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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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Brown Strauss Industrial Project 
ALUC Application 

 

Figure 1: Existing General Plan and Zoning Map 
Source: City of Banning 
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PROJECT SITE 



Brown Strauss Industrial Project 
ALUC Application 

 

Figure 2: Proposed General Plan and Zoning Map 
Source: City of Banning/Sagecrest 
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PROJECT SITE Area of Proposed Zone Change to Industrial 
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