
 
MINUTES OF THE YUBA COUNTY 

PLANNING COMMISSION 
Wednesday, August 17, 2022 

6:00 p.m.  Yuba County Board Chambers 
 
Planning Commissioners Present:  Commissioners McNally, Grant, Phillips, Ferrini, and 
Cardenas 
 
Planning Commissioners Absent: None 
 
Staff Present: Maggie Scarpa, Planner I; 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 Grant made the motion, which was seconded by Commissioner Ferrini to 
approve the minutes from the July 20, 2022, Planning Commission meeting. 
 
The motion was passed with the following vote: 
 
Ayes: Commissioners McNally, Grant, Phillips, Ferrini, and Cardenas 
Noes: None 
Abstain: None 
Absent: None 
 
ACTION ITEMS:  
 
NOTE: 2) Ordinance Amendments OA 2022-0001 (Noise Ordinance); OA 2022-0002 
(Outdoor Music Festival Ordinance; and OA 2022-0003 (Hammon Grove and Sycamore 
Ranch Ordinance) was segmented into individual action items for each proposed ordinance 
amendment, and is now listed as action items 3)-5). Item 3) Specific Plan Amendment SPA 
2022-0001 (Plumas Lake Specific Plan Amendment) was moved to Item 2).  
 

1) Conditional Use Permit CUP 2021-0005 (Sharp Outdoor Event Venue):  The 
project consists of a conditional use permit requesting approval to allow an outdoor 
event center for up to 100 guests at the Frenchtown Inn. The site will offer over-night 
and storage amenities within the existing 3,200 square foot house, wine tasting, and 
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office space within the existing winery and tasting room, and will provide 55 on-site 
parking spaces. The 2030 General Plan designates the land use as Rural Community 
and the zoning is “RR-5” Rural Residential, 5 Acres Minimum. The proposed project 
is consistent with both the General Plan designation and the zoning district. 

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

 
Public Hearing:  
 
Commissioner Ferrini asked for specifics on permissible noise amplification at the project 
area. Kevin Perkins stated that any amplified noise must apply for a noise permit, must 
comply with the General Plan, and Noise Ordinance. 
 
Commissioner McNally asked if any improvements will be made to the project site in the 
context of potential cultural remains disturbance. Ciara Fisher stated that any improvements 
would need to be in compliance with the conditions of approval, including those pertaining to 
the inadvertent discovery of cultural remains.  
 
Steven Danbeck introduced himself as a representative of the foothill agricultural and 
tourism communities. He discussed his support for the project in the context of a new County 
food hub initiative to promote agritourism and stated that Frenchtown Inn would fulfill an 
important role. Supervisor-Elect (District 5) John Messick also spoke in favor of the project, 
stating that it is a great venue for people to congregate from the Yuba County foothills and 
surrounding counties. Project applicant Charles Sharp invited those present to Frenchtown 
Inn and provided an overview of the onsite amenities available. 

 
Motion: Commissioner Grant made a motion and was seconded by Commissioner 
Ferrini, to adopt the Mitigated Negative Declaration and Mitigation Monitoring Plan 
pursuant to CEQA, and the resolution approving CUP 2021-0005 subject to making the 
necessary findings and the conditions of approval. 

 
  The motion passed with the following vote: 
 

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

 
2) Specific Plan Amendment SPA 2022-0001 (Plumas Lake Specific Plan 

Amendment): The Plumas Lake Specific Plan (PLSP) has been in effect for 
numerous decades during which time it has been determined that a number of edits 
including corrections, clarifications, and minor amendments need to be made to the 
Land Use Table, specifically the Service Stations and Self-Service Fuel; and the 
Truck Terminals and Yards land uses. In September of 1993 the Yuba County Board 
of Supervisors (the Board) adopted the Plumas Lake Specific Plan and EIR. The plan 
contains a set of policies, land use classifications, and development standards which 
have been tailored to the Plan area. 
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Staff Report:  Kevin Perkins introduced the project and presented the staff report. Planning 
Commission questions were answered by Kevin Perkins. 

 
Public Hearing:  

 
Kevin Perkins stated that revisions to the approval process for gas stations contained 
within SPA 2022-0001 were informed by Plumas Lake community demand to curtail the 
proliferation of gas stations and recent State initiatives related to the phasing out of new 
gasoline-powered vehicle sales by 2035. 
 
Commissioner Ferrini asked if changes to the Development Code occur through a similar 
process as the proposed specific plan amendment. Kevin Perkins stated that the Planning 
Commission is able to affect changes to the Development Code by way of a Development 
Code Update, but he was unaware of changes similar to those contained within the 
proposed specific plan amendment being called for within the county outside of Plumas 
Lake. Commissioner Ferrini voiced concerns around the future effects that gas stations 
will have on their project sites after they are no longer used as gas stations. 
 
Commissioner McNally asked if future modifications to preexisting gas station facilities 
will be affected by this proposed specific plan amendment. Kevin Perkins stated that 
future site modifications that are specific to the addition of gas pumps and storage tanks 
would be affected, but that other permitted site uses such as expansion of retail space 
would not be affected. Commissioner McNally demonstrated an interest in changes to the 
Plumas Lake Specific Plan (PLSP) to regulate the placement of electric vehicle charging 
stations. Kevin Perkins stated that while changes to the PLSP are widely recognized as 
needed, that quotes to pay for this scope of work are currently constrained by budget, but 
that the County is actively seeking grant funding to pay for this work.   

 
Motion: Commissioner McNally made a motion and was seconded by Commissioner 
Grant, to approve the resolution recommending the Board of Supervisors adopt 
Plumas Lake Specific Plan edits contained within SPA2022-0001, and recommend 
that the Board of Supervisors find the project exempt from further environmental 
review pursuant to Section 15183 of the California Environmental Quality Act. 

 
  The motion passed with the following vote: 
 

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

 
3) Ordinance Amendment OA 2022-0001 (Noise Ordinance); The Noise Ordinance 

has been recognized as outdated and in need of an update in light of recent 
community interest and community event activity. Changes include modifying 
penalties for the first and second offense of noise violations to be compliance with 
State law, matching maximum noise levels and Ambient Noise Level Table to ensure 
consistency with the 2030 General Plan, and changes to authorities having 
jurisdiction for noise complaints and violations. 
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Staff Report:  Kevin Perkins introduced the project and presented the staff report. Planning 
Commission questions were answered by Kevin Perkins.  

 
Public Hearing:  

 
Commissioner Ferrini asked about the proposed maximum noise levels included in the 
proposed ordinance. Kevin Perkins stated that the maximum noise levels are available in 
the staff report and are listed as maximum daytime dB of 60 at the property line, and 45 
dB at night. He stated these are average noise read levels. Commissioner Ferrini also 
asked whether this applies to conditional use permits specifically, to which Kevin Perkins 
said this is applicable throughout the county. 
 
Commissioner Cardenas expressed concern that this may affect the amphitheater, to 
which Kevin Perkins assured her that the amphitheater is governed by separate 
regulations included in the establishment of the Sports and Entertainment Zone.  
 
Commissioner McNally asked about the notification process required for issuance of a 
noise permit. Kevin Perkins stated that consistent with CEQA, all properties within 300 
feet of the project area are notified. Commissioner McNally asked if this also applies 
outside the Valley Growth Boundary, where average parcel sizes increase considerably. 
Kevin Perkins stated it is within the purview of the Planning Commission to modify its 
approval of this item to include a greater notification radius of 1,000 feet. Commissioner 
McNally also asked if the Untz Festival needs to apply for a noise permit, to which Kevin 
Perkins stated this is the case. Commissioner McNally asked if Bishop’s Pumpkin Farm 
is within County jurisdiction or the City of Wheatland. Kevin Perkins stated that Bishop’s 
is subject to City of Wheatland jurisdiction. 

 
Motion: Commissioner McNally made a motion and was seconded by Commissioner 
Grant, to adopt the resolution recommending the Board of Supervisors adopt 
OA2022-0001, further recommending the Board of Supervisors repeal and reenact 
Chapter 8.20 of the Noise Ordinance subject to 1,000 foot notification radius for 
projects outside the Valley Growth Boundary, including penalties of $250.00 for the 
first offense, and $1,000.00 for the second offense, and recommend that the Board of 
Supervisors find the project exempt from further environmental review pursuant to 
Section 15183 of the California Environmental Quality Act. 

 
  The motion passed with the following vote: 
 

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

 
4) Ordinance Amendment OA 2022-0002 (Outdoor Music Festival Ordinance; The 

Outdoor Music Festival Ordinance has been recognized as outdated and in need of an 
update in light of recent community interest and community event activity. Changes 
include modifying the appeals process to be consistent with standard Yuba County 
appeals procedures and changes to authorities having jurisdiction for regulatory and 
enforcement activity. 
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Staff Report:  Kevin Perkins introduced the project and presented the staff report. Planning 
Commission questions were answered by Kevin Perkins.  

 
Public Hearing:  

 
Motion: Commissioner Grant made a motion and was seconded by Commissioner 
McNally, to adopt the resolution recommending the Board of Supervisors adopt OA2022-
0002, further recommending that the Board of Supervisors repeal and reenact Chapter 
8.70 Outdoor Music Festival Ordinance, and recommend that the Board of Supervisors 
find the project exempt from further environmental review pursuant to Section 15183 of 
the California Environmental Quality Act. 

 
  The motion passed with the following vote: 
 

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

 
5) Ordinance Amendment OA 2022-0003 (Hammon Grove and Sycamore Ranch 

Ordinance): The Hammon Grove and Sycamore Ranch Ordinance has been 
recognized as outdated and in need of an update in light of recent community interest 
and community event activity. Changes include a common geographic description of 
the area subject to the ordinance, modifying regulations and procedures for events 
with over 200 attendees, and changes to authorities having jurisdiction for regulatory 
and enforcement activity. 
 

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

 
Public Hearing:  

 
Commissioner Phillips demonstrated an interest in having the ordinance amendment 
modified such that the legal definition of the subject area is noted as its location in the 
map book and page, as to avoid the need for future revisions if the subject area 
changes. 
 
Motion: Commissioner McNally made a motion and was seconded by Commissioner 
Ferrini, to adopt the resolution recommending the Board of Supervisors adopt OA2022-
0003, further recommending that the Board of Supervisors repeal and reenact Chapter 
8.79 Outdoor Hammon Grove and Sycamore Ranch Ordinance, and recommend that the 
Board of Supervisors find the project exempt from further environmental review pursuant 
to Section 15183 of the California Environmental Quality Act. 

 
  The motion passed with the following vote: 
 

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

1) Accessory Dwelling Unit Workbook (Informational Item Only): With grant funds 
secured from State Department of Housing and Community Development (HCD) 
(SB2 “Building Homes and Jobs Act), the County has obtained a series of ADU 
plans. These ADU plans were designed, plan checked and are now available “pre-
approved” to the public for use. In addition to providing these plans, the County has 
prepared an ADU Workbook with grant funds secured from HCD (Regional Early 
Action Planning Grants of 2021, REAP 2). The workbook serves as a resource for 
those interested in designing and building an Accessory Dwelling Unit in the County. 
It explains the County’s review and approval process, illustrates the County’s ADU 
Development Code standards, and showcases the ADU plans available. 

 
This item was presented by Maggie Scarpa. Planning Commission questions were 
answered by Maggie Scarpa and Kevin Perkins. 

 
Commissioner Ferrini expressed an interest in how storage containers are converted into 
ADUs. Kevin Perkins stated that there are other ADUs in the county that were formerly 
shipping containers, specifically on Park Avenue where two shipping containers were 
converted into a duplex. Kevin Perkins qualified that materials and the approval process 
must comply with the current Building Code. Commissioner Ferrini demonstrated an 
interest in including this information in the ADU Workbook, to which Kevin Perkins 
stated this would occur. Kevin Perkins stated that this Workbook was the product of 
significant effort within the County, and that the ADU plans have been master planned 
with the Building Department. Kevin Perkins stated that the new process for approving 
the ADU Master Plans is much more streamlined, but that site specific issues related to 
soils or within the foothills may require modification. Commissioner Ferrini and Kevin 
Perkins congratulated Maggie Scarpa for her work on the project. 
 
Commissioner Cardenas demonstrated her enthusiasm for this new process in the context 
of cost-of-living increases and expressed her gratitude to County staff. 
 
Commissioner McNally asked if the ADU Workbook contains a sample plot plan, to 
which Maggie Scarpa stated that a sample plot plan is available on page 13. 

 
CORRESPONDENCE:  None 
 
PLANNING DIRECTOR COMMMENTS: Kevin Perkins stated that a September Planning 
Commission meeting will occur. It will include a Development Code Update Workshop to 
receive Planning Commission and public feedback. He also stated that the full proposal for the 
2022 Development Code Update will be considered by the Planning Commission in October. 
Kevin Perkins also stated that along with Supervisor-Elect Messick he will be attending the 
River Highlands event from 6:30-10PM, which will be occurring on a revolving basis each third 
Thursday. 
 
PLANNING COMMISSIONER COMMENTS: None 
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ADJOURNMENT:  There being no further business, the meeting was adjourned until the next 
meeting on September 21, 2022. 
           
                   
__________________ 
Kevin Perkins  
Assistant CDSA Director 


