










For the Regular Meeting of Planning Commission on October 23, 2018 
Agenda Item # 6.2 

 
CITY OF SANTA PAULA 

PLANNING COMMISSION 
MEMORANDUM 

 
To:  Honorable Chairperson and Members of the Planning Commission 
 
From:  James Mason, Community Development Director 

Taylor Hernvall, Community Development Technician 
 
Subject: Approval of Minutes for the August 28, 2018 Planning Commission 

Meeting 
 
Date:  October 23, 2018 
 
 
RECOMMENDATION: 
 
Staff recommends a motion for approval of the Minutes of the August 28, 2018 Planning 
Commission meeting by a commissioner in attendance at that meeting. 
 
 
 
 
ATTACHMENTS: 
 
8-28  PC Minutes 
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City of Santa Paula Page 2 Regular Meeting  

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. 

APPROVAL OF FINAL AGENDA 

Agenda final as submitted. Adherence to applicable sections of the Brown Act 
confirmed by staff. 

 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. 

 Approval of Minutes for the July 24, 2018 Planning Commission Meeting 

RECOMMENDATION: 
 
Staff recommends that the Planning Commission: 
 

(1) Staff recommends a motion for approval of the Minutes of the July 
24, 2018 Planning Commission meeting by a commissioner in 
attendance at that meeting. 

 

Prior to action by the commission, Commissioner Ikerd brought two errors to the 
attention of staff and the Commission. He explained that it should be clarified that 
staff met with the applicant regarding Agenda Item C (2017-CUP-02, Carniceria Mi 
Pueblito) specifically. He also pointed out that a comment appearing on Agenda 
page 8 was mistakenly attributed to Vice Chair McPhail, when it should have been 
attributed to himself. He expressed his approval of the minutes as amended through 
these corrections.  
 
Chair Bangs moved to adopt the Minutes of the July 24, 2018 Planning Commission 
meeting as amended by the Commission. Commissioner Ikerd seconded the motion 
and Commissioner Robinson abstained due to his absence at the previous meeting. 
All were in favor and the motion carried. 
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City of Santa Paula Page 4 Regular Meeting  

Chair Bangs moved to select Alternative No. 1, adopting Resolution No. 3787 to 
approve planned development permit number 2018-PD-03 subject to the conditions 
of the approval listed in the resolution. Commissioner Vasquez seconded the 
motion. Commissioner Robinson voted aye. The motion carried.  

RESULT: ADOPTED [3 TO 0] 
MOVER: Margaux Bangs, Chairperson 
SECONDER: Elyssa Vasquez, Commissioner 
AYES: Robinson, Bangs, Vasquez 
EXCUSED: McPhail 
RECUSED: Ikerd 

B. 18-PD-02 New Hillside Single-Family Residence - Devantier 

RECOMMENDATION: 
 
Staff recommends that the Planning Commission: 
 

(1) Staff recommends the Planning Commission select Option No. 1, 
adopting Resolution No. 3788 approving Planned Development Permit 
No. 2018-PD-02 to construct a new two-story, 3,146 square foot 
hillside single-family residence with an attached 727 square foot 
garage, including covered patios front and rear totaling 684 square 
feet, 150 square foot open deck over the garage, retaining walls, 
landscape improvements, and pool, on a currently vacant lot, subject 
to the conditions of approval listed in the resolution. 

Presented by: Tom Tarantino, Assistant Planner/GIS Analyst 

 

Assistant Planner Tom Tarantino presented the project to the Commission. 
 
He added that he had been made aware of an additional issue prior to the meeting 
regarding the proposed location of barbecue and pool equipment within the front and 
side yard setbacks. He stated that the recommendation had been amended to 
include the requirement for relocation of these elements outside of the required 
setbacks. 
 
Commissioner Ikerd expressed concern over the proposed replacement of the 
Eucalyptus trees, adding that Eucalyptus was disallowed in the Hillsboro 
development due to the fire hazard it creates. He asked if the trees should be 
permanently removed without replacement. 
 
Tarantino explained that this question came up during the project review process 
and that the representative from the Ventura County Fire Protection District did not 
have any objection to the proposal. The representative concluded that the variety 
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No requests for future agenda items. 

ADJOURNMENT 

NOTICE: Actions by the Planning Commission on the above items cannot be appealed 
to the City Council after 4:30 p.m. on Friday September 7th, 2018. 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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For the Regular Meeting of Planning Commission on October 23, 2018 
Agenda Item # 7.3 

 
CITY OF SANTA PAULA 

PLANNING COMMISSION 
MEMORANDUM 

 
To:  Honorable Chairperson and Members of the Planning Commission 
 
From:  James Mason, Community Development Director 

N.D. Doberneck, Associate Planner 
 
Subject: 18-CUP-03 Fryman Outdoor Storage  ( 518 E. Main Street) 
 
Date:  October 23, 2018 
 
 
RECOMMENDATION: 
 

Staff recommends the Planning Commission select Option No. 1, adopting 
Resolution No. 3789 approving a Conditional Use Permit to allow, after-the-fact, 
for a new outdoor vehicle storage facility behind the existing dry cleaners, and, 
removal of six of the seven impermissible for-rent cargo containers being used as 
a self-storage facility, subject to the Conditions of Approval listed in the 
resolution. 
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Atch A Reso. 3789             (Project No. 2018-CUP-03, Fryman Outdoor Storage Facility) 1 of 9 
 

ATTACHMENT A 
 

RESOLUTION NO. 3789 
 

A RESOLUTION OF THE SANTA PAULA PLANNING COMMISSION APPROVING  
A CONDITIONAL USE PERMIT NO. 2018-CUP-03 TO ALLOW 

AFTER-THE-FACT, FOR A NEW OUTDOOR VEHICLE STORAGE FACILITY 
BEHIND THE EXISTING “FRANK’S DRY CLEANERS”, AND,  

REMOVAL OF SIX OF THE SEVEN IMPERMISSIBLE FOR-RENT CARGO 
CONTAINERS BEING USED AS A SELF-STORAGE FACILITY 

AT AN EXISTING BUILDING ON A 0.39-ACRE LOT AT  
518 E. MAIN STREET (APN: 103-0-220-505). 

 
PROJECT NO. 2018-CUP-03 “FRYMAN OUTDOOR STORAGE FACILITY” 

 
 The Planning Commission of the City of Santa Paula does resolve as follows: 
 
SECTION 1: The Planning Commission finds and declares that: 
 

A. On May 23, 2018, Larry Fryman (property owner) filed an application for 
Project No. 2018-CUP-03, a Conditional Use Permit to allow, after-the-
fact, for a new outdoor vehicle storage facility behind the existing “Frank’s 
Dry Cleaners”, and, removal of six of the seven impermissible for-rent 
cargo containers being used as a self-storage facility, at an existing 
building on a 0.39-acre lot at 518 E. Main street (APN: 103-0-220-505) 
 

B. The General Plan (1998) land use designation for the property is 
Commercial Office and the zoning district is Commercial General (C-G), 
and without any overlay zones; 
 

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

 
D. The City Planning Division 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 
Guidelines and Santa Paula Guidelines collectively referred to as “CEQA 
Regulations”); 
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E. The Planning Division completed its review and scheduled a public 
hearing regarding the application before this Commission for October 23, 
2018; 

 
F. On October 23, 2018 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; 

 
G. 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 23, 2018 hearing including, without limitation, the staff report 
submitted by the Planning Division.  

 
SECTION 2: Factual Findings and Conclusions.  Pursuant to the SPMC Chapter 16 
Development Code, the Planning Commission finds that the following facts exist: 
  

A. The subject property is a rectangular 0.39-ac (17,250-sf) lot at 518 E. Main 
Street, APN: 103-0-220-505, bounded by Main Street, with commercial 
businesses (Allstate, Garcia Insurance) across the street to the north, a public 
school (Isbell Middle School) to the south, and single family residences (legal, 
nonconforming) on both the West and East sides.  The surrounding area has 
been developed for decades.  Per Ventura County Assessor’s Office and City 
building permit records since its original construction in 1946 the building has 
been in continuous use as a dry cleaning business “Frank’s Dry Cleaners”. 
 

B. The existing 17,250-sf lot contains two structures; a business and a single 
family residence.  The two structures are completely separated by a wooden 
fence without gate, portal or passage.  The principal structure is “Frank’s Dry 
Cleaners”, a single narrow 2,552-sf row building classified by the Ventura 
County Assessor’s Office a retail area.  The second structure is a 1,586-sf 
single family residence deemed a legal, nonconforming structure and use.  
This house lacks any garage and has only a minimal 5-foot side yard and 10-
foot front yard.  The house is without a backyard as the wooden fence runs 
along the west and south sides.  This house is unaffiliated with this project.   

 
C. Both existing structures are considered a legal, nonconforming structure as 

both do not fully comply with the current Santa Paula Development code 
(e.g., lack of fire sprinklers).    

 
D. Frank’s Dry Cleaners has been in continuous use as a dry cleaning business 

since the 2,552-sf building’s original construction in 1946, per Ventura County 
Assessor’s Office and City building permit records.   
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E. Fryman Outdoor Storage Facility would be a (after the fact) new business in 
Santa Paula providing short- and long-term onsite storage for multiple 
vehicles, such as recreation vehicles (RVs), boats, trucks and cars.  This 
business model is distinct and separate from the current dry cleaning 
operation.   

 
F. Fryman Outdoor Storage Facility would (after the fact) utilize the existing rear 

and side lots ‘as is’, without any site upgrades.  The outdoor vehicle storage 
facility would utilize portions of the existing back and side lot which are 
unneeded for the dry cleaning operations.  Other services such as vehicle 
maintenance are neither necessary nor proposed.  Customer facilities, such 
as an office and restroom are neither necessary nor proposed.   

 
G. The subject property has demonstrated compliance with the required off-

street parking requirements per Chapter 16.46:  Off-Street Parking and 
Loading for both the existing dry cleaning business and the (after the fact) 
outdoor vehicle storage. 
 

H. The project is in an area where all public services and facilities are available 
to allow for maximum development permissible in the General Plan; 
 

I. The Project would be required to  comply with all applicable development 
standards and be constructed in accordance with contemporary (2016) 
building codes and City policies;  

 
J. The proposed land uses and business operations and activities are consistent 

with the uses allowed on the property and are 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 would be considered to be of 
relatively low risk. 

 
K. 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 Title 16 of the SPMC as follows: 
 

A. The Santa Paula General Plan (1998) land use designation for the property is 
Commercial Office.  The zoning district is Commercial General (C-G) which is 
consistent with the corresponding General Plan land use designation.  The 
subject property is without any overlay zones.   
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B. Pursuant to the General Plan (1998), the purpose of the Commercial Office 
land use category is to designate areas that will provide services for the entire 
community and will accommodate specialized uses which serve the City at 
large, such as auto sales. This land use provides a range of goods and 
services at a concentrated scale.  

 
C. Pursuant to SPMC § 16.15.010 Purpose and Intent, the Commercial General 

(CG) Zone is one of five commercial zones.  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.  Development may consist 
of stand-alone stores or coordinated commercial centers.  Multiple-family 
residential development is also conditionally permissible in this zone. 

 
D. The project entails formalizing the (after the fact) outdoor storage business 

and abating the impermissible miniwarehouse business.  Other than some 
minor landscaping, neither new development nor signage is proposed. 

 
E. The proposed “Fryman Outdoor Storage Facility” business would be a (after 

the fact) new outdoor vehicle storage facility behind an existing dry cleaners 
at 518 E. Main Street. 

 
F. The SPMC § 16.15.020 Land Use and Permit Requirements, Table 15-1 

Permitted and Conditional Uses - Commercial Zones provides a matrix of 
land uses.  In C-G zones, outdoor vehicle storage facilities, including RV’s 
and boats, are allowed with approval of a Conditional Use Permit.  The 
current onsite storage of cars, RV’s and the boat is occurring in absence of an 
approved CUP.  Thus, the “Fryman Outdoor Storage Facility” business must 
obtain a Conditional Use Permit to formalize any outdoor vehicle storage 
operations. 

 
G. Planning staff reviewed the proposed (after the fact) new outdoor vehicle 

storage business for compliance with SPMC § 16.15.020, Table 15-1 
Permitted and Conditional Uses - Commercial Zones.  Staff’s conclusion is 
that as described by the project applicant Mr. Larry Fryman and as 
conditioned per Resolution No. 3789, the most appropriate land use definition 
is a “Vehicle Storage Facility, including RVs and Boats”, and not a “Vehicle 
Impound or Storage Yard”.  This determination is based on the proposed 
project being most similar to the common interpretation of a “facility” and less 
similar to a “yard”.   

 
H. The SPMC does not define a “Vehicle Storage Facility”.  In absence of this 

definition, the SPMC provides staff with the authority to interpret the use 
provisions applicable to each zone district, per SPMC § 16.03.020 Planning 
Director Responsibilities.   
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I. As interpreted by staff a typical Vehicle Storage “Facility” has a business 
office component, attendant available for customer assistance, security 
measures, and involves voluntary contracts for storage of vehicles by their 
owners for a prescribed period of time (usually month-to-month, indefinitely).  
The principal purpose of a Vehicle Storage “Facility” is to provide storage 
space and offer amenities for vehicles unaffiliated with the host site.  As 
proposed, the “Fryman Outdoor Storage Facility” would be conditioned per 
Resolution No. 3789 to maintain a business desk within the existing dry 
cleaning customer accessible area, an on-call attendant available by 
appointment, security cameras, fencing, contracts for stored vehicles, and an 
active business license separate from the existing dry cleaning business 
license. 
 

J. The SPMC does define a “Vehicle Storage Yard”.  Per SPMC § 16.05 
Definitions, a Vehicular Storage Yard is “Any area, lot, parcel, building, 
structure, or part thereof, used for the storage, collection, or abandonment of 
motor vehicles”.   
 

K. As interpreted by staff a typical Vehicle Storage “Yard” generally involves the 
involuntary storage of vehicles (e.g., an impound lot), lacks business 
amenities such as an office or attendant, does not involve contracts for stored 
vehicles for a prescribed period of time, and the stored vehicles may or may 
not be operational (e.g., a collection of ‘parts’ cars for an auto repair/body 
business).  Vehicle storage yards would typically have security measures 
such as fences and perhaps cameras.  The principal purpose of a Vehicle 
Storage “Yard” is to simply provide storage space without amenities, or, could 
be the simple accumulation of vehicles as source materials (again, for an auto 
repair/body shop).     

 
L. If approved, the (after the fact) “Fryman Outdoor Storage Facility” business 

would be required to obtain a City business license, separate and 
independent from the property’s “Frank’s Dry Cleaners” business license. 

 
M. Furthermore, the existing miniwarehouse business utilizing seven (7) 

repurposed cargo containers must be eliminated.  In C-G zones, 
miniwarehouses are impermissible.  Miniwarehouses are allowed only in 
Industrial zones with approval of a Conditional Use Permit.  One (1) of the 
cargo containers could remain on-site to serve as a tool and equipment 
storage use affiliated with the Frank’s Dry Cleaners business. 

 
N. The SPMC does define a “Mini-Warehouse”.  Per SPMC § 16.05 Definitions: 

 
o Public Storage Facility - See "Mini-Warehouse." 

 
o Mini-Warehouse - A structure containing separate storage spaces of 80 

square feet or larger that are designed to be leased or rented individually. 
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O. As proposed and subject to the Conditions of Approval, the project as a whole 
will be generally consistent with the underlying General Plan land use 
designation and promotes the objectives, policies, and goals in the City’s 
General Plan including: 

 
o Land Use Element, Land Use Distribution:  Policy 3.l.l 

Require that neighborhood commercial development be designed to 
reflect and be compatible with the surrounding neighborhood character. 
(IM 13, 21, 29).  
 

o Land and Use Element, Land Use Distribution:  Policy 3.n.n 
Require that all commercial development provide buffers with adjacent 
residential uses or residentially zoned property, including: decorative 
walls, landscaped setbacks, restricted vehicular access, proper siting and 
screening of trash and service areas and control of lighting. (IM 13, 20, 24, 
29). 

 
o Land Use Element, Economic Development:  Objective 7(b)  

The City should encourage the attraction and expansion of businesses 
and residential uses that will diversify and sustain the community 
economically. 
 

o Land Use Element, Economic Development:  Policy 7.b.b  
Emphasize the attraction, retention, and promotion of small businesses 
and local businesses. (IM 70, 71, 72, 73, 74, 75, 76, 77, 79, 82, 84, 85, 86, 
89, 96) 
 

P. In summary, the Project complies with the General Plan (1998) and 
encourages the expansion of commercial land uses to insure continued 
economic viability of the downtown portion of Main Street. 

 
SECTION 4: 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.  Pursuant to SPMC §16.218.040, 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.  Since its original construction in 1946 the building has been in use 

as a dry cleaning business.  The entire 0.39-ac is dedicated to business uses.  
Anecdotally, the property owner states that overall volume of dry cleaning activity 
has been decreasing over the decades.  The rear of the lot is underutilized, and 
the proposed outdoor vehicle storage facility would not interfere with the current 
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business activities as all dry cleaning customer interactions occur in the front of 
the lot.   

 
 As proposed, the new outdoor vehicle storage facility business would contribute 

to the general convenience or welfare of the neighborhood or the community by 
providing a new (after-the-fact) location for business activity to sustain 
commercial activity within the City of Santa Paula.  Overall, the services offered 
by the company would contribute to the general convenience or welfare of the 
neighborhood or the community. 

 
2. The characteristics of the proposed use are not unreasonably incompatible with 

the types of use permitted in the surrounding areas; 
 
 Consistent.  The proposed new (after-the-fact) outdoor vehicle storage facility 

business would occur entirely within the rear of a fenced lot on property within a 
Commercial General (C-G) zoning district.  The SPMC § 16.15.020 Land Use 
and Permit Requirements, Table 15-1 Permitted and Conditional Uses - 
Commercial Zones provides a matrix of land uses.  In C-G zones, outdoor 
vehicle storage, including RV’s and boats, are allowed with approval of a 
Conditional Use Permit.   
 
The school playground to the south is grade separated, being about 5-feet below 
the level of the businesses along Main Street including the subject lot.  The rear 
of the subject lot has a chain link fence with a dense and mature collection of 
vines that would fully obscure the outdoor vehicle storage facility business.  On 
both sides of the subject lot are existing legal, nonconforming single family 
residences.  Through maintenance of the fences and gated driveway access 
from Main Street, vehicles parked in the rear of the lot would be partially 
obscured from view.   

 
 Overall, the proposed development of this (after-the-fact) outdoor vehicle storage 

facility business is consistent with the surrounding land uses and would be 
respectful and compliant with the relevant sections of the governing General Plan 
(1998), and, the Santa Paula Municipal Code, where applicable.   

 
 As proposed the project complies with the applicable development policies and 

provisions including land use, setbacks, aesthetics, height, noise, and health and 
safety, except for lot landscaping coverage.  The characteristics of the proposed 
project are neither unreasonably incompatible with the types of uses permitted at 
the project site nor the surrounding Commercial General zoned area.   
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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 use is consistent with the objectives, policies, general 
land uses, and programs of the Santa Paula General Plan (1998), as mentioned 
above in Section 3: General Plan and Zoning. 
 

o Land Use Element, Land Use Distribution:  Policy 3.l.l 
o Land and Use Element, Land Use Distribution:  Policy 3.n.n 
o Land Use Element, Economic Development:  Objective 7(b)  
o Land Use Element, Economic Development:  Policy 7.b.b  

           
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 5: Environmental Assessment.  Based upon the facts identified in Sections 1 
and 2 of this Resolution and the evidence presented to the Commission at its October 
23, 2018 hearing, the proposed Project is Categorically Exempt from the requirements 
of CEQA, the Santa Paula Guidelines and CEQA Guidelines, §15301, (Class 1, Existing 
Facilities) since the Project involves the permitting of existing private structures and 
facilities involving negligible or no expansion of use beyond that existing at the time of 
the lead agency's determination. 
 
SECTION 6: 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. 2018-CUP-03.    
 
SECTION 7: This Resolution will remain effective until superseded by a subsequent 
resolution. 
 
SECTION 8: 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 9: 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 23rd day of October 2018. 
 
 
 
      ________________________________ 
      Margaux Bangs 
      Chairwoman 
      City of Santa Paula Planning Commission 
 
 
ATTEST:      
 
 
 
                     
James Mason 
Secretary 
City of Santa Paula Planning Commission      
 
 
 
APPROVED AS TO FORM: 
 
 
      
                
Gregg Kettles 
Assistant City Attorney 
City of Santa Paula 
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EXHIBIT A 
 

RESOLUTION NO. 3789 

CONDITIONS OF APPROVAL 
 

Project No. 2018-CUP-03 
“Fryman Outdoor Storage Facility” 

518 E. Main Street 
(APN: 103-0-220-505) 

 
In addition to all applicable provisions of the Santa Paula Municipal Code (“SPMC”), 

Larry Fryman, property owner of “Frank’s Dry Cleaners” and “Fryman Outdoor Storage 
Facility” (collectively, 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. 18-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.  The permit is granted for the subject Property only and is not 
transferable. 
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II. FINANCE 
 

Standard Requirements: 

6. City Fees & Charges.  Before the final inspection and/or occupancy, all 
Department’s/Division’s (Building & Safety, Planning, Public Works, and Legal) 
Project Review & Plan Check fees and charges must be paid in full. 
  

7. Business License.  Within 30-days of the final inspection and/or occupancy, the 
business owner must obtain a City business license. 
< http://www.ci.santa-paula.ca.us/BusLicense.htm > 
 

III. BUILDING AND SAFETY 
 
Standard Requirements: 

 
8. Building Codes.  The project must comply with all applicable International, 

Administrative, and California codes as adopted by the City, including without 
limitation Fire, Building, Plumbing, Mechanical, Electrical, Energy, Green; and 
Accessibility codes. 
 

9. Conformity.  Plans submitted for building permits must conform to all the Conditions 
of Approval as approved by the Planning Commission. 
 

10. CoA’s on Plans.  Before the issuance of building permits, plans submitted to the 
Building & Safety Division for building permits must have the Conditions of Approval 
printed directly onto the building plans and the Project number, “2018-CUP-03,” in 
the title blocks of the blueprints for this Project. 
 

IV. FIRE (VCFPD) 
 

Standard Requirements: 
 

11. Related Permits.  Project must comply with all applicable Santa Paula Municipal and 
California Fire Code requirements. Obtain any required Ventura County Fire 
Protection District permits.   
Ref. California Fire Code Sec. 105.1.1 
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12. Indoor Vehicles.  CFC § 314.4 Vehicles.  Liquid- or gas-fueled vehicles, boats or 
other motorcraft shall not be located indoors except as follows: 

1) Batteries are disconnected. 
2) Fuel in fuel tanks does not exceed one-quarter tank or 5-gallons (19-liters) 

(whichever is least). 
3) Fuel tanks and fill opening are closed and sealed to prevent tampering. 
4) Vehicles, boats or other motorcraft equipment are not fueled or defueled 

within the building 
 

13. Access Road Width, Private Roads/Driveways.  Private roads shall comply with 
Public Road Standards.  Access road width of 24-feet shall be required with no on-
street parking permitted.   
 

14. Vertical Clearance.  All access roads / driveways shall have a minimum vertical 
clearance of 13-feet 6-inches (13' 6").  Clear of building to sky.  
 

15. Parking Prohibited.  The property owner(s) are hereby advised that parking on 
access roads / driveways and fire department turnarounds is prohibited. 

 
16. Access Road Location. The access / driveway shall be extended to within 150-feet 

of all portions of the exterior walls of the first story of any building and shall be in 
accordance with Fire District access standards.  Where the access roadway cannot 
be provided, approved fire protection system or systems shall be installed as 
required and acceptable to the Fire District. 

 
17. Access Road Gates.   Any gates to control vehicle access are to be located to allow 

a vehicle waiting for entrance to be completely off the intersecting roadway.  A 
minimum clear open width of 15-feet in each direction shall be provided for separate 
entry / exit gates and a minimum 20-feet for combined entry / exit gates.  If gates are 
to be locked, a Knox system shall be installed. The method of gate control, including 
operation during power failure (battery back-up), shall be subject to review by the 
Fire Prevention Division.  Gate plan details shall be submitted to the Fire District for 
approval prior to installation.  A final acceptance inspection by the Fire District is 
required prior to placing any gate into service. 

 
18. Address Numbers (Commercial, Industrial, Multi-family buildings).  Building address 

numbers, a minimum of ten inches (10") high, shall be installed prior to occupancy, 
shall be of contrasting color to the background, and shall be readily visible at night.  
Brass or gold plated numbers shall not be used.  Where structures are set back 
more than 150-feet from the street, larger numbers will be required so that they are 
distinguishable from the street.  In the event a structure(s) is not visible from the 
street, the address number(s) shall be posted adjacent to the driveway entrance on 
an elevated post.  Individual unit numbers shall be a minimum of 4-inches in height 
and shall be posted at the front and rear entrance to each unit.  Additional address 
directional signs may be required at common building entrances and stairways.  
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V. PLANNING 
 
Standard Requirements: 
 

19. Signatory.  Before submitting plans to the Building and Safety Division for Plan 
Check, the Applicant must sign the Conditions of Approval and return the wet 
signature to the Planning Division. 
 

20. Illumination - General.  All exterior lighting must be shown on the final construction 
plans and is subject to review and approval by the Planning Division to ensure that 
the exterior lighting is directed and/or shielded down or away from adjoining 
properties.  Appropriate exterior lighting should be provided at entryways, along 
walkways, between buildings and, within parking areas possess adaptive control 
sensors.  Any exterior lighting must be of a style that is reasonably compatible and 
harmonious with the architectural style and detail of the building.  

Requirements Specific to This Project: 
 

21. Facility Attendant.  An attendant for the outdoor vehicle storage facility must be 
available both on-call and by-appointment for onsite business operations, such as 
contracts, keys, tours, problem resolution etc. 
 

22. Business Office Area.  A dedicated business office area for the outdoor vehicle 
storage facility shall be maintained within the existing commercial building (Frank’s 
Dry Cleaners) to support all business-related needs, such as paperwork, padlocks 
for sale, key storage, etc.  There is no minimum space requirement.  This dedicated 
business area shall be separate and distinct (i.e., not comingled) from any other 
onsite business(es) areas. 

 
 

VI. PUBLIC WORKS 
 

Standard Requirements: 
 

23. Related Permits.  The Property Owner/Applicant must obtain all applicable Public 
Works permits, such as Encroachment Permits for work in the Public Right-of-Way. 
 

24. Vehicle Drip Pans.  Any vehicle parked on-site shall have a drip plan underneath the 
engine bay or any area where there is a risk of petroleum product spills or drips. 
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VII. SPECIAL CONDITION 
 
Standard Requirement: 
 

25. 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.  
2018-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. 2018-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 Applicants certify that each has read, understood, and 
agrees to the project conditions listed in this document.   
 
 
 
_______________________________    _____________ 
Larry Fryman        Date 
property owner, trustee 
 
 
Fryman Outdoor Vehicle Storage Facility 
518 E. Main Street  
Santa Paula, CA 93060 
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Figure 2:  Existing dry cleaning business front lot and customer drop-off canopy.  (2018.03.20) 

Figure 1:  Looking north.  East side drive aisle, with row building in background, carport in right foreground,  
     and duplex shed/garage in left foreground.  (2018.03.20) 
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