing 
opportunities for low- and moderate-income households.  The Agency will set aside 20% 
of its gross tax increment revenues for housing programs, as required by the CCRL. 

CCRL requires the Agency to pass through statutory amounts of tax increment revenue 
to various taxing agencies.  The basic statutory formula is a tiered payment where the 
Agency will receive a larger percentage at the beginning of the project, and a smaller 
percentage toward the end.  Conversely, the taxing agencies will receive less money at 
the beginning, and more toward the end.  This statutory arrangement is the same for all 
taxing agencies and is not negotiated. 
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Table 58 
Amendment Area Total Estimated Project Costs of Potential Project Scenario 

ITEM  AMOUNT 
Public Improvements   

 Community Centers/Youth Centers    $30,000,000
 Libraries      $5,000,000
 Fire Stations and Public Safety Centers    $25,000,000
 Parks      $30,000,000
 Street Improvements    $100,000,000
 Storm Sewer MDP and Construction    $100,000,000
 Sanitary Sewer    $100,000,000

Total Public Improvements    $390,000,000
Assistance Programs     

 Business Development and Facades    $50,000,000
 Home Rehabilitation Program and Housing*  $50,000,000

Total Assistance Programs    $100,000,000
Total Public Improvements and Assistance Programs  $490,000,000
Contingencies at 10% of Public Improvements and Assistance Program Costs  $49,000,000
Total Development Expenditures    $539,000,000
Administration at 8% of Development Expenditures    $43,120,000
Total Development and Administration    $582,120,000
Estimated Total Costs at 3.5% Per Annum Inflation**  $821,140,000
Financing Costs      $312,950,000
TOTAL COSTS      $1,134,090,000

       
*Includes housing assistance programs funded by low‐ and moderate‐income housing fund. 
**Assumes 3.5% inflation for 10 years to adjust upward the value of future year projects. 
Table includes costs for all programs listed as eligible for tax increment funding, whether or not they are 
ultimately funded through tax increment or another source.  Redevelopment tax increment receipts may be 
used to augment other capital funding sources, including federal, state and local participation.  Costs shown 
are illustrative and do not indicate actual costs to be expended on any particular program. 

 

18.5 ESTIMATED PROJECT REVENUES 
Tables 59, 60, 61, 62, 63, and 64 indicate property tax and property tax increment 
receipts from redevelopment of the proposed Amendment Area, assuming build-out of 
currently vacant land through 2015 and a 4% annual growth rate on secured values and 
a 2% annual growth rate on unsecured values thereafter.  As indicated, the Agency 
could collect about $640 million in tax increment revenues for Agency-sponsored 
housing and non-housing redevelopment programs over the 45 years during which the 
Agency would be authorized to collect tax increment.  These tax increment revenues 
could be used to underwrite bonds, provide public improvements, conduct rehabilitation 
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and other business assistance programs, assemble land, any combination of the above, 
and other authorized housing and non-housing activities.  

18.6 PROJECT FEASIBILITY 
Project costs for the authorized public improvements and other Agency activities are 
estimated to be nearly $1.4 billion.  Estimated Project revenues are estimated at $640 
million.  Therefore, from a revenue standpoint, the proposed Amendment will cover a 
significant part, but not all of, expected program costs.  As such, the Amendment would 
generate sufficient revenue to finance a percentage of the total costs to implement the 
programs identified in Chapter 10.0.   

The costs identified include public improvements listed in above plus the full estimated 
costs for commercial rehabilitation, development assistance, business development 
programs, and housing rehabilitation.  Other public improvement costs can be partly or 
completely offset by other sources of revenues including developer contributions, state 
and federal highway funding, and, to a very limited degree, County capital investments.   

Priorities for the expenditure of redevelopment funds will be established as part of the 
implementation plan to be included in the report required by CCRL Section 33352, and 
as required every five years during the lifetime of the amended Redevelopment Plan.  
Projects will be completed incrementally based upon the ability of the Agency to provide 
financing.   
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Table 59 Preliminary Tax Increment Projections: South Mead Valley 

 

Secured Unsecured New 
Construction Total Increment

Total Tax 
Increment 

@1% Base 
Levy

County Admin. Fee 
@ 2%

Mandatory 
Pass Through

Net Tax 
Increment to 

Agency

Housing Set 
Aside

Net Available 
for Non-
Housing 
Projects

Base 2009 49,503 827 0 50,330 0 0 0 0 0 0 0
1 2010 51,483 844 0 52,327 1,997 0 0 0 0 0 0
2 2011 53,542 861 0 54,403 4,073 41 1 8 32 8 24
3 2012 55,684 878 9,520 56,562 6,232 62 1 12 49 12 37
4 2013 67,431 896 9,853 68,327 17,997 180 4 36 140 36 104
5 2014 79,981 914 10,198 80,895 30,565 306 6 61 239 61 178
6 2015 93,379 932 10,555 94,311 43,981 440 9 88 343 88 255
7 2016 107,669 951 10,924 108,620 58,290 583 12 117 454 117 337
8 2017 122,900 970 11,307 123,870 73,540 735 15 147 573 147 426
9 2018 139,123 989 11,703 140,112 89,782 898 18 180 700 180 520

10 2019 156,390 1,009 12,112 157,399 107,069 1,071 21 214 836 214 622
11 2020 174,758 1,029 12,536 175,787 125,457 1,255 25 282 948 251 697
12 2021 194,284 1,050 12,975 195,334 145,004 1,450 29 354 1,067 290 777
13 2022 215,031 1,071 0 216,102 165,772 1,658 33 431 1,194 332 862
14 2023 223,632 1,092 0 224,724 174,394 1,744 35 462 1,247 349 898
15 2024 232,577 1,114 0 233,691 183,361 1,834 37 495 1,302 367 935
16 2025 241,880 1,136 0 243,016 192,686 1,927 39 529 1,359 385 974
17 2026 251,555 1,159 0 252,714 202,384 2,024 40 565 1,419 405 1,014
18 2027 261,618 1,182 0 262,800 212,470 2,125 43 602 1,480 425 1,055
19 2028 272,083 1,206 0 273,289 222,959 2,230 45 641 1,544 446 1,098
20 2029 282,966 1,230 0 284,196 233,866 2,339 47 681 1,611 468 1,143
21 2030 294,285 1,255 0 295,540 245,210 2,452 49 722 1,681 490 1,191
22 2031 306,056 1,280 0 307,336 257,006 2,570 51 766 1,753 514 1,239
23 2032 318,298 1,306 0 319,604 269,274 2,693 54 811 1,828 539 1,289
24 2033 331,030 1,332 0 332,362 282,032 2,820 56 858 1,906 564 1,342
25 2034 344,271 1,359 0 345,630 295,300 2,953 59 907 1,987 591 1,396
26 2035 358,042 1,386 0 359,428 309,098 3,091 62 957 2,072 618 1,454
27 2036 372,364 1,414 0 373,778 323,448 3,234 65 1,010 2,159 647 1,512
28 2037 387,259 1,442 0 388,701 338,371 3,384 68 1,066 2,250 677 1,573
29 2038 402,749 1,471 0 404,220 353,890 3,539 71 1,123 2,345 708 1,637
30 2039 418,859 1,500 0 420,359 370,029 3,700 74 1,182 2,444 740 1,704
31 2040 435,613 1,530 0 437,143 386,813 3,868 77 1,263 2,528 774 1,754
32 2041 453,038 1,561 0 454,599 404,269 4,043 81 1,346 2,616 809 1,807
33 2042 471,160 1,592 0 472,752 422,422 4,224 84 1,434 2,706 845 1,861
34 2043 490,006 1,624 0 491,630 441,300 4,413 88 1,524 2,801 883 1,918
35 2044 509,606 1,656 0 511,262 460,932 4,609 92 1,618 2,899 922 1,977
36 2045 529,990 1,689 0 531,679 481,349 4,813 96 1,717 3,000 963 2,037
37 2046 551,190 1,723 0 552,913 502,583 5,026 101 1,818 3,107 1,005 2,102
38 2047 573,238 1,757 0 574,995 524,665 5,247 105 1,924 3,218 1,049 2,169
39 2048 596,168 1,792 0 597,960 547,630 5,476 110 2,034 3,332 1,095 2,237
40 2049 620,015 1,828 0 621,843 571,513 5,715 114 2,149 3,452 1,143 2,309
41 2050 644,816 1,865 0 646,681 596,351 5,964 119 2,269 3,576 1,193 2,383
42 2051 670,609 1,902 0 672,511 622,181 6,222 124 2,391 3,707 1,244 2,463
43 2052 697,433 1,940 0 699,373 649,043 6,490 130 2,520 3,840 1,298 2,542
44 2053 725,330 1,979 0 727,309 676,979 6,770 135 2,655 3,980 1,354 2,626
45 2054 754,343 2,019 0 756,362 706,032 7,060 141 2,794 4,125 1,412 2,713

133,278 2,666 44,763 85,849 26,658 59,191Totals
*In order to account for inflation, the secured value was increased by 4% a year and the unsecured value was increased by 2% a year.
Source: Riverside County Auditor/Controller "33328" Report, Riverside County Assessor's Office, and UFI|GRC Redevelopment 

Redevelopment Agency of the County of Riverside
I-215 Corridor  Project, Amendment No. 2: Highway 74 Communities - South Mead Valley

PRELIMINARY TAX INCREMENT PROJECTIONS
($000s)

Year

Assessed Values Tax Increment

Table 59
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Table 60 Preliminary Tax Increment Projection: Wagon Wheel 

 

Secured Unsecured
New  

Construction
Total Increment

Total Tax  
Increment 

@1% Base 
Lev y

County  Admin. 
Fee @ 2%

Mandatory  
Pass 

Through

Net Tax  
Increment to 

Agency

Housing Set 
Aside

Net Av ailable 
for Non-
Housing 
Projects

Base 2009 38,939 650 0 39,589 0 0 0 0 0 0 0
1 2010 40,497 663 0 41,160 1,571 0 0 0 0 0 0
2 2011 42,117 676 0 42,793 3,204 32 1 6 25 6 19
3 2012 43,802 690 4,600 44,492 4,903 49 1 10 38 10 28
4 2013 50,154 704 4,761 50,858 11,269 113 2 23 88 23 65
5 2014 56,921 718 4,928 57,639 18,050 181 4 36 141 36 105
6 2015 64,125 732 5,100 64,857 25,268 253 5 51 197 51 146
7 2016 71,790 747 5,279 72,537 32,948 329 7 66 256 66 190
8 2017 79,940 762 5,463 80,702 41,113 411 8 82 321 82 239
9 2018 88,601 777 5,655 89,378 49,789 498 10 100 388 100 288
10 2019 97,800 793 5,852 98,593 59,004 590 12 118 460 118 342
11 2020 107,564 809 6,057 108,373 68,784 688 14 154 520 138 382
12 2021 117,924 825 6,269 118,749 79,160 792 16 192 584 158 426
13 2022 128,910 842 0 129,752 90,163 902 18 232 652 180 472
14 2023 134,066 859 0 134,925 95,336 953 19 252 682 191 491
15 2024 139,429 876 0 140,305 100,716 1,007 20 271 716 201 515
16 2025 145,006 894 0 145,900 106,311 1,063 21 292 750 213 537
17 2026 150,806 912 0 151,718 112,129 1,121 22 313 786 224 562
18 2027 156,838 930 0 157,768 118,179 1,182 24 335 823 236 587
19 2028 163,112 949 0 164,061 124,472 1,245 25 359 861 249 612
20 2029 169,636 968 0 170,604 131,015 1,310 26 383 901 262 639
21 2030 176,421 987 0 177,408 137,819 1,378 28 408 942 276 666
22 2031 183,478 1,007 0 184,485 144,896 1,449 29 434 986 290 696
23 2032 190,817 1,027 0 191,844 152,255 1,523 30 462 1,031 305 726
24 2033 198,450 1,048 0 199,498 159,909 1,599 32 490 1,077 320 757
25 2034 206,388 1,069 0 207,457 167,868 1,679 34 519 1,126 336 790
26 2035 214,644 1,090 0 215,734 176,145 1,761 35 549 1,177 352 825
27 2036 223,230 1,112 0 224,342 184,753 1,848 37 581 1,230 370 860
28 2037 232,159 1,134 0 233,293 193,704 1,937 39 613 1,285 387 898
29 2038 241,445 1,157 0 242,602 203,013 2,030 41 648 1,341 406 935
30 2039 251,103 1,180 0 252,283 212,694 2,127 43 683 1,401 425 976
31 2040 261,147 1,204 0 262,351 222,762 2,228 45 732 1,451 446 1,005
32 2041 271,593 1,228 0 272,821 233,232 2,332 47 782 1,503 466 1,037
33 2042 282,457 1,253 0 283,710 244,121 2,441 49 834 1,558 488 1,070
34 2043 293,755 1,278 0 295,033 255,444 2,554 51 889 1,614 511 1,103
35 2044 305,505 1,304 0 306,809 267,220 2,672 53 945 1,674 534 1,140
36 2045 317,725 1,330 0 319,055 279,466 2,795 56 1,004 1,735 559 1,176
37 2046 330,434 1,357 0 331,791 292,202 2,922 58 1,065 1,799 584 1,215
38 2047 343,651 1,384 0 345,035 305,446 3,054 61 1,129 1,864 611 1,253
39 2048 357,397 1,412 0 358,809 319,220 3,192 64 1,194 1,934 638 1,296
40 2049 371,693 1,440 0 373,133 333,544 3,335 67 1,263 2,005 667 1,338
41 2050 386,561 1,469 0 388,030 348,441 3,484 70 1,335 2,079 697 1,382
42 2051 402,023 1,498 0 403,521 363,932 3,639 73 1,409 2,157 728 1,429
43 2052 418,104 1,528 0 419,632 380,043 3,800 76 1,486 2,238 760 1,478
44 2053 434,828 1,559 0 436,387 396,798 3,968 79 1,568 2,321 794 1,527
45 2054 452,221 1,590 0 453,811 414,222 4,142 83 1,651 2,408 828 1,580

76,608 1,535 25,948 49,125 15,322 33,803Totals
*In order to account for inflation, the secured value was increased by 4% a year and the unsecured value was increased by 2% a year.

Source: Riverside County Auditor/Contro ller "33328" Report, Riverside County Assessor's Office, and UFI|GRC Redevelopment 

Redevelopment Agency of the County of Riverside
I-215 Corridor Project, Amendment No. 2: Highway 74 Communities - Wagon Wheel

PRELIMINARY TAX INCREMENT PROJECTIONS
($000s)

Year

Assessed Values Tax Increment
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Table 61 Preliminary Tax Increment Projections: Good Hope 

 

Secured Unsecured New 
Construction Total Increment

Total Tax 
Increment 

@1% Base 
Levy

County Admin. Fee 
@ 2%

Mandatory 
Pass Through

Net Tax 
Increment to 

Agency

Housing Set 
Aside

Net Available 
for Non-
Housing 
Projects

Base 2009 109,148 1,823 0 110,971 0 0 0 0 0 0 0
1 2010 113,514 1,859 0 115,373 4,402 0 0 0 0 0 0
2 2011 118,055 1,896 0 119,951 8,980 90 2 18 70 18 52
3 2012 122,777 1,934 16,840 124,711 13,740 137 3 27 107 27 80
4 2013 144,528 1,973 17,430 146,501 35,530 355 7 71 277 71 206
5 2014 167,739 2,012 18,040 169,751 58,780 588 12 118 458 118 340
6 2015 192,488 2,052 18,671 194,540 83,569 836 17 167 652 167 485
7 2016 218,859 2,093 19,325 220,952 109,981 1,100 22 220 858 220 638
8 2017 246,938 2,135 20,001 249,073 138,102 1,381 28 276 1,077 276 801
9 2018 276,817 2,178 20,701 278,995 168,024 1,680 34 336 1,310 336 974

10 2019 308,591 2,222 21,426 310,813 199,842 1,998 40 400 1,558 400 1,158
11 2020 342,360 2,266 22,176 344,626 233,655 2,337 47 524 1,766 467 1,299
12 2021 378,230 2,311 22,952 380,541 269,570 2,696 54 656 1,986 539 1,447
13 2022 416,311 2,357 0 418,668 307,697 3,077 62 796 2,219 615 1,604
14 2023 432,963 2,404 0 435,367 324,396 3,244 65 858 2,321 649 1,672
15 2024 450,282 2,452 0 452,734 341,763 3,418 68 923 2,427 684 1,743
16 2025 468,293 2,501 0 470,794 359,823 3,598 72 989 2,537 720 1,817
17 2026 487,025 2,551 0 489,576 378,605 3,786 76 1,057 2,653 757 1,896
18 2027 506,506 2,602 0 509,108 398,137 3,981 80 1,129 2,772 796 1,976
19 2028 526,766 2,654 0 529,420 418,449 4,184 84 1,204 2,896 837 2,059
20 2029 547,837 2,707 0 550,544 439,573 4,396 88 1,282 3,026 879 2,147
21 2030 569,750 2,761 0 572,511 461,540 4,615 92 1,363 3,160 923 2,237
22 2031 592,540 2,816 0 595,356 484,385 4,844 97 1,447 3,300 969 2,331
23 2032 616,242 2,872 0 619,114 508,143 5,081 102 1,534 3,445 1,016 2,429
24 2033 640,892 2,929 0 643,821 532,850 5,329 107 1,626 3,596 1,066 2,530
25 2034 666,528 2,988 0 669,516 558,545 5,585 112 1,720 3,753 1,117 2,636
26 2035 693,189 3,048 0 696,237 585,266 5,853 117 1,819 3,917 1,171 2,746
27 2036 720,917 3,109 0 724,026 613,055 6,131 123 1,920 4,088 1,226 2,862
28 2037 749,754 3,171 0 752,925 641,954 6,420 128 2,027 4,265 1,284 2,981
29 2038 779,744 3,234 0 782,978 672,007 6,720 134 2,137 4,449 1,344 3,105
30 2039 810,934 3,299 0 814,233 703,262 7,033 141 2,253 4,639 1,407 3,232
31 2040 843,371 3,365 0 846,736 735,765 7,358 147 2,408 4,803 1,472 3,331
32 2041 877,106 3,432 0 880,538 769,567 7,696 154 2,570 4,972 1,539 3,433
33 2042 912,190 3,501 0 915,691 804,720 8,047 161 2,739 5,147 1,609 3,538
34 2043 948,678 3,571 0 952,249 841,278 8,413 168 2,916 5,329 1,683 3,646
35 2044 986,625 3,642 0 990,267 879,296 8,793 176 3,098 5,519 1,759 3,760
36 2045 1,026,090 3,715 0 1,029,805 918,834 9,188 184 3,287 5,717 1,838 3,879
37 2046 1,067,134 3,789 0 1,070,923 959,952 9,600 192 3,485 5,923 1,920 4,003
38 2047 1,109,819 3,865 0 1,113,684 1,002,713 10,027 201 3,689 6,137 2,005 4,132
39 2048 1,154,212 3,942 0 1,158,154 1,047,183 10,472 209 3,903 6,360 2,094 4,266
40 2049 1,200,380 4,021 0 1,204,401 1,093,430 10,934 219 4,125 6,590 2,187 4,403
41 2050 1,248,395 4,101 0 1,252,496 1,141,525 11,415 228 4,356 6,831 2,283 4,548
42 2051 1,298,331 4,183 0 1,302,514 1,191,543 11,915 238 4,596 7,081 2,383 4,698
43 2052 1,350,264 4,267 0 1,354,531 1,243,560 12,436 249 4,846 7,341 2,487 4,854
44 2053 1,404,275 4,352 0 1,408,627 1,297,656 12,977 260 5,105 7,612 2,595 5,017
45 2054 1,460,446 4,439 0 1,464,885 1,353,914 13,539 271 5,376 7,892 2,708 5,184

253,303 5,071 85,396 162,836 50,661 112,175Totals
*In order to account for inflation, the secured value was increased by 4% a year and the unsecured value was increased by 2% a year.
Source: Riverside County Auditor/Controller "33328" Report, Riverside County Assessor's Office, and UFI|GRC Redevelopment 

Table 61
Redevelopment Agency of the County of Riverside

I-215 Corridor Project Area, Amendment No. 2: Highway 74 Communities - Good Hope
PRELIMINARY TAX INCREMENT PROJECTIONS

($000s)

Year

Assessed Values Tax Increment
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Table 62 Preliminary Tax Increment Projections: Meadowbrook 

 

Secured Unsecured
New  

Construction
Total Increment

Total Tax  
Increment 

@1% Base 
Lev y

County  Admin. 
Fee @ 2%

Mandatory  
Pass 

Through

Net Tax  
Increment to 

Agency

Housing Set 
Aside

Net Av ailable 
for Non-
Housing 
Projects

Base 2009 68,676 1,147 0 69,823 0 0 0 0 0 0 0
1 2010 71,423 1,170 0 72,593 2,770 0 0 0 0 0 0
2 2011 74,280 1,193 0 75,473 5,650 57 1 11 45 11 34
3 2012 77,251 1,217 17,810 78,468 8,645 86 2 17 67 17 50
4 2013 98,151 1,241 18,433 99,392 29,569 296 6 59 231 59 172
5 2014 120,510 1,266 19,078 121,776 51,953 520 10 104 406 104 302
6 2015 144,409 1,291 19,746 145,700 75,877 759 15 152 592 152 440
7 2016 169,931 1,317 20,437 171,248 101,425 1,014 20 203 791 203 588
8 2017 197,165 1,343 21,152 198,508 128,685 1,287 26 257 1,004 257 747
9 2018 226,204 1,370 21,893 227,574 157,751 1,578 32 316 1,230 316 914
10 2019 257,145 1,397 22,659 258,542 188,719 1,887 38 377 1,472 377 1,095
11 2020 290,090 1,425 23,452 291,515 221,692 2,217 44 498 1,675 443 1,232
12 2021 325,146 1,454 24,273 326,600 256,777 2,568 51 628 1,889 514 1,375
13 2022 362,425 1,483 0 363,908 294,085 2,941 59 765 2,117 588 1,529
14 2023 376,922 1,513 0 378,435 308,612 3,086 62 818 2,206 617 1,589
15 2024 391,999 1,543 0 393,542 323,719 3,237 65 874 2,298 647 1,651
16 2025 407,679 1,574 0 409,253 339,430 3,394 68 932 2,394 679 1,715
17 2026 423,986 1,605 0 425,591 355,768 3,558 71 993 2,494 712 1,782
18 2027 440,945 1,637 0 442,582 372,759 3,728 75 1,055 2,598 746 1,852
19 2028 458,583 1,670 0 460,253 390,430 3,904 78 1,120 2,706 781 1,925
20 2029 476,926 1,703 0 478,629 408,806 4,088 82 1,188 2,818 818 2,000
21 2030 496,003 1,737 0 497,740 427,917 4,279 86 1,258 2,935 856 2,079
22 2031 515,843 1,772 0 517,615 447,792 4,478 90 1,331 3,057 896 2,161
23 2032 536,477 1,807 0 538,284 468,461 4,685 94 1,407 3,184 937 2,247
24 2033 557,936 1,843 0 559,779 489,956 4,900 98 1,486 3,316 980 2,336
25 2034 580,253 1,880 0 582,133 512,310 5,123 102 1,569 3,452 1,025 2,427
26 2035 603,463 1,918 0 605,381 535,558 5,356 107 1,654 3,595 1,071 2,524
27 2036 627,602 1,956 0 629,558 559,735 5,597 112 1,742 3,743 1,119 2,624
28 2037 652,706 1,995 0 654,701 584,878 5,849 117 1,836 3,896 1,170 2,726
29 2038 678,814 2,035 0 680,849 611,026 6,110 122 1,931 4,057 1,222 2,835
30 2039 705,967 2,076 0 708,043 638,220 6,382 128 2,031 4,223 1,276 2,947
31 2040 734,206 2,118 0 736,324 666,501 6,665 133 2,168 4,364 1,333 3,031
32 2041 763,574 2,160 0 765,734 695,911 6,959 139 2,309 4,511 1,392 3,119
33 2042 794,117 2,203 0 796,320 726,497 7,265 145 2,456 4,664 1,453 3,211
34 2043 825,882 2,247 0 828,129 758,306 7,583 152 2,609 4,822 1,517 3,305
35 2044 858,917 2,292 0 861,209 791,386 7,914 158 2,768 4,988 1,583 3,405
36 2045 893,274 2,338 0 895,612 825,789 8,258 165 2,932 5,161 1,652 3,509
37 2046 929,005 2,385 0 931,390 861,567 8,616 172 3,103 5,341 1,723 3,618
38 2047 966,165 2,433 0 968,598 898,775 8,988 180 3,283 5,525 1,798 3,727
39 2048 1,004,812 2,482 0 1,007,294 937,471 9,375 188 3,468 5,719 1,875 3,844
40 2049 1,045,004 2,532 0 1,047,536 977,713 9,777 196 3,661 5,920 1,955 3,965
41 2050 1,086,804 2,583 0 1,089,387 1,019,564 10,196 204 3,862 6,130 2,039 4,091
42 2051 1,130,276 2,635 0 1,132,911 1,063,088 10,631 213 4,071 6,347 2,126 4,221
43 2052 1,175,487 2,688 0 1,178,175 1,108,352 11,084 222 4,289 6,573 2,217 4,356
44 2053 1,222,506 2,742 0 1,225,248 1,155,425 11,554 231 4,514 6,809 2,311 4,498
45 2054 1,271,406 2,797 0 1,274,203 1,204,380 12,044 241 4,749 7,054 2,409 4,645

229,873 4,600 76,854 148,419 45,976 102,443Totals
*In order to  account for inflation, the secured value was increased by 4% a year and the unsecured value was increased by 2% a year.

Source: Riverside County Auditor/Contro ller "33328" Report, Riverside County Assessor's Office, and UFI|GRC Redevelopment 

Table 62
Redevelopment Agency of the County of Riverside

I-215 Corridor Project Area, Amendment No. 2: Highway 74 Communities - Meadowbrook
PRELIMINARY TAX INCREMENT PROJECTIONS

($000s)

Year

Assessed Values Tax Increment
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Table 63 Preliminary Tax Increment Projections: Warm Springs 

 

Secured Unsecured New 
Construction Total Increment

Total Tax 
Increment 

@1% Base 
Levy

County Admin. Fee 
@ 2%

Mandatory 
Pass Through

Net Tax 
Increment to 

Agency

Housing Set 
Aside

Net Available 
for Non-
Housing 
Projects

Base 2009 80,838 1,350 0 82,188 0 0 0 0 0 0 0
1 2010 84,072 1,377 0 85,449 3,261 0 0 0 0 0 0
2 2011 87,435 1,405 0 88,840 6,652 67 1 13 53 13 40
3 2012 90,932 1,433 23,366 115,731 33,543 335 7 67 261 67 194
4 2013 117,935 1,462 24,184 143,581 61,393 614 12 123 479 123 356
5 2014 146,836 1,491 25,030 173,357 91,169 912 18 182 712 182 530
6 2015 177,740 1,521 25,907 205,168 122,980 1,230 25 246 959 246 713
7 2016 210,756 1,551 26,813 239,120 156,932 1,569 31 314 1,224 314 910
8 2017 245,999 1,582 27,752 275,333 193,145 1,931 39 386 1,506 386 1,120
9 2018 283,591 1,614 28,723 313,928 231,740 2,317 46 463 1,808 463 1,345

10 2019 323,658 1,646 29,728 355,032 272,844 2,728 55 546 2,127 546 1,581
11 2020 366,333 1,679 30,769 398,781 316,593 3,166 63 707 2,396 633 1,763
12 2021 411,755 1,713 31,846 445,314 363,126 3,631 73 878 2,680 726 1,954
13 2022 460,071 1,747 0 461,818 379,630 3,796 76 938 2,782 759 2,023
14 2023 478,474 1,782 0 480,256 398,068 3,981 80 1,007 2,894 796 2,098
15 2024 497,613 1,818 0 499,431 417,243 4,172 83 1,077 3,012 834 2,178
16 2025 517,518 1,854 0 519,372 437,184 4,372 87 1,150 3,135 874 2,261
17 2026 538,219 1,891 0 540,110 457,922 4,579 92 1,227 3,260 916 2,344
18 2027 559,748 1,929 0 561,677 479,489 4,795 96 1,306 3,393 959 2,434
19 2028 582,138 1,968 0 584,106 501,918 5,019 100 1,389 3,530 1,004 2,526
20 2029 605,424 2,007 0 607,431 525,243 5,252 105 1,474 3,673 1,050 2,623
21 2030 629,641 2,047 0 631,688 549,500 5,495 110 1,564 3,821 1,099 2,722
22 2031 654,827 2,088 0 656,915 574,727 5,747 115 1,656 3,976 1,149 2,827
23 2032 681,020 2,130 0 683,150 600,962 6,010 120 1,753 4,137 1,202 2,935
24 2033 708,261 2,173 0 710,434 628,246 6,282 126 1,853 4,303 1,256 3,047
25 2034 736,591 2,216 0 738,807 656,619 6,566 131 1,958 4,477 1,313 3,164
26 2035 766,055 2,260 0 768,315 686,127 6,861 137 2,066 4,658 1,372 3,286
27 2036 796,697 2,305 0 799,002 716,814 7,168 143 2,180 4,845 1,434 3,411
28 2037 828,565 2,351 0 830,916 748,728 7,487 150 2,297 5,040 1,497 3,543
29 2038 861,708 2,398 0 864,106 781,918 7,819 156 2,419 5,244 1,564 3,680
30 2039 896,176 2,446 0 898,622 816,434 8,164 163 2,546 5,455 1,633 3,822
31 2040 932,023 2,495 0 934,518 852,330 8,523 170 2,719 5,634 1,705 3,929
32 2041 969,304 2,545 0 971,849 889,661 8,897 178 2,897 5,822 1,779 4,043
33 2042 1,008,076 2,596 0 1,010,672 928,484 9,285 186 3,085 6,014 1,857 4,157
34 2043 1,048,399 2,648 0 1,051,047 968,859 9,689 194 3,278 6,217 1,938 4,279
35 2044 1,090,335 2,701 0 1,093,036 1,010,848 10,108 202 3,480 6,426 2,022 4,404
36 2045 1,133,948 2,755 0 1,136,703 1,054,515 10,545 211 3,689 6,645 2,109 4,536
37 2046 1,179,306 2,810 0 1,182,116 1,099,928 10,999 220 3,908 6,871 2,200 4,671
38 2047 1,226,478 2,866 0 1,229,344 1,147,156 11,472 229 4,133 7,110 2,294 4,816
39 2048 1,275,537 2,923 0 1,278,460 1,196,272 11,963 239 4,369 7,355 2,393 4,962
40 2049 1,326,558 2,981 0 1,329,539 1,247,351 12,474 249 4,615 7,610 2,495 5,115
41 2050 1,379,620 3,041 0 1,382,661 1,300,473 13,005 260 4,870 7,875 2,601 5,274
42 2051 1,434,805 3,102 0 1,437,907 1,355,719 13,557 271 5,134 8,152 2,711 5,441
43 2052 1,492,197 3,164 0 1,495,361 1,413,173 14,132 283 5,410 8,439 2,826 5,613
44 2053 1,551,885 3,227 0 1,555,112 1,472,924 14,729 295 5,697 8,737 2,946 5,791
45 2054 1,613,960 3,292 0 1,617,252 1,535,064 15,351 307 5,996 9,048 3,070 5,978

296,794 5,934 97,065 193,795 59,356 134,439Totals
*In order to account for inflation, the secured value was increased by 4% a year and the unsecured value was increased by 2% a year.
Source: Riverside County Auditor/Controller "33328" Report, Riverside County Assessor's Office, and UFI|GRC Redevelopment 

Table 63
Redevelopment Agency of the County of Riverside

I-215 Corridor Project Area, Amendment No. 2: Highway 74 Communities - Warm Springs
PRELIMINARY TAX INCREMENT PROJECTIONS

($000s)

Year

Assessed Values Tax Increment
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Table 64 Preliminary Tax Increment Projections: Amendment Area Total 

Secured Unsecured New 
Construction Total Increment

Total Tax 
Increment 

@1% Base 
Levy

County Admin. Fee 
@ 2%

Mandatory 
Pass Through

Net Tax 
Increment to 

Agency

Housing Set 
Aside

Net Available 
for Non-
Housing 
Projects

Base 2009 347,104 5,797 0 352,901 0 0 0 0 0 0 0
1 2010 360,989 5,913 0 366,902 14,001 0 0 0 0 0 0
2 2011 375,429 6,031 0 381,460 28,559 287 6 56 225 56 169
3 2012 390,446 6,152 72,136 419,964 67,063 669 14 133 522 133 389
4 2013 478,199 6,276 74,661 508,659 155,758 1,558 31 312 1,215 312 903
5 2014 571,987 6,401 77,274 603,418 250,517 2,507 50 501 1,956 501 1,455
6 2015 672,141 6,528 79,979 704,576 351,675 3,518 71 704 2,743 704 2,039
7 2016 779,005 6,659 82,778 812,477 459,576 4,595 92 920 3,583 920 2,663
8 2017 892,942 6,792 85,675 927,486 574,585 5,745 116 1,148 4,481 1,148 3,333
9 2018 1,014,336 6,928 88,674 1,049,987 697,086 6,971 140 1,395 5,436 1,395 4,041

10 2019 1,143,584 7,067 91,778 1,180,379 827,478 8,274 166 1,655 6,453 1,655 4,798
11 2020 1,281,105 7,208 94,990 1,319,082 966,181 9,663 193 2,165 7,305 1,932 5,373
12 2021 1,427,339 7,353 98,315 1,466,538 1,113,637 11,137 223 2,708 8,206 2,227 5,979
13 2022 1,582,748 7,500 0 1,590,248 1,237,347 12,374 248 3,162 8,964 2,474 6,490
14 2023 1,646,057 7,650 0 1,653,707 1,300,806 13,008 261 3,397 9,350 2,602 6,748
15 2024 1,711,900 7,803 0 1,719,703 1,366,802 13,668 273 3,640 9,755 2,733 7,022
16 2025 1,780,376 7,959 0 1,788,335 1,435,434 14,354 287 3,892 10,175 2,871 7,304
17 2026 1,851,591 8,118 0 1,859,709 1,506,808 15,068 301 4,155 10,612 3,014 7,598
18 2027 1,925,655 8,280 0 1,933,935 1,581,034 15,811 318 4,427 11,066 3,162 7,904
19 2028 2,002,682 8,447 0 2,011,129 1,658,228 16,582 332 4,713 11,537 3,317 8,220
20 2029 2,082,789 8,615 0 2,091,404 1,738,503 17,385 348 5,008 12,029 3,477 8,552
21 2030 2,166,100 8,787 0 2,174,887 1,821,986 18,219 365 5,315 12,539 3,644 8,895
22 2031 2,252,744 8,963 0 2,261,707 1,908,806 19,088 382 5,634 13,072 3,818 9,254
23 2032 2,342,854 9,142 0 2,351,996 1,999,095 19,992 400 5,967 13,625 3,999 9,626
24 2033 2,436,569 9,325 0 2,445,894 2,092,993 20,930 419 6,313 14,198 4,186 10,012
25 2034 2,534,031 9,512 0 2,543,543 2,190,642 21,906 438 6,673 14,795 4,382 10,413
26 2035 2,635,393 9,702 0 2,645,095 2,292,194 22,922 458 7,045 15,419 4,584 10,835
27 2036 2,740,810 9,896 0 2,750,706 2,397,805 23,978 480 7,433 16,065 4,796 11,269
28 2037 2,850,443 10,093 0 2,860,536 2,507,635 25,077 502 7,839 16,736 5,015 11,721
29 2038 2,964,460 10,295 0 2,974,755 2,621,854 26,218 524 8,258 17,436 5,244 12,192
30 2039 3,083,039 10,501 0 3,093,540 2,740,639 27,406 549 8,695 18,162 5,481 12,681
31 2040 3,206,360 10,712 0 3,217,072 2,864,171 28,642 572 9,290 18,780 5,730 13,050
32 2041 3,334,615 10,926 0 3,345,541 2,992,640 29,927 599 9,904 19,424 5,985 13,439
33 2042 3,468,000 11,145 0 3,479,145 3,126,244 31,262 625 10,548 20,089 6,252 13,837
34 2043 3,606,720 11,368 0 3,618,088 3,265,187 32,652 653 11,216 20,783 6,532 14,251
35 2044 3,750,988 11,595 0 3,762,583 3,409,682 34,096 681 11,909 21,506 6,820 14,686
36 2045 3,901,027 11,827 0 3,912,854 3,559,953 35,599 712 12,629 22,258 7,121 15,137
37 2046 4,057,069 12,064 0 4,069,133 3,716,232 37,163 743 13,379 23,041 7,432 15,609
38 2047 4,219,351 12,305 0 4,231,656 3,878,755 38,788 776 14,158 23,854 7,757 16,097
39 2048 4,388,126 12,551 0 4,400,677 4,047,776 40,478 810 14,968 24,700 8,095 16,605
40 2049 4,563,650 12,802 0 4,576,452 4,223,551 42,235 845 15,813 25,577 8,447 17,130
41 2050 4,746,196 13,059 0 4,759,255 4,406,354 44,064 881 16,692 26,491 8,813 17,678
42 2051 4,936,044 13,320 0 4,949,364 4,596,463 45,964 919 17,601 27,444 9,192 18,252
43 2052 5,133,485 13,587 0 5,147,072 4,794,171 47,942 960 18,551 28,431 9,588 18,843
44 2053 5,338,824 13,859 0 5,352,683 4,999,782 49,998 1,000 19,539 29,459 10,000 19,459
45 2054 5,552,376 14,137 0 5,566,513 5,213,612 52,136 1,043 20,566 30,527 10,427 20,100

989,856 19,806 330,026 640,024 197,973 442,051Totals
*In order to account for inflation, the secured value was increased by 4% a year and the unsecured value was increased by 2% a year.
Source: Riverside County Auditor/Controller "33328" Report, Riverside County Assessor's Office, and UFI|GRC Redevelopment 

Table 64
Redevelopment Agency for the County of Riverside

I-215 Corridor Project, Amendment No. 2: Highway 74 Communities - Total
PRELIMINARY TAX INCREMENT PROJECTIONS

($000s)

Year

Assessed Values Tax Increment
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19.0 ALLEVIATION OF DETRIMENTAL PHYSICAL 
AND ECONOMIC CONDITIONS 

As noted earlier, there are a number of detrimental physical and economic conditions in the 
proposed Amendment Area.  The Agency proposes to alleviate these conditions by undertaking 
a comprehensive program of public improvements and by providing a variety of development 
incentives which will stimulate new development and rehabilitation activities.  These programs 
will include, but are not limited to, rehabilitation of the County’s stock of low- and moderate-
income housing, construction of new buildings, and rehabilitation of old and/or obsolete 
buildings.  It is expected that such redevelopment programs will alleviate threats to the public 
health, safety, and welfare through the elimination or reduction of deteriorated buildings, serious 
code violations, inadequate parcel shapes and sizes, and other issues.   

The figures presented in this report reflect a best estimate of what will be needed in the 
immediate future in the proposed Amendment Area, but the overall cost of making rehabilitation 
or development practical serves as a good estimate of redevelopment costs.  The actual 
assistance may take the form of public improvements that reduce private sector development 
costs, rehabilitation loans, or any of the other techniques available to the Agency through the 
amended Redevelopment Plan.  However, the overall cost is the cost to make redevelopment of 
private land in the proposed Amendment Area feasible.  Once that assistance is provided, 
owners and developers will have the incentive to bring their properties up to standard. 

Successful implementation of the Amendment will result in expanded economic activity in the 
proposed Amendment Area and the surrounding territory.  Such activity will increase the 
number of local employment opportunities and expand the community’s tax base for the support 
of essential services. 

In addition, Amendment implementation is expected to alleviate detrimental physical conditions, 
including the need for re-parcelization and replacement of deteriorating land uses and providing 
needed public improvements affecting the community.  Project implementation is also 
anticipated to provide for the rehabilitation of dwelling units available to low- and moderate-
income residents.   
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20.0 IMPLEMENTATION PLAN 
This Implementation Plan is prepared in compliance with Section 33490 et seq. of the CCRL, 
which requires the adoption of an implementation plan every five years for each redevelopment 
project area in a redevelopment agency’s jurisdiction.  This Implementation Plan is the first plan 
for the Amendment Area.  As such, it is part of the Report to the Board for the Redevelopment 
Plan.  Subsequent Implementation Plans will be independent documents adopted every five 
years. 

It is important to note that the Redevelopment Plan does not dictate on a parcel-by-parcel basis 
future redevelopment or revitalization activities.  Rather, the Plan authorizes a variety of tools 
that the Agency may employ to revitalize the Amendment Area following the generalized 
blueprint for area land uses set out by the General Plan and RCIP.  Additionally, actual 
redevelopment activities and the timing thereof often hinge on the plans and resources of the 
many tenants, property owners, or business owners in the Amendment Area, because 
redevelopment law affords these individuals certain rights and opportunities for participation.   

Within the goals and activities authorized by the Redevelopment Plan, the Agency may 
undertake a wide variety of activities aimed at stemming blight and economic decline.  Such 
activities include, but are not limited to: 

1. Acquiring land by any means other than eminent domain for resale to a 
redeveloper 

2. Entering into contractual agreements with existing owners or tenants where the 
Agency provides financial or other assistance for building repairs or replacement 
on privately-owned land 

3. Developing comprehensive strategies or preparing studies to assist private 
developers to respond to local economic opportunities that result in local 
investment and job creation 

4. Financing and constructing needed public facilities and improvements.   

In accordance with redevelopment law, the Agency is also vested with the responsibility for 
increasing, preserving, and improving the number of housing units for very-low, low- and 
moderate-income individuals and families.  The Agency is required to set aside a portion of its 
tax increment revenues for this purpose.   

This Implementation Plan addresses implementation activities in the Amendment Area and 
identifies Agency-related programs and potential projects scheduled for the next five years in 
the Project Area. 

20.1 GOALS AND OBJECTIVES 
The Amendment Area includes a number of conditions that are specified in the CCRL as 
characteristic of blight.  Due to the range of these detrimental physical and economic 
conditions, the Agency must undertake a comprehensive program of activities, including 
providing needed public improvements, direct financial assistance to stimulate quality 
development, financial assistance to promote rehabilitation of existing improvements and 
structures, and various other activities that would serve existing residents and 
businesses, and would induce new private investment.  In addition to providing needed 
public improvements and other assistance, the Agency may assist owner participants or 
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prospective developers by providing tax exempt financing to reduce project development 
costs, and by assisting with site acquisition and assembly.  In doing such, the Agency 
intends to mitigate the effects of blight in the Amendment Area.   

The following are general goals the Agency would like to achieve through this 
Amendment: 

1. To eliminate blighting conditions and to prevent the acceleration of blight in 
and about the Amendment Area. 

2. To effectuate the comprehensive planning, redesign, replanning, 
reconstruction and/or rehabilitation of the Amendment Area in such a manner 
as to facilitate a higher and better utilization of the land within the Amendment 
Area for uses in accordance with the General Plan. 

3. To use the redevelopment process and provisions permitted by the CCRL to 
promote redevelopment that is consistent with the General Plan and the 
Riverside County Zoning Ordinance (hereinafter “Zoning Ordinance”). 

4. To encourage the better utilization of real property, and a more efficient and 
effective circulation system. 

5. To provide for adequate parcels and required public improvements to 
encourage new construction by private enterprise. 

6. To promote the rehabilitation of deteriorated residential units through the 
provision of grants and loans to property owners. Where deterioration makes 
rehabilitation infeasible, the Agency will assist property owners in the 
demolition and replacement of such residential units on a one-for-one basis. 

20.2 REDEVELOPMENT ACTIVITIES 
The primary purpose of the Redevelopment Plan is to alleviate conditions of blight in the 
proposed Amendment Area.  The Agency is planning to, but is not limited to, accomplish 
this task through the implementation of the following programs: 

Public Improvements 
A lack of adequate public improvements is a significant factor in causing both economic 
and physical blight, because this lack reduces the usability of the land and its structures 
for the purposes for which they are intended.  Furthermore, the lack of adequate 
infrastructure adds significantly to improvement costs.  These additional costs could 
ultimately make the land uneconomic to develop without direct or indirect assistance 
from the Agency through, amongst other things, the provision of public facilities.   

In other words, land without adequate services may be rendered economically unusable 
due to the high cost of providing new sewer or water lines.  The Agency could help make 
the land much more attractive to private investment by financing the construction of 
public facilities serving the proposed Amendment Area.  This would in turn make the 
land much more attractive to private investment.  The new private investment would then 
generate additional property tax revenues, which ultimately would be recycled into 
further Agency investment in the proposed Amendment Area.   
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The extraordinary combined costs of the various needed facilities put them beyond the 
financial means of the County, private developers, and individual property owners. As 
discussed earlier, County officials estimate that known public facility needs in the 
proposed Amendment Area amount to over $390,000,000, or $109,000 per parcel.   

The Agency will be authorized to plan, design, and construct a variety of improvements 
to ensure the complete redevelopment of the proposed Amendment Area.  Subject to 
applicable CCRL requirements, the following improvements are eligible for 
redevelopment funds pursuant to the Redevelopment Plan: 

STREET AND CIRCULATION IMPROVEMENTS 
– Construct curbs and gutters where needed 

– Install traffic control systems where needed 

– Pave or repave streets throughout 

– Install street lighting where needed 

WATER SYSTEM IMPROVEMENTS 
– Upgrade and/or install water system throughout 

SEWAGE IMPROVEMENTS 
– Upgrade and/or install sewer system throughout 

DRAINAGE AND FLOOD CONTROL IMPROVEMENTS 
– Assist in construction of planned flood control facilities throughout (as 

outlined in the Drainage Plans for the region) 

– Improve local drainage throughout 

MISCELLANEOUS PUBLIC IMPROVEMENTS 
– Assist in park and recreation facilities improvements where needed 

OTHER IMPROVEMENTS 
The Agency is authorized to plan, design, and construct additional improvements and 
other facilities as may be identified to ensure the complete redevelopment of the 
Amendment Area. 

ADDITIONAL FACILITIES OR IMPROVEMENTS 
Changes in circumstances or designs may alter the location of the facilities described 
above, or may require other related facilities.  The financing of such related facilities 
shall be deemed authorized by the Agency. 

The Agency is authorized to finance the construction of additional improvements in the 
Amendment Area based on the requirements of any future project environmental impact 
report, the Congestion Management Program (CMP), or the Air Quality Management 
Plan (AQMP), or any other regional or local regulatory program. 

Changes in circumstances or designs may alter the location of the facilities described 
above in this chapter, or may require other related facilities. 
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Development Assistance 
In order to ensure the financial feasibility of development and rehabilitation projects in 
the proposed Amendment Area, the Agency may find it necessary to directly reduce the 
cost of development or rehabilitation activities.  One tool commonly used by 
redevelopment agencies is the provision of tax exempt financing, which serves to reduce 
the financing cost of a project. Such incentives may take the form of certificates of 
participation, lease revenue bonds, industrial development bonds, and various forms of 
tax-exempt notes at various terms. 

Another tool available to the Agency is to acquire property in the proposed Project Area 
and to “write down” the cost of the land when it is sold to a developer or owner 
participant.  Such land write-downs would only occur in accordance with an executed 
development agreement, which would provide appropriate assurances that the 
developer or owner-participant would complete the project.  In addition, any Agency 
commitment to reduce the cost of land it has purchased would be based on a detailed 
analysis of the developer’s cost and revenue pro forma for the proposed project.  The 
sales price may be no less that the “reuse” value of the land. The purpose of such 
analysis would be to show that the contribution of tax increment funds to the Amendment 
Area through the land write-down process does not simply result in extra profit for the 
owner participant or project developer.  Where a contribution of tax increment funds to a 
specific development project is determined to be necessary, the Agency may take an 
equity or income position in the project in order to recoup all or a portion of those tax 
increment funds to support other Agency activities. 

In assisting with rehabilitation activities, the Agency may establish rehabilitation loan 
programs, which provide financial assistance at favorable interest rates or with other 
favorable terms.  In some instances, Agency grants may be used to induce rehabilitation 
activities.  Agency loans or grants may also be used to assist with the clean-up of 
hazardous materials.   

As with land price inducements, Agency rehabilitation assistance would be provided only 
to the extent needed, and then only pursuant to an agreement with the property owner or 
developer to ensure that the rehabilitation work would be completed in accordance with 
Agency standards. 

The types of Agency assistance described above may be the primary tools used to carry 
out generalized redevelopment activities, such as commercial expansion, industrial 
renewal, neighborhood improvement, and various types of rehabilitation activities.  
These activities are needed throughout the proposed Amendment Area and will be used 
as necessary in conjunction with owner participation and developer agreements.   

Housing Assistance 
The CCRL requires that the Agency set aside at least 20% of the tax increment 
revenues it receives for the purpose of increasing, preserving, or improving low- and 
moderate-income housing.  Additionally, the CCRL requires the Agency to provide 
replacement housing on a unit for unit basis if any low- or moderate-income housing 
units are removed from the housing market as a result of the redevelopment program. 

The Agency expects the amount of tax increment funds set aside for low- and moderate-
income housing to be used for new construction and housing rehabilitation.  In addition, 
because of the vast needs in the proposed Amendment Area, this assistance will likely 
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be provided within the boundaries of the proposed Amendment Area, although such 
assistance could occur outside of the proposed Amendment Area. 

Relocation Assistance 
The CCRL and the Relocation Guidelines of the State of California require that 
relocation assistance be provided to persons, businesses, and other entities displaced 
as a result of redevelopment activities.  Relocation assistance must include relocation 
advisory assistance, as well as financial assistance to offset moving expenses and to 
otherwise assist displaced persons or businesses in locating suitable replacement 
facilities.  Under current law, there is no limit on Agency payments for moving and 
relocation expenses; however, the limit for replacement housing payments is $5,250 for 
tenants and $22,500 for owner-occupants unless these amounts are clearly inadequate.  
In such a case, the moving and relocation amounts may be exceeded, and often are due 
to the high cost of housing.   

Business and industrial relocation expenses are limited to the expenses involved in 
moving the business to another location, as well as certain re-establishment costs.  
These costs may be substantial depending upon the particular circumstance. 

Over the life of the Project, relocation expenses may be incurred for residential and 
commercial uses if dilapidated buildings, nonconforming uses, and other hazards are 
removed from the proposed Amendment Area for purposes of redevelopment.  In such 
cases, the Agency will meet its legal obligations to provide relocation assistance and 
benefits to relocatees. 

Property Acquisition and Assemblage 
The Agency is including the authority to purchase land through any legal means, except 
for eminent domain.  Land acquired by the Agency may subsequently be assembled and 
disposed of in any legal means, such as land write-downs or other techniques, to 
facilitate development in the Amendment Area in conformance to the General Plan. 

20.3 FIVE YEAR PHASING PROGRAM 
CCRL Section 33352 requires a program of actions and expenditures, which are 
proposed within the first five years of the plan.  This section contains preliminary capital 
improvement priorities based in part on identified needs, and in part on potential tax 
increment revenues for the Redevelopment Plan’s first five years.  The following 
program also sets forth general program goals for the development assistance, housing 
assistance, relocation assistance, and property acquisition elements of the 
Redevelopment Plan.  Note that goals for these non-capital programs cannot be 
quantified, and that the precise extent to which they are used may depend on specific 
and unforeseeable circumstances beyond the control of the Agency. 

To the extent feasible, the priority criteria in Table 65 will be used to evaluate projects for 
Agency assistance. 
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TABLE 65 
PROJECT PRIORITY CRITERIA 

NO. CRITERIA (not in order of priority)

1. Results in the implementation of the General Plan/RCIP and is consistent therewith. 
2. Protects and preserves local residential neighborhoods. 
3. Promotes revitalization of all neighborhoods located within or around the Amendment Area.  
4. Provides incentives for development of under-utilized parcels.  
5. Maximizes business and employment opportunities for local residents.  
6. Provides better lighting, streetscape, traffic, and other public improvements.  
7. Encourages community involvement and enhances community identity.  
8. Represents a sound investment for the Agency and promotes a healthy local economy. 
9. Bolsters and supports the local economy and its marketability. 

10. Help improve the visual quality and distinctiveness of the residential, commercial, and 
industrial neighborhoods in the Amendment Area. 

It is expected that the emphasis for the first five years will be on addressing street, 
circulation, and drainage issues in the entire Amendment Area.  Code enforcement 
activities and property cleanup will also be high priorities.   

However, at this time, the Agency cannot commit to funding any particular project, or to 
the level of funding, because the exact amounts of tax increment revenues available to 
the Agency at this point is not known.  A cumulative net total of just over $2.9 million in 
tax increment is projected to be available to the Agency over the Amendment Area’s first 
five years for non-housing programs.  It may be possible to increase this amount through 
borrowing against future years’ increment.  Subsequent to the adoption of the 
Redevelopment Plan, these funding priorities will be reviewed as a part of the 
implementation plan update required for the Amendment Area pursuant to CCRL 
Section 33490. 

Public Improvements Program 
During the initial five years of the Redevelopment Plan’s life, public projects listed earlier 
in this chapter, which are in or serve the Amendment Area, and which meet the criteria 
outlined in Table 65 above shall receive the highest priority for funding by the Agency. 

From time-to-time other programs or projects will require Agency assistance, but may 
not meet all the above criteria. Whether or not specifically listed in this chapter, 
additional public improvements or other activities may be constructed or funded by the 
Agency during the period covered by this implementation plan, if the Agency finds that: 

1. The goals and objectives of the Redevelopment Plan are furthered, or 

2. Specific conditions of physical or economic blight within the Amendment 
Area will be mitigated in whole or in part through implementation of the 
project, or 

3. Specific conditions relative to a development project, including the 
financial feasibility thereof, require that the public improvement project be 
constructed at the time in question. 
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Development Assistance 
The Agency may provide financial and other assistance as authorized by the CCRL and 
the Redevelopment Plan to individual projects on an as-needed basis, and depending on 
the availability of Agency funds or other resources.  To the extent feasible, such projects 
will be prioritized using the criteria outlined in Table 65.  Occasionally, other 
development efforts will require Agency assistance, but may not meet all the above 
criteria.  Such other projects may be funded by the Agency if the Agency finds that:   

1. The goals and objectives of the Redevelopment Plan are furthered, or 

2. Specific conditions of physical or economic blight within the Project Area 
will be mitigated in whole or in part through construction of the project, or 

3. Specific conditions relative to a development project, including the 
financial feasibility thereof, require that public assistance be given. 

Housing Assistance 
During the period of this implementation program, housing assistance funds from the 
Low- and Moderate-Income Housing Fund may be used to improve, preserve, or 
increase the supply of low- and moderate-income housing throughout the community as 
appropriate and consistent with the General Plan and RCIP.  These activities could 
include assistance in providing moderate or lower income housing in the Amendment 
Area, as appropriate.  Housing assistance will be provided in accordance with the 
General Plan housing element.   

It is anticipated that during the first five years of the Redevelopment Plan, the Agency 
will have set aside an estimated $1.0 million for low- and moderate-income housing. 

Given the newness of the Amendment Area, and the resultant low financial capacity of 
the low- and moderate-income housing fund, it is expected that the housing program will 
be very modest during the initial five years.  A detailed housing program has not been 
established at this time, although one may be prepared by the Agency at any time. 

At year 30, when the Redevelopment Plan’s effectiveness lapses, the Agency will 
receive approximately $87.7 million in housing funds.  At an average of $75,000 per unit, 
the fund could help improve up to 1,170 units through rehabilitation and first time 
homebuyers programs in that year alone. 

From time-to-time, and as conditions warrant, replacement housing for low- and 
moderate-income households displaced by direct Agency activities may be provided 
through the Low- and Moderate-Income Housing Fund in a manner consistent with the 
Redevelopment Plan. 

Relocation Assistance 
During the period of this implementation program, relocation assistance may be provided 
to businesses and residents displaced through direct Agency actions required by law.  
The Agency does not expect to participate in any activities that will result directly in the 
displacement of businesses or residents in the next five years. 
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Property Acquisition 
The Agency is authorized to purchase property in the Project Area through any legal 
means, except eminent domain.  

20.4 ALLEVIATION OF BLIGHTING CONDITIONS 
As documented in this Report, there are detrimental physical and economic conditions in 
the Amendment Area.  The Agency proposes to alleviate these conditions by 
undertaking the comprehensive program of public improvements and development 
incentives described above.  Together, these programs will stimulate new development 
and rehabilitation activities in the Amendment Area, not only in the next five years, but 
also throughout the lifetime of the Redevelopment Plan. 

Successful implementation of the Project will result in expanded economic activity in the 
Amendment Area and in the surrounding portions of the communities.  Such activity will 
increase the number of local employment opportunities, expand the County’s tax base 
for the support of essential services, and reduce the costs to the County and other public 
agencies of providing some services.  This in turn will spark additional investment in the 
community. 

In addition, Project implementation is expected to alleviate detrimental physical 
conditions through tools such as reparcelization, replacement, or rehabilitation of 
deteriorating land uses and provisions for needed public improvements.  Project 
implementation is also anticipated to provide for the rehabilitation of dwelling units 
available to low- and moderate-income residents in those areas with residential 
deterioration. 

Public works projects listed earlier in this chapter will address blighting conditions in a 
number of ways: 

1. Various street improvements will enhance circulation through and within the 
Amendment Area thus reducing traffic congestion and easing access to parcels.  
Improvements to traffic flows will help local residents and attract customers to the 
Amendment Area, while also helping to attract new businesses.  Roadway 
improvements also help attract new investment by signaling to the financial and 
commercial communities that the Agency is willing to provide the services 
necessary to help ensure the success of investments. 

2. Landscaping and other aesthetic enhancements improve the visual quality of 
various residential and commercial neighborhoods.  This, in turn, has the effect 
of helping to induce new investment or reinvestment.  An improved visual image 
often attracts more customers to local stores, which increases local sales.  These 
improved sales increase the value of previously impaired investments, and help 
make more capital available for reinvestment in local businesses.  Additional 
sales volume improves sales tax receipts to the County, which in turn may be 
used for increased local public facilities and economic development programs.  
Improved neighborhood image also has the effect of increasing local pride.  
Increased local pride often induces improved maintenance and enhances the 
willingness of residents and businesses to be more protective of their 
surroundings.  This improved protectiveness often results in a patrol effect that 
helps to reduce local crime, especially crimes against property. 
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3. Recreational and community facility improvements listed in this chapter will help 
reduce blight by improving the image of the Amendment Area, attracting new 
customers, and improving the living environment for existing and future residents.  
Various new recreational and community attractions in the Amendment Area will 
help economically strapped businesses by bringing in new customers.  This will 
increase sales, which then will result in improved investments, and ultimately 
more capital available for reinvestment in the local community.  At the same time, 
improved recreational and community facilities opportunities in the Amendment 
Area will enhance the living environment for local residents.  This improved 
quality of the environment will result in improved property values and greater 
neighborhood pride.  This will result in significantly increased reinvestment in the 
Amendment Area’s residential neighborhoods. 

4. Business retention programs are intended to reduce blight by helping existing 
businesses to market themselves, to expand, and to improve their 
competitiveness by attracting new customers into the Amendment Area.  
Business expansions also create new jobs, which will help improve local 
employment opportunities.  This in part will have the result of reducing local 
crime, while improving disposable incomes and local sales. 

5. New business development programs are intended to help reduce blight by 
attracting new businesses to the Amendment Area on currently vacant or 
underutilized parcels through recruitment programs, site acquisition assistance 
and/or site development aid.  These new investments will help existing 
businesses, while improving overall property values and sales tax receipts.  New 
and expanded investments will also create new jobs, which will help improve 
local employment opportunities.  This will have the result of reducing local crime, 
while improving disposable incomes and local sales. 
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21.0 RELOCATION METHOD 
On January 26, 2010, the Agency adopted, by reference, an existing Relocation Method for the 
Amendment Area. The Relocation Method is attached hereto (see Appendix C).  This action 
was made in accordance with Section 33411 of the CCRL, and a copy of the approved 
resolution is available at the offices of the Agency. 
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22.0 ANALYSIS OF PRELIMINARY PLAN 
The purpose of the Preliminary Plan is to describe the boundaries of the Amendment Area, 
make a general statement of the purpose of the Project, and to describe land uses, layout of 
principal streets, building intensities and standards proposed as the basis for redevelopment of 
the Amendment Area.  The Preliminary Plan also shows how the purposes of the CCRL would 
be attained through the redevelopment of the area, how the proposed redevelopment would 
conform to the General Plan and RCIP, and describes generally the impact of the 
Redevelopment Plan upon residents thereof and upon surrounding neighborhoods. 

On July 22, 2009, the Planning Commission adopted a resolution selecting the boundaries of 
the Amendment Area and formulating and approving an Amended and Restated Preliminary 
Plan for the redevelopment of the selected area.  A copy of the adopted resolution and the 
minutes are available at the offices of the Agency.   

The boundaries which were selected in the Amended and Restated Preliminary Plan provided a 
basis for notifying property owners, tenants, and affected taxing agencies of the Agency’s 
proposal to form the Amendment Area.  
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23.0 REPORT AND RECOMMENDATION OF THE 
PLANNING COMMISSION 

On February 3, 2010, at their regular meeting, the Planning Commission considered the 
Redevelopment Plan (see Appendix A) pursuant to CCRL Section 33346.  The Planning 
Commission found the Redevelopment Plan to be in conformance with the County’s General 
Plan and RCIP, and recommended to the Agency and the Board that the Redevelopment Plan 
be approved.  A copy of the resolution finding conformance to the General Plan from this 
meeting is available at the offices of the Agency. 
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24.0 REPORT AND RECOMMENDATION OF THE 
PROJECT AREA COMMITTEE 

The CCRL requires the Board to call for the formation of a Project Area Committee (PAC) if a 
significant number of low- or moderate-income residents could be displaced due to 
redevelopment activities in the Amendment Area.  Because the Agency does not have eminent 
domain authority, no displacement of residents will occur due to Agency actions.  Therefore, 
there was no need to call for the formation of a PAC.   

However, the Board and Agency were clear that details about the proposed amendment, as well 
as redevelopment information in general, should be shared with those along the Highway 74 
communities.  Public participation is an important element in the success of any redevelopment 
effort, so an extensive program to involve the community was engaged. 

24.1 PUBLIC MEETINGS 
On October 27, 2008, a community meeting was planned at the Perris Valley Municipal 
Advisory Council (“MAC”) meeting to discuss the proposed Amendment.  The individuals 
were invited by a newsletter delivered to residents and businesses in the proposed 
Amendment Area.  Due to overwhelming response it was determined that the meeting 
should be postponed to a later date when a venue to accommodate the large number of 
interested people could be reserved. 

The postponed meeting was rescheduled for January 26, 2009.  A postcard was mailed 
to the residents and businesses about the meeting.   

At the January 26th meeting redevelopment and the process to adopt a redevelopment 
project were presented to the property owners and tenants.  Several individual voiced 
their opposition to initiating a redevelopment project in their community.  Others 
requested infrastructure improvements.  Staff stated that they would circulate a survey to 
gauge community sentiment and would report back on the results in April.   

Agency staff followed up by holding a subsequent meeting on April 27, 2009, at which 
they reported on the survey results.  While some community members continued to 
oppose redevelopment, a majority of the survey respondents were in favor of greater 
improvement in infrastructure and community facilities development.  

Agency staff also held four community workshops in the proposed Amendment Area.  
These were held on July 8, 2009 for Warm Springs, July 13, 2009 for Good Hope and 
Wagon Wheel, July 22, 2009 for Meadowbrook, and July 23, 2009 for South Mead 
Valley.  At these workshops mixed sentiments were presented.  On the one hand, while 
some residents stated that they enjoy their rural lifestyle and do not want redevelopment 
in their communities, numerous others stated a need for paved roads, easier access for 
fire and police officials, community facilities, flood control/drainage improvements, 
assistance for housing repairs, and lighting improvements.  Many also expressed a 
desire for nearby commercial facilities such as a grocery store, post office, gas station, 
and child care facilities. 
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25.0 REPORT REQUIRED BY SECTION 65402 OF THE 
GOVERNMENT CODE 

The report of the Planning Commission required by Section 65402 of the Government Code is 
included in Chapter 23.0 of this Report.  The Planning Commission found that the proposed 
project is in conformance with the County’s General Plan and RCIP. 
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26.0 ENVIRONMENTAL IMPACT REPORT 

In accordance with the CCRL, the California Environmental Quality Act (CEQA), and local CEQA 
guidelines, an environmental review of the potential impacts of the proposed Redevelopment 
Plan was prepared in the form of an initial study.  As a result of this review, a Draft 
Environmental Impact Report (DEIR) was prepared and circulated to the State Clearinghouse, 
responsible agencies, taxing agencies, and other interested parties for review and comment.  
The mailing labels for those receiving the environmental documents are on the pages 
immediately following this chapter.   

Comments received on the Draft EIR and the responses to those comments are included in the 
Final EIR.  The Final EIR, the Draft EIR and Initial Study for the Project are included (see 
Appendix D), and by this reference are made a part hereof. 
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Taxing Agencies 
Mr.Mark Smith 
Administrator 
Riverside County Library Administration 
3392-A Durahart Street,  
Riverside, CA 92507 
 

 Ms.Kathy Everheart 
Executive Officer 
Riverside County Ortega Trail Recreation 
& Park District 
21575 Palomar Street,  
Wildomar, CA 92595-9684 

 Mr.David Flake 
Administrator 
Riverside County Fire Department 
210 West San Jacinto Avenue,  
Perris, CA 92570 
 

Mr.Hans Kernkamp 
General Manager 
Riverside County Waste Mgmt Dept 
14310 Frederick St.,  
Moreno Valley, CA 92553 
 

Mr.Warren D. Williams 
General Manager-Chief Engineer 
Riverside County Flood Control 
Administration 
1995 Market Street,  
Riverside, CA 92501 

Mr.Paul Grandson 
General Manager 
Riverside County Parks and Open Space 
Dist. 
4600 Crest more Road,  
Riverside, CA 92509 

Mr.Kenneth M. Young 
Superintendent 
Riverside County Office of Education 
3939 Thirteenth Street, P.O. Box 868 
Riverside, CA 92501 
 

Mr.Anthony J. Pack 
General Manager 
Eastern Municipal Water District 
2270 Tremble Road, P.O. Box 8300 
Perris, CA 92572-8300 
 

Mr.Richard Staley 
President of Trustee 
Elsinore Valley Cemetery 
18170 Collier Ave,  
Lake Elsinore, CA 92530 
 

Mr.Ronald Young 
General Manager 
Elsinore Valley Municipal Water District 
31315 Chaney Street,  
Lake Elsinore, CA 92531 
 

Mr.T.J. Rielly 
Manager 
Perris Valley Cemetery 
915 N Perris Blvd,  
Perris, CA 92571 
 

S. R.Al Lopez 
President 
Western Municipal Water District 
450 Alessandro Blvd.,  
Riverside, CA 92508 
 

Dr.Frank W. Passarella 
District Superintendent 
Lake Elsinore Unified School District 
545 Chaney St.,  
Lake Elsinore, CA 92530 
 

Mr.Roger Schultz 
Superintendent 
Mt. San Jacinto Junior College 
1499 N. State St.,  
San Jacinto, CA 92583 
 

Mr.Edward Agundez 
Superintendent 
Perris Elementary School Fund 
143 E. 1st.,  
Perris, CA 92570 
 

Dr.Jonathan Greenburg 
Superintendent 
Perris Union High School District 
155 E. 4th. St.,  
Perris, CA 92570 
 

Dr.Irving Hendrick 
Chancellor 
Riverside Community College 
3845 Market Street,  
Riverside, CA 92501 
 

Mr.Bob Hewitt 
District Conservationist 
Riverside-Corona Resource 
Conservation 
4500 Glennwood Dr., Building  A 
Riverside, CA 92501 

Ms.Gayle Holyoak 
District Manager 
San Jacinto Basin Resource 
Conservation District 
950 N Ramona Blvd., #6 
San Jacinto, CA 92582 

Dr.Fred Workman 
Superintendent 
Val Verde Unified School District 
975 W. Morgan St,  
Perris, CA 92571 
 

Ms.Pam Nelson 
President 
Elsinore Murrieta Anza Resource 
Conservation 
23905 Clinton Keith Road, #114-165 
Wildomar, CA 92515 

Mr.Jeffrey Kightlinger 
General Manager 
The Metropolitan Water District of 
Southern California 
700 North Alameda Street,  
Los Angeles, CA 90012-2944 

Mr. William Luna, Chief Executive Officer 
County of Riverside 
4080 Lemon Street, 4th Floor 
Riverside, CA 92501 
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Responsible (Environmental) Agencies 

Mr. Alex Garn 
Principal Administrative Analyst 
Riverside County Executive Office 
4080 Lemon Street, 4th Floor 
Riverside, CA 92501 
 

 Ms. Ann Iaali 
Environmental Scientist 
Santa Ana Regional Water Quality Control 
Board 
3737 Main Street, Suite 500 
Riverside, CA 92501 
 

Mr. Barry McClellan 
City Manager 
City of San Jacinto 
595 S. San Jacinto Ave 
San Jacinto, CA 92583 
 

Mr. Bill Luna, C.E.O. 
Riverside County Executive Office 
4080 Lemon Street, 4th Floor 
Riverside, CA 92501 
 

 Mr. Bob Doyle 
Sheriff 
Riverside County Sheriff Department 
4095 Lemon Street 
Riverside, CA 92501 
 

Mr. Bob Buster 
Supervisor 
Board of Supervisors 
4080 Lemon Street, 5th Floor 
Riverside, CA 92502 
 

Ms. Carolyn Sims-Luna 
Riverside County Environmental Program 
Department 
4080 Lemon Street 
Riverside, CA 92501 
 

 Mr. Curt Taucher 
Regional Manager - Desert/Eastern Region 
California Department of Fish and Game 
4665 Lampson Ave., Suite C 
Los Alamitos, CA 90720 
 

Mr. David Jones 
Engineering Geologist 
Riverside County Planning Department 
4080 Lemon Street, 9th Floor 
Riverside, CA 92502 
 

Mr. Dusty Williams 
Riverside County Flood Control and Water 
Conservation District 
1995 Market Street 
Riverside, CA 92501 
 

 Mr. Hans Kernkamp 
C.E.O - Management District 
Riverside County Waste Resources 
14310 Fredrick St. 
Moreno Valley, CA 92553 
 

Mr. Hector Apodaca 
City Manager 
City of Perris 
101 North "D" Street 
Perris, CA 92570 
 

Ms. Heidi Marshall 
Assistant Director 
Riverside County Housing Authority 
5555 Arlington Ave. 
Riverside, CA 92504 
 

 Ms. Jan Zuppardo 
Commissioner 
Riverside County Planning Commissioner 
4080 Lemon Street, 9th Floor 
Riverside, CA 92502 
 

Mr. Jeff Stone 
Supervisor 
Board of Supervisors 
4080 Lemon Street, 5th Floor 
Riverside, CA 92502 
 

Mr. Jim Knutson 
Senior Civil Engineer 
Riverside County Transportation Department 
4080 Lemon Street 
Riverside, CA 92501 
 

 Mr. Jim Porras 
Commissioner 
Riverside County Planning Commissioner 
4080 Lemon Street, 9th Floor 
Riverside, CA 92502 
 

Mr. John Guerin 
Director 
Airport Land Use Commission 
4080 Lemon Street, 9th Floor 
Riverside, CA 92502 
 

Mr. John Roth 
Commissioner 
Riverside County Planning Commissioner 
4080 Lemon Street 
9th Floor 
Riverside, CA 92502 
 

 Mr. John Snell 
Commissioner 
Riverside County Planning Commissioner 
4080 Lemon Street 
9th Floor 
Riverside, CA 92502] 

Mr. John Petty 
Commissioner 
Riverside County 
4080 Lemon Street 
9th Floor 
Riverside, CA 92502 
 

Mr. John A. James 
Chairperson 
Cabazon Band of Mission Indians 
84-245 Indio Springs Drive 
Indio, CA 0 
 

 Mr. John F. Tavaglione 
Supervisor 
Board of Supervisors 
4080 Lemon Street, 5th Floor 
Riverside, CA 92502 
 

Mr. Juan Perez 
Senior Civil Engineer 
Riverside County Transportation Department 
4080 Lemon St. 
Riverside, CA 92501 
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Ms. Maria Machuca 
Council Chair 
Mecca Community Council 
65250 Coahuilla Street 
Mecca, CA 92254 
 

 Mr. Marion Ashley 
Supervisor 
Board of Supervisors 
4080 Lemon Street, 5th Floor 
Riverside, CA 92502 
 

Mr. Mark Macarro 
Chairperson 
Pechanga Band of Mission Indians 
PO Box 2183 
Temecula, CA 92592 
 

Ms. MaryAnn Cassady 
Pacific Bell 
3925 E. Coronado St 
Supervisor Institute 
Anaheim, CA 92807 
 

 Mr. Maurice Lyons 
Chairperson 
Morongo Band of Mission Indians 
12700 Pumarra Road, Suite C 
Banning, CA 92220 
 

Mr. Michael Adackapara 
Sr. Engineer - Santa Ana region 
Regional Water Quality Control Board #8 
3737 Main Street, Suite 500 
Riverside, CA 0 
 

Mr. Mike Lara 
Riverside County Building & Safety Department 
4080 Lemon Street, 12th Floor 
Riverside, CA 92502 
 

 Ms. Pamela Walls 
County Counsel 
Riverside County Counsel 
3535 10th Street, Suite 300 
Riverside, CA 92501 
 

Mr. Robert C. Johnson 
Planning Director 
Riverside County Planning Department 
4080 Lemon Street, 4th Floor 
Riverside, CA 92501 
 

Mr. Robert J. Salgado, Sr. 
Chairperson 
Soboba Band of Mission Indians 
PO Box 487 
San Jacinto, CA 92581 
 

 Mr. Ron Goldman 
Planning Director 
Riverside County Planning Department 
4080 Lemon Street, 4th Floor 
Riverside, CA 92501 
 

Mr. John Benoit 
Supervisor 
Board of Supervisors 
4080 Lemon Street, 5th Floor 
Riverside, CA 92502 
 

Mr. Sam Martinez 
Environmental Planning & Review Branch 
Riverside County Health Department 
4065  County Circle Drive 
Riverside, CA 92503 
 

 Mr. Steve Smith 
South Coast Air Quality Management District 
21865 Copley Drive 
Diamond Bar, CA 0 
 

Ms. Sue Nash 
Friends of the Northern San Jacinto Valley 
P.O. Box 9097 
Moreno Valley, CA 0 
 

Mr. Thomas C. Patterson 
Chairperson 
Department of Anthropology 
1334 Watkins Hall 
University of CA 
Riverside, CA 0 
 

 CALTRANS Planning 
CALTRANS District #8 
464 W. 4th Street 
San Bernardino, CA 0 
 

South Inland Transmission Division 
Southern California Gas Company 
9400 Oakdale Avenue 
Chatsworth, CA 0 
 

Riverside Transit Authority 
1825 Third Street 
PO Box 59968 
Riverside, CA 0 
 

 Riverside County Public Library System 
3392 Durahart Street 
Riverside, CA 92507 
 

Western Municipal Water District 
450 E. Alessandro Blvd. 
Riverside, CA 0 
 

Ms. Karen Cleary-Rose 
Ecological Services 
U.S. Fish and Wildlife Service 
2730 Loker Avenue West D 
Carlsbad, CA 92008 
 

 Ms. Kathy Gifford 
Administrative Analyst 
Riverside County Executive Office 
4080 Lemon Street, 4th Floor 
Riverside, CA 92501 
 

Ms. Kaye Hampton 
Friends of Nuevo Community Council 
P.O. Box 647 
Nuevo, CA 92567 
 

Ms. Lisa Salinas 
Southern California Edison Company 
7300 Fenwick Lane 
Westminster, CA 92683 
 

 Ms. Lori Moss 
City Manager 
City of Canyon Lake 
31516 Railroad Canyon Road 
Canyon Lake, CA 92587 
 

Mr. Marc Brewer, Senior Planner 
Riverside County Regional Parks & Open 
Space District 
4600 Crestmore Rd. 
Riverside, CA 92509 
 



 
Report to the Board of Supervisors – I-215, Amend. No. 2: Highway 74 Communities 

409 

Salton Sea Authority 
44199 Monroe St 
Suite C 
Indio, CA 92201 
 

 Director 
Riverside County Department of 
Environmental Health 
4080 Lemon Street 
Riverside, CA 92501 
 

Western Riverside County Regional 
Conservation Authority 
Riverside Centre Building 
3403 10th Street, Suite 320 
Riverside, CA 92501 
 

General Manager/Chief Engineer 
Elsinore Valley Municipal Water District 
31315 Chaney St. 
Lake Elsinore, CA 92530 
 

 Council Chair 
Perris Valley Municipal Advisory Council, 
Perris Sheriff Station 
137 S. Perris Blvd. 
Suite A 
Perris, CA 92570 
 

Council Chair 
Temescal Municipal Advisory Council 
2279 Eagle Glen Pkwy 
112-336 
Corona, CA 92883 
 

General Manager/Chief Engineer 
Elsinore Municipal Water District 
2270 Trumble Road 
Perris, CA 92572 
 

 Superintendent 
Lake Elsinore Unified School District 
545 Chaney St. 
Lake Elsinore, CA 92530 
 

Mr. George Wentz 
City Manager 
City of Menifee 
29714 Haun Road 
Menifee, CA 92586 

 

Executive Director 
West Riverside Council of Governments 
4080 Lemon Street 
3rd Floor 
Riverside, CA 92502 
 

 Mr. Jonathan L. Greenberg, Ed.D. 
Superintendent 
Perris Union High School District 
155 E. 4th St. 
Perris, CA 92570 
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27.0 REPORT OF THE COUNTY FISCAL OFFICER 
The Riverside County Fiscal Officer prepared and sent reports to the Agency pursuant to CCRL 
Section 33328 for the base year of the rolls last equalized on August 20, 2008, for the proposed 
Project Area.  The Report, dated January 5, 2009, is included on the immediately following 
pages. 

Section 33328 of the Health & Safety Code requires that the county officials that are charged 
with the responsibility of allocating taxes under Sections 33670 and 33670.5 prepare and deliver 
to the redevelopment agency and each of the taxing agencies a report which includes the 
following: 

(a) The total assessed valuation of all taxable property within the project area as 
shown on the base year assessment roll. 

(b) The identification of each taxing agency levying taxes in the project area. 

(c) The amount of tax revenue to be derived by each taxing agency from the 
base year assessment roll from the project area, including state subventions 
for homeowners, business inventory, and similar subventions. 

(d) For each taxing agency, its total ad valorem tax revenues from all property 
within its boundaries, whether inside or outside the project area. 

(e) The estimated first year taxes available to the redevelopment agency, if any, 
based upon information submitted by the redevelopment agency, broken 
down by taxing agencies. 

(f) The assessed valuation of the project area for the preceding year, or, if 
requested by the redevelopment agency, for the preceding five years, except 
for state assessed property on the board roll.  However, in preparing this 
information, the requirements of Section 33670.5 shall be observed.  The 
assessed value shall be reported by block if the property is divided by 
blocks, or by any other geographical area as may be agreed upon by the 
agency and county officials. 

Subsequent to the receipt of that report, the Agency changed the base year to the rolls last 
equalized on August 20, 2008 as per CCRL Section 33328.5.  The Agency subsequently 
prepared a supplementary report in January 2010, which is provided on the pages following the 
January 5, 2009, report. 
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Supplementary Report 
 

The Riverside County Auditor-Controller provided the Base Year Report required by 
Health and Safety Code 33328 for the proposed Project Area in January 2009.  This 
Report was based on the assessed values in the proposed Project Area as of 2008-09.  
Since the Redevelopment Plan was not adopted prior to August 20, 2009, the Project 
Area was required to use the assessed values as of 2009-10 as the base year 
assessment roll.  Pursuant to Section 33328.5 of the Health & Safety Code, the Agency 
has prepared this supplementary Base Year Report.  
 
 
Revised Base Year Data 
 

a) Total Assessed Value – Base Year Assessment Roll 
 

The total assessed value from the base year assessment roll (2008-09), is as 
follows: 

 
 

Secured $340,260,039 

Unsecured $5,795,990 

Total $346,056,029 
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The total assessed value from the base year assessment roll (2009-10), is show 
below.  The numbers below show the estimated fiscal year 2010-11 taxes 
available to the redevelopment agency.  (The numbers below assume a 2% 
growth rate and make no adjustments for any tax sharing agreements.) 

 

Total Assessed Value 2009-10 $346,056,029 

Forecasted Increase 2% $6,921,121 

Total Assessed Value 2010-11 $352,977,149 

Less: 2009-10 Base Year $346,056,029 

Assessed Value Increment 2010-11 $6,921,121 

Estimated Tax Increment – 1% $69,211 

 

b) List of Taxing Agencies 

Riverside County General Fund Flood Control Administration 

County Free Library Flood Control Zone 3 

County Structure Fire Protection Flood Control Zone 4 

Lake Elsinore Unified CSA 41 

Perris School Elsinore Valley Cemetery 

Val Verde Unified Perris Valley Cemetery 

Perris Union High School County Ortega Trail Recreation & Park 

Riverside City Community College Eastern Municipal Water 

Mt San Jacinto Junior College Elsinore Valley Municipal Water 

Elsinore Area Elem. School Fund Western Municipal Water 

Perris Area Elem. School Fund Western Municipal Water 1st Fringe 

Perris Jr. High Area Fund Riverside Corona Resource Conservation 

Riverside County Office of Education San Jacinto Basin Resource Conservation 

Riverside County Regional Park & Open Space  
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c) Tax revenues from base year assessment roll 

AND 

d) Total ad valorem tax revenues 

Table 66 
Tax Revenues

Taxing Agency  Total  Percent 
Riverside County General Fund  960,693 27.76% 
County Free Library  90,438 2.61% 
County Structure Fire Protection  194,686 5.63% 
Lake Elsinore Unified  536,314 15.50% 
Perris School  103,233 2.98% 
Val Verde Unified  48,010 1.39% 
Perris Union High School  259,462 7.50% 
Riverside City Community College  9,496 0.27% 
Mt San Jacinto Junior College  124,109 3.59% 
Elsinore Area Elem. School Fund  121,546 3.51% 
Perris Area Elem. School Fund  157,551 4.55% 
Perris Jr. High Area Fund  105,124 3.04% 
Riverside County Office of Education  135,955 3.93% 
Riverside County Regional Park &: Open Space  14,400 0.42% 
Flood Control Administration  8,873 0.26% 
Flood Control Zone 3  93,442 2.70% 
Flood Control Zone 4  42,067 1.22% 

CSA 41  129,431 3.74% 
Elsinore Valley Cemetery  20,844 0.60% 
Perris Valley Cemetery  3,415 0.10% 
County Ortega Trail Rec & Park  21,827 0.63% 
Eastern Municipal Water  47,694 1.38% 
Elsinore Valley Municipal Water  208,915 6.04% 
Western Municipal Water  9,430 0.27% 
Western Mun. Water 1st Fringe  12,047 0.35% 
Riverside Corona Resource Conserv.  1,345 0.04% 
San Jacinto Basin Resource Conserv.  213 0.01% 
Total  3,460,560 100.00% 
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e) First year taxes to agency 

Table 67 
Assessed Value

Taxing Agency  Total  Percent 
Riverside County General Fund  19,214 27.76% 
County Free Library  1,809 2.61% 
County Structure Fire Protection  3,894 5.63% 
Lake Elsinore Unified  10,726 15.50% 
Perris School  2,065 2.98% 
Val Verde Unified  960 1.39% 
Perris Union High School  5,189 7.50% 
Riverside City Community College  190 0.27% 
Mt San Jacinto Junior College  2,482 3.59% 
Elsinore Area Elem. School Fund  2,431 3.51% 
Perris Area Elem. School Fund  3,151 4.55% 
Perris Jr. High Area Fund  2,102 3.04% 
Riverside County Office of Education  2,719 3.93% 
Riverside County Regional Park &: Open Space  288 0.42% 
Flood Control Administration  177 0.26% 
Flood Control Zone 3  1,869 2.70% 
Flood Control Zone 4  841 1.22% 

CSA 41  2,589 3.74% 
Elsinore Valley Cemetery  417 0.60% 
Perris Valley Cemetery  68 0.10% 
County Ortega Trail Rec & Park  437 0.63% 
Eastern Municipal Water  954 1.38% 
Elsinore Valley Municipal Water  4,178 6.04% 
Western Municipal Water  189 0.27% 
Western Mun. Water 1st Fringe  241 0.35% 
Riverside Corona Resource Conserv.  27 0.04% 
San Jacinto Basin Resource Conserv.  4 0.01% 
Total  69,211 100.00% 

f) Assessed value for preceding year 

The total Assessed value from the prior year assessment roll (2008-09), as reported in 
the County Base Year Report, was as follows: 

Secured $339,616,545 

Unsecured $5,684,710 

Total $345,301,255 
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28.0 NEIGHBORHOOD IMPACT REPORT 
28.1 RELOCATION 
In any redevelopment project, an important potential impact on area occupants is the 
displacement and dislocation of residents during Project implementation activities.  
However, the Redevelopment Plan for the Amendment Area does not allow the Agency 
to purchase property through eminent domain.   

The Agency’s focus on residential uses in the Amendment Area will be to provide 
housing rehabilitation assistance where feasible.   

Based on exterior condition only, such assistance is needed for approximately 3,100 
dwelling units in the Amendment Area, and is expected to be available throughout the 
life of the Redevelopment Plan.  During the first five years of the Redevelopment Plan, 
the Agency will likely have only limited resources to undertake rehabilitation assistance.  
However, through year 30, the Redevelopment Plan should generate sufficient 
resources in the low- and moderate-income housing fund to assist most, if not all, of the 
units needing improvement.  The bulk of these resources would become available 
between years 10 and 30. 

Housing rehabilitation will have multiple benefits for the community.  Not only will many 
lower-income homeowners be able to receive financial assistance in the repair of their 
homes, but through rehabilitation, as opposed to new home construction, the low density 
character of the Amendment Area can be preserved. 

While housing rehabilitation will be emphasized by the Agency, it is recognized that 
there are approximately 34 dwelling units in the Amendment Area that are deteriorated 
to the point where rehabilitation may not be feasible.  In such cases, the Agency may 
seek to purchase the deteriorated building without the use of eminent domain and 
provide for the construction of a new replacement unit that is decent, safe, and sanitary.  
In cases such as this, the Agency is required to provide replacement housing for the lost 
units and to provide relocation assistance for displaced residents or businesses. 

In addition to potentially replacing severely deteriorated housing, it should be noted that 
the Amendment Area has numerous residential units in areas designated for non-
residential type of uses.  Over the long term, these non-conforming units may be 
removed by market forces, or on a highly selective basis by the Agency through 
voluntary acquisition.  Where possible and financially feasible, removed non-conforming 
units may be moved to suitable sites in the Amendment Area.  Where this option is not 
feasible, the subject units may be demolished and then replaced with affordable housing 
units as required by law at other locations in the community. Displaced residents will 
receive relocation assistance from the Agency. 

By emphasizing housing rehabilitation over new housing construction the Agency 
expects to achieve the following goals for the community and neighborhood: 

• To the extent feasible, improve existing units to avoid dislocation and the need 
for permanent relocation and replacement dwelling unit construction. 
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• Reduce the number of vacant dwelling units in the community and, in so doing, 
strengthen the local housing market. 

• Where required by conditions of severe dilapidation, remove dwellings that are 
unsafe and detrimental to property values in the neighborhoods in which they are 
located. 

• In cases where residential units do not conform to the land uses indicated in the 
General Plan/RCIP, and the land is needed for development of uses that are 
consistent with these documents but cannot be reasonably achieved by the 
private market acting alone, the Agency may cause such units to be moved to 
other locations or to be demolished and replaced by suitable replacement units 
on sites designated for residential use. 

• Maintain or reduce the existing density character of the Amendment Area by, to 
the greatest extent feasible, increasing the quality, value, life, and utility of the 
existing housing stock. 

The Agency has adopted a Relocation Method for the Amendment Area, which has been 
described in Chapter 21.0 of this Report and is included in Appendix C.  The Relocation 
Method provides a mechanism to fairly and properly relocate residents and businesses 
from the Amendment Area in those limited instances, if any, where relocation may be 
found to be necessary.  However, prior to actual relocation of residents, a more 
comprehensive relocation plan describing relocation resources available at the time and 
providing an analysis of the affordability of those relocation resources must be prepared 
and approved by the Agency.  In accordance with State law, the Agency will provide 
replacement housing units within four years of the loss of any low- and moderate-income 
housing units.   

Due to conditions in and around the Amendment Area, it is likely that the Agency will 
spend its low- and moderate-income housing funds inside the boundaries of the 
Amendment Area. 

28.2 ENVIRONMENTAL QUALITY 
The impact of the Project on the environment is discussed in depth in the Final 
Environmental Impact Report, attached as Appendix D.  The adoption of the 
Redevelopment Plan is expected to have, overall, a positive impact on the environment 
by eliminating those conditions in the Project Area associated with blight as described in 
the CCRL, and as documented elsewhere in this report. 

A key improvement to the neighborhoods in the Amendment Area may be Agency-
induced rehabilitation of existing neighborhood shopping facilities and the construction 
and/or improvement of community facilities.   

Also of benefit to the neighborhoods will be the construction of new commercial uses in 
commercial zones that will provide added employment opportunities.  High 
unemployment and the conditions that give rise to high unemployment, such as lower 
levels of educational achievement, could constitute a long term disadvantage to the 
Amendment Area and the immediately surrounding areas.  By increasing commercial 
and other employment opportunities in the area, the Agency will make available to local 
residents the means to self-improvement and economic success. 
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28.3 INFRASTRUCTURE 
A major component of the proposed Project is the provision of street, flood control, 
water, and sewer improvements in the proposed Amendment Area.  Such improvements 
are expected to improve circulation and traffic flow, help to mitigate the impacts of 
flooding, improve the amount and quality of local water service, and the problems related 
to inadequate sewage systems.  Public facilities improvements and the effects thereof 
are also addressed in the Final Environmental Impact Report. 

28.4 COMMUNITY FACILITIES AND SERVICES 
The Agency is authorized to install and construct, or cause to be installed and 
constructed, a wide range of public improvements and facilities.  These improvements 
and facilities are listed in the Redevelopment Plan and throughout this Report.  These 
public improvements will directly benefit the Amendment Area and its immediately 
surrounding neighborhoods by directly enhancing public health and safety, and by 
increasing the levels of local services. 

While community facilities will be improved as a result of Agency activities, public 
services should also be improved by the increased property tax base created in part by 
redevelopment activities.  Over the long term, these benefits will accrue to the County 
and local taxing agencies. 

28.5 SCHOOL POPULATION AND EDUCATION QUALITY 
By emphasizing housing rehabilitation over new construction, redevelopment impacts 
will cause little, if any, direct increase in school population. Consequently, no direct 
adverse impacts on educational quality are expected as a result of redevelopment.  On 
the contrary, through redevelopment, local schools will receive funds for new facility 
construction that they might not otherwise receive.  These funds will allow local school 
improvements to keep pace with rehabilitation activities and public facility improvements 
planned for the Amendment Area.   In addition, many school facility improvements are 
listed in the Redevelopment Plan as improvements available for funding.  School impact 
issues are also addressed in the Final Environmental Impact Report. 

28.6 PROPERTY ASSESSMENTS AND TAXES 
The total assessed value of the Amendment Area is expected to increase due to the 
rehabilitation of existing residential uses, and through development of new employment-
generating land uses in the Amendment Area.  Under state law and provisions of the 
Redevelopment Plan, revenues from taxes levied on the increase on such property 
assessments after the adoption of the Redevelopment Plan are allocated to the Agency 
to repay indebtedness incurred by the Agency in carrying out the Redevelopment Plan.   

Revitalization in the Amendment Area may also have a positive effect on the market 
value of properties in adjacent neighborhoods, resulting in some increase in assessed 
valuation in these areas.  Property tax rates, which are governed by Article XIIIA of the 
State Constitution, will not be affected by redevelopment activities. 

28.7 HOUSING 
The expected benefits of the Agency’s emphasis on housing rehabilitation in the 
Amendment Area are described above.  The following specific information required by 
the CCRL also reflects these benefits: 
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1. The number of dwelling units housing persons and families of low- or moderate-
income expected to be removed from the low- and moderate-income housing 
market for the duration of the Redevelopment Plan by the Agency is zero.  
However, there are approximately 35 dwelling units in the Amendment Area that 
are either severely dilapidated or are non-conforming uses.  It is possible that 
these units may be removed on a voluntary basis.  If any of these units are 
occupied by low- and moderate income persons, they will be replaced by an 
equal number of units available in the low- and moderate-income housing 
market.   

2. The number of persons of low- and moderate-income that could be displaced 
over the life of the Redevelopment Plan by the Agency is zero. However, if it is 
assumed that all dilapidated and non-conforming dwelling units are removed 
either voluntarily or in the open market, then approximately 121 persons could be 
displaced.  Some or all of these individuals could be eligible for relocation 
assistance.  

3. Dwelling units in need of rehabilitation are generally located throughout the 
Amendment Area.  The Agency will give primary consideration to rehabilitation 
plans which will serve to improve and preserve the community’s supply of low- 
and moderate-income housing in the Amendment Area and, possibly, at other 
nearby locations.  To a lesser degree, the Agency will consider proposals for new 
residential development on an in-fill basis, so long as such proposals do not 
conflict with the goals of the General Plan. 

4. The Redevelopment Plan is in conformance with the Riverside County General 
Plan, which would permit a total of approximately 1,011 new residential units in 
the Amendment Area.  In accordance with the CCRL, at least 15% (or 152) of 
these new units will be made affordable to low- and moderate-income persons or 
families over the life of the Redevelopment Plan.  The Agency expects to have 
substantial funds that may be used for replacement units or for rehabilitation of 
existing units. The Agency will have the authority to finance rehabilitation 
activities inside and outside the Amendment Area. 

5. Depending on the availability of various programs, various low- and moderate-
income housing programs will be undertaken using the Agency’s 20% housing 
set-aside, Community Development Block Grant funds, or through the use of tax 
exempt financing primarily for residential rehabilitation projects. 

6. There are no plans at present to relocate or otherwise displace Amendment Area 
occupants; thus there is no timetable for providing replacement units.  However, 
if  dwelling units housing persons and families of low- or moderate-income are 
destroyed or removed from the low- or moderate-income housing market as part 
of the Project, the Agency will, within four (4) years of such destruction or 
removal, rehabilitate, develop or construct, or cause to be rehabilitated, 
developed or constructed for rental or sale to persons and families of low- and 
moderate-income, an equal number of replacement dwelling units at an 
affordable rent within the Amendment Area or elsewhere nearby, in accordance 
with provisions of Section 33413 and 33413.5 of the CCRL. 
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28.8 OTHER MATTERS AFFECTING THE PHYSICAL AND SOCIAL 
QUALITY OF THE NEIGHBORHOOD 

The successful redevelopment of the Amendment Area by the Agency will result 
generally in the physical upgrading of public improvements, an improvement in the 
aesthetic environment of the Amendment Area, an increase in job opportunities through 
construction and through commercial employment, an improvement in public facilities, 
long-term increases in the County’s economic health, and a more efficient utilization of 
land in the Amendment Area. 
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29.0 COUNTY FISCAL OFFICER REPORT ANALYSIS 
AND SUMMARY OF CONSULTATIONS WITH 
TAXING AGENCIES 

As discussed in Chapter 27.0, the County Fiscal Officer prepared and sent a report to the 
Agency pursuant to CCRL Section 33328.  Subsequent to that report the Agency changed the 
base year to the rolls last equalized on August 20, 2009, as per CCRL Section 33328.5  The 
following is an analysis of that report and a description of the taxing agency consultations. 

29.1 ANALYSIS OF 33328 REPORT 
Table 68 shows the affected taxing agencies and the percentage of taxes for each, 
according to the County Fiscal Officer’s Report, dated January 5, 2009.  A copy of the 
Report follows Chapter 27.0, and the mailing labels of each notified taxing agency are on 
the pages immediately following this chapter. 

29.2 SUMMARY OF CONSULTATIONS WITH TAXING AGENCIES 
All affected taxing agencies were contacted by certified letter mailed November 13, 
2009, inviting their representatives to attend a consultation meeting with Agency staff 
regarding the proposed Project.  All affected taxing agencies were provided with copies 
of the Preliminary Report, the Draft Redevelopment Plan, and the Draft EIR via certified 
mail on November 13, 2009, for their review.   

The consultation meeting with the taxing agencies was held on December 3, 2009.  No 
written correspondence indicating concern or objection from the taxing agencies has 
been received by the Agency. 
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TABLE 68 
PROPERTY TAX REVENUE SHARES BY TAXING AGENCY 

County District Number District Name Percent of Taxes 

01 1001 Riverside County General Fund 0.27761184 

01 1121 County Free Library 0.02613396 

01 1123 County Structure Fire Protection 0.05625858 

03 2301 Lake Elsinore Unified 0.15497892 

03 5701 Perris School 0.02983142 

03 8001 Val Verde Unified 0.01387360 

03 8601 Perris Union High School 0.07497682 

03 9101 Riverside City Community College 0.00274400 

03 9201 Mt San Jacinto Junior College 0.03586378 

03 9830 Elsinore Area Elem. School Fund 0.03512320 

03 9831 Perris Area Elem. School Fund 0.04552765 

03 9832 Perris Jr. High Area Fund 0.03037780 

03 9896 Riverside County Office of Education 0.03928708 

04 1110 Riverside County Regional Park &: Open 
Space 0.00416132 

04 1351 Flood Control Administration 0.00256399 

04 1363 Flood Control Zone 3 0.02700187 

04 1364 Flood Control Zone 4 0.01215617 

04 1745 CSA 41 0.03740178 

04 4018 Elsinore Valley Cemetery 0.00602328 

04 4038 Perris Valley Cemetery 0.00098674 

04 4631 County Ortega Trail Rec & Park 0.00630750 

04 5401 Eastern Municipal Water 0.01378205 

04 5501 Elsinore Valley Municipal Water 0.06037040 

04 5701 Western Municipal Water 0.00272494 

04 5711 Western Mun. Water 1st Fringe 0.00348118 

28 4736 Riverside Corona Resource Conserv. 0.00038869 

28 4743 San Jacinto Basin Resource Conserv. 0.00006145 
Source: Health and Safety Code Section 33328 Report of the Riverside County Auditor-Controller, January 5, 2010 
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Taxing Agencies 

Mr.Mark Smith 
Administrator 
Riverside County Library Administration 
3392-A Durahart Street,  
Riverside, CA 92507 
 

 Ms.Kathy Everheart 
Executive Officer 
Riverside County Ortega Trail Recreation & 
Park District 
21575 Palomar Street,  
Wildomar, CA 92595-9684 

 Mr.David Flake 
Administrator 
Riverside County Fire Department 
210 West San Jacinto Avenue,  
Perris, CA 92570 
 

Mr.Hans Kernkamp 
General Manager 
Riverside County Waste Mgmt Dept 
14310 Frederick St.,  
Moreno Valley, CA 92553 
 

Mr.Warren D. Williams 
General Manager-Chief Engineer 
Riverside County Flood Control 
Administration 
1995 Market Street,  
Riverside, CA 92501 

Mr.Paul Grandson 
General Manager 
Riverside County Parks and Open Space 
Dist. 
4600 Crest more Road,  
Riverside, CA 92509 

Mr.Kenneth M. Young 
Superintendent 
Riverside County Office of Education 
3939 Thirteenth Street, P.O. Box 868 
Riverside, CA 92501 
 

Mr.Anthony J. Pack 
General Manager 
Eastern Municipal Water District 
2270 Tremble Road, P.O. Box 8300 
Perris, CA 92572-8300 
 

Mr.Richard Staley 
President of Trustee 
Elsinore Valley Cemetery 
18170 Collier Ave,  
Lake Elsinore, CA 92530 
 

Mr.Ronald Young 
General Manager 
Elsinore Valley Municipal Water District 
31315 Chaney Street,  
Lake Elsinore, CA 92531 
 

Mr.T.J. Rielly 
Manager 
Perris Valley Cemetery 
915 N Perris Blvd,  
Perris, CA 92571 
 

S. R.Al Lopez 
President 
Western Municipal Water District 
450 Alessandro Blvd.,  
Riverside, CA 92508 
 

Dr.Frank W. Passarella 
District Superintendent 
Lake Elsinore Unified School District 
545 Chaney St.,  
Lake Elsinore, CA 92530 
 

Mr.Roger Schultz 
Superintendent 
Mt. San Jacinto Junior College 
1499 N. State St.,  
San Jacinto, CA 92583 
 

Mr.Edward Agundez 
Superintendent 
Perris Elementary School Fund 
143 E. 1st.,  
Perris, CA 92570 
 

Dr.Jonathan Greenburg 
Superintendent 
Perris Union High School District 
155 E. 4th. St.,  
Perris, CA 92570 
 

Dr.Irving Hendrick 
Chancellor 
Riverside Community College 
3845 Market Street,  
Riverside, CA 92501 
 

Mr.Bob Hewitt 
District Conservationist 
Riverside-Corona Resource Conservation 
4500 Glennwood Dr., Building  A 
Riverside, CA 92501 
 

Ms.Gayle Holyoak 
District Manager 
San Jacinto Basin Resource Conservation 
District 
950 N Ramona Blvd., #6 
San Jacinto, CA 92582 

Dr.Fred Workman 
Superintendent 
Val Verde Unified School District 
975 W. Morgan St,  
Perris, CA 92571 
 

Ms.Pam Nelson 
President 
Elsinore Murrieta Anza Resource 
Conservation 
23905 Clinton Keith Road, #114-165 
Wildomar, CA 92515 

Mr.Jeffrey Kightlinger 
General Manager 
The Metropolitan Water District of Southern 
California 
700 North Alameda Street,  
Los Angeles, CA 90012-2944 

Mr. William Luna, Chief Executive Officer 
County of Riverside 
4080 Lemon Street, 4th Floor 
Riverside, CA 92501 
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APPENDIX B 

AMENDMENT TO EXISTING I-215 
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ENVIRONMENTAL IMPACT REPORT 
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URBAN FUTURES STAFF 
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This Preliminary Report, including the Field Reconnaissance, was completed by UFI under the 
general direction of Mr. Ernie Glover, Managing Principal.  Participating professional UFI staff 
included Mr. Paul Schowalter, Principal and Ms. Kiran Bhalla, Planner. 

Mr. Glover holds a Master of City Planning from San Diego State University; Bachelor of Arts in 
Political Science and Sociology, with honors, from the University of California at Santa Barbara, 
with post-graduate studies completed at the University of Southern California.  Mr. Glover joined 
UFI after 14 years as President of GRC Redevelopment Consultants, Inc. where he was 
responsible for the adoption and/or amendment of over 200 Redevelopment Plans and 
Implementation Plans throughout California. 

Mr. Schowalter holds a Bachelor of Architecture Degree with an Urban Design Emphasis from 
the California State Polytechnic University, Pomona and has personally participated in over 100 
field surveys and provided analysis and document preparation in over 150 redevelopment plan 
adoptions and amendments in California.   

Ms. Bhalla holds a Bachelor of Arts Degree in International Relations and Political Science from 
Boston University, and a Masters of Arts in Security Studies from Georgetown University, and 
has participated in multiple redevelopment field investigations, GIS analysis, and project 
management.  
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