PLANNING COMMISSION AGENDA
WEDNESDAY, MARCH 23, 2022 @ 7:00 P.M.
CITY OF JURUPA VALLEY
CITY COUNCIL CHAMBERS
8930 LIMONITE AVENUE, JURUPA VALLEY, CA 92509
A.

As a courtesy to those in attendance, we ask that cell phones be turned off or

set to their silent mode and that you keep talking to a minimum so that all persons
can hear the comments of the public and Planning Commission.
B.

A member of the public who wishes to speak under Public Comments must

fill out a “Speaker Card” and submit it to the Planning Secretary BEFORE the Chair
calls for Public Comments on an agenda item. Each agenda item will be open for
public comments before taking action. Public comments on subjects that are not
on the agenda can be made during the “Public Appearance/Comments” portion of
the agenda.
C.

Members of the public who wish to comment on the CONSENT CALENDAR

may do so during the Public Comment portion of the Agenda prior to the adoption
of the Consent Calendar.
D.

As a courtesy to others and to assure that each person wishing to be heard

has an opportunity to speak, please limit your comments to 3 minutes.

I. CALL TO ORDER AND ROLL CALL

CHAIR

COMMISSIONERS

HAKAN JACKSON

PENNY NEWMAN
ARLEEN PRUITT

CHAIR PRO TEM
ARMANDO CARMONA

LAURA SHULTZ

HAKAN JACKSON

PENNY NEWMAN
ARLEEN PRUITT

CHAIR PRO TEM

LAURA SHULTZ

ARMANDO CARMONA

II. PLEDGE OF ALLEGIANCE
III. PUBLIC APPEARANCE/COMMENTS (30 MINUTES)
IV. CONSENT CALENDAR

Agenda Items 1, 2, 3, and 4 are Consent Calendar Items. All may be
approved by adoption of the Consent Calendar, by one (1) motion.
There will be no separate discussion of these items unless Member
(s) of the Planning Commission request that specific items be
removed from the Consent Calendar for separate discussion and
action.
ITEM NO. 1
Approval of Agenda

ITEM NO. 2
Approval of the Minutes.
l

February 23, 2022 Regular Meeting

Documents:
ITEM NO. 2.PDF

ITEM NO. 3
Summary of City Council Actions and Development Update.
Documents:
ITEM NO. 3.PDF

ITEM NO. 4
City Manager's update report.
Documents:
ITEM NO. 4.PDF

ITEM NO. 5
Consideration of any items removed from Consent Calendar

V. PUBLIC HEARINGS
NONE.

VI. COMMISSION BUSINESS
ITEM NO. 6
STUDY SESSION TO CONSIDER PROPOSED DEVELOPMENT

NONE.

VI. COMMISSION BUSINESS
ITEM NO. 6
STUDY SESSION TO CONSIDER PROPOSED DEVELOPMENT
STANDARDS AND PROCESSING REQUIREMENTS FOR GASOLINE
SERVICES STATIONS.
RECOMMENDATION: THAT THE PLANNING COMMISSION REVIEW AND
DISCUSS PROPOSED DEVELOPMENT STANDARDS AND PROCESSING
REQUIREMENTS FOR GASOLINE SERVICE STATIONS.
Documents:
ITEM NO. 6.PDF

VII. PUBLIC APPEARANCE/COMMENTS (30 MINUTES)
VIII. PLANNING COMMISSIONER'S REPORTS AND COMMENTS
IX. COMMUNITY DEVELOPMENT DEPARTMENT REPORT
X. ADJOURMENT
Adjournment to the Regular Planning Commission meeting on Wednesday,
April 13, 2022

ITEM NO. 2

PLANNING COMMISSION
MINUTES
FEBRUARY 23, 2022

CALL TO ORDER

Hakan Jackson, Chair called the Regular Planning Commission
meeting to order at 7:00 P.M.

ROLL CALL

Members Present:
•
Hakan Jackson, Chair
•
Penny Newman, Commission Member
•
Arleen Pruitt, Commission Member
•
Laura Shultz, Commission Member
Members Absent:
•
Armando Carmona, Chair Pro Tem

PLEDGE OF
ALLEGIANCE

Chair Jackson led the Pledge of Allegiance.

PUBLIC COMMENTS/
APPEARANCE

No comments received.

ITEM NO. 1

Commissioner Newman moved and Commissioner Shultz seconded
a motion to approve the February 23, 2022 agenda. The motion was
approved (4-0-1), with Chair Pro Tem Carmona absent.
Ayes: Jackson, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: Carmona

CONSENT CALENDAR

Agenda Items 2, 3, 4, and 5 were unanimously approved by motion
of Commissioner Shultz and seconded by Commissioner Pruitt. The
motion carried (4-0-1), with Chair Pro Tem Carmona absent.

Ayes: Jackson, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: Carmona
ITEM NO. 6

MASTER APPLICATION (MA) NO, 21179- AMENDMENT
TO THE AUGUA MANSA COMMERCE PARK SPECIFIC
PLAN TO ADD COLD STORAGE AS A PERMITTED USE
WITH AN APPROVED SITE DEVELOPMENT PERMIT IN
THE INDUSTRIAL PARK DISTRICT
Reynaldo Aquino, Senior Planner, provided a Power Point
presentation for a proposed amendment to the Agua Mansa
Commerce Park Specific Plan to add cold storage as a permitted use
with an approved Site Development Permit in the Industrial Park
District.
The Specific Plan’s vision is to remediate this brownfield site and
redevelop it into a vibrant industrial park and business park with
retail opportunities. To include cold storage use as a permitted use,
subject to an approved Site Development Permit, in the Industrial
Park District is consistent with this vision. The use is also similar to
the existing permitted uses in the Industrial Park District.
The Industrial Park District allows for a maximum of 4,216,000
square feet of building area on 189.7 acres. Cold Storage is unique
from other manufacturing uses as its focus to store general
ingredients and finished food products such as meat, cheese, and
produce. Cold storage facilities will keep the product until grocery
stores need to restock there refrigerated/frozen aisles. Therefore,
manufacturing, research and development, and fulfillment centers
are not part of cold storage, which make cold storage a unique use
and will further enhance the diversity of uses within the Industrial
district.
The proposed amendment to the Specific Plan will include the
following requirements: A maximum building area for Cold Storage
of 855,750 square feet; and a requirement that decreases total
maximum building area for Industrial Park if cold storage was

approved without generating any increase in impacts. For every
square-foot of approved Cold Storage, the Industrial Park District
building area square footage will be reduced by 1.25 square feet.
In addition, the following adopted Mitigation Measurers are
required for this project:
•

•

The project will require building operators to ensure that
equipment, motor vehicles and portable equipment will be
turned off when not in use for than five minutes.
Truck idling shall not exceed five minutes and the project shall
place signs that identify CARB anti-idling regulations.

An addendum to the approved EIR was prepared for the addition of
cold storage as an allowable use. The addendum demonstrates that
all potential environmental impacts associated with proposed
amendment would be within the envelope of impacts already
evaluated in the Certified FEIR.
Senior Planner Aquino informed the Commissioners that the City
received the following letters:
•
•

AQMD comment letter
Urban Crossroads response letter to AQMD comments

COMMISSIONER DISCUSSION:
•
•
•
•
•

Cold Storage impacts addressed by the EIR
Possible tenant for the site
Will cold storage be run on electricity or gas
Will truck idling be addressed under Conditions of Approval
Is current infrastructure capable of handling greater
electrical load.

PUBLIC HEARING OPENED:
Brent McManigal, Attorney representing the applicant, clarified the
AQMD concerns.
Carter Ewing, Managing Partner thanked the Commission for their
consideration and addressed their questions. Mr. Ewing informed

the Commission that they currently do not have a tenant; the
refrigeration units will be electric; and the buildings will be
equipped for solar panels if a future tenant intends to have solar
infrastructure panels.
PUBLIC HEARNING CLOSED:
Commissioner Newman moved and Commissioner Pruitt seconded
a motion to adopt Resolution No. 2022-02-23-01 recommending
that the City Council amend the Agua Mansa Commerce Park
Specific Plan to allow cold storage as a permitted use with an
approved Site Development Permit within the Industrial Park
District of the Specific Plan. The motion carried (4-0-1), with Chair
Pro Tem Carmona absent.
Ayes: Jackson, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: Carmona
ITEM NO. 7

MASTER APPLICATION (MA) NO, 21289 – 2ND REQUEST
FOR A ONE (1) YEAR EXTENSION OF TIME FOR
TENTATIVE TRACT MAP (TTM) NO. 36947 – EMERALD
RIDGE NORTH
Kumail Raza, Associate Planner, provided a PowerPoint
presentation for this item. The applicant, Highpointe Emerald
Ridge, requests a one (1) year Extension of Time for TTM36947
consisting of 184 single-family residential lots on approximately 44
acres. No changes are proposed to the design or layout of the
subdivision of land as part of this extension request. The proposed
one-year extension of time for TTM36947 is in conformance with
the City’s Municipal Code and General Plan. Per Section Code
7.15.230, a TTM is eligible for up to six (6) extensions in one (1)
year increments. This would be the 2nd one (1) year extension.
PUBLIC HEARING OPENED:
No comments received.
PUBLIC HEARNING CLOSED:
Commissioner Pruitt moved and Commissioner Schultz seconded a
motion to adopt Resolution No. 2022-02-23-02 approving a second

request for a one (1) year Extension of Time (EOT) for Tentative
Tract Map (TTM) No. 36947, subject to the previously adopted
conditions of approval. The motion carried (4-0-1), with Chair Pro
Tem Carmona absent.
Ayes: Jackson, Newman, Pruitt, and Shultz
Noes: None
Abstained: None
Absent: Carmona
COMMISSION
BUSINESS

None.

PUBLIC COMMENTS/
APPEARANCE

No comments received.

PLANNING
COMMISSIONERS’/
REPORTS/COMMENTS

None.

COMMUNITY
Community Development Director Joe Perez summarized the
DEVELOPMENT
actions taken at the February 17, 2022 City Council meeting and
DEPARTMENT REPORT informed the Commission that the Planning Commission meeting of
March 9, 2022 would be cancelled.
ADJOURNMENT

There being no further business before the Planning Commission,
Chair Jackson adjourned the meeting at 7:53 P.M.

Respectfully submitted,
_____________

_____________________

Joe Perez, Community Development Director
Secretary of the Planning Commission

ITEM NO. 3

STAFF REPORT
DATE:

MARCH 23, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

SUBJECT:

SUMMARY OF CITY COUNCIL ACTIONS AND DEVELOPMENT
UPDATE
______________________________________________________________________
RECOMMENDATION
That the Planning Commission receive and file the development update.
CITY COUNCIL ACTIONS AT THE MARCH 18, 2022, MEETING


Study Session – The City Council held a study session introducing Rubidoux
Commerce Park, Master Application No. 17132 (GPA18003, CZ21003, TPM37677
and DA19001) - a proposed 1.2 million square foot industrial warehouse project,
located located north of 28th Street and the Union Pacific Railroad, southwest of
25th Street and northwest of Avalon Street. The Project includes the development
of an 81.3-acre site consisting of four parcels. The Project proposes to develop an
industrial complex and related site improvements including landscape, parking,
circulation, community garden and infrastructure facilities on four parcels and
includes the following:
o Building 1: proposed on the vacant parcels, with a building size of 1,261,952
sq. ft. consisting of 20,000 sq. ft. of office space and 1,241,952 sq. ft. of
warehouse space. The proposed use is a warehouse and distribution center
or light industrial for a future tenant.
o Building 2: proposed on the 2.5-acre site containing the existing commercial
buildings, which would be demolished and replaced with a 37,454 sq. ft.
industrial building consisting of 4,000 sq. ft. of office space and 33,454 sf.
ft. of warehouse. Alternatively, the developer has offered to provide this
property and the existing facility to the City as a community center. This
option would be included as part of the Development Agreement.
This agenda item was an opportunity to introduce the Project to the City Council
and receive feedback. Each City Council member had an opportunity to ask
questions about the Project and communicate to the applicant any issues that
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should be addressed when the Project is before a public hearing. Below are the
proposed landscape plan and renderings of Building 1.



Public Hearing – The City Council held a public hearing and approved Master
Application No. 21179, an Amendment to the Agua Mansa Commerce Park
Specific Plan to add cold storage as a permitted use with an approved Site
Development Permit in the Industrial Park District. Below is a site plan of the
approved Agua Mansa Commerce Park and a figure demonstrating the allowed
area for cold storage use.



Public Hearing – The City Council held a public hearing and adopted an ordinance
approving a Change of Zone. The Change of Zone rezonedLand Use Area 13
(LUA 13), consist of approximately 44 combined acres located north of the Santa
Ana River and east of Crest Steel (APNS: 185-210-004, 185-210-005, 185-210009), from M-H (Manufacturing-Heavy) to W-1 (Watercourse, Watershed and
Conservation Area). Additionally, it rezoned Land Use Area 18 (LUA 18),
consisting of approximately 40 combined acres (APN 169-290-037, -005, -004,
169-290-008, 169-290-010, 169-300-015, 169-300-002, 165-050-016), from M-SC
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(Manufacturing-Service Commercial) and R-A (Residential Agriculture) to W-1
(Watercourse, Watershed and Conservation Areas) and R-2 (Multiple Family
Dwellings) at the southeast corner of Van Buren Blvd. and Jurupa Rd. These
rezones are a as part of the General Plan consistency program for Group 3. Below
are exhibits that demonstrate the recently approved zoning.
Approved Zoning for LUA 13

Approved Zoning for LUA 18



Community Benefit Permit – The City Council approved a fee waiver for a
Community Benefit Permit for Queen of Hearts Therapeutic Riding Center, Inc.,
located at 6405 and 6407 Dana Avenue (see location map below). Queen of
Hearts Therapeutic Riding Center provides therapeutic horseback riding lessons
for persons with special needs including children and adults with mental,
emotional, and/or physical disabilities. The project is considered a public benefit to
the community and provides a humanitarian service that increases health and
overall quality of life in this community and those surrounding.
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DEVELOPMENT UPDATES
The following is an update on various projects currently under review by the Community
Development Department and upcoming meetings.


Agua Mansa Commerce Park- Project Update
The project is currently
under construction. Below is
a recent aerial of the Agua
Mansa Commerce Park.
The 1,026,000 square-foot
Building (Bldg. 2) is currently
under construction. Grading
of the site is mostly
complete. After the final map
is recorded and approved,
the applicant will obtain
building permits for the
construction
of
other
industrial buildings for the
site. Inspections for Building
2 have been ongoing but
building is not yet ready for final inspection.



New Pre Application- Limonite and Wineville
A new Pre-Application was submitted to the Communtiy Development Department
for a proposed Mixed-Use development on a 32.82 acre site located on the corner
of Limonite Avenue and Wineville Avenue. The mixed-use development consists
of a total of 263 units (62 single-family units and 201 townhomes), 39,450 squarefoot common open space, and a 24,000 square-foot commercial center. The
conceptual site plan is shown below. A Planning Commission Workshop will be
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scheduled at a future date to introduce the project and receive comments from the
Commission.



General Drive Industrial Park- Revised Permit
A Revised Permit No. 1 to MA17250 was approved on March 1, 2022 for General
Drive Industrial Park. The approval removed a condition of approval that required
an existing easement to relocate. However, this requirement is no longer
applicable. A subsequent approval reduced the size of Building 1 and its parking
area so it no longer hinders the easement. Below is a site plan of the industrial
park.
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Prepared by:
Reviewed by:

_________________________
Joe Perez
Community Development Director

//s// Maricela Marroquin
_____________________
Maricela Marroquin
Deputy City Attorney
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ITEM NO. 4

ITEM NO. 6

STAFF REPORT
DATE:

MARCH 23, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

THOMAS GORHAM, PRINCIPAL PLANNER

SUBJECT:

STUDY SESSION TO CONSIDER PROPOSED DEVELOPMENT
STANDARDS AND PROCESSING REQUIREMENTS FOR
GASOLINE SERVICE STATIONS

RECOMMENDATION
That the Planning Commission review and discuss proposed development standards processing
requirements for gasoline service stations.
BACKGROUND
At its July 1, 2021 meeting, the City Council discussed a concern with the over-saturation of
gasoline service station uses in the City and that current zoning regulations do not adequately
address the oversaturation, use compatibility and other potential impacts from gasoline
service station uses.
On August 5, 2021, the City Council initiated a zoning code amendment to establish
appropriate development standards and processing requirements for gasoline service
stations and adopted Urgency Ordinance No. 2021-18, imposing a moratorium on approval
of building permits or other entitlements for gasoline service stations for a period of 45 days
to September 19, 2021. On September 2, 2021, the City Council extended the moratorium
to August 3, 2022.
There are 30 active service stations in the City with an additional eight approved or pending
approval. Of the City’s 30 existing service stations, 28 are combined with a convenience
store. In addition, Community Development Department has received multiple inquiries in
recent months regarding potential new gasoline service stations throughout the City. Based
on these inquiries, six additional locations were identified where there is a high probability for
new gasoline service station requests. The distribution of the City’s service stations are
concentrated along State Route (SR) 60 and Mission Boulevard in the north and along
Limonite Avenue in the south (See Attachment No. 1, Gas Stations Sites Map).

Below is a summary of the issues and concerns related to gasoline service stations in the
City:


Proliferation of service station uses



Impacts on adjacent residential and other sensitive uses (e.g., schools, parks, etc.)



Inconsistency with community character and future development pattern of City



Limit or prevent more preferable/desirable uses at key locations



Lost opportunity for neighborhood scale commercial development



Potential to become brownfield sites due to contaminated soils



Environmental Justice concerns due to unequal distribution and overconcentration



Negative impacts: noise; air quality; litter; crime; trash; traffic; lighting



Ancillary use impacts: car wash; convenience store/alcohol sales; repair service; fast
food establishments



Limited and inconsistent discretionary action required for approval – allowed “byright”, site development permit, or conditional use permit depending on the zone.



No development or performance standards in zoning code

ANALYSIS
Objectives: The following objectives should be considered in order to address the issues
and concerns outlined above and to form the basis for potential development standards and
review and processing requirements:


Limit location of new service stations by zone (remove use from some zones)



Limit concentration of services stations with separation, adjacency, and distance
requirements



Prohibit or limit use adjacent to residential and other sensitive uses



Limit by minimum lot size and frontage standards



Prohibit or limit use as part of shopping center development



Develop physical development standards (setbacks, buffering, screening, landscaping,
walls, trash enclosures and receptacles, signage, driveway number and location,
ingress/egress locations, parking, queuing, loading, etc.)



Develop Design Standards (streetscape, building architecture, pedestrian access)



Develop operation and performance standards (e.g., hours of operation, noise, lighting,
restrooms, air and water services, ATM’s, propane tank sales, outdoor display, etc.)



Develop use regulations and standards for typical ancillary uses (e.g., car wash, repair
services, convenience store, fast food establishments, etc.)



Require a Conditional Use Permit (CUP) for all zones permitting the use



Develop specific CUP findings to address potential impacts and potential compatibility
issues



Create new definitions
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Create a “deemed approved” process for existing service stations and subject them to
operation and performance standards

Current Zoning: The zoning code lists gasoline service stations by various terms including
“gasoline service station,” “vehicle service station,” “automobile service station,” and “liquid
petroleum service station.” None of these terms are defined in the zoning code. The use is
allowed in various commercial, industrial and manufacturing zones either “by-right”, with approval
of a Site Development Permit (issued by the Community Development Director), or approval of a
Conditional Use Permit depending on the zone.
In order to provide clarity and consistency, the zoning code amendment will include appropriate
definitions for gasoline and vehicle fueling uses. In addition, it is recommended that gasoline
service stations should be eliminated from some zones where the use may not be appropriate
due to compatibility issues with adjacent land uses such as residential uses, schools, and parks.
Appropriate zones for gasoline service stations that minimize the issues and concerns outlined
herein will be identified in the proposed zoning code amendment.
Further, it is recommended that in all instances a CUP be required for approval of a gasoline
service station and any ancillary uses. A CUP would be subject to the City’s public noticing
requirements and discretionary review and action by the Planning Commission at a public
hearing. Requiring a CUP for gasoline service stations will provide the City discretion in approving
gasoline service stations based on specific required findings related to compliance with adopted
development, operational, and performance standards; compatibility with adjacent land uses;
minimizing impacts to the health, safety and general welfare of the community; minimizing
circulation, parking, and traffic impacts; and compatibility with the General Plan.
New Zoning Code Chapter: In order to provide objective standards, and review and approval
process for gasoline service stations, it is recommended that a new chapter be added to the
zoning code for gasoline service stations. The new chapter will include the following sections:


Purpose



Objectives



Definitions



Permit Requirements and Exemptions



Location and Separation Requirements



Development and Design Standards



Access and Circulation



Ancillary Uses



Parking



Signs



Operational and Performance Standards



Legal Nonconforming and Deemed Approved regulations



Required CUP Findings
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The following is a summary of each of the proposed sections:
Purpose: This section will outline the purpose of the chapter including the following:


To ensure gasoline services stations are compatible with adjacent land uses



To provide objective development, performance, and operational standards



To outline review and approval processes



To identify appropriate zones for the use



To supplement the standards in the underlying zone

Objectives: This section will outline the objectives of the development, performance, and
operational standards including the following:


Minimize the potential impacts of gas station uses including noise; air quality; litter;
crime; trash; traffic; lighting, etc.



Ensure gasoline services stations are compatible with adjacent land uses



Address impacts of ancillary uses such as car washes, vehicle repair, convenience stores,
drive-thru facilities, etc.



Provide objective site planning, architecture, and landscape standards to enhance the
aesthetics of gas station uses

Definitions: This section will provide detailed definitions related to gasoline service stations and
the development, design, performance, and operational standards to create clarity and
consistency within the zoning code.
Permit Requirements and Exemptions: This section will outline the permit requirements (i.e.,
Conditional Use Permit) for gasoline service stations and any ancillary uses by zone, as well as
any exemptions for existing uses.
Locational and Separation Requirements: This section will address issues related to
overconcentration, proliferation, and adjacency to sensitive uses. The following requirements are
recommended for consideration:


Minimum 1,000-foot separation from other gasoline service stations, except at a single
intersection where a maximum of two service stations are permitted and sited in such a
manner as to serve different traffic flows.



Prohibit gasoline service stations abutting property zoned or designated by the General
Plan for residential uses, schools, or parks. This would eliminate many opportunities for
new service stations on Mission Blvd., Jurupa Road, and Limonite Avenue where an
abundance of gas stations currently existing (See Attachment No. 1, Gas Stations Sites
Map). Existing gas stations in these areas would be considered legal non-conforming and
be subject to legal non-conforming and deemed approved regulations discussed below.



If the Planning Commission recommends that new gas station uses should be continued
to be allowed next to residential, school, or park use (no prohibition in the code), then it is
recommended that a minimum 10-foot wide landscape buffer with solid row of screening
trees, and 8-foot-high solid decorative masonry wall between both the gasoline service
station and the sensitive use be required.



Prohibit as part of a shopping center development to address queuing, access, conflicting
uses. Allow as a stand-alone use only unless otherwise permitted by a Specific Plan or
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Overlay Zone so that site specific development standards related to integration of a
gasoline service station use can be addressed.
Development Standards: The following are recommended development standards for
consideration:


Minimum Lot Size and Minimum Lot Width: Minimum lot size of 40,000 sq. ft. and lot
frontage of 175-200 feet for service station use (with specific exceptions based on site
constraints). Large lot size and frontage requirements will limit potential locations and
provide for more efficient site layout to minimize potential negative impacts.



Maximum Lot Coverage: Maximum lot coverage recommended for a service station
(including canopy) is 30% percent of the total lot size. No more than 20% of the total lot
area shall be covered by a canopy. This will limit large-scale gas stations as well as
multiple ancillary uses such as car washes, convenience stores, fast food, etc.



Building Setbacks: Street- 25 feet; Interior/Rear-15 Feet. To encourage a more pedestrian
streetscape, a gas station with a convenience store may be located a minimum of fifteen
15 feet from the right-of-way to provide for direct pedestrian connection and enhanced
streetscapes.



Landscaping: To provide adequate buffering and screening from adjacent properties and
public rights-of-way, as well as to soften the aesthetics of gas station sites, the following
landscape standards are recommended:
o

Landscaping shall comprise at least 20% of all non-building area. Street frontage
landscaping shall be a minimum of 15 feet in width and bermed to no less than 2
feet in height. Minimum 10 foot-wide landscape planter areas shall be provided
adjacent to all other exterior property lines. Planter areas shall be landscaped with
trees, shrubs, and ground cover.

o

Not less than 400 square feet of planting areas shall be installed and maintained
at the intersection of two property lines at street or highway corners. This will create
a landscape focal point and enhance street intersection aesthetics.

o

Trees along all street frontages shall be fast-growing evergreen species, a
minimum of 36”-inch box in size.

o

Shrubs planted along all street frontages shall be designed and maintained to
screen vehicles from view from adjacent roadways to a minimum continuous
overall height of 30 inches, measured from the finished grade of on-site pavement
abutting the planter.



Walls: A minimum six-foot high (eight-foot high required adjacent to residential, school, or
park use) decorative masonry wall shall be installed and maintained along all interior
property lines to provide a buffer from adjacent land uses.



Building Placement and Orientation: Service station buildings shall be placed close to the
street and oriented to the public view to enhance streetscape aesthetics and provide for
pedestrian connections. Canopies shall be located away from corners.



Building and Canopy Design: The maximum height for all fueling station buildings shall be
25 feet. In order to reduce the visual impact of the canopy structure and corresponding
lighting, the maximum height of the canopy clearance shall be 16 feet and the maximum
width of the canopy fascia shall be 30 inches. Canopy fascia shall match the color and
texture of the primary building.
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Access and Circulation: The intent of the specific access and circulation standards below is to
ensure safe and convenient internal circulation and access to and from the site, while minimizing
the negative visual impact of multiple curb cuts, discontinuous landscape, and excessive
pavement.


No more than two driveways or means of access shall be provided to any one street or
highway. No more than 35% of any street frontage shall be devoted to curb cuts. Driveway
widths will be determined based on site location and site layout subject to review by the
City’s Public Works Department.



The internal circulation system shall allow for vehicle stacking without blocking ingress
and egress on and off the site. The pump island shall be situated to provide stacking space
for a minimum of two (2) vehicles behind the vehicle parked at the pump closest to the
entrance and/or exit driveway.



Pedestrian Access to Convenience Store/ Fast Food Establishment. A minimum of one (1)
continuous four 4 foot-wide internal decorative pedestrian walkway shall be provided from
the perimeter public sidewalk of each abutting street to the nearest entrance to the
convenience market or other commercial buildings on the site. Internal pedestrian
walkways shall be distinguished from driving surfaces with raised sidewalks, special
pavers, bricks, and/or scored/stamped concrete.

Ancillary Uses: This section will provide standards for ancillary uses that are typically associated
with gasoline service stations to ensure compatibility and minimize impacts:


Convenience Stores



Alcoholic Beverage Sales



Fast Food Establishments with drive-throughs



Car Wash and vacuum area/use



Vehicle Repair Services

Parking and Circulation: This section will outline specific parking and circulation requirements
to ensure adequate on-site parking to meet the demands of ancillary uses, to provide adequate
circulation and queuing, to prevent back-up into the right-of-way, and to provide adequate
circulation for gas tanker and delivery trucks and include the flowing:


Number of parking spaces required



Parking space and aisle width dimensions



Location of spaces on the site



Loading requirements



Queuing standards

Signs: This section will address the unique sign requirements for service stations and include the
following:


Master Sign Program to be approved as part of the CUP



Standards for on-site advertising



Standards for pricing signs



Standards for canopy signs
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Standards for freestanding (pylon and monument) signs



Standards for window signs



Standards for temporary signs



Standards for pumps signs



Standards for car wash and vacuum area signs

Operational and Performance Standards: This section will include standards to address the
following:


Outdoor Display



Repair Services



Car Washes



Noise



Security



Lighting



Loading



Deliveries



Public Restrooms



Air and Water Services



Vacuum service areas



Vapor Recovery Units



Trash Receptacles and Enclosures



Prohibition of vehicles sales and rentals on site

Legal Nonconforming and Deemed Approved Regulations: This section will include
procedures for existing services stations that would become nonconforming due to the potential
adoption of new standards from this code amendment including the following:


Define development and operations standards that need to be brought into compliance
and timeframes for said compliance.



Develop “Deemed Approved” procedures for existing service stations to ensure
compliance with applicable new development and performance standards.

Required CUP Findings: This section will include the specific required findings for the approval
of the conditional use permit. The findings will require the following:


Compatibility with surrounding uses



Consistent with adopted development, design, operational, and performance standards



Health, safety and general welfare



Reduce impacts to traffic, circulation, and parking



Limit noise and lighting impacts



Consistency with the General Plan policies, goals, and objectives
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NEXT STEPS
Prepare a draft zoning code amendment ordinance. The draft ordinance will provide specific
development standards and review and processing requirements for gasoline service station
as outlined in this report. Then, public hearings by the Planning Commission and City Council
will be scheduled to consider the proposed ordinance.

Prepared by:

Submitted by:

Thomas Gorham
Principal Planner

Joe Perez
Community Development Director

Reviewed by:

//s// Maricela Marroquín
Maricela Marroquín

Attachments:
1. Existing, Proposed and Potential Gas Station Location Map
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