
 
 
 
 

PLANNING COMMISSION
STAFF REPORT

 
TO:  Planning Commission 
  
FROM: Ashley Golden, Principal Planner 
 
DATE: August 16, 2012 
 
SUBJECT: Planning and Zoning Permit No. 11-550-2, (Major Modification to Special use 

Permit No. 97-5-40), Gill’s Onions, Located at 1051 Pacific Avenue. 
 
1) Recommendation: That the Planning Commission approve Planning and Zoning Permit No. 

11-550-2 for a major modification permit, subject to certain findings and conditions. 
 
2) Project Description and Applicant:  A request to modify Special Use Permit No. 97-5-40.  

This request includes construction of three new buildings comprising 64,698 square feet for 
office, processing, and storage uses consistent with the existing onion processing plant, a 
220,000 square foot parking lot and outdoor storage area, and the demolition of 13,059 square 
feet of existing building area.  This project will increase the originally approved square footage 
by 16,510 square feet, or 12%, for a total build-out of 154,121 square feet.  The proposed build-
out is for the same user, Gill’s Onions (Gills), represents the same function, uses, and types of 
development approved under SUP No. 97-5-40.  The 1997 SUP authorized the rehabilitation of 
seven existing buildings as Phase I of the project and the future construction of 48,246 square 
feet as Phase II of the project for a total of 137,611 square feet, and the upgrade of the design for 
the 13.8 acre site to City standards.  The project is located at 1051 Pacific Avenue.  Filed by 
Michael Stroh, 1058 E Santa Clara Street, Ventura, CA 93001.  

 
3) Existing & Surrounding Land Uses: The 13.8 acre property is developed with several 

structures and outdoor uses for an onion processing plant and has been operated by Gills since 
1997.  

 
LOCATION ZONING GENERAL PLAN EXISTING LAND USE 
Project Site M2 CIA Agriculture Processing 
North M2 CIA Agriculture Warehouse 
South ML-PD ILM Vacant & Warehouse 
East M2-PD CIA City Yard  & Agriculture Processing 
West M2 CIA Manufacturing 

 
4) Background Information: On May 6, 1982, the Planning Commission approved Special Use 

Permit (SUP) No. 989 to allow a precision metal forging business to operate within several 
existing buildings on the project site.   
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On December 18, 1997, the Planning Commission approved SUP No. 97-500-40 via Resolution 
No. 97-56 for renovation of existing buildings (totaling 89,365 square feet), and the upgrade of 
the design for the existing site design to City standards for re-use by Gills. At that time, Phase II 
build-out consisting of 48,246 square feet was also approved for a grand total of 137,611 square 
feet.  Phase I renovations were completed in 2001, but Phase II was never pursued.  Various 
minor modification and building permits have allowed an additional 13,117 square feet of 
building area and approximately 118,000 square feet of site work consisting of a parking lot, 
outdoor equipment yards, and a diesel fueling station. . 

 
5) Environmental Determination:  A Negative Declaration (ND No.97-23) was approved in 

1997 in conjunction with Special Use Permit No. 97-5-40 for the rehabilitation of the existing 
buildings (Phase I) and expansion (Phase II) for Gills.  In accordance with Section 15164 of the 
State California Environmental Quality Act (CEQA) Guidelines, an addendum to a previously 
adopted EIR or MND/ND is the appropriate environmental document in instances when no 
conditions exist that would trigger a subsequent MND/ND.  As such, Addendum No. 1 to ND 
No.97-23 has been prepared (see Attachment C).  With standard conditions of approval, staff has 
determined that there is no substantial evidence that the project may have a significant effect on 
the environment. 

 
6) Analysis: 

 
a) General Discussion: Gills purchased the subject site in 1997.  Their first full year of 

onion processing occurred onsite in 2002.  In 2002, most of their customers were of the large 
scale industrial variety, which required the customers to do additional processing at their 
own facilities.  Over the past decade Gills has changed their business model towards more 
finished products onsite for direct wholesale to vendors.  This shift has lead to more 
processing on-site, but reduced the transportation of product and processing occurring at 
remote customer facilities.   

 
This project will increase the originally approved square footage by 16,510 square feet, or 
12%, for a total build-out of 154,121 square feet. (8.8% increase, not including 
renewable/alternate fuel generation equipment area).  The proposed build-out is for the same 
user, Gills Onion, represents the same function, uses, and types of development approved 
under SUP No. 97-5-40.   
 
Gills is a nationally-recognized leader in installation and use of on-site waste-to-energy and 
other renewable energy technology which reduces waste stream and demand for carbon-
based power.  Between 2007 to 2012 Gills constructed ad Advanced Energy Recovery 
System (AERS), Fuel Cells, Flow Battery, and Diesel Fueling station all geared toward 
reducing the environmental impact for the site. Gills operates 24 hours a day with a total 
projected employee base of 600.  

 
b) General Plan Consistency: The City’s 2030 General Plan land use designation for the 

subject site is Central Industrial Area (CIA) which is characterized by “uses often involving 
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outdoor use and storage, but are not classified as heavy industrial uses.  Agricultural 
processing and service, and vehicle and equipment storage and repair predominate in this 
area.”  The underlying M-2 zoning (Heavy Industry) allows agricultural and food product 
processing with the approval of a special use permit.  This major modification request is 
consistent with the General Plan and the property’s land use designation. 
 
Consistency with the 2030 General Plan is defined by the relationship between 2030 General 
Plan policies and the proposed project.  The three consistency classification levels are: 
I. Direct Applicability to a Proposed Project or Program (full text of the policy and an 

explanation). 

II. Related or Indirect Applicability to the Proposed Project or Program (policy title and 
an explanation for each or groups of related or indirectly related policies). 

III. No or Distant Applicability to the Proposed Project or Program (all policies not listed 
as Level I and II are assumed to be consistent). 

POLICY LEVEL POLICY OR TITLE EXPLANATION 

CD-16.5 
 
 
 
 
 
 

I 

Industrial and Commercial Development
Standards 
Require high quality development standards 
that increase the efficient use of existing 
industrial and commercial development areas 
so as to preserve agricultural land and 
minimize adverse environmental impacts.  
 
. 

The proposed configuration 
and development will provide a 
campus like setting and allow 
for onsite storage of related 
products and equipment.  The 
Development Advisory 
Committee (DAC) review 
process led to changes in the 
project and/or conditions of 
approval that resulted in this 
high quality development.  

CD-17.6 
CD-18.10 
 
 
 
ICS-1.4 
ICS-17.5 
 
 
CD-5.4 
 
ICS-14.1 
 
 
 
 
 
 
 

II 

Business Expansion 
Existing Businesses  
 
 
 
Infrastructure Conditions of Approval 
Undergrounding of Utility Lines 
 
 
Environmentally Friendly and “Green” 
Industry 
Waste Reduction 
 
 
 
 
 
 
Development Applicants to Conduct 

Gills has been in business at 
the subject site for 15 years, 
and provides quality jobs for 
approximately 600 people.  
 
Conditions of approval restate 
the 1997 permit requirement to 
underground utility lines. 
 
Gills has constructed three 
projects specific to reducing 
their carbon footprint and 
impact on the environment.   
Furthermore Gills, had only 
.4% of their waste that went to 
landfills in 2011.  Their onion 
waste is converted to energy 
and cattle feed.  
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POLICY LEVEL POLICY OR TITLE EXPLANATION 

ER-11.3 Research 
 

A condition of approval 
requires the applicant to have a 
qualified archaeologist conduct 
a record search at the South 
Central Coast Information 
Center located at California 
State University Fullerton 

All others III All policies not listed above 
No or Distant Applicability to the 
Proposed  Project 
 

 
c) Conformance with Zoning Development Standards: The proposed development is 

located in the Heavy Industry (M-2) zone district.  In accordance with the City Code, the 
proposed development may be permitted with an approved major modification permit. 
Applicable development standards of the M2 zone have been compared with the proposed 
project, as follows:  

 
DEVELOPMENT 

STANDARD REQUIREMENT PROPOSED COMPLIES 

Height Permitted (16-
247) 

No building shall exceed a height at the street line of 
eight stories or 100 feet. 23’ 1” Yes 

Front Yard 
(16-248) 

Where all the frontage on one side of the street between 
two intersecting streets is located in an M2 zone, no front 
yard shall be required. Where frontage on one side of the 
street between two intersecting streets is located in an M2 
zone and an R zone, the front yard requirement in the R 

zone shall apply to the M2 zone. 

100’ + Yes 

Side Yard (16-249) 

Where a lot in an M2 zone abuts the side of a lot in any R 
zone, there shall be a side yard of not less than 5 ft. 
In all other cases, a side yard for a commercial or 

industrial building shall not be required. 

100’ + Yes 

Rear Yard (16-250) 
No rear yard required except where M2 zone abuts an R 
zone, in which case there shall be a rear yard of not less 

than 20 ft. 
100’ + Yes 

Off-street parking: 
   Handicapped   

Motorcycle (16-264)   
Bicycle (16-623 & 16-

637)   
Loading (16-644)    

Standard/ADA Stalls Required: 225* 
 

Motorcycle Stalls: 6 
Bicycle: 5 

 
Loading: 5 

214 Standard stalls 
   6 motorcycle stalls 
   8 ADA stalls 
228 Total Stalls 
 
Bicycle: 14 
Loading: 9 

Yes 

Parking space sizes & 
design: 

Standard (16-636 & 16-
638) 

  

 
 

9’W x 19’L 
 

 
 

9’x19’ 
Yes 
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DEVELOPMENT 

STANDARD REQUIREMENT PROPOSED COMPLIES 

Parking area Landscape 
Req. (16-641): 

Along streets/alleys 
 

Parking/vehicle area 
(16-641) 

 
Landscape fingers (16-

641) 
 
Trees (for lots with 20+) 

 

 
 

Min. 10’ wide strip. 
 

Minimum 5% of area, exclusive of any other required 
landscaped area abutting a street or alley. 

 
9’W x 20’L - every 10 spaces with 2 trees. 

 
 

Min. 40’ O.C. 

 
 

10’ wide strip 
 

5% (26,882 SF) 
 

Finger planters per 
Code 

 
Trees provided on 

Pacific Ave and COA 
for Mountain View 

Ave 
 

Yes, with 
condition of 

approval 

Lighting Comply with Section 16-320 of the City Code. Conditioned to 
Comply Yes 

*see further discussion in section e.  
 
d) Site Design: The site is bounded by Wooley Road to the south, Pacific Avenue to the east, 

Mountain View Avenue to the north, and the Union Pacific Railroad to the west.  The 
existing structures generally located on the southern portion of the site with access from 
Wooley Road and Pacific Avenue.  The most northerly portion, along Mountain View 
Avenue has remained undeveloped.  However this area has been use periodically for 
seasonal outdoor storage of containers and trucks.   

 
The project proposed to demolish 13,059 square feet of building area and to construct three 
new buildings (64,698 square feet) for office, processing, and storage uses.  In addition, the 
northern portion will be built-out with areas for outdoor storage, staging, truck parking, and 
access routes. Outdoor truck parking areas totaling 26,475 square feet are requested as are 
31,760square feet of outdoor bin storage areas.   
 
2011 Major Modification Proposal       
Buildings to be Demolished:    
Name: Type: Size:   
Building 2 - Q.C. Lab Office 506  
Building 5 – Restrooms Accessory 956  
Building 5 - Break Room Accessory 799  
Building 4 Storage 1,600  
Building 5 Processing 9,198   
Total Demolished Area (SF):  13,059  
    
Proposed Buildings and Site Work:    
Name: Type: Size (SF) Site Work 
Building 10A Processing 12,723  
Building 11 Office / Storage 24,359  
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North Parking Lot Site work  220,108 
Building 10B Processing 18067  
Building 6/10 Access Tunnel Storage 1,105  
Building 12 Storage 8,444   
Total Proposed Area (SF):  64,698 220,108 

 
The site historically and currently contains outdoor storage, which is allowed with approval 
of a special use permit.  This permit further defines the outdoor storage areas which are 
specifies at three locations: near the fueling station (2,016 SF), near the truck parking area 
(27,456 SF), and west of the Mountain View Avenue exist (2,288 SF).  All bin storage areas 
are limited to 20’ max in height.  Trail and truck parking totaling 26,475 SF is also proposed. 
Along Pacific Avenue, a new 7’4” block wall to match the existing wall will be provided.  
The applicant proposed that the existing chain link fence on Mountain View Avenue be 
replaced with a wrought iron fence with pilasters: Staff recommends that the new wall (along 
Pacific Avenue) be continued along Mountain View Avenue to provide consistent screening 
from all public views.  Therefore, a condition of approval requires that a solid wall, matching 
the wall only Pacific Avenue, be installed along Mountain View Avenue.  Wrought iron 
gates will be provided at each driveway opening.  Pursuant to City Code Section 16-311(A) 
staff recommends allowing a portion of the Mountain View screen wall be located within the 
10’ street-fence setback area.  The wall placement is necessary to enclose an existing waster 
water treatment plant at the northwest corner of the site 

 
e) Circulation and Parking: There are three driveways on Pacific Avenue, one truck egress 

point on Mountain View Avenue, and one driveway on Wooley Road.  The Wooley Road 
driveway provides ingress and egress for passenger vehicles, whereas driveways on Pacific 
Avenue and Mountain View Avenue are mainly used by trucks accessing and leaving the 
site.  A fire truck access route is provided throughout the site and a condition of approval is 
included to ensure that the outdoor storage and staging areas do not impede emergency 
access throughout the site.  Parking for employees and customers is principally located on 
the southern portion of the site, with 16 stalls proposed on the northern end of the site.  
Existing loading docks are accessed from Pacific Avenue.  The site is required to have 225 
parking stalls and provides 228 parking stalls.  The accessory spaces within Buildings 2, 11, 
and 12 were not included in the parking requirements for the site, and thus a special 
condition of approval prevents these areas from being converted to another type of use 
unless adequate parking is provided on-site.  
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Parking Requirements Per Building By Use 

 

Name: Type: 
Total 
Size (SF) Size (SF) Parking Rate 

Required 
No. Of 
Stalls 

Building 1 Office 4452 4,452 1/250 18.00
Building 2   43675       
  Manufacturing   32,955 1/500 65.91
  Office   4,179 1/250 16.72

  
Accessory (restroom & 
breakroom)   6,541 N/A 0.00

Building 3 Warehouse 5285 5,285 1/1000 5.29
Building 4           
Building 5           

Building 6 Warehouse 22668 22,668

1/2000 for 7448 
SF 1/4000 for 

15220 SF 7.53
Building 7 Warehouse 1211 1,211 1/1000 1.21
Building 8,   
Engine Room Warehouse 3253 3,253 1/4000 0.81
Building 9,   
Switch Gear Warehouse 505 505 1/1000 0.51
Building 10 Manufacturing 30790 30,790 1/500 61.58
Building 11   24359       

  
Accessory (breakroom, 
restroom, corridor)   7,313 N/A 0.00

  Office   1,674 1/250 6.70
  Manufacturing   1,438 1/500 2.88
  R&D   1,638 1/350 4.68
  Warehouse   12,296 1/1000   
Building 12   8444       
  Warehouse   6,907 1/2000 3.45
  Office   840 1/250 3.36

  
Accessory (lounge, 
restroom)   697 N/A 0.00

Building 13,   
Flow Battery Warehouse 4500 4,500 1/2000 2.25

Access Tunnel 
2/6 Warehouse 743 743

1/1000 for 703 
SF 1/2,000 for 40 

SF 0.72
Access Tunnel 
6/10 Warehouse 1105 1105 1/2000 0.55
Electrical Yard Other 6069 6,069 N/A 0.00
Fueling Station Other 2275 2,275 N/A 0.00
Fuel Cell Yard Other 5333 5,333 N/A 0.00
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Name: Type: 
Total 
Size (SF) Size (SF) Parking Rate 

Required 
No. Of 
Stalls 

Anerobic 
Digester & 
Yard Other 7476 7,476 N/A 0.00
Outdoor 
Storage - bins Exterior Industrial Use 31760 31760 1/2500 12.70
Outdoor 
Storage - 
trucks Exterior Industrial Use 26475 26475 1/2500 10.59
  Totals 230378 230,378   225.43

 
The project did not trigger CEQA thresholds for a traffic study or off-site traffic 
improvements.  The shift in Gills business model and the on-site energy projects reduced the 
waste truck trips for the use from 3,057 trips/year to 699 trips/year.  At full build-out the 
truck trips associated with solid waste removal are projected to be 350 trips/year.   

 
f) Building Design: The new buildings will match the colors (tan, green, gray) and materials 

(corrugated metal & masonry) of the existing buildings on-site.  Due to the nature of the 
business (including the storage and use of hazardous materials and large cooling equipment), 
exterior piping, exterior downspouts, and some roof-top equipment may be necessary.  Two 
standard conditions of approval have been re-worded, and are included as special conditions 
of approval, to allow for these deviations from standard conditions of approval. 

 
g) Signs: Signs are not part of this approval and will be reviewed in the future, consistent with 

city code.  The wall signs shown on the plan are for illustrative purposes only.  
 

h) Landscaping and Open Space: Conditions of approval are included to ensure a 
cohesive streetscape design for both Mountain View Avenue and Pacific Avenue.  A special 
condition of approval for the landscape treatment along Mountain View Avenue requires the 
installation of a solid wall rather than a wrought iron fence.  The solid wall treatment will 
help to screen the outdoor storage proposed on the northern portion of the site.  Landscaping 
along Mountain View will help screen the outdoor storage areas.  Finger planters are 
provided, as required by city code, in the new row of parking provided in the northwest 
portion of the site.   

 
i) Special Conditions of Approval: The SUP No. 97-5-40 approval included a condition 

to underground utilities on both Mountain View Avenue and Pacific Avenue (Condition 101 
of Resolution 97-56).  The applicant undergrounded the utilities on Pacific Avenue, but 
undergrounding on work on Mountain View Avenue was deferred.  The project is subject to 
Ordinance 2207 (undergrounding utilities) and is required to underground the utilities on 
Mountain View Avenue.  Furthermore, this condition of approval is inline with the 2030 
General Plan Policy ICS-17.5.  The condition of approval from SUP No. 97-5-40 (Resolution 
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97-56, Condition No. 101) still applies, and is clarified in the attached resolution (Condition 
117).   

 
The applicant requested re-wording of several standard Planning Division conditions of 
approval (COA) and one standard Development Services COA.  The Planning Division 
consulted with Ventura County Air Pollution Control District (VCAPCD) on the COAs as 
they related to Air Quality standards and ultimately modified two “Planning Standard 
Condition” of approval with VCAPCDs consent (COA Nos. 63 & 69.  These modifications 
will apply to future discretionary projects, as applicable).  Conditions 57-60 & 127 in the 
attached resolution have been revised to address the applicant’s concerns.  The Planning 
Division did not agree to reword or remove standard Condition of Approval No 52.  The 
Planning Division did reword COA 62, but the applicant still objects to the COA.  The 
applicant also objects to COA No. 117.  

 
7) Development Advisory Committee: The Development Advisory Committee (DAC) 

reviewed this project on October 12, 2011. Recommendations of the DAC are included in the 
attached resolution. Much of the DAC discussion focused on the wall and landscape treatment 
along Mountain View Avenue as well as the undergrounding of utilities along Mountain View 
Avenue.  The applicant was also required to improve Mountain View Avenue with curb, gutter, 
sidewalk, and asphalt widening.  COA Nos. 24, 115, 116, & 117 are included to address these 
items.   

 
8) Community Workshop: The project is not located in an established neighborhood and thus 

was not subject to the Community Workshop requirements.  
 
9) Appeal Procedure:  In accordance with Section 16-545 of the City Code, the Planning 

Commission’s action may be appealed to the City Council within 18 days after the decision date. 
Appeal forms may be obtained from the City Clerk and must be submitted with the appropriate 
fees before the end of the appeal period 

 
Attachments: 

A. Maps (Vicinity, General Plan, Zoning) 
B. Reduced Project Plans 
C. Addendum No. 1 to ND 97-23 with attachment 
D. Resolution 97-56 
E. Resolution  

 Prepared by: ______ 
                AG 

 
 Approved by: ______

               SM 
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