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This Study Session is to introduce and review approaches for addressing General Plan 
implementation items in Phase 2 of the Zoning update. These implementation items 
include:  
 

1. Automobile sales and service uses,  
2. Vehicle sales and dealerships in the Rancho San Clemente Business Park,  
3. Fueling stations, and  
4. Farmers’ Markets  

 
The regulatory amendments update the Zoning Ordinance and Specific Plans for 
consistency with the Centennial General Plan (CGP) and to implement several policy 
items directed by the City Council.     
  
BACKGROUND 
 
Following the adoption of the CGP, staff has been working towards making the Zoning 
Ordinance and Specific Plans consistent.  A first phase of this project was completed in 
November 2015. This phase refined policies for mixed-use and commercial development 
and land use maps. 
 
On January 6, 2016, the Planning Commission conducted a Study Session overviewing 
the next phase of the consistency project, focused largely on format and the integration 
of Specific Plan uses and development standards into the Zoning Ordinance and map.   
 
On February 17, 2016, the Planning Commission conducted a second Study Session on 
the project to discuss approaches toward implementing several CGP policies.  This 
included policies on automobile uses and farmer’s markets items that will be explored in 
greater detail this evening. 
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DISCUSSION 
   
The following is a discussion of General Plan policy implementation items:  
 

1. Automobile sales and service uses,  
2. Vehicle sales and dealerships in the Rancho San Clemente Business Park,  
3. Fueling stations, and  
4. Farmers’ Markets  

 
For each item below is a description of issues and staff’s working approach to 
implement these policies. Also, attached to this report are referenced CGP policies 
(Attachment 1) and draft zoning amendments (Attachments 2 to 4) for the working 
approaches.     
 
ITEM #1.  Automobile sales and service uses (CGP Policies LU-5.03 to LU-5.05) 
 
Issues for new automotive uses 
 
The CGP goal for automobile-related uses is to: “Encourage the relocation of 
automobile-related uses to industrially-designated lands and business parks and permit 
the continuation of automobile-related uses, existing as of the date of adoption of this 
General Plan,  that do not detract from the aesthetics, character and function of the 
surrounding area.” 
 
Policies prohibit most auto-related uses on properties in mixed-use zones, in the 
pedestrian overlay, and on lots fronting El Camino Real (“prohibited areas”), including 
vehicle dealerships, sales, rental (more than five cars), and service uses (car wash, minor 
repair).  In addition, existing zoning regulations prohibits these uses on properties 
“adjacent” to Residential-Low Density (RL) zones. The exception is an allowance for 
auto-parts stores (no installation) and vehicle rentals with less than five cars on 
commercial properties not in the Pedestrian Overlay.  
  
Issues for existing automotive uses 
 
The CGP carries forward and refines provisions from the 1993 General Plan and the 
Zoning Ordinance, which allow automobile service uses (car washes, minor repair) to 
continue as conforming uses in prohibited areas that were legally established as of 
February 2014 (time of CGP adoption), except for abandoned uses (when operations 
lapse longer than a year). The CGP policies prohibit expansions of auto-related uses. 
Minor expansions of structures are allowed (General Plan cleanups are to clarify this 
intent in overlapping policies). Architectural improvements are however allowed that 
are consistent with Design Guidelines.   
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Working approach (see Attachment 2 for draft amendments) 
   
1. Revise and update the categories and definitions for automobile uses.  

  
2. Modify the zoning non-conforming use exemption [at Section 17.72.030 

“Applicability”] for automobile service uses to include new mixed-use zones. Add 
references to the exemption. 

3. Add a use category “Auto Parts Store” to clarify the sale of auto accessories, parts, 
and fluids is permitted in commercial zones without installation or service [per CGP 
Policy LU-5.03]. 

4. Add a use category “vehicle rental (5 car maximum)” to clarify the use is permitted 
in commercial zones with a Minor Conditional Use Permit (MCUP), including zones 
on El Camino Real. 

5. Prohibit automobile service, sales, rental (more than five cars), and dealerships in 
mixed-use zones, Neighborhood Commercial zones, and in the Pedestrian Overlay.  

6. Modify location requirements to prohibit new uses on properties that are abutting 
residential and mixed-use zones. Currently, the prohibition of uses is limited to 
properties “adjacent” to Residential-Low Density zones (“RL”). 

7. Limit the allowance of new vehicle service, sales, rental (more than five cars) with a 
Conditional Use Permit (CUP) to: Community Commercial (CC) zones and Specific 
Plan commercial zones, such as Neighborhood Commercial (NC) areas of the Talega, 
Rancho San Clemente and Forster Ranch Specific Plans.  

8. Add a special CUP finding that requires fueling stations to: “The proposed use has 
service bays and equipment screened from public views from abutting right-of-way 
of arterial streets and City gateway interchanges, ramps, and intersections 
(gateways are identified in the General Plan).” 

9. Include a Planning Commission process allowing for minor physical expansion of 
buildings that improve architecture and don’t expand auto-uses.  Such a minor 
expansion was a key flexibility in the redesign of Paramount Tire on El Camino Real. 

 
ITEM #2. Vehicle Sales and Service in Rancho San Clemente Business Park Focus Area 
(CGP Policy Reference LU-8.02) 
 
Issue for vehicle sales and service uses  
 
Policy LU-8.02 allows these uses to be conducted within the Business Park of the Rancho 
San Clemente Specific Plan. In addition to the focus area, proposed zoning amendments 
would allow for vehicle dealerships, sales, rental uses in Community Commercial (CC) 
zones (see Item #1 above). 
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Working approach (see Attachment 2 for draft amendments) 
 
1. Revise the definition of vehicle dealerships that groups dealerships with sales, 

leasing, and rental. Also, the definition does not recognize the common provision of 
on-site vehicle services and part sales. 

2. Revise the Rancho San Clemente Specific Plan to allow vehicle sales, dealerships, and 
minor vehicle repair in the Business Park (Light Industrial General Plan designation), 
excluding areas designated for Business Commercial uses. Currently, vehicle sales 
are not allowed in the Specific Plan and the allowance of vehicle service uses is 
limited to properties within and adjacent to the Rancho San Clemente Industrial 
Park. 

  
ITEM #3.  Fueling stations (CGP Reference: Policy LU-5.01, LU-5.02)    
 
Issues for new fueling stations  
 
The CGP proposes that new fueling stations (filling stations offering gas and vehicle 
service) be added as appropriate within commercial zones and business parks.  The CGP 
policy indicates a number of locational factors and design considerations, including a 
provision limiting stations to a single location in any given intersection. The Zoning 
Ordinance has a number of criteria for the location and design of service stations. Also, 
Conditional Use Permit findings must be met requiring fueling stations be consistent 
with related CGP policies. 
 
Issues for existing fueling stations 
 
The issues are the similar to those described above for existing automobile sales and 
service uses (see Item 1 above). CGP policies allow existing fueling stations continue as 
conforming uses that were legally established as of February 2014 on properties along 
major streets and highways. Staff interprets “major streets and highways” to include 
major, primary, and secondary streets identified in the CGP mobility element, such as El 
Camino Real and freeway interchanges. 
 
Working approach (see Attachment 3 for draft amendments) 
 
1. Add a definition of “fueling station” and refine the definition of Service Station to be 

consistent with terminology of the CGP;  
2. Modify the zoning non-conforming use exemption [at Section 17.72.030 

“Applicability”] for fueling stations to include new mixed-use zones. Add references 
to the exemption. 

3. Limit the allowance of new fueling stations with a CUPto: Community Commercial 
(CC) zones and Specific Plan Neighborhood Commercial zones, such as 
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Neighborhood Commercial (NC) areas of the Talega, Rancho San Clemente and 
Forster Ranch Specific Plans.  

4. Prohibit automobile service, sales, rental (more than five cars), and dealerships in 
mixed-use zones, Neighborhood Commercial zones, and in the Pedestrian Overlay 

5. Modify location requirements to prohibit new uses on properties that are abutting 
residential and mixed-use zones. Currently, the prohibition of uses is limited to 
properties “adjacent” to single-family residential zones (“RL”). 

6. Include a Planning Commission process allowing for minor physical expansion of 
buildings that improve architecture and don’t expand auto-uses. 

7. Modify special use requirements (Chapter 17.28.290) to remove mention of 
“petroleum products.” This is proposed because the term “fueling station” was used 
in the CGP because the City Council specifically wanted to broaden the types of 
fueling stations that could be considered (e.g. larger EV charging stations).   

8. Add a separation requirement to achieve the CGP intersection-exclusive policy (this 
item is pending). Staff is leaning toward limiting the allowance of fueling stations to 
property on one-corner of an intersection of major, primary, and secondary 
roadways identified in the General Plan. 

 
ITEM #4.  Farmers Markets [CGP Policy BPR-6.01 and BPR Implementation, 31] 
 
Issues for farmer’s market use   
 
There aren’t regulations that allow farmer’s markets and access to healthy foods is 
encouraged in CGP policies.  Farmer’s markets operate on a regular schedule typically 
one day per week. Due to the continued schedule, the use does not qualify for 
temporary use permits.  Examples of appropriate regulatory controls are available from 
the experience of other nearby cities. 
 
Working approach (see Attachment 4 for draft amendments) 
   
1. Add provisions into the Zoning Ordinance which would allow farmer’s markets with 

a CUP within: Community Commercial (CC) zones, Public zones, Publicly-owned 
Open Space zones in developed parks, and Specific Plan Neighborhood Commercial 
zones, such as Neighborhood Commercial (NC) areas of the Talega, Rancho San 
Clemente and Forster Ranch Specific Plans.  

2. Limit the allowance of farmer’s markets to sites with a “minimum area of 5,000 or 
greater square feet for Farmer’s Market operations. Farmer’s markets must have 
such space to comprise a significant array of product suppliers.” This standard and 
others are to significantly limit the allowance for farmer’s markets to properties in 
Public zones and Public-owned Open Space zones that could meet required CUP 
findings for compatibility with surrounding properties. A property must be large 
enough to have a sizable accessible pad to support operations. Also, properties in 
these zones (Public, Publicly-owned Open Space) are mostly or entirely owned by 
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the City or other public agencies, so this limits the potential for applications to 
establish farmer’s markets that could be of significant public concern. 

3. Add special use requirements including minimum standards related to frequency, 
hours of operation on operating day, refuse disposal, sound amplification, etc.;  

4. Specify that farmers’ markets shall not create parking conflicts. Staff kept this 
standard general to provide more opportunities for discretion in the review process, 
so a wider-range of parking supply strategies could be considered.  

  
 
ATTACHMENT  

1. Text of referenced Centennial General Plan policies 
2. Draft zoning amendments for vehicle sales and services 
3. Draft zoning amendments for fueling stations 
4. Draft zoning amendments for Farmer’s markets 

 

SS-6



SS-7



SS-8



SS-9



SS-10



SS-11



SS-12



SS-13



SS-14



SS-15



SS-16



SS-17



SS-18



SS-19



SS-20



SS-21



SS-22



SS-23



SS-24



SS-25



SS-26



SS-27




