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OROVILLE PLANNING COMMISSION/ 
HISTORICAL ADVISORY COMMITTEE 

Council Chambers 
1735 Montgomery Street 

Oroville, CA. 95965 
 
 

May 25, 2023 
REGULAR MEETING 

6:00 PM 
AGENDA 

 

 
PUBLIC ACCESS AND PARTICIPATION  
 
To view the meeting or provide comment, please see the options below. 
 
To Watch or Listen to the Meeting:  

1. Watch live feed https://www.youtube.com/channel/UCAoRW34swYl85UBfYqT7IbQ/  
2. Zoom https://zoom.us/j/99508232402?pwd=aThZc1BsUG9sWnhNYnlwZHZZdFFrQT09 

Meeting ID: 995 0823 2402 Passcode: 17351735 
3. Listen via telephone: 1-669-900-9128 

Meeting ID: 995 0823 2402 Passcode: 17351735 

To Provide Comments:  
1. Email before the meeting by 2:00 PM your comments to publiccomment@cityoforoville.org  

2. Attend in person  
 

If you would like to address the Commission at this meeting, you are requested to complete the 
blue speaker request form (located on the wall by the agendas) and hand it to the City Clerk, who 
is seated on the right of the Council Chamber.  The form assists the Clerk with minute taking and 
assists the Mayor or presiding chair in conducting an orderly meeting. Providing personal 
information on the form is voluntary.  For scheduled agenda items, please submit the form prior 
to the conclusion of the staff presentation for that item.  The Commission has established time 
limitations of three (3) minutes per speaker on all items and an overall time limit of thirty minutes for non-
agenda items. If more than 10 speaker cards are submitted for non-agenda items, the time limitation 
would be reduced to one and a half minutes per speaker. (California Government Code §54954.3(b)). 
Pursuant to Government Code Section 54954.2, the Commission is prohibited from taking action except 
for a brief response from the Council or staff to statements or questions relating to a non-agenda item. 

CALL TO ORDER / ROLL CALL          

Commissioners: Glenn Arace, Marissa Hallen, Natalie Sheard, Warren Jensen, Vice Chairperson Wyatt 
Jenkins, Chairperson Carl Durling 

OPEN SESSION  

Pledge of Allegiance 
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PUBLIC COMMUNICATION – HEARING OF NON-AGENDA ITEMS  

This is the time to address the Commission about any item not listed on the agenda. If you wish to 
address the Commission on an item listed on the agenda, please follow the directions listed above. 

CONSENT CALENDAR  

Consent calendar items are adopted in one action by the Commission. Items that are removed will be 
discussed and voted on immediately after adoption of consent calendar items. 

1. APPROVAL OF THE MINUTES 

The Planning Commission may approve the minutes of March 23, 2023 and April 27, 2023. 

RECOMMENDATION 

Approve the Minutes of March 23, 2023 and April 27, 2023 

PUBLIC HEARINGS  

The Public Hearing Procedure is as follows: 

- Mayor or Chairperson opens the public hearing. 

- Staff presents and answers questions from Council 

- The hearing is opened for public comment limited to two (2) minutes per speaker. In the 

event of more than ten (10) speakers, time will be limited to one and a half (1.5) minutes. 

Under Government Code 54954.3, the time for each presentation may be limited.  

- Public comment session is closed 

- Commission debate and action 

  

2. MINOR USE PERMIT UP23-08 FOR OUTDOOR STORAGE AND VEHICLE PARKING AT 
3022 OLIVE HIGHWAY (APN 013-300-015) 

The Oroville Planning Commission will review and consider approving Use Permit No. UP23-08 
for various outdoor storage uses to be allowed in the rear parking lot of the existing commercial 
building at 3022 Olive Highway.  

RECOMMENDATION 

1. Conduct a Public Hearing on the proposed project; 
2. Adopt the Notice of Exemption as the appropriate level of environmental review in 

accordance with the California Environmental Quality Act (CEQA); 
3. Adopt the recommended Findings for Use Permit No. UP23-08; 
4. Approve Use Permit UP23-08 and recommended Conditions of Approval; 
5. Adopt Resolution No. P2023-10  

 

 

2



 

May 25, 2023~6:00 PM Oroville Planning Commission Meeting Agenda Page 3 of 4 

3. MINOR USE PERMIT UP23-07 FOR A TIRE SHOP AT 3163 OLIVE HIGHWAY(APN 013-300-
115) 

The Oroville Planning Commission will review and consider approving Use Permit  No. UP23-07 
for uses to be allowed in the rear parking lot of the existing commercial building at  3163 Olive 
Highway. 

RECOMMENDATION 

1. Conduct a Public Hearing on the proposed project; 
2. Adopt the Notice of Exemption as the appropriate level of environmental review in 

accordance with the California Environmental Quality Act (CEQA); 
3. Adopt the recommended Findings for Use Permit No. UP23-07; 
4. Approve Use Permit UP23-07 and recommended Conditions of Approval; 5. Adopt 

Resolution No. P2023-11  

4. MINOR USE PERMIT UP23-09 FOR A DIGITAL DISPLAY SIGN AT 2959 LOWER 
WYANDOTTE ROAD, THE OROVILLE SOUTHSIDE COMMUNITY CENTER - APN 013-300-
098 

The Oroville Planning Commission will review and consider approving Use Permit No. UP23-09 
for a new digital display sign as required in OMC 17.20 Sign Regulations. 

RECOMMENDATION 

1. Conduct a Public Hearing on the proposed project; 
2. Adopt the Notice of Exemption as the appropriate level of environmental review in 

accordance with the California Environmental Quality Act (CEQA); 
3. Adopt the recommended Findings for Use Permit No. UP23-09; 
4. Approve Use Permit UP23-09 and recommended Conditions of Approval; 
5. Adopt Resolution No. P2023-11 

REPORTS / DISCUSSIONS / CORRESPONDENCE 

1.   Commissioner Reports 

2.   Historical Advisory Commission Reports 

3.   Staff Reports 

ADJOURN THE MEETING 

The meeting will be adjourned. A regular meeting of the Oroville Planning Commission will be held on 
June 22, 2023 at 6:00 PM. 

Accommodating Those Individuals with Special Needs – In compliance with the Americans with 
Disabilities Act, the City of Oroville encourages those with disabilities to participate fully in the public 
meeting process. If you have a special need in order to allow you to attend or participate in our public 
meetings, please contact the City Clerk at (530) 538-2535, well in advance of the regular meeting you 
wish to attend, so that we may make every reasonable effort to accommodate you. Documents distributed 
for public session items, less than 72 hours prior to meeting, are available for public inspection at City 
Hall, 1735 Montgomery Street, Oroville, California. 
 
Recordings - All meetings are recorded and broadcast live on cityoforoville.org and YouTube. 
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Planning Commission Decisions - Any person who is dissatisfied with the decisions of this Planning 
Commission may appeal to the City Council by filing with the Zoning Administrator within fifteen days 
from the date of the action.  A written notice of appeal specifying the grounds and an appeal fee 
immediately payable to the City of Oroville must be submitted at the time of filing.  The Oroville City 
Council may sustain, modify or overrule this decision. 
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OROVILLE PLANNING COMMISSION/ 
HISTORICAL ADVISORY COMMITTEE 

Council Chambers 
1735 Montgomery Street 

Oroville, CA. 95965 
 
 

March 23, 2023 
MINUTES 

 

This agenda was posted on March 17, 2023. This meeting was recorded and may be viewed at 
cityoforoville.org or on YouTube.  

CALL TO ORDER / ROLL CALL          

Commissioner Sheard opened the meeting at 6pm 

PRESENT: Commissioners: Glenn Arace, Marissa Hallen, Natalie Sheard, Warren Jensen,  

ABSENT: Commissioners Vice Chairperson Wyatt Jenkins, Chairperson Carl Durling 

OPEN SESSION  

     Pledge of Allegiance – Led by Commissioner Sheard 
 

PUBLIC COMMUNICATION – HEARING OF NON-AGENDA ITEMS  

There were 0 public speakers on non-agenda items. 

CONSENT CALENDAR  

Motion by Commissioner Jensen and seconded by Commissioner Hallen to approve the consent 
calendar. Motion passed.  

2. APPROVAL OF THE MINUTES 

The Commission approved the minutes of February 23, 2023 

PUBLIC HEARINGS  

3. MINOR USE PERMIT UP23-05 FOR THREE GARAGES FOR A PRIVATE VEHICLE 
COLLECTION AT 1801 MYERS STREET (APN 012-160-055) 

The Oroville Planning Commission reviewed and considered approving Use Permit No. UP23-05 
to allow the applicant to construct three domed “Quonset Hut-style” storage buildings for a private 
hobby vehicle collection. 

Motion by Commissioner Hallen and seconded by Commissioner Arace to adopt the Notice of 
Exemption as the appropriate level of environmental review in accordance with the California 
Environmental Quality Act (CEQA); and adopt the recommended Findings for Use Permit No. 
UP23-05; and approve Use Permit UP23-05 and recommended Conditions of Approval; and 
adopt Resolution No. P2023-05. Motion passed.  
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4. MINOR USE PERMIT UP23-03 FOR ALCOHOL SALES AT LUCKYS FOOD AND GAS AT 2301 
OROVILLE DAM BOULEVARD EAST 

The Oroville Planning Commission reviewed and considered approving Use Permit No. UP23-03 
to allow the applicant to conduct alcohol sales at the existing Luckys Food and Gas at 2301 
Oroville Dam Boulevard East. 

Motion by Commissioner Jensen and seconded by Commissioner Hallen to Adopt the Notice of 
Exemption as the appropriate level of environmental review in accordance with the California 
Environmental Quality Act (CEQA); and Adopt the recommended Findings for Use Permit No. 
UP23-03; and Approve Use Permit UP23-03 and recommended Conditions of Approval; and 
Approve a Letter of Public Convenience or Necessity, should it be determined by ABC that an 
overconcentration exists; and Adopt Resolution No. P2023-07. Motion approved.  

5. LINKSIDE PLACE 2 SUBDIVISION TENTATIVE MAP EXTENSION #3 (Final) 

The Oroville Planning Commission considered extending the existing Tentative Subdivision Map 
for Linkside Place 2 until June 10, 2024. 

Motion by Commissioner Jensen and seconded by Commissioner Sheard to approve the Map 
extension until April 26, 2024; and adopt Resolution No. P2023-04 extending the deadline for 
filing a Final Subdivision Map for TSM 07-04 for one year until June 10, 2024, with the stipulation 
that approval of the Final Map shall remain subject to all other conditions of approval identified in 
the Letter of Approval dated April 26, 2016.  

6. MINOR USE PERMIT UP23-04 FOR A RESIDENTIAL ADDITION WITH ATTACHED GARAGE 
TO BE USED FOR A LARGE FAMILY DAY CARE AND FUTURE DAY CARE CENTER 

This item was tabled to April 27, 2023 at 6pm.  

REPORTS / DISCUSSIONS / CORRESPONDENCE 

1.   Commissioner Reports 

2.   Historical Advisory Commission Reports 

- Sheard – Historical Advisory Award and tour of two properties 

3.   Staff Reports 

- Kopshever – Spoke about the Ehmann Home Resolution 
- Wes Ervin – Mentioned the Housing Element going to council, Spoke about upcoming 

projects from the Planning Department 
- Nevers – Mentioned the Friday April 14th – Planning Commissioner Training  

ADJOURN THE MEETING 

Commissioner Natalie Sheard adjourned the meeting at approximately 7pm.  

APPROVED:       ATTESTED: 

 

_______________________________________  ___________________________________ 
Commissioner Natalie Sheard    Assistant City Clerk Jackie Glover 
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OROVILLE PLANNING COMMISSION/ 
HISTORICAL ADVISORY COMMITTEE 

Council Chambers 
1735 Montgomery Street 

Oroville, CA. 95965 
 
 

April 27, 2023 
MINUTES 

 

This agenda was posted on Monday, April 24, 2023 at 4:30pm. This meeting was recorded and may be 
viewed at cityoforoville.org or on YouTube.  

CALL TO ORDER / ROLL CALL          

PRESENT: Commissioners: Glenn Arace, Marissa Hallen, Natalie Sheard, Warren Jensen, Vice 
Chairperson Wyatt Jenkins 

ABSENT:  Chairperson Carl Durling 

STAFF: Principal Planner Wes Ervin, Assistant Community Development Director Dawn Nevers, 
Assistant City Clerk Jackie Glover, Assistant Planner Danny Kopshever  

OPEN SESSION  

Pledge of Allegiance – Led by Vice Chairperson Jenkins 

PUBLIC COMMUNICATION – HEARING OF NON-AGENDA ITEMS  

There were 0 public comments at this meeting.  

PUBLIC HEARINGS  

2. MINOR USE PERMIT UP23-06 FOR A WIRELESS CELL TOWER REPLACEMENT 
AT  60 EAST GRAND AVENUE  

The Planning Commission considered approving Minor Use Permit UP23-06 to replace 
an existing 100-foot ‘flagpole’ cell tower with a 95-foot ‘Monopalm’ stealth tower at 60 E 
Grand Avenue.  

 

Motion by Commissioner Jensen and seconded by Commissioner Sheard to adopt the 
Notice of Exemption as the appropriate level of environmental review in accordance with 
the California Environmental Quality Ace (CEQA); and approve Use Permit UP23-06 for 
the replacement cell tower, subject to the conditions in the attached draft approval letter; 
and adopt Resolution P2023-08 with the recommended findings therein. Motion passed.  

 

REPORTS / DISCUSSIONS / CORRESPONDENCE 

1. Commissioner Reports 
a. Commissioner Jensen gave an update from the Planning Commissioner training that he 

attended.  
2. Historical Advisory Commission Reports 
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a. Sheard – spoke about a historical home tour and the historical advisory committee 
meeting.   

3. Staff Reports 
a. Kopshever – Gave a report on the upcoming DRC and Planning Commission items.  
b. Ervin – Spoke about the Council approval of the Housing Element 

ADJOURN THE MEETING 

Vice Chairperson Jenkins adjourned the meeting at 6:35pm.  

 

APPROVED:        ATTESTED: 

 

____________________________________   _____________________________ 
Vice Chairperson Wyatt Jenkins     Assistant City Clerk Jackie Glover 
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Page 1 

 

City of Oroville 
COMMUNITY DEVELOPMENT DEPARTMENT 
1735 Montgomery Street 
Oroville, CA  95965-4897    
(530) 538-2430   FAX (530) 538-2426 
www.cityoforoville.org 

 

 

 

 

 

PLANNING COMMISSION STAFF REPORT Thursday, May 25, 2023 

RE: Minor Use Permit UP23-08 for outdoor storage and vehicle parking at 3022 Olive 
Highway (APN 013-300-015) 

SUMMARY:  The Oroville Planning Commission will review and consider approving Use Permit 
No. UP23-08 for various outdoor storage uses to be allowed in the rear parking lot of the existing 
commercial building at 3022 Olive Highway. 
 

RECOMMENDATION: Staff recommends the following actions: 

1. Conduct a Public Hearing on the proposed project; 

2. Adopt the Notice of Exemption as the appropriate level of environmental review in 
accordance with the California Environmental Quality Act (CEQA); 

3. Adopt the recommended Findings for Use Permit No. UP23-08; 

4. Approve Use Permit UP23-08 and recommended Conditions of Approval; 

5. Adopt Resolution No. P2023-10 

 

APPLICANT: Larsen Lincoln 

LOCATION:  3022 Olive Highway (APN 
013-300-015)  
 

 

GENERAL PLAN:  MU (Mixed Use) 

ZONING:  MXC (Corridor Mixed Use) 

FLOOD ZONE:  Zone X 

ENVIRONMENTAL DETERMINATION:   Categorically Exempt per Section 15332 of Title 14, 
California Code of Regulations, In-Fill Development Projects.  

REPORT PREPARED BY: 

 

 

___________________________ 
Daniel Kopshever, Assistant Planner 
Community Development Department 

REVIEWED BY: 

 

 

___________________________ 
Dawn Nevers, Assistant Director 
Community Development Department 
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DISCUSSION 

Applicant is proposing to use the rear parking lot of 3022 Olive Highway for outdoor 
storage and parking of operable vehicles for tenants and customers of adjacent 
business, which applicant owns. Per the project description submitted by the applicant; 
dismantling, trailers, or vehicles older than 2010 would be prohibited. The building on 
site is to be used as an office and paper filing storage, but may be used for retail sales 
in the future. The project site is located on approximately 23,086 square feet of land on 
the south side of Olive Highway. The property has a zoning designation of Corridor 
Mixed Use (MXC). Landscaping and lighting are existing. A trash enclosure is not 
shown. Signage would include one window sign and the existing monument sign form 
the previous business, refaced. The front parking lot is paved, and the rear lot to be 
used for storage and temporary vehicle storage is gravel. The rear lot is surrounded by 
existing chain link fence, with a 10 foot wide access gate. According to the Oroville 
Municipal Code (OMC), all establishments within MXC zoning districts require a Use 
Permit for used vehicle sales and outdoor storage of 250 square feet and above. Other 
proposed and potential uses of the site discussed with staff are permitted by right. 

Parking & Site Access 

The site has adequate parking and access to support the existing office use, as well as 
an abundance of space in the rear parking lot for additional vehicles and storage, as 
proposed. Access to this rear lot is controlled by existing chain link fencing with a 10-foot 
gate. 

Signage 

Plans do not include new signage. Signs requiring a building permit will be reviewed upon 
submittal.  

Lighting / Security 

There is existing lighting at the site. However, the new proposed use of the rear lot for 
outdoor storage and temporary vehicle parking raises security concerns. Staff 
recommends a combination of any number of the following: motion-activated lighting, 
screening, security cameras, landscape buffers, and/or fencing to the satisfaction of the 
planning commission, police department, and code enforcement. 

Landscaping 

Landscaping is existing and in good condition. Landscaping as a screening element for 
the outdoor storage would be encouraged.  

Refuse Collection Area 

A covered and gated trash enclosure on a concrete pad is required. City standard per 
OMC 17.12.110 is 8’ x 8’ x 16’, gated, covered, and located in the rear of the site. The 
materials and colors of the enclosure are to be compatible with the proposed structures 
and surroundings, and the gate is a solid painted metal. 

Required Findings for Use Permits (OMC 17.48.010) 

Before approving a use permit, the Planning Commission must consider each of the 
following issues and make appropriate findings (Staff’s comments are in italics, draft 
findings are in the Resolution):  
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1. The granting of the permit will not be incompatible with or detrimental 
to the general health, safety or public welfare of the surrounding area 
or of the city as a whole.  

The project, on an existing developed site, will be located in an area 
surrounded by active commercial development. The project has been 
reviewed and conditioned to minimize or prevent any potential impacts to the 
general health, safety, or public welfare of the surrounding area and the city 
as a whole. This includes screening and security related conditions. 

2. The proposed use follows sound principles of land use by having a 
suitable location relative to the community as a whole, as well as to 
transportation facilities, public services and other land uses in the 
vicinity. 

 The proposed use will provide a desired commercial product to the 
adjacent businesses and is located in an area with significant 
employment and transportation access.  

3. Public utilities and facilities, including streets and highways, water and 
sanitation, are adequate to serve the proposed use or will be made 
adequate prior to the establishment of the proposed use. 

All infrastructure is in and available. Any utilities not already provided on site will 
be installed by the property owner, subject to all applicable fees and permits. 

4. The location, size, design and operating characteristics of the proposed 
use will be harmonious and compatible with the surrounding 
neighborhood and will not adversely affect abutting properties. 

As required by OMC Chapter 17.52, the project underwent development review 
and the applicant made revisions based on the committee’s comments. The 
building will be located in an area near similar commercial businesses. The site 
plan, design, lighting, landscaping, and other site features have been reviewed 
and the project conditioned to minimize any adverse impacts on abutting 
properties. Code enforcement will monitor for compliance on an ongoing basis. 

 

5. The subject site is physically suitable for the type and intensity of 
land use being proposed. 

 Applicant has submitted a set of drawings demonstrating that the site is 
physically suitable for the proposed type and intensity of use. The site will 
provide adequate capacity for the use. 

6. The size, intensity and location of the proposed use will provide services 
that are necessary or desirable for the neighborhood and community as a 
whole. 

Olive Highway is an existing commercial corridor with infill opportunities. This 
project will allow for active commercial uses that are compatible with adjacent 
land uses. 
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7. The permit complies with all applicable laws and regulations, including the 
requirements of the general plan, of this title and of the city municipal 
code. 

 The use is permitted, subject to a use permit for the outdoor storage, and is 
compatible with the General Plan, Zoning codes, and the Oroville Municipal 
Code. 

 
FISCAL IMPACT  
None.  The project is subject to all customary fees. 

 
PUBLIC NOTICE 
A request for comments was prepared and circulated to the local agencies and 
surrounding property owners within 300 feet of the property. Additionally, the meeting 
date, time, and project description were published in the Oroville Mercury 
Register and posted at City Hall. 

 
ATTACHMENTS 

1. Application Materials 
2. Resolution 
3. NOE (Notice of Exemption CEQA) 
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RESOLUTION NO. P2023-10 
 

A RESOLUTION BY THE OROVILLE CITY PLANNING COMMISSION MAKING 
FINDINGS AND CONDITIONALLY APPROVING UP#23-08, FOR LINCOLN STORAGE 
AT 3022 OLIVE HIGHWAY (APN 013-300-015) 
 

WHEREAS, the City has received an application from Lincoln Storage for outdoor 
storage and a parking lot as the primary use at 3022 Olive Highway; and 

 
WHEREAS, The City of Oroville Municipal Code (OMC) Table 17.34.020-1 

specifies that a parking garage or lot as a primary use and outdoor storage over 250 
square feet both require a use permit in the MXC zoning district; and 
 

WHEREAS, at a duly noticed public hearing, the Planning Commission considered 
the comments and concerns of public agencies, property owners, and members of the 
public who are potentially affected by the approval of the use permit described herein, 
and also considered the City’s staff report regarding the change. 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION as follows: 
 

1. This action has been determined to be exempt from the California Environmental 
Quality Act (CEQA) review pursuant to Title 14, California Code of Regulations, 
Section 15301 “Existing Facilities.” 
 

2. The Planning Commission approves the findings required by Section 17.16.160 of 
the Oroville City Code, as described in this Resolution; 

 

3. The Planning Commission approves the permit conditions described in this 
Resolution. 

 
 

CONDITIONS OF APPROVAL 
 
Approved project: The Planning Commission hereby conditionally approves Use Permit 
No. 23-08, permitting the operation of Lincoln Storage at 3022 Olive Highway (APN: 013-
300-015). The subject property has a zoning designation of Corridor Mixed Use (MXC) 
and a General Plan land use designation of Mixed Use (MU).  

General Conditions 

1. The applicant shall hold harmless the City, its Council members, Planning 

Commissioners, officers, agents, employees, and representatives from liability for any 

award, damages, costs, and/or fees incurred by the City and/or awarded to any 

plaintiff in an action challenging the validity of this permit or any environmental or other 
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documentation related to approval of this permit. Applicant further agrees to provide 

a defense for the City in any such action.  

2. The project shall remain in substantial conformance with the Conditions of Approval, 

as adopted by the Oroville Planning Commission. Any subsequent minor changes in 

the project (as determined by the Zoning Administrator) may only occur subject to 

appropriate City review and approval. Any subsequent substantive changes in the 

project (as determined by the Zoning Administrator) may only occur subject to 

discretionary review by the Oroville Planning Commission.   

3. The applicant shall annually pay for and obtain a City of Oroville business license. 

4. All private facilities, improvements, infrastructure, systems, equipment, common 

areas, etc. shall be operated and maintained by the applicant in such a manner, and 

with such frequency, to ensure the public health, safety and general welfare. 

5. All costs of operation and maintenance of private facilities, improvements, 

infrastructure, systems, equipment, common areas, etc. shall be the responsibility of 

the applicant. 

6. Pursuant to Section 17.12.010, the proposed use of the site shall conform to the 

performance standards of the Oroville Municipal Code to minimize any potential 

negative effects that the building, structure, lighting or use could have on its 

surroundings, and to promote compatibility with surrounding uses and areas.  

7. Applicable construction plans, calculations, specifications, applications, forms, etc. 

shall be submitted to the Building Division for review prior to the start of any 

construction activities requiring a building permit. All applicable plan review and 

development impact fees shall be paid at time of submittal.  

8. The applicant shall ascertain and comply with the requirements of all of City, County, 

State, Federal, and other local agencies as applicable to the proposed project.   

9. The project shall comply with the City’s noise ordinance as found in the OMC Chapter 

9.20.  

10. Pursuant to Section 17.48.010(F) of the City Code, the Planning Commission, upon 

its own motion, may modify or revoke any use permit that has been granted pursuant 

to the provisions of this section upon finding any of the following, based on substantial 

evidence:  

I. Any of the conditions of the permit have not been satisfied within 1 year 

after it was granted.  

II. Any of the terms or conditions of the permit have been violated.  

III. A law, including any requirement in the Municipal Code Chapter 17, has 

been violated in connection with the permit.  

IV. The permit was obtained by fraud.  

11. Applicant hereby certifies that any and all statements and information provided as part 

of the application are true and correct to the best of their knowledge and belief. Any 
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misinformation provided, whether intentional or unintentional, that was considered in 

the issuance of this permit may be grounds for revocation. 

12. Any roof mounted or ground placed utilities (HVAC, generators, etc.) shall include an 

architecturally compatible method of screening. This can include screening by 

landscaping or a decorative fence for ground placed utilities. 

13. Building shall be addressed per City requirements. Building numbers shall comply with 

City Code 17.20.050(A). 

14. A refuse collection enclosure shall be provided in accordance with City Code 

17.12.110. The refuse area shall be large enough to provide adequate storage for 

solid waste and recyclable materials generated by the use.  

15. The applicant shall submit to the City details of exterior lighting for review and 

approval. 

16. The applicant or property owner shall apply for the proper permits as required by OMC 

Chapter 17.20 prior to any new signage being erected.  

17. No more than 25% of the window area shall be covered with signs. This includes both 

permanent and temporary signs used to identify the business, products sold, or 

services offered.  

18. The exterior of the building, including windows and doors, shall be maintained, and 

with such frequency, to ensure the public health, safety and general welfare of the 

city. 

19. Windows and doors shall not be boarded up or blocked unless the appropriate 

approvals are received to ensure the public health, safety and general welfare. This 

does not include the use of plywood or other material used to cover a window for a 

temporary period of time that constitutes a safety hazard and/or invites trespassers 

and malicious mischief. 

20. Minor changes may be approved administratively by the Community Development 

Director or designee upon receipt of a written request by the applicant or designee.  

Changes deemed to be major or significant in nature shall require a formal application 

for amendment.  

21. Applicant and/or property owner will take appropriate measures to provide property 

maintenance of the building exterior, including provisions to keep the premise free of 

litter and debris.  

22. Applicant and/or property owner shall ensure adequate lighting of exterior areas, 

including parking lots, to discourage loitering outside of the buildings. 

23. Applicant and/or property owner will ensure protection of adjacent properties from 

noise, odors and undue light and glare, as well as illegal activity.  

24. Applicant and/or property owner will maintain adequate onsite security, both inside 

and outside the building, to satisfy any concerns raised by the chief of police or general 
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public. Substantial camera surveillance and written security protocols approved by the 

chief of police will suffice.  

 

I HEREBY CERTIFY that the foregoing resolution was duly introduced and passed at a 
regular meeting of the Planning Commission of the City of Oroville held on the 29th of 
September 2022, by the following vote: 
 
AYES:  

NOES:  

ABSTAIN:  

ABSENT:  

ATTEST:           APPROVE:             
                                                                                                  
 
_______________________________              _______________________________ 
JACKIE GLOVER, ASSISTANT CITY CLERK     CARL DURLING, CHAIRPERSON 
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City of Oroville 
COMMUNITY DEVELOPMENT DEPARTMENT 
1735 Montgomery Street 
Oroville, CA  95965-4897    
(530) 538-2430   FAX (530) 538-2426 
www.cityoforoville.org 

 

NOTICE OF EXEMPTION 
 

TO
: 

Butte County Clerk FROM
: 

City of Oroville 

 155 Nelson Avenue  1735 Montgomery Street 
 Oroville, CA 95965  Oroville, CA 95965 

 

Project Title:  Minor Use Permit UP23-08 for vehicle parking and outdoor storage at 3022 Olive Highway 
(APN 013-300-015) 

 
Project Location – Specific: 3022 Olive Highway 
 
Project Location - City: City of Oroville 
 
Project Location – County: Butte 
 

Description of Nature, Purpose, and beneficiaries of project: The project applicant, Larsen Lincoln, has 
applied for a Use Permit for the operation of Lincoln Storage 3022 Olive Highway (APN:013-300-015). The 
subject property has a zoning designation of Corridor Mixed Use and a General Plan land use designation 
of Mixed Use. 
 
Name of Public Agency Approving Project: City of Oroville   
 
Name of Person or Agency Carrying Out Project: Larsen Lincoln 
 
Exempt Status (Check One): 
 

 Ministerial (Sec. 21080(b)(1); 15268) 
 Declared Emergency (Sec. 21080(b)(3); 15269(a)) 
 Emergency Project (Sec. 21080(b)(4); 15269(b)(c)) 
 Categorical Exemption: State type & section number:  

 General Rule Exemption; Title 14, CCR, §15061(b)(3) 

 Existing Facilities, Title 14, CCR, §15301 
 Statutory Exemption: State code number: 

Reasons why project is exempt: This action has been determined to be exempt from the California 
Environmental Quality Act (CEQA) review as follows: 

General Rule Exemption; Title 14, CCR, §15061(b)(3) 
This project involves the use of a property zoned Commercial Mixed Use (MXC). The intent of the MXC 
zoning designation is to be developed with live-work places for individuals to establish a business with 
associated residential unit(s). A mixed-use development may include vertical mixed use, with residential 
units located above non-residential uses, as well as horizontal mixed use, with residential units located 
behind non-residential uses. As the building is existing, no new construction is proposed, minor interior 
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alterations will occur, all business activities will be contained within the building, and the proposed use 
will be subject to comply with all applicable City, County, State, Federal, and other local agencies as 
applicable, it has been determined that there is no possibility that the use permit request will have a 
significant effect on the environment. Thus, this action is exempt from CEQA. 
 
Existing Facilities, Title 14, CCR, §15301 
Class 1 categorical exemptions consist of the operation, repair, maintenance, permitting, leasing, 
licensing, or minor alteration of existing public or private structures. The project involves utilizing a 
previously vacant property to provide commercial services with no proposed expansion of floor area or 
exterior modification.  
 
If filed by applicant: 
 

1. Attach certified document of exemption finding. 
2. Has a notice of exemption been filed by the public agency approving the project?  Yes  No 
 

Lead Agency Contact Person: Daniel Kopshever   Telephone: (530) 538-2517 
 

Signature:          Date:       

 Signed by Lead Agency 
 Signed by Applicant 
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City of Oroville 
COMMUNITY DEVELOPMENT DEPARTMENT 
1735 Montgomery Street 
Oroville, CA  95965-4897    
(530) 538-2430   FAX (530) 538-2426 
www.cityoforoville.org 

 

 

 

 

 

 

PLANNING COMMISSION STAFF REPORT Thursday, May 25, 2023 

RE: Minor Use Permit UP23-07 for a Tire Shop at 3163 Olive Highway (APN 013-300-115) 

SUMMARY:  The Oroville Planning Commission will review and consider approving Use Permit 
No. UP23-07 for uses to be allowed in the rear parking lot of the existing commercial building at 
3163 Olive Highway. 
 

RECOMMENDATION: Staff recommends the following actions: 

1. Conduct a Public Hearing on the proposed project; 

2. Adopt the Notice of Exemption as the appropriate level of environmental review in 
accordance with the California Environmental Quality Act (CEQA); 

3. Adopt the recommended Findings for Use Permit No. UP23-07; 

4. Approve Use Permit UP23-07 and recommended Conditions of Approval; 

5. Adopt Resolution No. P2023-11 

 

APPLICANT: Muhammad Islam 

LOCATION:  3163 Olive Highway (APN 
013-300-115)  
 

 

GENERAL PLAN:  MU (Mixed Use) 

ZONING:  MXC (Corridor Mixed Use) 

FLOOD ZONE:  Zone X 

ENVIRONMENTAL DETERMINATION:   Categorically Exempt per Section 15332 of Title 14, 
California Code of Regulations, In-Fill Development Projects.  

REPORT PREPARED BY: 

 

 

___________________________ 
Daniel Kopshever, Assistant Planner 
Community Development Department 

REVIEWED BY: 

 

 

___________________________ 
Dawn Nevers, Assistant Director 
Community Development Department 
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DISCUSSION 

Applicant is proposing to use the existing building at 3163 Olive Highway as a tire shop. 
This building was previously used as a vehicle service/repair shop prior to its most 
recent other commercial uses. When this facility was last used for vehicle service and 
repairs, a use permit was not required for the use. Vehicle service or repair is not 
allowed in the MXC zoning district. However, light auto repair and service is a common 
and current land use along Olive Highway. Big O Tires and Avery Lube are the similar 
nearby businesses on this corridor. Also, the existing building is suitable for the 
proposed use. Staff have prepared a Zoning Interpretation to allow the tire shop, subject 
to a use permit. The project site is located on approximately 47,916 square feet of land 
on the north side of Olive Highway. The property has a zoning designation of Corridor 
Mixed Use (MXC). Landscaping and lighting are existing. Signage is not include in this 
application.  

Parking & Site Access 

There is an abundance of space for site access and vehicle parking. 

Signage 

Plans do not include new signage. Signs requiring a building permit will be reviewed upon 
submittal.  

Lighting / Security 

There is existing lighting at the site.  

Landscaping 

Landscaping is existing and in good condition.  

Refuse Collection Area 

While there are existing trash receptacles on site, there is no trash enclosure.  A trash 
enclosure consistent with OMC 17.12.110 shall be installed: 8’ x 8’ x 16’, gated and 
covered. This will be a condition of approval for the Use Permit. 

 

Required Findings for Use Permits (OMC 17.48.010) 

Before approving a use permit, the Planning Commission must consider each of the 
following issues and make appropriate findings (Staff’s comments are in italics, draft 
findings are in the Resolution):  

1. The granting of the permit will not be incompatible with or detrimental 
to the general health, safety or public welfare of the surrounding area 
or of the city as a whole.  

The project, on a formerly developed site used for similar purposes, will be 
located in an area surrounded by active commercial development. The 
project has been reviewed and conditioned to minimize or prevent any 
potential impacts to the general health, safety, or public welfare of the 
surrounding area and the city as a whole.  
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2. The proposed use follows sound principles of land use by having a 
suitable location relative to the community as a whole, as well as to 
transportation facilities, public services and other land uses in the 
vicinity. 

 The proposed use will provide a desired commercial product and is 
located in an area with significant employment and transportation access.  

3. Public utilities and facilities, including streets and highways, water and 
sanitation, are adequate to serve the proposed use or will be made 
adequate prior to the establishment of the proposed use. 

All infrastructure is in and available. Any utilities not already provided on site will 
be installed by the property owner, subject to all applicable fees and permits. 

4. The location, size, design and operating characteristics of the proposed 
use will be harmonious and compatible with the surrounding 
neighborhood and will not adversely affect abutting properties. 

As required by OMC Chapter 17.52, the project underwent development review 
and the applicant made revisions based on the committee’s comments. The 
building will be located in an area near similar commercial businesses. The site 
plan, design, lighting, landscaping, and other improvements have been reviewed 
and the project conditioned to minimize any adverse impacts on abutting 
properties. Code enforcement will monitor for compliance on an ongoing basis. 

 

5. The subject site is physically suitable for the type and intensity of 
land use being proposed. 

 Applicant has submitted a set of drawings demonstrating that the site is 
physically suitable for the proposed type and intensity of use. The site will 
provide adequate capacity for the use. 

6. The size, intensity and location of the proposed use will provide services 
that are necessary or desirable for the neighborhood and community as a 
whole. 

Olive Highway is an existing commercial corridor with infill opportunities. This 
project will allow for active commercial uses in a prime location. 

The permit complies with all applicable laws and regulations, including the 
requirements of the general plan, of this title and of the city municipal 
code. 

 The use is permitted by way of the attached Zoning Interpretation and subject to 
a use permit. It is otherwise compatible with the General Plan, Zoning codes, 
and the Oroville Municipal Code. 

 
FISCAL IMPACT  
None.  The project is subject to all customary fees. 

 
PUBLIC NOTICE 
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A request for comments was prepared and circulated to the local agencies and 
surrounding property owners within 300 feet of the property. Additionally, the meeting 
date, time, and project description were published in the Oroville Mercury 
Register and posted at City Hall. 

 
ATTACHMENTS 

1. Application Materials 
2. Zoning Interpretation 
3. Resolution 
4. NOE (Notice of Exemption CEQA) 
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RESOLUTION NO. P2023-09 
 

A RESOLUTION BY THE OROVILLE CITY PLANNING COMMISSION MAKING 
FINDINGS AND CONDITIONALLY APPROVING UP#23-07, FOR KING TIRE AT 3163 
OLIVE HIGHWAY (APN 013-300-115) 
 

WHEREAS, the City has received an application for a vehicle service and repair 
use in the form of a tire shop at King Tire at 3163 Olive Highway; and 

 
WHEREAS, The City of Oroville Municipal Code (OMC) Section 17.34.020 does 

not include vehicle service and repair as an allowed use, but does allow, subject to a use 
permit, uses of a more intensive nature such as large equipment repair services, 
manufacturing, metalwork over 20,000 square feet, and parking garages; and 

 
WHEREAS, The City of Oroville Municipal Code (OMC) Section 17.08.090 

specifies that the zoning administrator may determine that a proposed use not listed for 
any zoning district is allowable subject to a use permit; and 
 

WHEREAS, The zoning administrator has created Zoning Interpretation ZC 23-01 
determining that the proposed use is allowable subject to a use permit; and 
 

WHEREAS, at a duly noticed public hearing, the Planning Commission considered 
the comments and concerns of public agencies, property owners, and members of the 
public who are potentially affected by the approval of the use permit described herein, 
and also considered the City’s staff report regarding the change. 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION as follows: 
 

1. This action has been determined to be exempt from the California Environmental 
Quality Act (CEQA) review pursuant to Title 14, California Code of Regulations, 
Section 15301 “Existing Facilities.” 
 

2. The Planning Commission approves the findings required by Section 17.16.160 of 
the Oroville City Code, as described in this Resolution; 

 

3. The Planning Commission approves the permit conditions described in this 
Resolution. 

 
 

CONDITIONS OF APPROVAL 
 
Approved project: The Planning Commission hereby conditionally approves Use Permit 
No. 23-07, permitting the operation of King Tire at 3163 Olive Highway (APN: 013-300-
115). The subject property has a zoning designation of Corridor Mixed Use (MXC) and a 
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General Plan land use designation of Mixed Use (MU). Per OMC Section 17.08.090, the 
zoning administrator has determined that the use be allowed, subject to a use permit. 
 

Project Specific Conditions 

1. The eastern driveway shall not be used for vehicles accessing or exiting the site until 

the driveway is improved with paving to the satisfaction of the City Engineer. 

2. Tenant improvements are required to ensure that the facility is adequately equipped 

for the proposed use and a building permit shall be submitted and finaled for the 

necessary improvements prior to occupancy. 

3. The applicant shall install an enclosure for solid waste and recyclable materials to 

house the dumpsters at the site.  Collection areas shall be enclosed by a solid-walled 

enclosure that is faced with stucco, split-block masonry or a similar finished surface 

and designed to be architecturally compatible with existing/proposed structures and 

surroundings. Enclosures shall have a minimum wall height of 6 feet. Gates for refuse 

collection areas shall consist of a pre-manufactured solid material, such as metal or a 

similarly durable material. All collection areas shall be on concrete slabs. The gate 

shall be an appropriate size to allow adequate access of the containers by the city’s 

collection contractor. The enclosure and solid waste and recycling containers shall be 

of a sufficient size and/or number to provide adequate storage for solid waste and 

recyclable materials generated by the development. Containers shall be clearly 

marked to identify the type of material which may be deposited. Enclosures or the 

containers placed therein must Enclosures shall be located to the rear of a building 

where possible. Enclosures shall be located and designed for ease of access by 

service vehicles and tenants, and in such a way as to minimize conflicts with 

circulation, parking, and other site uses. Enclosures must provide protection against 

adverse environmental conditions, such as rain. 

 

General Conditions 

4. The applicant shall hold harmless the City, its Council members, Planning 

Commissioners, officers, agents, employees, and representatives from liability for any 

award, damages, costs, and/or fees incurred by the City and/or awarded to any 

plaintiff in an action challenging the validity of this permit or any environmental or other 

documentation related to approval of this permit. Applicant further agrees to provide 

a defense for the City in any such action.  

5. The project shall remain in substantial conformance with the Conditions of Approval, 

as adopted by the Oroville Planning Commission. Any subsequent minor changes in 

the project (as determined by the Zoning Administrator) may only occur subject to 

appropriate City review and approval. Any subsequent substantive changes in the 

project (as determined by the Zoning Administrator) may only occur subject to 

discretionary review by the Oroville Planning Commission.   
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6. The applicant shall annually pay for and obtain a City of Oroville business license. 

7. All private facilities, improvements, infrastructure, systems, equipment, common 

areas, etc. shall be operated and maintained by the applicant in such a manner, and 

with such frequency, to ensure the public health, safety and general welfare. 

8. All costs of operation and maintenance of private facilities, improvements, 

infrastructure, systems, equipment, common areas, etc. shall be the responsibility of 

the applicant. 

9. Pursuant to Section 17.12.010, the proposed use of the site shall conform to the 

performance standards of the Oroville Municipal Code to minimize any potential 

negative effects that the building, structure, lighting or use could have on its 

surroundings, and to promote compatibility with surrounding uses and areas.  

10. Applicable construction plans, calculations, specifications, applications, forms, etc. 

shall be submitted to the Building Division for review prior to the start of any 

construction activities requiring a building permit. All applicable plan review and 

development impact fees shall be paid at time of submittal.  

11. The applicant shall ascertain and comply with the requirements of all of City, County, 

State, Federal, and other local agencies as applicable to the proposed project.   

12. The project shall comply with the City’s noise ordinance as found in the OMC Chapter 

9.20.  

13. Pursuant to Section 17.48.010(F) of the City Code, the Planning Commission, upon 

its own motion, may modify or revoke any use permit that has been granted pursuant 

to the provisions of this section upon finding any of the following, based on substantial 

evidence:  

I. Any of the conditions of the permit have not been satisfied within 1 year 

after it was granted.  

II. Any of the terms or conditions of the permit have been violated.  

III. A law, including any requirement in the Municipal Code Chapter 17, has 

been violated in connection with the permit.  

IV. The permit was obtained by fraud.  

14. Applicant hereby certifies that any and all statements and information provided as part 

of the application are true and correct to the best of their knowledge and belief. Any 

misinformation provided, whether intentional or unintentional, that was considered in 

the issuance of this permit may be grounds for revocation. 

15. Any roof mounted or ground placed utilities (HVAC, generators, etc.) shall include an 

architecturally compatible method of screening. This can include screening by 

landscaping or a decorative fence for ground placed utilities. 

16. Building shall be addressed per City requirements. Building numbers shall comply with 

City Code 17.20.050(A). 
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17. A refuse collection enclosure shall be provided in accordance with City Code 

17.12.110. The refuse area shall be large enough to provide adequate storage for 

solid waste and recyclable materials generated by the use.  

18. The applicant shall submit to the City details of exterior lighting for review and 

approval. 

19. The applicant or property owner shall apply for the proper permits as required by OMC 

Chapter 17.20 prior to any new signage being erected.  

20. No more than 25% of the window area shall be covered with signs. This includes both 

permanent and temporary signs used to identify the business, products sold, or 

services offered.  

21. The exterior of the building, including windows and doors, shall be maintained, and 

with such frequency, to ensure the public health, safety and general welfare of the 

city. 

22. Windows and doors shall not be boarded up or blocked unless the appropriate 

approvals are received to ensure the public health, safety and general welfare. This 

does not include the use of plywood or other material used to cover a window for a 

temporary period of time that constitutes a safety hazard and/or invites trespassers 

and malicious mischief. 

23. Minor changes may be approved administratively by the Community Development 

Director or designee upon receipt of a written request by the applicant or designee.  

Changes deemed to be major or significant in nature shall require a formal application 

for amendment.  

24. Applicant and/or property owner will take appropriate measures to provide property 

maintenance of the building exterior, including provisions to keep the premise free of 

litter and debris.  

25. Applicant and/or property owner shall ensure adequate lighting of exterior areas, 

including parking lots, to discourage loitering outside of the buildings. 

26. Applicant and/or property owner will ensure protection of adjacent properties from 

noise, odors and undue light and glare, as well as illegal activity.  

27. Applicant and/or property owner will maintain adequate onsite security, both inside 

and outside the building, to satisfy any concerns raised by the chief of police or general 

public. Substantial camera surveillance and written security protocols approved by the 

chief of police will suffice.  

 

I HEREBY CERTIFY that the foregoing resolution was duly introduced and passed at a 
regular meeting of the Planning Commission of the City of Oroville held on the 29th of 
September 2022, by the following vote: 
 
AYES:  
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NOES:  

ABSTAIN:  

ABSENT:  

ATTEST:           APPROVE:             
                                                                                                  
 
_______________________________              _______________________________ 
JACKIE GLOVER, ASSISTANT CITY CLERK     CARL DURLING, CHAIRPERSON 
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City of Oroville 
COMMUNITY DEVELOPMENT DEPARTMENT 
1735 Montgomery Street 
Oroville, CA  95965-4897    
(530) 538-2430   FAX (530) 538-2426 
www.cityoforoville.org 

 

NOTICE OF EXEMPTION 
 

TO
: 

Butte County Clerk FROM
: 

City of Oroville 

 155 Nelson Avenue  1735 Montgomery Street 
 Oroville, CA 95965  Oroville, CA 95965 

 

Project Title:  Minor Use Permit UP23-07 for vehicle service and repair (Tire Shop) at 3163 Olive 
Highway (APN 013-300-115) 

 
Project Location – Specific: 3163 Olive Highway Feather River Blvd 
 
Project Location - City: City of Oroville 
 
Project Location – County: Butte 
 

Description of Nature, Purpose, and beneficiaries of project: The project applicant, Muhammad Islam, has 
applied for a Use Permit for the operation of King Tire at 3163 Olive Highway (APN:013-300-115). The 
subject property has a zoning designation of Corridor Mixed Use and a General Plan land use designation 
of Mixed Use. 
 
Name of Public Agency Approving Project: City of Oroville   
 
Name of Person or Agency Carrying Out Project: Muhammad Islam 
 
Exempt Status (Check One): 
 

 Ministerial (Sec. 21080(b)(1); 15268) 
 Declared Emergency (Sec. 21080(b)(3); 15269(a)) 
 Emergency Project (Sec. 21080(b)(4); 15269(b)(c)) 
 Categorical Exemption: State type & section number:  

 General Rule Exemption; Title 14, CCR, §15061(b)(3) 

 Existing Facilities, Title 14, CCR, §15301 
 Statutory Exemption: State code number: 

Reasons why project is exempt: This action has been determined to be exempt from the California 
Environmental Quality Act (CEQA) review as follows: 

General Rule Exemption; Title 14, CCR, §15061(b)(3) 
This project involves the use of a property zoned Commercial Mixed Use (MXC). The intent of the MXC 
zoning designation is to be developed with live-work places for individuals to establish a business with 
associated residential unit(s). A mixed-use development may include vertical mixed use, with residential 
units located above non-residential uses, as well as horizontal mixed use, with residential units located 
behind non-residential uses. As the building is existing, no new construction is proposed, minor interior 
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alterations will occur, all business activities will be contained within the building, and the proposed use 
will be subject to comply with all applicable City, County, State, Federal, and other local agencies as 
applicable, it has been determined that there is no possibility that the use permit request will have a 
significant effect on the environment. Thus, this action is exempt from CEQA. 
 
Existing Facilities, Title 14, CCR, §15301 
Class 1 categorical exemptions consist of the operation, repair, maintenance, permitting, leasing, 
licensing, or minor alteration of existing public or private structures. The project involves utilizing a 
previously vacant property to provide commercial services with no proposed expansion of floor area or 
exterior modification.  
 
If filed by applicant: 
 

1. Attach certified document of exemption finding. 
2. Has a notice of exemption been filed by the public agency approving the project?  Yes  No 
 

Lead Agency Contact Person: Daniel Kopshever   Telephone: (530) 538-2517 
 

Signature:          Date:       

 Signed by Lead Agency 
 Signed by Applicant 
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City of Oroville 
 PLANNING AND DEVELOPMENT SERVICES 

 
1735 Montgomery Street 
Oroville, CA  95965-4897    
(530) 538-2402   FAX (530) 538-2426 
www.cityoforoville.org 

 
  
ZONING INTERPRETATION NO.  23-01 
Pertaining to a proposed use in an MXC Zone that is not listed in Table 17.34.020-1 
 
 

The Zoning Administrator has determined under OMC 17.08.090 that the proposed use of 
APN 013-300-115 is appropriate, substantially similar to, and less intensive than several 
uses in the immediate area and in the zoning district. These nearby active uses include the 
Big O Tires shop, Oil Changers, and Extra Self Storage. The proposed use is less intense 
than metalwork, manufacturing and large equipment repair services which are allowed in 
MXC by use permit. Thus, the proposed use as a tire shop is allowed, subject to a use 
permit to be decided by the Planning Commission. 

 

BACKGROUND 

Muhammad Islam has applied to occupy the existing facility located at 3163 Olive Highway 
for use as a tire shop.  APN 013-300-115 is a 0.53-acre parcel fronting Olive Highway and 
located across the street from Extra Self Storage.  The parcel of the proposed project site is 
zoned MXC (Corridor Mixed Use). The parcel has been used for similar purposes in the 
past under the MXC zoning designation 

Automobile service and repair is not listed as an allowed use in the MXC Zoning Table 
17.32.010-1. However, several similar and more intense uses are listed as requiring a use 
permit, including large equipment repair services, manufacturing, metalwork over 20,000 
square feet, and parking garages.  

This 3,515-sf shop is smaller and is less intensive than the above-named uses.  
Nevertheless, a Use Permit is required, the same as for those other uses. 

The project (FAR 0.13) is consistent with the General Plan designation of MU (Mixed Use), 
to wit:  

“This designation applies to urban areas with major roads, adequate infrastructure and 
amenities to support higher densities. Townhomes, garden apartments, apartments and 
condominiums would typically be found in this designation. Single use commercial 
development may also be allowed by approval of the Planning Commission. Single use 
residential development is prohibited under this designation. This designation allows for 10.0 
to 30.0 units per net acre and a maximum FAR of 1.0.” (Page 3-31 Land Use)  
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The other existing nearby vehicle service uses also located on land zoned MXC are: 

 Two shop buildings, one with two vehicle bays and one with four vehicle bays on 
APN 013-300-016. The address is 3034 Olive Highway, currently occupied by Oil 
Changers as an automobile service and repair shop. 

 A 7,850 square foot warehouse with 6 vehicle bays, on APN 013-300-112. The 
address is 3008 Olive Highway, currently occupied by Big O Tires as an automobile 
service and repair shop. 

This project will be occupied by a local small business owner, and its commercial activity 
will benefit many citizens.   

REQUIRED FINDINGS 

The above background analysis allows the Zoning Administrator to make all Findings 
a-d, based on substantial evidence: 

a.     The characteristics of, and activities associated with, the proposed use are 
equivalent to those of one or more of the allowable uses for the zoning district. 

b.     The proposed use will not involve a higher level of activity, density or 
intensity than other allowable uses for the district. 

c.     The proposed use will meet the purpose and intent of the applicable zoning 
district. 

d.     The proposed use will be consistent with the goals, objectives and policies of 
the general plan. 

 

 

 

Approved 

 

 

Zoning Administrator 

 

Date: ______________________________ 
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City of Oroville 
COMMUNITY DEVELOPMENT DEPARTMENT 
1735 Montgomery Street 
Oroville, CA  95965-4897    
(530) 538-2430   FAX (530) 538-2426 
www.cityoforoville.org 

        
  

 

 

PLANNING COMMISSION STAFF REPORT Thursday, May 25, 2023 

RE: Minor Use Permit UP23-09 for a digital display sign at 2959 Lower Wyandotte Road, 
the Oroville Southside Community Center APN 013-300-098 

SUMMARY:  The Oroville Planning Commission will review and consider approving Use Permit 
No. UP23-09 for a new digital display sign as required in OMC 17.20 Sign Regulations. 

RECOMMENDATION: Staff recommends the following actions: 

1. Conduct a Public Hearing on the proposed project; 

2. Adopt the Notice of Exemption as the appropriate level of environmental review in 
accordance with the California Environmental Quality Act (CEQA); 

3. Adopt the recommended Findings for Use Permit No. UP23-09; 

4. Approve Use Permit UP23-09 and recommended Conditions of Approval; 

5. Adopt Resolution No. P2023-11 

 

APPLICANT: 
Kevin Thompson on behalf of the Oroville Southside Community 
Improvement Association, Inc. 

LOCATION:  2959 Lower Wyandotte Road    
 

 

GENERAL PLAN:  RBS (Retail Business 
Services) 

ZONING:  C-2 (Intensive Commercial) 

FLOOD ZONE:  Zone X 

ENVIRONMENTAL DETERMINATION:   Categorically Exempt per Section 15332 of Title 14, 
California Code of Regulations, In-Fill Development Projects.  

REPORT PREPARED BY: 

 

 

___________________________ 
Daniel Kopshever, Assistant Planner 
Community Development Department 

REVIEWED BY: 

 

 

___________________________ 
Dawn Nevers, Assistant Director 
Community Development Department 
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DISCUSSION 

Applicant is proposing to install a 63 square-foot digital display sign at 2959 Lower 
Wyandotte Road, near the existing monument sign at the corner of Wyandotte Avenue 
and Lower Wyandotte Road. The sign face will be fixed to a new pole, with 10 feet of 
vertical clearance. The top of the sign face will be approximately 15.5 feet above grade, 
well within the height maximum of digital display signs. The proposed sign and total 
allowable sign area for this location are within the requirements for C-2 zones. C-2 
zones with 20,000 to 40,000 of gross square foot area allow for 1.5 sq. ft. per linear foot 
of building frontage, or 350 sq. ft., whichever is less. Conditions of approval shall 
include hours of operation of the sign, message display length minimums, and 
brightness standards compatible with OMC 17.20.045 Signs requiring a use permit (B) 
Digital Display Signs. 
 

Required Findings for Use Permits (OMC 17.48.010) 

Before approving a use permit, the Planning Commission must consider each of the 
following issues and make appropriate findings (Staff’s comments are in italics, draft 
findings are in the Resolution):  

1. The granting of the permit will not be incompatible with or detrimental 

to the general health, safety or public welfare of the surrounding area 

or of the city as a whole.  

The project is located in an area surrounded by vacant land and one multi 

residential development near highway 162, where other similar use permits 

for signage have been approved. The project has been reviewed and 

conditioned to minimize or prevent any potential impacts to the general 

health, safety, or public welfare of the surrounding area and the city as a 

whole.  

2. The proposed use follows sound principles of land use by having a 

suitable location relative to the community as a whole, as well as to 

transportation facilities, public services and other land uses in the 

vicinity. 

 The proposed use is located near the residential community which it 

serves and is supported by significant transportation access. 

3. Public utilities and facilities, including streets and highways, water and 
sanitation, are adequate to serve the proposed use or will be made 
adequate prior to the establishment of the proposed use. 

All infrastructure is in and available. Any utilities not already provided on site will 
be installed by the property owner, subject to all applicable fees and permits. 

4. The location, size, design and operating characteristics of the proposed 
use will be harmonious and compatible with the surrounding 
neighborhood and will not adversely affect abutting properties. 

As required by OMC Chapter 17.52, the project underwent development review 
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and the applicant made revisions based on the Development Review 
Committee’s comments. The project plans have been reviewed and conditioned 
to minimize any adverse impacts on abutting properties.  

 

5. The subject site is physically suitable for the type and intensity of 

land use being proposed. 

 Applicant has submitted a set of drawings demonstrating that the site is 

physically suitable for the proposed type and intensity of use. The site will 

provide adequate capacity for the use. 

6. The size, intensity and location of the proposed use will provide services 
that are necessary or desirable for the neighborhood and community as a 
whole. 

Lower Wyandotte Road is an existing rural arterial street with infill opportunities. 
This project will support active community service and commercial uses. 

7. The permit complies with all applicable laws and regulations, including the 
requirements of the general plan, of this title and of the city municipal 
code. 

 The use is permitted, subject to a use permit, and is compatible with the General 
Plan, Zoning codes, and the Oroville Municipal Code. 

 

FISCAL IMPACT  
None.  The project is subject to all customary fees. 

 
PUBLIC NOTICE 
A request for comments was prepared and circulated to the local agencies and 
surrounding property owners within 300 feet of the property. Additionally, the meeting 
date, time, and project description were published in the Oroville Mercury 
Register and posted at City Hall. 

 
ATTACHMENTS 

1. Application Materials 
2. Resolution P2023-11 
3. Zoning Interpretation 23-02 
4. Notice of Exemption (CEQA) 
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5801 W. Jefferson Blvd. Los Angeles, CA 90016 

Tel: 1-888-885-7740 Fax: 1-424-278-1516 
info@tvliquidator.com www.TVLiquidator.com 

 
Re: Electronic LED Message 

Board 
Oroville South Side 
Community Center 
2959 Lower Wyandotte Rd. 
Oroville, CA 95966 
 

 
 

May 16, 2023 

 

To Whom It May Concern: 
 

In compliance with the requirements stated in the Oroville Municipal Sign Code, adopted by the incorporated City 

of Oroville, located in the State of California, the following information pertains to the digital display sign for the 

Oroville South Side Community Center. Per the ordinance, in no event will the TV Liquidator Electronic Message 

Board increase ambient illumination by more than 0.3 footcandles when measured perpendicular to the message sign 

at a distance based on the sign face size, as listed in the chart in the municipal sign code section B, subsection 5.  

 

In connection with the sign ordinance for digital display signs (DDS), the unit(s) for the Oroville South Side 
Community Center will comply with the following: 

 
 Operating hours from 5:00 a.m. to 12:00 a.m. 
 Minimum eight (8) second message dwell times 
 Transition during messages shall be 2 seconds or less and shall either be instantaneous or fade out/in. 
 Sign will be equipped with a Photo cell/sensor able to measure ambient lighting conditions 
 Automatic dimming capabilities depending on ambient light level 

 
In other words; we certify that ambient light sensors are installed, that the light intensity of the sign has been preset 
to not exceed the levels established above. 

 

Our signs are manufactured in the U.S. and are FCC Compliant, UL Compliant, CSA Compliant and Metlab 
Certified. If you have any questions, you can contact us at 1-888-885-7740. 

 
 

Thank you, 
 

 
Christopher Hay 

General Manager 

TV Liquidator 

888-885-7740 
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City of Oroville 
COMMUNITY DEVELOPMENT DEPARTMENT 
1735 Montgomery Street 
Oroville, CA  95965-4897    
(530) 538-2430   FAX (530) 538-2426 
www.cityoforoville.org 

 

NOTICE OF EXEMPTION 
 

TO
: 

Butte County Clerk FROM
: 

City of Oroville 

 155 Nelson Avenue  1735 Montgomery Street 
 Oroville, CA 95965  Oroville, CA 95965 

 

Project Title:  Minor Use Permit UP23-09 for a digital display sign at 2959 Lower Wyandotte Road (APN 
013-300-098) 

 
Project Location – Specific: 2959 Lower Wyandotte Road  
 
Project Location - City: City of Oroville 
 
Project Location – County: Butte 
 

Description of Nature, Purpose, and beneficiaries of project: The project applicant, Kevin Thompson, has 
applied for a Use Permit for a digital display sign at 2959 Lower Wyandotte Road (APN 013-300-098). The 
subject property has a zoning designation of Public, Quasi Public (PQ), and a General Plan land use 
designation of Public (PUB). 
 
Name of Public Agency Approving Project: City of Oroville   
 
Name of Person or Agency Carrying Out Project: Kevin Thompson 
 
Exempt Status (Check One): 
 

 Ministerial (Sec. 21080(b)(1); 15268) 
 Declared Emergency (Sec. 21080(b)(3); 15269(a)) 
 Emergency Project (Sec. 21080(b)(4); 15269(b)(c)) 
 Categorical Exemption: State type & section number:  

 General Rule Exemption; Title 14, CCR, §15061(b)(3) 

 In-Fill Development Projects, Title 14 CCR, §15332 
 Statutory Exemption: State code number: 

Reasons why project is exempt: This action has been determined to be exempt from the California 
Environmental Quality Act (CEQA) review as follows: 

General Rule Exemption; Title 14, CCR, §15061(b)(3) 
This project involves the use of a property zoned Public Quasi Public (PQ). This district is designed for 
the accommodation of governmental, public, public utility and educational facilities. The Southside 
Community Center is zoned Intensive Commercial (C-2) and a zoning interpretation has been prepared 
and confirms that the proposed use will comply with all applicable City, County, State, Federal, and other 
local agencies as applicable, it has been determined that there is no possibility that the use permit 
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request will have a significant effect on the environment. Thus, this action is exempt from CEQA. 
 
In-Fill Development Projects, Title 14, CCR, §15332 
Class 32 categorical exemptions consists of projects characterized as in-fill development meeting specific 
conditions a-e as described in this section.  This project meets all conditions, including being consistent 
with the General Plan and Municipal Code, occurs within City limits, has no value as habitat, will not result 
in any significant effects, and can be adequately served by all required utilities. All business activities will 
be contained within the building associated with the sign, and the proposed use will be subject to comply 
with all applicable City, County, State, Federal, and other local agencies as applicable, it has been 
determined that there is no possibility that the use permit request will have a significant effect on the 
environment. Thus, this action is exempt from CEQA. 
 
If filed by applicant: 
 

1. Attach certified document of exemption finding. 
2. Has a notice of exemption been filed by the public agency approving the project?  Yes  No 
 

Lead Agency Contact Person: Daniel Kopshever   Telephone: (530) 538-2517 
 

Signature:          Date:       

 Signed by Lead Agency 
 Signed by Applicant 
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RESOLUTION NO. P2023-11 
 

A RESOLUTION OF THE OROVILLE CITY PLANNING COMMISSION MAKING 
FINDINGS AND CONDITIONALLY APPROVING USE PERMIT NO. 23-09 FOR THE 
CONSTRUCTION OF A NEW DIGITAL DISPLAY SIGN AT 2959 LOWER 
WYANDOTTE ROAD (APN 013-300-098). 
 

WHEREAS, the applicant wishes to construct a new digital display outdoor 
advertising structure; and 

 
 WHEREAS, the property where the outdoor advertising structure is located has a 
zoning designation of Public, Quasi Public (PQ) but is adjacent and of the same owner 
and land use as the South Side Community Center which is zoned Intensive Commercial 
(C-2); and  

WHEREAS, The City of Oroville Municipal Code (OMC) Section 17.08.090 
specifies that the zoning administrator may determine that a proposed use not listed for 
any zoning district is allowable subject to a use permit; and 
 

WHEREAS, The zoning administrator has created Zoning Interpretation ZC 23-02 
determining that the proposed use is allowable subject to a use permit; and 
 

WHEREAS, pursuant to Section (OMC) 17.20.045, a digital display sign requires 
a use permit. As a condition of approval, the applicant will be required to comply with all 
requirements of the City’s Zoning Code as found in the OMC Chapter 17, including, but 
not limited to, development standards, permit requirements and development review; and 

 
WHEREAS, Use Permit No. 23-09 shall remain in substantial conformance with 

the Conditions of Approval, as adopted by the Oroville Planning Commission. Any 
subsequent minor changes in the project (as determined by the Zoning Administrator) 
may only occur subject to appropriate City review and approval. Any subsequent 
substantive changes in the project (as determined by the Zoning Administrator) may only 
occur subject to discretionary review by the Oroville Planning Commission; and   
 

WHEREAS, at a duly noticed public hearing, the Planning Commission considered 
the comments and concerns of public agencies, property owners, and members of the 
public who are potentially affected by the approval of the use permit and project described 
herein, and also considered the City’s staff report regarding the use. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION as follows: 
 

1. This action has been determined to be exempt from the California Environmental 
Quality Act (CEQA) review pursuant to Title 14, California Code of Regulations, 
Section 15332 “In-Fill Development Projects”  
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2. The Planning Commission approves the findings required by Section 
17.48.010.E.4 and 17.16.160 of the Oroville City Code, as described in this 
Resolution; 

3. The following conditions of approval have been deemed necessary to achieve the 
purpose of the Zoning Code and to promote the general health, safety and public 
welfare of the City. 

 
 
 

Required Findings for a Use Permit (OMC 17.48.010.E.4) 

a) The granting of the permit will not be incompatible with or detrimental to the 
general health, safety or public welfare of the surrounding area or of the city as a 
whole.  The characteristics of the proposed sign are compatible with the 
surrounding area. The proposed sign will be a 5.5’ X 11’ double sided digital 
display advertising structure. The properties adjacent to the project site are zoned 
Intensive Commercial and Public Quasi Public and are developed for commercial 
businesses and public utility uses.  

b) The proposed use follows sound principles of land use by having a suitable 
location relative to the community as a whole, as well as to transportation 
facilities, public services and other land uses in the vicinity. In conformance with 
City Code section 17.20.045(B), the proposed outdoor advertising structure will 
not exceed 300 ft2 of sign area on each face, and will be separated by a distance 
of at least 500 feet from another off-premise outdoor advertising structure. 

c) Public utilities and facilities, including streets and highways, water and sanitation, 
are adequate to serve the proposed use or will be made adequate prior to the 
establishment of the proposed use. Electricity services the existing businesses on 
the property and power is available along Lower Wyandotte Road. Electrical 
service to the new outdoor advertising structure will be required to be installed 
underground, subject to any requirements from PG&E;  

d) The location, size, design and operating characteristics of the proposed use will 
be harmonious and compatible with the surrounding neighborhood and will not 
adversely affect abutting properties. Surrounding properties are Public Quasi 
Public, multifamily residential, commercial facilities, and vacant land that will not 
be adversely affected. The proposed outdoor advertising structure will not exceed 
the maximum allowed size and height outlined by the City Code, and it will be 
required to comply with all operating characteristics required by the City Code and 
any other applicable agencies; 

e) The subject site is physically suitable for the type and intensity of land use being 
proposed. The subject property is currently developed with a driveway which 
accesses the parking lot of one commercial building which is on a nearby parcel. 
The proposed sign will be located on the property adjacent to the parcel adjacent 
existing building and the applicant is the property owner of all three parcels; 
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f) The size, intensity and location of the proposed use will provide services that are 
necessary or desirable for the neighborhood and community as a whole. The 
proposed outdoor advertising structure will provide the Southside Community 
Center with an opportunity to better market itself. As a result of better marketing 
opportunities, the center may increase their business activities, benefitting 
themselves and the local business environment;   

g) The permit complies with all applicable laws and regulations, including the 
requirements of the general plan, of this title and of the city municipal code. The 
use is permitted, subject to a use permit and zoning interpretation, and is 
compatible with the General Plan, Zoning codes, and the Oroville Municipal Code. 

 
 

CONDITIONS OF APPROVAL 

Approved project: The project applicant, Kevin Thompson, has applied for a use 
permit (UP 23-09) for the construction of a 5.5’ X 11’ double-sided digital display 
outdoor advertising sign at 2959 Lower Wyandotte Road (APN 013-300-098). The 
property has a zoning land use designation of Public, Quasi Public (PQ). All digital 
display advertising signs require a Use Permit. Per OMC 17.20.045, the sign will be 
permitted to operate from 5:00am to 12:00am. 

The Planning Commission hereby approves UP 23-09, subject to the following:   

Project Specific Conditions 

1.      The digital display sign shall be permitted to operate only between the hours 
of 5:00 a.m. to 12:00 a.m. 

2.   Messages shall be displayed for a minimum of 8 seconds. 

3.   Transition during messages shall be 2 seconds or less and shall either be 
instantaneous or fade out/in. Flashing is prohibited. 

4.   Sign shall be required to meet all Caltrans requirements, permits, and other 
applicable standards. 

5. All structures shall be properly maintained, kept in good repair and kept clean. 
The area occupied by such structure shall be kept free of weeds, debris, and 
graffiti. If violations of this paragraph occur, the planning commission may start 
proceedings to revoke the permit 

6. Signs which contain, include, or are illuminated by flashing, intermittent, or 
moving light or lights are prohibited. A Digital Display Sign that utilizes lighting 
technologies (such as light emitting diodes) to create digital messages shall be 
equipped with a light sensor that automatically adjusts the lighting of the sign face 
as ambient lighting changes. In no event shall a digital display sign face increase 
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ambient illumination by more than 0.3 footcandles when measured perpendicular to 
the message sign face at a distance based on the sign face size as follows: 

Changeable Message Sign Face Size (sq. ft.) Measurement Distance (ft.) 

50 ft2 71 

100 ft2 100 

150 ft2 122 

200 ft2 141 

250 ft2 158 

300 ft2 173 

*      For signs with an area in square feet other than those specifically listed in the table, 
the measurement distance shall be calculated with the following formula: Measurement 
Distance = √Area of Sign Sq. Ft. x 100 

 

General Conditions  

1. The applicant shall hold harmless the City, its Council members, Planning 

Commissioners, officers, agents, employees, and representatives from liability for any 

award, damages, costs, and/or fees incurred by the City and/or awarded to any 

plaintiff in an action challenging the validity of this permit or any environmental or other 

documentation related to approval of this permit. Applicant further agrees to provide 

a defense for the City in any such action.  

2. The project shall remain in substantial conformance with the Conditions of Approval, 

as adopted by the Oroville Planning Commission. Any subsequent minor changes in 

the project (as determined by the Zoning Administrator) may only occur subject to 

appropriate City review and approval. Any subsequent substantive changes in the 

project (as determined by the Zoning Administrator) may only occur subject to 

discretionary review by the Oroville Planning Commission.   

3. The applicant shall annually pay for and obtain a City of Oroville business license. 

4. All private facilities, improvements, infrastructure, systems, equipment, common 

areas, etc. shall be operated and maintained by the applicant in such a manner, and 

with such frequency, to ensure the public health, safety and general welfare. 

5. All costs of operation and maintenance of private facilities, improvements, 

infrastructure, systems, equipment, common areas, etc. shall be the responsibility of 

the applicant. 

6. Pursuant to Section 17.12.010, the proposed use of the site shall conform to the 

performance standards of the Oroville Municipal Code to minimize any potential 

negative effects that the building, structure, lighting or use could have on its 

surroundings, and to promote compatibility with surrounding uses and areas.  
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7. Applicable construction plans, calculations, specifications, applications, forms, etc. 

shall be submitted to the Building Division for review prior to the start of any 

construction activities requiring a building permit. All applicable plan review and 

development impact fees shall be paid at time of submittal.  

8. The applicant shall ascertain and comply with the requirements of all Federal Highway 

Administration and California Department of Transportation standards, as well as all 

other requirements of City, County, State, Federal, and other local agencies as 

applicable to the proposed project.   

9. All grading, paving, excavation and site clearance, including that which is exempt from 

obtaining a permit, shall be performed in conformance with the City’s Engineering 

Design Standards; the Municipal Code; the requirements of the State Regional Water 

Quality Control Board; and any other applicable local, state and federal requirements.  

10. The project shall comply with the City’s noise ordinance as found in the OMC Chapter 

9.20.  

11. Pursuant to Section 17.48.010(F) of the City Code, the Planning Commission, upon 

its own motion, may modify or revoke any use permit that has been granted pursuant 

to the provisions of this section upon finding any of the following, based on substantial 

evidence:  

3. Any of the conditions of the permit have not been satisfied within 1 year after it was 

granted.  

4. Any of the terms or conditions of the permit have been violated.  

5. A law, including any requirement in the Municipal Code Chapter 17, has been 

violated in connection with the permit.  

6. The permit was obtained by fraud.  

12. Applicant hereby certifies that any and all statements and information provided as part 

of the application are true and correct to the best of their knowledge and belief. Any 

misinformation provided, whether intentional or unintentional, that was considered in 

the issuance of this permit may be grounds for revocation. 

Project-specific conditions 

13. Applicant shall take appropriate measures to provide proper maintenance of the 
structure, including provisions to remove and repair graffiti and vandalism on a 
regular basis. 

14. Applicant shall ensure protection of adjacent properties from noise, odors and 
undue light and glare, as well as illegal activity. 

15. The applicant shall provide a pole cover for the sign at the time the property is 
developed. The pole cover shall be complementary in design to the buildings and 
development on-site. The Zoning Administrator shall approve the final pole cover 
design.  

16. Pursuant to City Code Section 17.48.010(F), a use permit may be evaluated for 
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revocation if the use permit has not been used within one year of its approval. 

17. Pursuant to Public resources Code Section 21089, and as defined by the Fish and 
Wildlife Code Section 711.4, fees ($50) are payable by the project applicant to file 
the Notice of Exemption with Butte County by the City of Oroville within five working 
days of approval of this project. 

18. Landscaping shall be provided at the base of the off premise outdoor advertising 
structure. If any landscaping is removed or extensively disturbed to facilitate the 
construction of the structure, said landscaping shall be replaced with new 
landscaping.  

19. All utilities shall be placed underground. Electrical service shall be provided to the 
structure via underground electrical service.  

--- End of Conditions ---  
I HEREBY CERTIFY that the foregoing resolution was duly introduced and passed at a 
regular meeting of the Planning Commission of the City of Oroville held on the 22nd of 
April 2021, by the following vote: 

AYES:  

NOES:  

ABSTAIN:  

ABSENT:  

ATTEST:           APPROVE:             

                                                                                                  
 
_______________________________              _______________________________ 
JACKIE GLOVER, CARL DURLING,  
ASSISTANT CITY CLERK  CHAIRPERSON 
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