CITY OF MODESTO
PLANNING COMMISSION AGENDA
MONDAY, SEPTEMBER 13, 2021 6:00 PM
BASEMENT CHAMBERS
1010 TENTH STREET – MODESTO, CA
I.

ROLL CALL
The meeting will be held in chambers, 1010 Tenth Street, Modesto, California, and will be
open to the public. You can participate in this meeting in person, by observing a livestream
of the meeting at http://media.modestogov.com or participating virtually by Zoom Video
Conferencing and Telephone (instructions below).
Joining the Planning Commission meeting via Zoom
The City of Modesto is offering the ability to view and participate in Planning Commission
meetings via telephonic conferencing via “Zoom” video conferencing computer technology.
The meeting may be accessed through the use of Zoom using the following options:
•

Enter the following link into an Internet Browser
https://us02web.zoom.us/j/87285675660,

•

Enter the following link into an Internet Browser https://zoom.us/ and using the
Webinar ID 872 8567 5660

•

To use Zoom, please visit: https://zoom.us/ and either sign-up for a free Zoom
account or continue as a guest. Once you have downloaded the app onto your
mobile device, joined from your web browser, or downloaded the Zoom software on
your computer you will be ready for the upcoming Commission meeting.

Joining the Planning Commission meeting via Telephone
If you don’t have a smart phone or computer to access the meeting via Zoom, you can
participate by phone, by calling 1-877-853-5257 (Toll Free) or 1-888-475-4499 (Toll Free)
and enter the Webinar ID 872 8567 5660.
Providing Public Comment on Zoom and by Telephone
The Planning Commission Chair will open each public hearing item for public comment
Once the Chair has announced the public comment period, please do one of the following.
USING A COMPUTER OR SMART PHONE APP:
•

Click on the “Raise Hand” feature in the webinar controls. This will notify City staff
that you have raised your hand.

•

City staff will unmute your microphone when it is your turn to provide public
comment.

•

A prompt will appear to confirm you would like to be unmuted and then you will be
able to provide your comments.

•

Once your public comment has ended, you will be muted again.
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If you wish to submit a public comment in writing, please submit your comment, to the
Recording Secretary at planning@modestogov.com prior to the start of the meeting. All
comments will be shared with the Commission and placed in the record. Every effort will
be made to read your comment into the record, but some comments may not be read due
to time limitations.
Please Note: In order to respond to COVID-19 some Commissioners may be calling in.
II.

APPROVAL OF MINUTES
Minutes of the regular meeting of July 19, 2021.

III.

CONFLICT OF INTEREST DECLARATION
Commissioners and staff may now declare conflicts of interest for the purpose of
determining if a quorum will be present to act on each item in the order shown on the
agenda.

IV.

PUBLIC HEARING
Item A

FDP-21-001 – Final Development Plan for proposed new 90-unit two-story senior
independent living apartments (Bishop Mar Awa Royel)
Contact Info: Katharine Martin, 577-5267, kamartin@modestogov.com

Item B

CODE-20-001 - Zoning Code Text Amendment for Mobile Food Facilities
(City of Modesto)
Contact Info: Paul Liu, 577-5267, pliu@modestogov.com

V.

OTHER BUSINESS
None.

VI.

ORAL COMMUNICATIONS
These matters may be presented by interested persons in the audience, staff or
Commissioners (see Notice at end of agenda cover). Under State law, Commissioners may
respond to matters being presented under this item only as follows:
(a)
(b)
(c)
(d)
(e)

VII.

Briefly respond to statements made or questions raised;
Ask a question for clarification;
Provide a reference to staff or other resources for factual information;
Request staff to report back at a subsequent meeting;
Finally, a Commissioner, or the Commission itself, may take action to direct staff to
place a matter of business on a future agenda.

MATTERS TOO LATE FOR THE AGENDA
These may be presented by members of the Planning Commission and staff, upon
determination by a majority vote that an emergency exists, as defined by State law, or by
a 2/3 vote that: 1) there is a need to take immediate action, and 2) that the need for
action came to the City’s attention after the agenda was posted.

VIII.

ADJOURNMENT
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Copies of the agenda are on file at the Stanislaus Library Reference Room, 1500 I Street, Modesto, in the
office of the Planning Division, Third Floor, 1010 Tenth Street, Modesto, CA., and online at
https://www.modestogov.com/AgendaCenter/Planning-Commission-11.
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this
meeting, please contact the Planning Commission Secretary at 209.577.5267. Assistive listening devices are
available upon request to the Planning Commission Secretary. Notification 48 hours prior to the meeting will
enable the City to make reasonable arrangements to ensure accessibility to this meeting. In accordance with
the requirements of Title II of the Americans with Disabilities Act (“ADA”) of 1990, the Fair Employment &
Housing Act (“FEHA”), the Rehabilitation Act of 1973 (as amended), Government Code section 11135 and
other applicable codes, the City of Modesto (“City”) will not discriminate against individuals on the basis of
disability in the City’s services, programs, or activities. For more information, please visit the City of Modesto
website at https://www.modestogov.com/865/Americans-with-Disabilities-Act-ADA
Notice: Persons who wish to speak to the Planning Commission regarding any item on the printed agenda,
including oral communications, are encouraged to please submit your comment, to the Recording Secretary at
planning@modestogov.com. All comments will be shared with the Commission and placed in the record. Every
effort will be made to read your comment into the record, but some comments may not be read due to time
limitations. The purpose of this list is to have your name and address should we need to contact you or
provide additional information to you. Signing this form is optional to speakers.

Posted pursuant to Government Code Section 54954.2 on ___________________ at __________
by

on the bulletin board at Tenth Street Place.

LIST OF INVOLVED PARTIES FOR THE PLANNING COMMISSION
AGENDA OF SEPTEMBER 13, 2021
At the Commission’s request, staff has compiled a list of persons having a personal/financial interest in the
matters contained in the accompanying agenda report to help identify potential conflicts of interest.

ITEM A

FDP-21-001 – Final Development Plan for proposed new 90-unit two-story
senior independent living apartments

Relationship

Name/Address

Applicant
Owner
Engineer

The Holy Apostolic Catholic Assyrian Church of the East, 1457 Mable Ave., Modesto, CA
95355
Bishop Mar Awa Royel c/o Barrett Lipomi, 1217 J Street, Modesto, CA 95354
S. Dick Sargon, 519 Silver Oak Lane, Danville, CA 95406

ITEM B

CODE-20-001 - Zoning Code Text Amendment for Mobile Food Facilities

Relationship

Name/Address

Applicant

City of Modesto

9/7/2021

City of Modesto Planning Commission
Minutes
July 19, 2021
Being the hour of 6:00 pm, the meeting was called to order by Chairperson Shanks.
I.

ROLL CALL

Commissioners Birring, Morad, Pollard, Shanks, Silva and Vohra present
Commissioners Smith absent
MOTION
It was moved by Commissioner Pollard, seconded by Commissioner Birring, and carried
unanimously that Commissioner Smith be excused from this meeting.
II.

APPROVAL OF MINUTES

It was moved by Commissioner Vohra, seconded by Commissioner Pollard, and carried
unanimously that the minutes of the regular meeting of July 12, 2021, be approved.
III.

CONFLICT OF INTEREST DECLARATION

None.
IV.

PUBLIC HEARINGS

Item A

TPM-21-003 – Tentative Parcel Map, division of 6.18-acre portion of an existing
shopping center into five parcels; submitted by Hawkins and Associates
Engineering, Inc.
Contact Info: Katharine Martin, 577-5267 kamartin@modestogov.com

Motion/Action (Approved)
It was moved by Commissioner Vohra, seconded by Commissioner Morad, and
carried by majority (Birring, Morad, Pollard, Silva, Vohra, Shanks, ayes; None,
noes; Smith, absent; None, recused) that the Planning Commission adopt
Resolution No. 2021-15 APPROVING THE TENTATIVE PARCEL MAP OF
PROPERTY LOCATED AT 2900 STANDIFORD AVENUE (HAWKINS AND
ASSOCIATES ENGINEERING INC.)
Item B

PDZ-20-004 – Rezone to Planned Development P-D(612) for property located
along the south side of Miller Avenue between Rosina Avenue and N. Conejo
Avenue; submitted by Sandeep Minhas
Contact Info: Cindy van Empel, 577-5267 cvanempel@modestogov.com

Motion/Action (Approved)
It was moved by Commissioner Vohra, seconded by Commissioner Morad, and
carried by majority (Birring, Morad, Pollard, Silva, Vohra, Shanks, ayes; None,
none; Smith, absent; None, recused) that the Planning Commission adopt
Resolution No. 2021-16 RECOMMENDING TO THE CITY COUNCIL AN
AMENDMENT TO SECTION 27-3-9 OF THE ZONING MAP TO REZONE
APPROXIMATELY 0.80 ACRES FROM MEDIUM DENSITY RESIDENTIAL (R-2)
ZONE, TO PLANNED DEVELOPMENT ZONE, P-D(612) PROPERTY LOCATED

1

ALONG THE SOUTH SIDE OF MILLER AVENUE BETWEEN ROSINA AVENUE AND
N. CONEJO AVENUE (MINHAS)
V.

OTHER BUSINESS

None.
VI.

ORAL COMMUNICATIONS

None.
VII.

MATTERS TOO LATE FOR THE AGENDA

None.
VIII. ADJOURNMENT
The meeting was adjourned at 6:37 pm.

Original, signed copy on file in CEDD
Steve Mitchell, Secretary
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ITEM A
CITY OF MODESTO
PLANNING COMMISSION STAFF REPORT
1010 10th STREET
MODESTO, CA 95354
(209) 577-5267 – (209) 491-5798 (fax)
TO:

Chairperson Shanks and Members of the Planning Commission

PREPARED BY:

Katharine Martin, Senior Planner
Contact Info: 577-5267 kamartin@modestogov.com

APPROVED BY:

Steve Mitchell, Planning Manager

MEETING DATE:

August 23, 2021

SUBJECT:

FDP-21-001 – Final Development Plan for proposed new 90-unit two-story
senior independent living apartments; submitted by Bishop Mar Awa
Royel

RECOMMENDATION
Resolution approving the Final Development Plan of a new two-story 90-unit senior independent
living complex in the North Beyer Specific Plan, on property located at 1483 Mable Avenue.
BACKGROUND
The project site is a long-vacant portion of property formerly under the ownership of the Mable
Avenue Baptist Church, located at 1483 Mable Avenue. The Baptist Church has since sold its
holdings to the Assyrian Church of the East, next door to the site at 1457 Mable Avenue, which
established in 1987 after attaining a use permit from the County in 1984. The site and
surrounding area to the west, north and east was annexed to the City of Modesto in 1995 as
part of the North Beyer Park Reorganization to the City, and is zoned SP for Low Density
Residential (R-1) uses as part of the North Beyer Specific Plan. The site is surrounded by
single-family residential uses to the north, south and east, and the Assyrian Church of the East
is adjacent to the site to the west.
PROJECT DESCRIPTION
The proposed project is to demolish the existing Baptist Church and construct a two-story 90unit senior independent living apartment complex on the site. The project is to be comprised of
two (2) 2-story buildings with a mix of sixteen (16) two-bedroom apartments and seventy-four
(74) one-bedroom apartments, for tenants aged 65 and older. The apartments are to be
offered for rent at market-rate and shall be self-contained with no shared kitchen or bath
facilities. The site plan proposes a total of seventy-eight (78) off-street parking spaces
accessed from a single driveway from Mable Avenue, courtyard and landscape areas, and an
additional fire access from the parking lot of the Assyrian Church of the East, adjacent to the
site to the west.
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ANALYSIS
Two-Story Construction: The apartment complex is proposed to be comprised of two (2) twostory buildings, oriented primarily to the west of the project site. The building elevations
propose ground-floor patios and second-story balconies for each of the units with forwardfacing views only. The surrounding neighborhood is single-family residential with a majority of
the adjacent homes also being two-story. The buildings are designed and oriented in a manner
to minimize views from balconies into adjacent yards, with the nearest distance between
balconies and adjacent properties being 41-feet. Screen landscaping is proposed along the east
and north property lines, and a line-of-sight survey provided by the architect shows that with
the distance and screen landscaping, views from the nearest balconies are minimal.
Parking: The site plan proposes seventy-eight (78) off-street parking spaces at the south and
north ends of the site, most under carport structures. The provided parking is less than the
what is required for standard multi-family residential uses per the Zoning Code: two (2) spaces
per two-bedroom unit, one (1) space per one-bedroom or studio unit, plus an additional guest
space for every four (4) apartment units. At the proposed unit configuration of sixteen (16)
two-bedroom units and seventy-four (74) one-bedroom units, a total of one hundred twentynine (129) parking spaces would be required; however, the project is for senior tenants ages 65
and older, many of whom may no longer own a vehicle.
The parking lot of the adjacent Assyrian Church of the East, the project applicant, has two
hundred ten (210) parking spaces to serve the main church sanctuary and a multi-function
building. Per the City’s Zoning Code, a church requires one (1) space for every four (4) seats in
the largest building, in this case the sanctuary. According to church officials, the sanctuary has
six hundred seventy (670) seats, which would require one hundred sixty-eight (168) spaces per
Code, leaving an excess of forty-two (42) spaces. The church has agreed to make their parking
area available for any overflow parking for the apartments as needed, and the forty-two (42)
excess parking spaces at the church’s property can accommodate this.
Neighborhood Meeting: The project applicant and architect held a neighborhood meeting about
the project on July 27, 2021, and many neighbors voiced concerns about views into rear yards,
building lighting, wall types and height, screen landscaping materials, traffic on the drive-aisle
along the east side of the site, and construction impacts such as noise and dust.
As mentioned above, the site design is intended to minimize views into rear yards, with the
nearest second-story balconies and unit windows being 41-feet away from adjacent properties
to the east and the nearest north-facing balconies and unit windows being 165-feet from
properties to the north. Other windows that face north and east are at the ends of interior
hallways and are primarily clerestory.
Per the Zoning Code, walls along the north and east property lines are required to be concrete
masonry unit walls to a maximum of eight feet in height, and alongside the required walls will
be landscape planters of seven feet in width for screen landscaping to further minimize views
and inhibit vehicle headlight glare into rear yards. The developer has indicated that evergreen
tree species will be utilized for screen landscaping, and plantings will be subject to approval by
Parks Planning staff.
Project site lighting is to be of pedestrian-scale with shielding to prevent glare or light intrusion
into neighboring yards, and the height of light fixtures shall be no higher than fifteen feet above
grade.
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Parking areas for the site are to be connected by a 21-foot wide drive aisle located along the
east side of the property, separated from adjacent properties by the abovementioned masonry
wall and screen landscape planter. The proposed width of the drive aisle meets the 20-foot
minimum width required by the Zoning Code for two-way parking lot drive aisles. As it is a
parking lot drive aisle, the aisle will not be traveled like a local residential street, which are
typically forty-feet in width or wider.
Construction impacts will be mitigated by best practices for dust management as required by
the San Joaquin Valley Air Pollution Control District, and the City’s Noise Ordinance which
disallows loud or raucous noise from construction activity during nighttime and early morning
hours (Modesto Municipal Code Title 4, Chapter 9, Noise Regulations).
In summary, staff believes the proposed project has adequately addressed the potential
neighborhood compatibility issues and recommends the Commission approve the project as
proposed.
GENERAL PLAN CONSISTENCY
The site is designated as Residential (R) in the City’s Urban Area General Plan land use diagram.
Residential uses such as multi-family housing and senior housing are allowable uses within the
designation and therefore conforms to the General Plan.
ZONING CONFORMANCE
The site is zoned SP as part of the North Beyer Specific Plan, allowing for residential uses. Per
the Specific Plan, senior housing or multi-family housing is permitted with a Final Development
Plan from the Planning Commission.
ENVIRONMENTAL ASSESSMENT
The proposed Final Development Plan is exempt from CEQA, pursuant to Section 15332 of the
CEQA Guidelines, because this project is an in-fill development consistent with applicable
general plan designations and policies as well as applicable zoning designation and regulation,
is no more than five acres substantially surrounded by urban uses, has no value as habitat for
endangered, rare or threatened species, would not result in any significant effects relating to
traffic, noise, air quality, or water quality, and can be adequately served by all required utilities
and public services.

ATTACHMENTS
1.
2.
3.
4.

Draft Planning Commission Resolution – September 13, 2021
Notice of CEQA Exemption, EA No. C&ED 2021-24
Financial Interest Disclosure Form
Large-Format Map(s) (Maps included with Commissioners' packets only)
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SITE PLAN
FDP-21-001

LINE OF SIGHT SURVEY
FDP-21-001

UNIT FLOOR PLANS
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FDP-21-001

BUILDING A: WEST AND EAST ELEVATIONS
FDP-21-001

BUILDING A: NORTH AND SOUTH ELEVATIONS
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FDP-21-001

BUILDING B: WEST AND EAST ELEVATIONS
FDP-21-001

BUILDING B: NORTH AND SOUTH ELEVATIONS
FDP-21-001
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PLANNING COMMISSION
RESOLUTION NO. 2021-XX
A RESOLUTION APPROVING THE DEVELOPMENT PLAN OF A NEW TWOSTORY 90-UNIT SENIOR INDEPENDENT LIVING COMPLEX IN THE
NORTH BEYER SPECIFIC PLAN, ON PROPERTY LOCATED AT 1483 MABLE
AVENUE (BISHOP MAR AWA ROYEL)
WHEREAS, the City Council adopted the North Beyer Park Specific Plan, a 160acre area of land between Coffee Road and Oakdale Road, south of Claratina Avenue,
on November 26, 1996; and
WHEREAS, an application for a Final Development Plan for a proposed new twostory 90-unit independent living apartment complex for senior citizen tenants ages 65 and
over on property located at 1483 Mable Avenue was filed by Barret Lipomi on behalf of
Bishop Mar Awa Royel on April 27, 2021, in accordance with Chapter 2, Section 4 of the
North Beyer Park Specific Plan; and
WHEREAS, a public hearing was held by the Planning Commission on September
13, 2021, in Chambers, Tenth Street Place, 1010 Tenth Street, Modesto, California, at
which hearing evidence both oral and documentary was received and considered; and
WHEREAS, the proposed Final Development Plan is exempt from CEQA, pursuant
to Section 15332 of the CEQA guidelines, which exempts infill development projects
meeting the conditions described in the section; and
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission that it hereby
finds and determines as follows:
1.

The proposed Final Development Plan is consistent with the North Beyer
Park Specific Plan and the Modesto Urban Area General Plan. The
General Plan designates the site as Residential (R) with implementation
through the North Beyer Park Specific Plan, which provides that senior
housing within the Residential area of the Specific Plan’s Land Use
Diagram is permitted with approval of a Final Development Plan by the
Planning Commission.

2.

The Final Development Plan for the 90-unit independent living
apartments for seniors ages 65 and over will provide for much needed
senior housing in Modesto.

3.

The provision of seventy-eight (78) parking spaces, fifty-one (51) fewer
spaces than what is required for standard multi-family residential projects
of similar size and configuration, will not adversely affect surrounding
uses because the project is to serve senior tenants ages 65 and older, of
whom some will not have vehicles; the site is adjacent to the existing
parking lot of the Assyrian Church of the East, the project proponent,
which would allow for use of the existing parking for any needed overflow
parking; and the site is across the street from a bus stop for Modesto
Area Express (MAX) Line 32.
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4.

The conditions of approval will ensure that the proposed project is
compatible with the adjacent residential and institutional uses.

5.

The proposed Final Development Plan is exempt from CEQA, pursuant to
Section 15332 of the CEQA Guidelines, because this project is an in-fill
development consistent with applicable general plan designations and
policies as well as applicable zoning designation and regulation, is no
more than five acres substantially surrounded by urban uses, has no
value as habitat for endangered, rare or threatened species, would not
result in any significant effects relating to traffic, noise, air quality, or
water quality, and can be adequately served by all required utilities and
public services.

BE IT FURTHER RESOLVED by the Planning Commission as follows:
That a Final Development Plan for the proposed two-story 90-unit independent
living apartment complex for seniors aged 65 and over be approved subject to the
following conditions:
1.

All development shall be consistent with the approved Final Development
Plan and building elevations titled “Mable Avenue Senior Housing”
submitted on April 27, 2021, as approved by the Planning Commission on
September 13, 2021.

2.

Prior to issuance of a building permit, a Lot Line Adjustment to move the
northerly property line of Assessor’s Parcel Number 082-014-045 (the
former Baptist Church site) to the west shall be submitted to Land
Development Engineering for review and approval, and recordation.

3.

Prior to issuance of a building permit, any variation from the approved
site plan or building elevations on file with the City must be reviewed and
approved by the Director of Community and Economic Development.

4.

All construction documentation shall be coordinated for consistency,
including, but not limited to, architectural, structural, mechanical,
electrical, plumbing, landscape and irrigation, grading, utility and street
improvement plans. All such plans shall be consistent with the approved
entitlement plans on file with the Planning Department.

5.

Prior to issuance of a building permit, a photometric lighting plan shall be
submitted for review and approval by the Community and Economic
Development Director. Said plans shall include specifications of the
proposed lighting fixtures and demonstrate the adequate shielding of
lighting fixtures to minimize glare or light spillage upon neighboring
residents to the north and east of the project site. Fixtures should be of
a type or adequately shielded so as to prevent glare from normal viewing
angles. The height of lighting fixtures shall not exceed 15 feet above
grade.
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6.

The design of light fixtures and their structural supports should be
architecturally compatible with the main structures on the site. Light
fixtures should be architecturally integrated into the design of a structure
to the satisfaction of the Director of Community and Economic
Development.

7.

Along pedestrian corridors, the use of low mounted bollard light
standards, which reinforce pedestrian scale, shall be used. Steps and
ramps should be illuminated wherever possible, with built-in light fixtures
to the satisfaction of the Director of Community and Economic
Development.

8.

Prior to Certificate of Occupancy of any structure, a solid decorative
masonry wall of six (6) feet in height with cap treatment shall be installed
along the north and east property lines.

9.

Prior to Certificate of Occupancy of any structure, all ground mounted
utility structures such as transformers and HVAC equipment shall be
located out of view from a public street to the satisfaction of the Director
of Community and Economic Development. Equipment shall be placed
underground or adequately screened though the use of landscaping or
masonry walls.

10.

Construction drawings shall demonstrate that all building drainage
gutters, down spouts, vents, etc. located on exterior walls, are be
completely concealed from public view or designed to be architecturally
compatible (decorative) with the exterior building design and color to the
satisfaction of the Director of Community and Economic Development.

11.

Exterior building elevations showing building wall materials, roof types,
exterior colors, and appropriate vertical dimensions shall be included in
the development construction drawings.

12.

All signs shall comply with the sign requirements of the R-3 Zone.

13.

Prior to issuance of a building permit, trash enclosures shall be designed
using building materials, colors, and finishes that are consistent or
compatible with those used in the major buildings of the development, as
approved by the Community and Economic Development Director.

14.

Prior to issuance of a building permit, any public improvements that are
missing, damaged, or not to current City standards shall be designed and
constructed per City standards in accordance with City Code (Article 71.701). Such improvements may include, but not be limited to, curb and
gutter, drive approach, sidewalk, ADA access ramps, fire hydrants and
street lights.

15.

All public improvement plans shall be designed by a Registered Engineer,
reviewed and approved by the City Engineer prior to issuance of an
Encroachment permit.
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16.

There are two (2) existing water service connections to this parcel from
the 10-inch main in Mable Avenue. If a new connection or an upgrade to
the existing ones is requested, then applicable water connection fees
shall be paid and an encroachment permit issued from the City prior to
any work being done in the public right of way.

17.

There is an existing 6-inch sewer main available for connection in Mable
Street, with adequate capacity to serve the proposed project. All
applicable sewer connection fees shall be paid and an encroachment
permit obtained from the City prior to any connection made in the City’s
Public Right-of-Way.

18.

Any storm water generated from this development shall be managed and
stored on-site according to the City’s Standard Specifications and current
low impact development (LID) standards.

19.

All existing underground and aboveground utilities, irrigation and
electrical lines shall be protected, relocated, or removed as required by
the City Engineer or designee. Easements for utilities, irrigation and
electrical lines to remain shall be reserved as required.

20.

Except as amended herein, or by reference, all development shall be in
accordance with the North Beyer Park Specific Plan.

21.

The proposed project disturbs one (1) or more acres of soil, and is
therefore required to obtain coverage under the General Permit for
Discharges of Stormwater associated with Construction Activity in
accordance with Construction General Permit.

22.

The proposed project is a Commercial Development of greater than
10,000 square feet, with a parking lot of greater than 5,000 square feet
or 25 or more parking spaces, and is therefore considered a Priority
Project.

23.

Prior to the issuance of a Grading, Demolition, or Building Permit,
Developer shall submit improvement plans conforming to design
requirements of the most current edition of the City of Modesto Guidance
Manual for Development, Stormwater Quality Control Measures and the
City of Modesto Municipal Code.

24.

Prior to the issuance of a Grading, Demolition, or Building Permit,
Developer shall submit a plan to integrate LID principles into the project
design. The plan shall retain, treat, and infiltrate the first 0.5” of
stormwater runoff on site, and incorporate pervious landscape features
into the project design wherever possible.

25.

Prior to the issuance of a Grading, Demolition, or Building Permit,
Developer shall submit a plan to provide permanent, post-construction
treatment (grass swale, bioretention, vegetative strip, or other approved
proprietary device) to remove pollutants from the first 0.5” of stormwater
run-off from site.
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26.

Prior to the issuance of a Grading, Demolition, or Building Permit,
Developer shall submit a plan for trash enclosures to be sufficiently
elevated to prevent stormwater run-on from parking lot and the floor of
enclosures shall be graded to drain into adjacent landscape areas.

27.

Prior to the issuance of a Grading, Demolition, or Building Permit,
Property Owner shall provide a signed and notarized Stormwater
Treatment Device Access and Maintenance Agreement to Land
Development Engineering, Stormwater for recording.

28.

Prior to the issuance of a Grading, Demolition, or Building Permit,
Developer shall prepare and submit a Water Pollution Control Plan
(WPCP) or Local SWPPP to Land Development Engineering, Stormwater
for review. The WPCP or Local Stormwater Pollution Prevention Plan
(SWPPP) shall include a description of all erosion, sediment, and pollution
control Best Management Practices (BMPs) to be used at the construction
or demolition site to prevent sediment and other sources of pollution from
entering the City storm drain system as well as a site plan showing their
placement.

29.

Applicant shall submit Landscape and Irrigation (L&I) plans for review
and approval by the City’s Parks Planning and Development (PPD)
Division. L&I plans shall meet current State of California water use
requirements, Modesto Municipal Code (MMC) requirements and City of
Modesto standards at time of submittal.

30.

Applicant shall protect in place, or replace, all existing street trees along
Mable Avenue. Trees to be replaced shall be installed every thirty-five
feet (35’) on center along Mable Avenue and within seven feet (7’) of
sidewalks.

31.

Applicant shall install parking lot shade trees per MMC requirements; one
(1) shade tree for every eight (8) parking spaces, continuous and
intermitted stall locations, within seven feet (7’) of stalls.

32.

Applicant shall install climbing vines on all walls, in a landscape planter,
around the trash enclosure to discourage tagging.

33.

LID control and treatment measures shall be planted with vegetation for
erosion protection and sediment entrapment to collect/treat storm water
run-off before entering the storm drain system. Storm drainage basins
shall be appropriately landscaped and irrigated to address the specific
type of storm water control measure. Provide total square feet of the
landscape area in project information.

34.

Applicant shall install bicycle parking racks as part of the project
development per MMC and Green Building Standards Code.

35.

Improvement plans shall include but not be limited to the following Fire
requirements:
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a. Per City of Modesto Standard Appending B 1.06 and 1.07, the
entire length of curb along the east property line shall be marked
as “No Parking Fire Lane”.
b. Fire hydrants and Fire Department Connection (FDC) assemblies
shall be installed where required. FDC assemblies to be a 1603
assembly. Improvement plans shall demonstrate a 1603 Modesto
Standard Diagram.
c. Fire Department Double Check Valve and Backflow Preventer shall
be demonstrated to be a 1602-A DCV. Improvement plans shall
include Modesto Standard diagram and show all fire piping and
appliances on utility civil plans.
d. Fire riser systems shall be sized to serve buildings larger than
52,000 sq. ft. to the satisfaction of the Fire Marshall.
36.

All landscaping, fences and walls shall be maintained and the premises
shall be kept free of weeds, trash and other debris.

37.

All existing underground and aboveground utilities, irrigation, and
electrical lines shall be protected, relocated, or removed as required by
the utility companies and City Engineer or designee. Easements for
utilities, irrigation, and electrical lines to remain shall be reserved as
required.

38.

Prior to issuance of Certificate of Occupancy for any structure, the
applicant shall enroll and participate in the City’s Crime-Free Multi-Family
Housing Program as administered by the Modesto Police Department.

39.

All department Conditions of Approval for the project shall be included
with building plans and shall be continuously maintained on-site during
project construction to the satisfaction of the Chief Building Official.

40.

At the time of issuance of a building permit, the developer shall pay
development impact fees at the established rate. Such fees may include
but are not limited to, sewer and water connection fees, community
facility fees, building permit and plan check fees.

41.

Prior to start of vertical building construction, all-weather, hard-surfaced
roadways shall be constructed and maintained free of obstructions at all
times during construction as required by Director of Community and
Economic Development.

42.

The property owner and developer shall, at their sole expense, defend,
indemnify, and hold harmless the City of Modesto, its agents, officers,
directors, and employees, from and against all claims, actions, damages,
losses, or expenses of every type and description, including but not
limited to payment of attorneys’ fees and costs, by reason of, or arising
out of, this development approval. The obligation to defend, indemnify,
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and hold harmless shall include, but is not limited to, any action to
arbitrate, attack, review, set aside, void, or annul this development
approval on any grounds whatsoever. The City of Modesto shall promptly
notify the developer of any such claim, action, or proceeding and shall
cooperate fully in the defense.

BE IT FURTHER RESOLVED that the conditions of project approval set forth
herein include certain fees, dedication requirements, reservations requirements, and
other exactions, and that pursuant to Government Code Section 66020(d)(1), these
conditions constitute written notice of a statement of the amount of such fees, and a
description of the dedications, reservations, and other exactions.
BE IT FURTHER RESOLVED that the applicant is hereby further notified that the
ninety (90) days approval period in which a protest of these fees, dedications,
reservations, and other exactions, pursuant to Government Code Section 66020(a) can
be filed, begins on September 13, 2021, and that if a protest is not filed within this
ninety (90)-day period complying with all of the requirements of Section 66020, the
applicant will be legally barred from later challenging such exactions.
BE IT FURTHER RESOLVED by the Planning Commission that the Secretary of the
Planning Commission is hereby directed to file with the Stanislaus County Clerk a Notice
of Determination in regard to the environmental impact of the proposed project.
The foregoing resolution was introduced at the regular meeting of the Planning
Commission held on September 13, 2021, by Commissioner [name], who moved its
adoption, which motion was seconded by Commissioner [name] and carried by the
following vote:
Ayes:
Noes:
Absent:
Recused:
BY ORDER OF THE PLANNING COMMISSION OF THE CITY OF MODESTO.

Original, signed copy on file in CEDD
Steve Mitchell, Secretary
3869541.1
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ITEM B
CITY OF MODESTO
PLANNING COMMISSION STAFF REPORT
1010 10th STREET
MODESTO, CA 95354
(209) 577-5267 – (209) 491-5798 (fax)
TO:

Chairperson Shanks and Members of the Planning Commission

PREPARED BY:

Paul Liu, Principal Planner
Contact Info: 577-5267 pliu@modestogov.com

APPROVED BY:

Steve Mitchell, Planning Manager

MEETING DATE:

September 13, 2021

SUBJECT:

CODE-20-001 - Zoning Code Text Amendment for Mobile Food Facilities
(City of Modesto)

RECOMMENDATION
Resolution recommending to the City Council amendments to Chapters 3 of Title 10 of the
Modesto Municipal Code (Zoning Regulations) to edit sections 10-3.101, 10-3.210, and 103.212, regarding mobile food facilities.
BACKGROUND
Updates to the Zoning Code are typically carried out through periodic “omnibus” amendments
covering a variety of issues. An omnibus code amendment was presented to the Planning
Commission on June 21 covering various code changes but was continued due to questions and
concerns about proposed changes regarding nightclubs in downtown. The omnibus code
amendment was considered and approved by the Planning Commission on July 12 except for
proposed changes to nightclubs and mobile food facilities. The Planning Commission expressed
concerns about mobile food facilities mostly regarding operational criteria including accessible
path of travel.
This code amendment addresses mobile food facilities while the amendment regarding night
clubs will be provided at a future date.
PROJECT DESCRIPTION
The current Zoning Code restricts mobile food facilities to operate only in the City’s Industrial
(M-1, M-2) zones. The proposed Zoning Code amendment would allow mobile food facilities to
operate within the Commercial zones as well, provided that the required permit is issued. The
permit application review process would ensure that requirements are met related to site
operation such as not disrupting existing parking and circulation, accessible path of travel,
sanitation, site maintenance, and State and County regulations.
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ISSUES
Subsequent to the July 12 Planning Commission meeting, staff has revised the proposed
regulations to address Planning Commission concerns. The proposed amendment specifies that
mobile food facilities meet the following criteria:
(1)

The use shall be conducted entirely upon private property, on a paved or all-weather
surface, and not within any public right-of-way.
(2) The use shall not create any demand for additional parking that cannot be safely and
efficiently accommodated by existing parking areas.
(3) The use shall not interfere with pedestrian and vehicular traffic and circulation on the site
and public sidewalk.
(4) The use shall maintain site circulation for pedestrians and access consistent with the
Americans for Disabilities Act.
(5) The use shall conform to all applicable building, electrical, fire, plumbing, engineering,
solid waste, wastewater, and water quality requirements.
(3) No permanent structure(s) may be constructed.
(4) No signs, balloons, banners, or flags may be displayed to promote the mobile food facility
except those affixed to the mobile food facility vehicle / trailer / cart.
(5) No outdoor music, amplified sound, horns, nor any other excessive noise is permitted.
(6) Temporary canopies smaller than 120 square feet may be used, to protect customers from
sun or rain, and must be removed at the end of each business day.
(7) No more than two (2) small tables and ten (10) chairs may be available for dining and
must be removed at the end of each business day.
(8) The site shall be continuously maintained to be free of weeds, litter, trash and/or debris.
(9) The mobile food facility business operator shall maintain a valid City of Modesto business
license, and a formal agreement for use of properly operating restrooms within 200 feet of
the mobile food facility business operation.
(10) A health permit issued by the Stanislaus County Department of Environmental Resources
is required prior to any mobile food facility business operations.
(11) The use shall not adversely affect any adjacent property, its owners or occupants, nor the
surrounding neighborhood
(12) Any additional limitations, restrictions, or conditions as required by the Director.
ZONING AND GENERAL PLAN CONSISTENCY
The adopted zoning code is an important implementation vehicle for the General Plan. The
proposed Zoning Code amendment would allow a mobile retail activity in commercial zones
which helps provide a range of commercial uses consistent with the purpose and intent of the
commercial zones and with the General Plan.
ENVIRONMENTAL ASSESSMENT
This project is exempt from the California Environmental Quality Act (CEQA), per CEQA
Guidelines Section 15061(b)(3), which exempts any project where it can be seen with certainty
that it would not have any significant effect(s) on the environment.
ATTACHMENTS
1.
2.

Draft Planning Commission Resolution
Draft Zoning Code Amendments
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PLANNING COMMISSION
RESOLUTION NO. 2021-XX
A RESOLUTION RECOMMENDING TO THE CITY COUNCIL AMENDMENTS TO
CHAPTERS 3 OF TITLE 10 OF THE MODESTO MUNICIPAL CODE (ZONING
REGULATIONS) TO EDIT SECTIONS 10-3.101, 10-3.210, AND 10-3.212,
REGARDING MOBILE FOOD FACILITIES (ZONING CODE TEXT AMENDMENT
CODE-20-001)
WHEREAS, updates to the Zoning Code to keep it current with state law, best
practices, changes to the General Plan and other policies, and to correct technical details
and issues, are typically carried out through periodic zoning code amendments covering
a variety of topics; and
WHEREAS, a proposed “omnibus” code amendment that covers a variety of
topics including mobile food facilities, nightclubs, Professional Office (P-O) land uses and
signage, accessory dwelling unity size limits, multi-family residential densities, parking,
fencing and development schedules; and
WHEREAS, a public hearing was held by the Planning Commission on June 21,
2021, in the Chambers, 1010 Tenth Street, Modesto, California, to consider the omnibus
code amendment at which hearing evidence both oral and documentary was received
and considered; and
WHEREAS, the Planning Commission continued the hearing to July 12, 2021 to
allow staff to address concerns expressed by the Commission regarding provisions
related to the regulation of nightclubs; and
WHEREAS, Planning staff has subsequently decided to remove the provisions
related to nightclubs from the proposed Code text amendments and incorporate them
into a separate Code amendment to be heard at a later date and recommends that the
Commission approve a revised Code text amendment without provisions related to
nightclubs; and
WHEREAS, a public hearing was held by the Planning Commission on July 12,
2021, in the Chambers, 1010 Tenth Street, Modesto, California, to consider the omnibus
code amendment except for proposed changes related to nightclubs at which hearing
evidence both oral and documentary was received and considered; and
WHEREAS, the Planning Commission expressed concerns about mobile food
facilities regarding operational criteria including accessible path of travel; and
WHEREAS, the Planning Commission approved the omnibus code amendment
except for proposed changes related to mobile food facilities; and
WHEREAS, Planning staff has revised the mobile food facilities code amendment
to address concerns expressed by the Planning Commission; and
WHEREAS, a public hearing was held by the Planning Commission on September
13, 2021, in the Chambers, 1010 Tenth Street, Modesto, California, for the code
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amendment on mobile food facilities at which hearing evidence both oral and
documentary was received and considered.
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission that it hereby
finds and determines as follows:
1.

The proposed amendments conform to the City’s adopted Urban Area
General Plan for the following reason:
The proposed amendments will result in regulations consistent with
the Urban Area General Plan Chapter III. regarding land use goals
and policies because the proposed amendments help provide a
range of commercial uses consistent with applicable Urban Area
General Plan content.

2.

The proposed amendments will result in an orderly planned use of land
because the amendments would allow a mobile retail activity in
commercial zones which helps provide a variety of goods and services
consistent with the purpose and intent of the commercial zones.

2.

The proposed amendments will not be detrimental to the public health,
safety, and welfare because the proposed amendments include
operational requirements to address compatibility with surrounding uses.

3.

The project is exempt from the California Environmental Quality Act
(CEQA), per CEQA Guidelines Section 15061(b)(3), which exempts any
project where it can be seen with certainty that it would not have any
significant effect(s) on the environment.

BE IT FURTHER RESOLVED that the Planning Commission hereby recommends
to the City Council amendments to Chapters 3 of Title 10 of the Modesto Municipal Code
(Zoning Regulations) to edit sections 10-3.101, 10-3.210, and 10-3.212, as shown in
Exhibit A.
The foregoing resolution was introduced at the regular meeting of the Planning
Commission held on September 13, 2021, by Commissioner
, who moved its
adoption, which motion was seconded by Commissioner
and carried by the
following vote:
Ayes:
Noes:
Absent:
Recused:
BY ORDER OF THE PLANNING COMMISSION OF THE CITY OF MODESTO.

Original, signed copy on file in CEDD
Steve Mitchell, Secretary
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Article 1. – Permitted and Conditional uses

10-3.101 - Land Use Table.
The following Land Use Table identifies those uses that are permitted, conditional, and not permitted for each
listed zoning district.
(a) The land use symbols shown on Table 3.1-1 have the following meaning:
(1) "P" indicates that the use is permitted
(2) "C" indicates that the use is conditional (A conditional use permit is required)
(3) "-" indicates that the use is not permitted
(4) The zoning district symbols and corresponding zoning district names are as follows:

R-1

Low Density Residential

R-2

Medium Density Residential

R-3

Medium-High Density Residential

P-O

Professional Office

C-1

Neighborhood Commercial

C-2

General Commercial

C-3

Highway Commercial

C-M

Commercial-Industrial

M-1

Light Industrial

M-2

Heavy Industrial

See Chapter 4, Land Use Regulations, for the definition and purpose and intent of the zoning districts.
(b) Refer to the Chapter 9, Administration, to determine the required application and process for permitted and
conditional uses.
(c) Refer to the notes column for additional information.

Table 3.1-1 Permitted and Conditional Land Uses
Land Use

Zoning Districts

Notes

R-1 R-2 R-3 P-O C-1 C-2 C-3 C-M M-1 M-2
COMMERCIAL
Communication
Broadcasting Studio (radio or television)
Radio or Television Transmitter
Wireless Telecommunication Facilities
Entertainment
Adult Entertainment Business
Carnival (entertainment permit required)
Circus (entertainment permit required)
Entertainment Establishment (entertainment permit
required)
Nightclub
Theater, Motion Picture (indoor)
Commercial Cannabis Uses
Commercial Marijuana Activity
Lodging
Motel, Hotel
Bed and Breakfast (2 rooms for lodging, owner resides
on site)
Office
General
Medical
Outdoor Sales and Activities
Auction Yard
Commercial
Certified Farmers' Market
Food and Drink Stands
Fund Raisers (nonprofit organizations)
Outdoor Dining Areas
Outdoor Display, major
Outdoor Display, minor
Outdoor Sales (products customarily sold indoor)
Promotions
Seasonal Sales (fire works, pumpkins, Christmas
trees)
Vehicle Mobile Food Facilities Venders
Flea Market - Indoor
Flea Market - Outdoor
Industrial

-

-

-

-

C

P
C

P
C

P
P

P
P

P
P
See Chapter 3, Article 4

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

P

P

P
P

P
-

P
P
P

P
P
P

P
P
P

P
P
P
P

P
P
P
P

C/P C/P C/P C/P C/P See Section 10-3.203 (also: nightclubs
prohibited in Downtown zones)
P P P P P
See Chapter 3, Article 7
- See Section 10-3.210
P

-

P
-

P
-

P
-

P
-

-

-

-

-

P
P

P
P

P
P

P
P

P
P

P
P

P
P

-

-

-

-

-

-

-

-

P

P

P
P
P

P
P
P

-

P
P
P

-

P
P
P

-

P
P
P
P
P
P
P
P

-

P-

See Chapter 3, Article 3
See Title 4, Chapter 1, Article 4
See Title 4, Chapter 1, Article 4
See Title 4, Chapter 1, Article 4

P
P
P
P
P
P
P
P
P

P
P
P
P
P
P
P
P
P

P
P
P
P
P
P
P
P
P

P
P
P
P
P
P
P
P
P

See Section 10-2.159
See Section 10-2.160

P
P
P
P
P
P
P
P
P

See Section 10-3.212 a
See Section 10-3.212 b
See Section 10-3.212 c
See Section 10-3.212 d
See Section 10-3.212 e (2)
See Section 10-3.212 e (1)
See Section 10-3.212 f
See Section 10-3.212 g
See Section 10-3.212 h

P- P- P- P P See Sections 10-3.210 and 10-3.212 i
P P P P P
P P
P P P
See Section 10-3.213

Article 2. - Specific Land Use Regulations

10-3.210 Reserved Mobile Food Facilities
(a) Purpose. The general purpose of these regulations is to promote the health, safety, comfort, convenience,
prosperity and general welfare by requiring that new and existing mobile food facilities operate on private
property(ies) zoned for commercial or industrial uses and provide the community and customers with a
minimum level of cleanliness, quality, safety and security.
(b) Definitions.
(1) “Commissary” means a food facility that services mobile food facilities, mobile support units, or vending
machines where any of the following occur:
(i) Food, containers or supplies are stored.
(ii) Food is prepared or prepackaged for sale or service at other locations.
(iii) Utensils are cleaned.
(iv) Liquid and solid wastes are disposed, or potable water is obtained.
(2) “Mobile Food Facility” means any vehicle used in conjunction with a commissary or other permanent food
facility upon which food is sold or distributed at retail. Mobile Food Facilities include the vending and
sales of any food product(s) from a vehicle, trailer, or structure that is not affixed to a permanent
foundation and any person(s) conducting mobile food vending business activities.
(3) “Persons” means any person, firm, partnership, association or corporation, and includes but is not limited to
owners, operators, drivers, workers, employees, lessors and lessees of mobile food facilities.
(4) “Vend” or “vending” means the sale of prepared, prepackaged, unprepared and/or unpackaged food or
foodstuffs in the context of mobile food facility as defined herein. Vending generally has the following
characteristics:
(i) Food is ordered and served from a take-out counter that is integral to the mobile food facility, as
applicable;
(ii) Food is paid for prior to consumption; and,
(iii) Food and beverages are served in disposable wrappers, plates or containers for off-site consumption.
(5) “Vendor” or “operator” means any person who drives, operates, vends, and/or otherwise participates in
mobile food vending as described herein.
(c) Permit. A person desiring to engage in mobile food facility operations, as defined by this Section, shall submit
a written application on a form(s) acceptable to and provided by the City. Such application shall be
accompanied by a nonrefundable, nontransferable application fee in an amount as established by resolution of
the City Council. Vendors must have a valid permit in their possession when vending. There must be at least
one (1) vendor with a valid permit where vending operations occur. Documentation of property owner consent
shall be required prior to permit issuance. A City business license shall also be required, subsequent to mobile
food facility permit issuance. The application for a mobile food facility permit shall include, but not be
limited to:
(1) The name, address and telephone number of the applicant.
(2) Copy of a government issued photo identification.
(3) Copy of the State of California seller's permit number issued by the California Department of Tax and
Fee Administration.
(4) A description of the type of food to be sold, including whether such foods are prepared on s ite, whether
such foods will require a heating element inside the mobile food facility for food preparation, and the
type of heating element, if any.
(5) The location at which the mobile food facility is to operate and the proposed dates and times of
operation, the physical dimensions of the intended equipment displays, shade covers, tables and chairs,
carts, kiosk or other items.
(6) A photo of the proposed mobile food facility location, and a legible site plan sketch of the intended
setup.
(7) The name and location of the commissary or permanent food facility used by the mobile food facility.
(8) Agreement by the applicant to indemnify and hold harmless the City, its officers and employees from
any and all damages or injury to persons or property proximately caused by the act or neglect of the
applicant, or by hazardous or negligent conditions maintained at the applicant's sales or vending location.

(9) Any such further information that the City deems reasonably necessary.
(d) Review Procedure.
(1) Upon filing of any mobile food facility application subject to review under this article, planning staff within
the Community and Economic Development Department shall make a determination as to completeness of
the application and associated information. Planning staff may refer the application and all accompanying
maps, drawings, plans, elevations, tabulations and other information to various City departments for review
and comment.
(2) Following a determination that the application is complete, the Director shall review the application for
compliance relative to the Modesto Municipal Code and shall, following completion of such review,
provide written notice of the decision to the applicant, which may include conditions and corrections
required to establish conformance with applicable rules and regulations. A copy of this decision shall be
mailed to the owner, if different than the applicant.
(3) The administrative decision shall be final and effective fifteen (15) days following the date of approval or
denial, unless the decision is appealed in writing to the Planning Commission within the 15-day period
pursuant to Section 10-9.301.
(e) Requirements. In approving a mobile food facility application, the following requirements apply.
(1) The use shall be conducted entirely upon private property, on a paved or all-weather surface, and not within
any public right-of-way.
(2) The use shall not create any demand for additional parking that cannot be safely and efficiently
accommodated by existing parking areas.
(3) The use shall not interfere with pedestrian and vehicular traffic and circulation on the site and public
sidewalk.
(4) The use shall maintain site circulation for pedestrians and access consistent with the Americans for
Disabilities Act.
(5) The use shall conform to all applicable building, electrical, fire, plumbing, engineering, solid waste,
wastewater, and water quality requirements.
(3) No permanent structure(s) may be constructed.
(4) No signs, balloons, banners, or flags may be displayed to promote the mobile food facility except those
affixed to the mobile food facility vehicle / trailer / cart.
(5) No outdoor music, amplified sound, horns, nor any other excessive noise is permitted.
(6) Temporary canopies smaller than 120 square feet may be used, to protect customers from sun or rain, and
must be removed at the end of each business day.
(7) No more than two (2) small tables and ten (10) chairs may be available for dining and must be removed at
the end of each business day.
(8) The site shall be continuously maintained to be free of weeds, litter, trash and/or debris.
(9) The mobile food facility business operator shall maintain a valid City of Modesto business license, and a
formal agreement for use of properly operating restrooms within 200 feet of the mobile food facility
business operation.
(10) A health permit issued by the Stanislaus County Department of Environmental Resources is required prior
to any mobile food facility business operations.
(11) The use shall not adversely affect any adjacent property, its owners or occupants, nor the surrounding
neighborhood
(12) Any additional limitations, restrictions, or conditions as required by the Director.
(f) Suspension, Revocation. Any approved mobile food facility permit may be suspended or revoked at the
Director’s discretion based on lack of compliance with conditions of approval or other applicable regulations or
requirements. The permit shall be automatically suspended and may be revoked when the operator’s health
permit issued by the Stanislaus County Department of Environmental Resources is suspended or revoked for
any reason.

10-3.212 - Outdoor Sales and Activities (Commercial).
(i) Vehicle Mobile Food Facility Venders. Food venders vendors from a truck, vehicle or trailer are permitted,
with an approved mobile food facility permit (see Section 10-3.210, above), in the C-1, C-2, C-3, C-M, M-1 and
M-2 zones. Ordinance No. 3724-C.S., which is related to sidewalk vendors, does not apply to Mobile Food
Facilities. or vehicle such as a taco truck are permitted in the M-1 and M-2 zones and must be on a paved or allweather surface.

