
 

 

 

GARDEN ACRES MUTUAL WATER COMPANY BACKUP WATER PRODUCTION, 
STORAGE, AND DISTRIBUTION FACILITY, 

MINOR MODIFICATION TO CONDITIONAL USE PERMIT PL15-0034 AND  
ADMINISTRATIVE VARIANCE REQUEST (CASE NO. PL22-0180) 

 
A. PROJECT INFORMATION  
 

1. Request: The applicant requests approval of a Minor Modification of Conditional 
Use Permit (CUP) PL15-0034 to authorize the continued operation of water 
production, storage, and transmission facilities that exist on Assessor Parcel 
Number (APN) 149-0-041-205 (2838 Friedrich Road) and APN 149-0-041-185 
(2828 Friedrich Road) for an additional 40 years after approval of the modified 
CUP. Also, the applicant proposes the construction and installation of a new 
backup water production, storage, transmission, and distribution facility (for five or 
more domestic connections) on APN 149-0-043-135 (3802 Almond Drive). The 
applicant also requests an administrative variance by Planning Director approval. 
(Case No. PL22-0180). 

 
2. Applicant/Property Owner: Garden Acres Mutual Water Company, Mike Barber, 

President, 3701 Orange Drive Oxnard, CA 93036 
 
3. Decision-Making Authority: Pursuant to the Ventura County Non-Coastal Zoning 

Ordinance (NCZO) (Section 8105-4 and Section 8111-1.2 et seq.), the Planning 
Director is the decision-maker for the requested modified CUP and administrative 
variance.  

 
4. Project Site Size, Location, and Parcel Number: The 10,890-square foot 

property is located at 3802 Almond Drive, near the intersection of Almond Drive 
and Friedrich Road, near the city of Oxnard, in the unincorporated area of Ventura 
County. The Tax Assessor’s parcel number for the subject property that constitutes 
the proposed project site is 149-0-043-135 (Exhibit 2). 

 
 The project site includes existing water production, storage, and transmission 

facilities located on APN 149-0-041-205 (2838 Friedrich Road) and APN 149-0-
041-185 (2828 Friedrich Road).  

 
5. Project Site Land Use and Zoning Designations (Exhibit 2): 
 

a. Countywide General Plan Land Use Map Designation: Very Low Density 
Residential   
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b. El Rio/Del Norte Area Plan Land Use Map Designation: Urban Residential 

2-4 DU/AC (2-4 dwelling units per acre)  
 
c. Zoning Designation: RE-10,000 sq. ft. (Rural Exclusive, 10,000 square feet 

minimum lot size)  
 

6. Table 1 - Adjacent Zoning and Land Uses/Development for APN 149-0-043-
135 (Exhibit 2): 

Location in 
Relation to the 

Project Site 
Zoning Land Uses/Development 

North 
RE-10,000 sq. ft. and AE-40 
ac (Agricultural Exclusive, 40 
acre minimum lot size) 

Private road (Friedrich Road), County 
Watershed Protection Jurisdictional Channel 
(flood control), farmland  

East 
AE-40 ac County Watershed Protection Jurisdictional 

Channel (flood control), County-owned service 
road, farmland 

South 
RE-10,000 sq. ft. and AE-40 
ac  

Single family dwelling, County Watershed 
Protection Jurisdictional Channel (flood 
control), County-owned service road, farmland 

West 
RE-10,000 sq. ft. Two single family dwellings on two separate 

lots 

 

7. History/Background: CUP Case No. 4741 (approved in 1992) authorized the 
construction of a water well, tank, and appurtenant structures and equipment on 
APN 149-0-041-205 (2838 Friedrich Rd). CUP Case No. LU06-0019 (approved in 
2006) authorized the continued use of the existing water system on APN 149-0-
041-205 for an additional 25 years. A modification to CUP Case No. LU06-0019 
(Case No. PL15-0034) (approved in 2016) authorized the continued operation of 
the water facility for an additional 40 years. The CUP modification also authorized 
construction of a new water tank and appurtenant equipment on APN 149-0-041-
185 (also on Friedrich Road).  

 
 The purpose of the proposed project and requested modified CUP (Case No. 

PL22-0180) is to upgrade the existing Garden Acres Mutual Water Company 
(GAMWC) water transmission and storage facilities to provide a new back up well 
and storage tank with associated appurtenances to be located on APN 149-0-043-
135 (3802 Almond Drive). The applicant states that the upgrades are needed to 
address future drought conditions or potential failure of the water well located on 
APN 149-0-041-205. 

 
8. Project Description: The applicant, GAMWC, requests a Minor Modification of 

CUP Case No. PL15-0034 to authorize the continued operation of its existing water 
production, storage, and transmission facilities on APNs 149-0-041-205 (2838 
Friedrich Road) and 149-0-041-185 (2828 Friedrich Road) for an additional 40 
years after approval of the modified CUP. Existing water facility structures and 
equipment on APN 149-0-041-205 include a water well, well pump, a 125,000 
gallon water storage tank, a 10,000 gallon pressure tank, pumping station (four 25 
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horsepower pumps, one 15 horsepower pump), chlorination facilities, storage 
structure, generator, electrical cabinet, Supervisory Control and Data Acquisition 
system, fences/walls, landscaping, and signage. This water facility operates with 
one well pump from 1:00 p.m. to 4:00 p.m. every day and with one 15 horsepower 
booster pump at any time of the day.  Existing water facility structures and 
equipment on APN 149-0-041-185 include a 120,000 gallon water storage tank, 
emergency interconnect system, security lighting, gravel access drive, chain link 
frontage fence with barbed wire (maximum eight feet tall), landscape screening 
(approx. 475 square feet) along the frontage fence and eastern and western 
property lines, and an at-grade detention basin. There are no pumps at this 
location and no sound is emitted. There are communication lines, a water 
transmission pipeline, and tank/line associated valve arrangements on, between, 
or connecting the facilities at APNs 149-0-041-205 and 149-0-041-185.  
 
In addition, the applicant proposes the construction and installation of a backup 
water production, storage, and transmission facility on APN 149-0-043-135 (3802 
Almond Drive). APN 149-0-043-135 contains an existing single family dwelling 
which would be moved off the subject property to a vacant lot in the Nyeland Acres 
neighborhood and a laundry structure (non-commercial) which would be 
demolished. The proposed project components are identified in Table 2 below. 

 
The proposed backup water facility would operate with one well pump from 1:00 
p.m. to 4:00 p.m. every day and with one 15 horsepower booster pump at any time 
of the day. All other pieces of equipment would be used only during 
emergencies. The proposed emergency generator would operate only in the event 
of power failure to ensure continuous flow of potable water and appropriate fire 
flow. Any routine testing or maintenance of the proposed emergency generator 
would occur approximately once per year during the daytime only (6:00 a.m. – 7:00 
p.m.) to reduce the chance of disturbing the adjacent uses.  
 

Other appurtenances to the proposed backup water production, storage, and 
distribution facility would be constructed off site. An electric power pole would be 
installed within the contiguous parcel (APN 149-0-010-175), and a portion of the 
existing sewer lines would be removed, and an existing sewer cleanout device 
would be relocated and replaced with a new sewer cleanout device on the same 
parcel. Also, two underground water pipelines would be installed under and within 
the same parcel (APN 149-0-010-175). The two water pipelines would extend 
beyond the parcel along Friedrich Road. One of the proposed water lines to be 
undergrounded along Friedrich Road would connect the proposed water facility on 
APN 149-0-043-135 to the existing water facility on APN 149-0-041-205. This 
installation would require trenching for the new underground water line with the 
installation of associated shut off water valves. No other development is proposed 
at the site of the existing water facilities (APNs 149-0-041-185 and 149-0-041-205). 
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No new employees would be required for the daily operation of the proposed 
project. Maintenance workers would occasionally visit the site for repair, 
maintenance, and testing. Such maintenance would occur between the hours of 
8:00 a.m. to 5:00 p.m., Monday through Friday. Maintenance personnel would also 
respond to site emergencies if necessary. 
 
Water would be supplied by the existing GAMWC water facilities to address the 
landscape irrigation requirements at the existing sites and proposed site. The 
project would not generate sewage, would not require the use of an onsite 
wastewater treatment system, and would not require connection to a public sewer 
system. Access to the proposed project site would be provided by private Friedrich 
Road (APN 149-0-010-175) for which the applicant has access easement rights. 
Access to the existing project sites would continue to be provided by County 
maintained Friedrich Road (public street) and Orange Drive. 
 
Table 2 – Proposed Structural Components Count Size 

(R) Single-family dwelling 1 NA 

(R) Building/laundry structure (adjacent to 
existing dwelling) 

1 NA 

(R) Lateral sewer line 1 NA 

(P) Water well 1 NA 

(P) Motor (slow start type) for well 1 NA 

(P) Tank (water storage), 121,500 gal 1 1,320 sf, 
17’ tall 

(P) Tank (pressure/hydropneumatic), 5,000 gal 1 140 sf, 
10’ tall 

(P) Pump station with 4 pumps 4 NA 

(P) Chlorine facility/doser 1 32 sf, 
6’ tall 

(P) Motor control (Switchgear) cabinet, includes 
electronic panel cabinet, Supervisory Control 
and Data Acquisition system, and switchgear 

1 NA 

(P) SCE Main meter cabinet 1  NA 

(P) Generator (electric) 200 kw 1 NA 

(E) Building to be used for storage (previously 
used as garage) 

1 1,294 sf, 
13’ tall 

(P) Driveways (gravel) 2 NA 

(P) Wall (block)  NA 6 ft. tall (3 ft. 
tall max. 
in front 
setback 
area)  
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(P) Fence (along frontage) and gate (both chain 
link) 

NA 6 ft. tall (5 ft. 
tall max. 
in front 
setback 
area ) 

(P) Lighting 2 15 ft. tall 

(P) Security cameras on poles 6 15.2” length, 
12.4” 
width, 
2.0” 

height 

(P) Solar panels (to be mounted on roof of 
existing garage/storage structure) 

42 74” width,  
41.1” 
depth, 
1.26” 
height 

(P) Power pole with pole-mounted transformer 
unit (off site) 

1 35’ tall 
(approx.) 

(P) Power pole (on site) 1 35’ tall 
(approx.) 

(P) Gravel access from Friedrich Road into the 
subject property  

1 60’ long 
(max.) 

(P) Water transmission pipeline (to be 
undergrounded within well/tank parcel, Almond 
Drive, Friedrich/APN 149-0-010-175, and 
County right-of-way) 

Multiple 1,400’ 
(linear) 
total, 

approx.) 

(P) Signage 1 3’ by 5’ 

P = Proposed  
E = Existing 
R = Existing to be Removed 
NA = Not applicable 
sf = square feet 
gal = gallon 

(Exhibit 3). 
 
The applicant also requests an administrative variance by Planning Director 
approval to allow a decrease of 20 percent in the required minimum setbacks 
(Exhibit 4). 

 
B. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE 
 
Pursuant to CEQA (Public Resources Code Section 21000 et seq.) and the CEQA 
Guidelines (Title 14, California Code or Regulations, Division 6, Chapter 3, Section 15000 
et seq.), the proposed project is subject to environmental review. 
 
On July 14, 2016, the Planning Director adopted a Mitigated Negative Declaration (MND) 
that evaluated the environmental impacts of a modification to CUP Case No. LU06-0019 
(Case No. PL15-0034) to authorize the continued operation of a water production, 
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storage, and transmission facility (on APN 149-0-041-205) for an additional 40 years and 
the construction of a new water tank and appurtenant equipment on a separate parcel 
(APN 149-0-041-185). The proposed project involves the construction of a new backup 
water production, storage, and distribution facility on a separate lot that would be utilized 
in the event the existing water facility failed or functioned insufficiently. This MND is 
attached as Exhibit 5.  
 
The CEQA Guidelines [Section 15164(b)] state that the lead agency shall prepare an 
addendum to an adopted MND if: (1) minor changes or additions are necessary; but (2) 
none of the conditions described in the CEQA Guidelines (Section 15162) calling for the 
preparation of a subsequent MND have occurred. Exhibit 5 includes a description of the 
changes or additions that are necessary to the MND and a discussion of why none of the 
conditions described in the CEQA Guidelines exist which require the preparation of an EIR 
or subsequent MND.   
 
Therefore, based on the information provided above and in light of the whole record, there 
is no substantial evidence to warrant the preparation of a subsequent MND, and the 
addendum to the MND (Exhibit 5) reflects the County’s independent judgment and analysis. 
 
C. CONSISTENCY WITH THE GENERAL PLAN AND EL RIO/DEL NORTE AREA 

PLAN 
 
The proposed project has been analyzed and determined to be consistent with all 
applicable General Plan and El Rio/Del Norte Area Plan policies. A consistency analysis 
which evaluates the project’s consistency with the policies of the General Plan is included 
as Exhibit 7 of this Staff Report. 
 
D. ZONING ORDINANCE COMPLIANCE 
 
The proposed project is subject to the requirements of the Ventura County NCZO.  
Pursuant to the Ventura County NCZO (Section 8105-4), the proposed use is allowed in 
the RE zone district with the granting of a modified CUP. Upon the granting of the modified 
CUP, the proposed project will comply with this requirement. 
 
The proposed project includes the construction and use of structures and equipment that 
are subject to the development standards of the Ventura County NCZO (Section 8106-
1.1). Table 3 lists the applicable development standards and a description of whether the 
proposed project complies with the development standards. 
 

Table 3 – Development Standards Consistency Analysis 

Type of Requirement 
Zoning Ordinance 

Requirement 
Complies? 

Minimum Lot Area (Gross) 10,000 square feet Yes   

Maximum Percentage of 
Building Coverage 

35% Yes  

Front Setback 
20 feet No. The applicant has requested an 

Administrative Variance to reduce the front 
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Table 3 – Development Standards Consistency Analysis 

Type of Requirement 
Zoning Ordinance 

Requirement 
Complies? 

setback standard by 20% to 16 feet (Exhibit 
4). With the Planning Director’s approval of 
the Administrative Variance, the proposed 
project would comply.    

Side Setback 
10 feet (reverse 
corner lot) 

Yes  

Rear Setback 

15 feet No. The applicant has requested an 
Administrative Variance to reduce the front 
setback standard by 20% to 12 feet (Exhibit 
4). With the Planning Director’s approval of 
the Administrative Variance, the proposed 
project would comply.    
 
Also, certain proposed detached accessory 
structures (e.g., electric generator) are located 
closer than 12 feet from the rear lot line. 
However, pursuant to Ventura County NCZO 
Section 8106-5.1, detached accessory 
structures not used for human habitation may 
be constructed to within 3 feet of rear lot lines 
provided that any such accessory structures 
do not occupy more than 40 percent of the 
rear setback area. Based on this exception, 
the proposed project would comply.  

Maximum Building Height 

25 feet (principal 
structures), 15 feet 
(accessory 
structures)  

Yes  

 

E. CUP FINDINGS AND SUPPORTING EVIDENCE   
 
The Planning Director must make certain findings in order to grant a modified CUP pursuant 
to Section 8111-1.2.1.1a of the Ventura County NCZO. The ability to make the required 
findings is evaluated below.  
 

1. The proposed development is consistent with the intent and provisions of 
the County's General Plan and of Division 8, Chapters 1 and 2, of the Ventura 
County Ordinance Code [Section 8111-1.2.1.1a.a].  

 
Based on the information and analysis presented in Section D and Exhibit 7 of this 
staff report, the finding that the proposed development is consistent with the intent 
and provisions of the County's General Plan and of Division 8, Chapters 1 and 2, 
of the Ventura County Ordinance Code can be made.  
 

2. The proposed development is compatible with the character of surrounding, 
legally established development [Section 8111-1.2.1.1a.b]. 
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As discussed in the Administrative Variance Findings (Exhibit 4), the General Plan 
and Area Plan Consistency Analysis (Exhibit 7), and in Section D (above), the 
proposed project is compatible with the character and zoning of the surrounding 
development. The applicant’s requested modified CUP would not reduce the 
existing lot size and does not include a request to change the rural exclusive land 
use designation of the property. Also, the proposed project would comply with 
maximum building coverage standard.   
 
The existing water facilities are, and the proposed backup water facilities would be 
located adjacent to existing residential land uses. However, project design features 
and other measures would make the proposed project compatible with the 
character of surrounding uses. The applicant would install landscaping to partially 
screen the proposed water tank and other appurtenances from the residents’ 
views. Also, the applicant would maintain the existing landscaping at the existing 
water facilities sites. Noise from non-emergency, noise-generating equipment at 
the proposed site would be limited to daytime hours and noise would be mitigated 
by proposed concrete block walls. Noise control measures would be maintained at 
the existing water facility that includes noise generating equipment. The proposed 
project would not require additional employees, and regular operations would not 
involve customer visits. Vehicle trips to and from the proposed project site are not 
anticipated to exceed the number of existing trips (associated with the existing 
residential use). The Ventura County Public Works Agency—Roads & 
Transportation Department determined that the project’s impacts to County roads 
would be less than significant. Service and maintenance vehicles would park on-
site during normal working hours. In addition, proposed signage would be 
regulated by the signage ordinance of the Ventura County Non-Coastal Zoning 
Ordinance 
 
Based on the discussion above, this finding can be made.  
 

3. The proposed development would not be obnoxious or harmful, or impair 
the utility of neighboring property or uses [Section 8111-1.2.1.1a.c]. 

 
As discussed in the General Plan Consistency Determination (Exhibit 7), no 
substantial adverse effect on the utility of surrounding uses has been identified. No 
complaints have been documented about the existing water facilities since 
approval of the last CUP modification in 2016. To avoid land use conflicts with 
agricultural operators located to the north and east of the proposed project, the 
Ventura County Department of Agriculture would require the applicant to limit the 
entry of service technicians or other facility personnel to the proposed facility 
during pesticide applications occurring off site near the facility. 
 
The Ventura County Environmental Health Division (EHD) requires the proper 
storage, handling, and disposal of potentially hazardous materials at the existing 
and proposed sites in compliance with applicable state and local regulations. EHD  
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determined that the GAMWC would not generate hazardous wastes which would 
require an EHD permit. The Ventura County Air Pollution Control District 
(VCAPCD) reviewed the proposed project and determined that the proposed 
project’s regional and local air quality and greenhouse gas emission impacts would 
be less than significant. While the VCAPCD does not expect the proposed project 
to generate odorous emissions in such quantities as to be a nuisance to nearby 
land uses, the VCAPCD did add a condition prohibiting the discharge of any 
quantity of air contaminants that would cause injury, detriment, or nuisance. The 
applicant proposes security fencing, security cameras, and lighting for the 
proposed project site and will maintain security measures at the existing sites. 
These elements have been incorporated into the conditions of approval (Exhibit 6). 
 
Based on the discussion above, this finding can be made.  
 

4. The proposed development would not be detrimental to the public interest, 
health, safety, convenience, or welfare [Section 8111-1.2.1.1a.d]. 

 
As discussed in the General Plan Consistency Determination (Exhibit 7), the 
project would not be detrimental to the public interest, health, safety, convenience, 
or welfare. No new sewage would be generated by the proposed project. The 
Ventura County Fire Department (VCFD) determined that the existing road 
(Friedrich Road) meets VCFD standards which would ensure adequate VCFD 
access to the sites in the event of an emergency. The VCFD would require 
GAMWC to certify that adequate fire flow can be provided for the project. The 
VCFD would require the applicant to install fire hydrants at the proposed project 
site. Also, the VCFD would require the applicant to construct the proposed 
structures in accordance with Fire and Building Codes.  
 
The Ventura County Public Works Agency—Watershed Protection, Groundwater 
Division determined that the proposed project does not involve an increase in 
GAMWC’s existing annual groundwater extraction allocation from the Fox Canyon 
Groundwater Management Agency. Also, the Ventura County Public Works 
Agency—Land Development Services Division determined that there would be no 
increase in the number of approved maximum water service connections of 369. 
No surface water would be used for the proposed project.  
 
The Land Development Services Division would require the proposed project to be 
constructed in compliance with current codes and standards to ensure that no 
obstruction of flow in the existing drainage or adverse impacts to the capacity of 
any downstream channel would occur. The Land Development Services Division 
determined that no increase in flooding hazard or potential for erosion or siltation 
would occur as a result of the proposed project. 
 
Finally, in the event that cultural resources would be encountered during the 
development phase, all construction work within the vicinity of the discovery would 
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stop until a professional archaeologist could be retained to assess the discovery 
and make recommendations to protect any discovered archaeological resources. 
 
Based on the discussion above, this finding can be made.  
 

5. The proposed development, if allowed by a Conditional Use Permit, is 
compatible with existing and potential land uses in the general area where 
the development is to be located [Section 8111-1.2.1.1a.e]. 

 
A CUP is required for the proposed project. As discussed in Sections E.2 through 
E.4 (above), the proposed project would be compatible with the existing and 
potential land uses in the general area where the project is located. 
 
Based on the discussion above, this finding can be made.  
 

6. The proposed development will occur on a legal lot [Section 8111-1.2.1.1a.f]. 
 
The lot on which the newly proposed project would be constructed (APN 149-0-
043-135) has been certified by the County of Ventura as a single, discrete lot or 
parcel existing in compliance with the provisions of the Subdivision Map Act 
(Government Code Section 66410, et seq.) and local ordinances enacted pursuant 
thereto. This Certificate of Compliance No. 23-01-1569 was recorded in the 
Ventura County Clerk and Recorder’s Office on March 16, 2023 (2023000019711).  
 
APN 149-0-041-205 is a legal lot that gained its current configuration by means of 
Conditional Certificate of Compliance No. 9114, as recorded in the Ventura County 
Clerk and Recorder’s Office on March 10, 1992. 
 
APN 149-0-041-185 is a legal lot that gained its current configuration by means of 
Conditional Certificate of Compliance-Parcel Map No. CCC-PM 5958, as recorded 
in the Ventura County Clerk and Recorder’s Office on November 16, 2016. 
 
Based on the discussion above, this finding can be made.  
 

7. The proposed development is approved in accordance with the California 
Environmental Quality Act and all other applicable laws [Section 
8111-1.2.1.1a.g]. 
 
In accordance with CEQA Guidelines [Section 15164(b)], the Planning Division (as 
the lead agency) prepared an addendum to the adopted MND because the changes 
that are necessary to the MND are not substantial and none of the conditions 
described in the CEQA Guidelines (Section 15162) calling for the preparation of an 
Environmental Impact Report(s) or subsequent MND(s) have occurred (Exhibit 5).   
 
Based on the discussion above, this finding can be made.  
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F. PLANNING DIRECTOR HEARING NOTICE, PUBLIC COMMENTS, AND 

JURISDICTIONAL COMMENTS  
 
The Planning Division provided public notice regarding the Planning Director hearing in 
accordance with the Government Code (Section 65091) and Ventura County NCZO 
(Section 8111-3.1). On September 21, 2023, the Planning Division mailed notice to 
owners of property within 900 feet of the property on which the project site is located. The 
notices were printed in both English and Spanish. On September 22, 2023, the Planning 
Division placed a legal ad in the Ventura County Star.  
 
On August 17, 2023, the El Rio/Del Norte Municipal Advisory Council (MAC) considered 
the proposed project which was presented by Planning Division staff. Planning staff 
answered questions and addressed comments from council members and the public. No 
one objected to the proposed project. The MAC members voted 4-0 (with one abstention) 
in favor of Planning staff’s continued processing of the requested modified CUP to public 
hearing. 
 
The project site is located within the City of Oxnard’s Sphere of Influence. Therefore, on 
January 6, 2023, the Planning Division notified the City of Oxnard of the proposed project 
and requested the City of Oxnard to submit any comments that the City of Oxnard might 
have on the proposed project. The City of Oxnard responded that the proposed project is 
not contiguous to an existing City boundary and that the applicant should not apply to the 
City for land use entitlements. The City of Oxnard did not provide any further comments.   
 
G. RECOMMENDED ACTIONS  
 
Based upon the analysis and information provided above, Planning Division Staff 
recommends that the Planning Director take the following actions: 
 

1. CERTIFY that the Planning Director has reviewed and considered this staff report 
and all exhibits thereto, including the proposed Addendum to the MND (Exhibit 5), 
Mitigation Measures and Mitigation Monitoring and Reporting Program (Exhibit 6), 
and has considered all comments received during the public comment process;  

 
2. FIND that none of the conditions have occurred or exist as set forth in CEQA 

Guidelines section 15162 to require the preparation of a subsequent MND for the 
subject project, and that the addendum to the previously adopted MND (Exhibit 5) 
satisfies the environmental review requirements of CEQA;   

 
3. MAKE the required findings to approve an Administrative Variance pursuant to 

Section 8111-1.2.2.4 of the Ventura County NCZO, based on the substantial 
evidence presented in Exhibit 4 of this staff report;  

 
4. MAKE the required findings to grant a Minor Modification of a CUP pursuant to 

Section 8111-1.2.1.1 of the Ventura County NCZO, based on the substantial 
evidence presented in Section E of this staff report and the entire record;  
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5. GRANT Minor Modification of CUP PL15-0034 (Case No. PL22-0180), subject to the 

conditions of approval (Exhibit 6); and, 
 
6. SPECIFY that the Clerk of the Planning Division is the custodian, and 800 S. Victoria 

Avenue, Ventura, CA 93009 is the location, of the documents and materials that 
constitute the record of proceedings upon which this decision is based. 

 
The decision of the Planning Director is final unless appealed to the Planning Commission 
within 10 calendar days after the permit has been approved, conditionally approved, or 
denied (or on the following workday if the 10th day falls on a weekend or holiday). Any 
aggrieved person may file an appeal of the decision with the Planning Division. The 
Planning Division shall then set a hearing date before the Planning Commission to review 
the matter at the earliest convenient date.   
 
If you have any questions concerning the information presented above, please contact 
Charles Anthony at (805) 654-3683 or Charles.Anthony@ventura.org. 
 
Prepared by: Reviewed by: 
 
 
              
Charles Anthony, Case Planner Mindy Fogg, Manager 
Commercial & Industrial Permits Section Commercial & Industrial Permits Section 
Ventura County Planning Division Ventura County Planning Division  
 
  
EXHIBITS 

Exhibit 2 Maps 
Exhibit 3 Plans 
Exhibit 4 Administrative Variance Request Findings 
Exhibit 5 Addendum to adopted MND and MND 
Exhibit 6 Conditions of Approval and Mitigation Monitoring and Reporting Program  
Exhibit 7 General Plan and Area Plan Consistency Analysis 
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ADMINISTRATIVE VARIANCE FINDINGS FOR GARDEN ACRES MUTUAL WATER 
COMPANY MINOR MODIFICATION OF CONDITIONAL USE PERMIT (CUP) PL22-0180 

 
Pursuant to Section 8111-1.2.2.4 of the Ventura County Non-Coastal Zoning Ordinance 
(NCZO), a request for a minor variance from certain types of zoning regulations may be 
approved by the Planning Director as an administrative variance. The proposed 
construction on Assessor’s Parcel Number (APN) 149-0-043-135 (3802 Almond Drive) 
requires the following variances from the development standards described in NCZO 
Section 8106-1.1: 
 

Description NCZO Requirement Proposed  Difference % 

Front Setback 20 feet 16 feet 20% 

Rear Setback  15 feet 12 feet 20% 

 
In order to approve the Administrative Variance, the standards provided in NCZO Section 
8111-1.2.2.2 must be met. Below are Planning Division Staff’s findings of how those 
standards (a through e) are met. 
 
a. There are special circumstances or exceptional characteristics applicable to the 

subject property with regard to size, shape, topography, location or surroundings, 
which do not apply generally to comparable properties in the same vicinity and zone.  

 
Finding: Although the subject property is zoned for residential uses, the site was 
acquired for the purpose of constructing and operating a backup water supply facility 
for the community. Because the legal address for the property is 3802 Almond Drive, 
it was assumed that the front lot line was along the western lot line facing Almond 
Drive. However, the property does not have physical or legal access to Almond Drive 
and, therefore, Planning considers the front setback to be measured from the northern 
lot line along APN 149-0-010-175 (which is used as a private road, known informally 
as Friedrich Road).   
 
The subject property is located along the outskirts of Nyeland Acres, surrounded by 
farmland on two sides, with an Easement Deed (document number 2002-0103976-
00) through APN 149-0-010-175 (used as a private road, known informally as Friedrich 
Road) that provides the only ingress/egress to the property. The subject property is 
the only known lot in Nyeland Acres which has a street address (Almond Drive) which 
is different from the street (APN 149-0-010-175/Friedrich Road) which provides the 
only physical access to the lot. Placement of all necessary equipment for the proposed 
backup water facility is limited due to the current size and shape of the property and 
Planning’s requirement to identify the front lot line along APN 149-0-010-175/Friedrich 

Exhibit 4 – Administrative Variance Findings for PL22-0180  

County of Ventura • Resource Management Agency 

800 S. Victoria Avenue, Ventura, CA 93009 • (805) 654-2478 • www.vcrma.org/divisions/planning 

  

County of Ventura
Planning Director Hearing

Case No. PL22-0180
Exhibit 4 - Administrative

Variance Findings



Exhibit 4 – Administrative Variance Findings  
Case No. PL22-0180 

Page 2 of 3 

 
Road. Thus, meeting the required front setback of 20 feet (and 15 feet rear setback) 
would be infeasible.  
 
Based on the above discussion, this finding can be made. 

 
b. Granting the requested variance will not confer a special privilege inconsistent with 

the limitations upon other properties in the same vicinity and zone.  
 
Finding: Garden Acres Mutual Water Company is the utility that provides potable water 
to many residents of the community of Nyeland Acres. Although the subject property 
is zoned for residential uses, the proposed project would not be residential in nature. 
Rather, it would provide domestic water to residents in the surrounding community. 
Since no residential use is proposed, the variance would not confer a special privilege 
inconsistent with other residential properties in the community. 
 
Based on the above discussion, this finding can be made. 
 

c. Strict application of the zoning regulations as they apply to the subject property will 
result in practical difficulties or unnecessary hardships inconsistent with the general 
purpose of such regulations.  
 
Finding: Due to the nature of the equipment necessary for the water system upgrade, 
the water purveyor would not be able to install all of the necessary equipment for this 
facility and still meet the strict application of the NCZO development standards.   
 
Based on the above discussion, this finding can be made. 

 
d. Granting of such variance will not be detrimental to the public health, safety or general 

welfare, nor to the use, enjoyment or valuation of neighboring properties.  
 
Finding: The granting of the requested variance would not be detrimental to or have 
any significant adverse impacts on neighboring properties. As discussed in the 
General Plan Consistency Determination (Exhibit 7), the proposed project would not 
be detrimental to the public health, safety, or welfare or impair the utility of neighboring 
properties or uses.  
 
The variance is needed in order to ensure public health and safety since the current 
design of the facility is essential in order to meet the needs of the water consumers in 
the community and allow for the resiliency of the water supplier. 
 
Based on the above discussion, this finding can be made. 

 

e. That the granting of a variance in conjunction with a hazardous waste facility will be 
consistent with the portions of the County's Hazardous Waste Management Plan 
(CHWMP) which identify specific sites or siting criteria for hazardous waste facilities. 
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Finding: No hazardous waste facilities are proposed for the project. 
 
Based on the above discussion, this finding can be made. 
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ADDENDUM TO MITIGATED NEGATIVE DECLARATION  
for Case No. PL22-0180 

 
A. BACKGROUND INFORMATION AND PROJECT DESCRIPTION: 
 

1. Entitlement: The applicant requests approval of a Minor Modification of 
Conditional Use Permit (CUP) PL15-0034 to authorize the continued operation of 
water production, storage, and transmission facilities that exist on Assessor Parcel 
Number (APN) 149-0-041-205 (2838 Friedrich Road) and APN 149-0-041-185 
(2828 Friedrich Road) for an additional 40 years after approval of the modified 
CUP. Also, the applicant proposes the construction and installation of a new 
backup water production, storage, transmission, and distribution facility (for five or 
more domestic connections) on APN 149-0-043-135 (3802 Almond Drive). The 
applicant also requests an administrative variance by Planning Director approval. 
(Case No. PL22-0180). 

2. Applicant/Property Owner: Garden Acres Mutual Water Company, Mike Barber, 
President, 3701 Orange Drive Oxnard, CA 93036 

3. Location: 3802 Almond Drive, 2838 Friedrich Road, and another lot on 2828 
Friedrich Road in the Nyeland Acres community near the City of Oxnard in the 
unincorporated area of Ventura County. 

4. Tax Assessor’s Parcel Numbers and Lot Sizes: 149-0-043-135 (approx. 10,890 
sq. ft.), 149-0-041-205 (approx. 8,276 sq. ft.), and 149-0-041-185 (approx. 8,276 
sq. ft.) 

5. General Plan Land Use Designation: Very Low Density Residential 

6. Area Plan Land Use Designation: Urban Residential 2-4 DU/AC (2-4 dwelling 
units per acre) 

7. Zoning Designation: RE-10,000 sq. ft. (Rural Exclusive, 10,000 square feet 
minimum lot size) 

8. Responsible Agencies: California Department of Public Health and State Water 
Resources Control Board 

9. Project Description: The applicant, Garden Acres Mutual Water Company 
(GAMWC), requests a Minor Modification of CUP Case No. PL15-0034 to 
authorize the continued operation of its existing water production, storage, and 
transmission facilities on APNs 149-0-041-205 (2838 Friedrich Road) and 149-0-
041-185 (2828 Friedrich Road) for an additional 40 years after approval of the 
modified CUP. Existing water facility structures and equipment on APN 149-0-041-
205 include a water well, well pump, a 125,000 gallon water storage tank, a 10,000 
gallon pressure tank, pumping station (four 25 horsepower pumps, one 15 
horsepower pump), chlorination facilities, storage structure, generator, electrical 
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cabinet, Supervisory Control and Data Acquisition system, fences/walls, 
landscaping, and signage. This water facility operates with one well pump from 
1:00 p.m. to 4:00 p.m. every day and with one 15 horsepower booster pump at 
any time of the day.  Existing water facility structures and equipment on APN 149-
0-041-185 include a 120,000 gallon water storage tank, emergency interconnect 
system, security lighting, gravel access drive, chain link frontage fence with barbed 
wire (maximum eight feet tall), landscape screening (approx. 475 square feet) 
along the frontage fence and eastern and western property lines, and an at-grade 
detention basin. There are no pumps at this location and no sound is emitted. 
There are communication lines, a water transmission pipeline, and tank/line 
associated valve arrangements on, between, or connecting the facilities at APNs 
149-0-041-205 and 149-0-041-185. 

 
 In addition, the applicant proposes the construction and installation of a backup 

water production, storage, and transmission facility on APN 149-0-043-135 (3802 
Almond Drive). APN 149-0-043-135 contains an existing single family dwelling 
which would be moved off the subject property to a vacant lot in the Nyeland Acres 
neighborhood and a laundry structure (non-commercial) which would be 
demolished. The proposed project components are identified in Table 1 below. 

 
 The proposed backup water facility would operate with one well pump from 1:00 

p.m. to 4:00 p.m. every day and with one 15 horsepower booster pump at any time 
of the day. All other pieces of equipment would be used only during emergencies. 
The proposed emergency generator would operate only in the event of power 
failure to ensure continuous flow of potable water and appropriate fire flow. Any 
routine testing or maintenance of the proposed emergency generator would occur 
approximately once per year during the daytime only (6:00 a.m. – 7:00 p.m.) to 
reduce the chance of disturbing the adjacent uses.  

 
 Other appurtenances to the proposed backup water production, storage, and 

distribution facility would be constructed off site. An electric power pole would be 
installed within the contiguous parcel (APN 149-0-010-175), and a portion of the 
existing sewer lines would be removed, and an existing sewer cleanout device 
would be relocated and replaced with a new sewer cleanout device on the same 
parcel. Also, two underground water pipelines would be installed under and within 
the same parcel (APN 149-0-010-175). The two water pipelines would extend 
beyond the parcel along Friedrich Road. One of the proposed water lines to be 
undergrounded along Friedrich Road would connect the proposed water facility on 
APN 149-0-043-135 to the existing water facility on APN 149-0-041-205. This 
installation would require trenching for the new underground water line with the 
installation of associated shut off water valves. No other development is proposed 
at the site of the existing water facilities (APNs 149-0-041-185 and 149-0-041-
205). 

 
 No new employees would be required for the daily operation of the proposed 

project. Maintenance workers would occasionally visit the site for repair, 
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maintenance, and testing. Such maintenance would occur between the hours of 
8:00 a.m. to 5:00 p.m., Monday through Friday. Maintenance personnel would also 
respond to site emergencies if necessary. 

 
 Water would be supplied by the existing GAMWC water facilities to address the 

landscape irrigation requirements at the existing sites and proposed site. The 
project would not generate sewage, would not require the use of an onsite 
wastewater treatment system, and would not require connection to a public sewer 
system. Access to the proposed project site would be provided by Friedrich Road 
(a private street) for which the applicant has access easement rights. Access to 
the existing project sites would continue to be provided by County maintained 
Friedrich Road (public street) and Orange Drive. 
 
Table 1 – Proposed Structural Components Count Size 

(R) Single-family dwelling 1 NA 

(R) Building/laundry structure (adjacent to 
existing dwelling) 

1 NA 

(R) Lateral sewer line 1 NA 

(P) Water well 1 NA 

(P) Motor (slow start type) for well 1 NA 

(P) Tank (water storage), 121,500 gal 1 1,320 sf, 
17’ tall 

(P) Tank (pressure/hydropneumatic), 5,000 gal 1 140 sf, 
10’ tall 

(P) Pump station with 4 pumps 4 NA 

(P) Chlorine facility/doser 1 32 sf, 
6’ tall 

(P) Motor control (Switchgear) cabinet, includes 
electronic panel cabinet, Supervisory Control 
and Data Acquisition system, and switchgear 

1 NA 

(P) SCE Main meter cabinet 1  NA 

(P) Generator (electric) 200 kw 1 NA 

(E) Building to be used for storage (previously 
used as garage) 

1 1,294 sf, 
13’ tall 

(P) Driveways (gravel) 2 NA 

(P) Wall (block)  NA 6 ft. tall (3 ft. 
tall max. 
in front 
setback 
area)  

(P) Fence (along frontage) and gate (both chain 
link) 

NA 6 ft. tall (5 ft. 
tall max. 
in front 
setback 
area) 
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(P) Lighting 2 15 ft. tall 

(P) Security cameras on poles 6 15.2” length, 
12.4” 
width, 
2.0” 

height 

(P) Solar panels (to be mounted on roof of 
existing garage/storage structure) 

42 74” width,  
41.1” 
depth, 
1.26” 
height 

(P) Power pole with pole-mounted transformer 
unit (off site) 

1 35’ tall 
(approx.) 

(P) Power pole (on site) 1 35’ tall 
(approx.) 

(P) Gravel access from Friedrich Road into the 
subject property  

1 60’ long 
(max.) 

(P) Water transmission pipeline (underground) Multiple 325’ (linear) 
total 
 

(P) Signage 1 3’ by 5’ 

N = New/Proposed  
E = Existing 
R = Existing to be Removed 
NA = Not applicable 
sf = square feet 
gal = gallon 

 
The applicant also requests an administrative variance by Planning Director 
approval to allow a decrease of 20 percent in the required minimum setbacks. 

 
B. STATEMENT OF ENVIRONMENTAL FINDINGS: 
 

On July 14, 2016, the Planning Director adopted a Mitigated Negative Declaration (MND) 
that evaluated the environmental impacts of a modification to CUP Case No. LU06-
0019 (Case No. PL15-0034) to authorize the continued operation of a water 
production, storage, and transmission facility (on APN 149-0-041-205) for an 
additional 40 years and the construction of a new water tank and appurtenant 
equipment on a separate parcel (APN 149-0-041-185). The applicant’s current 
request involves: 1) approval of a Minor Modification of CUP Case No. PL15-0034 to 
authorize the continued operation of the existing water production, storage, and 
transmission facilities for an additional 40 years after approval of the modified CUP; 
2) the construction of a new backup water production, storage, transmission, and 
distribution facility on a separate lot (APN 149-0-043-135); and 3) an administrative 
variance to reduce required setback standards by 20%.    
 
Section 15164(b) of the CEQA Guidelines (Title 14, California Code of Regulations, 
Chapter 3) states that the decision-making body may prepare an addendum to an 
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adopted MND if:  (1) only minor technical changes or additions are necessary; and (2) 
none of the conditions described in Section 15162 of the CEQA Guidelines calling for 
the preparation of a subsequent Environmental Impact Report (EIR) or negative 
declaration have occurred. 
 
The conditions described in Section 15162 of the CEQA Guidelines which require the 
preparation of an EIR or subsequent negative declaration, are provided below, along 
with a discussion as to why an EIR or subsequent negative declaration is not required: 
 
1. Substantial changes are proposed in the project which will require major 

revisions of the previous MND due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously 
identified significant effects [§ 15162(a)(1)]. 

 
The proposed project involves the construction of a new backup water production, 
storage, and distribution facility that would be utilized in the event the existing water 
production, storage, and distribution facility failed or functioned insufficiently. The size 
and scope of the proposed backup water facility would be approximately the same 
as the existing water facilities. For instance, the proposed water storage tank would 
contain 121,500 gallons of water and the existing water storage tanks on two other 
lots contain 125,000 gallons and 120,000 gallons. The proposed project does not 
involve an increase in water service capacity because there would be no increase in 
the number of approved customer water service connections. The proposed backup 
water facility can be accommodated on the proposed project site with the Planning 
Director’s approval of the administrative variance allowing for a 20% reduction in the 
setback distances. As such, no changes to the lot size or rezoning are required.  
 
County agencies reviewed the proposed project and determined there would be no 
significant environmental effects. Certain agencies have applied permit conditions 
(as applicable) to ensure that the proposed project would comply with regulatory 
requirements. The proposed project will not result in new significant environmental 
effects or a substantial increase in the severity of previously identified significant 
effects. Therefore, no major revisions to the previous MND are required.       
 

2. Substantial changes occur with respect to the circumstances under which the 
project is undertaken which will require major revisions of the previous MND 
due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects 
[§ 15162(a)(2)].   
 
The proposed project involves the construction of a new backup water production, 
storage, and distribution facility that would be utilized in the event the existing water 
production, storage, and distribution facility failed or functioned insufficiently. The 
proposed backup water facility would be located on a lot that has the same zoning 
designation (Rural Exclusive) and is within the same community (Nyeland Acres) as 
the two lots on which the existing water facilities are located. Similar to the existing 



Exhibit 5 - MND Addendum 
Case No. PL22-0180 

Page 6 of 7 

 

water facilities, the proposed backup water facility would be located within the 
residential neighborhood which would be served by the water facility. Because the 
proposed backup water facility would be approximately the same size as the existing 
water facilities and would operate on a separate lot when the existing water facilities 
failed or function insufficiently, the environmental effects of the proposed project on 
surrounding uses would be similar to or less than existing water facilities. Also, the 
proposed project does not involve an increase in water service capacity because 
there would be no increase in the number of approved customer water service 
connections. 
 
In addition, County agencies reviewed the proposed project and determined there 
would be no significant environmental effects. The proposed project will not result in 
new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects. Therefore, no major revisions to the previous 
MND are required.      
 

3. New information of substantial importance, which was not known and could 
not have been known with the exercise of reasonable diligence at the time the 
Planning Director adopted the previous MND, shows any of the following: 
 
a. The project will have one or more significant effects not discussed in the 

previous MND [§ 15162(a)(3)(A)]. 
 

 Planning staff reviewed the previous MND and the proposed project to identify 
any new information of substantial importance that was not known and could not 
have been known at the time the Planning Director adopted the previous MND. 
As discussed above (Sections B.1. and B.2.), any new information identified by 
County staff would not have any new significant environmental effects not 
discussed in the previous MND. 

 
b. Significant effects previously examined will be substantially more severe 

than shown in the previous MND [§ 15162(a)(3)(B)]. 
 
Any significant environmental effects identified in the previously adopted MND 
were mitigated to less than significant levels through implementation of mitigation 
measures which have been included in the CUP Conditions of 
Approval/Mitigation Monitoring and Reporting Program. Also, as discussed above 
(Sections B.1. and B.2.), any new information identified by County staff did not 
indicate that these environmental effects would be substantially more severe. 

 
c. Mitigation measures or alternatives previously found not to be feasible 

would in fact be feasible and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to 
adopt the mitigation measure or alternative [§ 15162(a)(3)(C)]. 
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This item [§ 15162(a)(3)(C)] is not applicable because all mitigation measures in 
the previously adopted MND were found to be feasible and were implemented 
through the CUP Conditions of Approval/Mitigation Monitoring and Reporting 
Program. As discussed above (Sections B.1. and B.2.), any new information 
identified by County staff would not have any new significant environmental 
effects not discussed in the previous MND.  

 
d. Mitigation measures or alternatives which are considerably different from 

those analyzed in the previous MND would substantially reduce one or 
more significant effects on the environment, but the project proponents 
decline to adopt the mitigation measure or alternative [§15162(a)(3)(D). 
 
This item [§ 15162(a)(3)(D)] is not applicable because new or additional mitigation 
measures or alternatives are not necessary to substantially reduce one or more 
significant environmental effects.  

 
Therefore, based on the information provided above, there is no substantial evidence 
to warrant the preparation of a subsequent MND. The decision-making body shall 
consider this addendum to the adopted MND prior to making a decision on the project. 
 

C. PUBLIC REVIEW: 
 

Pursuant to the CEQA Guidelines [§ 15164(c)], this addendum to the MND does not 
need to be circulated for public review, and shall be included in, or attached to, the 
adopted MND. 
 

Prepared by: Reviewed by: 
 
 
              
Charles Anthony, Case Planner   Mindy Fogg, Manager 
Commercial & Industrial Permits Section  Commercial & Industrial Permits Section 
Ventura County Planning Division   Ventura County Planning Division   
 
Attachment – Previously adopted MND 
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CONDITIONS OF APPROVAL AND  

MITIGATION AND MONITORING REPORTING PROGRAM FOR  
MODIFIED CONDITIONAL USE PERMIT AND  

ADMINISTRATIVE VARIANCE REQUEST (CASE NO. PL22-0180) 
 

The following conditions of approval supersede all previously approved Conditional Use 
Permit (CUP) conditions (and any related CUP modification conditions) for the existing 
water production, storage, and transmission facilities on APNs 149-0-041-205 (2838 
Friedrich Road) and 149-0-041-185 (2828 Friedrich Road). 

 
RESOURCE MANAGEMENT AGENCY (RMA) 
 

Planning Division Conditions 
 

1. Project Description 
This modified CUP is based on and limited to compliance with the project description 
stated in this condition below, Exhibit 3 of the Planning Director hearing on October 4, 
2023, and conditions of approval set forth below. Together, these conditions and 
documents describe the “Project.”  Any deviations from the Project must first be reviewed 
and approved by the County in order to determine if the Project deviations conform to the 
Project as approved. Project deviations may require [Planning Director approval for 
changes to the permit or further California Environmental Quality Act (CEQA) 
environmental review, or both.  Any Project deviation that is implemented without 
requisite County review and approval(s) may constitute a violation of the conditions of this 
permit and applicable law. 
 
The Project description is as follows: 
 
The Project involves a Minor Modification of CUP Case No. PL15-0034 to authorize the 
continued operation of its existing water production, storage, and transmission facilities 
on APNs 149-0-041-205 (2838 Friedrich Road) and 149-0-041-185 (2828 Friedrich Road) 
for an additional 40 years after approval of the modified CUP. Existing water facility 
structures and equipment on APN 149-0-041-205 include a water well, well pump, a 
125,000 gallon water storage tank, a 10,000 gallon pressure tank, pumping station (four 
25 horsepower pumps, one 15 horsepower pump), chlorination facilities, storage 
structure, generator, electrical cabinet, Supervisory Control and Data Acquisition system, 
fences/walls, landscaping, and signage. This water facility operates with one well pump 
from 1:00 p.m. to 4:00 p.m. every day and with one 15 horsepower booster pump at any 
time of the day. Existing water facility structures and equipment on APN 149-0-041-185 
include a 120,000 gallon water storage tank, emergency interconnect system, security 
lighting, gravel access drive, chain link frontage fence with barbed wire (maximum eight 
feet tall), landscape screening (approx. 475 square feet) along the frontage fence and 
eastern and western property lines, and an at-grade detention basin. There are no pumps 
at this location and no sound is emitted. There are communication lines, a water 
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transmission pipeline, and tank/line associated valve arrangements on, between, or 
connecting the facilities at APNs 149-0-041-205 and 149-0-041-185.  
 
In addition, the applicant proposes the construction and installation of a backup water 
production, storage, and transmission facility on APN 149-0-043-135 (3802 Almond 
Drive). APN 149-0-043-135 contains an existing single family dwelling which will be 
moved off the subject property to a vacant lot in the Nyeland Acres neighborhood and a 
laundry structure (non-commercial) which will be demolished. The proposed project 
components are identified in Table 1 below. 
 
The proposed backup water facility will operate with one well pump from 1:00 p.m. to 4:00 
p.m. every day and with one 15 horsepower booster pump at any time of the day. All other 
pieces of equipment will be used only during emergencies. The proposed emergency 
generator will operate only in the event of power failure to ensure continuous flow of 
potable water and appropriate fire flow. Any routine testing or maintenance of the 
proposed emergency generator will occur approximately once per year during the daytime 
only (6:00 a.m. – 7:00 p.m.) to reduce the chance of disturbing the adjacent uses.  
 
Other appurtenances to the proposed backup water production, storage, and distribution 
facility will be constructed off site. An electric power pole will be installed within the 
contiguous parcel (APN 149-0-010-175), and a portion of the existing sewer lines will be 
removed, and an existing sewer cleanout device will be relocated and replaced with a 
new sewer cleanout device on the same parcel. Also, two underground water pipelines 
will be installed under and within the same parcel (APN 149-0-010-175). The two water 
pipelines will extend beyond the parcel along Friedrich Road. One of the proposed water 
lines to be undergrounded along Friedrich Road will connect the proposed water facility 
on APN 149-0-043-135 to the existing water facility on APN 149-0-041-205. This 
installation will require trenching for the new underground water line with the installation 
of associated shut off water valves. No other development is proposed at the site of the 
existing water facilities (APNs 149-0-041-185 and 149-0-041-205). 
 
No new employees will be required for the daily operation of the proposed project. 
Maintenance workers will occasionally visit the site for repair, maintenance, and testing. 
Such maintenance will occur between the hours of 8:00 a.m. to 5:00 p.m., Monday 
through Friday. Maintenance personnel will also respond to site emergencies if 
necessary. 
 
Water will be supplied by the existing Garden Acres Mutual Water Company water 
facilities to address the landscape irrigation requirements at the existing sites and 
proposed site. The project will not generate sewage, will not require the use of an onsite 
wastewater treatment system, and will not require connection to a public sewer system. 
Access to the proposed project site will be provided by private Friedrich Road (APN 149-
0-010-175) for which the applicant has access easement rights. Access to the existing 
project sites will continue to be provided by County maintained Friedrich Road (public 
street) and Orange Drive. 
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Table 1 – Proposed Structural Components Count Size 

(R) Single-family dwelling 1 NA 

(R) Building/laundry structure (adjacent to existing 
dwelling) 

1 NA 

(R) Lateral sewer line 1 NA 

(P) Water well 1 NA 

(P) Motor (slow start type) for well 1 NA 

(P) Tank (water storage), 121,500 gal 1 1,320 sf, 
17’ tall 

(P) Tank (pressure/hydropneumatic), 5,000 gal 1 140 sf, 
10’ tall 

(P) Pump station with 4 pumps 4 NA 

(P) Chlorine facility/doser 1 32 sf, 
6’ tall 

(P) Motor control (Switchgear) cabinet, includes 
electronic panel cabinet, Supervisory Control and 
Data Acquisition system, and switchgear 

1 NA 

(P) SCE Main meter cabinet 1  NA 

(P) Generator (electric) 200 kw 1 NA 

(E) Building to be used for storage (previously used 
as garage) 

1 1,294 sf, 
13’ tall 

(P) Driveways (gravel) 2 NA 

(P) Wall (block)  NA 6 ft. tall (3 ft. 
tall max. 
in front 
setback 

area)  

(P) Fence (along frontage) and gate (both chain link) NA 6 ft. tall (5 ft. 
tall max. 
in front 
setback 
area ) 

(P) Lighting 2 15 ft. tall 

(P) Security cameras on poles 6 15.2” length, 
12.4” 

width, 2.0” 
height 

(P) Solar panels (to be mounted on roof of existing 
garage/storage structure) 

42 74” width,  
41.1” 
depth, 
1.26” 
height 

(P) Power pole with pole-mounted transformer unit 
(off site) 

1 35’ tall 
(approx.) 
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(P) Power pole (on site) 1 35’ tall 
(approx.) 

(P) Gravel access from Friedrich Road into the 
subject property  

1 60’ long 
(max.) 

(P) Water transmission pipeline (to be 
undergrounded within well/tank parcel, Almond Drive, 
Friedrich/APN 149-0-010-175, and County right-of-
way) 

Multiple 1,400’ (linear) 
total, 

approx.) 
 

(P) Signage 1 3’ by 5’ 

N = New/Proposed  
E = Existing 
R = Existing to be Removed 
NA = Not applicable 
sf = square feet 
gal = gallon 

 
The Project also involves an Administrative Variance approved by the Planning Director 
allowing a decrease of 20 percent in the required minimum front and rear setbacks. 
 
The grading, development, use, and maintenance of the property, the size, shape, 
arrangement, and location of structures, parking areas and landscape areas, shall 
conform to the project description above and all approved County land use hearing 
exhibits in support of the Project and conditions of approval below. 
 
2. Required Improvements for CUP 
Purpose: To ensure the project site conforms to the plans approved at the Planning 
Director hearing in support of the project.  
 
Requirement: The Permittee shall ensure that all required off-site and on-site 
improvements for the Project are completed in conformance with the approved plans 
stamped as hearing exhibit 3. The Permittee shall prepare and submit all final building 
and site plans for the County’s review and approval in accordance with the approved 
plans.   
 
Documentation: The Permittee shall obtain Planning Division staff’s stamped approval 
on the project plans and submit them to the County for inclusion in the Project file. The 
Permittee shall submit additional plans to the Planning Division for review and stamped 
approval (e.g., tree protection and landscape plans) for inclusion in the Project file, as 
necessary. 
 
Timing:  Prior to the issuance of a Zoning Clearance for construction, the Permittee shall 
submit all final development plans to the Planning Division for review and approval. 
Unless the Planning Director and/or Public Works Agency Director allow the Permittee to 
provide financial security and a final executed agreement, approved as to form by the 
County Counsel, that ensures completion of such improvements, the Permittee shall 
complete all required improvements prior to final inspection. The Permittee shall maintain 
the required improvements for the life of the Project. 
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Monitoring and Reporting: The County Building Inspector, Public Works Agency 
Grading Inspector, Fire Marshall, and/or Planning Division staff has the authority to 
conduct periodic site inspections to ensure the Permittee’s ongoing compliance with this 
condition consistent with the requirements of § 8114-3 of the Ventura County Non-Coastal 
Zoning Ordinance.  
 
3. Site Maintenance 
Purpose: To ensure that the Project site is maintained in a neat and orderly manner so 
as not to create any hazardous conditions or unsightly conditions which are visible from 
outside of the Project site. 
 
Requirement: The Permittee shall maintain the Project site in a neat and orderly manner, 
and in compliance with the Project description set forth in Condition No. 1. Only equipment 
and/or materials which the Planning Director determines to substantially comply with the 
Project description shall be stored within the Project site during the life of the Project. The 
location of outside storage shall be in accordance with the Ventura County Non-Coastal 
Zoning Ordinance, §8107-1.6.  
 
Documentation: The Permittee shall maintain the Project site in compliance with 
Condition No. 1 and the approved plans for the Project.   
 
Timing: The Permittee shall maintain the Project site in a neat and orderly manner and 
in compliance with Condition No. 1 throughout the life of the Project. 
 
Monitoring and Reporting: The County Building Inspector, Public Works Agency 
Grading Inspector, Fire Marshall, and/or Planning Division staff has the authority to 
conduct periodic site inspections to ensure the Permittee’s ongoing compliance with this 
condition consistent with the requirements of § 8114-3 of the Ventura County Non-Coastal 
Zoning Ordinance.  
 
4. CUP Modification 
Prior to undertaking any operational or construction-related activity which is not expressly 
described in these conditions, the Permittee shall first contact the Planning Director to 
determine if the proposed activity requires a modification of this CUP. The Planning 
Director may, at the Planning Director’s sole discretion, require the Permittee to file a 
written and/or mapped description of the proposed activity in order to determine if a CUP 
modification is required. If a CUP modification is required, the modification shall be 
subject to: 
 

a. The modification approval standards of the Ventura County Ordinance Code in 
effect at the time the modification application is acted on by the Planning Director;  
and 
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b. Environmental review, as required pursuant to CEQA (California Public Resources 
Code, §§ 21000-21178) and the State CEQA Guidelines (California Code of 
Regulations, Title 14, Chapter 3, §§ 15000-15387), as amended from time to time. 

 
5. Construction Activities 
Prior to any construction, the Permittee shall obtain a Zoning Clearance for construction 
from the Planning Division, and a Building Permit from the Building and Safety Division. 
Prior to any grading, the Permittee shall obtain a Grading Permit from the Public Works 
Agency.  
 
6. Acceptance of Conditions and Schedule of Enforcement Responses 
The Permittee’s acceptance of this CUP and/or commencement of construction and/or 
operations under this CUP shall constitute the Permittee’s formal agreement to comply 
with all conditions of this CUP. Failure to abide by and comply with any condition of this 
CUP shall constitute grounds for enforcement action provided in the Ventura County Non-
Coastal Zoning Ordinance (Article 14), which shall include, but is not limited to, the 
following: 
 

a. Public reporting of violations to the Planning Commission and/or Board of 
Supervisors; 

b. Suspension of the permitted land uses (Condition No. 1); 
c. Modification of the CUP conditions listed herein;  
d. Recordation of a “Notice of Noncompliance” on the deed to the subject property; 
e. The imposition of civil administrative penalties;  and/or 
f. Revocation of this CUP. 

 
The Permittee is responsible for being aware of and complying with the CUP conditions 
and all applicable federal, state, and local laws and regulations. 
 
7. Time Limits 

a. Use inauguration:   
 

(1) The approval decision for this modified becomes effective upon the 
expiration of the 10 day appeal period following the approval date on which 
the Planning Director rendered the decision on the Project, or when any 
appeals of the decision are finally resolved. Once the approval decision 
becomes effective, the Permittee must obtain a Zoning Clearance for use 
inauguration in order to initiate the land uses set forth in Condition No. 1. 
Also, the Permittee must obtain a Zoning Clearance for construction to 
develop the structures, equipment, and uses set forth in Condition No. 1. 
 

(2) This CUP shall expire and become null and void if the Permittee fails to obtain 
a Zoning Clearance for use inauguration within one year from the date the 
approval decision of this CUP becomes effective. The Planning Director may 
grant a one year extension of time to the Permittee in order to obtain the 
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Zoning Clearance for use inauguration if the Permittee can demonstrate to 
the satisfaction of the Planning Director that the Permittee has made a 
diligent effort to implement the Project, and the Permittee has requested the 
time extension in writing at least 30 days prior to the one year expiration 
date. 

 
(3) This CUP shall expire and become null and void if the Permittee fails to 

obtain a Zoning Clearance for construction within one year from the date the 
approval decision of this CUP becomes effective. The Planning Director may 
grant a one year extension of time to the Permittee in order to obtain the 
Zoning Clearance for construction if the Permittee can demonstrate to the 
satisfaction of the Planning Director that the Permittee has made a diligent 
effort to implement the Project, and the Permittee has requested the time 
extension in writing at least 30 days prior to the one year expiration date. 

 
(4)  Prior to the issuance of the Zoning Clearance for construction or use 

inauguration, all fees and charges billed to that date by any County agency, 
as well as any fines, penalties, and sureties, must be paid in full. After 
issuance of the Zoning Clearance for construction or use inauguration, any 
final billed processing fees must be paid within 30 days of the billing date or 
the County may revoke this CUP. 

 
b. Permit Life or Operations Period: This CUP will expire on [40 years after date of 

approval]. The lack of additional notification of the expiration date provided by 
the County to the Permittee shall not constitute grounds to continue the uses that 
are authorized by this CUP after the CUP expiration date. The uses authorized 
by this CUP may continue after the CUP expiration date if: 

 
(1) The Permittee has filed a permit modification application pursuant to § 8111-

6 of the Ventura County Non-Coastal Zoning Ordinance prior to [40 years 
after date of approval]; and 

 
(2) The County decision-maker grants the requested modification.  
 
The uses authorized by this CUP may continue during processing of a timely-
filed modification application in accordance with § 8111-2.10 of the Ventura 
County Non-Coastal Zoning Ordinance.   

 
8. Documentation Verifying Compliance with Other Agencies’ Requirements Related 

to this CUP 
Purpose: To ensure compliance with, and notification of, federal, state, and/or local 
government regulatory agencies that have requirements that pertain to the Project 
(Condition No. 1, above) that is the subject of this CUP and Mitigation and Monitoring 
Reporting Program.   
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Requirement: Upon the request of the Planning Director, the Permittee shall provide the 
Planning Division with documentation (e.g., copies of permits or agreements from other 
agencies, which are required pursuant to a condition of this CUP to verify that the 
Permittee has obtained or satisfied all applicable federal, state, and local entitlements 
and conditions that pertain to the Project.  
 
Documentation: The Permittee shall provide this documentation to Planning Division 
staff in the form that is acceptable to the agency issuing the entitlement or clearance, to 
be included in the Planning Division Project file.   
 
Timing: The documentation shall be submitted to the Planning Division as dictated by 
the respective agency.   
 
Monitoring and Reporting: The Planning Division maintains the documentation 
provided by the Permittee in the respective Project file. In the event that the federal, state, 
or local government regulatory agency prepares new documentation due to changes in 
the Project or the other agency’s requirements, the Permittee shall submit the new 
documentation within 30 days of receipt of the documentation from the other agency.  
 
9. Notice of CUP Requirements and Retention of CUP Conditions On Site 
Purpose: To ensure full and proper notice of these CUP conditions affecting the use of 
the subject property.   
 
Requirement: Unless otherwise required by the Planning Director, the Permittee shall 
notify, in writing, the Property Owner(s) of record, contractors, and all other parties and 
vendors who regularly conduct activities associated with the Project, of the pertinent 
conditions of this CUP.  
  
Documentation: The Permittee shall provide a copy of a letter that notifies all relevant 
parties of the applicability of the CUP to the subject operation and facility. This letter shall 
also specify the location of the copy of the CUP conditions to be retained onsite. 
 
Timing: Prior to issuance of a Zoning Clearance for use inauguration and throughout the 
life of the Project.   
 
Monitoring and Reporting: The Planning Division has the authority to conduct periodic 
site inspections to ensure ongoing compliance with this condition consistent with the 
requirements of § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance. 
 
10. Recorded Notice of Land Use Entitlement 
Purpose: The Permittee shall record a “Notice of Land Use Entitlement” form and the 
conditions of this CUP with the deed for the subject properties that notifies the current 
and future Property Owner(s) of the conditions of this CUP.   
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Requirement: The Permittee shall sign, have notarized, and record with the Office of the 
County Recorder, a “Notice of Land Use Entitlement” form furnished by the Planning 
Division and the conditions of this CUP, with the deed of the property that is subject to 
this CUP. 
 
Documentation: Recorded “Notice of Land Use Entitlement” form and conditions of this 
CUP. 
 
Timing: The Permittee shall record the “Notice of Land use Entitlement” form and 
conditions of this CUP, prior to issuance of a Zoning Clearance for use inauguration.  
 
Monitoring and Reporting: The Permittee shall return a copy of the recorded “Notice of 
Land Use Entitlement” form and conditions of this CUP to Planning Division staff to be 
included in the Project file. 
 
11. Financial Responsibility for Compliance Monitoring and Enforcement 
 

a. Cost Responsibilities: The Permittee shall bear the full costs of all County staff 
time, materials, and County-retained consultants associated with condition 
compliance review and monitoring, CEQA mitigation monitoring, other permit 
monitoring programs, and enforcement activities, actions, and processes 
conducted pursuant to the Ventura County Non-Coastal Zoning Ordinance (§ 
8114-3) related to this CUP. Such condition compliance review, monitoring and 
enforcement activities may include (but are not limited to): periodic site 
inspections; preparation, review, and approval of studies and reports; review of 
permit conditions and related records; enforcement hearings and processes; 
drafting and implementing compliance agreements; and attending to the 
modification, suspension, or revocation of permits. Costs will be billed at the rates 
set forth in the Planning Division or other applicable County Fee Schedule, and 
at the contract rates of County-retained consultants, in effect at the time the costs 
are incurred. 

 
b. Establishment of Revolving Compliance Account: Pursuant to the requirements 

of modified CUP Case No. PL15-0034, the Resource Management Agency 
created Condition Compliance Case No. CC16-0023 to cover the costs 
associated with condition compliance review, monitoring, and enforcement 
activities, and any duly-imposed civil administrative penalties, regarding modified 
CUP Case No. PL15-0034. The Planning Division will continue to use Condition 
Compliance Case No. CC16-0023 to cover the costs associated with condition 
compliance review, monitoring, and enforcement activities described in 
subsection 12.a (above), and any duly-imposed civil administrative penalties 
regarding this CUP. 

 
Within 10 calendar days of the effective date of the final decision approving this 
CUP, the Permittee shall submit a new, updated, and completed reimbursement 
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agreement for Condition Compliance Case No. CC16-0023, in a form provided 
by the Planning Division, obligating the Permittee to pay all condition compliance 
review, monitoring, and enforcement costs, and any civil administrative penalties, 
subject to the Permittee’s right to challenge all such charges and penalties prior 
to payment. 

 
c. Billing Process: The Permittee shall pay all Planning Division invoices within 30 

days of receipt thereof. Failure to timely pay an invoice shall subject the 
Permittee to late fees and charges set forth in the Planning Division Fee 
Schedule, and shall be grounds for suspension, modification, or revocation of 
this CUP. The Permittee shall have the right to challenge any charge or penalty 
prior to payment. 

 
12. Defense and Indemnification 

 
a. The Permittee shall defend, at the Permittee's sole expense with legal counsel 

acceptable to the County, against any and all claims, actions, or proceedings 
against the County, any other public agency with a governing body consisting of 
the members of the County Board of Supervisors, or any of their respective board 
members, officials, employees and agents (collectively, “Indemnified Parties”) 
arising out of or in any way related to the County’s issuance, administration, or 
enforcement of this CUP. The County shall promptly notify the Permittee of any 
such claim, action or proceeding and shall cooperate fully in the defense. 

 
b. The Permittee shall also indemnify and hold harmless the Indemnified Parties 

from and against any and all losses, damages, awards, fines, expenses, 
penalties, judgments, settlements, or liabilities of whatever nature, including but 
not limited to court costs and attorney fees (collectively, “Liabilities”), arising out 
of or in any way related to any claim, action or proceeding subject to subpart (a) 
above, regardless of how a court apportions any such Liabilities as between the 
Permittee, the County, and/or third parties. 

 
c. Except with respect to claims, actions, proceedings, and Liabilities resulting from 

an Indemnified Party’s sole active negligence or intentional misconduct, the 
Permittee shall also indemnify, defend (at Permittee’s sole expense with legal 
counsel acceptable to County), and hold harmless the Indemnified Parties from 
and against any and all claims, actions, proceedings, and Liabilities arising out 
of, or in any way related to, the construction, maintenance, land use, or 
operations conducted pursuant to this CUP, regardless of how a court apportions 
any such Liabilities as between the Permittee, the County, and/or third parties. 
The County shall promptly notify the Permittee of any such claim, action, or 
proceeding and shall cooperate fully in the defense.  

 
d. Neither the issuance of this CUP, nor compliance with the conditions hereof, shall 

relieve the Permittee from any responsibility otherwise imposed by law for 
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damage to persons or property; nor shall the issuance of this CUP serve to 
impose any liability upon the Indemnified Parties for injury or damage to persons 
or property.  

 
13. Invalidation of Condition(s) 
If any of the conditions or limitations of this CUP are held to be invalid in whole or in part 
by a court of competent jurisdiction, that holding shall not invalidate any of the remaining 
CUP conditions or limitations. In the event that any condition imposing a fee, exaction, 
dedication, or other mitigation measure is challenged by the Permittee in an action filed 
in a court of competent jurisdiction, or threatened to be filed therein, the Permittee shall 
be required to fully comply with this CUP, including without limitation, by remitting the fee, 
exaction, dedication, and/or by otherwise performing all mitigation measures being 
challenged. This CUP shall continue in full force unless, until, and only to the extent 
invalidated by a final, binding judgment issued in such action.  
 
If a court of competent jurisdiction invalidates any condition in whole or in part, and the 
invalidation would change the findings and/or the mitigation measures associated with 
the approval of this CUP, at the discretion of the Planning Director, the Planning Director 
may review the project and impose substitute feasible conditions/mitigation measures to 
adequately address the subject matter of the invalidated condition. The Planning Director 
shall make the determination of adequacy. If the Planning Director cannot identify 
substitute feasible conditions/mitigation measures to replace the invalidated condition, 
and cannot identify overriding considerations for the significant impacts that are not 
mitigated to a level of insignificance as a result of the invalidation of the condition, then 
this CUP may be revoked. 
 
14. Consultant Review of Information and Consultant Work 
The County and all other County permitting agencies for the Project have the option of 
referring any and all special studies that these conditions require to an independent and 
qualified consultant for review and evaluation of issues beyond the expertise or resources 
of County staff. 
 
Prior to the County engaging any independent consultants or contractors pursuant to the 
conditions of this CUP, the County shall confer in writing with the Permittee regarding the 
necessary work to be contracted, as well as the estimated costs of such work.  Whenever 
feasible, the County will use the lowest responsible bidder or proposer.  Any decisions 
made by County staff in reliance on consultant or contractor work may be appealed 
pursuant to the appeal procedures contained in the Ventura County Zoning Ordinance 
Code then in effect. 
 
The Permittee may hire private consultants to conduct work required by the County, but 
only if the consultant and the consultant’s proposed scope-of-work are first reviewed and 
approved by the County.  The County retains the right to hire its own consultants to 
evaluate any work that the Permittee or a contractor of the Permittee undertakes.  In 
accordance with Condition No. 12 above, if the County hires a consultant to review any 
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work undertaken by the Permittee, or hires a consultant to review the work undertaken by 
a contractor of the Permittee, the hiring of the consultant will be at the Permittee’s 
expense. 
 
15. Relationship of CUP Conditions, Laws, and Other Entitlements 
The Permittee shall implement the Project in compliance with all applicable requirements 
and enactments of federal, state, and local authorities.  In the event of conflict between 
various requirements, the more restrictive requirements shall apply. In the event the 
Planning Director determines that any CUP condition contained herein is in conflict with 
any other CUP condition contained herein, when principles of law do not provide to the 
contrary, the CUP condition most protective of public health and safety and environmental 
resources shall prevail to the extent feasible.  
 
No condition of this CUP for uses allowed by the Ventura County Ordinance Code shall 
be interpreted as permitting or requiring any violation of law, lawful rules, or regulations, 
or orders of an authorized governmental agency. Neither the approval of this CUP Permit, 
nor compliance with the conditions of this CUP, shall relieve the Permittee from any 
responsibility otherwise imposed by law for damage to persons or property. 
  
16. Contact Person 
Purpose: To designate a person responsible for responding to complaints.   
 
Requirement: The Permittee shall designate a contact person(s) to respond to 
complaints from citizens and the County which are related to the permitted uses of this 
CUP.  
 
Documentation: The Permittee shall provide the Planning Director with the contact 
information (e.g., name and/or position title, address, business and cell phone numbers, 
and email addresses) of the Permittee’s field agent who receives all orders, notices, and 
communications regarding matters of condition and code compliance at the Project site.  
  
Timing: Prior to the issuance of a Zoning Clearance for use inauguration, the Permittee 
shall provide the Planning Division with the contact information of the Permittee’s field 
agent(s) for the Project file.  If the address or phone number of the Permittee’s field 
agent(s) should change, or the responsibility is assigned to another person, the Permittee 
shall provide Planning Division staff with the new information in writing within three 
calendar days of the change in the Permittee’s field agent.   
 
Monitoring and Reporting: The Planning Division maintains the contact information 
provided by the Permittee in the Project file. The Planning Division has the authority to 
periodically confirm the contact information consistent with the requirements of [select 
appropriate: § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance.   
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17. Change of Permittee 
Purpose: To ensure that the Planning Division is properly and promptly notified of any 
change of Permittee.   

 
Requirement: The Permittee shall file, as an initial notice with the Planning Director, the 
new name(s), address(es), telephone/FAX number(s), and email addresses of the new 
owner(s), lessee(s), operator(s) of the permitted uses, and the company officer(s).  The 
Permittee shall provide the Planning Director with a final notice once the transfer of 
ownership and/or operational control has occurred.   
 
Documentation: The initial notice must be submitted with the new Permittee’s contact 
information. The final notice of transfer must include the effective date and time of the 
transfer and a letter signed by the new Property Owner(s), lessee(s), and/or operator(s) 
of the permitted uses acknowledging and agreeing to comply with all conditions of this 
CUP.   
 
Timing: The Permittee shall provide written notice to the Planning Director 10 calendar 
days prior to the change of ownership or change of Permittee. The Permittee shall provide 
the final notice to the Planning Director within 15 calendar days of the effective date of 
the transfer.   
 
Monitoring and Reporting: The Planning Division maintains notices submitted by the 
Permittee in the Project file and has the authority to periodically confirm the information 
consistent with the requirements of § 8114-3 of the Ventura County Non-Coastal Zoning 
Ordinance.  
 
18. Avoidance of Nesting Birds 
Purpose: In order to prevent impacts to birds protected under the Migratory Bird Treaty 
Act, land clearing and construction activities shall be regulated. 
  
Requirement: The Permittee shall conduct all demolition, tree removal/trimming, 
vegetation clearing, and grading activities (collectively, “land clearing activities”), and 
construction in such a way as to avoid nesting native birds. This can be accomplished by 
implementing one of the following options:  
 

a. Timing of land clearing or construction: Prohibit land clearing or construction 
activities during the breeding and nesting season (January 1 – September 1), in which 
case the following surveys are not required; or  
 
b. Surveys and avoidance of occupied nests: Conduct site-specific surveys prior to 
land clearing or construction activities during the breeding and nesting season 
(January 1 – September 1) and avoid occupied bird nests. A County-approved 
biologist shall conduct surveys to identify any occupied (active) bird nests in the area 
proposed for disturbance. Occupied nests shall be avoided until juvenile birds have 
vacated the nest.  
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The County-approved biologist shall conduct an initial breeding and nesting bird 
survey 30 days prior to the initiation of land clearing or construction activities. The 
County-approved biologist shall continue to survey the Project site on a weekly basis, 
with the last survey completed no more than 3 days prior to the initiation of land 
clearing activities. The nesting bird survey must cover the development footprint and 
300 feet from the development footprint. If occupied (active) nests are found, land 
clearing activities within a setback area surrounding the nest shall be postponed or 
halted. Land clearing activities may commence in the setback area when the nest is 
vacated (juveniles have fledged) provided that there is no evidence of a second 
attempt at nesting, as determined by the County-approved biologist. Land clearing 
activities can also occur outside of the setback areas. Pursuant to the 
recommendations of the California Department of Fish and Wildlife, the required 
setback is 300 feet for most birds and 500 feet for raptors. This setback can be 
increased or decreased based on the recommendation of the County-approved 
biologist and approval from the Planning Division. 

 
Documentation: The Permittee shall provide to the Planning Division a Survey Report 
from a County-approved biologist documenting the results of the initial nesting bird survey 
and a plan for continued surveys and avoidance of nests in accordance with the 
requirements set forth in this condition (above). Along with the Survey Report, the 
Permittee shall provide a copy of a signed contract (financial information redacted) with 
a County-approved biologist responsible for the surveys, monitoring of any occupied 
nests discovered, and establishment of mandatory setback areas. The Permittee shall 
submit to the Planning Division a Mitigation Monitoring Report from a County-approved 
biologist following land clearing activities documenting actions taken to avoid nesting 
birds and results.  
 
Timing: If land clearing or construction activities will occur between January 1 and 
September 1, the County-approved biologist shall conduct the nesting bird surveys 30 
days prior to initiation of land clearing or construction activities, and weekly thereafter. 
The last survey for nesting birds shall be conducted no more than 3 days prior to initiation 
of land clearing or construction activities. The Permittee shall submit the Survey Report 
documenting the results of the first nesting bird survey and the signed contract to the 
Planning Division prior to issuance of a Zoning Clearance. The Permittee shall submit the 
Mitigation Monitoring Report within 14 days of completion of the land clearing or 
construction activities.  
 
Monitoring and Reporting: The Planning Division reviews the Survey Report and signed 
contract for adequacy prior to issuance of a Zoning Clearance. The Planning Division 
maintains copies of the signed contract, Survey Report, and Mitigation Monitoring Report 
in the Project file. 
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19. Paleontological Resources Discovered During Grading 
Purpose: In order to mitigate potential impacts to paleontological resources that may be 
encountered during ground disturbance or construction activities. 
 
Requirement: If any paleontological remains are uncovered during ground disturbance 
or construction activities, the Permittee shall: 
 
 

a. Cease operations and assure the preservation of the area in which the discovery 
was made;  

b. Notify the Planning Director in writing, within three days of the discovery;  

c. Obtain the services of a paleontological consultant or professional geologist who 
shall assess the find and provide a report that assesses the resources and sets forth 
recommendations on the proper disposition of the site;  

d. Obtain the Planning Director’s written concurrence with the recommended 
disposition of the site before resuming development; and  

e. Implement the agreed upon recommendations.  
 
Documentation: The Permittee shall submit the paleontologist’s or geologist’s reports. 
Additional documentation may be required to demonstrate that the Permittee has 
implemented the recommendations set forth in the paleontological report.  
 
Timing: If any paleontological remains are uncovered during ground disturbance or 
construction activities, the Permittee shall provide the written notification to the Planning  
Director within three days of the discovery. The Permittee shall submit the paleontological 
report to the Planning Division immediately upon completion of the report.  
 
Monitoring and Reporting: The Permittee shall provide the paleontological report to the 
Planning Division to be made part of the Project file. The Permittee shall implement any 
recommendations made in the paleontological report to the satisfaction of the Planning 
Director. The paleontologist shall monitor all ground disturbance activities within the area 
in which the discovery was made, in order to ensure the successful implementation of the 
recommendations made in the paleontological report. The Planning Division has the 
authority to conduct site inspections to ensure that the Permittee implements the 
recommendations set forth in the paleontological report, consistent with the requirements 
of § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance. 
 
20. Archaeological Resources Discovered During Ground Disturbance 
Purpose: In order to mitigate potential impacts to archaeological resources discovered 
during ground disturbance.  
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Requirement: The Permittee shall implement the following procedures: 
 

a. If any archaeological or historical artifacts are uncovered during ground disturbance 
or construction activities, the Permittee shall:  

(1) Cease all operations within 100 feet of the area in which the discovery was made;  

(2) Notify the Planning Director in writing, within three days of the discovery;  

(3) Obtain the services of a County-approved archaeologist who shall assess the find 
and provide recommendations on the proper disposition of the site in a written report 
format;  

(4) Obtain the Planning Director’s written concurrence of the recommended 
disposition of the site before resuming development; and  

(5) Implement the agreed upon recommendations.  
 
b. If any human burial remains are encountered during ground disturbance or 
construction activities, the Permittee shall:  

(1) Cease operations and assure the preservation of the area in which the discovery 
was made;  

(2) Immediately notify the County Coroner and the Planning Director;  

(3) Obtain the services of a County-approved archaeologist and, if necessary, Native 
American Monitor(s), who shall assess the find and provide recommendations on the 
proper disposition of the site in a written report format;  

 
(4) Obtain the Planning Director’s written concurrence of the recommended 
disposition of the site before resuming development on-site; and  

(5) Implement the agreed upon recommendations.  
 

Documentation: If archaeological remains are encountered, the Permittee shall submit 
a report prepared by a County-approved archaeologist including recommendations for 
the proper disposition of the site. Additional documentation may be required to 
demonstrate that the Permittee has implemented any recommendations made by the 
archaeologist’s report.  
 
Timing: If any archaeological remains are uncovered during ground disturbance or 
construction activities, the Permittee shall provide the written notification to the Planning  
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Director within three days of the discovery. The Permittee shall submit the archaeological 
report to the Planning Division immediately upon completion of the report.  
 
Monitoring and Reporting: The Permittee shall provide the archaeological report to the 
Planning Division to be made part of the Project file. The Permittee shall implement any 
recommendations made in the archaeological report to the satisfaction of the Planning 
Director. The archaeologist shall monitor all ground disturbance activities within the area 
in which the discovery was made, in order to ensure the successful implementation of the 
recommendations made in the archaeological report. The Planning Division has the 
authority to conduct site inspections to ensure that the Permittee implements the 
recommendations set forth in the archaeological report, consistent with the requirements 
of § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance. 
 
21. Construction Noise 
Purpose:  In order for this project to comply with the Ventura County General Plan Noise 
Compatibility Standards Policy HAZ-9.2(5.) and the County of Ventura Construction Noise 
Threshold Criteria and Control Plan (Amended 2010). 
   
Requirement:  The Permittee shall limit construction activity for site preparation and 
development to the hours between 7:00 a.m. and 7:00 p.m., Monday through Friday, and 
from 9:00 a.m. to 7:00 p.m. Saturday, Sunday, and State holidays. Construction 
equipment maintenance shall be limited to the same hours. Non-noise generating 
construction activities such as interior painting are not subject to these restrictions.   
 
Documentation:  The Permittee shall post a sign stating these restrictions in a 
conspicuous location on the Project site, in order so that the sign is visible to the general 
public.  The Permittee shall provide photo documentation showing posting of the 
required signage to the Planning Division, prior to the commencement of grading and 
construction activities.  The sign must provide a telephone number of the site foreman, 
or other person who controls activities on the jobsite, for use for complaints from the 
public. The Permittee shall maintain a “Complaint Log,” noting the date, time, 
complainant’s name, complaint, and any corrective action taken, in the event that the 
Permittee receives noise complaints.  The Permittee must submit the “Complaint Log” to 
the Planning Division upon the Planning Director’s request. 
 
Timing:  The Permittee shall install the sign prior to the issuance of a building permit and 
throughout all grading and construction activities. The Permittee shall maintain the 
signage on-site until all grading and construction activities are complete.  If the Planning 
Director requests the Permittee to submit the “Complaint Log” to the Planning Division, 
the Permittee shall submit the “Complaint Log” within one day of receiving the Planning 
Director’s request. 
 
Monitoring and Reporting:  The Planning Division reviews, and maintains in the Project 
file, the photo documentation of the sign and the “Complaint Log.”  The Planning Division 
has the authority to conduct site inspections and take enforcement actions to ensure that 
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the Permittee conducts grading and construction activities in compliance with this 
condition, consistent with the requirements of § 8114-3 of the Ventura County Non-
Coastal Zoning Ordinance. 
 
22. Noise Generating Uses 
Noise generated by the use of the water facilities that are authorized by this Conditional 
Use Permit shall not exceed the standards prescribed in the Ventura County General Plan 
Noise Compatibility Standards Policy HAZ-9.2(4.) during usual operations. Outdoor noise 
levels [as measured at the exterior wall of buildings dedicated to a noise-sensitive use 
(e.g., adjacent residences)], shall not exceed any of the following standards: 
 

a. Leq1H of 55dB(A) or ambient noise level plus 3dB(A), whichever is greater, during 
any hour from 6:00 a.m. to 7:00 p.m.; 
 
b. Leq1H of 50dB(A) or ambient noise level plus 3dB(A), whichever is greater, during 
any hour from 7:00 p.m. to 10:00 p.m.; and 
 
c. Leq1H of 45dB(A) or ambient noise level plus 3dB(A), whichever is greater, during 
any hour from 10:00 p.m. to 6:00 a.m. 

 
23. Parking Requirements 
No parking space shall be located within 10 feet of a vehicular entrance to the property. 
Service and maintenance vehicles shall be parked on-site during normal working hours 
and shall not be parked overnight in any way that obstructs driveway access. 
 
24. Signage 
To ensure signage on the property complies with Chapter 1, Article 10 of the Ventura 
County Non-Coastal Ordinance and El Rio/Del Norte Area Plan all existing and potential 
new signs shall comply with the sign regulations of the Ventura County Non-Coastal 
Zoning Ordinance, Article 10. Prior to any changes to any existing signs or the placement 
or construction of new signs on-site, the permittee shall submit a sign plan to the Planning 
Director for review, in order to ensure compliance with the sign regulations provided in 
Article 10. 
 
25. Federal Aviation Administration – Notice of Proposed Construction or Alteration 
Purpose: To ensure compliance with the Federal Aviation Administration (FAA) 
requirements for filing a Notice of Proposed Construction or Alteration for use of a crane 
for construction activities within the Camarillo Airport Sphere of Influence.  
 
Timing: The Permittee shall submit a copy of the Notice of Proposed Construction or 
Alteration Form to the Planning Division for review prior to issuance of a Zoning Clearance 
for construction. If the Permittee determines that the proposed construction activities are 
exempt from filing of a Notice of Proposed Construction or Alteration Form, a letter may 
be submitted to the Planning Division citing the rational for this exemption.  
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Monitoring and Reporting: The Planning Division shall maintain a stamped copy of the 
Notice of Proposed Construction or Alteration Form or letter of exemption in the project 
file. 

 

26. Mitigation Measure – Preventive Noise Insulation 
Purpose: The purpose of this mitigation measure is to: (1) avoid potentially significant 
impacts related to noise; and (2) ensure compliance with the Ventura County General 
Plan Noise Compatibility Standards Policy HAZ-9.2(4.).  
 
Requirement: The Permittee shall provide sufficient soundproofing of water pumps to 
ensure that noise levels do not exceed the maximum acceptable noise limits set forth in 
the Ventura County General Plan Noise Compatibility Standards Policy HAZ-9.2(4.). 
 
Documentation: The Permittee shall submit a noise plan which describes the 
soundproofing that will be installed. If installation requires construction of noise 
attenuating features, submittal of a revised site plan depicting these new features is 
required.  
 
Timing: The Permittee shall submit a noise plan and if applicable, revised site plan to the 
Planning Division for review and approval prior to issuance of Zoning Clearance. The 
Permittee shall maintain the soundproofing as approved in the noise plan for the life of 
the permit.  
 
Monitoring and Reporting: The Planning Division maintains a stamped copy of the 
approved noise plan and if applicable, revised site plan in the project file. The Permittee 
shall provide photo documentation to the Planning Division that soundproofing has been 
installed according to the approved noise plan. The Planning Division has the authority to 
ensure that the noise plan is installed according to the approved noise plan and has the 
authority to conduct periodic site inspections to ensure ongoing compliance with this 
condition consistent with the requirements of § 8114-3 of the Ventura County Non-Coastal 
Zoning Ordinance. 
 
NOTE: A NOISE PLAN IS NOT REQUIRED FOR THE PROPOSED WATER 
FACILITIES ON APN 149-0-043-135. 
 

27. Mitigation Measure Community Character 1: Painting of Permanent Facilities and 
Structures 

Purpose: The purpose of this mitigation measure is to: (1) avoid potentially significant 
impacts to community character and daytime glare; (2) ensure that facilities and 
structures blend in with the surrounding terrain and development; and ensure compliance 
with the El Rio Del Norte Area Plan Policy ED-17.2.  
 
Requirement: The Permittee shall utilize natural surface textures and colors compatible 
with surrounding residential development (e.g., non-reflective and low glare surfaces and 
paints) on exterior surfaces of all buildings and structures, including but not limited to the 
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water tanks, walls, and fences. Prior to any future changes to the surface texture or color, 
the Permittee shall submit a color board to the Planning Director for review and approval.  
 
Documentation: The Permittee shall submit a color board depicting paint colors for 
exterior surfaces to the Planning Director for review and approval. This information will 
be maintained as part of the project file. 
 
Timing: Prior to the issuance of a Zoning Clearance for construction.  
 
Monitoring and Reporting: The Planning Division has the authority to inspect the site to 
ensure that the exterior of the structures was treated as approved. The Planning Division 
has the authority to conduct site inspections to ensure ongoing compliance by the 
Permittee with this condition consistent with the requirements of § 8114-3 of the Ventura 
County Non-Coastal Zoning Ordinance. 
 

28. Mitigation Measure Community Character 2: Landscaping and Screening (APNs 
149-0-041-185 and 149-0-041-205) 

Purpose: The purpose of this mitigation measure is to: (1) avoid potentially significant 
impacts to community character and daytime glare; (2) ensure that facilities and 
structures blend in with the surrounding terrain and development; and ensure compliance 
with the El Rio Del Norte Area Plan Policy ED-17.2.  
 
Requirement: The Permittee shall retain a landscape architect to prepare a landscape 
plan that complies with the requirements of this condition and the “Ventura County 
Landscape Design Criteria” (1992). 
 
Landscaping Objectives: The Permittee must install and maintain landscape screening 
that serves the following functions: 
 

a. Screens undesirable views, incompatible land uses or uses in natural settings. The 
Permittee must install landscape screening on Tax Assessor’s Parcel 149-0-041-185 
to screen the view of the perimeter security fence along Friedrich Road and along 
portions of the west and east property lines.  

 
Landscaping Design: The Permittee shall design all landscaping such that the 
landscaping requires minimal amounts of water and uses required water efficiently, in 
accordance with the water efficiency requirements of the Landscape Design Criteria, 
and must achieve the following design objectives:  
 
a. Use Available Non-Potable Sources of Water. The landscaping must involve the 
harvesting and/or use of alternative, non-potable sources of water, including 
stormwater, reclaimed water, and gray water, if available to the Project site. 
 
b. Protection of Solar Access. The Permittee must design the landscaping to avoid the 
introduction of vegetation that would now or in the future cast substantial shadow on 
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existing solar collectors or photovoltaic cells, or impair the function of a nearby building 
using passive solar heat collection. 
 
c. Species Diversity. The landscape plan must integrate a variety of plant species, 
heights, colors, and textures, as appropriate given the size of the landscape. 
 
d. Create Viable Growing Environment. The landscape design must address the 
needs of the plants to ensure their health, long-term viability, and protection. 
 
e. Use locally propagated native plant species. 
 

Documentation: The Permittee shall submit three sets of a draft landscape plan to the 
Planning Division for review and approval. A California registered landscape architect (or 
other qualified individual as approved by the Planning Director) shall prepare the 
landscape plan, demonstrating compliance with the requirements set forth in this 
condition (above), § 8109-0.6 (Landscaping) of the Non-Coastal Zoning Ordinance, and 
the Ventura County Landscape Design Criteria. The landscape architect responsible for 
the work shall stamp the plan. After landscape installation, the Permittee shall submit to 
Planning Division staff a statement from the project landscape architect that the Permittee 
installed all landscaping as shown on the approved landscape plan. Prior to installation 
of the landscaping, the Permittee must obtain the Planning Director’s approval of any 
changes to the landscape plans that affect the character or quantity of the plant material 
or irrigation system design.  
 
Timing: The Permittee shall submit the landscape plan to the Planning Division for review 
and approval prior to issuance of a Zoning Clearance. Landscaping installation and 
maintenance activities shall occur according to the timing requirements set forth in the 
“Ventura County Landscape Design Criteria” (§ F).  
 
Monitoring and Reporting: Landscaping approval/installation verification, monitoring 
activities, and enforcement activities shall occur according to the procedures set forth in 
the “Ventura County Landscape Design Criteria” (§§ F and G) and § 8114-3 of the Non-
Coastal Zoning Ordinance. The Planning Division maintains the landscape plans and 
statement by the landscape architect in the Project file and has the authority to conduct 
site inspections to ensure that the Permittee installs and maintains the landscaping in 
accordance with the approved plan consistent with the requirements of § 8114-3 of the 
Non-Coastal Zoning Ordinance. 
 
NOTE: MITIGATION MEASURE COMMUNITY CHARACTER 2: LANDSCAPING AND 
SCREENING CONDITION APPLIES TO APNs 149-0-041-185 AND 149-0-041-205 
ONLY. LANDSCAPING AT THESE SITES HAS BEEN INSTALLED IN COMPLIANCE 
WITH THIS CONDITION AND MUST BE MAINTAINED THROUGHOUT THE 40 YEAR 
TERM OF THIS MODIFIED CUP. 
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29. Landscaping and Screening (APN 149-0-043-135) 
Purpose:  To comply with the County’s landscaping and screening requirements, and 
with Ventura County General Plan Policy PFS-11.8 Avoidance of Surveillance 
Interference.    
 
Requirement:  The Permittee shall retain a landscape architect to prepare a landscape 
plan that complies with the requirements of this condition and the California Department 
of Water Resources Model Water Efficient Landscape Ordinance (MWELO). 
 
Landscaping Objectives: The Permittee must install and maintain landscaping and 
screening that serves the following functions: 
 

a. Screens undesirable views. The Permittee must install landscaping and screening 
to substantially screen from residents of adjacent properties the proposed water tank 
and other structures or equipment that extend above the height of the concrete block.   
 
b. Ensures compatibility with community character. The Permittee must install 
landscaping that visually integrates the development with the character of the 
surrounding community. 
 
c. Compliance with the California Department of Water Resources Model Water 
Efficient Landscape Ordinance.  The Permittee must install landscaping that 
complies with the requirements of the California Department of Water Resources’ 
Model Water Efficient Landscape Ordinance, which is available on-line at:  
http://www.water.ca.gov/wateruseefficiency/landscapeordinance/. 

 
Landscaping Design:  The Permittee shall design all landscaping such that the 
landscaping requires minimal amounts of water and uses required water efficiently, in 
accordance with the California Department of Water Resources Model Water Efficient 
Landscape Ordinance, and must achieve the following design objectives: 
 

a.Use Available Non-Potable Sources of Water. The landscaping must involve the 
harvesting and/or use of alternative, non-potable sources of water, including 
stormwater, reclaimed water, and gray water, if available to the Project site. 
 
b.Protection of Solar Access. The Permittee must design the landscaping to avoid the 
introduction of vegetation that would now or in the future cast substantial shadow on 
existing solar collectors or photovoltaic cells or impair the function of a nearby building 
using passive solar heat collection. 
 
c. Create Viable Growing Environment. The landscape design must address the 
needs of the plants to ensure their health, long-term viability, and protection. 
 
d. Species Diversity. The landscape plan must integrate a variety of plant species, 
heights, colors, and textures, as appropriate given the size of the landscape. 

http://www.water.ca.gov/wateruseefficiency/landscapeordinance/
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e. Use Non-Invasive Plant Species.   
 
f. Landscaping should not interfere with police surveillance (e.g., landscaping must 
not cover any exterior door or window, landscaping at entrances and exits or at any 
parking lot intersection must not block or screen the view of a seated driver from 
another moving vehicle or pedestrian, trees must not be placed underneath any 
overhead light fixture which would cause a loss of light at ground level). 

 
Documentation: The Permittee shall submit three sets of a draft landscape plan to the 
Planning Division for review and approval.  A California registered landscape architect 
(or other qualified individual as approved by the Planning Director) shall prepare the 
landscape plan, demonstrating compliance with the requirements set forth in this 
condition (above) and the applicable subsections of § 8106-8.2 (General Landscaping 
and Water Conservation Requirements) of the Non-Coastal Zoning Ordinance. The 
landscape architect responsible for the work shall stamp the plan. After landscape 
installation, the Permittee shall submit to Planning Division staff a statement from the 
project landscape architect that the Permittee installed all landscaping as shown on the 
approved landscape plan. Prior to installation of the landscaping, the Permittee must 
obtain the Planning Director’s approval of any changes to the landscape plans that affect 
the character or quantity of the plant material or irrigation system design.  
 
Timing:  Permittee shall submit the landscape plan to the Planning Division for review 
and approval prior to issuance of the Zoning Clearance for construction. Landscaping 
installation and maintenance activities shall occur according to the timing requirements 
set forth in § 8106-8.2 (General Landscaping and Water Conservation Requirements) of 
the Non-Coastal Zoning Ordinance. 
 
Monitoring and Reporting: Landscaping shall be maintained by the Permittee according 
to the approved landscape plan and permit conditions for the life of the permitted land 
use. County staff shall conduct an onsite inspection to verify that the landscaping was 
installed as required by the approved landscape plan as set forth in § 8106-8.2.3(a) of the 
Non-Coastal Zoning Ordinance. Monitoring activities, and enforcement activities shall 
occur according to the procedures set forth in § 8106.8.2.8 of the Non-Coastal Zoning 
Ordinance. The Planning Division maintains the landscape plans and statement by the 
landscape architect in the Project file.  
 
NOTE: THE ABOVE LANDSCAPING AND SCREENING CONDITION APPLIES TO 
APN 149-0-043-135 ONLY. 
 
30. Mitigation Measure Community Character 3: Lighting Plan 
Purpose: The purpose of this mitigation measure is to: (1) avoid potentially significant 
impacts to community character and daytime glare; and (2) ensure lighting on the subject 
property is provided in compliance with § 8106-8.6 and § 8108-5.12 of the Ventura County 
Non-Coastal Zoning Ordinance, and El Rio Del Norte Area Plan Policy ED-17.2.  
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Requirement: The Permittee shall prepare, and implement the permitted use in 
conformance with, an approved lighting plan that meets the following objectives:  
 

•avoids interference with reasonable use of adjoining properties;  

•avoids conflict with landscape features;  

•minimizes on-site and eliminates off-site glare;  

•provides adequate on-site lighting for security;  

•minimizes energy consumption; and,  

•includes devices that are compatible with the design of the permitted facility and 
minimize energy consumption.  

•Lighting in excess of 150 watts shall not result in direct illumination of adjacent 
properties. Any exterior lighting in excess of 150 watts shall be hooded and/or directed 
downward onto the subject parcel to prevent spill-over onto adjacent parcels.  
 
The Permittee shall include in the lighting plan a photometric diagram and 
manufacturer’s specifications for each exterior light fixture type (e.g., light standards, 
bollards, and wall mounted packs) in the lighting plan. An electrical engineer 
registered by the State of California shall prepare the lighting plan. The plan must 
include illumination information within parking areas, pathways, streetscapes, and 
open spaces proposed throughout the development. In order to minimize light and 
glare from the Project, all parking lot lighting, exterior structure light fixtures, and 
freestanding light standards must be a cut-off type, fully shielded, and downward 
facing, such that the lighting is projected downward onto the property and does not 
cast any direct light onto an adjacent property or roadway. The Permittee shall bear 
the total cost of the review and approval of the lighting plan. The Permittee shall install 
all exterior lighting in accordance with the approved lighting plan.  

 
Documentation: The Permittee shall submit two copies of a lighting plan to the Planning 
Division for review and approval. 
 
Timing: The Permittee shall obtain the Planning Division’s approval of the lighting plan 
prior to the issuance of a Zoning Clearance for construction. The Permittee shall maintain 
the lighting as approved in the lighting plan for the life of the Project.  
 
Monitoring and Reporting: The Planning Division maintains a stamped copy of the 
approved lighting plan in the Project file. The Permittee shall ensure that the lighting is 
installed according to the approved lighting plan prior to occupancy. The Building and 
Safety Inspector and Planning Division staff have the authority to ensure that the lighting 
plan is installed according to the approved lighting plan. Planning Division staff has the 
authority to conduct periodic site inspections to ensure ongoing compliance with this 
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condition consistent with the requirements of § 8114-3 of the Non-Coastal Zoning 
Ordinance. 
 

31. Notice of Dam Inundation 
Purpose: To comply with the 2040 Ventura County General Plan Policy HAZ-2.6 to inform 
existing and future owners of the subject property that the site, in whole or in part, is 
currently mapped by California Department of Water Resources (DWR) as being within a 
dam failure inundation area and subject to potential flooding hazard 
(https://fmds.water.ca.gov/maps/damim/).  

Requirement: The Permittee shall, with the assistance of the Ventura County Resource 
Management Agency (RMA) Planning Division, record a Notice of Dam Inundation 
Hazard with the County Recorder.  

Documentation: A Notice of Dam Inundation Hazard will be prepared by the Planning 
Division and provided to the Subdivider. The Subdivider shall record the Notice with the 
County Recorder.  

Timing: The Notice of Dam Inundation Hazard shall be recorded with the County 
Recorder prior to issuance of the Use Inauguration Zoning Clearance. 
 
Monitoring and Reporting: The Notice of Dam Inundation Hazard shall be maintained 
in the files of the County Recorder and a copy shall be provided to the Planning Division 
by the Permittee and maintained in the case file. 
 
Environmental Health Division (EHD) Conditions 
 
32. Hazardous Materials/Waste Management (CUPA Permit Required) 
Purpose:  To comply with the California Code of Regulations Title 22, Division 4.5, 
California Health and Safety Code chapter 6.95; and Ventura County Ordinance Code, 
and to ensure the safe storage, handling, and disposal of any potentially hazardous 
material and/or waste. 
 
Requirement: The Permittee shall submit a Hazardous Materials Business Plan (HMBP) 
to the Environmental Health Division/Certified Unified Program Agency (Ventura CUPA) 
for storage of hazardous materials above reporting thresholds (200 cubic feet gas, 55 
gallons liquid, 500 pounds solid). If hazardous wastes are generated, an EPA ID number 
issued by the California Department of Toxic Substances Control must be obtained and 
maintained in active status. Wastes identified as "non-hazardous" may require waste 
determination analysis to confirm if wastes are listed hazardous wastes, exhibits a 
hazardous characteristic through testing, or application of general knowledge. 
 
Documentation: A completed HMBP must be submitted to the Ventura CUPA 
electronically through the California Environmental Reporting System (CERS). Maintain 
all records of hazardous waste determination testing and disposal and make available for 
review by this Ventura CUPA staff upon request. 
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Timing: HMBP must be submitted through CERS annually, and whenever there is a 
change to the type, quantity, or location of the hazardous materials. EPA ID number must 
be renewed annually. 
 
Monitoring and Reporting:  Verification of hazardous materials inventory as well as 
ongoing compliance with requirements shall be accomplished through field inspection by 
Ventura CUPA staff. Additional information on the storage and handling requirements for 
hazardous materials and wastes may be found on the Ventura County Environmental 
Health Division/Certified Unified Program Agency website: https://vcrma.org/cupa. 
 
PUBLIC WORKS AGENCY (PWA) 
 
Land Development Services Conditions 
 
33. Grading Permit 
Purpose:  In order to ensure the Permittee performs all grading in compliance with 
Appendix J of the Ventura County Building Code.  
 
Requirement:  The Permittee shall submit a grading plan showing existing and 
proposed elevations to the Public Works Agency’s Land Development Services Division 
for review and approval.  If a grading permit is required, a civil engineer registered in the 
State of California must prepare and submit the grading plans, geotechnical and 
hydrology reports as necessary, to Land Development Services Division for review and 
approval. The Permittee must post sufficient surety in order to ensure proper completion 
of the proposed grading. 
 
Documentation:  If a grading permit is required, all deposits, fees, and materials 
detailed on Public Works Agency Grading Permit Submittal Checklist, must be submitted 
to Land Development Services Division for review and approval. 
 
Timing:  All applicable documentation, as specified above, must be submitted for review 
and approval prior to issuance of a Zoning Clearance for development. 
 
Monitoring and Reporting:  Public Works Agency staff will review grading plans and 
reports for compliance with Ventura County codes, ordinances and standards, as well as 
state and federal laws.  Public Works Agency inspectors will monitor the proposed 
grading to verify that the work is done in compliance with the approved plans and reports. 
 
34. Drainage Plan 
Purpose:  To ensure runoff is discharged in accordance with Ventura County Building 
Code, Ventura County Public Works Agency, Watershed Protection District, national and 
state standards. 
 
Requirement:  The Permittee shall submit drainage plans and hydrologic and hydraulic 
calculations, which are prepared by a civil engineer registered in the State of California, 
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to the Public Works Agency’s Land Development Services Division for review and 
approval.  
 
Documentation: Drainage plans and hydrologic and hydraulic calculations shall address 
the following: quantities of water, water flow rates, major water courses, drainage areas 
and patterns, diversions, collection systems, flood hazard areas, sumps, debris basins, 
detention facilities, and drainage courses and mitigation measures devised to manage 
the drainage.  The hydrologic and hydraulic calculations shall be in compliance with the 
Ventura County Watershed Protection District’s hydrology and design manuals.  
Detention facilities shall be provided such that proposed developed condition stormwater 
peak discharge rates do not exceed existing/pre-development conditions. The hydrologic 
and hydraulic calculations shall demonstrate that structure pads will be protected from 
flooding based on a 1% annual chance storm.   
 
Timing:  All documentation, as specified above, must be submitted for review and 
approval by the Public Works Agency prior to issuance of a Zoning Clearance for 
development. 
 
Monitoring and Reporting:  Public Works Agency staff will review drainage plans and 
hydrologic and hydraulic calculations for compliance with state and federal laws, as well 
as Ventura County codes, ordinances and standards. Public Works Agency inspectors 
will monitor the construction to verify that the work is done in compliance with the 
approved plans and reports. 
  

Integrated Waste Management Division (IWMD) Conditions 
 
35. Refuse, Organic Waste, and Recycling Requirement 
Purpose: To ensure the project complies with Division 4, Chapter 7, Article 3 of the 
Ventura County Ordinance Code pertaining to the diversion of recyclables and organic 
waste materials generated by this project from local landfills through recycling, reuse, 
salvage, or compost.   

 
Requirement:  Ventura County Ordinance Code Division 4, Chapter 7, Article 3, Section 
4770-4 requires the Permittee to work with a County-franchised solid waste hauler who 
will determine the level of service required to divert recyclables and organic waste 
generated by their project from local landfills. For a complete list of County-franchised 
solid waste haulers, go to: https://www.vcpublicworks.org/wsd/iwmd/businessrecycling/.   

 
Documentation: The Permittee must maintain copies of bi-monthly solid waste billing 
statements for a minimum of one year. The address on the billing statement must match 
the address of the permitted business. 
 
Timing: Upon request, the Permittee must provide Ventura County Public Works 
Agency’s Water & Sanitation Department, Integrated Waste Management Division (Water 

https://www.vcpublicworks.org/wsd/iwmd/businessrecycling/
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& Sanitation) with a copy of a current solid waste billing statement to verify compliance 
with this condition. 
 
Monitoring and Reporting: Upon request, the Permittee shall allow Water & Sanitation 
staff to perform a free, on-site, waste audit to verify recyclable materials and organic 
waste generated by their business are being diverted from the landfill.   
 
Water and Sanitation Department 
 
36. Sewer Facilities Alterations 
Purpose: To obtain the necessary approvals and/or permits from and pay the required 
fees to the Ventura County Public Works Agency—Water and Sanitation Department for 
encroachment into and alterations of Water & Sanitation sewer facilities. 
Requirement: The Permittee must obtain a construction permit from and pay the 
associated fees to the Water and Sanitation Department for encroachment into and 
alterations of Water & Sanitation sewer facilities within and adjacent to private Friedrich 
Road (APN 1490010175). Also, the Permittee must obtain any required final inspection 
approvals. In addition to the above fees to obtain a construction permit and cover 
inspection fees, Water and Sanitation requires:   
  

• Copy of contractor's license card to verify Class A status 

• Certificate of Liability listing Ventura County Service Area 30 – Nyeland Acres as 
additionally insured 

• Plan detailing the work to be performed in field 

• Material submittals on all parts to be used 

• Any applicable encroachment permits (not pertaining to CSA 30) 
 
Documentation: All applicable documentation and fees related to the requirements 
(identified in the Requirements section above) shall be submitted to Water and Sanitation. 
Please coordinate with Jamie Masukawa (Jamie.Masukawa@ventura.org) to satisfy the 
documentation requirements.    
 
Timing: Water and Sanitation’s review and approval may occur after the issuance of 
Building Permit but before final sign off/Certificate of Occupancy by the Ventura County 
Building & Safety Division.  
 
Monitoring and Reporting: Public Works Agency staff and Building & Safety Division 
staff have the authority to conduct necessary site inspections to ensure all the 
requirements of this condition are satisfied and completed. 
 
Transportation Department Conditions 
 
37. Encroachment Permit 
Purpose: An Encroachment Permit is required for any work conducted within the County 
right-of-way. The Applicant is made aware by this condition that Friedrich Road and 

mailto:Jamie.Masukawa@ventura.org
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Almond Drive are scheduled for County pavement maintenance improvements in Fiscal 
Year 2023/2024. If the proposed waterline improvements for the project are not installed 
and accepted by the County prior to said maintenance improvements, the Applicant shall 
be required to replace those County improvements for the full width of the streets 
impacted by the proposed project improvements. For information regarding the County’s 
pavement maintenance project, the Applicant is directed to contact the County’s project 
manager, Ariel Braza, at 805-654-2058. 
 
Requirement: The applicant/permittee shall contact the Encroachments Division at 654-
2055 for requirements of the permit. 
 
An Encroachment Permit is required for any work conducted within the County right-of-
way. The applicant/permittee shall contact the Encroachments Division at 654-2055 for 
requirements of the permit. The application shall be submitted to the PWA – 
Transportation Department. (TD – 9, RMA – 143). 
 
If the project requires the delivery of oversized loads, heavy or large equipment and 
materials to or from the project site using county roads, then an Oversized Vehicle Permit 
shall be obtained from the Transportation Department. Contact the Encroachments 
Section at 654-2055 for requirements of the permit. (TD – 9, RMA – 143) 
 
Documentation: The application shall be submitted to the PWA – Transportation 
Department. When applying for the permit, the applicant/permittee shall provide sufficient 
documentation, including, but not limited to, a (1) Resource Management Agency (RMA) 
Project Number (for discretionary projects), (2) a copy of the Transportation Department 
Conditions of Approval, (3) a sketch or map showing the work to be accomplished, project, 
project parcel, Assessor Parcel Number (APN), address and street name. Permit 
applications without sufficient documentation for processing may not be accepted for 
processing. 
 
Timing: This condition shall be met prior to the commencement of any work within the 
County right-of-way. 
 
Monitoring and Reporting: The PWA – Transportation Department will review the 
application and supporting documentation. The PWA – Transportation Department 
Inspectors will monitor construction and verify that the work is performed in accordance 
with the Encroachment Permit. (TD – 9, RMA – 143) 
 
Watershed Protection (WP) Conditions 
 
Planning & Permits Section 
 

38. Flood Zone Clearance 
Purpose: To comply with the Ventura County Floodplain Management Ordinance and 
Ventura County General Plan policies HAZ-2.1, HAZ-2.2, HAZ-2.3 and HAZ-2.5. 
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Requirement: The Applicant shall obtain a Flood Zone Clearance from the Ventura 
County Public Works Agency Floodplain Manager. 
 
Documentation: A Flood Zone Clearance issued by the Public Works Agency Floodplain 
Manager. 
 
Timing: The Flood Zone Clearance shall be obtained by the Applicant prior to obtaining 
a building permit. 
 
Monitoring and Reporting: A copy of the approved Flood Zone Clearance shall be 
provided to the Building and Safety Department as well as maintained in the case file by the 
Public Works Agency. 
 

39. Encroachment Permit 
Purpose: To comply with the Ventura County Watershed Protection District (County) 
Ordinance, and mitigate potential impacts such as obstructing, impairing, diverting, 
impeding, or altering the characteristics of the flow of water to jurisdictional channels. 

Requirement: The Permittee shall obtain an Encroachment Permit. The permit 
application shall include the following: 

a. Construction plans prepared, signed, and stamped by a California licensed civil 
engineer including but not limited to, a site plan depicting the pipeline crossing the 
storm drain laterals, existing and proposed topography with elevations, proposed 
improvements in both plan and profile, and construction details that meet the 
standards of the County and the WP. 

 

Documentation: A WP Permit application package shall be prepared and signed by the 
Permittee or a duly authorized agent and submitted to and logged by the WP Permit 
Section. 

Timing: The applicant shall obtain an encroachment permit prior to obtaining a building 
permit or grading permit or prior to project start date if no grading or building permits are 
required. 

Monitoring and Reporting: Prior to permit closure, WP staff shall inspect the 
improvements to assure that construction was completed, in accordance with the 
approved plans and the Permit. 

 
County Stormwater Program 
 

40. Compliance with Stormwater Development Construction Program 
Purpose: To ensure compliance with the Los Angeles Regional Water Quality Control 
Board NPDES Municipal Stormwater Permit, No. CAS004002 (Permit), the proposed 
project will be subject to the construction requirements for surface water quality and storm 
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water runoff, in accordance with Part 4.F., “Development Construction Program”, of the 
Permit. 
 
Requirement: The construction of the proposed project shall meet requirements 
contained in Part 4.F., “Development Construction Program”, of the Permit through the 
inclusion of an effective combination of construction best management practices (BMPs) 
during all ground disturbing activities.  
 
Documentation: The Permittee shall submit a completed and signed SW 1 form (Best 
Management Practices for Construction Less Than One Acre) to the Public Works 
Agency   County Stormwater Program (CSP) for review and approval, a template for 
which can be found at https://www.onestoppermits.vcrma.org/departments/stormwater 
program. 
 
Timing: The above listed item shall be submitted to the CSP for review and approval prior 
to issuance of a zoning clearance for construction. 
 
Monitoring and Reporting: The CSP will review the submitted materials for consistency 
with the Permit.  Building permit inspectors will conduct inspections during construction 
to ensure effective installation of the required BMPs. 
 
OTHER VENTURA COUNTY AGENCIES 
 

Agricultural Commissioner’s Office Conditions 
 
41. Designated Facility Point of Contact 
Purpose: In order to prevent the entry of service technicians or other facility personnel to 
the permitted site during a pesticide application or the Restricted Entry Interval of an 
application, the permittee must designate a point of contact and post the contact 
information on or at the facility. 

Requirement: The Permittee shall designate a point of contact for agricultural operators 
to inform the relevant person(s) of pesticide applications near the facility and the 
Restricted Entry Intervals of said applications. The Permittee shall post on or at the facility 
the contact information of the designated point of contact. The posting must: 

• Be visible and readable from at least as far as the CUP boundary, 

• Be written in both English and Spanish, 

• Include language equivalent to “To inform service technicians of pesticide applications 
and Restricted Entry Intervals, please contact...”, and 

• Have current, accurate contact information for a point of contact that responds to contact 
from agricultural operators in a timely fashion during normal business hours. 

Documentation: The Permittee shall provide a copy and picture of the posted sign and 
all relevant information to the Ventura County Department of Agriculture/Weights & 
Measures (AWM) for review and approval. 
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Timing: Prior to the issuance of a Zoning Clearance for Use Inauguration, the Permittee 
shall receive approval from the Planning Division and post the required information on 
site. This information must be updated and maintained for the life of the permit.  

Monitoring and Reporting: AWM shall report any failure to comply with this condition to 
the Planning Division. 
 
42. Control of Fugitive Dust 
Purpose: In order to minimize potential conflicts between the proposed project and 
adjacent and nearby agricultural operations the permittee must minimize emanation of 
fugitive dust from the proposed project.  

Requirement: The permittee shall keep emanations of fugitive dust from the proposed 
project at an absolute minimum. At a minimum, dust-producing activities shall be halted 
during high winds and unpaved areas prone to creating dust will be periodically monitored 
and controlled to minimize fugitive dust.  

Documentation: No documentation is needed.  

Timing: The permittee shall respond immediately to any complaint from agricultural 
operators within 300 feet of the project boundary and implement the best remedy to the 
problem.  

Monitoring: The Ventura County Department of Agriculture/Weights & Measures (AWM) 
will monitor complaints from adjacent and nearby agricultural operators of dust emanating 
from the project and report to the Planning Division any failures to comply with this 
condition. 
 
Ventura County Air Pollution Control District (APCD) Conditions 
 
43. Fugitive Dust—Construction 
Purpose:  To ensure that fugitive dust and particulate matter that may result from 
construction activities are minimized to the greatest extent feasible.   
 
Requirement: The Permittee shall comply with the provisions of applicable VCAPCD 
Rules and Regulations, which include but are not limited to, Rule 50 (Opacity), Rule 51 
(Nuisance), and Rule 55 (Fugitive Dust).   
 
Documentation: The project applicant shall ensure compliance with the following 
provisions: 
 
I. The area disturbed by clearing, grading, earth moving, or excavation operations shall 
be minimized to prevent excessive amounts of dust; 
II. Pre-grading/excavation activities shall include watering the area to be graded or 
excavated before commencement of grading or excavation operations.  Application of 
water should penetrate sufficiently to minimize fugitive dust during grading activities; 
III. All trucks shall cover their loads as required by California Vehicle Code §23114. 
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IV. Fugitive dust throughout the construction site shall be controlled by the use of a 
watering truck or equivalent means (except during and immediately after rainfall). Water 
shall be applied to all unpaved roads, unpaved parking areas or staging areas, and active 
portions of the construction site.  Environmentally-safe dust control agents may be used 
in lieu of watering. 
V. Graded and/or excavated inactive areas of the construction site shall be monitored at 
least weekly for dust stabilization.  Soil stabilization methods, such as water and roll 
compaction, and environmentally safe dust control materials, shall be periodically applied 
to portions of the construction site that are inactive for over four days.  
VI. Signs shall be posted onsite limiting traffic to 15 miles per hour or less. 
VII. All clearing, grading, earth moving, or excavation activities shall cease during periods 
of high winds (i.e., wind speed sufficient to cause fugitive dust to be a nuisance or hazard 
to adjacent properties).  During periods of high winds, all clearing, grading, earth moving, 
and excavation operations shall be curtailed to the degree necessary to prevent fugitive 
dust created by onsite activities and operations from being a nuisance or hazard, either 
offsite or onsite.   
 
Timing: Throughout the construction phases of the project.  
 
Reporting and Monitoring: Monitoring and enforcement of dust-related provisions shall 
be conducted by APCD staff and is complaint-driven. 
 
44. Nuisance 
Purpose:  To ensure that discharge of air contaminants (odor, dust, etc.) that may result 
from site construction or operations are minimized to the greatest extent feasible.   
 
Requirement: Construction and operation shall be operated in accordance with the Rules 
and Regulations of the Ventura County Air Pollution Control District, with emphasis on 
Rule 51, Nuisance, as described below. 
 
A person shall not discharge from any source whatsoever such quantities of air 
contaminants or other material which cause injury, detriment, nuisance or annoyance to 
any considerable number of persons or to the public or which endangers the comfort, 
repose, health or safety of any such persons or the public or which cause or have a natural 
tendency to cause injury or damage to business or property. 
 
Documentation:  There is no documentation required for this condition. 
 
Timing: Throughout the lifetime of the CUP.  
 
Reporting and Monitoring: Monitoring and Enforcement of the Nuisance Rule shall be 
conducted by APCD inspectors on a complaint-driven basis. 
 
45. Demolition Activities 
Purpose:  To ensure that the owner or operator of a facility shall remove all asbestos-
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containing material from a facility being demolished. 
 
Requirement: Project demolition activities shall be operated in accordance with the 
Rules and Regulations of the Ventura County Air Pollution Control District, with emphasis 
on Rule 62.7, Asbestos – Demolition and Renovation.  
 
Documentation:  The project applicant shall ensure compliance with the following 
provision: 
 
The applicant shall submit an AB3205 Form to APCD for approval. In addition, the 
contractor shall notify APCD 10 business days prior to the abatement commencement, if 
applicable, by submitting a Notification of Demolition or Renovation Form. Demolition 
and/or renovation activities shall be conducted in compliance with APCD Rule 62.7, 
Asbestos – Demolition and Renovation.    
 
Timing: Prior to issuance of a demolition permit(s) by Building & Safety or the applicable 
jurisdiction agency.  
 
Reporting and Monitoring: An AB3205 form must be submitted to and approved by 
APCD. Building & Safety Compliance Checklist includes AB3205 requirement prior to 
issuance of a demolition permit. The Notification of Demolition or Renovation Form must 
be submitted to APCD. Enforcement of notification requirements for both forms and 
compliance with the APCD Asbestos Rule will be enforced by APCD Asbestos Inspectors 
or on a complaint-driven basis. 
 
Ventura County Fire Protection District (VCFPD) Conditions 
 
46. Address Numbers (Commercial, Industrial, Multi-Family Buildings) 
Purpose: To ensure proper premise identification to expedite emergency response. 
 
Requirement: The Permittee shall install a minimum of 10 inch (10”) address numbers 
that are a contrasting color to the background and readily visible at night.  Brass or gold 
plated numbers shall not be used.  Where structures are set back more than 150 feet 
(150’) from the street, larger numbers will be required so that they are distinguishable 
from the street.  In the event the structure(s) is not visible from the street, the address 
number(s) shall be posted adjacent to the driveway entrance on an elevated post.  
Individual unit numbers shall be a minimum of 4 inches (4”) in height and shall be posted 
at the front and rear entrance to each unit.  Additional address directional signs may be 
required at common building entrances and stairways. 
 
Documentation: A stamped copy of an approved addressing plan or a signed copy of 
the Ventura County Fire Protection District’s Form #126 “Requirements for Construction”. 
 
Timing: The Permittee shall install address numbers before final occupancy. 
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Monitoring and Reporting: A copy of the approved addressing plan and/or signed copy 
of the Ventura County Fire Protection District’s Form #126 “Requirements for 
Construction” shall be kept on file with the Fire Prevention Bureau.  The Fire Prevention 
Bureau shall conduct a final inspection to ensure that all structures are addressed 
according to the approved plans/form. 
 
47. Fire Flow 
Purpose: To ensure that adequate water supply is available to the project for firefighting 
purposes. 
 
Requirement: The Permittee shall verify that the water purveyor can provide the required 
volume and duration at the project.  The minimum required fire flow shall be determined 
as specified by the current adopted edition of the Ventura County Fire Code and the 
applicable Water Manual for the jurisdiction (whichever is more restrictive). 
 
Documentation: A signed copy of the water purveyor’s fire flow certification. 
 
Timing: Prior to map recordation, the Permittee shall provide to the Fire District, 
verification from the water purveyor that the purveyor can provide the required fire flow. 
If there is no map recordation, the Permittee shall submit a signed copy of the water 
purveyor’s certification to the Fire Prevention Bureau for approval before the issuance of 
building permits.   
 
Monitoring and Reporting: A copy of the fire flow certification shall be kept on file with 
the Fire Prevention Bureau. 
 
48. Fire Hydrant(s) 
Purpose: To provide fire hydrants capable of meeting the required fire flow and duration. 
 
Requirement: The Permittee shall provide fire hydrant(s) per the current adopted edition 
of the Ventura County Fire Code, Appendix C.  Design and installation shall conform to 
the minimum standard of the Ventura County Water Works Manual. 
 
Documentation:  A stamped copy of the approved fire hydrant location plan. 
 
Timing:  The Permittee shall submit a site plan to the Fire Prevention Bureau for fire 
hydrant placement and approval before the issuance of building permits.  The plans shall 
indicate all existing fire hydrants located within 500 feet of the project site, the type of 
hydrant (i.e., wet or dry barrel) and the number and size of outlets.  All required fire 
hydrants shall be installed per the approved plans and in service before the start of 
construction. 
 
Monitoring and Reporting:  A copy of the approved fire hydrant plans shall be kept on 
file with the Fire Prevention Bureau.  The Fire Prevention Bureau shall conduct on site 
inspections to ensure that the fire hydrants are installed according to the approved plans.  
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Unless a modification is approved by the Fire Prevention Bureau, the Permittee, and their 
successors in interest, shall maintain the fire hydrants for the life of the development. 
 
49. Fire Sprinklers 
Purpose:  To comply with current California Codes and Ventura County Fire Protection 
District Ordinance. 
 
Requirement:  The Permittee shall be responsible to have an automatic fire sprinkler 
system installed in all structures as required by the VCFPD.  The fire sprinkler system 
shall be designed and installed by a properly licensed contractor under California State 
Law. 
 
Documentation:  A stamped copy of the approved fire sprinkler plans. 
 
Timing:  The Permittee shall submit fire sprinkler plans to the Fire Prevention Bureau for 
approval before the installation of the fire sprinkler system. 
 
Monitoring and Reporting:  A copy of the approved fire sprinkler plans shall be kept on 
file with the Fire Prevention Bureau.  The Fire Prevention Bureau shall conduct on site 
inspections to ensure that the fire sprinkler system is installed according to the approved 
plans.  Unless a modification is approved by the Fire Prevention Bureau, the Permittee, 
and their successors in interest, shall maintain the fire sprinkler system for the life of the 
development. 
 
50. Fire Department Clearance 
Purpose:  To provide the Permittee a list of all applicable fire department requirements 
for their project. 
 
Requirement:  The Permittee shall obtain VCFD Form #610 “Requirements for 
Construction” for any new structures or additions to existing structures before issuance 
of building permits. 
 
Documentation:  A signed copy of the Ventura County Fire Protection District’s Form 
#610 “Requirements for Construction.” 
 
Timing:  The Permittee shall submit VCFPD Form #610 Application to the Fire 
Prevention Bureau for approval before issuance of building permits. 
 
Monitoring and Reporting:  A copy of the completed VCFPD Form #610 shall be kept 
on file with the Fire Prevention Bureau.  The Fire Prevention Bureau will conduct a final 
on site inspection of the project to ensure compliance with all conditions and applicable 
codes / ordinances.    
 
51. Fire Code Permits 
Purpose: To comply with the requirements of the Ventura County Fire Code. 
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Requirement: The Permittee shall obtain all applicable Fire Code permits. 
 
Documentation: A signed copy of the Fire Code permit(s). 
 
Timing: The Permittee shall submit a Fire Code permit application along with required 
documentation/plans to the Fire Prevention Bureau for approval before final occupancy, 
installation and/or use of any item/system requiring a Fire Code permit. 
 
Monitoring and Reporting: A copy of the approved Fire Code permits shall be kept on 
file with the Fire Prevention Bureau.  The Fire Prevention Bureau shall conduct a final 
inspection to ensure that the requirements of the Fire Code permit are installed according 
to the approved plans.  Unless a modification is approved by the Fire Prevention Bureau, 
the Permittee, and their successors in interest, shall maintain the conditions of the Fire 
Code permit for the life of the development. 



 
General Plan and Area Plan Consistency Analysis for 
Garden Acres CUP Modification, Case No. PL22-0180 

 
The Ventura County General Plan Goals, Policies and Programs (2020, page 1-1) states: 
 

All area plans, specific plans, subdivisions, public works projects, and zoning 
decisions must be consistent with the direction provided in the County’s General 
Plan. 

 
Furthermore, the Ventura County Non-Coastal Zoning Ordinance (NCZO) Section 8111-
1.2.1.1a.a states that in order to be approved, a project must be found consistent with all 
applicable policies of the Ventura County General Plan.   
 
This exhibit provides an evaluation of the consistency of the proposed project with the 
applicable policies of the General Plan Goals, Policies and Programs and El Rio/Del Norte 
Area Plan.  
 
LU-11.1 Location: The County shall encourage mixed-use, commercial, and industrial 
development be located within cities, existing unincorporated urban centers, or 
designated Existing Communities where necessary public facilities and services can be 
provided to serve such development.  
 
LU-16.1 Community Character and Quality of Life: The County shall encourage 
discretionary development to be designed to maintain the distinctive character of 
unincorporated communities, to ensure adequate provision of public facilities and 
services, and to be compatible with neighboring uses. 
 
LU-16.2 Urban Design Standards for Commercial and Industrial Development: The 
County shall require that discretionary commercial and industrial developments maintain 
high standards of urban design and environmental quality by incorporating compact form, 
maximizing pedestrian access and safety, and minimizing land use conflicts and traffic 
congestion. 
 
PFS-1.7 Public Facilities, Services, and Infrastructure Availability: The County shall 
only approve discretionary development in locations where adequate public facilities, 
services, and infrastructure are available and functional, under physical construction, or 
will be available prior to occupancy. 
 

Exhibit 7 – General and Area Plan Consistency Analysis for PL22-0180  
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PFS-3.2 Fair Share of Improvement Costs: The County shall require development to 
pay its fair share of community improvement costs through impact fees, assessment 
districts, and other mechanisms. 
 
COS-4.6 Architectural Design to Reflect Historic and Cultural Traditions: The 
County shall require discretionary development to incorporate architectural designs and 
features that reflect the historical and cultural traditions characteristic to the area or 
community. 
 
ED-13.3 Discretionary Review of Industrial Development: The County shall subject 
industrial development to either a Planned Development Permit or Conditional Use Permit 
to assure compatibility with neighboring uses. Such review shall give careful attention to 
aesthetics, landscaping, signage, access, site and building design and size, drainage, on-
site parking and circulation, operating hours, fencing, and mitigation of nuisance factors. 
 
ED-17.2 Review of All Discretionary Development: The County shall review and 
condition all discretionary development projects to ensure that they are in conformance 
with the Building Intensity, Population Density Summary Table (Table ED-3), compatible 
with their surroundings, are of highest quality and best design feasible, are consistent 
with the character of the El Rio/Del Norte area, and are beneficial to the community as a 
whole. 
 
Staff Analysis: The proposed project involves the renewal of a Conditional Use Permit 
(CUP) to authorize the continued operation of existing water production, storage, and 
transmission facilities located on two separate lots (Assessor Parcel Numbers 149-0-041-
205 and 149-0-041-185) within an Existing Community in the Nyeland Acres 
neighborhood. The existing water facilities are located adjacent to existing dwelling units. 
The proposed project also includes the construction of a proposed backup water 
production, storage, and transmission facility which would occur on a non-contiguous lot 
(Assessor Parcel Number 149-0-043-135) adjacent to three existing dwellings within an 
Existing Community in the Nyeland Acres neighborhood. Trenching would be required 
along Friedrich Road and at the existing water facilities site for a new underground water 
line to connect the existing and proposed water facilities. The applicant would be required 
to obtain an Encroachment Permit from the Ventura County Public Works Agency—
Roads and Transportation Department for the construction work that would be conducted 
within the County right-of-way (Friedrich Road and Almond Drive). Also, new shut off 
water valves would be installed at the existing project site. No other changes are proposed 
at the existing water facilities site. The applicant currently provides domestic water service 
to the Nyeland Acres residents and would provide water service for the landscaping 
requirements at the proposed project site.  
 
The proposed backup water production, storage, and transmission facility would be 
located on a non-contiguous lot (Assessor Parcel Number 149-0-043-135) adjacent to 
three existing dwellings. The applicant would install landscaping to partially screen the 
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proposed water tank and other appurtenances from the residents’ views (Exhibit 6, 
Condition 29). The land located across Friedrich Road from the proposed site and to the 
east of the site is comprised of row crops—no dwellings are located within 1,000 feet in 
this area. The proposed project would not require additional employees, and regular 
operations would not involve customer visits. Vehicle trips to and from the proposed 
project site are not anticipated to exceed the number of existing trips (associated with the 
existing residential use). The Ventura County Public Works Agency—Roads & 
Transportation Department determined that the project’s impacts to County roads would 
be less than significant. Service and maintenance vehicles would park on-site during 
normal working hours (Exhibit 6, Condition 23). Proposed signage would be regulated by 
the signage ordinance of the Ventura County NCZO (Exhibit 6, Condition 24). Noise from 
non-emergency, noise-generating equipment at the proposed site would be limited to 
daytime hours and noise would be mitigated by proposed concrete block walls. The 
proposed structures would be in compliance the County’s maximum building coverage 
standard, and the applicant does not propose any changes to the existing lot size.  
 
Access to the proposed project site would be from Friedrich Road (public and private 
segments). No new wastewater service for the proposed project would be required as no 
new sewage would be generated. Southern California Edison would provide electrical 
service to the proposed backup water facility. Because no new employees would be 
located on site, no additional transportation facilities (roads, trails, sidewalks, etc.) would 
be required. The applicant would be required to pay all necessary community 
improvement and infrastructure costs.    
 
Based on the above discussion, the proposed project is consistent with these policies. 
 
COS-3.1 Scenic Roadways: The County shall protect the visual character of scenic 
resources visible from state or County designated scenic roadways. 
 
Staff Analysis: The proposed project site does not contain any scenic resources and is 
not identified as a designated Scenic Resource Protection viewing location. The project 
site is within approximately 1,300 feet of Highway 101, an Eligible County Scenic 
Highway. The existing and proposed structures and equipment are not expected to be 
visible to motorists traveling Highway 101 because of the distance of the proposed project 
site from Highway 101. Also, the existing garage/storage structure and the proposed 
landscape trees would screen any potential motorists’ views of the proposed structures.   
 
No above-ground structural changes would occur at the existing water facilities site that 
would be visible from Highway 101.  
 
Based on the above discussion, the proposed project is consistent with this policy. 
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AG-2.1 Discretionary Development Adjacent to Agriculturally Designated Lands: 
The County shall ensure that discretionary development adjacent to Agriculturally 
designated lands does not conflict with agricultural use of those lands.  
 
ED-2.3 Minimize Impacts on Agricultural Uses: The County shall condition 
discretionary development located adjacent to Agricultural designated land to minimize 
the impacts on the agricultural uses. 
 
ED-2.4 Buffers for Agricultural Land: The County shall require discretionary, non-
agricultural land uses adjacent to Agricultural designated land to establish appropriate 
buffers, as determined by the Agricultural Department. 
 
Staff Analysis: As mentioned above, the land located across Friedrich Road from the 
proposed backup facility site and to the east of the site is comprised of row crops and is 
designated as Agricultural. The Ventura County Department of Agriculture reviewed the 
proposed project for consistency with the above policies and other applicable policies.  
 
The entire project is within the Department of Agriculture’s minimum threshold distance 
of 150-ft to Prime and Statewide Importance soils. However, the project is eligible for 
deviation from this threshold because individuals are not continuously present in the 
proposed structures or use areas and because the non-agricultural use is a continuing 
Industrial use with no substantial changes in existing land use incompatibility. As the 
proposed project includes the intermittent presence of service personnel, the Department 
of Agriculture applied a condition ensuring that the applicant designates a point of contact 
for adjacent agricultural operators to inform the relevant person(s) of pesticide 
applications near the proposed facility (Exhibit 6, Condition 41).  
 
The proposed project is compliant with Policy ED-2.4 and the Ventura County 
Agricultural/Urban Buffer policy because uses involving intermittent, infrequent service 
technician visits are considered to be a low human-intensity use. Also, the Department of 
Agriculture applied a condition ensuring the control of fugitive dust during construction to 
minimize potential land use conflicts (Exhibit 6, Condition 42). The Department of 
Agriculture concluded that project impacts would be less than significant.  
 
Based on the above discussion, the proposed project is consistent with these policies.      
 
CTM-1.4 Level of Service (LOS) Evaluation: County General Plan land use designation 
changes and zone changes shall be evaluated for their individual (i.e., project-specific) 
and cumulative effects, and discretionary developments shall be evaluated for their 
individual effects, on Level of Service (LOS) on existing and future roads, to determine 
whether the project: 
a. Would cause existing roads within the Regional Road Network or County-maintained  
roadways that are currently functioning at an acceptable LOS to function below an  
acceptable LOS;  
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b. Would add traffic to existing roads within the Regional Road Network or County-
maintained roadways that are currently functioning below an acceptable LOS; and  
c. Could cause future roads planned for addition to the Regional Road Network or County 
maintained roadways to function below an acceptable LOS.  
d. The Level of Service (LOS) evaluation shall be conducted based on methods 
established by the County. 
 
Staff Analysis. The Ventura County Public Works Agency – Roads & Transportation 
Department reviewed the proposed project’s potential for increased average daily trips 
on County roads. The proposed project would not require additional employees, and 
operations would not involve customer visits.  The Roads & Transportation Department 
determined that the project’s impacts to County roads would be less than significant.  
 
Based on the above discussion, the proposed project is consistent with this policy.     
 
Consultation with State and Federal Agencies Policy LU-19.4: The County shall 
continue to consult with applicable state and federal regulatory agencies during project 
review and permitting activities.  

 
Staff Analysis: The State Water Resources Control Board—Division of Drinking Water 
(DDW) regulates the existing Garden Acres Mutual Water Company (GAMWC) water 
facilities. The DDW reviewed the proposed project and determined that it would comply 
with the applicable state requirements.  
 
Based on the above discussion, the proposed project is consistent with this Policy. 
 
PFS-11.4 Emergency Vehicle Access: The County shall require all discretionary 
development to provide, and existing development to maintain, adequate access for 
emergency vehicles, including two points of access for subdivisions and multifamily 
developments. 
 
PFS-12.3 Adequate Water Supply, Access, and Response Times for Firefighting 
Purposes: The County shall prohibit discretionary development in areas that lack and 
cannot provide adequate water supplies, access, and response times for firefighting 
purposes. 
 
PFS-12.4 Consistent Fire Protection Standards for New Development: The County, 
in coordination with local water agencies and the Fire Protection District, shall require new 
discretionary development to comply with applicable standards for fire flows and fire 
protection. 
 
CTM-2.28 Emergency Access: The County shall ensure that all new discretionary 
projects are fully evaluated for potential impacts to emergency access. Mitigation of these 
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impacts shall be handled on a project-by project basis to guarantee continued emergency 
service operations and service levels. 
 
Staff Analysis: The project site is not located within an area designated as a Very High or 
High Fire Hazard Severity Zone by the Ventura County Fire Department (VCFD) or the 
California Department of Forestry and Fire Protection. The VCFD determined that the 
existing road (Friedrich Road) meets VCFD standards and that the proposed project is 
located within five miles of a fire station. No additional fire stations or personnel would be 
required to service the proposed project. The VCFD would require GAMWC to provide 
fire flow certification confirming that it can provide the required volume and duration for 
the project (Exhibit 6, Condition 47). The VCFD would require the applicant to install fire 
hydrants at the proposed project site capable of meeting the required fire flow and 
duration (Exhibit 6, Condition 48). Also, the VCFD would require the applicant to obtain 
VCFD Form #610 (“Requirements for Construction”) for any new structures or additions 
to existing structures (Exhibit 6, Condition 50). 
 
Based on the above discussion, the proposed project is consistent with these policies.         

HAZ-9.2 Noise Compatibility Standards: The County shall review discretionary 
development for noise compatibility with surrounding uses. The County shall determine 
noise based on the following standards:  
 

4. New noise generators, proposed to be located near any noise sensitive use, shall 
incorporate noise control measures so that ongoing outdoor noise levels received by 
the noise sensitive receptor, measured at the exterior wall of the building, does not 
exceed any of the following standards:  
 
a. Leq1H of 55dB(A) or ambient noise level plus 3dB(A), whichever is greater, during 
any hour from 6:00 a.m. to 7:00 p.m.; 
 
 b. Leq1H of 50dB(A) or ambient noise level plus 3dB(A), whichever is greater, during 
any hour from 7:00 p.m. to 10:00 p.m.; and 
 
 
c. Leq1H of 45dB(A) or ambient noise level plus 3dB(A), whichever is greater, during 
any hour from 10:00 p.m. to 6:00 a.m. 
 
5. Construction noise and vibration shall be evaluated and, if necessary, mitigated in 
accordance with the Construction Noise Threshold Criteria and Control Plan 
(Advanced Engineering Acoustics, November 2005). 

 
HAZ-9.4 Acoustical Analysis Required: The County shall require an acoustical analysis 
by a qualified acoustical engineer for discretionary development involving noise exposure 
or noise generation in excess of the established standards. The analysis shall provide 
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documentation of existing and projected noise levels at on-site and off-site receptors and 
shall recommend noise control measures for mitigating adverse impacts. 
 
HAZ-9.5 Site and Building Design: The County shall require discretionary development 
and County-initiated projects to comply with adopted noise standards through proper site 
and building design features, such as building location and orientation, setbacks, natural 
barriers and vegetation, and building construction. The County shall only consider sound 
walls if noise mitigation measures have been evaluated or integrated into the project and 
found infeasible.  
 
Staff Analysis: The proposed backup water facility would introduce new noise generators 
(a well pump and booster pump system) which would be located near existing dwellings 
(noise sensitive receptors) adjacent to the project site. The applicant provided an 
acoustical analysis prepared by a qualified acoustical engineer (Noise Impact Study, 
August 30, 2023, from MD Acoustics, LLC). The noise study evaluated the projected 
noise levels of the noise-generating equipment of the proposed backup water facility. The 
study also considered the orientation of the proposed equipment and the proposed block 
wall that would be constructed around the noise-generating equipment. The acoustical 
analyst concluded that the proposed project would not exceed the County’s 55 dBA 
daytime and 45 dBA nighttime noise standards. This is based on the fact that proposed 
backup water facility would operate with one well pump from 1:00 p.m. to 4:00 p.m. every 
day and with one 15 horsepower booster pump at any time of the day. All other pieces of 
equipment would be used only during emergencies. The conclusion is based on the 
orientation of the proposed equipment and block wall as shown in the site plan. No 
additional mitigation measures would be required. (As no changes to noise generating 
equipment are proposed at the existing water facilities sites, no acoustical analysis was 
conducted for the existing sites.) 
 
The proposed project would involve new development. During the construction phase of 
the project, some noise is expected to be generated which could affect the nearest off-
site noise sensitive receptors (existing residential dwellings). However, the construction 
phase would be temporary. Also, by restricting construction noise-generating activities to 
the days and times during which residential uses are not "noise-sensitive," noise impacts 
would be less than significant. To ensure this, the applicant would be required to limit 
noise-generating construction and ground disturbance activities to the daytime (i.e., 7:00 
a.m. to 7:00 p.m., Monday through Friday, and 9:00 a.m. to 7:00 p.m., Saturday, Sunday, 
and local holidays), which is the time during which residential uses typically are not noise 
sensitive (County of Ventura Construction Noise Threshold Criteria and Control Plan, July 
2010, page 5, Figure 3) (Exhibit 6, Condition 21).  
 
Based on the above discussion, the proposed project is consistent with these policies.  
 
WR-1.2 Watershed Planning: The County shall consider the location of a discretionary 
project within a watershed to determine whether or not it could negatively impact a water 
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source. As part of discretionary project review, the County shall also consider local 
watershed management plans when considering land use development. 
 
WR-1.11 Adequate Water for Discretionary Development: The County shall require all 
discretionary development to demonstrate an adequate long-term supply of water.  
 
ED-39.1 Groundwater Quantity Protection: In order to protect groundwater quantity, 
the County shall require discretionary development to not result in any net decrease in 
the quantity of groundwater, taking into account existing and projected water supply and 
demand factors (e.g., potable water demand, landscape irrigation, evapotranspiration, 
recharge). Discretionary development may utilize water offsets (e.g., plumbing fixture 
retrofits in existing structures) to achieve no decrease in the quantity of groundwater. 
 
Staff Analysis: The GAMWC is a water purveyor serving domestic and fire protection 
water within its service area in the Nyeland Acres neighborhood (near the City of Oxnard). 
The County considers GAMWC to be a long-term supply of water. The existing GAMWC 
water facilities are supplied by one groundwater well which extracts water from the 
Oxnard Subbasin which is considered a critically overdrafted subbasin. The GAMWC 
receives an annual groundwater extraction allocation (currently 130.519 acre feet per 
year) from the Fox Canyon Groundwater Management Agency (FCGMA). Also, the 
GAMWC has an accepted Water Availability Letter (WAL15-0006) from the Ventura 
County Public Works Agency—Engineering Services Department which allows GAMWC 
to offer a maximum of 369 water service connections within its service area boundary. 
While the proposed project involves a new groundwater backup well and water supply 
facility, the proposed project does not involve an increase in GAMWC’s existing annual 
groundwater extraction allocation from FCGMA or an increase in the number of maximum 
service connections of 369. Operational water demand for the proposed project would be 
limited to 0.020 acre feet per year for landscape irrigation. According to the Ventura 
County Public Works Agency—Watershed Protection Groundwater Division, the 
proposed project would not result in net groundwater extraction that would individually or 
cumulatively cause an overdrafted water basin.  
 
Surface water is not proposed to be used for the proposed project. 
 
Based on the above discussion, the proposed project is consistent with these policies.     
 
WR-1.12 Water Quality Protection for Discretionary Development: The County shall 
evaluate the potential for discretionary development to cause deposition and discharge 
of sediment, debris, waste and other pollutants into surface runoff, drainage systems, 
surface water bodies, and groundwater. The County shall require discretionary 
development to minimize potential deposition and discharge through point source 
controls, storm water treatment, runoff reduction measures, best management practices, 
and low impact development.  
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HAZ-4.5 Soil Erosion and Pollution Prevention: The County shall require discretionary 
development be designed to prevent soil erosion and downstream sedimentation and 
pollution. 
 
HAZ-5.2 Hazardous Materials and Waste Management Facilities: The County shall 
require discretionary development involving facilities and operations which may 
potentially utilize, store, and/or generate hazardous materials and/or wastes be located 
in areas that would not expose the public to a significant risk of injury, loss of life, or 
property damage and would not disproportionally impact Designated Disadvantaged 
Communities. 
 
HAZ-5.6 Hazardous Materials – County Regulatory Oversight: The County shall 
continue to provide regulatory oversight for all facilities or activities that store, use, or 
handle hazardous materials. 
 
HAZ-5.8 Siting Criteria for Hazardous Waste Generators: The County shall require 
commercial or industrial uses which generate, store, or handle hazardous waste and/or 
hazardous materials to locate, operate, and maintain hazardous waste and/or hazardous 
materials in a manner that does not endanger public health and safety and is located 
based on objective criteria that do not disproportionally impact Designated Disadvantaged 
Communities. 
 
LU-17.2 Siting of Uses: Within designated disadvantaged communities, the County shall 
consider environmental justice issues as they relate to potential health impacts 
associated with land use decisions to reduce the adverse health effects of hazardous 
materials, industrial activities, and other uses that may negatively impact health or quality 
of life for affected county residents. 
 
ED-36.5 Retention Basins and Oil Separators Requirements: The County shall 
condition, as appropriate discretionary development that has the potential to deposit a 
significant amount of sedimentation, oil residue, or other urban pollutants into the surface 
water drainage system to require retention basins and oily water separators so that at 
least the first inch of rainfall from any one storm is retained within the project, in order that 
contaminants from runoff do not significantly impact downstream surface water quality 
and biological resources. The County shall require control devices used in the oily 
separators to be properly maintained for the life of the authorized use. 
 
ED-39.2 Adverse Impacts on Groundwater Quality: The County shall prohibit 
discretionary development that would individually or cumulatively result in a significant 
adverse impact on groundwater quality. 
 
ED-39.3 Compliance with National Pollution Discharge Elimination System 
(NPDES): The County shall require discretionary development to comply with all 
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applicable NPDES (National Pollution Discharge Elimination System) standards to 
protect surface water quality. 
 
Staff Analysis: According to the Ventura County Public Works Agency—Watershed 
Protection County Stormwater Program (CSP), the proposed project would not directly or 
indirectly cause stormwater quality to exceed water quality objectives or standards in the 
applicable National Pollution Discharge Elimination System (NPDES) Permits. In 
accordance with the Ventura Countywide Municipal Stormwater NPDES Permit 
(CAS004002, “Development Construction Program” Subpart 4.F), the applicant would be 
required to include Best Management Practices (BMPs) designed to ensure compliance 
and implementation of an effective combination of erosion and sediment control 
measures during construction (Exhibit 6, Condition 40). In addition, the Ventura County 
Public Works Agency—Land Development Services Division has applied a condition of 
approval requiring drainage detention facilities to be provided such that the proposed 
developed condition stormwater peak discharge rates do not exceed 
existing/predevelopment conditions (Exhibit 6, Condition 34). The Ventura County Public 
Works Agency—Watershed Protection Groundwater Division determined that the 
proposed project would not individually or cumulatively degrade the quality of 
groundwater or cause groundwater to exceed groundwater quality objectives set by the 
Basin Plan. 
 
The proposed project would incorporate an on-site chlorination facility that would utilize 
chemicals to disinfect extracted groundwater for potability. The proposed project would 
also utilize and store diesel materials. These materials are typically associated with the 
operation of a domestic water system. GAMWC maintains an active permit to operate 
(permit number FA0008478) issued by Ventura County Environmental Health Division 
(EHD)/Certified Unified Program Agency (CUPA) for chemicals at their existing water 
facilities site. A Hazardous Materials Business Plan (HMBP) for reportable hazardous 
materials was electronically submitted to the California Environmental Reporting System 
(CERS) on January 10, 2023 (CERS ID 10336663). EHD has applied an updated HMBP 
condition requiring proper storage, handling, and disposal of potentially hazardous 
materials at the proposed site in compliance with applicable state and local regulations 
(Exhibit 6, Condition 32). Potential impacts related to hazardous materials are considered 
to be less-than-significant.  
 
EHD determined that the GAMWC would not generate hazardous wastes which require 
an EHD/CUPA permit. No project specific or cumulative impact related to hazardous 
waste is expected. 
 
Based on the above discussion, the proposed project is consistent with these policies. 
 
PFS-6.1 Flood Control and Drainage Facilities Required for Discretionary 
Development: The County shall require discretionary development to provide flood 
control and drainage facilities, as deemed necessary by the County Public Works Agency 
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and Watershed Protection District. The County shall also require discretionary 
development to fund improvements to existing flood control facilities necessitated by or 
required by the development. 
 
HAZ-2.6 Recordation of a Notice of Dam Inundation Hazard: The County shall require 
the recordation of a Notice of Dam Inundation Hazard with the County Recorder for new 
discretionary entitlements (including subdivisions and land use permits) within areas 
subject to flooding from a dam breach as identified by the California Department of Water 
Resources Dam Inundation Maps. Evidence of a federally held flowage easement can be 
used as well. 
 
Staff Analysis: The Ventura County Public Works Agency—Watershed Protection 
Planning & Permits Division determined that the proposed project site is in a location 
identified by the Federal Emergency Management Agency (FEMA) as an area of 
moderate flood hazard (Zone X shaded). Watershed Protection Planning & Permits 
Division would require the applicant to obtain a flood zone clearance (Exhibit 6, Condition 
38). With the applicant’s satisfaction of this condition requirement, the proposed 
development would be less than significant for hydraulic hazards - FEMA.  
 
According to Watershed Protection Planning & Permits Division, the proposed 
underground water lines would cross two stormwater drain laterals along Almond Drive 
and Orange Drive which are flood control facilities (Nyland Drain) owned by Watershed 
Protection. Watershed Protection Planning & Permits Division has applied a condition 
requiring the applicant to obtain an encroachment permit (and pay all necessary fees) to 
cross these Watershed Protection flood control facilities (Exhibit 6, Condition 39). 
Compliance with this condition requirement would ensure that the proposed water lines 
would not interfere with the existing Watershed Protection-owned storm drain lines. 
 
The applicant proposes a new on-site storm water detention basin at the proposed project 
site to attenuate peak storm water flows. The Ventura County Public Works Agency—
Engineering Services Department, Land Development Services Division would require 
the proposed construction to be completed according to current codes and standards 
(Exhibit 6, Condition 34). Compliance with current codes and standards would ensure 
that no obstruction of flow in the existing drainage or adversely impact the capacity of any 
downstream channel would occur. No increase in flooding hazard or potential for erosion 
or siltation would occur as a result of the proposed project. 
 
The proposed project site is located within an area subject to flooding from a dam breach 
as identified by the California Department of Water Resources Dam Inundation Maps. 
The Planning Division would impose a condition requiring the applicant to record a Notice 
of Dam Inundation Hazard with the County Recorder to inform existing and future owners 
of the subject property that the site is subject to flooding from a dam breach (Exhibit 6, 
Condition 31).   
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Based on the above discussion, the proposed project is consistent with these policies. 
 
HAZ-10.2 Air Quality Management Plan Consistency: The County shall prohibit 
discretionary development that is inconsistent with the most recent adopted Air Quality 
Management Plan (AQMP), unless the Board of Supervisors adopts a statement of 
overriding considerations. 

HAZ-10.3 Air Pollution Control District Rule and Permit Compliance Policy:  The 
County shall ensure that discretionary development subject to Ventura County Air 
Pollution Control District (VCAPCD) permit authority complies with all applicable APCD 
rules and permit requirements, including the use of Best Available Control Technology 
(BACT) as determined by the VCAPCD.  

 
HAZ-10.11 Air Quality Assessment Guidelines Policy:  In evaluating air quality 
impacts, the County shall consider total emissions from both stationary and mobile 
sources, as required by the California Environmental Quality Act. The County shall 
evaluate discretionary development for air quality impacts using the Air Quality 
Assessment Guidelines as adopted by the Ventura County Air Pollution Control District 
(APCD), except that emissions from APCD-permitted sources shall also be included in 
the analysis. The County shall revise the Initial Study Assessment Guides to implement 
this policy. 
 
ED-38.1 Adverse Air Quality Impacts from Discretionary Development: The County 
shall condition discretionary development which could have significant adverse air quality 
impacts with all feasible mitigation measures to avoid, minimize, or compensate (offset) 
for its air quality impacts. 
 
ED-38.2 Discretionary Development Identified by the Air Pollution Control District: 
The County shall condition discretionary development identified by the Air Pollution 
Control District as a use which could potentially release toxic or hazardous substances 
into the air to mitigate any potentially significant health risks to less-than-significant levels. 
 
Staff Analysis: The Ventura County Air Pollution Control District (VCAPCD) reviewed the 
proposed project and determined that the proposed project’s regional and local air quality 
and greenhouse gas emission impacts would be less than significant. Also, the VCAPCD 
determined that the proposed project would not conflict or obstruct with implementation 
of the most recently adopted Air Quality Management Plan. While the VCAPCD does not 
expect the proposed project to generate odorous emissions in such quantities as to be a 
nuisance to nearby land uses, the VCAPCD did add a condition prohibiting the discharge 
of any quantity of air contaminants that would cause injury, detriment, or nuisance (Exhibit 
6, Condition 44). The VCAPCD would require the applicant to minimize fugitive dust and 
particulate matter that may result from construction activities (Exhibit 6, Condition 43). In 
addition, the VCAPCD applied a condition ensuring that the applicant remove any 
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asbestos-containing material from structures that would be demolished (Exhibit 6, 
Condition 45).  
 
Based on the above discussion, the proposed project is consistent with these policies. 
 
COS-4.4 Discretionary Development and Tribal, Cultural, Historical, 
Paleontological, and Archaeological Resource Preservation: The County shall 
require that all discretionary development projects be assessed for potential tribal, 
cultural, historical, paleontological, and archaeological resources by a qualified 
professional and shall be designed to protect existing resources. Whenever possible, 
significant impacts shall be reduced to a less-than-significant level through the application 
of mitigation and/or extraction of maximum recoverable data. Priority shall be given to 
measures that avoid resources. 
 
COS-4.7 Cultural Heritage Board Review: Prior to environmental review of discretionary 
development projects, the County shall initiate a records search request with the South 
Central Coastal Information Center and coordinate with the Cultural Heritage Board to 
identify sites of potential archaeological, historical, tribal cultural and paleontological 
significance, to ensure that all known resources have been properly identified. Should a 
site of archaeological, tribal, architectural, or historical significance be identified, the 
County shall provide an opportunity for the Cultural Heritage Board to include 
recommendations specific to the discretionary project and identified resource(s). If it is 
determined during the review that a site has potential archaeological, tribal, architectural, 
or historical significance, information shall be provided to the County Cultural Heritage 
Board for evaluation. Recommendations identified by the Cultural Heritage Board shall 
be provided to the appropriate decision-making body. 
 
Staff Analysis: The proposed project site contains an existing single family dwelling which 
would be moved off the subject property to a vacant lot in the Nyeland Acres 
neighborhood. The existing dwelling is more than 50 years old. However, the County’s 
Cultural Heritage Program Planner reviewed the proposed project and subject property 
and determined that the subject property does not contain or constitute a historical 
resource.  
 
Planning staff requested a cultural resources review and records search by the South 
Central Coastal Information Center (SCCIC) which determined that no archaeological 
work is needed prior to approval of the project plans. The SCCIC recommended a 
customary halt-construction-work condition which would be applied to the proposed 
project (Exhibit 6, Condition 20). In the event that cultural resources would be 
encountered, all construction work within the vicinity of the discovery would stop until a 
professional archaeologist could be retained to assess the discovery and make 
recommendations to protect any archaeological resources. Finally, the County’s 
professional geologist determined that the paleontological significance of the proposed 
project site is low. 
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Based on the above discussion, the proposed project is consistent with these policies. 
 
PFS-11.8 Avoidance of Surveillance Interference: The County shall condition 
discretionary development to avoid landscaping which interferes with police surveillance 
(e.g., landscaping must not cover any exterior door or window, landscaping at entrances 
and exits or at any parking lot intersection must not block or screen the view of a seated 
driver from another moving vehicle or pedestrian, trees must not be placed underneath 
any overhead light fixture which would cause a loss of light at ground level).  
 
Staff Analysis: The applicant proposes security fencing, security cameras, and lighting for 
the proposed project site. The applicant also proposes new landscaping to partially 
screen the proposed structures and equipment from adjacent residential uses. The site 
plan and landscape plan provided by the applicant indicates that the proposed 
landscaping would not cover or block the entrance to the proposed project site and that 
no landscape trees would be placed underneath any proposed overhead light fixture 
which would cause a loss of light at ground level (Exhibit 3; Exhibit 6, Condition 29). 
 
Based on the above discussion, the proposed project is consistent with this policy.  
 
LU-18.3 Times and Locations of Public Engagement Opportunities: Within 
designated disadvantaged communities, the County shall aim to hold meetings, 
workshops, and other public engagement opportunities at times and locations that make 
it convenient for community members to attend, particularly stakeholders who are the 
most likely to be directly affected by the outcome. 
 
LU-18.4 Variety of Public Communications Methods: Within designated 
disadvantaged communities, the County shall continue to share public information across 
a variety of media, technological, and traditional platforms, and languages based on the 
demographics of the community. 
 
Staff Analysis: The proposed project site is located within a designated disadvantaged 
community. Planning Division staff presented the proposed project at the El Rio/Del Norte 
Municipal Advisory Council (MAC) meeting on August 17, 2023, at 7:00 p.m. at the John 
C. Zaragoza Community Center in the Nyland Acres neighborhood. Five council members 
and public citizens attended the meeting. Planning staff answered questions and 
addressed comments from council members and the public. No one objected to the 
proposed project. The MAC members voted 4-0 (with one abstention) in favor of Planning 
staff’s continued processing of the requested modified CUP to public hearing.  
 
The Planning Division mailed Spanish-language notices of the public hearing to property 
owners within 900 feet of the proposed project site. For members of the public who 
request Spanish translation/interpretive services, the Planning Division will provide such 
services so that Spanish speakers may listen to and participate in the hearing.   
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 Based on the above discussion, the proposed project is consistent with these policies.  
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