Planning Department Phone: (760) 878-0263
168 North Edwards Street FAX: (760) 878-0382
Post Office Drawer L E-Mail: inyoplanning@
Independence, California 93526 inyocounty.s

AGENDA ITEM NO.: 8 (Action Item — Public Hearing)
PLANNING COMMISSION December 11, 2024

MEETING DATE:

SUBJECT: Conditional Use Permit (CUP)

2024-04/Bishop Creek Chevron

EXECUTIVE SUMMARY

The applicant is requesting a Conditional Use Permit (CUP) to bring an existing pole sign
with an electronic price reader into compliance. The applicant initially contacted the
Planning Department to discuss relocating the sign due to the Caltrans Pavement Project.
During the review process, it was discovered that the sign does not have an existing CUP,
making it non-conforming. All other signage on the property complies with the regula-
tions of the Highway Services and Tourist Commercial (C-2) zoning district and does not
require a CUP. This project is exempt under CEQA.

PROJECT INFORMATION.

Supervisory District: 3

Project Applicant: Bishop Creek Chevron

Property Owner: Eivan Maida; Bishop Creek Chevron
Site Address: 2392 N. Sierra Hwy.

Community: Bishop

A.P.N.: 011-120-65

General Plan: Retail Commercial (RC)

Zoning: Highway Services and Tourist Commercial (C-2)



Size of Parcel: Approximately 24,203 Sq Ft.

Surrounding Land Use:

Location: | Use: Gen. Plan Designation | Zoning
Site Gas Station and | Retail Commercial (RC) | Highway Services and Tourist
store Commercial (C-2)
North Store & Residence | Retail Commercial (RC) | Highway Services and Tourist
Commercial (C-2)
East Mini Storage Unit | MULTI MULTI- C-2 Highway Serv &
Tourist and R-2  Mult-
Residential
South Automotive Sales | Retail Commercial (RC) | Highway Services and Tourist
Repair Commercial (C-2)
West Tribal Land NA NA
Staff Recommended Action: 1.) Approve the Conditional Use Permit (CUP)

2024-04/Bishop Creek Chevron and find the pro-
ject is exempt under CEQA.

Alternatives: 1.) Deny the CUP.
2.) Approve the CUP with additional Conditions of

Approval.

3.) Continue the public hearing to a future date and
provide specific direction to staff regarding what
additional information and analysis is needed.

Project Planner: Cynthia Draper

STAFF ANALYSIS
Background and Overview

The electronic gas price sign at Bishop Creek Chevron needs to be relocated due to the
Caltrans Pavement Project. During review, it was found that the existing sign does not
have an approved conditional use permit (CUP), making it non-compliant with current
regulations. The existing sign will be removed, and the applicant is requesting a CUP to
install a new pole sign with an electronic price display at the new location. The sign will
be illuminated and meet the size requirements in Inyo County Code 18.75.100(C)(2).
However, the proposed height of 40-feet exceeds the 25-foot maximum allowed by Inyo
County Code 18.75.110(B), so the applicant has also applied for a height variance.

The proposed project is located at 2392 N. Sierra Hwy in Bishop, CA, where a gas station
and mini-mart have been operating for many years. All other signage changes comply
with the Highway Services and Tourist Commercial (C-2) zone, which does not require a
CUP. The applicant is requesting the CUP to allow the LED-lit gas price display, which
qualifies as an electronic sign under the County Code and requires a CUP in the C-2 zone



per 18.75.120. Since this use is permitted in the C-2 zone with a CUP, the request meets
the requirements of Inyo County Code.

General Plan Consistency

The goal of this project is to install an electronic sign displaying gas prices. It aligns with
the General Plan’s Retail Commercial (RC) designation, which permits commercial uses,
including retail and transportation services like gas stations.

Zoning Ordinance Consistency

The C-2 zoning designation permits electronic signs as a conditional use. The existing
uses on the site are well-established. The applicant is requesting a use permit to install
one electronic sign for displaying gas prices, in accordance with the County’s zoning or-
dinance. Obtaining the CUP will ensure compliance with the code.

ENVIRONMENTAL REVIEW

Pursuant to the California Environmental Quality Act (CEQA), the proposal is covered
by the Commonsense Rule 15061(b) (3) that states that CEQA applies only to projects
which have the potential for causing a significant effect on the environment. Where it can
be seen with certainty that there is no possibility that the activity in question may have a
significant effect on the environment, the activity is not subject to CEQA. This applica-
tion for a CUP is for one electronic sign to display gas prices. No new building or use
changes are part of the project and the entire property is disturbed.

NOTICING & REVIEW
The application for CUP 2024-04 /Bishop Creek Chevron has been reviewed by the appro-

priate county departments. No issues were reported.

The hearing for CUP 2024-04/Bishop Creek Chevron was noticed on November 30, 2024
in the Inyo Register and mailed to property owners within 300-feet of the project location
as required by the Inyo County Code. No comments have been received as of the date of
this staff report.

RECOMMENDATION
Planning Department staff recommends the approval of CUP 2024-04/Bishop Creck

Chevron, with the following Findings and Conditions of Approval:

FINDINGS
1. The proposed CUP is exempt by the Commonsense Rule 15061(b) (3) that states that

CEQA applies only to projects which have the potential for causing a significant ef-
fect on the environment; and the provisions of the California Environmental Quality
Act have been satisfied.

[Evidence: The Commonsense Rule 15061(b) (3) states that CEQA applies only to
projects which have the potential for causing a significant effect on the environment.
Where it can be seen with certainty that there is no possibility that the activity in
question may have a significant effect on the environment, the activity is not subject
to CEQA. The application for this CUP is for one gas station sign to include an elec-
tronic price component. The property has been in use as a gas station and mini-mart



for many years.. The change will be an upgrade to signage on the property. No new
development changes are proposed as part of the project and the entire property is
already disturbed (graded and compacted).].

The proposed CUP is consistent with the Inyo County General Plan Land Use desig-
nation of RC.

[Evidence: The goal of this project is to allow for one electronic sign to display gas
prices. The project is consistent with the General Plan designation of RC in which it
is located as it allows for commercial uses including retail and transportation ser-
vices such as gas stations; and therefore, the CUP is consistent with the County's
General Plan as the sign is directly related to the allowed use.]

The proposed CUP is consistent with the Inyo County Zoning Ordinance, which per-
mits “Electronic Signs” as a conditional use in the C-2 Zone.

[Evidence: The C2 designation allows for electronic signs as a conditional use. The
current uses on the site are well established and are allowed.. The applicant is seek-
ing the use permit to have one electronic sign to display gas prices, in compliance
with County’s zoning ordinance. By acquiring the CUP, the applicant is creating
consistency with the code.]

. The proposed CUP is necessary or desirable.

[Evidence: The General Plan’s Visual Resources Goal VIS-1.5 - Outdoor Advertis-
ing: Outdoor advertising shall promote business in a manner that does not signifi-
cantly degrade natural and community visual resources. The existing electronic price
sign has been on this property for many years and has not caused issues to date.. The
only change will be the relocation to another spot on the property as well as an up-
grade to the sign itself and the CUP will bring the sign into conformance. It will help
promote a local business that caters to residents and visitors; and therefore, is a de-
sirable use.

The proposed CUP is properly related to other uses and transportation and service
facilities in the vicinity.

[Evidence: The proposed CUP is to allow one electronic sign to display gas prices.
The sign will not likely increase the current level of vehicles exiting and entering
Highway 395, and therefore, the project will have no impact on the transportation or
service facilities in the vicinity.]

The proposed CUP would not, under all the circumstances of this case, affect ad-
versely the health or safety of persons living or working in the vicinity or be material-
ly detrimental to the public welfare.

[Evidence: The proposed CUP is to allow one electronic sign to display gas prices.
The sign will not create impacts on the health or safety of persons living or working
in the vicinity. |

Operating requirements necessitate the CUP for the site.



[Evidence: For the gas station sign to include the electronic price component, a
CUP is required per the Inyo County Code. Therefore, the CUP is necessary for the
signs at the site.]

CONDITIONS OF APPROVAL

1. Hold Harmless
The applicant/developer shall defend, indemnify and hold harmless Inyo County
agents, officers, and employees from any claim, action or proceeding against the
County or its agents, officers, or employees to attack, set aside, void or annul an ap-
proval of the county, its advisory agencies, its appeals board, or legislative body con-
cerning CUP 2024-04/Bishop Creek Chevron. The County reserves the right to pre-
pare its own defense.

2. Compliance with County Code
The applicant/developer shall conform to all applicable provisions of Inyo County
Code including the Building Code and the County Outdoor Lighting Ordinance. Fail-
ure to meet these conditions may result in the revocation of CUP 2024-04/Bishop
Creek Chevron. If the use provided by this CUP is not established within one year of
the approval date it will become void.

Attachments:
e Vicinity Map
e Sign Plan

e Site photos



VICINITY MAP

CUP 2024-04/BISHOP CREEK CHEVRON
2392 N. SIERRA HWY, BISHOP, CA
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Donco & Sons, Inc.
Signs « lighting » €lectrical
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BISHOP. CA 83514
(760) 672-1644

SIGN PLAN

PROJECT ADDRESS:

CHEVRON STATION
2392 N. SIERRA HIGHWAY
BISHOP, CA 93514

DATE: 6-26-24
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ALL RIGHTS RESERVED

All designs & prints are the
exclusive property of
“Donco & Sons, Inc.” And
may not be copled,
distribuled, modlfied,
reused, reposited,
reproduced or otherwise
used without express
written pennission.
Any un-authorized use or
duplication will result In a
20% charge per occurrence
per the value of the display.
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Donco & Sons, Inc.
Signs » Lighting = Electrical

CUSTOMER:

CHEVRON STATION
2392 N. SIERRA HIGHWAY
BISHOP, CA 93514
(760) B72-1644

SITE PLAN

ERQJECT ADDRESS:

CHEVRON STATION
2392 N. SIERRA HIGHWAY
BISHOP, CA 93514

DATE: 6-26-24

REVISION | DATE

1 |7-15-24

11-13-24

2
3
4

SCALE: 1" = 40"

SHEET NUMBER
1 oF 3

DRAWN: AS.

VIEW A-A
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ALL RIGHTS RESERVED

All designs & prints are the
exclusive property of
“Donco & Sons, Inc.” And
may not be coplad,
distributed, modified,
reused, reposited,
reproduced or atharwise
used without express
written permisslon.
Any un-authorized use or
duplication will rasultln a
20% charge per occurrence
per the value of the display.
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