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Regular Meeting of the  
Live Oak Planning Commission 

 Live Oak City Hall  
 9955 Live Oak Blvd., Live Oak, CA  95953 

 
Commissioner Perminder Bains, Chair 

Commissioner Christine Alcocer   Commissioner Zac Repka   

 Commissioner Robert Norton, Vice-Chair  Commissioner Aaron Eller  

 Commissioner Malcolm Weston  Commissioner Donald Albers 

 

 
August 16, 2016 7:00 PM 
 
A. CALL TO ORDER 
 
B. ROLL CALL 
 

Commissioners Albers, Weston, Eller, Repka, Alcocer, Vice-Chair Norton and Chair 
Bains 

 
C. PLEDGE OF ALLEGIANCE 
 
D. APPEARANCE OF INTERESTED CITIZENS*  

To address the Commission please step to the rostrum and state your name and address       
 
E. APPROVAL OF MINUTES 

 
1. Approval of Minutes from April 5, 2016, regular meeting 

 
F. PUBLIC HEARING 

 
2. Conditional Use Permit No. 16-13; Sandeet Dhami, applicant; 2596 Myrtle Street, 

Live Oak; APN 006-092-017, Commercial Mixed Use Zone District (CMU); CEQA 
Categorical Exempt, Commercial Mixed Use.      

 
G. ADJOURNMENT 
 
 
Persons dissatisfied with any decision of the Planning Commission may appeal such action to the 
City Council.  Appeals, accompanied by a fee of $733, must be filed with the City Clerk, 9955 
Live Oak Blvd., Live Oak, CA  95953, within 10 days of such action.  If no appeal is filed within 
this time limit, the Commission action becomes final.  The exception to this is rezonings – please 
check with the Planning Department, 9955 Live Oak Blvd., Live Oak, CA  95953, for the 
procedure.  Mailed notices of the Council hearings will be accomplished in the same manner as 
the Planning Commission hearings unless additional notice is deemed necessary. 
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If you require auxiliary aids or services (e.g., signing services) to make a presentation to the 
Planning Commission, the City will be glad to assist you.  Please contact the City offices (530) 
695-2112 at least 72 hours in advance so such aids or services can be arranged. 
 
*Members of the public may address the Planning Commission on items of interest that are 
within the City’s jurisdiction whether or not such items of interest are on the agenda for this 
meeting.  Members of the Commission will respond as best as they can to public comments but 
cannot take action or enter into a discussion on items not contained on the agenda.  Public 
comment on public hearing agenda items will be permitted during the hearing. 



1 
April 5, 2016 Regular Minutes of Live Oak Planning Commission   

 
LIVE OAK PLANNING COMMISSION MINUTES 

REGULAR MEETING OF APRIL 5, 2016 
City Hall – 9955 Live Oak Boulevard, Live Oak, CA     7:00 PM 

 
 
A. CALL TO ORDER 
 

The meeting was called to order by Vice Chair Norton at 7:00 p.m. 
 
B. ROLL CALL 
 
 Commissioners Weston, Eller, Albers, Repka, and Vice-Chair Norton were present.  

Chair Bains and Commissioner Alcocer were absent. 
 
C. PLEDGE OF ALLEGIANCE 
 

Commissioner Weston led the Pledge of Allegiance 
 
D. APPEARANCE OF INTERESTED CITIZENS 
 

None were present 
 
E. APPROVAL OF MINUTES 
 

1. The minutes of February 16, 2016 regular meeting were approved with 2 revisions;  
• Page 2 correction, “Representative, Richard Sannar” replaces Applicant, 

Michael Law 
• Page 2 correction, “Second by Commissioner Weston” replaces Albers. 

 
Motion by Commissioner Weston to approve the February 16, 2016 Planning 
Commission meeting minutes with the 2 noted corrections.  Seconded by 
Commissioner Eller. 
 
AYES: 5 
NOES: 0 

 
F. PUBLIC HEARINGS 
 

Dutch Brothers Coffee Kiosk Conditional Use Permit and Design Review 16-2 
 
Staff gave the staff report with a power point presentation 
 
Commissioner Albers asked about the 2nd lot development and landscaping 
Applicant, Robert Fulton answered that the 2nd lot was not part of the project and would 
be a future lot for development. 
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Commissioner Weston asked about traffic and drainage 
Staff stated that the coffee kiosk was not required to provide a Traffic Analysis as most of 
the business is pass-by traffic.  Noted the ITE and handed out a small traffic analysis on 
another Dutch Brother coffee kiosk in another state. 
Applicant’s engineer answered questions about the drainage. 
 
Commissioner Eller asked about signs. 
Applicant stated that the signs were another permit but that they intend to only have 
building signs. 
 
Commissioner Albers asked about the Design of the building 
Applicant stated that the design was taken into consideration with the surrounding 
buildings and area. 
 
Commissioner Repka stated that he had some traffic concerns but the at the engineer had 
answered his questions and is satisfied with the project. 
 
MOTION:  Commissioner Albers motioned to approve the Dutch Brothers coffee kiosk 
Conditional Use Permit and Design Review as stated in Findings for Approval 1 through 
5 and Conditions of Approval 1 through 8. 
 
SECOND:  Commissioner Eller Seconded the Approval  
 

G. ADJOURNMENT 
 

 The meeting was adjourned at 7:45 p.m. by Vice Chair Norton. 

 

 
 
 
 



  
 

 
 
 
 
 
 
 
DATE:           August 16, 2016 
TO:    City of Live Oak Planning Commission  
FROM:    June Cowles, Contract City Planner  
 
Application:  Conditional Use Permit No. 16-13;  
Applicant/Owner:  Sandeet Dhami  
Location/APN: 2596 Myrtle Street, Live Oak APN 006-092-017 
Environmental:  CEQA Categorical Exempt,    
General Plan: Commercial Mixed Use  
Zoning: Commercial Mixed Use Zone District (CMU) 
 
RECOMMENDED ACTION:  
Deny Conditional Use Permit No. 16-13 for a single family residence at 2596 Myrtle Street, 
subject to the Findings.  
 
EXECUTIVE SUMMARY:  
The applicant is requesting a Conditional Use Permit to construct a single family residence at 
2596 Myrtle Street.  The previous single family home was demolished two years ago.  The single 
family home that was demolished was considered a legal non-conforming structure because it 
was within a commercial zoned site.  City of Live Oak Zoning Ordinance 17.38.060D 
Nonconforming Residential Structures in Commercial and Employment Zone Districts states the 
following; 
 
“Use Permit: If the period since damage or destruction exceeds 24 months, a use permit 
approved by the Planning Commission is required prior to issuance of a building permit for 
reconstruction.” 
 
SETTING: 
The project site is located within the Commercial Mixed Use Zoning District and the 
Commercial Use Mixed Use General Plan designation.  In addition, the site is within the 
Downtown Reinvestment Plan. 
 
 Land Use Zoning Designation General Plan 

Designation 
North Multi-Family housing CMU (Commercial 

Mixed Use) 
Commercial Mixed 

Use 
South Dollar General Market    CMU (Commercial 

Mixed Use)   
Commercial Mixed 

Use 
East Single family residence CMU (Commercial 

Mixed Use) 
Commercial Mixed 

Use 
West Vacant lot and building CMU (Commercial 

Mixed Use) 
Commercial Mixed 

Use 
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Downtown Reinvestment Plan 
The Downtown Reinvestment Plan was approved in October 2015 and encompasses the 
downtown core area and additional adjacent areas with vacant and underutilized parcels that 
present further opportunities for investment.  The plan promotes infill development and 
investment within the City’s core with the following goals; 
 

• To identify opportunity sites for infill development,  
• Introduce development concepts,  
• Provide practical strategies and action steps to attract infill development and public and 

private investment within the Downtown Reinvestment Plan Area.  
 
The City is currently making significant investments in downtown’s infrastructure as a strategy 
to revitalize downtown and encourage private investment.  Infrastructure improvements include 
the first phase of the Highway 99 streetscape improvements from Ash Street north to Ramsdell 
Drive; reconstructing Pennington Road from Broadway to Connecticut, and from Larkin Road 
east to the City limits; and the Live Oak Recreation Trail. 
 
Three opportunity sites were selected due to their high visibility, ability to transform vacant, 
underutilized, and deteriorated sites, improve downtown’s physical appearance, increase 
surrounding property values, and encourage additional private investment.  The subject property 
is south of the Opportunity Site #3 (the northwest corner of Live Oak Blvd and Myrtle Street). 
 
The Plan’s intent is to build on the City’s 2030 General Plan, the Downtown Design Workshop 
and Conceptual Plan, the Economic Development Action Roadmap, and the Collaborative 
Highway 99 Streetscape Master Plan.   
 
2016 TIGER Grant Awarded to the City of Live Oak  
On July 29, 2016 the City of Live Oak was awarded a 10 million dollar Transportation 
Investment Generating Economic Recovery (TIGER) grant.  The grant will be used for the Live 
Oak Streetscape Project, a State Route 99 highway improvement project.  SR-99 is the main 
street and commercial corridor of the City of Live Oak, and the streetscape project will transform 
the downtown core by improving traffic flow, goods movement, air quality, and safety on the 
highway.  It includes the addition of two travel lanes with median, a two-way left turn lane, 
parallel street parking, highly visible crosswalks, separated pedestrian facilities, and improved 
local street connections.  Construction is anticipated to begin in 2020 and be completed by 2023.  
The project Phase 1 includes SR-99 from Ramsdell Drive to Ash Street which includes the area 
around Myrtle Street.   

 
Proposal and Analysis:  
The applicant owns the two adjacent parcels along SR-99.  The 3 parcels total acres are 0.27 
acres.  
 
Project site 0.14 acres 
Corner Lot 0.04 acres 
Along SR 99 Lot 0.09 acres 
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For a comparison of land, the City depot lot is 0.24 acres and the City Hall parcel is 0.58 acres.  
The three parcels (corner of Myrtle Street and SR 99) are adjacent to the recently built Dollar 
General store. The project site is the largest of the 3 parcels noted above and is an important 
parcel to achieve a future viable commercial use.  The adjacent two lots along SR 99 without the 
project site would not be a viable lot for a commercial use as their combined acres is 0.13.   
 
The proposed project was reviewed at a Technical Advisory Committee with the applicant.  The 
discussion with the applicant included the following;   
 

• The current Zoning and General Plan designation of the property. 
• The City’s Economic Development Action Plan 
• General discussion of the property future use in combination with adjacent property to 

the east (corner of Hwy 99 and Myrtle Street) and that the combined acreage would suit a 
commercial pad building with parking. 

 
The meeting with the applicant was held prior to the awarded TIGER grant.  As stated above the 
TIGER grant includes SR-99 improvements which would assist economic growth.  The General 
Plan vision is to develop the commercial district along SR-99 as the City has limited commercial 
land.  The General Plan shows residential areas located at a distance from SR-99 as it is not 
advantageous for residential to be along main highways due to traffic, noise, and air quality 
issues.  If a residential use was allowed to be built on the project site it would not be consistent 
with the General Plan’s vision of a corridor of commercial and business uses.        
 
In order to approve a Conditional Use Permit, the Planning Commission must make specific 
findings regarding consistency with the General Plan, a determination that there will be no 
significant impacts to the surrounding neighborhood, and a determination that establishment of 
the operation will not be detrimental to the health, safety, peace, comfort and general welfare of 
persons residing or working in the vicinity of the proposed use or be detrimental or injurious to 
property and improvements in the neighborhood or to the general welfare of the City (per Live 
Oak Municipal Code Section 17.35.030).  The required findings and analysis are attached.   
 
Public Notice 
The project was advertised in The Appeal Democrat newspaper on August 5, 2016 and mailed to 
all property owners within 300 feet of the site. To date, no comments have been submitted either 
against or in support of this project. Any additional written comments received will be handed 
out at the Planning Commission hearing. 
 
ENVIRONMENT REVIEW 
CEQA Categorical Exemption 15302 Replacement and Reconstruction of existing structure and 
facilities where the new structure will be located on the same site as the structure replaced will 
have substantially the same purpose and capacity as the structure replaced.   
    
RECOMMENDATION:   
Staff recommends the Planning Commission deny the Conditional Use Permit 16-13 for a 
residential use at 2596 Myrtle Street subject to the Findings attached to this staff report.   
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Attachments: 

1. Application and Project vicinity map 
2. Proposed Plot Plan  
3. Site Aerial map 
4. TIGER Grant SR 99 streetscape and area maps 

 
FINDINGS FOR APPROVAL 

 
Per Section 17.35.030 of the Live Oak Municipal Code, at the conclusion of the public hearing 
for this project, in order to approve the application, or approve it with modifications and/or 
conditions, the Planning Commission must first make the following findings, based on the 
information in the record:  
 
1.  The proposal is consistent with the General Plan. The proposed use, single family 
residence is not consistent with the General Plan land use designation of Commercial Mixed 
Use.   
 
2.  The site for the proposed use is adequate in size and shape to accommodate said use 
and its associated yards, parking, landscaping and other improvements required by this 
Title and other relevant City standards.  The proposed use is consistent with the size, and 
associated yards required by the Zoning Ordinance and this Title.   
 
3. The streets serving the site are adequate to carry the quantity of traffic generated by 
the proposed use. The proposed single family home is located on Myrtle Avenue.   
 
4.  The site design and the size and design of the building(s) will complement the 
neighboring facilities. The proposed residential building design and use is consistent with the 
property to the west.  However, the proposed residential building design and use will not 
complement the properties to the east and south as the property to the south is an existing 
commercial site and the building to the east is a vacant commercial building located on the 
corner of Live Oak Blvd (Hwy 99) and Myrtle Avenue.   
 
5.  The establishment of the operation of the use will be detrimental to the health, 
safety, peace, comfort and general welfare of persons residing or working in the vicinity of 
the proposed use or be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City. As stated above, the surrounding area 
includes commercial uses to the south and east with a corner commercial use on the north corner 
site.  Residential is located to the west away from SR 99.  As stated in the staff report a 
residential use is not advantageous near a main highway due to traffic, noise, and air quality 
issues.   
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