
IMPORTANT NOTICE REGARDING 
Planning Commission Meetings 

This meeting is being conducted utilizing teleconferencing and electronic means consistent with 
State of California Executive Order N-29-20 dated March 17, 2020, regarding the COVID-19 
pandemic. In accordance with Executive Order N-29-20, the public may only view the meeting 
online and not in the Commission Chamber. 

Submission of Public Comments: Members of the public may give their comments verbally during 
the meeting or by submitting comments by email or hard copy prior to the meeting. Email 
comments must be submitted to the City Planner a jlucchesi@mtshastaca.gov. All email comments 
must be submitted by 4 P.M. Pacific Time on the day of the meeting. All email comments shall be 
subject to the same rules as would otherwise govern speaker comments at the Commission 
meeting. Hard copies should be dropped off or mailed to City Hall, 305 N Mt. Shasta Blvd. Mt. 
Shasta, CA 96067 Attn: Juliana Lucchesi or Planning Department. 

Reading of Public Comments: The City Planner shall read all email comments which directly 
request to be read, provided that the reading shall not exceed three (3) minutes, or such other time 
as the Commission may provide, consistent with the time limit for speakers at a Commission 
meeting. The email comments submitted shall become part of the record of the Commission 
meeting. 

Comments made in the chat will not be read during public comment. 
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Page     STANDING AGENDA ITEMS 

1. Call to Order and Flag Salute

2. Roll call

3. Public Comment:
This time is set aside for residents to address the Planning Commission on matters
listed on items not included on the Regular Agenda. If your comments concern an
agenda item noted on the regular agenda, please address the Commission when that
item is open for public comment. Each speaker is allocated three (3) minutes
to speak. Speakers may not cede their time. Comments should be limited to matters
within the jurisdiction of the City. Commission discussion or action cannot be taken
on items not listed on the agenda other than to receive comments.

4. Meeting Minutes

a. Approval of Regular Planning Commission Meeting Minutes for January 19, 2021

5. Planning Commission Chair and Vice-Chair Appointments

Background: The Planning Commission appoint a member of the Commission to Chair
and Vice-Chair for one calendar year. The Chair runs meetings and assists with agenda
setting. The Vice-Cahir fills in for the Chair when they are unavailable.

Action: Appoint or Reappoint Chair and Vice-Chair positions for a term of February
2021 to February 2022.

6. Architectural Design Application: Cypress Springhill

Background: The City of Mt. Shasta received an Architectural Design Application for a
new cannabis cultivation, manufacturing, and distribution facility on a 4.9 acre vacant
parcel (APN 057-771-030) in the northwestern corner of City Limits. The City
proposes to apply a Class 3 California Environmental Quality Act exemption for this
project.

Recommended Action: Motion to approve PCR 21-01 “A Resolution of the Planning
Commission of the City of Mt. Shasta Approving the Architectural Design Application
with Condition and Adoption of California Environmental Quality Act Class 3
Exemption for the Cypress Springhill Project”

Mt. Shasta Regular Planning Commission Meeting Agenda 
T u e s d a y , February 16, 2021; 6:00 p.m. 

Please note that this meeting is being agendized to allow Commissioners, Staff, and the public to 
participate in this meeting via ZOOM, pursuant to the Governor’s Executive Order N-29-20. 

Members of the public may remotely listen to and participate in the meeting via the information 
below: 

https://us02web.zoom.us/j/88197389461 

Or Telephone: 
+1 669 900 6833  or +1 253 215 8782

Webinar ID: 881 9738 9461 
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7. Architectural Design Application: Starbucks Renovation
Background: The City of Mt. Shasta received an Architectural Design Application for 
renovations to an existing fast food building on 301 W. Lake St. (APN 057-241-490). The 
renovations would include a complete façade replacement, removal of outdoor 
refrigeration units and replacement with and outdoor eating area, and redesign of the 
drive-thru and parking area. The City proposes to apply a Class 11 California 
Environmental Quality Act exemption for this project.

Recommended Action: Motion to approve PCR 21-02 “A Resolution of the Planning 
Commission of the City of Mt. Shasta approving the architectural design application with 
conditions and adoption of California Environmental Quality Act class 11 exemption for 
the Starbucks renovation project”

8. Short-Term Rental Ordinance

Background: The Planning Commission has initiated the process of drafting a Short-
term Rental Ordinance and possibly amending the existing zoning regulations. This item
will include a review and possible action on proposed Chapter 5.50 “Short-term
rentals” and the prohibition of short-term rentals in R1 zoning.

Action: Motion to approve proposed Chapter 5.50 Short-term Rental Ordinance and
rescinding of Section 18.16.040 Short-term rentals prohibited in R-1 zone” for City
Council consideration”

9. Commission and Staff Comment

10. Future Agenda Items – Future items are topics brought to the Planning Commission
from a public petition, city staff, Planning Commission member(s), and City Council for
review and action. All dates refer to first introductions to the Planning Commission and
can be altered due to time and priority level. Items that are bolded correlate with
the General Plan Revision Process

a. Urban Design Workshop – 2/25/2021
b. Land Use Element Draft and Land Use Map Presentation – 3/16/2021
c. Water Resource Element – 3/16/2021
d. Transportation Study Work Update – 3/16/2021
e. General Plan 2045 Draft – 4/20/2021
f. City Street Tree Guide Update – 6/18/2021

11. Adjourn – Next meeting scheduled for Tuesday, March 16, 2021 at 6 P.M.

Availability of Public Records:  All public records related to an open session item on 
this agenda, which are not exempt from disclosure pursuant to the California Public 
Records Act, that are distributed to a majority of the legislative body will be available 
for public inspection at City Hall located at 305 North Mt. Shasta Blvd., Mt. Shasta, 
CA at the same time the public records are distributed or made available to the 
members of the legislative body. Agenda related writings or documents provided to 
a majority of the legislative body after distribution of the Agenda packet will be 
available for public review within a separate binder at City Hall at the same time as 
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they are made available to the members of the legislative body. 
The  City of Mt. Shasta  does  not  discriminate on the  basis of race, color, national 
origin,  sex, religion,  age or disability in  employment or provision of  services.   In 
compliance with the Americans with Disabilities Act, persons requiring 
accommodations for a disability at a public meeting should notify the Deputy City 
Clerk at least 48 hours prior to the meeting at (530) 926-7510 in order to allow the 
City sufficient time to make reasonable arrangements to accommodate participation 
in this meeting. 

Any writings or documents provided to a majority of the Planning Commission after 
distribution of the meeting Agenda Packet regarding any open session item on this agenda will 
be made available for public inspection during normal business hours within the binder 
entitled “Agenda Packet for Front Counter” located at City Hall at the desk on the right-hand 
side inside the front door. 
Projects heard at this Planning Commission meeting may be subject to appeal.  Please contact 
the Planning Department for information.  Appeals must be submitted to the City Clerk’s 
office together with the appeal fee.  If you challenge the environmental review of the project 
proposal in court, you may be limited to raising only those issues raised at the public hearing 
or in written correspondence delivered to the Planning Department on, or prior to, closing 
of the public comment period. 

City of Mt. Shasta Regular Planning Commission 
Meeting February 16, 2021

4



Item     STANDING AGENDA ITEMS 

1. Call to Order and Flag Salute – Chair Findling called to order at 6:00PM

2. Roll call
Present: Chair Findling  and Commissioners Kirby, McDowell, Beck, Higuera, and Pardee
Absent: Commissioner Saryon 

3. Public Comment:

Raven Stevens: Comments regarding Zoom attendees seeing each other on the attendee list.

4. Meeting Minutes:

Meeting Minutes for Regular Meeting December 15, 2020

COMMISSION ACTION: Motion to approve meeting minutes as submitted
MOTION: Commissioner Higuera
SECOND: Commissioner Beck
AYES: Chair Findling  and Commissioners McDowell, Kirby, Beck, Higuera, and Pardee
NOES:
ABSENT: Commissioner Saryon
ABSTAIN:

5. General Plan 2045: Introduction and Land Use Element Draft

City Staff: Presentation of Introduction and proposed Land Use Designations

Clarifying questions. Planning Commission request for guiding principle related to sustainable
economy

Public Comment:
Raven Stevens: Comments in favor of proposed land use designations. Concern over houses zoned
next to Crystal Geyser and industrial uses back in the day. Schools near industrial areas have
caused issues for neighbors. Supports rezoning Nest for residential. Comments about downtown
business space rents that discourage use. In favor of townhomes and higher density
Public comment Closed

Questions on annexation process and policies.

COMMISSION ACTION: Discussion and information only.

6. Commission and Staff Comments

Commissioner Higuera: Graffiti on Taco Bell and Rite Aid need to be addressed. Litter is an issue 
for fast food areas and need for fee to pay for cleanup efforts. Comment on Sphere of Influence 
residents involvement on City Council. 

Mt. Shasta Regular Planning Commission Special Meeting Minutes 
C i t y  P a r k  U p p e r  L o d g e  1 3 1 5  N i x o n  R d .
M t .  S h a s t a  Tuesday, January 19, 2021; 6:00 p.m. 
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Commissioner Pardee: Would like a letter sent to Valero that the Flowing Pear Trees should not 
be trimmed this spring. 

Commissioner Beck: Comments regrading public health reporting if businesses are not using masks. 
Does not want to report to ABC and public health himself. 

 7. Future Agenda Items – Future items are topics brought to the Planning Commission from a public 
petition, city staff, Planning Commission member(s), and City Council for review and action. All dates 
refer to first introductions to the Planning Commission and can be altered due to time and priority 
level. Items that are bolded correlate with the General Plan Revision Process 

 
a. Planning Training Workshop - TBD 
b. Planning Commission Chair and Vice-Chair Appointments – 2/16/2021 

Outdoor Dining Long-Term Plan – 3/16/2021 
 
8. Adjourn – Adjourned at 8:28 P.M. 
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Agenda Item # 6 

Staff Report 

Meeting Date: February 16, 2021 

To: Planning Commission 

From: Planning Department 

Subject:     Cypress Springhill Architectural Design Application 

Recommended Action: 

Motion to approve PCR 21-01 “A Resolution of the Planning Commission of 
the City of Mt. Shasta Approving the Architectural Design Application with 
Condition and Adoption of California Environmental Quality Act Class 3 
Exemption for the Cypress Springhill Project” 

Summary: 

The City of Mt. Shasta received an Architectural Design Application from JAM Group 
Management, LLC. for a new cannabis cultivation, manufacturing, and distribution facility on a 4.9 
acre vacant parcel (APN 057-771-030) in the northwestern corner of City Limits. The project 
site is located on the westside of Springhill Road across from Black Butte Transfer Station and 
directly east of Interstate 5. The proposed project is 1,440 square feet in building size and would 
occupy 0.75 acres with a 6 space parking lot and landscaped areas. The facility will be used as a 
cannabis cultivation, manufacturing, and distribution facility with 3 employees and will not use 
hazardous materials.  

Project Description: 

The proposed project is for a 1,1440 square foot cannabis cultivation, manufacturing, and 
distribution facility with supporting parking and landscaped areas.  The proposed development is 
relatively limited in size and scale compared with adjacent developments. The proposed project 
includes a small building, water storage tank, paved entrance, parking lot and underground water 
and wastewater infrastructure to serve the new building. Existing vegetation is limited due to 
previous uses. Minor grading will occur for building construction and for site landscaping 
purposes, estimated at less than 0.75 acres of ground disturbance. The remainder of the site will 
remain as existing. 

The project is not within 500 feet of City water or wastewater service; therefore, the project is 
not required to extend the wastewater mainline or connect to City services. The project will 
install onsite treatment of wastewater and install a well for water service. Siskiyou County will 
be the permitting agency for the onsite wastewater processing and well installation with the City 
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Public Works Department. The project will also not result in the expansion of the main electrical 
service. 

The main hours of operation are 9:00 a.m. - 5:30 p.m. every day of the week. Management may 
be on-site other than standard business hours. The facility would house 3 full time employees. 
The facility would not store or use hazardous materials that would require a hazardous materials 
plan, reporting or other State requirements. 

The project site is zoned Employment Center (EC) which is intended to replace the conventional 
"industrial" zoning districts used in older zoning regulations. Businesses permitted within EC do 
not rely on regular customer traffic and produces products or services for export outside of the 
City. The proposed use is considered a use by right in EC zoning.  

Project Location: 

The Project is located within the City of Mt. Shasta on the west side of Springhill Road, generally 
east of Interstate 5 (I-5), south/southeast of Black Butte Transfer Station, and north/northeast of 
Blue Star Gas Facility in Section 6, Township 40 North, Range 4 West of the U.S. Geological 
Survey (USGS) City of Mount Shasta quadrangle. Latitude: 41° 20' 52.7" N; Longitude: 122° 20' 
42.4" W. 

Assessor’s Parcel Number: 057-771-030 

Surrounding Conditions & Uses: 

Development to the north includes a vacant parcel owned by Southern Oregon Ready Mix and 
the Black Butte Transfer Station, which are located outside of the Mount Shasta City limits. The 
Southern Oregon Ready Mix property, located directly to the north of the subject property, has 
been cleared, graded, and filled with significant import material from a major State Highway 
transportation project. It is currently being rezoned to light industrial with Siskiyou County. No 
buildings exist on this property. The Black Butte Transfer Station entrance is located about 500 
feet southeast of the subject property. This heavy industrial facility was previously an open landfill 
site that has been cleaned up, lined, and closed. Now the property consists of a large refuse 
disposal and transfer building with a small administration building, heavy equipment, tractor 
trailers and commercial traffic, recycling stations and biodegradable refuse dumping sites. The 
transfer station building is located approximately 1,250 feet southeast from the proposed building 
site.  

Development to the south includes the Blue Star Gas Liquefied Propane Gas (LPG) facility. There 
are LPG storage tanks, LPG filling station, a facilities and maintenance yard and administration 
building with service and sales staff. Delivery truck and employee traffic utilize the property on a 
daily basis. Just south of the Blue Star Gas property is the main entrance to the Sousa Ready Mix 
Quarry. A small administration building and scales exist on the property approximately 1,500 feet 
east of the proposed building site. The quarry facility provides sand and gravel to the ready mix 
concrete facility across the freeway. This heavy industrial facility utilizes heavy equipment for rock 
excavation, multiple crushing and screening plants, aggregate storage, and a commercial yard for 
commercial sales to the public. To the west of the subject property is Interstate 5. Residential 
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properties exist approximately 1,000 feet or more west of the proposed building site and beyond 
Interstate 5 along Summit Drive. The development is located north of the Interstate 5 Abrams 
Lake Road freeway interchange.  

Environmental Review: 

The proposed project is eligible for an exemption from the requirements of the California 
Environmental Quality Act (CEQA) under CEQA Guidelines Section 15303, Categorical 
Exemption Class 3 (New Construction or Conversion of Small Structures).  This exemption from 
CEQA is provided for “construction and location of limited numbers of new, small facilities or 
structures.”  The exemption class includes commercial structures that are not larger than 2,500 
square feet and that do not involve the use of significant amounts of hazardous substances. 

As noted above, the proposed building size is 1,440 square feet, and the facility would not store 
or use hazardous materials in sufficient quantity as to require submittal of a hazardous materials 
plan, hazardous material reporting or compliance with hazardous waste generator 
requirements.  Operation of cultivation and manufacturing indoors and without customer traffic, 
and mandatory compliance with MSMC Chapter 15.80 (Cannabis Industry Licenses and 
Standards), would ensure minimal impacts of the project would occur with respect to light and 
glare, traffic, and odors.  Extension of water, wastewater treatment, and storm drainage 
infrastructure to serve the building would not be required.  Rather, water would be provided 
from an on-site well, wastewater treatment would occur on-site, and stormwater runoff would 
be detained and treated on-site at volumes that would meet or exceed pre-project volumes.  The 
project will not result in the expansion of the main electrical service. 

Timeline: 

The City received the Architectural Design Application and payment in November 2020. City 
Staff reviewed the application and deemed complete shortly after application submission. TRC 
Solutions, Inc. and the Planning Department reviewed the project for CEQA Compliance, 
subsequently resulting in a Categorical Exemption. The City scheduled the item for Planning 
Commission discussion and action. 

Post Planning Commission meeting the Applicant will submit a Building Permit Application and 
work with Public Works, Fire, and Building to complete plans. The proposed project would begin 
construction in Summer of 2021.  

Review of Public & Outside Agency Comment: 

The proposed project is not subject to noticing of surrounding property owners, general 
newspapers, or additional agency review. Siskiyou County is the only outside agency working in 
tandem with the City’s Public Works Department to permit the wastewater and water system.  

Analysis & Findings: 

The Architectural Design review is a discretionary process for all new and significantly renovated 
commercial and multi-unit residential developments. The purpose of the review is to ensure the 
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proposed project is cohesive with the surrounding area. The proposed architectural design 
application may be approved by Planning Commission if the following findings are made:    

a. The proposed building and site plan are consistent with the photographic
examples shown in the guidelines of acceptable styles, elements, themes, materials,
massing, detailing, landscaping, and relationships to street frontages and abutting
properties.

Facts supporting Finding: The proposed building is oriented with its entrance and office 
windows located at the front of the building toward Spring Hill Road. This orientation helps to 
promote a strong connection to the street and additionally provides views of Mt Shasta from the 
office area. Heat pump compressors and other mechanical equipment installed on the exterior 
of the building will be located behind the building and will be screened from public view by the 
building itself and by the existing earthen berms and vegetation which surround much of the site. 
The proposed design for the building’s roof is a pitched roof with architectural composition 
roofing. The roofing color has been chosen to complement the proposed paint colors and would 
not create glare.  

The development is small in scale compared to the buildable site and more than 25 percent of 
the paved surfaces is provided on-site for snow storage along the edge of the parking lot and 
drive aisle. The property is naturally permeable and well drained. Roof drains will be disconnected 
from underground structures and directed into landscaped areas and/or drainage swales. We 
anticipate that a detention, or possibly a retention pond will be provided at the natural low point 
on the property to ensure that storm water runoff is maintained below the calculated existing 
condition following development of this facility. Site lighting for building security and to meet the 
minimum illumination requirements will be provided. Proposed light fixtures anticipated are 
energy efficient LED directional wall packs. All exterior lighting will be directed downward and 
shielded from adjacent properties by the building or topography. Building visibility from adjacent 
properties or the public right of ways is very limited by existing topography. 

Landscaping will be limited to around the building and along the property frontage near the 
building. Landscaping concepts around the building include xeriscaping with native vegetation 
intermixed around the main entrance and parking sides. Existing earthen berms along Spring Hill 
Drive will be modified and utilized where possible to improve the site aesthetic and to maintain 
screening of the property from Spring Hill Drive.  

Existing vegetation is limited on the subject property due to previous grading activity. Site soils 
have a relatively high permeability and drought tolerant native grasses not requiring irrigation will 
be utilized where possible to stabilize disturbed surfaces around the building following 
construction. The parcel has been cleared for the most part, with manzanita being the primary 
vegetation that remains. Very few conifer trees exist on the property and it is the Applicant’s 
intent to configure development activities to preserve existing conifer trees where possible. 
Native conifers primarily exist within the City right of way and at the northwest parcel corner 
on a small hill that will not be developed. The lack of manzanita and brush fields provides 
significant facility protection from wildfire risk and landscaping concepts will further minimize new 
ground fuels and wildfire risk where possible.  
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The proposed design would meet this finding without conditions of approval. 

b. The design of the proposed building or structure includes universally acceptable
wall materials, or alternative treatments for panelized or prefabricated structures,
identified in the guidelines under Color/Materials.

Facts supporting Finding: The building design uses horizontal fiber cement lap siding with a 
neutral main paint color and accent materials which blend with the natural surroundings. All 
building elevations visible from Spring Hill Road, including the front and both sides of the building, 
use ledgestone style stone veneer accent materials to enhance the building appearance. The stone 
veneer color was selected to closely resemble natural stones found in the region while 
complementing the building paint color scheme. The proposed covered entry to the building 
features a wood timber truss, wood beams, 2x6 roof decking and wood posts. The pedestals 
supporting the wood posts are finished with stone veneer. Decorative steel hardware at the 
wood framing member connections will have a black powder coat finish. The proposed design 
would meet this finding without conditions of approval. 

The proposed design would meet this finding without conditions of approval. 

c. Roof design includes appropriate detail to match the surrounding structures, does
not create glare, and is complementary in color to the building.

Facts support Finding: As discussion in Finding A, the proposed design for the building’s roof is 
a pitched roof with architectural composition roofing. The roofing color has been chosen to 
complement the proposed paint colors and would not create glare. The pitch of the roof matches 
photographic examples in the 2010 Architectural Design Guidelines. The proposed design would 
meet this finding without conditions of approval. 

d. Design of the structure is sufficient to prevent vibrations or noise from sources
internal to the structure from being detected at the property lines.

Facts supporting Findings: The proposed design would prevent vibrations or noise from internal 
sources that could be detected at the property lines with no additional conditions. The application 
of state and local codes would ensure that this finding is met and maintained. The proposed design 
would meet this finding without conditions of approval. 

e. The proposed color scheme is consistent with the preferences identified in the
guidelines under Color/Materials. The base color is a neutral color and the trim color
accents or contrasts the base color.

Facts supporting Findings: The proposed color scheme is consistent with the colors and 
materials in the 2010 Architectural Design Guidelines. Main Body Paint: Benjamin Moore 509 
Cypress Green; Trim Paint: Benjamin Moore 1493 Morning Dew; Accent Paint: Benjamin Moore 
1484 Ashwood Moss are all natural oriented colors that meet the finding (Attachment 2, Page 8). 

f. The site plan demonstrates both motorized and non-motorized connectivity from
the public right-of-way to the buildings and other site amenities.
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Facts supporting Finding: Although pedestrian amenities are encouraged and often required in 
Mt. Shasta, this facility does not propose a pedestrian path from the public right of way to the 
building because the facility is not open to the public. There are additional security requirements 
associated with this facility and there are no pedestrian facilities or destinations located within 
1000 feet of the development, which underscores our request to defer installation of new 
pedestrian amenities within the City right of way at this time.  

A new commercial driveway entrance apron with concrete sidewalk extensions to either side is 
proposed for future curb gutter & sidewalk connections. A 40 foot steel tube swing gate painted 
consistent with the building color scheme will control vehicular entry onto the property with 
adequate room for the design vehicle to park and operate the gate when closed. A paved asphalt 
driveway and parking lot are proposed along the approach side of the building. A 48 inch wide 
concrete path with a landscaped buffer at the building leading from the accessible parking stall to 
the covered entrance is provided for use by authorized personnel only. 

City Staff have communicated the requirement for pedestrian connection rom the facility to the 
City Right-of-Way (ROW). The Public Works Director has deferred the requirement for 
sidewalk installation for the proposed project until adjacent properties begin to develop; 
therefore, City Staff recommend deferring pedestrian connection to the ROW. The Applicant 
has included a proposed future connection that will be a condition of approval once sidewalks 
are in the area of the development. With the condition that the pedestrian connection, be added 
at the time of sidewalk installation, the proposed design will meet this finding. 

The proposed project has on-site parking for 5 vehicles and 1 ADA compliant parking space. The 
onsite parking meets Chapter 15.44 off-street parking requirements (1 space per 500 S.F. gross 
floor area plus 1 space per employee on the maximum shift) for motorized vehicles. The facility 
is under the 2,000 square foot threshold for requiring bike parking, but the Applicant has agreed 
to install one bike rack to accommodate at least two bicycles. The facility follows the off-street 
vehicle and bike parking with no conditions.  

g. The proposed development is in conformity with the standards of the City’s land
development code and other applicable ordinances insofar as the location and
appearance of the building and structures are involved.

Fact supporting Finding: The proposed development is in conformity with the standards of the 
City’s land development code and other applicable ordinances with the proposed condition in 
Finding “f”.  

Recommendation Discussion: 

City Staff recommend approval of PCR 21-01 which would adopt the CEQA Category 3 
exemption and approve the architectural design application with the below condition.  

The recommended condition of approval is the requirement to install pedestrian connection from 
the building to the City ROW at the time of sidewalk installation. Although the facility is closed 
to the general public, the requirement to provide pedestrian connection from the facility to the 
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ROW would benefit the employees. Additionally, the facility may not remain closed to the public 
if the facility is sold or repurposed to a use that does not restrict public access.  

Attachments: 

1. PCR 21-01 “A Resolution of the Planning Commission of the City of Mt. Shasta
Approving the Architectural Design Application with Condition and Adoption of
California Environmental Quality Act Class 3 Exemption for the Cypress Springhill
Project”

2. Architectural Renderings

3. Site Plan

4. Site Photos
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RESOLUTION PCR 21-01 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF MT. SHASTA, CALIFORNIA, 
APPROVING THE ARCHITECTURAL DESIGN 

APPLICATION WITH CONDITION AND ADOPTION 
OF CALIFORNIA ENVIRONMENTAL QUALITY ACT 

CLASS 3 EXEMPTION FOR THE CYPRESS 
SPRINGHILL PROJECT. 

WHEREAS, the City of Mt. Shasta received an Architectural Design Application from JAM 
Group Management, LLC. for a new cannabis cultivation, manufacturing, and distribution facility 
on a 4.9 acre vacant parcel (APN 057-771-030) in the northwestern corner of City Limits 
(“Project”).; and 

WHEREAS, the Architectural Design Review requires Planning Commission review and make 
necessary findings to approve new commercial structures in City Limits to ensure compliance with 
City Design Guidelines 2010; and 

WHEREAS, the Project qualifies as a project under the California Environmental Quality Act 
(California Public Resource Code §2100 et seq., hereafter CEQA); and 

WHEREAS, the Planning Commission determined that the project qualifies for a Class 3 
Categorical Exemption from environmental review pursuant to Section 15303 (New Construction 
or Conversion of Small Structures); and 

WHEREAS, on February 16, 2021, the Planning Commission at a Regular meeting reviewed the 
application, at which time all interested persons were given full opportunity to be heard and to 
present evidence;  

NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City of Mt. 
Shasta hereby resolves follows: 

Section 1. Pursuant to the California Environmental Quality Act, within the meaning of Public 
Resources Code Sections 2080(e) and 21082.2 within the record and/or provided at the public 
meeting, the Planning Commission hereby finds and determines as follows: 

Finding: The Project qualifies for a Class 3 Categorical Exemption from environmental review per 
the California Environmental Quality Act Guidelines, Section 15303 (New Construction or 
Conversion of Small Structures). 

Evidence: The Project is the development of a 1,440 square foot building with 
complimentary parking area. The development would not be used to store hazardous 
materials. The Project would not expand existing City services or electrical service. 
Therefore, the Project qualifies for a Class 3 Categorical Exemption because the proposed 
development would not result in a commercial structure larger than 2,500 square feet and 
does not involve the use of significant amounts of hazardous substances. 
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Compliance with Law: That the Categorical Exemption was prepared, processed, and 
noticed in accordance with the California Environmental Quality Act (Public Resources 
Code Section 21000 et seq.), the CEQA Guidelines (14 California Code of Regulations 
Section 15000 et seq.), and the local CEQA Guidelines and Thresholds of Significance 
adopted by the City of Mt. Shasta.  

Independent Judgement: That the Categorical Exemption reflects the independent 
judgment and analysis of the City of Mt. Shasta. 

No Significant Effect: That the Planning Commission finds there is no substantial evidence, 
in light of the whole record, from which it could be fairly argued that the project may have 
a significant effect on the environment. 

Section 2. The Planning Commission finds that based upon the entire record, pursuant to Section 
18.60.040 of the Mt. Shasta Municipal Code the following findings can be made for the 
Architectural Design Review of the Project: 

1. The proposed building and site plan are consistent with the photographic examples
shown in the guidelines of acceptable styles, elements, themes, materials, massing,
detailing, landscaping, and relationships to street frontages and abutting properties.

2. The design of the proposed building or structure includes universally acceptable wall
materials, or alternative treatments for panelized or prefabricated structures, identified
in the guidelines under Color/Materials.

3. Roof design includes appropriate detail to match the surrounding structures, does not
create glare, and is complementary in color to the building.

4. Design of the structure is sufficient to prevent vibrations or noise from sources internal
to the structure from being detected at the property lines.

5. The proposed color scheme is consistent with the preferences identified in the
guidelines under Color/Materials. The base color is a neutral color and the trim color
accents or contrasts the base color.

6. The site plan demonstrates both motorized and non-motorized connectivity form the
public right-of-way to the buildings and other site amenities.

7. The proposed development is in conformity with the standards of the City’s land
development code and other applicable ordinances insofar as the location and
appearance of the building and structures are involved.

Section 3. Planning Commission Action 

The Planning Commission hereby adopts PC Resolution No. 21-01 approving the 
California Environmental Quality Act Categorical Exemption for the Cypress Springhill 
Development and approving the Architectural Design Review application with the 
condition that a pedestrian connection from the building to the City Right-of-Way at the 
time of sidewalk installation on Springhill Road.  

APPROVED AND ADOPTED this 16th day of February 2021. 

AYES:  
City of Mt. Shasta Regular Planning Commission 
Meeting February 16, 2021
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NAYS:  

ABSTAIN: 

ABSENT:  

_____________________________ 
ATTEST: Melanie Findling, Chair 

Planning Commission 
__________________________ 
Juliana Lucchesi 
City Planner 
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November 10, 2020 
508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Rendering of Approach From 

Spring Hill Road 

Production Facility 

The Cypress Group, Inc. 

City of Mt. Shasta Regular Planning Commission 
Meeting February 16, 2021

17

Attachment 2



508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Left Elevation 

Production Facility 

The Cypress Group, Inc. 

Front Elevation 
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508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Right Elevation 

Production Facility 

The Cypress Group, Inc. 

Rear Elevation 
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508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Front Elevation Rendering 

Production Facility 

The Cypress Group, Inc. 
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508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Left Side Elevation Rendering 

Production Facility 

The Cypress Group, Inc. 
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508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Right Side Elevation Rendering 

Production Facility 

The Cypress Group, Inc. 
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508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Rear Elevation Rendering 

Production Facility 

The Cypress Group, Inc. 
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508 Chestnut St, Suite 3 

Mt Shasta, CA 96067 

Fiber Cement Lap Siding: 
James Hardie  HardiePlank 

Select Cedarmill or Equal 
with 7" Exposure. 

Architectural Shingle Roofing: 
Owens Corning, Oakridge.  

Color: Driftwood 
Fire Class A 

Main Body Paint: 
Benjamin Moore  509 Cypress Green 

Trim Paint: 
Benjamin Moore  1493 Morning Dew 

Accent Paint: 
Benjamin Moore  1484 Ashwood Moss 

Stone Veneer: 
Coronado Stone, Old Country Ledge. 

Color: Chablis 
Grout Joint: Drystacked 

Colors & Materials 

Production Facility 

The Cypress Group, Inc. 

Note: Colors shown are 
approximate due to 
printing limitations. 
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WDGE LED
A Site-Wide Wall-Mounted Lighting Solution

City of Mt. Shasta Regular Planning Commission 
Meeting February 16, 2021

25



Application Architect’s Needs Engineer’s Needs

Entryway / Pathway 
Lighting

(7’–15’ mounting heights)

• Create a warm, inviting environment

• Blend with building architecture

• Quality light with high CRI and
choice of CCT

• Low-glare solution

• Architect approval of dayform

• Emergency egress options

• Controls options

• Fully configurable with short lead-times

Area / Perimeter  
Lighting

(15’–25’ mounting heights)

• A true wall-mount solution –
no area luminaires with
“diving board” look

• Site-wide continuity of
luminaire shape

• Wide spacing with uniform lighting

• Minimize pole-mounted luminaires

• Budget-friendly

Engineered with You in Mind

A Site-Wide Wall-Mounted Lighting Solution
The WDGE LED family was designed to provide optimal wall-mounted lighting solutions for all mounting 
heights. Using two technologies, these luminaires provide visually comfortable lighting at building entryways  
and area distributions at higher mounting heights. With clean lines, the WDGE blends seamlessly into any  
architecture, meeting the everyday lighting needs of engineers and architects alike.

“My architects want simple, geometric       
  shapes with clean lines… nothing that  
  will compete with the architecture  
  of the building.”

 “Emergency egress options to meet  
   code must be fully integrated without  
   bulky back-boxes.”

  “I want one shape in multiple sizes - for all  
    mounting heights… continuity throughout  
    the site.”

“Luminaires for higher mounting  
  heights need to provide wide  
  spacing and even distribution.”   

“Entryway lighting must be  
  soft and inviting, not glary.”

City of Mt. Shasta Regular Planning Commission 
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Application-specific Lighting Technologies

Visually Comfortable  
Optics
Visually comfortable optics create 
an inviting visual environment at  
the entryways of the building.   
Patented reflector technology  
combined with a recessed  
diffuse lens produce low surface  
brightness yet provide good  
optical control. 

WDGE LED - Architectural Wall Luminaire

Precision Optics
Precision optics provide the  
desired wide spacing and  
forward-throw at higher mounting 
heights. The combination of  
acrylic refractive lenses and 
high-power LEDs result in  
excellent uniformity and low  
power density. 
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WDGE4 LED 
25,000 lumens
15' - 25' height

WDGE3 LED 
12,000 lumens
10' - 20' height

WDGE2 LED 
6,000 lumens
8' - 15' height

WDGE1 LED 
2,000 lumens
8' - 10' height

Precision O
p

tics
V

isua
lly C

om
forta

b
le O

p
tics

WDGE LED - Architectural Wall Luminaire

R2 R3 R4 RFT

VW VF
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One Lithonia Way, Conyers, GA 30012  |  Phone: 800.705.7378  |  www.acuitybrands.com
© 2019 Acuity Brands Lighting, Inc. All Rights Reserved.  |  LL_9491.04_0919

Visit www.lithonia.com for more information.

Architectural Wall Spacer
Choose between flush- 
mount (standard) or the 
optional architectural 
wall spacer for a  
floating appearance.

The WEDGE LED family of luminaires are available with embedded  
nLight® AIR wireless controls as part of a site-wide controls solution. 

Visit our nLight® AIR webpage, www.acuitybrands.com/nLightAIR,  
for more information!

With Wall SpacerFlush-Mount

nLight® AIR Embedded Outdoor Luminaires
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STATE OF CALIFORNIA

DIVISION OF HIGHWAYS
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MSS DEVELOPMENT, LLC

057-771-020

HVAC
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SIZING TBD
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Agenda Item # 7 

Staff Report 

Meeting Date: February 16, 2021 

To: Planning Commission 

From: Planning Department 

Subject:     Starbucks Architectural Design Application – 301 W Lake Street 

Recommended Action: 

Motion to approve PCR 21-02 “A Resolution of the Planning Commission of 
the City of Mt. Shasta approving the architectural design application with 
conditions and adoption of California Environmental Quality Act class 11 
exemption for the Starbucks renovation project” 

Summary: 

The City of Mt. Shasta received an Architectural Design Application for renovations to an existing 
fast food building on 301 W. Lake St. (APN 057-241-490) from Shastahoof, LLC (“Applicant”). 
The renovations would include a complete façade replacement, removal of outdoor refrigeration 
units and replacement with and outdoor eating area, and redesign of the drive-thru and parking 
area.  

Project Description: 

The Applicant proposes to renovate the existing fast food facility exterior and interior. The 
proposal would remove the exterior mounted refrigerators and freezers on the back of the 
building and refresh the exterior.  This includes replacing the existing wood shakes with a standing 
seam metal roof and taking the hipped roof off the small architectural tower and replacing it with 
a flat roof. The façade would be redone with rock, neutral stucco, and horizontal wood paneling.  
The building will continue to have a rock wains coating around the building other than the wood 
tower. Pedestrian amenities will be improved by relocating the garbage enclosure and removing 
the propane tanks to create an outdoor area to the south of the building for customers to use. 

Much of the existing vegetation has not been well maintained for the past.  The Applicant 
proposes to remove the existing liquid amber trees and replace them with flowering pears to 
better fit with changes the City has been making.  The Public Works Director has agreed to the 
replacement of the liquid ambers and repairs to the sidewalk. Landscaping will be added against 
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the north and west sides of the building to add a natural element against the building. The 
Applicant proposes to update the landscaping around the property and in the parking lot 
landscaping islands.  The Applicant proposes to use plants that do well in the region and are non-
invasive.  This would include drought resistant ornamental grasses and shrubs.  The goal will be 
to landscape around the patio in a manner to help create a buffer between the vehicles and the 
pedestrians. 

The hours of operation would be shorter than Taco Bell/Kentucky Fried Chicken, but employees 
may be onsite during off hours to prepare for shifts. The employees would be onsite 4:00 A.M. 
to 11:00 P.M. There will be approximately 25 employees that would be a mix of part- and full-
time, with 3 to 6 on site during each shift. Though it is hard to estimate the number of daily 
customers due to Interstate 5, it is estimated that the location will have roughly 3,250 visits per 
week between the drive thru and store visits.  

Project History: 

The existing fast food facility was developed in 1998 for a combination Taco Bell/Kentucky Fried 
Chicken (KFC) franchise. The facility was permitted through a Conditional Use Permit because 
the facility proposed a drive-thru at the time. The drive-thru as a conditional use is no longer in 
the Mt. Shasta Municipal Code. The project completed an Initial Study and Mitigated Negative 
Declaration which was adopted by the City of Mt. Shasta Planning Commission.  

The Taco Bell/KFC has operated in the facility from 1998 to 2020. The facility closed and changed 
ownership in 2020 to the Project Applicant. The City has had issues with the facility in recent 
years due to lack of upkeep of the landscaping and exterior and the proliferation of litter from 
the facility. The Project Applicant is aware of the issues and has proposed to update and maintain 
the exterior as per the submitted designs and redesign the garbage enclosure to prevent future 
litter issues.  

Project Location: 

The Project is located within the City of Mt. Shasta on the south side of West Lake Street, east 
of Black Bear Diner and a vacant commercial parcel, south/southeast of Pine Street and the Mt. 
Shasta Visitors Center, west of Union Pacific Railroad, and north of the Mt. Shasta Shopping 
Center in Section 6, Township 40 North, Range 4 West of the U.S. Geological Survey (USGS) 
City of Mount Shasta quadrangle. Latitude: 41° 20' 52.7" N; Longitude: 122° 20' 42.4" W. 

Assessor’s Parcel Number: 057-771-030 

Surrounding Conditions & Uses: 

The Project is located on West Lake Street in the western portion of the City of Mt. Shasta. The 
facility is bordered by City-owned property as part of the Centennial Park proposal and Union 
Pacific Railroad to the East. Cold Creek, a major portion of the City’s Stormwater infrastructure 
is directly to the south between the Project and Mt. Shasta shopping Center. North of the facility 
is Sports and Spirits (gas station and convenience store), Rite Aid, and the Mt. Shasta Chamber 
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of Commerce. To the west of the Project is a vacant parcel zoned for downtown commercial 
uses and the Black Bear Diner. Overall, the area is used as a rest stop for travelers on Interstate 
5 and commercial shopping area for residents and visitors.  

General Plan Connection: 

The Project site has a Land Use Designation of Commercial Center in the 2007 General Plan. 
Commercial Center are for development with businesses that generally require customer traffic 
in order for the business to be successful. The Project site is zoned C1 Downtown Commercial 
which is meant for commercial land uses such as stores, motels, offices, restaurants, and 
residential uses. The Project does not propose to change the fast food use of the property; 
therefore, the Project follows the 2007 General Plan and zoning code. 

Environmental Review: 

The proposed project is eligible for an exemption from the requirements of the California 
Environmental Quality Act (CEQA) under CEQA Guidelines Section 15311, Categorical 
Exemption Class 11 (Accessory Structures).  This exemption from CEQA is provided for 
“construction, or placement of minor structures accessory to (appurtenant to) existing 
commercial, industrial, or institutional facilities.”  The exemption class includes signs, parking lots, 
and seasonal or temporary use items. The project would also qualify for Class 1 (Existing 
Facilities) exemption. 

The proposed architectural changes to the parking lot and expansion of the drive-thru lane would 
improve the parking and circulation of the site. The proposed expansion of the drive-thru would 
not encroach on sensitive habitat or cause circulation issues on adjacent streets. The proposed 
changes to the landscaping, façade, and removal of the refrigeration equipment would not be 
considered a project under CEQA. 

Fiscal Impact: 

The Project would update and use an existing building for the Starbucks. The improvements to 
the property would increase the property value of the project site and surrounding properties 
which marginally raises property tax revenues. The greatest fiscal impact would be the increase 
in sales tax revenue due to the fast food use.  

The average customer ticket at Starbucks ranges from $3.50 to $6.79 based on estimates form 
Starbucks website. Applied to the estimated number of trips, 3250 per month, the range of 
potential sales tax revenue $10,000 to $20,000 per year.  

The Applicant is required to make improvements to any sidewalk section along West Lake Street 
that is damaged or deemed unsafe. The Applicant will also remove the Liquid Ambers and replace 
with Flower Pear to match City Street Tree standard. The improvements to the City Right-of-
Way would decrease the City’s liability of a fall on the sidewalk due to poor conditions.  
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Timeline: 

The City received the Architectural Design Review Application in January 2021. City Staff 
reviewed the application and deemed complete shortly after application submission. TRC 
Solutions, Inc. and the Planning Department reviewed the project for CEQA Compliance, 
subsequently resulting in a Categorical Exemption. The City scheduled the item for Planning 
Commission discussion and action. 

Post Planning Commission meeting the Applicant will submit Demolition and Building Permit 
applications to begin work on the property. The proposed project would begin construction in 
late Spring 2021 and have a tentative opening date of October 7, 2021. 

Review of Public & Outside Agency Comment: 

The proposed project is not subject to noticing of surrounding property owners, general 
newspapers, or additional agency review. Siskiyou County Environmental Health is in consultation 
with the Applicant to meet County commercial kitchen standards for health and sanitation.  

Analysis & Findings: 

The Architectural Design review is a discretionary process for all new and significantly renovated 
commercial and multi-unit residential developments. The purpose of the review is to ensure the 
proposed project is cohesive with the surrounding area. The proposed architectural design 
application may be approved by Planning Commission if the following findings are made:    

a. The proposed building and site plan are consistent with the photographic
examples shown in the guidelines of acceptable styles, elements, themes, materials,
massing, detailing, landscaping, and relationships to street frontages and abutting
properties.

Facts supporting Finding: Although the current building façade is used as an example in the 
guidelines, the façade has not been upkept and is considered dated by the Applicant. The 
proposed new façade would have a lighter color palette to brighten the building while meeting 
the color/materials requirements in the design guidelines. The new horizontal wood paneling, 
stucco, and rock wains will keep with the design guidelines. There would be no changes to the 
height or massing of the building.  

The building is already oriented to the north and west to cater to the views of the public on 
West Lake Street and Commercial Way. There is no public view of the east wall of the building 
at this time. The southern portion of the building will be improved with the removal of the 
propane tank and refrigeration units. The area will be repurposed to an outdoor patio which 
would increase the aesthetic value of the property.  

Much of the existing vegetation has not been well maintained for the past decade or more and is 
somewhat overgrown and in disarray. The Applicant plans to remove the existing liquid amber 
trees and replace them with flowering pears. City Staff are in favor of removing the liquid amber 
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and replaced with an approved street tree. These trees will also be better for the sidewalks long 
term. There will be no additional irrigation on the property. 

Landscaping will be added against the north and west sides of the building to add a natural element 
against the building. The Applicant will be replacing the landscaping around the property and in 
the parking lot landscaping islands. The Applicant will use plants that do well in the region and 
are non-invasive. The plantings will primarily be ornamental grasses and shrubs. The goal will be 
to landscape around the patio in a manner to help create a buffer between the vehicles and the 
pedestrians. City Staff recommend the Applicant present a landscape plan to the Planning 
Commission for approval prior to issuance of a Building Permit. The landscape plan will include 
species names and location on the site. 

b. The design of the proposed building or structure includes universally acceptable
wall materials, or alternative treatments for panelized or prefabricated structures,
identified in the guidelines under Color/Materials.

Facts supporting Finding: The building design uses horizontal wood planks on the northeast 
corner of the building, will replace the dark wood paneling with an off-white stucco, and replace 
the rock wains with a new road style. The colors are neutral, and materials are natural in texture 
and color. The garbage enclosure would be khaki colored with metal gates that are bronze in 
color.  

The proposed design would meet this finding without conditions of approval. 

c. Roof design includes appropriate detail to match the surrounding structures, does
not create glare, and is complementary in color to the building.

Facts support Finding: The existing roof will be modified from a hipped roof to a standing seam 
metal roof and modification of the tower to have a flat roof. The proposed new roof would have 
a greater overhang to protect the façade from weather and provide additional shelter to 
pedestrians. The proposed patio area would not have a roof. The metal will be treated to prevent 
glare and be flat brown to match the proposed landscaped boxes around the building.  

The Design Guidelines only require a pitched roof in the downtown area; therefore, the change 
in roof design would be acceptable for the proposed project. The roofing material and colors do 
not create a glare affecting pedestrians or vehicle traffic. Finally, the rood color does compliment 
the rest of the design.  

The proposed design would meet this finding without conditions of approval. 

d. Design of the structure is sufficient to prevent vibrations or noise from sources
internal to the structure from being detected at the property lines.

Facts supporting Findings: The proposed design would prevent vibrations or noise from internal 
sources that could be detected at the property lines with no additional conditions. The application 
of state and local codes would ensure that this finding is met and maintained. The proposed design 
would meet this finding without conditions of approval. 
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e. The proposed color scheme is consistent with the preferences identified in the 
guidelines under Color/Materials. The base color is a neutral color and the trim color 
accents or contrasts the base color.  

Facts supporting Findings: The proposed color scheme is consistent with the colors and 
materials in the 2010 Architectural Design Guidelines. Main Body Paint: Off-white stucco, river 
rock wains on the bottom third of the building, Accent paint and Roof: Taupe and light chocolate 
brown, Wood paneling will be in a gray-brown hue.  

f. The site plan demonstrates both motorized and non-motorized connectivity from 
the public right-of-way to the buildings and other site amenities.  

Facts supporting Finding: The site plan has an existing pedestrian access point on West Lake 
Street that will be renovated to ensure safe, continued access to the building from the City Right-
of-Way. The project will improve any damaged or unsafe sidewalk sections on West Lake Street.  

The proposed project has on-site parking for 27 vehicles and 2 ADA compliant parking space. 
The onsite parking exceeds the minimum parking of 10 spaces in Chapter 15.44 off-street parking 
requirements (One space per 300 S.F. gross floor area, up to and including 5,000 S.F., then 1 
space per 500 S.F. gross floor area). Chapter 15.44 requires drive-throughs demonstrate 
adequate queuing that would not impede traffic. The proposed improvements would allow for 
better circulation in the parking lot and remove traffic congestions issues on site. 

The facility is over the 2,000 square foot threshold for requiring bike parking; therefore, City 
Staff recommend the installation of at least one stationary object which two bicycles may be 
attached with a user-provided six-foot cable and lock. This has been added as a condition of 
approval to meeting Finding “f”. 

g. The proposed development is in conformity with the standards of the City’s land 
development code and other applicable ordinances insofar as the location and 
appearance of the building and structures are involved.  

Fact supporting Finding: The proposed development is in conformity with the standards of the 
City’s land development code and other applicable ordinances with the proposed condition in 
Findings “a” and “f”.  

Recommendation Discussion: 

City Staff recommend approval of PCR 21-02 which would adopt the CEQA Category 11 
exemption and approve the architectural design application with the below conditions: 

1. The Applicant present a landscape plan to the Planning Commission for approval 
prior to issuance of a Building Permit. The landscape plan will include species 
names and location on the site  

2. The Applicant shall install at least one stationary object which two bicycles may be 
attached with a user-provided six-foot cable and lock. 
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Attachments: 

1. PCR 21-02 “A Resolution of the Planning Commission of the City of Mt. Shasta
approving the architectural design application with conditions and adoption of
California Environmental Quality Act class 11 exemption for the Starbucks
renovation project”

2. Architectural Renderings and Site Plan
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RESOLUTION PCR 21-02 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF MT. SHASTA, CALIFORNIA, 
APPROVING THE ARCHITECTURAL DESIGN 

APPLICATION WITH CONDITION AND ADOPTION 
OF CALIFORNIA ENVIRONMENTAL QUALITY ACT 

CLASS 11 EXEMPTION FOR THE STARBUCKS 
RENOVATION PROJECT. 

WHEREAS, The City of Mt. Shasta received an Architectural Design Application for renovations 
to an existing fast food building on 301 W. Lake St. (APN 057-241-490) from Shastahoof, LLC 
(“Applicant”). The renovations would include a complete façade replacement, removal of outdoor 
refrigeration units and replacement with and outdoor eating area, and redesign of the drive-thru 
and parking area (“Project”).; and 

WHEREAS, the Architectural Design Review requires Planning Commission review and make 
necessary findings to approve new commercial structures in City Limits to ensure compliance with 
City Design Guidelines 2010; and 

WHEREAS, the Project qualifies as a project under the California Environmental Quality Act 
(California Public Resource Code §2100 et seq., hereafter CEQA); and 

WHEREAS, the Planning Commission determined that the project qualifies for a Class 11 
Categorical Exemption from environmental review pursuant to Section 15311 (Accessory 
Structures); and 

WHEREAS, on February 16, 2021, the Planning Commission at a Regular meeting reviewed the 
application, at which time all interested persons were given full opportunity to be heard and to 
present evidence;  

NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City of Mt. 
Shasta hereby resolves follows: 

Section 1. Pursuant to the California Environmental Quality Act, within the meaning of Public 
Resources Code Sections 2080(e) and 21082.2 within the record and/or provided at the public 
meeting, the Planning Commission hereby finds and determines as follows: 

Finding: The Project qualifies for a Class 11 Categorical Exemption from environmental review 
per the California Environmental Quality Act Guidelines, Section 15311 (Accessory Structures). 

Evidence: The proposed architectural changes to the parking lot and expansion of the drive-
thru lane would improve the parking and circulation of the site. The proposed expansion 
of the drive-thru would not encroach on sensitive habitat or cause circulation issues on 
adjacent streets. Therefore, the Project qualifies for a Class 11 Categorical Exemption 
because the renovation of the drive thru queue is an accessory to an existing commercial 
building and will not change the use.  
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Compliance with Law: That the Categorical Exemption was prepared, processed, and 
noticed in accordance with the California Environmental Quality Act (Public Resources 
Code Section 21000 et seq.), the CEQA Guidelines (14 California Code of Regulations 
Section 15000 et seq.), and the local CEQA Guidelines and Thresholds of Significance 
adopted by the City of Mt. Shasta.  

Independent Judgement: That the Categorical Exemption reflects the independent 
judgment and analysis of the City of Mt. Shasta. 

No Significant Effect: That the Planning Commission finds there is no substantial evidence, 
in light of the whole record, from which it could be fairly argued that the project may have 
a significant effect on the environment. 

Section 2. The Planning Commission finds that based upon the entire record, pursuant to Section 
18.60.040 of the Mt. Shasta Municipal Code the following findings can be made for the 
Architectural Design Review of the Project: 

1. The proposed building and site plan are consistent with the photographic examples 
shown in the guidelines of acceptable styles, elements, themes, materials, massing, 
detailing, landscaping, and relationships to street frontages and abutting properties. 

2. The design of the proposed building or structure includes universally acceptable wall 
materials, or alternative treatments for panelized or prefabricated structures, identified 
in the guidelines under Color/Materials. 

3. Roof design includes appropriate detail to match the surrounding structures, does not 
create glare, and is complementary in color to the building. 

4. Design of the structure is sufficient to prevent vibrations or noise from sources internal 
to the structure from being detected at the property lines. 

5. The proposed color scheme is consistent with the preferences identified in the 
guidelines under Color/Materials. The base color is a neutral color and the trim color 
accents or contrasts the base color. 

6. The site plan demonstrates both motorized and non-motorized connectivity form the 
public right-of-way to the buildings and other site amenities. 

7. The proposed development is in conformity with the standards of the City’s land 
development code and other applicable ordinances insofar as the location and 
appearance of the building and structures are involved. 

Section 3. Planning Commission Action 

The Planning Commission hereby adopts PC Resolution No. 21-02 approving the 
California Environmental Quality Act Categorical Exemption for the Starbucks 
Renovation and approving the Architectural Design Review application with the following 
conditions: 

1. The Applicant present a landscape plan to the Planning Commission for 
approval prior to issuance of a Building Permit. The landscape plan will include 
species names and location on the site  
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2. The Applicant shall install at least one stationary object which two bicycles may 
be attached with a user-provided six-foot cable and lock. 

APPROVED AND ADOPTED this 16th day of February 2021. 

AYES:  

NAYS:  

ABSTAIN:  

ABSENT:  

_____________________________ 
ATTEST:      Melanie Findling, Chair 

Planning Commission 
__________________________ 
Juliana Lucchesi 
City Planner 
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Agenda Item # 8 

Staff Report 

Meeting Date: February 16, 2021 

To: Planning Commission 

From: Planning Department 

Subject:    Short-term Rental Ordinance 

Recommended Action: 

Motion to approve proposed Chapter 5.50 Short-term Rental Ordinance, 
rescind Section 18.16.040 Short-term rentals prohibited in R-1 zone” for City 
Council consideration 

Background: 

Short-term rentals (STR), vacation rentals, and home sharing are all terms used to describe  the 
rental of all or part of a residential dwelling unit for a duration of occupancy of less than 30 days. 
Common examples include renting a home or an apartment for a short stay or for several weeks 
associated with business travel or longer vacations. Short-term rentals are most commonly 
offered and rented through online hosting platforms such as Airbnb, VRBO, and HomeAway.  

The short-term rental industry has experienced tremendous growth in the last five years. T As 
of this Staff Report, the City of Mt. Shasta has 38 legally existing STRs at the time of this staff 
report. The breakdown by zone is: 

The City Council on Monday, October 12, 2020 approved an Urgency Ordinance to place a 
moratorium on new short-term rental licenses. The City experienced a large influx of short-
term rental license applications in the past 2 months which led to City Staff recommending a 

Zone STRs

C1 14

C2 6

R2 8

R3 9

R1/B1 1

Total STRs 38

X Regular 
Consent 
Closed 
Presentation 
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moratorium on new licenses until the passing of a short-term rental ordinance. The 
moratorium has since expired and has not been renewed.  

While short-term rentals may provide income to residents and broader lodging options than the 
existing hotel market, there can be significant downsides to these uses. The popularity and 
profitability of short-term rentals has spurred an industry where dwellings are bought and used 
exclusively for short-term rentals; removing housing stock that would otherwise be available for 
longer lease terms. A rotating series of renters in residential neighborhoods may create traffic, 
noise, parking, and safety concerns for neighborhoods. Nuisance issues have risen from the 
proliferation of STRs in some communities; especially those that are not managed by professional 
STR management companies.  

Regulation History: 

The City of Mt. Shasta has had minimal regulation on short-term rentals, beginning with the 
introduction of a zoning restriction in 1997. There were discussions of STR as early as the 1970’s 
that focused on Bed and Breakfasts entering the city neighborhoods. The City maintains one line 
of zoning code prohibiting STR in R1 zones (MSMC 18.16.040). STRs have increased since 2016 
from 7 registered STRs to 38 registered STRs. City Staff have struggled to keep up with 
enforcement and safe regulation of STRs due to the number of STRs and the lack of City Staff.  

City Staff have discussed and would like to move in the direction of hiring a third party STR 
management firm. There are several firms that solely focus on STR permitting, tax collection, and 
enforcement that would remove STR work from City Staff and address deficiencies in the current 
system. The cost of the third party firm could be placed on the STR’s annual licensing fees  

The City of Mt. Shasta does have a permitting and regulations for Bed and Breakfasts (BnB) 
(MSMC 18.21). The BnB’ s in the City operate under strict regulations with additional permitting 
steps. STRs do not have any prescribed operating requirements or special permitting processes. 
STRs like other business require a business license with the City of Mt. Shasta and to pay 
Transient Occupancy Tax. 

Zoning Restrictions 

The City of Mt. Shasta currently utilizes a prohibition of STRs in the  R1 Low Density Residential 
zone. The Planning Commission may: 

• Continue to prohibit STRs in R1 
• Expand the prohibition to other zones 
• Requiring a Conditional Use Permit (CUP) 
• Removing the prohibition to allow STRs as a use by right. 
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Background research shows that zoning restrictions are not as common as maximum license caps 
and ownership restrictions. The use of license caps, strict operating standards, and annual 
permitting fees create a set of thresholds that remove some STRs from the community due to 
property owners not wanting to meet the requirements. Ownership require property owners to 
meet certain standards such as the property owner must claim the property as their primary 
ownership (restricts one individual from owning multiple homes for STR purposes), property 
owner must live within a certain distance of the STR (this is to address absent property owners 
that do not consistently check on the STR or address nuisance issues), and requiring the primary 
home owner to be onsite when used as a STR.  

Maximum Number of Licenses 

The Planning Commission has a number of options for capping STR licenses. The favorable option 
from the June 2020 Regular Planning Commission was a cap determined by the total number of 
housing units. The current housing element listed the total number of housing units at 1637. The 
cap amounts based on percentage would be: 

• 1.0% = 17 licenses 
• 1.5% = 25 licenses 
• 1.75% = 29 licenses 
• 2% cap = 33 licenses 
• 2.5% cap = 41 licenses 
• 3% cap = 49 licenses 

City Staff do not recommend setting the percentage cap higher than 3% due to the number 
exceeding the current number of licenses. City Staff recommend a 1.5% cap for a total of 25 
licenses.  

Planning Commission at the October 15, 2020 Regular Meeting requested language that would 
further limit the total number of STRs within residential zones. Proposed language has been added 
to only allow a specific percentage of the total allowable license to be granted int eh residential 
zones. The percentage of 20% has been recommended as a starting point for Planning 
Commission. The 20% limits would allow for 5 licenses or less to be granted to residentially 
zoned STRs if the total cap is 1.5%. 

Planning Commission may only apply the capped total of licenses to the residential area if it so 
chooses. This approach would not meet the purpose of preserving housing units for long-term 
residents in the commercial zones. This approach is not recommended if preservation of housing 
units for long-term residents is the goal.  
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Rental Day Restrictions 

It is common to see cities and counties place a cap on the total number of days that a STR can 
be rented per calendar year. The purpose of rental day restriction is to ensure there are some 
long-term rental options available for residents looking to move to the area. Transitional 
residents are those that typically look for housing to be able to initially move to an area but do 
not intend to stay in the unit for more than 2 years. This population tends to be new to the area 
and wishes to investigate the community prior to purchasing a home. 

Rental day restrictions are commonly linked with ownership restrictions. The number of days in 
a calendar year that an STR can be available is flexible; with most cities choosing a maximum of 
120 or 180 days per calendar year. Planning Commission may choose to include this 
recommendation for all or conditional STR’s within the City. 

The proposed ordinance has no annual limit set for commercially zoned short-term rentals and 
residentially zoned short-term rentals if the host is present. The residentially zoned short-term 
rentals have an annual limit of no more than 90 days without a host or if the short-term rental is 
a non-primary residence.  

Amnesty Period or Grandfathering 

An amnesty period is when a nonconforming use is given time to come into compliance or cease 
the use. Grandfathering is when a nonconforming use is allowed to continue without coming into 
compliance with a new ordinance until the use is abandoned for a specific period of time. In terms 
of STRs, amnesty periods ensure STRs come into compliance with new regulations and operating 
procedures. The amnesty period option reduces the total amount of STRs if the total number 
exceeds a license cap. 

At the August Planning Commission meeting, the Planning Commission majority voiced concern 
over the amnesty process. The Commission majority voiced support for the existing short-term 
rentals to be grandfathered into the propose ordinance but kept ordinance language to require 
the existing short-term rentals to follow the application and review procedures.  

General Plan Connection: 

The proposed ordinance is consistent with the General Plan as it protects existing residential 
neighborhoods from encroachment of incompatible commercial activities while protecting the 
existing supply of housing.  

Environmental Review: 

The proposed Chapter creation is not considered a project under the California Environmental 
Quality Act (CEQA) Guidelines Section § 15378 due to the activity not resulting in a direct or 
reasonably foreseeable indirect physical change in the environment. Alternatively, the chapter 
creation is exempt from CEQA as it can be seen with certainty that there is no possibility for 
causing a significant effect on the environment Section § 15061(b)(3). The action will not cause a 
direct or reasonably foreseeable indirect change in the environment, as the use of short-term 
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rental would be limited to existing primary residences and no additional structures or 
construction is required to comply with the regulations. The amendment provides for regulations 
to limit traffic, parking, and noise impacts through the prohibition on special events, restricts the 
occurrence of unhosted rentals, preserves residential character by providing a local contact 
person to respond to complaints, and requires use of on-site parking. The application of 
regulations and restrictions on an already approved use is not considered a project under CEQA. 

Public comment given at the July 2020 Planning Commission meeting argued that the project is 
subject to CEQA due to other cities conducting Initial Studies on the topic. A review of other 
city processes indicates that many cities do apply the General Rule exemption as stated above or 
several other exemptions; Section 15301 “Existing Facilities” and Section 15282(h) “secondary 
dwelling units” being the most frequently stated. Placer County, Sonoma County, City of Malibu, 
and City of Paso Robles are other jurisdictions that have applied CEQA exemptions to their 
respective ordinances.  

Cities that did prepare an Initial Study all resulted in Negative Declarations, except the City of 
Oceanside. A Negative Declaration means that there is no substantial evidence that a project 
may have a significant environmental impact.  The City of Oceanside is the exception because the 
Initial Study and Mitigated Negative Declaration was performed on a specific development 
proposal and not the formation of a short-term rental ordinance. Therefore, the comparison of 
this ordinance to Oceanside’s project is not consistent. The City of Oceanside, in fact, applied 
the General Rule exemption from CEQA to their Short-term Rental Ordinance approved in 
2019. 

The removal of the short-term rental prohibition in R1 Low Density Residential can also be 
considered exempt from CEQA pursuant to State CEQA Guidelines Section 15061(b)(3) 
“General Rule” and Section 15301 “Existing Facilities” (Class 1). A Class 1 exemption consists of 
the operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of existing 
public or private structures, facilities, mechanical equipment, or topographical features, involving 
negligible or no expansion of use beyond that existing at the time of the lead agency’s 
determination. The use of a residential home for short-term rental use would be similar use as 
that of a long-term renter or home-owner. Coupled with the creation of a shot-term rental 
ordinance, any short-term rental use within the R1 Low Density residential zone would have 
strict operating procedures, a limited amount of days that the house could be used as a short-
term rental, and safety inspections that are above an beyond the regulation of a typical residential 
use. Therefore, the removal of the prohibition of short-term rentals in the R1 zone could not 
result in environmental impacts outside of what currently exist in those neighborhoods.  

Fiscal Impact:  

The City’s Finance Department is the chief department permitting and enforcing STR regulations. 
The Finance Department are typically the first point of contact with STR owners and operators. 
The Finance Department does not currently recover costs associated with Transient Occupancy 
Tax (TOT, also known as the hotel tax) collection, recording keeping, and enforcement. The 
total TOT collected per STR has decreased in the past 3 years. We predict this reduce in per 
STR tax collection due to improper reporting and the saturation of the STR market. The 
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reduction in the number of STR’s operating in the City would not significantly impact the total 
TOT tax revenue collected. 

The implementation of a permitting process similar to the BnB regulations would allow City Staff 
to recover costs associated with managing and enforcing STR regulations. Cost recovery does 
not reduce expenditures or generate new revenue but puts the cost of doing business onto the 
business, thus freeing up general tax revenues for other projects and services.  

Information was presented by members of the public at the June Regular Planning Commission 
meeting that the City receives or could receive ~$300, 000 in TOT tax from STR. The Finance 
Director evaluated the email information and determined that the assessment was incorrect. A 
majority of the STR’s referenced are located in Siskiyou County and not City Limits. The Finance 
Director confirmed that the share of STR is 4% of the annual TOT revenue. The Finance 
Department experiences frequent problems in receiving reports timely and everything related to 
collecting from STR’s take a disproportionate share of staff time related to all TOT collections 
the math related to “beds in heads” ignore the average amount collected from traditional rooms 
compared to average amounts collected from STR’s. 

Review of Public & Outside Agency Comment: 

The City Staff have not pursued public comment directly related to regulating the STR market, 
but have received public input in other processes that indicates local support for more long-term 
rentals and less STR. The City’s 2018 Visioning Survey, as part of the General Plan revision, shoed 
65% of respondents listing long-term housing as a critical issue for the City and 47% specifically 
listed Short-term rentals as a negative change they have observed in the City.  

The 2014 Housing Element update for the City’s General Plan included public workshops which 
collected information on housing issues and opportunities. Short-term or vacation rentals were 
listed as a concern.  

The City has received public comment letters in opposition to limiting the total number of 
licenses and a property owner’s ability to operate a short-term and placing regulations on 
commercially zoned short-term rentals. The regulations opposed for commercially zoned short-
term rentals are related to the annual limits on days which was removed by the Planning 
Commission at the July regular meeting.  

The City has received public comment letters opposing short-term rentals in residential zones. 
The commenters are concerned about the impact on neighborhood character that a short-term 
rental could have if allowed in low density residential zoning.  

Planning Commission Deliberation: 

Planning Commission unanimously requested the creation of proposed language for more 
regulation on the STR industry. Attachment includes options for regulation related to previous 
discussion at the May 19, 2020 Regular Planning Commission meeting and ordinances from other 
cities.  
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A change that occurred outside of the June Planning Commission is the confirmation of the 
definition of a “Primary Residence”. In consultation with the City Attorney it was determined 
that the best option for the definition is the longer more detailed option. The confirmation of a 
primary residence should include proof of residency like voter registration, tax statements, or 
driver’s license. These documents are easy to obtain and file with the City. The City can also 
easily check the validity of these documents. 

At the July 21, 2020 Planning Commission meeting, the Commission set a cap based on housing 
units in the most recent Housing Element for the STR licenses. The Commission was not in 
consensus for the recommended cap percentage and tabled the percentage cap to allow for the 
two absent commissioners to weigh in on the discussion. The Commission was in consensus on 
the removal of the annual limit for commercially zoned STRs and allowing a maximum of two 
non-primary residence STR licenses.  

Planning Commission reviewed the proposed short-term rental ordinance at the August 18, 2020 
Regular Planning Commission meeting. The Commission requested information regarding the 
total number of housing types in each zone. The Planning Department is unable to satisfy this 
request due to missing information related to housing type and housing unit number per lot. The 
department would need a significant amount of time to backtrack through building permit records 
to satisfy the request.  

The Planning Commission at the October 15, 2020 Regular meeting requested language for the 
option of having separate caps for licenses in commercial and residential zones and the addition 
of operation standards to eliminate fire hazards related to outdoor fire pits and charcoal 
barbeques.  

Planning Commission in October also requested to review the prohibition of STRs in the R1 Low 
Density Residential Zoning District. The prohibition language is located in the zoning code of the 
Mt. Shasta Municipal Code is located in the Zoning Code section which requires additional notice 
for potential changes. If the Planning Commission decides on a cap greater than the total amount 
of STRs in the City, then a STR locating in the R1 district is unlikely.  

Attachments: 

1. Section 18.16.040 “Short-term rentals prohibited in R-1 zone.”

2. Proposed Chapter 5.50 “Short-Term Rental Licensing and Standards” with
marked changes in red
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18.16.040 Short-term rentals prohibited in R-1 zone. 
Short-term rentals, as defined in MSMC 18.08.765, are prohibited in the R-1 zoning district, and 
any property owner and any rental agent who shall enter into an agreement with, or otherwise 
allow, any person to occupy premises within those districts in violation of this section shall be 
deemed to have violated this prohibition each day that such short-term rental occupancy is in 
existence, and shall be subject to punishment as provided in Chapter 1.03 MSMC for each such 
day. (Ord. CCO-97-02, 1997) 

Possible Actions including maintaining the current language, removing the prohibition to 
allow Short-term Rentals in R1, or expand the prohibition of Short-term Rentals in other 
zones.  
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Chapter 5.50 

Short-Term Rental Licensing and Standards 

5.50.010 Purpose 

The purpose of this Chapter is to limit short-term rental uses to prevent the loss of housing 
opportunities for residents, preserve residential character, establish operating standards to reduce 
potential noise, parking, traffic, property maintenance, and safety impacts to neighborhoods, and 
provide a registration process for the City to track and enforce these requirements as needed and 
ensure appropriate collection of taxes. 

5.50.020 Definitions 

For the purposes of this chapter, the follows definitions shall apply: 

“Adjacent Properties” means the dwelling units located next to the dwelling unit in which the 
short-term rental is located. 

“Host” means any person who is the owner of record of residential real property or any person 
who is a lessee of residential real property pursuant to a written agreement for the lease of such 
real property, who offers a dwelling unit, or portion thereof for short-term rental either through a 
hosting platform or individually as an operator. 

“Hosting Platform” means a means through which a host may offer a dwelling unit, or portion 
thereof, for short-term rental. A hosting platform includes, but is not limited to, an internet-based 
platform that allows a host to advertise and potentially arrange for temporary occupation of the 
dwelling unit, or portion thereof, through a publicly searchable website, whether the short-term 
renter pays rent directly to the host or to the hosting platform. 

“Primary Residence” means a dwelling unit where a person has been physically present, and that 
the person regards as home. A person may only have one primary residence at any given time. 
Evidence of a person’s primary residence includes, but is not limited to, documentation from 
income tax statements, voter registration, or a driver’s license. If a property has multiple dwelling 
units, including an accessory dwelling unit or apartment complex, each dwelling unit and 
accessory dwelling unit shall be considered a separate residence subject to the primary residence 
requirement.  

 “Short-Term Rental” means the use or possession of or the right to use or possess any room or 
rooms, or portions thereof in any dwelling unit for residing, sleeping, or lodging purposes for less 
than 30 consecutive calendar days, counting portions of days as full calendar days. 

“Short-Term Renter” means a person who exercises occupancy or is entitled to occupancy by 
reason of concession, permit, right of access, license or other agreement for a period of less than 
30 consecutive days, counting portions of calendar days as full calendar days. 

5.50.030 Short-Term Rental License Requirement 
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A. Short-term rental uses shall be permitted in any residential use within C1 Downtown 
Commercial, C2 General Commercial, and residential zones.  

B. All short-term rental uses are subject to the requirements of this Chapter, including compliance 
with operating standards, registration, Transient Occupancy Tax payments, and recordkeeping 
obligations. Except as provided for in this Chapter, all other short-term rental uses shall be 
prohibited.  

C. A Short-term rental host may operate a maximum of two (2) non-primary residence short-term 
rentals. 

D. Term of License. Short-term Rental Licenses shall run with the landowner and shall 
automatically expire upon sale or transfer of the property.  

5.50.040 Maximum Licenses 

A. A total cap of one and one-half (1.5) percent of total City housing units will be placed on the 
number of short-term rental licenses issued. The total number of City Housing units shall be the 
total number of housing units reported in the most recent Housing Element of the City of Mt. 
Shasta General Plan. 

B. No more than 20% of the total short-term rental licenses issued shall be granted to short-term 
rentals within residential zones. 

C. Legally existing short-term rentals in good standing with the City shall be given priority in 
licensing. Good standing is defined as businesses which are current with City business licensing 
and tax payments.  

5.50.050 Amnesty Period for Existing Short-Term Rentals 

Notwithstanding any other provision of law, short-term rentals legally operating on or before the 
enactment of this ordinances shall be considered existing uses. An amnesty period of six (6) 
months after the effective date of this ordinance is being offered to allow these existing uses to be 
legalized by conforming to the requirements of this Chapter, including compliance with operating 
standards, registration, and recordkeeping obligations. Transient Occupancy Tax payments 
continue to be required at all times for short-term rentals and must be collected and paid during 
the amnesty period. Applications to bring an existing short-term rental use into compliance shall 
be made on or before six months after the effective date of this ordinance. Existing short-term 
rental uses that do not conform to the requirements of this Chapter shall cease operation within six 
(6) months of the effective date of this ordinance and shall be prohibited from resuming unless and 
until the use conforms to the requirements of this Chapter.  

5.50.060 Short-Term Rental License Permitting Process & Renewal 

(A) Application. Prior to advertising or making available the short-term rental for renting, hosts 
shall apply for a license at their residence with the City. This application shall be submitted on a 
form prepared by the City and shall include at a minimum the name and contact information of the 
host, the address of the residence being used for short-term rental, the contact information for the 
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local contact person, an acknowledgement of compliance with the requirements of the City’s 
Municipal Codes, applicable health and safety standards, and other information as requested. 

(B) Fee. The registration form shall be accompanied by a filing fee in an amount established by 
resolution of the City Council. 

(C) Application Completeness. The submitted information shall be used to determine whether to 
register the short-term rental. The host will be notified if an application is incomplete. If the host 
fails to submit the required information or fees necessary to complete the application within thirty 
(30) calendar days after the notice of an incomplete application, the application shall expire and 
be deemed withdrawn.  

(D) Decision. After an application is deemed complete, registration shall be approved when the 
following findings are met: 

 1. The host demonstrates the ability to meet the requirements of this Chapter, 

2. The host demonstrates that the proposed short-term rental will not impact on-street 
parking, meet city noise standards, and will not result in a nuisance.  

2. The subject residence is not the subject of an active compliance order or administrative 
citation from the City in the past 12 months, and 

3. A short-term rental registration for the residence has not been denied or revoked in the 
prior 24-month period. 

These findings shall be made in addition to the findings listed in Chapter 18.29 for short-term 
rentals located on residentially zoned property.  

(E) Validity. An approved registration shall be valid and payable on a fiscal year basis. An 
approved registration shall be personal to the host and shall automatically expire upon sale or 
transfer of the dwelling unit. No registration may be assigned, transferred, or loaned to any other 
person.  

(F) Annual Renewal. A registration may be renewed annually upon payment of registration 
renewal fees and all required transient occupancy tax remittance associated with short-term rental. 
The host shall submit such information concerning the short-term rental activity as may be required 
to enable the tax collector to verify the amount of tax paid. Failure to renew prior to the expiration 
date will result in expiration of the registration.   

(G) Requirements No Exclusive. The issuance of a short-term rental registration shall not relieve 
any person of the obligation to comply with all other provisions of this code applicable to the use 
and occupancy of the property. 

(H) Administrative Policy. The City Manager or their designee shall have the authority to develop 
administrative policies to implement the intent of this Chapter. 

5.50.070 Appeal of Denial or Revocation of License 
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(A) Revocation of Registration. A short-term rental registration issued under the provisions of this 
Chapter may be revoked after notice and hearing as provided for in this Section, for any of the 
following reasons: 

1. Fraud, misrepresentation, or false statements contained in the application; 

2. Fraud, misrepresentation, or false statements made int eh course of carrying on a short-
term rental as regulated by this Chapter; 

3. Any violation of any provision of this Chapter or of any provision of this code; or 

4. Any violation of any provision of federal, state, or local laws. 

(B) Revocation Hearing. Before revoking a short-term rental registration, the City Planner shall 
give the responsible host notice in writing of the proposed revocation and of the grounds 
thereunder, and also of the time and place at which the host will be given a reasonable opportunity 
to show cause why the registration should not be revoked. The notice may be served personally 
upon the host or may be certified ailed to the host at the last known address of at any address 
shown upon the application at least 10 days prior to the date of the hearing. Upon conclusion of 
the hearing the City Planner may, for the grounds set forth herein, revoke the registration.  

(C) Appeal form Denial or Revocation of Registration. Any host whose application has been 
denied or registration has been revoked shall have the right to an administrative appeal before the 
City Manager or a designated hearing officer. An appeal shall be filed in writing on a form 
provided by the City stating the grounds therefor within 10 days of the decision. The City Manager 
or designated hearing officer shall hold a hearing thereon within a reasonable time and the decision 
shall be final. 

(D) Waiting Period. Any host whose registration has been denied or revoked shall be ineligible 
from applying for a new registration for a 24-month period. 

(E) Records of Compliance. The host shall retain records documenting the compliance with these 
requirements for a period of three (3) years after each period of short-term rental, including but 
not limited to records showing payment of transient occupancy taxes by a hosting platform on 
behalf of a host. Upon reasonable notice, the host shall provide any such documentation to the City 
upon request for the purpose of inspection or audit to the City Manager of their designee.   

5.50.080 Operational Standards, Restrictions, and Requirements 

The following operating standards shall apply to all short-term rentals: 

(A) Legal Dwelling. Short-term rentals may only occur within legal dwelling units. 
(B) Limitation on Listings. Short-term rentals shall not have more than 1 listing for the same 

primary residence on the same days. 
(C) Local Contact Person. Hosts shall identify to all guests and all occupants of adjacent 

properties a local contact person to be available 24 hours per day, 7 days per week during 
the term of any unhosted stay. The designated local contact person shall: 
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1. Respond within 30 minutes to complaints regarding the condition or operation of 
the dwelling unit or the conduct of guests; and 

2. Take remedial action to resolve such complaints 
(D) Parking. No additional parking shall be required for short-term rentals. Existing on-site 

parking spaces shall be made available to short-term renters. 
(E) Special Event. Weddings, corporate events, commercial functions, and any other similar 

events which have the potential to cause traffic, parking, noise, or other problems in the 
neighborhood are prohibited from occurring at the short-term rental property, as a 
component of short-term rental activities. 

(F) Each short term rental must pass a public safety inspection to validate emergency egress 
standards as well as operable and properly placed smoke alarms, fire extinguishers and CO 
detectors, as applicable 

(G) No short-term rental shall have a fire pit or freestanding barbeque or grill. Permanently 
fixed barbeques or grills using propane or electricity to heat the element shall be permitted 
if they meet Fire Code setbacks and clearances. 

(H) No recreational vehicle, travel trailer, tent or other temporary shelter may be used as a 
short term rental. 

(I) Posting and Neighbor Notification of Permit and Standards. Once a vacation rental license 
has been approved, a copy of the license listing all applicable standards and limits shall be 
posted within the vacation rental property. The owner shall post these standards in a 
prominent place within 6 feet of the front door of the vacation rental and include them as 
part of all rental agreements. At the permit holder’s expense, the City shall provide mailed 
notice of license issuance and local contact information to property owners and immediate 
neighbors of the short-term rental unit using the standard 300’ property owner mailing list. 
All advertising handouts, flyers, internet listings, or any other information provided for 
vacation rentals shall conform to the approved occupancy limits and standards as stated on 
the vacation rental permit. Advertising may only be conducted for properties operating 
under a valid permit. Advertising for a particular property inconsistent with the approvals 
for that property shall be considered a violation of these performance standards. 

The following standards shall apply to all short-term rentals in commercial zones: 

(A) Annual Limit. There is no annual limit for short-term rentals in commercial zones. 
(B) The number of guests will be limited to two guests per bedroom plus another two, for a 

maximum of ten guests per short-term rental with outdoor quiet hours in effect between 
10:00 P.M. and 7:00 A.M. 

The following standards shall apply to all short-term rentals in residential zones: 

(A) Annual Limit.  
1. A primary residence may be occupied as a short-term rental for no more than (90) 

days per calendar year when no host is present. There shall be no limit on the 
number of days a primary residence may be occupied as a short-term rental when 
the host is present. For purposes of this Section, a host is considered present when 
they are on the premises at all times between the hours of 10:00 P.M. and 7:00 A.M. 
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2. A non-primary residence may be occupied as a short-term rental for no more than 
90 days per calendar year.  

(B) The number of guests will be limited to two guests per bedroom plus another two, for a 
maximum of six guests per short-term rental with outdoor quiet hours in effect between 
8:00 P.M. and 8:00 A.M. 

5.50.090 Transient Occupancy Tax 

Transient Occupancy Tax (TOT) must be collected short-term rentals and paid to the City pursuant 
to Chapter 3.12 of the Mt. Shasta Municipal Code. Collection of transient occupancy taxes for 
short-term rentals shall be the responsibility of the host. The hosting platform shall collect TOT 
when they have signed a voluntary agreement (or equivalent) with the City. 

5.50.100 Penalties and Enforcement 

Violations. Penalties as provided for in Chapter 1.03 may be imposed for failure to comply with 
the provisions of the Chapter.  
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