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Planning Commission

Agenda

October 2, 2024

Board Chambers
544 Jay Street, Suite 108
Colusa, CA 95932

9:00 AM CALL TO ORDER/ROLL CALL
» Pledge of Allegiance

APPROVAL OF MINUTES
1. Minutes Approval
Planning Commission — Regular Meetings — September 4, 2024.

II. PUBLIC COMMENT

. PUBLIC HEARING/COMMUNITY DEVELOPMENT DEPARTMENT/COUNTY OF COLUSA
1. Public Hearing and adoption of a Resolution recommending that the

Board of Supervisors adopt a CEQA Exemption and approve a Zoning Text
Amendment to amend the use table for Religious Facilities and Institutions
in the Rural Residential (RR), Residential Single-Family (R-1), and Residential
Two-Family (R-2) zones and approve an amendment to the definition of
“Religious Facilities and Institutions” to correct a spelling error and to
expand the definition to include other ancillary uses to the primary
religious use.

V. PRESENTATION/COMMUNITY DEVELOPMENT DEPARTMENT/COUNTY OF COLUSA
1. Presentation on the role and responsibilities of the Planning Commission.

V. PLANNING DIRECTOR COMMENTS/REPORTS

VI. PLANNING COMMISSIONER'S COMMENTS/REPORTS

ADJOURN

PERIOD OF PUBLIC COMMENT: Any person may speak about any subject of concern, provided it is
within the jurisdiction of the Planning Commission and is not already on today’s agenda. The total
amount of time allotted for receiving such public communication shall be limited to a total of 15
minutes per issue and each individual or group will be limited to no more than 5 minutes each within




Regular Meetings October 2, 2024 9:00 AM

the 15 minutes allocated perissue. Note: No action shall be taken on comments made under this
comment period.

ADA COMPLIANCE: Upon request, Agendas will be made available in alternative formats to
accommodate persons with disabilities. In addition, any person with a disability who requires

a modification or accommodation to participate or attend this meeting may request necessary
accommodation. Please make your request to the County Board Clerk, specifying your disability,
the format in which you would like to receive this Agenda, and any other accommodation required
no later than 24 hours prior to the start of the meeting.

Anyone wishing to appeal a decision of the Planning Commission may do so within 10 calendar
days after the decision. Anyone wishing to appeal a decision must submit a letter of appeal and
pay the required fee of $750.00 to the Clerk of the Board of Supervisors at 547 Market Street, Ste. 102,
Colusa, CA, 95932

All supporting documentation is available for public inspection and review in
the Office of the Board Clerk, 547 Market Street, Suite 102, Colusa, CA 95932
during regular business hours 8:30 a.m. to 5:00 p.m., Monday through Friday.




11

Planning Commission Community Development Department
Dave McCullough, District | Greg Plucker,
Heath Krug, District 2, Vice-Chair Secretary to the Planning Commission
Gerry Nall, District 3 1213 Market Street, Colusa, CA 95932
Kirk Pendleton, District 4 Phone: (530)458-0480
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colusacountyca.igm2.com
www.countyofcolusa.org

COLUSA COUNTY
Planning Commission

Minutes
September 4, 2024

Board Chambers
544 Jay Street, Suite 108
Colusa, CA 95932

The Colusa County Planning Commission meets in Regular Session this 4t day of
September 2024 at the hour of 9:00 a.m. Commissioners Present: Dave McCullough, Heath
Krug, Gerry Nall, Kirk Pendleton, and Elizabeth Yerxa.

Pledge of Allegiance
APPROVAL OF MINUTES

1. Minutes Approval
Planning Commission — Regular Meetings — August 7, 2024

RESULT: APPROVED [UNANIMOUS]

MOVER: Krug

SECONDER: Pendleton

AYES: McCullough, Krug, Pendleton, Yerxa
ABSTAIN: Nall

Il. PUBLIC COMMENT
None.

. PUBLIC HEARINGS

Chair Yerxa makes time for a Public Hearing and approval of a Resolution
adopting a Mitigated Negative Declaration, Mitigation Monitoring and Reporting
Program, and approving a Use Permit (PD-23-43) for the Sacramento River Valley
Elderberry Longhorn Beetle Conservation Bank.

Comments received by: Mr. Plucker.
9:16 a.m. Chair Yerxa Opens the Public Hearing and calls for public comment.
Comments received by: Ms. Winchell and Ms. Bukojemsky.

9:20 a.m. Chair Yerxa closes the Public Hearing.

Minutes Acceptance: Minutes of Sep 4, 2024 9:00 AM (APPROVAL OF MINUTES)
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WESTERVELT ECOLOGICAL SERVICES, LLC

1. Approve Resolution No. 24-009 adopting a Mitigated Negative
Declaration, Mitigation Monitoring and Reporting Program, and approving a Use Permit
(PD-23-43) for the Sacramento River Valley Elderberry Longhorn Beetle Conservation

Bank.
RESULT: APPROVED [UNANIMOUS]
MOVER: McCullough
SECONDER: Krug
AYES: McCullough, Krug, Nall, Pendleton, Yerxa

Chair Yerxa makes time for a Public Hearing and adoption of a Resolution
recommending that the Board of Supervisors approve of a Zoning Text Amendment
revising the setbacks for Telecommunication Facilities in Industrial Zoning Classifications.

Comments received by Mr. Geiger and Mr. Plucker.

9:38 a.m. Chair Yerxa opens the Public Hearing and calls for public comment.
Hearing none, Chair Yerxa closes the Public Hearing.

COMMUNITY DEVELOPMENT DEPARTMENT

2. Adopt Resolution No. 24-010 recommending that the Board of Supervisors
approve of a Zoning Text Amendment revising the setbacks for Telecommunication Facilities in
Industrial Zoning Classifications

RESULT: APPROVED [UNANIMOUS]

MOVER: Krug

SECONDER: McCullough

AYES: McCullough, Krug, Nall, Pendleton, Yerxa

V. PLANNING DIRECTOR COMMENTS/REPORTS
Mr. Plucker welcomes Commissioner Nall.

Mr. Plucker states during the October meeting he will be providing information
regarding the kind of things as a Planning Commissioner you will be asked to look at
and make a decision on. He states he will go over such things as the General Plan,
zoning and its relationship to the General Plan, Use Permits and what the processes are,
findings that have to be made, variances and various CEQA documents you may see
as well as other items that may come before the Planning Commission. He further states
the Janus project is back, when a draft comes out he will get the Commissioners a copy
as there are significant changes to the document.

V. PLANNING COMMISSIONER'S COMMENTS/REPORTS
Brief discussion is held regarding permitting for solar projects.

Chair Yerxa adjourned the meeting at 9:47 a.m.to reconvene in Regular Session
on October 2, 2024 at the hour of 9:00 a.m.

Minutes Acceptance: Minutes of Sep 4, 2024 9:00 AM (APPROVAL OF MINUTES)
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September 4, 2024 9:00 ANt

Respectfully submitted,
Greg Plucker, Secretary to the
Planning Commission

By:

Elizabeth Yerxa, Chair

Ann Nordyke, Chief Deputy Clerk

Minutes Acceptance: Minutes of Sep 4, 2024 9:00 AM (APPROVAL OF MINUTES)
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Planning Commission Meeting: 10/02/24 09:00 AM
546 Jay Street, Suite 108 Department: Community Development Department
Colusa, CA 95932 Category: Public Hearing
Prepared By: Alison Cunningham
SCHEDULED Initiator: Alison Cunningham
Sponsors:
PLANNING COMMISSION (ID # 10071) DOC ID: 10071
Detail
Applicant: COMMUNITY DEVELOPMENT File: PD 24-33
JEPARTMENT
General Plan: Rural Residential (RR), Urban Zoning: Rural Residential (R-R),
Residential (UR) Residential Single Family (R-1-

6), Residential Single Family
(R-1-8), Residential Two Family
(R-2)

Formal Title / Summary
Public Hearing and adoption of a Resolution recommending that the Board of
Supervisors adopt a CEQA Exemption and approve a Zoning Text Amendment to
amend the use table for Religious Facilities and Institutions in the Rural Residential (RR),
Residential Single-Family (R-1), and Residential Two-Family (R-2) zones and approve an
amendment to the definition of “Religious Facilities and Institutions” to correct a spelling
error and to expand the definition to include other ancillary uses to the primary religious
use.

Action Requested

Public Hearing and adoption of a Resolution recommending that the Board of Supervisors adopt
a CEQA Exemption and approve a Zoning Text Amendment to amend the use table for
Religious Facilities and Institutions in the Rural Residential (RR), Residential Single-Family (R-
1), and Residential Two-Family (R-2) zones and approve an amendment to the definition of
“Religious Facilities and Institutions” to correct a spelling error and to expand the definition to
include other ancillary uses to the primary religious use.

Detailed Description/Background of Request

Section 44-0.10 (Definitions) of the County Code defines Religious Facilities and
Institutions as “a site or building used by a religious group for regular organized
workshop (worship). Religious facility uses include churches, synagogues, mosques,
temples and other similar places of worship”. Currently, religious facilities and institutions
are allowed outright in all Commercial Zoning Districts, the Public Facilities, Rural
Services, Light Industrial, and Research and Development Zoning Districts. Religious
facilities and institutions are allowed in the Upland Transition, Agricultural Transition, the
Residential Multiple Family (R-3), and the Apartment-Professional (R-4) Zoning Districts
with a Major Use Permit.

The proposed Zoning Text Amendment (PD 24-33) (Exhibit "A") would amend the County

Code to allow religious facilities and institutions in the Rural Residential (RR) and
Residential Single-Family (R-1) Zoning Districts with a Minor Use Permit (staff level public

Updated: 9/19/2024 4:36 PM by Patricia Rodriguez Page 1
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3.1

Planning Commission (ID # 10071) Meeting of October 2, 2024

hearing), and the Residential Two-Family (R-2) Zoning District with a Major Use Permit
(Planning Commission level public hearing). In addition, the proposed text amendment
would also correct a spelling error in the definition (workshop vs. worship) and expand
the definition of religious facilities and institutions to allow other ancillary functions (such
a bible classes, fellowship meetings, and other ancillary uses) that are directly related to
the religious facility to be conducted.

APN:
County-wide
LOCATION:
County-wide
PROJECT:

“Religious Facilities and Institutions” are currently not permitted in the Rural Residential
(R-R), Residential Single-Family (R-1), and Residential Two-Family (R-2) Residential Zoning
District. This is despite many of the County’s religious institutions being located adjacent
to or within these residential zones, and attended by nearby residents. Staff is bringing
forward this Zoning Text Amendment to address this issue and allow for the use of
“Religious Facilities and Institutions” within R-R, R-1 and R-2 zones. The proposed text
amendment would permit religious facilities and institutions within the R-R and R-1
Zoning Districts with a Minor Use Permit (staff level) and in the R-2 with a Major Use
Permit (Planning Commission level). The proposed zoning text amendment will provide
an avenue for churches and religious organizations to operate in areas in close
proximity to their congregation and in spaces where they currently reside. Currently,
many of the County’s current religious facilities are considered nonconforming uses. As
such, any change friggers a Major Use Permit. The proposed code amendment would
simplify the permit processing and reduce the associated costs by removing the non-
conforming designation. The application of Minor Use Permit and the Major Use Permit
processes will allow the County to consider potential issues such as siting, fraffic,
parking, occupancy and other performance standards that would affect the
surrounding community. As previously mentioned, the text amendment would also
amend the definition to correct a spelling error and provide for typical ancillary uses
that occur in conjunction with religious facilities.

ANALYSIS:

As previously discussed, currently Religious Facilities and Institutions are not allowed in
the Rural Residential (R-R), Residential Single-Family (R-1), or Residential Two-Family (R-2)
zones. They are, however, permitted in the Residential Multiple Family (R-3) and
Apartment Professional (R-4) with a Major Use Permit. Most churches within areas of
County jurisdiction have historically been sited in residential areas, in close proximity to

Updated: 9/19/2024 4:36 PM by Patricia Rodriguez Page 2
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Planning Commission (ID # 10071) Meeting of October 2, 2024

their congregation; generally in areas zoned R-R and R-1. As such, there are
considered non-conforming uses in these zoning districts. For example, the Stonyford
Community Church is located on property Zoned R-R, the Grimes Community Church,
the Arbuckle United Methodist Church, the Church of St. Joseph, and the Arbuckle
Christian Fellowship are located on property Zoned R-1-8, and the Sacred Heart
Catholic Church, the Arbuckle Community Church, and the Holy Cross Catholic Church
are located on property Zoned R-1-6. As such, whenever a religious facility wishes to
expand or change their operations it tfriggers a Major Use Permit application as a non-
conforming use. The proposed text amendment would allow for these expansion or
changes of use with a Minor Use Permit that requires a noticed public hearing at the
staff level in the R-R and R-1 Zoning Districts. The Minor Use Permit requires a public
hearing before the Zoning Administrator. In conducting Minor Use Permit public
hearings, should there be any unresolved issues with the general public, the
Department’s policy is to elevate the public hearing to the Planning Commission for its
review as allowed by Section 44-1.70.010 of the County Code.

The proposed amendment would also allow religious facilities in the R-2 Zoning District
with a Major Use Permit. The rationale for requiring a Major Use Permit in the R-2 Zoning
District is that this district is a higher density zoning district and is a zone planned for
higher density housing to meet the State’s regional housing needs assignment for the
County. This is similar to the other higher density residential zoning districts (R-3 and R-4)
which also require the approval of a Major Use Permit for religious facilities. During the
processing of any such use permit before the Commission, one factor that the
Commission would need to consider is whether the project would impact the State’s
regional housing need assignment for the County.

As mentioned, the proposed text amendment would also correct the workshop spelling
error in the existing definition. In addition, it would add the ability to conduct ancillary
uses associated with the religious facility.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA):

The proposed text amendment would amend an existing use type definition and add a
new use type in the Zoning Code, and also specify which zone districts the use is
allowed in. The project is subject to Section 15061 (b)(3) of the CEQA Guidelines, in that
CEQA applies only to projects which have the potential for causing a significant impact
on the environment. As the project relates only to minor changes in the Zoning Code,
staff believes that it can be seen with certainty that there is no possibility the project will
have a significant impact on the environment. The project is therefore not subject to
CEQA.

SUMMARY:

Approval of this proposed amendment by the Commission would establish a

Updated: 9/19/2024 4:36 PM by Patricia Rodriguez Page 3
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3.1

Planning Commission (ID # 10071) Meeting of October 2, 2024

requirement for a Minor Use Permit allowing for Religious Facilities and Institutions in the
Rural Residential (R-R) and Residential Single-Family (R-1) zones, and a Major Use Permit
in the Residential Two-Family (R-2) zone. It will also rectify an error with the original
definition of “Religious Facilities and Institutions” which replaced “worship” with
“workshop” and expand the definition to allow ancillary uses associated with the
religious facility to occur.

Updated: 9/19/2024 4:36 PM by Patricia Rodriguez Page 4
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RESOLUTION NO. 24-

RESOLUTION OF THE COUNTY OF COLUSA PLANNING COMMISSION
RECOMMENDING THE BOARD OF SUPERVISORS ADOPT A ZONING TEXT
AMENDMENT (PD-24-33) AMENDING THE DEFINITION OF RELIGIOUS
FACILITIES AND INSTITUTIONS AND TO ALLOW SAID USE TO BE
ESTABLISHED IN CERTAIN RESIDENTIAL DISTRICTS AND FIND THE
PROPOSED TEXT AMENDMENT IS EXEMPT FROM THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT

WHEREAS, Colusa County adopted an updated Zoning Ordinance in 2014 and the
proposed text amendment would: (1) amend the definition of Religious facilities and Institutions to
correct a spelling error and provide for ancillary uses; (2) allow Religious Facilities and Institutions
with a Minor Use Permit in the Rural Residential and Residential Single Family zoning districts; and
(3) allow Religious Facilities and Institutions with a Major Use Permit in the Residential Two-Family
zoning district;

WHEREAS, in accordance with California Government Code Section 65853 the Colusa
County Planning Commission conducted a public hearing on proposed text amendment;

WHEREAS, following the public hearing the Planning Commission found based on the
totality of the public record that based on Section 15061(b)(3) of the CEQA Guidelines, the
project is not subject to CEQA, and that the proposed text amendment is consistent with the
General Plan.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the County of
Colusa finds, determines, and recommends to the Colusa County Board of Supervisors that the
Board approve the proposed Zoning Text Amendment (PD-24-33) as detailed in the Exhibit "A",
as may be amended by the County Counsel, attached hereto and incorporated by reference.

PASSED AND ADOPTED by the Colusa County Planning Commission this 2"? day of
October, 2024, by the following vote:

AYES:

NOES:

ABSENT:

Elizabeth Yerxa, Chair Planning

Commission
ATTEST: Greg Plucker, Secretary to the
Colusa County Planning Commission

Patricia Rodriguez, Deputy Clerk

APPROVED AS TO FORM

Attachment: DRAFT Resolution Recommending Approval of ZA PD-24-33 [Revision 1] (10071 : Zoning Text Amendment - Religious Facilities)

Jennifer Sutton, Sr. Deputy County Counsel

Packet Pg. 10




Section 44-0.10 (Definitions) of the County Code is hereby as follows:

Religious facilities and Institutions. A site or building used by a religious group for regular organized
worship. Religious facility uses include churches, synagogues, mosques, temples, and other similar places
of worship along with ancillary uses related to the religious facility or institution.

TABLE 44-2.30-3: ALLOWED USES IN THE RESIDENTIAL ZONES is hereby amended to
provide for Religious Facilities and Institutions in the R-R, R-1, and R-2 Zoning Districts as follows
(there is no change to the R-3 and R-4 Zoning Districts):

EXHIBIT “A”

3.1b

- Religious Facilities)

R-R

R-1

R-2

R-3

R-4

Special
Regulations

Religious Facilities and Institutions

Page 1 of 1

Attachment: Exhibit A Zoning Text Amendment for Religious Facilities (10071 : Zoning Text Amendment
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NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN THAT the Colusa County
Planning Commission will conduct a Public Hearing on Octo-
ber 2, 2024 at 9:00 a.m. in the Board of Supervisors Chambers
located at 546 Jay Street, Suite 108, Colusa, CA, to consider
the following:

Zoning Text Amendment #PD-24-33, Colusa County — Pub-
lic Hearing and adoption of a Resolution recommending the
Board of Supervisors approve of a Zoning Text Amendment
to amend the permitting requirement for Religious Facilities
and Institutions in the Rural Residential (RR), Residential Sin-
gle-Family (R-1), and Residential Two-Family (R-2) zones, and
find that the proposed text amendment is exempt from the Cali-
fornia Environmental Quality Act. Additionally, approve of the
amendment of the definition for “Religious Facilities and Insti-
tutions” to correct a spelling error and to expand the definition
to include other non-worship activities.

If you have questions or concerns regarding this matter, or
would like to submit comments you may do so to the following:
Assistant Planner, 1213 Market Street, Colusa, CA (530)458-
0480, or by e-mail at acunningham@countyofcolusaca.gov. All
persons are invited to attend and be heard. Additional docu-
mentation is available for review in accordance with Agenda
Scheduling Deadlines at the Office of the Clerk of the Board,
547 Market Street, Ste. 102, Colusa, CA (530)458-0508 and
at the Community Development Department, 220 12th Street,
Colusa, CA (530) 458-0480.

If you challenge the proposed project or environmental deter-
mination in court, you may be limited to raising only those is-
sues you or someone else raised at the public hearing described
in this notice, or in written correspondence delivered at, or pri-
or to, the public hearing.

Dated: September 13, 2024

By: ORIGINAL SIGNED
Patricia Rodriguez, Deputy Clerk 09/20/2024, - CCPR

3.1.c

Attachment: 10-02-24 PH Proof of Publication (10071 : Zoning Text Amendment - Religious Facilities)
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4.1

Planning Commission Meeting: 10/02/24 09:00 AM
546 Jay Street, Suite 108 Department: Community Development Department
Colusa, CA 95932 Category: Presentation
Prepared By: Greg Plucker
SCHEDULED Initiator: Greg Plucker
Sponsors:
PLANNING COMMISSION (ID # 10070) DOC ID: 10070
Detail
Applicant: County of Colusa File: N/A
General Plan: Agriculture General (AG), Zoning: Agricultural Transition (A-T),
Agriculture Transition (AT), Rural Services (R-S),
Agriculture Upland (AU), Commercial Resort (C-R),
Commercial (C), Designated Mixed Use (MU), Light
Floodway (DF), Forest Lands Industrial (M-1), Heavy
(FL). Industrial (1), Mixed Use Industrial (M-2), Research and
(MU), Parks and Recreation Development (RD), Forest
(PR), Public/Semi-Public Residential (F-R), Forest
Services (PS), Resource Management and Recreation
Conservation (RC), Rural (FMR), Resource
Residential (RR), Rural Service Management (R-M), Energy
Center (RSC), Tribal Lands (TL), Production (EP), Foothill
Urban Reserve Area (URA), Agriculture (F-A), Exclusive
Urban Residential (UR), Sites Agriculture (E-A), Upland
Planning Overlay Conservation (U-C), Upland

Transition (U-T), Rural
Residential (R-R), Residential
Single Family (R-1-6),
Residential Single Family (R-1-
8), Residential Two Family (R-
2), Residential Multiple Family
(R-3), Apartment Professionall
(R-4), Neighborhood
Commercial (C-1),
Community Commercial (C-
2), Highway Service
Commercial (C-H), River
Frontage (R-F), Flood
Management (F-M), General
Recreation (G-R), Airport (A-
V), Public Facilities (P-F),
Planned Development (PD)

Formal Title / Summary
Presentation on the role and responsibilities of the Planning Commission

Action Requested
Presentation on the role and responsibilities of the Planning Commission.

Updated: 9/19/2024 4:22 PM by Patricia Rodriguez Page 1
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4.1

Planning Commission (ID # 10070) Meeting of October 2, 2024

BACKGROUND

With the recent addition of Commissioner Nall to the Planning Commission, staff is
bringing forth an informational presentation on the role and responsibilities of the
Planning Commission in County's land use and development review process.

Attached to this report, are publications from the Institute for Local Government and
the League of California Cities on the basic functions and responsibilities for Planning
Commission members for general background information. During the presentation,
staff will provide more focused information specifically relating to typical functions and
responsibilities that you will experience in Colusa County.

Updated: 9/19/2024 4:22 PM by Patricia Rodriguez Page 2
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SEcTiON 1

The Planning
Commissioner’s Role

4.1.a
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PUBLIC SERVICE ETHICS ....................... 3
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Attachment: Role of the Planning Commission - ILG (10070 : Planning Commission Informational Report)
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SECTION 1

4.1.a

The Planning Commissioner’s Role

WHAT IS A PLANNING COMMISSION?

The planning commission is a permanent committee

made up of five or more individuals who have been
appointed by the governing body (city council or board
of supervisors) to review and act on matters related to
planning and development.! Most planning
commissioners are lay people without any previous land
use experience. Commissioners serve at the pleasure of
the council or board of supervisors, so commission
membership may change in response to changes in those
bodies. A local agency need not create a planning
commission; in some jurisdictions, the governing body
functions in that capacity.2

WHY PLAN?

Planning is a proactive process that establishes goals and
policies for directing and managing future growth and
development. Local agencies plan to address

fundamental issues such as the location of growth,
housing needs, and environmental protection.
Additionally, planning helps account for future demand
for services, including sewers, roads, and fire protection.
In addition, planning:

» Saves Money. Good planning can save on
infrastructure and essential service costs.

* Sets Expectations. Planning establishes the ground
rules for development. A comprehensive general
plan, for example, sends a clear signal that accepted
standards and procedures apply to community
development. This will not eliminate conflicts
entirely, but at least sets expectations that can help
minimize conflict.

* Improves Economic Development and Quality of
Life. Economic development and quality of life issues
go hand in hand because businesses want to locate in
communities where their employees want to live.
Planning outlines alternatives and choices so that the
community can promote employment and economic
well-being.

* Provides a Forum for Reaching Consensus. Planning
processes, such as the development of the general
plan, provide a forum for seeking community
consensus. Planning efforts should always involve
broad and diverse segments of the community to
assure that the resulting plan fully addresses
community needs. This will provide the public with a
sense of ownership over the plan.

1 Cal. Gov’t Code § 65100.
2 Cal. Gov’t Code § 65101.

Attachment: Role of the Planning Commission - ILG (10070 : Planning Commission Informational Report)
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Planning Commissioner’s Handbook

4.1.a

League of California Cities

+ Connects People to the Community. Planning
ensures that architectural and aesthetic elements are
incorporated into projects to connect people to their
community and establish a sense of place.

* Protects Property Values. Property values are
enhanced when a community plans for parks, trails,
playgrounds, transit, and other amenities. Planning
also protects property and property values by
separating incompatible land uses. Imagine if a
factory could just set up shop in the middle of a
neighborhood. Planning assures that this will
not occur.

* Reduces Environmental Damage and Conserves
Resources. Planning helps identify important natural
and cultural resources and can channel development
in a way that protects or augments these resources.

THE COMMISSION’S DUTIES

The planning commission plays a central role in the
planning process in three important ways. First, it acts
as an advisory board to the main governing body on all
planning and development issues. Second, the
commission assures that the general plan is
implemented by reviewing development applications
on a case-by-case basis. Just as you build a building one
brick at a time, you implement a community vision
one project at a time. Third, the commission functions
as the decision-making body for many proposals.
However, any planning commission action can be
appealed to the governing body, which can uphold the
commission’s decision, overturn it, modify it, or send it
back for further study.

Planning commission duties vary depending on the
jurisdiction. You can learn about your commission’s
particular responsibilities by asking the planning
department. Most commissions have the following
responsibilities:3

* General Plan. Assist in writing the general plan and
hold public hearings on its adoption. (The governing
body retains authority to actually adopt the general
plan.) Promote public interest in the general plan.

Consult with and advise public officials and agencies,
utilities, organizations, and the public regarding
implementation of the general plan. Also review,
hold hearings on, and act upon proposed
amendments to the plan.

* Specific Plans. Assist in writing any specific plans or
community plans and hold public hearings on such
plans. (The governing body retains authority to
actually adopt specific plans.) Also review, hold
hearings on, and act upon proposed amendments to
such plans.

* Zoning and Subdivision Maps. Review, hold hearings
on, and act upon zoning ordinances, maps,
conditional use permits, and variances. Similarly
consider subdivision applications.

* Individual Project Approvals. Review individual
projects for consistency with the general plan, any
applicable specific plans, the zoning ordinance, and
other land use policies and regulations.

* Report on Capital Improvements Plans. Annually
review the jurisdiction’s capital improvements
program and the public works projects of other local
agencies for consistency with the general plan.

* Coordinate Planning Efforts. Coordinate local plans
and programs with those of other public agencies.

* Consider Land Acquisitions. Report to the governing
body on the consistency of proposed public land
acquisition or disposal with the general plan.

* Special Studies. Undertake special planning studies as
needed.

With so many responsibilities, it is important for every
planning commission to think about how it will divide
its time between day-by-day approvals and long-range
planning efforts, both of which are important. It is easy
to get caught up in the day-to-day efforts at the expense
of long-range planning.

3 See for example Cal. Gov’t Code §$ 65103, 65353, 65400, 65401, 65402, 65854 and 66452.1.

Attachment: Role of the Planning Commission - ILG (10070 : Planning Commission Informational Report)
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League of California Cities

4.1.a

The Planning Commissioner’s Role

OTHER LOCAL PLANNING BODIES

specific aspects of the land use planning process.

plumbing, electrical, and related codes.

provided for in the zoning ordinance.

PUBLIC SERVICE ETHICS

As a planning commissioner, you wield considerable
power over how your community grows and develops.
With this power comes the expectation that you will
hold yourself to the highest ethical standards. Part of
being ethical means exercising your power in the public’s
interests, as opposed to personal self-interest or other
narrow, private interests. The chart on page 5 highlights
some of the ethical values associated with public service
and what they mean in terms of your duties as a
planning commissioner.

There are a number of sources of guidance on your
ethical obligations as a planning commissioner. One is
the law. California has a complex array of laws relating to
ethics that are summarized in this section. The law,
however, merely sets a minimum standard for ethical
conduct. Just because an action is legal doesn’t mean
that it is ethical. For example, it may be legal for you to
vote on your best friend’s project application, but if
everyone in the community knows how close the two of
you are, will the community truly feel that you were able
to put the community’s interests ahead of your personal
loyalties? Another source of guidance may be your
agency’s own code of ethics, if it has one. Many cities

Some local agencies divide land use decision-making by creating positions and commissions to focus on

= Board of Zoning Adjustment. A local body, created by ordinance and appointed by the governing body,
whose responsibility is to consider requests for variances.

= Building Official. The person responsible for the administration and enforcement of building, housing,

= Historic Preservation Commission. A commission appointed by the governing body charged with carrying
out the historic preservation chapter of the zoning ordinance.

® Zoning Administrator. An appointed official who implements zoning ordinance and is also often
empowered to make decisions concerning design permits, administrative use permits, and other permits as

® Zoning Board. An appointed body that hears and decides matters relating to the application of the zoning
ordinance and considers appeals of zoning administrator’s decisions.

Ar More Information

For more resources designed to assist local

officials in working through ethical
dilemmas, visit the website for the Institute
for Local Self Government at
www.ilsg.org/trust.

and counties have adopted codes of ethics to serve as a
guidepost in local decision-making.4

At some point in your service as a planning
commissioner, you will likely face two common types of
ethical dilemmas. The first involves situations in which
doing the right thing will come at a significant personal
cost to you or your public agency. In these situations, the
answer is relatively simple. The bottom line is that being
ethical means doing the right thing for the community
regardless of personal costs.

The second type of ethical dilemma involves those
situations in which there are two conflicting sets of
“right” values. In these instances, drawing the ethical
bottom line is more difficult. If you find yourself faced

4 For more information about codes of ethics, see Developing a Local Agency Ethics Code: A Process-Oriented Guide, published by the Institute for Local Self Government and

available at www.ilsg.org.
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with a “right versus right” decision, the following
questions may help you come to an answer:

* Which ethical values are in conflict (for example,
trustworthiness, compassion, loyalty, responsibility
fairness, or respect)?

» What are the facts? What are the benefits to be
achieved or the harm to be avoided by a particular
decision? Is there a decision that does more good than
harm?

» What are your options? Is there a course of action that
would be consistent with both sets of values?

* Is one course of action more consistent with a value
that is particularly important to you (for example,
promise-keeping or trustworthiness)?

* What decision best reflects your responsibility as an
officeholder to serve the interests of the community
as a whole?

* What decision will best promote public confidence in
the planning commission and your leadership?

For example, as a planning commissioner, you will
frequently be asked to make exceptions to your
jurisdiction’s planning laws. A developer may, for
instance, ask for a general plan amendment to enable a
project to be approved. The developer is likely to point
to numerous benefits that will flow to the community as
the result of the amendment.

In coming to a decision in such a situation, the first step
is to consider what ethical values are at stake. One might
be fairness to those property owners who developed
their properties in accordance with the policies
expressed in the general plan. Another might be
compassion for the developer seeking the amendment:
if it is not economically feasible to develop the property
as envisioned by the general plan, perhaps an
amendment is in order.

The next step is to weigh the competing costs and
benefits. Although the developer has identified the
benefits to the community associated with approving the
amendment, what are the benefits of adhering to the
general plan? Will an amendment in this situation open
the door for other amendment requests? How might the

planning commission fairly evaluate those requests while
still maintaining the overall integrity of the general plan?
Are there options that might enable the community to
reap some of the benefits described by the developer
while still being consistent with the general plan as
written?

Finally, consider which approach will best promote the
public’s confidence in the planning process. Will the
public’s confidence be undermined if the commission
doesn’t enforce the plan? Or will denying the
amendment look so rigid and unfair to the applicant
that it will undermine the public’s faith in the planning
commission as a decision-making body? What decision
will best support the commission’s stewardship of the
community’s growth and development?

The answers to the questions listed above will vary with
each situation and likely will not always be clear-cut or
obvious. However, asking difficult questions and
thoroughly evaluating the answers can go a long way in
helping you make consistently ethical decisions that
further the public’s interests.

ETHICS LAWS

California law promotes ethics in two ways: by
requiring public disclosure and by prohibiting certain
actions. The financial statements that you (and many
public officials) must file with the Fair Political Practices
Commission (FPPC) are an example of disclosure. In
essence, the law allows the public to scrutinize the
relationships between your personal finances and public
decision-making. Disclosure laws allow the public
(typically with the assistance of the media) to assess
whether there may be too close of a relationship
between your economic interests and the decisions you
make as a public official.

In other instances, the law goes a step further and
prohibits certain actions. For example, an official must
disqualify him or herself from participating in a decision
that will affect his or her financial interests. This does not
necessarily mean the disqualified official has done
anything illegal or corrupt. It simply means that the
public’s interests are better served by removing any
question as to the official’s decision-making
motivations.
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Public Service Values for Commissioners

Fairness

= ] review applications and make other decisions
based on the merits of the issues.

= | honor the law’s and the public’s expectation that
the general plan and other planning policies will
govern development decisions in our jurisdiction.

u [ support the public’s right to know and promote
meaningful public involvement.

= | am impartial and do not favor developers or
others who are in a position to help me.

= [ promote equality and treat all people, projects,

Compassion

= [ recognize government’s responsibilities to society’s

less fortunate.

= [ consider exceptions to planning policies when there
are unintended consequences or undue burdens.

= ] realize that some people are intimidated by the
public process and try to make their interactions as
stress-free as possible.

= | convey the agency’s care for and commitment to its
community members.

= [ am attuned to and care about the needs of the

and perspectives equitably.

public, officials, and staff.

’ Respect for Others

‘ ’ Responsibility

’ Integrity

u | treat fellow officials, staff, and
the public with courtesy, even
when we disagree.

I focus on the merits in
discussions, not personalities,
character, or motivations.

I gain value from diverse opinions
and build consensus.

I follow through on commitments,
keep others informed, and make
timely responses.

I am approachable and
open-minded and I convey this
to others.

I listen carefully and ask questions
that add value to discussions.

I am engaged and responsive.

I involve staff in all meetings that
affect agency business.

I come to meetings prepared.

I do not disclose confidential information
without proper legal authorization.

I represent the official positions of the
agency to the best of my ability when
authorized to do so.

I explicitly state that my personal
opinions do not represent the agency’s
position and do not allow the

inference that they do.

I refrain from any action that might
appear to compromise my independent
judgment.

I take responsibility for my own actions,
even when it is uncomfortable to do so.

I do not use information that I acquire in

my public capacity for personal advantage.

I do not represent third parties’ interests

before my agency or neighboring agencies.

Public Trust

= [ am truthful with my fellow com-
missioners, the public, and others.

= | do not promise that which I have
reason to believe is unrealistic.

I am prepared to make unpopular
decisions to further the public’s
interest.

I credit others’ contributions in
moving our community’s interests
forward.

= ] do not knowingly use false or
inaccurate information to support
my position.

I excuse myself from decisions when
my or my family’s financial interests
may be affected by my agency’s
actions.

I disclose suspected instances of
corruption to the appropriate
authorities.

Vision

4.1.a

= I remember that my obligation as a public official
is to serve the whole community.

= [ make sound planning decisions that implement
the policies expressed in the general plan.

T consider the interests of the entire community in
reaching my decisions.

m [ give full considerations to all aspects of a project,
including protection of the environment and the
need for affordable housing.

= [ promote the efficient use of the agency’s
resources.

= | balance the fiscal impacts of a project with the
agency’s social and planning goals.

= ] work to assure that the vision expressed in the
general plan is one that works to improve the
quality of life in my community.

= [ am proactive and innovative when setting goals
and considering proposals.

= | maintain consistent standards but am sensitive
to the need for compromise, thinking outside the
box, and improving existing paradigms.

= | promote intelligent innovation to forward the
agency’s policies and services.

= | consider the broader regional and statewide
implications of the agency’s decisions and issues.
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California’s ethics laws fall into three general categories:
(1) those involving possible financial gain by you as an
officeholder, (2) those involving the use of your office
for personal advantages and perks, and (3) those
involving situations in which your ability to conduct a
fair and impartial process might be questioned. Each of
these relates back to the overarching goal of assuring the
public that governmental decisions are made based on
what best serves the public’s interests.

Financial Gain

The notion behind financial gain laws is that the public
has a right to know about a public official’s financial
situation and that officeholders should not even appear
to be influenced by the effect of their decisions on their
personal finances. Financial gain laws include:

* Financial Interests—Disclosure and Disqualification
Issues. Public officials must periodically disclose their
financial interests—such as interests in real property,

investments, business positions, and sources of income
and gifts—to the public.> This disclosure is made on
a form called “Statement of Economic Interests,” also
known as “Form 700.” A public official cannot make
or attempt to influence a governmental decision if it is
reasonably foreseeable that the decision could have a
“material financial effect” on his or her financial
interests.6 The FPPC has developed a series of
questions (known as the “eight-step process”) to
determine whether an official must be disqualified
from participating in a decision. If you are worried
that an upcoming decision will have an effect—
positive or negative—on one or more of your financial
interests, talk with your agency’s attorney (not
planning staff) as soon as possible.

* Interests in Contracts Prohibited. A public official
may not have a financial interest in any contract
made by the board or body of which the official is a
member.” The law is very strict on this point. Such

THE STATE POLITICAL REFORM ACT: KEY THINGS TO KNOW

= California’s disclosure and disqualification requirements are administered by the Fair Political Practices
Commission (FPPC), which gives both informal and formal advice on the application of these requirements.
Check out the FPPC’s website (www.fppc.ca.gov) for contact information, as well as for other useful
information relating to the FPPC’s administration of the Political Reform Act.

m For purposes of disqualification, key areas of financial interest of concern to the FPPC include business
entities in which an official has an investment of $2,000 or more; real property in which an official has an
interest of $2,000 or more; sources of income of $500 or more within the preceding year; business entities in
which the official is a director, officer, partner, trustee, employee, or manager; and anyone from whom the
official has received gifts of $340 or more in the preceding year.

® When in doubt, the FPPC will usually err on the side of disclosure and disqualification.

m The city attorney’s or county counsel’s advice will not immunize an official from prosecution for violating
disclosure and disqualification requirements. However, it is nonetheless wise to consult agency counsel as
soon as you suspect that you may have an issue under the Political Reform Act.

® Violations of the Political Reform Act are subject to civil and criminal penalties, depending on the severity of
the offense. For example, knowing and willful violation of the act is a misdemeanor and subjects the violator
to a fine of the greater of $10,000 or three times the amount not reported.8

= For information on how to disqualify yourself, see Section 2, page 14.

5 See Cal. Gov’t Code §$ 87200 and following.
6 See Cal. Gov’t Code §$ 87100 and following.

7 Cal. Gov’'t Code § 1090.
8 Cal. Gov’'t Code § 91000(b).
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contracts are void.9 Under most circumstances, the
prohibition cannot be avoided by disqualifying
oneself from participating in the decision on the
contract. Again, consult with your agency’s attorney
immediately if there is a contract before the
commission in which you may have an interest.

* Bribery. Requesting, receiving, or agreeing to receive
anything of value in exchange for an official action is a
crime. In addition to criminal penalties, an individual
convicted of bribery forfeits his or her office and is
disqualified from holding public office in the future.10

Personal Advantages and Perks

The law strictly limits the degree to which an
officeholder can receive benefits relating (or appearing
to relate) to his or her status as an officeholder:

* Gifts. With certain exceptions, a public official must
disclose most gifts over $50 on his or her Statement of
Economic Interests and may not receive gifts from any
one source that totals over $340 in a single year.11
Gifts include meals, certain kinds of travel payments,
and rebates or discounts to public officials not offered
to others in the usual course of business.12 The law is
particularly strict about free transportation passes
(not including frequent flier awards offered to
everyone); acceptance of such passes results in
immediate loss of office.13

* Speaking Fees or Honoraria. Public officials may not
receive payments for giving a speech, writing an
article, or attending a conference or meeting. Limited
exceptions apply. Free conference admission, lodging,
and meals provided directly in connection with
speeches within California, for example, are not
considered prohibited honoraria and need not be
reported.l4

* Use of Public Resources. It is a felony to misuse
public funds, which can include such things as
submitting inaccurate or inflated expense reports from
traveling on agency business. Public resources
(including staff time and office supplies) may not be
used for either personal or political purposes.15

A)r More Information

Institute for Local Self Government, A Local
Official’s Guide to Ethics Laws (2002), available
at www.ilsg.org.

California Attorney General’s Office, Conflicts of
Interests (1998), available at www.caag.state.ca.
us/publications/conflict/conflict.pdf.

Fair Political Practices Commission booklets,
available at www.fppc.ca.gov or through the
toll-free advice line (866-ASK-FPPC).

+ Common Law Bias from Personal Interests. A strong
personal interest in a decision can be the basis for a
finding of what is known as “common law bias.”
Common law bias is sufficient to disqualify a public
official from participating in a decision, particularly if
the official is sitting in a quasi-judicial capacity (see
page 20). For example, one court found a council
member biased on a proposed addition to a home in
his neighborhood because the addition would block
the council member’s view of the ocean.16

Fairness and Impartiality

Officeholders should make decisions in a fair and
impartial manner. Key laws that planning
commissioners need to be aware of include:

+ Campaign Contributions. Commissioners who are
running for office must disqualify themselves from
entitlement proceedings—such as land use permits—
if they received campaign contributions of more than
$250 during the previous twelve months from the
applicant. Moreover, candidates may not receive or
solicit contributions of more than $250 from any
applicant while the application is pending and for
three months afterward.17

9 Cal. Gov’t Code § 1092.
10 Cal. Penal Code §§ 68, 98.

11 Cal. Gov’t Code §$ 87200, 87207; 2 Cal. Code of Regs. § 18940.2
($340 amount valid through 2004).

12 Cal. Gov’t Code § 82028(a).

13 Cal. Const. art. XII, § 7.
14 Cal. Gov’t Code §$ 89501, 89502; 2 Cal. Code of Regs. § 18950.3. 7
15 Cal. Penal Code § 424. See, e.g., People v. Battin, 77 Cal. App. 3d 635 (1978).

16 See Clark v. City of Hermosa Beach, 48 Cal. App. 4th 1152 (1996).
17 Cal. Gov’t Code § 84308.
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RECIPE FOR AN EFFECTIVE PLANNING COMMISSION?

groups, or issues that do not have anything to do
with the merits of the present agenda item.

= Meeting Procedures. Established rules and
procedures keep meetings on track. The
chairperson and staff should have defined
responsibilities. In addition, rules for testimony

approving an application, you should be able to

it meet all applicable zoning and subdivision
requirements? Are the environmental impacts

reduced or eliminated by the conditions of

fact based on substantial evidence in the record?

* Effect of Decisions on Family Members’ Financial
Interests. A public official must disqualify him or
herself from participating in a decision that would
reasonably have a foreseeable material financial effect
on a member of his or her immediate family (spouse
and dependent children).18

* Party or Factual Bias. A strong personal animosity
towards a project applicant or the receipt of
information about a project may constitute a
disqualifying source of bias when a planning
commission is sitting in a quasi-judicial capacity.19
This is a variation of the “ex parte communications”
doctrine, which suggests that, in quasi-judicial
matters, all communications to you about the merits
(or demerits) of the proposed use should occur in the
course of a public hearing (see page x).

= Focus on the Big Picture. Focus on the big picture
before you; avoid being distracted by personalities,

should be clear and widely available at all meetings.
= Follow the Law. Keep legal requirements in mind.

When in doubt, ask legal counsel for advice. Before

answer the following questions in the affirmative: Is
the proposal consistent with the general plan? Does

approval, or are there overriding considerations? Is
the commission’s decision supported by findings of

m Stay Informed. Prior to the hearing, commissioners
should have read the agenda packet and
supplemental reports. It is also a good idea to review
the portions of the general plan and the zoning
ordinance that are relevant to each agenda item.

® Open Communication. Each commissioner shares
responsibility for the free flow of ideas and
discussion among everyone present at a meeting,
including applicants, staff, members of the public,
and the commissioners themselves. Be objective,
listen, and ask questions.

= An Efficient Pace. The chair should recognize when
testimony must be closed for deliberations.
Commissioners should hold their motions until the
discussion has concluded. Both the chair and the
other commissioners should know whether to
continue a hearing or to make a decision.

m Effective Leadership. An effective chairperson
assists the flow of ideas and helps keep the
proceedings on track.

* Dual Officeholding. State law prohibits public officials
from holding multiple offices at the same time that
subject them to conflicting loyalties.20 Check with
your agency counsel if you are worried that this
prohibition may apply to an office you are seeking.

In addition to these state ethics requirements, cities and
counties may have local restrictions and requirements.

WORKING WITH FELLOW
COMMISSIONERS

Good working relationships within the planning
commission, as well as with planning and other staff, the
city council or board of supervisors, other boards and
commissions, applicants, consultants, and the public, are
critical in order for planning functions to be effective
and efficient. Positive working relationships are based on

18 Cal. Gov’'t Code §§ 82029, 87103.

19 See Breakzone Billiards v. City of Torrance, 81 Cal. App. 4th 1205, 1234 n.23 (2000).

20 See Cal. Gov’t Code § 1126.

21 Adapted from Governor’s Office of Planning and Research, The Planning
Commissioner’s Book, (revised May 1998); http://ceres.ca.gov/planning/plan_comm/.
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mutual understanding of the role of each group,
including:

* Clear expectations about how each group will relate to
the other, as defined by adopted procedures

* A common set of goals, as reflected in the general plan
and other adopted planning documents

* A willingness to solve problems by listening to others,
considering alternatives, and arriving at a consensus

* An ability to communicate directly and clearly with
others

WORKING WITH STAFF

A good working relationship with staff will significantly
improve your effectiveness as a planning commissioner.
A planning department staff member will always be
present at commission meetings. Other attendees may
include representatives from your jurisdiction’s
attorney’s office and public works department.

Planning staff advises the commission on local agency
plans, ordinances, and policies. In addition, they provide
background information and research, prepare plans
and reports, make recommendations, and answer
technical questions on development proposals under the

commission’s consideration. Other staff responsibilities

include:

Orienting new commissioners
Noticing meetings

Responding to requests for information in a timely
and professional manner

Delivering agenda packets in time for adequate review

Highlighting key issues, data, and criteria in staff
reports and presentations

Anticipating the type of information that will be
needed for a decision

Being accessible and keeping all commissioners
equally informed

Reviewing applications for completeness

Acting in a fair, ethical, and consistent manner

Members of the planning staff can be a tremendous

resource for you. Most will have received at least some

training in geography, landscape design, urban and rural

planning, economics, law, and statistics. In addition to

their other duties, staff are responsible for staying

current on new trends, technologies, and regulations in

the planning and development field. They can use this

TIPS FOR DEVELOPING AND MAINTAINING GOOD STAFF RELATIONS

m Treat staff with respect.

m Compliment staff when and where appropriate.

= Do not assume that staff is wrong and a critic is right.

A good staff-commission relationship is built on mutual trust and respect. Here are some ways to achieve that:
= Come to meetings having reviewed the materials prepared by staff.
m Ask questions of staff in advance and alert them to concerns you intend to raise during the meeting.

= If you disagree with a staff recommendation, state specific reasons for your decision. This will help staff to
draft findings in support of your decision. Simply stating “I do not like the project” is not enough.

m Clearly communicate to staff what the commission needs in order to make well-informed decisions. If
material is not being presented in an understandable way, work with staff to make changes.
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information to assist the planning commission in
developing creative solutions to local problems.

Consultants

Local agencies face serious restrictions on staff
expansion, while the demand for public planning
continues to increase. Consultants are often used to
address temporary staffing needs, such as:

+ Complete studies requiring special skills
* Provide additional support on an as-needed basis

* Prepare studies and analyses required by
environmental laws

* Assist on large projects, such as a general
plan update

The commission should consider consultants as
extensions of regular staff.

WORKING WITH THE
GOVERNING BODY

One not so obvious ongoing relationship to take into
account is the relationship between the planning
commission and the governing body (city council or
board of supervisors). In most cases, individual
commissioners serve at the pleasure of one or more
members of the governing body and therefore should
consider the views of the governing body in making
their decisions.

The planning commission-governing body relationship
can become strained (at least from the commission’s
perspective) if the governing body repeatedly overturns
planning commission decisions. In such cases, you may
feel that the governing body did not look at the land
use issues as closely as the commission. One thing to
keep in mind, however, is that the governing body
must also contend with political pressures that are not
always felt by the appointed commission.

Here are some ideas on how to promote a good
ongoing relationship between the planning
commission and the governing body:

%Vho Does What in the Project

Review Process?

PLANNING STAFF
= Identifies relevant local regulations for project
applications

m Works with applicants to make a project work

m Works with other departments and agencies,
such as the engineering department or the
regional air board, to incorporate comments
and technical recommendations into a project

® Ensures that procedures are being followed

® Prepares a professional analysis and
recommendation

® Monitors project implementation

= Holds consensus-building meetings on
controversial projects

AGENCY COUNSEL
® Answers legal questions

® Does not give policy direction or advice

m Advises on relevant legal considerations, both
in terms of process (for example, notice
requirements) and substance

PLANNING COMMISSION

m Balances staff analysis, including agency goals
and policies, with community input

m Renders a decision based on findings of fact
when acting in a quasi-judicial capacity

= Makes recommendations to the governing
body on policy matters when acting in a
legislative capacity

m Evaluates land use aspects of projects and leaves
more technical issues for staff review and

implementation (commissioners should trust
staff to implement their general directions)

GOVERNING BODY

m Balances staff analysis, planning commission
decisions, and agency goals
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* Make adequate findings to insure that the reasons for
your actions are clear

* Ask for clarification of the governing body’s policies
or actions if they are unclear

* Include in planning commission minutes any
questions or points of view that are not obvious in
your decisions and findings

+ Send a planning commission representative to
meetings of the governing body to discuss difficult
decisions

* Request an annual joint work session to discuss
priorities, communication and other pressing issues

» Do not rely solely on staff to convey your message,
either to the public or to the appropriate elected
officials

* Do an annual self-evaluation and follow through
with any needed changes in how the commission
does business

Keep in mind that elected officials must answer to the
voters. You may find it helpful to be familiar with the
policy perspectives of the members of the governing
body, particularly as they relate to land use policies and
programs. (For example, are they “slow growth” or
“pro-growth™?) Casting individual commission
decisions in ways that address issues of concern to
individual members of the governing body (if not
conforming to them) reduces the liklihood that a
commission decision will be overturned on appeal.

WORKING WITH THE MEDIA

The media can be a commissioner’s best friend—or
worst enemy. Developing a good relationship with the
local media is an important—and often underrated—
element of working in local government. Most
members of the public will learn about local land use
decisions through local newspapers, radio, and
television. Because of this, it is important to engage
reporters to make sure that the local agency’s side of
the story gets told.

One of the keys in working with the media is to retain
your credibility. Here are some tips for retaining your
credibility:

* Share information when you can and be as
transparent as possible.

* Return phone calls promptly (respect reporter
deadlines). Leaving questions unanswered invites
errors and unintentional bias.

* Never say “no comment;” this always sounds
evasive.

* One of the most respected comments is “I don’t
know. I’ll get back to you.” Be sure to get back with
the information.

* Remember that there is no such thing as “off the
record.” If you don’t want a comment to end up in
the press, don’t make it.

It can be beneficial to establish ongoing relationships
or an open-door policy with media representatives,
but always be careful to keep your comments concise
and on point. Often the media is just looking for a
quote from the commission, not necessarily all the
relevant facts. Staff may be able to provide reporters
with more specific facts or details.

Getting Your Message Out

Another good tip for dealing with the media is to
identify and repeat a single message. If you think
about it, most people are only quoted once or twice in
an article. What is it that you want that quote to be?
(See Media Messages for Local Government on the next
page) If you stick to your message and keep repeating

A)r More Information

Delivering the Message (2000). California
Association of Public Information Officials.

Available at www.capio.org

11
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it, it is more likely that the reporter will use that quote.
The more you ramble, the greater the risk is that you
will get off message and that the reporter might pull
something out of context that you might not like to see
in print.

In addition, focus on substance, not procedures. Most
people find procedural and legal details boring. Jargon
should be avoided at all costs. Instead, use everyday
language. Why say “we gave it a negative declaration”

when you can say “we’ve decided it won’t significantly
affect the environment”?

An excellent resource in working with the media is your
jurisdiction’s public information officer. This person can
alert the media to favorable stories. If you never call
reporters in advance, then all they will cover are
meetings, not all of which go smoothly. Contrary to
popular perception, good news goes in the paper too. It
is more likely that your message will stick when the story
matches the message.

MEDIA MESSAGES FOR LOCAL GOVERNMENT

problems and respond to the public’s concerns.

places to live and raise families.

business is deciding where to locate.

but also for the community as a whole.

sewers, infrastructure, and good planning in general.

Journalists often build stories around people to explain an issue in human terms. Often, land use stories are
about an agency’s action in response to public concerns. Emphasizing the benefits of this responsiveness as it
impacts individuals puts the story into a framework with which readers can relate. Here are some talking
points that address common land use decisions from the local agency perspective:

® Good Planning Maximizes Property Values. Planning maximizes property values by insuring that
development occurs in a way that is compatible with the surrounding community and the environment.
Often, when property owners complain that a particular action devalues their property, they are forgetting
that the underlying value of their property is already higher due to nearby public investments in roads,

= What Is the Impact to the Average Person? Describe the positive or negative implications of decisions in
terms of what they mean for the general public. How does planning promote a better community?
= Balancing Act. Local officials must strike a fair balance between individual preferences and the interest of

the whole community. What is at stake in most planning decisions is the ability of public agencies to solve

= Quality of Life. Effective planning promotes important quality of life issues, including a sense of place and
connectedness. Developing a sense of community helps draw people together and makes communities better

m Economic Prosperity. Quality of life and adequate infrastructure issues are often key factors when a

= Fairness. Public agencies seek solutions that achieve fairness and justice, not only for individual landowners

Attachment: Role of the Planning Commission - ILG (10070 : Planning Commission Informational Report)
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Planning Commission 101:
The Nuts and Bolts of Planning
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League of Cities 2020: Planning Commissioners’ Academy | March 3, 2020

Panelists

» David Early, AICP, Senior Advisor, PlaceWorks
» Marc Roberts, City Manager, City of Livermore

» Anders Hauge, Planning Commissioner, Placer County
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Topics

»

»

»

»

»

Source of Power to Regulate Land Use
General Plans
Zoning

California Environmental Quality Act (CEQA)

Role of the Planning Commission

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Land Use Regulation

» Arose from “good government” movements as a response to

unsanitary urban conditions

» Embodied desire to rein in private market excesses through

» Based on local government’s

government regulation

Police Power:
health, safety and welfare

League of Cities 2019: Planning Commissioners’ Academy Planning Commission
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Key Milestones -- Nationwide

» 1909 Los Angeles imposes first zoning ordinance limiting
industrial uses (not comprehensive)

» 1916 New York imposes first
comprehensive zoning ordinance

» 1922 Standard State Zoning
Enabling Act (SZEA)

» 1926 Euclid v. Ambler —
upholds constitutionality
of zoning

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Key Planning Milestones -- California

» California has long been a leader in planning and land use
regulation:
* 1927 California passes law requiring that cities and counties have a
Master Plan
* 1928 Standard City Planning Enabling Act (SPEA)

* Zoning and planning laws have changed faster in California than the
rest of the country due to rapid growth

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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Land Use Regulation Today

» Only two plan types are defined in California law:

* General Plans lay out a jurisdiction's future development plans
through a series of policy statements in text and map form

* Specific Plans are a special set of development standards that apply to
a particular geographical area

» Zoning provides detailed land use and design regulation.

» Other planning documents include Master Plans, Area Plans,
Vision Plans, etc., but these are not defined in the law.

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Policy Plans and Regulations

Long-Term More General
GENERAL PLAN

Specific Plans
Coastal Plans

Zoning

Design Guidelines

Sub- Develop- Conditional Capital
Short- division ment Use Variances Improve- More
Term Maps Permit Permits ments Detailed

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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General Plans

» Bedrock of California planning; required by State Law
» The “constitution” for planning and development

» Provides long-range vision for conservation and development
(20-30 year horizon)

» Basis for local land use decisions
» ldentifies important community issues

» Promotes community participation

» Sets the ground rules

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Required General Plan Elements

N
‘-% _
OPEN SPACE

e

-

ENVIRONMENTAL
JUSTICE
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Additional General Plan Topics

Urban

Sustainability Design /

Climate
Change /
Resiliency

Healthy

Livability/
Quality of
Life

Communities

Environment Economy Equity

INTEGRATE INTO MANDATED ELEMENTS

GENERAL PLAN

League of Cities 2019: Planning Commissioners” Academy Planning Commission

VISION

General Plan [ | fLs

Content 3

OBJECTIVES

[PoLicies| [acTions| [INDicATORS

» Vision
= Aspirational statements describing the desired, positive future for the community.
= Animage of the future that the community wishes to create.
= Succinct description of community values.

» Goals
= |deal future end that is an expression of community values. May be abstract.
= Not quantifiable or time-dependent.

» Objectives
= Intermediate or achievable steps to
= Generally quantifiable, with achievement desired in a set period of time.

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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VISION

General Plan GOALS |

Content 3

OBJECTIVES

[poLicies| [acTions [iNDICATORS

» Policies
= Specific statement that guides decision-making.

= Rule or measure establishing a required level of quality or quantity to be fulfilled
by others.

» Actions (Implementation Programs)
= Action, procedure, program, or technique that carries out a general plan policy

» Indicators

= Measures that show whether the community is achieving its goals and
objectives.

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101

Typical General Plan Land Use Plan
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4.1.b

General Plans - Typical Circulation Map
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Carguines 1
Strait
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Housing Element

» Updated based on schedule in State law (4 or 8 years)

» Certified by the State’s
Department of Housing and Community Development

» Annual report to the State on implementation

» Required Contents
* Regional Housing Needs Assessment (RHNA)

= Housing need by income category
* Specific sites zoned for housing at appropriate densities
* Policies to facilitate housing development

* Actions to remove barriers to housing production

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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Housing Element Law

» Legislature and Governor seek to address State Housing
Crisis

» Key legislation passed in 2017 and 2019

* SB 35: Requires approval of affordable projects meeting certain

criteria as of right.
* SB 330:
= Prohibits:
0 Lessening allowed densities (“downzoning”)

0 Application of non-objective standards to housing projects

0 Housing development moratoria and growth limitations adopted after
2005

= Sunsets in 2025.

* Multiple other bills

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

SB 2 (2017)

» Established a permanent source of funding to increase affordable
housing stock in California.

» Half of 2018 funding ($125 million) dedicated to technical assistance for
local government.

» 2019 and onward, about $250 million per year for housing construction.

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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AB 101: 2019-2020 Budget Act

» B @

Funding Incentives Accountability
LEAP and REAP Prohousing Housing Element
Grant Programs Designations compliance

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101

AB 101: LEAP / REAP Grants

» LEAP:
* Population less than 20,000: $65,000 grant

* Population 20,000 to 60,000: $150,000 grant

* Population 60,000 to 100,000: $300,000 grant
* Population 100,000 to 300,000: $500,000 grant
* Population 300,000 to 750,000: $750,000 grant
* Population over 750,000: $1,500,000 grant

» REAP:

* COGs, Regions and independent counties get an amount equal to the
amounts received by their members

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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AB 101: Prohousing Communities

» Creates new designation for “prohousing” communities.

* Meet all basic housing element and fair housing requirements.

* Implement additional prohousing policies.

» State will make additional funds available to communities
that earn the prohousing designation.

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Zoning

» Ordinance that implements and is consistent with General
Plan policies
» Prescribes allowable land uses and development standards
including:
= Building uses.
= Building size (height, lot coverage and setbacks).
= landscaping.
= Signs and billboards.
= Parking requirements.

= QOther performance standards.

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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Zoning

» Traditional “Euclidean” Zoning
* Based on identification and separation of uses.
* Focuses on:
= Uses
= |ntensity
= Setbacks

= No emphasis on building form

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Form Based Zoning

» Based on building form and design.
» Focuses on: T D
* Building design and mass.
* Building scale, type and context.

* Relationship of buildings to public
space.

* Design of streets and public realm.
» Key Components

* Building form.

* Building frontage.

* Building type.

* Roadways.

* Public spaces.

* Architectural detail.

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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4.1.b

California Environmental Quality Act
(CEQA)

Goals

» Inform decision-makers about environmental effects.
» |dentify ways to avoid environmental damage.
» Prevent avoidable environmental damage.

» Disclose to the public why a project is needed, even if it
results in environmental damage.

» Foster intergovernmental cooperation.

» Enhance public participation in decision-making.

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Purpose of Environmental Documents

» Informational document that analyzes potential effects,
tradeoffs and mitigation when considering a project.

» |dentifies potential impacts, and where possible, mitigation
measures City can apply to prevent or eliminate impact.

» Disclosure document vs. legislative document.

» Does not prohibit a jurisdiction from adopting a project.

League of Cities 2019: Planning Commissioners’ Academy Planning Commission 101
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CEQA Documents

» Categorical Exemption
* Minor changes that do not trigger environmental review.
» Initial Study (IS)

* Determines whether the project may have a significant effect on the
environment
(also known as “the checklist”).

» Negative Declaration (ND)
* If project found to have no significant effect on the environment.
» Mitigated Negative Declaration (MND)

* If IS shows effect, a MND may be prepared if revisions to project plans can
avoid or mitigate effects.

» Environmental Impact Report (EIR)

 If IS identifies potential significant effects that cannot be eliminated through
redesign.

League of Cities 2019: Planning Commissioners” Academy Planning Commission 101

Role of the Planning Commission

» Creation of Plans and Regulations
» Plan and Regulation Amendment

» Implementation (Project Review and Approval)
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