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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 

October 4, 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 September 6, 2016, Regular Meeting

F. PUBLIC HEARING 

2. Approval of Three-Year Extension of Tentative Subdivision, Live Oak Ranch II, Map
Extension Request No. 16-16

3. Approval of Conditional Use Permit Amendment No. 16-17 for the Sikh Temple

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. 
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LIVE OAK PLANNING COMMISSION MINUTES 
REGULAR MEETING OF SEPTEMBER 6, 2016 

City Hall – 9955 Live Oak Boulevard, Live Oak, CA     7:00 PM 

A. CALL TO ORDER 

The meeting was called to order at 7:00 p.m. 

B. ROLL CALL 

Commissioners Weston, Eller, Albers, Alcocer, and Chair Bains were present.  
Commissioner Norton was absent. 
Commissioner Repka arrived after the Pledge. 

C. PLEDGE OF ALLEGIANCE 

Commissioner Ellers led the Pledge of Allegiance 

D. APPEARANCE OF INTERESTED CITIZENS 

None were present 

E. APPROVAL OF MINUTES 

1. The minutes of  August 16, 2016 regular meeting were approved with 1 revision;
 Motion to approve with the correction for the Myrtle Street CUP as a motion

was stated to” approve the Myrtle St. CUP for a residential unit within the
Commercial Zoning District.”

Motion made to approve the August 16, 2016 Planning Commission meeting minutes 
with the 2 noted corrections.  Seconded by Commissioner Albers. 

AYES: 5 
NOES:  0 
ABSTAIN:1  
Chairman Bains abstained as he was not at the August 16th meeting.

F. PUBLIC HEARINGS 

2. Recommendation of the City of Live Oak Bicycle, Pedestrian, and Trails Plan

Staff gave the staff report presentation for the City of Live Oak Bike, Pedestrian, and 
Trails Plan.  Introduced the Consultant from Alta, Rory Renfor.  The Consultant gave a 
power point presentation on the Bike, Pedestrian, and Trails Plan. 
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Commissioner Weston asked about the regional plan looking outside the immediate area 
for connections. 

Rory Renfor stated that the Plan did include a map showing the regional plan.  However, 
the plan needed to focus on the immediate area as the Plan needed to have a set 
geographic area. 

Commissioner Weston stated that on pg. 2-5 the direction needed to be corrected to 
“East” as the River park is east of the Town.  He added that he liked the vision. 

Commissioner Eller stated he takes several walks with his wife in the evening and he 
would like to see trails be connected as of right now there are trails that end and then pick 
up somewhere else. 

Rory Renfor stated that the Plan helps with that regarding showing the big picture and 
helping to be a catalyst towards winning grants to complete trails. 

Chairman Bains asked about Pennington Road, do we need to work with other 
jurisdictions? 

Rory Renfor stated yes, we will need to work with other jurisdictions. 

Chairman Bains stated that on Table 5-4 it does not list one of the streets, Elm St as it 
show is in Figure 5-5. 

Commissioner Albers asked about future modes of transportation, does the plan include 
that discussion? 

Rory Renfor stated the plan does not discuss future mode of transportation and stated his 
guess it would actually be a City Code issue. 

With no further questions, a Motion was made. 

Motion:  Commissioner Weston made a motion to approve with the noted changes of the 
City of Live Oak Bike, Pedestrian, and Trail Plan 

Second:  Commissioner Eller 

AYES:  6 
NO: 0 

G. ADJOURNMENT 

The meeting was adjourned at 8:15 pm. 



DATE:        October 4, 2016 
TO: City of Live Oak Planning Commission 
FROM: June Cowles, Contract City Planner  

Application:  Tentative Subdivision Map Extension No. 16-16;  
Applicant/Owner: Sunny Dale and Patrick Laughlin  
Location/APN: Located west of Larkin Road and North of Pennington Road APN 

006-600-004 and 006-600-013 
Environmental: Previously adopted Mitigated Negative Declaration   
General Plan: Low Density Residential  
Zoning: Low Density Residential District R-1  
Acres: Approximate 12.89 acres 

RECOMMENDED ACTION:  
Approve a three-year extension request to September 1, 2019 of Tentative Subdivision Map 
Extension Request No. 16-16, subject to the required Findings and project Conditions of 
Approval.  

BACKGROUND:  
In 2005, the Planning Commission approved a Tentative Subdivision Map TSM2005-0524, Live 
Oak Ranch II that created a 47 lot subdivision.  In September 2007 a two-year extension was 
approved for TSM2005-0524.  The State of California since then has approved several Assembly 
Bills and Senate Bills to extend current TSM in order to assist during the economic downturn.  
The current Live Oak Ranch II TSM expiration date is September 1, 2016.  The applicant request 
letter for a three-year extension was received on August 23, 2016 to which extended the 
expiration date for another 60 days so that the request can reviewed by the Planning 
Commission.   

PROJECT DESCRIPTION: 
The applicant is requesting an extension of three years to comply with the conditions of approval 
for Tentative Subdivision Map 2005-0524. Pursuant to the Subdivision Map Act, Section 
66452.11.  

PROJECT ANALYSIS: 
General Plan and Zoning Conformance: 
The General Plan Land Use designation for the project site is Low Density Residential and the 
zoning is Single-family Residential District (R-1), the proposed TSM remains consistent with 
both the General Plan and Zoning District. 

Time Extension of an Approved map (Subdivison Map Act and Live Oak Municipal Code: 
As set forth in the Subdivision Map Act Sec 66452.6.e of the State Government Code tentative 
maps expire after two years if no final map is recorded.  The person filing the tentative map may 
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subsequently request an extension of time to process a final map.  The Planning Commission 
may grant an extension or extensions of a tentative map.  Pursuant to section 16.20.220 of the 
Live Oak Minicipal Code, the Cities policy has been to grant extensions to give the City the 
opportunity to re-evaluate the map and surrounding area conditions.  If granted, this will be the 
subdivision maps’ last extension.  Sec 66452.6.e of the Subdivision Map Act allows 
discretionalry extensions up to five years.  If the extension request is granted, this will be the last 
map extension approved for this subdivision by the City of Live Oak. 
 
Staff recommends tha the Planning Commission grant a three-year extension for the subdivision 
map to allow the applicant additional time to meet the July 2005 Conditions of Approval.   
 
ENVIRONMENTAL ANALYSIS: 
A Negative Declaration has been previously circulated and adopted for the project.  The project 
site and surrounding conditions remain unchanged, and thus no new environmental impacts were 
identified.   
  
 
 ATTACHMENTS: 
 

1. Project Vicinity Map 
2. Orchard View I Tentative Subdivision Map 
3. Proposed Conditions of Approval 

   















  
 
 

 
 
 
DATE:           October 4, 2016 
TO:    City of Live Oak Planning Commission  
FROM:    June Cowles, Contract City Planner  
 
Application:  Conditional Use Permit Amendment No. 16-17;  
Owner/Applicant:  Sikh Temple Live Oak-Gridley/Dennis Nelson   
Location/APN: 10461 Larkin Road, APN 006-370-003 
Environmental:  CEQA previously approved Mitigated Negative Declaration   
General Plan: Small Lot Residential  
Zoning: Small Lot Residential (R-2) Zone District 
 
 
RECOMMENDED ACTION:  
Approve Conditional Use Permit Amendment No. 16-17 for the Sikh temple located at 10461 
Larkin Road, subject to the required Findings and project Conditions of Approval.  
 
EXECUTIVE SUMMARY:  
The applicant is requesting a Conditional Use Permit Amendment for a previously approved 
building to include a reduction of square-footage and height, and a revised building design.  A 
Conditional Use Permit Amendment is required due to the revision of the building design.      
 
BACKGROUND: 
The Sikh Temple was approved at the December 20, 2012 Planning Commission meeting.  The 
approved buildings (three in total) were approximately 28,760 square feet with the temple height 
of 50 feet 8 inches from at grade to the top of the dome.  A mitigated negative declaration was 
approved with the Conditional Use Permit.     
 
SETTING: 
The project site is 5.26 acres on Larkin Road.  The site is a graded lot, with mature oak trees 
along Larkin Road.  The area is transitioning from agricultural uses, primary orchard crops, to 
suburban type residential uses.  The vicinity is planned in the City’s General Plan for primarily 
residential uses and related activities, such as the church.  The surrounding uses are listed below 
in the following table; 
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 Land Use Zoning Designation General Plan 

Designation 
North Agriculture Orchard Small Lot Residential 

(R-2) 
Small Lot Residential 

South Baptist Church    Small Lot Residential 
(R-2) 

Small Lot Residential 

East Agriculture Orchard Small Lot Residential/ 
Neighborhood Center 
Combining  (R-2/NC) 

Small Lot Residential 
with Commercial 

Mixed Use 
West Single family residences across 

Larkin Road 
Commercial Mixed 

Use (CMU) 
Commercial Mixed 

Use 
 
 
PROPOSAL & ANALYSIS: 
 
Conditional Use Permit Amendment: 
A comparison of square footage and height of the previously approved building and the revised 
building is stated in the table below: 
 
 Square footage Height Number of buildings 
Previously approved building 28,760 50 feet 8 inches 3 
Revised building 18,782 35 feet 1 
Difference  9,978 14 feet 4 inches 2 
 
Building Design: 
The revised building architecture design includes several stone columns along each elevation.  
The front elevation includes small domes atop of the columns with a straight line parapet wall.  
The main entrance wall is the highest portion of the building as the line continues to the rear 
elevation.  Intricate framed insets are also included along all elevations.  Windows are located 
along the side and rear elevations.  The building will include a coat of stucco as the main 
material of the building.  Colors are depicted as variations of brown and cream colors as shown 
in Attachment 4.   
 
Site Plan: 
The site plan for the revised Sikh Temple is the equivalent to the approved site plan as the 
building is located back from Larkin Road, the parking lot surrounds the building, and a 
retention pond is located along the eastern property line.  The existing oak trees along Larkin 
Road remain.        
 
Landscaping:   
The landscaping shown on the site plan is consistent with the previously approved project and 
the Zoning Ordinance requirements for parking lot shading and building landscaping.  As stated, 
above the existing Oak trees along Larkin Road are shown on the site plan to be saved. 
 
 
 



October 4, 2016 Planning Commission Meeting 
CUP Amendment No. 16-17 Sikh Temple  
 

pg. 3 
 

Parking: 
The proposed site plan parking spaces are consistent with the Zoning Ordinance requirement for 
235 parking spaces.  
 
Lighting: 
The proposed site plan includes parking lot and building lights.  The project has been 
conditioned to be consistent with the Zoning Ordinance.   
 
AGENCY & PUBLIC REVIEW: 
City Department Review 
This request was sent to all applicable City departments.   
 
The following comments were received; 

• The Fire Dept. stated that the rear parking lot aisle is very narrow and suggested moving 
the building closer to Larkin Road to widen the aisle.  The FLD is not show on the plans, 
recommend a location not directly adjacent to the building. 

 
The comments have been added as conditions of approval. 
 
Public Notice 
The project was advertised in The Appeal Democrat newspaper on September 23, 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. 
   
ENVIRONMENTAL REVIEW: 
A Mitigated Negative Declaration was previously approved on December 20, 2012 with the 
approved project.  The conditions from the approved mitigated negative declaration will be 
transferred to the Conditional Use Permit Amendment as the revised building design is less of an 
impact due to the reduction of height by 14 feet and the reduced square footage building by 
9,978 square feet.   
 
RECOMMENDATION:   
Staff recommends the Planning Commission approve the Conditional Use Permit Amendment 
16-17 for the revised Sikh Temple building design at 10461 Larkin Road subject to the Findings 
and Conditions of Approval attached to this staff report.   
 
FINDINGS: 
In order to approve a Conditional Use Permit Amendment, 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.   
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Attachments: 
1. Application and Project vicinity map 
2. Previously Approved site plan and elevations  
3. Proposed Revised site plan and elevations  
4. Picture of Proposed revised building colors 
5. Mitigated Negative Declaration Attachment A 
6. Conditions of Approval 
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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, a church is 
consistent with the General Plan land use designation of Small Lot Residential as churches are 
considered to be components of residential neighborhoods.   
 
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.  Landscape screening is provided along the 
property lines.   
 
3. The streets serving the site are adequate to carry the quantity of traffic generated by 
the proposed use. The proposed church is located on Larkin Road which is a major collector, so 
traffic generated by the church will not be traveling on any local neighborhood streets.  During 
Sunday services a considerable number of vehicle trips will be generated.  However, this 
typically occurs during Sunday a.m. which are non-peak traffic hours.  The traffic study prepared 
for the 2010 General Plan update indicated that Larkin Road performs as level of service A and 
is expected to deteriorate to a level of service D by 2030, which is within the acceptable range.  
The facility is required to pay the City’s traffic mitigate fee which will mitigate its fair share of 
impacts on City streets.  In 2012 the City staff and Caltrans felt there was no need for a traffic 
study for this project.  The revised project is reduced in square footage by 9,978 and therefore 
less of an impact from the previously approved project.      
 
4.  The site design and the size and design of the building(s) will complement the 
neighboring facilities. The proposed building design includes a reduction of the building height 
and a subdued design compared to the previously approved building design which better 
compliments the neighboring facilities  (Please see Attachment 2 and 3).  The materials are high 
quality and meet the intent of the City’s Design Guidelines.  The building contains articulation 
through insets, columns, and windows and the roof line is varied.   
 
5.  The establishment of the operation of the use 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. As stated above, the surrounding area 
includes similar uses and is located on Larkin Road, designated as a major collector.  The 
operation of the facility will not be detrimental to the public’s health, safety, peace, comfort and 
general welfare of the public residing in the vicinity. 
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