RIVERSIDE COUNTY
AIRPORT LAND USE COMMISSION

STAFF REPORT
AGENDA ITEM: 36
HEARING DATE: October 14, 2021
CASE NUMBER: ZAP1036F1.21 —RC Hobbs Companies, Inc. (Representative:
Bob Beers)

APPROVING JURISDICTION: City of Jurupa Valley

JURISDICTION CASE NO: MA21256 [GPA21008] [TTM38171] (General Plan
Amendment) (Tentative Tract Map)

LAND USE PLAN: 2004 Flabob Airport Land Use Compatibility Plan

Airport Influence Area: Flabob Airport

Land Use Policy: Zones Cand D

Noise Levels: Portion within the 55-60 CNEL contour, and portion outside
the 55 CNEL

MAJOR ISSUES: The proposed project results in a density of 1.60 dwelling units per acre,
which is inconsistent with the Compatibility Zone C maximum allowable density of 0.2
dwelling units per acre, and Zone D density of either below 0.2 dwelling units per acre or
above 5.0 dwelling units per acre. The project also fails to provide the required ALUC open
area for emergency landings, and has not yet been submitted to the FAA OES for height
obstacle obstruction review.

RECOMMENDATION: Staff recommends that the General Plan Amendment be found
INCONSISTENT with the 2004 Flabob Airport Land Use Compatibility Plan, and that the
Tentative Tract Map also be found INCONSISTENT.

PROJECT DESCRIPTION: The applicant proposes to divide 19.36 acres into 31 single family
residential lots and one detention basin. The applicant also proposes to amend the site’s general plan
land use designation from Ranch (EDR maximum 0.5 dwelling units per acre) to Neighborhood
(LDR maximum 2.0 dwelling units per acrc).

PROJECT LOCATION: The project site is located southerly of Maverick Lane, westerly of
Riverview Drive, and easterly of Limonite Frontage Road, approximately 3,320 feet southwesterly
of the southwesterly terminus of Runway 6-24 at Flabob Airport.
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BACKGROUND:

Residential Density: The site is located in Compatibility Zones C (17.95 acres) and D (0.6 acres) of
the Flabob Airport Influence Area (AIA). Zone C restricts residential density to a maximum 0.2
dwelling units per acre, and Zone D restricts residential density to either below 0.2 dwelling units
per acre or above 5.0 dwelling units per acre.

The project proposes dividing 19.36 acres into 31 single family residential lots, resulting in a density
of 1.60 dwelling units per acre, which is inconsistent with Zones C and D residential criteria.

County Wide Policy 3.3.1 Infill: Countywide Policy 3.3.1 (Infill) allows for greater densitics than
would otherwise be permitted in Compatibility Zones C and D, but caps densities at double the
allowable density of the zone.

As the maximum density in Zone C is 0.2 dwelling units per acre, and the maximum density in Zone
D is either below 0.2 dwelling units per acre or above 5.0 dwelling units per acre, doubling the
density increases the limit from 0.2 to 0.4 dwelling units per acre for Zone C, and from 0.2 to 0.4
dwelling units per acre (on the low end), and from 5.0 to 10.0 dwelling units per acre (on the high
end) for Zone D.

The project’s density of 1.60 dwelling units per acre would still be inconsistent with the doubled
density provision for both zones.

Prohibited and Discouraged Uses: The applicant does not propose any uses specifically prohibited
or discouraged in Compatibility Zones C and D (children’s schools, day care centers, libraries,
hospitals, nursing homes, buildings with 3 aboveground habitable floors, highly noise-sensitive
outdoor nonresidential uses, and hazards to flight). However, as noted above, the proposed density is
inconsistent with the Zones C and D residential criteria. In addition, the project proposes water
quality detention basins that may attract wildlife and result in a hazard to flight (see below Hazards
to Flight section).

Noise: The Flabob Airport Land Use Compatibility Plan depicts a portion of the project being
located within the 55-60 CNEL contour range from aircraft noise, and a portion outside the 55
CNEL contour. Single family residences are ‘marginally acceptable’. The homes would be affected
by aircraft generated noise. However, standard construction is normally considered to provide for a
15 dB reduction from exterior noise levels. A condition is recommended to incorporate noise
attenuation measures into the design of the homes to such extent as may be required to ensure that
interior noise levels from aircraft operations are at or below 45 CNEL.

Part 77: The elevation of Runway 6-24 at its westerly terminus is approximately 750 feet above
mean sca level (AMSL). As the runway length does not exceed 3,200 feet, the relevant siope for
purposes of determining Federal Aviation Administration notice requirements is 50:1. At a distance
of approximately 3,320 feet from the closest point of the runway, Federal Aviation Administration
(FAA) review would be required for any structures with top of roof exceeding 816 feet AMSL. The
project’s site elevation is 850 feet AMSL, with a proposed maximum building height of 25 feet,
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resulting in the project’s highest top point elevation of 875 feet AMSL. Therefore, review of
buildings by the FAA Obstruction Evaluation Service (FAAOES) for height/clevation reasons is
required. Submittal to the FAAOES has not been made, therefore, it has not yet been determined if
the project would be a hazard to air navigation.

Hazards to Flight: 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 project is located 3,320 feet from
the runway, and therefore would be subject to the above requirement.

The project includes a 27,082 square foot infiltration basin. Infiltration basins are not recommended
in the vicinity of airports due to the potential that such areas could provide food, water, and shelter
for hazardous wildlife. 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 to be prohibited in
Zones C, unless the basin includes the following modifications: provide 48-hour drawdown, avoid
landscaping or provide appropriate landscaping that will not attract hazardous wildlife, allow steep
slopes of up to (2:1 or 3:1 provided that appropriate landscaping is provided), and consider the use of
covers. The applicant has not yet confirmed acceptance of these basins provisions.

Open Area: Compatibility Zone C requires a minimum of 20% and Zone D requires 10% of open
area for projects 10 acres or larger be set aside as open area that could potentially serve as
emergency landing areas. Approximately 17.95 acres of the project are located within Zone C
(requiring 3.59 acres open area) and 0.6 acres within Zone D (requiring 0.06 acres open area),
totaling 3.65 acres of required open area consistent with ALUC open area criteria (300 feet by 75
feet minimum shape, and prohibiting obstructions greater than 4 feet in height that are at least 4
inches in diameter).

The applicant has not designated any ALUC open area in the project, and is therefore inconsistent
with the required ALUC open area criteria.

General Plan Amendment: The proposal to amend the site’s general plan land use designation from
Ranch (EDR) to Neighborhood (LDR) would change the existing City density requirement from a
maximum of 0.5 dwelling units per acre (EDR) to 2.0 dwelling units per acre (LDR), in order to
allow for the project’s 1.6 dwelling unit per acre density.

It is important to note that the existing EDR designation, the proposed LDR designation, and the
proposed project’s density are all inconsistent with Zone C maximum allowable density of 0.2
dwelling units acre, and inconsistent with Zone D maximum allowable density of either below 0.2
dwelling units per acre or above 5.0 dwelling units per acre. Thercfore, the proposed General Plan
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Amendment is inconsistent with the Flabob Airport Land Use Compatibility Plan.

CONDITIONS (in the event of an overrule):

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.)

(@ Any use which would generate electrical interference that may be detrimental to the
operation of aircraft and/or aircraft instrumentation.

(e) Children’s schools, day care centers, libraries, hospitals, nursing homes, and
buildings with more than three aboveground habitable floors.

(f) Highly noise-sensitive outdoor nonresidential uses.

(g) 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
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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
biclogist.

A notice sign, 1 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. Noise attenuation measures shall be incorporated into the design of the single family
residences, to the extent such measures are necessary to ensure that interior noise levels from
aircraft operations are at or below 45 CNEL.

6. The project does not propose rooftop solar panels at this time. However, if the project were
to propose solar rooftop panels in the future, the applicant/developer shall prepare a solar
glare study that analyzes glare impacts, and this study shall be reviewed by the Airport Land
Use Commission.

7. An application {o the Federal Aviation Administration Obstruction Evaluation Service shall
be made to review the project’s potential for height obstacle obstruction.

XAAIRPORT CASE FILES\Flabob\ZAP1036FL2 1\ZAP1036FL21sr.doc
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NOTICE

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

IF THIS BASIN IS OVERGROWN, PLEASE CONTACT:

Name: Phone:
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NOTICE OF PUBLIC HEARING
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION

www.rcaluc.org

A PUBLIC HEARING has been scheduled before the Riverside County Airport Land Use
Commission (ALUC) to consider the applications described below.

Any person may submit written comments to the ALUC before the hearing or may appear and be
heard in support of or opposition to the project at the time of hearing. Information on how to
participate in the hearing will be available on the ALUC website at www.rcaluc.orq. The ALUC
holds hearings for local discretionary permits within the Airport Influence Area, reviewing for
aeronautical safety, noise and obstructions. ALUC reviews a proposed plan or project solely to
determine whether it is consistent with the applicable Airport Land Use Compatibility Plan. For more
information please contact ALUC Planner Paul Rull at (951) 955-6893.

The Jurupa Valley Planning Department should be contacted on non-ALUC issues. For more
information please contact City of Jurupa Valley Planner Ms. Andrea Hoff at (951) 332-6464.

The proposed project application may be viewed by a prescheduled appointment and on the ALUC
website www.rcaluc.org. Written comments may be submitted at the Riverside County
Administrative Center, 4080 Lemon Street, 14th Floor, Riverside, California 92501, Monday through
Friday from 8:00 a.m. to 3:30 p.m., or by e-mail to prull@rivco.org. Individuals with disabilities
requiring reasonable modifications or accommodations, please contact Barbara Santos at (951)
955-5132.

PLACE OF HEARING: Riverside County Administration Center
4080 Lemon Street, 1% Floor Board Chambers
Riverside California

DATE OF HEARING: October 14, 2021

TIME OF HEARING: 9:30 A.M.

CASE DESCRIPTION:

ZAP1036FL21 ~ RC Hobbs Companies, Inc. (Representative: Bob Beers) — City of Jurupa Valley
Case Nos. MA21256 [GPA21008] [TTM38171] (General Plan Amendment) (Tentative Tract Map). A

proposal to divide 19.36 acres into 31 single family residential lots and one detention basin located
southerly of Maverick Lane, westerly of Riverview Drive, and easterly of Limonite Frontage Road.
The applicant also proposes to amend the site’s general plan land use designation from Ranch
(EDR maximum 0.5 dwelling units per acre) to Country Neighborhood (LDR maximum 2.0 dwelling
units per acre) (Airport Compatibility Zones C and D of the Flabob Airport Influence Area).
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RIVERSIDE COUNTY  Zonec,
AIRPORT LAND USE COMMISSION

APPLICATION FOR MAJOR LAND USE ACTION REVIEW

ALUC CASE NUMBER: 2 i ki IQ: b l a] DATE SUBMITTED: %\ 16 ,9'1

APPLICANT / REPRESENTATIVE / PROPERTY OWNER CONTACT INFORMATION

Applicant RC Hobbs Company Phone Number  (714) 633-8100

Mailing Address 1428 E. Chapman Avenus Email  ych@rchobbs.com

Orange, GA 92866

Representative Bob Beers Phone Number  (951) 360-2070

Mailing Address 8175 Limonite Avenue, Suite E Email fmbeers777@hotmail.com

Jurupa Valiey, CA 92509

Property Owner James H. Martindale and Lynetts Ann Martindale Phone Number
Mailing Address Email
LOCAL JURISDICTION AGENCY
Local Agency Name City of Jurupa Valley Phone Number  (951) 832-6464 x210
Staff Contact Andrea Hofi Emall ahofi@jurupavaliey.org
Mailing Address 8930 Limonite Avenue Case Type
Jurupa Valley, CA 92529 [L] General Plan / Specific Plan Amendment

Zoning Ordinance Amendment
Subdivision Parcel Map / Tentative Tract

Local Agency Project No 2125 219081 C l O use Permit
7] site Plan Review/Plot Plan
7] Other
PROJECT LOCATION
Attach an accurately scaled map showing the relationship of the project site to the airport boundary and runways
Street Address 6550 Limonite Avenue
Assessor’s Parcel No. ~ 186-160-021 Gross Parcel Size 19.46 acres
Subdivision Name Riverview Tract Nearest Airport and
: distance from Air-
Lot Number Pertion of Lot 2 port Fiabob Airport 4,100 if
PROJECT DESCRIPTION

If applicable, attach a detailed site plan showing ground elevations, the location of structures, open spaces and water bodies, and the heights of structures and trees; include addi-
tional project description data as needed

Existing Land Use Large Vacant Parcel with single family house

(describe) Property Slopes from Limonite Avenue down to Riverview Road

Riverside County Airport Land Use Commission, County Administrative Center, 4080 Lemon Street, 14" Floor, Riverside, CA 92501,
Phone: 851-955-5132 Fax: 951-955-5177 Website: www.rcaluc.org



Proposeé Land Use
{describe)

Subdivide the property into 31 - 1/2 acre lots (20,000 sf) with a WQMP basin adjacent to Riverview Road

For Residential Uses Number of Parcels or Units on Site (exclude secondary units) 31
For Other Land Uses Hours of Operation not applicable
(See Appendix C) Number of People on Site 186 Maximum Number  assume double the number of residents = 186 * 2 = 372 people - 19 per acre
Method of Calculation Assume 6 people per dwelling unit* 31 = 186 people
186 people / 19.46 acres = 9.6 (call it 10) people per acre
Height Data Site Elevation {above mean sea level) 203 ft.
Height of buildings or structures {from the ground) 25 ft.
Flight Hazards Does the project involve any characteristics which could create electrical interference, D Yes
confusing lights, glare, smoke, or other electrical or visual hazards to aircraft flight? No

If yes, describe

NOTICE: Failure of an applicant to submit complete or adequate information pursuant to Sections
65940 to 65948 inclusive, of the California Government Code, MAY constitute grounds for disapproval
of actions, regulations, or permits.

REVIEW TIME: Estimated time for “staff level review” is approximately 30 days from date of submittal.
Estimated time for “commission level review” is approximately 45 days from date of submittal to the
next available commission hearing meeting.

SUBMISSION PACKAGE:
j (R Completed ALUC Application Form
; AR ALUC fee payment
 (RR— Plans Package (24x36 folded) (site plans, floor plans, building elevations,
grading plans, subdivision maps)
1...... Plans Package (8.5x11) (site plans, floor plans, building elevations,
grading plans, subdivision maps, zoning ordinance/GPA/SPA text/map amendments)
T, CD with digital files of the plans (pdf)
| [ Vicinity Map (8.5x11)
e & i Detailed project description
1...... Local jurisdiction project transmittal
:; M—— Gummed address labels for applicant/representative/property owner/local jurisdiction
planner
B 5 5w Gummed address labels of all surrounding property owners within a 300 foot radius of

the project site. (Only required if the project is scheduled for a public hearing
Commission meeting)

Riverside County Airport Land Use Commission, County Administrative Center, 4080 Lemon Street, 14" Floor, Riverside, CA 92501,
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