March 26, 2003

To:  Sutter County Planning Commission

Re  Agendaltem #10: Public hearing on Rezoning #03-01 to change the zoning on an 18.76 acre
parce from A-2 (Excdusive Agricultura) Digtrict to AG (Generd Agriculturd) Didrict or other more
redtrictive designation as proposed by the Sutter County Planning Commission;

and,

Agendaltem #11: Public hearing on Use Permit #03-01 to alow the congtruction and leasing of
three 5,000 square foot buildingsfor agriculturd related commercial useson an 18.76 acre parcdl;
located on the south side of Highway 20, gpproximately 1,400 feet easterly of Lytle Road; A. P.
#13-280-142; gplicant - James Patrick/property ovners - Allen & Chridine Catlett, et a
(Location: Didtrict 4 - Commissoner Southard)

Current Proposal

A. Project Description:

The project is the rezoning of an 18.76 acre parcd from A-2 (Exclusive Agriculturd) Didrict to AG
(Genera Agriculturd) Didrict or other more redtrictive designation as proposed by the Sutter County
Planning Commission and gpprova of a use permit to alow the congtruction and leasing of three 5,000
square foot buildings to be used for agriculturd related commercia uses. Each building would have a
graveled parking area sufficiently sized to park at least 11 vehicles.

The property would be accessed from Highway 20 at the intersection of Highway 20 and Lytle Road viaa
gravel driveway crossing the adjacent two parcels to the west. The driveway would proceed from the
intersectiongpproximeately 1,400 feet easterly to the subject property a which point it would turn southerly
to access the three proposed commercia structures.

The gpplicant hasindicated that if the project is approved heintendsto purchase the property and construct
three buildings as commercid shdls. The building would then be leased to individuas or firms desiring a



location for agriculturaly related commercid service usesas permitted by use permit under the AG (Genera
Agriculturd) Didtrict. No specific uses are proposed at thistime; however, the gpplicant hasincluded letters
of interest in his application from acommercia gaswell drilling operator and an agriculturd land leveing
sarvice. The lessee would be required to perform any exterior or interior changes or dterations necessary
for their business. The applicant hasindicated that his proposed tenants may a so require extensive exterior
Sorage area around each building.

On-gte waste water disposa would be provided in acommuna septic system with domestic water being
supplied by a commund well.

The dte plan aso proposes a highway frontage sign as dlowed under the sign provisions of the Zoning
Code for the agriculturd didricts.

B. Environmenta Condderation:

Section 15270(a) of the CdiforniaEnvironmental Quality Act Guiddines statesthat CEQA doesnot apply
to projects that an agency regjects or disgpproves. Staff will be recommending that the rezoning and use
permit both be denied; therefore the project isexempt from CEQA. Shouldyour Planning Commissonwish
to gpprovethe project, it will be necessary to continue the matter to afuture Planning Commission agendaa
minimum of 45 days from this meeting in order for the preparation and advertisement of the agppropriate
environmental document and circulation to Caltrans.

Background

A. Property Description:

The subject property isavacant, 18.76 acre agricultura parcel. Its most recently agriculturd use wasfor
row crops. Accessisprovided to the property from Highway 20 viaa 1,400 foot dirt driveway crossngthe
two adjacent parcels.

The parcd is gpproximately 320 feet wide and 2,541 feet deep.

B. Surrounding Land Use, Zoning Classfication, and Generd Plan Desgnation:

Use Zoning General Plan

Subject Property Agriculturd AG AgrlcuI'Fu.rd (80 acres
mMiNmums)

North Agriculturd AG Agrlcul'_[u_r d (80 acres
minimums)

Eat Agriculturd induding AG Agriculturd (80 acres
Russl’s Honeybees minmums)
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South Agriculturd AG Agricuiturdl (80 acres
minimums)

West Agricultural AG Agri cuIFu.rd (80 acres
minimums)

(See atached Exhibit A for study sketch.)
C. Previous Commisson Actions and/or Policies.

In 2002, the Zoning Code was amended to require that any use permit that required the concurrent
gpprova of arezoning act must be approved by the Board of Supervisors. Therefore, your Commisson’'s
action on both the rezoning and use permit is a recommendation to the Board.

In 1971, the subject property wasincluded in arezoning action that changed approximately 2,500 acresin
14 parcels from A-1 (Generd Agriculture) Digtrict to A-2 (Excdusive Agriculturd) Didtrict (the old A-1
Genera Agriculture Digtrict was the County’ s predecessor didtrict to the current AG Generd Agriculturd
Didrict). The propertiesincluded in the rezoning were located westerly of Township Road, generdly south
and eagterly of the Sutter Buttes, south to ColusaHighway. Based upon records of that era, the purpose of
the rezoning was to prohibit non-agriculturd usesin the areaand to obtain apossible reduction in property
taxes. The A-2 Didrict does not alow agriculturdly related commercia service uses.

In 1976, the Planning Commission denied a tentative map to creete the subject parcel. The basis for the
denia was that the proposed parcel exceeded the lot width to depth ratio. The concern expressed by the
Commission wasthat with awidth of just over 300 feet it wasfelt that the parcel would be difficult to farm.
In the letter of denid to the property owner, the Planning Department indicated that the denial wasdsoin
part dueto the proposed division being contrary to the stated goal s of the Planning Commissontoretain the
areain agricultura uses.

On appedl, the Board of Supervisors approved the parcel map that created the subject parcel. In doing o,
the Board required the property owner at the time, Wayne Catlett, to Sgn an agreement stipulating that the
subject property would only be used for agricultural purposes, specificaly for row crops (see attached
Exhibit D). That agreement was recorded in February, 1977 when the parcel map was recorded. In
examining the minutes of the Board meeting as well as other documents in the file, it appears that the
purpose of the stipulation for row crops was to provide a buffer between conflicting usesin the area.

In reviewing the Generd Plan, it gopears tha the following policies are gpplicable to the rezoning
aoplication:

1.B-2 In the Yuba City area, the sphere of influence adopted as of April 25, 1990 shal serve as the
boundary for urban development, particularly resdentia development.

1.D-1 The County shal designate specific areas suitable for commercid and industriad development and
reservesuch landsin arange of parcd sizesto accommodate avariety of commercid andindudtria
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uses.

1.D-2 The County will discourage strip devel opment, particularly dong the Highway 20 corridor between
the City of Y uba City and the east Side of the Industrial arealocated southwest of the Community
of Sutter. County actions will support retention of an agricultural atmosphere between Township
Road and the Industrial area southwest of the Community of Sutter.

1.E-3 The County encourages industrial uses to be developed in contiguous or generaly consolidated
aress to reduce the potentia for conflicts with surrounding uses.

1.F-1 The County shdl require that new development adjacent to agriculturd areas be designed to
minimize conflict with adjacent agriculturd uses.

6.B-3 The County shal encouragethe continua operation and expansion of existing agricultura industries

Staff Comments

Panning (P):

Staff has recommended the deniad of the project based principaly upon the recorded 1977 agricultura

dipulations. That agreement clearly tipulates that the property shdl remain in row-crop agricultural uses.
The proposed use of the property for agriculturaly related commercid services does not meet ether the
intent or purpose of that agreement.

Additiondly, as noted in the “Policies’ section above, the proposed rezoning and use permit applications,
dthough for an agricultural zone, proposes an end use that essentidly is a commercid- indudrid activity
smilar to those uses now occurring on the southwestern corner of George Washington Boulevard and
Highway 20. The use asproposed by the applicant isacommercia/indudria usethat isnot congstent with
Generd Plan policy 1.D-2. The intent and purpose of this palicy is to keep the area dong Highway 20
between the Y uba City Sphere of Influence (Township Road) and the rural community of Sutter free of
commercid strip development and in true agricultura uses. Other policies cited in the “Polices’ section
support this purpose and intention

Todlow therezoning and use permit would be aclear changein theCounty’ spolicy of retainingthisareain
agriculturdl uses and not dlowing commercid development, thereby, mantaining a separation between
Sutter and Y uba City. The cited policy is an outgrowth of zoning decisons made in the 1970's and is
supported by the 1977 stipulated agreement to maintain the property in agricultura uses.

Although the gpplicant has dated that his intent is for agricultural related commercid services uses, an
example of how agriculturaly reated services uses develop into strip commercia and indudtrid activitiesis
that area south of 'Y uba City from Bogue Road to the golf course dong Highway 99. The commercid and
indudtrid usesthat have developed in that area were established as agriculturd service indudtries.
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The gpplicant has indicated to staff his desire to create agriculturdly related industrid incubator spacein
order that new businesses may germinate and bloom. He has chosen this location due to the reaive
inexpensve land cost. However, this same use could occur on any of the nearly 300 acres of indudtridly
zoned property located south of Highway 20 between Township Road and George Washington Boulevard
(one mile to the east of the subject Ste), in any of the over 630 acres of industridly zoned area dong
Highway 20 intherura community of Sutter (2¥amileswest of the subject site), or inthe over 300 acres of
the FPARC Disgtrict westerly of Sutter lying south of South Butte Road and north of Highway 20 (4% miles
west of the subject Site). Each of these other areas has a subgtantia supply of avalablevacant land thet is
aready zoned gppropriately for agriculturaly related industria uses.

In preparing the study sketch for the property, staff noted that the adjoining property to the east containsa
large gpiary areafor handling honeybees. Additiondly, since the weether wasreatively warm at that time,
many of the beesfrom those apiarieswhere out of the hives. Staff does not believe that the proposed use on
the subject property is compatible with the existing agricultural use of the adjacent Russdll’s Honeybees
operation due to the substantia increase in the number of people that would be on the property during the
day. If the agricultural service operation is alowed to proceed, the honeybee operation will probably be
forced to relocate within afew years.

Due to the gipulated agreement and the conflict with the preceding Generd Plan policies, saff has
recommended that your Commission recommend to the Board of Supervisors that the Board deny the
rezoning.

Since the proposed use of the property as requested by the use permit is not alowed by the A-2 Digtrict,
the use permit must also be denied.

Recommended Findings

Based on information contained in the agenda report and/or testimony received a the public hearing, the
Commisson finds:

A. Section 15270(a) of the CdiforniaEnvironmenta Quality Act Guiddinesgate that CEQA doesnot
apply to projects which an agency rejects or disapproves.

B. The proposed use of the property is not consistent with the recorded agreement on the subject
property stipulating that the property’ s use shall be for row-crop agricultura product.

C. The proposed rezoning and use permit is specificaly not cong stent with Generd Plan policy 1.4-2
or generdly with other General Plan policies protecting agriculturd or industria uses.

D. The proposed use of the subject property, commercid agricultural service businesses, is not a
compdtible use with the existing neighboring gpiary agriculturd use.
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E The uses proposed by the use permit are not alowed by the A-2 (Exdusive Agriculturd) Didtrict.

Recommended Action

A. Adopt the recommended findings, and
B. Recommend to the Board of Supervisorsthat the Board adopt the recommended findingsand dey
rezoning #03-01 and use permit #03-01.

Sincerdly,
LISA WILSON
INTERIM PLANNING DIVISION CHIEF

Dae Follas
Asociate Planner

Attachments.  Exhibit A - Study Sketch
Exhibit B - Use Permit Site Plan and Rezoning Map
Exhibit C - Letter from Cdifornia Engineering Company
Exhibit D - 1977 Recorded Agriculturd Stipulations
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