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EXHIBIT H – Diagram of Area 4 Issues 
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EXHIBIT I 

Exhibit I – Area 4 Compromises 
1. The 2008 Specific Plan requires Mission style architecture and include specific 

details that would result in much higher cost construction. The revised Plan 
eliminates the requirement for Mission style architecture to allow the auto dealers 
more flexibility to utilize corporate architecture and achieve their vision. 
 

2. Overall, Planning staff is opposed to the overuse of palms for aesthetic and 
environmental reasons. There are simply more benefits to the community from 
canopy trees. Recreation and Parks staff opposes palms as street trees for a 
variety of horticultural reasons. Based on a revised list of allowed street trees, 
palms are no longer allowed as street trees within the City. The EIR and Plan 
allows palms within the auto dealerships themselves, despite the lack of 
environmental benefits form palms, but reinforces that palms may not be used as 
street trees.  The use of palms within the dealership sites allow the auto dealers to 
create their desired image. 
 

3. The Municipal Code requires a minimum of 15% of commercial sites be 
landscaped.  Standard practice is that the parkway strip between the sidewalk and 
the street does not count toward require landscape area because it is part of the 
City right-of-way. The Plan allows the auto dealers to count the parkway strip 
toward their landscape percentage. This basically reduces the required on-site 
landscaping.  No other property in the Plan area is provided this allowance. This 
allows for more space for inventory. 
 

4. The Plan establishes a 10’ parkway, 6’ sidewalk and then a 10’ landscape strip 
behind the sidewalk.  As a result, parking lots have to be setback at least 26’ from 
the street. This is similar to the landscape setback for the auto dealers on 
Betteravia Road and Bradley Road. In the Plan area, buildings are allowed to 
encroach into the 10’ landscape strip. The Plan allows the auto dealers to have 
special, built-up auto displays to encroach into the 10’ landscape strip. This allows 
more use of the auto dealer land for inventory. 
 

5. Bioretention areas are not allowed to occupy more than 50% of landscaped front 
setback areas. The Plan allows the auto dealers to use more than 50% of the 10’ 
landscape strip for bioretention. This provides more land for inventory. This 
allowance is provided for all properties along Bradley Road so it is not exclusive to 
the auto dealers. 
 

6. The Municipal Code limits monument signs along streets to 8’ in height and 50 sq. 
ft. in area. The Plan allows 10’ height and 100 sq. ft. for Area 1 and 2.  The Plan 
allows the auto dealerships 12’ height and 150 sq. ft. per monument sign. This 
provides greater signage than anywhere else in the Plan area, and greater than 
the existing dealerships on Betteravia Road. The existing Ford dealership has 
signage that pre-dates existing regulations.   
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7. The vision of the Specific Plan is for canopy tree-lined streets to create an attractive 
district-wide appearance. The Plan allows the auto dealerships to bypass any 
street tree planting along the portion of Bradley Road where the strong freeway 
views are present.  Also, a planned landscape median was intended for this area, 
which is being eliminated to provide the clear freeway view and allow for more left-
turn movements (See Figure 3 on Page 7 of the Specific Plan). 
 

8. All Planned Development permits go through a detailed examination of site, 
architectural and landscaping plans to ensure a high quality built environment. In 
exchange for the canopy street trees, which staff considers to be a major 
community benefit, staff verbally stated that our review of the dealership site, 
architecture and landscaping would otherwise be very limited. This would allow the 
dealerships to achieve their desired look on their property, so long as the City 
streets could achieve the City’s desired look. Limiting the scope of staff’s review 
will save the auto dealers significant time and cost during the PD Permit process. 
 

9. Staff has strong concerns about a proliferation of large freeway tower signs along 
U.S. 101.  The interchange of Betteravia Road and U.S. 101 has one existing tower 
for the Crossroads.  In addition, the Freeway Center has an approval for a tower.  
Also, there is an unused approval for a tower behind Home Depot that was at one 
point intended for the auto dealers at Betteravia Road and Bradley.  The likelihood 
of this tower being built may be low because the auto dealers do not own the land 
the tower would go on. 
As part of this project, a freeway tower is being requested for Area 1 and the auto 
dealers prefer a digital freeway tower sign for Area 4.  That means the interchange 
of Betteravia Road and U.S. 101 would have at least four tower signs.   
While these towers may aid the retailers, staff believes the proliferation will weaken 
the City’s image, not strengthen it.   
However, recognizing the value of the freeway visibility, staff is not opposing a 
regular (not digital) tower sign for the auto dealers in Area 4 even though we 
believe the proliferation of these towers will be detrimental to the City’s image to 
freeway passersby.   
 

10. Street trees are spaced anywhere from 20 to 40 feet. To maximize the benefit to 
the City, the tree would be spaced closer together to provide the strongest canopy 
coverage. In order to minimize the impact of canopy street trees on views of the 
dealerships, staff committed to using the maximum 40-foot spacing for the trees 
for the Bradley Road frontage. This represents the maximum spacing allowed 
based on Recreation and Parks standards. 
 

11. To maximize the benefit to the City, the selected street tree would have the 
greatest size canopy. For the street trees in the auto dealership area, staff has 
focused on finding fast growing trees that will quickly allow for clear views 
underneath the canopy. In conjunction with the landscape architect for the Enos 
Ranchos project, staff selected the Honey Locust tree as the street tree for Bradley 
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Road.  When utilized as a street tree and properly trimmed over time, this tree will 
provide a nice canopy but maintain clear views underneath. However, staff has 
offered to consider any alternative tree the auto dealers prefer, including more 
columnar trees that have narrower canopies. 
 

12. The auto dealers believe that the prime freeway views identified in Figure 3 of the 
Specific Plan understate other freeway views that need to be protected. Staff 
amended the Specific Plan to allow the Planning Commission to modify the street 
tree parameters for Area 4 as a condition of the Tentative Map. The expected 
hearing date for the Map is March 2016. This provides the auto dealers more time 
to study the potential views and prepare exhibits to convince the Commission that 
a wider “no street tree” area should be established.   
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