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PLANNING COMMISSION HEARING DATE:   JULY 23, 2015 
AGENDA ITEM NO.: 4    

 

PROPOSED PROJECT 

 
   

Case Numbers P14-0461 (Conditional Use Permit) 

Request 

Consideration of a Conditional Use Permit to modify existing conditions of 
approval from Conditional Use Permit, Planning Case P12-0344, to allow for the 
incidental sale of firearms, in conjunction with an existing indoor shooting 
range 

Applicant Tae Sek Ha and Tom Reese, of Riverside Indoor Shooting Range, Inc. 

Project 
Location 

11631 Sterling Avenue, situated on 
the northerly side of Sterling Avenue, 
easterly of Merced Drive 

 

APN 132-020-016 

Project area 1.13 acre site 

Ward 6 

Neighborhood La Sierra South 

Specific Plan Magnolia Avenue Specific Plan 

General Plan 
Designation B/OP - Business/Office Park 

Zoning 
Designation 

BMP-S-2-X-10-SP – Business 
Manufacturing Park, Two-Story 
Height of Buildings, Building Setback 
(10-foot building setback from 
Sterling Avenue), Specific Plan 
(Magnolia Avenue) Overlay Zones 

Staff Planner Candice Assadzadeh, Assistant Planner 
951-826-5667; cassadzadeh@riversideca.gov 
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RECOMMENDATIONS 
 
Pursuant to Chapters 2.40 and 19.050.030 of the Riverside Municipal Code, the Planning 
Commission is asked to review the proposed project subject to its consistency with the Zoning 
Code (Title 19), which includes the Conditional Use Permit.  Specifically, Staff Recommends that 
the City Planning Commission:  

1. RECOMMEND that the City Council DETERMINE that this proposal is exempt from California 
Environmental Quality Act (CEQA) review pursuant to Section 15301 (Existing Facilities); 

2. RECOMMEND APPROVAL of Planning Case Number P14-0461 based on the findings outlined 
in the staff report and summarized in the attached findings and subject to the 
recommended conditions; thereby eliminating condition #14 of Planning Case P12-0344 
(Conditional Use Permit); and 

3. RECOMMEND ADOPTION of attached exhibit 6-7 as approved project plans, subject to 
recommended conditions of approval. 

Pursuant to Riverside Municipal Code (RMC) Sections 19.650.020 and 19.760.050, the decision of 
Planning Commission to grant a Conditional Use Permit shall require an affirmative vote of 2/3 of 
the Commission membership present and voting at the public hearing. 
 
SITE BACKGROUND 
 
The subject approximately 20,838 square-foot single story tilt-up concrete industrial building is 
situated on an approximately 1.13-acre parcel near the cul-de-sac terminus of Sterling Avenue, 
a local industrial street.  The project site is part of a larger 11-acre business office park originally 
constructed in the late 1970’s, under Planning Case DR-050-789.  

The applicant obtained a Conditional Use Permit in 2012 (Planning Case P12-0344) to establish 
an indoor recreation facility (indoor shooting range) within an existing approximately 20,838 
square foot building. For reference, the Staff Report for Planning Case P12-0344 is attached 
(exhibit 8). 
 
PROPOSAL 
 
The applicant is requesting consideration of a Conditional Use Permit (CUP) to modify existing 
conditions of approval from Conditional Use Permit, Planning Case P12-0344, to allow for the 
incidental sale of firearms, in conjunction with an existing indoor shooting range.   

Proposed Operations 

Riverside Indoor Shooting Range plans to carry pistols, rifles and shotguns, along with archery 
bows, and accessories to meet the needs of their customers, within an approximately 4,000 
square foot sales area.  The incidental sales area will be made up of a dedicated waiting area 
for the shooting range, and kiosks that will display accessories for purchase.  The available rifles 
for purchase will be mounted on a wall for display, and the pistols will be in a locked display 
case.  The firearms for purchase will not be accessible to a customer, without the assistance of 
an employee.  All firearms will only be sold during the business hours of operation (Monday – 
Thursday from 11am – 8pm, Friday – Saturday form 10am – 8pm, and Sunday from 10am – 6pm).  
Additionally, all firearms will be secured in safes, afterhours.  All employees dealing with the 
firearms will go through proper Department of Justice (DOJ) certification procedures and 
training programs. 
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The applicant has already obtained a Federal Firearms License, provided by the U.S. 
Department of Justice, Bureau of Alcohol, Tobacco, Firearms, and Explosives, to allow for firearm 
sales on premises.   

With the addition of the incidental sale of firearms, the applicant is proposing to install bars, or 
security fencing, on the windows within the sales area, at the interior side, to provide additional 
security.  The bars, or security fencing, will not be visible from the exterior of the building.  
Additionally, vehicle stops, in the form of steel bollards, will be installed inside the sales area, 
specifically in front of the roll-up doors, for added security, against cars maliciously driving into 
the sales area.  There are proposed no exterior improvements associated with this Conditional 
Use Permit. 
 
PROJECT ANALYSIS  
 

Authorization and Compliance Summary 

 Consistent Inconsistent N/A 
General Plan 2025  
While the project site is designated as B/OP - Business/Office 
Park pursuant to the Land Use Element of the General Plan, 
the proposed use is conditionally permitted at the subject site 
pursuant to the Zoning Code. 

 ☐ ☐ 

Specific Plan 
The subject site is within the Magnolia Avenue Specific Plan 
area.    

 ☐ ☐ 

Zoning Code Land Use Consistency (Title 19) 
The underlying BMP – Business Manufacturing Park Zone 
conditionally permits indoor recreation facilities. As is detailed 
in this report, the existing facility meets all applicable site 
location, operation and development standards for indoor 
recreation facilities. While “retail” sales are not permitted in the 
BMP Zone, except under certain circumstances, this proposal 
involves the incidental sales of firearms within the subject 
facility.  

 ☐ ☐ 

Compliance with Citywide Design & Sign Guidelines 
There are no exterior improvements proposed with the existing 
building.   

☐ ☐  

 
PROPOSED INCIDENTAL SALES 
 
As mentioned above, the proposed request involves a modification of an existing condition of 
approval to permit incidental sales of firearms within the existing indoor shooting range. The sales 
of firearms will be provided as a convenience to shooting range customers, and will not attract 
volume of customers similar to a traditional retail establishment. Should the indoor shooting 
range cease operations at this location, the sales of firearms would not be permitted.  

The Riverside Police Department conducted a thorough review of the proposed modification of 
conditions allowing the incidental sales of firearms in conjunction with the existing indoor 
shooting range.  Based on that review, the Riverside Police Department had no objections to the 
requested modification of the conditions of approval.   
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ENVIRONMENTAL IMPACTS 
 
This proposal is exempt from California Environmental Quality Act (CEQA) review pursuant to 
Section 15301 (Existing Facilities).  
 
NEIGHBORHOOD COMPATIBILITY 
 
Based on the operational characteristics of the proposed use, the project can be operated in a 
manner that will not be detrimental to surrounding land uses, including the surrounding 
business/office park uses.  Furthermore, the project site is located over 350 feet from the nearest 
single-family residence.  
 

PUBLIC NOTICE AND COMMENTS 
 
Public hearing notices were mailed to property owners within 300 feet of the site.  As of the 
writing of this report, no responses have been received by Planning Staff. 
 

EXHIBITS LIST  
 

1. Staff Findings  
2. Staff Recommended Conditions of Approval  
3. Aerial Photo/Location 
4. General Plan Map 
5. Zoning Map 
6. Site Plan 
7. Floor Plan 
8. Existing Site Photos 
9. City Council Report, P12-0344 

 
 
 
 

 
Report and Recommendations Prepared by: Candice Assadzadeh, Assistant Planner 
Report and Recommendations Reviewed by: Kyle Smith, AICP, Senior Planner  
       Jay Eastman, AICP, Interim City Planner 
Report and Recommendations Approved by:  Emilio Ramirez, Interim Community & 

Economic Development Deputy Director
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PLANNING CASE:  P14-0461 (Conditional Use Permit) 
 
STAFF FINDINGS 
 
 
a. The proposed project is consistent with the General Plan 2025 and the intent and purpose of the 

B/OP - Business/Office Park General Plan land use designation; 
 

b. The proposed use, as conditioned, will not have substantial adverse effects on the surrounding 
property or uses, and will be compatible with the existing and planned land use character of the 
surrounding area; 

 
c. The proposed development is appropriate for the site and location by fostering a mixture and 

variety of land uses within the zone and the general vicinity and contributing to a synergistic 
relationship between uses;  
 

d. The proposed use, as conditioned, will be substantially compatible with other existing and 
proposed uses in the area, including factors relating to the nature of its location, operation, 
building design, site design, traffic characteristics and environmental impacts; 
 

e. The proposed use will not be materially detrimental to the health, safety, and general welfare of 
the public or otherwise injurious to the environment or to the property or improvements within the 
area; 
 

f. The proposed use, as conditioned, will be consistent with the purposes of the Zoning Code and 
the application of any required development standards is in the furtherance of a compelling 
governmental interest and is the least restrictive means of furthering that compelling 
governmental interest; 
 

g. The proposed use is consistent with the Objective LU-65 of the Land Use and Urban Design 
Element of the General Plan 2025. Objective LU-65 states “improve the La Sierra South 
neighborhood, balancing the needs and interests of residents and businesses”; and 

 
h. The proposed use is exempt from the California Environmental Quality Act (CEQA) review 

pursuant to Section 15301 for Existing Facilities and no further environmental review is required. 

 

EXHIBIT 1 – STAFF FINDINGS 

COMMUNITY & ECONOMIC DEVELOPMENTDEPARTMENT PLANNING DIVISION 
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2.  

 

 

 

RECOMMENDED CONDITIONS & GENERAL INFORMATION NOTES 

Case Numbers:  P14-0461 (Conditional Use Permit) 
  
CONDITIONS  

Case Specific 

The applicant is advised that the business or use for which this conditional use permit is granted 
cannot be legally conducted on the subject property until all conditions of approval have been met to 
the approval of the Community and Economic Development Department, Planning Division. 

 
 Planning 
 
1. All Conditions of P12-0344 (Conditional Use Permit) shall apply, as modified by the following 

Conditions of Approval. 

2. Advisory: Should the indoor shooting range cease operations at this location, the sales of firearms 
would not be permitted. 

Operational Conditions: 

3. The incidental sales of firearms shall be permitted on site. 

 Fire Department  
 
CONTACT MARGARET ALBANESE AT 951-826-5455 FOR QUESTIONS REGARDING FIRE CONDITIONS OR 
CORRECTIONS. 

THE FOLLOWING TO BE MET PRIOR TO CONSTRUCTION PERMIT ISSUANCE: 

4. Requirements for construction shall follow the currently adopted California Building Code and 
California Fire Code with City of Riverside amendments. 

5. Construction plans shall be submitted and permitted prior to construction. 

6. Plans shall be submitted to Building and Safety for the change in use to add an M occupancy prior 
to operation. 

  

EXHIBIT 2 – STAFF RECOMMENDED CONDITIONS OF APPROVAL 

COMMUNITY & ECONOMIC DEVELOPMENTDEPARTMENT PLANNING DIVISION 
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Standard Conditions 

 Planning    
7. The Project must be completed per the Site Plan Review and Design Review approved by the 

Planning Commission, including all conditions listed in this report.  Any substantial changes to the 
Project must be approved by the Planning Commission or minor modifications by Design Review 
Staff.  Upon completion of the Project, a Design Review Staff inspection must be requested, and 
UTILITIES will not be released until it is confirmed that the approved plans and all conditions have 
been implemented. 

8. Within 30 days of approval of this case by the City, the developer shall execute an agreement 
approved by the City Attorney's Office to defend, indemnify, including reimbursement, and hold 
harmless the City of Riverside, its agents, officers and employees from any claim, action, or 
proceeding against the City of Riverside, its agents, officers, or employees to attack, set aside, void, 
or annul, an approval by the City's advisory agency, appeal board, or legislative body concerning 
this approval, which action is brought within the time period provided for in Section 66499.37 of the 
Government Code.  The City will promptly notify the developer of any such claim; action or 
proceeding and the City will cooperate in the defense of the proceeding. 

9. This approval is for design concept only, and does not confirm the project has been thoroughly 
checked for compliance with all requirements of law.  As such, it is not a substitute for the formal 
building permit plan check process, and other changes may be required during the plan check 
process. 

10. There is a 24 month time limit on this approval.  Should the applicant or designee not obtain 
necessary Building permits or initiate operation within 24 months following the CUP approval date, 
the CUP shall become null and void. 

11. This Project shall fully and continually comply with all applicable conditions of approval, State, 
Federal and local laws in effect at the time the permit is approved and exercised and which may 
become effective and applicable thereafter, and in accordance with the terms contained within 
the staff report and all testimony regarding this case.  Failure to do so will be grounds for Code 
Enforcement action, revocation or further legal action. 

12. This use permit may be modified or revoked by the City Planning Commission or the City Council 
should they determine that the proposed use or conditions under which it is being operated or 
maintained is detrimental to the public health, welfare or materially injurious to public safety, 
property or improvements in the vicinity or if the property is operated or maintained so as to 
constitute a public nuisance. 

13. The applicant shall comply with all federal, state and local laws and shall cooperate with the 
Riverside Police Department (RPD) in the enforcement of all laws relating to this permit. Material 
violation, as determined by the City Planning Commission, of any laws in connection with this use or 
failure to cooperate with RPD will be cause for revocation of this permit. 

14. This permit is issued based upon the business operations plan and information submitted by the 
applicant, which has been used as the basis for evaluation of the proposed use in this staff report 
and for the conditions of approval herein. Permittee shall notify Community and Economic 
Development Department, Planning Division, of any change in operations and such change may 
require a revision to this permit.  Failure to notify the city of any change in operations is material 
grounds for revocation of this conditional use permit. 
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15. The applicant herein of the business subject to this conditional use permit acknowledges all of the 
conditions imposed and accepts this permit subject to those conditions and with the full awareness 
of the provisions of Title 19 of the Riverside Municipal Code. The applicant shall inform all its 
employees and future operators of the business subject to this permit of the restrictions and 
conditions of this permit as they apply to the business operations. 

16. Failure to abide by all conditions of this permit shall be cause for revocation. 

17. The plans shall be submitted for plan check review to assure that all required conditions have been 
met prior to exercising of this permit. 

18. The subject property shall be developed and operated substantially as described in the text of this 
report and as shown on the plot plan on file with this case except for any specific modifications that 
may be required by these conditions of approval. 

19. The applicant shall continually comply with all applicable rules and regulations in effect at the time 
permit is approved and exercised and which may become effective and applicable thereafter. 

20. Enumeration of the conditions herein shall not exclude or excuse compliance with all applicable 
rules and regulations in effect at the time this permit is exercised. 

21. A copy of the Conditional Use Permit and the final Conditions of Approval shall be available at the 
site and presented to City staff, including the Police Department and Code Enforcement, upon 
request.  Failure to have the latest approved conditions available upon request will be grounds for 
revocation. 

GENERAL INFORMATION NOTES 

Appeal Information 

a.  Actions by the City Planning Commission, including any environmental finding, may be 
appealed to the City Council within ten calendar days after the decision. 

b.  Appeal filing and processing information may be obtained from the Planning Department 
Public Information Section, 3rd Floor, City Hall. 
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Exhibit 6 - P14-0461, Site Plan



Exhibit 7 - P14-0461, Floor Plan



 

East elevation, from Sterling Avenue. 

 

East elevation 

Exhibit 8 - P14-0461, Existing Site Photos



 

North elevation, from the parking lot. 

 

Interior of the proposed sales area. 

Exhibit 8 - P14-0461, Existing Site Photos



 

Interior of the proposed sales area. 

 

Interior of the proposed sales area. 
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Interior of the proposed sales area. 

Exhibit 8 - P14-0461, Existing Site Photos
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