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Copies of staff reports or other written documentation relating to each item of business referred to on this agenda
are on file in the Planning Department office and are available for public inspection. If you have any questions
regarding any agenda item, contact the Planning Department at (805) 933-4214.

WELCOME TO THE CITY OF SANTA PAULA
PLANNING COMMISSION MEETING
You are invited to attend all Planning Commission meetings. Agendas are posted in the front of City Hall in advance
of the scheduled meetings. Information for meetings may be obtained by contacting the Planning Department Office.
The Santa Paula Planning Commission’s regular meetings start at 6:00 p.m. the fourth Tuesday of each month in the
City Hall Council Chambers located at 970 Ventura Street in Santa Paula .

BRINGING ITEMS BEFORE THE PLANNING COMMISSION
If you wish to speak at a Planning Commission meeting, please fill out a yellow Public Comment Form noting your
name and address and submit the form to the City Clerk. Include the Agenda Item number, when appropriate.
1. Items Not on the Agenda: If you wish to discuss an item which is not scheduled on the Agenda, you may address
the Planning Commission during Public Comment. Please realize that due to the limitations placed on the Planning
Commission by provisions of the California Government Code, the Planning Commission ordinarily cannot take action
on any item that is not on the agenda. Because of these restrictions, expect that matters that you identify during
public comment will be referred to staff or considered on a future agenda.
2. Agenda Items: Items being considered by the Planning Commission may appear on the Consent Calendar, as an
Order of Business, or as a Public Hearing. Public comments on each type of item are handled differently, as
explained below:
a.

For items appearing on the Consent Calendar, please submit a Public Comment Form before the
Commission takes action on the Consent Calendar. Items that receive a Public Comment Form may be
pulled from the Consent Calendar by the Chairperson and discussed separately by the Planning
Commission.

b.

For items appearing as an Order of Business, the Chairperson will announce the Agenda Item and request
the staff report; the staff member responsible will give a brief summary of the report; the Planning
Commission will have an opportunity to ask questions of staff; members of the public will be given an
opportunity to comment on the item and ask additional questions (all members of the public should speak
directly into the microphone at the speaker’s platform); and the Planning Commission will discuss the item
and then take appropriate action.

c.

For items on which a Public Hearing is scheduled, the Chairperson will open the public hearing and receive
the staff report; members of the public will be given an opportunity to comment on the item and ask
additional questions (all members of the public should speak directly into the microphone at the speaker’s
platform); the Planning Commission will discuss the item; and the Chairperson will close the public hearing
after Planning Commission action.

PLEASE NOTE: Be advised that if you bring a legal challenge to an action, you may be limited to raising only those
issues you or someone else raised at the meeting described in this Agenda, or in written correspondence delivered to
the Planning Commission at or before the meeting. Any action is subject to the ninety-day time period set forth in
Code of Civil Procedure § 1094.6.
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting,
please contact the Planning Department at (805) 933-4214. Notification 48 hours before the meeting will enable the
City to make reasonable arrangements to ensure accessibility to this meeting. (28 CFR 35, 102-35.104 ADA Title II.)
Written materials distributed to the Planning Commission within 72 hours of the Planning Commission meeting are
available for public inspection immediately upon distribution in the Planning Department’s office.
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CITY OF SANTA PAULA
PLANNING COMMISSION
AGENDA ● OCTOBER 24, 2017
Regular Meeting

Council Chambers

6:00 PM

All exhibits, petitions, photos, and other materials submitted to the Commission in
conjunction with any item on this Agenda become a part of the City of Santa Paula’s
records and are not returnable.

1. CALL TO ORDER
2. PLEDGE OF ALLEGIANCE
3. ROLL CALL
4. FINAL AGENDA
5. PUBLIC COMMENT
REMINDER: in order to minimize distractions during public meetings, all personal
communication devices should be turned off or put in a non-audible mode.
At this time, members of the public may comment on any item not appearing on the
agenda that is within the subject-matter jurisdiction of the Planning Commission. A
Public Comment Form must be submitted to the Secretary before the beginning of the
Public Comment period in order to be recognized to speak. Individuals submitting Public
Comment Forms after the beginning of the Public Comment period will not be allowed to
speak at this time, but may be recognized to speak by the Chair at the conclusion of the
meeting. Individual Commissioners may briefly respond to Public Comments or ask
questions for clarification. The Planning Commission may direct staff to report to the
Planning Commission on the item at a later meeting. For items appearing on the
Agenda, the public will be invited to make comments at the time the item comes up for
Planning Commission consideration. If a member of the public wishes to address a
Consent Calendar item, please submit a Public Comment Form for that item. It may
then be discussed separately by the Commission, and the public will be invited to make
comments at that time. At all times, please use the microphone and write your name
and address on the Public Comment Form provided.
6. CONSENT CALENDAR
Information has been provided to the Planning Commission on all matters listed under
the Consent Calendar. These items are considered to be routine, and are normally
approved by one motion. If discussion is requested by a Commissioner on any item, or
a member of the public wishes to comment on an item, that item may be removed from
the Consent Calendar for separate action.
City of Santa Paula
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A. Approval of Minutes for the June 27, 2017 Planning Commission Meeting
o Staff Presentation: Tom Tarantino, Planning Technician
RECOMMENDED ACTION:
Staff recommends a motion for approval of the Minutes of the June 27,
2017 Planning Commission Meeting, by a Commissioner in attendance at
that meeting.
B. Approval of Minutes for the September 26, 2017 Planning Commission
Meeting
o Staff Presentation: Tom Tarantino, Planning Technician
RECOMMENDED ACTION:
Staff recommends a motion for approval of the Minutes of the September
26, 2017 Planning Commission Meeting, by a Commissioner in attendance
at that meeting.
7. PUBLIC HEARING
 Verification of Legal Notice Requirements for Public Hearing
 Declaration of Conflicts
 Declaration of Ex Parte Contacts
 Open Public Hearing
A. 15-CUP-03 Verizon Wireless/Trinity Lutheran Cell Tower @ Laurie Ln.
o Location: 505 W. Harvard Blvd. (APN: 102-0-160-235)
o Applicant: Verizon Wireless
o Representative: Laura Katke, Network Real Estate
o Zoning: C-G (General Commercial)
o General Plan Designation: Commercial
o Environmental: Staff has determined the project to be Categorically
Exempt from the California Environmental Quality Act (CEQA) per §
15303 (New Construction or Conversion of Small Structures)
o Staff Presentation: N.D. Doberneck, Associate Planner
A request for a Conditional Use Permit to authorize Verizon Wireless to erect a
new 289-sf (17-ft x 17-ft) wireless telecommunications facility, disguised as a 54-
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ft high church steeple, in the front of the Trinity Lutheran Church. The General
Plan land use designation for the property is Commercial and the zoning district
is General Commercial (C-G). This project is Categorically Exempt from the
California Environmental Quality Act (CEQA) per § 15303 [New Construction or
Conversion of Small Structures] of the CEQA Guidelines.
RECOMMENDED ACTION:
Staff recommends that the Planning Commission select Alternative No. 1,
approving a Conditional Use Permit for Verizon Wireless to erect a new
289-sf (17-ft x 17-ft) wireless telecommunications facility, disguised as a 54foot high church steeple, in the front of the Trinity Lutheran Church,
subject to the conditions of approval listed in the resolution.
B. 17-MM-07 Sparkuhl Ranch Tract Map No. 5308 Time Extension
o Location: East of terminus of Cliff & Forest Drives (APN: 040-0-200805)
o Applicant: Ernie Mansi, Oaks Development LLC
o Representative: Ruth Mansi
o Zoning: R-A 20 Rural Residential (max 2-du/ac; min. 20,000-sf lot
size)
o General Plan Designation: Single Family Residential
o Environmental: Staff has determined that no subsequent
environmental review is necessary for the project pursuant to California
Environmental Quality Act (CEQA) Guidelines §15162 (Criteria for
Subsequent EIRs and Negative Declarations are not met). The prior
CEQA document for the originating project 2004-TM-01 (Sparkuhl
Ranch Subdivision) was a Mitigated Negative Declaration (State
Clearinghouse No. 2005041166).
o Staff Presentation: James Mason, Deputy Planning Director
A request for a Minor Modification to allow for a one-year time extension for
Tentative Tract Map No. 5308, which will expire on November 07, 2017.
Tentative Tract Map No. 5308 was originally approved in 2005 pursuant to 2004TM-01, per City Council Resolution No. 6201. Tentative Tract Map No. 5308 is
for the subdivision of an undeveloped 11.78-acre parcel into 20 lots (19
residential). No subsequent environmental review is necessary for the project
pursuant to California Environmental Quality Act (CEQA) Guidelines §15162
(Criteria for Subsequent EIRs and Negative Declarations are not met).
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RECOMMENDED ACTION:
Staff recommends that the Planning Commission select Alternative No. 1
and approve a one-year extension of Tentative Tract Map No. 5308
associated with Project 2004-TM-01. All 92 Conditions of Approval for
Project 2004-TM-01 remain in full force and effect.
C. 17-CI-13 Ordinance Amending Title 16 of the Santa Paula Municipal Code
Regarding Cannabis
o Location: Citywide
o Applicant: City of Santa Paula
o Environmental: Staff has determined the project to be exempt from
the California Environmental Quality Act (CEQA) Guidelines per §
15061 (b)(3).
o Staff Presentation: Gregg Kettles, Assistant City Attorney
A request for the Planning Commission to consider an amendment to Title 16 of
the Santa Paula Municipal Code prohibiting all commercial cannabis activities
and cannabis cultivation in in all zones and imposing reasonable regulations, and
a permit required for the indoor personal cultivation of up to six cannabis plants
as authorized under State law.
RECOMMENDED ACTION:
Staff recommends that the Planning Commission select Alternative No. 1
and recommend that the City Council amend Title 16 of the Santa Paula
Municipal Code prohibiting all commercial cannabis activities and cannabis
cultivation in in all zones and imposing reasonable regulations, and permit
requirements for the indoor personal cultivation of up to six cannabis
plants as authorized under State law.
D. 13-CDP-09 Minor Modification to Approved Airpark Specific Plan
o Location: Properties bounded by 12th Street, Santa Maria Street,
Santa Clara Street and the Santa Clara River
o APNs: 104-0-105-015, 104-0-105-025, 104-0-105-035, 104-0-105-045,
104-0-105-055, 104-0-105-065, 104-0-105-085, 104-0-105-095, 104-0105-105, 104-0-105-115, 104-0-105-125, 104-0-105-145, 104-0-105155, 104-0-105-165, 104-0-105-175, 104-0-107-018, 104-0-107-045,
104-0-107-055, 104-0-107-095, 104-0-107-105, 104-0-107-115, 104-0107-125, 104-0-107-135,104-0-107-145, 104-0-107-155
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o Applicant: Mr. Stephen Wolpin (Three Flyers LLC)
o Zoning: Airpark Specific Plan (SP-7)
o General Plan Designation: Light Industrial
o Environmental: A Mitigated Negative Declaration and two (2)
Addendums have been prepared along with a Mitigation Monitoring
and Reporting Plan (MMRP).
o Staff Presentation: James Mason, Deputy Planning Director
A request for a minor modification to the Air Park Specific Plan to incorporate
mixed use residential, light industrial and or aviation related business and a
height change into a 37-unit airplane hangar project. The project request also
seeks approval of an amended Tentative Tract Map No. 5819 and updated
Affordable Housing Plan. The General Plan designation for the property is Light
Industrial and the zoning is Airpark Specific Plan (SP-7). An Addendum No. 2
has been prepared per California Environmental Quality Act (“CEQA”) Guidelines
Sections 15164 and 15162, as the original project received approval for a
Mitigated Negative Declaration including a Mitigation Monitoring and Reporting
Program (MMRP).
RECOMMENDED ACTION
Staff recommends that the Planning Commission select Alternative No. 1
and recommend the City Council approve the minor modification to the
Airpark Specific Plan, Affordable Housing Plan, Tentative Tract Map No.
5819 and Addendum No. 2 to the Mitigated Negative Declaration.


Close Public Hearing

8. NEW BUSINESS
9. CITY COMMUNICATIONS
A. Planning Department
B. Planning Commission
10. REQUEST FOR FUTURE AGENDA ITEMS
Any Planning Commissioner may make a motion only to place an item on a future
Agenda. Members may discuss whether or not the item should be placed on the agenda
and the description of the item. The motion is non-debatable. Placement of an item on a
future Agenda requires a majority vote. The Planning Director has discretion as to when
the item will be placed on the Agenda, unless otherwise directed by the Planning
Commission.
City of Santa Paula
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11. ADJOURNMENT
NOTICE: Actions by the Planning Commission on the above items cannot be appealed
to the City Council after 4:30 p.m. on November 3, 2017. Be advised that if you bring a
legal challenge to a Planning Commission decision, you may be limited to raising only
those issues you or someone else raised at the meeting or in written correspondence
delivered to the Planning Commission at or before the meeting.
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6.A

For the Regular Meeting of the Planning Commission on October 24, 2017
Agenda Item # 6.A

CITY OF SANTA PAULA
PLANNING COMMISSION MEMORANDUM

To:

Members of the Planning Commission

From:

Tom Tarantino, Planning Technician

Subject:

Approval of Minutes for the June 27, 2017 Planning Commission Meeting

Date:

October 24, 2017

RECOMMENDED ACTION:
Staff recommends a motion for approval of the Minutes of the June 27, 2017
Planning Commission Meeting, by a Commissioner in attendance at that meeting.

ATTACHMENTS:
A - 06-27 PC MINUTES final

Packet Pg. 9

6.A.a

PLANNING COMMISSION
MINUTES ● JUNE 27, 2017
Regular Meeting

Council Chambers

6:00 PM

All exhibits, petitions, photos, and other materials submitted to the Commission in
conjunction with any item on this Agenda become a part of the City of Santa Paula’s
records and are not returnable.

1. CALL TO ORDER
Chairman Ikerd was unavailable for tonight's meeting, so, per Planning Commission
bylaws, Vice Chairman Robinson assumed the Chair role in his absence.
Vice Chairman Robinson called the meeting to order at 6:00 PM.
2. PLEDGE OF ALLEGIANCE
Commissioner Bangs led the Pledge of Allegiance.
3. ROLL CALL
Attendee Name
Fred W. Robinson
Michael Sommer
Gail Ikerd
Margaux Bangs
W. Earl McPhail
Janna Minsk
James Mason
Tom Tarantino
Trayci Nelson
Gregg Kettles

Title
Vice Chairman
Commissioner
Chairman
Commissioner
Commissioner
Planning Director
Deputy Planning Director
Planning Technician
Senior Contract Planner
Assistant City Attorney

Status
Present
Present
Excused
Present
Excused
Present
Present
Present
Present
Present

Arrived
6:00 PM
6:00 PM
6:00 PM
6:00 PM
6:00 PM
6:00 PM
6:00 PM
6:00 PM

Chairman Ikerd and Commissioner McPhail were unavailable for this meeting due to
schedule conflicts and were thus excused from attending. Vice Chairman Robinson
assumed Chair duties for the meeting, and a quorum was maintained with the
presence of Commissioners Sommer and Bangs.
4. FINAL AGENDA
Agenda final as submitted.
5. PUBLIC COMMENT
REMINDER: in order to minimize distractions during public meetings, all personal
communication devices should be turned off or put in a non-audible mode.
City of Santa Paula
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CITY OF SANTA PAULA

At this time, members of the public may comment on any item not appearing on the
agenda that is within the subject-matter jurisdiction of the Planning Commission. A
Public Comment Form must be submitted to the Secretary before the beginning of the
Public Comment period in order to be recognized to speak. Individuals submitting Public
Comment Forms after the beginning of the Public Comment period will not be allowed to
speak at this time, but may be recognized to speak by the Chair at the conclusion of the
meeting. Individual Commissioners may briefly respond to Public Comments or ask
questions for clarification. The Planning Commission may direct staff to report to the
Planning Commission on the item at a later meeting. For items appearing on the
Agenda, the public will be invited to make comments at the time the item comes up for
Planning Commission consideration. If a member of the public wishes to address a
Consent Calendar item, please submit a Public Comment Form for that item. It may
then be discussed separately by the Commission, and the public will be invited to make
comments at that time. At all times, please use the microphone and write your name
and address on the Public Comment Form provided.
No public comment.
6. CONSENT CALENDAR
Information has been provided to the Planning Commission on all matters listed under
the Consent Calendar. These items are considered to be routine, and are normally
approved by one motion. If discussion is requested by a Commissioner on any item, or
a member of the public wishes to comment on an item, that item may be removed from
the Consent Calendar for separate action.
A. Approval of Minutes for the May 23, 2017 Planning Commission Meeting
o Staff Presentation: Tom Tarantino, Planning Technician
RECOMMENDED ACTION:
Staff recommends a motion for approval of the Minutes of the May 23, 2017
Planning Commission Meeting.
Commissioner Sommer moved to adopt the Minutes of the May 23, 2017 Planning
Commission meeting as submitted. Commissioner Bangs seconded the motion. All
were in favor and the motion carried.
7. ORDER OF BUSINESS
A. 17-CI-09 Finding of Consistency for SPUSD Acquisition of Palm Court Site
o Location: 35 Palm Court (APN: 100-0-154-085)
o Applicant: Santa Paula Unified School District
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o Zoning: R-1 (Single-Family Residential)
o General Plan Designation: Single Family Residential
o Environmental: Staff has determined the project to be exempt from
the California Environmental Quality Act (CEQA) Guidelines per §
15262
o Staff Presentation: James Mason, Deputy Planning Director
A request for review and General Plan Conformity Finding to Public
Resources Code Section 21151.2 for the Santa Paula Unified School
District School Site at 35 Palm Court, Santa Paula, CA 93060.
RECOMMENDED ACTION:
Staff recommends that the Planning Commission direct the Planning
Director to send a letter to the Santa Paula Unified School District stating
the proposed acquisition of a 0.11-acre site at 35 Palm Court for future
expansion of Santa Paula High School campus per their Facilities Master
Plan is in conformity with the City of Santa Paula General Plan.
Deputy Director Mason presented the item to the Planning Commission.
Pamela Murphy, resident of Santa Paula, spoke regarding the "proposed demolition
of this house and the rest of the neighborhood on Palm Court." Ms. Murphy asked if
any studies have been done by the City of Santa Paula or Santa Paula Unified
School District (SPUSD) regarding population and student enrollment trends in
California, specifically regarding declining school enrollment and its effect on the tax
structure of schools, etc. Ms. Murphy questioned the concept of "destroying Palm
Court" to expand Santa Paula High School to accommodate student population
growth which may not materialize.
Gabriel Zamora, resident at 967 E. Virginia Terrace, requested the Planning
Commission and City ask more of SPUSD in their design proposals. Mr. Zamora
stated Santa Paula High School is encroaching on Palm Court based on past growth
plans involving additional student populations from the East Area 1 buildout and
what is now Renaissance High School. Mr. Zamora stated this has created
increased pressures on parking, traffic, and public safety; all of which have
previously been brought before both Planning Commission and City Council. Mr.
Zamora stated he is a member of the "design profession and design community" and
therefore has a keen understanding of plans that are legal, but not necessarily "good
and beneficial." Mr. Zamora stated he is particularly concerned because he lives in
a historic home directly across from McKevett Elementary, and allowing SPUSD to
demolish a historic neighborhood for a campus expansion will, in his opinion, set a
dangerous precedent. Mr. Zamora continued that he is also quite concerned about
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o Representative: Donna Rose, Assistant Superintendent

the home at 41 Palm Court - the Robert Clunie house - which is also slated for
demolition and conversion to a parking lot. Mr. Zamora stated the "ordinary" home
of this "world-renowned California Impressionist" from Santa Paula, whose works
hang in City Hall and the high school, should be preserved, especially as an
example of success for Santa Paula High School students who may be told they,
too, are "ordinary."
Douglas Henning, representing SPUSD, clarified that the Clunie House is actually 40
Palm Court, not 41 Palm Court, as Mr. Zamora stated, and that the school district
does not own the Clunie House property, though it is noted in the SPUSD Master
Plan as a property slated for acquisition.
Commissioner Sommer stated the concerns of Ms. Murphy and Mr. Zamora are not
in the jurisdiction of the Planning Commission, and should instead be brought before
the City Council. Commissioner Sommer continued that, should a property owner
wish to sell to a school district or other interested party for a profit, it is their right to
do so.
Vice Chairman Robinson reiterated that these matters are not under the jurisdiction
of the Planning Commission, and should instead be directed to the SPUSD Board,
though they have previously been heard several times. Vice Chairman Robinson
also stated that student population at the high school will increase due to East Area
1. Vice Chairman then asked Mr. Henning to return to the podium.
Mr. Henning stated SPUSD plans to acquire 11 properties in the expansion area,
and already owns Lots 31, 34, 36, 41 and 42. Lot 35 would be the 6th property
acquired of the proposed 11. Lots 32, 33 and 40 (the Robert Clunie House) are not
yet owned by SPUSD, nor are the two lots with large backyards on Santa Paula
Street.
Vice Chairman Robinson reflected on his growing up in Santa Paula and attending a
much smaller Santa Paula High School, whose western edge, at that time, was the
very quiet, tree-lined, ideal residential neighborhood in Palm Court. Expansion and
growth in activities at the school since that time, he said, has changed the
neighborhood. Vice Chairman Robinson stated he now questions why anyone
would want to live right in the middle of all that activity.
Vice Chairman Robinson continued that the question at this meeting is solely
regarding whether the SPUSD proposal being presented is in compliance with the
City's General Plan; which, in his opinion, it is.
Vice Chairman Robinson moved to direct the Planning Director to send a letter to the
Santa Paula Unified School District stating that the proposed acquisition of a 0.11acre site at 35 Palm Court for future expansion of Santa Paula High School campus
per their Facilities Master Plan is in conformity with the City of Santa Paula General
Plan. Commissioner Sommer seconded the motion. All were in favor under roll call
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RESULT:
MOVER:
SECONDER:
AYES:

ADOPTED [UNANIMOUS]
Fred W. Robinson, Vice Chairman
Michael Sommer, Commissioner
Robinson, Sommer, Bangs

8. PUBLIC HEARING
 Verification of Legal Notice Requirements for Public Hearing
 Declaration of Conflicts
 Declaration of Ex Parte Contacts
 Open Public Hearing
Vice Chairman Robinson opened the Public Hearing at 6:17 PM and confirmed there
were no Conflicts of Interest or Ex Parte Contacts for the Commissioners regarding this
item.
A. 53L-6000-1 and 53K-6001-1 Phase II and Phase III Vesting Tentative Tract
Map Nos. 6000 and 6001 (Original Approval Project No. 2006-CDP-02 East
Area 1 SP-3) Approval
o Location: Within the 501 acres situated east of Santa Paula Creek,
north of Telegraph Road, west of Haun/Orcutt Creek on the eastern
edge of the City.
o APNs:
015

040-0-180-435; 040-0-180-565; 107-0-200-115; 107-0-045-

o Applicant: Limoneira Lewis Community Builders, LLC
o Representative: Tim Jones, Regional Project Manager
o Zoning: East Area 1 Specific Plan (SP-3)
o General Plan Designation: East Area 1 Specific Plan
o Environmental: This project is exempt from further environmental
review per Section 15162 of the California Environmental Quality Act.
The environmental clearance for the project was originally approved on
February 17, 2015, for the larger project area which included Vesting
Master Tentative Map No. 5854.
o Staff Presentation: Trayci Nelson, Senior Contract Planner
A request to subdivide 140.65 total acres within the approved East Area 1
Specific Plan area, into 2 Vesting Tentative Tract Maps (VTTM) for a total of
525 lots; 483 lots for residential development, and 42 lettered lots for
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vote, and the motion carried.

streets, parks, and paseos. The residential lots range in size from 3,460
square feet to 361,300 square feet to accommodate the varied, residential
product mix anticipated.
RECOMMENDED ACTION:
Staff recommends the Planning Commission select Alternative No. 1,
adopting Resolution No. 3766 recommending that the City Council approve
Project No. 2006-CDP-02 for Vesting Tentative Tract Map Nos. 5985-5992
allowing the creation of 483 residential lots and 42 lettered lots for streets,
parks, and paseos, subject to the conditions of approval.
Director Minsk introduced the item to the Planning Commission, followed by a
presentation by Senior Contract Planner Nelson.
Commissioner Sommer asked who would be responsible for maintaining the
landscape areas of the parks noted in the maps presented.
Senior Contract Planner Nelson responded that the onsite homeowner's association
would be responsible for maintenance.
Tim Jones, representative from Limoneira Lewis Community Builders (LLCB),
clarified that they normally would have waited another year before presenting these
Tentative Maps; however, the State of California requires evidence that there
actually will be 1,500 homes in the project in order to secure school funding. Mr.
Jones said LLCB also needs to "get pretty close" to 1,500 homes in order to have
the project pencil out, considering all the infrastructure improvements required, etc.
LLCB thus spent a great deal of time ensuring these maps meet the requirements of
the Specific Plan.
Commissioner Sommer challenged LLCB's proposed use of Buffalo Grass in the
parks of the Landscape Plan, as turf is his expertise and Bermuda Grass is likely a
better choice in terms of water consumption and durability.
Mr. Jones thanked Commissioner Sommer for his recommendation and said Senior
Contract Planner Nelson will take it under advisement for the Landscape Plan.
Vice Chairman Robinson asked if these maps would get the project to 1,500 homes.
Director Minsk responded yes, this will get them to 1,500 homes.
Vice Chairman Robinson stated he is pleased to see the project progressing and
thanked Mr. Jones and LLCB for their foresight in coordinating with SPUSD and the
State to ensure adequate school funding will be provided.
Commissioner Sommer moved to select Alternative No. 1, adopting Resolution No.
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3766 recommending that the City Council approve Project No. 2006-CDP-02 for
Vesting Tentative Tract Map Nos. 5985-5992 allowing the creation of 483 residential
lots and 42 lettered lots for streets, parks, and paseos, subject to the Conditions of
Approval. Commissioner Bangs seconded the motion. All were in favor under roll
call vote, and the motion carried.
Vice Chairman Robinson closed the Public Hearing at 6:34 PM.
RESULT:
MOVER:
SECONDER:
AYES:


ADOPTED [UNANIMOUS]
Michael Sommer, Commissioner
Margaux Bangs, Commissioner
Robinson, Sommer, Bangs

Close Public Hearing

9. NEW BUSINESS
None.
10. CITY COMMUNICATIONS
A. Planning Department
Director Minsk stated the new City Manager, Michael Rock, started yesterday.
Director Minsk stated the City Council approved moving forward with annexation into
the Ventura County Fire Protection District, and is now entering the LAFCo
review/approval process, which may take several months.
Director Minsk stated the Design Assistance Committee (DAC) will meet this
Thursday, and asked Deputy Director Mason for further details, including a possible
update of the City's historic ordinances.
Deputy Director Mason stated the DAC will be discussing landscape and irrigation
improvements at Ebell Park, and recruitment for committee membership. Director
Minsk further clarified that many current committee members' terms have expired,
and they will need to reapply, etc.
B. Planning Commission
None.
11. REQUEST FOR FUTURE AGENDA ITEMS
Any Planning Commissioner may make a motion only to place an item on a future
Agenda. Members may discuss whether or not the item should be placed on the agenda
and the description of the item. The motion is non-debatable. Placement of an item on a
future Agenda requires a majority vote. The Planning Director has discretion as to when
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None.
12. ADJOURNMENT
Vice Chairman Robinson adjourned the meeting at 6:38 PM.
NOTICE: Actions by the Planning Commission on the above items cannot be appealed
to the City Council after 4:30 p.m. on July 7, 2017. Be advised that if you bring a legal
challenge to a Planning Commission decision, you may be limited to raising only those
issues you or someone else raised at the meeting or in written correspondence
delivered to the Planning Commission at or before the meeting.
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the item will be placed on the Agenda, unless otherwise directed by the Planning
Commission.

6.B

For the Regular Meeting of the Planning Commission on October 24, 2017
Agenda Item # 6.B

CITY OF SANTA PAULA
PLANNING COMMISSION MEMORANDUM

To:

Members of the Planning Commission

From:

Tom Tarantino, Planning Technician

Subject:

Approval of Minutes for the September 26, 2017 Planning Commission
Meeting

Date:

October 24, 2017

RECOMMENDED ACTION:
Staff recommends a motion for approval of the Minutes of the September 26, 2017
Planning Commission Meeting, by a Commissioner in attendance at that meeting.

ATTACHMENTS:
09-26 PC MINUTES final
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PLANNING COMMISSION
MINUTES ● SEPTEMBER 26, 2017
Regular Meeting

Council Chambers

6:00 PM

All exhibits, petitions, photos, and other materials submitted to the Commission in
conjunction with any item on this Agenda become a part of the City of Santa Paula’s
records and are not returnable.

1. CALL TO ORDER
Chairman Ikerd called the meeting to order at 6:02 PM.
2. PLEDGE OF ALLEGIANCE
Commissioner Sommer led the Pledge of Allegiance.
3. ROLL CALL
Attendee Name
Fred W. Robinson
Michael Sommer
Gail Ikerd
Margaux Bangs
W. Earl McPhail
Janna Minsk
James Mason
Tom Tarantino
Gregg Kettles
Trayci Nelson

Title
Vice Chairman
Commissioner
Chairman
Commissioner
Commissioner
Planning Director
Deputy Planning Director
Planning Technician
Assistant City Attorney
Senior Contract Planner

Status
Absent
Present
Present
Present
Present
Absent
Present
Present
Present
Absent

Arrived
6:00 PM
6:00 PM
6:00 PM
6:00 PM
6:00 PM
6:00 PM
6:00 PM

Vice Chairman Robinson, Planning Director Minsk and Senior Contract Planner
Nelson were unable to attend this meeting due to scheduling conflicts. Deputy
Director Mason assumed the Planning Secretary role in Director Minsk's absence.
4. FINAL AGENDA
Agenda final as submitted. Adherence to applicable Brown Act requirements confirmed
by Planning Technician.
5. PUBLIC COMMENT
REMINDER: in order to minimize distractions during public meetings, all personal
communication devices should be turned off or put in a non-audible mode.
At this time, members of the public may comment on any item not appearing on the
agenda that is within the subject-matter jurisdiction of the Planning Commission. A
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Public Comment Form must be submitted to the Secretary before the beginning of the
Public Comment period in order to be recognized to speak. Individuals submitting Public
Comment Forms after the beginning of the Public Comment period will not be allowed to
speak at this time, but may be recognized to speak by the Chair at the conclusion of the
meeting. Individual Commissioners may briefly respond to Public Comments or ask
questions for clarification. The Planning Commission may direct staff to report to the
Planning Commission on the item at a later meeting. For items appearing on the
Agenda, the public will be invited to make comments at the time the item comes up for
Planning Commission consideration. If a member of the public wishes to address a
Consent Calendar item, please submit a Public Comment Form for that item. It may
then be discussed separately by the Commission, and the public will be invited to make
comments at that time. At all times, please use the microphone and write your name
and address on the Public Comment Form provided.
No public comment.
6. CONSENT CALENDAR
Information has been provided to the Planning Commission on all matters listed under
the Consent Calendar. These items are considered to be routine, and are normally
approved by one motion. If discussion is requested by a Commissioner on any item, or
a member of the public wishes to comment on an item, that item may be removed from
the Consent Calendar for separate action.
A. Approval of Minutes for the June 27, 2017 Planning Commission Meeting
o Staff Presentation: Tom Tarantino, Planning Technician
RECOMMENDED ACTION:
Staff recommends a motion for approval of the Minutes of the June 27,
2017 Planning Commission Meeting, by a Commissioner in attendance at
that meeting.
A lack of quorum of Commissioner attendees from the June 27, 2017 Planning
Commission meeting required a date-specific continuance for approval to the next
regularly scheduled Planning Commission meeting on October 24, 2017.
Commissioner Sommer moved as such, and Commissioner McPhail seconded the
motion. All were in favor, and the motion carried.
B. Approval of Minutes for the July 25, 2017 Planning Commission Meeting
o Staff Presentation: Tom Tarantino, Planning Technician
RECOMMENDED ACTION:
Staff recommends a motion for approval of the Minutes of the July 25, 2017
Planning Commission Meeting, by a Commissioner in attendance at that
meeting.
City of Santa Paula
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Commissioner Sommer moved to approve the Minutes of the July 25, 2017 Planning
Commission meeting as submitted. Commissioner McPhail seconded the motion.
All were in favor and the motion carried.
7. PUBLIC HEARING
 Verification of Legal Notice Requirements for Public Hearing
 Declaration of Conflicts
 Declaration of Ex Parte Contacts
 Open Public Hearing
Chairman Ikerd opened the Public Hearing at 6:05 PM.
Conflicts of Interest: None, for both Public Hearing items at this meeting.
Ex Parte Contacts: None, for both Public Hearing items at this meeting.
A. 536-TR 5990-Amendment No. 1; Original Approval Project No. 2006-CDP-02
East Area 1 SP-3; Original Map Approval-Phase I Vesting Tentative Map
5990
o Location: Within Phase 1 of the 501 acres situated east of Santa Paula
Creek, north of Telegraph Road, west of Haun/Orcutt Creek on the
eastern edge of the City.
o APNs: 040-0-180-435; 040-0-180-565; 107-0-200-115; 107-0-045-015
o Applicant: Limoneira Lewis Community Builders, LLC
o Representative: Tim Jones, Regional Project Manager
o Zoning: East Area 1 Specific Plan (SP-3)
o General Plan Designation: East Area 1 Specific Plan
o Environmental: This project is exempt from further environmental review
per Section 15162 of the California Environmental Quality Act. The
environmental clearance for the project was originally approved on
February 17, 2015, for the larger project area which included Vesting
Master Tentative Map No. 5854.
o Staff Presentation: Trayci Nelson, Senior Contract Planner
A request to amend Vesting Tentative Tract Map (VTTM) 5990 and
subdivide 6.38 total acres within the approved East Area 1 Specific Plan
Phase I area into 4 large lots for condominium purposes. The lots range in
size from 31,667 square feet to 66,912 square feet to accommodate 68
detached condominium homes.
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Staff recommends the Planning Commission select Alternative 1, adopting
Resolution No. 3769 recommending that the City Council approve Project
No 536- TR 5990-Amendment No. 1 for Vesting Tentative Tract Map No.
5990 allowing the creation of 4 large residential lots and 2 lettered lots for
street, subject to the conditions of approval.
Deputy Director Mason presented the item to the Commission for Director Minsk and
Senior Contract Planner Nelson.
Tim Jones, representative for Limoneira Lewis Community Builders (LLCB) also
gave a brief presentation to the Commissioners.
Mr. Jones stated LLCB noticed the product type previously selected for this map met
the City's development code requirements, but did not meet the requirements of the
Specific Plan for setbacks. As such, LLCB needs to amend the VTTM 5990 map to
change to this product type - the same 68 houses, changed from detached 68
single-family homes to 68 detached condominiums. No other changes are being
made to streets, etc.
Mr. Jones stated LLCB has previously extended an invite to the Commissioners to
view similar Harvest development designs in Upland and Chino.
Mr. Jones said the single-family detached condominium designation falls in the lowto medium density residential bracket, whereas an attached condominium
designation would push it up to medium- to high-density residential. This product,
he stated, adds up to about eight units per acre - 2-story townhome living with an
actual driveway and small (approximately 10 ft.) backyards, providing a detached
single-family residence feel at the price point of attached condominiums.
Mr. Jones continued that building separations will be about 7.5 feet (3.75 feet from
each unit to the “property line”) - though they have eliminated the property lines by
switching to the detached condominium design.
Commissioner McPhail stated he did not have any problem with the changes, but
asked, since there is now no property line, who is responsible for maintaining the
area between the buildings.
Mr. Jones responded that everything still has the look and feel of detached singlefamily homes, with a fence in between the buildings, however these lots will be
classified as Common-Interest Subdivisions.
In these subdivisions, the
homeowners’ association owns the land, and each unit owner is responsible for their
own structure and has an exclusive-use agreement for the common areas. As with
most HOA’s, the CC&R’s on the property would require the unit owners to maintain

City of Santa Paula

Page 4

Regular Meeting

Packet Pg. 22

Attachment: 09-26 PC MINUTES final (1540 : Approval of Minutes for the September 26, 2017 Planning Commission Meeting)

RECOMMENDED ACTION:

the common-use areas between their respective units, and allow the HOA to step in
and perform any neglected maintenance and levy related fees against the negligent
homeowner.
Commissioner Bangs asked if any of these changes would result in cost or fee
changes to buyers.
Mr. Jones responded no, there would be no changes.
Commissioner Sommer stated had no comment, as this is merely a housekeeping
item.
Commissioner McPhail moved select Alternative No. 1, adopting Resolution No.
3769 recommending that the City Council approve Project No. 536-TR5990Amendment No. 1 for Vesting Tentative Tract Map No. 5990 allowing the creation of
four large residential lots and two lettered lots for streets, subject to the conditions of
approval. Commissioner Bangs seconded the motion. All were in favor and the
motion carried.
RESULT:
MOVER:
SECONDER:
AYES:

ADOPTED [UNANIMOUS]
W. Earl McPhail, Commissioner
Margaux Bangs, Commissioner
Sommer, Ikerd, Bangs, McPhail

B. 17-CDP-02 La Única Panadería Remodel/ABC Expansion
o Location: 313 E. Harvard Boulevard (APN: 101-0-213-335)
o Applicants: Agustin and Maria Farfan
o Zoning: (C-G) General Commercial
o General Plan Designation: Commercial
o Environmental: Staff has determined the project to be Categorically
Exempt from the California Environmental Quality Act (CEQA) Guidelines
per § 15301, Class 1 Existing Facility
o Staff Presentation: James Mason, Deputy Planning Director
A request for a Conditional Use Permit for expansion of an existing market
(La Única Panadería) with an existing type 20 alcohol license (off-site sale
of beer wine); and Design Review for property located at 313 E. Harvard
Boulevard. The General Plan land use designation for the property is
Commercial and the zoning district is General Commercial. This project is
Categorically Exempt from the California Environmental Quality Act (CEQA)
per § 15301, (Class 1, Existing Facility) of the CEQA Guidelines.
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Staff recommends that the Planning Commission select Alternative No. 1
and approve Conditional Use Permit No. 2017-CDP-02 subject to the
conditions of approval listed in the resolution.
Deputy Director Mason presented the item to the Commission.
Commissioner McPhail asked whether Condition No. 7K, prohibiting floor displays of
alcoholic beverages such as "beer mountains," is a state or city requirement, as he
sees such displays all over town and is concerned the applicant is being singled out.
Deputy Director Mason replied he would need to further research the answer, but he
believes the floor display prohibition is a City requirement that applies on a case-bycase basis unique to each license, and that La Unica has had that prohibition as part
of their particular ABC license for decades.
Ms. Philomena Scott, project representative from Lauterbach & Associates
Architects, stated the project is basically a tenant improvement that maintains and
improves the existing use. Coincidentally, she continued, the project architect and
the applicants are from the same region in Mexico and are excited to bring a shared
vision of that area of Michoacan to their new building facade in Santa Paula.
Ms. Rosie Hernandez, project architect from Lauterbach & Associates, stated the
project design features would indeed reflect Michoacán themes of red tile roofs,
ornamental arches, rafter tails, etc.
Mr. Noe Farfan, son of the project applicants who could not attend tonight’s meeting,
stated his family is very excited about the expansion and the benefits it will bring to
the community.
Commissioner McPhail moved select Alternative No. 1, approving Conditional Use
Permit No. 2017-CDP-02 subject to the conditions of approval listed in the
resolution. Commissioner Sommer seconded the motion. All were in favor and the
motion carried.
Chairman Ikerd closed the Public Hearing at 6:25 PM.
RESULT:
MOVER:
SECONDER:
AYES:


ADOPTED [UNANIMOUS]
W. Earl McPhail, Commissioner
Gail Ikerd, Chairman
Sommer, Ikerd, Bangs, McPhail

Close Public Hearing
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6.B.a

None.
9. CITY COMMUNICATIONS
A. Planning Department
Deputy Director Mason updated the Commissioners on the "major uptick" in
development activity within the City and throughout the county, reflecting a level of
financing comfort within the development community and multiple recession-stalled
projects finally coming online. The coming months, Deputy Director Mason stated,
would likely get even busier.
Deputy Director Mason continued that long-running projects like Sparkuhl Ranch
and Airpark are good examples of this revived development interest and activity.
Additionally, recently approved projects like the Palazzio Event Center and Roses &
Rivets Body Art, are at or near completion and are quite refreshing and impressive.
B. Planning Commission
None.
10. REQUEST FOR FUTURE AGENDA ITEMS
Any Planning Commissioner may make a motion only to place an item on a future
Agenda. Members may discuss whether or not the item should be placed on the agenda
and the description of the item. The motion is non-debatable. Placement of an item on a
future Agenda requires a majority vote. The Planning Director has discretion as to when
the item will be placed on the Agenda, unless otherwise directed by the Planning
Commission.
None.
11. ADJOURNMENT
Chairman Ikerd adjourned the meeting at 6:28 PM.
NOTICE: Actions by the Planning Commission on the above items cannot be appealed
to the City Council after 4:30 p.m. on October 6, 2017. Be advised that if you bring a
legal challenge to a Planning Commission decision, you may be limited to raising only
those issues you or someone else raised at the meeting or in written correspondence
delivered to the Planning Commission at or before the meeting.
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8. NEW BUSINESS

7.A

For the Regular Meeting of the Planning Commission on October 24, 2017
Agenda Item # 7.A

CITY OF SANTA PAULA
PLANNING COMMISSION MEMORANDUM

To:

Members of the Planning Commission

From:

N.D. Doberneck, Associate Planner

Subject:

15-CUP-03 Verizon Wireless/Trinity Lutheran Cell Tower @ Laurie Ln.

Date:

October 24, 2017

A request for a Conditional Use Permit to authorize Verizon Wireless to erect a new
289-sf (17-ft x 17-ft) wireless telecommunications facility, disguised as a 54-ft high
church steeple, in the front of the Trinity Lutheran Church. The General Plan land use
designation for the property is Commercial and the zoning district is General
Commercial (C-G).
This project is Categorically Exempt from the California
Environmental Quality Act (CEQA) per § 15303 [New Construction or Conversion of
Small Structures] of the CEQA Guidelines.
RECOMMENDED ACTION:
Staff recommends that the Planning Commission select Alternative No. 1,
approving a Conditional Use Permit for Verizon Wireless to erect a new 289-sf
(17-ft x 17-ft) wireless telecommunications facility, disguised as a 54-foot high
church steeple, in the front of the Trinity Lutheran Church, subject to the
conditions of approval listed in the resolution.
o
o
o
o
o
o

Location: 505 W. Harvard Blvd. (APN: 102-0-160-235)
Applicant: Verizon Wireless
Representative: Laura Katke, Network Real Estate
Zoning: C-G (General Commercial)
General Plan Designation: Commercial
Environmental: Staff has determined the project to be Categorically Exempt
from the California Environmental Quality Act (CEQA) per § 15303 (New
Construction or Conversion of Small Structures)

SUMMARY:
The applicant is requesting approval of a Conditional Use Permit for Verizon Wireless to
erect a new 289-sf (17-ft x 17-ft) wireless telecommunications facility, disguised as a 54foot high church steeple, in the front of the Trinity Lutheran Church, in the General
Commercial zoning district. As proposed, this project is Categorically Exempt from the
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California Environmental Quality Act (CEQA) per § 15303 [New Construction or
Conversion of Small Structures] of the CEQA Guidelines.
PROJECT DESCRIPTION:
The project is a request by the agent, Lisa Desmond, for the applicant, Verizon
Wireless, for a Conditional Use Permit to erect a new 289-sf (17-ft x 17-ft) wireless
telecommunications facility, disguised as a 54-foot high church steeple, in the front of
the Trinity Lutheran Church property at 505 W. Harvard Boulevard, Santa Paula, CA
93060. The proposed facility, called “Laurie Lane” by the Verizon company, would
provide improved 4G service for nearby Verizon subscribers.
The project incorporates a monopole shelter that will be disguised as a church steeple
design in an effort to camouflage the facility and provide a more visually appealing form
as seen from public viewpoints. The steeple design fully shields the monopole and
associated equipment from view, and is intended to appear as an architectural structure
in harmony with the existing church building. The brick base of the tower would match
the host church’s brick breezeway in size, pattern, and white color. The steeple’s midportion would be composed of white aluminum louvers, which allow for natural
ventilation, obviating any air conditioning equipment. A large Christian cross would be
included on the steeple’s south face. This cross would have back-lit illumination,
providing for a ‘halo’ effect around the cross. The proposed color of the ‘halo’ light is
unknown. The cross back-lighting is the sole outdoor illumination; additional uplighting
or lamps are neither proposed nor necessary. The upper portion of the steeple would
consist of four white RF-permeable panels with a slight texture. Each of the four panels
would host a small faux bull’s eye window as an architectural ornament. The crown of
the steeple would be a hip roof with a 9:12 pitch, slightly steeper the host church’s
existing roof pitch, and would have composition shingles matching the church.
Specifically the proposed lease area would enclose a three-sector monopole antenna
array (4-panel antennas per sector) for a total of twelve 8-ft panel antennas at 42-ft
height centerlines and a total monopole height of 50-ft. Other equipment includes 12radio units, 12-wireless backhaul units, and 2-surge units. Enclosed within the base of
the steeple would be a pair of telecom equipment cabinets, and, a 15-kW dieselpowered backup electrical generator. The generator is not expected to be operational
except in the event of a power failure, although it would typically run for 15-minutes
once a month, during mid-day on a weekday, for test and maintenance purposes. The
proposed telecommunications facility will continue to be accessed from the existing
drive aisle and parking lot.
Tree removal is neither proposed nor necessary. Power connections to the facility
would require trenching through the parking lot to connect to an existing power pole
about 165-ft to the northwest, along Steckel Drive. The trench line has been routed to
avoid the driplines of the existing mature fig trees on-site. Should the construction crew
encounter roots, they will hand dig around the roots to minimize root damage.
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The proposed project property is at 505 W. Harvard Boulevard, Santa Paula, CA 93060,
designated as a Commercial land use in the General Plan (1998), and located in a
General Commercial (C-G) zoning district.
Land Use, Zoning, and General Plan designations for the subject property and
surrounding properties are:
SUMMARY OF GENERAL PLAN, ZONING & LAND USE
General Plan

Zoning

Land Use

Project
Site

Commercial

General Commercial (C-G)

Lutheran church

North

Medium-High
Density Residential

Medium-High Density Residential
(R-3)

12-unit apartment
complex

South

Open Space Parks & Recreation

Open Space – Parks &
Recreation (OPR)

Teague Park

East

Commercial

General Commercial (C-G)

Vehicle service
station
H & H Auto
Electric & Repair

East

Single-Family
Residential

Single-Family Residential (R-1)

Single-family
residential

West

Commercial

General Commercial (C-G)

Santa Paula
Shopping Center

ISSUE SUMMARY:
Scope
The proposal is for the development of an unmanned telecommunications facility in front
of an existing church building. The sole construction activity at the church would be the
removal of the existing wooden Christian cross, to be replaced by a new cross on the
proposed faux steeple. Other church improvements such as painting, reroofing,
landscaping, etc, are not a part of this development proposal.
Categorization
The proposed wireless telecommunications tower and equipment is categorized as a
Major Facility. Per Santa Paula Municipal Code (SPMC) § 16.50.050 Regulations for
Both Major and Minor Wireless Communications Facilities, Major Facilities are
conditionally permitted in General Commercial (C-G) zoning districts.
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SPMC § 16.50.020 Definitions.
MAJOR FACILITY means a wireless communications facility that is either ground
mounted or roof mounted; provided that the roof mounted facility is not screened on all
four sides by solid material that is architecturally compatible with the surrounding land
uses or exceeds the maximum height of the applicable zoning district in which the major
facility is located.
Land Use
The proposed Verizon telecommunications facility would be for the installation of an
unstaffed telecommunications facility in the front of the Trinity Lutheran Church on
property zoned General Commercial (C-G).
Telecommunications facilities are allowed in this zone district by Conditional Use
Permits pursuant to both SPMC § 16.15.020 Land Use and Permit Requirements, Table
15-1 Permitted and Conditional Uses - Commercial Zones and SPMC § 16.50.050
Regulations for Both Major and Minor Wireless Communications Facilities.
Setbacks
Per SPMC § 16.50.120(D)(1) Additional Design Requirements, a Major Facility should
not be located within 200-feet of any property containing a residential use. This 200-ft
setback criterion has been vetted by the Legal Department and is interpreted to apply
only to residential uses as defined by a Residential zoning designation. The proposed
telecommunications facility location is in excess of 200-feet from the nearest Residential
zoning designation. Thus the proposed location meets the setback requirement from
residential uses.
Additionally, per SPMC § 16.50.120(D)(2) Additional Design Requirements, specifies a
500-ft distance between siting of Major Facilities. From the proposed Verizon “Laurie
Lane” site, the nearest Major Facility is 3,907-feet (0.74-mi) distant; the T-Mobile
monopine at 800 Corporation Street. Thus, the proposed facility complies with SPMC §
16.50.120(D)(2).
Furthermore, per SPMC § 16.50.120(H) Additional Design Requirements, no part of a
ground mounted facility should be located in any required setback. The proposed
Verizon “Laurie Lane” facility would be 56-ft from the property line. Within the C-G
zone, the street side setback is 10-ft. Thus the proposed facility complies with SPMC §
16.50.120(H).
Aesthetics
The project incorporates a faux church steeple design in an effort to camouflage the
facility and provide a more visually appealing form as seen from public viewpoints. This
design is compatible with the area as it incorporates the architectural parti of the
existing Lutheran church. The Design Review Committee reviewed the project’s
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technical drawings (including plans, elevations and photosimulations). The Design
Review Committee concurred with the applicant that the church steeple was the best
architectural form to disguise the monopole and equipment. Furthermore, two
Conditions of Approval specify the design requirements for best achieving the faux
church steeple design.
Height
The proposed new telecommunications facility would consist of a 54-foot high monopole
tower designed to resemble a church steeple. The existing Lutheran church has a
maximum height of 18½-ft along the ridgeline of the gabled roof.
Per SPMC § 16.15.030 Development Standards, Table 15-2 Development Standards Commercial Zones, the maximum building height in C-G zones is “3 stories or 45-ft (d)”,
where footnote (d) reads “Additional building height or stories may be approved through
Conditional Use Permit review and approval. However, in no case will a building
exceed 4 stories or 50 feet in the C-G zone, and 8 stories or 100 feet in the C-H zone.”
Thus, as proposed, the faux steeple would seemingly exceed the zoning districts 50-ft
height limit by 4-ft.
However, SPMC Chapter 16.50 Antennas and Wireless
Telecommunication Facilities, § 16.50.120 Additional Design Requirements provides
allowances for Major Facilities to exceed the zoning district’s height limit.
SPMC § 16.50.120 Additional Design Requirements
C. Height requirements. Notwithstanding any other provision in the Santa Paula
Municipal Code, no major facility may exceed the maximum building height for the
applicable zoning district in which the facility is proposed to be located, nor may a
roof mounted facility exceed the height of the structure on which it is mounted by
more than the minimum amount necessary for operation and safety, not to exceed
15 feet. Any application for a permit exceeding these height limits may not be
approved unless:
(1) The applicant demonstrates that exceeding the height limitation is reasonably
necessary for operation of the facility; or
(2) The facility is colocated, or contains adequate space suitable for future
colocation, and the excess in height is reasonably necessary to the proposed
shared use.
Inside the 54-foot tall faux steeple is the 50-foot tall monopole structure. The uppermost
4-feet are solely the faux steeple’s hip roof. The original design proposal did call for a
50-ft tall flat-top steeple, but this design option was rejected by the Design Review
Committee as being too boxy and lacking architectural synergy with the associated
church. The current design includes an elevated hip roof that provides a visually
appealing crown tapering which is better aligned with the traditional form and profile of a
church steeple. The proposed 54-ft faux steeple is three-times the height of the 18½-ft
church. This 3:1 ratio is considered aesthetically acceptable due to the narrow, obelisk
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form of the proposed faux steeple, and, numerous examples of tall and narrow shaped
authentic steeples that are much taller than the associated church.
Furthermore, by maintaining the maximum 50-foot tall monopole, the facility can offer a
second carrier at 36½-ft height, and thus the monopole could accommodate a future
collocation with another wireless carrier. Any future collocation would require a
separate Conditional Use Permit.
Thus the wireless facility’s 50-ft monopole achieves the 50-ft height limit for the zoning
district. Maximizing the height of the monopole increases the viability of the facility’s
shared use with another wireless carrier. The uppermost 4-feet beyond the height limit
is solely an architectural element intended to improve the visual appearance of the
steeple and this 4-ft height allowance can be supported through the Conditional Use
Permit process.
Noise
The noise regulations applicable to this project are contained within the City of Santa
Paula Municipal Code, which specifies noise limits based on the land use of the
properties in question. The subject property is a religious facility. Parcels located to the
north and east (across Steckel Drive) of the subject parcel are residential uses. The
property immediately to the west of the project site is a commercial use. The
neighboring property to the south (across Harvard Boulevard) is a public park.
The City of Santa Paula Municipal Code, § 93.21, provides exterior noise standards
based on land use. The exterior noise standard for residential uses is 65-dBA between
the hours of 7 a.m. to 10 p.m., and 60-dBA between the hours of 10 p.m. to 7 a.m. The
noise limit at commercial properties is 70-dBA at all times of day. Noise limits are not
specified for park uses, and for this reason, it is assumed that the daytime limit for
residential use would apply. As all equipment may be operational during nighttime
hours in the event of an emergency, the nighttime noise limit should be met at all
surrounding residential property lines.
The future noise environment in the vicinity of the project site would be primarily a result
of the same ambient noise sources, as well as the noise generated by the proposed
equipment at the Verizon facility. Noise-producing equipment associated with the
proposed Verizon facility includes two MCE equipment cabinets and a 15-kW “Polar
Power” emergency backup generator. Verizon has specified that the maximum noise
levels generated by these cabinets will be no greater than 65-dBA at five-feet from the
cabinet.
The proposed project includes the 15-kW diesel-powered backup electrical generator to
provide electrical power in the event of a utility connection failure. The proposed
emergency generator would be located within the base of the proposed church steeple.
Noise levels for the proposed “Polar Power” 15-kW generator were provided by the
manufacturer in the form of noise levels measured at 23-feet from the generator.
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As detailed in the Noise Impact Analysis report (by Eilar Associates, Inc., Acoustical &
Environmental Consulting, dated February 2, 2017) at the proposed equipment room
within the tower structure, the proposed Verizon equipment noise levels are expected to
comply with the applicable daytime and nighttime noise limits of the City of Santa Paula
at all surrounding properties as currently designed. Any other noise-sensitive receivers
are located at a greater distance from proposed equipment and therefore would receive
additional noise reduction from distance attenuation and shielding from intervening
structures. For this reason, no mitigation is necessary for attenuating exterior noise
levels from Verizon equipment operation on site as the proposed facility would be
compatible with the City’s noise policies.
CALCULATED WIRELESS FACILITY NOISE IMPACT LEVELS
Receiver Location

Approximate
Distance to
Equipment (ft)

Noise Limit
(dBA)

Equipment
Noise Level
(dBA)

North Property Line

235

60

32.8

South Property Line
(across Harvard Blvd.)

147

65

46.8

East Property Line
(across Steckel Dr.)

223

60

41.3

West Property Line

105

70

50.6

Health & Safety
As part of the permit application, the applicant provided a Radio Frequency
Electromagnetic (RF-EME) Compliance report prepared by William F. Hammett, P.E., of
Hammett & Edison, Inc., Consulting Engineers, dated January 9, 2017. This report
conducted simulation modeling to estimate the worst-case power density from the
Verizon antennas in order to calculate the potential maximum public exposure limit at
this location and to ensure that site control measures are adequate to meet FCC and
OSHA requirements, as well as Verizon’s corporate radiofrequency safety policies. The
report modeled the emissions of the Verizon facility on the property and concludes that
for a person anywhere at ground level, the maximum radiofrequency exposure level due
to the proposed Verizon operation is calculated to be below the maximum permissible
exposure for general population/uncontrolled environments in accessible areas.
Specifically, for a person anywhere at ground, the maximum RF exposure level due to
the proposed Verizon operation is calculated to be 0.0058 mW/cm2, which is 5.9% of
the applicable public exposure limit. The maximum calculated level at the second-floor

Packet Pg. 32

7.A

For the Regular Meeting of the Planning Commission on October 24, 2017
Agenda Item # 7.A
elevation of any nearby (235-ft away) building to the north is 3.4% of the public
exposure limit.
Also, the Fire Department would require the installation of automated fire sprinklers
within the faux steeple.
NEARBY TELECOM FACILITIES:
The applicant’s wireless needs justification report indicates that the proposed location
was selected for practical concerns related to land use zoning, ability to install a
disguised architectural facility, a receptive landowner, and Verizon Wireless engineering
assessments of locations that could offload wireless capacity from other Verizon
facilities. The proposed “Laurie Lane” facility would provide improved 4G service for
nearby Verizon subscribers. According to the Verizon “Project Narrative”, dated
February 17, 2017, “Verizon’s proposed facility addresses a significant gap in coverage
to this particular area of Santa Paula. The existing “Peppertree” wireless site is
currently overloaded, resulting in weak and unreliable coverage for residents and
business owners in this area, especially along the along the Harvard Blvd/Telegraph
Rd. corridor.”
Additionally, per SPMC § 16.50.060(E) Application Requirements and Procedures, as
part of the standard CUP process for Major Facilities, each application must contain a
narrative and map that discloses the exact location and nature of any and all existing
facilities that are owned, operated or used by the applicant within the City of Santa
Paula, or within five miles of its geographic borders, as well as any proposed or planned
sites that may reasonably be known to the applicant at the time the application is made
With information provided by the applicant and other resources, staff has tabulated all
known telecommunication Major Facilities within five-miles of the City limits. Refer to
the attached Table of known Major Facilities which tabulates the 23 known Major
Facilities. From the proposed Verizon “Laurie Lane” site, the nearest Major Facility is
3,907-feet (0.74-mi) distant; the T-Mobile monopine at 800 Corporation Street, Santa
Paula, while the furthest measured Major Facility is 34,616-ft (6.6-mi) distant; the
Verizon ‘’Aquinas’ monopine at 13675 Ojai Road.
FEDERAL TELECOMMUNICATIONS ACT LIMITATIONS:
The Federal Telecommunications Act of 1996 amended the Communications Act of
1934 to establish federal regulatory authority over the deployment of
telecommunications facilities across the nation. The Federal Act sets health and safety
emissions thresholds and specifically restricts the regulatory treatment of
telecommunications facilities by local agencies (i.e. cities and counties) in that regard.
The Federal Telecommunications Act preempts local authorities from prohibiting any
telecommunications service, stating “No State or local statute or regulation, or other
State or local legal requirement, may prohibit or have the effect of prohibiting the ability
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of any entity to provide any interstate or intrastate telecommunications service.” (47
U.S.C.A. § 253 (a).)
However, the Federal Telecommunications Act acknowledges that although local
authorities may not prohibit telecommunications facilities, their general local zoning
authority is preserved “over decisions regarding placement, construction, and
modification of personal wireless service facilities,”(47 U.S.C.A. § 332 (c)(7)) within
certain limitations.
Although the City can influence siting and design of personal wireless service facilities,
there are limitations as to the City’s authority to regulate such facilities. Specifically, the
purview of local agencies to apply zoning requirements is limited by the Federal
Telecommunications Act as follows:
“LIMITATIONS.-(i) The regulation of the placement, construction, and modification of personal wireless
service facilities by any State or local government or instrumentality thereof-(I) shall not unreasonably discriminate among providers of functionally equivalent
services; and
(II) shall not prohibit or have the effect of prohibiting the provision of personal wireless
services.
(ii) A State or local government or instrumentality thereof shall act on any request for
authorization to place, construct, or modify personal wireless service facilities within a
reasonable period of time after the request is duly filed with such government or
instrumentality, taking into account the nature and scope of such request.
(iii) Any decision by a State or local government or instrumentality thereof to deny a
request to place, construct, or modify personal wireless service facilities shall be in
writing and supported by substantial evidence contained in a written record.
(iv) No State or local government or instrumentality thereof may regulate the placement,
construction, and modification of personal wireless service facilities on the basis of the
environmental effects of radio frequency emissions to the extent that such facilities
comply with the Commission's regulations concerning such emissions.”(47 U.S.C.A. §
332 (c)(7)(B).)
Denying a carrier the ability to provide full coverage may constitute a “prohibition” of
wireless services with respect to the Federal Telecommunications Act limitations. In the
MetroPCS Inc. v. City & County of San Francisco case in 2005 ((9th Cir. 2005) 400 F.3d
715), the Ninth Circuit determined that “[A] locality can run afoul of the
Telecommunications Act ‘effective prohibition’ clause if it prevents a wireless provider
from closing a ‘significant gap’ in service coverage.” (Id. at 731.) Should a local agency
deny a facility, and the applicant (carrier) challenges the denial in court, the applicant
must show that they 1) are prevented from filling a significant gap in their own service
coverage; and 2) their proposed way to fill that significant gap is the “least intrusive
means.” (Id. at 734.) If the applicant makes the above showing, the City, not the
carrier, must then show “some potentially available and technologically feasible
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alternative[ sites]” that “close the gap” in coverage.
Anacortes (9th Cir. 2009) 572 F.2d 987, 998-999.)

(T-Mobile USA, Inc. v. City of

ANALYSIS:
General Plan & Zoning
Overall the project 2015-CUP-03 Verizon Wireless “Laurie Lane” would be consistent
with the General Plan (1998). The subject property is designated as a Commercial land
use in the General Plan (1998), and in a General Commercial (C-G) zoning district. The
zoning district is consistent with the corresponding General Plan land use designation.
The Project as a whole is consistent with the underlying General Plan land use
designation and promotes the objectives, policies, and goals in the City’s General Plan
including:


Land Use Element, Population: Objective 1(e)
(The City should include General Plan policies to provide incentives for
developing projects that enhance the City's ability to provide services to current
and future populations.);



Land Use Element, Urban Form and Design: Policy 5.c.c
(Provide for distinctive and compatible residential neighborhoods and commercial
and industrial districts. (IM 48, 49, 50, 51, 52, 53, 54, 55, 56))



Land Use Element, Land Use Compatibility: Goal 6.5
(Development should mitigate undue generation of noise and light.)



Land Use Element, Infrastructure: Goal 8.1
(New infrastructure should be sized to support the projected population growth of
the community.)



Land Use Element, Infrastructure: Goal 8.2
(The orderly continuation, upgrading and expansion of utility services should
meet community needs and accommodate new technologies. (Utilities: electricity,
telephone, cable TV, gas, water, sewer, petroleum, solid waste, and street
lights.)



Land Use Element, Infrastructure: Objective 8(g)
(Utility systems should continue to be constructed, maintained, and operated in
accordance with all state and federal safety and environmental standards.)



Noise Element, General Goals: Goal 1.3
(The City of Santa Paula should consider the noise environment as part of land
use planning.)
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Safety Element, Fire Protection: Goal 4.3
(Development should incorporate designs, systems and practices for fire safety,
prevention and suppression.)



Safety Element, Other Public Safety Hazards: Policy 8.f.f
(State or Federal electric or magnetic exposure levels and setback, if
established, are to be followed. (IM 76))

In summary, the Project complies with the General Plan and encourages the expansion
of commercial land uses to ensure continued economic viability of commercial areas,
and, the expansion of private communication utilities
REQUIRED FINDINGS:
Development Code
Conditional Use Permit
The Santa Paula Development Code § 16.15.020 Land Use and Permit Requirements,
Table 15-1 Permitted and Conditional Uses - Commercial Zones, in General
Commercial zones, Antenna, Wireless Communications land uses are allowed with a
Conditional Use Permit, and, Table 15-1 also indicates (asterisk footnote) that “Special
use conditions and/or development standards apply”.
Development Code – Findings for Conditional Use Permit
Per SPMC § 16.218.040 Conditional Use Permits, Required Findings, the Planning
Commission may approve and/or modify a Conditional Use Permit in whole or in part,
with or without conditions, provided that all of the following findings of fact are made:
1) The proposed use at the particular location is necessary or desirable to
provide a service or facilities that will contribute to the general
convenience or welfare of the neighborhood or the community;
Consistent. The proposed new wireless telecommunication Major Facility service
contributes to the general convenience of the community by expanding the
cellular network coverage of Verizon subscribers for residents and travelers to
Santa Paula.
2) The characteristics of the proposed use are not unreasonably incompatible
with the types of use permitted in the surrounding areas;
Consistent. The proposed Verizon “Laurie Lane” facility complies with the
setback criteria for residential uses and other Major Facilities. This type of Major
Facility is allowable in C-G zoning districts with an approved Conditional Use
Permit.
The proposed facility complies with the applicable policies and
provisions of the Santa Paula Municipal Code, Chapter 16 Development Code,
including land use, setbacks, aesthetics, height, noise, and health and safety.
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The characteristics of the proposed project are neither unreasonably
incompatible with the types of uses permitted at the project site nor the
surrounding commercial, residential, and recreational open space zoned areas.
3) The proposed use is consistent with the objectives, policies, general land
uses, and programs of the Santa Paula General Plan; and
Consistent. The proposed Verizon “Laurie Lane” Major Facility is consistent with
the goals, policies, and objectives of the General Plan, as described above in the
“Analysis: General Plan consistency”, including all the referenced General Plan
goals, policies, and objectives.
4) The proposed use will not, under the circumstances of the particular case
be detrimental to the health, safety, or general welfare of persons residing
or working in the vicinity or injurious to property or improvements in the
vicinity.
Consistent. The proposed use will not be detrimental to the health, safety, or
general welfare because as conditioned, the project will comply with all current
Planning, Building & Safety, Public Works, Fire, Police and Development Code
requirements.
Wireless Communications Facilities Findings
The Santa Paula Development Code § 16.50.090 Required Findings for all Wireless
Facilities specifies six mandatory findings for approval of a Major Facility.
(A) Wireless communications facilities findings. In addition to the required findings for
Conditional Use Permits contained in § 16.218.040 of the City of Santa Paula Municipal
Code, the following findings are required for every major and minor Conditional Use
Permit (CUP) for wireless communications facilities:
1) That the proposed facility will not create any significant blockage to public
views;
Consistent. The subject property is within an urban setting along the primary
commercial corridor of Harvard Boulevard, on a relatively flat portion of the City.
The proposed 50-foot height faux steeple would appear as another architectural
structure in an urbanized area. The proposed structure complies with the
required setbacks and thus avoids blockage of views from drivers along Harvard
Boulevard and Steckel Road.
The proposed faux steeple would be visible from much of the nearby area,
especially for travelers along Harvard Boulevard and users of Teague Park, to
the south. Further away the faux steeple would be partially obscured by the
buildings and trees of the urban environment.
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From the subject site, there are no formally defined scenic vistas. However, as
noted in the General Plan (1998), the City’s location in a valley means the visual
backdrop to the south is the ridgeline of South Mountain and on the north the
ridgeline of Sulphur Mountain and Topa Topa Mountain. These ridgelines
dominate the viewsheds from the City to the south and north. Due to its narrow
silhouette, the proposed faux steeple will not create any significant blockage to
public views.
2) That the proposed facility will be an enhancement to the city due to its
ability to provide additional communication capabilities;
Consistent. The applicant, Verizon Wireless, has provided a Project Narrative
which describes the technical strain on the existing Verizon cellular network in
the Santa Paula area, excerpted below. Additionally Verizon Wireless has
provided a Coverage Map Diagram showcasing the modeled improvement in
signal strength and coverage areas. Both the written needs assessment and
thematic maps are typical evidence submitted by wireless carriers to justify new
facilities. Staff has reviewed these documents and deemed them sufficient
evidence of enhancement to the City due to its ability to provide additional
communication capabilities.
3) That the proposed facility will be aesthetically integrated into its
surrounding land uses;
Consistent. The development proposal is for Verizon Wireless to erect a new
289-sf (17-ft x 17-ft) wireless telecommunications facility, disguised as a 54-foot
high church steeple, in the front of the Trinity Lutheran Church.
It is important to note that while the proposed project is a wireless
telecommunications tower disguised as a church steeple, ostensibly, this project
will primarily be perceived by the public as an architectural structure. Steeples
are common architectural features of churches. As noted in the Project
Description, the proposed faux steeple design fully shields the monopole and
associated equipment from view, and is intended to appear as an architectural
structure in harmony with the existing church building. The steeple tower would
incorporate similar colors, materials, finishes and roof proportions of the church.
Overall the faux steeple would be aesthetically integrated into its surrounding
land uses.
4) That the proposed facility will comply with FCC regulations regarding
interference with the reception or transmission of other wireless service
signals within the city and surrounding community;
Consistent. The applicant, Verizon Wireless, has provided a Project Narrative
which specifies that “Verizon Wireless’ “Laurie Lane” site will comply with all FCC
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regulations regarding interference with the reception or transmission of other
wireless facilities within the city and surrounding community. It will operate in
compliance with all applicable Federal regulations, including safety.”
Furthermore, as a Condition of Approval, a post-installation testing of the RF
exposure levels would be conducted to ensure that the actual operations of the
site are in compliance with the applicable FCC power density limits for general
public exposure.
The proposed facility will comply with FCC regulations regarding interference
with the reception or transmission of other wireless service signals within the city
and surrounding community.
5) That the proposed facility will operate in compliance with all other
applicable Federal regulations for such facilities, including safety
regulations;
Consistent. As noted earlier in the Issue Summary, the applicant provided a
Radio Frequency Electromagnetic (RF-EME) Compliance report prepared by
William F. Hammett, P.E., of Hammett & Edison, Inc., Consulting Engineers,
dated January 9, 2017. This report conducted simulation modeling to estimate
the worst-case power density from the Verizon antennas in order to calculate the
potential maximum public exposure limit at this location and to ensure that site
control measures are adequate to meet FCC and OSHA requirements, as well as
Verizon’s corporate radiofrequency safety policies. The report modeled the
emissions of the Verizon facility on the property and concludes that for a person
anywhere at ground level, the maximum radiofrequency exposure level due to
the proposed Verizon operation is calculated to be below the maximum
permissible exposure for general population/uncontrolled environments in
accessible areas.
Per FCC and OSHA requirements, mandatory exterior warning signs will be
installed alerting authorized maintenance technicians of the required safety
protocol when accessing the inside of the faux steeple. These signs will also
serve as an alert to the general public in the nearby vicinity that the faux steeple
houses a wireless telecommunications facility.
Furthermore, as a Condition of Approval, a post-installation testing of the RF
exposure levels would be conducted to ensure that the actual operations of the
site are in compliance with the applicable FCC power density limits for general
public exposure.
Overall, the proposed facility will operate in compliance with all other applicable
Federal regulations for such facilities, including safety regulations.
6) That the public need for the use of the facility has been documented.
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Consistent. The applicant, Verizon Wireless, has provided a Project Narrative
which describes the technical strain on the existing Verizon cellular network in
the Santa Paula area, excerpted below. Additionally Verizon Wireless has
provided a Coverage Map Diagram showcasing the modeled improvement in
signal strength and coverage areas. Both the written needs assessment and
thematic maps are typical evidence submitted by wireless carriers to justify new
facilities. Staff has reviewed these documents and deemed them sufficient
evidence of enhancement to the City due to its ability to provide additional
communication capabilities.
ENVIRONMENTAL REVIEW:
Projects requiring any discretionary approvals may be subject to environmental review
under CEQA unless otherwise exempt, pursuant to Public Resources Code § 21080(a)
of CEQA, and § 15002(i) of the State CEQA Guidelines.
For the current Project No. 2015-CUP-03, based upon review of the policies and
objectives of the General Plan, the SPMC requirements, and other City policies, staff
determined that the proposed Project is Categorically Exempt from the requirements of
CEQA, the Santa Paula Guidelines and CEQA Guidelines, § 15303 [New Construction
or Conversion of Small Structures] of the Guidelines for Implementation of the California
Environmental Quality Act (CEQA).
§ 15303 exempts construction and location of limited numbers of new, small facilities or
structures, and, installation of small new equipment and facilities in small structures.
PUBLIC NOTIFICATION:
A notice of public hearing was published in the Santa Paula Times in compliance with
state law. Also, in compliance with the City’s Zoning Ordinance, all property owners
within a 300-foot radius of the project site, were mailed notifications of the public
hearing. As required by Resolution No. 3404 of the City Council, the project site was
also posted with a sign at least eleven (11) days prior to the hearing.
Additionally, per the Planning Department’s request, the Applicant has voluntarily
installed a 9-sf (3-ft x 3-ft) graphic sign to illustrate the development proposal. This sign
contained a single photosimulation image of the faux steeple. The intent of the graphic
sign was to visually showcase the project and enhance the public’s understanding of the
proposed development project.
ALTERNATIVES:
The following alternatives are available to the Planning Commission:
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1. Adopt Resolution No. 3770 approving a Conditional Use Permit for Verizon
Wireless to erect a new 289-sf (17-ft x 17-ft) wireless telecommunications facility,
disguised as a 54-ft high church steeple, in the front of the Trinity Lutheran
Church at 505 W. Harvard Boulevard subject to the conditions of approval.
2. Continue the hearing in order to obtain further information or for the applicant to
make any requested revisions to the project.
3. Deny the applicant’s request and direct staff to prepare a Resolution of Denial.
STAFF RECOMMENDATION:
Staff recommends that the Planning Commission select Alternative No. 1, approving a
Conditional Use Permit for Verizon Wireless to erect a new 289-sf (17-ft x 17-ft) wireless
telecommunications facility, disguised as a 54-foot high church steeple, in the front of
the Trinity Lutheran Church, subject to the conditions of approval listed in the resolution.

ATTACHMENTS:
A - Resolution No. 3770 & Conditions of Approval
B - Photosimulations & Vicinity Map
C - Existing Cell Tower Locations
D - Setback 200-ft from Residential Zones
E - Verizon Coverage Diagrams & EMF Analysis
F - Technical Drawings & Colors-Materials-Finishes
G - Site Photos
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RESOLUTION NO. 3770
A RESOLUTION OF THE SANTA PAULA PLANNING COMMISSION
RECOMENDING APPROVAL OF A CONDITIONAL USE PERMIT TO CONSIDER
A PROPOSAL FOR VERIZON WIRELESS TO ERECT A NEW 289-SF (17-ft x 17ft) WIRELESS TELECOMMUNICATIONS FACILITY, DISGUISED AS A 54-FOOT
HIGH CHURCH STEEPLE, IN THE FRONT OF THE TRINITY LUTHERAN
CHURCH LOCATED AT
505 W. HARVARD BOULEVARD (APN: 102-0-160-235)
PROJECT NO. 2015-CUP-03
The Planning Commission of the City of Santa Paula does resolve as follows:

SECTION 1:

The Planning Commission finds and declares that:

A.

On September 14, 2015, Verizon Wireless (the Applicant) filed an application
for a Conditional Use Permit (Project No. 2015-CUP-03) to erect a new 289sf (17-ft x 17-ft) wireless telecommunications facility, disguised as a 54-foot
high church steeple.

B.

The subject property, at 505 W. Harvard Boulevard, is designated as a
Commercial land use in the General Plan (1998), and located in a General
Commercial (C-G) zoning district.

C.

Telecommunications facilities are allowed in General Commercial zone
districts by Conditional Use Permits pursuant to both SPMC § 16.15.020
Land Use and Permit Requirements, Table 15-1 Permitted and Conditional
Uses - Commercial Zones and SPMC § 16.50.050 Regulations for Both
Major and Minor Wireless Communications Facilities. Accordingly, the
proposed Verizon Wireless “Laurie Lane” Major Facility requires a
Conditional Use Permit, which is the purview of the Planning Commission.

D.

The Project was reviewed by City’s Planning Department for, in part,
consistency with the General Plan and conformity with the Santa Paula
Municipal Code;

E.

The City Planning Department reviewed the project’s environmental impacts
under the California Environmental Quality Act (Public Resources Code §§
21000, et seq., “CEQA”), the regulations promulgated there under (14 Cal.
Code of Regulations §§15000, et seq., the “CEQA Guidelines”), and the
City’s Environmental Guidelines (“Santa Paula Guidelines”; CEQA, CEQA
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Guidelines and Santa Paula Guidelines collectively referred to as “CEQA
Regulations”);
F.

The Planning Department completed its review and scheduled a public
hearing regarding the application before this Commission for October 24,
2017;

G.

On October 24, 2017 the Commission opened a public hearing to receive
public testimony and other evidence regarding the application including
without limitation, information provided to the Commission by the Applicant;

H.

The Commission considered the information provided by City staff, public
testimony, and the Applicant’s representative. This Resolution, and its
findings, are made based upon the evidence presented to the Commission at
its October 24, 2017 hearing including, without limitation, the staff report
submitted by the Planning Department.

SECTION 2:

Factual Findings. Pursuant to SPMC § 16.218 Conditional Use
Permits and SPMC § 16.50.050 Regulations for Both Major and Minor Wireless
Communications Facilities, the Planning Commission finds that the following facts exist:
A. The Applicant proposes to erect a new 289-sf (17-ft x 17-ft) wireless
telecommunications facility, disguised as a 54-foot high church steeple, in the
front of the Trinity Lutheran Church, located at 505 W. Harvard Boulevard, Santa
Paula, CA 93060, on a 1.53-ac (66,647-sf) parcel, listed as Assessor’s Parcel
Number 102-0-160-235, which is legally described in the application (the
"Property").
B. The proposed business activities would include receipt and transmission of radio
waves in support of Verizon Wireless’ cellular network. The facility would be
unmanned and operate continuously, 24/7, excepting brief hiatuses for repairs
and maintenance.
C. The Santa Paula General Plan (1998) land use designation for the Property is a
Commercial land use which provides services for the entire community and will
accommodate specialized uses which serve the City at large. This Commercial
land use provides a range of goods and services at a concentrated scale.
D. The subject property is within a General Commercial (C-G) zoning district. The
General Commercial (C-G) zone accommodates a broad range of retail and
wholesale commercial enterprises, service uses, entertainment uses, offices and
other businesses that serve both local and regional customer bases.
E. The Project would be in compliance with all applicable development standards
and be constructed in accordance with building code requirements for
freestanding structures and specialty telecommunications equipment.
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F. The applicant, Verizon Wireless, proposes to erect a new 289-sf (17-ft x 17-ft)
wireless telecommunications facility, disguised as a 54-foot high church
steeple, in the front of the Trinity Lutheran Church property and the request is
to authorize a Conditional Use Permit to effectuate this proposal.
G. The proposed 289-sf wireless telecommunications facility, disguised as a 54-foot
high church steeple is consistent with the uses allowed on the property and is
not anticipated to result in any significant level of damage or nuisance from
noise, glare, smoke, odors, fumes, dust, or vibration. Additionally, the potential
for hazards to persons or property from explosion, contamination or fire is
considered to be of relatively low risk. The Fire Department has reviewed the
Project for fire safety purposes and has not identified a significant risk posed by
the Project.
H. Adherence with the recommended Conditions of Approval, included herein, will
ensure that the proposed Project will avoid health and safety risks to persons
and/or property in the Project vicinity.

SECTION 3:

General Plan and Zoning. The proposed Project conforms to the
City's General Plan and to Title 16 of the SPMC as follows:
A. The Santa Paula General Plan (1998) land use designation for the Property is a
Commercial land use which provides services for the entire community and will
accommodate specialized uses which serve the City at large. This Commercial
land use provides a range of goods and services at a concentrated scale.
B. The current zoning of the project site is a General Commercial (C-G) zoning
district; which is consistent with the proposed use and General Plan land use
designation of the site.
C. Pursuant to SPMC § 16.15.010 Purpose and Intent, the General Commercial (CG) Zone is one of five commercial zones established to preserve and enhance
areas throughout the city for a variety of commercial business activities that
contribute to the community's economic well-being.
The C-G zone
accommodates a broad range of retail and wholesale commercial enterprises,
service uses, entertainment uses, offices and other businesses that serve both
local and regional customer bases.
D. Per SPMC § 16.15.020 Land Use and Permit Requirements, Table 15-1
Permitted and Conditional Uses - Commercial Zones , telecommunications
facilities are allowed in this zone district by Conditional Use Permits.
E. Per SPMC § 16.50.050 Regulations for Both Major and Minor Wireless
Communications Facilities, Major Facilities require a Conditional Use Permit.
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F. Per SPMC § 16.200.030 Review Bodies Established, Table 200-1 Hearing
Bodies and Responsibilities, the Planning Commission has the authority to
approve or deny a Conditional Use Permit.

SECTION 5:

Development Code.
Conditional Use Permit.
Per SPMC §
16.218.040 Conditional Use Permits, Required Findings, the Planning Commission may
approve and/or modify a Conditional Use Permit in whole or in part, with or without
conditions. The Planning Commission makes the following findings:
1. The proposed use at the particular location is necessary or desirable to
provide a service or facilities that will contribute to the general convenience
or welfare of the neighborhood or the community;
Consistent. The proposed new wireless telecommunication Major Facility service
contributes to the general convenience of the community by expanding the celluar
network coverage of Verizon subscribers for residents and travelers to Santa Paula.
2. The characteristics of the proposed use are not unreasonably incompatible
with the types of use permitted in the surrounding areas;
Consistent. The proposed Verizon “Laurie Lane” facility complies with the setback
criteria for residential uses and other Major Facilities. This type of Major Facility is
allowable in C-G zoning districts with an approved Conditional Use Permit. The
proposed facility complies with the applicable policies and provisions of the Santa
Paula Municipal Code, Chapter 16 Development Code, including land use,
setbacks, aesthetics, height, noise, and health and safety. The characteristics of
the proposed project are neither unreasonably incompatible with the types of uses
permitted at the project site nor the surrounding commercial, residential, and
recreational open space zoned areas.
3. The proposed use is consistent with the objectives, policies, general land
uses, and programs of the Santa Paula General Plan; and
Consistent. The proposed Verizon “Laurie Lane” Major Facility is consistent with
the goals, policies, and objectives of the General Plan, as descried above in the
“Analysis: General Plan consistency”, including all the referenced General Plan
goals, policies, and objectives.
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4. The proposed use will not, under the circumstances of the particular case be
detrimental to the health, safety, or general welfare of persons residing or
working in the vicinity or injurious to property or improvements in the vicinity.
Consistent. The proposed use will not be detrimental to the health, safety, or
general welfare because as conditioned, the project will comply with all current
Planning, Building & Safety, Public Works, Fire, Police and Development Code
requirements.

SECTION 6: Environmental Assessment. For the current Project No. 2015-CUP-03,
based upon review of the policies and objectives of the General Plan, the SPMC
requirements, and other City policies, staff determined that the proposed Project is
Categorically Exempt from the requirements of CEQA, the Santa Paula Guidelines and
CEQA Guidelines, § 15303 [New Construction or Conversion of Small Structures.
§ 15303 exempts construction and location of limited numbers of new, small facilities or
structures, and, installation of small new equipment and facilities in small structures.

SECTION 7:

Approval. Subject to the conditions listed on the attached Exhibit “A,”
which are incorporated into this Resolution by reference, the Planning Commission grants
a Conditional Use Permit for Project No. 2015-CUP-03.

SECTION 8:

This Resolution will remain effective until superseded by a subsequent

resolution.

SECTION 9:

The Commission Secretary is directed to mail a copy of this
Resolution to the Applicant and to any other person(s) requesting a copy.

SECTION 10:

The action of the Planning Commission may be appealed to the City
Council within ten (10) calendar days of said action. The appeal fee to the City Council is
$5,000. All appeals must be in writing and filed with the City Clerk within this time period.
Failure to file a timely written appeal constitutes a waiver of any right of appeal.
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PASSED AND ADOPTED this 24th day of October, 2017.

________________________________
Chairperson
City of Santa Paula Planning Commission

ATTEST:

Secretary
City of Santa Paula Planning Commission

APPROVED AS TO FORM:

Gregg W. Kettles, Assistant City Attorney
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EXHIBIT A
RESOLUTION 3770
CONDITIONS OF APPROVAL
Project No. 2015-CUP-03:
505 W. Harvard Boulevard
In addition to all applicable provisions of the Santa Paula Municipal Code (“SPMC”),
Laura Katke of Verizon Wireless (the Applicant) agrees for themselves, their, heirs and
assigns that they will comply with the following provisions as Conditions for the City of
Santa Paula’s Approval of Project No. 2015-CUP-03 (“Project Conditions”).

I. GENERAL CONDITIONS
1. Awareness. The Resolution and these associated Conditions of Approval have
been adopted with the knowledge, understanding and consent of the Property
Owner/Applicant.
2. Compliance. The Property Owner/Applicant must comply with all applicable
ordinances, codes, regulations, policies, and conditions (including those herein) and
pay all applicable fees and assessments to the City.
3. Violation. The Property Owner/Applicant’s failure to comply with, or breach of, any
Project Conditions may result in the amendment or revocation of this Permit, or any
related permits, or other enforcement action, as may be appropriate in the case.
The City may undertake such acts and incur such expenses as it may consider
necessary to effect compliance, the cost thereof including without limitation,
administration costs and recoverable attorney’s fees, to be reimbursed by the
applicant or current property owners, as may be appropriate in the case.
4. Scrutiny. This permit is subject to an ongoing review. If at any time valid,
substantiated complaints are received, a public hearing may be held before the
Planning Commission, at the sole discretion of the City, to determine if any condition
or the permit should be modified, amended or revoked.
5. Assignment.
transferable.

The permit is granted for the subject Property only and is not
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II.

BUILDING AND SAFETY

6. Conformity. Plans submitted for building permits must conform to all the Conditions
of Approval as approved by the Planning Commission.
7. Building Codes. The Building & Safety Department will require a complete set of
plans for the intended improvements to the property and structures in compliance
with current California Building Codes at the time of submittal, including, but not
limited to:
a.
b.
c.
d.
e.
f.

Sec. 504.3
Table 504.3
Sec. G 1001.5
Sec. G 1001.6
Sec. 1613
Sec. 1609

Height in Feet
Allowable Height
Flood Damage Resistant Materials
Flood protection of Electrical, Mechanical, & Plumbing Systems.
Earthquake Loads
Wind Loads

8. CoA’s on Plans. Before the issuance of building permits, plans submitted to the
Building & Safety Department to obtain permits must have these Conditions of
Approval printed directly onto the building plans and the Project No. 2015-CUP-03 in
the title blocks of the plan blueprints for this Project.

III.

FIRE DEPARTMENT

9. Related Permits. Obtain any required Fire Department permits.
Ref. California Building Code Sec. 105.1.1
10. Info Sign. FCC identification number and an emergency contact phone number
displayed at main door.
11. Knox Box. Install a Key Box, the city of Santa Paula recognizes only the "Knox-Box"
system of key boxes. Obtain all needed registration forms from the Santa Paula
Building and safety office. The correct location for the installation of the key box will
be determined the Fire Prevention Bureau.
Ref. California Fire Code Sec 506.1
12. Electrical Controls.
shutoffs.

Electrical (main & UPS) shutoff locations; identify all power

13. Fire Extinguishers. Install portable fire extinguishers per NFPA # 10. The
extinguishers shall be a minimum size of 2:A.10-BC and located inside the building,
one near each required exits and at specified travel distances per NFPA. Additional
fire extinguishers, larger sizes or different locations may be required by the Santa
Paula Fire Prevention Bureau due to the findings of on site inspections.
Ref. California Fire Code Sec. 906.1
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14. Smoke Detector. A Fire Suppression and smoke detection system, approved by the
State Fire Marshal, shall be installed and properly maintained; said devices shall be
hard wired in to the buildings electrical system and be provided with a battery backup.
Ref. California Fire Code Sec. 907
15. Sprinkler Monitor. All valves controlling the water supply for the water flow switch
shall be electrically monitored. Valve monitoring shall be automatically transmitted
to an approved central station, remote station or proprietary monitoring station and
shall sound an audible signal at a constantly attended location.
Ref. California Fire Code 903.4
16. Sprinkler System. Before issuance of Building Permits, Install Limited Area Sprinkler
System (underground, overhead) per NFPA Standard #13. Plans shall be submitted
to Fire Department for review and approval.
Ref. California Fire Code 903

IV.

PLANNING DEPARTMENT

17. Conformity. Development must be in accordance with the approved technical
drawings (site plan, floor plans, elevations, photosimulations, RF report) submitted
on September 26, 2017 by Delta Groups Engineering (dated May 11, 2017, by J.D.)
and subject to the added Conditions of Approval contained herein.
18. Architectural ‘Stealth’ Design. All project elements (e.g., design, scale, character,
colors, and materials) shall be compatible with vicinity development and shall
conform in all respects to the Planning Commission approved plans for Project No.
05-CUP-03.
a. The faux steeple shall be designed, constructed, and maintained to appear as
architectural feature sharing proportions, building elements, steeper roof pitch of
9:12, colors, materials, and finishes of the adjacent host church building.
b. Final colors for the proposed faux steeple shall be field matched with adjacent
host church building, subject to Planning Department final approval. Approved
color samples shall be included with plans submitted for a building permit.
19. Tree Fencing. Before beginning any grading or construction, all mature fig trees onsite shall be fenced at least six feet beyond the dripline. Fencing shall be at least
three feet in height of chain link or other material acceptable to the Planning
Department and shall be staked every six (6) feet. The Applicant shall place signs
stating “Tree Protection Area” at 15-foot intervals on the fence. Fencing and signs
shall remain in place throughout all grading and construction activities.
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20. Tree Protection. The existing mature fig trees on-site should be preserved and
protected to the maximum extent feasible throughout construction activities.
Underground lines serving the facility shall be routed to avoid damage to tree root
systems and any trenching required within the dripline or sensitive root zone of any
tree shall be done by hand. Trees or shrubs which are significantly damaged or
subsequently die as a result of construction activities shall be replaced with those of
a comparable size, species and density as approved by Planning Department staff.
Unpaved graded areas, including unpaved trench routes, shall be reseeded with
matching plant composition.
21. Exterior Lighting. Before issuance of Building Permits, all exterior lighting must be
shown on the final construction plans and is subject to review and approval by the
Planning Department to ensure that the exterior lighting is directed and/or shielded
down or away from adjoining properties. Except as otherwise noted in the Project
Description and development plans (i.e., backlit Christian cross), the exterior of the
faux steeple shall not be lighted. The leased premises shall likewise be unlit except
for an indoor manually operated lamp which limits lighting to the equipment inside
the faux steeple. The light fixture shall be kept off except when maintenance
personnel are actually present at night.
For the exterior cross backlighting, technical specifications include:
a. All outdoor lighting design shall be governed by California Energy Commission
Outdoor Lighting Zone requirements for Lighting Zone-2.
b. Lamps shall have a color temperature of no more than 2700 K, meet the target of
2.0-fc or lower, and an S/P ratio < 1.2.
c. Any photocells shall prevent dayburners (lamps on during daytime).
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22. FCC Compliance. The facility shall be operated in strict conformance with: (i) all
rules, regulations, standards and guidance published by the Federal
Communications Commission (“FCC”), including but not limited to, safety signage,
Maximum Permissible Exposure (“MPE”) Limits, and any other similar requirements
to ensure public protection or (ii) all other legally binding, more restrictive standards
subsequently adopted by federal agencies having jurisdiction. Compliance shall be
governed by the following:
a. Permittee shall hire a qualified professional acceptable to the City (wholly
independent of Permittee), to perform radio frequency (“RF”) field test that
measures actual RF electromagnetic exposure at the site. This RF field-testing
shall measure all ambient sources of RF energy at the site and report the
cumulative RF exposure, including contributions from the site together with other
sources of RF energy in the environment as a whole. Measurements shall be
made by the responsible professional who will author the report to the City.
Report of the results and the author's/professional’s findings with respect to
compliance with federally established MPE standards shall be submitted to the
City within 30-days of Final Inspection & Occupancy. Permittee shall pay for the
cost of the field measurements and preparing the report. The facility shall cease
and desist commercial operations until it complies with, or has been modified to
comply with, applicable RF standards.
b. Every 5-years, Permittee shall hire a qualified professional acceptable to the City
to perform RF field testing to evaluate compliance with current federally
established MPE standards. In the event the adopted RF standards change,
Permittee shall submit a report with calculations of the maximum potential public
RF exposure from the Project with respect to the revised RF public exposure
standards, within 90-days of the date the change becomes effective. If
calculated levels exceed 80% of the applicable RF standards, Permittee shall
notify the City and submit a MPE compliance verification report with the results
from current RF field-testing at the site. Permittee shall pay for the cost of
preparing the reports. For joint-carrier sites, cumulative reporting may be
delegated to one carrier upon the agreement of all carriers at the site.
Procedures, penalties & remedies for non-compliance with these reporting
requirements shall be governed by the provisions of the Telecommunications
Ordinance & FCC regulations.
c. Prior to the addition/replacement of equipment which has the potential to
increase RF emissions at any public location beyond that estimated in the initial
application and is within the scope of the project description, Permittee shall
submit a report providing the calculation of predicted maximum effective radiated
power including the new equipment as well as the maximum cumulative potential
public RF exposure expressed as a percentage of the public MPE limit
attributable to the site as a whole. Once the new equipment has been installed,
Permittee shall perform Initial Verification as stated in “a” above.
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23. Collocation. The Permittee shall avail its facility and site to other telecommunication
carriers and, in good faith, accommodate all reasonable requests for collocation in
the future subject to the following parameters: (i) the party seeking the collocation
shall be responsible for all facility modifications, environmental review, mitigation
measures, associated costs and permit processing; (ii) the Permittee shall not be
required to compromise the operational effectiveness of its facility or place its prior
approval at risk; (iii) the Permittee shall make its facilities and site available for
collocation on a non-discriminatory and equitable cost basis; and (iv) the City retains
the right to verify that the use of the Permittee’s facilities and site conforms to City
policies
24. Quinquennial Project Review. Five-years after issuance of the Certificate of
Occupancy for the project and no more frequently than every five-years thereafter,
the Planning Department may undertake inspection of the project and require the
Permittee to modify its facilities subject to the following parameters:
a. Modification Criteria. Modifications may be required if, at the time of inspection it
is determined that: (i) the Project fails to achieve the intended purposes of the
development standards listed in the SPMC Chapter 16.50 Antennas and
Wireless Telecommunication Facilities for reasons attributable to design or
changes in environmental setting; or (ii) more effective means of ensuring
aesthetic compatibility with surrounding uses become available as a result of
subsequent technological advances or changes in circumstance from the time
the Project was initially approved.
b. Modification Limits. The Planning Department’s decision shall take into account
the availability of new technology, capacity and coverage requirements of the
Permittee, and new facilities installed in the vicinity of the site. The scope of
modification, if required, may include, but not be limited to a reduction in antenna
size and height, collocation at an alternate permitted site, and similar site and
architectural design changes. However, the Permittee shall not be required to
undertake changes that exceed ten percent (10%) of the total cost of facility
construction. The decision of the Planning Department as to modifications
required herein shall be deemed final unless appealed in compliance with the
provisions of the City Code.
25. Transfer of Ownership. In the event that the Permittee sells or transfers its interest
in the telecommunications facility, the Permittee and/or succeeding carrier shall
assume all responsibilities concerning the Project and shall be held responsible by
the City for maintaining consistency with all conditions of approval. The succeeding
carrier shall immediately notify the City and provide accurate contact and billing
information to the City for remaining compliance work for the life of the facility.
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26. Abandonment-Revocation. The Permittee shall remove all support structures,
antennas, equipment and associated improvements and restore the site to its natural
preconstruction state within one (1) year of discontinuing use of the facility or upon
permit revocation. Should the Permittee require more than one (1) year to complete
removal and restoration activities the Permittee shall apply for a one-time time
extension. In the event the Owner requests that the facility or structures remain, the
Owner must apply for necessary permits for those structures within one year of
discontinued use. Compliance shall be governed by the following provisions:
a. Prior to issuance of the Certificate of Occupancy, the Permittee shall post
a performance security. The security shall equal 10 percent of the
installation value of the facility as determined at the time of granting the
building permit. The performance security shall be retained until this
condition is fully satisfied.
b. If use of the facility is discontinued for a period of more than one (1) year
and the facility is not removed the City may remove the facility at the
Permittee's expense.

V.

PUBLIC WORKS

27. Related Permits. The Property Owner/Applicant must obtain all applicable Public
Works permits. All requirements of any other law or agency of the State of
California and any other governmental entity applicable to this development must be
met.
28. Documents. Copies of all construction related documents shall be forwarded to the
Public Works Inspector including, but not limited to, survey cut sheets, and concrete
batch tickets.
29. Inspections Funds. The Applicant must submit and maintain sufficient funds on
deposit for construction observation services. Cost of the inspections related to onsite and off-site improvements must be borne by the Applicant. The Public Works
Director will determine the deposit amount and provide Applicant account usage
upon request.
30. Waste Diversion. The applicant must comply with the City Construction and
Demolition (C&D) program whereby 60% by weight of the construction / demolition
material are diverted from a landfill.
Contact Mr. Raul Gaitan at Public Works to discuss (805) 933-4212 ext. 0.
31. Sidewalk Ramp. Remove the northwest corner curb ramp at the Harvard Boulevard
and Steckel Drive intersection and replace to current ADA standards.
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V.1.

BEFORE PUBLIC STREET IMPROVEMENTS

32. Supersedes. The Conditions of this resolution prevail over all omissions, conflicting
notions, specifications, dimensions, typical sections, and the like, which may not be
shown on the improvement plans.
33. Responsibility. The Applicant is responsible for all actions of its contractors and
subcontractors until such time as City has accepted the improvements.
34. Technical Specifications. All Public Works construction must be in accordance with
the following, and must be used for all public improvements on the approved
improvement plans including, but not limited to, water, sewer, and storm drain utility
systems:
a.
b.
c.
d.

City Standard Specifications;
All applicable City Standard Plates and any modification thereto by the City;
City of Santa Paula Standard Land Development Specifications;
Standard Specifications for Public Works Construction, “Greenbook”, latest
edition;
e. American Water Works Association Standards;
f. California State Department of Health Standards;
g. Ventura County Watershed Protection District Standards.

V.2.

BEFORE BUILDING PERMITS

35. CoA’s on Plans. Before the issuance of building permits, plans submitted to the
Building & Safety Department to obtain permits must have these Conditions of
Approval printed directly onto the building plans and the Project No. 2015-CUP-03 in
the title blocks of the plan blue prints for this Project.
36. Utilities on Plans. Before the issuance of building permits, the plans provided to the
Building & Safety Department for plan check must show all utilities to serve the
proposed building. The meter point of responsibility must be shown on the
improvement plans. Improvement plans will need to show proposed abandonment
for services not needed.
37. Encroachment Permit. Before the issuance of building permits, an encroachment
permit must be obtained from the Public Works Department if any construction is
performed within the public right of way.
38. Project Review Charges/Fees. Before the issuance of building permits, all
Department’s project review related fees and charges must be paid in full.
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V.3.

DURING CONSTRUCTION ACTIVITIES

39. Construction Noise & Hours. During construction, all construction activities must
comply with Chapter 93 of the SPMC regulating noise and construction activities are
restricted to 8am - 6pm Monday through Friday (and, if approved by Building &
Safety via special permit, 9am – 5pm on weekends and holidays). The general
contractor or other person responsible for construction must place a notice of the
construction hours and noise limitations at all entrances to the construction zone.
The notice must be titled in letters at least one inch in height and be placed at least
five feet above ground level.
40. Construction Parking. During construction, all construction equipment and vehicles
must be stored or parked on the subject site, and must not be stored or parked on
City streets, except as may be permitted by the City Engineer for a specified
temporary period through written authorization or as agreed upon as a result of the
Construction Management Plan to be developed, reviewed and approved by the
City.
41. Best Management Practices. During construction, the construction plans must
incorporate Best Management Practices applicable to the development for the
review and approval by the City Engineer. The Applicant is responsible for BMP
monitoring, performance, maintenance and replacement during construction and
until they are not required. Inspection of all erosion and sediment control (ECS)
devices and BMP’s must be conducted every 14 days and within 24 hours of a halfinch rainfall event. Inspections must be recorded.
42. Dust Suppression. During construction, fugitive dust emissions during construction
must be minimized by watering the site for dust control and periodically mechanically
sweep adjacent streets to remove accumulated materials. A water truck and driver
must be present on site at all times when construction traffic is using unpaved
surfaces.
43. Pollution Control. During construction, development must be undertaken in
accordance with conditions and requirements of the Ventura Countywide
Stormwater Quality Management Program, National Pollution Discharge Elimination
System (NPDES) Permit No. CAS004002, RWQCB Order No. 2010-0108, or
current version. The Project construction plans must incorporate Best Management
Practices applicable to the development for the review and approval of the City.
Construction and design standards can be found by visiting the California State
Water Resources Control Board website: www.cabmphandbooks.org.
44. Utilities. During construction, all water, sewer, gas, underground power, cable TV,
or telephone lines, or conduits or underground drain lines must be installed before
any paving is placed. Utility stub connections to the property boundaries may be
omitted only with the express and written permission of the Public Works Director.
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45. Deviations. During construction, any proposed deviation or change to the approved
street improvement plans shall require the Engineer of Record to submit a change
order request to, in a form approved by, the City Engineer for review and approval
prior to the implementation of said proposed change.

V.4.

BEFORE FINAL INSPECTION AND OCCUPANCY

46. As-Built’s. Before the final inspection and/or occupancy, the Engineer of Record
shall submit As-Built Plans to the City Engineer for review and approval.
47. Damage Replacement. Before the final inspection and/or occupancy, the Applicant
must remove and replace any part of existing public improvements damaged during
construction of this development.
48. Fees – Inspection Services. Before the final inspection and/or occupancy, all fees
for Inspection Services shall be paid in full.
49. Waste Diversion. Before the final inspection and/or occupancy, the Applicant shall
provide solid waste records from Athens Enterprises for compliance to the 60%
Construction & Demolition Program.
50. Completion. Before the final inspection and/or occupancy, no Certificate of
Occupancy will be issued until:
a. All offsite improvements specified in this permit or on the project plans
have been completed.
b. All required public and private service improvements (streets, water,
sewer, drainage, lighting, and other utilities, as applicable) must be
completed prior to final Occupancy or sale.
c. The streets, lot drainage, grading, storm drain, utility and stormwater
quality improvements must conform to the approved plans and these
conditions of approval to the satisfaction of the City Engineer.
51. Fire Flow Test. Before the final inspection and/or occupancy, Applicant must obtain
certified fire flow test, at its expense, to determine and check for the fire flow
requirements. The test must be certified by a mechanical, civil, or fire protection
engineer. Permits must be obtained from the Public Works Department. Results of
the test must be sent to the Fire Department and the Public Works Department.
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VI.

SPECIAL CONDITION

52. Indemnification. The Applicant agrees to indemnify and hold the City harmless from
and against any claim, action, damages, costs (including, without limitation,
attorney’s fees), injuries, or liability, arising from the City’s approval of Project No.
2015-CUP-03. Should the City be named in any suit, or should any claim be brought
against it by suit or otherwise, whether the same be groundless or not, arising out of
the City approval of Project No. 2015-CUP-03, the Applicant agrees to defend the
City (at the City’s request and with counsel satisfactory to the City) and will
indemnify the City for any judgment rendered against it or any sums paid out in
settlement or otherwise. For purposes of this section “the City” includes the City of
Santa Paula’s elected officials, appointed officials, officers, and employees.
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By signing this document, the Applicant certifies that he has read, understood, and
agrees to the project conditions listed in this document.

___________________________________
(print)

___________________________________
(signature)

__________________________
date

Laura Katke
Network Real Estate – NCD
Verizon Wireless

List of personnel affiliated with the Verizon Wireless new 289-sf (17-ft x 17-ft) wireless
telecommunications facility, disguised as a 54-foot high church steeple, in the front of
the Trinity Lutheran Church
Agent
Lisa Desmond
Delta Groups Engineering
Land Use Entitlement Specialist 2362 McGaw Avenue
(951) 264-0866
Irvine, CA 92614
ldesmond@deltagroups.com
Applicant & Facility Owner
Laura Katke
Verizon Wireless
Network Real Estate – NCD
15505 Sand Canyon Road, Building ‘D’
(949) 286-8451
Irvine, CA 92618
laura.katke@verizonwireless.com
Property Owner
Marcelino Valasco
Trinity Lutheran Church
Pastor
505 W. Harvard Boulevard
(805) 525-5911
Santa Paula, CA 93060
pastormarcelino@centrocristianohispano.com
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505 West Harvard Boulevard Santa Paula CA 93060

View 2

proposed church tower

Location
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Looking southwest from Steckel Drive
Accuracy of photo simulation based upon information provided by project
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View 3
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proposed church tower
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Looking northeast from Harvard Boulevard
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Looking northwest from Harvard Boulevard
Accuracy of photo simulation based upon information provided by project
applicant.
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15‐CUP‐03
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Table of all known telecommunication facilities within five‐miles of the City limits from proposed monopole on the Trinity Lutheran Church site.
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(as of October 16, 2017)
Jurisdiction

CoSP
Project #

Carrier

Name

Address
505 W. Harvard Blvd.

Height
(AGL, ft)

Type

50

Church Steeple
Mono‐Pine
Mono‐Pine
Mono‐Pine
Tower

Santa Paula

15‐CUP‐03 Verizon

Laurie Lane

Santa Paula
Santa Paula
Santa Paula
Santa Paula
Santa Paula

03‐CUP‐12
05‐CDP‐01
12‐CDP‐07
99‐27/02
10‐CUP‐06

AT&T / T‐Mobile
AT&T / Verizon
Verizon
AT&T / T‐Mobile
Verizon

Kimball Toppers 800 Corporation Street
Peppertree
401 S. Beckwith Road
Eliott
1397 East Harvard Blvd (Ensite #11848)
212 N. 12th Street
Bridge
1483 Ojai Road

75
75
64
81
unk.

Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County
Ventura County

n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.
n.a.

Verizon
unk.
unk.
unk.
unk.
unk.
unk.
unk.
unk.
unk.
Verizon
Verizon
Verizon
unk.
Verizon
Verizon

South Mtn

80
102
94
37
400
80
104
80
81
60
100
60
unk.
75
unk.
74

Tower
Tower
Tower
Monopole
Tower
Tower
Tower
Tower
Monopole
Monopole
Mono‐Pine
Mono‐Pine
Mono‐Pine
Monopole
Monopole
Mono‐Pine

74

Mono‐Eucalyptus

PROPOSED (as of Oct. 16, 2017)
Ventura County n.a.
Verizon

Lirio
Osborn
Saint Thomas
Saticoy
Aquinas

17802 South Mountain Road
19800 South Mountain Road (South Mountain 1 #8023)
1141 Cummings Road
18000 S. Mountain Road (VR33XC058G)
South Mountain Lookout Road; 4.2‐km SE of Santa Paula
South Mountain, Lookout Road
19100 South Mountain Road (South Mountain 2, T1 #8024
South Mountain Lookout Road; 4.0‐km SE of Santa Paula
709 W. La Loma, Somis, CA
8228 Sulphur Mountain Road (Sulfur Mountain 2 #8035)
3132 Los Angeles Ave., Oxnard CA
20177 CS Telegraph Road
10000 Ojai Road
9600 Sulphur Mountain Road (Sulphur Mountain 1 #8025)
10665 Telephone Road
13675 Ojai Road

Corner of State Route 126 and Orcutt Road

Lat
(DMS)

Long
(DMS)

34°20ʹ39.77ʺN 119° 4ʹ43.79ʺW

34°20ʹ1.80ʺN
34°20ʹ5.50ʺN
34°21ʹ21.1ʺN
34°21ʹ25.4ʺN
SCE Power Tower add‐on 34°22ʹ43.89ʺN
34°19ʹ31.0ʺN
34°19ʹ33.6ʺN
34°19ʹ46.4ʺN
34°20ʹ36.0ʺN
34°19ʹ49.0ʺN
34°19ʹ52.0ʺN
34°19ʹ59.6ʺN
34°19ʹ50.0ʺN
34°16ʹ51.7ʺN
34°24ʹ45.2ʺN
34°16ʹ40.70ʺN
34°22ʹ55.50ʺN
34°25ʹ40.07ʺN
34°24ʹ41.0ʺN
34°16ʹ53.00ʺN
34°25ʹ50.9ʺN

Distance
(mi)
‐

119°04ʹ53.75ʺW
119°05ʹ26.30ʺW
119°03ʹ08.2ʺW
119°03ʹ29.0ʺW
119°03ʹ59.66ʺW

0.7
1.0
1.3
1.4
2.4

119°02ʹ23.4ʺW
119°02ʹ19.6ʺW
119°07ʹ30.4ʺW
119°02ʹ05.0ʺW
119°01ʹ27.4ʺW
119°01ʹ19.3ʺW
119°01ʹ5.7ʺW
119°01ʹ28.0ʺW
119°05ʹ14.9ʺW
119°11ʹ15.2ʺW
119° 7ʹ49.40ʺW
118°59ʹ25.17ʺW
119° 5ʹ6.09ʺW
119°10ʹ37.4ʺW
119° 9ʹ28.30ʺW
119°07ʹ07.2ʺW

2.6
2.6
2.8
3.0
3.3
3.4
3.5
4.0
4.4
5.3
5.4
5.7
5.8
5.8
6.3
6.6

34°22ʹ02.85ʺN 119°01ʹ58.57ʺW

6.3
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Attachment D - 200-ft buffer from Residential zones.7.A.d

Proposed faux church steeple / telecom tower.

Packet Pg. 66

Attachment: D - Setback 200-ft from Residential Zones (1516 : 15-CUP-03 Verizon Wireless/Trinity Lutheran Cell

Attachment D - 200-ft buffer from Residential zones.7.A.d

Proposed faux church steeple / telecom tower.
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Attachment: E - Verizon Coverage Diagrams & EMF Analysis (1516 : 15-CUP-03 Verizon

2015-CUP-03
Verizon @ Trinity Church

Laurie Ln
Propagation Maps

Prepared by Verizon Wireless RF Engineering
JT Tiumalu
December 1, 2016
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Area Map

Prepared by Verizon Wireless RF Engineering
JT Tiumalu
December 1, 2016
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Attachment: E - Verizon Coverage Diagrams & EMF Analysis (1516 : 15-CUP-03 Verizon

Laurie Ln– General Map

Confidential and proprietary materials for authorized Verizon personnel and outside agencies only. Use, disclosure or
distribution of this material is not permitted to any unauthorized persons or third parties except by written agreement.
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700 RSRP - Laurie Ln turned off

Confidential and proprietary materials for authorized Verizon personnel and outside agencies only. Use, disclosure or
distribution of this material is not permitted to any unauthorized persons or third parties except by written agreement.
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700 RSRP - Laurie Ln Single Site

Confidential and proprietary materials for authorized Verizon personnel and outside agencies only. Use, disclosure or
distribution of this material is not permitted to any unauthorized persons or third parties except by written agreement.

Packet Pg. 772

7.A.e

Attachment: E - Verizon Coverage Diagrams & EMF Analysis (1516 : 15-CUP-03 Verizon

700 RSRP - Laurie Ln Site Proposed Coverage

Confidential and proprietary materials for authorized Verizon personnel and outside agencies only. Use, disclosure or
distribution of this material is not permitted to any unauthorized persons or third parties except by written agreement.
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Statement of Hammett & Edison, Inc., Consulting Engineers

The firm of Hammett & Edison, Inc., Consulting Engineers, has been retained on behalf of Verizon
Wireless, a personal wireless telecommunications carrier, to evaluate the base station (Site Name
“Laurie Lane”) proposed to be located at 505 West Harvard Boulevard in Santa Paula, California, for
compliance with appropriate guidelines limiting human exposure to radio frequency (“RF”)
electromagnetic fields.

Executive Summary
Verizon proposes to install directional panel antennas on a bell tower to be sited at Trinity
Lutheran Church, located at 505 West Harvard Boulevard in Santa Paula. The proposed
operation will comply with the FCC guidelines limiting public exposure to RF energy.
Prevailing Exposure Standards
The U.S. Congress requires that the Federal Communications Commission (“FCC”) evaluate its
actions for possible significant impact on the environment. A summary of the FCC’s exposure limits
is shown in Figure 1. These limits apply for continuous exposures and are intended to provide a
prudent margin of safety for all persons, regardless of age, gender, size, or health. The most restrictive
FCC limit for exposures of unlimited duration to radio frequency energy for several personal wireless
services are as follows:
Wireless Service

Frequency Band

Microwave (Point-to-Point)
WiFi (and unlicensed uses)
BRS (Broadband Radio)
WCS (Wireless Communication)
AWS (Advanced Wireless)
PCS (Personal Communication)
Cellular
SMR (Specialized Mobile Radio)
700 MHz
[most restrictive frequency range]

5–80 GHz
2–6
2,600 MHz
2,300
2,100
1,950
870
855
700
30–300

Occupational Limit
5.00 mW/cm2

5.00
5.00
5.00
5.00
5.00
2.90
2.85
2.40
1.00

Public Limit

1.00 mW/cm2
1.00
1.00
1.00
1.00
1.00
0.58
0.57
0.48
0.20

General Facility Requirements
Base stations typically consist of two distinct parts: the electronic transceivers (also called “radios” or
“channels”) that are connected to the traditional wired telephone lines, and the passive antennas that
send the wireless signals created by the radios out to be received by individual subscriber units. The
transceivers are often located at ground level and are connected to the antennas by coaxial cables. A
small antenna for reception of GPS signals is also required, mounted with a clear view of the sky.
P0MM
Page 1 of 4
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2015-CUP-03
Verizon
@ Trinity Church

Verizon Wireless • Proposed Base Station (Site Name “Laurie Lane”)
505 West Harvard Boulevard • Santa Paula, California

7.A.e

Because of the short wavelength of the frequencies assigned by the FCC for wireless services, the
antennas require line-of-sight paths for their signals to propagate well and so are installed at some
height above ground. The antennas are designed to concentrate their energy toward the horizon, with
very little energy wasted toward the sky or the ground. This means that it is generally not possible for
exposure conditions to approach the maximum permissible exposure limits without being physically
very near the antennas.
Computer Modeling Method
The FCC provides direction for determining compliance in its Office of Engineering and Technology
Bulletin No. 65, “Evaluating Compliance with FCC-Specified Guidelines for Human Exposure to
Radio Frequency Radiation,” dated August 1997. Figure 2 describes the calculation methodologies,
reflecting the facts that a directional antenna’s radiation pattern is not fully formed at locations very
close by (the “near-field” effect) and that at greater distances the power level from an energy source
decreases with the square of the distance from it (the “inverse square law”). The conservative nature
of this method for evaluating exposure conditions has been verified by numerous field tests.
Site and Facility Description
Based upon information provided by Verizon, including zoning drawings by Delta Groups
Engineering, Inc., dated November 8, 2016, it is proposed to install twelve Andrew directional panel
antennas – nine Model SBNHH-1D65C and three Model JAHH-65C – in a new 50-foot bell tower to
be sited in front of the Trinity Lutheran Church, located at 505 West Harvard Boulevard in Santa
Paula. The antennas would employ up to 4° downtilt, would be mounted at an effective height of
about 42 feet above ground, and would be oriented in groups of four toward 70°T, 190°T, and 310°T,
to provide service in all directions. The maximum effective radiated power in any direction would be
11,780 watts, representing simultaneous operation at 4,240 watts for AWS, 3,890 watts for PCS,
1,000 watts for cellular, and 2,650 watts for 700 MHz service. There are reported no other wireless
telecommunications base stations at the site or nearby.
Study Results
For a person anywhere at ground, the maximum RF exposure level due to the proposed Verizon
operation is calculated to be 0.0058 mW/cm2, which is 5.9% of the applicable public exposure limit.
The maximum calculated level at the second-floor elevation of any nearby building* is 3.4% of the
public exposure limit. It should be noted that these results include several “worst-case” assumptions
and therefore are expected to overstate actual power density levels from the proposed operation.

* Including the residences located at least 210 feet away, based on photographs from Google Maps.
P0MM
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Recommended Mitigation Measures
Due to their mounting location and height, the Verizon antennas would not be accessible to
unauthorized persons, and so no mitigation measures are necessary to comply with the FCC public
exposure guidelines. To prevent occupational exposures in excess of the FCC guidelines, it is
recommended that appropriate RF safety training, to include review of personal monitor use and
lockout/tagout procedures, be provided to all authorized personnel who have access to the steeple,
including employees and contractors of Verizon and of the Church. No access within 13 feet directly
in front of the antennas themselves, such as might occur during certain maintenance activities high on
the bell tower, should be allowed while the base station is in operation, unless other measures can be
demonstrated to ensure that occupational protection requirements are met. It is recommended that
explanatory signs† be posted at the antennas and/or on the tower below the antennas, readily visible
from any angle of approach to persons who might need to work within that distance.
Conclusion
Based on the information and analysis above, it is the undersigned’s professional opinion that
operation of the base station proposed by Verizon Wireless at 505 West Harvard Boulevard in Santa
Paula, California, will comply with the prevailing standards for limiting public exposure to radio
frequency energy and, therefore, will not for this reason cause a significant impact on the environment.
The highest calculated level in publicly accessible areas is much less than the prevailing standards
allow for exposures of unlimited duration. This finding is consistent with measurements of actual
exposure conditions taken at other operating base stations. Training authorized personnel and posting
explanatory signs are recommended to establish compliance with occupational exposure limits.

† Signs should comply with OET-65 color, symbol, and content recommendations. Contact information should be
provided (e.g., a telephone number) to arrange for access to restricted areas. The selection of language(s) is not an
engineering matter, and guidance from the landlord, local zoning or health authority, or appropriate professionals
may be required.
P0MM
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Authorship
The undersigned author of this statement is a qualified Professional Engineer, holding California
Registration Nos. E-13026 and M-20676, which expire on June 30, 2017. This work has been carried
out under his direction, and all statements are true and correct of his own knowledge except, where
noted, when data has been supplied by others, which data he believes to be correct.

_________________________________
William F. Hammett, P.E.
707/996-5200
January 9, 2017

P0MM
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The U.S. Congress required (1996 Telecom Act) the Federal Communications Commission (“FCC”)
to adopt a nationwide human exposure standard to ensure that its licensees do not, cumulatively, have
a significant impact on the environment. The FCC adopted the limits from Report No. 86, “Biological
Effects and Exposure Criteria for Radiofrequency Electromagnetic Fields,” published in 1986 by the
Congressionally chartered National Council on Radiation Protection and Measurements (“NCRP”).
Separate limits apply for occupational and public exposure conditions, with the latter limits generally
five times more restrictive. The more recent standard, developed by the Institute of Electrical and
Electronics Engineers and approved as American National Standard ANSI/IEEE C95.1-2006, “Safety
Levels with Respect to Human Exposure to Radio Frequency Electromagnetic Fields, 3 kHz to
300 GHz,” includes similar limits. These limits apply for continuous exposures from all sources and
are intended to provide a prudent margin of safety for all persons, regardless of age, gender, size, or
health.
As shown in the table and chart below, separate limits apply for occupational and public exposure
conditions, with the latter limits (in italics and/or dashed) up to five times more restrictive:
Frequency

Electromagnetic Fields (f is frequency of emission in MHz)

0.3 –
1.34 –
3.0 –
30 –
300 –
1,500 –

1.34
3.0
30
300
1,500
100,000

614
614
1842/ f
61.4
3.54 f
137

614
823.8/ f
823.8/ f
27.5
1.59 f
61.4

1000
Power
Density
(mW/cm2)

Magnetic
Field Strength
(A/m)

Electric
Field Strength
(V/m)

Applicable
Range
(MHz)

1.63
1.63
4.89/ f
0.163
f /106
0.364

Equivalent Far-Field
Power Density
(mW/cm2)

1.63
2.19/ f
2.19/ f
0.0729
f /238
0.163

100
100
900/ f2
1.0
f/300
5.0

100
180/ f2
180/ f2
0.2
f/1500
1.0

Occupational Exposure

100

PCS

10

FM

Cell

1
0.1
Public Exposure

103
104
10
100
105
Frequency (MHz)
Higher levels are allowed for short periods of time, such that total exposure levels averaged over six or
thirty minutes, for occupational or public settings, respectively, do not exceed the limits, and higher
levels also are allowed for exposures to small areas, such that the spatially averaged levels do not
exceed the limits. However, neither of these allowances is incorporated in the conservative calculation
formulas in the FCC Office of Engineering and Technology Bulletin No. 65 (August 1997) for
projecting field levels. Hammett & Edison has built those formulas into a proprietary program that
calculates, at each location on an arbitrary rectangular grid, the total expected power density from any
number of individual radio sources. The program allows for the description of buildings and uneven
terrain, if required to obtain more accurate projections.
0.1

1

FCC Guidelines
Figure 1
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Assessment by Calculation of Compliance with FCC Exposure Guidelines
The U.S. Congress required (1996 Telecom Act) the Federal Communications Commission (“FCC”) to
adopt a nationwide human exposure standard to ensure that its licensees do not, cumulatively, have a
significant impact on the environment. The maximum permissible exposure limits adopted by the FCC
(see Figure 1) apply for continuous exposures from all sources and are intended to provide a prudent
margin of safety for all persons, regardless of age, gender, size, or health. Higher levels are allowed for
short periods of time, such that total exposure levels averaged over six or thirty minutes, for
occupational or public settings, respectively, do not exceed the limits.
Near Field.
Prediction methods have been developed for the near field zone of panel (directional) and whip
(omnidirectional) antennas, typical at wireless telecommunications base stations, as well as dish
(aperture) antennas, typically used for microwave links. The antenna patterns are not fully formed in
the near field at these antennas, and the FCC Office of Engineering and Technology Bulletin No. 65
(August 1997) gives suitable formulas for calculating power density within such zones.
For a panel or whip antenna, power density

S

=

180
BW

and for an aperture antenna, maximum power density
where

=
Pnet =
D =
h =
=
BW

Smax

0.1 Pnet
, in mW/cm2,
D2 h
=

0.1 16

Pnet
h

2

, in mW/cm2,

half-power beamwidth of the antenna, in degrees, and
net power input to the antenna, in watts,
distance from antenna, in meters,
aperture height of the antenna, in meters, and
aperture efficiency (unitless, typically 0.5-0.8).

The factor of 0.1 in the numerators converts to the desired units of power density.
Far Field.
OET-65 gives this formula for calculating power density in the far field of an individual RF source:
power density

S

2.56 1.64 100 RFF 2
=
4
D2

ERP

, in mW/cm2,

where ERP = total ERP (all polarizations), in kilowatts,
RFF = relative field factor at the direction to the actual point of calculation, and
D = distance from the center of radiation to the point of calculation, in meters.
The factor of 2.56 accounts for the increase in power density due to ground reflection, assuming a
reflection coefficient of 1.6 (1.6 x 1.6 = 2.56). The factor of 1.64 is the gain of a half-wave dipole
relative to an isotropic radiator. The factor of 100 in the numerator converts to the desired units of
power density. This formula has been built into a proprietary program that calculates, at each location
on an arbitrary rectangular grid, the total expected power density from any number of individual
radiation sources. The program also allows for the description of uneven terrain in the vicinity, to
obtain more accurate projections.

Methodology
Figure 2
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verizon"

DATE

DESCRIPTION

BY

0

05126116

90%ZD

TT

10/10116

90% ZD (REDESIGN)

WD

11/Q&/16

100%ZD

JD

3

01/13117

100%ZD

JD

4

02/07/17

100%ZD

JD

5

05102/17

100%ZD

JD

2362 McGAW AVE. IRVINE, CA 92614
TEL: 949-622-0333 FAX: 949-622-0331

OGE JOB

# 116VW012A

PROPRIETARY INFORMATION
TI-IE INFORMATION CONTAINED IN TI-HS SET OF
DRAWINGS IS PROPRIETARY & CONFIDENTIAL TO
VERIZON WIRELESS

LAURIE LANE

OYERAl..L HEIGHT PER 1-A LETTER:

ll0'-0"

Nf'f USE OR DISCLOSURE OTI-IER THAN AS IT RELATES
TO VERIZON WIRELESS IS STRICTLY PROHIBITED

MTX41 / BSC1
MACRO CELL EVOLUTION 4x5 DESIGN
505 W. HARVARD BLVD.
SANTA PAULA, CA 93060

I

PROJECT TEAM

PROJECT DESCRIPTION

SITE ACQUISITION

PLANNING

DaTA GROUPS ENGINEERING, INC.
2352 McGAW AVE.
IRVINE, CA 92614
CONTACT: VINCE AMAYA
PHONE: (949) 622-0JJJ
FAX: (949) 622-0JJ1

DaTA GROUPS ENGINEERING, INC.
2352 Mc:GAW AVE.
IRVINE. CA 92814
CONTACT: MIGUEL SAMA'IOA
PHONE: (949) 622-03JJ
FAX: (949) 622-0JJ1

ARCHITECT:

SURVEYOR:

DaTA GROUPS ENGINEERING, INC.
2352 McGAW AVE.
IRVINE. CA 92814
CONTACT: WILLIAM DESMOND
PHONE: (949) 822-03JJ
FAX: (949) 622-0331

AMBIT CONSULTING
P.O. BOX 9182
CHANDLER HEIGHTS, foZ 85127
PHONE: (802) 483-0472

UTILITY COORDINATOR:

PROFESSIONAL ENGINEER:

YINCULUMS SERVICE, INC
10 PASTEUR, SUITE 100
IRVINE. CA 92818
CONTACT: GARY KRAUS
PHONE: (949) 825-0688

DaTA GROUPS ENGINEERING, INC.
2362 Mc:GAW AVE.
IRVINE, CA 92814
CONTACT: ALBERT TENG
PHONE: (949) 622-03JJ
FAX: (949) 822-0JJ1

THIS PROJECT IS A VERIZON WIRaESS UNMANNED TaECOMMUNICATION WIRaESS FACILITY.
IT WILL CONSIST OF THE FDUDWING:
NEW VERIZON WIRELESS 11·-o· x 11·-o· LEASE AREA
(2) NEW VERIZON WIRaESS MCE CABINETS
(1) NEW VERIZON WIRaESS 15KW / 54 GALLON DIESa STANDBY GENERATOR MOUNTED
ON A NEW CONCRETE SLAB
(12) NEW VERIZON WIRaESS 8' TALL PANa ANTENNAS CONCE°ALED INSIDE NEW TOWER
STRUCTURE
(18) NEW VERIZON WIRaESS RADIOS
(J) NEW VERIZON WIRaESS RAYCAPS
(1) NEW VERIZON WIRaESS 5J'-9" HIGH TOWER STRUCTURE
(1) NEW VERIZON WIRaESS GPS ANTENNA
(1) NEW VERIZON WIRaESS METER PEDESTAL

):

PROJECT SUMMARY

.......

APPLICANT I LESSEE

ASSESSOR'S PARCEL NUMBER
APN: 102-0-180-235

15505 SAND CANYON AllENUE, D1
IRVINE. CA 92818
OFFICE: (949) 288-7000

APPLICANrs REPRESENTATIVE
DaTA GROUPS ENGINEERING, INC.
2352 Mc:GAW AVE.
IRVINE. CA 92814
CONTACT: MIGUa SAMA'IOA
PHONE: (949) 622-03JJ
FAX: (949) 822-0JJ1

SHEET

DESCRIPTION

REV

T-1

TTTl.E SHEET

5

LS-1

SITE SURVEY

5

A-1

OYERAl..L SITE PLAN

5

A-2

ENLARGED SITE PLAN, EQUIPMENT & ANTENNA LAYOUT

5

A-J

NORTHWEST & NORTHEAST ELEVATIONS

5

A-4

SOUTHWEST & SOUTHEAST ELEVATIONS

5

2
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PROPERTY OWNER:
OWNER:
CH TRINITY LUTHERAN
ADDRESS:
P.O. BOX 952
SANTA PAULA. CA 93081

VICINITY MAP

~~~E: (&o5)

525-5911

PROPERTY INFORMATION:
SITE NAME:
LAURIE LANE
SITE ADDRESS: 505 W. IWWARD Bl.VD.
SANTA PAULA. CA 93080
JURISDICTlON: CITY OF SANTA PAULA

CONSTRUCTION INFORMATION
AREA OF CONSTRUCTION:
OCCUPANCY:
1YPE OF CONSTRUCTION:
CURRENT ZONING:
ADA COMPLIANCE:

315 SQ FT
B
V-B
C-G (GENERAL COMMERCIAL)
FACILITY IS UNMANNED AND NOT FDR HUMAN HABITATION.
MACHINERY SPACES ARE EXEMPT FROM ACCESSIBILITY
REQUIREMENTS PER THE CBC SECTION 11 B-203.5.

w

z<(
_J

w

VERIZON WIRELESS SIGNATURE BLOCK
DISCIPLINE:

SIGNATURE:

c:::

DllTE:

RE llENDOR:

GENERAL CONTRACTOR NOTES

ME llENDOR:

DO NOJ

DRIVING DIRECTIONS

ME COORDINATOR:
l/TILITY llENDOR:
RF:
RE:
CE:

EE:
TRANSPORT:

:::J

[)RAWINGS

CONTRACTOR SHALL llERIFY ALL PLANS AND EXISTING DIMENSIONS AND CONDITIONS ON THE
JOB SITE AND SHALL IMMEDIATaY NOTIFY THE ARCHITECT IN WRmNG OF ANY
DISCREPANCIES BEFORE PROCEEDING WITH THE WORK OR BE RESPONSIBLE FDR THE SAME.

CONSTRUCTION DRAWINGS

::s

FROM: llERIZON OFFICE
1.
2.
J.
4.
5.
8.
7.
8.
9.
10.
11.
12.

TO: 505 W. IWWARD Bl.VD.
SANTA PAIJIA, CA llJ080
HEAD SOUTHWEST ON SAND CANYON AVE. TOWARDS BARRANCA PKWY
TAKE THE FIRST RIGHT ONTO BARRANCA PKWY
TAKE THE SECOND RIGHT ONTO JEFFREY RD
MERGE ONTO 1-5 N/SANTA ANA FWY N
KEEP LEFT TO TAKE 1-5 N/ SANTA ANA FWY TOWARDS NEWPORT BEACH/SANTA ANA
KEEP RIGHT TO TAKE 1-5 N TOWARDS SACRAMENT0/1-10 W/SANTA MONICA
KEEP LEFT TO TAKE 1-5 N/GOl.DEN STATE FWY N TOWARD CA-14 N/AUTOS
TAKE CA-128 W/NEWHALL RANCH RD EXIT, EXIT 172, TOWARD llENTURA
TURN LEFT ONTO CA-126/NEWHALL RANCH RD, CONTINUE TO FDUDW CA-128 W
TAKE THE PALM AllE EXIT, EXIT 11
TURN RIGHT ONTO S PALM AllE
TAKE THE SECOND LEFT ONTO E HARVARD BLVD. DIESTINATION WILL BE ON THE RIGHT.

SCAL£

SHEET TITLE:
TO OBTAIN LOCATION OF PARTICIPANTS
UNDERGROUND FACILITIES BEFORE
YOU DIG IN CALIFORNIA (SOUTH), CALL

CODE COMPLIANCE

DIG ALERT

•

2018
2018
2018
2018
2018
CODE

CALIFORNIA
CALIFORNIA
CALIFORNIA
CALIFORNIA
CALIFORNIA

ENERGY CODE
BUILDING CODE
aECTRICAL CODE
FIRE CODE
GREEN BUILDING

2018 CALIFORNIA MECHANICAL CODE
2018 CALIFORNIA PLUMBING CODE

Know what's below.

TOLL FREE: 1-800-227-2600 OR
www.digalert.org

Call before you dig.

TITLE SHEET

CALIFORNIA STATUTE
REQUIRES MIN OF 2
WORKING DAYS NOTICE

BEFORE YOU EXCAVATE
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SITE

(FROM VERIZON l'llRELESS OFflCES IN IR\11NE, CA.)
HEAD SOUTHWEST ON SAND CANYON Al/£ TOWARDS BARRANCA PKWY: TAKE THE FIRST RIGHT ONTO
BARRANCA PKWY: TAKE THE SECOND RIGHT ONTO .EFFREY RD: MERGE ONTO 1-5 N/SANTA ANA Fvrr N;
KEEP LEFT TO TAKE 1-5 N/ SANTA ANA FWY TOWARDS NEWPORT BEACH/SANTA ANA; KEEP RIGHT TO
TAKE 1-5 N TOWARDS SACRAMENTD/1-10 W/SANTA MONICA; KEEP LEFT TO TAKE 1-5 N/GOLDEN STATE
FWY N TOWARD CA-14 N/AUTDS; TAKE CA-126 W/NEWHALL RANCH RD EXIT, EXIT 172, TOWARD VENTURA;
TURN LEFT ONTO CA-126/NEWHALL RANCH RD, CONTINUE TO FOLLOW CA-126 W; TAKE THE PALM AVE
ElCT, EXIT 11; TURN RIGHT ONTO S PALM AVE: TAKE THE SECOND LET ONTO E HARVARD BLW;
DESTINATION l'llLL BE ON THE RIGHT.

l.

f®25' \\lDE

I

SURYEYOR'S NOTES
SURVEYOR HAS NOT PERFORMED A SEARCH OF PUBLIC RECORDS TD DETERMINE ANY DEFECT IN TITLE
ISSUED. THE BOUNDARY SHOYIN HEREON IS PLOmD FROM RECORD INFORMATION AND DOES NOT
CONSTITUTE A BOUNDARY SURVEY OF THE PROPERTY.

N.J'.S.

SURVEY PATE
07/26/15

UTILITY NQIES
SURVEYOR DOES NOT GUARANTEE lHAT ALL UTILITIES ARE SHOWN OR lHEIR
LOCATIONS ARE DEFINITE. IT IS THE RESPONSIBILITY OF THE CONTRACTOR
AND DEVELOPER TO CONTACT BWE STAKE ANO ANY OTHER INVOLVED
AGENCIES TD LOCATE ALL UTILITIES PRIOR TD CONSTRUCTION. REMOVAL.
RELOCATION AND/ OR REPLACEMENT IS THE RESPONSIBILITY OF THE
CONTIRACTOR.

LEASE AREA LEGAL DESCRIP1lON

PROJECT EUEVATIONS ESTABLISHED FROM GPS DERIVED ORTHDMETRIC
HEIGHTS BY APPLICATION OF NGS 'GEOIO 12A' MODELED SEPARATIONS TD
ELLIPSOID HEIGHTS DETERMINED BY OBSERVATIONS OF THE 'SMARTINIT REAL
TIME NETWORK. ALL ELEVAllONS SHOYIN HEREON ARE REFERENCED TD
NAVD88.

BASIS OF BEARING
BEARINGS SHOYIN HEREON ARE BASED UPON U.S. STATE PLANE NAD83
COORDINATIE SYSTEM CALIRIRNIA STA'IE PlANE COOllllNA'IE ZCllE Fl\IE.
DETERMINED BY GPS OBSERVATIONS.

FLOOD ZONE
THIS PRCU:CT APPEARS TO BE LOCATED l'llTHIN FLOOD ZONE 'AO" (DEPTH
1'). FLOOD DEPTIHS OF 1 TO 3 FEET (USUALLY SHEET FLOW ON SLOPING
TERRAIN); AVERAGE DEPTHS DETERMINED, ACCORDING TD FEDERAL
EMERGENCY MANAGEMENT AGENCY FLIDOD INSURANCE RA TE MAP(S), MAP ID
IQB111CC77E, DATED 01/20/2010.

IJ
I

I
I

I
J

RE.V

!WE

QC

(llC)

PRE..lilltM'I" Sl&rmL

DESCRIPTION

>

I

POSTION OF GEODETIC COOR DINA TES
LATITUDE 34' 20' ~.O" NORTH (NAD83)
LONGITUDE 119' 04' 43.4" WEST {NA083)
GROUND ELEVATION D 2411. 1' (NAW88)

rr rs A WJlAT1DN

OF A UCEHSED PRDFIDDNM. IND 9.R'EYDR,
10 M.'ID 1HIS DOCIJll!NT.

REFERENCE IS MADE TO THE TITLE REPORT ORDER 1()8025843, ISSUED BY COMMONWEALTH
LAND TITLE COMPANY, DA TED 07 /07 /2015. ALL EASEMENTS CONTAINED \\lTHIN SAID TITLE
REPORT AFFECTING THE IMMEDIATE AREA SURROUNDING THE LEASE HAVE BEEN PLIDmD.
ITEMIZED NOTES:
ITEIA f'S 1, 2, 11 AND 12 ARE NOT SURVEY MATTIERS, OR, HAVE NO EFlFECT IN THE AREA CF
THIS SURVEY.
#J. EASEMENT FOR STREET WIDENING; RECORDED IN BOOK 1674, PAGE 446; SHOYIN HEREON

COMMENCING AT THE APPARENT CENTIERLINE INTERSECTION OF STECKEL DRIVE AND
HARVARD BOUUEVARD: THENCE SOUTH 70"27'4l!" WEST, 31.24 ALIDNG THE CENTERLINE
OF HARVARD BOULEVARD TO AN ANGLE POINT; THENCE SOUTIH 55'03'03" WEST
CONTINUING ALONG THE CENTERLINE OF HARVARD BOUUEVARO 153.50 FEET; THENCE
DEPARTING SAID CENTIERLINE NORTH 35"43'26" WEST, 50.00 FEET TO THE
NORTHWESTERLY RIGHT OF WAY OF HARVARD BOULEVARD; THENCE CONTINUING
NORTH 35"~3'26" WEST, 56.01 FEET TO lHE POINT OF BEGINNING; THENCE NORTH
35'43'26" WEST, 17.00 FEET; THENCE NORTH 5416'34" EAST, 17.00 FEET; THENCE
SOUTH 35"43'26" EAST. 17.00 FEET; THENCE SOUTH ~16'J4" WEST, 17.00 FEET:
TO THE POINT OF BEGINNING.

#4.

EASEMENT TO FLOOD CONTROL DISTRICT; RECORDED IN BOOK 2132, PACE 153; SHOl'IN
HEREON

fO.

PUBLIC UTILITY EASEMENT; RECORDED IN BOOK #08, PAGE 511; SHOWN HEREON

#(l.

TELEPHONE EASEMENT; RECORDED IN BOOK

p.

10' UTILITY EASEMENT; RECORDED IN BOCK 5224, PAGE 194; SHOWN HEREON

Ill.

PEDESTRIAN EASEMENT; RECORDED ON PLAT IN BOOK 30, PAGE 78; SHOYIN HEREON

CONTAINING 289 SQUARE FEET, MORE OR LESS

l/{l.

INGRESS/EGRESS EASEMENT;RECORDED IN INST.f139513: SHOWN HEREON

RESER\11NG NONEXCLUSIVE RIGHT OF USE ACROSS LESSOR'S PROPERTY FOR
NECESSARY APPURTENANCES TO CONSTIRUCT, OPERATE, AND MAINTAIN A
COMMUNICAllON FACILITY FOR ITEMS SUCH AS, BUT NOT LIMITED TD INGRESS.
EGRESS, PARKING, VEHICULAR MANEUVERING, EQUIPMENT, AND UTILITIES.

#10.

PUBLIC UTILITY EASEMENT; RECORDED IN INST.f90-002350; SHOYIN HEREON

~26,

PAGE 63; SHOWN HEREON

TIHE SURVEYORS OPINION IS TIHAT NO SGHEDUUE "B" ITEMS PR0\11DED BY SAID REPORT AFFECT
THE PROPOSED LEASE AREA PREMISES SHOl'.tl HEREON.

OF LM RJR ,,,, PER9Clrt,

UNIBS 'IHEY NIE AC11NC UNDER 1HE mlEl:llON

SCHEDULE "B" NOTE

A PORTION OF PARCEL 2, IN THE CTY OF SANTA PAULA, COUNTY OF VENTIURA,
STATE OF CALIFORNIA, AS SHOWN ON PARCEL MAP FILED IN BOOK JO PAGE 78 OF
PARCEL MAPS, IN THE OFlFlCE OF THE COUNTY RECORDER OF SAID COUNTY BEING
MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BENCHMARK

I
I

fl'llL/ll1UlllPOIOT

I

ALL THAT CERTAIN REAL PROPERTY SITUATED IN THE COUNTY OF VENTIURA, STATE
OF CALIFORNIA, DESCRIBED AS FOLLOWS:
PARCEL 2, IN THE CTY OF SANTA PAULA, COUNTY OF VENTURA, STATE OF
CALIFORNIA. AS SHOWN ON PARCEL MAP FILED IN BOOK 30 PAGE 78 OF PARCEL
MAPS, IN THE OFlFlCE OF THE COUNTY RECORDER OF SAID COUNTY.
EXCEPT THEREFROM "THAT PORTION CONVEYED TD VENTURA COUNTY FLOOD CONTIROL
DISTRICT, AS MORE PARTICULARLY DESCRIBED IN THAT CERTAIN DEED RECORDED
MARCH 2.!I, 1990 AS INSTIRUIAENT NO. 90-048119 OF OFFICIAL RECORDS.

'
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Attachment: F - Technical Drawings & Colors-Materials-Finishes (1516 : 15-CUP-03 Verizon Wireless/Trinity Lutheran Cell Tower @ Laurie Ln.)
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II RoofScreen

VisionGuard™ LlO Angled Louver

www.roofscreen.com

Updated 03.15.2017

Tower midsection louvres.
VisionGuard™ LlO Angled Louver

Description:

VisionGuard™ Angled Louvers incorporate a 45° inverted-blade profile
designed for architectural and vision-proofing applications. Our continuousblade design allows greater flexibility to achieve the aesthetics desired.
Instead of the pre-framed panelized louvers commonly found on the market,
VisionGuard louvers consist of individual continuous blades that can extend
seamlessly across any distance without the need for frame flanges or
mullions. If vertical mullions, or a panelized aesthetic is desired, it can easily
be achieved with the use of trims.

Components:

•

Louver Blade: .100" thick extruded aluminum, ASTM B 209, Alloy 6063-T6.

•

Louver Clip: .125" thick extruded aluminum, ASTM B 209, Alloy 6063-T6.

•

Vertical Tree: 3" x 3" x .188" thick extruded aluminum, ASTM B 209, Alloy
6063-T6.

•

Self-Drilling Screw: #12-24 x 1.25" carbon with premium coating.

•

SS Rivet: Stainless steel open end domed head .0187" x 0.565"

LOUVER BLADE
SS RIVET
SELF-DRILLING
SCREW

T

LOUVER CLIP

VERTICAL TREE -------

Figure 1

Figure 2

Exploded View

Assembled View

1
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Attachment: G - Site Photos (1516 : 15-CUP-03 Verizon Wireless/Trinity Lutheran Cell Tower @ Laurie Ln.)

7.A.g

Figure 1: Looking NW across front lawn, site of proposed 54-ft faux steeple/wireless telecom facility.

Figure 2: Looking SW across front lawn, site of proposed 54-ft faux steeple/wireless telecom facility.

Atch G: Site Photos

(Project No. 2015-CUP-03, Verizon “Laurie Lane”)

1 of 3

Packet Pg. 90

Attachment: G - Site Photos (1516 : 15-CUP-03 Verizon Wireless/Trinity Lutheran Cell Tower @ Laurie Ln.)

7.A.g

Figure 3: Looking NE across front lawn, site of proposed 54-ft faux steeple/wireless telecom facility.

Figure 4: Looking NW from Teague Park, across Harvard Boulevard, to church site.

Atch G: Site Photos

(Project No. 2015-CUP-03, Verizon “Laurie Lane”)
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Attachment: G - Site Photos (1516 : 15-CUP-03 Verizon Wireless/Trinity Lutheran Cell Tower @ Laurie Ln.)
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Figure 5: Looking NE along Harvard Boulevard corridor frontage.

Figure 6: View of mature Fig trees in church parking lot landscape island. Power line trench would be to left of trees.

Atch G: Site Photos

(Project No. 2015-CUP-03, Verizon “Laurie Lane”)
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For the Regular Meeting of the Planning Commission on October 24, 2017
Agenda Item # 7.B

CITY OF SANTA PAULA
PLANNING COMMISSION MEMORANDUM

To:

Members of the Planning Commission

From:

James Mason, Deputy Planning Director

Subject:

17-MM-07 Sparkuhl Ranch Tract Map No. 5308 Time Extension

Date:

October 24, 2017

A request for a Minor Modification to allow for a one-year time extension for Tentative
Tract Map No. 5308, which will expire on November 07, 2017. Tentative Tract Map No.
5308 was originally approved in 2005 pursuant to 2004-TM-01, per City Council
Resolution No. 6201. Tentative Tract Map No. 5308 is for the subdivision of an
undeveloped 11.78-acre parcel into 20 lots (19 residential). No subsequent
environmental review is necessary for the project pursuant to California Environmental
Quality Act (CEQA) Guidelines §15162 (Criteria for Subsequent EIRs and Negative
Declarations are not met).
RECOMMENDED ACTION:
Staff recommends that the Planning Commission select Alternative No. 1 and
approve a one-year extension of Tentative Tract Map No. 5308 associated with
Project 2004-TM-01. All 92 Conditions of Approval for Project 2004-TM-01 remain
in full force and effect.
o
o
o
o
o
o

Location: East of terminus of Cliff & Forest Drives (APN: 040-0-200-805)
Applicant: Ernie Mansi, Oaks Development LLC
Representative: Ruth Mansi
Zoning: R-A 20 Rural Residential (max 2-du/ac; min. 20,000-sf lot size)
General Plan Designation: Single Family Residential
Environmental: Staff has determined that no subsequent environmental review
is necessary for the project pursuant to California Environmental Quality Act
(CEQA) Guidelines §15162 (Criteria for Subsequent EIRs and Negative
Declarations are not met). The prior CEQA document for the originating project
2004-TM-01 (Sparkuhl Ranch Subdivision) was a Mitigated Negative Declaration
(State Clearinghouse No. 2005041166).

SUMMARY
The applicant is requesting approval of a Minor Modification to allow for a one-year time
extension for Tentative Tract Map No. 5308.
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Agenda Item # 7.B

BACKGROUND & PROJECT DESCRIPTION
Tentative Tract Map No. 5308 was originally approved in 2005 pursuant to 2004-TM-01,
per City Council Resolution No. 6201.
This request is for a one-year time extension for Tentative Tract Map No. 5308, which
will expire on November 07, 2017. Tentative Tract Map No. 5308 is for the subdivision
of an existing undeveloped 11.78-acre parcel into 20 lots (19 residential).
Located northeast of the intersection of Forest & Cliff Drives (nearby reference address
is 1125 Forest Drive), Santa Paula, CA 93060, on a 11.78-acre parcel, listed as
Assessor’s Parcel Number 040-0-200-805, designated as a Residential Single Family
land use in the General Plan (1998), and in an R-A 20 Rural Residential zoning district
(max 2-du/ac; min. 20,000-sf lot size).
Current TTM No. 5308 Time Extension Application
On October 6, 2017 the Applicant formally submitted an application and payment for a
one-year time extension (2017-MM-07).
Previous TTM No. 5308 Time Extension History
On November 7, 2005 the Santa Paula City Council approved Project 2004-TM-01;
Sparkuhl Ranch Subdivision, Tentative Tract Map No. 5308 (TTM 5308), to subdivide
an 11.78-acre abandoned orchard parcel into 19 residential lots and approve 18 Growth
Management Allocations. Tentative Tract Map No. 5308 had a valid duration of 2years, and thus would have expired on November 7, 2007. Subsequently, the applicant
timely filed for and received approval for a one-year time extension of TTM No. 5308 in
2007 and again in 2008.
Beginning in 2008, during the national economic downturn (i.e., Great Recession), the
California Legislature and the Governor passed four time extension laws, as detailed in
the chart below. Collectively these four State time extensions automatically added an
additional 7-years to the expiration date of TTM No. 5308, to November 7, 2016. The
applicant then refiled for a time extension for TTM No. 5308 on October 16, 2016 which
will end on November 7, 2017.
The current project application is for a Minor Modification to extend the duration of
Tentative Tract Map No. 5308 for an additional one-year period, which if approved,
would extend to November 7, 2018. Per the Santa Paula Municipal Code (SPMC),
tentative maps may be approved by the Planning Commission in one-year increments.
Furthermore, total aggregate time extensions are limited to a maximum of five years.
TTM No. 5308 has already received approval for three of the possible five one-year time
extensions. Thus, the hypothetical maximum extension of TTM 5308 could be until
2019.
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Tentative Tract Map No. 5308 – Time Extension History
TENTATIVE TRACT MAP 5308 – TIME EXTENSION HISTORY
2004-TM-01 Sparkuhl Ranch Subdivision
Initial
Application

Applied

Approved

Effective
Date

Duration

Expires

Initial TTM
Project

COSP CC Reso. 6201
(per 2004-TM-01)

09 Mar
2004

07 Nov
2005

07 Nov 2005

+24 months

07 Nov 2007

Time
Extension #1

COSP PC Reso. 3600
(per 2007-MISC-04)

23 May
2007

24 Jul
2007

24 Jul 2007

+12 months

07 Nov 2008

Time
Extension #2

COSP PC Reso. 3621
(per 2008-MISC-02)

10 Apr
2008

27 May
2008

27 May 2008

+12 months

07 Nov 2009

Time
Extension #3

Calif. SB-1185
(2008)

-----

-----

15 Jul 2008

+12 months

07 Nov 2010

Time
Extension #4

Calif. AB-333
(2009, Fuentes)

-----

-----

10 Apr 2010

+24 months

07 Nov 2012

Time
Extension #5

Calif. AB-208
(2011)

-----

-----

13 Jul 2011

+24 months

07 Nov 2014

Time
Extension #6

Calif. AB-116
(2013, Bocanegra)

-----

-----

11 Jul 2013

+24 months

07 Nov 2016

Time
Extension #7

COSP PC Reso. 3754
(per 2016-MM-03)

25 Aug
2016

26 Oct
2016

7 Nov 2016

+12 months

07 Nov 2017

Time
Extension #8

COSP PC Reso. 7089
(per 2017-MM-07)

06 Oct
2017

TBD

07 Nov 2017

+12 months

07 Nov 2018

Approved Project No. 2004-TM-01; Sparkuhl Ranch, Tentative Tract Map No. 5308
The property is an abandoned citrus and avocado orchard, which is located east of the
terminus of Forest Drive at Cliff Drive, between the ‘Oaks’ neighborhood and the Santa
Paula Creek, and is currently a single parcel (APN 040-0-200-805). The approved
project, No. 2004-TM-01, Tentative Tract Map No. 5308 was for the subdivision of this
11.78-acre parcel into 20 lots (19 residential), 18 growth management allocations,
dedication of new city streets, and various site improvements. The lots would be a
minimum of 20,000-sf and there would be new streets dedicated to the City including
the extension of Forest Drive. Construction on the proposed new lots was not part of
the application. Future development of individual lots would need to obtain necessary
permits, such as a Planned Development permit that would be reviewed by the Planning
Commission. Street naming would occur under a future site development permit. Any
development would be required to be in accordance with the Rural Residential 20
Planned Development (R-A 20 PD) regulations as contained in the Development Code.
On June 28, 2005 the City of Santa Paula Planning Commission recommended
approval of Project No. 20014-TM-01, including the Mitigated Negative Declaration, to
the City Council. On November 7, 2005 the Santa Paula City Council approved the
project.
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ANALYSIS
General Plan
Overall, the originating project, 2004-TM-01 Sparkuhl Ranch, Tentative Tract Map No.
5308 remains consistent with the General Plan (1998). The subject property is
designated as an Single Family Residential land use in the General Plan (1998), and in
an R-A 20 PD (Rural Residential: max 2-du/ac; min. 20,000-sf lot size) zoning district,
and having one overlay zone; Planned Development Overlay. The zoning district and
zoning overlay are consistent with the corresponding General Plan land use
designation. The subject parcel has retained the same General Plan land use
designation and zoning district since the 2007 City Council approval. Neither changes
in land use nor zoning have occurred in the adjacent residential community that would
engender incompatibilities with the Tentative Tract Map No. 5308. The adjacent ‘Oaks’
neighborhood is an established, built-out, and stable community of single-family homes
that maintains a density and architectural character similar to the approved project
2004-TM-01 Sparkuhl Ranch, Tentative Tract Map. Thus, a one-year time extension to
the Sparkuhl Ranch subdivision, Tentative Tract Map No. 5308, would maintain
consistency with the Subdivision Map Act and the City’s Subdivision Ordinance that
require tentative maps conform to the General Plan and zoning district regulations.
The Project as a whole is consistent with the underlying General Plan land use
designation and promotes the objectives, policies, and goals in the City’s General Plan
including:


Land Use Element, Distribution: Goal 3.3
(Population densities and land use intensities should be consistent with the
needs and desires of the community);



Land Use Element, Infrastructure: Objective 8(c)
(Public expenditures for services and infrastructure needed by new land
development projects should be minimized through the use of owners
associations, private facilities, and project designs that minimize costs);



Conservation & Open Space Element, Open Space: Policy 2.b.b
(The Santa Clara River and Santa Paula Creek should be treated as important
assets to be conserved and also utilized to a greater extent by providing more
public access and open space opportunities (IM 1,2,4,5,6,8,11));



Conservation & Open Space Element, Water Resources: Policy 9g.g
(Standards should be set regarding the type and intensity of development in or
adjacent to the river and creeks)
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In summary, the Project complies with the General Plan and encourages the expansion
of residential land uses to insure continued stability of exclusively single-family
residential neighborhoods.
Development Code - Findings
According to SPMC § 16.222.040 Minor Modifications, a minor modification application
shall not be granted by the Planning Commission unless all of the following findings can
be made:
A. The Modification is needed to allow property to be used in a more beneficial
manner because the site is an abandoned citrus and avocado orchard and the
property conditions and the adjacent community (the Oaks Neighborhood) have
remained stable and consistent with the originating project 2004-TM-01, the
Sparkuhl Ranch subdivision, Tentative Tract Map No. 5308. In the intervening
eleven years since the project was originally approved, the subject property and
nearby residential neighborhood have remained essentially the same. While
undeveloped, most of the former orchard’s avocado trees are dead or dying,
some citrus trees remain, and the overall project site is slowly undergoing an
ecological succession by ruderal and native plants and animals. The project site
remains designated as a Single-Family Residential land use in the General Plan
(1998), and in an R-A 20 PD (Rural Residential 20 Planned Development) zoning
district. The Minor Modification would allow a Tentative Tract Map one-year time
extension to an approved project and would provide additional time to for the
applicant to finalize the Tentative Tract Map No. 5308.
B. Modification would not be detrimental to public health, safety, or general welfare
or to surrounding property owners or the community because, as mentioned
above, the proposed project site is designated as a Single-Family Residential
land use in the General Plan (1998), and in an R-A 20 PD (Rural Residential 20
Planned Development) zoning district. The project maintains consistency with
adjacent land uses and zoning districts. A one-year time extension to the
Tentative Tract Map would not induce deleterious effects on the health, safety, or
general welfare of the community.
C. The granting of the application is compatible with the surrounding neighborhood
and would not impair the character of the neighborhood in which it is located,
because, as mentioned above, the proposed project site is designated as a
Single-Family Residential land use in the General Plan (1998), and in an R-A 20
PD (Rural Residential 20 Planned Development) zoning district. A one-year time
extension to the Tentative Tract Map would maintain the approved project’s
compatibility with the surrounding area.
D. The Minor Modification is consistent with the objectives, goals, and policies of the
Santa Paula General Plan and intent of the zoning regulations: Land Use
Element, Distribution: Goal 3.3 (Population densities and land use intensities
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should be consistent with the needs and desires of the community); Land Use
Element, Infrastructure: Objective 8(c) (Public expenditures for services and
infrastructure needed by new land development projects should be minimized
through the use of owners associations, private facilities, and project designs that
minimize costs); Conservation & Open Space Element, Open Space: Policy
2.b.b (The Santa Clara River and Santa Paula Creek should be treated as
important assets to be conserved and also utilized to a greater extent by
providing more public access and open space opportunities (IM 1,2,4,5,6,8,11));
and Conservation & Open Space Element, Water Resources: Policy 9g.g
(Standards should be set regarding the type and intensity of development in or
adjacent to the river and creeks).
ENVIRONMENTAL REVIEW
Projects requiring any discretionary approvals may be subject to environmental review
under CEQA unless otherwise exempt, pursuant to Public Resources Code § 21080(a)
of CEQA, and § 15002(i) of the State CEQA Guidelines.
The Project requests an extension of time for a previously-approved Tentative Tract
Map to subdivide an 11.78-acre abandoned orchard parcel into 19 residential lots.
Potential environmental impacts were previously analyzed as part of a mitigated
negative declaration that was prepared and approved by the City Council. The Project
continues to be subject to the previously-adopted conditions of approval. The setting for
the Project has not significantly changed since the adoption of the environmental
documents. Surrounding properties have either remained undeveloped or remained
developed much as they were when those environmental documents were adopted.
The Project consists solely of a one-year time extension to a project originally approved
in 2007 pursuant to 2004-TM-01, and involves no alteration of the approved project and
is limited to a one-year extension to the valid duration of the Tentative Tract Map. The
Project does not involve any physical changes in the environment and, therefore, does
not have the potential for causing a significant effect on the environment. Therefore, the
previously-adopted environmental documents are sufficient and, pursuant to State
CEQA Guidelines Section 15162, which identifies the requirements for which
subsequent analysis is required, no further environmental review is required.
PUBLIC NOTIFICATION
A notice of public hearing was published in the Santa Paula Times in compliance with
state law. Also, in compliance with the City’s Zoning Ordinance, all property owners
within a 300-foot radius of the project site were mailed notifications of the public
hearing, and the project site was posted with a sign.
ALTERNATIVES
The following alternatives are available to the Planning Commission:
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1. Adopt Resolution No. 3754 approving a Minor Modification (2017-MM-07) to a
previously approved Project 2004-TM-01, for a one-year time extension to
Tentative Tract Map No. 5308, which will expire on November 7, 2017, subject to
the prior and current conditions of approval.
2. Deny the applicant’s request for a Minor Modification and direct staff to prepare a
resolution of denial.
STAFF RECOMMENDATION
Staff recommends that the Planning Commission select Alternative No. 1 and approve
2017-MM-07, Resolution No. 3754 for a one-year extension of Tentative Map No. 5308
associated with Project 2004-TM-01. All 92 Conditions of Approval conditions for
Project 2004-TM-01 remain in full force and effect.

ATTACHMENTS:
A – Resolution No. 3754 & Conditions of Approval
B – Parcel Map & Tentative Tract Map
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ATTACHMENT A
RESOLUTION NO. 3754
A RESOLUTION OF THE SANTA PAULA PLANNING COMMISSION
APPROVING A MINOR MODIFICATION TO A PREVIOUSLY APPROVED
PROJECT 2004-TM-01, FOR A ONE-YEAR TIME EXTENSION FOR TENTATIVE
TRACT MAP 5308, WHICH WILL EXPIRE ON NOVEMBER 7, 2017 FOR
PROPERTY LOCATED NORTHEAST OF INTERSECTION AT FOREST & CLIFF
DRIVES (APN: 040-0-200-805)
PROJECT NO. 17-MM-07
The Planning Commission of the City of Santa Paula does resolve as follows:
SECTION 1: The Planning Commission finds and declares that:
A.

On October 5, 2017, Ruth Mansi (the Applicant) on behalf of Oaks
Development, LLC, filed an application for a Minor Modification (Project No.
2017-MM-07) to a previously approved Project 2004-TM-01, for a one-year
time extension for Tentative Tract Map 5308, which will expire on November
7, 2017;

B.

Per SPMC § 16.80.230, the person filing the tentative map may request an
extension, pursuant to Cal. Gov’t Code § 66452.6(e), or stay, pursuant to Cal.
Gov’t Code § 66452.6(c) of an approved tentative map by filing a written
application with the Director before the map's expiration date. The application
must state the reasons for requesting the extension or stay. Such application
must be filed at least fifteen (15) days before the tentative map's expiration
date.

C.

Per SPMC § 16.222.010, a tentative tract map time extension requires the
issuance of a Minor Modification to allow a single extension of time not to
exceed one year of a current permit or variance where the use is not in conflict
with the adopted general plan, has not been prohibited by the Planning
Commission, and is not of a controversial nature.

D.

The Project was reviewed by City’s Planning Department for, in part,
consistency with the General Plan and conformity with the Santa Paula
Municipal Code;

E.

The City Planning Department reviewed the project’s environmental impacts
under the California Environmental Quality Act (Public Resources Code §§
21000, et seq., “CEQA”), the regulations promulgated there under (14 Cal.
Code of Regulations §§15000, et seq., the “CEQA Guidelines”), and the City’s
Environmental Guidelines (“Santa Paula Guidelines”; CEQA, CEQA

Attachment: A – Resolution No. 3754 & Conditions of Approval [Revision 1] (1515 : 17-MM-07 Sparkuhl Ranch Tract Map No. 5308 Time

7.B.a

Packet Pg. 100

Guidelines and Santa Paula Guidelines collectively referred to as “CEQA
Regulations”);
F.

The Planning Department completed its review and scheduled a public hearing
regarding the application before this Commission for October 24, 2017;

G.

On October 24, 2017 the Commission opened a public hearing to receive
public testimony and other evidence regarding the application including
without limitation, information provided to the Commission by the Applicant;

H.

The Commission considered the information provided by City staff, public
testimony, and the Applicant’s representative. This Resolution, and its
findings, are made based upon the evidence presented to the Commission at
its October 24, 2017 hearing including, without limitation, the staff report
submitted by the Planning Department.

SECTION 2: Minor Modification. Pursuant to SPMC § 16.222.040, the Planning
Commission makes the following findings:
A. The Modification is needed to allow property to be used in a more beneficial
manner because the site has remained in use as a citrus and avocado orchard,
and the property conditions and the adjacent community (the Oaks Neighborhood)
have remained stable and consistent with the originating project 2004-TM-01, the
Sparkuhl Ranch subdivision. In the intervening eleven years since the project was
originally approved, the subject property and nearby residential neighborhood
have remained essentially the same. The proposed project site remains
designated as a Single-Family Residential land use in the General Plan (1998),
and in an R-A 20 PD (Rural Residential 20 Planned Development) zoning district.
The Minor Modification would allow a Tentative Tract Map one-year time
extension to an approved project and would provide additional time to for the
applicant fulfill the final site improvements.
B. Modification would not be detrimental to public health, safety, or general welfare
or to surrounding property owners or the community because, as mentioned
above, the proposed project site is designated as a Single-Family Residential land
use in the General Plan (1998), and in an R-A 20 PD (Rural Residential 20
Planned Development) zoning district. The project maintains consistency with
adjacent land uses and zoning districts. A one-year time extension to the
Tentative Tract Map would not induce deleterious effects on the health, safety, or
general welfare of the community.
C. The granting of the application is compatible with the surrounding neighborhood
and would not impair the character of the neighborhood in which it is located,
because, as mentioned above, the proposed project site is designated as a
Single-Family Residential land use in the General Plan (1998), and in an R-A 20
PD (Rural Residential 20 Planned Development) zoning district. A one-year time
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extension to the Tentative Tract Map would maintain the approved project’s
compatibility with the surrounding area.
D. The Minor Modification is consistent with the objectives, goals, and policies of the
Santa Paula General Plan and intent of the zoning regulations: Land Use
Element, Distribution: Goal 3.3 (Population densities and land use intensities
should be consistent with the needs and desires of the community); Land Use
Element, Infrastructure: Objective 8(c) (Public expenditures for services and
infrastructure needed by new land development projects should be minimized
through the use of owners associations, private facilities, and project designs that
minimize costs); Conservation & Open Space Element, Open Space: Policy 2.b.b
(The Santa Clara River and Santa Paula Creek should be treated as important
assets to be conserved and also utilized to a greater extent by providing more
public access and open space opportunities (IM 1,2,4,5,6,8,11)); and
Conservation & Open Space Element, Water Resources: Policy 9g.g (Standards
should be set regarding the type and intensity of development in or adjacent to
the river and creeks).
SECTION 3: Environmental Assessment. Based upon the facts identified in Section 2 of
this Resolution and the evidence presented to the Commission at its October 24, 2017
hearing, no further environmental review is required. Potential environmental impacts were
previously analyzed as part of a mitigated negative declaration that was prepared and
approved by the City Council. The Project continues to be subject to the previously-adopted
conditions of approval. The setting for the Project has not significantly changed since the
adoption of the environmental documents. Surrounding properties have either remained
undeveloped or remained developed much as they were when those environmental
documents were adopted. The Project consists solely of a one-year time extension to a
project originally approved in 2007 pursuant to 2004-TM-01, and involves no alteration of
the approved project and is limited to a one-year extension to the valid duration of the
Tentative Tract Map. The Project does not involve any physical changes in the environment
and, therefore, does not have the potential for causing a significant effect on the
environment. Therefore, the previously-adopted environmental documents are sufficient
and, pursuant to State CEQA Guidelines Section 15162, which identifies the requirements
for which subsequent analysis is required, no further environmental review is required.
SECTION 4: Approval. Subject to the conditions listed on the attached Exhibit “A,” which
are incorporated into this Resolution by reference, the Planning Commission grants a Minor
Modification for Project No. 2017-MM-07.
SECTION 5: This Resolution will remain effective until superseded by a subsequent
resolution.
SECTION 6: The Commission Secretary is directed to mail a copy of this Resolution to the
Applicant and to any other person(s) requesting a copy.
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SECTION 7: This Resolution may be appealed within ten (10) calendar days after its
adoption. All appeals must be in writing and filed with the City Clerk within this time period.
Failure to file a timely written appeal constitutes a waiver of any right of appeal.
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PASSED AND ADOPTED this 24th day of October, 2017.

________________________________
Chairperson
City of Santa Paula Planning Commission

ATTEST:

Secretary
City of Santa Paula Planning Commission

APPROVED AS TO FORM:

Gregg W. Kettles, Assistant City Attorney
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EXHIBIT A
RESOLUTION 7089
CONDITIONS OF APPROVAL
Project No. 2017-MM-07:
at NE of intersection at Forest & Cliff Drives
In addition to all applicable provisions of the Santa Paula Municipal Code (“SPMC”), Ernie
Mansi (the Applicant) agrees for themselves, their, heirs and assigns that they will comply
with the following provisions as Conditions for the City of Santa Paula’s Approval of
Project No. 17-MM-07 (“Project Conditions”).
GENERAL CONDITIONS
1. The Resolution and these associated Conditions of Approval have been adopted with
the knowledge, understanding and consent of the Property Owner/Applicant.
2. The Property Owner/Applicant must comply with all applicable ordinances, codes,
regulations, policies, and conditions (including those herein) and pay all applicable
fees and assessments to the City.
3. The Property Owner/Applicant’s failure to comply with, or breach of, any Project
Conditions may result in the amendment or revocation of this Permit, or any related
permits, or other enforcement action, as may be appropriate in the case. The City
may undertake such acts and incur such expenses as it may consider necessary to
effect compliance, the cost thereof including without limitation, administration costs
and recoverable attorney’s fees, to be reimbursed by the applicant or current property
owners, as may be appropriate in the case.
4. This permit is subject to an ongoing review. If at any time valid, substantiated
complaints are received, a public hearing may be held before the Planning
Commission, at the sole discretion of the City, to determine if any condition or the
permit should be modified, amended or revoked.
5. The permit is granted for the subject Property only and is not transferable.
6. All 92 Conditions of Approval conditions for Project 2004-TM-01 remain in full force
and effect (City Council Resolution No. 6201).
SPECIAL CONDITIONS
7. The Applicant agrees to indemnify and hold the City harmless from and against any
claim, action, damages, costs (including, without limitation, attorney’s fees), injuries,
or liability, arising from the City’s approval of Project No. 2017-MM-07. Should the City
be named in any suit, or should any claim be brought against it by suit or otherwise,
whether the same be groundless or not, arising out of the City approval of Project No.
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2017-MM-07, the Applicant agrees to defend the City (at the City’s request and with
counsel satisfactory to the City) and will indemnify the City for any judgment rendered
against it or any sums paid out in settlement or otherwise. For purposes of this section
“the City” includes the City of Santa Paula’s elected officials, appointed officials,
officers, and employees.

By signing this document, the Applicant certifies that he has read, understood, and agrees
to the project conditions listed in this document.

_______________________________
Mr. Ernie Mansi
Oaks Development, LLC

_____________
Date
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Attachment: B – Parcel Map & Tentative Tract Map (1515 : 17-MM-07 Sparkuhl Ranch Tract Map No. 5308 Time Extension)

Figure 1: Ventura County Assessor’s Parcel Map.
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Attachment: B – Parcel Map & Tentative Tract Map (1515 : 17-MM-07 Sparkuhl Ranch Tract Map No. 5308 Time Extension)

Figure 2: Tentative Tract Map 5308.
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CITY OF SANTA PAULA
PLANNING COMMISSION MEMORANDUM

To:

Members of the Planning Commission

From:

Gregg Kettles, Assistant City Attorney

Subject:

17-CI-13 Ordinance Amending Title 16 of the Santa Paula Municipal Code
Regarding Cannabis

Date:

October 24, 2017

A request for the Planning Commission to consider an amendment to Title 16 of the
Santa Paula Municipal Code prohibiting all commercial cannabis activities and cannabis
cultivation in in all zones and imposing reasonable regulations, and a permit required for
the indoor personal cultivation of up to six cannabis plants as authorized under State
law.
RECOMMENDED ACTION:
Staff recommends that the Planning Commission select Alternative No. 1 and
recommend that the City Council amend Title 16 of the Santa Paula Municipal
Code prohibiting all commercial cannabis activities and cannabis cultivation in in
all zones and imposing reasonable regulations, and permit requirements for the
indoor personal cultivation of up to six cannabis plants as authorized under State
law.
o Location: Citywide
o Applicant: City of Santa Paula
o Environmental: Staff has determined the project to be exempt from the
California Environmental Quality Act (CEQA) Guidelines per § 15061 (b)(3).
SUMMARY:
On November 8, 2016, California voters passed Proposition 64 the Control, Regulate
and Tax Adult Use of Marijuana Act (AUMA). The AUMA established a comprehensive
system to legalize, control, and regulate the cultivation processing, manufacture,
distribution, testing, and sale of nonmedical cannabis, including cannabis products.
The AUMA divides state licensing and enforcement into three agencies: (1) the
Department of Consumer Affairs, which will issue licenses for the transportation,
storage, distribution and sale of cannabis; (2) the Department of Food and Agriculture,
which will be responsible for issuing cannabis cultivation licenses: and (3) the
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Department of Public Health, which will issue licenses for cannabis manufacturers and
testing labs. Each of these state licensing authorities is tasked with creating regulations
governing their respective areas of responsibility, and will begin issuing licenses for
these activities by January 1, 2018.
The AUMA also contains provisions allowing for local control of cannabis activities that
gives cities the ability to ban or regulate commercial sales of cannabis, licensure of
retail businesses and persons conducting indoor cultivation, outdoor cannabis
cultivation, delivery of nonmedical and medical cannabis to residences, manufacture,
testing, extraction, or processing of cannabis plants or products, warehousing of
cannabis, advertising and where cannabis can be ingested or smoked, Note that
personal use and indoor cultivation of up to six plants by persons over 21 years of age
cannot be locally banned.
In order to be proactive and get ahead of the state licensing, the City must have an
ordinance in place, before January 1, 2018, that details exactly what cannabis activities
are or are not permitted in the City.
Therefore, on October 2, 2017, the City Council discussed cannabis and directed staff
to prepare an ordinance to amend Title 16, Chapter 16.79 regulating cannabis in light of
passage of Proposition 64. Per Council direction, the Ordinance amendment would
prohibit all commercial cannabis activities and cannabis cultivation throughout the City
and also impose reasonable regulations and permitting requirements for the indoor use
of personal cultivation as authorized under State law.
Existing Santa Paula Municipal Code Regulations:
On February 1, 2016, the Council adopted Ordinance No. 1262 amending the Santa
Paula Municipal Code (SPMC) to prohibit the dispensing, cultivation and delivery of
medical marijuana in all zones within Santa Paula. The code also prohibits the
dispensing, cultivation and delivery of marijuana generally by prohibiting in all zones,
those uses that are not expressly permitted.
As proposed, the existing provisions in Chapter 16.79 of the SPMC would be amended
in its entirety and be replaced with text as shown in Attachment B (Ordinance No.
1272).
ENVIRONMENTAL REVIEW
Project No. 17-CI-13 amending Title 16 to the Development Code is informational and
would have no significant effects on the environment. The California Environmental
Quality Act (CEQA) requires that the environmental impacts of the action be assessed.
The proposed amendment is exempt because it does not involve a particular project,
application, or activity nor will it result in any environmental impacts nor will it result in
any changes to the physical conditions that exist in the City. Staff has determined the
project to be Categorically Exempt from the California Environmental Quality Act
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(CEQA) Guidelines per § 15061 (b)(3).
PUBLIC NOTIFICATION
A notice of public hearing was published in the Santa Paula Times in compliance with
state law. As of the date of this report, staff has not received any written or verbal
comments regarding this project.
ALTERNATIVES:
The following alternative is available to the Planning Commission:
Adopt Resolution No. 3771 recommending that the City Council adopt Ordinance No.
1272 for Project No. 17-CI-13 to amend Title 16 of the Santa Paula Municipal Code,
Chapter 16.79 in its entirety prohibiting all commercial cannabis activities and cannabis
cultivation in all zones in the City and impose reasonable regulations and a permit
requirements on indoor personal cultivation of up to six cannabis plants that is
authorized under State law.
STAFF RECOMMENDATION:
Staff recommends that the Planning Commission adopt Resolution No. 3771
recommending that the City Council adopt Ordinance No. 1272 amending Chapter
16.79 in its entirety of the Development Code to regulate commercial cannabis activities
and cannabis cultivation and impose reasonable regulations on the indoor personal
cultivation of up to six cannabis plants authorized under state law.

ATTACHMENTS:
A - Resolution No. 3771
B - Ordinance No. 1272
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PLANNING COMMISSION RESOLUTION NO. 3771
A RESOLUTION RECOMMENDING THAT THE CITY COUNCIL ADOPT AN
ORDINANCE AMENDING TITLE 16 OF THE SANTA PAULA MUNCIPAL
CODE PROHIBITING ALL COMMERCIAL CANNABIS ACTIVITIES AND
CANNABIS CULTIVATION IN ALL ZONES IN THE CITY AND IMPOSING
REASONABLE REGULATIONS AND A PERMIT REQUIREMENT ON THE
INDOOR PERSONAL CULTIVATION OF UP TO SIX CANNABIS PLANTS
THAT IS AUTHORIZED UNDER STATE LAW
PROJECT NO. 2017-CI-13
The Planning Commission of the City of Santa Paula does resolve as follows:
SECTION 1: The Planning Commission finds and declares that:
A.

On October 3, 2017, the City filed project application 2017-CI-13 with the
Planning Department to regulate commercial cannabis and indoor personal
cultivation by amending Chapter 16.79 to Title 16 of the Development Code
(the Project);

B.

The Project was reviewed by City’s Planning Department for consistency with
the General Plan and conformity with the Santa Paula Municipal Code, among
other things;

C.

The City Planning Department reviewed the Project’s environmental impacts
under the California Environmental Quality Act (Public Resources Code §§
21000, et seq., “CEQA”), the regulations promulgated thereunder (14 Cal.
Code of Regulations §§15000, et seq., the “CEQA Guidelines”), and the City’s
Environmental Guidelines (“Santa Paula Guidelines”; CEQA, CEQA
Guidelines and Santa Paula Guidelines collectively referred to as “CEQA
Regulations”);

D.

The Planning Department completed its review and scheduled a public
hearing regarding the application before this Commission for October 24,
2017;

E.

On October 24, 2017, the Commission opened a public hearing to receive
public testimony and other evidence regarding the application including
without limitation, information provided to the Commission by the Applicant
(City Staff);

F.

The Commission considered the information provided by City staff, public
testimony, and the Applicant. This Resolution, and its findings, is made
based upon the evidence presented to the Commission at its October 24,
2017, hearing including, without limitation, the staff report submitted by the
Planning Department.
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SECTION 2: Findings. The Planning Commission does hereby find and declare as follows:
A.

On November 8, 2016, California voters passed Proposition 64 the Control,
Regulate and Tax Adult Use of Marijuana Act (AUMA). The AUMA
established a comprehensive system to legalize, control, and regulate the
cultivation processing, manufacture, distribution, testing, and sale of
nonmedical cannabis, including cannabis products.

B.

The AUMA divides state licensing and enforcement into three agencies: (1)
the Department of Consumer Affairs, which will issue licenses for the
transportation, storage, distribution and sale of cannabis; (2) the Department
of Food and Agriculture, which will be responsible for issuing cannabis
cultivation licenses: and (3) the Department of Public Health, which will issue
licenses for cannabis manufacturers and testing labs. Each of these state
licensing authorities is tasked with creating regulations governing their
respective areas of responsibility, and will begin issuing licenses for these
activities by January 1, 2018.

C.

The AUMA also contains provisions allowing for local control of cannabis
activities that gives cities the ability to ban or regulate commercial sales of
cannabis, licensure of retail businesses and persons conducting indoor
cultivation, outdoor cannabis cultivation, delivery of nonmedical and medical
cannabis to residences, manufacture, testing, extraction, or processing of
cannabis plants or products, warehousing of cannabis, advertising and where
cannabis can be ingested or smoked. The personal use and indoor cultivation
of up to six plants by persons over 21 years of age cannot be locally banned.

D.

In order to be proactive and get ahead of the state licensing, the City must
have an ordinance in place, before January 1, 2018, that details exactly what
cannabis activities are or are not permitted in the City.
The City does not expressly address the regulation, cultivation, processing,
manufacture, distribution, testing, and sale of nonmedical cannabis, including
cannabis products.

SECTION 3: General Plan. In accordance with SPMC Section 16.208.050, the Planning
Commission makes the following findings:
A.

The Development Code text amendment is consistent with the goals, policies,
and objectives of the General Plan because the project is in the public interest
and there are community benefits resulting from the regulation of medical
marijuana.

B.

The Development Code text amendment promotes the health, safety, and
welfare of Santa Paula residents and serves the goals and purposes of SPMC
Title 16 by ensuring compliance with the Control, Regulate, and Tax Adult
Use of Marijuana ACT.
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SECTION 4: Environmental Assessment.
A.

The California Environmental Quality Act (CEQA) requires that
the
environmental impacts of the action be assessed. The proposed amendment
will not in itself result in any environmental impacts nor will the amendment
result in any changes in the physical conditions that exist in the City. Staff has
determined the project to be Categorically Exempt from the California
Environmental Quality Act (CEQA) Guidelines per § 15061 (b)(3).

SECTION 5: Recommendations. The Planning Commission recommends that the City
Council:
A.

Adopt the Development Code text amendment as set forth in attached Exhibit
“A” which is incorporated by reference.

SECTION 6: Reliance on Record. Each and every one of the findings and determinations
in this Resolution are based on the competent and substantial evidence, both oral and
written, contained in the entire record. The findings and determinations constitute the
independent findings and determinations of the Planning Commission in all respects and
are fully and completely supported by substantial evidence in the record as a whole.
SECTION 7: Limitations. The Planning Commission’s analysis and evaluation of the project
is based on the best information currently available. It is inevitable that in evaluating a project
that absolute and perfect knowledge of all possible aspects of the project will not exist. One
of the major limitations on analysis of the project is the Planning Commission’s lack of
knowledge of future events. In all instances, best efforts have been made to form accurate
assumptions. Somewhat related to this are the limitations on the City's ability to solve what
are in effect regional, state, and national problems and issues. The City must work within
the political framework within which it exists and with the limitations inherent in that
framework.
SECTION 8: Summaries of Information. All summaries of information in the findings, which
precede this section, are based on the substantial evidence in the record. The absence of
any particular fact from any such summary is not an indication that a particular finding is not
based in part on that fact.
SECTION 9: The Secretary is directed to transmit the Resolution to the City Clerk for
scheduling the matter for consideration by the City Council.
SECTION 10: This Resolution will remain effective until superseded by a subsequent
resolution.

Attachment: A - Resolution No. 3771 (1517 : 17-CI-13 Ordinance Amending Title 16 of the Santa Paula Municipal Code Regarding Cannabis)

7.C.a

Page 3 of 4

Packet Pg. 114

PASSED AND ADOPTED this 24th day of October 2017.

Chairperson
City of Santa Paula Planning Commission
ATTEST:

Secretary,
City of Santa Paula Planning Commission

Approved as to form by:

Gregg W. Kettles, Assistant City Attorney
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ORDINANCE NO. 1272
AN ORDINANCE AMENDING TITLE 16 OF THE SANTA PAULA
MUNCIPAL CODE PROHIBITING ALL COMMERCIAL CANNABIS
ACTIVITIES AND CANNABIS CULTIVATION IN ALL ZONES IN THE CITY
AND IMPOSING REASONABLE REGULATIONS AND A PERMIT
REQUIREMENT ON THE INDOOR PERSONAL CULTIVATION OF UP TO
SIX CANNABIS PLANTS THAT IS AUTHORIZED UNDER STATE LAW
The Council of the City of Santa Paula does ordain as follows:
SECTION 1: Chapter 16.79 of Title XVI of the Santa Paula Municipal Code is amended in
its entirety to read as follows:
16.79 - Regulation of Cannabis Activities
16.79.010
16.79.020
16.79.030
16.79.040
16.79.050
16.79.060
16.79.070

Purpose
Definitions
Prohibition
Personal Cultivation
Violations
Administrative Regulations
Public Nuisance

16.79.010

Purpose

The purpose of this Chapter is to expressly prohibit the establishment of commercial
cannabis uses in the City. The City Council finds that prohibitions on commercial cannabis
activity are necessary for the preservation and protection of the public health, safety and
welfare of the City. The prohibition of such uses is within the authority conferred upon the
City Council by state law and is an exercise of its police powers to enact and enforce
regulations for the public health, safety and welfare of the City. This Chapter is also
intended to and to apply reasonable regulations to the personal cultivation of cannabis that
is authorized under state law. Nothing in this chapter shall be interpreted to conflict with
state law, including without limitation the Compassionate Use Act, the Control, Regulate,
and Tax Adult Use of Marijuana Act (AUMA) and the Medicinal and Adult-Use Cannabis
Regulation and Safety Act (MAUCRSA), as may be amended.
16.79.020 Definitions
For the purposes of this subchapter, the following definitions shall apply unless the context
clearly indicates or requires a different meaning.
A.

“Cannabis,” or “Marijuana,” shall mean all parts of the plant Cannabis sativa
Linnaeus, Cannabis indica, or Cannabis ruderalis, whether growing or not; the
seeds thereof; the resin, whether crude or purified, extracted from any part of
the plant; and every compound, Manufacture, salt, derivative, mixture or
preparation of the plant, its seeds, or resin. “Cannabis” or “Marijuana” also
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means the separated resin, whether crude or purified, obtained from
Cannabis. “Cannabis” or “Marijuana” also includes cannabis that is used for
medical, non-medical, or other purposes. “Cannabis” or “Marijuana” does not
include the mature stalks of the plant, fiber produced from the stalks, oil or
cake made from the seeds of the plant, any other compound, Manufacture,
salt, derivative, mixture, or preparation of the mature stalks (except the resin
extracted therefrom), fiber, oil, or case, or the sterilized seed of the plant
which is incapable of germination. “Cannabis” or “Marijuana” also does not
include industrial hemp, as defined in California have the same definition as
Health and Safety Code section 11018.5.
B.

“Cannabis/Marijuana Accessories” means any equipment, products or
materials of any kind which is intended for use, or designed for use in
planting, propagating, cultivating, growing, harvesting, Manufacturing,
compounding, converting, producing, processing, preparing, testing,
analyzing, packaging, repackaging, storing, smoking, vaporizing, or
containing Cannabis, or for ingesting, inhaling, or otherwise introducing
Cannabis or Cannabis Products into the human body.

C.

“Cannabis/Marijuana Product” means Cannabis that has undergone a
process whereby the plant material has been transformed into a concentrate,
including, but not limited to, Concentrated Cannabis, or an edible or topical
product containing Cannabis or Concentrated Cannabis and other
ingredients.

D.

“Cannabis Testing Laboratory” means a laboratory, facility, or entity that
offers or performs tests of both adult use and medical cannabis or cannabis
products and that is both of the following: (1) accredited by an accrediting
body (i.e. International Organization for Standardization (ISO)) that is
independent from all other persons involved in commercial cannabis activity
in the state, and (2) is licensed by the Bureau of Cannabis Control.

E.

“Commercial Cannabis Activity” means cultivation, manufacture, processing,
storing, labeling, transporting, distribution, delivery or sale of cannabis or a
cannabis product for medical, non-medical, or any other purpose and includes
the activities of any business licensed by the State or other government entity
under Division 10 of the California Business and Professions Code, or any
provision of State law that regulates the licensing of cannabis businesses.
This definition includes operation of a dispensary, mobile marijuana
dispensary and cannabis delivery activities. This definition does not include
Cannabis Testing Laboratories.

F.

“Concentrated Cannabis” means Manufactured Cannabis that has undergone
a process to concentrate one or more active cannabinoids, thereby increasing
the product’s potency. “Concentrate” includes resin from granular trichomes
from a Cannabis plant.

G.

“Cultivation of cannabis” or “cannabis cultivation” means any activity involving
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the planting, growing, harvesting, drying, curing, grading, or trimming of
cannabis.
H.

“Delivery” means the commercial transfer of cannabis or cannabis products to
a customer. “Delivery” also includes the use by a retailer of any technology
platform owned and controlled by the retailer. The term “delivery” does not
include the distribution of cannabis from a mobile marijuana dispensary.

I.

“Dispensary” means a facility where Cannabis, Cannabis products, or devices
for the use of Cannabis or Cannabis products are offered, either individually
or in any combination, for retail sale, including an establishment that Delivers
Cannabis and Cannabis products as part of a retail sale.

J.

“Distribution” means the procurement, sale, and transport of cannabis and
cannabis products between entities licensed under Division 10 of the
California Business and Professions Code, as they may be amended from
time to time.

K.

“Fully-Enclosed Accessory Structure” means a structure or part of a structure
not exceeding 12 feet in height, which is physically detached from the main
building on the lot and the use of which is incidental to that of the main
building or use on the same lot. A structure that is incorporated within the
continuous roofline of the primary structure is part of the primary structure and
is therefore exempt from this definition.

L.

“Manufacture Cannabis” means to compound, blend, extract, infuse, or
otherwise prepare a Cannabis Product.

M.

“MAUCRSA” means the Medicinal and Adult-Use Cannabis Regulation and
Safety Act as codified in Division 10 of the Business and Professions Code,
as the same may be amended from time to time.

N.

“Mobile Marijuana Dispensaries” means any Dispensary, clinic, cooperative,
association, club, business, or group which transports or Delivers, or arranges
the transportation or Delivery, of Medical Cannabis to a Person or conducts
sales of cannabis from a non-fixed location.

O.

“Person” means any individual, firm, corporation, association, club, society, or
other organization. The term Person shall include any owner, manager,
proprietor, employee, volunteer or salesperson.

P.

“Personal Cannabis Cultivation” means Cannabis Cultivation of six or fewer
live Cannabis plants within a single private residence or a fully-enclosed
accessory structure that is accessory to a private residence in accordance
with Health & Safety Code § 11362.2.

Q.

“Private Residence” means a house, an apartment unit, condominium, or
other similar dwelling that is lawfully used as a residence.
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16.79.030

Prohibition

A.

Commercial cannabis activities of all types are expressly prohibited in all
zones in the City. No person shall establish, operate, conduct, or allow, a
commercial cannabis activity anywhere in the City. To the extent that this
prohibition conflicts with any other provision of this code, this prohibition shall
control.

B.

Mobile marijuana dispensaries are prohibited in all zones within the City. No
person shall:
1. Locate, operate, own, suffer, allow to be operated or abide, abet or
assist in the operation of any mobile marijuana dispensary within the
City;
2. Deliver marijuana to any location within the City from a mobile
marijuana dispensary, regardless of where the mobile marijuana
dispensary is located, or engage in any operation for this purpose; or
3. Deliver any cannabis product, including, but not limited to tinctures,
baked goods, or other consumable products, to any location within the
City from a mobile marijuana dispensary, regardless of where the
mobile marijuana dispensary is located, or engage in any operation for
this purpose.

C.

This section is meant to prohibit all activities for which a State license is
required. Accordingly, the City shall not issue any permit, license, or other
entitlement for any activity for which a State license is required under the
MAUCRSA. The city shall also not issue any local license for any activity for
which a state license is required under the MAUCRSA to a non-profit entity
pursuant to California Business and Professions Code section 26070.5.

D.

To the extent not already prohibited above, all deliveries of cannabis or
cannabis products, to or from any location in the City are expressly prohibited.
No person shall conduct or perform any delivery of any cannabis or cannabis
products which delivery either originates or terminates within the City. This
subsection shall not prohibit any person from transporting cannabis through
the jurisdictional limits of the City for delivery or distribution to a person
located outside the City, where such transport does not involve delivery or
distribution within the jurisdictional limits of the City.

E.

To the extent not already prohibited above, Cultivation of cannabis for noncommercial purposes, including cultivation by a qualified patient or primary
caregiver as those terms are defined in state law, is expressly prohibited in all
zones in the City. No person shall cultivate any amount of cannabis in the
City, even for medicinal purposes, except for Personal Cannabis Cultivation in
accordance with Section 16.79.040 below, and where the City is preempted
by federal or state law from enacting a prohibition on such activity.
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F.

16.79.040

This section does not prohibit Cannabis Testing Laboratories, which are
Laboratories and permitted in all zones where Laboratories are permitted.
Personal Cannabis Cultivation Permit

A.

Permit Required. Prior to commencing any Personal Cannabis Cultivation, the
Person(s) owning, leasing, renting, occupying, or having charge or
possession of any legal parcel or premises where Personal Cannabis
Cultivation is proposed to occur must register for a Personal Cannabis
Cultivation permit with the city. No Person shall engage in Personal Marijuana
Cultivation unless that Person has a current valid Personal Cannabis
Cultivation permit from the city, pursuant to this chapter.

B.

Personal Cannabis Cultivation Application. An applicant shall submit a
complete Personal Cannabis Cultivation application to the Director on a form
provided by the city, and prove of payment of the permit fee, in an amount set
by resolution of the city council. Within 30 calendar days of receiving the
application, the Director shall either accept the application for processing, or
return the application to the applicant with a written description of the reasons
for rejection of the application. The Cultivation application shall include the
following information:
1. The property address where the Cannabis will be cultivated;
2. The name and age of each Person owning, leasing, occupying or
having charge of any legal parcel or premises where Cannabis will be
cultivated;
3. The name and age of each Person who will participate in the Cannabis
Cultivation;
4. Property owner acknowledgement of Personal Cannabis Cultivation at
the subject property, affirmed under penalty of perjury, if the Property
Owner is different from the Applicant;
5. A Cultivation plan which includes a scaled property site plan and a
scaled diagram of the floor plan within the residence or Fully-Enclosed
Accessory Structure to be used for Personal Cultivation at the
Personal Cannabis Cultivation Site, and an itemized list of measures
taken to comply with the provisions of this Section including, but not
limited to, odor control, security, electrical and building and safety
provisions, as well as any Cannabis Accessories that will be used for
Personal Cannabis Cultivation; and
6. A signed consent form authorizing City staff, including the Fire and
Police Department, the authority to conduct an inspection of the site
used for the personal cultivation of cannabis, upon twenty-four (24)
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hours’ notice for the purpose of verifying compliance with this Chapter.
C.

Application Approval. Upon verification of the information described in
Subsection B, above, the Director shall issue a notice of decision of a
Personal Marijuana Cultivation permit within 60 calendar days, pursuant to
the following findings:
1. The applicant meets all the requirements of this Section, and any
regulations promulgated under this Chapter.
2. The applicant for the permit and the Personal Cannabis Cultivation Site
are both in compliance with state law, including but not limited to,
Health and Safety Code sections 11362.1, 11362.2 and 11362.3, as
may be amended.

D.

Permits Not Transferable. A Personal Cannabis Cultivation permit issued
pursuant to this chapter is non-transferable and is specific to the permit holder
and the Private Residence or Fully-Enclosed Accessory Structure for which it
is issued.

E.

Permit Renewal. A Personal Cannabis Cultivation permit issued under this
chapter shall automatically expire one year after the notice of decision.
Permit renewal shall be requested through compliance with the procedures
for issuance of a permit as provided in this section. An applicant for a permit
renewal shall be required to pay a permit renewal fee in an amount to be set
by resolution of the city council. However, an applicant for permit renewal
shall not be required to submit a new Cultivation plan (pursuant to subsection
(B)(5) above), provided the Personal Cannabis Cultivation Site follows the
original Cultivation plan and the permit holder is not engaged in additional or
expanded Cannabis Cultivation, as affirmed in the renewal form. Renewal
applications must be received at least 30 calendar days prior to such
expiration.

F.

Permit Revocation. Permits issued under this section may be revoked by the
Director, following notice to the permit holder and an opportunity to submit
written comments on the proposed revocation, upon making any of the
following findings:
1. The permit was issued in error or the Cultivation plan (pursuant to
subsection (B)(5) above) included incorrect information;
2. The Cannabis cultivated at the Personal Cultivation Site has been sold
or used for any commercial activity which is prohibited under this
Chapter, or any other use or activity has occurred that is prohibited by
Health and Safety Code sections 11362.1, 11362.2 or 11362.3, as may
be amended;
3. Violation of any of the provisions of this chapter has occurred at the
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Cannabis Cultivation Site;
4. The Personal Cannabis Cultivation Site has become a public nuisance
or has been operated in a manner constituting a public nuisance;
5. The Cannabis Cultivation is not in compliance with the conditions of
the permit; or
6. The permit holder has engaged in an activity for which the Personal
Cannabis Cultivation permit could have been denied originally.
Appeals. The applicant may appeal the Director’s decision on an
application, renewal or revocation of a Personal Cannabis Cultivation
permit to the planning commission and the planning commission’s
decision to the city council, pursuant to Chapter 16.206 of the code.
An appeal of a decision on a Personal Cannabis Cultivation permit is
not timely if not filed within 15 days of the date of the notice of the
Director’s (or planning commission’s) decision.
G.

Personal Cannabis Cultivation is only permitted when all of the following
conditions and standards are met:
A. Generally.
1. Residence. Personal Cannabis Cultivation is permitted only on parcels
with residential units where the Personal Cannabis Cultivation permit
holder resides full-time. Personal Cannabis Cultivation permit holders
shall not participate in Personal Cannabis Cultivation in more than one
location within the city. Personal Cannabis Cultivation activities may
only occur within a residential unit, garage or Fully-Enclosed
Accessory Structure.
2. Visibility. From the public right-of-way, there shall be no exterior
evidence of Personal Cannabis Cultivation. All Personal Cannabis
Cultivation authorized by this section shall be conducted inside a
Private Residence or within a Fully-Enclosed Accessory Structure.
3. Security. Any Structure used for Personal Cannabis Cultivation shall
be secured with locks to prevent unauthorized entry and/or theft,
remain secure at all times.
4. Code Compliance. The Personal Cannabis Cultivation area shall not
adversely affect the health or safety of the nearby residents by creating
dust, glare, excessive light, heat, noise, noxious gases, odors, smoke,
traffic, vibration, or other impacts, and shall not be hazardous due to
the use of storage of materials, processes, products or waste. The
cultivation area shall be in full compliance with the city building code,
electrical code, mechanical code, plumbing code, and fire code.
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5. Number of plants. Cultivation shall not exceed six (6) living Marijuana
plants of any size per Private Residence.
6. Cultivation area. Personal Marijuana Cultivation must occur within a
cumulative area totaling no larger than 100 square feet.
7. Ventilation. Any multi-family dwelling used for Personal Marijuana
Cultivation must have a ventilation and filtration system installed in the
dwelling unit that shall prevent Marijuana plant odors from exiting the
interior of the unit, and shall comply with all applicable building code
regulations, including obtaining all required permits and approvals for
the ventilation and filtration system. Personal Cannabis Cultivation
shall not create humidity or mold within the Private Residence or FullyEnclosed Accessory Structure in violation of the building code, as
adopted by the city, or the city’s health and safety regulations, as
codified in Chapter 150 Building Regulations of the Santa Paula
Municipal Code.
8. Residential structure. The Primary Residence shall, at all times,
maintain a kitchen, bathroom, and primary bedroom(s) for their
intended purpose, and shall not be used for Cannabis Cultivation
where such Cultivation will prevent their primary use for cooking of
meals, sleeping, and bathing.
9. Accessory structure.
A Fully-Enclosed Accessory Structure, as
defined herein, shall be located within the rear yard area of any legal
parcel or premises. The structure shall maintain a minimum setback of
10-feet from any property line and the marijuana plants shall not be
visible from outside the structure.
H.

16.79.050

Upon twenty-four (24) hours’ notice, the City may conduct an inspection of the
Private Residence or Fully Enclosed Accessory Structure used for Personal
Cannabis Cultivation for the purpose of verifying compliance with this
Chapter.
Administrative Regulations

The City Manager and his/her designee is hereby authorized to promulgate and enforce
administrative regulations in the implementation and enforcement of this chapter.
16.79.060

Violations

In addition to any other remedy available under law, violations of this subchapter are
subject to the administrative citations and penalties provisions in Title 1, Chapter 14, of this
Code.
16.79.070

Public Nuisance
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Any use or condition caused, or permitted to exist, in violation of any provisions of this
subchapter shall be, and hereby is declared to be, a public nuisance and may be summarily
abated by the City pursuant to Code of Civil Procedure Section 731 or any other remedy
available to the City.
SECTION 2: Environmental Assessment. This Ordinance was assessed in accordance
with the authority and criteria contained in the California Environmental Quality Act (CEQA),
the State CEQA Guidelines (the Guidelines), and the environmental regulations of the City.
The City Council hereby finds that under Section 15061(b)(3) of the State CEQA
Guidelines, this Ordinance is exempt from the requirements of CEQA because it can be
seen with certainty that the provisions contained herein would not have the potential for
causing a significant effect on the environment. These commercial uses and outdoor
cultivation are already prohibited in the city and this ordinance clarifies and expands the
prohibition to include new uses that are now authorized under state law. Limited indoor
personal cultivation is allowed under state law and this ordinance imposes reasonable
regulations to prevent impacts. Therefore, there will be no change to the physical
environment,
SECTION 3: Notice. The City Clerk is directed to certify the passage and adoption of the
Ordinance, make a note of the passage and adoption in the records of this meeting, and
within fifteen days after the passage and adoption of this Ordinance cause it to be
published and posted in accordance with California law.
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PASSED AND ADOPTED this _____ day of _______________, 2017.

____________________________
Jenny Crosswhite, Mayor
ATTEST:

________________________________
Lucy Blanco, City Clerk

APPROVED AS TO FORM:

By:

________________________________
John C. Cotti, City Attorney

APPROVED AS TO CONENT

By:

________________________________
Michael Rock, City Manager
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7.D

For the Regular Meeting of the Planning Commission on October 24, 2017
Agenda Item # 7.D

CITY OF SANTA PAULA
PLANNING COMMISSION MEMORANDUM

To:

Members of the Planning Commission

From:

James Mason, Deputy Planning Director

Subject:

13-CDP-09 Minor Modification to Approved Airpark Specific Plan

Date:

October 24, 2017

A request for a minor modification to the Air Park Specific Plan to incorporate mixed use
residential, light industrial and or aviation related business and a height change into a
37-unit airplane hangar project. The project request also seeks approval of an amended
Tentative Tract Map No. 5819 and updated Affordable Housing Plan. The General Plan
designation for the property is Light Industrial and the zoning is Airpark Specific Plan
(SP-7). An Addendum No. 2 has been prepared per California Environmental Quality
Act (“CEQA”) Guidelines Sections 15164 and 15162, as the original project received
approval for a Mitigated Negative Declaration including a Mitigation Monitoring and
Reporting Program (MMRP).
RECOMMENDED ACTION
Staff recommends that the Planning Commission select Alternative No. 1 and
recommend the City Council approve the minor modification to the Airpark
Specific Plan, Affordable Housing Plan, Tentative Tract Map No. 5819 and
Addendum No. 2 to the Mitigated Negative Declaration.
o Location: Properties bounded by 12th Street, Santa Maria Street, Santa Clara
Street and the Santa Clara River
o APNs: 104-0-105-015, 104-0-105-025, 104-0-105-035, 104-0-105-045, 104-0105-055, 104-0-105-065, 104-0-105-085, 104-0-105-095, 104-0-105-105, 104-0105-115, 104-0-105-125, 104-0-105-145, 104-0-105-155, 104-0-105-165, 104-0105-175, 104-0-107-018, 104-0-107-045, 104-0-107-055, 104-0-107-095, 104-0107-105, 104-0-107-115, 104-0-107-125, 104-0-107-135,104-0-107-145, 104-0107-155
o Applicant: Mr. Stephen Wolpin (Three Flyers LLC)
o Zoning: Airpark Specific Plan (SP-7)
o General Plan Designation: Light Industrial
o Environmental: A Mitigated Negative Declaration and two (2) Addendums have
been prepared along with a Mitigation Monitoring and Reporting Plan (MMRP).
SUMMARY
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In January 2008, the prior owner of the airpark project received approval to construct a
two-story 37-unit airplane hangar and residential project on a 6.95± acre parcel at the
eastern terminus of Santa Maria Street west of the Santa Paula Airport. In June, 2014,
the applicant received Planning Commission approval for a minor modification to the
2008 Specific Plan. Over the past nine years through changes in ownership,
partnership and the economic impact of the 2008 recession the submittal for approval of
the final map has been delayed. As a result, the applicant has requested clarifications
and modifications to the project description, specific plan and scope to provide a more
viable and marketable development project.
Following a Planning Commission time extension approved earlier this year to allow
completion of a minor modification begun in 2015, the applicant is currently proposing:
(i) an amendment to the Specific Plan via minor modification that will incorporate mixeduse residential, light-industrial and/or aviation related business development
incorporated into the adopted 37-unit airplane hangar project; (ii) a Tentative Map
amendment to change from two lots to three lots; (iii) a building height change from 35
to 45 feet; and (iv) approval of an update to the affordable housing plan.
In accordance with SPMC §16.13.400, et seq., Inclusionary Housing ordinance, the
project is also required to include a percentage of the residential units to be restricted
for very low-income, low and/or moderate households. The applicant is seeking
approval of an Affordable Housing Plan, "which establishes an affordable housing in-lieu
fee rather than on site construction of affordable units.”
This request is consistent with the original project which received approval in January
2008 for the Airpark Specific Plan and tentative tract map.
BACKGROUND & PROJECT DESCRIPTION:
The Air Park Specific Plan was adopted January 2008 and guides future development
for the area covered by the Specific Plan. The Airpark Specific Plan establishes goals
and objectives and creates development regulations (height, allowed land use, signage,
landscaping, etc.) and guidelines for the area. The proposed amended Airpark Specific
Plan is included as Attachment G. The Airpark Specific Plan as amended will
accommodate a combination of light industrial, aviation related business in addition to
the residential uses originally proposed. As shown on Figure 1-3 in the amended
Airpark Specific Plan, the specific plan area (12.37 acres) is divided into two sub-zones:
Airpark-1 and Airpark-2. Airpark-1 would allow the development of 37-unit airplane
hangar project and Airpark-2 would accommodate the future revitalization of an existing
residential/industrial area into light industrial and outdoor storage uses.
The applicant is also proposing to amend the approved tentative map (Tentative Tract
Map No. 5819) from 2 to 3 lots for the development of the 37-unit unit airplane hangar
project which incorporates mixed-use residential, light-industrial and/or aviation related
business unit development. In addition, as allowed by FAA height restriction, building
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heights will increase from 35 feet up to 45 feet in height where allowable per Federal
Aviation Regulation – 77.
An operational site plan (Sheet P1) for the proposed project is included in Attachment I.
As noted on the site plan, an airplane taxiway would be constructed at the northwest
corner of the parcel, which allows airplanes to be driven from the airpark to the adjacent
Santa Paula Airport. The applicant has preliminary approval from the Santa Paula
Airport to enter into a 25-year renewable access agreement. As part of the project, the
applicant proposes to demolish an existing single-family home and industrial building on
the southeast corner of Santa Maria Street and Ojai Street (a private street) to install the
taxiway. A gate will be installed at the entrance to Ojai Street. This gate will remain
closed and can be opened only with special permission via a remote control or keypad.
A sensor will be placed across the taxiway that will prevent the gate from opening when
an airplane is in the vicinity of the gate.
Four existing industrial buildings on two lots located towards the southern end of Ojai
Street will remain and will have access through the airpark via the “auto traffic” route
shown on Operational Site Plan just north of Building 500, Exhibit AV-0. For safety
reasons, the Santa Paula Airport would prefer to have no public access along Ojai
Street.
ANALYSIS:
General Plan & Zoning
SUMMARY OF GENERAL PLAN, ZONING & LAND USE
General Plan

Zoning

Land Use

Project
Site

Light Industrial

Airpark Specific Plan (SP-7)

Vacant

North

-

-

State Route 126

South

Open Space

Open Space

Santa Clara River

East

Industrial

Industrial

Rain for Rent

West

Airport
Operational

Airport Operational

Santa Paula
Airport

Air Park Specific Plan
The Airpark Specific Plan is designed to implement the goals and policies of the
General Plan. The Plan contains detailed development standards, distribution of land
uses, infrastructure requirements, and implementation measures for the development of
the area. As noted earlier, the Airpark Specific Plan area is divided into two sub-zones.
Air Park-1 covers the southwestern portion of the area and includes the proposed
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airplane hangar/mixed-use residential/light-industrial and/or business development
project buildings located on Ojai Street adjacent to the Santa Paula Airport. Whereas,
Air Park-2 covers the northeastern portion of the specific plan area and includes the
existing industrial building at the eastern terminus. of Santa Maria Street, the existing
single-family homes and vacant lots on Oak Street, Santa Clara Street, Corto Street and
Montebello Street and the existing industrial buildings on Corto Street. Most of Airpark2 is located within the Inner Safety Zone / Runway Protection Zone, which comes with
FAA restrictions governing uses. Exhibit AV-(3), Airpark-2 vs RPZ, illustrates this.
The Specific Plan area is located adjacent to the Santa Paula Airport, which is privately
owned and operated. The Ventura County Transportation Commission has developed
the Santa Paula Airport Comprehensive Land Use Plan (CLUP) that acts as a guiding
document for development around the airport. The CLUP identifies four distinct safety
zones around the airport consistent with the City's Airport Overlay Zones. These zones
are as follows: Inner Safety Zone (ISZ), Outer Safety Zone (OSZ), Height Restriction
Zone (HRZ) and Traffic Pattern Zone (TPZ). All of the parcels in the Specific Plan are
located in the TPZ and the HRZ and many of the parcels are located in the ISZ and
OSZ. All of the single-family dwellings and the one industrial building between Santa
Maria Street and Corto Street in the Airpark-2 sub-zone are located in the Inner Safety
zone, which for safety reasons prohibits structures. See Exhibit AV-(3).
These existing structures are currently considered legal non-conforming structures
since they were built with permits but no longer conform to the Development Code. The
Air Park Specific Plan does not change the current legal nonconforming status of these
structures, and consistent with the Santa Paula Municipal Code (“SPMC”), section
16.110.120 the buildings will be allowed to remain. It is important to note that while
these parcels are included in the Air Park Specific Plan for planning purposes, the
existing regulations governing these properties will not change. The long-term goal of
the Plan is to redevelop the lots in the ISZ with outdoor storage uses – subject to FAA
regulations – and light industrial buildings on the lots east of Corto Street located
outside in the ISZ. The Specific Plan includes standards for outdoor storage
(Development Code Subsection V. Site Development Standards), which specify that all
outdoor storage must be screened from view with a solid block wall or fence and
landscaping must be placed in front of any wall or fence adjacent to a public street.
Chain link fencing with wood or metal slating can only be used for screening purposes
for areas not visible from a public street or parking lot.
Currently there is a roadway gap between the eastern terminus of Santa Maria Street
and the western terminus of Santa Clara Street. Consistent with the requirements in the
General Plan, the Air Park Specific Plan (Section 5.1) includes a provision that would
require the gap to be closed prior to any development in Airpark-2 sub-zone. This would
allow the two streets to be connected providing through access from 10th Street to 12th
Street. Attachment E is a letter from Cal Trans Division of Aeronautics requesting that
City consider vacating Santa Maria Street in order to restrict public access beyond 10th
Street to provide additional security and take-off & landing safety at the airport.
However, staff would recommend against this request, as Santa Maria Street should not
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be privatized because it serves as an important east west connector street that would
provide an alternative route to State Route 126.
The procedures for amending the Air Park Specific Plan can be found in Section 5.4 of
the document. The section includes a procedure for the Planning Director to approve
minor modifications as defined in the Specific Plan and for formal amendments, which
require approval of the Planning Commission and City Council. The applicant’s current
request requires approval of both the Planning Commission and City Council.
Findings
The following findings are required for approval of the amendment to the Specific Plan
in accordance with SPMC sections §16.216.070 and §16.216.080:
A. The proposed specific plan amendment is consistent with the goals, policies, and
objectives of the General Plan. The goals and policies of the General Plan call for
development of properties adjoining or near the airport to be compatible with
airport operations and the airport land use plan. The Air Park Specific Plan (SP7) zoning designation will regulate land uses in the specific plan area and will
provide a compatible mix of airplane hangar/residential light-industrial and/or
aviation related business use condominiums which will promote aviation related
activity.
B. The proposed adoption of the specific plan amendment will not adversely affect
surrounding properties. Per the Air Park Specific Plan some of the proposed land
uses are allowed outright, whereas, some hangar-unit uses would be subject to
Site Development Permit which allows City staff to ensure the project meets all
development and design standards in the SPMC and Specific Plan. A detailed
Use Matrix is provided in the amended Specific Plan.
C. The proposed adoption of a specific plan amendment promotes public health,
safety, and general welfare and serves the goals and purposes of Title 16 to the
SPMC. Any future development proposed on the parcels zoned Air Park Specific
Plan would need to be consistent with the Air Park Specific Plan and the Santa
Paula Airport Land Use Plan including the height restriction zone, which restricts
the height of buildings and structures around the airport. Some of the parcels are
also in the Inner Safety Zone. This area is not considered compatible for any
structural development, although limited parking and outdoor storage would be
allowed under the specific plan and is allowable in the ISZ, subject to FAA
Design Criteria within an RPZ. Existing land uses would be allowed to remain
pursuant to the SPMC and the Air Park Specific Plan. Further, there is adequate
capacity available in the City's sewer and water systems to serve any
development proposed on the parcels and the parcels are physically suitable for
the proposed zoning designation.
Tentative Tract Map Amendment
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The applicant is proposing a Tentative Tract Map amendment to subdivide Air Park 1
area of 6.95± acres into three lots for financing and phasing purposes for development
of the 37 condominium units. The original approval was for two lots.
The proposed airpark project is consistent with the Santa Paula Airport CLUP and the
original project was approved by the Ventura County Airport Land Use Commission at a
public hearing on December 3, 2004. The amended project was reviewed by Ventura
County Transportation Commission staff October 2017 and it was determined that the
project has met the requirements of the CLUP as residential development in the Traffic
Pattern Zone will be no more than 25 percent and the owner of the property has
recorded an avigation easement ca-2009 along with a fair disclosure agreement and
covenant. In addition, the project has been designed to keep all of the Air Park-1 hangar
buildings outside the Inner Safety Zone as no structures are allowed in this zone to
ensure the safety of both the occupants on the ground and the airplanes taking off and
landing at the airport.
The main access to the site would be located on Santa Maria Street with a secondary
access on Montebello Street. The secondary access would be located at the eastern
terminus of Montebello Street, which has been vacated. The north half of the street was
transferred to the property owner abutting the north side of the street and the other half
of the street has been transferred to the airpark owner, now Three Fliers LLC, of the
south side of the street. The applicant has an agreement with the adjacent landowner,
ca-2009, wherein the north half of the vacated street has been purchased by the
airpark.
The parcel is located directly adjacent to the Santa Clara River. The western portion of
the property is protected by an existing rock revetment, which was built to protect the
airport. This rock revetment is located on land previously owned by the Nature
Conservancy, transferred to the Santa Paula Airport in 2008 via Lot Line Adjustment. A
retaining wall will be built along the remainder of the southern portion of the property to
provide flood protection for the eastern portion of the lot. This retaining wall be below
grade and will not be visible from 12th Street. The applicant shows this proposed
retaining wall along the river edge adjacent to proposed bio-swales as shown on the
amended Tentative Tract Map No.5819.
Project Layout and Design
The applicant is proposing to construct a total of thirty-seven (37) units in thirteen
buildings. As noted earlier the air park concept would include an airplane hangar on the
ground level and will vary in size to accommodate one or more light aircraft of varying
sizes and/or other light industrial aviation use(s). Second floor spaces will accommodate
mixed-use residential, light-industrial and/or aviation related business uses above the
hangar spaces and will include an upstairs entry landing & deck of varying sizes. Five
floor plans will be incorporated into the project with the following approximate square
footages.
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Unit A

Unit B

Unit C

Unit D

Unit E

Hangar

1,600 sq. ft.

1,760 sq. ft.

1,920 sq. ft.

2160 sq. ft.

2,400 sq. ft.

Upper
Residential/
Business
Space
Approx.

1,344 sq. ft.

1,484 sq. ft.

1,629 sq. ft.

1760 sq. ft.

2,000 sq. ft.

Total Square
feet Approx.

2,844 sq. ft.

3,244 sq. ft.

3,549 sq. ft.

3920 sq. ft.

4,400 sq. ft.

One vehicle parking space is provided within the airplane hangar of each building and
one additional space will be provided adjacent to the hangar door. Guest parking is
located throughout the site.
A covered deck serves as the private open space for each unit. All of the proposed
residential units would have individual laundry facilities and central air conditioning. An
elevator shaft is an option in the building design and would be the only internal access
between the ground floor hangar and the residential, industrial and/or aviation related
business unit above. All the hangar units would have the primary upstairs entry via
stairs located outside the building.
Fencing and Landscaping
As shown on Attachment J (Sheet L 1.2) a monument sign is proposed at the entrance
on Santa Maria Street along with a wrought iron gate with block pilasters. Wrought iron
or block fencing will be required around the perimeter of the property adjacent to the
public street on Montebello Street and Corto Street.
Landscaping will be provided as shown on Sheet L 1.1. Landscaping within the inner
safety zone is limited to ground cover, shrubs or small trees. Outside of the inner safety
zone, larger trees and other landscaping will be provided around the perimeter of the
site. Smaller trees and ground cover are planned between some of the buildings
adjacent to the entry stairs. Due to the wing span of the airplanes, no trees will be
planted in front of the units because this area serves as the access to the airplane
hangars.
Affordability
The affordable housing requirement related to the proposed project requires that: 1) 6
low or 4 very low income units either be constructed; or 2) an in lieu fee is paid to satisfy
the inclusionary housing requirements. The number and type of dwelling units, as well
as the in lieu fee calculations are based on the based on the affordability standards
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imposed by the Inclusionary Housing Ordinance.
Pursuant to the Santa Paula Municipal Code Section 16.13.407 (C), an affordable
housing plan may be approved which may include a combination of on-site and off-site
inclusionary housing, in-lieu fees; or other proposal designed to provide new affordable
housing upon making the following findings:
1. That the affordable housing plan meets or exceeds the City's objectives for
affordable housing.
2. That it is impracticable for a project to strictly comply with the percentages set
forth above for inclusionary housing units because of the size, location, financing,
or other restrictions on the project; and
3. That approving the affordable housing plan would be consistent with the purpose
of the Development Code.
The applicant has submitted an affordable housing plan (Attachment F) which includes
a proposal to pay an in lieu fee. As discussed above, the project consists of an airplane
hangar on the first floor with a second story residential or business use. The airplane
hangar will have no direct internal access to the unit above. As noted in the Fiscal
Report attached to the Affordable Housing Plan, the units are expected to sell from
$750,000 to $790,000 depending on the size of the unit. Average Sales Price is based
on current hangar sales on the Santa Paula Airport and the surrounding area and the
residential component will be based on replacement costs.
The total in lieu fee has been calculated at $ 356,253 and as specified in the Affordable
Housing Plan, the fee could be paid at time of occupancy of each unit. This would mean
the applicant could pay $9,629 per unit prior to receiving occupancy for each unit.
Specific detail on the estimated sales price and in lieu fee calculations are outlined in
Attachment F.
ENVIROMENTAL REVIEW:
An Initial Study was prepared in accordance with CEQA Guidelines § 15063, which
showed that, if the potential environmental impacts were mitigated, the proposed project
would not cause any significant environmental impacts. Pursuant to CEQA § § 21064.5.
21080(c)(2), the City prepared a Mitigated Negative Declaration (MND) for the proposed
project. The MND and Mitigation Monitoring Program were approved with the project
approval in 2008.
In June 2014, Addendum No. 1 to the Airpark Specific Plan Final MND was reviewed by
the Planning Commission as a part of the amended Specific Plan. The current revisions
to the Specific Plan warrant an additional addendum (Addendum No.2) and staff has
determined that the modifications to the current Specific Plan amendment are minimal
and do not constitute significant changes to the intent of the original project, its size,
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scope and/or environmental impacts (less than 3% change).
PUBLIC NOTIFICATION:
Pursuant to SPMC § 16.204.010, a notice of public hearing was published in the Santa
Paula Times; all property owners within the Airpark Specific Plan area and all property
owners within a 300-foot radius of the project were mailed notifications of the public
hearing; and the project site was posted with two signs (4' x 4').
ALTERNATIVES:
The following alternatives are available to the Planning Commission:
1. Adopt Resolution No. 3772 recommending approval to the City Council for the

Airpark Specific Plan amendment, Tentative Tract Map No. 5819 amendment,
Affordable Housing Plan and CEQA document Addendum No. 2 for the proposed
37-unit airplane hangar project to incorporate mixed-use residential, lightindustrial and/or aviation related business unit development on a 6.95± acre
parcel located at the eastern terminus of Santa Maria Street within the specific
plan boundaries.
2. Continue the hearing in order to obtain further information or for the applicant to

conduct revisions to the plans.
STAFF RECOMMENDATION:
Staff recommends the Commission select Alternative No. 1 recommending approval of
the project to the City Council.

ATTACHMENTS:
A - Resolution No. 3772 & Conditions of Approval
B - City Council Ordinance No. 1273
C - Map of Airpark Specific Plan Area
D - Tentative Tract Map No. 5819
E - CalTrans Feedback Letter
F - Affordable Housing Plan
G - Airpark Specific Plan (distributed under separate cover)
H - CEQA Documents (distributed under separate cover)
I - Project Plans
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ATTACHMENT A
RESOLUTION NO. 3772
A RESOLUTION BY THE SANTA PAULA PLANNING COMMISSION
RECOMMENDING APPROVAL TO THE CITY COUNCIL OF A MINOR
MODIFICATION TO THE AIRPARK SPECIFIC PLAN PROJECT TO INCLUDE:
1)
ADOPTION OF THE AMENDED AIRPARK SPECIFIC PLAN,
2)
ADOPTION OF AN AMENDED TENTATIVE TRACT MAP NO. 5819,
3)
AN ADENDUM TO THE MITIGATED NEGATIVE DECLARATION, AND
4)
ADOPTION OF AN UPDATED AFFORDABLE HOUSING PLAN
AND 37 GROWTH MANAGEMENT ALLOCATIONS.
FOR A PROPOSED 37-UNIT AIRPLANE HANGAR PROJECT WHICH
INCORPORATES MIXED-USE RESIDENTIAL, LIGHT-INDUSTRIAL AND/OR
AVIATION RELATED BUSINESS UNIT DEVELOPMENT LOCATED AT THE
EASTERN TERMINUS OF SANTA MARIA STREET. BOUNDED BY 12TH
STREET, SANTA MARIA STREET, SANTA CLARA STREET, AND THE SANTA
CLARA RIVER
APN'S:
104-0-105-015
104-0-105-065
104-0-105-125
104-0-107-018
104-0-107-115

104-0-105-025
104-0-105-085
104-0-105-145
104-0-107-045
104-0-107-125

104-0-105-035
104-0-105-095
104-0-105-155
104-0-107-055
104-0-107-135

104-0-105-045
104-0-105-105
104-0-105-165
104-0-107-095
104-0-107-145

104-0-105-055
104-0-105-115
104-0-105-175
104-0-107-105
104-0-107-155

(PROJECT NO. 2004-CDP-13)
The Planning Commission of the City of Santa Paula does resolve as follows:

SECTION 1:

The Planning Commission finds and declares that:

A. January of 2008 the City Council approved the zoning change, conditional use
permit, tentative map, housing affordability plan and specific plan for 2013-CDP-09:
Santa Paula Airpark.
B. March of 2017 the applicant requested a Minor Modification for a time extension for
the specific plan to allow for minor changes to a 37 unit airplane hangar project
which incorporates mixed-use residential, light-industrial and/or aviation related
business unit development (the “Project”);
C. Concurrent with this request, the applicant has requested revisions to the tentative
tract map, an addendum to the Mitigated Negative Declaration and an updated
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affordable housing plan and growth management allocations for an existing
undeveloped parcel within the new Specific Plan area. The Planning Commission
will consider these requests after its consideration of the Application.
D. The Applicant’s application was reviewed by the City’s Planning Department for, in
part, consistency with the General Plan and conformity with the Santa Paula
Municipal Code (“SPMC”);
E. The City reviewed the Project’s environmental impacts pursuant to the California
Environmental Quality Act (Public Resources Code §§ 21000, et seq., “CEQA”), the
regulations promulgated thereunder (14 California Code of Regulations §§15000, et
seq., the “CEQA Guidelines”), and the City’s Environmental Guidelines (“Santa
Paula Guidelines”); CEQA, CEQA Guidelines and Santa Paula Guidelines
collectively referred to as “CEQA Regulations”;
F. The Planning Department completed its review and scheduled a public hearing
regarding the application before this Commission for October 24, 2017;
G. On October 24, 2017 the Planning Commission opened a public hearing to receive
public testimony and other evidence regarding the application including, without
limitation, information provided to the Commission by the Applicant. Following the
public hearing, the Planning Commission voted to recommend approval to the City
Council the: 1) Addendum No. 2 to a Mitigated Negative Declaration and a
Mitigation Monitoring And Reporting Program, 2) Adoption of the amended Airpark
Specific Plan 3) Adoption of an amended Tentative Tract Map, 4) an updated
Affordable Housing Plan and 37 Growth Management Allocations; for a proposed
37-unit airplane hangar project which incorporates mixed-use residential, lightindustrial and/or aviation related business unit development.
H. The Planning Commission recommends to the City Council approval of the Project
for reasons stated within the Resolution.

SECTION 2:

Factual Findings. The Planning Commission finds that the following

facts exist:
A. The Applicant proposes to develop real property located on Santa Maria Street,
east of the Santa Paula Airport, which is legally described in the Application (the
“Property”), by subdividing the lot into three parcels and developing a 37 unit
airplane hangar project which incorporates mixed-use residential, light-industrial
and/or aviation related business unit development. The hanger/condominium
concept is a live and fly-in development which allows people to live and/or work
above their private airplane hangar;
B. The Air Park Specific Plan will guide future development in the area covered by the
specific plan;
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C. The Project site consists of a mixture of vacant properties, single family dwellings
and industrial buildings;
D. The Project site is surrounded by the Santa Paula Airport to the west side, 12th
Street to the east side, the Santa Clara River to the south and Highway 126 to the
north;
E. The Santa Paula General Plan (“General Plan”) designates the property as “Light
Industrial” and
F. The SPMC currently zones the property as the Airpark Specific Plan Area. The
property is also within the “Airport-Influenced Area Overlay” (KI) zone, with majority
of the property lying within the “Airport Safety Zone Overlay-Outer Safety Subzone”
(KS-OS) and the “Airport Safety Zone Overlay-Inter Safety Subzone” (KS-IS).

SECTION 3:

General Plan and SPMC Consistency.
The proposed Project
conforms to the City's General Plan and to Title 16 of the SPMC as follows:
A. The Project would be consistent with the General Plan and SPMC based on
documentation contained within the record, including, without limitation, the
Planning Commission staff report of which is incorporated herein by reference;
B. The General Plan Safety Element indicates that development should be compatible
with existing risks from aviation (Goal 6.1) and that development of properties
adjoining or near the airport should be compatible with airport operations and the
airport land use plan (Objective 6(a)).
The properties in the specific plan are
located adjacent to the Santa Paula Airport which is privately-owned and operated.
The Ventura County Transportation Commission has developed the Santa Paula
Airport Comprehensive Land Use Plan (CLUP) that acts as a guiding document for
development around the airport. The CLUP identifies four distinct safety zones
around the airport. These zones are as follows: Inner Safety Zone (ISZ), Outer
Safety Zone (OSZ), Height Restriction Zone (HRZ) and Traffic Pattern Zone (TPZ).
All of the properties in the specific plan are located in the TPZ and the majority of
the properties are also in the ISZ or OSZ. The CLUP limits the types of uses
allowed in each zone. Consistent with the CLUP, the Airpark Specific Plan limits
the maximum structural coverage for residential uses to no more than 25 percent
and no structures are allowed in the ISZ.
C. The General Plan Noise Element states that development should mitigate the
undue generation of noise (Goal 1.2) and that the City should consider the noise
environment as part of land use planning (Goal 1.3). The Airpark Specific Plan will
further these goals though the implementation of Title 24 and the California Building
Code requirements which will require the incorporation of noise attenuating building
techniques for any residential structural built in the specific plan area. This would
reduce noise from the airport operations and the nearby roadways.
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SECTION 4:

Specific Plan Findings. Pursuant to SPMC §§ 16.216.070 and
16.216.080, the Planning Commission makes the following findings:
A. The proposed adoption of a specific plan are consistent with the goals, policies, and
objectives of the General Plan. The goals and policies of the General Plan call for
development of properties adjoining or near the airport to be compatible with airport
operations and the Airport Land Use Plan. Changing the zone and adopting a
specific plan to regulate land uses in the specific plan area will provide a compatible
mix of development which incorporates mixed-use residential, light-industrial and/or
aviation related business unit development and will promote aviation related activity.
B. The proposed adoption of a specific plan will not adversely affect surrounding
properties. Development allowed as part of the Airpark Specific Plan would be
subject to either a Conditional Use Permit or Site Development Permit which will
allow city staff or the Planning Commission to ensure the project meets all
development and design standards in the SPMC.
C. The proposed adoption of a specific plan promotes public health, safety, and
general welfare and serves the goals and purposes of Title 16 to the SPMC. Any
future development proposed on the parcels zoned Airpark Specific Plan will need
to be consistent with the Airpark Specific Plan and the Santa Paula Airport Land
Use Plan including the Height Restriction Zone, which restricts the height of
buildings and structures around the airport. Some of the parcels are also in the
Inner Safety Zone. This area is not considered compatible with any structural
development, although parking and outdoor storage would be allowed under the
Specific Plan. Existing land uses would be allowed to remain pursuant to the SPMC
and the Airpark Specific Plan. Further, there is adequate capacity available in the
City’s sewer and water systems to serve any development proposed on the parcels
and the parcels are physically suitable for the proposed zoning designation.
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SECTION 5: Tentative Map Findings. Based upon the entirety of the record, including,
without limitation, the staff report and public testimony submitted during the public hearing,
the Planning Commission finds that the subdivision is:

A. Consistent with the Santa Paula General Plan; The goals and policies of the
General Plan call for development of properties adjoining or near the airport to be
compatible with airport operations and the airport land use plan.
B. Consistent with the amended Air Park specific plan; Per the Air Park Specific Plan
some of the proposed land uses are allowed outright, whereas, some hangar-unit
uses would be subject to Site Development Permit which allows City staff to ensure
the project meets all development and design standards in the SPMC and Specific
Plan.
C. Consistent with the development code of the SPMC; The Project would serve the
goals and purpose of the SPMC because development of the Property as defined in
the Specific Plan would be consistent with the SPMC.
D. In the interest of public health and safety, as proposed. The project will provide
land to generate new housing development, thereby contributing to the economic
benefits of the City and its citizens by creating more opportunities for home
ownership
E. A necessary prerequisite to the orderly development of the surrounding area; The
Air Park Specific Plan will regulate land uses in the specific plan area and will
provide a compatible mix of airplane hangar/residential light-industrial and/or
aviation related business use condominiums which will promote aviation related
activity.

SECTION 6:

Affordable Housing Plan.
Pursuant to SPMC §16.13.407, an
Affordable Housing Plan may be approved which may include a combination of on-site and
off-site inclusionary housing, in-lieu fees; or other proposal designed to provide new
affordable housing upon making the following findings:
A. That the affordable housing plan meets or exceeds the City’s objectives for
affordable housing. The applicant has submitted an affordable housing plan, which
includes a proposal to pay an in lieu fee to comply with the City’s Inclusionary
Housing Requirement.
B. It is impracticable for the Project to strictly comply with the percentages of
inclusionary units otherwise required by the SPMC because of the location of the
project.
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C. That approving the affordable housing plan would be consistent with the purpose of
the Development Code. The Affordable Housing Plan would be consistent with the
objectives, goals, and policies of the Airpark Specific Plan.

SECTION 7:

Environmental Review. An Initial Study was prepared in accordance
with CEQA Guidelines § 15063, which showed that, if the potential environmental impacts
were mitigated, the proposed project would not cause any significant environmental
impacts. Pursuant to CEQA §§ 21064.5 and 21080(c)(2), the City prepared a Mitigated
Negative Declaration (MND) for the proposed project. The MND was distributed between
March 23, 2007 and April 12, 2007 for public comment. Comments received during the
public comment period were responded to in the Final MND. A Mitigation Monitoring and
Reporting Plan (MMRP) was prepared to implement and monitor the mitigation measures
identified in the Final MND. The Final MND, which includes the MMRP, is on file with the
City Planning Department.
On June 2014 an addendum to the Airpark Specific Plan Final Mitigated Negative
Declaration (Addendum #1) was reviewed by the Planning Commission as a part of the
amended Specific Plan. October 2017 revisions to the Specific Plan warranted an
additional addendum (Addendum #2) and staff determined that the modifications to the
Specific Plan were minimal and did not constitute significant changes to the intent of the
original project, its size scope and/or environmental impacts (less than 3% change). A
Mitigation Monitoring and Reporting Plan (MMRP) was prepared to implement and monitor
the mitigation measures identified in the Final MND. The Final MND, and the addendum
which includes the MMRP, are included as Attachment I.

SECTION 8:

Conclusions

A. The project would be consistent with the General Plan and would not conflict with
the SPMC;
B. The Project would serve the goals and purpose of the SPMC because development
of the Property as allowed in the Specific Plan would be consistent with the SPMC.
C. Based upon the entirety of the record, including, without limitation, the staff report
and public testimony submitted during the public hearing, the Planning Commission
finds that the specific plan is:
a. Consistent with the Santa Paula General Plan;
b. A necessary prerequisite to the orderly development of the surrounding area.
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SECTION 9:

Approval. Subject to the Conditions of Approval listed on the attached
Exhibit “A” which are incorporated into this Resolution by reference, the Planning
Commission finds that the Addendum Number Two to the Final Mitigated Negative
Declaration is the appropriate environment document for this project. Further, the
Planning Commission recommends that the City Council adopt an amended airpark
specific plan and approve the following permits: Tentative Tract Map No.5819, Conditional
Use Permit, Design Review Permit, Affordable Housing Plan and Growth Management
Allocations.

SECTION 10:

Effective Date. This Resolution will become effective immediately
upon adoption and remain effective unless superseded by a subsequent resolution.

SECTION 11:

The Commission Secretary is directed to mail a copy of this
Resolution to the Applicant and to any other person(s) requesting a copy.

SECTION 12:

Appeal. The action of the Planning Commission may be appealed to
the City Council within ten (10) calendar days of said action. The appeal fee to the City
Council is $5,000. All appeals must be in writing and filed with the City Clerk within this
time period. Failure to file a timely written appeal constitutes a waiver of any right of
appeal.

SECTION 13:

Action Type. This Resolution of the Planning Commission’s action is
advisory to the City Council.
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PASSED AND ADOPTED this 24th day of October, 2017.

________________________________
Ike Eckert, Chairperson
City of Santa Paula Planning Commission

ATTEST:

Janna Minsk, Secretary
City of Santa Paula Planning Commission

APPROVED AS TO FORM:

Gregg W. Kettles, Assistant City Attorney
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EXHIBIT A
PLANNING COMMISSION RESOLUTION 3772
CONDITIONS OF APPROVAL
Project No. 2013-CDP-09:
In addition to all applicable provisions of the Santa Paula Municipal Code ("SPMC"),
Mr. Stephen Wolpin, Three Fliers, LLC (Applicant) agrees for themselves, theirs, heirs
and assigns that they will comply with the following provisions as Conditions for the City
of Santa Paula's Approval of Project No. 2013-CDP-09 ("Project Conditions").

I. GENERAL CONDITIONS
1. Awareness. The Resolution and these associated Conditions of Approval have
been adopted with the knowledge, understanding and consent of the Property
Owner/Applicant.
2. Compliance. The Property Owner/Applicant must comply with all applicable
ordinances, codes, regulations, policies, and conditions (including those herein) and
pay all applicable fees and assessments to the City.
3. Violation. The Property Owner/Applicant’s failure to comply with, or breach of, any
Project Conditions may result in the amendment or revocation of this Permit, or any
related permits, or other enforcement action, as may be appropriate in the case.
The City may undertake such acts and incur such expenses as it may consider
necessary to effect compliance, the cost thereof including without limitation,
administration costs and recoverable attorney’s fees, to be reimbursed by the
applicant or current property owners, as may be appropriate in the case.
4. Scrutiny. This permit is subject to an ongoing review. If at any time valid,
substantiated complaints are received, a public hearing may be held before the
Planning Commission, at the sole discretion of the City, to determine if any condition
or the permit should be modified, amended or revoked.
5. Assignment.
transferable.

II.

The permit is granted for the subject Property only and is not

SITE IDENTIFICATION

6. Street names. A list of proposed street names and a list of alternate street names
should be submitted to the Planning Department for approval.
7. Addresses. All numbered lots must have addresses approved by the Fire
Department and assigned by the Building & Safety Department. Specific street
address shall be affiliated with Santa Maria Street.
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III.

ENVIRONMENTAL CONDITIONS

8. MMRP Compliance.
Mitigation Monitoring and Reporting Program. The
Owner/Applicant must comply with the Mitigation Monitoring and Reporting Program
(MMRP) that was prepared as a part of the approved Mitigated Negative Declaration
(MND) for this project and all of the mitigation measures identified therein. The
MMRP is incorporated into these conditions by reference.
9. MMRP Payment. Mitigation Monitoring and Reporting Program. In compliance with
State law, a Mitigation Monitoring and Reporting program will be administered for the
project. Before issuance of grading permits, the Applicant must pay a deposit of
$85,700 for administering the MMRP. This fee must be paid not later than January
1st of each year and may be increased by City in its discretion. The Mitigation
Monitoring and Reporting program fee shall be administered annually until all
components of the MMRP have been certified as completely resolved by the City
Plans submitted for building permits must conform to all the Conditions of Approval
as approved by the Planning Commission.

IV.

BUILDING AND SAFETY

10.Conformity. Plans submitted for building permits must conform to all the Conditions
of Approval as approved by the Planning Commission.
11.Building Codes. The Building & Safety Department will require a complete set of
plans for the intended improvements to the property and structures in compliance
with current California Building Codes at the time of submittal.

V.

FIRE DEPARTMENT

12.Compliance. Project must comply with all Fire Codes.
13.Related Permits. Obtain any required Fire Department permits.
Ref. California Building Code Sec. 105.1.1
14.Knox Box. Install a Key Box, the city of Santa Paula recognizes only the "Knox-Box"
system of key boxes. Obtain all needed registration forms from the Santa Paula
Building and safety office. The correct location for the installation of the key box will
be determined the Fire Prevention Bureau.
Ref. California Fire Code Sec 506.1
15.Access. Fire Department access to Ojai Street and the east end of the airport
including the businesses (Sheet Craft and Michael's Machine shop) located west of
the project must be provided.
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16.Easement. An easement may be required for the Fire Department to have access to
the river's edge. Cross reference with the applicable Conditions of Approval –
Easement(s).
17.Hydrant. One additional fire hydrant must be provided inside the gate to serve as a
water supply for protection of the hangers. The final location will be approved by the
Fire Department.
18.Hydrant Standards. All hydrants must meet City standards with locations and fire
flow requirements determined by the City of Santa Paula.
19.Sprinkler System. Before issuance of Building Permits, All new construction will
have Fire sprinklers per City of Santa Paula Municipal Code. The type of fire
sprinkler systems will be determined when a specific plan for the use of the hangers
is determined
Ref. California Fire Code 903
20.Sprinkler Monitor. All valves controlling the water supply for the water flow switch
shall be electrically monitored. Valve monitoring shall be automatically transmitted
to an approved central station, remote station or proprietary monitoring station and
shall sound an audible signal at a constantly attended location.
Ref. California Fire Code 903.4
21.Fire Extinguishers. Install portable fire extinguishers per NFPA # 10. The
extinguishers shall be a minimum size of 2:A.10-BC and located inside the building,
one near each required exits and at specified travel distances per NFPA. Additional
fire extinguishers, larger sizes or different locations may be required by the Santa
Paula Fire Prevention Bureau due to the findings of on-site inspections.
Ref. California Fire Code Sec. 906.1
22.Smoke Detector. A Fire Suppression and smoke detection system, approved by the
State Fire Marshal, shall be installed and properly maintained; said devices shall be
hard wired in to the buildings electrical system and be provided with a battery backup.
Ref. California Fire Code Sec. 907
23.Irrigation. All vegetation must have sprinklers. All vegetation must be kept clear of
weeds and maintained to ensure that it does not create a fire hazard.
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VI.

PLANNING DEPARTMENT

24.This approval is granted for the land or land use described in the application and any
attachments thereto for Project No. 2013-CDP-09, Airpark Specific Plan,
Amendment #1 (the "Project").
25.Fidelity. The Planning Director may approve minor changes, but any substantial
change will require the filing of a modification application to be considered by the
Planning Commission.
26.Avigation Easement. The applicant and all future property owners must agree to
record an Avigation Easement in a form approved by the City Attorney. An avigation
easement is an agreement that grants the right to fly airplanes over the property,
even if the practice causes damage, inconvenience, or loss of property. Such
agreement usually restricts the property owner from building or growing anything
over a specified height. The Applicant has prepared an Avigation Easement for Tract
5819 as part of the 2008 application materials.
27.Airport Influence Area. Concurrent with offering or listing of a property for sale, the
applicant and all future property owners must prepare and record a notice of
disclosure that states the property is within an established Airport Influence Area.
This notice of disclosure must comply with all applicable policies and provisions of
the 2004 California Real Estate Disclosure Law (California Assembly Bill 2776), per
Business and Professions Code §§ 11010(a) and (b)(13) as well as Civil Code §§
1102.6, 1103.4 and 1353.
28.Homeowners Association. Before the issuance of a building permit, the project must
form a Homeowners Association and submit the Codes, Covenants, and Restrictions
(CC&R's) to the City for approval. The CC&R's must be approved by the City’s
Planning and Legal Departments for any development application related to Phase-1
of the Airpark-1 hanger/apartments.
29.Second Taxiway. Any proposal to add a second airplane taxiway access to the
Santa Paula Airport at the southern property line of the project, parallel to the
existing runway, adjacent to the Santa Clara River, must be approved by the City
Planning and Fire Departments.
30.Development Impact Fees. Before issuance of a Certificate of Occupancy, the
Applicant/Owner must pay Development Impact Fees and submit proof of payment
to Planning Department staff. Impact fees will be calculated based on the prevailing
rate at the time of final building permit approval (i.e., submittal of Plan Check).
31.Affordable Housing Trust Fund. The applicant must pay the City's Affordable
Housing Trust Fund, as part of the approved Affordable Housing Plan. This payment
may be paid at time of Certificate of Occupancy for each individual unit.
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32.Montebello Street - vacation. Before the issuance of a building permit, the applicant
must apply for and receive approval of a street vacation for the eastern terminus of
Montebello Street.
(Note: This was accomplished on December 15, 2008, per City Council
Resolution #6522, "A Resolution abandoning of Montebello Street between
Corto Street and Twelfth Street", and recorded on January 27, 2009 by the
Ventura County Clerk and Recorder, document # 20090127-0010904-0.)
33.Montebello Street - control. Before the issuance of a building permit, evidence (title
report or property deed) must be provided showing the applicant owns or controls
the northern half of the vacated portion of Montello Street.
(Note: This was accomplished on December 15, 2008, per City Council
Resolution #6522, "A Resolution abandoning of Montebello Street between
Corto Street and Twelfth Street", and recorded on January 27, 2009 by the
Ventura County Clerk and Recorder, document # 20090127-0010904-0.)
34.Walls & Fences. Before the issuance of a building permit, fences and walls must be
installed for screening and must be provided along the north and east property lines,
as per the approved plans. The design of all fencing and walls must be approved by
the Planning Department, and the extent of the wall will occur in tandem with the
phased development.
35.Curbing. A zero-height concrete curb (flush with street) is permissible only for the
designated airplane taxiing and parking areas, as depicted on the approved site
plans, and must be approved by the City Engineer. For all other non-airplane areas,
a six-inch concrete curb must be provided around all landscaped areas or as
approved by the City Engineer. Bumper guards, wheel stops, or curbing must also
be provided for all applicable parking stalls, as determined by the City.
36.Taxiway access. The two lots on Ojai Street that serve as the access taxiway from
the project to the airport must be maintained as an access taxiway for the project
unless the applicant receives approval from the City to relocate the access.
37.Master Sign Plan. Before issuance of building permits, the applicant must submit
and obtain approval of a Master Sign Plan by the Planning Department. All signage
must be consistent with the Airpark Specific Plan.
38.Lighting Plan. Before issuance of building permits, the applicant must submit and
obtain approval of a lighting plan by the Planning Department. All lighting must be
consistent with the Airpark Specific Plan and the SPMC, and incorporate all existing
and proposed sources of illumination.
39.Payment. Before issuance of any grading or building permit, all Planning Department
project review fees and charges must be paid in full.
Ex A: Conditions of Approval
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VII.

PUBLIC WORKS

40.Related Permits. The Property Owner/Applicant must obtain all applicable Public
Works permits. All requirements of any other law or agency of the State of
California and any other governmental entity applicable to this development must be
met.
41.Documents. Copies of all construction related documents shall be forwarded to the
Public Works Inspector including, but not limited to, survey cut sheets, and concrete
batch tickets.
42.Inspections Funds. The Applicant must submit and maintain sufficient funds on
deposit for construction observation services. Cost of the inspections related to onsite and off-site improvements must be borne by the Applicant. The Public Works
Director will determine the deposit amount and provide Applicant account usage
upon request.
43.Waste Diversion. The applicant must comply with the City Construction and
Demolition (C&D) program whereby 60% by weight of the construction / demolition
material are diverted from a landfill.
Contact Mr. Raul Gaitan at Public Works to discuss (805) 933-4212 ext. 0.
44.Water Rights. Before issuance of any grading permit, water rights shall be conveyed
to the City of Santa Paula pursuant to SPMC § 52.021. The applicant must convey
water rights to the City of Santa Paula in the amount of 125 % of the project water
demand the proposed development would impose.
45.Water/Sewer. Before the issuance of building permits, the applicant must submit
service sizing requirements for water, per the Uniform Plumbing Code for review and
approval by the Building and Safety Department.
46.Water Service. Before issuance of building permits, the on-site fire protection, (i.e.,
hydrants or sprinklers), shall include an approved detector check with a "tattle tale"
meter, if required by the City of Santa Paula. All backflow devices must be located at
the property line or within and easement. The Public Works Department in
cooperation with the Owner/Applicant will determine the final location. See also
Condition Nos. 47 -50, below.
47.Landscape Water Use Plan. Before issuance of any grading or building permit, a
preliminary landscape irrigation plan, including calculations, must be submitted to
the Public Works Department for review and approval. This plan must comply with
California Water Code, § 13551.
48.Water/Sewer. Before issuance of any grading permit, plans for water/sewer
connection to the City's systems must be reviewed and approved by the City's
Engineer.
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49.Road Report. Before the issuance of building permits for Phase 2, a thorough
evaluation of any public street structural road section from a qualified soils engineer
must be submitted to the City Engineer for review prior to the construction of the
public streets. Soils Engineer shall submit R-Value to City Engineer. This must be
submitted in a tabular form including street name, classification, ADT. The traffic
index for Santa Maria St. shall be 8.0, while Montebello St.7 and Oak St. shall be
846.5. The traffic index for Corto St. shall be 6.5.
50.SWPPP. During construction, the MS4 permit requires the preparation and
implementation of a Stormwater Pollution Prevention Plan (SWPPP) identifying Best
Management Practices (BMP's) to control surface runoff, erosion, and
sedimentation.
51.Stormwater Management. Before issuance of any grading permit, detailed drainage
analysis must be submitted for review and approved by the City Engineer. Drainage
analysis must address the tributary drainage flows, on-site improvements; and MS4
calculations effect on downstream property.
52.Pollution Control. During construction, development must be undertaken in
accordance with conditions and requirements of the Ventura Countywide
Stormwater Quality Management Program, National Pollution Discharge Elimination
System (NPDES) Municipal Separate Storm Sewer System Permit No. (MS4) Permit
No. CAS0004002, Order R4-2010-0108. The Protect construction plans must
incorporate Best Management Practices applicable to the development for the
review and approval of the City. Construction and design standards can be found by
visiting the California Storm Water Quality Association.
website: www.cabmphandbooks
53.Stormwater Management for Off-Site Flows. The developer must install proprietary
stormwater cleaning devices to treat 10% of the Q50 for each of the two City storm
drains that pass through the site. The Q50 flows shall be calculated based on the
assumption that the existing storm drains are currently sized to convey Q10. The
City shall reimburse the developer for the full cost of diverting and treating 10% of
Q50 for each City storm drain by applying credit against project stormwater fees per
SPMC § 160.120. The developer shall provide an easement for all City storm drains
and their appurtenances on this site.
54.Stormwater Management for Off-Site Flows. The applicant must provide an overland
flow route across the site from the two existing box culverts which convey storm
waters from the Santa Paula Creek to the Santa Clara River. Such overland flows
shall not impact proposed buildings. The overland flow route capacity shall be
calculated based upon the capacity of the existing box culverts.
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55.Stormwater Management. Protect runoff is not subject to flow quantity mitigation
requirements as the site discharges to a water body with greater than 25,000-cfs
100-year flow as per Section 2.9, Step 8b (5) of the Ventura County Technical
Guidance Manual for Stormwater Quality Control Measures (updated 13 July 2011):
The project stormwater quality shall be mitigated separately from the City
stormwater by stormwater quality cleaning devices using infiltration features.
56.Infiltration Basin. The Homeowner's Association will be responsible for the continued
maintenance of the infiltration basin(s). Provide evidence that legally binds the
Homeowner's Association to this obligation. Evidence shall be provided before
issuance of building permits. Maintenance of the infiltration basins must be
conducted in such a manner as to avoid potential mosquito breeding.
57.Water/Sewer. A Registered Civil Engineer must be retained to design the proposed
sewage system according to the City of Santa Paula Standards in compliance with
the City's Master Plan of Sewer.
58.Water/Sewer. Design, installation, materials and location of water and sewer
improvements must meet the City's standard procedures and requirements
specifications and American Water Works Association (AWWA) guidelines for the
design and construction of water facilities.
59.Water/Sewer/Storm Drain. All water, sewer and storm drain facilities proposed must
be sized consistent with their respective Master Plan criteria and approved by Public
Works Director.
60.Water/Sewer. Water and sewer mains must have a minimum horizontal separation
in accordance with State DHS requirements. When any deviation from the minimum
separation exists, the City will make a determination on a case-by-case basis.
61.Public Sewer. The sewer manhole must be located every 300-feet or at change in
direction at a minimum. Manholes must be Geneva Products "Armorock" type and a
minimum of 60-inches in diameter with no steps. Manhole lids must be per the City
standard. Ends of main must have a manhole as the terminus.
62.Private Sewer. The sewer manhole must be located every 100-feet or at change in
direction at a minimum. Manholes must be Geneva Products "Armorock" type and a
minimum of 60-inches in diameter with no steps. Manhole lids must be per the City
standard. Ends of main must have a manhole or cleanout as the terminus.
63.Public Water. A water main isolation valve must be provided at every leg of each
cross and tee flange.
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64.Water Service. Separate domestic and landscape services are required. Approved
backflow prevention devices must be provided for domestic and irrigation services.
65.Water Service. On-site water system plans must be submitted for fire protection
facilities requirement, meter size determination and capital fee calculation.
66.Water Meters. All water meters must be located within the public right-of-ways or
easements and be of the automated meter reading technology compatible with the
City's system and verified by the Public Works Department.
67.Construction Water. All construction water will require a hydrant meter. Applicant
must apply for the meter five working days prior to commencement of work.
68.Access. Existing City roads, which require reconstruction, must provide reasonable
access to nearby residences and businesses at all times, with adequate detours,
during construction.
69.Encroachment Permit. Before the issuance of building permits, an encroachment
permit must be obtained from the Public Works Department if any construction is
performed within the public right of way.
70.Easements. No structures are to be built upon any easement. Exact location of
existing waterlines and associated easements, will need to be verified and plotted on
the site plan prior to approval. Relocation of facilities may be required by the project.
71.Easement - Utility. All easements for water/sewer mains must have a minimum width
of 15-feet for a single utility or 25-feet for two parallel utilities provide 10-feet outside
of the utility line on one side. Water/sewer mains or storm drains must be located offcenter within the given easement to provide a minimum of 10-feet on one side.
72.Easement - Drainage. Infiltration basin(s) and drainage courses must be covered by
private easement. Instruments covering recordation and delineation of easements
must be shown on the final map for approval. A Maintenance and Operations Plan"
is required to be submitted for approval by the City.
73.Easement - River. On the proposed Lot 3, an existing easement provides access to
the Santa Clara River for the Santa Clara River for The Nature Conservancy,
Ventura County Watershed Protection District, and City of Santa Paula. As
proposed, the building with units 30-33 is atop the existing easement. For the
depiction of the existing easement, refer to Easement #2 ("E2") on the TTM 5819.
74.Easement – River. Before the recordation of the final Tract Map, the existing
easement must be quitclaimed and new easement established. For the details of the
existing and proposed easement, refer to Easement Agreement (with Exhibits A-C)
between Robert D. Banman and The Nature Conservancy, dated December 31,
2001 (Ventura County Clerk & Recorder, DOC-2002-0022166-00).
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75.Utilities - Undergrounding. Existing utility poles must be shown on the improvement
plans and those utilities relocated underground, without cost to the City.
76.Utilities – Related Permits. The applicant must coordinate with affected utility
companies and obtain any permits as necessary for the development of this project.
77.Street Marking. Signing and striping, as necessary, must be provided to address
accesses where private streets or driveways intersect with public streets. The
proposed signing and striping must be reviewed and approved by the City Engineer.
78.Trash. Solid Waste dumpster storage must be per the City of Santa Paula standard
plans. Alternate bin enclosures to match the site architecture may be allowed with
City approval. The area must be kept neat at all times. Violations will require
increased emptying by the refuse hauler. One 3-yard recycling container must be
provided along with Solid Waste 3-yard containers. Applicant must provide a
program for the yard waste generated by the project acceptable to the Public Works
Department or provide onsite yard waste containers.
79.File Submittals. A digitized drawing file of the sewer improvement plans, in a City's
compatible CAD system, must be submitted along with original Mylars.
80.Improvements Standards. All improvements within public right of way or future public
right of way must be built to City Standards and in accordance with the current
edition "Standard Specification for Public Works Construction" and the City of Santa
Paula Standards. All improvements in the public right-of-way (and including grading
and storm drains) must be bonded in accordance with "Subdivision Map Act" before
recordation of the Final Map if the improvements are not finished before recordation
of the final map. Bonding will include the following: 100% labor & material Bond, &
warranty. All improvements must bond for 100% of approved cost estimate to
construct improvements unless constructed and approved before recordation of
Final Map. Before Bond Release or Bond Reduction of the improvements and prior
to acceptance of the improvements by the City, "As Builts" for the improvements
must be submitted to the City.
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VIII. PUBLIC WORKS - GRADING
81.Grading. When submitting grading plans for review, the number of acres that are
being disturbed versus the total acreage of the project must be provided.
82.Grading. Before the issuance of grading permits, grading plans complying with the
provisions of the California Building Code and the City of Santa Paula Development
Code must be submitted to incorporate all the recommendations of the soils and
geology reports and must be reviewed and approved by the soils engineer and the
geologist.
83.Soils report. Before the issuance of grading permits, a final soils report must be filed
with and approved by City Engineer and the Building Official. A trust deposit to cover
the actual costs of the review must be submitted with the report.
84.Erosion control. On or before the issuance of grading permits, all erosion and
sediment control plans and permits must be submitted to, and approved by, the City
Engineer prior to any land disturbance.
85.Erosion control. Erosion control devices must be installed at all perimeter openings
and slopes. No sediment is to leave the job site. All newly graded surfaces not
immediately involved in construction must have some method of erosion protection,
i.e., mulching, fiber fabrics, planting, or tackifier. Contact Public Works for an
inspection request and approval of erosion control measures.
86.Dust suppression. Water spraying or other approved methods must be used during
grading operations to control fugitive dust.
87.Affiliated permits. Applicant must obtain all necessary regulatory permits (CDFW,
ACOE, Ventura County Watershed Protection District, etc.). Copies of permits must
be provided to Public Works prior to issuance of a grading permit.
88.Retaining walls. Before issuance of any grading or building permit, the applicant
must submit plans and obtain separate building permits for required retaining walls,
as applicable.
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IX.

BEFORE PUBLIC STREET IMPROVEMENTS

89.Supersedes. The Conditions of this resolution prevail over all omissions, conflicting
notions, specifications, dimensions, typical sections, and the like, which may not be
shown on the improvement plans.
90.Responsibility. The Applicant is responsible for all actions of its contractors and
subcontractors until such time as City has accepted the improvements.
91.Technical Specifications. All Public Works construction must be in accordance with
the following, and must be used for all public improvements on the approved
improvement plans including, but not limited to, water, sewer, and storm drain utility
systems:
a. City Standard Specifications;
b. All applicable City Standard Plates and any modification thereto by the City;
c. City of Santa Paula Standard Land Development Specifications;
d. Standard Specifications for Public Works Construction, “Greenbook”, latest edition;
e. American Water Works Association Standards;
f. California State Department of Health Standards;
g. Ventura County Watershed Protection District Standards.

X.

BEFORE BUILDING PERMITS

92.CoA’s on Plans. Before the issuance of building permits, plans submitted to the
Building & Safety Department to obtain permits must have these Conditions of
Approval printed directly onto the building plans and the Project No. 2013-CDP-09 in
the title blocks of the plan blue prints for this Project.
93.Utilities on Plans. Before the issuance of building permits, the plans provided to the
Building & Safety Department for plan check must show all utilities to serve the
proposed building. The meter point of responsibility must be shown on the
improvement plans. Improvement plans will need to show proposed abandonment
for services not needed.
94.Project Review Charges/Fees. Before the issuance of building permits, all
Department’s project review related fees and charges must be paid in full.

Ex A: Conditions of Approval
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XI.

DURING CONSTRUCTION ACTIVITIES

95.Construction Noise & Hours. During construction, all construction activities must
comply with Chapter 93 of the SPMC regulating noise and construction activities are
restricted to 8am - 6pm Monday through Friday (and, if approved by Building &
Safety via special permit, 9am – 5pm on weekends and holidays). The general
contractor or other person responsible for construction must place a notice of the
construction hours and noise limitations at all entrances to the construction zone.
The notice must be titled in letters at least one-inch in height and be placed at least
five-feet above ground level.
96.Construction Parking. During construction, all construction equipment and vehicles
must be stored or parked on the subject site, and must not be stored or parked on
City streets, except as may be permitted by the City Engineer for a specified
temporary period through written authorization or as agreed upon as a result of the
Construction Management Plan to be developed, reviewed and approved by the
City.
97.Best Management Practices. During construction, the construction plans must
incorporate Best Management Practices applicable to the development for the
review and approval by the City Engineer. The Applicant is responsible for BMP
monitoring, performance, maintenance and replacement during construction and
until they are not required. Inspection of all erosion and sediment control (ESC)
devices and BMP’s must be conducted every 14-days and within 24-hours of a halfinch rainfall event. Inspections must be recorded.
98.Dust Suppression. During construction, fugitive dust emissions during construction
must be minimized by watering the site for dust control and periodically mechanically
sweep adjacent streets to remove accumulated materials. A water truck and driver
must be present on site at all times when construction traffic is using unpaved
surfaces.
99.Pollution Control. During construction, development must be undertaken in
accordance with conditions and requirements of the Ventura Countywide
Stormwater Quality Management Program, National Pollution Discharge Elimination
System (NPDES) Permit No. CAS004002, RWQCB Order No. 2010-0108, or
current version. The Project construction plans must incorporate Best Management
Practices applicable to the development for the review and approval of the City.
Construction and design standards can be found by visiting the California State
Water Resources Control Board website: www.cabmphandbooks.org.
100. Utilities. During construction, all water, sewer, gas, underground power, cable
TV, or telephone lines, or conduits or underground drain lines must be installed
before any paving is placed. Utility stub connections to the property boundaries may
be omitted only with the express and written permission of the Public Works
Director.

Ex A: Conditions of Approval
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101. Deviations. During construction, any proposed deviation or change to the
approved street improvement plans shall require the Engineer of Record to submit a
change order request to, in a form approved by, the City Engineer for review and
approval prior to the implementation of said proposed change.

XII.

BEFORE FINAL INSPECTION AND OCCUPANCY

102. As-Built’s. Before the final inspection and/or occupancy, the Engineer of Record
shall submit “As-Built” Plans to the City Engineer for review and approval.
103. Damage Replacement. Before the final inspection and/or occupancy, the
Applicant must remove and replace any part of existing public improvements
damaged during construction of this development.
104. Fees – Inspection Services. Before the final inspection and/or occupancy, all
fees for Inspection Services shall be paid in full.
105. Waste Diversion. Before the final inspection and/or occupancy, the Applicant
shall provide solid waste records from Athens Enterprises for compliance to the 60%
Construction & Demolition Program.
106. Completion. Before the final inspection and/or occupancy, no Certificate of
Occupancy will be issued until:
a. All offsite improvements specified in this permit or on the project plans
have been completed.
b. All required public and private service improvements (streets, water,
sewer, drainage, lighting, and other utilities, as applicable) must be
completed prior to final Occupancy or sale.
c. The streets, lot drainage, grading, storm drain, utility and stormwater
quality improvements must conform to the approved plans and these
conditions of approval to the satisfaction of the City Engineer.
107. Fire Flow Test. Before the final inspection and/or occupancy, Applicant must
obtain certified fire flow test, at its expense, to determine and check for the fire flow
requirements. The test must be certified by a mechanical, civil, or fire protection
engineer. Permits must be obtained from the Public Works Department. Results of
the test must be sent to the Fire Department and the Public Works Department.

Ex A: Conditions of Approval
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XIII. PHASING OF IMPROVEMENTS
108. Lot 1 - In addition to the improvements within Lot 1, the following improvements
shall be constructed prior to occupancy of Units 1-9:
a. Surface improvements in Santa Maria Street including asphalt
overlay and curb and gutter on the south side of the road from the
project to 250-feet west.
b. Main Taxiway extension from the east end of runway to Lot 1.
c. Ojai Street Storm drain from the south side of Santa Maria Street to
the existing 30-inch diameter storm drain located 125-feet further
south.
d. Block wall and fence along north property line from Santa Maria
Street to Oak Street.

109. Lot 2 - In addition to the improvements within Lot 2, the following improvements
shall be constructed prior to occupancy of Units 10-23:
a. Water main shall be installed and connected from 12th Street to Lot 1.
b. Flood protection wall from the east end of the existing rock slope embankment
to a distance of 150-feet eastward.
c. Block wall, fence and gated emergency access to Montebello Street.

110. Lot 3 - In addition to the improvements within Lot 3, the following improvement
shall be constructed prior to occupancy of Units 24-37
a. Widen Montebello Street and Oak Street to City of Santa Paula 36foot residential street cross section per City Standard 422.
b. Remainder of flood protection wall to be installed: from Phase 2
terminus to full extent per approved plans.

Ex A: Conditions of Approval
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XIV. MISCELLANEOUS CONDITIONS
111. Reimbursement. Before the final inspection and/or occupancy, the
Developer/Applicant must fully reimburse the city for all attorneys' fees expended by
the city, which are directly related to the processing of this development/project. No
Certificate of Occupancy or other final occupancy approval will be given until
attorneys' fees billed to-date are paid.
112. Graffiti. The owner of the property must regularly and promptly remove any and
all graffiti from the project, maintain exteriors in a clean and attractive condition, and
maintain all landscaping required for the project in a healthy, orderly and
aesthetically pleasing condition. In instances where the City determines that a
violation of this condition exists, the owner will act promptly to correct the condition
in accordance with the City's direction.
113. Indemnification. The Applicant, Mr. Stephen Wolpin / Three Fliers, LLC, agrees
to indemnify and hold the City harmless from and against any claim, action,
damages, costs (including, without limitation, attorney’s fees), injuries, or liability,
arising from the City’s approval of Project No. 2013-CDP-09. Should the City be
named in any suit, or should any claim be brought against it by suit or otherwise,
whether the same be groundless or not, arising out of the City approval of Project
No. 2013-CDP-09, the Applicant agrees to defend the City (at the City’s request and
with counsel satisfactory to the City) and will indemnify the City for any judgment
rendered against it or any sums paid out in settlement or otherwise. For purposes of
this section “the City” includes the City of Santa Paula’s elected officials, appointed
officials, officers, and employees.
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By signing this document, the Applicant certifies that he has read, understood, and
agrees to the project conditions listed in this document.

___________________________________
(print)

___________________________________
(signature)

__________________________
date

Stephen Wolpin
Representative/Owner
Three Fliers, LLC
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AN ORDINANCE ADOPTING TENTATIVE MAP 5819 PROJECT AND MINOR
MODIFICATIONS TO THE AIRPARK SPECIFIC PLAN
PROJECT NO. 13-CDP-09
The City Council of the City of Santa Paula ordain as follows:
SECTION 1: Recitals. The City Council finds and declares that:
A.

January of 2008 the City Council approved the zoning change, conditional use
permit, tentative map, housing affordability plan and specific plan for 2013CDP-09: Santa Paula Airpark.

B.

March of 2017 the applicant requested a Minor Modification for a time
extension for the specific plan to allow for minor changes to a 37 unit airplane
hangar project which incorporates mixed-use residential, light-industrial and/or
aviation related business unit development (the “Project”);

C.

Concurrent with this request, the applicant applied for a tentative tract map,
conditional use permit, affordable housing plan and growth management
allocations for an existing undeveloped parcel within the new Specific Plan
area. The Planning Commission will consider these requests after its
consideration of the Application.

D.

The Applicant’s application was reviewed by the City’s Planning Department
for, in part, consistency with the General Plan and conformity with the Santa
Paula Municipal Code (“SPMC”);

E.

The City reviewed the Project’s environmental impacts pursuant to the
California Environmental Quality Act (Public Resources Code §§ 21000, et
seq., “CEQA”), the regulations promulgated thereunder (14 California Code of
Regulations §§15000, et seq., the “CEQA Guidelines”), and the City’s
Environmental Guidelines (“Santa Paula Guidelines”); CEQA, CEQA
Guidelines and Santa Paula Guidelines collectively referred to as “CEQA
Regulations”;

F.

The Planning Department completed its review and scheduled a public
hearing regarding the application before this City Council for December 18,
2017;

G.

On October 24, 2017 the Planning Commission opened a public
hearing to receive public testimony and other evidence regarding the
application including, without limitation, information provided to the
Commission by the Applicant. Following the public hearing, the
Planning Commission voted to recommend approval to the City Council
the: Adoption of The Airpark Specific Plan Ordinance for a proposed
37-unit airplane hangar project which incorporates mixed-use
residential, light-industrial and/or aviation related business unit

Attachment: B - City Council Ordinance No. 1273 (1518 : 13-CDP-09 Minor Modification to Approved Airpark Specific Plan)
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H.

The Commission also voted to recommend to the City Council approval of the
Project for reasons stated within the Resolution.

SECTION 2: Factual Findings. The City Council finds that the following facts exist:
A.

The Applicant proposes to develop real property located on Santa Maria
Street, east of the Santa Paula Airport, which is legally described in the
Application (the “Property”), by subdividing the lot into three parcels and
developing a 37 unit airplane hangar project which incorporates mixed-use
residential, light-industrial and/or aviation related business unit development.
The hanger/condominium concept is a live and fly-in development which
allows people to live and/or work above their private airplane hangar;

B.

The Airpark Specific Plan will guide future development in the area covered by
the specific plan;

C.

The Project site consists of a mixture of vacant properties, single family
dwellings and industrial buildings;

D.

The Project site is surrounded by the Santa Paula Airport to the west side, 12th
Street to the east side, the Santa Clara River to the south and Highway 126 to
the north;

E.

The Santa Paula General Plan (“General Plan”) designates the property as
“Light Industrial” and

The SPMC currently zones the property as the “Airpark Specific Plan Area”. The property is
also within the “Airport-Influenced Area Overlay” (KI) zone, with majority of the property lying
within the “Airport Safety Zone Overlay-Outer Safety Subzone” (KS-OS) and the “Airport
Safety Zone Overlay-Inter Safety Subzone” (KS-IS).
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development.

2 of 6

Packet Pg. 161

7.D.b

A.

The Project would be consistent with the General Plan and SPMC based on
documentation contained within the record, including, without limitation, the
Planning Commission staff report of which is incorporated herein by reference;

B.

The General Plan Safety Element indicates that development should be
compatible with existing risks from aviation (Goal 6.1) and that development of
properties adjoining or near the airport should be compatible with airport
operations and the airport land use plan (Objective 6(a)). The properties in
the specific plan are located adjacent to the Santa Paula Airport which is
privately-owned and operated. The Ventura County Transportation
Commission has developed the Santa Paula Airport Comprehensive Land Use
Plan (CLUP) that acts as a guiding document for development around the
airport. The CLUP identifies four distinct safety zones around the airport.
These zones are as follows: Inner Safety Zone (ISZ), Outer Safety Zone
(OSZ), Height Restriction Zone (HRZ) and Traffic Pattern Zone (TPZ). All of
the properties in the specific plan are located in the TPZ and the majority of
the properties are also in the ISZ or OSZ. The CLUP limits the types of uses
allowed in each zone. Consistent with the CLUP, the Airpark Specific Plan
limits the maximum structural coverage for residential uses to no more than 25
percent and no structures are allowed in the ISZ.

C.

The General Plan Noise Element states that development should mitigate the
undue generation of noise (Goal 1.2) and that the City should consider the
noise environment as part of land use planning (Goal 1.3).
The Airpark
Specific Plan will further these goals though the implementation of Title 24 and
the California Building Code requirements which will require the incorporation
of noise attenuating building techniques for any residential structural built in
the specific plan area. This would reduce noise from the airport operations
and the nearby roadways.

Attachment: B - City Council Ordinance No. 1273 (1518 : 13-CDP-09 Minor Modification to Approved Airpark Specific Plan)
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A.

The project would be consistent with the General Plan and would not conflict
with the SPMC;

B.

The Project would serve the goals and purpose of the SPMC because
development of the Property as allowed in the Specific Plan would be
consistent with the SPMC.

C.

Based upon the entirety of the record, including, without limitation, the staff
report and public testimony submitted during the public hearing, the Planning
Commission finds that the specific plan are:
a. Consistent with the Santa Paula General Plan;
b. A necessary prerequisite to the orderly development of the surrounding
area.

SECTION 5: Environmental Review. Environmental Review. An Initial Study was prepared
in accordance with CEQA Guidelines § 15063, which showed that, if the potential
environmental impacts were mitigated, the proposed project would not cause any significant
environmental impacts. Pursuant to CEQA § 21091, the City prepared a Mitigated Negative
Declaration (MND) for the proposed project. The MND was distributed between March 23,
2007 and April 12, 2007 for public comment. Comments received during the public comment
period were responded to in the Final MND. A Mitigation Monitoring and Reporting Plan
(MMRP) was prepared to implement and monitor the mitigation measures identified in the
Final MND. The Final MND, which includes the MMRP, is on file with the City Planning
Department.
On June 2014 an addendum to the Airpark Specific Plan Final Mitigated Negative
Declaration (Addendum #1) was reviewed by the Planning Commission as a part of the
amended Specific Plan. October 2017 revisions to the Specific Plan warranted an
additional addendum (Addendum #2) and staff determined that the modifications to the
Specific Plan were minimal and did not constitute significant changes to the intent of the
original project, its size scope and/or environmental impacts (less than 3% change). A
Mitigation Monitoring and Reporting Plan (MMRP) was prepared to implement and monitor
the mitigation measures identified in the Final MND. The Final MND, and the addendum
which includes the MMRP, are included as Attachment I.
SECTION 6: Findings and Conclusions. The City Council incorporates the findings and
conclusions from Planning Commission Resolution No. 3735 as if fully set forth.
Accordingly, the City Council finds that the Project conforms to the General Plan, SPMC and
EA1SP.
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A. Amend the language referring to development to include: “light industrial and aviation
related business uses”.
B. Allow for a height increase of building elevations from 35 feet to 45 feet where
allowed by FAR-77.
C. Amend the Tentative Map (all site development plans) to reflect three parcels.
SECTION 8: Technical Corrections. The City Manager, or designee, is authorized to make
technical corrections, in a form approved by the City Attorney, to maps, diagrams, tables,
and other, similar, documents (collectively, “Maps”) that may be required to reconcile the
changes made by this Ordinance with amendments made to the Maps by other City Council
action in unrelated land use applications.
SECTION 9: Reliance on Record. Each and every one of the findings and determinations in
this Ordinance are based on the competent and substantial evidence, both oral and written,
contained in the entire record relating to the Plans. The findings and determinations
constitute the independent findings and determinations of the City Council in all respects
and are fully and completely supported by substantial evidence in the record as a whole.
SECTION 10: Preservation. Repeal or amendment of any previous Specific Plan does not
affect any penalty, forfeiture, or liability incurred before, or preclude prosecution and
imposition of penalties for any violation occurring before this Ordinance’s effective date. Any
such repealed part will remain in full force and effect for sustaining action or prosecuting
violations occurring before the effective date of this Ordinance.
SECTION 11: Severability. If any part of this Ordinance or its application is deemed invalid
by a court of competent jurisdiction, the city council intends that such invalidity will not affect
the effectiveness of the remaining provisions or applications and, to this end, the provisions
of this Ordinance are severable.
SECTION 12: Notice. The City Clerk is directed to certify the passage and adoption of the
Ordinance, make a note of the passage and adoption in the records of this meeting, and
within fifteen days after the passage and adoption of this Ordinance cause it to be published
and posted in accordance with California law.
SECTION 13: This Ordinance will become effective on the 31st day following its passage
and adoption.
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________________________________
Jenny Crosswhite
Mayor

ATTEST:

Lucy Blanco, City Clerk

APPROVED AS TO FORM:

John C. Cotti, City Attorney

APPROVED AS TO CONTENT:

___________________________
Michael Rock, City Manager
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Affordable Housing Proposal

Prepared for:
City of Santa Paula
Respectfully submitted by:
Three Fliers, LLC
P.O. Box 352
Santa Paula, CA 93061
(805) 279-1197
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City of Santa Paula
Air Park Specific Plan – Affordable Housing Plan
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City of Santa Paula
Air Park Specific Plan – Affordable Housing Plan

PROJECT SUMMARY
This manual was developed to address the City Affordable Housing requirements. The
Chaparral Santa Paula Airpark (Project) will be established foremost as an aviation-oriented fly
in community with live/work/business as subset uses. As such the Project may or may not be
subject to the Inclusionary Housing ordinance (IHO). Prior agreement with the City staff will
have this assessment made at the time of issuance of Building Permit for specific unit interior
improvements or Certificates of Occupancy.
The Project is located south of Santa Maria and Montebello Streets, west of Twelfth St., north of
the Santa Clara River and east of the Santa Paula Airport. There are 37 units within the Project.
Several of these 37 two-story units may include a residence upstairs – to be determined after
sale of each discrete unit by the end user – in which case the unit would include two
components: a residential living space upstairs; and an aircraft hangar use below. The
remaining units may have a business and/or light industrial use upstairs.
No units are likely to be Commercial in the Retail sense.
The Project is governed by a designated Specific Plan for this area -- 13-CDP-09 Airpark -- and a
Declaration of Protective Covenants, Conditions and Restrictions affecting the real property on
which Chaparral Santa Paula Airpark stands. The CC&Rs for the Project shall require that: (i)
one party of each unit ownership possess and maintain a current pilot's certificate; and (ii) the
hangar must be used primarily for aviation use, generally evidenced by the presence of at least
one aircraft, aviation-related project or on-going aviation-related operation. These restrictions
and the uniqueness of this multi-use residential/ aviation/ business/ light industrial project
make it impossible to provide very low or low income housing units on site, as this would
require the purchaser of such units to have and maintain a pilot's license and at least maintain
an operational airplane, all on an annual income of less than $59,000 for a family of three (based
on Ventura County income and housing cost limits effective 2017.) We are therefore
proposing an in-lieu fee to be paid by the Project to the City should the project contain seven
or more residential units at the time Certificates of Occupancy are issued.
The Airpark Project will bring many benefits and improvements to the area, including street
and utility improvements, area beautification, and added overall safety for the airport, its users
and the general public. The costs of all these improvements will be paid for by the
development with no City or government funding; however, there will be improvements to the
Storm water infrastructure as well, and the city will pay its major pro rata share of those costs.
Further, the City will receive an annual increase of revenues in the form of an increased tax
base as well as any business licenses issued to end-users.
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City of Santa Paula
Air Park Specific Plan – Affordable Housing Plan

PUBLIC IMPROVEMENTS AND SAFETY BENEFITS
Public Improvements:
1.

At the request of the City of Santa Paula, several surrounding properties are included in
our Specific Plan. As such, attention is brought to future conforming development of said
additional properties and public areas (i.e. streets, curbs and uses) which will begin to
move toward full conformance with FAA and Caltrans safety requirements and,
potentially, allow closure of a gap in the street circulation loop. This has cost considerable
time and expense for the development.

2.

Street infrastructure will be installed per City of Santa Paula Public Works standards at the
Santa Maria Street Airpark entrance and approach.

3.

In order to improve safety and the aircraft approach to the airport, utility lines along Ojai
Street and designated poles and wires at the eastern terminus of Santa Maria Street, south
side, will be removed and those services installed underground.

4.

This Project occupies and improves a long-vacant 7-acre parcel of land, the development of
which will benefit the area significantly, enhancing the neighborhood, the airport and the
city image in general. Additional landscaping at the Santa Maria Street entrance to the
Project and along Montebello and 12th Streets will further enhance the area.

5.

Fire flow water stub-out shall be provided for the southeast airport ramp.

6.

Storm water facilities improvements mitigate debris flow into the Santa Clara River and
reduce flooding on both Santa Maria & Montebello Streets.
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Safety Benefits:
1.

Removal of (7) seven± power poles and underground relocation of these overhead power
lines – that are within the inner safety zone – makes for safer take-off and landing at the
Airport.

2.

The Project has enabled the purchase of the single family residential unit and the
commercial building on Ojai Street directly in the Flight Path and within the Inner Safety
Zone / Runway Protection Zone at the east end of the Airport. That residential unit has
been demolished and the commercial building will be demolished during construction.
This will clear a portion of the cluttered Inner Safety Zone, providing access for aircraft
and autos between the airport and the Project and a longer runway safety overrun area.

3.

Included in our Specific Plan, the land use map identifies non-conforming developed
properties that are within the inner safety zone. There are no-rebuild letters on file for all
of these properties. Prior studies have shown that grant options and/or funding may be
available to help enable the purchase of these non-conforming properties in Airpark-2 to
clear this area of FAA defined obstructions, further promoting Airport and public safety.
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SANTA PAULA AIRPARK AFFORDABLE HOUSING REQUIREMENTS
There is one affordable housing requirement related to the Project. Should all 37 units contain
a residential element the ordinance would require the Project to provide 6 low or 4 very lowincome units. Again, we feel the unique nature and ownership requirements of the airportrelated development should exempt the Project from the affordable housing requirements.
However, if required, this manual will serve as an accepted document for meeting the
requirements of the Inclusionary Housing Ordinance.
Average Sales Price is based on current hangar sales on the Santa Paula Airport and the
surrounding area and the residential component will be based on replacement costs
# Units

Hanger Portion

Subtotal - Hanger

Residential
Portion

Subtotal Residential

9

$

550,000

$

4,950,000

$

200,000

$

1,800,000

7
21

$
$

600,000
575,000

$ 4,200,000
$ 12,075,000

$
$

300,000
215,000

$
$

2,100,000
4,515,000

$ 21,225,000

$

8,415,000

$

$

227,432

37
Total for all Units
Average for all Units

573,649

The Aircraft hangar portions of the project are not subject to the affordable housing
requirements. We are proposing to provide a payment as an in-lieu fee to satisfy the
Affordable Housing requirement should more than seven residential units be provided. Any
required fees hereunder will be paid at issuance of Certificate of Occupancy.
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In-Lieu Fee Calculations:
6 low-income units, maximum
$ 227,432 ea. minus $ 168,057 ea. (average max price for L.I. residential units)
= $ 59,375 x 6 units = $ 356,253.
Total In-Lieu Fee $ 356,253.
$
$

227,432
168,057

$

59,375
6

$

356,253

average Residential in-lieu fee
average max. price for low-income residential units
difference
quantity of low-income units
total in-lieu fee

Approval of Affordable Housing Plan
Pursuant to the Santa Paula Municipal Code Section 16.13.407 C, an affordable housing plan
may be approved which may include a combination of on-site and off-site inclusionary
housing, in-lieu fees; or other proposal designed to provide new affordable housing upon
making the following findings:
1.

The affordable housing plan meets or exceeds the City's objectives for affordable housing.

2.

That it is impracticable for a project to strictly comply with the percentages set forth
above for inclusionary housing units because of the size, location, financing, or other
restrictions on the project; and

3.

That approving the affordable housing plan would be consistent with the purpose of the
Development Code.

All of these findings can be made for the Project.
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FINANCIAL DETAIL
A.)

B.)

C.)

D.)

Public Improvement Amounts:
Curbs and Gutters, Street improvements, Sidewalks, Storm Water
improvements *

$

300,000

Relocation of Utilities

$

180,000

Specific Plan Documents

$

65,000

$

325,000
included

Establish of a Permanent Aviation Museum
The sale of the land for this Project has
assisted and enabled the Aviation Museum
of Santa Paula to purchase a building and
remain on the Santa Paula Airport.

$

500,000

Total associated Capital & Public Improvement Costs

$ 1,370,000

Affordable Housing
The in-lieu fee paid to the City a portion at occupancy of each unit.

$

Public Safety
Demolition of commercial property and
improvements to the safety zone
Overhead power lines

Total Costs to Development for Public Benefit
(not including permit & user fees)
* A portion of the costs for storm water improvements will be paid by the city,
pro rata, as a credit against the various fees payable to the city for development
of the Project.

356,253

$ 1,726,253
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