
AGENDA 

Planning Commission 

February 5, 2025  

6:30 PM 

Yucaipa City Hall - City Council Chambers 

34272 Yucaipa Blvd., Yucaipa, California 

Public Comment Via Mail or Email 

Items must be submitted no later than three (3) business hours prior to the meeting at which the 

commenter seeks to provide comment.  Public comment may be submitted via U.S. Mail to the 

City Clerk at 34272 Yucaipa Blvd., Yucaipa, CA  92399 or via email to 

publiccomment@yucaipa.gov.  All mail and email correspondence will be archived, distributed to 

the Planning Commission, and retained as part of the public record; however, submissions will not 

be read out loud during the meeting. The subject line should specify “Public Comment-Planning 

Commission” and include the date of the meeting. 

Written public comment submitted on non-agenda items and on specific agenda items will be made 

available to the public pursuant to the City of Yucaipa policy regarding the distribution of written 

public comments at Planning Commission meetings, which may be accessed on the City’s website 

at https://yucaipa.gov/agendas-minutes/. Individuals should be aware that comments provided, 

including personal information, may be disclosable pursuant to the California Public Records Act. 

Live stream/recording of Planning Commission meetings:  

Members of the public may watch city council meetings live at: https://yucaipa.gov/live. 

Possible Live Stream Disruptions: 

While the City of Yucaipa strives for uninterrupted streaming, technical issues may occasionally 

occur. We ask for your understanding and patience should there be any disruptions during the live 

broadcast. We will work diligently to resolve any issues promptly, however, please be advised that 

the Planning Commission meeting may continue in person while such issues are resolved. Every 

attempt will be made for the meeting to be recorded and made available for viewing after its 

conclusion. 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

Stacey Chester, Member 

Tony Hicks, Member 

Mike McCuistion, Member 

Brandon Mihld, Member 

Dennis Miller, Member 

Timothy Mullins, Member 

Robert O’Brine, Member 

mailto:publiccomment@yucaipa.gov
https://yucaipa.gov/agendas-minutes/
https://yucaipa.gov/live


 

 

CITY CLERK ITEM 

Oath of Office – City Clerk to swear in newly appointed committee members. 

ELECTION OF OFFICERS 

STAFF INTRODUCTION 

PUBLIC COMMENT       LIMIT 3 MINUTES 

CONSENT AGENDA  

The following Consent Agenda items are expected to be routine and non-controversial. The 

Planning Commission will act upon them, at one time, without discussion. Any Commissioner 

or staff member may request removal of an item from the Consent Agenda for discussion. 

 

1. SUBJECT: APPROVE THE PLANNING COMMISSION MINUTES OF 

NOVEMBER 6, 2024. 

RECOMMENDATION: That the Planning Commission approve the minutes of 

November 6, 2024. 

2. SUBJECT: STATER BROS. (ARC-24-0002): THE ARCHITECTURAL REVIEW 

FOR THE REMODEL OF THE FRONTAGE OF AN EXISTING 36,009 SQUARE 

FOOT “STATER BROS.” GROCERY STORE LOCATED AT 34460 YUCAIPA BLVD, 

INCLUDING THE REMOVAL AND REPLACEMENT OF A CANOPY, ROOF 

DESIGN, DECORATIVE LIGHTS, AND UPDATED FINISHES. 

RECOMMENDATION: That the Planning Commission review the proposed colors, 

materials, and architectural design for the remodel of an existing “Stater Bros.” grocery 

store and, if acceptable, approve Case No. ARC-24-0002. 

 

3. SUBJECT: THERESA MASSARO. (CASE No. 24-0001/OAK): AN OAK TREE 

PERMIT FOR THE REMOVAL OF TWELVE (12) TUCKER OAK TREES LOCATED 

AT 13582 OAK MOUNTAIN DRIVE; APN:0322-791-12.  

RECOMMENDATION: That the Planning Commission recommend approval of Oak 

Tree Permit No. 24-0001 for the complete removal of twelve (12) dead and/or structurally 

comprised trees with a 1:1 replacement to allow adequate space for the construction of a 

new single-family residence. 

 STUDY SESSION  

4. SUBJECT: PLANNING COMMISSION 101 

  



 

 

PUBLIC HEARINGS 

The order of Business for the Public Hearing Shall Be: 

 

A.  Open Public Hearing 

B.  Disclosure of Ex Parte Communications 

C.  Staff Presentation 

D.  Applicant/Representative Presentation (if necessary) 

E.  Public Comments 

F.  Applicant Rebuttal (if necessary) 

G.  Public Hearing Closed 

H.  Commission Discussion 

 

5. SUBJECT: SABBAH DEVELOPMENT, LLC. PLN-PHE-24-0007: A PUBLIC 

HEARING ENTITLEMENT, WHICH CONSIDERS A PLANNING USE PERMIT 

(PUP) TO AUTHORIZE MINOR SITE PLAN AND BUILDING FOOTPRINT 

MODIFICATIONS FOR A PHASED COMMERCIAL DEVELOPMENT PROJECT 

THAT WAS PREVIOUSLY APPROVED AS CASE NO. 22-120/CUP/ARC/VAR. THE 

REVISED DESIGN PROPOSES TO INCORPORATE AN ADDED 1,465 SQUARE 

FEET TO THE CONVENIENCE STORE BUILDING IN ORDER TO 

ACCOMMODATE THEIR FUTURE TENANT NEEDS, AS WELL AS A REDUCTION 

IN SIDE YARD SETBACK FOR THE CARWASH BUILDING WITH AN INCREASE 

IN HEIGHT TO THE PROPOSED SOUND WALL ALONG THE WESTERN 

PROPERTY LINE OF THE 3.17 ACRE SUBJECT SITE LOCATED AT 32598, 32610, 

AND 32620 OAK GLEN ROAD; APN(S): 0301-183-03,0301-173-55, 0301-173-54.  

RECOMMENDATION: That the Planning Commission conduct a public hearing; 

and: 

 

A) Approve the Planning Use Permit (PLN-PHE-24-0007), subject to the Conditions 

of Approval as contained in this Agenda Report; and 

 

B) Review and approve the modified architectural design and conceptual landscaping 

for the proposed Project; and  

 

C) Adopt the Planning Use Permit as contained in this Agenda Report; and 

 

D) Adopt a Categorical Exemption pursuant to Section 15332 (Class 32) and Section 

15311 Class (11) of the California Environmental Quality Act of 1970 and the 

CEQA Guidelines, as amended, and 

 E) Direct staff to file a Notice of Exemption. 

 

ANNOUNCEMENTS 

ADJOURNMENT 

  



 

 

Notice Regarding Americans with Disability Act 

The City of Yucaipa complies with the Americans with Disabilities Act of 1990. If you need 

special assistance to participate in this meeting, please call the City Clerk’s Department at 

(909) 797-2489, during normal business hours, at least 48-hours prior to the meeting. 

Notification 48 hours prior to the meeting will enable the city to make reasonable 

accommodations to ensure accessibility to this meeting. 

 

 

 

 

 

 

 

CEQA STATEMENT:  

Unless stated otherwise on the agenda, every item on the agenda is exempt from CEQA guidelines 

sections 15060(c), 15061(b)(3), 15273, 15378, 15301, 15323 and/or Public Resource Code Section 

21065. 

 

Pursuant to Government Code Section 54957.5, any disclosable public records related to an open 

session item on a regular meeting agenda and distributed by the City of Yucaipa to all or a majority 

of the City Council, less than 72 hours prior to that meeting, are available for public inspection at 

Yucaipa City Hall, 34272 Yucaipa Boulevard, Yucaipa, CA 92399, during normal business hours. 

 

NOTICE REGARDING CHALLENGES TO DECISIONS 

Pursuant to all applicable laws and regulations, including without limitation, California 

Government Code Section 65009 and/or California Public Resources Code Section 21177, if you 

wish to challenge in court any of the below decisions (regarding planning, zoning and/or 

environmental decisions), you may be limited to raising only those issues you or someone else 

raised at the public hearing(s) described in this notice/agenda, or in written correspondence 

delivered to the city at, or prior to, this public hearing. 

 

NOTICE REGARDING APPEALS 

Appeals of a final action by the Planning Commission must be filed with the city clerk no later 

than ten (10) calendar days after the day on which the final action was taken, along with the 

appropriate fee. 

 

AFFIDAVIT OF POSTING 

State of California   } 

County of San Bernardino  } ss. 

City of Yucaipa   } 

 

I, Ana V. Sauseda, City Clerk of the City of Yucaipa, California, do hereby declare that the foregoing agenda was posted on 

1/29/2025, at least seventy-two (72) hours prior to the meeting per Government Code 54954.2, at the following locations: 
 

Yucaipa City Hall, 34272 Yucaipa Boulevard, Yucaipa, California 

City of Yucaipa website www.yucaipa.gov  

 

 

Ana V. Sauseda, MMC                                                                                                                                                             

City Clerk 

 

1/29/2025 

 

Remove by:  2/6/2025 

http://www.yucaipa.gov/
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      Agenda Item No. 
1 

City of Yucaipa 
PLANNING COMMISSION MINUTES 
Regular Meeting of November 6, 2024 

 
A Regular meeting of the Planning Commission of the City of Yucaipa, California was called to order in 
the Council Chambers, 34272 Yucaipa Boulevard, Yucaipa, on November 6, 2024, at 6:30 PM. 
 
PRESENT:  J.R. Allgower, Chair 

Stacey Chester, Interim Vice Chair 
Richard Beck, Commissioner  
David Higginson, Commissioner   
Donna Snodgrass, Commissioner 
Lyle Vick, Commissioner 

    
ABSENT:   None. 
   
   
CITY STAFF: Benjamin Matlock, Deputy Director of Community Development/City Planner 

Michael Reiter, Assistant City Attorney   
Katrina Kunkel, Associate Engineer 
Christian Farmer, Associate Planner 

   Maria Koolhoven, Planning Commission Assistant 
 
 
CALL TO ORDER 

The meeting was called to order at 6:30 p.m. 
 
PLEDGE OF ALLEGIANCE 
 
The Pledge of Allegiance was led by Commissioner Lyle Vick. 
 
ROLL CALL    
 
 
PUBLIC COMMENT:   

No public comments on items not on the agenda. 
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CONSENT AGENDA  

The following Consent Agenda items are expected to be routine and non-controversial. The 
Planning Commission will act upon them, at one time, without discussion. Any Commissioner 
or staff member may request removal of an item from the Consent Agenda for discussion. 

 
 

1. SUBJECT: APPROVE THE PLANNING COMMISSION MINUTES OF AUGUST 21, 2024. 

ACTION: MOTION BY Commissioner Higginson, SECOND BY Commissioner Vick, 
CARRIED, 6-0-0-0, TO APPROVE AGENDA ITEM NO. 1. 
 

PUBLIC HEARINGS 

The order of Business for the Public Hearing Shall Be: 
 
A.  Open Public Hearing 
B.  Disclosure of Ex Parte Communications 
C.  Staff Presentation 
D.  Applicant/Representative Presentation (if necessary) 
E.  Public Comments 
F.  Applicant Rebuttal (if necessary) 
G.  Public Hearing Closed 
H.  Commission Discussion 

 
Chair Allgower, Interim Vice Chair Chester, Commissioners Beck, Higginson, Snodgrass and Vick had 
no ex parte communications to disclose on any of the items on the agenda.   
 

2. SUBJECT: COMMERCIAL TRUCK PROS.  (CASE NO. 22-145/CUP); A CONDITIONAL USE 
PERMIT TO EXPAND THE USE OF AN EXISTING COMMERCIAL OFFICE BUILDING TO 
INCLUDE A COMMERCIAL TRUCK DEALERSHIP WITHIN THE REAR OF THE PROPERTY 
TO ALLOW FOR TRUCK AND TRAILER STORAGE AT A SITE LOCATED AT 31498 OUTER 
HIGHWAY 10; APN 0300-161-12. 

 
RECOMMENDATION:   

That the Planning Commission conduct a public hearing; and: 

A) Approve the Conditional Use Permit (Case No. 22-145), subject to the Conditions of 
Approval as contained in the Agenda Report, and 

 
B) Review, and if it is considered acceptable, approve the conceptual landscaping for the 

proposed Project; and  
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C) Adopt the Findings for the Conditional Use Permit as contained in the Agenda Report; and 
 

D)  Adopt a Categorical Exemption pursuant to Section 15332 (Class 32) of the California 
Environmental Quality Act of 1970 and the CEQA Guidelines, as amended; and,  

 
E) Direct staff to file a Notice of Exemption. 

 
 
DISCUSSION: 
 
Associate Planner Christian Farmer presented the Agenda Report.  
 
The applicant, Kenny Gibson, was in attendance, and stated that he is happy to get the project moving 
forward. 
 
Commissioner Higginson stated that he appreciates that the applicant is addressing the Code Enforcement 
issue.  Commissioner Higginson suggested that staff work with the applicant to redirect some of the 
landscaping to the front area to enhance the visual aesthetics.  Deputy Director of Community 
Development / City Planner Benjamin Matlock noted that the Planning Commission could recommend 
that change as a condition of approval, and it would be able to be done without impacting the current 
parking spaces available.  The applicant, Kenny Gibson, agreed with the landscaping enhancements. 
 
 
PUBLIC COMMENT:  No comments received. 

 
The Public Hearing was then closed. 

ACTION: MOTION BY Commissioner Beck, SECOND BY Commissioner Higginson, 
CARRIED, 6-0-0-0, TO APPROVE AGENDA ITEM NO. 2.   WITH THE CONDITION TO 
ENHANCE THE LANDSCAPING AT THE FRONT OF THE PROPERTY. 
 
  

3. SUBJECT: LINDA CHAVEZ. (CASE NO. 23-138/SUP/ARC): A SPECIAL USE PERMIT FOR 
THE ARCHITECTURAL REVIEW OF FOUR EXISTING, UNPERMITTED STRUCTURES 
INCLUDING ONE (1) 465 SQUARE FOOT CARPORT, ONE (1) 325 SQUARE FOOT RV 
COVER, AND TWO (2) 378 SQUARE FOOT METAL GARAGES PROPOSED AT A MULTIPLE 
RESIDENTIAL PROPERTY LOCATED AT 12282 THOMAS LANE; APN 0301-052-54. 
 

RECOMMENDATION: 
 

That the Planning Commission conduct a public hearing; and: 
 

A) Review the architectural design of the existing unpermitted structures, and if it is 
acceptable, approve the design subject to the Conditions of Approval; and 
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B) Adopt the Special Use Permit Findings as contained in the Agenda Report; and  
 

C) Adopt a Categorical Exemption pursuant to the California Environmental Quality Act of 
1970 and the CEQA Guidelines, as amended, Section 15303 (Class 3) and Section 15332 
(Class 32); and 

 
 D) Direct staff to file a Notice of Exemption. 

 
DISCUSSION: 
 
Associate Planner Christian Farmer presented the Agenda Report.  
 
The applicant, Henry Chavez, was in attendance, and noted that he is working with City Staff to keep all 
the structures. 
 
Commissioner Higginson thanked the applicant for going through the proper process and willingness to 
permit the structures. 
 
 
PUBLIC COMMENT:  No comments received. 

 
The Public Hearing was then closed. 

ACTION: MOTION BY Commissioner Chester, SECOND BY Commissioner Beck, 
CARRIED, 6-0-0-0, TO APPROVE AGENDA ITEM NO. 3.  
 

ANNOUNCEMENTS: Deputy Director /City Planner Benjamin Matlock informed the Commission that 
the next meeting would be sometime in December and that citizen applications are still being received.  
Mr. Matlock informed the Commission that the Starling Heights project was approved at the last City 
Council meeting, and the FCSP was tabled.  Additional outreach will be done within the community in 
the next couple of months, for the FCSP before a decision is reached. 
 
ADJOURNMENT:  

 
The meeting adjourned at 6:53 PM. 

 
      ___________________________  _______________________________ 

Benjamin Matlock    JR Allgower 
Deputy Director/City Planner   Chair of the Planning Commission  
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SCOPE OF WORK

1. DEMOLISH (E) WALL FACADE SKIN AND CANOPY ROOF

2. (N) FRONT FACADE REMODEL

3. (E) STRUCTURAL COLUMNS AND BEAMS TO REMAIN TO SUPPORT NEW CANOPY

ROOF AND FACADE WALLS

4. (N) FACADE AND ROOF TO BE BUILT ON (E) COLUMNS AND BEAMS

5. (N) DECORATIVE WALL MOUNTED LIGHT FIXTURES

6. (N) STONE VENEER AT COLUMN BASES

7. (N) PAINT THROUGHOUT EXTERIOR

8. NO SIGNAGE IS PART OF THIS WORK

9. (E) STOREFRONT IS TO REMAIN

PROJECT DATA

1. ZONING C2, COMMERCIAL

2. GENERAL PLAN: GC

3. EXISTING LAND USE: C



FINISH FLOOR
FINISH FLOOR

2
2
'
-
8
"

1
1
'
-
6
"

7
'
-
0
"

2
8
'
-
4
"

1
9
'
-
0
"

1
1
'
-
6
"

7
'
-
6
"

A7.01

(
E

)
 
E

X
T

E
R

I
O

R
 
E

L
E

V
A

T
I
O

N
S

MATERIAL/FINISH SCHEDULE

ITEM MATERIAL MANUFACTURER COLOR

A STUCCO PAINT

B WOOD TRIM PAINT

C FLUTED CMU PAINT

D S ROOF TILE

(E) EXTERIOR FRONT ELEVATION

SCALE: 1/8"=1'-0"

1

D
A

T
E

L
I C

ENSED  A RCH I T EC
T

S
T

A
T

E
 O F  CA L I FOR

N
I A

C-41383

12/31/25

J
E

S
U

S

 A
NTON I O

 LA
R

A

R

E
N E W A L  D A

T

E

S
T

A
T

E
R

 
B

R
O

S
.
 
D

E
V

E
L

O
P

M
E

N
T

,
 
I
N

C
.

3
0

1
 

S
 

T
I

P
P

E
C

A
N

O
E

 
A

V
E

N
U

E

S
A

N
 

B
E

R
N

A
R

D
I

N
O

,
 

C
A

 
9

2
4

0
8

PLANNING DEPARTMENT SUBMITTAL - 12-23-24

PRINTED: 23 Dec 2024

I
:
\
M

Y
 
D

R
I
V

E
\
P

R
O

D
U

C
T

I
O

N
 
C

L
O

U
D

\
D

R
A

W
I
N

G
\
S

T
A

T
E

R
 
B

R
O

S
\
8

1
8

4
 
-
 
S

B
 
2

3
 
Y

U
C

A
I
P

A
 
-
 
E

X
T

E
R

I
O

R
 
R

E
M

O
D

E
L

\
E

N
T

I
T

L
E

M
E

N
T

S
\
A

R
C

H
I
T

E
C

T
U

R
E

\
8

1
8

4
-
A

7
.
0

0
.
D

W
G

M
o

n
d

a
y
,
 
D

e
c
e

m
b

e
r
 
2

3
,
 
2

0
2

4
 
5

:
5

2
:
0

7
 
P

M

G
G

,
 
J
T

D
A

T
E

D
R

A
W

N
 
B

Y

C
H

E
C

K
E

D
 
B

Y

J
L

0
9

/
2

4
/
2

0
2

4

N
O

.
R

E
V

I
S

I
O

N

SHEETOF

S
H

E
E

T
 
T

I
T

L
E

J
O

B
 
N

A
M

E

JOB

SHEET NO.

S
T

A
T

E
R

 
B

R
O

S
 
#
2
3
 
Y

U
C

A
I
P

A

3
4
4
6
0
 
Y

U
C

A
I
P

A
 
B

L
V

D

Y
U

C
A

I
P

A
,
 
C

A
 
9
2
3
9
9

8184

(E) FRONT ELEVATION 246' LF @ 24'-4" HIGH = 5,985.918 SF
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1

FLOOR PLAN LEGEND

EXISTING CMU WALL

EXISTING INTERIOR WALL

(N) WALL

(E) COOLER PANEL / INSULATED WALL

NEW

(N)

RELOCATE OR RELOCATED

(R)

EXISTING

(E)

#
DOOR INDICATOR, RE: A7.00

#
WINDOW INDICATOR, RE: A7.00

MODIFIED

(M)

REPLACE OR REPLACED

(RP)

1. (E) EXIT SIGNS LOCATED AS REQUIRED. LOCATED EXIT SIGNS

ABOVE EACH EXIT DOOR. THE PATH OF EXIT TRAVEL TO THE

EXTERIOR EXIT DOOR OF THE BUILDING SHALL BE IDENTIFIED BY

EXIT SIGNS. EXIT SIGNS SHALL BE LOCATED AS NECESSARY TO

CLEARLY INDICATED THE DIRECTION OF EGRESS TRAVEL. NO EXIT

SIGN SHALL BE MORE THAN 100 FEET FROM THE NEAREST VISIBLE

EXIT SIGN. EXIT SIGNS SHALL BE READILY VISIBLE FROM ANY

DIRECTION OF EGRESS TRAVEL & CLEARLY INDICATE THE

DIRECTION OF EGRESS TRAVEL RE: ELECT. PLANS

2. (E) "TACTILE EXIT SIGNS" AT THE FOLLOWING LOCATIONS. RE:

1&4-DA.4

a. EACH GRADE-LEVEL EXTERIOR EXIT DOOR SHALL BE

IDENTIFIED BY A TACTILE EXIT SIGN WITH THE WORD "EXIT".

RE: 1&4-DA.4

b. EACH EXIT DOOR LEADS DIRECTLY TO A GRADE-LEVEL

EXTERIOR EXIT BY MEANS OF A STAIRWAY OR RAMP SHALL BE

IDENTIFIED BY A TACTILE EXIT SIGN WITH THE FOLLOWING

WORDS "EXIT STAIR DOWN" & "EXIT RAMP DOWN". RE: 1&4-DA.4

c. AT EACH ACCESS DOOR FROM AN INTERIOR ROOM OR AREA

THAT IS REQUIRED TO HAVE A VISUAL EXIT SIGN, SHALL BE

IDENTIFIED BY A TACTILE EXIT SIGN WITH THE WORDS, "EXIT

ROUTE", PER CBC 2019, SEC. 1011.3 & 1117B.5, RE: 1&4-DA.4

3. (E) STOREFRONT, TO REMAIN

4. (E) PLANTER, TO REMAIN

5. (E) SIDEWALK, TO BE REPLACED

6. (E) COLUMN

7. (N) WALL MOUNTED LIGHT FIXTURE

8. (N) CANOPY ABOVE
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ACCESSIBLE PATH OF TRAVEL FROM

(E) PUBLIC RIGHT OF WAY AND

ACCESSIBLE PARKING STALLS TO

STATER BROS. MAIN ENTRY. PATH

OF TRAVEL SHALL HAVE A 5% MAX

SLOPE IN THE DIRECTION OF

TRAVEL AND 2% MAX CROSS-SLOPE.

NO WORK.

LEGEND

STATER BROS. STORE AREA

PROPERTY LINE
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ELEVATIONS
STATER BROS. #23 YUCAIPA

3446 YUCAIPA BLVD.
YUCAIPA, CA 92399

JOB #8184                                         

1/7/2025



MATERIAL BOARD
STATER BROS. #23 YUCAIPA

3446 YUCAIPA BLVD.
YUCAIPA, CA 92399

JOB #8184                                         

1/7/2025

A
EFIS -STUCCO
OMEGA - AKROFLEX MALIBU 20

B
SMOOTH POLYMER MODIFIED CEMENTITIOU BASE
W/ OMEGA AKROCOAT ACRYLIC FINISH W/ “BATTENS”

D/5
STONE VENNER

E/4 & G7
METAL FRMAED W/ PPG 
ARCHITECTURAL
COATING
PPL92493 DARK BROWN
WOOD LIKE FINISH

C
FACIA & TRIM

F
METAL SHEETS

1 SHERWIM WILLIAMS
EXTERIOR PAINT
SW 7006
EXTRA WHITE

2 SHERWIN WILLIAMS
EXTERIOR PAINT
SW 9519
COUNTRY TWEED

3 SHERWIN WILLIAMS
EXTERIOR PAINT
SW 9515
TUNGSTEN
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BACKGROUND: 
 
Area Land Use District Designations; Improvement Levels (IL); and existing land uses: 
 
Location Land Use District Imp. 

Levels 
Existing Land Uses 

Site CS (Service Commercial)   IL-1 Three (3) vacant residences and 
one (1) garage proposed to be 
demolished  

North CS IL-1 Single-family residences 
South FCSP (Freeway Corridor Specific 

Plan) 
IL-1 Vacant  

East CS IL-1 Single- family residence 
West CS IL-1 Single-family residence 

 
BACKGROUND/DISCUSSION: 
 
Location and Setting 
 
The Project site spans three (3) contiguous parcels1 totaling 3.17 acres that feature three (3) 
existing legal non-conforming2 residences and a garage that would be demolished as a part of the 
development. Surrounding development primarily includes other legal-nonconforming residences 
that were constructed prior to City incorporation and the adoption of the General Plan, which 
currently designates the Project site and other properties in the vicinity to the north, south, and east 
within the CS (Service Commercial) Land Use District. Further, the City of Yucaipa General Plan, 
which implements the long-term vision for the City’s future growth and development, assumes 
commercial development will be constructed within this portion of the City. 
 

 
1 The applicant intends to merge the lots to create a single commercial site or modify the lines to align with the pads. 
2Section 812.14035 of the Yucaipa Municipal Code identifies a Nonconforming or Nonconforming Use as any 
building, structure, or portion thereof, tree, or use of building or land which does not conform to the regulations of the 
City Code or applicable Specific Plan and which lawfully existed at the time the regulations, or an amendment thereto, 
with which it does not conform became effective. 
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The northern limit of the FCSP (Freeway Corridor Specific Plan) boundary is to the south of the 
site, on the opposite side of Oak Glen Road. The FCSP is currently being updated and the tentative 
FCSP Land Use District Map identifies OS (Open Space) and Regional Commercial (RC) sites 
across the street from the Project site.  
 

 
Tentative FCSP Land Use Plan. The northern limit of the FCSP boundary is to the south of the Project site.  
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Given the views of mountains, hillsides, and ridges that can be seen from Oak Glen Road, this 
major arterial street, which provides frontage to the Project site, is identified as a prominent scenic 
corridor within the General Plan. The limits of the “Freeway/Gateway” area as identified in the 
Citywide Design Guidelines are located at the corner of 14th Street directly west of the site. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Freeway and Gateway District identified in the Citywide Design Guidelines is adjacent to the Project site.  
 
 
Prior History  
 
At the Special Planning Commission Meeting of June 28, 2023, the Planning Commission 
reviewed and approved Case No. 22-120/CUP/ARC/VAR: A Conditional Use Permit with 
Architectural Review to permit a phased commercial complex that would include a 4,988 square 
foot gas station, twenty (20) designated EV (Tesla) charging spaces, a 4,335 square foot 
convenience store, a 2,866 square foot drive-thru car wash, a 2,105 drive-thru restaurant, and a 
5,000 square foot office and retail building, as well as a Major Variance request to permit a 46-
foot-tall freestanding sign with 311 square feet of sign area for advertising the development located 
at the subject site. Pursuant to Section 84.0355(b) of the Yucaipa Municipal Code all of these uses 
may be permitted in the CS Land Use District pursuant to approval of a CUP. It should be noted 
that the City Council had considered a potential moratorium for fuel station and car wash uses, but 
ultimately decided not to pursue such a restriction.  
 
Planning Use Permit 
 
To accommodate future tenant needs, the applicant has proposed a slightly revised design 
compared to the original project approval. Given the minor scale in updated scope, the Planning 
Use Permit (PUP), has been deemed the appropriate application for Planning Commission 
consideration of the suggested changes for this building.  
 
The revised design proposes to incorporate an added 1,465 square feet to the back of the 
convenience store building, so it can maintain the same frontage design as the original entitlement. 
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The “Craftsman” inspired design incorporates modern material choices such as metal siding, trim 
accents, and varying rooflines to provide additional building articulation and visual interest, 
particularly along Oak Glen Road to enhance the Yucaipa “Gateway” and entrance to the City. 
The proposed materials and accent colors also provide a farmhouse influence, intended to support 
the City of Yucaipa’s agrarian and rural history. 
 

 
Convenience Store, Front Elevation.  
 
 
A reduction of the side yard setback for the carwash building is also requested. This would 
consequently require an increase in height to the proposed sound wall along the western property 
line from 10-feet to 11-feet, which was determined by an updated noise study analysis that 
evaluated project impacts and suggested the revision based on the relocation of the car wash 
building.  
 
It should be noted that the phasing plan and Variance request evaluated and included as a part of 
the original entitlement approval remain unchanged. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
22-120/CUP/ARC/VAR Phasing Exhibit with updated site plan. 
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Consistency with the General Plan and Development Code 

The proposed Project is located within the CS (Service Commercial) Land Use District. The table 
below provides an evaluation of the proposed Project’s consistency with adopted development 
standards with the City Development Code.  
 

 
CRITERIA 

 
PROPOSAL 

COMPLIANCE WITH GENERAL 
PLAN AND DEVELOPMENT 

CODE 
Land Use Convenience/Support Services, 

Retail, and Professional Services  
Yes: CS standards allow for a carwash, 
gas station, convenience store, drive-
thru restaurant, and retail/office 
building. 

Building 
Height 

The peak height of the tallest building 
(convenience store) reaches a height 
of approximately 33.5 feet. 

Yes: CS Development standards allow 
a building height of 45 feet.  

Building and 
Lot 

Coverage 

• Building Coverage:  
Approximately 10 percent.  

• Site Coverage: Approximately 
64 percent. 

Yes: CS Development standards allow 
a building coverage of 65 percent and 
90 percent coverage for buildings and 
paved surfaces, respectively. 

Landscaping • Site Landscaping: 38,018 square 
feet (25 percent) of the Project 
site is to be landscaped. A 10,831 
square feet detention basin is also 
proposed. 

Yes: A minimum of 15 percent of the 
site must be landscaped. 

Building 
Setback 

Building Setback 
• Front Yard: 23 Feet 
• West Side Yard: 10 Feet 
• East Side Yard: 10 Feet 
• Rear Yard: 70 Feet 

 

Yes: CS Development standards are as 
follows:  

• Front Yard Setback:15 Feet 
• Side Yard Setbacks: 10 feet on 

one (1) side and 0 feet on the 
other (when adjacent to a 
commercial or industrial land 
use district) 

• Rear Yard Setbacks: 10 Feet 
Parking 
Spaces 

 

• 63 general parking spaces 
proposed, and additional parking 
would also be available at the 16-
pumps for the gas station, and the 
20 proposed Tesla charging 
stations. 

Yes: 67 parking spaces are required 
because the Development Code 
requires one (1) parking space per 250 
square feet of building area for the 
convenience store, carwash, retail, and 
drive-thru land uses, which together 
provide 16,705 square feet of building 
area respectively. 
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The proposed Project supports a number of General Plan policies. These include the following: 

• PR-4.7 Scenic Resources. Protect Yucaipa’s scenic resources, including scenic corridors 
along roads and views of the hillsides, prominent ridgelines, canyons, and other significant 
natural features, to the extent practical.  

• T-5.4 Development Review. Exercise design review of all projects visible from a 
designated scenic route consistent with the Scenic Resources Overlay District; balance 
design considerations of projects with the preservation of the natural aesthetics of the area. 
and adhere to development review procedures and design guidelines in the City of Yucaipa 
Municipal Code that advance the visual quality of the community.  

• CDL-5.2 Districts. Recognize the strong identities of individual districts—North Bench, 
Wildwood Canyon, Central Core, Dunlap Acres, Chapman Heights, and the Freeway 
Corridor—with entry monuments, street signs, and/or landscaping and lighting. 

• CDL-7.6 Adjacent Development. Comprehensively plan the area with consideration of 
other contiguous areas to ensure compatible and complementary development, circulation 
patterns, infrastructure, and services. 

• CDL-8.5 District Design. Improve the appearance and cohesive design of the Dunlap 
Industrial Corridor through more unified project- and building-level design guidelines, 
code enforcement where appropriate, and incentives. 

• CDL-8.7 Gateway. Establish and improve the gateways, signage, and monumentation at 
the north and south edges of the Dunlap Industrial Corridor to improve the entryways into 
the corridors.  

• CDL-8.8 Streetscape Condition. Improve the streetscape by installing sidewalks, street 
rehabilitation, landscaping treatments, lighting, curbs and gutters, flood control devices, 
and code enforcement activities. 

• CDL-10.3 Site Planning. Identify and preserve the positive characteristics and features of 
a site, such as viewsheds, heritage trees, and rock outcroppings, during the design and 
development of new projects. 

• CDL-10.4 Design Variation. Encourage identifiable architectural designs, design 
variations, and well-planned projects that are visually interesting, neighborhood or district 
oriented, and well-integrated with the surroundings. 

• CDL-10.7 Basins. Design retention/detention basins to be visually attractive, with natural 
landscaping and a public use component such as trails, and well-integrated with any 
associated project and with adjacent land uses. 

• CDL-10.12 Architectural Detail. While recognizing sensitivity to budget, require publicly 
visible sides of a building to contain architectural detail and façade articulation, strong 
patterns of shade and shadow, and integrated architectural detail; blank walls are 
discouraged. 
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Environmental Review 
 
According to Section 21061.3 of the CEQA Guidelines the subject site meets the criteria of an “in-
fill site,” as it is within a developed and urbanized portion of the City. Pursuant to Section 15332 
of the CEQA Guidelines, the proposed CUP qualifies for a Class 32 Categorical Exemption which 
applies to in-fill development. The Project is consistent with the General Plan policies and zoning 
regulations for the CS Land Use District; is located on a site that is less than five (5) acres that is 
substantially surrounded by urban uses that has no value as habitat for endangered, rare or 
threatened species; and finally, the approval of the Project would not result in any significant 
effects relating to traffic, noise, air quality, or water quality, and can be adequately served by all 
required utilities and public services.  
 
Processing and Procedural Actions 
 
Notices of the Project were sent to contiguous property owners to the Project site, and no responses 
were received.  
 
CONCLUSION: 
 
The proposed Planning Use Permit has been submitted to authorize minor modifications to a 
previous entitlement approval (Case No. 22-120/CUP/ARC/VAR) and is consistent with the 
Yucaipa General Plan, Development Code, and adopted standards. Appropriate Conditions of 
Approval have been applied to the project to ensure compliance with City, state, and federal 
regulations. The required findings for approval of the Planning Use Permit have been made and 
are attached. 
 
 
FISCAL IMPACT:  
 
Based on a net of 24,179 square feet of commercial development (which includes an additional 
1,881 and 1,539 square for two (2) proposed Tesla canopies to be provided over the Tesla charging 
stations) on 3.17 acres, the Project can be expected to generate $169,696.53 in Development 
Impact Fees, using the current (2022-2023) fee schedule, as follows: 
 
 

   Drainage Facilities:    $48,269.40 
Traffic Facilities: $91,565.87 
Public Facilities: $18,787.08 
Fire Facilities:  $11,073.98 

 TOTAL:   $169,696.53 
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1. The proposed Project will not have a significant impact on the environment since the Project 

is characterized as in-fill development that is considered to be consistent with the General Plan 
policies and zoning regulations for the Service Commercial (CS) Land Use District, and 
therefore qualifies under the Class 32 Categorical Exemption pursuant to the California 
Environmental Quality Act.  

 
2. The site for the proposed use is adequate in size and shape to accommodate the proposed use 

and all yards, open spaces, setbacks, walls and fences, parking areas, landscaping, and other 
features pertaining to the application, because the site is large enough and the design is 
configured to accommodate the proposed Project and accompanying features. 

 
3. The site for the proposed use has adequate access, meaning that the site design incorporates 

appropriate street and highway limitations, because the site proposes two (2) ingress and egress 
points from Oak Glen Road and contains appropriate internal driveway circulation with aisle 
widths that meet emergency access requirements. 

 
4. The proposed use will not have a substantial adverse effect on abutting property or the 

permitted use thereof, meaning that the use will not generate excessive noise, vibration, traffic, 
or other disturbances, because: 1) The Project design surpasses the minimum building setbacks 
within the City’s CS Land Use District, 2) The proposed phased commercial development 
complies with City development standards; 3) Improvements have been conditioned to occur 
prior to occupancy for each phase of the Project; 4) Access is to be provided along Oak Glen 
Road with improvements required per the “Traffic Review for Queuing Analysis” prepared 
and submitted by K2 Traffic Engineers Inc.; and; 5) A noise wall is proposed on the western 
property line and adequate on-site landscaping is proposed along the property lines adjacent to 
more sensitive land uses, and on-site.  In addition, the use will not substantially interfere with 
the present or future ability to use solar energy systems because the height of the proposed 
buildings will not substantially hinder the use of such devices on surrounding properties. 

 
5. The proposed uses are consistent, subject to approval of the General Plan Amendment, with 

the goals, policies, standards, and maps of the General Plan and any applicable plan, because 
the proposed Project and associated uses are permitted in the CS Land Use District of the 
Yucaipa General Plan. 

 
6. The lawful conditions stated in the approval are deemed necessary to protect the public health, 

safety, and general welfare, because they ensure adequate circulation, drainage, and 
compatibility with surrounding land uses. 

 
7. The design of the site has considered the potential for the use of solar energy systems and 

passive or natural heating and cooling opportunities, because there are no obstructions to the 
collection of solar energy or the natural movement of wind toward or around surrounding 
properties. 

 
LAND USE: SERVICE COMMERCIAL (CS) 
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LOCATION 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SITE PHOTOS 

Three (3) contiguous 
parcels proposed to 
be merged.  

Three (3) contiguous 
parcels proposed to 
be merged.  
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PLANNING USE PERMIT 
 

ON-GOING CONDITIONS/GENERAL REQUIREMENTS: 
PLANNING DIVISION (909) 797-2489 EXT. 224 
 
1. This Public Hearing Entitlement considers a Planning Use Permit (PUP) to 

authorize minor site plan and building footprint modifications for a phased 
commercial development project that was previously approved as Case No. 22-
120/CUP/ARC. The revised design proposes to incorporate an added 1,465 
square feet to the convenience store building in order to accommodate their 
future tenant needs, as well as a reduction in side yard setback for the carwash 
building with an increase in height to the proposed sound wall along the western 
property line of the 3.17 acre subject site located at 32598 Oak Glen Road; 
APN:0301-183-03,0301-173-55, 0301-173-54. Any alteration or expansion of 
these facilities, or increase in the developed area of the site from that shown on 
the approved site plan, may require the submission of a new application or an 
additional application for Revisions for review and approval.  

2. The applicant shall defend, indemnify, and hold harmless the City, its agents, 
officers, and employees from any claim, action or proceeding attacking or 
seeking to set aside, void or annul the approval of all or part of the matters 
applied for, or any other claim, action or proceeding relating to or arising out of 
such approval.  This obligation includes the obligation to reimburse the City, its 
agents, officers and employees for any court costs or attorney fees which the 
City, its agents, officers, or employees are required by a court to pay as a result 
of such claim, action or proceeding.  The City agrees to notify the applicant of 
any such claim, action or proceeding promptly after the City becomes aware of it.  
The City may participate in the defense of the claim, action or proceeding, but 
such participation will not relieve the applicant of applicant’s defense and 
indemnification obligations, including City expenses. 

3. This Planning Use Permit shall become null and void if all conditions have not 
been complied with and the occupancy or use of the land has not taken place 
within three (3) years of the date of approval.  One extension of time, not to 
exceed three (3) years, may be granted upon written request and submittal of the 
appropriate fee not less than 30 days prior to the date of expiration.  PLEASE 
NOTE:  this will be the only notice given for the above specified expiration date.  
The applicant is responsible for the initiation of an extension request. 

4. A Categorical Exemption is being issued for this project, pursuant to the 
California Environmental Quality Act of 1970 and the CEQA Guidelines, as 
amended.  The applicant/owner shall deliver a $50.00 administrative handling fee 
to the Planning Division within five (5) days after the effective date of conditional 
approval.  Payments shall be made with a Check, Money Order or Cashier’s 
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Check for $50.00 made payable to the “Clerk of the Board”.  The Planning 
Division shall then file the Notice of Exemption with the Clerk.  Proof of fee 
payment will be required prior to issuance of building permit. 

5. All conditions of this Planning Use Permit are continuing conditions.  Failure of 
the applicant and/or operator to comply with any or all of said conditions at any 
time may result in the revocation of the permit granted to use the property. 

6. The applicant/owner shall maintain in good condition at all times all permanent 
plantings as identified on the approved landscape plan. 

7. All new utility lines shall be placed underground. Existing overhead distribution 
lines shall be placed underground when four (4) or more utility poles on the same 
street are located on or adjacent to the project site. 

8. Mail delivery shall be by neighborhood boxes or other delivery as approved by 
the U.S. Postal Service. 

9. All signs proposed by this project may only be lit by steady, stationary, shielded 
light directed at the sign, by light inside the sign, by direct stationary neon lighting 
or by an alternating lighting system that changes no more than once per hour.  
The glare from the luminous source shall not exceed one-half (0.5) foot candle. 

10. Parking and on-site circulation requirements shall be maintained at all times. 

A. Any occupancies which require additional parking that has not been 
provided for through this Planning Use Permit, such as restaurants or 
places where food or refreshments are dispensed which have seating, 
shall not be approved until an application for revision is submitted for 
review and approval showing the additional parking. 

 
B. All markings to include parking spaces, directional designations, “No 

Parking” designations, and “Fire Lane” designations shall be clearly 
defined and said markings shall be maintained in good condition at all 
times. 

 
C. Parking and site circulation surfaces (City Road Specification #39) shall be 

maintained in good condition at all times. 
 

11. Noise levels shall not exceed City Standards as required by Development Code 
Section 87.0905(b). 

12. All refuse generated at the premises shall at all times be stored in approved 
containers and shall be placed in a manner so that visual and public health 
nuisances are minimized.     

13. All refuse containing garbage shall be removed from the premises at least two 
times per week in conformance with Municipal Code Section 8.24.030(B). 
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14. The applicant shall implement the approved “Solid Waste Recycling Plan” for any 

new commercial, industrial, or institutional uses located on the property.  The 
developer and all occupants of the property shall make a good faith effort to fully 
comply with each component of the approved Plan.  Any proposed revision to 
this Plan shall be subject to the review and approval of Yucaipa Disposal, Inc.  
(909) 797-9125. 

15. Developers of commercial/industrial/institutional projects shall attempt to ensure 
that at least 20% of the total cost of the project shall be spent with Yucaipa 
businesses and/or the hiring of Yucaipa residents. 

16. The project site shall remain in full compliance with all City Sign Regulations at 
all times. 

17. New projects with a landscape area of 500 square feet or more shall comply with 
Sections 492.6(a)(3)(b) (c), (d) and (g) of the MWELO including the use of 
renewable organic waste products such as compost and mulch where applicable. 

18. Projects rehabilitating an existing landscape area of 2,500 square feet or more 
shall comply with Sections 492.6(a)(3)(b) (c), (d) and (g) of the MWELO including 
the use of renewable organic waste products such as compost and mulch where 
applicable 

19. Compost and mulch made by the City’s franchised hauler, Yucaipa Disposal, Inc.  
(909) 797-9125, or other designee from recovered organic waste products 
pursuant to 14 CCR Section 18993.1 shall take precedence over inorganic or 
virgin forest products when available locally. 

20. The applicant/property owner shall be required to apply an anti-graffiti coating, 
and/or provide a landscape design of a type and nature that is acceptable to the 
City Planner, to each of the publicly viewable surfaces deemed by the City 
Planner to be likely to attract graffiti. 

21. The applicant/property owner, and any and all successors in interest, shall for ten 
(10) years after the issuance of a Certificate of Occupancy, provide the City with 
sufficient matching paint and/or anti-graffiti coating on demand for use in the 
painting over or removal of graffiti from any designated graffiti attracting surfaces. 

22. A Lot Merger shall be processed to combine the three (3) contiguous properties 
associated with the proposed Project.   

23. The hours of operation of the Carwash shall be between 7 a.m. to 8 p.m.   

24. The applicant shall work with City Staff to provide an appropriate screening 
barrier (wall and ground combination) that achieves a minimum 10-foot at the top 
of wall height perspective along the northern property line of the Project site.  

Added by 
PC 6-28-23 

Added by 
PC 6-28-23 
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FIRE DEPARTMENT (909) 797-2489 EXT. 246 

 
25. This project is protected by the Yucaipa Fire Department / CalFire.  Prior to any 

construction occurring on any parcel, the applicant shall contact the Fire Marshall 
for verification of current fire protection development requirements.  All new 
construction shall comply with the adopted California Fire Code and all applicable 
statutes, codes, ordinances, standards and policies of the Yucaipa Fire 
Department/CalFire. 

26. This project is in a Fire Safety Review Area 1.  This is a high fire hazard brush 
area.  This project shall comply with the construction and development standards 
for a FR-1 Area.  Contact the City Building & Safety Division for FR-1 Area 
construction and development standards. 

27. Fire Department access roads and/or public/private streets shall meet the Fire 
Department minimum width standard of twenty-four (24) feet.  Within FR-1 zone 
minimum width shall be twenty-six (26) feet.  Access roads shall be paved 
(asphalt/concrete) and in place prior to placement of combustible material on 
site.  Fire Department minimum paving thickness shall be no less than four (4) 
inches.  This standard shall not lessen other agency requirements. 

28. Fire Department access roads and/or public/private streets and residential 
driveways shall have a minimum vertical clearance of thirteen (13) feet and six 
(6) inches. 

29. Fire Department access roadways and/or public/private streets and driveways 
shall not exceed 12% grade (please note: Engineering Division requirements 
may be more restrictive). 

30. Required fire flow for this project, as determined by California Fire Code 
Appendix ‘B’, is as follows: GPM = 1500, at 20 psi residual; for 2 hour duration A 
reduction in the required fire flow rate may be allowed per the exceptions 
specified in the California Fire Code. System shall be looped with minimum eight 
(8) inch mains; six (6) inch laterals; six (6) inch risers; six (6) inch diameter 
hydrants with one 2 ½” outlet and one 4” outlet. 

31. Approved fire hydrants capable of supplying required fire flow shall be provided 
to all premises upon which facilities, buildings or portions of buildings are 
constructed or moved within the jurisdiction.  When any portion of the facility or 
building protected is in excess of 400 feet from a fire hydrant on a public street, 
as measured by an approved route around the exterior of the facility or building, 
additional fire hydrants meeting the required fire flow shall be provided. 

32. Fire hydrants shall be installed at locations to be determined by the California 
Fire Code (2022) Appendix “C”.  Required fire flow to be determined by the 
California Fire Code (2022) Appendix “B”.  Minimum fire flow shall not be less 
than 1500 gpm. 
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33. In areas without water-serving utilities, a water storage and delivery system for 

permanent use shall be based on NFPA-1142 and the Uniform Fire Code.  The 
system shall be a minimum storage capacity of 5,000 gallons or an approved 
NFPA-13, 13D or 13R automatic fire sprinkler system with 10 minute storage.  
Fire suppression system shall be installed prior to construction and shall be 
maintained as a condition of occupancy. 

ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
34. Submit WQMP Plan for Approval. 

35. The natural drainage courses traversing the site shall not be occupied or 
obstructed. 

36. Applicant shall demonstrate that the site does not create concentrated 
discharges to adjacent properties and/or public right-of-way in excess of 
historical flows.  If project does create concentrated or sheet flows off-site that 
are greater than historical, the applicant shall demonstrate that the downstream 
facilities can accommodate flows; otherwise, applicant shall provide on-site 
detention for excess flows in accordance with the approved WQMP. 

37. Adequate provisions shall be made to intercept and conduct the tributary 
drainage flows around or through the site in a manner which will not adversely 
affect adjacent or downstream properties at the time the site is developed. 

38. Road sections within and/or bordering the project shall be designed and 
constructed with curbs, gutters, and sidewalks to City Road Standards, and in 
accordance with the General Plan Circulation Element. 

39. Final improvement plans and profiles shall indicate the location of any existing 
utility facility which would affect construction.  Existing utility poles shall be shown 
on the improvement plans and relocated as necessary without cost to the City. 

40. Continuous water spraying or other approved methods must be used during 
grading operations to control fugitive dust. 

THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A GRADING PERMIT: 
PLANNING DIVISION (909) 797-2489 EXT. 224 
 
41. The Grading Plan for the site and any “as-built” plans shall be consistent with the 

most current approved entitlement.   

 
 

Added by 
PUP 

12-4-2024 
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ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
42. Applicant shall submit a Notice of Intent and comply with the requirements of the 

General Construction Activity Storm Water Permit from the State Water 
Resources Control Board if the project site is 1 acre or greater.  In addition, the 
Storm Water Pollution Prevention Plan (SWPPP) is required to be submitted to 
the City Engineer for review and approval. 

43. Groundwater pollution from urban run-off water generated by the project shall be 
mitigated using various structural and non-structural best management practices 
(BMPs), per the requirements of the California Regional Water Quality Control 
Board, Santa Ana Region and/or as indicated in the “New 
Development/Redevelopment Guidelines.”  All provisions of the Water Quality 
Management Plan (WQMP) consistent with the 2010 MS4 permit and most 
recent regulatory mandates shall be met. 

44. The applicant shall provide documentation indicating that the WQMP, grading 
plan, erosion control plan and landscape plan are consistent with each other. The 
documentation shall indicate that each document has been reviewed by the 
applicant for consistency. 

45. The applicant’s plans indicate approximately 64% of the site to be improved with 
impervious surfaces.  Design features shall be included to direct storm water run-
off flows into landscaped pervious areas before any run-off flows into public 
rights-of-way. 

46. In addition to the drainage, traffic related, or other requirements stated herein, 
other “on-site” or “off-site” improvements may be required which cannot be 
determined from tentative plans at this time and would have to be reviewed after 
more complete improvement plans and profiles have been submitted to the City 
Engineer. 

47. A thorough evaluation of the structural road section, to include parkway 
improvements, from a qualified materials engineer, shall be submitted to the 
Engineering Division. 

48. Existing City roads which will require reconstruction shall remain open for traffic 
at all times, with adequate detours, during actual construction.  A cash deposit 
may be required to cover the cost of grading and paving.  Upon completion of the 
grading and paving to the satisfaction of the Engineering Division, the cash 
deposit will be refunded. 

49. Prior to signing of the improvement plans, any proposed grading within the road 
right-of-way shall be done under the direction of a Soils Testing Engineer, hired 
by the applicant.  Compaction tests of embankment construction, trench backfill, 
and all subgrades shall be performed at no cost to the City.  Prior to placement of 
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any base materials, and/or paving, a written report shall be submitted by the 
applicant’s engineer to the City Engineer for review and approval. 

50. A topographic map shall be provided to facilitate the design and review of 
necessary drainage facilities at the time the site is developed. 

51. Additional dedication is required to provide for a one-hundred and four (104) foot 
half-width right-of-way.  A copy of the Grant Deed for all properties affected by 
this requirement must be submitted to the City Engineer prior to document 
preparation. 

52. Future building pads shall be elevated adequately above the established 
floodplain elevation to reduce damage from flooding. 

53. Oak Glen Road shall be designed as a water-carrying street and its water 
carrying capacity shall be maintained. 

THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A BUILDING PERMIT: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
54. This project will require one or more building permits. Permits will require a 

complete permit application and complete building plans to be submitted for 
approval prior to commencement of work. 

55. This project shall comply with the latest requirements as set forth in the latest 
editions of the California Green Code, California Energy Code, California 
Accessibility Code, California Building Code, California Electrical Code, California 
Mechanical Code, California Plumbing Code, City of Yucaipa Municipal Code, 
San Bernardino County Environmental Health Service codes/regulations, and 
any other agency’s codes/regulations that may govern this project. 

56. Three (3) copies of the grading plan shall be submitted to the Engineering 
Division for review and approval. A grading permit shall be obtained through 
Building and Safety after plan approval. A copy of the grading plan shall be 
submitted to the Planning Division when graded slopes exceed five (5) feet in 
height.  All on-site cut and fill slopes shall: 

 
A. Incorporate recommendations of the approved geology and soils reports. 

B. Be contour graded to blend with existing natural contours. 

C. Be limited to a maximum slope ratio of two-to-one (2:1) and a maximum 
vertical height of thirty (30) feet.  Setbacks from the top and bottoms of 
slopes shall be a minimum of one-half (1/2) the slope height or per CBC. 
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D. Preclude damage to the site and downstream properties during heavy 
storm run-off, especially during the construction stage by including a 
stringent slope, erosion, and sediment control program on the proposed 
grading plan.  Any such damage allowed to occur will be the responsibility 
of the applicant. 

E. All open space easements and natural/undisturbed open space shall be 
indicated as ungraded areas not to be disturbed. 

57. Site development shall be designed to comply with California Accessibility 
Codes. Provide access to all entrances and exterior ground floor exits and 
access to normal paths of travel, and where necessary to provide access.  Paths 
of travel shall incorporate (but not limited to) exterior stairs, landings, walks and 
sidewalks, pedestrian ramps, curb ramps, warning curbs, detectable warnings, 
signage, gates, lifts and walking surface material.  The accessible route(s) of 
travel shall be the most practical direct route between accessible building 
entrances, site facilities, accessible parking, public sidewalks, and the accessible 
entrance(s) to the site.  California Building Code (CBC) 11A and 11B. 

 a. City of Yucaipa enforces the State of California provisions of the 
California Building Code disabled access requirements.  The Federal ADA 
standards differ in some cases from the California State requirements.  It 
is the building owner’s responsibility to be aware of those differences and 
comply accordingly. 

 
 b. Disabled access parking shall be located on the shortest accessible 

route.  Relocate parking spaces accordingly. 
 
58. Site Facilities such as parking (open and covered), and trash dumpsters, shall be 

accessible per California Building Code (CBC) 11A and 11B. 

59. Separate submittals and permits are required for all structures, accessory 
structures such as but not limited to, trash enclosures, patios, trellises, gazebos 
block walls, signage, and storage buildings. 

60. Pursuant to California Business and Professions Code Section 6737, this project 
is required to be designed by a California licensed architect or engineer.   

61. The perimeter of the jobsite shall have a properly installed, 6’ high, construction 
fence with privacy cloth attached. The fencing and cloth shall be maintained and 
kept in good condition until such a time that the project has been completed, or a 
permanent perimeter wall is in place. All construction entrances/exits shall be 
approved in advance by city personnel. 

62. Government Code Section 65850.2 (AB 3205) requires the City to not issue the 
final certificate of occupancy unless the applicant has met or is meeting the 
requirements of the South Coast Air Quality Management District.  The applicant 
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shall complete the Air Quality Permit Checklist (available at front counter) to 
determine whether air quality permits are required for any equipment that may be 
operated at the site (for non-residential buildings). 

South Coast Air Quality Management District 
21865 Copely Drive 

Diamond Bar, CA  91765-4182 
(800) 388-2121 

 
63. Three (3) copies of a landscape and irrigation plan prepared by a Registered 

Landscape Architect for the planting (drought tolerant landscaping shall be 
utilized to minimize water consumption) and permanent irrigation system for the 
development, including setback areas and parkways, shall be submitted to the 
Building & Safety Division for review and approval.  Said plans must be 
consistent with the City of Yucaipa Landscape Design and Installation Guidelines 
and include the following details: 

A. Voltage boxes, mailboxes, trash enclosures, maintenance structures, 
backflow devices, automatic controls, air conditioning/heating units, etc., 
to be shown on the plan and screened with landscaping and/or decorative 
fencing/trim. 

 
B. A permanent automatically-controlled irrigation system. 
 
C. Landscaping shall consist of drought tolerant vegetation appropriate to the 

local climate.  Trees, shrubs and ground covers in the following quantities 
shall be required as follows: 

 
 1. Tree planting (15 gallon size): 
 
  a. 1 for each 600 sq. ft. of total landscaped 
   area (one required, minimum); 
  b. 80% of total trees required to be 15 gallon; 
  c. 1 for every 12 parking stalls; 
 
 2. 24 to 96 inch box trees: 
 
  a. 20% of total trees required (one required, minimum). 
 
 3. Tree Spacing/location: 
 
  a. small trees: 20 feet O.C. max.; 
  b. large trees: 30 feet O.C. max.; 
  c. street trees: 15 gal. min./30 feet O.C. max.; 
  d. min. 6 feet from curbs, paving and sidewalks; 
   trees in parkway between sidewalk and curb 
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   shall be provided with a linear root barrier. 
 
 4. 5 gallon shrubs: 
 
  a. 60% of total shrubs required to be 5 gallon; 
  b. 10 for each 300 sq. ft. of landscaped area. 
 
 5. 1 gallon shrubs: 
 
  a. 40% of total shrubs required. 
 
 6. Ground Cover: 
 
  a. Drought tolerant adapted when mature, or native; 

b. Maximum spacing: 12 inches O.C., or as suitable for planting 
material; 

c. Hydroseeding (establish recommended mixture); specify 
weight or volume per unit area. 

 
D. Parking/vehicular circulation areas screened with landscaped berms 

adjacent to streets. 
 
E. Landscape detail of trash enclosures, to be located within 200 ft. of 

building pad. 
 
F. All walls and fences shall be shown, at the top of slope (if applicable), with 

the style, design, materials, and colors indicated. 
 
G. Design features to direct storm water run-off into landscaped pervious 

areas to achieve percolation into the ground before run-off flows reach the 
public right-of-way of Oak Glen Road. 

 
H. Detector-check valve assembly screening and camouflage, which shall 

include landscaped berms and/or depressions, shrub screening, and the 
painting of the equipment to match the landscaping.  The height of the 
equipment shall not exceed the minimum ground clearance established by 
the applicable code.  It is not permitted to be located within the front yard 
building setback area, unless otherwise approved by City Inspector. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
64. Submit engineered road improvement plans to the City Engineer. 

65. The WQMP shall be approved and the developer shall provide a financial 
mechanism for the maintenance of the detention basins which shall be set in 
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place and approved by the City Engineer. The WQMP maintenance agreement 
shall be executed and recorded by the applicant. 

PLANNING DIVISION (909) 797-2489 EXT. 224 
 
66. The enrollment of the Yucaipa Joint Unified School District is severely impacted 

by new development.  To mitigate the impact of this project, developer shall pay 
such taxes as are required by the Yucaipa Joint Unified School District 
Community Facilities District No. 1, and any other fees assessed by Government 
Code Section 53080, and 65995-65997. 

67. The applicant/owner shall process a Condition Compliance Review through the 
City for verification of conditions prior to the issuance of building permits. 

68. Water service shall be by shall be by Western Heights Water Company. The 
Western Heights Water Company letter dated 6/15/2021 is included as a 
Condition of Approval.  Submit evidence of service to Building and Safety at time 
of Condition Compliance review. 

69. Sewage disposal shall be by Yucaipa Valley Water District.  The Yucaipa Valley 
Water District letter dated 8/16/2022 is included as a Condition of Approval.  
Submit evidence of service to Building and Safety at time of Condition 
Compliance review. 

70. Applicant shall procure a verification letter from the sewering agency.  Said letter 
shall state whether or not sewer connection and service can be made available 
to the project by the sewering agency. 

71. Plans for food establishments shall be reviewed and approved by the S.B. 
County Public Health Department, Division of Environmental Health Services 
(909) 387-4608. 

72. Prior to building permit, applicant shall submit a report for risk assessment of 
potential health hazards from exposure to hazardous materials.  For information, 
contact County Fire Department/Hazardous Materials Division/Local Oversite 
Program at (909) 386-8401. 

73. Verification of application for a sign registration and plot plan approval by the 
Planning Division must be submitted prior to the issuance of a building permit for 
the installation, wiring, remodeling or reconstruction of any sign or portion thereof 
which requires a building permit. 

74. The applicant shall submit a “Solid Waste Recycling Plan” for review and 
approval.  This Plan shall address two (2) principal recycling programs: 1) the 
recycling of construction waste/debris during the demolition and/or development 
phase of the project, and 2) the recycling of the solid waste that is generated 
daily by each proposed use during the operational phase of the project.  The 
construction waste component shall include:  complete information on the 
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individual or firm that will be responsible for implementing the recycling plan; 
complete information on all proposed recycling facilities that will receive waste 
products; and estimates of the volume or weight of each type of material that will 
be recycled.  The operational waste component shall include: complete 
information on the location, access, sizes, and numbers of solid waste and 
recycling bins needed to serve each proposed use that is located within the 
project.  For information on the types of waste disposal services that are 
available, you may contact Yucaipa Disposal, Inc. at (909) 797-9125 for 
assistance. 

75. Proof of fee payment of Fish and Game fees and/or County Administrative 
handling fees pursuant to California State Assembly Bill 3158 shall be submitted. 

76. Provide detailed building elevations including materials, finishes, colors, and 
signage for all buildings for Planning Division review and approval prior to 
issuance of building permits.  Building elevations shall be consistent with those 
approved by the Planning Commission. 

77. Any change in use of an approved building shall be reviewed and approved by 
the Planning Commission through the Architectural Review process, or the 
pertinent Planning entitlement application if the City Planner determines the new 
proposal to be an intensification of land use beyond that which was approved 
through the current Project (Case No. 22-120/CUP). 

78. The applicant/property owner shall grant to the City, in writing, the irrevocable 
right of entry over, and access to, such property, upon twenty-four (24) hours’ 
posted notice, by authorized City employees or agents, for the purpose of 
removing or painting over graffiti on any designated graffiti attracting surfaces. 

79. A Lot Merger shall be processed to combine the three (3) contiguous properties 
associated with the proposed Project.   

80. A 10-foot-sound barrier wall shall be installed on the western property line prior to 
operation of the proposed carwash facility, as recommended in the “Yucaipa Car 
Wash, Noise Study” prepared by Acoustics Group, Inc. for this Project.    

FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
81. Two sets of water delivery system plans, designed to meet the required fire flow 

for this project and/or development shall be submitted to the Fire Department for 
approval. 

82. Applicant-developer shall provide the Fire Department with a letter from the water 
company serving the project-development, verifying that financial arrangements 
have been made and bonds posted for the required Fire Department approved 
water improvements. 
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83. A fuel break of one hundred (100) feet (brush and weed clearance) is required 

prior to construction.  The clearance shall be maintained on a year-round basis. 

84. Fire hydrants shall be installed and operational as per approved water system 
delivery plans prior to any framing, construction, or delivery of combustible 
materials to project site. 

85. A water storage and delivery system for temporary use during construction and 
meeting Fire Department fire flow requirements shall be installed prior to framing, 
construction, or delivery of combustible materials to project site. 

86. An alternative type of construction providing a higher level of fire resistance is 
required.  Contact the Fire Department or City Building Official for more 
information. 

SUBJECT PROPERTY SHALL NOT BE OCCUPIED AND/OR USED FOR 
PURPOSES APPLIED FOR UNTIL THE FOLLOWING CONDITIONS 
HAVE BEEN MET: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
87. The Site shall be developed in compliance with all current model codes. All plans 

shall be designed in compliance with the latest editions of the California Building 
Codes as adopted by the City of Yucaipa.  

88. Paths of travel shall incorporate (but not be limited to) exterior stairs, landings, 
walks and sidewalks, pedestrian ramps, curb ramps, warning curbs, detectable 
warnings, signage, gates, lifts and walking surface material. The accessible 
route(s) of travel shall be the most practical direct route between accessible 
building entrances, site facilities, accessible parking, public sidewalks, and the 
accessible entrance(s) to the site. California Building Code (CBC) 11A and 11B.  

89. Buildings on the site shall be accessible per California Building Code (CBC) 11B.  

90. Separate submittals and permits are required for all accessory structures such as 
but not limited to trash enclosures, patios, block walls, and storage buildings  

91. Any change of occupancy will require submission of plans for approval to 
Buildings and Safety. It is the applicant’s responsibility to contact the local 
Building and Safety Division for a pre-construction inspection prior to the 
occupancy of the building(s).  

FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
92. Fire Department access roadways and/or public/private streets exceeding one 

hundred fifty (150) feet in length shall have a Fire Department approved turn-
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around at the terminus (cul-de-sac).  Minimum radius shall be not less than 40 
feet. 

93. Driveways exceeding 150 feet shall have a Fire Department approved turn-
around at the terminus (hammer-head tee). 

94. Fire Department access roadways and/or public/private streets and driveways 
shall extend to within one hundred fifty (150) feet of and shall give reasonable 
access to all portions of the exterior walls of the first story of any building.  An 
access road, approved by the Fire Department, shall be provided to within fifty 
(50) feet of all structures when the natural grade between access road and 
structure is in excess of 30%.  Where an approved access road cannot be 
provided, a fire protection system shall be required and approved by the Fire 
Department. 

95. The development and/or project, and each phase thereof, shall have a minimum 
of two (2) remote points of access, including a secondary access, for fire and 
other emergency equipment and for routes of escape which will safely handle 
evacuations. 

96. Manual operated gates across Fire Department access roadways, public and/or 
private streets and driveways, shall be equipped with approved emergency key-
operated (“Knox” type) locks.  For automatic gates, a “Knox” keyed emergency 
access switch shall be installed at location determined by Fire Department, and 
shall over-ride all command functions and open gate automatically upon 
activation.  All automatic gates shall have a manual over-ride for use during loss 
of electric power.  “Knox box” request forms are available from the Fire 
Department. 

97. Address numbers shall be placed on all new and existing commercial and multi-
family residential structures in such a manner as to be plainly visible and legible 
from the access roadway or street.  Structures shall have numbers of 8” height, 
3/8” stroke on contrasting background.  Address numbers shall be illuminated so 
as to be visible and legible from access roadway or street.  Industrial 
occupancies shall have address numbers of 12” height, ½” stroke and shall be 
illuminated so as to be visible and legible from access roadway or street.  Where 
structure setback exceeds one hundred (100) feet from the access roadway or 
street, additional non-illuminated numbers are 6” in height, 3/8” stroke, on 
contrasting background shall be displayed at property access entrance. 

98. Commercial retail structures with rear access shall place address numbers on 
rear entry doorways, 4” in height, 3/8” stroke, on contrasting background. 

99. “No Parking  - Fire Lane” signs shall be posted at locations designated by Fire 
Marshall.  Fire lane curbs shall be painted red with white letters stating “No 
Parking – Fire Lane”. 
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100. On site fire hydrants capable of supplying required fire flow shall be installed at 

locations identified by the Fire Marshall.  System shall be looped with minimum 
eight (8) inch mains; six (6) inch laterals; six (6) inch risers; six (6) inch diameter 
hydrants with one 2 ½” outlet and one 4” outlet. 

101. Approved fire hydrant pavement markers shall be installed. 

102. Automatic fire sprinklers shall be installed according to NFPA 13 and Fire 
Department requirements.  Submit three (3) sets of shop plans with material cut 
sheets and hydraulic calculations, indicating the type of occupancy, type of 
materials to be stored (if any), for Fire Department review and approval prior to 
any installation.  Submit copy of California C-16 license. 

103. Automatic fire sprinkler control devices (P.I.V. & O.S.&Y.) shall be visible from 
Fire Department access roadway, and identify system being controlled and 
address of structure.  Fire Department Connection (FDC) shall be located no 
closer than fifty (50) feet and not to exceed one hundred fifty (150) feet from 
structure.  Required fire hydrant shall have a maximum distance from FDC of 
thirty (30) feet.  FDC shall identify address and system of structure being 
protected. 

104. A minimum of one 2A-10BC fire extinguisher shall be installed for each 3,000 sq. 
ft. of floor area.  Travel distance to any one fire extinguisher shall not exceed 75 
feet.  Additional fire extinguishers, size and class to be determined by Fire 
Department, may be required.  Fire extinguishers shall be serviced annually and 
shall have a current sfm service tag attached. 

105. A 40BC fire extinguisher shall be installed within 30 feet of commercial food heat-
processing equipment.  Fire extinguishers shall be serviced annually and shall 
have a current sfm service tag attached. 

106. Co2 Detection System (Carbon Dioxide) shall be installed per manufacture 
specifications were Beverage Dispensing application of Insulated liquid carbon 
dioxide system is with more than 100 pounds of Carbon Dioxide used. A permit 
shall be required for installation of Detection System by certified Contractor per 
CFC. Approved placards shall also be in place per NFPA 704. 

107. An automatic fire detection and alarm system meeting the requirements of UFC 
Article 10, CBC and NFPA 72 shall be installed.  Three (3) sets of shop plans 
with material cut sheets and calculations shall be submitted to the Fire 
Department for review and approval prior to installation. 

108. The main electrical panel and all sub-panels shall be labeled on inside cover for 
all circuits. 

109. Water heater (fuel fired) shall be properly vented to exterior of structure.  Water 
heater shall be seismic strapped to wall and be located 18” above a garage floor. 
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110. Commercial and industrial structures/occupancies and gated complexes shall 

have a “knox box” system installed on the exterior of the buildings or complex.  
Location of device to be determined by the Fire Department.  The box shall 
contain keys necessary to gain access and may contain pre-plans and msds 
information as required by the Fire Department. 

111. Commercial exit requirements: 

 
A. Required exit doors shall be maintained in an operable condition at all 

times. 
B. Required exit doors shall swing outward and away in the direction of exit 

travel. 
C. Obstructions shall not be placed in the required width of an exit.  Exits 

shall not be blocked or locked shut or obstructed in any manner during 
business hours. 

D. Exit paths shall be illuminated when structure is occupied. 
E. Exit path illumination shall be supplied from two (2) sources of power 

when occupant load is one hundred (100) persons or more. 
F. When exit way/exit pathway and/or exit doorway is not easily identified, 

additional exit signs shall be installed. 
G. Exit signs shall be internally or externally illuminated by two lamps or shall 

be of the self-luminous type. 
 
112. All flammable and combustible liquid storage and dispensing shall be in 

accordance with applicable sections of the UFC Article 79 and City codes and 
ordinances.  Plan review and annual permit to operate from the Fire Department 
is required. 

ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
113. Construct curb and gutter (with match-up paving) thirty-two feet from centerline. 

REFER TO CITY OF YUCAIPA PLAN NO. 10981 FOR GUIDANCE. 

114. Construct sidewalk adjacent to site with landscaped parkway or multi-use trail as 
directed by City Engineer. 

115. Construct driveway approach/entrance.  Commercial driveways require radius 
type approaches. 

116. Any further development of this parcel will require construction of full road 
improvements. 

117. Developer shall be required to place construction traffic control in public right-of-
way during the construction of off-site improvements.  Traffic control devices 
shall be maintained 24 hours a day 7 days a week as directed by the City 
Engineer. 
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118. The Applicant shall provide written documentation that the WQMP is consistent 

with the BPMs shown on the as-built grading plans and landscape plans. In case 
of inconsistency, the Applicant shall revise the WQMP to match the as-built 
plans.  

119. The recommendations provided in the “Yucaipa Traffic Review for Queuing 
Analysis” prepared by K2 Traffic Engineers Inc. shall be implemented.  

PLANNING DIVISION (909) 797-2489 EXT. 224 
 
120. Parking and on-site circulation requirements shall be provided for as identified on 

the approved site plan. 

121. All access drives and parking areas shall be surfaced with a minimum of 2 inches 
of asphalt concrete surfacing, City Road Specification No. 39, which shall be 
appropriately striped to accommodate safe vehicular circulation. 

122. All access drives shall be a minimum of 24 feet wide to facilitate two-way traffic. 

123. All parking stalls shall be clearly striped and permanently maintained with double 
or hairpin lines on the surface of the facility, with the two lines being located an 
equal nine (9) inches on either side of the stall sidelines; arrows shall be painted 
on the paving to indicate direction of traffic flow. 

124. Any lights used to illuminate the site shall be hooded and designed so as to 
reflect away from adjoining properties and public thoroughfares. 

125. All landscaping and irrigation shown on the approved landscape and irrigation 
plans and all required walls shall be completed.  Trees in the parkway between 
sidewalk and curb/gutter shall be provided with a linear root barrier.  Provide the 
City with a Certificate of Substantial Completion from the certified professional 
that prepared the approved landscape and irrigation plans. 

126. All roof top mechanical equipment is to be screened from ground vistas. 

127. Developers of commercial/industrial/institutional projects shall submit a report 
detailing the percentage of project costs spent in the City of Yucaipa.  At a 
minimum, this report shall contain a list of local businesses/individuals that have 
been solicited for bids and/or received contracts for materials or services. 

128. Developers of commercial, industrial, or institutional projects shall submit all 
applicable documentation that is required to verify the volume of weight of each 
type of construction waste or debris that has been recycled or otherwise 
disposed of in a lawful manner. 

129. Provide a bicycle parking rack in a suitable location. 
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130. A video surveillance and recording system shall be installed that is capable of 

covering all exterior portions of the subject property, including parking areas and 
service alleys. 
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