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9:00 AM  APRIL 5, 2017 

AGENDA 
REGULAR MEETING 

RIVERSIDE COUNTY PLANNING COMMISSION 
COUNTY ADMINISTRATIVE CENTER 

First Floor Board Chambers 
4080 Lemon Street, Riverside, CA 92501 

 
If you wish to speak, please complete a “SPEAKER IDENTIFICATION FORM” and give it to the Hearing 
Secretary.  The purpose of the public hearing is to allow interested parties to express their concerns. 
Please do not repeat information already given.  If you have no additional information, but wish to be on 
record, simply give your name and address and state that you agree with the previous speaker(s). 
 
Should an applicant or any interested party wish to present a PowerPoint presentation, or electronic or 
digital material, it must be provided by the Project Planner 48-hours in advance of the meeting. 
 
In compliance with the Americans with Disabilities Act, if you require reasonable accommodations, 
please contact Elizabeth Sarabia, TLMA Commission Secretary, at (951) 955-7436 or e-mail at 
esarabia@rivco.org.  Requests should be made at least 72 hours in advance or as soon as possible 
prior to the scheduled meeting. Alternative formats are available upon request. 
 
CALL TO ORDER: 
ROLL CALL - SALUTE TO THE FLAG 
 
1.0 CONSENT CALENDAR:  9:00 a.m. or as soon as possible thereafter (Presentation available 

upon Commissioners’ request) 
 

1.1 1.1 FIRST EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 33898 – 
Applicant: Mohammad Kashani – Fifth Supervisorial District – Nuevo Zoning Area – 
Lakeview/Nuevo Area Plan: Rural Community: Low Density Residential (RC-LDR) – 
Location: Southerly of Park Avenue, westerly of Hansen Avenue, easterly of Gibson Avenue, 
and northerly of Montgomery Avenue – 12.45 Acres – Zoning: Residential Agricultural (R-A) 
– Approved Project Description: The land divison hereby permitted is a Schedule B 
Subdivision of 12.45 acres into 19 residential lots with a minimum lot size of 20,000 sq. ft. 
and one (1) water quality basin lot – REQUEST: First Extension of Time Request for 
Tentative Tract Map No. 33898, extending the expiration date to May 22, 2018. Project 
Planner: Tim Wheeler at (951) 955-6060 or email at twheeler@rivco.org.  
 

1.2 1.2 FIRST EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 30993 – 
Applicant: K&A Engineering, Inc – First Supervisorial District – Gavilan Hills Zoning District 
– Lake Mathews/Woodcrest Area Plan: Rural Community: Estate Density Residential (RC-
EDR) (2 Acre Minimum) – Location: Northerly of Santa Rosa Mine Road, southerly of 
Idaleona Drive, easterly of Gavilan Road and westerly of Piedras Road – Zoning: Residential 
Agricultural (R-A) (2 Acre Minimum) – Approved Project Description: Schedule “C” 
Subdivision proposal of 161 gross acres into 65 single family residential lots with a minimum 
lot size of two (2) gross acres as well as two (2) open space lots for the preservation of a 
natural watercourse onsite – REQUEST: First Extension of Time Request for Tentative Tract 
Map No. 30993, extending the expiration date to February 7, 2018. Project Planner: Dionne 
Harris at (951) 955-6836 or email at dharris@rivco.org.  

mailto:esarabia@rivco.org
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1.3 FIRST EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 31818 – Applicant: MPLC JBJ 
Ranch, LP – First Supervisorial District – Alberhill Zoning Area – Elsinore Area Plan: Community Development: 
Medium Density Residential (CD-MDR) – Location: Southerly of Bosley Lane, north-westerly of Mountain 
Road, and easterly of Crilly Road – 160.0 Gross Acres – Zoning: Planned Residential (R-4) and Open Area 
Combining Zone – Residential Developments (R-5) – Approved Project Description: The land division hereby 
permitted is to divide the 160 (gross) acres into 311 residential lots, a 10.77-acre park site, a 1.06-acre 
community use lot (Lot #317), 22 open space lots (60.4 acres) including three (3) water quality basins and a 
graded swale (water quality best management practice) – REQUEST: First Extension of Time Request for 
Tentative Tract Map No. 31818, extending the expiration date to December 19, 2017. Project Planner: Tim 
Wheeler at (951) 955-6060 or email at twheeler@rivco.org.  
 

1.4 SECOND EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 33743 – Applicant: The 
Woods (Riverside) Venture, LLP – Third Supervisorial District – Winchester Zoning Area – Harvest 
Valley/Winchester Area Plan: Community Development: Commercial Retail (CD-CR) and High Density 
Residential (CD-HDR) – Location: Northerly of Domenigoni Parkway easterly of Leon Road, and southerly of 
Olive Avenue – 5.61 Acres – Zoning: Specific Plan 293 Planning Areas 38A, 38B, and 39 (Winchester Hills) 
– Approved Project Description: Schedule A subdivision of 5.61 acres into one (1) lot for 57 condominium 
units and one (1) recreation area – REQUEST: Second Extension of Time Request for Tentative Tract Map 
No. 33743, extending the expiration to February 4, 2018.  Project Planner: Tim Wheeler at (951) 955-6060 or 
email at twheeler@rivco.org. 
 

1.5 
 
FIRST EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 32151 – Applicant: Rancon 
Sevilla 180, LLC c/o Danny Long – Third Supervisorial District – Rancho California Zoning Area: Southwest 
Area Plan: Community Development: Medium High Density Residential (CD-MHDR)(5-8 dwelling units per 
acre) and Open Space: Open Space - Conservation (OS-C) – Location: Northerly of Safflower Street, southerly 
of Koon Street,  easterly of Hwy 79, and westerly of McColery Road – 42.81 acres – Zoning: SP Zone (SP 
#286) – Approved Project Description: Schedule “A” Subdivision to subdivide 42.81 acres into four (4) lots 
with 180 condominium units – REQUEST: First Extension of Time Request for Tentative Tract Map No. 32151, 
extending the expiration date to March 13, 2018.  Project Planner: Dionne Harris at (951) 955-6836 or email 
at dharris@rivco.org. 
 

1.6 SECOND EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 32027 – Applicant: Martha 
Boone – Third Supervisorial District – Winchester – Harvest Valley/Winchester Area Plan: Community 
Development: Medium Density Residential (CD:MDR) (2-5 dwelling units per acre) – Location: Northerly of 
Craig Road, southerly of Holland Road, westerly of Holcomb Road, and easterly of Eucalyptus Road – 25.7 
Acres – Zoning: One-Family Dwellings (R-1) – Approved Project Description: Schedule “A” Subdivision to 
subdivide 25.7 acres into 82 residential lots and four (4) open space lots – REQUEST: Second Extension of 
Time Request for Tentative Tract Map No. 32027, extending the expiration date to March 3, 2018.  Project 
Planner: Dionne Harris at (951) 955-6836 or email at dharris@rivco.org.  
  

1.7 SECOND EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 32817 – Applicant: The 
Woods (Riverside) Venture, LLP – Third Supervisorial District – Winchester Zoning Area – Harvest 
Valley/Winchester Area Plan: Community Development: High Density Residential (CD-HDR) – Community 
Development: Medium High Density Residential (CD-MHDR) – Community Development: Commercial Retail 
(CD-CR) – Open Space: Recreational (OS-R) – Location: Northerly of Domenigoni Parkway, easterly of Leon 
Road, and southerly of Olive Avenue – 35.74 Acres – Zoning: Specific Plan (SP 293) – Approved Project 
Description: Schedule “A” Subdivision of 35.74 acres into 34 multi-family residential lots, a recreation area, a 
common open space area, a school, a park, and a retail area – REQUEST: Second Extension of Time Request 
for Tentative Tract Map No. 32817, extending the expiration date to February 8, 2018.  Project Planner: Dionne 
Harris at (951) 955-6836 or email at dharris@rivco.org. 
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1.8 SECOND EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 30808 – Applicant: Rancon 
Group/Will Stout – Third Supervisorial District – Winchester Zoning Area – Harvest/Winchester Area Plan: 
Community Development: Medium Density Residential (CD-MDR) (2-5 Dwelling Units Per Acre) – Location: 
Northerly of Eucalyptus Road, southerly of Olive Avenue, easterly of Leon Road, and westerly of Beeler Road 
– 128 Acres – Zoning: Specific Plan (SP 293) – Approved Project Description: Schedule “A” Subdivision of 
128 acres into 346 single family residential lots, eight (8) open space lots and one (1) park for Planning Areas 
28A and 28B of Specific Plan (SP) 293 – REQUEST: Second Extension of Time Request for Tentative Tract 
Map No. 30808, extending the expiration date to September 22, 2016.  Project Planner: Tim Wheeler at (951) 
955-6060 or email at twheeler@rivco.org.  
 

1.9 THIRD EXTENSION OF TIME REQUEST for TENTATIVE TRACT MAP NO. 30808 – Applicant: Rancon 
Group/Will Stout – Third Supervisorial District – Winchester Zoning Area – Harvest/Winchester Area Plan: 
Community Development: Medium Density Residential (CD-MDR) (2-5 Dwelling Units Per Acre) – Location: 
Northerly of Eucalyptus Road, southerly of Olive Avenue, easterly of Leon Road, and westerly of Beeler Road 
– 128 Acres – Zoning: Specific Plan (SP 293) – Approved Project Description: Schedule “A” Subdivision of 
128 acres into 346 single family residential lots, eight (8) open space lots and one (1) park for Planning Areas 
28A and 28B of Specific Plan (SP) 293 – REQUEST: Third Extension of Time Request for Tentative Tract 
Map No. 30808, extending the expiration date to September 22, 2017.  Project Planner: Tim Wheeler at (951) 
955-6060 or email at twheeler@rivco.org.  
 

1.10 FIRST EXTENSION OF TIME REQUEST for TENTATIVE PARCEL MAP NO. 35671  – Applicant: Rancon 
Winchester Valley 85 – Third Supervisorial District – Winchester Zoning Area – Harvest Valley/Winchester 
Area Plan: Community Development: Commercial Retail Medimum Density Residential, and Medimum High 
Density Residential (CD-CR, MDR, MHDR) (0.20 – 0.35 FAR, 2-5 D.U./Ac, 5-8 D.U./Ac)  – Location: Southerly 
of Domenigoni Parkway, westerly of Frontier Loop, and northerly of Trail Side Road – 18.37 Acres – Zoning: 
Specific Plan (SP 293) Planning Areas 42 and 46 (PA 42 & 46) – Approved Project Description: Schedule “E” 
Commercial Subdivision of 18.37 acres into nine (9) commercial parcels – REQUEST: First Extension of Time 
Request for Tentative Parcel Map No. 35671, extending the expiration date to April 28, 2017.  Project Planner: 
Tim Wheeler at (951) 955-6060 or email at twheeler@rivco.org.  
 

1.11 SECOND EXTENSION OF TIME REQUEST for TENTATIVE PARCEL MAP NO. 35671  – Applicant: Rancon 
Winchester Valley 85 – Third Supervisorial District – Winchester Zoning Area – Harvest Valley/Winchester 
Area Plan: Community Development: Commercial Retail, Medimum Density Residential, and Medimum High 
Density Residential (CD-CR, MDR, MHDR) (0.20 – 0.35 FAR, 2-5 D.U./Ac, 5-8 D.U./Ac)  – Location: Southerly 
of Domenigoni Parkway, westerly of Frontier Loop, and northerly of Trail Side Road – 18.37 Acres – Zoning: 
Specific Plan (SP 293) Planning Areas 42 and 46 (PA 42 & 46) – Approved Project Description: Schedule “E” 
Commercial Subdivision of 18.37 acres into nine (9) commercial parcels – REQUEST: Second Extension of 
Time Request for Tentative Parcel Map No. 35671, extending the expiration date to April 28, 2018. Project 
Planner: Dionne Harris at (9510 955-6836 or email at dharris@rivco.org.   
 

1.12 PLOT PLAN NO. 26076 – RECEIVE and FILE – Applicant: SBA Steel LLC, c/o Diane Borchardt – 
Engineer/Representative: W-T Communication Design Group c/o Andrea Urbas – First Supervisorial District 
– Lakeland Village Zoning District – Elsinore Area Plan: Community Development – Commercial Retail (CD- 
CR) (0.20-0.35 FAR) – Location: Southerly of Grand Avenue, easterly of Maiden Lane, and westerly of 
Blackwell Boulevard – 1.15 Acres – Zoning: General Commercial (C-1/C-P) – REQUEST: Plot Plan No. 26076 
proposes to utilize and re-permit an existing abandoned wireless communication facility which consists of a 
62-foot-high tower, disguised as a pine tree with 12 antennas, 12 Remote Radio Units, one (1) parabolic 
antenna, two (2) RAYCAP boxes, two (2) Global Position System antennas attached to an existing equipment 
room and the replacement of two (2) existing A/C units with two (2) new A/C units inside the existing 
abandoned 480 sq. ft. lease area. Project Planner: Tim Wheeler at (951) 955-6060 or email at 
twheeler@rivco.org.    
 
 
 

mailto:twheeler@rivco.org
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2.0 GENERAL PLAN AMENDMENT INITIATION PROCEEDINGS: 9:00 a.m. or as soon as possible thereafter 
(Presentation available upon Commissioners’ request) 

 
 NONE 

 

3.0 PUBLIC HEARING – CONTINUED ITEMS:  9:00 a.m. or as soon as possible thereafter: 
 

 NONE 
 

4.0 PUBLIC HEARING - NEW ITEMS:  9:00 a.m. or as soon as possible thereafter: 
 

4.1 CHANGE OF ZONE NO. 7908 and PLOT PLAN NO. 26008 – Exempt from the California Environmental 
Quality Act (CEQA), Section 15301 (Existing Facilities) – Owner: Matta A. Ibrahim – Representative: Tindall 
Engineering, Inc. – First Supervisorial District – Meadowbrook Zoning Area – Elsinore Area Plan: Community 
Development: Business Park (CD-BP) – Location: Northerly of Conard Street, southerly of Chris Court, 
easterly of 8th Street, and westerly of Highway 74 – 0.86 gross acres – Zoning: Scenic Highway Commercial 
(C-P-S) – REQUEST: A Change of Zone (CZ07908) to change the site’s Zoning Classification from Scenic 
Highway Commercial (C-P-S) to Industrial Park (IP) and a Plot Plan (PP26008) to extend the entitlement of 
an existing vehicle rental and repair facility (Lakeside Car Rental & Repair), on one (1) parcel, totaling 0.86 
gross acres.  Project Planner: John Earle Hildebrand III at (951) 955-1888 or email at jhildebr@rivco.org.  
 

4.2 CONDITIONAL USE PERMIT NO. 3755 – Exempt from the California Environmental Quality Act (CEQA), 
Section 15303 (New Construction or Conversion of Small Structures) – Applicant: Roger and Sharon  
Paquette – Engineer/Representative: Brian Paquette – First Supervisorial District – Lakeland Village Zoning 
District – Elsinore Area Plan: Community Development: Light Industrial (CD-LI)  (0.25 to 0.60 FAR) and Rural: 
Rural Mountainous (R-RM) (10 Acre Minimum) – Zoning: Manufacturing: Service Commercial (M-SC) – 
Location: Southerly of Grand Avenue, westerly of Lucerne Street, northerly of Brightman Avenue, and easterly 
of Turner Street – 2.95 Gross Acres – REQUEST: A Conditional Use Permit to re-establish an open air market 
(Lakeland Outdoor Market), on five (5) parcels, totaling 2.95 acres.  Project Planner: Dionne Harris at (951) 
955-6836 or email at dharris@rivco.org.  
 

5.0 WORKSHOPS: 
 

 NONE 
 

6.0  ORAL COMMUNICATION ON ANY MATTER NOT ON THE AGENDA 
 
7.0 DIRECTOR’S REPORT 
 
8.0 COMMISSIONERS’ COMMENTS 

 

mailto:jhildebr@rivco.org
mailto:dharris@rivco.org
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e. As a result, vehicle rental and repair is considered to be a similar use and of substantially 

the same character and intensity as Furniture Manufacturing, Warehousing and 
Distribution, and Parking Lots and Parking Structures. Also given the relatively small scale 
of this project and its small building footprint, the use is less intensive than many of the 
uses within the Industrial Park (IP) Zoning Classification that are permitted with approval 
of a Plot Plan.  

 
9. Accordingly, for the reasons above, the Planning Director has determined that vehicle rental and 

repair facilities are permitted uses within the Industrial Park (IP) Zone, subject to Plot Plan 
approval. 

 
10. The Lakeside Car Rental & Repair facility is consistent with the development standards set forth 

in the Industrial Park (IP) Zoning Classification of Ordinance No. 348, pursuant to the following: 
 

a. Lot Size – When subdividing, the lot size is required to have a minimum area of 20,000 
square feet and a minimum lot width of 100 feet. This project does not include a subdivision; 
however, the existing project site is approximately 37,461 square feet in area and has a lot 
depth of 125 feet, which meets the development standard. 
 

b. Height Requirements – There are several provisions for the maximum allowable height 
within the Industrial Park Zone, which are contingent upon a structure’s proximity to roads 
and property lines. The most restrictive height is 35 feet. The existing building is 19” 6’ feet 
tall, which meets the minimum development standard. 

 
c. Landscaping – The project site is required to provide a minimum of 15% landscaping. The 

existing landscaping within the project site is primarily located along the drive-aisles, 
parking areas, and around the building. 15% of the developed portion of the project site is 
landscaped and adequately irrigated, meeting the minimum development standard. 

 
d. Setbacks – The project site’s existing structure is located 30-freet from the street, meeting 

the minimum 25-foot street side setback, is located 10-feet from the side, meeting the 10-
foot minimum side yard setback, and is located 15-feet from the rear, meeting the15-foot 
rear yard setback requirements. However, a 50 foot minimum structure setback from a 
property that abuts a residential or commercially Zoned property is required, but not 
specifically met. This increased setback is a result of the property being changed from its 
existing Zone of Scenic Highway Commercial (C-P-S) to Industrial Park (IP).The property 
to the north of the site has a Scenic Highway Commercial (C-P-S) Zoning Classification, 
which now requires the 50 foot setback to be met. As a result of the increased structure 
setback, the following adjustment findings have been made: 

 
i) Granting of the adjustment or use will not be detrimental to the health, safety and general 

welfare of the community. The onsite structure and use are existing and the vehicle 
repair business has been in operation since the mid-1980’s.Granting a structure setback 
adjustment will not negatively affect the public health or safety.  

 
ii) Granting of the adjustment or use will not be detrimental to property in the vicinity of the 

parcel for which the request is made. The structure and use are existing and the vehicle 
repair business has been in operation since the mid-1980’s. Granting a structure 
setback adjustment will not will not preclude the future development of the surrounding 
properties nor negatively affect the area as a whole. 
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iii) Regulations of points of vehicle ingress and egress to the property. Granting a setback 
adjustment will not impact access to the site nor any of the surrounding properties. 
Adequate access to the site has been provided.  

 
iv) Require any necessary landscaping, fencing or walls. Granting a setback adjustment 

will not result in any additional site improvement requirements. The structure is existing 
and there is sufficient landscaping and perimeter wall already established.  

 
v) Require the restoration of the property to a natural appearance, including, but not limited 

to filling, grading and leveling. No additional new construction is proposed in conjunction 
with this Plot Plan and Change of Zone. The onsite structure and use are existing and 
the vehicle repair business has been in operation since the mid-1980’s. Granting a 
structure setback adjustment will not result in requiring restoration or grading of the site. 

 
vi) Establish a time period within which the permission is to be used and required conditions 

are to be completed. The onsite structure and use are existing and the vehicle repair 
business has been in operation since the mid-1980’s. No provisions for a time period 
will be imposed, as the use is already in operation.  

 
e. Parking – The existing onsite use includes a small-scale vehicle rental and repair facility. 

The minimum number of parking spaces required for a vehicle repair facility is 1 space per 
150 square feet of service floor area. 1,150 square feet of the building is used for servicing 
vehicles, which results in a minimum requirement of 8 parking spaces. Although there is 
no specific development standard pertaining to parking standards for vehicle rental 
facilities, general retail parking requires 1 parking space per 200 square-feet of floor area. 
1,370 square feet of the building is utilized as both office and storage area, resulting in a 
minimum requirement of 7 parking spaces. The vehicle repair and vehicle rental service 
combined, result in a requirement of 15 parking spaces total. The site provides for 15 
parking spaces, which meets the development code standard.  

 
f. Outside Storage – There is no outside storage of materials or ancillary equipment. All 

vehicles are parked within designated parking spaces and all work conducted on vehicles, 
takes places inside the existing building. 

 
g. Utilities – All applicable utilities are adequately screened from public view, meeting the 

development standard. No new utilities are proposed nor required in conjunction with this 
project.  

 
h. Mechanical Equipment – All applicable mechanical equipment is adequately screened from 

public view, meeting the development standard and no new mechanical equipment is 
proposed nor required in conjunction with this project. 

 
i. Signage – The site includes a single tenant sign, affixed to the front of the building, and it 

does not exceed 10% of the surface area of the building frontage, which meets the 
development standard. 
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the existing chain link fence along Grand Avenue with a wrought iron fence, removing an unpermitted 
storage building, and installing some additional landscaping along Grand Avenue, as well as within the 
existing parking areas. 
 
AB 52 Tribal Consultation 
During the initial review stage of this project, it was anticipated that a Negative Declaration of 
environmental effects would be prepared. As a result, and pursuant to AB 52, notices regarding this 
project were sent to all requesting Tribes. AB 52 provides for a 30-day review period in which all noticed 
Tribes may request consultation regarding the proposed project. Although County staff received no 
specific requests for consultation within the 30-day period, the Pechanga Tribe has requested in 
general, they be notified for potential consultation. Pursuant to this request, a conference call with the 
Pechanga Tribe to discuss the project’s scope, resulted in an agreement that no further consultation is 
required, as the project includes a Conditional Use Permit only, to entitle an existing use.  
 
Sphere of Influence 
The project site is located within the City of Lake Elsinore sphere of influence area and was submitted to 
the City for review. Currently, the City has no plans for annexation of the project site, nor its immediate 
surroundings. County staff received no comments from the City of Lake Elsinore regarding this project. 
 
SUMMARY OF FINDINGS: 
 

1.  Existing General Plan Land Use (Ex. #5): Light Industrial (LI) 
2.  Surrounding General Plan Land Use (Ex. #5): South – Rural Mountainous (RM), West – Light 

Industrial (LI), North – Commercial Retail (CR), 
East – Estate Density Residential (EDR) 

3.  Existing Zoning (Ex. #2): Manufacturing-Service Commercial (M-SC) 
4.  Surrounding Zoning (Ex. #2): South – General Residential (R-3), West – 

Manufacturing-Service Commercial (M-SC), North 
–  General Commercial (C-1/C-P) and Regulated 
Development Areas (R-D), East – Manufacturing-
Service Commercial (M-SC) 

5.  Existing Land Use (Ex. #1): Lakeland Outdoor Market 
6.  Surrounding Land Use (Ex. #1): South – Residential, West – Trailer Manufacturing 

and Storage, North – Residential, East – 
Residential and Auto Repair  

7.  Project Size: Total Acreage: 2.79 gross acres 
8. Environmental Concerns: CEQA Exempt – Section 15303 (New Construction 

or Conversion of Small Structures) 
 
RECOMMENDATIONS: 
 
FIND the project exempt from the California Environmental Quality Act (CEQA) pursuant to State CEQA 
Guidelines Section 15303 (New Construction or Conversion of Small Structures), based on the findings 
and conclusions incorporated in the staff report; and,  
 
APPROVE CONITIONAL USE PERMIT NO. 3755, subject to the attached conditions of approval, and 
based upon the findings and conclusions incorporated in the staff report. 
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FINDINGS: The following findings are in addition to those incorporated in the summary of findings, 
which is incorporated herein by reference. 
 
1. The project site has a General Plan Land Use Designation of Community Development: Light 

Industrial (0.25-0.60 FAR). The Light Industrial land use designation allows for a variety of 
industrial and related uses, including warehousing, distribution centers, and supporting retail 
uses. The project site is also located within the Elsinore Area Plan. 

 
2. The project site is surrounded by properties which have a General Plan Land Use Designation of 

Rural Mountainous (RM) to the south, Light Industrial (LI) to the west, Commercial Retail (CR) to 
the north, and Estate Density Residential (EDR) to the east. 
 

3. The project site has a Zoning Classification of Manufacturing-Service Commercial (M-SC). 
 

4. The project site is surrounded by properties which have a Zoning Classification of General 
Residential (R-3) to the south, Manufacturing-Service Commercial (M-SC) to the west, General 
(C-1/C-P) and Regulated Development Areas (R-D) to the north, and Manufacturing-Service 
Commercial (M-SC) to the east. 
 

5. The onsite existing open air market (Lakeland Outdoor Market) has been in continuous operation 
for approximately 20 years. The market was previously approved under Conditional Use Permit 
No. 3236 on March 3, 1998, which provided for a 5-year operational lifespan, expired on March 3, 
2003. A revision to this Conditional Use Permit (CUP03236R1) was approved on October 7, 2003 
by the Board of Supervisors and provided for an additional 10 year lifespan, establishing an 
expiration date of July 1, 2013. 

 
6. On June 19, 2013, the owners of Lakeland Outdoor Market submitted an application for the 

second revision to Conditional Use Permit No. 3236, for the purpose of further extending its 
lifespan for an additional 20 years. During the initial review process, the County determined that a 
new Conditional Use Permit would be more appropriate than a second revision, due to the 
consideration for consistency of the use itself, as it relates to the uses allowed within the 
underlying zone. As a result, Conditional Use Permit No. 3755 was established.  
 

7. Pursuant to Ordinance No. 348, Article XI M-SC Zone (Manufacturing-Service Commercial), 
Subsection G, “Any use that is not specifically listed in Subsections B. and C. may be considered 
a permitted or conditionally permitted use provided that the Planning Director finds that the 
proposed use is substantially the same in character and intensity as those listed in the designated 
Subsections. Such a use is subject to the permit process which governs the category in which it 
falls.” 
 

8. While open air markets are not specifically listed in Ordinance No. 348, Article XI M-SC Zone 
(Manufacturing-Service Commercial) as an allowed use, the Planning Director finds that an open 
air market is of the same character and intensity as uses listed in Ordinance No. 348, Article XI, 
Section 11.2, Subsection C, for the following reasons: 
 

a. Drive-in theaters are allowed within the M-SC Zone (Manufacturing-Service Commercial), 
subject to Conditional Use Permit approval. 
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b. An open air market is similar to a drive-in theater, as both are considered to be outdoor 
entertainment, include similar types of assemblies, and offer commercial/retail sales of goods 
and services. 
 

c. Both uses have certain operational parameters. Movie theaters are typically open in the 
afternoons and at night on a daily basis, whereby the swap meet only operates Saturday and 
Sunday, from 6:00am to 5:00pm, which is less of an impact.  
 

d. The Lakeland Outdoor Market encompasses 2.79 acres of area, whereby typical drive-in 
theaters can range in area from 5 to 20 acres, depending upon how many screens are available. 
Given the much smaller footprint of the Lakeland Outdoor Market area and fewer hours of 
operation, relative to a typical drive-in theater, traffic and parking impacts are considerably less. 
Furthermore, the Lakeland Outdoor Market operates only during day time hours, which 
eliminates any potential night time noise impacts.  
 

e. As a result, the Lakeland Outdoor Market is considered be a similar use as drive-in theaters. 
Also, based upon the smaller footprint and operating area of the Lakeland Outdoor Market, 
relative to a typical drive-in theatre, the use is less intensive. 

 
9. Accordingly, for the reasons above, the Planning Director has determined that open air markets 

are permitted uses within the M-SC Zone (Manufacturing-Service Commercial), subject to 
Conditional Use Permit approval. 
 

10. The Lakeland Outdoor Market is consistent with the development standards set forth in the 
Manufacturing-Service Commercial (M-SC) Zoning Classification of Ordinance No. 348, pursuant 
to the following: 

 
a. Lot Size – The project site encompasses five separate parcels, totaling 2.79 gross acres, with 

the smallest lot being 0.48 acres (20,908 square feet). The Manufacturing-Service Commercial 
(M-SC) Zoning Classification requires a minimum lot size of 10,000 square foot. This project 
does not include a subdivision and no existing lot is less than 10,000 square feet, which meets 
the development standard requirement. 

 
b. Setbacks – Based upon the Zoning Classification of the project site and the adjacent Zoning 

Classifications, Ordinance No. 348 allows for structures to be located on the property line, with 
no required setbacks. Some of the existing onsite structures are located on the side property 
line, which is allowed under this development standard. When the M-SC Zone is located 
adjacent to the R-3 Zone, structures are required to have a minimum setback of 25 feet. The 
portion of the project site towards the southeast is adjacent to an R3 Zoned property to the 
south. However, this part of the project site is used for parking only and there are no structures, 
which meets the development standard. 

 
c. Height Requirements – The maximum building height allowed within this Zoning Classification is 

40 feet. No existing onsite structure exceeds 40 feet, which meets the development standard. 
 

d. Walls – The northern portion of the project site abuts a residential Zoned area. That area backs 
onto a parking area for the market. The property line contains a chain link fence and adequate 
landscape material to provide a sufficient buffer, which meets the development code 
requirement. Pursuant to the Manufacturing-Service Commercial (M-SC) Zoning Classification, 
no other walls are required. 
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e. Landscaping – At minimum, 10% of the project site is required to landscaped. The site contains 

areas that can accommodate this 10% minimum. This project has been conditioned to install 
additional landscaping along the frontage and within the parking areas, which results in meeting 
the 10% minimum development standard. 

  
f. Parking Areas – The market is categorized as an uncovered sales area, which requires 1 parking 

space per 1,000 square feet of sales area. The uncovered sales area of the Lakeland Outdoor 
Market is approximately 60,000 square feet, which requires 60 parking spaces. The project site 
113 parking spaces, which meets the development standard. 

 
g. Trash Collection Areas – The project site includes a trash collection area towards the rear of the 

site, outside of public view, which meets the development standard. 
 

h. Outside Storage Areas – The outside storage area is located towards the rear of the site and is 
adequately screened from public view, meeting the development standard. 
 

i. Utilities – All applicable utilities are adequately screened from public view, meeting the 
development standard. 

 
j. Mechanical Equipment – All applicable mechanical equipment is adequately screened from 

public view, meeting the development standard. 
 

k. Lighting – The site includes adequate lighting to accommodate the outdoor market. All lighted is 
directed downward onto the site, avoiding light spillage into the surrounding areas, meeting the 
development standard. 

 
11. The project site is located within the City of Lake Elsinore sphere of influence area and was 

submitted to the City for their review. The County received no comments regarding this proposed 
Conditional use Permit. 

 
12. The project site is not located within a Criteria Cell of the Western Riverside Multi-Species Habitat 

Conservation Plan. 
 

13. The project conforms to Section 15303, New Construction or Conversion of Small Structures, of 
the State CEQA Guidelines and is exempt from CEQA. A project is exempt pursuant to Section 
15303 if it consists of: construction and location of limited numbers of new, small facilities or 
structures; installation of small new equipment and facilities in small structures; or the conversion 
of existing small structures from one use to another where only minor modifications are made in 
the exterior of the structure. The numbers of structures described in this section are the maximum 
allowable on any legal parcel. Examples of this exemption include but are not limited to: (c) in 
urbanized areas, four commercial buildings not exceeding 10,000 square feet in floor area on 
sites zoned for such use if not involving the use of significant amounts of hazardous substances 
where all necessary public services and facilities are available and the surrounding area is not 
environmentally sensitive. 
 
a. While there is no construction proposed as part of the proposed project, even if there 

were, the project would be exempt under Section 15303, which applies because this 
entails a conversion from a previously permitted but currently illegal use to a legal use of 
an open air market (Lakeland Outdoor Market). The project site includes several storage 
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containers not exceeding 10,000 square-feet in area and is located primarily within an 
urbanized area, immediately adjacent to the City of Lake Elsinore boundary. 
Furthermore, the existing onsite Lakeland Outdoor Market has been in continuous 
operation for approximately 20 years. No additional infrastructure or utilities are required 
to be constructed in conjunction with this project. Lastly, due to the small scale of the 
existing commercial use, no significant amounts of hazardous materials are generated at 
the site. The project scope involves the entitlement extension of an existing open air 
market. No new construction or ground disturbance is proposed with this project, other 
than some minor site improvements, including perimeter fencing upgrade. 
 

b. Because all aspects of the project are exempt under Section 15303, the project is exempt 
from CEQA and no further environmental review is required. In addition, there are no 
successive projects of the same type in the same place expected over time, there are no 
unusual circumstances such as scenic resources, historic buildings, trees, or rock 
outcroppings that will be affected by the project, and it is not on a hazardous waste site. 
Accordingly, no exception to Section 15303 exemption applies. 

 
CONCLUSIONS: 
 
1. The proposed project is in conformance with all other elements of the Riverside County General 

Plan. 
 
2. The proposed project is consistent with the Manufacturing-Service Commercial (M-SC) Zoning 

Classification of Ordinance No. 348, and with all other applicable provisions of Ordinance No. 
348. 

 
3. The public’s health, safety, and general welfare are protected through project design. 
 
4. The proposed project is compatible with the present and future logical development of the area. 
 
5. The proposed project is exempt from the provisions of CEQA, pursuant to Section 15303 (New 

Construction or Conversion of Small Structures). 
 
6. The proposed project will not preclude reserve design for the Western Riverside County Multiple 

Species Habitat Conservation Plan (“WRCMSHCP”). 
 
INFORMATIONAL ITEMS: 
 
1. As of this writing, no letters, in support or opposition have been received. 
 
2. The project site is not located within: 

a. A City boundary; or 
b. A WRCMSHCP criteria cell or conservation area; or 
c. An Airport Influence Area (“AIA”); or 
d. A County Service Area (“CSA”); or 
e. A special flood hazard area, area drainage plan, or dam inundation area. 

 
3. The project site is located within: 

a. The City of Lake Elsinore sphere of influence; and  
b. A high fire area; and 
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c. A local responsibility area for fire protection services; and 
d. A half-mile of a fault line and fault zone; and 
e. An area with very high liquefaction potential; and 
f. An area susceptible to subsidence. 
 

4. The subject site is currently designated as Assessor’s Parcel Numbers: 371-170-022, 371-170-
026, 371-170-027, 371-170-028, and 371-170-031. 
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