
 
MINUTES OF THE YUBA COUNTY 

PLANNING COMMISSION 
Wednesday, September 21, 2022  

6:00 p.m.  Yuba County Board Chambers 
 
Planning Commissioners Present:  Commissioners McNally, Grant, Phillips, and Cardenas 
 
Planning Commissioners Absent: Commissioner Ferrini 
 
Staff Present: Ciara Fisher, Planner III; Ian Scott, Project Manager of Broadband; Kevin 
Perkins, Assistant CDSA Director; and Sims Ely, County Counsel  
 
PUBLIC COMMUNICATION: 
 

• None 
 
APPROVAL OF MINUTES: 
 
Commissioner McNally made the motion, which was seconded by Commissioner Grant to 
approve the minutes from the August 17, 2022, Planning Commission meeting. 
 
The motion was passed with the following vote: 
 
Ayes: Commissioners McNally, Grant, Phillips, and Cardenas 
Noes: None 
Abstain: None 
Absent: Ferrini 
 
ACTION ITEMS:  
 
NOTE: Tentative Subdivision Tract Map TSTM 2022-0007 (Ardmore Village) was 
continued to the October 19, 2022, Planning Commission Meeting. 
 

1) Tentative Subdivision Tract Map TSTM 2022-0007 (Ardmore Village): The 
applicant proposes to create a 6-lot subdivision on a 1.32-acre parcel in the “RM” 
Medium Density Residential Zoning District. The project site is located near the 
intersection of 14th Street & Ardmore Avenue, within the community of Olivehurst. 
The property is currently undeveloped, vacant & unaddressed (APN: 019-270-029). 
The project site falls within the County’s outlined Valley Growth Boundary (VGB). 
The 2030 General Plan designation for the property is Valley Neighborhood and the 
zoning designation is Medium Density Residential (“RM”). The “RM” zoning 
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designation allows 6-17 residential units per acre and a range of different housing 
types. The Ardmore Village subdivision proposes 6 resultant parcels with a duplex 
proposed on Lots 1 and 6- and single-family homes proposed on Lots 2-5 for a total 
of 8 units on a 1.32-acre property. 

 
Staff Report:  Ciara Fisher introduced the project and requested that the item be continued 
to the October 19, 2022, Planning Commission Meeting.  

 
Public Hearing:  

 
Motion: Commissioner Grant made a motion and was seconded by Commissioner 
Cardenas, to continue the Public Hearing for Tentative Subdivision Tract Map TSTM 
2022-0007 (Ardmore Village) to the October 19, 2022, Planning Commission Meeting. 

 
  The motion passed with the following vote: 
 

Ayes: Commissioners McNally, Grant, Phillips, and Cardenas. 
Noes: None 
Abstain: None 
Absent: Ferrini 

 
2) Conditional Use Permit CUP 2022-0004 (Yuba Sutter Truck Parking): The 

project consists of a Conditional Use Permit (CUP) requesting approval to construct a 
monthly storage lot for semi-trucks and RVs. Specifically, the project proposes a total 
of 231 secured truck parking stalls on a 10 acre site located between Rancho Road 
and Hwy 65. The project site is located at 3582 Rancho Road, Marysville, CA (APN: 
014-280-070). The 2030 General Plan designates the land use as Employment “EMP” 
and the zoning as “IL” Light Industrial. The proposed project is consistent with both 
the General Plan designation and the zoning district. The property is located at 3582 
Rancho Road in the Wheatland community boundaries (APN: 014-280-070). 

 
Staff Report:  Ciara Fisher introduced the project and presented the staff report. Planning 
Commission questions were answered by Ciara Fisher. 

 
Public Hearing:  

 
Commissioner McNally asked if there will be onsite security services provided at the 
truck parking facility, what the camera system entails, and generally about the security 
plan provided by the applicant. Mark Hylen, an applicant of the project, responded by 
stating that the project security plan includes a complex camera system to enable digital 
monitoring, and will also likely have a security service to provide a physical presence at 
night.  
 
Commissioner McNally expressed concern that due to the proximity of the highway, 
crime may occur. Mark Hylen stated that the security plan includes a camera system 
comprised of 54 cameras. Commissioner McNally expressed support for the project to 
divert current parking issues in Plumas Lake associated with truck driving. Kevin Perkins 
seconded this, stating that the intent for approving this project is to accommodate the 
demand for truck parking. He also stated that the zoning is appropriate for the proposed 
project use at the project site.  
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Commissioner Phillips asked the applicant how they intend to accommodate trucks that 
exceed the normal semi-truck length in the context of the project circulation design which 
relies upon truck drivers backing up into parking stalls, referring to such vehicles as 
“doubles”. Mark Hylen stated that the design of the parking lot accommodates these 
vehicles, but that the companies that typically operate or contract such vehicles generally 
have their own parking areas available. Mark Hylen also stated that the target customers 
of the facility are long haul truckers who live in the area and need a place to park their 
truck for several days at a time. 
 
Commissioner Phillips elaborated, stating that in his family history with trucking and 
associated facilities he was unfamiliar with a parking design that relies upon customers 
backing up to park. He also stated that given the site will be covered with gravel, it is 
likely that this surfacing will require frequent replacement due to regular and intense 
vehicle weight. Mark Hylen concurred with this analysis but stated that the gravel 
surfacing is cost effective. He also stated that if an alternative parking design was 
implemented that did not require backing into parking stalls, roughly 40% of the stalls 
would be lost.  
 
Commissioner McNally questioned the zoning of the project site and its appropriateness 
as an overnight truck parking facility. Kevin Perkins stated that the land use of the site is 
appropriate, but that all truck parking and truck stop land uses require Conditional Use 
Permits and as such will require hearings before the Planning Commission. He also stated 
the Yuba County Code Enforcement has not been actively enforcing the requirement for 
truck drivers to park only in allowable areas, but with the permitting of a truck parking 
facility this provides a context to allow enforcement activity to be conducted. 
Commissioner McNally asked if the truck parking requirements matter if the site is 
public or private property, citing the example of a commercially zoned private property 
parcel she is familiar with in Plumas Lake. Kevin Perkins stated that the site she referred 
to is not zoned for truck parking. 

 
Motion: Commissioner McNally made a motion and was seconded by Commissioner 
Grant, to approve the resolution adopting the Mitigated Negative Declaration and 
Mitigation Monitoring Plan and all the findings contained therein and approve 
Conditional Use Permit CUP 2022-0004 subject to the mitigation measures contained 
within the Mitigation Monitoring Plan and Conditions of Approval.  

 
  The motion passed with the following vote: 
 

Ayes: Commissioners McNally, Grant, Phillips, and Cardenas. 
Noes: None 
Abstain: None 
Absent: Ferrini 

 
OTHER BUSINESS:  
 

1) Development Code Update Public Workshop: This 2022 Development Code Update 
Public Workshop is to provide input to staff on the proposed code changes for the 2022 
Development Code Update.  
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This item was presented by Kevin Perkins. Planning Commission questions were 
answered by Kevin Perkins. 

 
Kevin Perkins provided an overview of the adoption by the Board of Supervisors of the 
current Development Code, stating that at its passage the Board expressed their desire for 
staff to bring annual updates to the Development Code to the Board to ensure that it 
remains up to date. He also stated that his intent in providing this update to the Planning 
Commission is to receive their feedback regarding the proposed changes. 
 
Commissioner McNally asked about the setbacks for cell towers under the current 
Development Code. Kevin Perkins stated that the proposed 1:1 ratio between the height 
of a cell tower and its setback from neighboring properties would be reasonable and 
considered in the proposed changes. Commissioner McNally drew a comparison between 
power transmission towers and cell towers, stating they have similar potential impacts 
should they lose structural integrity. Kevin Perkins stated that all cell towers are required 
to be permitted by the Building Department, that part of this process is that cell towers 
must meet current California Building Code requirements, and that they are inspected to 
ensure compliance.  
 
Commissioner Phillips requested clarification on a proposed Development Code change 
seeking to restrict livestock animals in the front yard of a property. Kevin Perkins stated 
that the front yard is defined in the Development Code as being the area in the front of 
the house, such as those found within the Arboga community. He proposed a caveat in 
the Development Code process where a waiver would need to be sought to allow 
livestock animals in the front yard. Kevin Perkins stated that there are properties in 
Olivehurst where adequate space is otherwise available, where reports have been received 
of livestock animals in the front yard. Commissioner Phillips expressed concern as his 
property contains significant front yard space. Kevin Perkins stated that this proposed 
Development Code change would only apply to properties within the Valley Growth 
Boundary. Commissioner Grant questioned whether properties exist in the Valley Growth 
Boundary that are wide in composition, with lots having significant space that would be 
considered a front yard. Kevin Perkins reiterated interest in a waiver process.   
 
Commissioner Grant requested that Kevin Perkins elaborate on the definition of Special 
Events, in the context of a requested Development Code change removing the need for 
ambulances present at Special Events that staff is requesting removal of due to its 
infeasibility from the standpoint of private ambulance companies. Kevin Perkins stated 
that events at Sycamore Ranch, weddings, and similar places and events would qualify as 
a Special Event. Commissioner Grant asked about the Marysville Stampede, to which 
Kevin Perkins stated that the event in question is within the jurisdiction of the City of 
Marysville, but that a similar event in Yuba County jurisdiction would be defined as a 
Special Event. 
 
Commissioner Phillips asked if the state law (Senate Bill 9) that requires duplexes to be 
allowed without a Conditional Use Permit process in areas zoned for single family 
homes, a change proposed to the Development Code, is the same state law that allows for 
a second dwelling unit on the same parcel. Kevin Perkins stated this is the case, and that 
the state law allows for duplexes, a second dwelling unit, and subdivision of a parcel and 
subsequent increase in housing density. Kevin Perkins also stated that this state law has 
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had minimal impact in the county, as the county has only received two applications for 
this activity since passage of the state law. 

 
In the context of a proposed Development Code change to emphasize commercial 
property use in the Lindhurst Corridor and instead promote industrial land uses such as 
construction and materials yards in other areas of the county, Commission Phillips asked 
how this would be interpreted in the context of a Home Depot. Kevin Perkins stated that 
this would be considered a retail commercial use with other ancillary uses. He also stated 
that this proposed Development Code change is intended for situations such as a 
construction company that stores construction materials and equipment. Commissioner 
McNally asked about the example of a rock yard in Yuba City, to which Kevin Perkins 
stated this is a land use the proposed Development Code change is intending to avoid in 
the Lindhurst Corridor. Kevin Perkins evoked the example of Hastie’s Sand and Gravel 
as a case within the county that the proposed change is intending to divert from the 
Lindhurst Corridor. He also stated that existing land uses with an industrial character 
would be grandfathered into the proposed Development Code change. 
 
In the context of a proposed development Code Change to remove limitations from the 
Sports and Recreation zoning category that currently only permits equestrian or rodeo 
use, Commissioner McNally asked about how a paintball site would be treated, drawing a 
comparison with Special Events. Kevin Perkins stated it would depend on the nature of 
the proposed site, event character, how many people attend the event and the frequency 
of events. He stated that the proposed Development Code change is designed for 
permanent usage of land for events that would not meet the Special Event thresholds. 
 
Commissioner McNally asked about progress on a proposed Landscaping Ordinance. 
Kevin Perkins stated that this item is in progress, in addition to other new ordinances. 
Kevin Perkins also stated that changes to the Development Code will be brought before 
the Planning Commission by November. 

 
CORRESPONDENCE:  None 
 
PLANNING DIRECTOR COMMMENTS: None 
 
PLANNING COMMISSIONER COMMENTS: None 
 
ADJOURNMENT:  There being no further business, the meeting was adjourned until the next 
meeting on October 19, 2022. 
           
                   
__________________ 
Kevin Perkins  
Assistant CDSA Director 


