
 

 

 

CITY OF SAN DIMAS 
PLANNING COMMISSION 

MINUTES 
 

Regularly Scheduled Meeting 
Thursday, November 7, 2013 at 7:00 p.m. 

245 East Bonita Avenue, Council Chambers 
 

 
Present 
Chairman Jim Schoonover 
Commissioner David Bratt 
Commissioner John Davis 
Commissioner M. Yunus Rahi (arrived 7:02 p.m.) 
Assistant City Manager Comm. Dev. Larry Stevens 
Senior Planner Marco Espinoza 
Associate Planner Luis Torrico 
Planning Secretary Jan Sutton 
 
Absent 
Commissioner Stephen Ensberg 
 
 
CALL TO ORDER AND FLAG SALUTE 
 
Chairman Schoonover called the regular meeting of the Planning Commission to order at 7:00 
p.m. and Commissioner Bratt led the flag salute.  
 
 
CONSENT CALENDAR 
 
1. Approval of Minutes: October 17, 2013 
 
2. CONSIDERATION OF DPRB CASE NO. 13-25 – A request to construct an 846 square foot 

two-story second unit with an attached 250 square foot one-car garage, located at 941 S. 
Walnut Avenue, in the Single-Family Hillside, Private Horse Overlay, Zone.  (APN:  8382-
011-030) 

 
RESOLUTION PC-1493 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SAN DIMAS APPROVING DEVELOPMENT PLAN REVIEW BOARD 
CASE NO. 13-25, A REQUEST TO CONSTRUCT AN 846 SQ. FT. 
TWO-STORY SECOND UNIT WITH AN ATTACHED 250 SQ. FT. 
ONE-CAR GARAGE LOCATED AT 941 S. WALNUT IN THE SINGLE 
FAMILY HILLSIDE ZONE WITH A PRRIVATE HORSE OVERLAY 
(APN: 8382-011-029 & 030)  

 
MOTION:  Moved by Bratt, seconded by Davis to approve the Consent Calendar.  
Motion carried 3-0-2 (Ensberg, Rahi absent) 
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PUBLIC HEARING 
 
3. CONSIDERATION OF CONDITIONAL USE PERMIT 13-03 – A request to remodel the 

interior and exterior of the Mobil Gasoline Service Station Attendant Building, which will 
consist of converting the existing Automobile Repair Bays and Snack Shop into a 
Convenience Store, and to Construct a Self-Service Automatic Carwash with Two Vacuum 
Stations, located at 845 W. Arrow Highway.  (APN:  8383-010-045) 

 
Staff report presented by Senior Planner Marco Espinoza who stated the site is an existing 
gas station with an accessory snack shop, two service bays and a ten pump gas island that was 
permitted with a Conditional Use Permit in 1989.   
 
* * * * * * * * * 
Commissioner Rahi arrived at 7:02 p.m. 
* * * * * * * * * 
 
He stated the applicant is proposing to convert the existing building into a convenience store in 
the area currently occupied by the snack shop and service bays, and the remodel will affect the 
interior and exterior appearance of the building.  They are not proposing to sell alcohol at this 
time, and wouldn’t be able to due to the moratorium set by ABC.  They are also proposing to 
add a self-service carwash on the eastern portion of the lot, which can accommodate three to 
four cars at a time on a conveyor belt, and will have two vacuum stations on the west elevation 
of the carwash building.  The code required the applicant to conduct a stacking study, which 
determined the carwash needed a maximum of eight spaces for peak times, but generally six 
spaces would be adequate.  The space from the beginning of the building to the driveway at 
Arrow Highway will accommodate six vehicles, and the other two can stack west of the 
driveway.  Because of the situation, Staff is proposing signage along the entrance of the 
driveway advising cars not to block that area, and the attendants on duty will also be advising 
customers if the need arises. 
 
He discussed the hours of operation for the various uses, and the parking requirement for the 
site.  There have been no issues with this gas station since it was built in 1990, and the 
proposed uses are consistent with other gas stations and the surrounding commercial 
businesses.  He discussed some of the design details approved by the DPRB.  Staff and the 
DPRB are recommending approval of Conditional Use Permit 13-03. 
 
Commissioner Bratt asked if there was any consideration given to having the entrance to the 
carwash be on the north side of the building instead of the south.  He felt the Arrow Highway 
driveway will be used the most by people going to the gas pumps and it would be awkward for 
cars to turn around to go to the entrance on the south, as well as having concerns about cars 
stacking across the driveway area. 
 
Senior Planner Espinoza stated that issue was discussed at length at DPRB, and one of the 
issues with relocation had to do with a significant impact on the turning radius needed to do a 
right-hand turn to purchase a ticket for the car wash. 
 
Commissioner Bratt felt the customers could exit to the west of the store and travel behind it 
to get to a north entrance, and then they would be able to exit to the south.  He asked if he was 
a customer coming from Arrow Highway, how would he get lined up to go to the carwash, and 
why the turnaround couldn’t occur behind the gas station. 
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Senior Planner Espinoza stated that presented a problem in that the customers would then 
be travelling outside of the gas station’s property, which the other property owner is not in 
support of.  The Board discussed several circulation options, and overall while the current 
configuration was not the ideal solution, it was better than trying to achieve a northerly entrance 
to the carwash.  The Board also discussed the timeframe for people in the queue.  It takes a car 
three minutes to go through the carwash, and typically there will be two or three cars in the 
queuing station; if they have to wait longer, people will go somewhere else. 
 
Commissioner Bratt stated he did not like the circulation design and felt it was unsafe, and 
that you were asking customers to make an inconvenient maneuver and cross a busy entrance 
point to access the carwash. 
 
Commissioner Rahi asked if the driveway from Arrow Highway was currently one-way only.  
He also felt there was going to be a problem with the bus stop. 
 
Senior Planner Espinoza stated the current driveway is for two-way traffic, but it is a 
requirement that the driveway will be widened for better traffic flow.  The applicant will have to 
work with the bus company to determine if the bus stop can stay in its current location or will 
need to be relocated. 
 
Commissioner Rahi stated the surveyed stations in the stacking study were not from the San 
Dimas area and only one was similar to this location, and asked if the City’s traffic engineer 
reviewed the report. 
 
Senior Planner Espinoza stated that RKA reviewed the study. 
 
Commissioner Rahi stated he would feel more comfortable if a traffic engineer had reviewed 
it. 
 
Chairman Schoonover stated DPRB discussed widening the driveway and how it might 
impact the bus stop, as well as the ADA pathway that will cross the driveway.  And as he 
understands the plans, there will be no parking spaces in front of the convenience store. 
 
Senior Planner Espinoza stated the driveway and ADA pathway issues will be addressed in 
the plan check process, and verified that there will be no parking in front of the convenience 
store, only on the side. 
 
Chairman Schoonover stated if we are requiring an eight car queue area, then there will be 
someone backing up into the queue space. 
 
Commissioner Davis asked if the Conditional Use Permit was for the convenience store or 
the carwash.  He also asked if Staff is requiring more landscaping on the west side of the site 
along Arrow Highway and if all that landscaping is required. 
 
Senior Planner Espinoza stated in this zone a gas station requires a Conditional Use Permit, 
and because of the proposed changes they are reviewing a new CUP for the entire site.  He 
stated there is an off-set for the landscaping, as well as a required 25-foot landscape buffer for 
the site. 
 
Chairman Schoonover opened the public hearing.  Addressing the Commission was: 
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Sean Scully, Director of Planning, National Engineering and Consulting, stated he 
understands the concerns about circulation.  Their Traffic Engineer works for the City of Carson 
and has been in the field for many years.  He explained how the owners were able to gain 
control of the site from Mobil Oil Corporation.  They felt redesigning the site meets the intent of 
the Specific Plan to better serve the needs of freeway travelers and provides a more compatible 
design to the shopping center.  There will be more landscaping and a nice building for people to 
see when they exit the freeway.  They looked very closely at the circulation and mapped out the 
best patterns for that site, and while there was a lot of emphasis at DPRB to enter the carwash 
from the north, there are several constraints that prevent that option.  First they do not have the 
authority to use the neighboring property for access, and if you enter from the north side you 
cut-off access to the property from that area.  Entering from the north side will require the driver 
to reach across the car to reach the control panel, and it is much more difficult to make a right-
hand turn into the entrance than a left-hand turn.  In regards to the stations used in the stacking 
survey, this is a fairly new design for the carwash and they had to find stations with similar 
equipment which is why they weren’t in the local area. 
 
Richard Garland, Garland and Associates, stated when he was asked what would be the 
appropriate queuing length for the carwash, he looked at codes in Los Angeles and Orange 
County cities, but less than a dozen cities had requirements for automatic carwashes like this.  
He reviewed the results of the study, and stated of the three carwashes with this type of 
equipment studied on a Saturday at peak hours, two of them had a maximum of three cars, and 
the third had a maximum peak of eight cars for ten to twenty minutes, but that was because 
there was a special at that station that with a carwash you would receive heavily discounted 
gas. 
 
Commissioner Rahi asked if had prepared the stacking study or was it someone else. 
 
Richard Garland stated he had prepared the study. 
 
Commissioner Rahi stated the study needs to be stamped and signed by him and didn’t see 
how as a professional he had submitted this study without that information on it.  He stated the 
study cannot be approved until he stamps and signs it.  He felt the information was acceptable, 
but would have found it helpful if there had been pictures of the surveyed areas. 
 
Chairman Schoonover asked if Mr. Garland could comment on the direction of the carwash 
entrance being from the north versus the south. 
 
Mr. Garland stated with the entrance on the south during the times there are six or less vehicles 
there will be no problem.  If the entrance was on the north and there were five to six vehicles in 
line, then you would either have cars stacked on the other property or they would have to curve 
around to the south and that would interfere with the parking spaces next to the building.  His 
first thought when he saw this site was to have the entrance on the north, but the more he 
studied it the southern entrance seemed better as long as you have six or less cars.  If there are 
more, they have a condition to address that. 
 
Chairman Schoonover asked if they were still negotiating with 7-Eleven. 
 
Navid Zadeh, Applicant, stated they have confirmed that they will be a franchise, which will 
require additional employees.  During the peak hours of 8:00 a.m. to 8:00 p.m. there will be 
three people on-site so there will always be someone available to help monitor the queuing 
situation.  He confirmed for Commissioner Rahi that they are currently selling gas 24 hours, and 
the convenience store will also be open 24 hours. 
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There being no further comments, the public hearing was closed. 
 
Commissioner Bratt stated he appreciated the issues involved with having the entrance to 
the carwash on the north, but asked what recourse the City has if this turns into a safety hazard. 
 
Commissioner Davis concurred and asked if the City could compel them to change it or close 
the carwash. 
 
Assistant City Manager Larry Stevens stated if there is not language in the conditions 
already regarding the revocation procedure, it could be added that the Commission will have the 
ability to review the CUP again if there are traffic safety hazards created by the operation of the 
carwash contrary to the information presented tonight.  The only real physical option they have 
would be to close the Arrow Highway driveway because there would still be access to the 
station from the signalized intersection.  That would be fairly drastic, but it could be a solution.  
The determining factor is how long it will take people to go through the facility, and most won’t 
wait 35 minutes in line, so if there are three to four cars in line, most people will not purchase a 
carwash or will come back later for it.  If the study is correct, the likelihood of a problem is 
relatively small. 
 
Commissioners Bratt and Davis concurred to adding a condition for additional review if 
there are safety issues. 
 
Commissioner Rahi asked if they needed an exit lane at the Arrow Highway driveway 
because maybe it would help with circulation if it was an entrance only. 
 
Commissioner Davis felt it was better to widen the driveway because people will exit from 
there no matter what. 
 
Commissioner Rahi felt this was a good proposal for San Dimas and will provide further 
service to the community. 
 
Chairman Schoonover stated he concurs with the concerns regarding the direction of the 
carwash entrance, but overall felt it was a good proposal. 
 

RESOLUTION PC-1494 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SAN DIMAS APPROVING CONDITIONAL USE PERMIT 13-03, A 
REQUEST TO REMODEL THE INTERIOR AND EXTERIOR OF THE 
GASOLINE SERVICE STATION ATTENDANT BUILDING WHICH WILL 
CONSIST OF CONVERTING THE EXISTING AUTOMOBILE REPAIR 
BAYS AND SNACK SHOP INTO A CONVENIENCE STORE. THE 
PROJECT WILL ALSO BE COMPRISED OF CONSTRUCTING A SELF-
SERVICE AUTOMATIC CARWASH WITH TWO VACUUM STATIONS. 
THE MOBIL GAS STATION IS LOCATED AT 845 WEST ARROW 
HIGHWAY (APN: 8383-010-045)  

 
MOTION:  Moved by Bratt, seconded by Davis to adopt Resolution PC-1494 approving 
Conditional Use Permit 13-03 with the added condition that if a safety hazard develops 
at the Arrow Highway driveway, the item will be brought back to the Commission for 
review.  Motion carried 4-0-1 (Ensberg absent). 
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COMMISSION BUSINESS 
 
4. Assistant City Manager for Community Development 
Assistant City Manager Larry Stevens stated the final draft of the 2014-2021 Housing 
Element will be on the next agenda. 
 
5. Members of the Audience 
No communications were made. 
 
6. Planning Commission 
Chairman Schoonover asked about the progress at Grove Station. 
 
Assistant City Manager Stevens stated the developer anticipates completing construction of 
the final phase by the first part of December and having the units occupied before Christmas.  
The City will have ten affordable units to sell and are working with the consultant on adjusting 
the long-term affordability conditions and will likely start marketing them after the first of the 
year.  These will be moderate income owner-occupied units. 
 
Commissioner Davis asked if the second unit on the consent calendar counted towards the 
City’s RHNA number. 
 
Assistant City Manager Stevens stated it would apply towards the previous cycle.  In 
response to Commissioner Bratt he stated there is not a restriction on it being two-story but it 
would still have to be occupied by a family member or used for low-income rental.  They may be 
considering some additional allowances to broaden the type of occupant that can utilize the 
second units, such as the caregiver in this case. 
 
 
ADJOURNMENT 
 
MOTION:  Moved by Davis, seconded by Bratt to adjourn.  Motion carried unanimously 4-0-1 
(Ensberg absent).  The meeting adjourned at 8:01 p.m. to the regular Planning Commission 
meeting scheduled for Thursday, November 21, 2013, at 7:00 p.m. 
 
 
 

 
  _______________________________ 
  Jim Schoonover, Chairman 
  San Dimas Planning Commission 

 
 
ATTEST: 
 
 
______________________________ 
Jan Sutton 
Planning Commission Secretary 
 
 
 
Approved:  November 21, 2013 


