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MEETING DATE:  September 10, 2024 

       

SUBJECT: Specific Plan Amendment (SPA) 22-05380, Tentative Parcel Map 

22-05379 (TPM 38730), Development Plan Review (DPR) 22-

00037, and Development Plan Review (DPR) 22-00038 – A 

proposal to consider the following entitlements to facilitate the 

construction of a 271,098 square-foot industrial warehouse building, 

two (2) freestanding sit-down restaurants totaling 9,000 square feet, 

and a 52,008 square foot, four-story hotel on 17.1 acres located on the 

south side of Ramona Expressway, between Perris Boulevard and 

Redlands Avenue: 1) Specific Plan Amendment to rezone 12.6 acres 

of the 17.1-acre site from Commercial (C) Zone to Light Industrial 

(LI) Zone within the Perris Valley Commerce Center Specific Plan 

(PVCC-SP); 2) Tentative Parcel Map to consolidate two (2) parcels 

into four (4) parcels; and  3) Development Plan Reviews for review 

of the industrial and commercial site plan and building elevations. 

Applicant: Marwan Alabbasi.  

     

REQUESTED ACTION:     Adopt Resolution Number (next in order) certifying the Final 

Environmental Impact Report (SCH 2023110588) and adopting the 

Mitigation and Monitoring and Reporting Program, the Findings of 

Fact related to the significant environmental impacts resulting from 

the Project; 

 

 Adopt Resolution Number (next in order) approving Tentative 

Parcel Map 22-05379 (TPM 38730), Development Plan Review 

(DPR) 22-00037, and Development Plan Review (DPR) 22-00038 

to facilitate the construction of a 271,098 square-foot industrial 

warehouse building, two (2) freestanding sit-down restaurants, and a 

four-story hotel on 17.1 acres, based on the findings and the 

Conditions of Approval; and 

 

Introduce the First Reading of the Ordinance Number (next in order) 

approving Specific Plan Amendment 22-05380. 

CONTACT:   Kenneth Phung, Director of Development Services 

 

 

BACKGROUND/DISCUSSION: 

 

On August 7, 2024, the Planning Commission voted 3-1 (1 abstain) to recommend approval to the 

City Council of the proposed Distribution Park Project, an industrial and commercial development 

on 17.1 acres, located on the south side of Ramona Expressway, between Perris Boulevard and 
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Redlands Avenue, consisting of the following entitlements: 1) Specific Plan Amendment to rezone 

12.6 acres of the 17.1-acre site from Commercial (C) Zone to Light Industrial (LI) Zone within the 

PVCC Specific Plan; 2) Tentative Parcel Map to consolidate two (2) parcels into four (4) parcels; 

and 3) Development Plan Reviews for review of the industrial and commercial site plan and building 

elevations. 

 

The project consists of a 271,098-square-foot industrial warehouse building and a commercial 

shopping center that includes two stand-alone sit-down restaurants totaling 9,000 square feet and 

a 52,008-square-foot, four-story hotel with 107 rooms and amenities. Access to the commercial 

shopping center will be provided along Ramona Expressway.  Separate passenger vehicle and 

truck access is proposed for the industrial warehouse building along Dawes Street. Trucks are 

anticipated to access the I-215 Freeway/Harley Knox Boulevard Interchange by exiting the project 

site via Dawes Street, Redlands Avenue, and Harley Knox Boulevard, consistent with the City's 

adopted truck route. 

 

The project site is surrounded by vacant land to the north across Ramona Expressway, currently 

in process for a proposed commercial and industrial development; Park Place Mobile Home Park 

and commercial shopping center to the west; Camper Resorts of America to the east; and industrial 

development to the south across Dawes Street. 

 

Community Benefits: 

 

As part of the project, the following community benefits are proposed: 

 

• The hotel or one (1) commercial building (Building 1 or 2) will be constructed in 

conjunction with the proposed industrial warehouse building with appropriate backbone 

improvements for the commercial component. In addition, the applicant has agreed to the 

occupancy of at least one (1) tenant in the commercial building with occupancy of the 

industrial building.  Also, if occupancy of the commercial tenant cannot be secured 

concurrently with the industrial building, the developer will pay $250,000 as a community 

benefit towards the downtown skills center or other community benefits deemed 

appropriate by the City. 

 

• A sidewalk and a block wall will be constructed along Dawes Road from the Project site 

to Redlands Avenue, in front of the Campers Resort of America, at an estimated value of 

approximately $500,000. 

 

• A traffic signal will be installed at Dawes Road and Redland Avenue at an estimated value 

of approximately $400,000. The installation of the traffic signal is considered a community 

benefit as it is not required by the traffic analysis and will be constructed for public 

convenience and safety. 

 

Good Neighbor Guidelines: 

 

The industrial component of the project was analyzed for compliance with the provisions of the 

Good Neighbor Guidelines (GNG) related to the 300-foot separation from loading docks to the 

nearest residentially zoned property to the west of the project site. The Project proposes 386 feet 

from the loading dock doors to the nearest residential zoned property to the west, which exceeds 

the minimum separation requirement. In addition, the side yard setback fronting the residential 



zone includes a 20-foot landscape buffer with 36-inch box trees, plus intermittent 19-feet long 

landscape finger planters with trees, including diamond landscape planters, and a 3-to-6-foot 

landscaped planter adjacent to the westerly side of the industrial building to soften the facade as 

illustrated below.   

 

 
A separation ranging from 130 feet to 273 feet is provided along the easterly property shared with 

Camper Resorts of America, which is zoned commercial and is considered a commercial use; 

therefore, no minimum side yard setback is required. Thus, the Project complies with the GNG. 

 

PLANNING COMMISSION MEETING 

 

Public Comments: 

 

At the August 7, 2024, Planning Commission, 28 people spoke regarding this project.  A total of 

18 people spoke in support of the project consisting of 16 Perris residents, one member of LIUNA 

(Laborers' International Union of North America), and a representative of the Perris Valley 

Chamber of Commerce. A total of 10 people spoke in opposition to the project, consisting of 7 

Perris residents, two (2) members of Perris Neighbors in Action, and one (1) member of the Inland 

Valley Alliance for Environmental Justice. It should be noted that four (4) out of the 10 people, 

opposed to the project, spoke in opposition to the industrial component of the Project and were in 

favor of the commercial development. Also, prior to the Planning Commission meeting, staff 

received a total of 43 comment letters, of which 34 were in support of the project, and nine (9) 

were in opposition to the project. After the meeting, staff received 25 additional comment letters 

after the hearing; 24 of them were in support, and one (1) was in opposition to the project 

(Attachment 11). 

 

Discussion: 

 

At the August 7, 2024, meeting, the Planning Commission expressed their support for the proposed 

hotel and two (2) sit-down restaurants in the commercial component of the project fronting onto 

Ramona Expressway, one of the most heavily traveled streets in the city.  At the same time, 

concerns were raised about rezoning 12.5 acres of commercially zoned property to allow the 

proposed industrial warehouse building. Nonetheless, the majority of the Commissioners 

recognized that the hotel and sit-down restaurants proposed in the commercial development 

outweighed the concerns raised about the industrial warehouse component of the project, 



especially given that the applicant has agreed to build either the hotel or a commercial building 

concurrently with the industrial warehouse building. The applicant was also commended for the 

community outreach efforts made to inform the community within 600 feet of the project site.  

After listening to public comments and the applicant’s commitments, the Planning Commission 

recommended approval of the project.  

 

ENVIRONMENTAL DETERMINATION: 

 

An Environmental Impact Report (EIR-SCH 2023110588) has been completed in compliance with 

the California Environmental Quality Act (CEQA) Guidelines (Attachment 12). The EIR 

concludes that all impacts have generally been reduced to less than significant or have been 

reduced to below the level of significance with the implementation of mitigation measures, except 

for impacts related to air quality, cumulative GHG emissions, and noise, which have been 

identified as significant and unavoidable. Thus, the adoption of a Statement of Overriding 

Consideration would be required in order to approve the project. 

 

A Notice of Availability for the Draft Environmental Impact Report (Draft EIR) was sent to 

property owners within 300 feet of the Project site, tribes, agencies, and interested parties. The 

notice 45-day public comment review period started on April 26, 2024, and ended on June 10, 

2024. During the 45-day comment period, the City received six (6) comment letters (Attachment 

11). Two (2) of the comment letters, one Blum, Collins & Ho LLP, on behalf of Golden State 

Environmental Justice Alliance (GSEJA), and the second one from Adams Broadwell Joseph & 

Cardozo, on behalf of Californians Allied for a Responsible Economy (CARE CA), were 

subsequently withdrawn.  Following is a summary of the comment letters: 

 

1. Eastern Municipal Water District (EMWD) – Commented that the project proponent needs to 

consult with the EMWD's Development Services Department to compare proposed and 

existing water demands and sewer flows and prepare a Design Conditions report (DC) prior to 

the final design and plan check. 

 

2. Riverside Transit Agency (RTA) – Commenter stated they had no comments regarding this 

project. 

 

3. Agua Caliente Band of Cahuilla Indians – Commenter deferred monitoring to the Soboba Band 

of Luiseno Indians. 

 

4. South Coast Air Quality Management District (SCAQMD) – Commenter stated that air 

emissions for the build-out of the PVCCSP are significant and unavoidable. Therefore, all 

mitigation measures for the PVCCSP EIR should apply. Also, the commenter recommends that 

the Lead Agency review South Coast AQMD Rule 2305 to determine the potential WAIRE 

Points Compliance Obligation for future warehouse operators and explore whether additional 

project requirements and CEQA mitigation measures can be identified and implemented at the 

proposed Project that may help future warehouse operators meet their compliance obligation. 

 

Responses to Comments were prepared and included in the Final EIR (Attachment 11). None of 

the comments raised additional environmental concerns that have not already been addressed in 

the EIR, constitute "significant new information" or meet any of the conditions in Section 15088.5 

of the State CEQA Guidelines that would require recirculation of the EIR. In accordance with the 

Public Resources Code Section 21092.5, the City has provided a written response to the 



commenting public agency ten (10) days prior to the scheduled public hearing for City Council 

consideration of the Final EIR certification. 

 

RECOMMENDATION 

 

The Planning Commission recommends to the City Council the following: 1) Adoption of 

Resolution Number (next in order) that the City Council certify the Final Environmental Impact 

Report (SCH 2023110588), adopt the Mitigation and Monitoring and Reporting Program; 2) 

Adoption of Resolution Number (next in order) approving Tentative Parcel Map 22-05379 (TPM 

38730), Development Plan Review (DPR) 22-00037, and Development Plan Review (DPR) 22-

00038 to facilitate the construction of a 271,098 square-foot industrial warehouse building, two (2) 

freestanding sit-down restaurants, and a four-story hotel on 17.1 acres, based on the findings and the 

Conditions of Approval; and 3) Introduce the First Reading of the Ordinance Number (next in 

order) approving Specific Plan Amendment 22-05380. 

 

 

BUDGET (or FISCAL) IMPACT:  All costs associated with the Project are borne by the 

applicant. 

 

Prepared by: Nathan Perez, Senior Planner 

Reviewed by: Patricia Brenes, Planning Manager 

 

REVIEWED BY:  
 

 

Assistant City Manager:_______ 

Assistant City Manager:_______ 

Director of Finance:__________ 

 

 

Attachments: 

1. Resolution No. (next in order) Certifying the Environmental Impact 

Report and Adopting the Statement of Overriding Considerations, 

Findings of Fact, and the Mitigation Monitoring and Reporting Program 

Due to the size of the file, only the Resolution is included as a hard 

copy; the Exhibits are available online at: 

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

405#docan1206_1313_479 

2. Resolution No. (next in order) Approving Tentative Parcel Map 22-

05379 (TPM 38730), Development Plan Review (DPR) 22-00037, and 

Development Plan Review (DPR) 22-00038 and Conditions of 

Approval (Planning, Engineering, Public Works, Community Services, 

and Building & Safety) 

3. Ordinance No. (next in order) Adopting the Specific Plan Amendment 

4. Location/Aerial Map 

5. Existing and Proposed Modification to PVCCSP Specific Plan Land 

Use Designation Map 

https://www.cityofperris.org/departments/development-services/planning/environmental-documents-for-public-review/-folder-405#docan1206_1313_479
https://www.cityofperris.org/departments/development-services/planning/environmental-documents-for-public-review/-folder-405#docan1206_1313_479
https://www.cityofperris.org/departments/development-services/planning/environmental-documents-for-public-review/-folder-405#docan1206_1313_479


6. MARB/IPA ALUCP Map 

7. Tentative Parcel Map (TPM) 38730 

8. Industrial Project Plans (Site Plan, Floor Plans, and Building 

Elevations) 

Due to the size of the plans, only select plans are provided in the staff 

report package; the complete set of plans are on file with the Planning 

Department and available online at:  

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

405#docan1206_1313_479 

9. Commercial Project Plans (Site Plan, Floor Plans, and Building 

Elevations)  

Due to the size of the plans, only select plans are provided in the staff 

report package; the complete set of plans are on file with the Planning 

Department and available online at:  

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

405#docan1206_1313_479 

10. Applicant prepared Public Outreach Flyer 

11. Public Comments and Response to Comments received before and after 

the public hearing. 

Due to the size of the file, the documents are available online at: 

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

405#docan1206_1313_479 

12. Draft Environmental Impact Report (SCH 2023110588), along with 

"Statement of Overriding Consideration," Mitigation Monitoring and 

Reporting Program, Associated Technical Studies. 

Due to the size of the files, the documents are available online at: 

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

405#docan1206_1313_479 

13. Planning Commission Staff Report Without Exhibits – Dated 8/7/2024. 

Due to the size of the files, only the staff report is included as a hard 

copy. The staff report and exhibits  are available online at: 

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

405#docan1206_1313_479 

 
 

Consent:    

Public Hearing: X    

Business Item:  

Presentation: 

Other: 
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