
       Planning Commission 
Memorandum 

 
Community & Economic Development Department             Planning Division 

3900 Main Street, Riverside, CA 92522 | Phone: (951) 826-5371 | RiversideCA.gov 
 

Page 1  February 18, 2016 
P15-1030 

PLANNING COMMISSION HEARING DATE:   FEBRUARY 18, 2016 
AGENDA ITEM NO.:  2  

PROPOSED PROJECT 

 
 

RECOMMENDATIONS 

Staff Recommends that the City Planning Commission:  

1. RECOMMEND that the City Council DETERMINE that Planning Case P15-1030 (Conditional 
Use Permit) is categorically exempt from the provisions of the California Environmental 
Quality Act per Section 15301 (Existing Facilities) of the CEQA Guidelines. 

2. RECOMMEND APPROVAL of Planning Case Number: P15-1030 (Conditional Use Permit), 
based on the findings outlined in the staff report and summarized in the attached 
findings and subject to the recommended conditions. 

Case Numbers P15-1030 (Conditional Use Permit) 

Request A Conditional Use Permit to establish a veterinary clinic in an existing 6,058 
square foot commercial building. 

Applicant Andrew Lemmer, TerWisscha Construction, Inc. 

Project 
Location 4375 Van Buren Boulevard  

 

APN 191-240-042 

Project area 0.81-acre  

Ward 5 

Neighborhood Arlington 

Specific Plan None 

General Plan 
Designation C - Commercial 

Zoning 
Designation 

CR-S-1-X – Commercial Retail, 1 
story maximum building height, 
and six foot (6’) building 
setback along the southern 
property line. 

Staff Planner Sean P. Kelleher, Associate Planner; 951-826-5712; SKelleher@riversideca.gov 
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SITE BACKGROUND 

The 0.81–acre property, property is currently developed with a 6,058 square foot commercial 
building and associated parking and landscaping improvements.  The site was most recent 
utilized as a pool sales and supply store. 

PROPOSAL 

The applicant is requesting approval of a Conditional Use Permit to establish a veterinary clinic.  
The veterinary clinic will be the only use on-site and will provide the following services: general 
care, vaccinations, check-ups, and reproduction services, grooming, and incidental retail.  The 
business hours of operation are Monday through Friday from 8:00 AM to 7:00 PM and Saturday 
and Sunday from 8:00 AM to 5:00 PM. No modifications to the property are proposed as part of 
this request, aside from new landscaping is adjacent to Van Buren Boulevard frontage.    

PROJECT ANALYSIS  

Authorization and Compliance Summary 

 N/A Consistent Inconsistent 
General Plan 2025  
The proposed project is consistent with the underlying General 
Plan 2025 land use designation of C-Commercial, which will 
further the intent of the General Plan by facilitating continued 
commercial use and upgrading of a developed commercial 
property within the City.  

☐  ☐ 

Specific Plan 
The project site is not located within a Specific Plan.  ☐ ☐ 

Zoning Code Land Use Consistency (Title 19) 
The underlying CR-Commercial Retail Zone is consistent with the 
C-Commercial General Plan land use designation. Proposed 
Veterinary Services are subject to a Conditional Use Permit. 

☐  ☐ 

Compliance with Citywide Design & Sign Guidelines 
The proposed project substantially meets the objectives of the 
City’s design guidance document, subject to the 
recommended conditions of approval detailed below.  

☐  ☐ 

Compliance with Development Standards 
The underlying base zone CR-Commercial Retail allows for 
Veterinary Services. Chapter 19.430 established development 
standards for Veterinary Services. As is demonstrated in the 
table below, the project is consistent with all applicable 
development standards.  

☐  ☐ 
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COMPLIANCE WITH APPLICABLE DEVELOPMENT STANDARDS 

Standard Proposed/Existing Consistent Inconsistent 

Min. Parking 

Veterinary Services 
(clinic and hospital, 

may include 
accessory 

grooming and 
boarding) 

 
1 space/180 

square feet of floor 
area 

34 49  ☐ 

Chapter 19.430 Veterinary Services, requires that the building space be adequately 
soundproofed that no noise carry beyond the space the use occupies and that the facility is 
designed to meet the standards of Title 7 “Noise Control”.  An Acoustical Analysis was prepared 
for the project by Eilar Associates, Inc.  The findings of the analysis indicated that 40.2 dBA is the 
highest decibel level that will be received by an adjacent property.  The receiving property is 
zoned Single-family Residential (R-1-7,000) which has a maximum night time noise level of 45 dBA 
and a maximum day time noise level of 55 dBA.  Therefore, the project has been designed to 
meet the standards of Title 7 “Noise Control”. 

ENVIRONMENTAL REVIEW 

This proposal is exempt from California Environmental Quality Act (CEQA) review pursuant to 
Section 15301, as the project constitutes an existing facility. 

NEIGHBORHOOD COMPATIBILITY 

The project site is located within the Arlington Neighborhood along Van Buren Boulevard.  The 
property was rezoned from R-1 65 to C-2-S-1-X (now designated as CR-S-1-X – Commercial Retail 
in January 1984.  The site has both a single story building height zoning overlay and a setback 
overlay of 6’ from the southerly property line.  These overlays were implemented to maintain 
compatibility of a commercial use with the adjacent residential uses.  The residential uses to the 
south and east have existed since the site was developed.  Furthermore, the proposed use is 
consistent with noise standards in the municipal code. 

PUBLIC NOTICE AND COMMENTS 

Public hearing notices were mailed to property owners within 300 feet of the site.  As of the 
writing of this report, no responses have been received by Planning Staff. 

APPEAL INFORMATION 

Actions by the City Planning Commission, including any environmental finding, may be 
appealed to the City Council within ten calendar days after the decision.  Appeal filing and 
processing information may be obtained from the Planning Department Public Information 
Section, 3rd Floor, City Hall. 
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EXHIBITS LIST  

1. Findings 
2. Staff Recommended Conditions of Approval  
3. Aerial Photo/Location 
4. General Plan Map 
5. Zoning Map 
6. Project Plans  

 
 
 

 
Report and Recommendations Prepared by: Sean P. Kelleher, Associate Planner 
Report and Recommendations Reviewed by: Ted White, City Planner 
Report and Recommendations Approved by:  Rafael Guzman, 

Community Development Director 
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PLANNING CASES:  P15-1030 (Conditional Use Permit) 

 
Conditional Use Permit Findings pursuant to Chapter 19.760.040 

A. The proposed Veterinary Clinic use is substantially compatible with other existing and 
proposed uses in the area, including factors relating to the nature of its location, operation, 
building design, site design, traffic characteristics and environmental impacts; 

B. The proposed Veterinary Clinic use will not be materially detrimental to the health, safety 
and general welfare of the public or otherwise injurious to the environment or to the property 
or improvements within the area, with implementation of the recommended conditions of 
approval;  

C. The proposed Veterinary Clinic use will be consistent with the purposes of the Zoning Code 
and the application of any required development standards is in the furtherance of a 
compelling governmental interest and is the least restrictive means of furthering that 
compelling governmental interest.  

EXHIBIT 1 – FINDINGS 

COMMUNITY & ECONOMIC DEVELOPMENTDEPARTMENT PLANNING DIVISION 
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RECOMMENDED CONDITIONS & GENERAL INFORMATION NOTES 

PLANNING CASES:  P15-1030 (Conditional Use Permit) 

Case Specific 

 Planning 

1. The Veterinary Clinic shall be developed and operated substantially as described in the 
text of this staff report and as shown on the plot plan on file with this case, except for any 
specific modifications that may be required by these conditions of approval.  

2. The applicant is advised that the business or use for which this conditional use permit is 
granted cannot be legally conducted on the subject property until all conditions of 
approval have been met to the satisfaction of the Planning Division. 

Operational Conditions 

3. The applicant shall be responsible for maintaining free of litter, the area adjacent to the 
premises over which they have control. 

4. A copy of the Conditional Use Permit and the final Conditions of Approval shall be 
available at the site and presented to City staff, including the Police Department and 
Code Enforcement, upon request.  Failure to have the latest approved conditions 
available upon request will be grounds for revocation. 

5. Provisions shall be made for regular on-site maintenance and clean-up of the property. 

Prior to Building Permit Issuance 

6. Staff Required Plot Plan Conditions:  Revise the submitted plot plan such that the plan 
provided for building permit plan check incorporates the following changes: 

a. A minimum 12-inch concrete walkway, including curb width, shall be provided 
along the sides of landscape planters whenever the side of a parking stall is 
adjacent to it; 

b. Provision for handicap accessible parking as deemed necessary by Building and 
Safety Division; 

c. Provision for screening any ground-mounted equipment to the satisfaction of 
Planning Staff;  

EXHIBIT 2 – STAFF RECOMMENDED CONDITIONS OF APPROVAL 

COMMUNITY & ECONOMIC DEVELOPMENTDEPARTMENT PLANNING DIVISION 
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d. Provision for wheel stops where parking spaces are adjacent to pedestrian 
walkways, screen walls or building walls;  

Prior to Release of Utilities and/or Occupancy: 

7. Install the landscape and irrigation per the approved plans and submit the completed 
“Certificate of Substantial Completion” (Appendix C of the Water Efficient Landscaping 
and Irrigation Ordinance Summary and Design Manual) signed by the Designer/auditor 
responsible for the project.  Call the Planning Division to schedule the final inspection at 
least one week prior to needing the release of utilities.  Additional plant material may be 
required upon final inspection if better coverage is needed. 

Standard Conditions 

8. There is a 24-month time limit on this approval, which begins following City Council 
approval of this case. 

9. Enumeration of the conditions herein shall not exclude or excuse compliance with all 
applicable rules and regulations in effect at the time this permit is exercised. 

10. The Project must be completed per the Conditional Use Permit approved by the 
Planning Commission, including all conditions listed in this report.  Any substantial 
changes to the Project must be approved by the Planning Commission or minor 
modifications by Design Review Staff. Upon completion of the Project, a Design Review 
Staff inspection must be requested, and UTILITIES will not be released until it is confirmed 
that the approved plans and all conditions have been implemented. 

11. Within 30 days of approval of this case by the City, the developer shall execute an 
agreement approved by the City Attorney's Office to defend, indemnify, including 
reimbursement, and hold harmless the City of Riverside, its agents, officers and 
employees from any claim, action, or proceeding against the City of Riverside, its agents, 
officers, or employees to attack, set aside, void, or annul, an approval by the City's 
advisory agency, appeal board, or legislative body concerning this approval, which 
action is brought within the time period provided for in Section 66499.37 of the 
Government Code. The City will promptly notify the developer of any such claim, action 
or proceeding and the City will cooperate in the defense of the proceeding. 

12. The applicant is advised that the business or use for which this conditional use permit is 
granted cannot be legally conducted on the subject property until all conditions of 
approval have been met to the satisfaction of the Planning Division.  

13. This project shall fully and continually comply with all applicable conditions of approval, 
State, Federal and local laws in effect at the time the permit is approved and exercised 
and which may become effective and applicable thereafter, and in accordance with 
the terms contained within the staff report and all testimony regarding this case.  Failure 
to do so will be grounds for Code Enforcement action, revocation or further legal action. 

14. This use permit may be modified or revoked by the City Planning Commission or the City 
Council should they determine that the proposed use or conditions under which it is 
being operated or maintained is detrimental to the public health, welfare or materially 
injurious to public safety, property or improvements in the vicinity or if the property is 
operated or maintained so as to constitute a public nuisance. 



 

EXHIBIT 2- STAFF RECOMMENDED CONDITIONS OF APPROVAL  February 18, 2016 
Page 8    P15-1030 

15. The applicant shall comply with all federal, state and local laws and shall cooperate with 
the Riverside Police Department (RPD) in the enforcement of all laws relating to this 
permit. Material violation, as determined by the City Planning Commission, of any laws in 
connection with this use or failure to cooperate with RPD will be cause for revocation of 
this permit. 

16. This permit is issued based upon the business operations plan and information submitted 
by the applicant, which has been used as the basis for evaluation of the proposed use in 
this staff report and for the conditions of approval herein. Permittee shall notify 
Community Development Department, Planning Division, of any change in operations 
and such change may require a revision to this permit.  Failure to notify the city of any 
change in operations is material grounds for revocation of this conditional use permit. 

17. The applicant herein of the business subject to this conditional use permit acknowledges 
all of the conditions imposed and accepts this permit subject to those conditions and 
with the full awareness of the provisions of Title 19 of the Riverside Municipal Code. The 
applicant shall inform all its employees and future operators of the business subject to this 
permit of the restrictions and conditions of this permit as they apply to the business 
operations. 

18. Failure to abide by all conditions of this permit shall be cause for revocation. 

19. The plans shall be submitted for plan check review to assure that all required conditions 
have been met prior to exercising of this permit. 

20. The subject property shall be developed and operated substantially as described in the 
text of this report and as shown on the plot plan on file with this case except for any 
specific modifications that may be required by these conditions of approval. 

21. The applicant shall continually comply with all applicable rules and regulations in effect 
at the time permit is approved and exercised and which may become effective and 
applicable thereafter. 

 Public Works - Forestry and Landscape  

Contact Guy Tanaka at gtanaka@riversideca.gov or 951-351-6313 for questions regarding street 
tree conditions or corrections. 

22. Street Trees required: 24" box size; species and quantity to be determined prior to 
installation of new landscaping. Deep root irrigation required. 

 Fire Department 

Contact Margaret Albanese at 951-826-5455 for questions regarding fire conditions or 
corrections. 

The following to be met prior to construction permit issuance: 

23. Requirements for construction shall follow the currently adopted California Building Code 
and California Fire Code with City of Riverside amendments. 

24. Construction plans shall be submitted and permitted prior to construction. 
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