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MINUTES SPECIAL JOINT MEETING OJAI CITY COUNCIL AND PLANNING COMMISSION 6:00 P.M. SEPTEMBER 13, 2016 COUNCIL CHAMBERS, OJAI CITY HALL 401 S. VENTURA STREET – OJAI, CA ROLL CALL – City Council



Mayor Blatz called the special meeting of the Ojai Planning Commission and the Ojai City Council to order on Tuesday, Tuesday, September 13, 2016, at 6:00 p.m. in the Council Chambers of Ojai City Hall, 401 S. Ventura St., Ojai California. On the call of the roll, the following Council Members reported present: Paul Blatz, William Weirick, Betsy Clapp, Severo Lara and Randy Haney. ROLL CALL – Planning Commission



On the call of the roll, the following Planning Commission Members reported present: Rosalee Zabilla, Chester Jagiello, Bobbi Corbin, Kathy Nolan, Ray Powers, and Stephen Quilici. Also present were: Interim City Manager Steve McClary, City Attorney Matthew Summers, Community Development Director Kathleen Wold, and Amber Young, Deputy City Clerk. PLEDGE OF ALLEGIANCE



Planning Commission Member Powers led the Pledge of Allegiance DISCUSSION ITEMS



1. Discussion of water issues and receive direction from the City Council on the Planning Commission’s role. Mayor Blatz opened the discussion and turned the floor over to Planning Commission Chair Zabilla. Planning Commission Chairperson Zabilla presented the joint panel with two questions to consider in discussing the Planning Commission’s role in the City’s water issues: How do development and water supply inform one another? And: What’s the plan to secure our water supply? Chair Zabilla said the Commission started asking these questions last year when working through the mandate from the City Council to review the City’s Second Unit ordinance. She said that relevant to concerns at the time, the Commission loosened constraints on size allowances for second units, but required water-wise retro-fitting of the unit’s main house, to approximate what is known as a “zero-net water” policy.
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She said that in fast-forwarding to today, City Council has asked staff to come up with new development standards around water conservation, and in that vein, we need to make sure that we are utilizing the best policies and practices that are known. She said Ojai Green Coalition has been a water-issue thought leader, as well as other local groups such as the Ojai Water Trust. She said that at this time, the Commission needs clarification on moving forward relative to the City’s new water needs. She noted staff’s resources are limited and also noted it would be wise to expedite the process. She proposed that rather than form a new committee to address the matter, form an adhoc committee with either her or some other Commission member, a member of the Council and others, to do two things: 1) Draft development standards and 2) Devise a holistic approach to City water polities, focused around a net-zero water philosophy. Mayor Blatz opened the floor to discussion from the panels. Mayor Pro Tem Weirick said an ad hoc committee would be useful and suggested broadening it further to include valley-wide representation, since the City is such a small footprint in the valley. He said otherwise that could limit any resulting policy’s effectiveness. He suggested including representation from the Oak View Civic Council and the Ojai Valley Municipal Advisory Council (MAC). Council Member Haney concurred with Council Member Weirick’s idea of valley-wide representation, but also noted that at this time the City should address what the City itself can govern, which is the City’s own ordinances and codes. He also suggested such a committee might include one or two members of the general public to provide additional insight. He added that such a committee should proceed in a thoughtful and careful manner thinking of the long-term, and that it should have a set time to finish. Council Member Lara supported the idea of the ad-hoc committee; however he said creating development standards and a holistic approach to water are two separate matters. He opined that the Council, in conjunction with staff, should address development standards, and that once those are defined the broad ad-hoc committee could be formed to examine a holistic approach to water use. Council Member Clapp asked for clarification as to whether Council Member Lara was suggesting that staff come up with “water-wise” standards and then appoint a committee. Council Member Lara confirmed that. Council Member Clapp said that she agrees with that idea. She noted that the public process for feedback and suggestions would need to be folded in as well.
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Mayor Blatz also liked the idea outlined by Council Members Lara and Clapp. He added that any standards created by staff should be returned to the Planning Commission for feedback. He added that any ad-hoc committee should look at water conservation as a valley-issue and also incorporate parts of Ventura and areas serviced by Casitas Municipal Water District (CWMD). He said other stakeholders should sit on the committee, for example, County Supervisor Steve Bennet, and East End ranches, as well as water purveyors. Council Member Haney said there are 18 stakeholders drawing from the lake. Council Member Clapp said she agrees that the City needs to be part of the bigger discussion but that it has no authority over the broader valley. She therefore recommends proceeding with City-specific water saving measures, because the City can control that. Then, for the future, seek a broader alliance. Mayor Blatz asked for members of the Planning Commission to comment. Commissioner Nolan noted that the City’s Complete Streets program includes capturing storm run-off and that it would be ideal to make sure that happens in every project where it can. She added that the City could also conduct community outreach programs to educate residents about water conservations. Commissioner Nolan also noted that several ideas proposed in 2010 might be worthwhile for the Council to revisit today. Those include having all new construction and remodels plumb for grey-water systems, to have them in place, ready to go but not necessarily hooked up; reduce landscape watering, since an average of 50 percent of household water use goes to landscaping. She also noted that the Green Coalition has an extensive list on its Web site of government agencies that can affect water. She suggested posting it on the City’s Web site to help educate the public. Interim City Manager McClary said he will have it posted on the City Web site. Commissioner Powers said he likes the idea expressed. He added any water policy decisions should reflect long-term solutions. Commissioner Quilici said that he would like to receive direction from Council on how it sees the Planning Commission’s role in water policy. He noted that cases frequently come before the Commission that involve the sort of water use questions being discussed tonight, but that the Commission has no guidance in the code for them. Mayor Blatz said Agenda Item 3 will address that.
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Commissioner Jagiello concurred with Commissioner Quilici. Commissioner Corbin said that regarding area-wide water issues, she is concerned with ensuring that the City’s voice be heard among the numerous agencies. Council Member Weirick agreed and noted that the City has the ability to play a leadership role for the valley and focus attention on the interests of the valley as a whole. Mayor Blatz asked if any members of the public wished to speak. Troy Becker, Ojai, former Planning Commissioner, expressed frustration that the City has done little so far to conserve water, but that he was pleased with the ideas presented in the meeting. He noted that some actions that residents can take is to turn off their sprinklers and/or remove their lawns. He also suggested the City or water purveyors could check their systems for leaks. He added that replacing toilets with low-flow models would also save water immediately. Council Member Weirick asked Troy Becker if he could provide information to the Council on the latest technology on checking leaks in water pipelines. Mayor Blatz noted it might also be useful for the city to find out if water is getting lost via the sewer system. Commissioner Norton mentioned that the Green Coalition will hold an educational class on how to read household water meter, water bills, and how to fix leaks. Mayor Blatz said Golden State Water has a video on its Web site on how to read water bills. Council Member Weirick noted that water regulators all over town are old and likely lead and that possibly the City could create incentives for replacing them. Russell Sydney, Executive Director of the Ojai Valley Green Coalition, suggested implementing immediate policies that could start conserving water right away for homes, businesses and government projects. He said policies should maximize water retention on site and minimize water use. He also mentioned long-term ground water recharge planning and implementing landscape water efficiency policies. He also encouraged the City to not underestimate what it can do to conserve water. Johnny Johnston, Ojai, asked if the demonstration project on south Fulton Street was managed by the City or by private owners. Commissioner Norton said it was a Complete Streets project.
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Mr. Johnston said that he has noticed the sprinklers running for an excessive amount of time on a demonstration project and suggested the Public Works Department check the timers. Mayor Blatz closed the public comments. A brief exchange ensued on the dais. Council Member Haney said local residents need a cultural change in how they think about water, such as replacing lawns with native plants, etc. Mayor Blatz agreed. He ended the discussion and moved to the next agenda item. 2. Discuss prioritization of Planning Commission work tasks: • Neighborhood Planning • Second Unit Ordinance Update • Water Issues • Cultural Resources • Bryant Circle Rezone • Landscape Ordinance • Clean up Code Revisions. Mayor Blatz opened the discussion and asked Chairperson Zabilla to share her thoughts on how to prioritize the listed items. Chairperson Zabilla said that the second-unit ordinance update was her priority. She said the Commission and City staff had worked on it a long time, and developed a conservative policy that approximates a net-zero water policy. She said an additional benefit of the policy was that it allowed the City to calculate maximum water usage. She said that now that the area is facing a water shortage, any second-unit ordinance should not be any more liberal regarding water usage than the plan described, and that it should not be implemented until the City has water-wise, net zero water policies in place. Council Member Weirick said that he agrees, and that the City should finish developing the ordinance but not necessarily implement it yet. Council Member Haney suggested that to prioritize the items, the Commission might address the oldest items first or the easiest items first. Commissioner Jagiello said that the second-unit ordinance should be the priority as it is the oldest. He added there is no directive from Council to the Commission regarding cultural resources so that should also be prioritized, and the rest of the items relate to water use. Mayor Blatz suggested that the Bryant Circle rezoning could be dealt with pretty easily. He asked staff to confirm.
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Community Development Director Wold confirmed. She said that it would involve holding a meeting with the people that it would impact and then proceed. Commissioner Quilici said he attended the recent meeting of the Ad-hoc Committee on Cultural Resources. He said that Committee might contend that cultural resources is the oldest issue, because cultural resources is part of the General Plan that has never been implemented since 1987. He said there are some things that can be done that don’t even impact water or second units except to inspect and monitor ground-disturbing activities. He said right now, anytime the Commission fields a case that involves ground-disturbing activities, they add relevant conditions to permits. He added that he would prefer that ordinances addressing cultural resources were available. Mayor Blatz said he can appreciate the Commission’s frustration. Council Member Clapp said she considers water issues the priority, as well as two items closely linked to water: short-term rental law enforcement and second-unit development. She also asked if “tiny” houses should be allowed under the proposed ordinance. She suggested that Council ask staff to recommend water-wise policies, and then once those recommendations come before Council, the Council should then discuss how to proceed, i.e., forming a valley-wide ad-hoc committee. Chairperson Zabilla said there may be some finishing touches needed for the second unit ordinance, but for the most part the commission did review everything with the exception of tiny houses. The Commission did forward a recommendation to City Council. She said her understanding was that the City wants to increase the inventory of second units and potentially put second units of 1,200 square feet, and tiny homes, on lots -- as long as they do not violate lot coverage laws. She added that the guidelines that the Planning Commission had developed would adapt well to today’s needs. Council Member Weirick agreed. He said that second unit ordinances could be useful for demonstrating water-wise development. Council Member Haney noted that the City should make sure to structure any ordinances to ensure that the Commission does not permit projects that are not conditioned, and therefore place an undue burden on the client. Council Member Lara said that regarding cultural resources, policy does exist for the Commission. Council Member Clapp asked if in regard to second units, that included affordable housing units or if it only referred to increasing housing stock. She said if it only refers to increasing housing stock, then she would prefer to add significant restrictions pertaining to water use.
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She said that if a second unit has no affordability covenant attached then that increases demand on water supply with no requirement to minimize impact. She added that if it does instead include affordable housing units, then she has heard no discussion regarding such units being affordable by covenant. She added that adding water-wise requirements also increases the housing cost, which could result in the unit not being an affordable unit. She noted that unless the unit has an affordability covenant on it, no matter the cost it will sell for the market rate. She also noted that to proceed with any of these programs without assessing water impact would be unfair to residents already restricted in their water use. Mayor Blatz agreed but added that one way to look at the second dwelling unit is that if the City agrees to the second dwelling unit, it would also require the main unit to comply with standards, therefore benefitting the community by allowing the second unit but keeping water use at net-zero or below. Chairperson Zabilla said that is how the ordinance was written. Council Member Clapp said that was true, but that those details were rejected by Council. Commissioner Jagiello said that isn’t true. Mayor Blatz said he watched the tape of the meeting in question and said that some details were changed but he did not specifically recall that all of the water wise items were taken out. He said that if they were, he would be in favor of bringing them back to the Council when the full Council was there, to ensure that water-wise details be incorporated. Council Member Clapp agreed. Mayor Blatz asked if there were any other comments regarding priorities. There were none. Mayor Blatz asked Chairperson Zabilla if she wanted to add any comments. Chairperson Zabilla said that the Commission can hew to this list and keep re-ordering. Commissioner Jagiello asked if the recommendations in question are the direction of record for now, from the Council. Mayor Blatz said that is correct. Chairperson Zabilla said that her understanding was otherwise and asked Council Member Weirick to clarify the directions. Council Member Weirick said if the rest of the Council concurs, he would review and make sure that the water-wise aspects remain in the language.
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Chairperson Zabilla asked if Council is still in favor of seeing second units and tiny houses on any lot in the City as long as they don’t violate law coverage. City Attorney Summers noted that Council could either direct that the Planning Commission reconsider the item in full, taking into account the direction previously given by the Council, or ask that the matter first be put back on the Council agenda for reconsideration based on tonight’s discussion. Chairperson Zabilla asked Council Member Weirick if he is saying that the Council would be willing to consider a more conservative approach to water use at this time. She asked City Attorney if that was an acceptable way to approach the matter. City Attorney Summers said the Planning Commission could re-evaluate all items at issue and ask that when it comes back to the Council, for first reading and introduction, that the Council consider more conservative standards with regard to water development. Mayor Blatz clarified that the matter is with the Planning Commission, which can review it and determine which modifications it wished to have addressed by the City Council. Council Member Clapp asked if no affordability covenants are placed on second dwelling units, then does that mean tiny houses will be considered as a separate matter. Mayor Blatz said that he would indeed like to see tiny house-related water issues addressed as a separate matter. Council Member Clapp asked if the City is going to put affordability covenants on the second dwelling unit policy, if those units would be exempt from a complete Environmental Impact Report (EIR). City Attorney Summers said that per state guidelines, second dwelling units that do not have affordability covenants do not require full EIRs. He added that second dwelling units of 1,200 square feet or smaller are exempt from EIRs. Any dwelling above that size would require an EIR. Mayor Blatz continued this item to 6:00 p.m. on Tuesday, September 27, 2016 and recessed the joint meeting to that time and date. 3. Discussion with the City Council on general topics concerning the Planning Commission (Questions). This item was continued to 6:00 p.m. on September 27, 2016. ADJOURNMENT



Respectfully submitted:



Approved by:



___________________________ Amber Young, Deputy City Clerk



_______________________________ Paul Blatz, Mayor
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