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Planning Commission Staff: 
Craig Baker, Community Development Director 
Susan Hartman, Assistant Planner 
 

Planning Commission Members: 
Michael Zuccolillo, Chair 
Stephanie Neumann, Vice Chair 
James Clarkson, Commissioner 
Martin Nichols, Commissioner 
Daniel Wentland, Commissioner 

 

PLANNING COMMISSION AGENDA 
SPECIAL MEETING 6:00 PM – November 06, 2014 

In accordance with the Americans with Disabilities Act, if you need a special accommodation to participate, 
please contact  Community Development Director Baker, at 872-6291 at least 48 hours in advance of the 
meeting. Hearing assistance devices for the hearing impaired are available from the Presiding Clerk. 
Members of the public may address the Planning Commission on any agenda item, including closed session. 
If you wish to address the Planning Commission on any matter on the Agenda, it is requested that you 
complete a "Request to Address Council/Commission" card and give it to the Presiding Clerk prior to the 
beginning of the Council Meeting.  All writings or documents which are related to any item on an open 
session agenda and which are distributed to a majority of the Planning Commission within 72 hours of a 
Regular Meeting will be available for public inspection at the Town Hall in the Town Clerk or Community 
Development Services Department located at 5555 Skyway, Room 3, at the time the subject writing or 
document is distributed to a majority of the subject body.  Regular business hours are Monday through 
Thursday from 8:00 a.m. to 5:00 p.m. 
 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE TO THE FLAG OF THE UNITED STATES OF AMERICA 

ROLL CALL 

* * * PUBLIC HEARING PROCEDURE * * * 
A.    Staff comments                                                    C.    Close hearing to the public 
B.    Open the hearing to the public                             D.    Commission discussion 
        1.Project applicant                                               E.     Motion 
        2.Parties for the project                                        F.    Vote 
        3.Parties against the project 
        4.Rebuttals 
NOTE:  Pursuant to Planning Commission Resolution No. 96-001, any person may speak before the 
Commission regarding the matter under consideration for a maximum of five minutes unless granted 
additional time by the Chair. "In accordance with the Americans with Disabilities Act, if you need a special 
accommodation to participate, please contact the Community Development Dept., at 872-6291 at least 48 
hours in advance of the meeting." 
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1.    PUBLIC HEARING 

1a. Item to be determined to be exempt from environmental review: 

CONNOR SITE PLAN REVIEW PERMIT (PL 14-00251) APPLICATION: 
Site plan review permit application proposing to establish a retail sales 
land use within an existing building space upon a +1.66 acre property 
zoned Neighborhood Commercial (NC) and located at 8585 Skyway, AP 
No. 051-104-163. 

2.      ADJOURNMENT 
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 TOWN OF PARADISE PLANNING COMMISSION 

 PLANNING STAFF REPORT 

 MEETING DATE: November 6, 2014 

 

FROM: Susan Hartman, Assistant Planner AGENDA NO. 1 (a) 

SUBJECT: Connor Site Plan Review Permit Application (PL14-00251) 

DATE: October 30, 2014 AP 051-104-163 

GENERAL INFORMATION: 
 

Applicant:  Gary & Marilyn Connor  
    8585 Skyway 
    Paradise, CA 95969  
 

Location:  8585 Skyway, Paradise 
 

Requested Action: Approval of a site plan review permit application proposing to establish a 
retail sales land use (secondhand sales) on a +1.09 acre portion of a +1.66 
acre property improved with two vacant buildings, and various outbuildings, 
formally utilized as a care facility. 

 
Purpose:  To provide additional retail services to area residents. 
 
Present Zoning:      Neighborhood Commercial (NC)  
 
General Plan  
Designation:     Neighborhood Commercial (NC) 

   
Existing Land Use: Vacant buildings formally utilized as a care facility 
 
Surrounding  
Land Use:  North:  Residential & Commercial Occupancies 
   East:  Skyway 

South:  Residential Land Use 
West:  Residential Land Uses 
 

Land Area:  +1.09 acre portion of a +1.66 acre property 
 

Environmental  
  Determination:       Categorical Exemption – CEQA Guidelines Section 15303 (Class 3) 

 
Other:   An appeal of a Planning Commission’s decision can be made within 7 

(seven) days of the decision date. 
 

NOTE: THE APPLICANT OR A REPRESENTATIVE SHOULD BE IN ATTENDANCE OR THE 

PLANNING COMMISSION MAY NOT TAKE ACTION ON THIS APPLICATION. 
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SPECIAL INFORMATION: 

 
 
The project proposes the establishment of a retail sales land use within an existing +3,000 
square foot building space located at 8585 Skyway in Paradise.  The project site has split 
zoning, a result of a previous lot merger. The southerly +0.57 acre is zoned Town 
Residential 1/3 acre minimum while the northerly +1.09 acre, where the proposed project is 
located, is zoned Neighborhood Commercial (N-C). The building space proposed for the 
retail sales is currently vacant.   
 
Pursuant to the Town’s zoning regulations, the establishment of a retail sales land use 
within the Neighborhood Commercial zoning district is subject to the review and issuance 
of a Site Plan Review permit. If approved, the Site Plan Review permit will only apply to the 
N-C zoned portion of the site.  
 
The +1.09 acre affected portion of the project site is developed with an existing building 
previously used as a residential care facility, a detached residential building, multiple 
detached storage buildings and a dirt parking area. Primary access to the site is via 
Skyway, a high-volume public arterial street.  Customer parking to accommodate twelve 
vehicles for the proposed use would be provided on-site via two (2) existing driveway 
approaches along Skyway 
 
The proposed business activity would include the sale of new and secondhand items and 
will require the issuance of a Secondhand Dealers business license from the Town. 
Proposed days and hours of operation are Wednesday through Sunday, 10:00 a.m. to 5:00 
p.m.  No changes to the building space on the site are proposed in association with the 
project. In addition, the business activity will be subject to the newly adopted zoning 
regulations regarding the limited outdoor display of merchandise.  
 
The site is located in a developed area of the Town where all utilities are available to serve 
the project without any extensions or size upgrades required.  
 
The site is relatively flat and there will be a minimal amount of grading required. The 
owners have expressed their desire to move existing dirt on-site for the establishment of a 
garden and trees.  However, the development of the site will not require the import or 
export of soil to balance the site.   
 
The establishment of the project is expected to begin immediately after the required 
conditions of approval have been met.  
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ANALYSIS: 

 

 
The project has received favorable responses from commenting agencies and, in 
consideration of the manner in which the site is improved; the project appears to be a 
reasonable location for the establishment of a retail sales occupancy if conditioned 
prudently.  The proposed function of the project is in compliance with all applicable zoning 
regulations and can be found to be consistent with Paradise General Plan policies 
applicable to neighborhood commercial land uses. 

 

 

ENVIRONMENTAL REVIEW: 
 
 
As a project involving a minor change of occupancy within an existing building space the 
project belongs to a class of projects that can be determined to be categorically exempt 
from the requirements of the California Environmental Quality Act (CEQA), pursuant to 
Section 15303 of the State CEQA Guidelines. 
 

 

ANALYSIS CONCLUSION: 
 
 
After reviewing the existing environmental setting and circumstances associated with this 
application request, it is staff’s position that the requested site plan review permit 
application is reasonable and that the establishment of the proposed project land use  will 
promote economic development of the Town of Paradise.  Staff has developed several 
recommended conditions of project approval to insure the orderly development of this 
portion of the Paradise community. Therefore, staff endorses Planning Commission 
approval of the Connor site plan review permit application, based upon and subject to the 
following recommended findings and conditions of project approval:   
 
 

FINDINGS REQUIRED FOR APPROVAL: 

 

 
1.  Find that the proposed project is categorically exempt from the requirements of the 

California Environmental Quality Act (CEQA), pursuant to Section 15303 of the 
State CEQA Guidelines. 

 

2.     Find that the project, as conditioned, is consistent with the goals and policies of 
the Paradise General Plan because the project will result in the establishment of a 
commercial land use in an area zoned for such use. 
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3. Find that the project, as conditioned, is in compliance with all applicable 
regulations of the Neighborhood Commercial zoning district. 

 
4.  Find that adequate infrastructure is currently in place to serve the proposed 

project. 

 
5.  Find that the project, as conditioned, will not detrimentally affect existing plant and 

animal life in the project vicinity for the following reasons: 
 
  a. The project is located within an area that has been altered from its 

natural state by long-established commercial land uses; 
 
  b. No known outstanding wildlife habitat exists in the immediate project 

vicinity; and 
 
  c. No known rare or endangered plants are known to exist in the 

immediate project vicinity. 

 

 

STAFF RECOMMENDATION: 
 
 

After closure of the scheduled public hearing, adopt the findings provided by staff and 

approve the Connor site plan review permit application (PL14-00251) authorizing the 
establishment of a retail sales business upon a portion of commercial property located at 
8585 Skyway, subject to the following conditions: 
 
 

GENERAL CONDITIONS OF SITE PLAN REVIEW PERMIT APPROVAL 
 
1. If any land use for which a site plan review permit has been granted and issued is 

not established within three years of the site plan review permit’s effective date, the 
site plan review permit may become subject to revocation by the Town of Paradise. 

 
2. All activities on the site shall be conducted in a manner that is in compliance with 

the Town’s Noise Ordinance Regulations (PMC Chapter 9.18). 
 
3. Outdoor storage of materials and/or equipment associated with the proposed retail 

land use shall be established and maintained such that the materials and or 
equipment is not visible from any off-site public or private property excepting the 
outdoor display of merchandise in compliance with the Town’s Exterior Displays of 
Merchandise Regulations (PMC Chapter 17.06.940).  
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4. The lawful outdoor display of merchandise shall only be permitted during business 

hours.  
 
5. Secure Town of Paradise design review approval for any new business signs prior 

to the establishment of such signs on the site. 
 
6.  An Administrative Permit must be applied for, and secured, for the placement of any 

sign within 50’ of centerline of Skyway. 
 
7. No inoperative vehicles shall be stored where visible from off of the site. 
 
8. Outside light fixtures associated with the project shall be designed to not exceed a 

height of sixteen feet above finished grade and shall be shielded to prevent the 
direct projection of light onto adjoining and nearby properties. 

 
9. Maintain the property in a manner consistent with the Design Standards of the 

Upper Skyway Commercial Corridor.  
 
 

CONDITIONS TO BE MET PRIOR TO ESTABLISHMENT OF BUSINESS 

OCCUPANCY 
 

BUILDING 
 
10. Meet all requirements of the Town of Paradise Building Official as outlined in the 

written comments dated September 22, 2014 and on file with the Development 
Services Department.      

 

FIRE PROTECTION 
 
 
11. Schedule and complete a Fire Prevention Inspection ($56.00) from the Fire Marshal 

prior to commencing business operations. Call (530) 872-6291 ext. 123 to schedule 
an inspection. 

 
12. Portable fire extinguishers are required in accordance with the Fire Marshal 

comments dated September 22, 2014. 

 

SITE DEVELOPMENT 
 
13. Secure an encroachment permit from the Town of Paradise Engineering Division for 

the repair of the southern Skyway driveway to the town approved private driveway 
standard (no culvert required).  
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14. Provide the twelve required parking spaces, one of which must be a van-accessible 

handicap space.  

 

OTHERS 
 
15.  Provide material evidence to the Planning Division of a valid Secondhand Dealer 

license from the Paradise Police Dept.  
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LIST OF ATTACHMENTS FOR CONNOR SITE PLAN REVIEW PERMIT APPLICATION 

(PL14-00251) 
 
 
1.  Project site vicinity map. 
 
2. Notice sent to surrounding property owners for the public hearing. 
 
3. Mailing list of property owners notified of the public hearing. 
 
4.  Comments received from Building Official/Fire Marshal Tony Lindsey dated 

September 22, 2014. 
 
5.  Comments received from Asst Onsite Official Bob Larson dated September 18, 

2014. 
 
6.  Comments received from Paradise Irrigation District representative Neil Essila 

dated September 12, 2014. 
 
7.  Comments received from Paradise Police Lieutenant Steve Rowe dated 

September 11, 2014. 
 
8.  Comments received from Town Engineer Marc Mattox dated October 16, 2014. 
 
9.  Notice of exemption document for the Connor project. 
 
10. Two letters of project opposition from neighboring residential properties.  
 
11. Minutes from the Planning Director public hearing dated October 21, 2014. 
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PLANNING DIRECTOR MEETING MINUTES 

REGULAR MEETING – 2:00 PM – October 21, 2014 

The October 21, 2014 meeting of the Paradise Planning Director was called to order by 

Community Development/Planning Director Craig Baker at 2:00 pm. 

STAFF PRESENT:  Community Development/Planning Director Craig Baker, Assistant 

Planner Susan Hartman and Town Clerk Joanna Gutierrez.  

1. APPROVAL OF MINUTES 

Community Development Director Craig Baker approved the Minutes of the June 18, 
2014, Regular Planning Director Meeting as presented. 

2.  PUBLIC COMMUNICATION - None. 

3.  CONTINUED PUBLIC HEARING – None. 

4.  PUBLIC HEARING 

Director Baker reviewed the public hearing procedure and reported that the purpose of 
the hearing is to hear the following application:  

4a. Item to be determined to be exempt from environmental review: 

CONNOR SITE PLAN REVIEW PERMIT (PL14-00251) APPLICATION: Site plan 
review permit application proposing to establish a retail sales land use within an existing 
building space upon a +1.09 acre portion of a +1.66 acre property zoned Neighborhood 
Commercial (NC) and located at 8585 Skyway, AP No. 051-104-163. 

Assistant Planner Hartman reported that it is the collective recommendation by all 
project reviewers that the application be approved with conditions.  Reviewers include 
Town of Paradise department staff - Engineering, Onsite, Community Safety Services, 
Police, Fire, Business and Housing – and also by the Paradise Irrigation District staff.  
The building located at 8585 Skyway was previously used as an adult residential care 
facility.  The hours for the proposed retail sales business hours of operation are 
Wednesday through Sunday from 10:00 a.m. to 5:00 p.m.  Ms. Hartman reiterated that 
this change of use is exempt from the requirements of CEQA. The property is divided 
between two zoning districts, Neighborhood-Commercial and Town Residential 1/3 acre 
as a result of two parcels being merged into one without a rezone.  If this application is 
approved it would only affect the property that is zoned Neighborhood-Commercial 
(NC). 

Director Baker opened the public hearing at 2:10 p.m. 

1.  Marilyn Connor stated that she and her husband are the applicants, acknowledged 
that she and her husband received all information pertaining to the project including the 
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findings and conditions of approval that would be assigned.  Ms. Conner stated that she 
has a letter of rebuttal to one of the letters that was included in the agenda packet. 

Director Baker reviewed the public hearing procedures and advised that it would be 
appropriate for Ms. Connor to provide the rebuttal after the Planning Director had heard 
the testimony relating to the project. 

Speaking in favor of the project: 

1.  Doreen James stated that she is Gary Connor’s sister, that he has already 
established himself as a successful business owner in Paradise and is in favor of 
approval of the proposed project application. 

Speaking against the project: 

1.  Jim Dietle, 8570 Ridgecrest, stated that he owns property that backs up to the 
proposed project site, that there is a great deal of stuff in the back yard of the site that is 
covered with blue tarps that he does not believe is in good enough shape to sell, that 
there are three box trailers sitting in the middle of the property, questioned whether or 
not there is a licensed septic system, is concerned the value of his property will go down 
and that he is concerned that the Town will have no control over the business – if it can’t 
be controlled now, it will difficult to get rid of it.  Mr. Dietle asked if the Town could 
guarantee the adjoining property owners there will be control. 

Director Baker informed Mr. Dietle: 

 The project has been reviewed by the Fire Department, the Police Department, 
Public Works, Planning and Wastewater staff members. 

 Staff report recommends project approval subject to fifteen conditions of approval 
which includes a driveway upgrade, material display rules, and prohibition on 
visible piles of material. 

 If the property is approved as a retail sales land use, it would be a violation to 
store any materials that are visible from other properties, other than permitted 
display areas. 

 The Town has recognized the concerns at the property prior to any letters of 
complaint being received.  This is the reason that these types of site plan permits 
are required – to provide land use control 

 The septic system on the property is large and functioning well.  There are no 
evidences of any failure, and the wastewater capacity is far beyond what will be 
required.   

Mr. Dietle stated that he is not concerned about the septic, but he is concerned about 
the storage not being controlled. 

Director Baker stated that a permit could provide the control.  He also advised that a 
planning director decision is not final, that there is a seven day appeal period.  If the 
permit is issued and one of the conditions is violated, the permit can be revoked. 

2.  Marianne Kuusisto, stated that she lives at 6578 Montna which is a nice 
neighborhood, that she is appalled at the condition of another property in the area that 
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is a junkyard, is concerned about rodent infestation, that tarps over merchandise create 
a mildew odor, and that the presence of thrift stores do not beautify our Town. Ms. 
Suusisto stated that she believes the merchandise at the project location is junk, that 
there will not be room to store the merchandise indoors, and she thinks she needs to 
stand up for the neighborhood and oppose this project.  Ms. Kuusisto referred to 
another property in the area, that code enforcement was contacted and some of the 
stuff has been cleaned up but the problems are still there. 

Director Baker explained that the conditions of approval assigned to the site plan permit 
are designed to address those concerns, and if the application is approved, outdoor 
storage of material will not be permitted where visible.  Mr. Baker also informed that the 
Town recently adopted regulations that limit the area in which outdoor displays can be 
displayed and that Town staff is going through a process to educate the business 
community by personally approaching the various store owners/occupants to inform 
them of the new regulations.   

Mr. Baker also explained that the purpose of Neighborhood-Commercial (NC) zoning is 
to provide services to an immediate area and that this permit, if approved, would remain 
with the property regardless of ownership.   

3.  Marilyn Connor stated that she has owned a successful business in Paradise and 
doesn’t do things like they are being accused of.  Regarding the letter in the packet from 
Laura Grant, Ms. Connor stated: (1) That she thinks the complaints are based on 
second hand, erroneous information; (2) That the septic system on the property can 
handle 25-30 people, that she arranged for a contractor to test the system, and if there 
is a septic smell it is not coming from their property; (3) They do not bring in junk at all 
hours of the day and night as they come to the property at 10 am and leave when it gets 
dark; (4) Dirt is being used to level the ground so they can plant trees and have a 
garden; (5) There are three trailers that have never been closer than 40’ to the 
neighboring property; (6) Trees have been removed that were hazardous and infringing 
on the septic system, and there was a permit for the removals.  She and her husband 
have been working to clean up debris left by the original owners and believe the 
business will be an asset to the Town of Paradise.  

4.  Gary Connor stated that he would like the opponents to come over and look at what 
they have once they open up for business. 

Director Baker suggested that the business owners meet with neighbors, and Mr. 
Conner said that they have done that.  Director Baker then displayed a map that shows 
the two parcels that make up this property and explained that the permit would only 
apply to the portion of the parcel zoned N-C. 

5.  Owen Hollingsworth stated that the owners of the Aloha residential care home that 
was located on the property suddenly left town and abandoned the property, that the 
property have been vacant for several years, and that the problems at the property are 
the result of it having been abandoned. 

6.  Jim Dietle stated that he had been in business for 43 years in Paradise, since 1951, 
is not against anyone starting a business, is not concerned with the septic, but is 
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concerned if the business is going to be inspected and controlled by the Town, and that 
he did not know that there is a permit process such as explained by Director Baker.   

7.  Marianne Kuusisto stated that she doesn’t understand how the property can become 
an asset to the Town.  

Director Baker stated that the character of what has been seen at the property must 
change.  There cannot be a visible accumulation of merchandise; the Town shares her 
concern about the appearance of property in town. 

Director Baker closed the public hearing at 2:55 pm.   

Director Baker stated that he appreciates everyone coming to the hearing, discussed 
the controversial nature of the project and informed the public that the Town has an 
administrative policy in effect that directs how a Planning Director is to handle 
controversial projects.  If certain circumstances arise and if there is opposition to a 
proposed project, then the Planning Director may use his discretion to refer the matter 
to a higher level.  Mr. Baker stated that as there is opposition to this matter and he is 
compelled by the policy to refer the matter to the Planning Commission.   

2a:  Director Baker referred the following matter to the Paradise Planning Commission 
for a public hearing, noting that the hearing does not require a published notice.  

Director Baker informed the public that he will advise the Planning Commission of the 
need for a special meeting to hear this matter and will request the date be set for either 
November 5 or November 6, 2014, at 6:00 pm in the Town Council Chamber. 

 ADJOURNMENT 

Community Development Director Baker adjourned the meeting at 3:00 p.m. 

Date Approved: 

 

By: ________________________________________________ 
 Craig Baker, Community Development Director 
 
 ________________________________________________ 
 Joanna Gutierrez, CMC, Town Clerk  
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