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AGENDA ITEM NO: X-B 
 
 

- CITY OF CLOVIS - 

REPORT TO THE PLANNING 

COMMISSION 
 
 
TO:  Clovis Planning Commission 
 
FROM: Planning and Development Services 
 
DATE:  May 31, 2018 
 

SUBJECT: Consider Approval, Res. 18-___, CUP2018-02, A request to approve a 
conditional use permit to allow a 24-hour drive-up/ drive-thru window use, 
including outdoor seating in association with a proposed Starbucks for 
property located near the northwest corner of Shaw and Leonard 
Avenues.  Cloverleaf Capital, LLC., owner/ applicant. 

 
ATTACHMENTS: 
 Figure 1:  Location Map 

Exhibit “A:”  CUP2018-02 Conditions of Approval 
Attachment 1: Draft CUP Resolution 
Attachment 2: Correspondence from Commenting Agencies 
Exhibit “B:”  Building (Color) Elevations 
Exhibit “C:”  Building Elevations 
Exhibit “D:”  Floor Plan 
Exhibit “E:”  Site Plan 
Exhibit “F:”  Landscape Plan 
 

CONFLICT OF INTEREST 
 
None. 
 

RECOMMENDATION 
 
Staff recommends that the Planning Commission: 
 

• Approve Conditional Use Permit CUP2018-02, subject to the conditions of 
approval listed as Exhibit “A;” and 
 

• Make a finding of consistency that the dedication toward public right-of-way is 
proportionate to the development being requested. 
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EXECUTIVE SUMMARY 
 
The applicant is requesting approval of a conditional use permit for a 24-hour drive-up/ 
drive-thru window use, including outdoor seating in association with a proposed 
Starbucks located near the northwest corner of Shaw and Leonard Avenues.  The 
proposed project is located within Planning Area 4 of the Loma Vista Community 
Centers North and South Master Plan.  Approval of this conditional use permit will allow 
the applicant to continue processing development drawings.  Conditions of approval are 
attached under Exhibit “A,” establishing standards for construction and operation.  
Issues to consider with this request include providing adequate vehicle stacking for the 
drive-up window area, screening, outdoor seating, hours of operation, architecture style, 
parking stalls, and signage.   
 

BACKGROUND 
 

• General Plan Designation: General Commercial 

• Specific Plan: Loma Vista Specific Plan (General Commercial) 

• Existing Zoning: P-C-C (Planned Commercial Center) 

• Lot Size: 4.21 acres 

• Current Land Use: Vacant 

• Adjacent Land Uses: North: Rural Residential 
 South: Agricultural 

 East: Rural Residential 
 West: Rural Residential 

 
On November 13, 2017, the Clovis City Council approved an amendment to the 
development standards of Planning Area 4 of the Loma Vista Community Centers North 
and South Master Plan to allow drive-up/ drive-through restaurants.  The amendment 
applied to approximately 16 acres of property, which includes the project site where 
Starbucks is being proposed.   
 

PROPOSAL AND ANALYSIS 
 
Project Site and Drive-Up Lane Vehicle Stacking 
 
The applicant is requesting approval of a conditional use permit for the installation of a 
drive-up/ drive-thru window service in association with a 1,850 square foot Starbucks 
establishment to be developed at this site.  The Starbucks establishment would utilize a 
drive-up lane along the western side of the proposed building.  Drive-up window 
standards for the City of Clovis require a minimum of eight vehicular stacking spaces 
from the throat of the drive-up window lane to the service window.  The drive as 
proposed by the applicant accommodates a minimum of eight stacked vehicles, which 
meets the City’s requirement.   
 
 
 



Planning Commission Report 
CUP2018-02 

May 31, 2018 
 

CUP2018-02 5/22/2018 12:56:17 PM Page 3 of 11 

Drive-up Window Screening 
 
The drive-up window lane is shown approximately 30 feet from the Shaw Avenue street 
frontage, running parallel to the west and south elevations of the proposed building.  As 
vehicles follow this course, the headlights are not expected to interfere with traffic on 
Shaw Avenue because the drive-thru lane would be separated from Shaw Avenue by 
landscaping proposed along this frontage.  Furthermore, the applicant will be required 
to provide a combination of a 3-foot high masonry wall and landscaping along the Shaw 
Avenue frontage and the west drive entrance.  Measurement shall be from the top of 
curb of the drive-thru lane. 
 
Outdoor Seating 
 
The applicant is requesting approval of outdoor dining and seating in association with 
the Starbucks establishment.  The applicant is seeking to utilize the area directly in front 
of the east elevation of the Starbucks establishment where the main entrance will be 
located.  
 
Hours of Operation 
 
The applicant is requesting to operate the Starbucks drive-thru use 24-hours daily.  
These hours are consistent with similar uses where the subject site is surrounded 
entirely by commercial uses.  The nearest residential property line is located 
approximately 600 feet to the east of the proposed Starbucks.  Although the project site 
is currently vacant, the vicinity areas surrounding the proposed building are planned for 
commercial uses; therefore, at full-buildout, the subject building will be surrounded 
entirely by commercial uses.  The zoning ordinance does not otherwise prohibit hours 
of operation within commercial zone districts.  As a result, staff does not oppose the 
requested hours of operation for the establishment’s drive-thru use.   
 
Architectural Elevations 
 
The applicant is proposing to utilize the mission revival architectural style for 
development of the 5,000 square foot building.  This architectural style is included in the 
Loma Vista Community Centers North and South Master Plan as a viable option.  
Additionally, the approved gas station/ convenience store is proposed on the east side 
of the Starbucks building and will utilize the same architectural design.   
 
Parking 
 
The proposed commercial building is required to provide parking at a minimum of 5.4 
stalls for every 1,000 square feet of building area.  In this case, the overall proposed 
building area is 5,000 square feet, requiring a total of 27 parking stalls.  With this 
request, the applicant is proposing 82 parking stalls.  The Project exceeds the required 
parking stall requirements but will assist with the overall parking count of the center 
when fully developed.  
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Signage 
 
The project site is zoned P-C-C (Planned Commercial Center), which provides the 
opportunity for the applicant to develop and propose a comprehensive signage 
program.  The developer will be required to amend the P-C-C zoning to memorialize a 
Master Sign Program for the entire shopping center identified as Planning Area 4 in the 
Community Centers Master Plan. 
 
Public Comments 
 
A public notice was sent to area residents within 550 feet of the property boundaries.  
Staff has not received comments or concerns from the public upon finalization of this 
report. 
 
Review and Comments from Agencies 
 
The Project was distributed to all City Divisions as well as outside agencies, including 
Cal Trans, Clovis Unified School District, Fresno Irrigation District, Fresno Metropolitan 
Flood Control District, AT&T, PG&E, San Joaquin Valley Air Pollution Control District, 
and the State Department of Fish and Wildlife.   
 
Comments received are attached only if the agency has provided concerns, conditions, 
or mitigation measures.  Routine responses and comment letters are placed in the 
administrative record and provided to the applicant for their records. 
 
Community Facilities District 
 
The fiscal analysis of the Southeast Urban Center Specific Plan identified possible long-
term funding shortfalls in the City’s operating and maintenance costs.  To address this 
issue the City of Clovis is implementing a Community Facilities District.  Community 
Facilities Districts (CFD’s) are a means of providing additional funding for the provision 
of public safety in newly developing areas of the community where the city would not 
otherwise be able to afford to continue to provide an adequate level of service as the 
City continues to grow.  The use of CFD’s is fairly common among cities in California 
experiencing high rates of growth during this past decade, such as Clovis, due to 
significant losses of local revenue from tax shifts authorized by the State of California 
and the need to continue to provide an adequate level of service as growth occurs.  
 
A condition of approval has been added to this conditional use permit requiring 
participation of this conditional use permit in the CFD.  
 
Consistency with General Plan Goals and Policies 
 
Staff has evaluated the Project in light of the General Plan Land Use goals and policies.  
The following goals and policies reflect Clovis' desire to maintain Clovis’ tradition of 
responsible planning and well managed growth to preserve the quality of life in existing 
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neighborhoods and ensure the development of new neighborhoods with an equal 
quality of life.  The goals and policies seek to foster more compact development 
patterns that can reduce the number, length, and duration of auto trips. 
 

Goal 3:  Orderly and sustainable outward growth into three Urban Centers with 
neighborhoods that provide a balanced mix of land uses and development 
types to support a community lifestyle and small town character.  

 

Policy 3.2 Individual development project. When projects are proposed in an Urban 
Center, require a conceptual master plan to show how a proposed project 
could relate to possible future development of adjacent and nearby 
properties. The conceptual master plan should generally cover about 160 
acres or the adjacent area bounded by major arterials, canals, or other 
major geographical features. The conceptual master plan should address:  

 
A. Compliance with the comprehensive design document  
B. A consistent design theme  
C. A mix of housing types  
D. Adequate supply and distribution of neighborhood parks  
E. Safe and direct pedestrian and bicycle linkages between residential 

areas and school sites, parks, and community activity centers 
 

Policy 3.3  Completion of Loma Vista. The City prioritizes the completion of Loma 
Vista while allowing growth to proceed elsewhere in the Clovis Planning 
Area in accordance with agreements with the County of Fresno and LAFCo 
policies. 

 

Policy 3.5  Fiscal sustainability. The City shall require establishment of community 
facility districts, lighting and landscaping maintenance districts, special 
districts, and other special funding or financing tools in conjunction with or 
as a condition of development, building or permit approval, or annexation or 
sphere of influence amendments when necessary to ensure that new 
development is fiscally neutral or beneficial.  

 

Goal 6:  A city that grows and develops in a manner that implements its vision, 
sustains the integrity of its guiding principles, and requires few and 
infrequent amendments to the General Plan.  

 

Policy 6.2  Smart growth. The city is committed to the following smart growth goals.  

•   Create a range of housing opportunities and choices. 

•    Create walkable neighborhoods. 

•   Foster distinctive, attractive communities with a strong sense of place. 

•   Mix land uses. 

•    Strengthen and direct development toward existing communities. 

•   Take advantage of compact building design. 
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California Environmental Quality Act (CEQA) 
 
This project is in substantial conformance with the environmental analysis performed for 
Rezone Amendment R2008-07A2, Conditional Use Permit CUP2017-11, and Site Plan 
Review SPR2017-14.  No major revisions will be required with the adopted Mitigated 
Negative Declaration to accommodate the proposed project, therefore, subject to 
CEQA Sections 15162 and 15182 no further environmental review is required for this 
project. 
 
The City published notice of this public hearing in The Business Journal on Monday, 
May 21, 2018.   
 

FISCAL IMPACT 
 
None. 
 

REASONS FOR RECOMMENDATION 
 
The proposed conditional use permit is consistent with the goals and policies of the 
General Plan, Loma Vista Specific Plan, Planning Area 4 of the Community Center 
Master Plan, and Development Code.  Staff therefore recommends that the Planning 
Commission approve CUP2018-02, subject to the conditions of approval attached as 
Exhibit “A.” 
 
The findings to consider when making a decision on a conditional use permit 
application include:  
 

1. The proposed use is conditionally allowed within, and would not impair the 
integrity and character of, the subject zoning district and is in compliance with 
all of the applicable provisions of this Development Code; 

2. The proposed use is consistent with the General Plan and any applicable 
specific plan; 

3. The design, location, size, and operating characteristics of the proposed use 
are compatible with the existing and future land uses and would not create 
significant noise, traffic, or other conditions or situations that may be 
objectionable or detrimental to other allowed uses operating nearby or 
adverse to the public interest, health, safety, convenience, or welfare of the 
City; 

4. The subject parcel is physically suitable in size and shape for the type and 
density/intensity of use being proposed; 

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

6. The proposed project has been reviewed in compliance with the provisions of 
the California Environmental Quality Act (CEQA) and there would be no 
potential significant negative effects upon environmental quality and natural 
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resources that would not be properly mitigated and monitored, unless findings 
are made in compliance with CEQA. (§ 2, Ord. 14-13, eff. October 8, 2014) 

 

ACTIONS FOLLOWING APPROVAL 
 
None. 
 

NOTICE OF HEARING 
 
 Property owners within 550 feet notified:  25 
 Interested individuals notified:   10 
 
 
Prepared by:  George González, MPA, Associate Planner 
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FIGURE 1 

PROJECT LOCATION MAP 
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EXHIBIT “A” 

Conditions of Approval – CUP2018-02 

 

PLANNING DIVISION CONDITIONS 

(George González, Division Representative – (559) 324-2383) 
 

1. This Project is subject to the development standards of the Loma Vista Specific 
Plan and Loma Vista Community Centers North and South Master Plan. 

 
2. This use permit is granted for a drive-up/ drive-thru window use, including 

outdoor seating in association with a Starbucks establishment for property 
located near the northwest corner of Shaw and Leonard Avenues. 
 

3. The drive-thru hours of operation shall be 24-hours daily.   
 

4. The drive-up lane shall be screened through the use of a combination of a 3-foot 
high masonry wall and landscaping along the Shaw Avenue street frontage and 
the west drive entrance.  The top of the wall and landscaping shall measure 3’ 
high from the top of curb of the drive-thru lane.  Adequacy of this treatment shall 
be reviewed during the Building Permit Review phase.  Any removal of the 
landscaping in areas approved to be used in place of a screen wall will be 
required to be replaced within 60 days with mature plants or a masonry wall 
matching the existing. 
 

5. This conditional use permit is approved per the attached Exhibit “B,” Exhibit “C,” 
Exhibit “D,” Exhibit “E,” and Exhibit “F” of this report.  Specific details will be 
evaluated with the site plan review.  Any major modification will require an 
amendment to this conditional use permit. 
 

6. Setbacks shall be measured to the exterior face of the framing of the structure.  
Exceptions to the setbacks are identified in §9.24.100, of the Clovis 
Development Code. 
 

7. All landscaping (open space and private yards) shall conform with the City of 
Clovis Water Efficient Landscape Ordinance. 
 

8. Parking for this project shall be provided at a ratio of 5.4 parking stalls for each 
1,000 square feet of building area. 
 

9. The developer shall provide one (1) paved 12’ x 40’ x 14’ (vertical clearance) 
loading space.  The loading space shall not be placed in a drive isle, drive back-
up area or in a pedestrian pathway. 
 

10. The parking lot, landscaping and open areas shall be kept free of litter and 
debris through routine maintenance. 
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11. All exterior lighting shall not interfere with the driving safety of vehicular traffic per 
Planning Division Standards. 
 

12. All conditions of R2008-07A2, CUP2017-11, SPR2017-14, and any other 
applicable conditions are hereby referred to and made a part of this conditional 
use permit. 
 

CLOVIS UNIFIED SCHOOL DISTRICT CONDITIONS 

(Michael Johnston, CUSD Representative – 559-327-9000) 
 

13. The development of this project is subject to the Clovis Unified School District 
impact fee.  See the attached letter. 
 

FRESNO METROPOLITAN FLOOD CONTROL DISTRICT CONDITIONS 

(Michael Maxwell, FMFCD Representative - 456-3292) 
 

14. The Applicant shall refer to the attached FMFCD requirements.  If the list is not 
attached, please contact the District for the list of requirements. 
 

FRESNO IRRIGATION DISTRICT CONDITIONS 

(Laurence Kimura, FID Representative - 233-7161) 
 

15. The Applicant shall refer to the attached FID correspondence.  If the list is not 
attached, please contact the District for the list of requirements. 
 

Administration Department Conditions 

(John Holt, Department Representative – (559) 324-2111) 
 

16. Prior to approval, recordation or filing of an annexation, final map, or site plan, 
the property covered by the project shall be included within or annexed to a 
Community Facilities District (CFD), established by the City for the provision of 
public facilities and services, for which proceedings have been consummated, 
and shall be subject to the special tax approved with the formation or annexation 
to the CFD.  The CFD applies only to residential projects. 
 

17. The applicant and the property owner acknowledge and agree that if the project 
were not part of a CFD, the City might lack the financial resources to operate 
facilities and provide public services, such as police protection, fire protection, 
emergency medical services, park and recreation services, street maintenance 
and public transit.  Absent the requirement for inclusion of the project within a 
CFD, the City might not be able to make the finding that the project is consistent 
with the General Plan and relevant specific plans and might not be able to make 
the findings supporting approval of the project as required by the Subdivision 
Map Act and the California Environmental Quality Act, and the City might be 
required to deny the application for the project. 
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18. The owner/developer shall notify all potential lot buyers prior to sale that this 
project is a part of a Community Facilities District and shall inform potential 
buyers of the special tax amount.  Said notification shall be in a manner 
approved by the City.  This requirement may be waived at the discretion of the 
City Council if, at the time of the approval, recordation or filing of the project, the 
City Council has determined that it is not necessary that the project be included 
in the CFD. 
 

19. The applicants shall reimburse the City for any expense associated with the 
transition agreement for fire services with the Fresno County Fire Protection 
District that would apply to this proposal. 

 

 



 

 

 

 

 

 

 

 

 

 

DRAFT RESOLUTION 

 

 

 

 

 

 

 

 

 

ATTACHMENT 1 



DRAFT 
RESOLUTION 18-____ 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CLOVIS APPROVING A 

CONDITIONAL USE PERMIT FOR A 24-HOUR DRIVE-UP/ DRIVE-THRU WINDOW USE, INCLUDING 

OUTDOOR SEATING IN ASSOCIATION WITH A PROPOSED STARBUCKS FOR PROPERTY 

LOCATED NEAR THE NORTHWEST CORNER OF SHAW AND LEONARD AVENUES 
 

 WHEREAS, Cloverleaf Capital, LLC., 5101 Merlot Court, Visalia, CA 93291, has applied for a 
Conditional Use Permit CUP2018-02; and 
 
 WHEREAS, this is a request to approve a conditional use permit for a 24-hour drive-up/ drive-
thru window use, including outdoor seating in association with a proposed Starbucks for property located 
near the northwest corner of Shaw and Leonard Avenues, in the City of Clovis; and 
 

WHEREAS, a public notice was sent out to area residents within 550 feet of said property 
boundaries ten days prior to said hearing; and  

 

WHEREAS, a duly noticed hearing was held on May 31, 2018; and 
 

WHEREAS, the proposed Conditional Use Permit CUP2018-02, was assessed under the 
provisions of the California Environmental Quality Act (CEQA) and the potential effects on the 
environment were considered by the Planning Commission, together with comments received and public 
comments, and the entire public record was reviewed; and   

 

WHEREAS, the Commission does find the project in substantial conformance with the 
environmental analysis performed for Rezone Amendment R2008-07A2, Conditional Use Permit 
CUP2017-11 & Site Plan Review SPR2017-14.  No major revisions will be required with the adopted 
Mitigated Negative Declaration to accommodate the proposed project, therefore, subject to CEQA 
Sections 15162 and 15182 no further environmental review is required for this project; and 

 
WHEREAS, the Commission has reviewed and considered the staff report and all written 

materials submitted in connection with the request including the conditions attached as Exhibit “A” to this 
resolution and incorporated herein by this reference, and hearing and considering the testimony 
presented during the public hearing; and: 
 

1. The proposed use is conditionally allowed within, and would not impair the integrity and 
character of, the subject zoning district and is in compliance with all of the applicable 
provisions of this Development Code; 

 
2. The proposed use is consistent with the General Plan and any applicable specific plan; 

 
3. The design, location, size, and operating characteristics of the proposed use are 

compatible with the existing and future land uses and would not create significant noise, 
traffic, or other conditions or situations that may be objectionable or detrimental to other 
allowed uses operating nearby or adverse to the public interest, health, safety, 
convenience, or welfare of the City; 

 
4. The subject parcel is physically suitable in size and shape for the type and 

density/intensity of use being proposed; 
 

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

 



6. The proposed project has been reviewed in compliance with the provisions of the 
California Environmental Quality Act (CEQA) and there would be no potential significant 
negative effects upon environmental quality and natural resources that would not be 
properly mitigated and monitored, unless findings are made in compliance with CEQA. 
(§ 2, Ord. 14-13, eff. October 8, 2014) 

 
 NOW, THEREFORE, BE IT FURTHER RESOLVED that the Clovis Planning Commission does 
approve CUP2018-02, subject to the attached conditions labeled Exhibit "A." 
            
  *  *  *  *  *  * 
 
 The foregoing resolution was adopted by the Clovis Planning Commission at its regular meeting 
on May 31, 2018, upon a motion by Commissioner _________, seconded by Commissioner _________, 
and passed by the following vote, to wit: 
 
AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
 
PLANNING COMMISSION RESOLUTION NO. 18-___ 
DATED: May 31, 2018 
 
 
 ________________________________ 
 Paul Hinkle, Chair 
 
 
ATTEST: _____________________________ 
  Dwight Kroll, AICP, Secretary 
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