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“Placerville, a Unique Historical Past Forging into a Golden Future” 

 

 
City of Placerville Planning Commission  
STAFF REPORT                                                                                

MEETING DATE:    January 3, 2017 
FILE NO:   SPR 03-03-R 
LOCATION:   1361 Broadway, Placerville, CA  
    APN 002-251-20, 002-261-11 
PREPARED BY:       Andrew Painter, City Planner  
DATE:     December 20, 2016 
 
REQUEST: Request for Major Change to Site Plan Review (SPR) 03-03-R for the 
construction and use of a carport shade structure with photovoltaic solar roof panels on the site of 
an existing carwash and lube business.  The new carport structure would be constructed near the 
southeast corner of the project location covering an existing two-stall vehicle vacuum station. 
Structure height would range from 12 feet to 17 feet due to its angled design to capture sunlight 
in the eastern sky.  The structure support would be powder coated to match the base color of the 
existing lube/carwash building and have a masonry brick pedestal base to match that used on the 
lube/carwash building.  
 
According to the Applicant’s Submittal Package the carport request would serve two purposes. It 
would provide shade for employees during automobile detailing services, and the roof surface 
photovoltaic solar panels would generate clean renewable electricity for the onsite business. 
 
EXHIBITS: A: Applicant Submittal Package 
  B: Minutes of the September 2, 2003 Planning Commission Regular Meeting 
 
BACKGROUND:   On September 2, 2003, the Planning Commission conditionally approved 
SPR 03-03 & Conditional Use Permit (CUP) 03-01 involving the construction and use of a 4,400 
square foot automotive oil service and carwash, parking and signage at the project site. On 
November 4, 2003, the Commission approved the final landscape and lighting plans for SPR 03-
03.  
 
The carwash and lube facility has a contemporary exterior. The building utilizes cast-in-place 
concrete construction with stucco exterior wall treatment.  The building is accented with gridded 
windows, decorative cornice treatment, and cultured stone veneer wall treatment is proposed at 
the base of three of the four elevations.  Base color is light brown.  Trim, window and cornice 
treatment is dark brown. 
 
The site contains areas for self-serve and business operation vehicle detailing (vacuum stations), 
and areas for vehicle queuing for the lube and carwash business components.   
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PROJECT DATA:  
 
APPLICANT:   Luke Miller, SolarHut, LLC 
PROPERTY OWNER: Rafael Sakellariou 
ZONING:   Highway Commercial (HWC) 
GENERAL PLAN 
     DESIGNATION:  Highway Commercial (HWC) 
CURRENT USE (S): Commercial carwash and lube business (Splasherville Express 

Carwash) 
ENVIRONMENTAL 
     DOCUMENT:  Class III Categorical Exemption 
 
STAFF ANALYSIS:  New construction of a commercial structure requires Site Plan Review 
approval by the Planning Commission before a building permit may be issued per Section 10-4-
9(C) of City Code. In that an SPR was approved on the project location in 2003, a change to the 
site’s appearance such as the proposed carport structure is considered a Major Change to SPR 
03-03. Major Changes to an approved SPR require Planning Commission approval before the 
City may issue a building permit for the work. 
 
The request utilizes a base color and pedestal base material that would match that used on the 
carwash/lube building, meeting Site Plan Review Criteria 10-4-9(G)4(c) regarding the use of 
quality, durable material that is in harmony with surrounding buildings. The request therefore 
meets the design criteria. 
 
The project applicant and property owner intend to install photovoltaic solar panels on the roof 
of the carwash/lube building also. These panels would be screened from view along Broadway 
due to the building’s existing roof parapet, thus not changing the building roofline or the building 
character. The building roof mounted solar installation is not subject to Planning Commission 
review but does require a building permit from the City.  
 
Solar generation by the request would also meet Goal F and Policy F-2 of the General Plan’s 
Natural, Cultural, and Scenic Resources Section, in that the project would use a non-fossil fuel 
energy source thus promoting energy and resource conservation.  
 
ENVIRONMENTAL ANALYSIS:  The proposed project is exempt from environmental 
review pursuant to Section 15303(e) (New Construction or Conversion of Small Structures) of 
the Guidelines for Implementation of the California Environmental Quality Act (CEQA). Section 
15303(e) exempts the construction of small structures, including accessory structures such as 
carports. The project consists of the construction of a carport affixed with solar panels. As a 
result, the project is exempt from CEQA.  
 
PUBLIC NOTICE:  Public notice for the public hearing was published in the Mountain 
Democrat on December 9, 2016. Written notice was mailed to property owners within 500 feet 
of the project site on December 8, 2016. To date no public comment has been received. 
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RECOMMENDATION:   
 
I. Find that the proposed project is exempt from environmental review per Section 15303(e) 

[New Construction or Conversion of Small Structures] of the Guidelines for 
Implementation of the California Environmental Quality Act (CEQA). Section 15303 
exempts the construction of small structures, including accessory structures such as 
carports. The project consists of the construction of a carports affixed with solar panels, 
with electricity generation to serve the existing commercial business onsite and the 
electric grid, as a result the project is exempt from CEQA. 
 

II. Make the following findings regarding the Major Change project (SPR 03-03-R): 
 

A. The project’s installation and use of solar panels would promote energy 
conservation and is therefore consistent with Goal F and Policy 2 of Goal F of the 
Natural, Cultural and Scenic Resources Section of the General Plan.  

 
B. Carport base color and kickplate base material would match that used on the 

onsite carwash/lube building, therefore meeting Site Plan Review Criteria 10-4-
9(G)4(c) regarding the use of quality, durable material that is in harmony with 
surrounding buildings.  

 
III. Conditionally approve SPR 03-03-R subject to the Conditions of Approval provided as 

follows:  
 

1.  Approval.  SPR 03-03-R is approved as shown in Exhibit A of staff’s January 3, 2017 
staff report, and as conditioned or modified below. 

2.  Project Location. The Project site is located at 1361 Broadway, Placerville; APN 002-
251-20, 002-261-1.  SPR 03-03-R approval shall apply only to the project location 
and cannot be transferred to another parcel.  

3. Substantial Conformance. The use shall be implemented in substantial conformance 
to the Site Plan Review as approved by the Planning Commission.  

 
4. Expiration. The Project shall expire and become null and void eighteen (18) months 

after the date of Planning Commission approval unless a building permit has been 
obtained for the work authorized by the Commission prior to the date of expiration.  

 
5. A construction permit by the Development Services Department is required. 

Applicant shall submit three complete construction copies of the carport along with 
associated documents to the Building Division for review and processing.   

 
6. Revisions: Any proposed future change to the site or modification to the application 

beyond what is authorized under this permit shall be submitted to the Development 
Services Department for a determination of appropriate procedures. 
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7. Vehicle parking shall only be permitted where authorized under the approved SPR 
03-03, and as amended under SPR 03-03-R. 

 
8. Construction Hours. All exterior construction shall be limited to the daylight hours 

between 7:00 am to 7:00 pm on any weekday, and 8:00 am to 5:00 pm on weekends 
and state and federal recognized holidays.  

 
9. All Conditions of Approval approved by the Planning Commission on September 2, 

2003 for SPR 03-03 and CUP 03-01 shall remain in effect and shall be included by 
reference with the Major Change approval.   

 
ATTACHMENTS: 
 

Exhibit A.  Applicant Submittal Package 
 
Exhibit B. Minutes of the September 2, 2003 Planning Commission Regular Meeting; 

conditions of approval 
 
 
   
Andrew Painter, City Planner 
 
 
 
 



lhunter
Typewritten Text
EXHIBIT A































MINUTES 
September 2, 2003 1 09-02-03min 

M I N U T E S 
 

REGULAR MEETING OF THE 
PLACERVILLE PLANNING COMMISSION 

SEPTEMBER 2, 2003, 7:00 P.M. 
TOWN HALL, 549 MAIN STREET, 

PLACERVILLE, CALIFORNIA 
 
 
 

A regular meeting of the City of Placerville Planning Commission was held on the above 
date at Town Hall, 549 Main Street, Placerville, California. 
 
1. CALL TO ORDER:   The meeting was called to order at 7:00 p.m. by 

Community Development Director Calfee who led the 
Commission in the Pledge of Allegiance. 

 
2. ROLL CALL:  
 

Members Present:  *Frenn, Kennedy, Ogdin, Patton 
 

Members Absent:  McCormick 
 
Staff Present: Community Development Director Calfee, Associate 

Planner Painter, Administrative Secretary Veerkamp 
 

Commissioner Ogdin made a motion that was seconded by Commissioner Kennedy to 
nominate Commissioner Patton as Interim Chair for the September 2, 2003, 
Planning Commission meeting.  The motion carried by general consent. 

 
*Vice Chair Frenn arrived after Roll Call. 

 
3. APPROVAL OF THE MINUTES AND AGENDA: 

 
Commissioner Ogdin made a motion that was seconded by Commissioner Kennedy to 
approve the Minutes for the August 19, 2003, Planning Commission meeting.  The 
motion carried by general consent. 

 
Commissioner Ogdin made a motion that was seconded by Commissioner Kennedy to 
approve the Agenda for the September 2, 2003, Planning Commission meeting.  The 
motion carried by general consent. 
 
Interim Chair Patton turned the meeting over to Vice Chair Frenn. 
 

4. ITEMS OF INTEREST TO THE PUBLIC: 
 

(The Planning Commission shall not take action on this item.)  Comments are limited to 
3 minutes.  None 

 
5. COMMUNICATIONS: 
 

None 
 
6. ENVIRONMENTAL ASSESSMENTS/PUBLIC HEARINGS: 
 

A. Site Plan Review 03-03 (Big Bear Express Carwash and Lube):  A request to 
build a 4,400 square foot structure, parking and landscaping for the operation of an 
automotive oil service center and carwash on approximately 0.6 acres located at 1361 
Broadway, and approximately 200’ west of the intersection of Broadway and Schnell 
School Road.  Applicant:  Jerry Bearden.  Assessor’s Parcel Nos.:  002:251:20 & 
002:261:11.  Zoning:  HWC (Highway Commercial).  (Staff:  SC) 
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Community Development Director Calfee presented his Memorandum. 
 
The following people spoke regarding this request:  Jerry Bearden, Kurt Wagenknecht, 
Laurel Brent-Bumb. 
 
Commissioner Patton made a motion that was seconded by Commissioner Kennedy as 
follows: 
 
1. Adopt the Staff Report dated June 24, 2003, and make it a part of the public 
record; and, adopt staff’s Memorandum dated August 26, 2003, and make it a part 
of the public record. 
 
2. Receive, approve and file the Mitigated Negative Declaration prepared for 
this request.  The Mitigation Measures stated therein are required conditions of 
project approval.   
 
3. Make the following Findings: 
 

i. This request is consistent with Chapter 10-4-9, Site Plan Review, 
which encourages orderly and harmonious development throughout the City 
while maintaining public health, safety and welfare, and property and 
improvement values throughout the community through the provision of 
building, site and other feature designs consistent with the community and 
the Broadway area as a whole. 

 
4. Approve Site Plan Review 03-03, a request to construct a carwash and lube 
facility on property located at 1361 Broadway, with the following conditions and 
requirements.  Any proposed future change to the site or modification to the 
application beyond what is authorized under this permit shall be submitted to the 
Community Development Department for a determination of appropriate 
procedures. 

 
A. The applicant shall comply with the Mitigation Measures stated 
within the Mitigated Negative Declaration prepared for this project. 
 
B. Comply with the Engineering Division requirements as stated in the 
Memorandum dated June 10, 2003, attached to the Staff Report dated June 
24, 2003. 
 
C. Comply with the following El Dorado County Fire Protection District 
requirements: 

 
i. Submit Site Plan Review fee of $50. 
 
ii. Provide one Mueller Centurion 200 hydrant within 150 feet of 
all points of the structure.  Fire flow is based on building type, size 
and available water.  Fire flow is 4,150 square feet, Type V-N 
building construction, with an approved sprinkler system is 1,500 
gallons per minute for 2 hours at 20 psi. 
 
iii. Provide high priority Knox access with keys for emergency 
access. 
 
iv. Additional requirements may be necessary depending on 
building construction and use. 

 
D. Comply with the following Building Division requirements: 

 
i. Submit three sets of construction drawings and associated 
documentation (engineering) for plan review and Construction 
Permit.  Construction must meet 2001 Edition Construction Codes. 
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E. Comply with the following Planning Division requirements: 
 

i. Resubmit the Exterior Lighting and Photometric Plan, which 
more closely conforms to City Code and provide details on the 
remaining fixtures. 

 
ii. Submit a final site, size and species specific Landscaping Plan 
and detailed Irrigation Plan for final review and approval by the 
Commission.  It is noted that a Landscape Maintenance Agreement is 
required by Code to maintain landscaping in a healthy and weed-free 
condition.   
 
iii. Hours of operation are limited to between 7:00 a.m. and 8:00 
p.m. daily.  The Commission may extend hours of operation based 
upon observed commercial use of the site. 

 
A poll vote was taken which stood as follows: 
 
AYES: Patton, Ogdin, Kennedy, Frenn 
 
NAYS: None 
 
ABSENT: McCormick 
 
ABSTAIN: None 
 
Vice Chair Frenn announced that the motion carried, 4 – 0, and that there is a 10-day 
appeal period. 
 
B. Site Plan Review 90-11 (Shell Station):  A request for a major Site Plan Review 
amendment to the signage, building and canopy color scheme modifications for the 
existing Shell gas station and market located at 150 Placerville Drive.  Applicant’s 
Agent:  RHL Design Group, Inc.  Assessor’s Parcel Nos.:  325:120:54.  Zoning:  C,  
Commercial.  Note:  This request is categorically exempt from environmental review 
pursuant to Section 15301(e&g) of the California Environmental Quality Act Guidelines.  
(Staff: AP) 
 
Associate Planner Painter presented his Memorandum. 
 
No one spoke regarding this request. 
 
Commissioner Patton made a motion that was seconded by Commissioner Ogdin as 
follows: 
 
1. Adopt the Staff Report dated July 8, 2003, and make it a part of the public 
record; and, adopt staff’s Memorandum dated August 26, 2003, and make it a part 
of the public record. 
 
2. Make the following findings: 

 
A. The use of the brighter color scheme proposed would create an  image 
in stark contrast from those which are found in the immediate area.   
 
B. This request is not consistent with the purpose and intent of the Site 
Plan Review Regulations that are intended to encourage harmonious 
development of property within the City in that the bright colors proposed 
for the re-imaging are not in character with the commercial development 
along Placerville Drive. 
 

3. Disapprove the amendment to Site Plan Review 90-11, a request made by 
RHL Design Group for the remodeling (re-imaging) of the existing canopy, pump 




