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SUMMARY 
 
The applicant requests approval for a three-building neighborhood commercial complex 
totaling approximately 20,650 square feet as part of a previously-approved planned 
development (PDP 01-12) on an undeveloped 1.98 acre site at the northeast corner of Eaton 
Road and Floral Avenue. 
 
The Architectural Review and Historic Preservation Board (ARHPB) has reviewed the site 
design and architecture and recommends approval of the Planned Development Permit. 
Planning Commission approval of the project via the Planned Development Permit process is 
required pursuant to the previously-approved Planned Development Permit 01-12 (Mountain 
Vista). Staff recommends approval of the project, subject to conditions. No major issues have 
been identified.  
 
Recommendation: 
 

Planning staff recommends adoption of Resolution No. 20-13 (Attachment A), approving the 
project, subject to the attached conditions. 

 

Proposed Motion:  
 

I move that the Planning Commission adopt Resolution No. 20-13, approving the Mountain 
Vista Plaza Planned Development Permit (PDP 20-02) and Master Use Permit (UP 20-06), 
subject to the attached conditions. 
 
BACKGROUND 
 
The applicant proposes to construct a three-building strip mall plaza of one-story buildings in 
a triangular arrangement around a central parking area. The site is on the northeast corner of 
Eaton Road and Floral Avenue (See Attachment B, Location Map). The site is designated 
Neighborhood Commercial on the City’s General Plan Land Use Diagram and is zoned CN 
(Neighborhood Commercial) with the Airport Overflight Traffic Pattern and the Planned 
Development (-AOC, -PD) overlays. The -PD overlay was applied to the site in 2007 in 
conjunction with City Council approval of the Mountain Vista Subdivision (S/PDP 01-12), and 
requires approval of a Planned Development Permit prior to initial development of the 
neighborhood commercial center.  
 
The proposed project is consistent with the approved plan for Modification 17-03 of Planned 
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Development Permit 01-12, (see Attachment G, Zoning Plan for Modification 17-03 of PDP 
01-12). The original approval for this area, PDP 01-12, was for a vast residential subdivision 
with a neighborhood commercial component (featuring the NC zoning on this parcel) and other 
associated improvements. 
 
The site plan illustrates the layout and orientation of the buildings, as well as the location of 
the trash enclosure, site amenities and parking (see Attachment E, Site Plan). The plaza has 
a courtyard style, oriented around the central parking area, with the proposed building at Eaton 
and Floral also addressing surrounding development. 
 
Architectural Design 
Architecture for the three buildings has a modern style with engaging elements like stonework 
detailing and quasi-Japanese accents (see Attachment I, Colored Elevations). The structures 
would be painted in an engaging variety of complementary bright colors and pastels that would 
create a neighborhood feel. Exterior finishes would be in a variety of high-quality materials, 
and doors and windows would appropriately match each structure. Somewhat unusually, the 
developer has proposed security screening on rear windows, but tasteful decoration and 
proposed conditions would make those sides of the structures engaging as well. Roof lines 
would be varied and interesting, with distinguishing elements differing on each building. All 
units would share the parking area and a large covered trash enclosure. 
 
Parking 
The project includes a total of 101 off-street parking spaces, and requests a 10% reduction in 
required parking in the event the space is leased entirely as retail (with no office) via the 
Planned Development Permit (see Attachment J, Applicant’s PDP Narrative). The 
requirement if leased as predicted initially by the applicant is 99 spaces, and 101 are provided. 
Ten bicycle spaces are required, and six are proposed, so Condition #8 would require the 
installation of four additional spaces diagonally across the property from the proposed bike 
parking in order to fulfill all bicycle parking requirements. 
 
The proposed off-street parking area would be well-lit and appropriately shaded. Mechanical 
units are proposed in rooftop wells. A trash enclosure, covered as required, is proposed 
adjacent to the parking area along the Floral Avenue frontage, and would be sided to look like 
an outbuilding.  
 
The landscape plans call for a variety of species with moderate water demands (see 
Attachment C, Landscape Plan).  A mixture of trees, shrubs, and perennials is proposed in 
the limited landscape area. Parking lot shade is estimated to reach 51 percent at full tree 
maturity. As of staff’s site visit of July 21, 2020 no trees exist on the private property portion of 
the site. 
 
Drive-Through Use 
The applicant has requested a drive-through to facilitate a coffee shop business. Pursuant to 
the Conditions of Approval of PDP 01-12 as modified in 2017 (Attachment D), a use permit is 
required for all uses within this property. Alternatively, the Conditions of Approval allow for a 
Master Use Permit that effectively sets forth parameters of the proposed uses and size of 
individual suites. The applicant’s specified uses, aside from the drive-through, do not generally 
require Use Permits. The proposed Master Use Permit outlines that there will be up to three 
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restaurant uses including the drive-through coffee café, while the rest of the space will allow 
for a mixture of retail, office, and other commercial uses.  
 
DISCUSSION 
 
The proposal would result in the development of an empty parcel with an attractive and 
neighborhood-oriented use that supplements nearby commercial core areas. The proposal is 
consistent with several General Plan policies, importantly those that encourage compatible 
infill development and neighborhood compatibility (LU-4.2, LU-4.3, LU-4.4, and CD-5).  
 
The auto plaza orientation of the proposed project elevates the simple strip mall of the 
California building boom years and gives meaningful sense of place to the corner. Design 
Guideline (DG) 1.2.32 requires proposals to “use building materials that reinforce a sense of… 
place,” and the proposed structure would be in coherent synergy with the area. Placemaking 
(CD 4.1.3) in this neighborhood is driven by a singular vision of the residential developer, and 
this coherent commercial addition strengthens design continuity. 
 
The project is broadly consistent with the City’s adopted Design Guidelines. The building 
design is characterized by an aesthetically pleasing variety of elements and achieves a unified 
identity through use of a rich palette and complementary design accents which avoid frivolous 
ornamentation (DG 2.2.32) but provide enough coherence to make the plaza feel meaningfully 
related. While there is individual variation and differentiation, elevations of the individual 
structures share both colors and materials, consistent with DGs 1.2.22 and 3.2.33. The project 
incorporates appropriate massing, fenestration, and materials (DG 2.2.11), and has an 
engaging roof design (DG 2.2.25). The scale and character of the project would not overwhelm 
the neighborhood (DG 1.2.13). 
 
The design encourages visitors to walk through the parking area to enter the building, resulting 
in partial consistency with DGs 2.1.21 and 2.1.22. Bicycle parking would not be covered and 
protected from the elements as encouraged by DG 2.1.31, but as conditioned (Condition #8), 
would be of an adequate quantity. 
  
The proposed structure is adjacent to residential structures of one and two stories. The 
character of the proposed building is compatible with that of the adjacent buildings. The 
proposed structure is also near a large swath of open land. 
 
The proposed drive-through use would not typically be allowed for a coffee shop in the 
Neighborhood Commercial zoning district. However, Chico Municipal Code (CMC) Section 
19.28.020.B states that “a planned development permit may modify, where demonstrated by 
an applicant to be necessary and justifiable, all applicable development standards contained 
within these Regulations, with the exception of density and/or intensity provisions as may be 
set forth by the General Plan.” Furthermore, CMC Section 19.28.010.F states that the purpose 
of a Planned Development Permit is to “promote development in the community which, while 
deviating from normal development standards, has been demonstrated to be of greater quality 
or community benefit than might occur with a conventional development proposal.” A drive-
through coffee shop at this location is a reasonable modification of the use and development 
standards.   
 
In the Neighborhood Commercial zoning district, drive-through uses are allowed with a Use 
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Permit for pharmacies and for financial institutions. Modification of the development standards 
for the allowable uses in the area to accommodate a drive-through for a cafe or coffee shop is 
allowable if the Planning Commission finds that the use is consistent with the General Plan 
and is “necessary and justifiable.” Because the applicant has proposed a coherent 
neighborhood-serving center, modifying the design standards to accommodate a drive-through 
coffee shop is both necessary and justifiable to effectively serve surrounding residents with a 
variety of different options for making use of the plaza, particularly in morning hours. Further, 
the developer explained the drive-thru coffee shop was added to the project only after receiving 
requests for it during the project design phase. The Master Use Permit will address potential 
changes to the use through Condition #10, which requires a modification of the Planned 
Development Permit to increase the intensity or meaningfully change the type of drive-through 
use.  
 
The Master Use Permit authorizes the drive-through use, and Condition #9 outlines that there 
will be at least two restaurant uses, while the rest of the space will allow for a mixture of retail 
trade and office-type uses. Condition #9 would also require uses other than Retail, Restaurant, 
and Office-type uses to be approved by City Planning Staff for substitution. 
 
City Staff supports the requested ten percent parking reduction as this is a neighborhood-
serving center designed to be walkable to the adjacent residential areas. Further, conditions 
of approval from Modification 17-03 of PDP 01-12 state that “reductions in required parking for 
the neighborhood commercial uses may be approved through the planned development permit 
process.” 
 
The landscape plans call for a variety of species with low-to-moderate water demands (see 
Attachment H), with a large number and good variety of trees and other plants. As 
conditioned, the proposed plan meets all of the City’s objective design and development 
standards including applicable setback, parking (as modified by the PDP), and landscaping 
requirements, and will also facilitate orderly development and circulation in the area. 
 
Prior Review  
On September 16, 2020, the Architectural Review and Historic Preservation Board (ARHPB) 
reviewed the proposal and voted unanimously to approve site design and architectural review, 
and to recommend approval of Planned Development Permit 20-02 with conditions as noted 
therein.  
 

ENVIRONMENTAL REVIEW 
 

The proposal is within the scope of an Environmental Impact Report (SCH# 2003042068) that 
was certified by the City Council on July 17, 2007. No new significant environmental effects or 
increases to previously identified environmental effects due to the implementation of the 
Project have been identified, and none of the mitigation measures or project alternatives 
contained within the certified EIR have been found to be infeasible or considerably different 
due to the implementation of the proposed project. Specifically, bringing neighborhood-serving 
uses closer to an existing neighborhood is likely to have a net-negative impact on Vehicle Miles 
Travelled as users either change trip modes or make shorter trips to the nearby center rather 
than driving further to accomplish their necessary trips. Therefore, pursuant to California 
Environmental Quality Act (CEQA) Guidelines Section 15162, no further environmental review 
is required. 
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REQUIRED FINDINGS FOR APPROVAL 
 
Master Use Permit Findings 
 
A. The proposed use is allowed within the subject zoning district and complies with all of 

the applicable provisions of Chapter 19.24 (Use Permits).  
 

This use permit has been processed in accordance with the requirements of Chapter 
19.24 and the proposed uses are consistent with the uses envisioned in the 
Neighborhood Commercial zone district except as modified by the Planned 
Development Permit. The Master Use Permit is consistent with the conditions of PDP 
01-12. 

 
B. The proposed use would not be detrimental to the health, safety, and general welfare 

of persons residing or working in the neighborhood of the proposed use. 
 

The project site is located on an inactive corner of the intersection of Floral Avenue and 
Eaton Road. The proposed project would provide a neighborhood-serving retail, office, 
and restaurant element benefitting the residential areas in the vicinity pursuant to the 
requirements of PDP 01-12. No impacts to the health, safety, or welfare of 
neighborhood residents have been identified.    
 

C. The proposed use will not be detrimental and/or injurious to property and improvements 
in the neighborhood of the proposed use, as well as the general welfare of the City. 

 
Development of the project would result in the creation of a neighborhood-serving 
center that would enhance the property and improvements in the neighborhood, and 
significantly improve the general welfare of the residents nearby. There is adequate 
vehicle stacking for the proposed drive-through use. Existing regulations require that 
any public improvements damaged during the course of construction be repaired or 
reconstructed by the applicant. No other impacts to property or improvements have 
been identified. All drive-through improvements will be constructed to City standards, 
which are intended to promote the health, safety, and general welfare of the public.   

 
D. The proposed use will be consistent with the policies, standards, and land use 

designations established by the General Plan.  
 

The project’s location would be compatible with surrounding land uses and enhance 
the commercial services available at this junction, consistent with General Plan goals 
and policies to promote compatible infill development (LU-2.4, 4.2, 4.4) and provide 
missing neighborhood elements to enhance existing neighborhoods (LU 3.1, 3.3). No 
specific, area, or neighborhood plans apply to the project except the previously-
mentioned PDP 01-12. The proposed improvements implement the overall vision and 
specific zoning of the PDP 01-12 by placing key retail and other commercial uses at 
this strategic nodal intersection, helping to turn a subdivision of houses into a 
neighborhood. 
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E. The design, location, size, and operating characteristics of the proposed use are 
compatible with the existing and future land uses in the vicinity. 

 
In PDP 01-12, this parcel was envisioned as a Neighborhood-serving Commercial 
center. The new structure, landscaping, and site improvements are consistent with that 
and subject to architectural review, and have been found consistent with the City’s 
adopted Design Guidelines Manual and the Objective Design and Development 
Standards. While surrounding uses are primarily residential, this is consistent due to its 
neighborhood-serving character. The dearth of retail uses in the area make this 
proposed use a long-awaited benefit to the neighborhood. 

 
Planned Development Permit Findings (CMC Section 19.28.060) 
 
Following a public hearing, the Planning Commission may approve or conditionally approve a 
planned development permit only after making all of the following findings: 
 

1. The proposed development is allowed within the zoning district and generally complies 
with all of the applicable provisions of City of Chico Title 19 regulations with modifications 
as specifically approved, and applicable project design guidelines. 

 
The Project is consistent with the Master Plan and generally consistent with all applicable 
General Plan Land Use Development Standards, Title 19 Land Use Regulations, and the 
City Design Guidelines Manual, as modified by PDP 01-12 and PDP Modification 17-03. 
Project design as conditioned includes massing and architectural characteristics that 
relate to the neighborhood and the natural environment, establishing a sense of place 
and creating a meaningful neighborhood center appropriate to the zone district. 

 
2. The proposed development would be harmonious and compatible with existing and future 

developments within the zoning district and general area, as well as with the land uses 
presently on the subject property.  

 
The Project will be harmonious and compatible with existing and planned developments 
within the Master Plan and surrounding area, and consistent with previous PDPs. As 
Conditioned, the exterior treatments of the Project complement the surrounding natural 
environment by incorporating earth toned colors and stone veneers in their design. Trash 
and utility areas would be screened by architecturally integrated walls and planted vines 
and shrubs.  
 

3. The proposed entitlement is consistent with the General Plan. 
 
The Proposed PDP and Master Use Permit are consistent with the previously approved 
PDP 01-12 and its Modification 17-03. Those PDPs were found to be consistent with the 
General Plan, and in addition to being consistent with those, this proposal is consistent 
with General Plan goals and policies including those which encourage green 
development practices like neighborhood-serving commercial (SUS-4.3, LU-2.3) and 
compatible infill development (CD-5.1) and neighborhood-serving centers (LU-3.2). 

 
4. The site is physically suitable for the type and density and/or intensity of use being 

proposed. 



PDP 20-02 and UP 20-06 (Mountain Vista Plaza) 
Planning Commission Meeting of September 17, 2020 
Page 7 of 7 

 

 

 
The site is physically suitable for the Project in that it is adjacent to approved residential 
uses which are in need of a local commercial node to support their residents. Further, 
necessary utilities are available to serve the Project, and the intensity of use is 
appropriate for a neighborhood-serving site. The proposed structures are compatible with 
the site in that they provide functional and adequate setbacks, with the amenities that 
neighbors will desire for a high quality of life. 
 

5. There are adequate provisions for public and emergency vehicle access, sanitation, 
water, and public utilities and services to ensure that the proposed development would 
not be detrimental to public health and safety.  

 

The existing streets provide adequate public and emergency vehicle access, sanitation, 
water, and public utilities and services to ensure that the project would not be detrimental 
to public health and safety, in that the City's sanitary sewer system has adequate capacity 
to serve the project; domestic water will be provided by California Water Service 
Company; and storm water facilities will be constructed in accordance with adopted City 
standards. 

 
6. The design, location, size and operating characteristics of the proposed development 

would not be detrimental to the public interest, health, safety, convenience, or welfare of 
the City. 

 

The design, location, size, and operating characteristics of the project will comply with 
the PDP and with all City zoning, building, and public improvement standards, with 
specific modifications considered and approved herein. Therefore, the project would not 
be detrimental to the public interest, health, safety, convenience, or welfare of the City. 
 

7. The proposed development is consistent with the purpose of Chico Municipal Code 
Section 19.28.010. 

 
The project is consistent with the purpose of Chico Municipal Code Chapter 19.28 
(Planned Development) in that it: 

• offers a high-quality neighborhood-serving commercial design,  

• is consistent with the General Plan and design guidelines as outlined above, and 

• includes open space consistent with the City’s Requirements as an integral part 
of the overall project design. 

 
PUBLIC CONTACT 
 
A 10-day public hearing notice was mailed to all landowners and residents within 500 feet of 
the site. A legal notice was also placed in the Chico Enterprise Record. As of the date of this 
report, no correspondence has been received in response to the public notice. 
  
DISTRIBUTION: 
PC Distribution 
Files: PDP 20-02 
  UP 20-06 
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External 
Chris Giampoli. 901 Bruce Road #100 Chico, CA 95928. chris@epickhomes.com 
Pete Giampoli. pete@epikhomes.com 
Ryan S. Galbraith. ryan@rgachico.com 
Jason Bisho. jason@bfladesign.com 
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    Exhibit I -- Conditions of Approval 

B. Location Map 
C. ARHPB Staff Report 
D. Conditions of Approval of Modification 17-03 of PDP 01-12 
E. Site Plan  
F. Renderings 
G. Zoning Plan for Modification 17-03 of PDP 01-12 
H. Landscape Plan  
I. Colored Architectural Elevations 
J. Applicant’s PDP Narrative 

 



 

 

RESOLUTION NO. 20-13 1 

 2 

 3 

 4 

 WHEREAS, a Planned Development Permit application to construct a three-building 5 

neighborhood commercial complex as part of a previously-approved planned development (PDP 6 

01-12) on an undeveloped 1.98 acre site at the northeast corner of Eaton Road and Floral Avenue, 7 

identified as Assessor’s Parcel No. 016-360-116 and a Master Use Permit related to the same (the 8 

“Project”) were submitted in accordance with the requirements of the Chico Municipal Code; and 9 

 WHEREAS, the Architectural Review and Historical Preservation Board considered the 10 

Project, received comments and recommended the Planning Commission approve Planned 11 

Development Permit 20-02 at a noticed public hearing on September 16, 2020; and  12 

 WHEREAS, the Planning Commission considered the Project, staff report, 13 

recommendation from the Architectural Review and Historic Preservation Board, and comments 14 

submitted at a noticed public hearing held on September 17, 2020; and  15 

 WHEREAS, the Project is within the scope of an Environmental Impact Report (SCH# 16 

2003042068) that was certified by the City Council on July 17, 2007 and pursuant to California 17 

Environmental Quality Act (CEQA) Guidelines section 15162, no subsequent environmental 18 

review is required because no new significant environmental effects or increases to previously 19 

identified environmental effects due to the implementation of the Project have been identified, and 20 

there is no new information not previously available at the time of certification of the EIR showing 21 

either: (1) that mitigation measures or alternatives previously found not feasible and not adopted 22 

then would in fact be feasible and would substantially reduce one or more significant effects of 23 

the project; or (2) mitigation measures or alternatives considered different from those analyzed 24 

under the EIR would substantially reduce one or more significant impacts on the environment, but 25 

the project proponents decline to adopt the mitigation measure or alternative; 26 

 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF 27 

THE CITY OF CHICO AS FOLLOWS: 28 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CHICO 
CONDITIONALLY APPROVING PLANNED DEVELOPMENT PERMIT 20-02  

AND MASTER USE PERMIT 20-06 (Mountain Vista Plaza) 
 



 

 

1.With regard to the Use Permit, the Planning Commission finds that:  1 

A.  This use permit has been processed in accordance with the requirements of Chapter 19.24 2 

and the proposed uses are consistent with the uses envisioned in the Neighborhood 3 

Commercial zone district except as modified by the Planned Development Permit. The 4 

Master Use Permit is consistent with the conditions of PDP 01-12. 5 

B.  The proposed use would not be detrimental to the health, safety, or welfare of persons 6 

residing or working in the neighborhood as the proposed commercial use is consistent 7 

with the existing surrounding residential uses. The project site is located on an inactive 8 

corner of the intersection of Floral Avenue and Eaton Road. The proposed project would 9 

provide a neighborhood-serving retail, office, and restaurant element benefitting the 10 

residential areas in the vicinity pursuant to the requirements of PDP 01-12. No impacts 11 

to the health, safety, or welfare of neighborhood residents have been identified. 12 

C.  The proposed use would not be detrimental and/or injurious to property and 13 

improvements in the neighborhood of the proposed use, as well as the general welfare of 14 

the City. Development of the project would result in the creation of a neighborhood-15 

serving center that would enhance the property and improvements in the neighborhood, 16 

and significantly improve the general welfare of the residents nearby. There is adequate 17 

vehicle stacking for the proposed drive-through use, eliminating the potential for 18 

spillover of vehicles onto public streets. No other impacts to property or improvements 19 

have been identified. All drive-through improvements will be constructed to City 20 

standards, which are intended to promote the health, safety, and general welfare of the 21 

public.   22 

D.  The proposed project is consistent with the policies, standards, and land use designations 23 

established by the General Plan and specifically those that promote compatible infill 24 

development (LU-2.4, 4.2, 4.4) and provide missing neighborhood elements to enhance 25 

existing neighborhoods (LU 3.1, 3.3).  26 



 

 

E.  The proposed Neighborhood Commercial use will be consistent and compatible with 1 

existing adjacent commercial and nearby residential uses. The design, location, size, and 2 

operating characteristics of the proposed use are compatible with the existing and likely 3 

future land uses in the vicinity. 4 

2. With regard to the Planned Development Permit, the Planning Commission finds that: 5 

A.  The Project as conditioned herein is consistent with all applicable General Plan Land Use 6 

Development Standards, Title 19 Land Use Regulations, and the City Design Guidelines 7 

Manual, as well as the conditions of PDP 01-12 and PDP Modification 17-03. 8 

B.  The Project will be harmonious and compatible with existing and planned developments 9 

within the Master Plan and surrounding area. Elements of the Project coordinate the 10 

design with the character and uses of adjacent development. As conditioned, the exterior 11 

treatments of the Project complement the surrounding natural environment by 12 

incorporating earth toned colors and stone veneers in their design. 13 

C.  The Proposed PDP and Master Use Permit are consistent with the previously approved 14 

PDP 01-12 and its Modification 17-03, and therefore are consistent with the General Plan. 15 

Further, this proposal is consistent with General Plan goals and policies including those 16 

which encourage green development practices like neighborhood-serving commercial 17 

(SUS-4.3, LU-2.3) and compatible infill development (CD-5.1) and neighborhood-18 

serving centers (LU-3.2). 19 

D.  The site is physically suitable for the Project in that it is adjacent to approved residential 20 

uses and necessary utilities are available to serve the Project. The proposed structures are 21 

compatible with the site in that they provide functional and adequate setbacks, with the 22 

amenities that neighbors will desire for a high quality of life. The dearth of retail uses in 23 

the area make this proposed use a long-awaited benefit to the neighborhood. 24 

E.  The existing streets provide adequate public and emergency vehicle access, sanitation, 25 

water, and public utilities and services to ensure that the project would not be detrimental 26 

to public health and safety, in that the City's sanitary sewer system has adequate capacity 27 

to serve the project; domestic water will be provided by California Water Service 28 



 

 

Company; and storm water facilities will be constructed in accordance with adopted City 1 

standards. 2 

F. The design, location, size, and operating characteristics of the Project will comply with 3 

all City zoning, building, and public improvement standards, with specific modifications 4 

considered and approved herein and by the previously-approved Master Plan and, 5 

therefore, the Project would not be detrimental to the public interest, health, safety, 6 

convenience, or welfare of the City. Modifying the City’s design standards to 7 

accommodate a drive-through coffee shop is both necessary and justifiable to effectively 8 

serve surrounding residents with a variety of different options for making use of the 9 

proposed plaza, particularly in morning hours. Condition #10 requires a modification of 10 

the Planned Development Permit to increase the intensity or meaningfully change the type 11 

of drive-through use, in order to ensure continued compliance with the City’s standards. 12 

G. The Project site is consistent with the purpose of Chico Municipal Code Chapter 19.28 13 

(Planned Development) in that it offers a high-quality neighborhood-serving commercial 14 

design, is consistent with the General Plan and Design Guidelines as outlined above, and 15 

includes open space and recreation space as an integral part of the overall project design.   16 

3. Based on all of the above, the Planning Commission hereby approves Planned Development 17 

Permit 20-02 and subordinate Use Permit 20-06 for the Project, subject to the conditions set 18 

forth in Exhibit I, attached hereto. 19 

4. The Planning Commission hereby specifies that the materials and documents which constitute 20 

the record of proceedings upon which its decision is based are located at and under the 21 

custody of the City of Chico Community Development Department. 22 

// 23 

// 24 

// 25 

// 26 

// 27 

// 28 



 

 

 THE FOREGOING RESOLUTION WAS ADOPTED at a meeting of the Planning 1 

Commission of the City of Chico held on September 17, 2020, by the following vote: 2 

AYES:  3 

NOES:    4 

ABSENT:   5 

ABSTAIN:   6 

DISQUALIFIED:       7 

ATTEST:      APPROVED AS TO FORM: 8 

 9 

 10 

 11 

 12 

       
__________________________   ________________________ 
 

Bruce Ambo      Andrew Jared 
Planning Commission Secretary   City Attorney 



EXHIBIT “I” CONDITIONS OF APPROVAL 
Mountain Vista Plaza Planned Development Permit (PDP 20-02)  

and Master Use Permit 20-06 
 
1.  All approved building plans and permits shall note on the cover sheet that the project shall 
comply with PDP 20-02 and UP 20-06 (Mountain Vista Plaza).  
 
2.  All wall-mounted utilities and roof or wall penetrations, including vent stacks, utility boxes, 
exhaust vents, gas meters and similar equipment, shall be screened by appropriate materials and 
colors.  Adequate screening shall be verified by Planning staff prior to issuance of a certificate of 
occupancy. 
 
3.  All painting shall be done as shown and field-verified by Planning staff prior to issuance of a 
certificate of occupancy. 
 
4.  All new electric, telephone, and other wiring conduits for utilities shall be placed underground 
in compliance with CMC 19.60.120. 
 
5.  The North elevation of Building B and the East elevation of Building C shall be decorated 
along their full length with high-quality and inviting accent materials stylistically compatible with 
those found on the South or West elevations of Building B and of Building C respectively.  
 
6.  Prior to issuance of a Certificate of Occupancy, applicant shall install at applicant’s expense 
all sidewalks and traffic safety measures and devices required by the City of Chico Director of 
Public Works. 
 
7.  Applicant’s build-out of the interior of the structures and subsequent leasing shall be 
consistent with the plans and parking analysis approved. 
 
8.  Prior to issuance of a Certificate of Occupancy, applicant shall install at applicant’s expense 
at least four bike parking spaces in an appropriate location diagonally across the property from 
the proposed bike parking shown on the plans. 
 
9.  Retail Trade, Restaurant, and Office-type uses including Medical Office are permitted by this 
Master Use Permit, including a maximum of one drive-through café and up to two additional 
restaurant uses. Uses other than Retail Trade, Restaurant, and Office-type must be approved by 
City Planning Staff in order to be substituted for any of those types of uses prior to commencement 
of any business. 
 
10. The drive-through use shall be a coffee shop or other similar use like a smoothie shop or tea 
cafe, and shall not be substituted for a full service restaurant without approval of a modification of 
this Planned Development Permit.  

 
11. Mitigation measures approved with Environmental Impact Report (SCH# 2003042068) 
certified by the City Council on July 17, 2007 are adopted in full and incorporated by reference. 
 
12. The applicant shall defend, indemnify, and hold harmless the City of Chico, its boards and commissions, 
officers and employees against and from any and all liabilities, demands, claims, actions or proceedings 
and costs and expenses incidental thereto (including costs of defense, settlement and reasonable 
attorney’s fees), which any or all of them may suffer, incur, be responsible for or pay out as a result of or in 
connection with any challenge to or claim regarding the legality, validity, processing or adequacy associated 
with: (i) this requested entitlement; (ii) the proceedings undertaken in connection with the adoption or 
approval of this entitlement; (iii) any subsequent approvals or permits relating to this entitlement; (iv) the 
processing of occupancy permits and (v) any amendments to the approvals for this entitlement.  The City 
of Chico shall promptly notify the applicant of any claim, action or proceeding which may be filed and shall 
cooperate fully in the defense, as provided for in Government code section 66474.9. 
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File: PDP 20-02

Architectural Review  
and Historic Preservation Board 
Agenda Report  Meeting Date 9/16/20 

DATE: September 8, 2020  

TO: Architectural Review and Historic Preservation Board 

FROM: Dexter O’Connell, Associate Planner, dexter.oconnell@chicoca.gov 
Kelly Murphy, Planner, Kelly.murphy@chicoca.gov   

RE: Planned Development Permit 20-02 (Mountain Vista Plaza) –  
Northeast Corner of Eaton Road and Floral Avenue, APN 016-360-116 

RECOMMENDATION 

Staff recommends that the Architectural Review and Historic Preservation Board adopt the 
required findings contained in the agenda report and recommend that the Planning 
Commission approve the proposed project, subject to the recommended conditions. 

Proposed Motion 

I move that the Architectural Review and Historic Preservation Board adopt the required 
findings contained in the agenda report and recommend that the Planning Commission 
approve PDP 20-02 (Mountain Vista Plaza), subject to the recommended conditions therein. 

BACKGROUND 

The applicant proposes to construct a three-building strip mall plaza of one-story buildings in 
a triangular arrangement around a central parking area. The site is on the northeast corner of 
Eaton Road and Floral Avenue (See Attachment A, Location Map). The site is designated 
Neighborhood Commercial on the City’s General Plan Land Use Diagram and is zoned CN 
(Neighborhood Commercial) with the Airport Overflight Traffic Pattern and the Planned 
Development (-AOC, -PD) overlays. The proposed project is consistent with the approved plan 
for Modification 17-03 of Planned Development Permit 01-12, (see Attachment G, Area Plan 
for Modification 17-03 of PDP 01-12) which designated the subject parcel “Neighborhood 
Commercial” for the purposes of the Planned Development Permit. 

The site plan illustrates the layout and orientation of the buildings, as well as the location of 
the trash enclosure, site amenities and parking (see Attachment B, Floor Plan and Site Plan). 
The plaza has a courtyard style, oriented around the central parking area, with the proposed 
building at Eaton and Floral also addressing the outside world.  

Architecture for the three buildings has a modern style with engaging elements like stonework 
detailing and quasi-Japanese accents (see Attachment D, Colored Elevations). The 
structures would be painted in an engaging variety of complimentary bright colors and pastels 
that would create a neighborhood feel. Exterior finishes would be in a variety of high-quality 
materials, and doors and windows would appropriately match each structure. Somewhat 
unusually, the developer has proposed security screening on rear windows, but tasteful 
decoration and proposed conditions would make those sides of the structures engaging as 
well. Roof lines would be varied and interesting, with distinguishing elements differing on each 
building. All units would share the parking area and a large covered trash enclosure. 
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The project includes a total of 101 off-street parking spaces, which represents a reduction 
addressed by the Planned Development Permit. Ten bicycle spaces are required, and six are 
proposed, so Condition #8 would require the installation of four additional spaces diagonally 
across the property from the proposed bike parking in order to fulfill requirements. 

The proposed off-street parking area would be well-lit and appropriately shaded. Mechanical 
units are proposed in rooftop wells. A trash enclosure, covered as required, is proposed 
adjacent to the parking area along the Floral Avenue frontage, and would be sided to look like 
an outbuilding.  

The landscape plans call for a variety of species with moderate water demands (see 
Attachment C, Landscape Plan).  A mixture of trees, shrubs, and perennials is proposed in 
the limited landscape area. Parking lot shade is estimated to reach 51 percent at full tree 
maturity. As of staff’s site visit of July 21, 2020 no trees exist on the private property portion of 
the site. 

DISCUSSION 

The proposal would result in the development of an empty parcel with an attractive and 
neighborhood-oriented use that supplements nearby commercial core areas. The proposal is 
consistent with several General Plan policies, importantly those that encourage compatible 
infill development and neighborhood compatibility (LU-4.2, LU-4.3, LU-4.4, and CD-5).  

The auto plaza orientation of the proposed project elevates the simple strip mall of the 
California building boom years and gives meaningful sense of place to the corner. Design 
Guideline (DG) 1.2.32 requires proposals to “use building materials that reinforce a sense of… 
place,” and the proposed structure would be in coherent synergy with the area. Placemaking 
(CD 4.1.3) in this neighborhood is driven by a singular vision of the residential developer, and 
this coherent commercial addition from them adds to that. The drive-through is consistent with 
that. 

The project is broadly consistent with the City’s adopted Design Guidelines. The building 
design is characterized by an aesthetically pleasing variety of elements and achieves a unified 
identity through use of a rich palette and complementary design accents which avoid frivolous 
ornamentation (DG 2.2.32) but provide enough coherence to make the plaza feel meaningfully 
related. While there is individual variation and differentiation, elevations of the individual 
structures share both colors and materials, consistent with DGs 1.2.22 and 3.2.33. The project 
incorporates appropriate massing, fenestration, and materials (DG 2.2.11), and has an 
engaging roof design (DG 2.2.25). The scale and character of the project would not overwhelm 
the neighborhood (DG 1.2.13).  

The design encourages visitors to walk through the parking area to enter the buildings, 
resulting in partial consistency with DGs 2.1.21 and 2.1.22. Bicycle parking would not be 
covered and protected from the elements as encouraged by DG 2.1.31, but it would, as 
conditioned, be of an adequate quantity. 

The proposed structure is adjacent to residential structures of one and two stories. The 
character of the proposed building is compatible with that of the adjacent buildings. The 
proposed structure is also near a large swath of open land. 

Attachment C



PDP 20-02 (Mountain Vista Plaza) 
ARHPB Meeting 9/16/2020 
Page 3 of 7    

As conditioned, the proposed plan meets all of the City’s objective design and development 
standards including applicable setback, parking, and landscaping requirements, except as 
modified by the proposed PDP. It will also facilitate orderly development and circulation in the 
area. 

REQUIRED FINDINGS FOR APPROVAL 

Environmental Review 
The project has been determined to be categorically exempt under Section 1.40.220 of the 
Chico Municipal Code, and pursuant to the California Environmental Quality Act (CEQA) 
Guidelines Section 15332 (Infill Development Projects).  This exemption applies to infill 
projects which: are consistent with the general plan and zoning; are on sites less than five 
acres in size within the City limits; substantially surrounded by urban uses; have no value as 
habitat for endangered, rare, or threatened species; would not create any significant effects 
relating to traffic, noise, air quality, or water quality; and can be adequately served by all 
required utilities and public services. 

Architectural Review 
According to Chico Municipal Code Section 19.18.060, the Architectural Review and Historic 
Preservation Board shall determine whether or not a project adequately meets adopted City 
standards and design guidelines, based upon the following findings: 

1. The proposed development is consistent with the General Plan, any applicable specific
plan, and any applicable neighborhood or area plans.

The project is consistent with General Plan goals and policies that encourage compatible 
infill development (LU-1, LU-4, and CD-5). As a small plaza close to residences, despite 
the large amount of parking it also represents meaningful steps towards directing growth 
into complete neighborhoods with a land use mix and distribution intended to reduce 
vehicle miles travelled and support walking and biking (LU-3.1).The project includes new 
landscaping with low to moderate water needs, consistent with sustainability policies that 
promote water conservation and energy efficiency (SUS-4.2).  The proposed project is also 
consistent with the Planned Development Permit (PDP 01-12) governing the area. 

2. The proposed development, including the character, scale, and quality of design are
consistent with the purpose/intent of this chapter and any adopted design guidelines.

The proposed structures are of a high quality of design, in character with the neighborhood, 
and consistent with all design-related objective standards of the Chico Municipal Code. As 
discussed above, it is also consistent with City of Chico Design Guidelines despite some 
minor deviations. The Board should feel free to add conditions to rectify those, but Staff 
believes the deviations are minor and additional conditions are not explicitly recommended. 

3. The architectural design of structures, including all elevations, materials and colors are
visually compatible with surrounding development.  Design elements, including screening
of equipment, exterior lighting, signs, and awnings, have been incorporated into the project
to further ensure its compatibility with the character and uses of adjacent development.
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The surrounding neighborhood consists almost exclusively of fairly new residential stock 
which is primarily but not exclusively single-family. The project would be meaningfully 
different from those structures in type, but not in character, as elements have been both 
well-selected and strongly conditioned to ensure a high quality of design that is colorful and 
visually compatible with surrounding development, much of which is in similar colorful 
pastel tones.  

Design elements have been checked carefully to ensure compatibility. Proposed signage 
will be reviewed administratively as applied for, and exterior lighting is appropriate as 
conditioned. Equipment screening and refuse screening are consistent with best practices 
of other new strip center developments in the City of Chico, and the orientation along Floral 
Avenue is not inappropriate when the location of likely foot traffic (from the northeast) is 
considered. 

4. The location and configuration of structures are compatible with their sites and with
surrounding sites and structures, and do not unnecessarily block views from other
structures or dominate their surroundings.

Physically, the buildings are similar in size to their adjacent neighbors, and while elements
are taller, they will block no meaningful views. In terms of height and mass, they will not
dominate their surroundings from a distance. The proposed North Valley Plaza will meet
the standards of quality of its residential neighbors.

These aspects of the project are in conformance with their surroundings and do not in any
meaningful way alter the character of the area, instead they would complement it.

5. The general landscape design, including the color, location, size, texture, type, and
coverage of plant materials, and provisions for irrigation and maintenance, and protection
of landscape elements, have been considered to ensure visual relief, to complement
structures, and to provide an attractive environment.

Landscape design includes a fair number of trees and bushes. The trees, shrubs, and other
plantings are located throughout the development, but primarily around the parking area,
which is the portion of the development most in need of visual relief. Landscape choices
compliment the proposed structure and enhance the visual environment of an already-
attractive development. Parking lot shading is adequate if unspectacular, and the actual
species chosen will be varied, interesting, and resistant to Dutch Elm Disease.

Planned Development Permit Findings (CMC Section 19.28.060) 

Following a public hearing, the Planning Commission may approve or conditionally approve a 
planned development permit only after making all of the following findings: 

1. The proposed development is allowed within the zoning district and generally complies
with all of the applicable provisions of City of Chico Title 19 regulations with modifications
as specifically approved, and applicable project design guidelines.

The Project is consistent with the Master Plan and generally consistent with all applicable
General Plan Land Use Development Standards, Title 19 Land Use Regulations, and the
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City Design Guidelines Manual, as modified by PDP 01-12 and PDP Modification 17-03. 
Project design as conditioned includes massing and architectural characteristics that 
relate to the neighborhood and the natural environment, establishing a sense of place 
and creating a meaningful neighborhood center appropriate to the zone district. 

2. The proposed development would be harmonious and compatible with existing and future
developments within the zoning district and general area, as well as with the land uses
presently on the subject property.

The Project will be harmonious and compatible with existing and planned developments
within the Master Plan and surrounding area, and consistent with previous PDPs. As
Conditioned, the exterior treatments of the Project complement the surrounding natural
environment by incorporating earth toned colors and stone veneers in their design. Trash
and utility areas would be screened by architecturally integrated walls and planted vines
and shrubs.

3. The proposed entitlement is consistent with the General Plan.

The Proposed PDP is consistent with the previously approved PDP 01-12 and its
Modification 17-03, and therefore are consistent with the General Plan.

4. The site is physically suitable for the type and density and/or intensity of use being
proposed.

The site is physically suitable for the Project in that it is adjacent to approved residential
uses and necessary utilities are available to serve the Project. The proposed structures
are compatible with the site in that they provide functional and adequate setbacks, with
the amenities that neighbors will desire for a high quality of life.

5. There are adequate provisions for public and emergency vehicle access, sanitation,
water, and public utilities and services to ensure that the proposed development would
not be detrimental to public health and safety.

The existing streets provide adequate public and emergency vehicle access, sanitation,
water, and public utilities and services to ensure that the project would not be detrimental
to public health and safety, in that the City's sanitary sewer system has adequate capacity
to serve the project; domestic water will be provided by California Water Service
Company; and storm water facilities will be constructed in accordance with adopted City
standards.

6. The design, location, size and operating characteristics of the proposed development
would not be detrimental to the public interest, health, safety, convenience, or welfare of
the City.

The design, location, size, and operating characteristics of the project will comply with
the PDP and with all City zoning, building, and public improvement standards, with
specific modifications considered and approved herein. Therefore, the project would not
be detrimental to the public interest, health, safety, convenience, or welfare of the City.
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7. The proposed development is consistent with the purpose of Chico Municipal Code
Section 19.28.010.

The project is consistent with the purpose of Chico Municipal Code Chapter 19.28
(Planned Development) in that it:

• offers a high-quality neighborhood-serving commercial design,

• is consistent with the General Plan and design guidelines as outlined above, and

• includes open space consistent with the City’s Requirements as an integral part
of the overall project design.

RECOMMENDED CONDITIONS OF APPROVAL 

1. All approved building plans and permits shall note on the cover sheet that the project
shall comply with PDP 20-02 (Mountain Vista Plaza).

2. All wall-mounted utilities and roof or wall penetrations, including vent stacks, utility
boxes, exhaust vents, gas meters and similar equipment, shall be screened by
appropriate materials and colors.  Adequate screening shall be verified by Planning
staff prior to issuance of a certificate of occupancy.

3. All painting shall be done as shown and field-verified by Planning staff prior to issuance
of a certificate of occupancy.

4. All new electric, telephone, and other wiring conduits for utilities shall be placed
underground in compliance with CMC 19.60.120.

5. The North elevation of Building B and the East elevation of Building C shall be
decorated along their full length with high-quality and inviting accent materials
stylistically compatible with those found on the South or West elevations of Building B
and of Building C respectively.

6. Prior to issuance of a Certificate of Occupancy, applicant shall install at applicant’s
expense all sidewalks and traffic safety measures and devices required by the City of
Chico Director of Public Works.

7. Applicant’s build-out of the interior of the structures and subsequent leasing shall be
consistent with the plans and parking analysis approved.

8. Prior to issuance of a Certificate of Occupancy, applicant shall install at applicant’s
expense at least four bike parking spaces in an appropriate location diagonally across
the property from the proposed bike parking shown on the plans.

9. The applicant shall defend, indemnify, and hold harmless the City of Chico, its boards
and commissions, officers and employees against and from any and all liabilities,
demands, claims, actions or proceedings and costs and expenses incidental thereto
(including costs of defense, settlement and reasonable attorney’s fees), which any or
all of them may suffer, incur, be responsible for or pay out as a result of or in connection
with any challenge to or claim regarding the legality, validity, processing or adequacy
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associated with: (i) this requested entitlement; (ii) the proceedings undertaken in 
connection with the adoption or approval of this entitlement; (iii) any subsequent 
approvals or permits relating to this entitlement; (iv) the processing of occupancy 
permits and (v) any amendments to the approvals for this entitlement.  The City of 
Chico shall promptly notify the applicant of any claim, action or proceeding which may 
be filed and shall cooperate fully in the defense, as provided for in Government code 
section 66474.9. 

PUBLIC CONTACT 

Ten days prior to the meeting date, a notice was published in the Chico Enterprise Record, 
notices were mailed out to all property owners and tenants within 500 feet of the project site, 
and a notice was placed on the project site. The meeting agenda was posted at the project site 
at least 10 days prior to the Architectural Review and Historic Preservation Board meeting.  

ATTACHMENTS 
A. Location Map
B. Site Plan
C. Landscape Plan
D. Colored Elevations
E. Renderings
F. Colors and Materials
G. Area Plan for Modification 17-03 of PDP 01-12

DISTRIBUTION  
File:  PDP 20-02 (Mountain Vista Plaza)
Chris Giampoli. 901 Bruce Road #100 Chico, CA 95928. chris@epickhomes.com 
Pete Giampoli. pete@epikhomes.com 
Ryan S. Galbraith. ryan@rgachico.com 
Jason Bisho. jason@bfladesign.com  
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EXHIBIT “I” MODIFIED CONDITIONS OF APPROVAL 
Mountain Vista Planned Development Permit (PDP 01-12) 

(Revisions to the original 2007 conditions are incorporated herein and were approved by 
the Planning Commission on 05/04/17) 

Planned Development Permit 01-12 

1. A minimum of 133 multi-family residential units shall be developed on Lot 215 within the R3-
PD zoning district.

2. A Planned Development Permit shall be required for Lots 214, and 215 where a -PD Planned
Development overlay zoning district is applied.

3. A use permit approval shall be required for all uses within the CN-PD zoning district (Lot 214
of the Mountain Vista Tentative Subdivision Map).  A single Master Use Permit may be
approved that effectively sets forth parameters of neighborhood commercial uses and the
sizes of business suites (such as for anchor tenants).

4. Architectural review and approval shall be required by the Architectural Review Board for all
subsequent commercial and multi-family residential uses.

5. This Planned Development Permit authorizes construction of single-family residences on
individual lots to be created in the same general locations where Lots 212 and 213 are shown
on the approved tentative map, in substantial accord with the “Proposed Revisions to VTSM
Lots 212, 213 and 214 and Road P” date-stamped Mar 24, 2017 by Planning Services.

6. Architectural buffers between residential development and the adjacent neighborhood
commercial development that ensure privacy for residents, including attenuation from noise
and glare impacts, shall be ensured through all architectural review approvals.

7. Views from Floral Avenue and Eaton Road to all parking areas associated with the
neighborhood commercial development on Lot 214 of the of the Mountain Vista Vesting
Tentative Subdivision Map shall be minimized and effectively screened by predominantly
placing commercial buildings close to street frontages and the parking areas towards the sides
or interior of the commercial parcel.  Parking areas may also be effectively screened by a
combination of low, architectural walls and landscaping.

8. Reductions in required parking for the neighborhood commercial uses may be approved
through the planned development permit process.

9. The final development plan of all planned development permits for the commercial parcel and
multi-family residential parcels (Lots 214 and 215) shall be approved by the Planning
Commission.

10. A master use permit for the commercial parcel (Lot 214) shall be approved by the Planning
Commission.

11. Pursuant to a Cooperative Agreement entered into between the City Redevelopment Agency
(RDA) and the applicant in May 1999, 1.5 acres of land in the R3-PD Medium-High Density
Residential-Planned Development overlay zoning district (Lot 215 of the Mountain Vista
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Exhibit “I” Conditions of Approval for Mountain Vista Vesting Tentative Subdivision Map and 
Planned Development Permit (S/PDP 01-12)  
Page 2 of 2  

Subdivision or Lot 199 of the Sycamore Glen Subdivision) shall be reserved for affordable 
housing, and the developer shall commit to negotiate with the City RDA for additional land for 
an affordable housing project, prior to the approval of a planned development permit.  The 1.5 
acres of land reserved for affordable housing shall be contiguous land to be optioned and 
purchased subject to negotiations with the City RDA.  
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MOUNTAIN VISTA PLAZA
PRELIMINARY DESIGN DEVELOPMENT

Prepared for: PROJECT NUMBER: 2150
DRAWN: JBB

DATE: JUNE 8, 2020

Prepared by:

627 BROADWAY, SUITE 220, CHICO, CALIFORNIA 95928

PHONE: (530) 899-1130 www.BFLAdesign.com         

BRIAN FIRTH LANDSCAPE ARCHITECT, INC.

SHEET L-0.3

EPICK HOMES, INC.
901 BRUCE ROAD, SUITE 100
CHICO, CA 95928

DESCRIPTION

PARKING LOT PAVING

PARKING LOT LANDSCAPE

AREA

2,038 SF 

PERCENT

5%

PARKING LOT LANDSCAPE

ALL  LANDSCAPE AREAS SHALL RECEIVE A 3" MINIMUM LAYER OF 34" BROWN LAVA
ROCK TOP DRESSING. ANNUAL COLOR BEDS WILL BE TOP DRESSED WITH 0-1/4"
FIR BARK MULCH.

TOP DRESSING

STANDARD SOIL AMENDMENTS WILL BE APPLIED IN ACCORDANCE WITH THE
MODEL WATER EFFICIENT LANDSCAPE ORDINANCE AND THE
RECOMMENDATIONS OF AN ANALYTICAL SOILS TESTING LABORATORY.

SOILS STATEMENT

38,530 SF

AREA LIGHT VINE SUPPORT TRELLIS

BICYCLE PARKING

BOLLARD LIGHT

BRICK SCREEN/ RETAINING WALL
WITH PILASTERS

SHADE CALCULATIONS

TOTAL SHADE AREA PROVIDED

DESCRIPTION

TOTAL PARKING AND BACK-UP AREA

FULL

SHADE AREA PROVIDED

51%19,977 SF

0

QUANTITY

0

PERCENTSHADE AREA

0

TOTAL

38,530 SF

0 00

4 4%1,765 SF

0 0

30 FOOT DIAMETER TREES

THREE QUARTER

HALF

QUARTER

F

TQ

H

Q

706 SF

529  SF

353  SF

176 SF 0

FULL 3 9%3,768 SF

10 24%9,420 SF

7 11%4,396 SF

2 628 SF

40 FOOT DIAMETER TREES

THREE QUARTER

HALF

QUARTER

F

TQ

H

Q

1256 SF

942 SF

628 SF

314 SF 1%

WATER USE
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115 Meyers Street  Suite 110 

Chico, California  9 5 9 2 8 

w w w . r g a c h i c o . c o m  
f 530 342 1882 t 530 342 0302 

August 21, 2020 

City of Chico Planning 

411 Main Street 

Chico, Ca. 95928 

RE: New Planned Used Development, Conditional Use Permit and AR 20-12 

Address:  Floral and Eaton  

APN; 016-360-116 

Dear Planner: 

It is with great pleasure that we submit the application to you for the final phase of the 

Planned Use Development Permit for the Sycamore Glenn Subdivision.  This submittal 

covers the last 1.98 acres of commercial on the northeast corner of Floral and Eaton. 

The proposed design includes 3 distinct buildings.  Given market interest and 

relationships to the streets, future round-about and neighboring residential the location 

appears to be prime for small restaurants, commercial office, and light retail.  As is 

common with mixed commercial properties, available parking will drive tenancy in the 

project.  Our parking analysis explored a mix of tenants and potential operating hours.   

We recognize that the prime food service location on the corner would have heavier use 

in evenings, while the potential drive-thru and coffee would peak in the morning hours.   

This reciprocal parking will relieve peak use times, but as presented, the parking 

calculation provides parking in compliance with Title 19 without reductions.  As 

summarized on Exhibit PE.1, the plan intends to have a mix of food, retail and office in 

buildings B and C and full restaurant in Building A but use could vary depending upon 

market conditions.  While the full intent of the project is to provide potential tenants with 

their individual demand for parking stalls, it is always possible that tenant mix could 

change, or demand could be higher than anticipated.  Fortunately, this site has 2 

favorable attributes with this regard:   

1.) It is located within walking distance of hundreds if not thousands of patrons. 

2.) It features a significant quantity of off-site/ on-street parking.    
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For this reason, we would request that the P.U.D. allows for a 10% reduction in the City 

of Chico’s on-site parking requirements. 

There is a prime patio location on the corner.  In an effort to help separate that corner 

from round about traffic, it is proposed that the patio is elevated.  This will help convey 

“social energy” to the street front, and at the same time alleviate some of the noise 

associated with traffic. 

As interest has peaked on this project, requests have come in for the project to include a 

potential drive-thru for a coffee provider.  The site plan has been modified to include 

this potential use and this P.U.D. application is intended to include its potential use on 

Building C.  This is the only location where adequate cueing could be provided and 

therefore the request is only for this building.  The location provides cueing for 11 

vehicles.  Overflow would occur on-site and not into the public way.  The drive-thru aisle 

provides space for the screening of vehicular lights from the neighboring residences. 

In summary this PUD/ CUP would allow for: 

• 20,650 square feet of leasable space for commercial office, light retail, and

restaurant.

• Reduction in the Title 19 required parking by 10%

• Allowance for a drive-thru on Building C

Sincerely, 

Matt Gallaway, A.I.A., LEED AP 

Russell, Gallaway, Associates Inc. 
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