
 

 

If you need assistance in order to attend the City Council meeting, or if you 
require auxiliary aids or services, e.g., hearing aids or signing services to make 
a presentation to the City Council, the City is happy to assist you.  Please 
contact City offices at 530/822-4817 at least 72 hours in advance so such aids 
or services can be arranged.    City Hall TTY: 530-822-4732 

  
AGENDA  

WEDNESDAY, JANUARY 11, 2017 
REGULAR MEETING 

PLANNING COMMISSION 
CITY OF YUBA CITY 

 
6:00 PM – REGULAR MEETING: COUNCIL CHAMBERS 

 

 
 

1201 Civic Center Blvd 
Yuba City CA 95993 

 

Wheelchair Accessible 

 
 
 
 
 
 
 
 
 
 
 

• Jana Shannon (Chairperson)COMMISSIONER

• Daria Ali (Vice Chairperson)COMMISSIONER

• Michele BlakeCOMMISSIONER

• John SanbrookCOMMISSIONER

• Paul Basi (Sutter  Co. Rep)COMMISSIONER

• Larry RobinsonCOMMISSIONER

• Vacant COMMISSIONER



Call to Order 
 

Roll Call: _____Jana Shannon (Chairperson) 
_____Daria Ali (Vice Chairperson) 

 _____Michele Blake 
 _____John Sanbrook 
 _____Paul Basi 
 _____Larry Robinson 
  

 
Pledge of Allegiance to the Flag 
 

Public Communication 

You are welcome and encouraged to participate in this meeting.  Public comment is taken on 
items listed on the agenda when they are called.  Public comment on items not listed on the 
agenda will be heard at this time.  Comments on controversial items may be limited and large 
groups are encouraged to select representatives to express the opinions of the group. 
 
1. Written Requests 

Members of the public submitting written requests, at least 24 hours prior to the meeting, will 
be normally allotted five minutes to speak. 

  
2. Appearance of Interested Citizens 

Members of the public may address the Planning Commission on items of interest that are 
within the City’s jurisdiction. Individuals addressing general comments are encouraged to limit 
their statements to three minutes. 

 
Approval of Minutes 
 
3. Minutes from December 14, 2016 
 
Public Hearing 
 
After the staff report for each agenized item, members of the public shall be allowed to address 
the Planning Commission regarding the item being considered.  Any person wishing to testify 
should first state their name and address.    
 
All interested parties are invited to attend the hearing and express their opinions on this project.  
If you challenge this project in court, you may be limited to raising only those issues you or 
someone else raised at the public hearing described in this notice, or in written correspondence 
delivered to the Planning Commission at, or prior to, the public hearing.   

 
4. Consideration of Tentative Parcel Map (TM-16-01) Thiara Brothers, LLC. and 

Environmental Assessment (EA) EA-16-17.  A request to divide a 0.75 acre parcel to 
create two lots from a 0.75 located at the southeast corner of Lassen Boulevard and 
Carson Drive.  Make a determination that the project is categorically exempt pursuant to 
California Environmental Quality Act. The site is identified as Assessor’s Parcel Number 
58-050-055. 



  
Workshop 

 
5. Bars and Nightclub ordinance update 
 
Planning Commission Bylaws 

 
A. Election of 2017 Planning Commission Chairperson and Vice Chairperson (per Section E-

1 of the Planning Commission Bylaws). 
 

B. Recommendation for appointment of Chairperson to Sutter County Planning Commission 
(per Section E-2 of the Planning Commission Bylaws). 

 
Development Service Director Reports  
 
Report of Actions of the Planning Commission 
 
Adjournment 

******* 

Persons dissatisfied with any decision of the Planning Commission may appeal such action to the 
City Council.  Appeals, accompanied by a fee of $705, must be filed with the City Clerk, 1201 
Civic Center Boulevard, Yuba City, CA 95993 within 10 days of such action.  If no appeal is filed 
within this time limit, the Planning Commission action becomes final.  The exception to this is 
rezone requests.  Please check with the Planning Division, 1201 Civic Center Boulevard, Yuba 
City, CA  95993 for the procedure.  Mailed notices of the Council hearings will be accomplished 
in the same manner as the Planning Commission hearings unless additional notice is deemed 
necessary. 

 



 

 

 

CITY OF YUBA CITY 
PLANNING COMMISSION 
STAFF REPORT 

 

 
Meeting Date: January 11, 2017 
 
To: Chairperson and Members of the Planning Commission 
 
From:  Development Services Department 
 
Presentation By: Ed Palmeri, Senior Planner 
 
Public Hearing:  Tentative Parcel Map (TM) TM-16-01 Thiara Brothers.  A request to consider the 

creation of two lots and make a determination that the project is categorically 
exempt pursuant to the California Environmental Quality Act (CEQA).  

Applicant: Thiara Brothers, LLC, P.O. Box 3686, Yuba City, CA 95992 

Project Location: The project is located at the southeast corner of Lassen Blvd. and Carson Dr. 
(Assessor’s Parcel Number 58-050-055). 

 
Project Proposal: 

Proposal to create two lots (16,857 square feet and 15,950 square feet) from an undeveloped 0.75 acre 
parcel.  The proposed parcel map will allow future development of the two sites; no new development is 
proposed as part of this application.   
 

Property Description: 

The nondescript 0.75 acre site is located at the southeast corner of Lassen Boulevard (Blvd.) and Carson 
Drive (see Attachment 1).  There are no trees on the site.  The applicant has not submitted construction 
drawings, however it is anticipated that the site will be developed with office type uses similar to existing 
buildings in the vicinity. 
 
Surrounding properties include developed and undeveloped parcels.  There are two parcels to the east 
which are being developed with a bank and an office, however the property immediately to the east is 
vacant, as is the parcel to the west, across the street from Carson Drive.  Property immediately opposite 
the site on the north side of Lassen Blvd. is developed with Feather River Academy, an alternative school 
(grades 9 – 12) operated by Sutter County Superintendent of Schools. 
 
Several other parcels fronting Lassen Blvd. on the same block are under construction with additional 
professional offices and a bank.  Adjacent properties to the south are developed with single family 
residences fronting onto Redhaven Avenue which are separated from the project site by a six foot wooden 
fence.  A single family home is located on the west side of Carson Drive directly across the site.  
 
 
Lassen Blvd. is an improved 76 foot wide Collector Street improved with two lanes in each direction with 
a continuous left turn pocket.  There is an existing five foot wide sidewalk on both sides of the street.    
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Carson Drive is an improved local street, with four foot wide sidewalks on both sides of the street.  The 
sidewalk is separated from the curb and gutter with a parkway.  Overall, both Lassen Blvd. and Carson 
Drive are in good condition.   
 
General Plan and Zoning: 
 

 
General Plan  

Land Use Classification 
Zoning  

Existing  
Land Use 

Project 
Site 

Business, Technology, and 
Light Industry 

C-M X17 Vacant 

North Same as above C-0 Alternative School 

East Same as above C-M X17 Vacant 

 
 West 

 
Office and Office Park 

C-M X19 

R-1 X19 

Vacant and  
Single-Family Residential 

South Low Density Residential R-1 Single-Family Residential 

 

Land Use Classification 

Business, Technology and Light Industry:  This land use classification provides for campus/complex 
development accommodating flexible uses of space including light industrial, office, high-tech, and small-
scale distribution.  The land use classification is consistent with the following General Plan Guiding and 
Implementing Policies relating to commercial and employment areas (in italics): 
 

1. 3.8-I-4 Ensure that neighborhood retail centers and commercial service buildings are                    
compatible with the surrounding neighborhood and with adjacent travel corridors. 

2. 3.8-I-7 Encourage of development of community commercial facilities that are accessible to both 
vehicles and pedestrians, and include amenities for both. 

3. 3.9-G-7 Achieve compatibility between employment center development and surrounding 
neighborhoods through buffering requirements and performance standards intended to minimize 
harmful effects of excessive noise, light, glare, and adverse environmental impact. 

4. Establish setback, landscaping, and screening requirements for employment center development.   

Zoning district classification 

Zoning for the site is Heavy Commercial/Light Industrial District Combining District (C-M X17).  The purpose 
of the C-M district is to provide a transition between commercial and industrial areas.  The district provides 
for commercial and industrial uses not found in typical retail or industrial areas.  It is consistent with the 
Business, Technology and Light Industry General Plan Land Use classification.   

The property development standards as outlined in the Municipal Code Section set forth the property 
development standards, including minimum lot sizes, yards, setbacks, exterior lighting, fences, walls and 
hedges, landscaping, parking, and refuse collection all of which will be addressed at the time of 
development.  Worth noting is that the Municipal Code establishes that new lots shall have a depth to 
width ratio not to exceed three  times deeper than it is wide.  The proposed parcels comply with the latter. 

Worth noting is that the zoning for the site has an overlay, in the form of a combining district.  The overlay 
has been applied to the site to minimize potential conflicts with the adjacent residential properties and 
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to ensure an attractive appearance on Lassen Blvd.  The following provides a synopsis of the Combining 
District X17 development criteria: 

1. Uses shall not create offensive conditions such as light, or odor smoke at the property line. 

2. City Design Guidelines shall apply. 

3. Cross easements are to be put into place as properties develop. 

4. Business and professional offices shall be a permitted use. 

5. For properties fronting Lassen Blvd. no outdoor storage higher than the wall height adjacent 
to residential areas. Provide a uniform wall design and five foot buffer next to residential to 
be completed when first property developed. 

6. No outdoor storage or sales on front half of lot (applies to properties on Tharp Road).  
 

No modifications to the combining district are proposed.   

Previous Actions and/or Policies: 

The site has not been a part of any subdivision within the past two years. 
 
Environmental Determination: 

The project consists of subdividing a vacant 0.75 parcel into two smaller parcels.  Pursuant to California 
Environmental Act (CEQA) Article 19, Categorical Exemption (Section 15315 Minor Land Divisions) the 
project is exempt from the provisions of CEQA.  Section 15315, Minor Land Divisions, provides for an 
exemption when the project consists of the division of property in an urbanized area zoned for 
commercial/light industrial uses into two parcels; the project consistent with the General Plan and zoning 
and all public services are available; and the land has not been divided within the last two years.  The 
proposed project meets the aforementioned criteria. 
 
Staff Comments: 

Given its location, proposed lot sizes, and access, the project will provide two additional lots suitable for 
future development with a variety of uses encouraged by the General Plan and allowed or permitted by 
the Municipal Code.  

As discussed above, there is contiguous undeveloped land east of the project site that is also zoned C-M 
X17.  Currently there are no development plans for either this site or the adjacent property.  Staff 
recommends that a single access driveway with cross access easements be provided on Lassen Blvd. and 
Carson Drive for the proposed two lots.  The easement would allow for a free flow of on-site vehicle 
movements and limit the number of driveways along both Lassen Blvd. and Carson Drive.  In addition, 
staff recommends that the cross easements allow future movement of on-site traffic between this project 
and property to the east. 

Moreover, in an attempt to minimize potential impacts to the residences to the south, the developer is 
required, per the Combining District X17, to install masonry wall along the common property line when the  
property is developed.  Staff recommends that a condition of approval be adopted that would require 
that the wall be installed at the time the first parcel is developed.        

 

Findings: 

California Environmental Quality Act, Yuba City Municipal Code Section 8-2.609, and the California 
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Subdivision Map Act require that findings be made in order to approve a tentative map.  Provided below 
is an evaluation of the findings required to approve the tentative map.  The required findings are in italics. 
 

1. The proposed tentative map is consistent with the General Plan and the design or improvement 
of the proposed subdivision is consistent with the General Plan. 

 
Staff Analysis:  The proposed tentative map conforms to the General Plan and the Yuba City Zoning 
Regulations in all respects.  Specifically, the proposed parcels comply with all zoning and development 
standards for the future building to be constructed on the two lots. 
 
2. The site is physically suited for the type and proposed density of development. 

 
Staff Analysis:  The project site accommodates the proposed development and all required 
improvements, such as parking, drive aisles, and landscaping.   
 
3. The design of the subdivision or the proposed improvements is not likely to cause substantial 

environmental damage and the types of improvements are not likely to cause serious public 
health problems. 

 
Staff Analysis:  Division of the property into two parcels will not result in environmental damage or 
public health problems. 
 
4. The design of the subdivision or type of improvements will not conflict with easements acquired 

by the public at large for access through or use of property within the proposed subdivision. 
 

Staff Analysis:  The proposed tentative map is designed in such a way as to preserve the existing access 
points for all proposed buildings on the site.  As such, the subdivision will not conflict with easements 
or public access.  Additionally, the project is designed to provide shared parking, access, maintenance, 
etc. between all owners, and cross access easements shall be reserved in deeds to ensure continued 
shared use.   
 

The appropriateness of the proposed project has been examined with respect to its consistency with the 
General Plan and its compatibility with surrounding uses.  These factors have been evaluated as described 
above and staffs environmental assessment.  Staff has determined that the proposed lots are consistent 
with General Plan policies, Municipal Code requirements, and compatibity with surrounding uses.  

Recommended Action: 

Staff recommends that Planning Commission take the following actions: 
 

A. Adopt the following findings for Tentative Parcel Map TM-16-01:  
 
1. TM-16-01, in accordance with Section 15315 of the California Environmental Quality Act, 

is exempt from further environmental review since it consists of the division of property 
in an urbanized area and is in conformance with local General Plan and Zoning 
requirements. 

 
2. The design or improvement associated with the proposed TM-16-01 is consistent with the 

Yuba City General Plan and the Yuba City Zoning Regulations. 
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3. The site of the proposed TM-16-01 is physically suited for the type and proposed density 

of development. 
 

4. The design of TM-16-01 and the proposed improvements are not likely to cause 
substantial environmental damage and the types of improvements are not likely to cause 
serious public health problems. 

 
5. The design of TM-16-01 and the proposed improvements will not conflict with easements 

acquired by the public at large for access through or use of property within the proposed 
subdivision. 

 
B. Approve Tentative Map TM-16-01 subject to the Conditions of Approval as outlined in Attachment 

2. 
 

Attachment: 
 

1. Aerial Photo/Location Map 
2. Conditions of Approval  
3. Proposed Tentative Parcel Map 
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ATTACHMENT 1



Attachment 2 
 

Conditions of Approval 
Tentative Map 16-01 

 
Planning 

 

1. Tentative Map TM-16-01 shall comply with the Conditions of Approval.  

2. Tentative Map TM-16-01 is approved as shown in Exhibit A.  

3. Approval of Tentative Map TM-16-01 shall expire two years from the date of the project 
approval.  The map shall expire on January 11, 2019. 

4. A solid decorative masonry wall shall be installed along the southerly property line at the time of 
issuance of building permits for either Parcel 1 or Parcel 2. The wall shall match materials and 
design of existing wall located on the southerly property line of property located at 1870 Lassen 
Avenue 

5. Cross easements over all property not occupied by buildings shall be reserved in deeds for all 
underground utilities, ingress and egress, parking, drainage, landscaping, and the maintenance 
thereof to the benefit of both parcels involved in the division and future development to the 
east. 

6. Each parcel shall have separate sewer and water services per the City’s Municipal Code.  
Applicant will be required to pay for a new water service and connection.   

7. All domestic, landscape, and fire service lines shall have reduced pressure backflow preventers.  
The preventers shall be tested and a backflow preventer certification performed by an AWWA 
licensed tester shall be submitted to the Public Works Department.   

8. Should artifacts or unusual amounts of bone or shell be uncovered during demolition or 
construction activity, all work shall be stopped and a qualified archeologist shall be contacted 
for on-site consultation.  Avoidance measures or appropriate mitigation shall be completed 
according to CEQA guidelines.  The State Office of Historic Preservation has issued 
recommendations for the preparation of Archeological Resource Management Reports which 
shall be used for guidelines.  If the bone appears to be human, California law mandates that the 
Sutter County Coroner and the Native American Heritage Commission be contacted.  

 
Engineering 
 

9. Traffic control construction signs shall be installed/erected per City of Yuba City Standards and 
Details, CalTrans Standards and Details, and the Manual of Uniform Traffic Control Devices.  The 
signs shall be maintained throughout the project duration.  

10. All grading operations on the project shall be suspended as directed by the Feather River Air 
Quality Management District when sustained winds exceed 20 miles per hour or when winds 
carry dust beyond the property line despite implementation of all feasible dust control 
measures.  An operational water truck shall be onsite at all times to assist in dust control. 
(Engineering & FRAQMD) 
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11. Onsite dirt piles or other stockpiled particulate matter shall be covered, wind breaks installed, 
and water and/or soil stabilizer employed to reduce wind blown dust emissions.  Incorporate 
the use of approved non-toxic soil stabilizer according to manufacturers’ specifications to all 
inactive construction areas.  Contractor to provide the specifications to the City Inspector.  
(Engineering & FRAQMD) 

12. All transfer processes involving a free fall of soil or other particulate matter shall be operated in 
such a manner as to minimize the free fall distance and fugitive dust emissions. (Engineering & 
FRAQMD) 

13. To help contain fugitive dust, construction sites shall be watered down during the construction 
phase of the project or as directed by the Public Works Department. (Engineering & FRAQMD) 

14. Temporary silt fencing shall be erected during construction and permanent fencing shall be 
completed prior to occupancy so that transport of construction debris can be retained on-site. 
(Engineering & FRAQMD) 

15. Open burning is a source of fugitive gas and particulate emissions, which shall be prohibited at 
the project site.  No open burning of vegetative waste (natural plant growth wastes) or other 
legal or illegal burn materials (trash, demolition debris, et. al.) shall be conducted at the project 
site.  Vegetative wastes should be chipped or delivered to waste facilities (permitted biomass 
facilities), mulched, composted, or used for firewood.  It is unlawful to haul waste materials 
offsite for disposal by open burning. (Engineering & FRAQMD) 

16. To prevent track-out, wheel washers shall be installed where project vehicles and/or equipment 
exit onto paved street from unpaved roads.  Vehicles and/or equipment shall be washed prior to 
each trip.  Alternatively, a gravel bed may be installed as appropriate at vehicle/equipment site 
exit points to effectively remove soil buildup on tires and tracks to prevent/diminish track-out.  

17. Paved streets shall be swept frequently (water sweeper with reclaimed water recommended; 
wet broom) if soil material has been carried onto paved, public streets adjacent to the project 
site.  

18. Provide temporary traffic control as needed, and/or as deemed appropriate by the Public Works 
Department during all phases of construction to improve traffic flow and to reduce vehicle dust 
emissions.  Effective measures are to enforce vehicle traffic speeds at or below 15 mph and to 
reduce unnecessary vehicle traffic by restricting access.  Provide appropriate training, onsite 
enforcement, and signage. (Engineering & FRAQMD) 

19. The Developer, at his expense, shall be solely responsible for all quality control associated with 
the project.  The quality control shall include, but is not limited to, the following: survey work, 
potholing existing utilities, all geotechnical testing, soil reports, concrete testing, asphalt testing, 
and any other required special testing/inspections.  The City will only perform necessary testing 
to insure compliance.  

20. The Developer’s Superintendent/Representative shall be onsite when contractor is working and 
be available to the City’s Inspector(s) assigned to the project.  The Developer shall be 
responsible for making sure that the contractor is working from signed improvement plans, 
signed special provisions, signed storm water pollution prevention plan, and the approved 
project agreement conditions.  
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21. The Developer’s Superintendent/Representative shall ensure that all private vehicles be either 
parked off-site or outside of construction areas.  All vehicles, construction equipment, and 
construction material related to the project shall be organized in such a manner to provide 
emergency vehicle access to the entire project.  

22. Sidewalks, within and adjacent to the construction area, shall be kept clean and remain 
accessible for American Disability Act compliance.  

23. Storage of construction material is not allowed in the travel way. 

24. On proposed developments that are larger than one acre, provide evidence that a Notice of 
Intent has been submitted and received by the local Water Quality Control Board for a General 
Construction Activity Storm Water Permit.  Two copies of the project Storm Water Pollution 
Protection Plan shall be provided to the City.  

25. Project shall comply with the Model Water Efficient Landscape Ordinance.  

26. Project shall comply with the City’s Stormwater Management and Discharge Control Ordinance 
(Title 4, Chapter 21 of the Yuba City Municipal Code).  

27. Project shall comply with the City’s Grading Ordinance (Title 7, Chapter 16 of the Yuba City 
Municipal Code).  

28. The improvement plans for the development of the subject property shall include all measures 
required to ensure that no drainage runoff resulting from the development of the property flow 
onto the adjacent residential land or impede the drainage from those properties.  If retaining 
walls are required they shall be constructed of concrete or masonry block.  

29. Existing and proposed grade elevations at perimeter of the proposed land development shall be 
shown on the grading plan. The Engineer of Record shall designate on the plans as to where any 
retaining walls are required and provide details of all proposed retaining walls.  The retaining 
wall is required where grade differences between the proposed development and the 
surrounding land is greater than 6” (inches).  The use of any type of wood as the retaining wall is 
not permitted.  

30. The applicant shall submit, with the first improvement plan check, to the City for review and 
approval, a detailed geotechnical investigation prepared by a Civil Engineer registered in the 
State of California and qualified to perform geotechnical work.  The grading plan shall 
incorporate the recommendations of the approved geotechnical investigation.  

31. The Developer shall be responsible for implementing the Storm Water Pollution and Prevention 
Plan (SWPPP) through the use of Best Management Practices (BMP).  The Developer shall be 
responsible for maintaining the SWPPP.  The SWPPP shall conform to the provisions in Section 
13, "Water Pollution Control," of the Caltrans Standard Specifications for construction of streets 
and local roads dated 2010, the requirements in the Manuals, and the requirements of the 
Permits. The Developer shall be responsible to include provisions for SWPPP requirements on 
the contract documents for the work under the proposed development. These provisions shall 
direct the successful contractor to develop a SWPPP document per the directions on the 
Caltrans website at http://www.dot.ca.gov/hq/construc/stormwater/. The Contractor shall submit the 
SWPPP document within the time lines set forth on the development’s special provisions and 
allow 15 days for the City of Yuba City to review and approve or return the document for 

http://www.dot.ca.gov/hq/construc/stormwater/
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revisions. The developer/Contractor shall not start any work until the SWPPP document has 
been approved by the City of Yuba City.  Should the Developer fail to ensure satisfactorily 
compliance with the SWPPP, the City Inspector may issue a stop work order until compliance is 
achieved.  

32. The following minimum Best Management Practices (BMPs) shall be required during 
construction:  

a. Construction crews shall be instructed in preventing and minimizing pollution on the 
job. 

b. Stabilize construction entrance/exit to prevent tracking onto roadway.  Only one 
stabilized construction entrance/exit will be allowed per site.  Vehicles entering and 
leaving construction sites spread pollutants such as sediment, gravel, and other loose 
particles onto adjacent roads.  Pollutants are washed into roadside ditches and are a 
nuisance to drivers and may cause damage to vehicles. 

c. Protect exposed slopes from erosion through preventative measures.  Cover slopes to 
avoid contact with storm water by hydro-seeding, mulch, use of plastic sheeting or 
other approved means. 

d. Use brooms and shovels when possible to maintain a clean site.  Use of a hose is not 
recommended.  Introducing water as a cleanup method adds to water pollution. 

e. Designate a concrete washout area, as needed, to avoid wash water from concrete tools 
or trucks from entering storm drain systems.  Maintain washout area and dispose of 
concrete waste on a regular basis. 

f. Protect drain inlets from receiving polluted storm water through the use of filters such 
as fabrics, gravel bags or straw wattles. 

g. Be prepared for rain and have the necessary materials onsite before the rainy season.  

h. Inspect all BMPs before and after each storm event.  Maintain BMPs on a regular basis 
and replace as necessary, through the entire course of construction. 

33. Establish a vehicle storage, maintenance, and refueling area, as needed, to minimize the spread 
of oil, gas, and engine fluids.  Use of oil pans under stationary vehicles is strongly recommended.  

34. The contractor shall obtain an Encroachment Permit from the City and/or County prior to 
performing any work within public rights of way.  

35. Where an excavation for a trench and/or structure is 5 feet deep or more, the contractor shall 
conform to O.S.H.A. requirements.  The contractor shall provide a copy of the approved O.S.H.A. 
permit, and shoring details and calculations prepared by California licensed structural engineer 
to the Public Works Department.  

36. The structural section of all road improvements shall be designed using a geotechnical 
investigation which provides the basement soils R-value and expansion pressure test results.  
The structural section shall be designed to the following standards:  

a. Use 3” minimum for residential, 4” minimum for collectors and 5” minimum for 
arterials, of ‘Type A’ asphaltic concrete over Class 2 aggregate base (the thickness of the 
base shall be designed to the R-value of the soil) 
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b. Use a traffic index of 6 for residential streets 

c. Use a traffic index of 7 for collector streets 

d. Use a traffic index of 10 for arterial streets 

A copy of the geotechnical investigation, including R-value, test locations and structural section 
calculations, shall also be submitted with the first improvement plan check. 

37. All service laterals (water, sewer, irrigation, fire suppression), along with required meters, are to 
be shown on the civil improvement plans.  

38. All domestic, landscape, and fire service lines shall have reduced pressure backflow preventers.  

39. All reduced pressure backflow preventers shall be tested and a back flow preventer certification 
performed by an AWWA licensed tester shall be submitted to the Public Works Department.  

40. The fire suppression system that will be servicing the property shall tie-in directly to the City 
water main.  Hot tap fees shall apply.  

41. Required Improvement Plan Notes:  

a. "Any excess materials shall be considered the property of the contractor/owner and 
shall be disposed of away from the job site in accordance with applicable local, state and 
federal regulations." 

b. "During construction, the Contractor shall be responsible for controlling noise, odors, 
dust and debris to minimize impacts on surrounding properties and roadways.  The 
Contractor shall be responsible that all construction equipment is equipped with 
manufacturers approved muffler baffles.  Failure to do so may result in the issuance of 
an order to stop work.” 

c. “If any hazardous waste is encountered during the construction of this project, all work 
shall be immediately stopped and the Sutter County Environmental Health Department, 
the Fire Department, the Police Department, and the City Inspector shall be notified 
immediately.  Work shall not proceed until clearance has been issued by all of these 
agencies.” 

d. "The Contractor(s) shall be required to maintain traffic flow on affected roadways 
during non-working hours, and to minimize traffic restriction during construction.  The 
Contractor shall be required to follow traffic safety measures in accordance with the 
CalTrans “Manual of Traffic Safety Controls for Construction and Maintenance Work 
Zones.”  The City of Yuba City emergency service providers shall be notified, at least two 
working days in advance, of proposed construction scheduled by the contractor(s).”  

e. “Soil shall not be treated with lime or other cementitious material without prior express 
permission by the Public Works Department.” 

42. All sidewalks along the City right-of-way shall be free of any non-control joint cracking.  In 
addition, any concrete with cracks, chips, blemishes, and spalling greater than an inch in 
diameter shall be replaced from control joint to control joint.  
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43.  The City reserves the right to direct the Developer to hydroflush all storm drain mains and all 
sewer mains.  This would be requested to be performed prior to the issuance of a certificate of 
occupancy.  

44. The Developer shall be required to pay any applicable Sutter County Water Agency drainage 
fees.  The drainage fees are paid at the time of a permit being issued for a building to be 
constructed on that parcel.  

 

Fire Department 

45. Improvement plans shall be approved by the Yuba City Fire Department.  
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Minutes of the Planning Commission 

DRAFT 

 

 
Planning Commission Minutes 

City of Yuba City 
Council Chambers 

December 14, 2016 
6:00 p.m. 

 
 
The meeting was called to order at 6:01 p.m.   
 
Roll Call: 

Present: Commission Members Daria Ali, Michele Blake, Larry Robinson, John Sanbrook, Chairperson Jana 
Shannon 
Absent:  Commission Member Paul Basi 
 
Also present were Arnoldo Rodriguez, Development Services Director/Recording Secretary and Edwin 
Palmeri, Senior Planner. 
 
Pledge of Allegiance to the Flag:  

Led by Commission member Larry Robinson 
 
Public Communication: 

No comments made during this time.  
 
Introduction: 

Development Services Director Rodriguez introduced new City staff member Edwin Palmeri.  Director 
Rodriguez expressed his gratitude for Mr. Palmeri’s willingness to join the Development Services 
Department team. 
 
Approval of Minutes: 

Commissioner Sanbrook noted that future meeting minutes should reflect meeting notes, rather than a 
verbatim report.   
 
Commissioner Sanbrook motioned to approve the minutes from the October 12, 2016 meeting.  
Commissioner Robinson seconded the motion, with all Commissioners voting in favor.  
 
Public Hearings: 

Item #5: Use Permit 16-05, Circle K.   
 
Presented by Arnoldo Rodriguez 
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Proposal to add a drive-thru service window that will serve the existing 7,330 square foot convenience 
store/coffee shop located at 1466 Colusa Highway.  The drive-thru would replace a portion of the existing 
parking area for which six parking spaces will be removed; however seven parking spaces will be added.  
The drive-thru will provide approximately five vehicle stacking spaces. Two existing interior trees will be 
removed and replaced by two new trees in nearby locations.  Director Rodriguez noted that staff and the 
applicant met on numerous occasions to ensure compliance with pertinent codes.  Director Rodriguez 
recommended approval of the project as presented, including the adoption of the Negative Declaration. 
 
Commissioner Sanbrook requested that staff elaborate on the number of vehicle stacking spaces and if 
Condition #4 in the report to the Planning Commission is necessary.  Director Rodriguez indicated that 
while the proposed number of parking spaces in the stacking aisle is not ideal, considering that the site is 
largely developed, additional stacking would be difficult to accommodate, while Condition #4 was added 
to ensure that unexpected circulation conflicts would be resolved. 
 
Commissioner Robinson requested that at a minimum an equal number of bicycle parking spaces be 
provided in comparison to what currently exist.  Director Rodriguez indicated that an equal number would 
be provided. 
 
Commissioner Ali inquired about drive-thru stacking industry standards and if five stalls is adequate.  
Commissioner Ali suggested that additional striping be provided should additional stacking be warranted.  
Director Rodriguez indicated that such a condition would be appropriate to add.   
 
Chairperson Shannon opened the item for public comment.  
 
No persons spoke in opposition to the project. 
 
Applicant Ryan Rogers spoke in support of the project and expressed concern regarding Condition #4.  Mr. 
Roger’s noted that their options to add a drive-thru lane are limited because of the location of the building 
and that the site provides several options to driver’s exiting the drive-thru lane.  
 
Commissioner Sanbrook motioned to approve the Negative Declaration and approve the Use Permit 
subject to the Conditions of Project approval sans Condition #4.   
 
Commissioner Blake seconded the motion.  The Commission voted to approve the project by a vote of 4 
yes, 1 no, with Commissioner Ali voting no.   
 
Item #6: Use Permit 16-06, Twin Rivers Charter School 
 
Presented by Arnoldo Rodriguez 
 
Proposal to erect a double faced color electronic message board monument sign.  The project is at the 
Twin Rivers Charter School campus located at 2510 Live Oak Boulevard, which is on the west side of Live 
Oak Boulevard between its intersection with Northgate Drive and Queens Avenue.  Staff noted that this 
would be the first electronic message board in the City since adoption of the new sign ordinance.  
 
Commissioner Shannon indicated her preference to treat Charter Schools similar to Public Schools, which 
are not subject to a Use Permit for the installation of electronic message boards. 
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Commissioner Blake asked staff to clarify what conditions would warrant the City to request that the 
Charter School add a public information message.  Director Rodriguez stated that the City would request 
that the sign be made available during emergencies, such as distressed conditions (i.e., flood, natural 
disaster, etc.) 
 
Commissioner Sanbrook inquired about the sign’s location relative to the roadway, flow of traffic, 
pedestrians, etc.  Director Rodriguez noted that staff reviewed the sign relative to the drive-approach 
location, sight lines, etc., and expressed his comfort with the location of the proposed location.   
 
Chairperson Shannon opened the item for public comment.  
 
No persons spoke in opposition to the project. 
 
Applicant Adel Mitchel-Miles spoke in favor of the project and noted her preference for equal treatment 
between Charter Schools and Public Schools. 
 
Commissioner Ali motioned to approve the Use Permit. 
 
Chairperson Shannon amended Commissioner Ali’s motion to find that the project is categorically exempt 
from CEQA. 
 
Commissioner Robinson seconded the amended motion that passed with a unanimous vote.  
 
Development Service Director Reports: 

Director Rodriguez noted that the next Planning Commission will be held on January 11, 2017 and that a 
two lot parcel map will be considered by the Commission. 
 
Commissioner Sanbrook inquired about the status of Panera Bread.  Director Rodriguez noted that Panera 
will be obtaining their building permit soon, potentially tomorrow. 
 
Report of Actions of the Planning Commission: 

None 
 
Adjournment:   

There being no further business, the meeting was adjourned by Chairperson Shannon.   
 
 
     

_____________________________ 
Arnoldo Rodriguez, Secretary 
YUBA CITY PLANNING COMMISSION 
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YUBA CITY PLANNING COMMISSION 
BYLAWS 

 
A. Regular Meetings 

 
1. Time:  Regular meetings of the Planning Commission shall be held on the 

second and fourth Wednesday of each month at 6 p.m.  In the event that a 
Wednesday falls on a legal holiday, the regular meeting which otherwise would 
have occurred on that day shall be held on the first business day thereafter at 6 
p.m. unless another date is otherwise agreed upon at a prior meeting. 

 
2. Place:  All regular meetings of the Planning Commission shall be held in the 

Council Chambers, City Hall, Yuba City, California. 
 
3. Agenda:  The Secretary shall prepare an agenda of the Commission 

proceedings and shall furnish each member of the Commission and local news 
agencies with a copy of the same prior to the Commission meeting and at least 
twenty-four hours in advance of the meeting time.  Matters not listed on the 
agenda shall not be presented to the Commission except those of an urgent 
nature, with the majority consent of the Commission. 

 
B. Adjourned Meetings 

 
The regular meeting may adjourn and reconvene at any specified time and place upon 
a majority vote of the Commission. 

 
C. Special Meetings 
 

The Chairman may call special meetings of the Planning Commission with the 
agreement of at least three members, providing that the time, place and agenda is 
delivered to every Commissioner and local news agencies at least twenty-four hours 
prior to any such special meeting. 

 
D. Agenda Material 
 

Copies of the agenda and staff report are normally delivered or mailed to the applicant 
and the Planning Commission and are available to the public in the Planning Division 
office the Monday before the meeting.  Agendas are provided to the public at the 
meeting. 
 
 

E. Officers, Elections, Duties, Appointments 
 

1. Annually at the first meeting in January, the Commission shall choose one of its 
members as Chairperson and one of its members as Vice-Chairperson.  The 
Community Development Department Administrative Assistant shall serve as 
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Secretary.  The Chairperson shall preside at all meetings of the Planning 
Commission.  If the Chairperson is absent or unable to act, the Vice-
Chairperson shall have all of the powers and duties of the Chairperson and 
shall serve until the Chairperson returns or is able to act.  The Chairperson shall 
preserve strict order and decorum at all regular and special meetings of the 
Commission.  The Chairperson shall state every question coming before the 
Commission, announce the decision of the Commission on all subjects, and 
decide all questions of order, subject to an appeal to the Commission, in which 
case a majority vote of the Commission shall govern and conclusively 
determine such questions of order.  The Chairperson shall vote last on all 
questions. 

 
2. Annually, the newly elected Chairperson shall be recommended by the 

Planning Commission for appointment to the Sutter County Planning 
Commission.  In the event the Chairperson, for any reason, does not wish to 
serve on the Sutter County Planning Commission, then the Planning 
Commission shall elect a member of its body to serve on the Sutter County 
Planning Commission.  Notice of such recommendation shall be transmitted to 
the City Council by the Secretary and the City Council shall forward said 
recommendation to the Board of Supervisors. 

 
3. The newly elected Chairperson shall annually appoint a Commissioner to serve 

on the City Traffic Committee (if applicable), and shall similarly appoint 
representatives from the Commission to other committees as required. 

 
F. Call to Order 
 

The Chairperson shall take the Chair precisely at the hour appointed for the meeting 
and shall immediately call the Commission to order.  In the absence of the 
Chairperson or Vice-Chairperson, the Community Development Director shall call the 
Commission to order, whereupon a temporary Chairperson shall be elected by the 
members of the Commission present.  Upon the arrival of the Chairperson or Vice-
Chairperson, the temporary Chairperson shall immediately relinquish the Chair upon 
the conclusion of the business immediately before the Commission. 

 
G. Roll Call 
 

Before proceeding with the business of the Commission, the Secretary or his/her 
designee, shall call the roll call of the members, and the names of those present shall 
be entered in the Minutes. 
 

H. Attendance 
 

Each Planning Commissioner is expected to exercise his/her best efforts to attend 
each meeting of the Yuba City Planning Commission.  It is understood that from time 
to time, circumstances beyond the control of Commissioners will require and dictate 
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the absence of a Planning Commissioner from a Planning Commission meeting.  
Commissioners shall advise the Chairperson of the City Planning Commission or the 
Secretary in advance of the meeting, of their anticipated absence and the reasons 
therefore.  The Chairperson shall reflect in the minutes of the Planning Commission 
meeting the Commissioner’s absence, the reason therefore, his prior contact by the 
Commissioner advising him of the Commissioner’s anticipated absence, and such 
shall then constitute an excused absence.  All other absences by a Commissioner 
from the Planning Commission meetings shall constitute unexcused absences.  Four 
(4) consecutive unexcused absences by a Commissioner may be cause of immediate 
removal of said Commissioner from the Planning Commission by appropriate Council 
action.  The Secretary of the Planning Commission shall advise the City Council 
whenever a Commissioner has four (4) consecutive unexcused absences. 

 
I. Quorum 
 

A majority of the Commission members shall constitute a quorum at any regular or 
special meeting of the Commission. 

 
J. Order of Business 
 

All meetings shall be open to the public.  Promptly at 6 p.m. on the day of each regular 
meeting, the members of the Planning Commission, the Chairperson and the 
Secretary shall take their regular stations in the Council Chambers, and the business 
of the Commission shall be taken up in the order provided in the agenda.  Matters may 
be taken up out of agenda order upon finding that the public interest would be served 
and on a majority votes of the Commission. 

 
K. Conduct of the Meetings 
 

Public hearings (General Plan amendments, zone changes, use permits, variances, 
and land divisions) shall be held in the following manner: 
 
1. The Chairperson shall identify the matter to be considered by announcing the 

public hearing on the next sequential agenda item number and a brief 
description of the subject contained in the agenda. 

 
2. Any Commissioner, who must or chooses to be excused from participation on 

the issue, should make known immediately upon call of the agenda their intent 
to abstain from discussion or vote. 

 
3. The Chair may request that a summary of the staff report be presented.  

Reading of the report may be requested by those persons present, but in any 
case the full report shall become part of the public record. 

 
4. The Chair shall ask for any correspondence received on this matter. 
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5. The Chair shall open the public hearing, and advise those present of the 
requirement that each speaker must be recognized and approach the rostrum 
to identify themselves by name and address before addressing the 
Commission.  In addition, the Chairperson will announce the order of testimony-
-first, those in favor or the proposal, then those in opposition to the proposal, 
followed by any rebuttal. 

 
6. Each person addressing the Commission must first be recognized by the Chair.  

That person then shall step to the rostrum and shall give his or her name and 
address in an audible tone of voice for the record.  Commissioners may at any 
time ask questions of those offering testimony.  All remarks shall be addressed 
to the Commission as a body and not to any member except through the Chair.  
No discussions between proponents and opponents shall be permitted, and all 
questions and remarks must be made through the Commission.  The 
Chairperson shall recognize persons wishing to testify further with concurrence 
of the Commission. 

 
7. Upon conclusion of the public testimony, the Chair shall close the public hearing 

and request discussion of the issues by the Commissioners.  If the Commission 
finds that insufficient information has been presented, or if additional 
information is required, it may, by majority vote, continue to public hearing to 
another date. 

 
8. Upon conclusion of the hearing, the Commission may take action to find that 

any environmental assessment has been properly accomplished.  It may then 
approve, conditionally approve, or deny applications for variance, use permit or 
tentative map, or recommend to the Council for approval, modification or denial 
of an application for General Plan or zoning amendment.  A tie vote on a motion 
to either approve or disapprove any application or proposal shall constitute a 
disapproval of such application as proposed.  If the environmental assessment 
is not adequate, then the matter should be continued until proper environmental 
assessment has been completed. 

 
9. The Chair, the Secretary, or the Secretary’s designee, shall advise those 

present of the action of the Commission and the appeal procedures available if 
anyone is dissatisfied with the action of the Commission. 

 
10. A written request for verbatim record of the public hearing must be made at 

least five days prior to any public hearing.  Such request shall cause the 
Secretary to insure that a record of such hearing be made and duly preserved.  
A copy of the record shall be available at cost.  The request for record shall be 
accompanied by a deposit to cover the estimated cost of providing the record 
and any difference in actual cost shall be refunded or collected with delivery of 
the copy of the record. 

 
L. Report 
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The Secretary shall report to the Council on Commission recommendations on zoning 
or General Plan amendments, on Commission actions on tentative maps, and on any 
action of the Commission that is appealed. 

 
M. Other Items 
 

Commission consideration of other issues not requiring public hearings shall follow the 
same procedures as listed above for public hearings.  In any matter not covered by 
these regulations, Roberts Rules of Order will prevail. 

 
N. Amendments 
 

These Bylaws may be revised or repealed at any regular meeting of the Planning 
Commission by a vote of a majority of the total voting membership.  Any proposal to 
revise or repeal these Bylaws must be listed as such on the agenda of the 
Commission. 

 
O. Application Filing Deadlines 
 

Application for projects to be placed on the Commission’s agenda shall be filed in the 
office of the Planning Division.  Applications shall not be deemed complete for filing 
purposes until such time as the environmental consideration requirements are satisfied 
and the project is deemed complete by the Development Review Committee (DRC). 
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