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LASSEN COUNTY PLANNING COMMISSION 
STAFF REPORT 
September 1, 2020 

 
FILE NUMBER: Use Permit #2020-002 
APPLICANT: 
PROPERTY OWNER: 

Long Valley Charter School 
Fort Sage Unified School District 

TYPE OF APPLICATION:            Use Permit 
GENERAL LOCATION:  The project site is located at 436-965 Susan Drive in 

Doyle, CA 96109 
ASSESSOR'S PARCEL NUMBER: 141-060-35  
PROJECT SITE ZONING: A-1 (General Agricultural District) 
GENERAL PLAN: 
 
APPEAL: 

“Extensive Agriculture” and “Scenic Corridor” land use 
designations in the Lassen County General Plan, 2000 
Board of Supervisors, Lassen County Code Section 
18.112.050, Appeal Period: within 10 days of Planning 
Commission action 

ASSIGNED STAFF: Stefano Richichi, Senior Planner 
________________________________________________________________________   
 
AUTHORITY FOR APPLICATION:  
  
Use Permit Provision, Lassen County Code Chapter 18.112  
Uses Allowed by Use Permit in A-1 District, Lassen County Code Section 18.16.050 
Uses Allowed by Use Permit in R-1 District, Lassen County Code Section 18.22.040 
Nonconforming Buildings and Uses, Lassen County Code Section 18.120.050(6) 
 
Government Code Section 53094(a), which relates to school districts and zoning ordinances 
Government Code Section 53097.3, which relates to charter schools and zoning ordinances 
 
Department of General Services’ Division of the State Architect’s Policy PL17-01: Charter  
Schools Enforcement Jurisdiction 
 
Education Code Section 47610, which relates to charter schools and the California Building  
Standards Code 
  
See the “Regulatory Setting” document attached with this staff report for more information. 
____________________________________________________________      
    
REGULATING AGENCIES:   
Agency        Identified Permits/Approvals 
Planning Commission       Use Permit 
Planning and Building Services      Building Permits, Parking 
Public Works        Encroachment Permit  
Environmental Health       Septic Approval 
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PROJECT DESCRIPTION: Proposal to construct a 6,000-square-foot gymnasium/multipurpose 
building, three 1,152-square-foot modular buildings, a shop, a standalone restroom building, and 
a gravel parking lot to the rear of the property, to resurface and expand the existing paved 
parking lot, and to relocate the existing playground at the Long Valley Charter School site at 
436-965 Susan Drive in Doyle, CA 96109. 
 
Proposed hours of operation are from 7:00 a.m. to 4:00 p.m., Monday through Friday during the 
school year, although on occasion, extracurricular activities (e.g., dances, sporting events) may 
be held which may continue to 11 p.m. in the evening or on the weekend. 
 
The project site is currently occupied by Long Valley Charter School, which serves kindergarten 
through 12th grade, and includes buildings and uses typical to a school, such as classrooms, a 
playground, and other school buildings. 
 
PROJECT SITE CHARACTERISTICS: The project site is currently occupied by Long Valley 
Charter School, which serves kindergarten through 12th grade, and includes buildings and uses 
typical to a school, such as classrooms, a playground, and other school buildings. The project site 
is located at 436-965 Susan Drive in Doyle, CA 96109, approximately one and a half miles north 
of the Town of Doyle, accessible by Old Highway Road and Susan Drive. 
 
ACCESS/REQUIREMENTS: Access to the project site is from Old Highway Road and Susan 
Drive, the former which connects to U.S. Highway 395. 
 
SURROUNDING PROPERTY CHARACTERISTICS: Surrounding properties are all zoned A-1 
and are primarily residential in nature, although some governmental/commercial uses exist to the 
east. All surrounding parcels are part of the Long Valley Creek Subdivision Unit No. 2, recorded 
at Book 8, Page 82 of the Official Records of Lassen County, CA. The U.S. Post Office and 
Doyle Payless Gas Station are east of the project site. See the zoning for surrounding parcels as 
illustrated in Table 1 below: 
 

 Zoning 
(see notes at bottom) 

Parcel Size 
(acres) 

Land Use Designation 
(Lassen County General 

Plan, 2000) 
North 

 
A-1 0.9 “Extensive Agriculture” 

 
East 

 
A-1 0.95 “Extensive Agriculture” 

South 
 

A-1 1.2 “Extensive Agriculture” 

West 
 

A-1 0.93 “Extensive Agriculture” 

 
 
GENERAL PLAN AND ZONING: The subject parcel is zoned A-1 (General Agricultural 
District) and has “Extensive Agriculture” and “Scenic Corridor” land use designations in the 
Lassen County General Plan, 2000. Also see the memorandum to the Technical Advisory 
Committee as it pertains to relevant zoning standards and relevant general plan policies. 
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The Planning Commission will determine whether the proposed project is consistent with the 
Lassen County General Plan, 2000, unless the proposed project is appealed to the Board of 
Supervisors, in which case, said body would determine the above. 
 
LASSEN COUNTY CODE: According to Lassen County Code Section 18.16.050(10), the A-1 
district allows for “[u]ses allowed by use permit in the…R-1 [zoning district]…” by use permit. 
According to Lassen County Code Section 18.22.040(2), the R-1 district allows for “[p]ublic and 
quasi-public uses including…schools” by use permit. Therefore, schools, and related accessory 
buildings such as the current application for a gymnasium and other school-related 
improvements as described above, are allowed by use permit in the A-1 district.  
 
A use permit is not required for the existing school, in accordance with Lassen County Code 
Section 18.120.050(6), because the school was established before a use permit was required; 
however, as detailed above, this proposed expansion requires a use permit. 
 
Lassen County Code Section 18.112.035 et seq. grants the Planning Commission the authority to 
approve, conditionally approve, or deny use permit applications in accordance with the findings 
set forth at Lassen County Code Section 18.112.100, found below: 

 
18.112.035 Planning commission review of applications. 

(b)  If a use permit application is to be considered without a related general plan 
amendment and/or rezone application as described above, the planning commission shall 
have the authority to approve, conditionally approve or deny the use permit application, 
subject to the appeal provisions of this chapter. (Ord. 467-AC § 30, 2003; Ord. 467-H § 
2, 1991). 

 
18.112.100 Mandatory findings. 
The following findings shall be made by the planning commission or board of 
supervisors, as applicable, in conjunction with any other findings which may be 
considered for the approval or denial of a use permit application: 
 
(1) That the project will or will not, under the circumstances of the particular case, be 

detrimental to the health, safety, peace, morals, comfort and general welfare of 
persons residing or working in the neighborhood of such use, nor be detrimental or 
injurious to property and improvements in the neighborhood or to the general 
welfare. 
 

(2) That the project is or is not consistent with the Lassen County general plan, or any 
applicable area plan or resource plan adopted as part of the general plan. (Ord. 
467-H § 2, 1991). 

 
Additional information regarding applicable sections of the Lassen County Code can be found in 
the August 6, 2020, memorandum to the Technical Advisory Committee in this packet. 
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LOCAL GOVERNMENTAL SERVICES:   
 
• Fire protection service is provided by the Doyle Fire Protection District 
• Police protection is provided by the Lassen County Sheriff’s Department 
 
ENVIRONMENTAL DOCUMENT: The Environmental Review Officer of Lassen County has 
determined that this proposal is exempt from the California Environmental Quality Act under 
Section 15061(b)(3) of the 2020 CEQA Guidelines, also known as the “common sense” or 
“general rule” exemption. 
 
FINDINGS and/or RECOMMENDATIONS BY TAC: The Technical Advisory Committee 
(TAC) met on August 6, 2020, and has developed recommended findings and conditions for 
consideration by the Planning Commission. The recommended findings and conditions can be 
found in the attached memos to the TAC. In addition, the recommended conditions can be found 
in Exhibit “A” of a draft resolution of approval that is included in this packet. 
 
FINDINGS and/or RECOMMENDATIONS BY ENVIRONMENTAL HEALTH: Although the 
Environmental Health Department did not submit findings or conditions for this project, said 
department did submit recommendations to the Planning Commission on August 17, 2020. Said 
recommendations have been attached with this packet, and are incorporated into the draft 
conditions of approval. 
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Regulatory Setting (Attachment for Use Permit #2020-002,  
Long Valley Charter School Staff Report) 

 
The purpose of this section is to establish that the Long Valley Charter School is required to 
secure the use permit described in the preceding staff report, as well as any building permit(s) 
through the Lassen County Department of Planning and Building Services. In addition, this 
section establishes that the proposed project is not subject to Section 21151.8 of the Public 
Resources Code, Section 15186 of the California Environmental Quality Act (CEQA) 
Guidelines, or Title 5 of the California Code of Regulations. 
 
Government Code Section 53091(a) states, “Each local agency shall comply with all applicable 
building ordinances and zoning ordinances of the county or city in which the territory of the local 
agency is situated. Government Code Section 53090 defines a “local agency” as “an agency of 
the state for the local performance of governmental or proprietary function within limited 
boundaries. City of Santa Clara v. Santa Clara Unified School District (1971) 22 Cal.App.3d 
152 recognized school districts as “local agencies.” 
 
Government Code Section 53094(a) states, “Notwithstanding any other provision of this article, 
this article does not require a school district to comply with the zoning ordinances of a county or 
city unless the zoning ordinance makes provision for the location of public schools and unless 
the city or county has adopted a general plan.” Lassen County has both a zoning ordinance that 
addresses the location of public schools and has adopted a general plan. In light of the section 
immediately above, then, school districts must comply with Lassen County’s zoning ordinance.  
 
However, Government Code Section 53094(b) states, “Notwithstanding subdivision (a), the 
governing board of a school district, that has complied with the requirements of Section 65352.2 
of this code and Section 21151.2 of the Public Resources Code, by a vote of two-thirds of its 
members, may render a city or county zoning ordinance inapplicable to a proposed use of 
property by the school district. The governing board of the school district may not take this 
action when the proposed use of the property by the school district is for nonclassroom facilities, 
including, but not limited to, warehouses, administrative buildings, and automotive storage and 
repair buildings.” Therefore, so long as the governing board of a school district has complied 
with the above sections, it may (by a two-thirds vote) override Lassen County’s zoning 
ordinance (Government Code Section 53094(b) is referred to below as the “override provision”). 
 
Government Code Section 53097.3 states, “Notwithstanding any other provision in this article, 
no school district may render a city or county ordinance inapplicable to a charter school facility 
pursuant to this article, unless the facility is physically located within the geographical 
jurisdiction of that school district.” Implicit to the above section is that only a school district, and 
not a charter school itself, may use the override provision. San Jose Unified School District et al. 
v. Santa Clara County Office of Education, et al. (2016) 7 Cal.App.5th 967 reaffirms the 
interpretation that only school districts may use the override provision. Therefore, despite the 
override provision found at Government Code Section 53094(b), only the governing board of a 
school district (and not a charter school) may exempt itself from the zoning provisions. 
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The applicant has not provided any indication that the governing board of the pertinent school 
district (Fort Sage Unified School District) has exempted the proposed charter school from 
Lassen County’s zoning ordinance. For these reasons, the proposed use permit application is 
subject to Lassen County’s zoning ordinance, and by extension is subject to California 
Environmental Quality Act (CEQA) review with Lassen County as the “lead agency” as defined 
by Public Resources Code Section 21067.1 
  
Furthermore, Education Code Section 47610 states, “A charter school shall comply with this part 
and all of the provisions set forth in its charter, but is otherwise exempt from the laws governing 
school districts, except for… [t]he California Building Standards Code… as adopted and 
enforced by the local building enforcement agency with jurisdiction over the area in which the 
charter school is located.” Therefore, charter schools must comply with the California Building 
Standards Code as enforced by Lassen County. Although there are exceptions to the above 
requirement found at Education Code Section 47610.5, neither exception applies.2 
 
This interpretation is also consistent with the California Department of General Services’ 
Division of the State Architect’s (DSA) Policy PL 17-01: Charter Schools Enforcement 
Jurisdiction, which states that if the project will not be funded by the Charter School Facilities 
Program, the project must be submitted to either DSA for plan review and construction oversight 
or the local building enforcement agency with jurisdiction over the area in which the charter 
school is located. For the above reasons, the applicant must also secure all necessary building 
permits for the charter school through the Lassen County Department of Planning and Building 
Services. 
 
Section 21151.8 of the Public Resources Code, Section 15186 of the CEQA Guidelines, and 
Title 5 of the California Code of Regulations together relate environmental and construction 
standards for school projects in California. Furthermore, Section 21151.8 of the Public 
Resources Code and Section 15186 of the CEQA Guidelines pertain to the preparation of 
environmental documents under CEQA for school projects that are being constructed by school 
districts. However, the proposed project is being built by the charter school, not the Fort Sage 
Unified School District,3 and said section relate specifically to environmental documents for 

                                                 
1 However, the Environmental Review Officer has determined that the proposed project is exempt under Section 
15061(b)(3) of the 2020 CEQA Guidelines. 
 
2 Said section states that a charter school facility is exempt from Education Code Section 47610(d) if either of the 
following conditions apply: 
 

1. The charter school complies with Article 3 (commencing with Section 17280) and Article 6 (commencing 
with Section 17365) of Chapter 3 of Part 10.5. 

 
2. The charter school facility is exclusively owned or controlled by an entity that is not subject to the 

California Building Standards Code, including, but not limited to, the federal government. 
 

The applicant has not submitted any information that would indicate that the charter school complies with Articles 3 
and 6 of Chapter 3 of Part 10.5 of the Education Code nor is owned by or controlled by an entity that is not subject 
to the California Building Standards Code, including but not limited to, the federal government.  
 
3 According to the email from Project Agent Nick Trover, dated April 10, 2020. 
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school projects; in this case, the Environmental Review Officer recommends that the project be 
found exempt from CEQA under Section 15061(b)(3) of the 2020 CEQA Guidelines. 
 
In addition, Assistant Director Fred Yeager of the California Department of Education’s School 
Facilities and Transportation Services Division, in his email to Associate Planner Stefano 
Richichi dated February 28, 2019, confirmed that charter schools are “not required to follow 
California Code of Regulations Title 5… regarding school site and design standards.” 
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RESOLUTION NO. ________ 
 
 

RESOLUTION OF THE LASSEN COUNTY PLANNING COMMISSION APPROVING  
USE PERMIT # 2020-002, LONG VALLEY CHARTER SCHOOL 

 
  WHEREAS, the Planning Commission of Lassen County, after due notice and a 
public hearing conducted September 1, 2020, has considered Use Permit Application #2020-002, 
filed by Long Valley Charter School, to construct an approximately 6,000-square-foot 
gymnasium/multipurpose building, three 1,152-square-foot modular buildings, a shop, a standalone 
restroom building, and a gravel parking lot to the rear of the property, to resurface and expand the 
existing paved parking lot, and to relocate the existing playground at the Long Valley Charter School 
site at 436-965 Susan Drive in Doyle, CA 96109 (APN: 141-060-35); and 
 
 WHEREAS, proposed hours of operation are from 7:00 a.m. to 4:00 p.m., Monday through 
Friday during the school year, although on occasion, extracurricular activities (e.g., dances, sporting 
events) may be held which may continue to 11 p.m. in the evening or on the weekend; and 
 

WHEREAS, the project site is currently occupied by Long Valley Charter School, which 
serves kindergarten through 12th grade, and includes buildings and uses typical to a school, such as 
classrooms, a playground, and other school buildings; and 
 
 WHEREAS, Lassen County Code Section 18.112.100 sets forth mandatory findings that the 
Lassen County Planning Commission must make when considering a use permit application; and 
 
 WHEREAS, relevant sections of the Government Code and Education Code, as well as 
policies from the Department of General Services’ Division of the State Architect, give Lassen 
County the authority to process this use permit application for the above proposed improvements 
(said sections can be found in the document titled “Regulatory Setting” attached with the staff report 
for this project); and 
 

WHEREAS, the Environmental Review Officer has determined that this proposal is exempt 
from the California Environmental Quality Act under Section 15061(b)(3) of the 2020 CEQA 
Guidelines. 
 
NOW, THEREFORE, BE IT RESOLVED AS FOLLOWS: 
 

1. The foregoing recitals are true and correct. 
 

2. The Planning Commission finds as follows: 
 

a. That the proposed project is consistent with the Lassen County General Plan, 
2000, Lassen County Code Chapter 18.16, and the provisions of Lassen County 
Code Chapter 18.112, which establishes the regulations regarding the issuance of 
Use Permits. 
 

b. That the project, as conditioned, will not, under the circumstances of the 
particular case, be detrimental to the health, safety, peace, morals, comfort, and 
general welfare of persons residing or working in the neighborhood of such use, 
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RESOLUTION NO.________ 

nor be detrimental or injurious to property and improvements in the neighborhood 
or to the general welfare. 

 
3. The Lassen County Planning Commission hereby adopts the Technical Advisory 

Committee’s findings, contained in the Planning Commission staff report. 
 
4. The Planning Commission hereby concurs with the Environmental Review Officer 

that the project qualifies for an exemption, pursuant to Section 15061(b)(3) of the 
2020 CEQA Guidelines. 

 
5. The Planning Commission hereby approves Use Permit # 2020-002, subject to the 

conditions of approval set forth in Exhibit “A” attached hereto.   
 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the County of 
Lassen, State of California, on the 1st day of September, 2020, by the following vote: 
 
 
AYES: _________________________________________________________________                                                     
 
NOES: _________________________________________________________________                                          
 
ABSTAIN: _________________________________________________________________                                          
 
ABSENT: _________________________________________________________________                                              
 

 
_________________________________________ 
Chairman 
Lassen County Planning Commission 

 
ATTEST: 
 
 
_______________________ 
Maurice L. Anderson, Secretary 
Lassen County Planning Commission 
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RESOLUTION NO.________ 

EXHIBIT “A” 
 

CONDITIONS OF APPROVAL 
USE PERMIT #2020-002 

     
1. Noncompliance with any of the following use permit conditions shall constitute grounds 

for revocation of the use permit (pursuant to Lassen County Code Section 18.112.060). 
 

2. The Use Permit shall be granted for the use as approved by the Planning Commission.  
Substantial revisions and/or expansions of the project will require a new Use Permit, 
subject to the approval of the Planning Commission. 

 
Pre-operational Conditions 

(Must be satisfied before issuance of the Authorization to Operate) 
 

3. The applicant shall obtain all necessary building permits from the Lassen County 
Department of Planning and Building Services before the commencement of 
construction, and all related development must pass a final inspection before issuance of 
the Authorization to Operate. 

 
4. All lighting, exterior and interior, shall be designed and located so as to confine direct 

lighting to the premises. A light source shall not shine upon or illuminate directly on any 
surface other than the area required to be lighted. No lighting shall be of the type or in a 
location so as to constitute a hazard to vehicular traffic, either on private property or on 
abutting streets.  
 

5. The applicant shall provide at least 42 parking spaces for automobiles. 
 
6. The applicant shall install a bicycle rack for bicycle parking near the entrance of the 

school to the satisfaction of the Department of Planning and Building Services. 
 
7. The applicant shall obtain an encroachment permit from the Lassen County Public Works 

Department/Road Division for access off Susan Drive, County Road LVC-01 and/or 
Lasater Court, County Road LVC-02. 

 
8. A qualified professional (professional engineer, professional geologist, soil scientist or 

REHS) shall evaluate the existing septic system and oversee any design of or expansion 
of the current septic system. If an expansion of the current septic system is needed (based 
on the evaluation of the qualified professional), septic system plans and an application 
must be submitted to the Environmental Health Department for an evaluation and 
approval prior to the construction or expansion of the current septic system. If the 
existing septic system does not require any expansion (based on the evaluation of the 
qualified professional), the qualified professional must submit a signed statement to the 
Environmental Health Department attesting to his/her determination and finding.  
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RESOLUTION NO.________ 

Operational Conditions 
(Must be satisfied during operation of the Use Permit) 

 
9. All lighting, exterior and interior, shall be designed and located so as to confine direct 

lighting to the premises. A light source shall not shine upon or illuminate directly on any 
surface other than the area required to be lighted. No lighting shall be of the type or in a 
location so as to constitute a hazard to vehicular traffic, either on private property or on 
abutting streets.  

 
10. The school shall normally operate from 7:00 a.m. to 4:00 p.m., Monday through Friday. 

On occasion, extracurricular activities may be held during evenings and on the weekend 
until 11 p.m. 

 
11. The applicant shall maintain the bicycle rack for bicycle parking. 
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RESOLUTION NO. ________ 
 
 

RESOLUTION OF THE LASSEN COUNTY PLANNING COMMISSION DISAPPROVING  
USE PERMIT # 2020-002, LONG VALLEY CHARTER SCHOOL 

 
  WHEREAS, the Planning Commission of Lassen County, after due notice and a 
public hearing conducted September 1, 2020, has considered Use Permit Application #2020-002, 
filed by Long Valley Charter School, to construct an approximately 6,000-square-foot 
gymnasium/multipurpose building, three 1,152-square-foot modular buildings, a shop, a 
standalone restroom building, and a gravel parking lot to the rear of the property, to resurface 
and expand the existing paved parking lot, and to relocate the existing playground at the Long 
Valley Charter School site at 436-965 Susan Drive in Doyle, CA 96109 (APN: 141-060-35); and 
 
 WHEREAS, proposed hours of operation are from 7:00 a.m. to 4:00 p.m., Monday 
through Friday during the school year, although on occasion, extracurricular activities (e.g., 
dances, sporting events) may be held which may continue to 11 p.m. in the evening or on the 
weekend; and 
 

WHEREAS, the project site is currently occupied by Long Valley Charter School, which 
serves kindergarten through 12th grade, and includes buildings and uses typical to a school, such 
as classrooms, a playground, and other school buildings; and 
 
 WHEREAS, Lassen County Code Section 18.112.100 sets forth mandatory findings that 
the Lassen County Planning Commission must make when considering a use permit application; 
and 
 
 WHEREAS, relevant sections of the Government Code and Education Code, as well as 
policies from the Department of General Services’ Division of the State Architect, give Lassen 
County the authority to process this use permit application for the above proposed improvements 
(said sections can be found in the document titled “Regulatory Setting” attached with the staff 
report for this project); and 
 

WHEREAS, the California Environmental Quality Act does not apply to projects which a 
public agency rejects or disapproves, pursuant to Sections 15061(4) and 15270(a) of the 
Guidelines. 
 
NOW, THEREFORE, BE IT RESOLVED AS FOLLOWS: 
 

1. The foregoing recitals are true and correct. 
 
2. The Planning Commission finds as follows: 

 
a. That the proposed project is not consistent with the Lassen County General 

Plan, 2000, Lassen County Code Chapter 18.16, and the provisions of Lassen 
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RESOLUTION NO.________ 

County Code Chapter 18.112, which establishes the regulations regarding the 
issuance of Use Permits. 
 

b. That the project will, under the circumstances of the particular case, be 
detrimental to the health, safety, peace, morals, comfort, and general welfare 
of persons residing or working in the neighborhood of such use, and/or be 
detrimental or injurious to property and improvements in the neighborhood or 
to the general welfare. 

 
3. The Planning Commission hereby disapproves Use Permit # 2020-002.  

 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the County of 
Lassen, State of California, on the 1st day of September, 2020, by the following vote: 
 
 
AYES: _________________________________________________________________                                                     
 
NOES: _________________________________________________________________                                          
 
ABSTAIN: _________________________________________________________________                                          
 
ABSENT: _________________________________________________________________                                              
 

 
_________________________________________ 
Chairman 
Lassen County Planning Commission 

 
ATTEST: 
 
 
_______________________ 
Maurice L. Anderson, Secretary 
Lassen County Planning Commission 
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TECHNICAL ADVISORY COMMITTEE 
RECOMMENDED FINDINGS AND CONDITIONS 

August 6, 2020 
Use Permit File #2020-002, Long Valley Charter School 

  
 Use Permits: 
 
   County Planning Director 
 

 County Public Works Director (not present, provided a findings and 
condition) 

 
   County Surveyor (present, provided findings but no conditions) 
 

 County Sanitarian (present, no findings or conditions until after TAC 
meeting) 

 
   County Fire Warden (not present, no findings or conditions) 
 
   County Assessor (present, no findings or conditions) 
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