PLANNING COMMISSION
CITY OF SONORA

NOVEMBER 12, 2019
5:30 P.M.

A regular meeting of the Planning Commission of the City of Sonora was scheduled on this date
at 5:30 p.m. in the Sonora City Hall Council Chambers.

The following members were present: Chair, Chris Garnin, Vice-Chair, John Richardson and
Commissioners Gary Anderson, Kevin Anderson and Ron Jensen.

PUBLIC APPEARANCES: None
MINUTES:

MOTION: Approve the minutes of the October 15, 2019 Planning Commission Meeting, as
mailed.

MOTION: K. Anderson SECOND: R. Jensen
VOTE: AYES: K. Anderson, Jensen, G. Anderson and Richardson (4)
NOES: None (0)

ABSTAIN: Garnin (1) (Garnin did not attend meeting)
ABSENT:  None (0)

PUBLIC HEARINGS

1) Application by John Dentoni of Miner Joaquin Building Corporation, for Site Plan
approval and a Design Review Permit for a new commercial building for Bank of
Stockton, located at 549 S. Washington Street, in a C, Commercial zone; APN: 002-181-
012, 013 and 024.

Planner, Paula Daneluk, presented the staff report. She informed Commissioners that the project
before them requires both Site Plan and Design Review approval. She explained that the project
has three frontages for the proposed new 3,500 square foot building, which include S. Washington
Street, S. Stewart Street and E. Lytton Street. She provided a project graphic and discussed the
proposed site plan, parking and bio-swale areas. She advised that there are improvements
proposed for all three frontages and that the proposed driveway onto S. Washington Street is an
exit only with the other frontages having both an entry and exit onto the streets. She described the
proposed right-of way improvements on E. Lytton Street.

Planner, Paula Daneluk, discussed the proposed storm drain improvements. She also explained
the TUD condition of approval requirements for a fire flow text to be sure that the capacity will
serve the needs of the building. She stated that the water line may need to be upsized if test results
show the site is underserved.



Planner, Paula Daneluk stated that the site is vacant and the property formerly had 3 residential
units, which have been demolished and described the proposed exterior elevations. She advised
that the applicant had worked with staff and provided a number of renderings before the proposed
design was recommended for approval. She advised that, as part of the advisory agency review,
the City Engineer requested removal of a tree at the corner of S. Washington and Lytton Street so
that the new sidewalk can be installed and not damaged by the tree.

Planner, Paula Daneluk, stated that based on the proposed site plan improvements and the
elevations, staff is recommending approval of the project. She advised that property owners within
300 feet of the project were notified, however no comments were received for or against the
project.

Commissioner Garnin asked about the site plan bio-retention storm water drains and whether or
not they were designed to be driven over. Planner Daneluk advised that they help with storm water
retention on the site versus all water entering the storm drain. She referred to the site plan areas
that show bio-swales and advised that these will be landscape areas.

Commissioner Jensen asked if the entrance on S. Stewart will be both an entrance and exit. Paula
confirmed that it would be.

Commissioner Kevin Anderson asked about an estimated number of vehicles that might be on the
property as a result of the project. Planner, Paula Daneluk deferred that question to the applicant
but explained that the project met the City’s parking requirements.

Commissioner Richardson expressed his concerns with the location of the bank, color of the
building and the proposed design. He felt it did not fit the area.

Commissioner Kevin Anderson asked about the drainage past the property line. Planner Daneluk,
stated that a drainage study was done for the project and necessary improvements will be included
within the civil plans.

Applicant’s representative, Gary Price, was present and introduced the project engineer, Robert
Wood, who was also available for questions. Mr. Price stated that the architect was also available
by phone, should anyone have questions for him. He felt that the project design elements were
taken from other parts of downtown and they felt the building was compatible.

Commissioner Richardson questioned if they considered the existing buildings near the site when
developing the proposed design. He asked about the possibility of building the bank as a one story
building. Applicant’s representative, Gary Price stated that design is very subjective and that there
are several existing two story buildings in the area. He stated that they felt the building was
properly placed and fits with the downtown.

Commissioner Gary Anderson, stated that the project design was a 100% improvement from the
bank’s current location.



Commissioner Jensen stated that he liked the design and it does incorporate a lot of different
aspects of Sonora. He stated it was a nice looking building.

Commissioner Garnin stated it blends well and marries several architectural elements in that area.
Commissioner Garnin opened Public Hearing at 5:48 p.m.

Sharon Marovich, of the Tuolumne Heritage Committee, thanked the Bank of Stockton for their
efforts in the re-design of the building before bringing the project to the Planning Commission,
but agreed with Commissioner Richardson about the setting of the building. She stated that the
southern gateway entry to Sonora’s Historic District is lined with single family homes, painted
with pastel colors, with horizontal siding and the buildings are much smaller than this building,
which is immediately adjacent to the McGowan House.

She felt that in order to better blend with the residential type setting that the project is in, the
Tuolumne Heritage Committee believes that a little more refinement is in order, including such
things as horizontal wood siding and that all siding be painted in a pastel color. She stated that by
leaving the wood in a natural or stained appearance the building looks more like a barn, which
magnifies the mass of the building. She felt the color change might help make it look less bulky.
She asked that the brick be removed from the columns supporting the building.

She asked that Commissioners recommend to the Parks, Recreation & Beautification Committee
that street trees be added along the three frontages. She stated that a project should blend with its
surroundings to be consistent with the General Plan.

Ed Sunday, owner of Sun-Waelty Auto, and located across the street from the proposed project on
the corner of Lytton and S. Washington, spoke about the location of his business and his building
which was constructed in 1947. He said that his employees and customers often park on Lytton
Street and the street is narrowed to one lane when cars are parked on both sides and he stated that
it was difficult for the tow trucks to get into his business. He expressed concerns over additional
traffic on the street due to the project. He expressed concerns about the new bank and if Lytton
Street would be widened.

Planner, Paula Daneluk, explained that the right-of-way line is moving further into the bank
property and the roadway would be widened but the property owner is only required to improve
their half of the roadway, not the entire roadway. She explained that there will be approximately
25 feet or right-of-way from the centerline.

Community Development Director, Rachelle Kellogg, stated that parking is not being removed
from Lytton Street as part of the project with the exception of the new driveway.

Planner, Paula Daneluk spoke of the existing condition of Lytton Street and that street not being a
main arterial but a very small side street and is not being designed as a major through fare.



Commissioner Garnin commented that anyone who develops the subject parcel will have the same
issue with parking on Lytton Street.

Community Development Director, Rachelle Kellogg, addressed the issue of the existing
conditions of Lytton Street. She advised the applicant is only responsible to develop their half of
the street. If in the future the Sun Waelty property is redeveloped they would be responsible for
the other half of the street.

Project Engineer, Robert Wood, advised that the existing width of the pavement is approximately
22 feet in total. The project’s improvements will include adding 3-5 feet of pavement, curb, gutter
and sidewalk, making it approximately 25 feet wide after the improvements, while maintaining
11foot lane widths.

Jeff Sargo, local business owner, spoke about his concern over the reduction of parking spaces on
Lytton Street. Community Development Director, Rachelle Kellogg, confirmed that there will
continue to be public parking along Lytton Street.

The public hearing was closed at 6:06 p.m.

Commissioner Gary Anderson commented that by widening the street and adding the sidewalk he
felt it was a great improvement for the area. He continued the discussion stating that architecturally
speaking, it is a nice blend from one to the other as for the neighboring properties.

Commissioner Garnin felt there is already a variety of siding, ages of buildings, and uses, along S.
Washington Street. Traffic is always going to be an issue in Sonora no matter what happens to
this corner. It is meant to be used as a commercial site and the bank project is a good fit.

Commissioner Gary Anderson questioned about a bunch of trees in the landscaping and how that
would affect security issues. He also stated that if the wood siding was a little lighter it would
show the brick a little better.

Commissioner Richardson stated he did not like the proposed design of the building. He felt that
there could be a better blend with the existing houses in the area. He felt the color of the siding
should be grey or white. He felt that the architect could come up with a better design.

Commissioner Kevin Anderson questioned how much traffic a bank will generate. He said that
he had not noticed there ever being a parking issue on Lytton. He stated that it will clean up the
parking and did not think it will generate a traffic concern. He felt that dropping off a car for auto
repair shouldn’t be a big issue with the redesign of the street. He concurred with Sharon
Marovich’s comment about having painted horizontal siding on the building.

Commissioner Jensen, stated he agreed with the proposed driveway location on Stewart Street and
liked the design.



MOTION: To approve a Site Plan and Design Review Permit for a new commercial building for
Bank of Stockton, located at 549 S. Washington Street, subject to the following conditions and

findings:
MOTION: G. Anderson SECOND: Jensen
VOTE: AYES: G. Anderson, Jensen, Garnin and K. Anderson (4)
NOES: Richardson (1)
ABSTAIN: None (0)
ABSENT:  None (0)
Conditions of Approval Design Review Permit and Site Plan
549 S. Washington Street
GENERAL.:

1. This Design Review Permit and Site Plan approval is issued for constructing a new
commercial building. All exterior alterations shall be in accordance with plans
approved by the Sonora Planning Commission on November 12, 2019. The
Community Development Director may approve minor changes to the design that are
in substantial compliance with the plans approved by the Planning Commission.

2. Prior to issuance of a building permit, the parcels shall be merged as approved by the
City Engineer.

3. Prior to issuance of a building permit, the applicant shall obtain an encroachment
permit for the installation of the sidewalk, curb and gutter along the site frontages as
shown on the site plan.

4. Prior to building permit, the applicant shall coordinate with TUD regarding the water
and sewer capacity at the site and in the surrounding lines. TUD engineers shall approve
the utility plan.

5. Applicant shall complete and submit a full lighting analysis as part of the Building
Permit Application process.

6. A landscape plan shall be submitted for review and approval to the City's Parks,
Recreation and Beautification Committee as per SMC Section 12.20.130 prior to
building permit issuance.

7. The property owner or authorized applicant, their successors and assigns, will defend,

indemnify, and hold harmless the city and its agents, officers, attorneys and employees
from any claim, action, or proceedings brought against the city or its agents, officers,
attorneys or employees within the applicable statute of limitations to:



8.

a. Attack, set aside, void, or annul any action approving an application (including any
action to provide environmental clearance in compliance with the California
Environmental Quality Act (CEQA), by city staff any city planning or advisory
agency, any city appeal board, or the city council; or

b. Seek damages for property damage or personal injuries resulting from development
authorized by the city pursuant to the application. [SMC Section 17.69.010
(Ordinance 776)]

Applicant shall comply with all local, state and federal regulations and requirements.
(SMC Section 17.32.090).

Findings for Site Plan and Design Review Approval - 549 S. Washington Street for Bank of

Stockton
1. The use is consistent with the City of Sonora General Plan;
2. The use is consistent with Title 17 of the Sonora Municipal Code and with the purposes of
the zone in which it is located,;
3. The proposed building would aesthetically enhance the current vacant site and
surroundings.
4. The proposed building design reflects the architectural characteristics of the community,

2)

blends with the adjacent neighborhood, and is consistent with the applicable design
standards in the General Plan and Sonora Municipal Code.

Application by Engie Services for Adventist Health, for Site Plan approval and a
Design Review Permit to install seven (7) solar shade structures, located at 900 Mono
Way and 1000 Greenley Road, in a C, Commercial zone; APN: 044-170-006, 056-130-
022, 056-130-017, 056-140-038, and 056-140-040.

Planner, Paula Daneluk, presented the staff report. She explained the shade shelters would be
constructed over the existing parking areas that would then have solar installed on top. She also
explained that the proposed locations were adjusted to re-locate the solar shade structures on the
property, due to a boundary line issue with a neighboring property. She also explained the
proposed phasing plan. She stated that the project will not require any loss of parking.

She stated that there were no public comments received for the project by any neighboring property
owners and notices were provided to neighboring owners within 300 feet of the project site

Commissioner Gary Anderson asked if the structures would be designed to meet snow loads.
Planner, Paula Daneluk, confirmed that they would have to comply with building codes.

Chairman Garnin questioned as to the application being for two different locations. Planner, Paula
Daneluk, stated they were combined to make it easier for the property owner.



The applicant, Fady Ghobrial of Engie Services, stated he was present and available for questions.
He explained the proposed systems for both locations.

Commissioner Richardson asked how long the panels will last before they get upgraded. Mr.
Ghobrial stated that the panels they are using are LG, one of the best globally known in the
industry, with a 25- year warranty. The converters come with a 20- year warranty.

Commissioner Gary Anderson asked about the output of the systems on a sunny day.

Mr. Ghobrial referred to the design of the panels and stated that the system proposed at the 1000
Greenley Road location would be 648 KW and 158 KW on 900 Mono Way location.

Commissioner Gary Anderson asked if there would be a separate facility for the conversion of the
units.

Mr. Ghobrial stated that there is a small box on the column on each canopy.
Commissioner Garnin asked about the project phasing and timeline for completion.
Mr. Ghobrial advised that the entire system would be completed within 3-4 months.

Commissioner Gary Anderson asked about safety features if someone were to run into one of the
posts and take out the connected wiring.

Mr. Ghobrial stated that the electrical will be mounted high on the column and the wires are
underground.

Commissioner Garnin opened the public hearing at 6:25 p.m.

Don Teel, of Mountain Medical, spoke in favor the project and advised they are interested in
having a similar project in the future.

The public hearing closed at 6:26 p.m.
MOTION: To recommend approval of a Site Plan and Design Review Permit to install seven (7)

solar shade structures, for Adventist Health, located at 1000 Greenley Road and 900 Mono Way,
subject to the following conditions and findings:

MOTION: Richardson SECOND: Jensen
VOTE: AYES: Richardson, Jensen, Garnin, K. Anderson, and G. Anderson (5)
NOES: None (0)

ABSTAIN: None (0)
ABSENT:  None (0)

Conditions of Approval Design Review Permit and Site Plan



1000 Greenley Road and 900 Mono Way
GENERAL:

1. This Design Review Permit and Site Plan approval is issued for constructing Solar Shade
Structures in the parking lot. All alterations shall be in accordance with plans approved by the
Sonora Planning Commission on November 12, 2019. The Community Development Director
may approve minor changes to the design that are in substantial compliance with the plans
approved by the Planning Commission.

2. The property owner or authorized applicant, their successors and assigns, will defend,
indemnify, and hold harmless the city and its agents, officers, attorneys and employees from
any claim, action, or proceedings brought against the city or its agents, officers, attorneys or
employees within the applicable statute of limitations to:

a. Attack, set aside, void, or annul any action approving an application (including any
action to provide environmental clearance in compliance with the California
Environmental Quality Act (CEQA), by city staff any city planning or advisory agency,
any city appeal board, or the city council; or

b. Seek damages for property damage or personal injuries resulting from development
authorized by the city pursuant to the application. [SMC Section 17.69.010 (Ordinance
776)]

3. Applicant shall comply with all local, state and federal regulations and requirements. (SMC
Section 17.32.090).

Findings for Site Plan approval and Design Review for 1000 Greenley Road and 900 Mono
Way

1. The use is consistent with the City of Sonora General Plan;

2. The use is consistent with Title 17 of the Sonora Municipal Code and with the purposes of
the zone in which it is located;

3. The proposed shade structure design reflects the architectural characteristics of the site,
blends with the adjacent neighborhood, and is consistent with the applicable design
standards in the General Plan and Sonora Municipal Code.

DISCUSSION ITEMS

1) Community Development Director’s Report

Community Development Director, Rachelle Kellogg, advised Commissioners that tonight was
Paula’s last meeting as she will be going to Butte County to be their new Development Services
Director.



Commissioner Richardson thanked Paula for her commitment to the City of Sonora.

Community Development Director, Rachelle Kellogg, advised that she is still acting as the
Interim City Administrator and that although there will be time constraints to be met, she asked
Commissioners to feel free to reach out to her, if needed. She also advised that there will be a
meeting in December, as there is currently one Design Review item for consideration.

Paula Daneluk advised that the Housing Element and Safety Element of the General Plan has
been submitted for review by HCD and she has been in contact with their staff for any changes
that need to be made. Once she has re-submitted the changes a certification letter will be the
next step and then to the City Council for approval. She stated that state law now requires that
the Safety Element be submitted to the Board of Forestry and she has met with Cal-Fire
Representatives.

Community Development Director, Rachelle Kellogg, reminded Planning Commissioners that
the mandatory Sexual Harassment Training can be done online and they can contact Tracy Skelly
in Human Resources for more information. The training needs to be completed by the end of
December, 2019.

There being no further business to come before the Commission, the meeting was adjourned at
6:33 p.m. to the next Planning Commission Meeting on Monday, December 9, 2019.

Respectfully submitted,

Rachelle Kellogg,
Community Development Director



