AGENDA
CITY OF PLYMOUTH

PLANNING COMMISSION
REGULAR MEETING

THURSDAY, JULY 16, 2026

9426 Main Street, Plymouth, California
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Michael Sullivan, Chair
William Klaproth, Vice Chair Thomas Mikkelsen, Planning Commissioner

Micki East, Planning Commissioner Micah Malcolm, Planning Commissioner

PLEASE NOTE: The Council may take up any agenda item at any time, regardless of the
order listed. Action may be taken on any item on the agenda. Members of the public
who wish to speak may be subject to a three (3) minute maximum time limit when
addressing the Council, and/or the City may require speaker identification sheets
be submitted to the Deputy City Clerk prior to being called upon by the Mayor to

provide public comment.







CITY OF PLYMOUTH

PLANNING COMMISSION
REGULAR MEETING AGENDA

Thursday, July 16,2026, at 6:30PM

Plymouth City Hall - 9426 Main Street Plymouth, California

Members of the public not attending in person may submit written public comment prior to the meeting
by emailing your comment to the Planning Clerk at jsmith@cityofplymouth.org before 3:30 PM on the
day of the meeting. Emailed public comments will be distributed to the Commission and made part of
the official record.

Meeting ID: 979 9133 5356 Passcode: 083583
https://zoom.us/j/979913353567?pwd=0mPhsKbhaMCZ4MRjK7XG2C4hPCEOWh.1

Michael Sullivan, Chair
William Klaproth, Vice Chair Thomas Mikkelsen, Commissioner
Micki East, Commissioner Micah Malcolm, Commissioner

This meeting will be recorded. Council Chambers are wheelchair accessible. Special accommodations
may be requested by contacting the Planning Clerk 72 hours in advance of the meeting.

Please silence all cell phones or similar devices.
1. CALL TO ORDER/ROLL CALL:

e RollCall
¢ Flag Salute

2. APPROVAL OF PLANNING COMMISSION REGULAR MEETING AGENDA
FOR JULY 16, 2026

3. PUBLIC COMMENT:

Under provisions of the Government Code, citizens wishing to address the Commission for any
matter not on the agenda may do so at this time by completing and submitting a Speaker
Submittal Form to the Planning Clerk or following the instructions noted on this agenda. Speakers
will be called by the Chair at the point on the agenda when the item will be heard. Speakers
should keep comments to three minutes or less and state their name and community of
residence. Under provisions of the California Government Code, the Commission is prohibited
from materially discussing or taking action on any item not on the agenda unless it can be
demonstrated to be of an emergency nature or an urgent need to take immediate action arose
after the posting of the agenda.

4, PRESENTATIONS/APPOINTMENTS:

41 SELECTION OF A NEW PLANNING COMMISSION CHAIR AND VICE CHAIR
RECOMMENDATION: Discuss and appoint a new Chair and Vice Chair

5. CONSENT CALENDAR ITEMS:
All matters listed under the Consent Calendar are to be considered routine and will be enacted by
one motion. If discussion is required, that particular item will be removed from the consent
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calendar and will be considered separately.

5.1 APPROVAL OF THE PLANNING COMMISSION REGULAR MEETING MINUTES OF
MAY 21, 2026

6. PUBLIC HEARINGS:
6.1 POKERVILLE MARKET NEW GASOLINE SERVICE STATION (18170 STATE
HIGHWAY 49) USE PERMIT AND MAJOR DESIGN REVIEW (PA 2025-16)

7. UNFINISHED BUSINESS: NONE
8. NEW BUSINESS: NONE

9. REPORTS:
Commission
Chairperson
Planning Director
City Staff

10. ADJOURNMENT
The next regular scheduled Planning Commission Meeting Date is August 6, 2026. The meeting will
begin at 6:30pm.

ADDITIONAL INFORMATION

Public documents related to items on the open session portion of this agenda, which are distributed to the Planning
Commission no less than 72 hours prior to the meeting, shall be available for public inspection at the Planning
Clerk’s office located at Plymouth City Hall and at the time of the meeting.

NOTICE:
In compliance with the Americans with Disabilities Act, if you need a disability-related modification or

accommodation, including auxiliary aids or services, to participate in this meeting, please contact the Planning
Clerk at (209) 245-6941 Ext. 254 at least 48 hours prior to the meeting.

CERTIFICATION OF POSTING OF AGENDA

I, Jacob Smith, Planning Clerk for the City of Plymouth, declare that the foregoing agenda for the July 16, 2026,
Regular Meeting of the Plymouth Planning Commission was posted and available for review on July 13, 2026, at
the City Hall of the City of Plymouth, 9426 Main Street, Plymouth, California, 95669. The agenda is also
available on the city website at www.cityofplymouth.org.

Signed at Plymouth, California
sl

Jacob Smith

Planning Clerk
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CITY OF PLYMOUTH

PLANNING COMMISSION
REGULAR MEETING MINUTES

Thursday, May 21,2026, at 6:30PM

Plymouth City Hall - 9426 Main Street Plymouth, California

Michael Sullivan, Chair
William Klaproth, Vice Chair Thomas Mikkelsen, Commissioner
Micki East, Commissioner Micah Malcolm, Commissioner

This meeting will be recorded. Council Chambers are wheelchair accessible. Special accommodations
may be requested by contacting the Planning Clerk 72 hours in advance of the meeting.

Please silence all cell phones or similar devices.

1. CALL TO ORDER/ROLL CALL: Meeting called to order at 6:34pm.
COMMISSIONERS PRESENT: William Klaproth, Thomas Mikkelsen
Micah Malcolm
COMMISSIONERS ABSENT: Michael Sullivan, Micki East
STAFF/ADVISORY PRESENT: Erica Fraser, Planning Director,

Victoria McHenry, City Clerk,
Jacob Smith, Audio/Video Technician

STAFF/ADVISORY ABSENT: None
Flag Salute led by Vice-Chair Klaproth

2. APPROVAL OF PLANNING COMMISSION REGULAR MEETING AGENDA
FOR MAY 21, 2026

Commissioner Malcolm motioned to approve the Planning Commission Regular
Meeting Agenda for May 21, 2026. Second by Commissioner Mikkelsen. Motion
passed with a vote of 3-0 with Chair Sullivan and Commissioner East absent.

3. PUBLIC COMMENT: NONE
4, PRESENTATIONS/APPOINTMENTS: NONE
5. CONSENT CALENDAR ITEMS:

5.1 APPROVAL OF THE PLANNING COMMISSION REGULAR MEETING MINUTES OF
MARCH 5, 2026

Commissioner Malcolm motioned to approve the Planning Commission Regular Meeting
Minutes for March 5, 2026. Second by Commissioner Mikkelsen. Motion passed with a vote
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9.

10.

of 3-0 with Chair Sullivan and Commissioner East absent.
PUBLIC HEARINGS: NONE

UNFINISHED BUSINESS: NONE

NEW BUSINESS:

8.1 9702 MAIN STREET PROJECT (PLYMOUTH HOTEL) DESIGN WORKSHOP (PA
2023-02)
Planning Director Fraser had two design options shared on screen. That the intent of the
design workshop was for the applicant to request direction on which design option the
planning commission would prefer to see prior to developing plans. The applicant preferred
option B. Vice-Chair Klaproth asked if anyone from the applicant party would like to come up
and speak on the design options. Josh Divelbiss, the architect, came forward and went
through the designs for the two options. Highlighting Option A would fit more in the
community. Option B would be more a foothill/rural design option. Highlighting both options
were inspired from local buildings. Planning Commission confirmed that the workshop was
just for guidance, it does not require any decisions or votes. Vice-Chair Klaproth prefers the
design of option A. Vice-Chair Klaproth opened public comment.

Written public comment was submitted by Stephanie Moreno.

Rosemarie Moody voiced concern about the name of the hotel listed on the agenda.
Suggesting that it should be named differently as there is a Plymouth Hotel already
established. She preferred option A as it fits in with Plymouth. She voiced concerns over the
lighting of the hotel.

Robert Moody prefers option A.
David Helwig is partial to option B, voicing that Plymouth needs the hotel.

Harry Joel, the developer of the Hotel and the applicant of the project, preferred option B but
voiced being open to the design.

Nautica, appearing via Zoom, questioned why the images were Al illustrated. Preferring
option A.

Commissioner Malcolm asked the applicant why he is choosing Plymouth and the inspiration
for the hotel. Applicant replied with visiting Plymouth and seeing all the wineries and that
there aren’t a lot of hotels to stay at. Commissioner Malcolm asked the applicant if there was
interest in a historic design to the hotel. Applicant reiterated that he is open to the design.
Commissioner Mikkelsen prefers option B.

REPORTS:
e Commission
e Chairperson
e Planning Director
e City Staff

ADJOURNMENT AT 7:03 PM
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Respectfully Submitted at Plymouth, California
IIsll

Jacob Smith

Planning Clerk
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PLANNING COMMISSION AGENDA ITEM NO. 6.1
7/16/2026

SUBJECT: Pokerville Market New Gasoline Service Station (18170 State
Highway 49) Use Permit and Major Design Review (PA 2025-16)

DEPARTMENT: Planning Department

STAFF: Erica Fraser, AICP, Planning Director

TITLE

Resolutions approving a Major Design Review to construct a new gas station with
related improvements and a Conditional Use Permit for gasoline sales located at
18170 State Highway 49 (APN 010-160-013).

BACKGROUND

The Applicant, VA Ventures, proposes to establish a new gasoline service station at
the existing Pokerville Market, located at 18170 State Highway 49. The project
includes a new fuel canopy with six dispensers, on grade fuel storage tanks, a
monument sign, landscaping, and minor tenant improvements to convert the existing
pharmacy area of the market into a convenience store. The station is proposed to
operate under the Chevron ExtraMile brand. The existing grocery store will continue
to operate.

The proposed project also includes a Conditional Use Permit for gasoline sales (gas
station). Gasoline sales require approval of an Administrative Use Permit prior to
operations. Because this project includes a Major Design Review which is reviewed
by the Planning Commission, the Planning Director has elevated review of the
gasoline sales use permit to the Planning Commission as allowed by the Municipal
Code.

Site and Existing Conditions

The project site is a developed parcel of approximately 1.98 acres located on State
Highway 49. The site is improved with the existing Pokerville Market building of
approximately 19,691 square feet, an existing solar canopy, parking, an existing post
and wire fence, and a shipping container that will remain. The site is zoned Highway
Commercial (HC) and has a general plan land use designation of Highway Commercial
(HC). State Highway 49 is under the jurisdiction of the California Department of
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Transportation (Caltrans), and modifications along the frontage are subject to the
City's Scenic Corridor Design Guidelines.

The proposed site is surrounded by vacant land to the east and south of the project
site, a commercial office building to the north (Ione Band of Miwok Indians tribal

office), and the 49er Village RV Resort to the east (across Highway 49).

Figure 1: Location and Surrounding Area
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ANALYSIS

The proposed project includes a request for a Major Design Review Conditional for
modifications to the existing site which includes a new fuel canopy, fuel storage
tanks, monument sign, and landscaping. A Conditional Use Permit is also required
to operate a gasoline service station. Details regarding each permit type are
discussed in detail below.
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Major Design Review
Fuel Canopy and Site Layout

A new standalone fuel canopy is proposed within the parking area, which will
replace one of the existing solar canopies. Six fuel dispensers are located beneath
the new canopy. The area beneath the existing solar canopy is repurposed for the
on grade fuel storage tanks, which provides a separation between the fuel
dispensing and fuel storage areas. The canopy materials and colors are shown on
the canopy elevations and are proposed to be consistent with the existing market
building and the Chevron ExtraMile branding.

Figure 2: Proposed Site Plan
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Fuel Storage Tanks

The project includes two on grade fuel storage tanks located within the footprint of
the existing solar canopy: a gasoline tank of 12,000 gallons in two compartments,
consisting of 6,000 gallons of unleaded and 6,000 gallons of premium, and a diesel
tank of 12,000 gallons. Each tank measures 33 feet long, 10 feet tall, and 9 feet
wide. The tanks are set back 61.08 feet from the front property line and more than
25 feet from all other property lines, which meets the 25-foot setback required by
the Zoning Ordinance and the Amador County Fire Protection District. Concrete
bollards are proposed for impact protection of the tanks and dispensers.
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Landscaping and Frontage Improvements

Landscaping is shown on the Preliminary Landscape Plan (Sheet L-001) and totals
4,258 square feet. Along the Perimeter of the site, the Applicant is proposing a mix
of deciduous accent trees and evergreen species at approximately 30-foot intervals
which is consistent with the requirements of the Municipal Code.

At Highway 49, the Applicant proposes to plant a mixture of shrubs and
groundcover, however, no trees are proposed along this frontage. Section
19.72.040(D)(1) of the Zoning Ordinance requires trees to be planted 30 feet
apart. Due to the existing configuration of the site and the location of Highway 49,
it is unlikely that trees could be planted in the narrow planter areas, however some
trees could be planted along the frontage. Shrubs and groundcover are proposed to
be planted along Highway 49 which would provide a minimum landscape screen of
30 inches of the parking lot as required by Section 19.72.040(D)(5).

Final landscape plans which conform to the State’s Water Efficient Landscape
Ordinance are required to be submitted and approved prior to issuance of a Building
Permit (Section 19.72.030). Staff has included several conditions of approval
related to landscaping to ensure compliance with the Zoning Ordinance
(Attachment 1).

Figure 3: Preliminary Landscape Plan (Sheet L-001)
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Monument Sign

One monument sign is proposed, finished in fiber cement to match the existing
building and displaying the Chevron ExtraMile branding as well as gasoline pricing
as required by law.

The proposed sign is located along HWY 49 near the entrance into the site. The
proposed sign will be set back approximately 10 feet from the front property line
and will be located within the proposed new landscape area.

Figure 4: Proposed Monument Sign

PROPOSED MONUMENT SIGN

Sign dimensions were not included with the project plans. The Municipal Code does
limit the height and size of the proposed sign. Therefore, Staff is asking the
Planning Commission to conceptually approve the location and design of the sign
and allow the Planning Director to review the final sign design with an
administrative Sign Permit (included in Attachment 1 as Condition of Approval 17).

Conditional Use Permit

Approval of a Conditional Use Permit is required to establish and operate a gasoline
service station in the Highway Commercial zoning district.

Operational Characteristics

The gasoline service station is proposed to operate as a self-serve, unattended
facility, 24 hours a day, 7 days a week. The convenience store will operate on the
same schedule. The station will dispense unleaded gasoline and premium gasoline,
which are Class I-B, and diesel, which is Class II.

While the gas station operates during normal business hours of the Pokerville
Market, the applicant is proposing to have the site unattended during the overnight
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hours. Staff has concerns regarding loitering, trash, or other problems during the
hours that the Pokerville Market is closed. Therefore, Staff has included a Condition
of Approval (see COA No.8 in Attachment 1) which requires the operator to have an
attendant on site during all hours of operation.

Circulation and Truck Movements

The site is accessed by the existing driveway on State Highway 49, which has a
width of 37.93 feet. A circulation plan is provided on Sheet A-001, and a truck
maneuvering exhibit prepared by JTS Engineering Consultants, Inc., dated April 29,
2026, uses AutoTURN to demonstrate the movements of the fuel tanker at the
existing driveway.

Caltrans was provided with the project plans as well as the exhibit. In their letter
dated May 20,2026, Caltrans noted that the proposed truck maneuvering exhibit
shows that trucks will run over or run very close to the existing curb. Caltrans has
requested a refinement to the curb so that the fuel truck path maintains a minimum
clearance of 3 feet, that the vehicle tracking be rerun, and that truck movements
not encroach into the opposing travel lane.

Compliance with Caltrans requirement is included as a condition of approval (COA
No. 30 and 31 in Attachment 1) to be resolved prior to the issuance of a grading or
building permit. As part of the grading or building permit review, Staff will provide
the revised project plans to Caltrans for review and comment.

As also requested by Caltrans, the Applicant will be required to provide the
anticipated fuel and merchandise delivery days and times prior to issuance of a
grading or building permit which will be transmitted to Caltrans.

Parking

Parking for the market is calculated at one space per 300 square feet of gross floor
area, which requires a total of 66 spaces to support the market (Section
19.76.040). The Municipal Code does not require additional parking for gasoline
sales.

Currently, there are 77 parking spaces and the proposed project will remove 9
parking spaces. The site will have a total of 68 parking spaces once the project is
complete which will exceed the requirements of the Municipal Code by 2 parking
stalls.

Departmental and Agency Review
The application was routed to Caltrans District 10, the Amador County Fire

Protection District, the Amador County Environmental Health Department, the
Amador Water Agency, and the City Engineer. The fire and life safety requirements
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of the Amador County Fire Protection District and the fuel storage permitting
requirements of the Amador County Environmental Health Department are
incorporated into the Conditions of Approval.

CONCLUSION

The proposed project adds fuel dispensing to an existing developed commercial site
on State Highway 49. As conditioned, the project is consistent with the Highway
Commercial zoning district and the General Plan and will not be detrimental to the
public health, safety, or welfare. Staff recommends approval subject to the Conditions
of Approval, which will ensure that the site operations will not impact the surrounding
area.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

The proposed project is exempt from the California Environmental Quality Act (CEQA)
under Section 15301, Class 1, Existing Facilities, because the project involves the
reuse of an existing developed commercial site with minor alterations and a negligible
expansion of the prior commercial use.

PLANNING COMMISSION OPTIONS
The Planning Commission has several options, which are listed below:

1. Adopt a Resolution approving:
a. A Resolution approving a Major Design Review; and
b. A Resolution approving a Conditional Use Permit.

2. Adopt the draft Resolutions with modifications to the conditions of approval or
project by the Planning Commission.

3. Continue the public hearing to a certain date and direct staff and/or the
applicant to return with additional information, revised plans, or alternative
conditions the Commission believes are necessary to support the findings.

4. Deny the proposed project.

Staff recommends option 1.
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ATTACHMENTS

1. Planning Commission Resolution 2026-02 approving a Major Design
Review, with the Conditions of Approval included as Exhibit A.

2. Planning Commission Resolution 2026-03 approving a Conditional Use
Permit, with the Conditions of Approval and project plans included as
Exhibit A.

3. Project Plans.



Attachment 1



PLANNING COMMISSION RESOLUTION NO. 2026-02

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PLYMOUTH
APPROVING A MAJOR DESIGN REVIEW FOR A NEW GASOLINE SERVICE
STATION AT THE POKERVILLE MARKET LOCATED AT 18170 STATE HIGHWAY
49, PLYMOUTH (APN 010-160-013)

WHEREAS, the Applicant, VA Ventures, has submitted a Use Permit and Major
Design Review application (PA 2025-16) to establish a new gasoline service station at
the existing Pokerville Market, located at 18170 State Highway 49 (APN 010-160-013) in
the Highway Commercial (HC) zoning district; and

WHEREAS, the proposed improvements include six fuel dispensers, a fuel
canopy, on grade fuel storage tanks, a monument sign, landscaping, frontage
improvements, and minor tenant improvements to the existing market building to
incorporate a convenience store for the station; and

WHEREAS, the project proposes a new standalone fuel canopy adjacent to the
existing solar canopy, with the area beneath the existing solar canopy used for two on
grade fuel storage tanks; and

WHEREAS, pursuant to Plymouth Municipal Code Section 19.18.040, a Major
Design Review approval is required for the proposed exterior improvements; and

WHEREAS, the Applicant concurrently seeks a Use Permit for the gasoline service
station (Resolution 2026- 03); and

WHEREAS, the project was referred to the California Department of
Transportation (Caltrans) District 10, the Amador County Fire Protection District, the
Amador County Environmental Health Department, the Amador Water Agency, and the
City Engineer, which provided comments that have been incorporated into the Conditions
of Approval; and

WHEREAS, on July 16, 2026, the Planning Commission held a duly noticed public
hearing to consider PA 2025-16, at which time all interested persons were given an
opportunity to appear and be heard on the matter; and

WHEREAS, the Planning Commission has reviewed the staff report and
supporting documents, including the Applicant's project description, the revised project
plans, and the agency comment letters, and has determined that the project, as
conditioned, will be compatible with the Highway Commercial zoning district and will not
be detrimental to the public health, safety, or welfare; and

WHEREAS, the Planning Commission finds the project exempt from the California
Environmental Quality Act (CEQA) under the Class 1 (Existing Facilities) Exemption
(CEQA Guidelines Section 15301), because the project involves the reuse of an existing
developed commercial site with minor alterations and a negligible expansion of the prior
use, and none of the exceptions in CEQA Guidelines Section 15300.2 apply; and



WHEREAS, the Planning Commission finds that all required Major Design Review
findings can be made in support of the project, including that the project is consistent with
the General Plan, consistent with the zoning and development standards, suitable for the
site, compatible with the surrounding area, and not detrimental to the public health, safety,
or welfare, based on the following findings:

A. The architectural and general appearance of the structures and grounds shall have
architectural unity and be in keeping with the character of the neighborhood so as
to not be detrimental to the orderly and harmonious development of the City, or to
the desirability of investment or occupation in the neighborhood.

1. The proposed site improvements complement the site and the surrounding
area which is developed with commercial uses.

2. The proposed project is located on a site which is currently developed with
a market, parking lot, lighting, solar panels, and similar improvements. The
proposed gas station will be located within an existing area of the parking
lot and will not impede access to the market and will fit in well with the
existing site.

3. Conditions of Approval have been included which regulate appearance,
landscaping, screening, lighting, signage, and maintenance of the site.

B. The site plan is consistent with Title 19, Zoning, and any applicable specific plan,
any adopted development standards and design guidelines, and the General Plan
because:

1. On-site circulation, as conditioned will meet the requirements of the Zoning
Ordinance and Caltrans, by allowing vehicles to safely move throughout the
site and by ensuring that fueling trucks can adequately reach the gasoline
station without damage to the existing roadway or curb.

2. As conditioned, the Final Landscape Plans shall show trees to be planted
at Highway 49 to comply with Section 19.72.040(D)(1) of the Zoning
Ordinance to the extent possible due to portions of the frontage being too
narrow to allow appropriate tree growth.

3. As conditioned, Final Landscape Plans shall show that the proposed shrubs
in the landscape planter adjacent to Highway 49 will have a height of 30
inches above grade to screen views of the parking spaces behind.

4. As conditioned an administrative Sign Permit shall be required for the
proposed monument sign to ensure that the sign complies with the
Municipal Code.



5. With on-site modifications and the removal of existing parking spaces to
accommodate the new gasoline station, there will be a total of 68 parking
spaces for the market which exceeds the requirement of one parking space
for each 300 square feet of floor area as required by Section 19.760.040 of
the Zoning Ordinance by 2 parking spaces. No parking spaces are required
under the Zoning Ordinance for gasoline sales.

C. The proposed project, together with the conditions applicable thereto, will not be
detrimental to the public health, safety, or welfare, or materially injurious to
properties or improvements in the vicinity because:

1. As conditioned, the proposed project will not create any significant impacts
on the surrounding area.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City
of Plymouth that it hereby approves a Major Design Review for the fuel canopy, fuel
storage tanks, monument sign, landscaping, frontage improvements, and related site
improvements for the new gasoline service station at 18170 State Highway 49, subject to
the Conditions of Approval attached hereto as Exhibit A (incorporated herein by
reference).

PASSED AND ADOPTED by the Planning Commission of the City of Plymouth on this
16" day of July 2026, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Michael Sullivan, Chairman

ATTEST:

Victoria McHenry, City Clerk



EXHIBIT A
CONDITIONS OF APPROVAL

Standard Conditions of Approval

1.

Approval. This approval is for a Major Design Review to establish the fuel canopy,
fuel storage tanks, monument sign, landscaping, frontage improvements, and
related site improvements for the new gasoline service station at 18170 State
Highway 49. The project is approved substantially as described in the revised
project plans and the staff report, and as discussed at the Planning Commission
hearing. Any expansion or substantial modification of the project shall require
review and approval by the City, which may necessitate an amendment or a new
permit. The Planning Director shall determine whether any proposed change is
substantial enough to require additional Planning Commission review.

Plans, Consistency with Approval. The final building and improvement plans
shall be in substantial conformance with the plans and description approved for
PA 2025-16, except as modified by these conditions. Minor modifications may be
approved by the Planning Director, but any significant deviation may require
Planning Commission approval. Prior to issuance of any building permit, the
Planning Department shall review the plans for compliance with this approval.

Permit Expiration. In accordance with Section 19.04.070(A) of the Municipal
Code, this Major Design Review approval shall expire two (2) years from the date
of approval unless a building permit is obtained.

. Time Extension. In accordance with Section 19.04.070(C) of the Municipal Code,

the Planning Director may extend the time for an approved permit to be exercised
upon the Applicant's written request, filed at least thirty (30) days prior to expiration
of the permit together with the filing fee. If the Director determines that the
Permittee has proceeded in good faith and has exercised due diligence in
complying with the conditions in a timely manner, the Director may renew the
permit for up to two additional years.

Appeal of Commission Decision. The Planning Commission's decision shall
become effective ten (10) days after the date of this Resolution unless an appeal
is filed within that ten (10) day period to the City Council, in accordance with the
applicable provisions of the Municipal Code. If an appeal is filed, this approval shall
not become effective until the appeal is resolved.

Indemnification. The Permittee shall defend, indemnify, and hold harmless the
City of Plymouth and its agents, officers, consultants, independent contractors, and
employees from any and all claims, actions, or proceedings against the City to
attack, set aside, void, or annul this approval, consistent with the agreement set
forth in the application.



Landscaping Conditions of Approval

7.

Final Landscape and Irrigation Plans. Final Landscape and Irrigation Plans, all
written documentation and an Application Fee as required by Chapter 19.72, shall
be submitted to the Planning Department in conjunction with an application for a
building permit. The Plans shall be prepared and stamped by a State licensed
landscape architect or registered engineer shall be submitted for review and
approval by the Planning Director. Plans shall be generally consistent with the
conceptual landscape plans received by the Planning Department, except as
modified by the Conditions listed below or as required by the Director. The Plans
shall be approved and all landscaping shall be installed prior to Occupancy.

Landscaping. The Applicant shall construct all landscaping within the site and
along the project frontage. The on-site landscaping shall be to the satisfaction of
the Planning Director.

Shrubs. All shrubs shall be continuously maintained including pruning and regular
watering. If at any time the shrubs in the parking lot or throughout the project site
are damaged, missing, dead, or dying these shrubs shall be immediately replaced
with the same species to the reasonable satisfaction of the Director of
Development Services.

10.Trees. The Applicant and/or property owner shall continuously maintain all trees

shown on the approved Landscape Plans including replacing dead or dying trees
with the same species, pruning and regular watering of the trees.

11.Maintenance of Irrigation. The property owner shall be responsible for

maintenance of all on-site landscaping and irrigation systems, which shall be kept
in a neat, clean and healthy manner and in compliance with the approved plans.
The applicant will maintain the approved landscaping in perpetuity. No trees,
shrubs, or plant material shall obstruct site distance of motorists and pedestrians.

12.Frontage Improvements. Frontage improvements shall be provided as part of the

project pursuant to Chapter 19.72 of the Zoning Ordinance. Landscaping shall be
installed throughout the site and at the project frontage. At a minimum, frontage
landscaping shall be installed to bring the site into compliance with the Zoning
Ordinance.

13.Parking Lot Landscaping and Screening. The parking area shall be screened

from adjoining properties and the street through a combination of fencing, trees,
and shrubs that provides a minimum of 30 inches of screening. If existing parking
or paved areas are disturbed, the parking lot shall be brought into conformance
with the City's parking lot landscaping requirements and the Scenic Corridor
Design Guidelines.



14.Perimeter and Frontage Trees. Perimeter trees shall be provided and planted
every 30 linear feet and shall be a mixture of deciduous accent trees and evergreen
species. Trees planted along State Highway 49 shall be a minimum of 24-inch box
size.

15.Tree Sizes. The Final Landscape Plans shall show trees to be planted along
Highway 49, to the extent possible.

16.Monument Sign Landscaping. The base of the monument sign shall be planted
with seasonal flowers or shrubs at all times to provide screening of the base of the
sign. The monument landscape area shall be designated on the final Landscape
Plans.

Sign Conditions of Approval

17.Monument Sign. This approval includes one (1) monument sign, finished in fiber
cement siding in a color to match the existing building and displaying the Chevron
ExtraMile branding. The sign shall be located outside the Public Utility Easement
or if located within the public easement, the sign shall comply with Condition of
Approval 19 below. The monument sign shall be no more than 10 feet in height.
Prior to application of a Building Permit for the monument sign, the Applicant shall
apply for an administrative Sign Permit for final review and approval of the design
and height of the sign.

18. All Other Signs. Any additional permanent sign or temporary sign(s) (including
advertising, flags, banners, etc.) shall require a separate Sign Permit and a
Building Permit, if required, prior to installation. All signage shall comply with
Chapter 19.16, Sign Permits and Programs, and Chapter 19.92, Signs, of the
Plymouth Municipal Code.

19.Public Utility Easement. The site contains Public Utility Easements (a 7.5 foot
easement and a 10 foot easement per 36-M-01). Any improvement constructed
within a Public Utility Easement is placed at the property owner's risk, and any
future costs to remove or replace such an improvement, should work need to occur
within the easement, shall be the responsibility of the property owner.

Project Specific Conditions of Approval

20.Fence. The existing post and wire fence shall remain. No new fence is approved
under this permit. Any new fence shall require submittal of an elevation and height
for review and approval by the Planning Director prior to installation.

21.Lighting. No new lighting is proposed; all lighting for the project is existing. Should
any new exterior or canopy lighting be proposed in the future, it shall be shielded
and directed downward onto the subject property only, shall be designed to avoid



glare or light spillover onto neighboring properties or into the eyes of drivers on
State Highway 49, and shall comply with the City's lighting standards, including
dark sky friendly fixtures.

22.Bollards. The building permit plans shall show bollards surrounding the fuel tanks
and dispensers for protection. These bollards shall remain at all times and shall
not be removed without prior approval. The bollards shall be maintained in good,
clean condition at all times.

23.Trash Enclosure. The Applicant shall construct a trash and recycling enclosure
to serve the gas station and convenience store. The location, dimensions, and
design of the enclosure shall be shown on the building permit plans and shall
comply with all City Standards. The enclosure shall be constructed of materials
consistent with the existing building and the Scenic Corridor Design Guidelines,
and shall be located and screened so that the enclosure and the trash and
recycling bins are not visible from the public right of way. The enclosure shall be
maintained in good condition, all waste generated by the use shall be stored within
the enclosure, and the enclosure shall be serviced regularly. The enclosure shall
be constructed and completed prior to Final Inspection.

24 .Grading Plan. A grading, utility, and improvement plan shall be prepared by a
licensed professional for review and approval by the City Engineer.

25.Drainage Study. A drainage study shall be provided that includes an analysis of
existing down gradient facilities, proposed conduits, diversion ditches, and swales.
The drainage study and proposed improvements shall conform to City Standards,
including onsite detention, and shall be subject to the review and approval of the
City Engineer.

26.ADA. The City Building Department shall review and accept the project site for
compliance with the Americans with Disabilities Act prior to occupancy.

27.Paving. The onsite parking and access areas shall be paved in accordance with
City Standards.

28.Utilities and Infrastructure. The Permittee shall be responsible for any utility
upgrades needed for the project and shall coordinate with the City Public Works
Department regarding utility services.

29.Building and Fire Codes. The project shall comply with all applicable Building
Code and Fire Code requirements. The Permittee shall secure any necessary
building permits. Prior to issuance of a building permit, the Amador County Fire
Protection District shall verify and approve the allowed occupancy for the building.

Caltrans Project Specific Conditions of Approval



30.Truck Turning and Curb Redesign. Prior to issuance of a grading or building
permit, the Applicant shall submit a revised site plan with a truck turning exhibit
which show demonstrates that the fuel truck path of travel will maintain a minimum
clearance of 3 feet from the all curbs and shall ensure that truck turning movements
do not encroach into the opposing travel lane. Caltrans shall approve the final
layout prior to issuance of a permit.

31.Delivery Information. Prior to issuance of a grading or building permit the
Applicant shall submit the anticipated fuel and merchandise delivery days and
times to the Planning Department.
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PLANNING COMMISSION RESOLUTION NO. 2026-03

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PLYMOUTH
APPROVING A USE PERMIT FOR A NEW GASOLINE SERVICE STATION AT THE
POKERVILLE MARKET LOCATED AT 18170 STATE HIGHWAY 49, PLYMOUTH
(APN 010-160-013)

WHEREAS, the Applicant, VA Ventures, has submitted a Conditional Use Permit
and Major Design Review application (PA 2025-16) to establish a new gasoline service
station at the existing Pokerville Market, located at 18170 State Highway 49 (APN 010-
160-013) in the Highway Commercial (HC) zoning district; and

WHEREAS, the proposed improvements include six fuel dispensers, a fuel
canopy, on grade fuel storage tanks, a monument sign, landscaping, frontage
improvements, and minor tenant improvements to the existing market building to
incorporate a convenience store for the station; and

WHERAS, the existing site located at 18170 State Highway 49 is currently
developed with a grocery store, parking lot, and related improvements and the new gas
station will occupy a portion of the existing parking lot; and

WHEREAS, a gasoline service station is conditionally permitted use in the
Highway Commercial (HC) zoning district subject to approval of a Conditional Use Permit;
and

WHEREAS, the Applicant concurrently seeks a Major Design Review for the
associated site improvements (Resolution 2026-_02 ); and

WHEREAS, the project was referred to the California Department of
Transportation (Caltrans) District 10, the Amador County Fire Protection District, the
Amador County Environmental Health Department, the Amador Water Agency, and the
City Engineer, which provided comments that have been incorporated into the Conditions
of Approval; and

WHEREAS, on July 16, 2026, the Planning Commission held a duly noticed public
hearing to consider PA 2025-16, at which time all interested persons were given an
opportunity to appear and be heard on the matter; and

WHEREAS, the Planning Commission has reviewed the staff report and
supporting documents, including the Applicant's project description, the project plans, and
the agency comment letters, and has determined that the project, as conditioned, will be
compatible with the Highway Commercial zoning district and will not be detrimental to the
public health, safety, or welfare; and

WHEREAS, the Planning Commission finds the project exempt from the California
Environmental Quality Act (CEQA) under the Class 1 (Existing Facilities) Exemption
(CEQA Guidelines Section 15301), because the project involves the reuse of an existing
developed commercial site with minor alterations and a negligible expansion of the prior
use; and



WHEREAS, the Planning Commission finds that all required Conditional Use Permit
findings can be made in support of the project, including that the use is consistent with
the General Plan, consistent with the zoning and development standards, suitable for the
site, compatible with the surrounding area, and not detrimental to the public health, safety,
or welfare, based on the following findings:

A. The proposed use is allowed within the applicable zoning district and complies with
all other applicable provisions of the Municipal Code, General Plan, and any
applicable specific plans or City regulations/standards because:

1.

The proposed use, gasoline sales, is consistent with the General Plan land use
designation of Auto Urban Commercial. This designation which allows highway
oriented commercial uses, and a gasoline service station is consistent with that
designation.

Gasoline sales are permitted in the Highway Commercial District with approval
of an Administrative Use Permit. Because the design of this project requires
approval of a Major Design Review, the Use Permit was elevated to the
Planning Commission.

The proposed use, as conditioned, is compatible with the surrounding land
uses along the State Highway 49 commercial corridor which include gas
stations, convenience markets, a RV resort and other commercial uses.

A condition of approval has been included to require an on-site attendant to
ensure safety and clean-up of the site during all operating hours to ensure that
the use will not have detrimental impacts on the surrounding area.

The proposed use is consistent with the purpose of the Highway Commercial
zoning district and complies with the applicable development standards,
including parking, setbacks, and signage, as conditioned.

B. The site is physically suited for the type, density, and intensity of the proposed use
including access, utilities, and the absence of physical constraints and can be
conditioned to meet all related performance criteria and development standards
because:

1.

The proposed gasoline station is located on an existing developed property
and will take over a portion of the existing parking lot.

Once constructed, the proposed site will have a total of 68 parking spaces
which exceeds the requirements of the Municipal Code by 2 parking spaces.

C. Granting the permit would not be detrimental to the public interest, health, safety.
Convenience, or welfare, or materially injurious to persons, property or
improvements in the vicinity in which the project is located because:



1. The proposed use, as conditioned, will not be detrimental to the public health,
safety, or welfare. Conditions of Approval address fire and life safety,
hazardous materials handling, spill protection, truck circulation, and
engineering requirements.

2. The proposed use has been reviewed by City Departments and all applicable
outside agencies to ensure the site will operate in accordance with all
applicable City, Fire and Caltrans requirements.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
Plymouth that it hereby approves Use Permit PA 2025-16 to establish and operate a
gasoline service station with six fuel dispensers, a fuel canopy, on grade fuel storage
tanks, and an associated convenience store at 18170 State Highway 49, subject to the
Conditions of Approval attached hereto as Exhibit A (incorporated herein by reference).

PASSED AND ADOPTED by the Planning Commission of the City of Plymouth on this
16t day of July 2026, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Michael Sullivan, Chairman

ATTEST:

Victoria McHenry, City Clerk



EXHIBIT A
CONDITIONS OF APPROVAL

. Approval. This approval is for a Conditional Use Permit to establish and operate
a gasoline service station with six fuel dispensers, a fuel canopy, on grade fuel
storage tanks, and an associated convenience store at 18170 State Highway 49.
The project is approved substantially as described in the revised project plans and
the staff report, and as discussed at the Planning Commission hearing. Any
expansion or substantial modification of the project shall require review and
approval by the City, which may necessitate an amendment or a new permit. The
Planning Director shall determine whether any proposed change is substantial
enough to require additional Planning Commission review.

. Plans, Consistency with Approval. The final building and improvement plans
shall be in substantial conformance with the plans and description approved for
PA 2025-16, except as modified by these conditions. Minor modifications may be
approved by the Planning Director, but any significant deviation may require
Planning Commission approval. Prior to issuance of any building permit, the
Planning Department shall review the plans for compliance with this approval.

. Permit Expiration. In accordance with Section 19.04.070(A) of the Municipal
Code, this Use Permit shall expire two (2) years from the date of approval unless
a building permit is obtained and the use is established.

. Time Extension. In accordance with Section 19.04.070(C) of the Municipal Code,
the Planning Director may extend the time for an approved permit to be exercised
upon the Applicant's written request, filed at least thirty (30) days prior to expiration
of the permit together with the filing fee. If the Director determines that the
Permittee has proceeded in good faith and has exercised due diligence in
complying with the conditions in a timely manner, the Director may renew the
permit for up to two additional years.

. Appeal of Commission Decision. The Planning Commission's decision shall
become effective ten (10) days after the date of this Resolution unless an appeal
is filed within that ten (10) day period to the City Council, in accordance with the
applicable provisions of the Municipal Code. If an appeal is filed, this approval shall
not become effective until the appeal is resolved.

. Indemnification. The Permittee shall defend, indemnify, and hold harmless the
City of Plymouth and its agents, officers, consultants, independent contractors, and
employees from any and all claims, actions, or proceedings against the City to
attack, set aside, void, or annul this approval, consistent with the agreement set
forth in the application.

. Signage. All sighage shall conform to the City’s requirements for signs. No signs
which advertise the sale or type of alcohol shall be permitted.

. Attendant. An attendant shall be available on-site at all times during operations.
The attendant shall regularly check the area, check all trash cans and empty as



needed, monitor the area, ensure there is no loitering in the gas station area after
the market closes, and clean up all trash and debris.

9. Trash Clean-up. The operator shall regularly clean the site as well as the sidewalk
and surrounding area to ensure that there is no trash or debris related to this use.

10.Delivery Schedule. Prior to approval of any permits by the City, the applicant
shall submit a letter with the anticipated days and times for both fuel and
merchandise deliveries to the store, to the Planning Department, for review and
approval by Catrans.

11.Fire Code Compliance. The project shall comply with Chapters 23, 57, and 61 of
the California Fire Code and with NFPA 58, where applicable, to the satisfaction
of the Amador County Fire Protection District.

12.Emergency Shutoff Valve. An emergency shutoff valve shall be located no more
than 100 feet and no less than 20 feet from the dispenser. The location of the
emergency shutoff and the distance from the dispenser shall be shown and labeled
on the building permit and improvement plans prior to issuance of a permit.

13.Fire Extinguishers. The locations of portable fire extinguishers shall be called out
on the building permit plans prior to issuance of a permit.

14.Fire Safety Signage. Approved fire safety signage shall be installed prior to Final
Inspection and shall be maintained at all times.

15. Amador County Environmental Health. Prior to issuance of a Building, Grading
or Improvement plan approval, the Applicant shall obtain approval from the
Amador County Environmental Health Department and shall submit to that
Department a UST Installation Application; compatibility documents for all
applicable components; three sets of plans, including piping, of the UST system;
training certifications and manufacturer certifications for all individuals working on
their respective processes; and the name and contact information of the company
performing the installation. A copy of the approval shall be submitted to the City
Building and Planning Departments.

16.Hazardous Materials Permits. Prior to operation, the Applicant shall obtain all
required hazardous materials and fuel storage approvals, including any required
permits from the Amador County Certified Unified Program Agency, and shall
comply with all applicable State Water Resources Control Board and California
Environmental Protection Agency requirements for aboveground or underground
fuel storage. A Spill Prevention, Control, and Countermeasure plan shall be
prepared where required.



17.Fire Inspection Prior to Operation. Prior to commencing operation, the Amador
County Fire Protection District shall inspect the premises and verify compliance
with all applicable fire and life safety requirements.
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	07.16.2026 PC Regular Meeting Agenda
	PLANNING COMMISSION
	REGULAR MEETING AGENDA
	Plymouth City Hall - 9426 Main Street Plymouth, California
	Michael Sullivan, Chair
	1. CALL TO ORDER / ROLL CALL:
	2. APPROVAL OF PLANNING COMMISSION REGULAR MEETING AGENDA FOR JULY 16, 2026
	4. PRESENTATIONS/APPOINTMENTS:
	4.1 SELECTION OF A NEW PLANNING COMMISSION CHAIR AND VICE CHAIR
	RECOMMENDATION: Discuss and  appoint a new Chair and Vice Chair
	5. CONSENT CALENDAR ITEMS:
	All matters listed under the Consent Calendar are to be considered routine and will be enacted by one motion. If discussion is required, that particular item will be removed from the consent calendar and will be considered separately.
	5.1 APPROVAL OF THE PLANNING COMMISSION REGULAR MEETING MINUTES OF MAY 21, 2026
	6. PUBLIC HEARINGS:
	6.1 POKERVILLE MARKET NEW GASOLINE SERVICE STATION (18170 STATE HIGHWAY 49) USE PERMIT AND MAJOR DESIGN REVIEW (PA 2025-16)
	7. UNFINISHED BUSINESS: NONE
	8. NEW BUSINESS: NONE
	9.  REPORTS:
	 Commission
	 Chairperson
	 Planning Director
	 City Staff
	10. ADJOURNMENT
	The next regular scheduled Planning Commission Meeting Date is August 6, 2026. The meeting will begin at 6:30pm.
	ADDITIONAL INFORMATION
	NOTICE:

	CERTIFICATION OF POSTING OF AGENDA
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	05.21.2026 PC Regular Meeting Agenda Minutes.pdf
	PLANNING COMMISSION
	REGULAR MEETING MINUTES
	Plymouth City Hall - 9426 Main Street Plymouth, California
	Michael Sullivan, Chair
	1. CALL TO ORDER / ROLL CALL:   Meeting called to order at 6:34pm.
	COMMISSIONERS PRESENT:  William Klaproth, Thomas Mikkelsen
	Micah Malcolm
	COMMISSIONERS ABSENT: Michael Sullivan, Micki East
	STAFF/ADVISORY PRESENT: Erica Fraser, Planning Director,
	Victoria McHenry, City Clerk,
	Jacob Smith, Audio/Video Technician
	STAFF/ADVISORY ABSENT: None
	Flag Salute led by Vice-Chair Klaproth
	2. APPROVAL OF PLANNING COMMISSION REGULAR MEETING AGENDA FOR MAY 21, 2026
	Commissioner Malcolm motioned to approve the Planning Commission Regular Meeting Agenda for May 21, 2026. Second by Commissioner Mikkelsen. Motion passed with a vote of 3-0 with Chair Sullivan and Commissioner East absent.
	4. PRESENTATIONS/APPOINTMENTS:  NONE
	5. CONSENT CALENDAR ITEMS:
	5.1 APPROVAL OF THE PLANNING COMMISSION REGULAR MEETING MINUTES OF MARCH 5, 2026
	Commissioner Malcolm motioned to approve the Planning Commission Regular Meeting Minutes for March 5, 2026. Second by Commissioner Mikkelsen. Motion passed with a vote of 3-0 with Chair Sullivan and Commissioner East absent.
	6. PUBLIC HEARINGS: NONE
	7. UNFINISHED BUSINESS: NONE
	8. NEW BUSINESS:
	8.1 9702 MAIN STREET PROJECT (PLYMOUTH HOTEL) DESIGN WORKSHOP (PA 2023-02)
	Planning Director Fraser had two design options shared on screen. That the intent of the design workshop was for the applicant to request direction on which design option the planning commission would prefer to see prior to developing plans. The appli...
	Written public comment was submitted by Stephanie Moreno.
	Rosemarie Moody voiced concern about the name of the hotel listed on the agenda. Suggesting that it should be named differently as there is a Plymouth Hotel already established. She preferred option A as it fits in with Plymouth. She voiced concerns o...
	Robert Moody prefers option A.
	David Helwig is partial to option B, voicing that Plymouth needs the hotel.
	Harry Joel, the developer of the Hotel and the applicant of the project, preferred option B but voiced being open to the design.
	Nautica, appearing via Zoom, questioned why the images were AI illustrated. Preferring option A.
	Commissioner Malcolm asked the applicant why he is choosing Plymouth and the inspiration for the hotel. Applicant replied with visiting Plymouth and seeing all the wineries and that there aren’t a lot of hotels to stay at. Commissioner Malcolm asked t...
	9.  REPORTS:
	 Commission
	 Chairperson
	 Planning Director
	 City Staff
	10. ADJOURNMENT AT 7:03 PM
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