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RIVERSIDE COUNTY  
AIRPORT LAND USE COMMISSION 

STAFF REPORT 

ADMINISTRATIVE ITEMS 

5.1 Director’s Approvals 

A. During the period of September 16, 2023, through October 15, 2023, as authorized pursuant to Section
1.5.2(d) of the 2004 Riverside County Airport Land Use Compatibility Plan, ALUC Director Paul Rull
reviewed four non-legislative cases and issued determinations of consistency.

ZAP1112RI23 (Zone D) pertains to City of Jurupa Valley Case No. MA21237 (SDP21087 Site Development 
Permit), a proposal to construct a manufacturing building totaling 97,000 square feet with mezzanines on 
4.78 acres located on the southeast corner of Clay Street and Van Buren Boulevard. The site is located 
within Airport Compatibility Zone D of the 2005 Riverside Municipal Airport Compatibility Plan. Compatibility 
Zone D restricts non-residential intensity to an average of 100 persons per acre, with a maximum of 300 
persons in any given single-acre area. The project proposes to construct an industrial building totaling 
97,000 square feet with mezzanines, which includes 58,000 square feet of manufacturing area, 32,000 
square feet of warehouse area, 3,500 square feet of first floor office area, and 3,500 square feet of second 
floor office mezzanine area, accommodating 372 people, resulting in an average intensity of 88 people per 
acre, and a single acre intensity of 235 people, both of which are consistent with Zone D average acre 
criterion of 100 people per acre, and single acre of 300 people. The elevation of Runway 9-27 at its 
westerly terminus is 757.6 feet above mean sea level (AMSL). At a distance of approximately 6,026 feet 
from the runway to the site, Federal Aviation Administration (FAA) review would be required for any 
structures with top of roof exceeding 817.6 feet AMSL. The site’s finished floor elevation is 635 feet AMSL 
and proposed building height is 45 feet, resulting in a top point elevation of 680 feet AMSL. Therefore, 
review of the building for height/elevation reasons by the FAA Obstruction Evaluation Service (FAAOES) 
was not required. Land use practices that attract or sustain hazardous wildlife populations on or near 
airports significantly increase the potential of Bird Aircraft Strike Hazards (BASH). The FAA strongly 
recommends that storm water management systems located within 5,000 or 10,000 feet of the Airport 
Operations Area, depending on the type of aircraft, be designed and operated so as not to create above-
ground standing water. To facilitate the control of hazardous wildlife, the FAA recommends the use of 
steep-sided, rip-rap lined, narrow, linearly shaped water detention basins.  All vegetation in and around 
detention basins that provide food or cover for hazardous wildlife should be eliminated.  (FAA Advisory 
Circular 5200-33C). Although the nearest portion of the proposed project is located within 10,000 feet of the 
runway (approximately 6,026 feet), the project utilizes underground detention systems which will not 
contain surface water or attract wildlife and, therefore, would not constitute a hazard to flight. 

ALUC Director Paul Rull issued a determination of consistency for this project on September 26, 2023. 

********** 

ZAP1073HR23 (Zone D) pertains to County of Riverside Case No. TPM 38153 (Tentative Parcel Map), a 
proposal to subdivide 5.15 acres into 2 separate parcels, located southerly of Milan Road, northerly of 
Ranchland Road, and westerly of Oxbow Drive. The site is located within Airport Compatibility Zone D of 
the Hemet-Ryan Airport Influence Area (AIA), where Compatibility Zone D restricts residential density to 
either below 0.4 dwelling units per acre or greater than 3.0 dwelling units per acres per Additional 
Compatibility Policy 2.3. The project proposes to divide 5.15 acres into two separate parcels, resulting in a 
density of 0.38 dwelling units per acre, which is inconsistent with Zone D criterion of either below 0.4 
dwelling units per acre or greater than 3.0 dwelling units per acre. The elevation of Runway 5-23 at its 
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westerly terminus is 1,499 feet above mean sea level (AMSL). At a distance of approximately 13,864 feet 
from the runway to the site, Federal Aviation Administration (FAA) review would be required for any 
structures with top of roof exceeding 1,638 feet AMSL. The site’s finished floor elevation is 1,496 feet AMSL 
and proposed building height is 14 feet, resulting in a top point elevation of 1,560 feet AMSL. Therefore, 
review of the building for height/elevation reasons by the FAA Obstruction Evaluation Service (FAAOES) 
was not required. 

 
ALUC Director Paul Rull issued a determination of consistency for this project on September 20, 2023. 
 

********** 
 
ZAP1041FL23 (Zones D, E) pertains to City of Jurupa Valley Case No. MA23028 (SDP23013 [Site 
Development Review]), a proposal to establish a new truck repair/sales business within an existing facility, 
including a 992 square foot building, 600 square foot service bay, and 400 square foot lunch shelter on 2.0 
acres, located at 5934 Mission Boulevard, westerly of Riverview Drive and easterly of Rosa Road. The 
project is located within Compatibility Zones D and E of Flabob Airport Influence Area, where Zone D 
restricts non-residential intensity to 100 people per average acre, and 300 people per single acre, and Zone 
E non-residential intensity is not restricted. The existing buildings are located on a portion of the site that is 
in Zone E, where occupancy is not restricted, and no development is proposed in the portion of the site in 
Zone D. The elevation of Runway 6-24 at its westerly terminus is approximately 750 feet above mean sea 
level (AMSL). At a distance of approximately 4,450 feet from the runway to the above-referenced parcel, 
Federal Aviation Administration (FAA) review would be required for any structures with top point exceeding 
795 feet AMSL. The project’s site elevation is 822 feet AMSL with the 21-foot-tall existing building would 
result in a top point elevation of 843 feet AMSL. However, since the 21-foot tall building already exists, and 
that none of the project structures would exceed that height, review by the FAA Obstruction Evaluation 
Service (FAA OES) for height/elevation reasons was not required. Land use practices that attract or sustain 
hazardous wildlife populations on or near airports significantly increase the potential of Bird Aircraft Strike 
Hazards (BASH). The FAA strongly recommends that storm water management systems located within 
5,000 or 10,000 feet of the Airport Operations Area, depending on the type of aircraft, be designed and 
operated so as not to create above-ground standing water. To facilitate the control of hazardous wildlife, the 
FAA recommends the use of steep-sided, rip-rap lined, narrow, linearly shaped water detention basins.  All 
vegetation in and around detention basins that provide food or cover for hazardous wildlife should be 
eliminated.  (FAA Advisory Circular 5200-33C). The nearest portion of the project is located 4,450 feet from 
the runway, and therefore would be subject to the above requirement. The project utilizes infiltration basins 
which are permitted in Zones D and E. Pursuant to the study “Wildlife Hazard Management at Riverside 
County Airports: Background and Policy”, October 2018, by Mead & Hunt, which is the basis of the 
brochure titled “Airports, Wildlife and Stormwater Management”, such basins are permissible as long as 
landscaping is not attractive to potentially hazardous wildlife, and that basins have a 48-hour drawdown. 
The project has been conditioned to be consistent with the basin criteria  
 
ALUC Director Paul Rull issued a determination of consistency for this project on October 5, 2023. 
 

********** 
 
ZAP1049BA23 (Zone D) pertains to City of Banning Case No. DR23-7008 (Design Review), a proposal to 
construct a 46,944 square foot manufacturing building on 15.79 acres located northerly of Lincoln Street, 
westerly of Eighth Street, and southerly of the I-10 Freeway. The applicant also proposes changing the 
westerly portion of the site’s (which is located outside the airport influence area) land use designation and 
zoning from General Commercial to Industrial. The project does not propose any legislative actions within 
the airport influence area Zone D. The portion of the site is located within Airport Compatibility Zone D of 
the Banning Municipal Airport Influence Area (AIA). Zone D restricts non-residential intensity to 200 people 
per average acre and 800 people per single acre. The project does not propose any buildings within the 
Zone D portion of the site, therefore no occupancy will be generated. The elevation of Runway 8-26 at its 
westerly terminus is 2,119 feet above mean sea level (AMSL). At a distance of approximately 9,000 feet 
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from the runway to the site, Federal Aviation Administration Obstruction Evaluation Service (FAA OES) 
review would be required for any structures with top of roof exceeding 2,209 feet AMSL. The site’s finished 
floor elevation is 2,390 feet AMSL and the proposed building height is 37 feet, resulting in a top point 
elevation of 2,427 feet AMSL. Therefore, FAA Obstruction Evaluation Service review for height/elevation 
reasons was required. However, since the building is located outside the airport influence area, the FAA 
OES review will be conditioned to be done prior to building permit. Land use practices that attract or sustain 
hazardous wildlife populations on or near airports significantly increase the potential of Bird Aircraft Strike 
Hazards (BASH). The FAA strongly recommends that storm water management systems located within 
5,000 or 10,000 feet of the Airport Operations Area, depending on the type of aircraft, be designed and 
operated so as not to create above-ground standing water. To facilitate the control of hazardous wildlife, the 
FAA recommends the use of steep-sided, rip-rap lined, narrow, linearly shaped water detention basins.  All 
vegetation in and around detention basins that provide food or cover for hazardous wildlife should be 
eliminated.  (FAA Advisory Circular 5200-33C). Although the nearest portion of the proposed project is 
located within 10,000 feet of the runway (approximately 9,098 feet), the project utilizes underground 
infiltration systems which will not contain surface water or attract wildlife and, therefore, would not constitute 
a hazard to flight. 
 
ALUC Director Paul Rull issued a determination of consistency for this project on October 5, 2023. 

  
B. Additionally, ALUC Director Paul Rull reviewed one local jurisdiction non-impact legislative case pursuant to 

ALUC Resolution No. 2011-02, and issued a determination of consistency. 
 

ZAP1076RG23 (Zone D) pertains to City of Riverside Zoning Ordinance Amendment (PR2023-001523), a 
proposal amending Title 19 of the Riverside Municipal Code related to updates to regulations for industrial 
development, including align definition of Sensitive Receptors with established policy and provide additional 
protections for sensitive receptors near proposed industrial development; revise industrial development 
standards including but not limited to Floor Area Ratio, maximum building size and landscape setbacks to 
improve compatibility with surrounding uses; enhance project notification requirements for certain projects 
within the Business Manufacturing Park (BMP) and General Industrial (I) Zones; and other minor, non-
substantive changes and technical corrections as required to provide clarity, correct errors, or remove 
redundancies.  
 
ALUC Director Paul Rull issued a determination of consistency for this project on September 26, 2023. 

 
5.2 Update March Air Reserve Base Compatibility Use Study (CUS) 

Presentation by Project Director Simon Housman or his designee. 
 

 
  X:\ALUC Administrative Items\Admin. 2023\ADmin Item 11-9-23.doc 
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September 26, 2023 
 
Miguel Del Rio, Associate Planner 
City of Jurupa Valley Planning Department 
8930 Limonite Avenue 
Jurupa Valley CA 92509 
 
RE:  AIRPORT LAND USE COMMISSION (ALUC) DEVELOPMENT REVIEW – DIRECTOR’S 
DETERMINATION 

  
File No.:  ZAP1112RI23 

 Related File No.: MA21237 (SDP21087 Site Development Permit) 
 APN:   163-300-020 and 163-400-011 

Airport Zone:   Zone D 
 
Dear Mr. Del Rio: 
 
Under the delegation of the Riverside County Airport Land Use Commission (ALUC) pursuant to 
Policy 1.5.2(d) of the Countywide Policies of the 2004 Riverside County Airport Land Use 
Compatibility Plan, staff reviewed City of Jurupa Valley Case No. MA21237 (SDP21087 Site 
Development Permit), a proposal to construct a manufacturing building totaling 97,000 square 
feet with mezzanines on 4.78 acres located on the southeast corner of Clay Street and Van 
Buren Boulevard.  
 
The site is located within Airport Compatibility Zone D of the 2005 Riverside Municipal Airport 
Compatibility Plan. Compatibility Zone D restricts non-residential intensity to an average of 100 
persons per acre, with a maximum of 300 persons in any given single-acre area. The project 
proposes to construct an industrial building totaling 97,000 square feet with mezzanines, which 
includes 58,000 square feet of manufacturing area, 32,000 square feet of warehouse area, 
3,500 square feet of first floor office area, and 3,500 square feet of second floor office 
mezzanine area, accommodating 372 people, resulting in an average intensity of 88 people per 
acre, and a single acre intensity of 235 people, both of which are consistent with Zone D 
average acre criterion of 100 people per acre, and single acre of 300 people.                   
 
The elevation of Runway 9-27 at its westerly terminus is 757.6 feet above mean sea level 
(AMSL). At a distance of approximately 6,026 feet from the runway to the site, Federal Aviation 
Administration (FAA) review would be required for any structures with top of roof exceeding 
817.6 feet AMSL. The site’s finished floor elevation is 635 feet AMSL and proposed building 
height is 45 feet, resulting in a top point elevation of 680 feet AMSL. Therefore, review of the 
building for height/elevation reasons by the FAA Obstruction Evaluation Service (FAAOES) was 
not required. 
 
Land use practices that attract or sustain hazardous wildlife populations on or near airports 
significantly increase the potential of Bird Aircraft Strike Hazards (BASH). The FAA strongly 
recommends that storm water management systems located within 5,000 or 10,000 feet of the 
Airport Operations Area, depending on the type of aircraft, be designed and operated so as not 
to create above-ground standing water. To facilitate the control of hazardous wildlife, the FAA 
recommends the use of steep-sided, rip-rap lined, narrow, linearly shaped water detention 
basins.  All vegetation in and around detention basins that provide food or cover for hazardous 
wildlife should be eliminated.  (FAA Advisory Circular 5200-33C).  
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Although the nearest portion of the proposed project is located within 10,000 feet of the runway 
(approximately 6,026 feet), the project utilizes underground detention systems which will not 
contain surface water or attract wildlife and, therefore, would not constitute a hazard to flight. 
 
As ALUC Director, I hereby find the above-referenced project CONSISTENT with the 2005 
Riverside Municipal Airport Land Use Compatibility Plan, provided that the City of Jurupa Valley 
applies the following recommended conditions:  
 
CONDITIONS: 
 
1. Any new outdoor lighting that is installed shall be hooded or shielded so as to prevent 

either the spillage of lumens or reflection into the sky. Outdoor lighting shall be 
downward facing. 

 
2. The following uses/activities are not included in the proposed project and shall be 

prohibited at this site: 
  

(a) Any use which would direct a steady light or flashing light of red, white, green, or 
amber colors associated with airport operations toward an aircraft engaged in an 
initial straight climb following takeoff or toward an aircraft engaged in a straight 
final approach toward a landing at an airport, other than an FAA-approved 
navigational signal light or visual approach slope indicator. 

 
(b) Any use which would cause sunlight to be reflected towards an aircraft engaged 

in an initial straight climb following takeoff or towards an aircraft engaged in a 
straight final approach towards a landing at an airport. 

 
(c) Any use which would generate smoke or water vapor or which would attract 

large concentrations of birds, or which may otherwise affect safe air navigation 
within the area. (Such uses include landscaping utilizing water features, 
aquaculture, production of cereal grains, sunflower, and row crops, composting 
operations, trash transfer stations that are open on one or more sides, recycling 
centers containing putrescible wastes, construction and demolition debris 
facilities, fly ash disposal, and incinerators.)  

 
(d) Any use which would generate electrical interference that may be detrimental to 

the operation of aircraft and/or aircraft instrumentation. 
 
(e) Highly noise-sensitive outdoor nonresidential uses and hazards to flight. 

 
3. The attached disclosure notice shall be provided to all potential purchasers, lessees, 

and/or tenants of the property, and shall be recorded as a deed notice.    
 
4. Any proposed stormwater basins or facilities shall be designed and maintained to 

provide for a maximum 48-hour detention period following the design storm, and remain 
totally dry between rainfalls. Vegetation in and around the detention basin that would 
provide food or cover for bird species that would be incompatible with airport operations 
shall not be utilized in project landscaping. Trees shall be spaced so as to prevent large 
expanses of contiguous canopy, when mature. Landscaping in and around the detention 
basin(s) shall not include trees or shrubs that produce seeds, fruits, or berries.   
 
Landscaping in the detention basin, if not rip-rap, should be in accordance with the 
guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the 
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“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure available at 
RCALUC.ORG which list acceptable plants from Riverside County Landscaping Guide 
or other alternative landscaping as may be recommended by a qualified wildlife hazard 
biologist. The infiltration basin shall be designed in accordance with all parameters 
identified in the Wildlife Hazard Management at Riverside County Airports: Background 
and Policy. 
 
A notice sign, in a form similar to that attached hereto, shall be permanently affixed to 
the stormwater basin with the following language: “There is an airport nearby. This 
infiltration trench basin is designed to hold stormwater for only 72 hours and not attract 
birds. Proper maintenance is necessary to avoid bird strikes”. The sign will also include 
the name, telephone number or other contact information of the person or entity 
responsible to monitor the infiltration trench. 

 
5.  This project has been evaluated as consisting of 48,000 square feet of 

manufacturing area, 32,000 square feet of warehouse area, 3,500 square feet of first 
floor office area, and 3,500 square feet of second floor office mezzanine area. Any 
increase in building area, change in use to any higher intensity use, change in 
building location, or modification of the tentative parcel map lot lines and areas 
will require an amended review to evaluate consistency with the ALUCP 
compatibility criteria, at the discretion of the ALUC Director. 

 
If you have any questions, please contact me at (951) 955-6893. 
 
Sincerely, 
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION 
 
 
____________________________________ 
Paul Rull, ALUC Director 
 
Attachments:  Notice of Airport in Vicinity 
 
cc: Wayne Lu (applicant) 
 The Holt Group Inc. (representative)  
 Wei Lin (property owner) 

Daniel Prather, Airport Manager, Riverside Municipal Airport  
 ALUC Case File 
 
X:\AIRPORT CASE FILES\Riverside\ZAP1112RI23\ZAP1112RI23.LTR.doc 
 

https://nam01.safelinks.protection.outlook.com/?url=http%3A%2F%2FRCALUC.ORG&data=02%7C01%7CPRull%40rivco.org%7Cad522af4b7c241f0a35308d7735fbaa6%7Cd7f03410e0a84159b30054980ef605d0%7C0%7C0%7C637104727306520193&sdata=glcx3lNaVHVn0pIHbET9quAEAnc9p9AYuPUxE05aeDQ%3D&reserved=0


NOTICE OF AIRPORT IN 
VICINITY 

 

This property is presently located in the vicinity of an 
airport, within what is known as an airport influence 
area.  For that reason, the property may be subject to 
some of the annoyances or inconveniences associated 
with proximity to airport operations (for example: noise, 
vibration, or odors).  Individual sensitivities to those 
annoyances [can vary from person to person.  You may 
wish to consider what airport annoyances], if any, are 
associated with the property before you complete your 
purchase and determine whether they are acceptable to 
you.  Business & Professions Code Section 11010 (b) 
(13)(A) 



THERE IS AN AIRPORT NEARBY. 

THIS STORM WATER BASIN IS DESIGNED TO HOLD 

STORM WATER FOR ONLY 48 HOURS AND

NOT TO ATTRACT BIRDS

PROPER MAINTENANCE IS NECESSARY TO AVOID 

BIRD STRIKES

N O T I C E

IF THIS BASIN IS OVERGROWN, PLEASE CONTACT:

Name:  _____________________         Phone: ____________________
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September 20, 2023 
 
Blanca Bernardino, Project Planner 
County of Riverside, Planning Department 
4080 Lemon Street, 12th floor  
Riverside, CA 92501 
 
RE:  AIRPORT LAND USE COMMISSION (ALUC) DEVELOPMENT REVIEW – DIRECTOR’S 
DETERMINATION 

  
File No.:  ZAP1073HR23 

 Related File No.: TPM 38153 (Tentative Parcel Map) 
 APN:   465-320-006 

Airport Zone:   Zone D 
 
Dear Ms. Bernardino: 
 
Under the delegation of the Riverside County Airport Land Use Commission (ALUC) pursuant to 
ALUC’s general delegation as per Policy 1.5.2(d) of the Countywide Policies of the 2004 
Riverside County Airport Land Use Compatibility Plan, staff reviewed County of Riverside Case 
No. TPM 38153 (Tentative Parcel Map), a proposal to subdivide 5.15 acres into 2 separate 
parcels, located southerly of Milan Road, northerly of Ranchland Road, and westerly of Oxbow 
Drive. 
 
The site is located within Airport Compatibility Zone D of the Hemet-Ryan Airport Influence Area 
(AIA), where Compatibility Zone D restricts residential density to either below 0.4 dwelling units 
per acre or greater than 3.0 dwelling units per acres per Additional Compatibility Policy 2.3. The 
project proposes to divide 5.15 acres into two separate parcels, resulting in a density of 0.38 
dwelling units per acre, which is inconsistent with Zone D criterion of either below 0.4 dwelling 
units per acre or greater than 3.0 dwelling units per acre.  
 
The elevation of Runway 5-23 at its westerly terminus is 1,499 feet above mean sea level 
(AMSL). At a distance of approximately 13,864 feet from the runway to the site, Federal Aviation 
Administration (FAA) review would be required for any structures with top of roof exceeding 
1,638 feet AMSL. The site’s finished floor elevation is 1,496 feet AMSL and proposed building 
height is 14 feet, resulting in a top point elevation of 1,560 feet AMSL. Therefore, review of the 
building for height/elevation reasons by the FAA Obstruction Evaluation Service (FAAOES) was 
not required. 
 
As ALUC Director, I hereby find the above-referenced project CONSISTENT with the 2017 
Hemet-Ryan Airport Land Use Compatibility Plan, provided that the County of Riverside applies 
the following recommended conditions:  
 
CONDITIONS: 
 
1. Any new outdoor lighting that is installed shall be hooded or shielded so as to prevent 

either the spillage of lumens or reflection into the sky. Outdoor lighting shall be 
downward facing. 

 
2. The following uses/activities are not included in the proposed project and shall be 
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prohibited at this site: 
  

(a) Any use which would direct a steady light or flashing light of red, white, green, or 
amber colors associated with airport operations toward an aircraft engaged in an 
initial straight climb following takeoff or toward an aircraft engaged in a straight 
final approach toward a landing at an airport, other than an FAA-approved 
navigational signal light or visual approach slope indicator. 

 
(b) Any use which would cause sunlight to be reflected towards an aircraft engaged 

in an initial straight climb following takeoff or towards an aircraft engaged in a 
straight final approach towards a landing at an airport. 

 
(c) Any use which would generate smoke or water vapor or which would attract 

large concentrations of birds, or which may otherwise affect safe air navigation 
within the area. (Such uses include landscaping utilizing water features, 
aquaculture, production of cereal grains, sunflower, and row crops, composting 
operations, trash transfer stations that are open on one or more sides, recycling 
centers containing putrescible wastes, construction and demolition debris 
facilities, fly ash disposal, and incinerators.)  

 
(d) Any use which would generate electrical interference that may be detrimental to 

the operation of aircraft and/or aircraft instrumentation. 
 
(e) Highly noise-sensitive outdoor nonresidential uses and hazards to flight. 

 
3. The attached disclosure notice shall be provided to all potential purchasers, lessees, 

and/or tenants of the property, and shall be recorded as a deed notice.    
 
4. Any proposed stormwater basins or facilities shall be designed and maintained to 

provide for a maximum 48-hour detention period following the design storm, and remain 
totally dry between rainfalls. Vegetation in and around the detention basin that would 
provide food or cover for bird species that would be incompatible with airport operations 
shall not be utilized in project landscaping. Trees shall be spaced so as to prevent large 
expanses of contiguous canopy, when mature. Landscaping in and around the detention 
basin(s) shall not include trees or shrubs that produce seeds, fruits, or berries.   
 
Landscaping in the detention basin, if not rip-rap, should be in accordance with the 
guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the 
“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure available at 
RCALUC.ORG which list acceptable plants from Riverside County Landscaping Guide 
or other alternative landscaping as may be recommended by a qualified wildlife hazard 
biologist. The infiltration basin shall be designed in accordance with all parameters 
identified in the Wildlife Hazard Management at Riverside County Airports: Background 
and Policy. 
 
A notice sign, in a form similar to that attached hereto, shall be permanently affixed to 
the stormwater basin with the following language: “There is an airport nearby. This 
infiltration trench basin is designed to hold stormwater for only 72 hours and not attract 
birds. Proper maintenance is necessary to avoid bird strikes”. The sign will also include 
the name, telephone number or other contact information of the person or entity 
responsible to monitor the infiltration trench. 

 
5.  This project has been evaluated as consisting of a division of 5.15 acres into two 

residential lots. Any increase in building area, change in use to any higher intensity use, 

https://nam01.safelinks.protection.outlook.com/?url=http%3A%2F%2FRCALUC.ORG&data=02%7C01%7CPRull%40rivco.org%7Cad522af4b7c241f0a35308d7735fbaa6%7Cd7f03410e0a84159b30054980ef605d0%7C0%7C0%7C637104727306520193&sdata=glcx3lNaVHVn0pIHbET9quAEAnc9p9AYuPUxE05aeDQ%3D&reserved=0
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change in building location, or modification of the tentative parcel map lot lines and 
areas will require an amended review to evaluate consistency with the ALUCP 
compatibility criteria, at the discretion of the ALUC Director. 

 
If you have any questions, please contact me at (951) 955-6893. 
 
Sincerely, 
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION 
 
 
____________________________________ 
Paul Rull, ALUC Director 
 
Attachments:  Notice of Airport in Vicinity 
 
cc: Rachel Dod Ayala (applicant/representative) 
 David Robert Mackie (property owner) 

Angela Jamison, County Airports Manager 
 ALUC Case File 
 
X:\AIRPORT CASE FILES\Hemet-Ryan\ZAP1073HR23\ZAP1073HR23.LTR.doc 
 



NOTICE OF AIRPORT IN 
VICINITY 

 

This property is presently located in the vicinity of an 
airport, within what is known as an airport influence 
area.  For that reason, the property may be subject to 
some of the annoyances or inconveniences associated 
with proximity to airport operations (for example: noise, 
vibration, or odors).  Individual sensitivities to those 
annoyances [can vary from person to person.  You may 
wish to consider what airport annoyances], if any, are 
associated with the property before you complete your 
purchase and determine whether they are acceptable to 
you.  Business & Professions Code Section 11010 (b) 
(13)(A) 



THERE IS AN AIRPORT NEARBY. 

THIS STORM WATER BASIN IS DESIGNED TO HOLD 

STORM WATER FOR ONLY 48 HOURS AND

NOT TO ATTRACT BIRDS

PROPER MAINTENANCE IS NECESSARY TO AVOID 

BIRD STRIKES

N O T I C E

IF THIS BASIN IS OVERGROWN, PLEASE CONTACT:

Name:  _____________________         Phone: ____________________
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RIVERSIDE COUNTY  
AIRPORT LAND USE COMMISSION 

 
  

 
October 5, 2023 
 
Jesus Huerta, Associate Planner 
City of Jurupa Valley Planning Department 
8930 Limonite Avenue 
Jurupa Valley CA 92509 
 
RE:  AIRPORT LAND USE COMMISSION (ALUC) DEVELOPMENT REVIEW – DIRECTOR’S 
DETERMINATION 
  

File No.:  ZAP1041FL23 
 Related File No.: MA23028 (SDP23013 [Site Development Review]) 
 APN:   182-230-022 
 Airport Zone:  Compatibility Zone D, E 
 
 
Dear Mr. Huerta 
 
Under the delegation of the Riverside County Airport Land Use Commission (ALUC) pursuant to 
Policy 1.5.2(d) of the Countywide Policies of the 2004 Riverside County Airport Land Use 
Compatibility Plan, staff reviewed City of Jurupa Valley Case No. MA23028 (SDP23013 [Site 
Development Review]), a proposal to establish a new truck repair/sales business within an 
existing facility, including a 992 square foot building, 600 square foot service bay, and 400 
square foot lunch shelter on 2.0 acres, located at 5934 Mission Boulevard, westerly of Riverview 
Drive and easterly of Rosa Road.   
 
The project is located within Compatibility Zones D and E of Flabob Airport Influence Area, 
where Zone D restricts non-residential intensity to 100 people per average acre, and 300 people 
per single acre, and Zone E non-residential intensity is not restricted. The existing buildings are 
located on a portion of the site that is in Zone E, where occupancy is not restricted, and no 
development is proposed in the portion of the site in Zone D.  
 
The elevation of Runway 6-24 at its westerly terminus is approximately 750 feet above mean 
sea level (AMSL). At a distance of approximately 4,450 feet from the runway to the above-
referenced parcel, Federal Aviation Administration (FAA) review would be required for any 
structures with top point exceeding 795 feet AMSL. The project’s site elevation is 822 feet AMSL 
with the 21-foot-tall existing building would result in a top point elevation of 843 feet AMSL. 
However, since the 21-foot tall building already exists, and that none of the project structures 
would exceed that height, review by the FAA Obstruction Evaluation Service (FAA OES) for 
height/elevation reasons was not required.   
 
Land use practices that attract or sustain hazardous wildlife populations on or near airports 
significantly increase the potential of Bird Aircraft Strike Hazards (BASH). The FAA strongly 
recommends that storm water management systems located within 5,000 or 10,000 feet of the 
Airport Operations Area, depending on the type of aircraft, be designed and operated so as not 
to create above-ground standing water. To facilitate the control of hazardous wildlife, the FAA 
recommends the use of steep-sided, rip-rap lined, narrow, linearly shaped water detention 
basins.  All vegetation in and around detention basins that provide food or cover for hazardous 
wildlife should be eliminated.  (FAA Advisory Circular 5200-33C). The nearest portion of the 
project is located 4,450 feet from the runway, and therefore would be subject to the above 
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requirement. The project utilizes infiltration basins which are permitted in Zones D and E. 
Pursuant to the study “Wildlife Hazard Management at Riverside County Airports: Background 
and Policy”, October 2018, by Mead & Hunt, which is the basis of the brochure titled “Airports, 
Wildlife and Stormwater Management”, such basins are permissible as long as landscaping is 
not attractive to potentially hazardous wildlife, and that basins have a 48-hour drawdown. The 
project has been conditioned to be consistent with the basin criteria  
 
As ALUC Director, I hereby find the above-referenced project CONSISTENT with the 2004 
Flabob Airport Land Use Compatibility Plan, provided that the City of Jurupa Valley applies the 
following recommended conditions: 
 
CONDITIONS: 
 
1. Any new outdoor lighting that is installed shall be hooded or shielded so as to prevent 

either the spillage of lumens or reflection into the sky. Outdoor lighting shall be 
downward facing. 

 
2. The following uses/activities are not included in the proposed project and shall be 

prohibited at this site: 
  

(a) Any use which would direct a steady light or flashing light of red, white, green, or 
amber colors associated with airport operations toward an aircraft engaged in an 
initial straight climb following takeoff or toward an aircraft engaged in a straight 
final approach toward a landing at an airport, other than an FAA-approved 
navigational signal light or visual approach slope indicator. 

 
(b) Any use which would cause sunlight to be reflected towards an aircraft engaged 

in an initial straight climb following takeoff or towards an aircraft engaged in a 
straight final approach towards a landing at an airport. 

 
(c) Any use which would generate smoke or water vapor or which would attract 

large concentrations of birds, or which may otherwise affect safe air navigation 
within the area. (Such uses include landscaping utilizing water features, 
aquaculture, production of cereal grains, sunflower, and row crops, composting 
operations, trash transfer stations that are open on one or more sides, recycling 
centers containing putrescible wastes, construction and demolition debris 
facilities, fly ash disposal, and incinerators.)  

 
(d) Any use which would generate electrical interference that may be detrimental to 

the operation of aircraft and/or aircraft instrumentation. 
 
(e) Highly noise-sensitive outdoor nonresidential uses and hazards to flight. 
 
(f) Any use which results in a hazard to flight, including physical (e.g. tall objects), 

visual, and electronic forms of interference with the safety of aircraft operations. 
 
3. The attached notice of airport in vicinity shall be provided to all prospective purchasers 

and occupants of the property and be recorded as a deed notice.     
 
4. Any proposed stormwater basins or facilities shall be designed and maintained to 

provide for a maximum 48-hour detention period following the design storm, and remain 
totally dry between rainfalls. Vegetation in and around the detention basin that would 
provide food or cover for bird species that would be incompatible with airport operations 
shall not be utilized in project landscaping. Trees shall be spaced so as to prevent large 
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expanses of contiguous canopy, when mature. Landscaping in and around the detention 
basin(s) shall not include trees or shrubs that produce seeds, fruits, or berries.   
 
Landscaping in the detention basin, if not rip-rap, should be in accordance with the 
guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the 
“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure available at 
RCALUC.ORG which list acceptable plants from Riverside County Landscaping Guide 
or other alternative landscaping as may be recommended by a qualified wildlife hazard 
biologist. The infiltration basin shall be designed in accordance with all parameters 
identified in the Wildlife Hazard Management at Riverside County Airports: Background 
and Policy. 
 
A notice sign, in a form similar to that attached hereto, shall be permanently affixed to 
the stormwater basin with the following language: “There is an airport nearby. This 
infiltration trench basin is designed to hold stormwater for only 72 hours and not attract 
birds. Proper maintenance is necessary to avoid bird strikes”. The sign will also include 
the name, telephone number or other contact information of the person or entity 
responsible to monitor the infiltration trench. 

 
5. This project has been evaluated as consisting of establishing a new truck repair/sales 

business within an existing facility, including a 992 square foot building, 600 square foot 
service bay, and 400 square foot lunch shelter. Any increase in building area, change in 
use to any higher intensity use, change in building location, or modification of the 
tentative parcel map lot lines and areas will require an amended review to evaluate 
consistency with the ALUCP criteria, at the discretion of the ALUC Director.  

 
If you have any questions, please contact me, at (951) 955-6893  
 
Sincerely, 
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION 
 
 
 
______________________________________ 
Paul Rull, ALUC Director 
 
Attachments:  Notice of Airport in Vicinity 
   
 
cc: Yuanze Li (applicant/property owner) 
 KWC Architecture+Design (representative)  
 Beth LaRock, Manager, Flabob Airport 
 ALUC Case File 
 
 
X:\AIRPORT CASE FILES\Flabob\ZAP1041FL23\ZAP1041FL23.LTR.doc 

https://nam01.safelinks.protection.outlook.com/?url=http%3A%2F%2FRCALUC.ORG&data=02%7C01%7CPRull%40rivco.org%7Cad522af4b7c241f0a35308d7735fbaa6%7Cd7f03410e0a84159b30054980ef605d0%7C0%7C0%7C637104727306520193&sdata=glcx3lNaVHVn0pIHbET9quAEAnc9p9AYuPUxE05aeDQ%3D&reserved=0


NOTICE OF AIRPORT IN 
VICINITY 

 

This property is presently located in the vicinity of an 
airport, within what is known as an airport influence 
area.  For that reason, the property may be subject to 
some of the annoyances or inconveniences associated 
with proximity to airport operations (for example: noise, 
vibration, or odors).  Individual sensitivities to those 
annoyances [can vary from person to person.  You may 
wish to consider what airport annoyances], if any, are 
associated with the property before you complete your 
purchase and determine whether they are acceptable to 
you.  Business & Professions Code Section 11010 (b) 
(13)(A) 



THERE IS AN AIRPORT NEARBY. 

THIS STORM WATER BASIN IS DESIGNED TO HOLD 

STORM WATER FOR ONLY 48 HOURS AND

NOT TO ATTRACT BIRDS

PROPER MAINTENANCE IS NECESSARY TO AVOID 

BIRD STRIKES

N O T I C E

IF THIS BASIN IS OVERGROWN, PLEASE CONTACT:

Name:  _____________________         Phone: ____________________
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 RIVERSIDE COUNTY  
AIRPORT LAND USE COMMISSION 

 
  

October 5, 2023 
 
Emery Papp, Project Planner 
City of Banning Community Development Department – Planning Division 
99 E. Ramsey Street 
Banning, CA 92220 
         
RE: AIRPORT LAND USE COMMISSION (ALUC) DEVELOPMENT REVIEW – 
DIRECTOR’S DETERMINATION 

 
File No.:     ZAP1049BA23 
Related File No.:  GPA23-2502 (General Plan Amendment), CZ3502 (Change of 

Zone) DR23-7008 (Design Review) 
APNs:     540-180-020, 540-180-022, 540-180-026 
  
 

Dear Mr. Papp, 
 
Under the delegation of the Riverside County Airport Land Use Commission (ALUC) pursuant to 
Policy 1.5.2(d) of the Countywide Policies of the 2004 Riverside County Airport Land Use 
Compatibility Plan, staff reviewed City of Banning Case No. DR23-7008 (Design Review), a 
proposal to construct a 46,944 square foot manufacturing building on on 15.79 acres located 
northerly of Lincoln Street, westerly of Eighth Street, and southerly of the I-10 Freeway. The 
applicant also proposes changing the westerly portion of the site’s (which is located outside the 
airport influence area) land use designation and zoning from General Commercial to Industrial. 
The project does not propose any legislative actions within the airport influence area Zone D.  
 
The portion of the site is located within Airport Compatibility Zone D of the Banning Municipal 
Airport Influence Area (AIA). Zone D restricts non-residential intensity to 200 people per average 
acre and 800 people per single acre. The project does not propose any buildings within the 
Zone D portion of the site, therefore no occupancy will be generated.  
 
The elevation of Runway 8-26 at its westerly terminus is 2,119 feet above mean sea level 
(AMSL). At a distance of approximately 9,000 feet from the runway to the site, Federal Aviation 
Administration Obstruction Evaluation Service (FAA OES) review would be required for any 
structures with top of roof exceeding 2,209 feet AMSL. The site’s finished floor elevation is 2,390 
feet AMSL and the proposed building height is 37 feet, resulting in a top point elevation of 2,427 
feet AMSL. Therefore, FAA Obstruction Evaluation Service review for height/elevation reasons 
was required. However, since the building is located outside the airport influence area, the FAA 
OES review will be conditioned to be done prior to building permit.  
 
Land use practices that attract or sustain hazardous wildlife populations on or near airports 
significantly increase the potential of Bird Aircraft Strike Hazards (BASH). The FAA strongly 
recommends that storm water management systems located within 5,000 or 10,000 feet of the 
Airport Operations Area, depending on the type of aircraft, be designed and operated so as not 
to create above-ground standing water. To facilitate the control of hazardous wildlife, the FAA 
recommends the use of steep-sided, rip-rap lined, narrow, linearly shaped water detention 
basins.  All vegetation in and around detention basins that provide food or cover for hazardous 
wildlife should be eliminated.  (FAA Advisory Circular 5200-33C).  
 
Although the nearest portion of the proposed project is located within 10,000 feet of the runway 
(approximately 9,098 feet), the project utilizes underground infiltration systems which will not 
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contain surface water or attract wildlife and, therefore, would not constitute a hazard to flight. 
 
As ALUC Director, I hereby find the above-referenced project CONSISTENT with the 2004 
Banning Municipal Airport Land Use Compatibility Plan, as amended in 2016, provided that the 
City of Banning applies the following recommended conditions: 
 
CONDITIONS: 
 
1. Any outdoor lighting installed shall be hooded or shielded to prevent either the spillage 

of lumens or reflection into the sky.  Outdoor lighting shall be downward facing. 
 
2. The following uses shall be prohibited: 
 

(a) Any use which would direct a steady light or flashing light of red, white, green, or 
amber colors associated with airport operations toward an aircraft engaged in an 
initial straight climb following takeoff or toward an aircraft engaged in a straight 
final approach toward a landing at an airport, other than an FAA-approved 
navigational signal light or visual approach slope indicator. 

 
(b) Any use which would cause sunlight to be reflected towards an aircraft engaged 

in an initial straight climb following takeoff or towards an aircraft engaged in a 
straight final approach towards a landing at an airport. 

 
(c) Any use which would generate smoke or water vapor or which would attract 

large concentrations of birds, or which may otherwise affect safe air navigation 
within the area.  (Such uses include landscaping utilizing water features, 
aquaculture, outdoor production of cereal grains, sunflower, and row crops, 
composting operations, wastewater management facilities, artificial marshes, 
trash transfer stations that are open on one or more sides, recycling centers 
containing putrescible wastes, construction and demolition debris facilities, fly 
ash disposal, and incinerators.) 

 
(d) Any use which would generate electrical interference that may be detrimental to 

the operation of aircraft and/or aircraft instrumentation. 
 
(e) Highly noise-sensitive outdoor nonresidential uses. 
 
(f) Any use which results in a hazard to flight, including physical (e.g., tall objects), 

visual, and electronic forms of interference with the safety of aircraft operations. 
 
3. The attached “Notice of Airport in Vicinity” shall be provided to all prospective 

purchasers and occupants of the property and be recorded as a deed notice.  
 
4. Any proposed stormwater basins or facilities shall be designed and maintained to 

provide for a maximum 48-hour detention period following the design storm, and remain 
totally dry between rainfalls. Vegetation in and around the basins that would provide 
food or cover for birds would be incompatible with airport operations and shall not be 
utilized in project landscaping. Trees shall be spaced so as to prevent large expanses of 
contiguous canopy, when mature. Landscaping in and around the basin(s) shall not 
include trees or shrubs that produce seeds, fruits, or berries.   

 
Landscaping in the stormwater basin, if not rip-rap, should be in accordance with the 
guidance provided in ALUC “LANDSCAPING NEAR AIRPORTS” brochure, and the 
“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure available at 
RCALUC.ORG which list acceptable plants from Riverside County Landscaping Guide 
or other alternative landscaping as may be recommended by a qualified wildlife hazard 
biologist.   

https://nam01.safelinks.protection.outlook.com/?url=http%3A%2F%2FRCALUC.ORG&data=02%7C01%7CPRull%40rivco.org%7Cad522af4b7c241f0a35308d7735fbaa6%7Cd7f03410e0a84159b30054980ef605d0%7C0%7C0%7C637104727306520193&sdata=glcx3lNaVHVn0pIHbET9quAEAnc9p9AYuPUxE05aeDQ%3D&reserved=0
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A notice sign, in a form similar to that attached hereto, shall be permanently affixed to 
the stormwater basin with the following language: “There is an airport nearby. This 
stormwater basin is designed to hold stormwater for only 48 hours and not attract birds. 
Proper maintenance is necessary to avoid bird strikes”. The sign will also include the 
name, telephone number or other contact information of the person or entity responsible 
to monitor the stormwater basin. 

 
5. This project has been evaluated as consisting of a 46,944 square foot manufacturing 

building. Any increase in building area, change in use to any higher intensity use, 
change in building location, or modification of the tentative parcel map lot lines and 
areas will require an amended review to evaluate consistency with the ALUCP criteria, 
at the discretion of the ALUC Director. 

 
6. Prior to building permit issuance, the project shall be submitted to the Federal Aviation 

Administration Obstruction Evaluation Service for their review and issuance of their 
Determination of No Hazard to Air Navigation letter.  

 
If you have any questions, please contact me at (951) 955-6893. 
 
Sincerely, 
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION 
 
 
_______________________________________ 
Paul Rull, ALUC Director 
 
 
Attachment: Notice of Airport in Vicinity 
    
   
cc: Sagecrest Planning Environmental (applicant/representative)  
 Brown Strauss, Inc (property owner) 

Art Vela, P.E., City of Banning Director of Public Works  
 Carl Szoyka, Manager, Banning Municipal Airport 
 ALUC Case File 
 
 
X:\AIRPORT CASE FILES\Banning\ZAP1049BA23\ZAP1049BA23.LTR.doc 



NOTICE OF AIRPORT IN 
VICINITY 

 

This property is presently located in the vicinity of an 
airport, within what is known as an airport influence 
area.  For that reason, the property may be subject to 
some of the annoyances or inconveniences associated 
with proximity to airport operations (for example: noise, 
vibration, or odors).  Individual sensitivities to those 
annoyances [can vary from person to person.  You may 
wish to consider what airport annoyances], if any, are 
associated with the property before you complete your 
purchase and determine whether they are acceptable to 
you.  Business & Professions Code Section 11010 (b) 
(13)(A) 



THERE IS AN AIRPORT NEARBY. 

THIS STORM WATER BASIN IS DESIGNED TO HOLD 

STORM WATER FOR ONLY 48 HOURS AND

NOT TO ATTRACT BIRDS

PROPER MAINTENANCE IS NECESSARY TO AVOID 

BIRD STRIKES

N O T I C E

IF THIS BASIN IS OVERGROWN, PLEASE CONTACT:

Name:  _____________________         Phone: ____________________
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532 East Lambert Road
Brea, CA 92821

tel. 714.255.9645
 www.vertreesae.com

Vertrees A&E shall retain all common law
statutory and other reserved rights,

including the copyright for this document
including represented designs and

specifications.

Contractor:

BREMCO
CONSTRUCTION,

INC.
3470 E SPRING ST.

LONG BEACH, CA 90806

Proposed:

For:

Project Address:

VAE Project No.

PLOT STATION:

Plot Date
09/07/2023

1246

12469/7/2023 9:47 AM
JOE VERTREES

2495 URAVAN STREET
AURORA, CO 80011

BROWN STRAUSS
BANNING FACILITY

1431 W LINCOLN ST
BANNING, CA 92220

APN: 540-180-020,
540-180-026, 540-180-022

BANNING PAC22-14

CURRENT CODES IN EFFECT:

OWNER:
BROWN STRAUSS, INC.
2495 URAVAN STREET
AURORA, CO 80011
P (303) 576-6213
CONTACT: RYAN SECRIST

ARCHITECT & STRUCTURAL
ENGINEER:
VERTREES A&E
532 EAST LAMBERT ROAD
BREA, CA 92821
P (714) 255-9645
CONTACT: JOE VERTREES, P.E., AIA

PLANNING & ENVIRONMENTAL
SAGECREST
27128 PASEO ESPADA
SAN JUAN CAPISTRANO, CA 92675
P (352) 262-6323
CONTACT: KELLY RIBUFFO

MECHANICAL & PLUMBING:
NAME
ADDRESS
CITY, STATE ZIP
P (000) 000-0000
CONTACT: --

CIVIL:
JOSEPH E. BONADIMAN
& ASSOC. INC.
234 N ARROWHEAD AVE.
SAN BERNARDINO, CA 92804-1721
P (909) 885-3806
CONTACT: J.T. STANTON, P.E.

LANDSPACE:
ROYAL OAK DESIGN
10252 GOLDEN YARROW LANE
ALTA LOMA, CA 91701
P (909) 244-9667
CONTACT: SYLVIA E. LYONS

CONTRACTOR:
BREMCO
CONSTRUCTION, INC.
3470 E SPRING ST.
LONG BEACH, CA 90806
P (562) 595-4687
CONTACT: GREG DARLING

LEGAL DESCRIPTION
RIVERSIDE COUNTY, APN:  540-180-020, 540-180-026, AND 540-180-022

PARCEL 1:
THE WESTERLY 198.00 FEET OF BLOCK 273 OF LANDS OF THE BANNING LAND COMPANY, IN THE
CITY OF BANNING, COUNTY OF RIVERSIDE, STATE OF CALIFORNIA. AS PER MAP RECORDED IN
BOOK 9, PAGE 44 OF MAPS, SAN BERNARDINO COUNTY RECORDS.
EXCEPT THAT PORTION IN THE RIGHT OF WAY OF THE SOUTHERN PACIFIC RAILROAD COMPANY,
ACQUIRED BY UNITED STATES CONGRESSIONAL GRANT.
PARCEL 2:
BLOCK 274 OF LANDS OF THE BANNING LAND COMPANY, IN THE CITY OF BANNING, COUNTY
OF RIVERSIDE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 9, PAGE 44 OF MAPS,
SAN BERNARDINO COUNTY RECORDS.
EXCEPT THAT PORTION IN THE RIGHT OF WAY OF THE SOUTHERN PACIFIC RAILROAD COMPANY,
ACQUIRED BY UNITED STATES CONGRESSIONAL GRANT.
PARCEL 3:
THE EAST ONE-HALF LOT 0F 285 IN BANNING, AS SHOWN BY A CERTAIN MAP ENTITLED
“AMENDED MAP OF BANNING LAND CO., AS PER MAP RECORDED IN BOOK 9, PAGE 44 OF
MAPS, RECORDS OF SAN BERNARDINO, CALIFORNIA.
EXCEPTING THEREFROM THAT PORTION IN THE RIGHT OF WAY ACQUIRED BY THE UNITED STATES
CONGRESSIONAL GRANT.

GENERAL PLAN LAND USE & ZONING

EXISTING : I - INDUSTRIAL, &
GC - GENERAL COMMERCIAL

PROPOSED: I - INDUSTRIAL

BANNING AIRPORT COMPATIBILITY ZONE: NOT IN AN AIRPORT COMPATIBILITY ZONE.
FIRE HAZARD ZONE: NOT IN A FIRE HAZARD ZONE
FIRE RESPONSABILITY AREA: NOT IN A FIRE RESPONSIBILITY AREA

PROJECT DESCRIPTION
NEW 1-STORY OFFICE , STEEL TUBE STORAGE WAREHOUSE SF, TWO STEEL CUTTING SHEDS. AND
ASSOCIATED SITE IMPROVEMENTS

SHEET INDEXPROJECT DATAAERIAL VIEWVICINITY MAP

CODE DATA
OCCUPANCY: S1, F1, B
CONSTRUCTION TYPE:IIB
BUILDING HEIGHT: 36'-6" MAX
SPRINKLERED: FULLY SPRINKLERED
ALLOWABLE AREA: UNLIMITED (60' SIDE YARDS)

PROPOSED BLDG AREA:
WAREHOUSE: 42,510 SF
MANUFACTURING: 1,000 SF
OFFICE: 3,434 SF
TOTAL: 46,944 SF

LOT AREA:
GROSS AREA: 687,683 SF / 15.79 ACRES
NET AREA: 621,431 SF / 14.27 ACRES

DISTURBANCE AREA: 687,683 SF / 15.79 ACRES

FLOOR AREA RATIO: 0.0683 (6.83 %)

CONCRETE/ASPHALT417,491 SF / 9.59 ACRES
GRAVEL   92,982 SF / 2.13 ACRES
LANDSCAPING   64,504 SF / 1.48 ACRES
PARKING LOT   13,562 SF / 0.31 ACRES

ARCHITECTURAL
A0.1 COVER SHEET
A1.1 ARCHITECTURAL SITE PLAN
A2.1 PARTIAL FLOOR PLAN - EAST
A2.2 PARTIAL FLOOR PLAN - WEST
A3.1 ENLARGED FLOOR PLAN -

OFFICE
A5.1 ROOF PLAN
A6.1 BUILDING ELEVATIONS
A6.2 SITE WALL ELEVATIONS
A6.3 RENDERINGS

CIVIL PLANS
C0.01PRELIM. SITE GRADING PLAN

LANDSCAPE
L-1 CONCEPTUAL LANDSCAPE

PLAN

SITESITE

N N

PROPOSED BROWN STRAUSS STEEL FACILITY

1431 WEST LINCOLN STREET,  BANNING, CA 92220

SITESITE
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Brown Strauss Industrial Project 
ALUC Application 

 

Figure 1: Existing General Plan and Zoning Map 
Source: City of Banning 
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Brown Strauss Industrial Project 
ALUC Application 

 

Figure 2: Proposed General Plan and Zoning Map 
Source: City of Banning/Sagecrest 
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RIVERSIDE COUNTY  
AIRPORT LAND USE COMMISSION 

 
  

September 26, 2023 
 
Daniel Palafox, Project Planner 
City of Riverside Community & Economic Development Department 
3900 Main Street, 3rd Floor 
Riverside CA 92522 
 
RE:  AIRPORT LAND USE COMMISSION (ALUC) DEVELOPMENT REVIEW – 
DIRECTOR’S DETERMINATION 
  

File No.:  ZAP1076RG23 
 Related File No.: PR2023-001523 (Zoning Ordinance Amendment) 

APN:   Citywide 
 
 
Dear Mr. Palafox,  
 
As authorized by the Riverside County Airport Land Use Commission (ALUC) pursuant to its 
Resolution No. 2011-02, as ALUC Director, I have reviewed City of Riverside Zoning Ordinance 
Amendment (PR2023-001523), a proposal amending Title 19 of the Riverside Municipal Code 
related to updates to regulations for industrial development, including align definition of Sensitive 
Receptors with established policy and provide additional protections for sensitive receptors near 
proposed industrial development; revise industrial development standards including but not 
limited to Floor Area Ratio, maximum building size and landscape setbacks to improve 
compatibility with surrounding uses; enhance project notification requirements for certain 
projects within the Business Manufacturing Park (BMP) and General Industrial (I) Zones; and 
other minor, non-substantive changes and technical corrections as required to provide clarity, 
correct errors, or remove redundancies.  
 
As ALUC Director, I hereby find the above-referenced project CONSISTENT with the 2005 
Riverside Municipal Airport Land Use Compatibility Plan, the 2014 March Air Reserve 
Base/Inland Port Airport Land Use Compatibility Plan, and the 2004 Flabob Airport Land Use 
Compatibility Plan.    
 
This determination of consistency relates to airport compatibility issues and does not necessarily 
constitute an endorsement of the proposed amendment.  
 
If you have any questions, please contact me at (951) 955-6893. 
 
Sincerely, 
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION 
 
 
____________________________________ 
Paul Rull, ALUC Director 
 
cc: ALUC Case File 
 
 
X:\AIRPORT CASE FILES\Regional\ZAP1076RG23\ZAP1076RG23.LTR.doc 
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ARTICLE X: DEFINITIONS 

Chapter 19.910 DEFINITIONS 

19.910.010 Purpose and applicability. 

For the purposes of the Zoning Code, certain words, phrases and terms used herein shall have the meaning 
assigned to them by this article, except that definitions derived from State and Federal regulations that are 
referenced herein shall have the meaning contained in the referenced regulations.  

For general terminology used throughout the Zoning Code, refer to Section 19.060.030.A (Rules and 
Interpretations - Terminology). For terminology used in the Zoning Code but not defined in this title, the definitions 
used elsewhere in the Riverside Municipal Code, the Uniform Building Code or accepted dictionaries of the English 
language shall govern.  

(Ord. 6966 §1, 2007) 

19.910.200 "S" Definitions. 

Saloon. See "bar."  

Salvage yard means any area, lot, parcel, building, or part thereof used for the storage, collection, processing, 
purchase, sale, or abandonment or wastepaper, rags, scrap metal, or other scrap or discarded materials, 
machinery, or other types of junk. Such uses include baling of cardboard and other paper materials.  

Scale means proportionate size judged in relation to an external point of reference. See definition in the 
Downtown Specific Plan.  

School means any institution of learning for minors, whether public or private, offering instruction in those courses 
of study required by the California Education Code and maintained pursuant to standards set by the State Board of 
Education. This definition includes a kindergarten, elementary school, middle or junior high school, senior high 
school, or any special institution of education, but it does not include a vocational or professional institution of 
higher education, including a community or junior college, or university. This definition does not include any day 
care center or family day care home, regardless of size (see separate definitions for all day care facilities).  

School, professional institution of higher education means a post-secondary institution for higher learning that 
grants associate or bachelor degrees and may also have research facilities and/or professional schools that grant 
master and doctoral degrees. This may also include community colleges that grant associate or bachelor degrees 
or certificates of completion in business or technical fields.  

School, vocational means a specialized instructional establishment that provides on-site training of business, 
commercial and/or trade skills such as accounting, data processing and computer repair. This classification 
excludes establishments providing training in an activity that is not otherwise permitted in the zone. Incidental 
instructional services in conjunction with another primary use shall not be considered a business and trade school.  

Secondary street frontage. See "frontage, secondary street."  

Secondhand store means a retail or wholesale business in which the largest portion of merchandise is used. This 
classification does not include secondhand motor vehicle parts or accessories.  
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Semi-public means a use owned or operated by a private non-profit, religious or charitable institution that provides 
educational, cultural, recreational, religious or similar types of programs to the general public.  

Senior housing means a housing facility or development the occupancy of which is limited to persons 55 years of 
age or older pursuant to Section 51.3 of the California Civil Code. 

Sensitive receptor means a residential zone or use; K-12 public, private and charter school; designated parks and 
open space; adult and child day care facilities; assisted living facilities and hospitals.  

Separate interest. Has the following meanings:  

1. In a community apartment project, "separate interest" means the exclusive right to occupy an 
apartment, as specified in 19.790 subdivision (d).  

2. In a condominium project, "separate interest" means an individual unit, as specified in 19.790 
subdivision (f).  

3. In a planned development, "separate interest" means a separately owned lot, parcel, area or space.  

4. In a stock cooperative, "separate interest" means the exclusive right to occupy a portion of the real 
property, as specified in 19.790 subdivision (m).  

Unless the declaration or condominium plan, if any exists, otherwise provides, if walls, floors, or ceilings are 
designated as boundaries of a separate interest, the interior surfaces of the perimeter walls, floors, ceilings, 
windows, doors and outlets located within the separate interest are part of the separate interest and any other 
portions of the walls, floors or ceilings are part of the common areas.  

The estate in a separate interest may be a fee, a life estate, an estate for years, or any combination of the 
foregoing.  

Service station. See "vehicle fuel station."  

Setback means the distance from a defined point or line governing the placement of buildings, structures, parking 
or uses on a lot. See definition in the General Plan.  

Setback building line, front means a line parallel with the front lot line or planned street line and located at the 
required front yard setback for regular lots and a line parallel with the street measured one third the lot depth 
back for cul-de-sac lots and knuckle lots.  

Setback building line, rear means a line parallel with the front lot line or planned street line and located at the 
required rear yard setback.  

Setback, building line, side means a line parallel with the front lot line or planned street line and located at the 
required side yard setback.  

Shared parking means the provision that two or more uses that are within close proximity may share parking 
facilities to fulfill their individual parking requirements because their prime operational hours do not overlap.  

Shelters, emergency. Has the same meaning as defined in subdivision C of Section 50801 of the Health and Safety 
Code except as allowed with a Temporary Use Permit with assemblies of people—non-entertainment.  

Shopping center. Same as "complex, commercial."  

Short-term rental, as regulated in Title 5 of the Riverside Municipal Code, means the rental of a dwelling, or a 
portion thereof, by the owner to another person or group of persons for occupancy, dwelling, lodging or sleeping 
purposes for a period of less than 30 consecutive calendar days. The rental of units within city-approved hotels, 
motels, and bed-and-breakfast inns shall not be considered to be a short-term rental.  

Showroom means an area for the display of goods/merchandise in conjunction with a permitted use on the site.  

Side lot line. See "lot line, side." 
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Chapter 19.130 INDUSTRIAL ZONES (BMP, I, AI AND AIR) 

19.130.030 Development standards for Industrial Zones. 

A.  Table 19.130.030.A (BMP, I and AIR Industrial Zones Development Standards) sets forth the 
minimum development standards for all development in the BMP, I, and AIR Zones.  

B.  Table 19.130.030.B (AI Industrial Zones Development Standards) sets forth the minimum 
development standards for all development in the AI Zones.  

(Ord. 7609 § 1, 2022; Ord. 7331 §7, 2016; Ord. 6966 §1, 2007) 

Table 19.130.030.A  
BMP, I and AIR Industrial Zones Development Standards  

Development Standards  BMP  I  AIR  Notes, Exceptions & 
Special Provisions 

 Floor‐Area‐Ratio (FAR) ‐ 
Maximum1, 3  

1.50   0.60   0.60   See Chapter 19.149‐
Airport Land Use 
Compatibility  

Lot Area ‐ Minimum   40,000 sq. 
ft.2  

10,000 sq. 
ft.  

8,000 sq. ft.    

 Lot Width ‐ Minimum   140 ft.   60 ft.   60 ft.    

 Lot Depth ‐ Minimum   100 ft.   100 ft.   100 ft.    

 Building Height ‐ 
Maximum3  

—   —   —   See Chapter 19.149‐
Airport Land Use 
 Compatibility  

a. Within 200 feet of a 
sensitive 
receptorResidential Zone 
or use6, 7 ,8 

35 ft.   35 ft.   35 ft.    

 b. All other locations   45 ft.   45 ft.   45 ft.    

Building Size ‐ Maximum  —  —  —  Gross floor area, exclusive 
of mezzanine. Multiple 
buildings allowed provided 
the buildings meet the FAR 
established in Table 
19.130.030.B.  maximum 
FAR is not exceeded.  

a. Within 200 feet of a  10,000 sq.  10,000 sq.  10,000 sq.   
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Residential Zone or 
usesensitive receptor6, 7  

ft.   ft.   ft.  

 b. 200‐800 feet of a 
Residential Zone or 
usesensitive receptor6, 7  

100,000 sq. 
ft.  

100,000 sq. 
ft.  

100,000 sq. 
ft.  

 

c. 800‐1,500 feet of a 
sensitive receptor 

400,000 sq. 
ft.  

400,000 sq. 
ft.  

400,000 sq. 
ft. 

 

 d. 1,500 feet or more6, 7  c. 
All other locations  

Per FAR   Per FAR   Per FAR    

 Front Yard Setback ‐ 
Minimum5  

—   20 ft.   15 ft.   In the BMP Zone, 20‐feet 
of the required 50‐foot 
front yard setback shall be 
landscaped.  

a. Buildings over 30 ft. in 
height or on an arterial 
street  

50 or 40 ft.4 

(See Notes)  
—   —   However, a 40‐foot front 

yard setback shall be 
permitted if it is 
landscaped in its entirety.  

b. Buildings 30 ft. or less in 
height and not on an 
arterial street  

20 ft. (See 
Notes)  

—   —   In the BMP zone, the 20‐
foot front yard setback 
required for buildings 30‐
feet or less in height shall 
be landscaped in its 
entirety.  

Side Yard setbacks ‐ 
Minimum  

—   —   —    

 a. Interior Side   0 ft.   0 ft.   0 ft.    

 b. Adjacent to a sensitive 
receptorResidential Zone 
or use6, 7  

60   60   60   Not less thanAt least 15 20 
feet of the minimum side 
yard setback area directly 
adjacent to a Residential 
Zone or usesensitive 
receptor shall be fully 
landscaped.  

c. Street side   Same as 
Front Yard  

20 ft.   15 ft.   Minimum 10 feet fully 
landscaped.  

Rear Yard Setback ‐ 
Minimum  

—   —   —    

 a. Rear yard   0 ft.   0 ft.   15 ft.    

 b. Adjacent to a sensitive 
receptor Residential Zone 
or use6, 7  

60 ft.   60 ft.   60 ft.   Not less thanAt least 15 20 
feet of the minimum rear 
yard setback area directly 
adjacent to a Residential 
Zone a sensitive receptor 
or use shall be fully 
landscaped.  
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c. Adjacent to Streets   Same as 
Front Yard  

20 ft.   20 ft.   Minimum 10 feet fully 
landscaped.  

 

Table 19.130.030.B  
BMP, I and AIR Industrial Zones Floor Area Ratio  

Distance from 
Sensitive 
Receptor 

Lot Size 

< 2 acres  2‐4 Acres  > 4 Acres 

BMP  I  AIR  BMP  I  AIR  BMP  I  AIR 

< 200 feet  .50  .50  .60  .35  .35  .60  .25  .25  .60 

< 800 feet  .75  .60  .60  .50  .50  .60  .35  .35  .60 

< 1,500 feet  1.5  .60  .60  1.0  .60  .60  .75  .60  .60 

> 1,500 feet  1.5  .60  .60  1.5  .60  .60  1.5  .60  .60 

 

Notes: 

1.  The Approving or Appeal Authority may allow a development project to exceed a maximum FAR when findings can 
be made that such project (a) will not have a detrimental effect on infrastructure and municipal services, (b) will 
not adversely impact the surrounding neighborhood, and (c) will not likely set a precedent for additional 
development that would adversely affect infrastructure, service or surrounding land uses.  

2.  Smaller minimum lot areas may be established by a specific plan or master plan in the BMP Zone. A master plan 
must include provisions for common access, parking and maintenance. A total master plan area of five acres is 
required. Site plan review approval by the Community & Economic Development Director or his/her designee is 
required for any master plan.  

3.  See Chapter 19.149 ‐ Airport Land Use Compatibility to determine if a project site is subject to Airport Land Use 
Compatibility Plan requirements.  

4.  In the BMP Zone, off‐street parking, gate or guard houses, roofs or canopies covering unenclosed pedestrian walks 
and walls or fences not more than six feet in height shall be permitted in the rear 30 feet of the required 50‐foot 
front yard setback.  

5.  A minimum front yard setback of 50 feet shall be required and maintained wherever a lot or parcel in any 
industrial zone abuts or is adjacent to a lot or parcel in any residential zone or use.  

6.  Except where the site is separated from such residential zone or use by a freeway.  

7.  Measured from the residential zone or property line to the industrial building.  

8.        A sensitive receptor includes a residential zone or use; K‐12 public, private and charter school; designated parks 
and open space; adult and child day care facilities; assisted living facilities and hospitals shall be defined asas 
defined by Article X ‐ Chapter 19.910 ‐ Definitions a residential zone or use; K‐12 public, private and charter 
schools; designated parks and open space; adult and child day care centers; assisted living facilities, hospitals.  

19.130.040 Additional standards, regulations and requirements for the BMP, I, 

AIR and AI Zones. 

A.  Health Risk Assessment. A Health Risk Assessment (HRA) shall be prepared in accordance with 
South Coast Air Quality Management District (SCAQMD) Guideline for the new development or 
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substantial enlargement of industrial uses within 1,000 feet of a Residential Zone or usesensitive 
receptor.  

B.      Specific Plan District Consistency. For new development within 1,500 feet of sensitive receptor in a 
specific plan district requiring a Minor Conditional Use Permit or Conditional Use Permit, the 
development standards of Table 19.130.030.A and Table 19.130.030.B shall prevail unless the 
specific plan district standards are more restrictive.  

BC.  Walls. Wherever a lot or parcel in any industrial zone abuts a  sensitive receptorResidential Zone or 
use, or abuts an alley that separates the industrial zone from a Residential Zone or usesensitive 
receptor, a minimum eight‐foot high solid masonry wall shall be constructed along the property 
line or alley right‐of‐way line separating the industrial zone from the Residential Zone or use. Wall 
height shall be measured from the finished grade of the adjacent Residential Zone or use.  

1.  Such wall shall be limited in height to three feet in any required front yard or street side yard 
setback area.  

2.  Such wall shall not be required until the industrial lot or parcel is developed with a permitted 
use.  

CD.  Outdoor display and storage. Except for the outdoor storage and display of aircraft, outdoor 
display and storage shall not be permitted except as specified in 19.285 (Outdoor Storage Yard), 
19.500 (Outdoor Display of Incidental Plant Materials), 19.505 (Outdoor Display and Sales ‐– 
Incidental) and 19.510 (Outdoor Storage—Incidental).  

DE.  Use of interior rear and side yards for off‐street parking and loading. Except for required landscape 
areas, required interior rear yards and side yards may be used for off‐street parking, off‐street 
loading, outdoor storage incidental to a permitted use, and any use permitted in the required front 
yard area; provided such loading, parking and storage areas are acoustically shielded and screened 
from adjacent Residential Zones or uses and the public right‐of‐way, to the satisfaction of the 
Community & Economic Development Director or his/her designee.  

EF.  Lighting. Lighting for signs, structures, landscaping, parking areas, loading areas and the like, shall 
comply with the regulations set forth in Section 19.590.070 (Light and Glare) and the provisions of 
Chapter 19.556 (Outdoor Lighting).  

FG.  Screening of mechanical equipment. All roof‐supported or ground‐supported mechanical 
equipment and utility equipment shall comply with the regulations set forth in Chapter 19.555 
(Outdoor Equipment Screening).  

GH.  Landscaping.  

1. Front and side yard areas adjacentareas.  

a. Landscaping adjacent to streets and sensitive receptors interior perimeter landscape 
planters adjacent to Residential Zones or uses shall be suitably landscaped and 
continuously maintained as set forth in Chapter 19.570 (Water Efficient Landscaping and 
Irrigation).  

b. Such setbacks landscape areas shall not be used for off‐street parking, loading, storage 
or accessory buildings.  
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2. Buffering between uses. In addition to any required perimeter walls, a landscape planter strip 
shall be provided when adjacent to a sensitive receptor along the shared property line.   

a. Dimensions: The landscape planter strip shall have a minimum width of twenty feet. 
b. Plant Materials: The planter strip shall have a layered composition of deciduous and/or 

evergreen trees. 
i. A minimum of two rows of trees is required.  

1. Each row shall be placed at intervals of one for every 30 linear feet and 
shall be staggered such that the distance between trees in each row is 
not less than 15 feet. 

ii. All trees shall be mature at the time of planting.  
i. Alternative planting materials may be considered subject to the approval of the 

approving authority. 
iii.  
iv. The remainder of the planter strip shall be permanently stabilized by ground 

cover plantings, mulch, or similar methods. 

IH.  Performance standards. All uses shall comply with the performance standards set forth in Chapter 
19.590 (Performance Standards) for industrial uses, except that the noise associated with aircraft 
operations shall be exempt from noise standards but shall comply with any applicable Federal 
Aviation Administration regulations regarding noise.  

IJ.  Parking and loading requirements. Parking areas shall be provided as set forth in Chapter 19.580 
(Parking and Loading).  

JK.  Trash receptacles and enclosures. 

1.  All trash storage areas shall be located so as to be convenient to the users and where 
associated odors and noise will not adversely impact the users.  

2.  The provisions of Chapter 19.554 (Trash/Recyclable Materials Collection Area Enclosures) 
regarding requirements for the screening of trash receptacles shall apply.  

(Ord. 7541 , § 4, 2020; Ord. 7331 §7, 2016; Ord. 6966 §1, 2007) 
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Chapter 19.150 BASE ZONES PERMITTED LAND USES 

19.150.010 Purpose. 

This section establishes land use regulations for all base zones listed in this article consistent with the 
stated intent and purpose of each zone.  

( Ord. 7573 § 1(Exh. A), 2021; Ord. 7331 §12, 2016; Ord. 6966 §1, 2007) 
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19.150.020 Permitted land uses. 

Table 19.150.020 A. (Permitted Uses Table), Table 19.150.020 B. (Incidental Uses Table) and Table 19.150.020 C. (Temporary Uses Table) in Chapter 19.150 (Base Zones Permitted land uses) identify permitted uses, permitted accessory uses, 
permitted temporary uses, and uses permitted subject to the approval of a minor conditional use permit (Chapter 19.730 ‐ Minor Conditional Use Permit), or conditional use permit (Chapter 19.760 ‐ Conditional Use Permit), or uses requiring 
some other permit. Table 19.150.020 A. also identifies those uses that are specifically prohibited. Uses not listed in tables are prohibited unless the Community & Economic Development Department Director, or his/her designee, pursuant to 
Chapter 19.060 (Interpretation of Code), determines that the use is similar and no more detrimental than a listed permitted or conditional use. Any use which is prohibited by state and/or federal law is also strictly prohibited.  

Chapter 19.149 ‐ Airport Land Use Compatibility includes additional Airport Land Use Compatibility Plan requirements for discretionary actions proposed on property located within an Airport Compatibility Zone. When located within an 
Airport Land Use Compatibility Zone, greater land use, restrictions for airport compatibility may apply per the applicable Airport Land Use Compatibility Plan.  

(Ord. 7630 § 3, 2023; Ord. 7573 § 1(Exh. A), 2021; Ord. 7552 §6, 2021; Ord. 7431 , § 1(Exh. A), 2‐20‐2018; Ord. 7331 §12, 2016; Ord. 7273 §1, 2015; Ord. 7222 § 3, 2013; Ord. 7110 §§2, 3, 4, 2011; Ord. 7109 §§4, 5, 2010; Ord. 7072 §1, 2010; 
Ord. 7064 §9, 2010; Ord. 6966 §1, 2007) 

Vehicle Repair Facilities ‐ 
Minor (Indoor)  

X   X   X   X   X   X   X   X   C   C   C   X   X   X   MC   P/MC   X   X   X   X   X   19.420 ‐ Vehicle 
Repair Facilities  

Vehicle Repair Facilities ‐ 
Minor (Outdoor ‐ fully 
screened)  

X   X   X   X   X   X   X   X   X   X   X   X   X   X   X   MC   X   X   X   X   X   19.420 ‐ Vehicle 
Repair Facilities  

Vehicle Rental:                                              

    Moving Trucks   X   X   X   X   X   X   X   X   C   C   X   X   X   X   MC   MC   X   X   X   X   X  

    Passenger Vehicles   X   X   X   X   X   X   X   X   C   C   X   X   X   X   MC   MC   X   X   X   X   X  

    Incidental Sales   X   X   X   X   X   X   X   X   X   C   X   X   X   X   X   X   X   X   X   X   X  

Vehicle Sales, Rental and 
Leasing ‐ New and Used 
(No Outdoor Display)  

                                                                                                         See Retail Sales in 
This Table  

Vehicle Sales, Rental and 
Leasing ‐ New and Used 
(With Outdoor Display)  

X   X   X   X   X   X   X   X   X   C   X   X   X   X   MC6   X   X   X   X   X   X    

Vehicle Wash Facilities   X   X   X   X   X   X   X   X   C   C   C   X   X   X   X   X   X   X   X   X   X   19.425 ‐ Vehicle 
Wash Facilities  

Vehicle Wholesale 
Business:  

                                                                                                         19.427 ‐ Vehicle 
Wholesale Business  

    Indoor (less than 
5,000 sq. ft.)  

X   X   X   X   X   X   X   X   X   X   X   X   X   X   P   P   X   X   X   X   X  

    Outdoor & Indoor (In 
excess of 5,000 sq. ft.)  

X   X   X   X   X   X   X   X   X   X   X   X   X   X   C   C   X   X   X   X   X  

Veterinary Services:                                                                                                            19.430 ‐ Veterinary 
Services      Clinics and Small  X   X   X   X   X   X   X   X   MC   MC   MC   X   C   C   MC   C   C   X   X   X   MC  
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Animal Hospitals (short 
term boarding)  

    Incidental to a Pet 
Shop  

X   X   X   X   X   X   X   X   P   P   P   X   MC   MC   X   X   X   X   X   X   P  

Warehousing & 
Distribution Facilities:  

                                                                                                         19.435 ‐ 
Warehousing & 
Wholesale 
Distribution 
[Facilities]  

    a. 10,000 sq. ft. or 
less  

X   X   X   X   X   X   X   X   X   X   X   X   X   X   P/MC   P/MC   P/MC   P/MC   X   X   X  

    b. Greater than 
10,000 sq. ft. and less 
than 100,000 sq. ft.  

X   X   X   X   X   X   X   X   X   X   X   X   X   X   MC/C   MC/C   MC/C   MC/C   X   X   X  

    c. Greater than 
100,000 sq. ft. or 
moreand less than 
400,000 sq. ft.  

X   X   X   X   X   X   X   X   X   X   X   X   X   X   C   C   C   C   X   X   X  

d.  400,000 sq. ft. or more                              X  C  X  X         

Wireless 
Telecommunication 
Facilities and Related 
Support Structures  

X   X   P/C1   P/C5   P/C5   P/C5   P/C5   P/C   P/C   P/C   P/C   P/C5   P/C5   P/C5   P/C   P/C   P/C   P/C   P/C   P/C   P/C   19.530 ‐ Wireless 
Telecommunications 
Facilities and 
Related Support 
Structures  

 

    

*      =  For CRC, MU‐U and MU‐V Zones a Site Plan Review Permit (Chapter 19.770) is required for any new or additions/changes to existing buildings or structures.  

 
**    =  For a more detailed listing of the permitted land uses in the RA‐5 and RC Zones, refer to Sections 19.100.030.A (RA‐5 Zone Permitted Uses) and 19.100.030.B (RC Zone Permitted Uses). If any conflict between this Table and Sections 19.100.030.A and 19.100.030.B exists, the provisions of 
Sections 19.100.030.A and 19.100.030.B shall apply.  
***  =  Refer to Chapter 19.149 ‐ Airport Land Use Compatibility and applicable Airport Land Use Compatibility Plan for airport land use compatibility zones where use may be strictly prohibited.  
 

 C  =  Subject to the granting of a conditional use 
permit (CUP), Chapter 19.760 

     MC  =  Subject to the granting of Minor Conditional Use Permit (MCUP), Chapter 
19.730 

P  =  Permitted  

PRD   =  Planned Residential Development Permit, Chapter 19.780   
RCP  =  Recycling Center Permit, Chapter 19.870 

SP  =  Site Plan Review Permit, Chapter 19.770  sq. ft.  =  Square Feet  

X  =  Prohibited        

 

1 Commercial Storage Facilities are permitted in all zones with the Commercial Storage Overlay Zone (Chapter 19.190).  
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2 Legal, existing duplexes built prior to the adoption of this Zoning Code are permitted in the R‐1‐7000 Zone see 19.100.060 D.  

 

3 Allowed with a Planned Residential Development (PRD) Permit, Chapter 19.780.  

 

4 One single‐family detached dwelling allowed on one legal lot 0.25 acres in size or less in existence prior to January 1, 2018 subject to the development standards of the R‐1‐7000 Zone.  

 

5 Permitted or conditionally permitted on sites that do not include a residential use.  

 

6 For Clean Energy Uses and associated Outdoor Storage (Chapter 19.510) and/or Indoor Vehicle Repair (Chapter 19.420), permitted with a Minor Conditional Use Permit.  

 

7 Allowed for Two‐Unit Developments pursuant to Chapter 19.443.  

(Ord. 7630 § 4(Exh. A), 2023; Ord. 7592 § 4(Exh. D), 2022; Ord. 7587 , § 2(Exh. A), 2022; Ord. 7573 § 1(Exh. A), 2021; Ord. 7552 §7(Exh. C), 2021; Ord. 7541 , § 6(Exh. C), 2020; Ord. 7528 § 1(Exh. A), 2020; Ord. 7520 § 1(Exh. A); Ord. 7505 § 
1(Exh. A), 2020; Ord. 7487 § 13(Exh. D), 11‐5‐2019; Ord. 7462 , § 2(Exh. A), 2019; Ord. 7431 § 3(Exh. A), 2018) 
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Chapter 19.435 WAREHOUSING AND DISTRIBUTION FACILITIES

19.435.030 Site location, operation and development standards. 

The standards set forth in Article V, Base Zones and Related Use and Development Provisions, shall 
apply to warehousing and distribution facilities, unless otherwise specified here.  

A.  Warehousing and distribution facilities 10,000 square feet or less.  

1.  Driveways, loading areas, docks, truck wells and internal circulation routes shall be oriented 
away from residential neighborhoods, schools, parks, playgrounds, day care centers, nursing 
homes, hospitals or other public placessensitive receptors to the maximum extent feasible.  

2.  Loading areas, docks, truck wells and outdoor storage areas shall be fully screened from view 
of residential neighborhoods, schools, parks, playgrounds, day care centers, nursing homes, 
hospitals or other public placessensitive receptors and from public rights‐of‐way with 
buildings, freestanding walls and fences, landscaping or other means to the satisfaction of the 
Approving Authority.  

Where loading areas, docks, truck wells and outdoor storage areas are located adjacent to a 
Residential Zone or usesensitive receptor, they shall be fully screened from view of the 
adjacent Residential Zone or usesensitive receptor by means of a solid wall with a minimum 
height of eight feet as measured from the finished grade of the adjacent Residential Zone or 
usesensitive receptor.  

3.  Operations, including loading, unloading, staging and storage of trucks and trailers, shall 
comply with Title 7 (Noise) of this Code.  

B.  Warehousing and distribution facilities larger than 10,000 square feet and less than 100,000 square 
feet.  

1.  Driveways, loading areas, docks, truck wells and internal circulation routes shall be oriented 
away from residential neighborhoods, schools, parks, playgrounds, day care centers, nursing 
homes, hospitals or other public places tosensitive receptors the maximum extent feasible.  

2.  Loading areas, docks, truck wells and outdoor storage areas shall be fully screened from view 
of sensitive receptors residential neighborhoods, schools, parks, playgrounds, day care 
centers, nursing homes, hospitals or other public places and from public rights‐of‐way with 
buildings, freestanding walls and fences, landscaping or other means to the satisfaction of the 
Approving Authority.  

Where loading areas, docks, truck wells and outdoor storage areas are located adjacent to a 
sensitive receptorResidential Zone or use, they shall be screened from view of the adjacent 
sensitive receptor Residential Zone or use by means of a solid wall with a minimum height of 
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eight feet as measured from the finished grade of the adjacent sensitive receptorsResidential 
Zone or use.  

3.  Operations, including loading, unloading, staging and storage of trucks and trailers, shall 
comply with Title 7 (Noise) of this Code.  

4.  Idling of trucks queued or operated on site shall not exceed five minutes.  

5.  Where transport by temperature‐controlled trucks or trailers is proposed, on‐site electrical 
hookups shall be provided at loading docks. Idling or use of auxiliary truck engine power to 
power climate‐control equipment shall be prohibited.  

C.  Warehousing and distribution facilities 100,000 square feet and larger.  

1.  Driveways, loading areas, docks, truck wells and internal circulation routes shall be oriented 
away from sensitive receptorsresidential neighborhoods, schools, parks, playgrounds, day 
care centers, nursing homes, hospitals or other public places.  

2.  Loading areas, docks, truck wells and outdoor storage areas shall be screened from view of 
sensitive receptorsresidential neighborhoods, schools, parks, playgrounds, day care centers, 
nursing homes, hospitals or other public places and from public rights‐of‐way with buildings, 
freestanding walls and fences, landscaping or other means to the satisfaction of the 
Approving Authority.  

Where loading areas, docks, truck wells and outdoor storage areas are located adjacent to a 
sensitive receptorResidential Zone or use, they shall be screened from view of the adjacent 
sensitive receptorResidential Zone or use by means of a solid wall with a minimum height of 
eight feet as measured from the finished grade of the adjacent sensitive receptorResidential 
Zone or use.  

3.  Sufficient aisle space shall be provided on‐site to accommodate the on‐site queuing of trucks 
as determined by a Traffic Impact Analysis, if required. Queuing lanes or aisles shall not 
obstruct regular vehicular or pedestrian circulation or emergency equipment access.  

4.  Operations, including loading, unloading, staging and storage of trucks and trailers, shall 
comply with Title 7 (Noise) of this Code.  

5.  Idling of trucks queued or operated on site shall not exceed five minutes.  

6.  On‐site electrical hookups shall be provided at loading docks. Idling or use of auxiliary truck 
engine power to power climate‐control equipment shall be prohibited.  

7.  Warehousing and distribution facilities generating 150 or more truck trips per day, as 
determined by the most recent Institute of Transportation Engineers (ITE) Trip Generation 
Rate for the specific proposed land use, shall prepare a Health Risk Assessment in accordance 
with South Coast Air Quality Management District (SCAQMD) Guidelines.  

D.     All Warehousing & Distribution Facilities   

1.  On‐site renewable requirements. 

a. All building roofs shall be constructed with light colored roofing material with a solar 
reflective index ("SRI") of not less than 78. This material shall be the minimum solar 
reflective rating of the roof material for the life of the building. 
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b. All building roofs shall be designed to be solar‐ready.  

c. For buildings over 100,000 square feet, solar rooftop panels shall be installed prior to 
issuance of a business license.  

i. The solar panels shall supply 100 percent of the power needed to operate all non‐
refrigerated portions of the facility including the parking areas. 

2. Operation and construction. 

a. Cool surface treatments shall be added to all drive aisles and parking areas. Such areas 
shall be constructed with a solar‐reflective cool pavement such as concrete. 

b. The following environmentally responsible practices shall be required during 
construction: 

i. The applicant shall use to the greatest extent possible, CARB Tier 4 or greater 
off‐road equipment at the time of construction.  

1. Prior to building permit issuance, the construction contractor shall 
submit an equipment list confirming equipment used is compliant with 
CARB Tier 4 or greater at the time of construction.  

ii. Use of electric‐powered hand tools, forklifts, and pressure washers. 
iii. Designation of an area in any construction site where electric‐powered 

construction vehicles and equipment can charge. 
iv. Diesel‐powered generators shall be prohibited except in case of emergency or 

to establish temporary power during construction. 

 

(Ord. 7541 , § 8(Exh. D), 2020) 
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DIVISION II. SPECIFIC INCIDENTAL LAND USES 

Chapter 19.670 PUBLIC HEARINGS AND NOTICE REQUIREMENTS

19.670.020 Notice requirements for administrative discretionary permits with 

no public hearing. 

A.  Minor Conditional Use Permit and Variance. 

1.  Public notice of the consideration of a proposed minor conditional use permit in all zones 
shall be provided by the Community & Economic Development Department Director, or 
his/her designee, by mailing such notice to the property owners within 300 feet of the 
exterior boundaries of the property under consideration. 

      a.  For new development requiring a minor conditional use permit within the Business 
Manufacturing Park (BMP) & General Industrial (I) Zones, the notification radius shall  
be extended to 1,000 feet.;  

2.  Public notice of the consideration of a proposed variance in any zone shall be provided by the 
Community & Economic Development Department Director, or his/her designee, by mailing 
such notice to the property owners adjacent to the boundaries of the property under 
consideration. When the variance request is regarding a corner lot and will pertain to a rear 
or side yard setback, such notice shall be given to the owners of property directly across each 
street from the proposed side or rear yard encroachment as well as to the owners of abutting 
property.  

3.  For mailing purposes, the last known name and address of such owners and occupants as are 
shown on the latest available equalized assessment roll of the County Assessor shall be used. 
Such notices shall identify the property under consideration and indicate the nature of the 
proposed permit.  

4.  The public notice shall:  

a.  Be sent no later than 14 days after acceptance of a complete and accurate application;  

b.  Invite interested persons to notify, in writing, the Planning Division of any concerns, 
comments or to make a request to be further notified of actions relating to the 
proposed variance or minor conditional use permit during a 15‐day comment and 
review period commencing with the date of the notice;  

c.  Specify that only those specifically requesting to be further notified of actions relating to 
the application will be so notified of decisions, appeals or requests for City Council 
review; and  
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d.  Specify that, at the end of the 15‐day comment and review period, the Community & 
Economic Development Department Director's or Development Review Committee's 
final report and recommendations will be issued, initiating a ten‐day appeal period 
during which time any interested person may appeal to the decision the appropriate 
Appeal Authority.  

5.  For variances in any residential zone where the applicant has obtained the written approval 
of the adjacent property owners, no public notices, comment period or appeal period is 
required.  

6.  The Community & Economic Development Department Director's decision is final, except that 
the applicant may appeal the decision within ten days of the mailing of written notice of 
decision.  

7.  Noticing distance requirements for individual uses may vary. Refer to Article VII, Specific Land 
Use Provisions.  

B.  All other administrative, discretionary permits. 

No notice is required for other administrative, discretionary actions without a public hearing, 
unless specified.  

( Ord. 7552 §33, 2021; Ord. 7487 §3, 11‐5‐2019; Ord. 7331 §103, 2016; Ord. 6966 §1, 2007) 

19.670.030 Notice of hearing for discretionary actions requiring a public hearing. 

Notice of the hearing shall be given in all of the following ways:  

A.  Notice of the hearing shall be mailed or delivered, at least ten days prior to the hearing, to:  

1.  The owner of the subject real property or the owner's duly authorized agent, and the 
project applicant.  

2.  Each local agency expected to provide water, sewage, streets, roads, schools or other 
essential facilities or services to the project.  

3.  All owners of real property on the latest records of the County Assessor within 300 feet 
of the real property . For new development requiring a Conditional Use Permit within 
the Business Manufacturing Park (BMP) & General Industrial (I) Zones, the notification 
radius shall  be extended to 1,000 feet. 

4.  If the number of owners to whom notice would be mailed or delivered is greater than 
1,000, the City may, in lieu of mailing or delivering the notice, provide notice by placing 
an advertisement of at least one‐eighth page in at least one newspaper of general 
circulation within the City at least ten days prior to the hearing.  

B.  The notice shall be published in at least one newspaper of general circulation within the City 
at least ten days prior to the hearing.  

C.  Noticing distance requirements for individual uses may vary. Refer to Article VII, Specific Land 
Use Provisions.  

( Ord. 7552 §34, 2021; Ord. 7331 §103, 2016; Ord. 6966 §1, 2007) 
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19.670.130. On‐site notification signage for projects in the Industrial Zones  

Notice of filing for new development projects within the Business Manufacturing Park (BMP) & General 
Industrial (I) Zone shall also be made by posting of physical signage on the site (by the applicant) when a 
Minor Conditional Use Permit or Conditional Use Permit is being considered.  

1. Purpose: The on‐site notification signage requirement is intended to notify neighbors of the 
affected project area and the community at large early in the review process, allowing the 
applicant and the City to consider citizens' comments throughout theall stages of project review. 

2. Specific Plan requirements:  

a. In any specific plan district where specified industrial uses require a Minor Conditional 
Use Permit or Conditional Use Permit by the current industrial zoning designation, a 
Notice of Filing sign shall be required. 

2. Sign criteria/maintenance: Posting of required on‐site notification signage shall comply with the 
following: 

a. Sign size and specifications.  

i. Sign(s) shall be four feet high by eight feet wide. 

ii. Sign(s) shall be attached by ground‐mounted stake(s) or post(s) not less than 6 
feet in height from ground surface. 

iii. Signs shall not be affixed to buildings or other structures. 

iv. Signs shall contain the following information:  

1. City of Riverside Logo; 

2. “Notice of Filing” lettering; 

3. Planning project case number,;  

4. Brief project description;  

5. Project location including Accessor Parcel Number(s) (APNs);  

6. AProject applicant name and contact information;  

7. Contact information for the City Planning Division; and 

8. Other information as determined to be necessary by the Community & 
Economic Development Director or designee, including but not limited 
to a standardized design template published by the Planning Division.  

b. Location and installation standards. All sign(s) shall be installed according to the 
specifications determined by the Planning Division.  

i. Signs shall be posted on each public street frontage. and  

ii. A minimum of one sign shall be posted for every 300 lineal feet apartof public 
street frontage.,  

iii. Corner Lots.  
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1. Where two street frontages intersect, one sign posted at the corner 
facing the intersection shall be postedsatisfy the posting requirement 
for the first 300 lineal feet of frontage for both streets facing the 
interchange.  

iv. Signs shall be located no more than three feet behind the property line closest 
to, parallel to, and clearly visible from the street.  

v. Signs shall not be located within the public right of way. 

i.vi. Additional signs may be required as determined by the Planning Division. 

c. Timing.  

i. All notification sign(s) shall be installed within 60 days of application submittal. 

ii. Signs shall remain in place throughout the entire project review period and shall 
not be removed prior to the expiration of the appeal period of the final action 
taken on the project.  

iii. Signs shall be removed no later than 14 days following the expiration of the final 
appeal period or withdrawal of the application.  

d. Sign removal and maintenance.  

i. All sign(s) must be kept adequately maintained in a legible state and remain in 
place until the final decision on the application has been made or the 
application is withdrawn.  

ii. Changes to the nature of the project or the requested entitlements shall 
necessitate updates to the posted notification signage to the satisfaction of the 
Planning Division. 

iii. Failure to remove the sign within the prescribed time period will result in the 
withholding of any post‐entitlement permits.  

3. The project application shall not be deemed complete until the required notification signage is 
installed.  

4. A Notification Signage Exhibit may be required to identify the proposed location of signage and 
verify compliance with these requirements. 
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10-16-23 
 
COMMISSIONERS PRESENT:     Russell Betts, Steve Manos, Vernon Poole, Martin Rossouw (alternate for 

Michael Geller), Beth Larock (alternate for John Lyon)   
  
COMMISSIONERS ABSENT:     Michael Geller, John Lyon, Richard Stewart, Steven Stewart 
  

 
2.0 PUBLIC HEARING:  CONTINUED ITEMS 

None 
 

3.0 PUBLIC HEARING:  NEW CASES 

  
3.1  Staff report recommended: 

 CONSISTENT (GPA, SPA, CZ); 
CONDITIONALLY 
CONSISTENT (Tract Map) 

 
Staff recommended at hearing: 
 CONSISTENT (GPA, SPA, CZ); 
CONDITIONALLY 
CONSISTENT (Tract Map) 

 
      ALUC Commission Action: 

 CONSISTENT (GPA, SPA, CZ); 
CONDITIONALLY CONSISTENT 
(Tract Map); VOTE 5-0; Absent 
Commissioners Richard 
Stewart and Steven Stewart 

  
 Motion:   Martin Rossouw    
Second:  Steve Manos 
 
     

ZAP1072HR23 – Peak Emerald Acres, LLC (Representative: 
Sorrento Advisors) – County of Riverside Case Nos. GPA01111 
(General Plan Amendment), SP381 (Specific Plan), CZ7774 
(Change of Zone), TTM36452 (Tentative Tract Map), a proposal to 
establish the Emerald Acres Specific Plan allowing for a maximum 
of 391 residential dwelling units on 335 acres, 4.59 acres of 
commercial space, 6.6. acres of parkland, and 191.3 acres of 
conserved open space, located southerly of Florida Avenue, 
easterly of Calvert Avenue, westerly of California Avenue, and 
northerly of Stowe Road. The applicant also proposes to amend the 
General Plan land use designation of the site from Commercial 
Retail (CR), Low Density Residential (LDR), Medium High Density 
Residential (MHDR), Rural Mountainous (RM) to the land uses as 
reflected in the Specific Plan including Medium Density Residential 
(MDR), High Density Residential (HDR), Commercial Retail (CR), 
Open Space – Recreation (OS-R), Open Space – Conservation 
Habitat (OS-CH), Open Space – Conservation (OS-C), and Public 
Facilities (PF), and change the zoning of the site from Heavy 
Agriculture 10 Acre Minimum (A-2-10) and Controlled Development 
Areas (W-2) to Specific Plan and establishing a Specific Plan zoning 
ordinance that will include the permitted uses and development 
standards for each Planning Area of the Specific Plan, and establish 
the Planning Area boundaries of the Specific Plan. The applicant 
also proposes to divide the 335 acre site into specific lot 
configurations within each village area to allow for proposed 
development and resource preservation (Airport Compatibility 
Zones D and E of the Hemet-Ryan Airport Influence Area). Staff 
Planner: Jackie Vega at (951) 955-0982, or e-mail at 
javega@rivco.org 
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3.2  Staff report recommended: 
 CONSISTENT (GPA, SPA, CZ); 
CONDITIONALLY CONSISTENT 
(Plot Plan) 

 
Staff recommended at hearing: 

  CONSISTENT (GPA, SPA, CZ); 
CONDITIONALLY CONSISTENT 
(Plot Plan) 

 
      ALUC Commission Action: 

 CONSISTENT (GPA, SPA, CZ); 
CONDITIONALLY CONSISTENT 
(Tract Map); VOTE 5-0; Absent 
Commissioners Richard 
Stewart and Steven Stewart 

 
Motion:   Vernon Poole 
Second:  Martin Rossouw 
 

ZAP1128FV23 – Xebec Building Company (Representative: Casc 
Engineering & Consulting, Inc.) – County of Riverside Case No. 
GPA23-0004 (General Plan Amendment), SP00265A02 (Specific 
Plan Amendment), CZ230012 (Change of Zone), PPT23-0002 
(Plot Plan). A proposal to construct five industrial buildings totaling 
347,100 square feet with mezzanines and two commercial 
buildings totaling 64,000 square feet with mezzanines on a 19.61 
acres parcel, located northerly of KTM way, southerly of Sparkman 
Way, easterly of Winchester Road, and westerly of Sky Canyon 
Drive. The applicant also proposes amending the General Plan to 
change the sites land use designation from Commercial Retail and 
Commercial Office to Light Industrial. The applicant also proposes 
amending the sites specific plan land use designation from 
Commercial Retail and Commercial office to Light Industrial. Lastly, 
the applicant proposes changing the sites zoning to update the 
Borel Airpark Specific Plan adopted ordinance to reflect the 
proposed land uses. (Airport Compatibility Zone B2 and D of the 
French Valley Airport Influence Area).    Staff Planner: Jackie Vega 
at (951) 955-0982, or e-mail at javega@rivco.org 

 
4.0 PUBLIC HEARING:  MISCELLANEOUS ITEMS 

None 
 

5.0 ADMINISTRATIVE ITEMS  

5.1    Director’s Approvals - Information Only 

5.2 Update March Air Reserve Base Compatibility Use Study (CUS) 

Simon Housman, Project Director for the MCUS presented Power Point slides updating the 
Commissioners regarding the adoption process by the Matrix Consulting Group, Inc. (Part One).  
Part two still to come regarding the proposed amendment to the 2014 March ALUCP which has 
been drafted by John Guerin, ALUC staff.  The Solar Glare Cumulative Impact Study by DUDEK 
is still underway. 

 
6.0 APPROVAL OF MINUTES 

Vice Chair Betts motioned to approve the September 14, 2023 minutes.  Seconded by Commissioner 
Rossouw.  (Vote 5-0; Absent Commissioners Richard Stewart and Steven Stewart) 

 
7.0 ORAL COMMUNICATION ON ANY MATTER NOT ON THE AGENDA 

Paul Rull, ALUC Director informed the Commission regarding project ZAP1028PV23 that both the 
applicant and the airport manager have agreed to continue the project from the November 9th meeting 
to the December 14, 2023 meeting.  Chair Manos advised project ZAP1028PV23 will be placed on the 
November 9th agenda.   

 
8.0 COMMISSIONER’S COMMENTS  

None 

 
9.0 ADJOURNMENT 

Steve Manos, Chair adjourned the meeting at 10:34 am   
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