
 

 

 

 

 

  

 

MEETING DATE:  March 25, 2025 

 

SUBJECT: Specific Plan Amendment 24-05086 and Major Modification 23-

05073 – A proposal to consider the following entitlements for a 

0.98-acre expansion of the existing Chevron fueling station, located 

at 796 Ramona Expressway in the Perris Valley Commerce Center 

Specific Plan: 1) Specific Plan Amendment to change the land use 

designation of the expansion site from Residential (R) to 

Commercial (C), and to apply a Residential Overlay Zone to a 

portion of the property at 855 W. Markham Street to offset the loss 

of a single-family residence; and 2) Major Modification for the 

construction of a fueling canopy with six (6) CNG and Diesel fuel 

dispensers, a second fueling canopy with four (4) Hydrogen fuel 

dispensers. Applicant: Marwan Alabbasi, Alabbasi Construction. 

 

REQUESTED ACTION: Adopt Resolution Number (next in order) adopting Mitigated 

Negative Declaration No. 2395 and the Mitigation Monitoring and 

Reporting Program; and approving Major Modification 23-05073 to 

facilitate the expansion of the existing Chevron vehicle fueling 

station, based on the findings contained herein and subject to the 

Conditions of Approval; and 

 

Introduce Ordinance Number (next in order) approving Specific 

Plan Amendment 24-05086. 

  

CONTACT:   Kenneth Phung, Director of Development Services    

 

 

PROJECT BACKGROUND: 

 

On February 19, 2025, the Planning Commission voted 4 - 1 (Menez – No) to recommend that the 

City Council approve a 0.98-acre expansion of the existing Chevron fueling station, located at 796 

Ramona Expressway in the Perris Valley Commerce Center Specific Plan to provide alternative 

cleaner fuel sources for vehicles necessitating the following applications: 1) Specific Plan 

Amendment to change the land use designation of the expansion site from Residential (R) to 

Commercial (C), and to apply a Residential Overlay Zone to a portion of the property at 855 W. 

Markham Street, owned by Alabbasi Construction, to offset the loss of a single-family residence; 

and 2) Major Modification for the construction of a fueling canopy with six (6) CNG (Compressed 

Natural Gas) and Diesel fuel dispensers, a second fueling canopy with four (4) Hydrogen fuel 

dispensers.  

CITY OF PERRIS 
C I T Y   C O U N C I L 

A G E N D A   S U B M I T T A L 

 

 



 

The purpose of CNG and hydrogen fueling (e.g., hydrogen gas fuel cell vehicles, which generate 

electricity to power electric motors) is to provide alternative, cleaner fuel sources for vehicles, 

reducing dependence on conventional gasoline and thereby lowering emissions. Both fuels play a 

role in transitioning to cleaner transportation. 

 

The application of the Residential Overlay (RO) Zone to a portion of the property located at 855 

W. Markham Street, currently developed with a 1,691-square-foot caretaker residence, would 

recognize the caretaker’s unit as a residence to off-set the loss of residential capacity associated 

with the rezoning of the property north of the existing gas station to facilitate the expansion to be 

in compliance with Senate Bill (SB) 330 (Attachment 5).  SB 330 requires that any project that 

removes or reduces residential densities in a city will require the project to provide the loss of 

residential capacity to another location concurrently with the project approval so that the overall 

residential capacity in the City is maintained.   

 

The proposed Chevron fuel station expansion is surrounded by single-family homes to the north 

and east, industrial development and vacant land to the west across Webster Avenue, and the 

existing Chevron vehicle station to the south (Attachment 3). 

 

PLANNING COMMISSION MEETING 

 

Public Comments: 

 

At the Planning Commission meeting on February 19, 2025, two (2) speakers expressed opposition 

to the Project. Also, prior to the Planning Commission meeting, staff received a letter of opposition 

from the Perris Neighbors in Action Team stating that the project needs additional environmental 

review (Attachment 9). Staff disagrees with the allegation as all potential environmental impacts 

have adequately been addressed in the IS/MND. 

 

Discussion: 

 

At the February 19, 2025, meeting, the Planning Commission expressed: 1) the need for the fueling 

canopy colors and materials to be modern and to reflect potential future upgrades; 2) the need to 

address potential impacts related to noise and odors on the adjacent residential properties; and 3) 

the need to ensure visibility for southbound turns from the northerly driveway along Webster 

Avenue.  

 

During the meeting, the applicant agreed to collaborate with staff to update the colors, materials, 

and design of the fueling canopies and increase the landscaping along the northerly property line 

to minimize noise and odors to the residential community to the north. With respect to the Webster 

Avenue driveway, the City Engineer indicated that the approved traffic memo analyzed the 

visibility of all driveways along Webster Avenue and noted that the proposed improvements, 

including relocation of the northerly block wall, removal of power poles, undergrounding of 

electrical wires, and widening of the northerly Webster Avenue driveway, will enhance visibility 

and safety. 

 



The Planning Commission also noted that the project would be the first to provide alternative clean 

fuel in the city. After listening to public comments and the applicant’s public outreach efforts, the 

Planning Commission recommended approval of the project. 

 

ENVIRONMENTAL DETERMINATION: 

 

An Initial Study was prepared for the project per the California Environmental Quality Act (CEQA), 

which concluded that all potential significant environmental effects could be reduced to less than 

significant levels with mitigation measures. In accordance with CEQA, a Notice of Intent to adopt a 

Mitigated Negative Declaration (NOI) was published with a 30-day public review period from 

January 17, 2025, to February 17, 2025, for IS/MND No. 2395. The NOI was also posted on the 

City's website and at City Hall and sent to public agencies and property owners within a 300-foot 

radius of the Project site. During the 30-day comment period, the City received two (2) letters from 

the following agencies: 

 

- Riverside Transit Authority (RTA) – Commenter indicated the agency had no comment. 

 

- South Coast Air Quality Management District (SCAQMD) - Commenter stated that both 

construction and operation emissions exceed the maximum daily thresholds set by SCAQMD 

and that Health Risk Assessment (HRA) did not use the SCAQMD screening tools.  

 

The applicant confirmed that the project's construction and operations emissions will be below the 

SCAQMD thresholds. Additionally, a Health Risk Assessment (HRA) was conducted for the 

project, which demonstrated that impacts are less than significant during the expansion's 

construction and operation. Overall, none of their comments raised additional environmental 

concerns that have not already been addressed in the IS/MND. 

 

PUBLIC HEARING NOTICE 

 

A public Notice of Hearing for the City Council meeting was published in the local newspaper and 

sent to agencies and property owners within 300 feet of the project site. As of the writing of the staff 

report, the city has not received any additional comment letters. 

 

RECOMMENDATION: 

 

The Planning Commission recommends to the City Council the following: 1) Adopt 

Resolution Number (next in order) approving Mitigated Negative Declaration No. 2395 and the 

Mitigation Monitoring and Reporting Program and approving Major Modification 23-05073; and 2) 

Introduce Ordinance Number (next in order) approving Specific Plan Amendment 24-05086 based 

on the findings herein and subject to the Conditions of Approval. 

 

BUDGET (or FISCAL) IMPACT: There is no fiscal impact associated with this project since all 

project costs are borne by the applicant. 

Prepared by:  Nathan Perez, Senior Planner 

Reviewed by:   Patricia Brenes, Planning Manager 

 

 



REVIEWED BY: 

Assistant City Manager:_______ 

Assistant City Manager:_______ 

Director of Finance:__________ 

 

Attachments: 

1. Resolution No. (next in order) Adopting of the MND No. 2395 and the 

MMRP, and approval of the project with Conditions of Approval 

(Planning, Engineering, Public Works, Fire, Community Services, and 

Building & Safety) 

2. Ordinance No. (next in order) Adopting the Specific Plan Amendment 

3. Vicinity/Aerial Map 

4. Existing and Proposed Amendment to PVCCSP Specific Plan Land Use 

Map 

5. Proposed Residential Overlay Zone Map 

6. Proposed PVCCSP Section 2  

7. MARB/IPA ALUCP Map 

8. Project Plans (Site Plan, Canopy Elevations, Conceptual Landscape 

Plan, and Wall Enclosure Perspective)  

Due to the size of the files, all project plans are available online at:  

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

486#docan1206_1313_479 

9. Public Comments and Response to Comments. 

Due to the size of the file, the documents are available online at: 

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

486#docan1206_1313_479 

10. Initial Study/Mitigated Negative Declaration and Associated Technical 

Studies.  

Due to the size of the file, the documents are available online 

at:https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

486#docan1206_1313_479 

11. Planning Commission Staff Report Without Exhibits – Dated 

2/19/2025. 

Due to the size of the files, only the staff report is included as a hard 

copy. The staff report and exhibits  are available online at: 

https://www.cityofperris.org/departments/development-

services/planning/environmental-documents-for-public-review/-folder-

486#docan1206_1313_479 

12. Notice of Public Hearing 

Consent:    

Public Hearing: X    

Business Item:  

Presentation: 

Other: 
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