
 

 

 

PAW WORKS, CONDITIONAL USE PERMIT (CUP) FOR A KENNEL/CATTERY,  
CASE NO. PL23-0097 

 
 
A. PROJECT INFORMATION  
 

1. Request: The applicant requests approval of a Conditional Use Permit (CUP) to 
operate a kennel/cattery (Case No. PL23-0097). 

 
2. Applicant: Krystine Degrande, Paw Works, Inc., 79 E. Daily Drive #515, 

Camarillo, CA 93010 
 
3. Property Owner: Blaine Meith, Western Ag Group, LLC., 1746 F S Victoria Av 

#245, Ventura CA 93003 
 
4. Applicant’s Representative: Larry Graves, 2105 Hyland Ave., Ventura, CA 

93001 
 
5. Decision-Making Authority: Pursuant to the Ventura County Non-Coastal Zoning 

Ordinance (NCZO) (Section 8105-4), the Planning Director is the decision-maker 
for the requested CUP. 

 
6. Project Site Size, Location, and Parcel Number: The project site is located in 

the northwest corner of a 119-acre lot. The kennel/cattery is located at 595 Wolff 
Road, near the intersection of East 5th Street and Wolff Road, near the city of 
Oxnard, in the unincorporated area of Ventura County. The Tax Assessor’s parcel 
number for the parcel that constitutes the project site is 218-0-011-025 (Exhibit 2). 

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

a. Countywide General Plan Land Use Map Designation: ECU-Agriculture 
(Existing Community or Urban Agriculture) 

 
b. Zoning Designation: AE-40 ac (Agricultural Exclusive, 40-acre minimum lot 

size). 
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8. Adjacent Zoning and Land Uses/Development (Exhibit 2): 

Location in 
Relation to the 

Project Site 
Zoning Land Uses/Development 

North 
AE-40 ac (Agricultural Exclusive, 
40-acre minimum lot size). 

Agriculture production 

East AE-40 ac Agriculture production 

South AE-40 ac Agriculture production 

West AE-40 ac Agriculture production 

 

9. History:  

• On March 2, 2023, a Notice of Violation (CV22-0832) was issued to Paw Works 
by the Resource Management Agency Code Compliance Division (Exhibit 6) 
for the establishment of an unpermitted kennel/cattery at the subject site, 
occupying an existing, building formerly used by the Chase Brother’s Dairy. 

• On March 14, 2023, Paw Works submitted an appeal application to the Notice 
of Violation. 

• On July 20, 2023, at a noticed public hearing, the Planning Commission upheld 
the violation, and directed staff to enter into a Compliance Agreement with Paw 
Works to allow the kennel/cattery to continue to operate while the Planning 
Division processed a request for a CUP.  

• On August 5, 2023, an application for a CUP to operate the kennel/cattery was 
received by the Planning Division. 

• On October 2, 2023, a Compliance Agreement (CA23-0012) was entered into 
between the County and Paw Works (Exhibit 7) and established the conditions 
for the continued operation of the kennel/cattery while staff processed the CUP 
request and required Paw Works to obtain a CUP approval by September 2, 
2024. 

10. Project Description: The applicant requests a Conditional Use Permit to abate 
Code Compliance Violation Case No. CV22-0832 and to authorize an unpermitted, 
existing, kennel/cattery, operated by Paw Works, for a period of 10 years. The 
project consists of animal boarding, on-site veterinary care, and office space for 
the operation of a non-profit pet animal rescue which will house up to 200 animals 
for adoption. The facility will have three full-time and five part-time employees at a 
time on site, and will allow members of the public to visit the location by 
appointment only to view and bond with animals for adoption. The hours of 
operation are from 6:30 a.m. to 5:30 p.m., seven days a week. All animals will be 
put indoors from the outdoor, open-air kennels, by 3:00 p.m. every day. Animals 
are transported via transit van to The Oaks Mall in the City of Thousand Oaks daily 
where animals will be available for viewing and adoption at a commercial 
storefront. Animals taken to the storefront in Thousand Oaks will be returned to the 
subject site for overnight boarding. There are no employees on site overnight. No 
transactions or in-person paperwork by prospective adoptees related to adoptions 
is allowed to occur on-site, and all physical transfer of ownership of the animals 
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must occur off-site. Additionally, on-site veterinary care and services associated 
with the kennel/cattery are not available to the public. There are 40 off-street 
parking spaces provided on site. 

 
Paw Works occupies 6,757 square feet of an existing 8,039 square foot building 
on a 159.2-acre legal lot. Attached to this building is a 130 square foot outdoor 
storage building. The kennel/cattery also includes an additional 2,484 square feet 
of exterior open-air kennel space with a concrete and gravel floor enclosed by 
chain link fence with a locking gate, and canvas shade covering. The building will 
accommodate multiple boarding rooms for animals, office space, utility rooms, 
restrooms, a break room, a veterinary treatment room, and storage. The site is 
located at 595 Wolff Road in unincorporated Ventura County (APN 218-0-011-
025). The site is subject to the General Plan Land Use Map Designation of Existing 
Communities or Urban (ECU) Agriculture. Zoning for the site is AE-40 ac 
(Agricultural Exclusive, 40-acre minimum lot size).  
 
The site is developed with existing row crop production, agricultural support and 
processing structures, the subject building containing Paw Works, and two 
farmworker dwelling units. Access would be provided by a private driveway 
connecting to Wolff Road. The project would be served by an on-site septic system 
and potable water from a shared on-site water well. The applicant will remove 
animal waste promptly and in accordance with an approved Manure Management 
Plan as required by Condition of Approval No. 28 of Exhibit 5 to this report. (Exhibit 
3). 

 
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. 
 
The State Legislature through the Secretary for Resources has found that certain classes 
of projects are exempt from CEQA environmental impact review because they do not 
have a significant effect on the environment. These projects are declared to be 
categorically exempt from the requirement for the preparation of environmental impact 
documents. The proposed project includes the establishment of a kennel/cattery within 
approximately 6,757 square feet of an existing 8,039 square foot building and includes 
the construction of an attached exterior open-air kennel space out of concrete and chain 
link fencing that is less than 2,500 square feet. Further, the project will not trigger any of 
the exceptions to the exemptions listed under CEQA Guidelines Section 15300.2. 
Therefore, the proposed project is categorically exempt pursuant to Section 15301 
(Existing Facilities) of the CEQA Guidelines, and no further environmental review is 
required. 
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C. CONSISTENCY WITH THE GENERAL PLAN  
 
The proposed project has been analyzed and determined to be consistent with all 
applicable General Plan policies. A consistency analysis which evaluates the project’s 
consistency with the policies of the General Plan is included as Exhibit 4 of this Staff 
Report. 

 
D. ZONING ORDINANCE COMPLIANCE 
 
The proposed project is subject to the requirements of the Ventura County NCZO.  
 
Pursuant to the requirements of the Ventura County NCZO (Section 8105-4), the 
proposed use is allowed in the Agriculture Exclusive zone district with the granting of a 
CUP. Upon the granting of the CUP, the proposed project will comply with the 
requirements of the Ventura County NCZO. 
 
The proposed project includes an attached open-air exterior kennel space, constructed 
out of concrete and chain link fencing, and the use of the existing building that is subject 
to the development standards of the Ventura County NCZO (Section 8106-1.1). Table 1 
lists the applicable development standards and a description of whether the proposed 
project complies with the development standards. 
 

Table 1 – Development Standards Consistency Analysis 

Type of Requirement 
Zoning Ordinance 

Requirement 
Complies? 

Minimum Lot Area (Gross) 
40-acres Yes, the legal lot is 

approximately 159.2-acres 

Maximum Percentage of Building Coverage 5% Yes, approximately .97% 

Front Setback 20 feet Yes, approximately 447 feet 

Side Setback 5 feet Yes, approximately 243 feet 

Rear Setback 15 feet Yes, approximately 1,345 feet 

Maximum Building Height 25 feet Yes, approximately 17 feet 

 
The proposed project is also subject to the standards of Article 8 of the NCZO for Parking 
and Loading Requirements. Pursuant to Section 8108-4.7, one parking space per 300 
square feet of the indoor office (Offices, Professional, and Government), and one space 
per 250 square feet of outdoor kennel space (Commercial Land Uses Not Otherwise 
Listed) is required. Therefore, the 8,039 square foot building and 2,484 square foot 
outdoor kennel require 38 parking spaces. The proposed plans show 40 parking spaces 
being provided, meeting the required parking standards.  
 
Additionally, pursuant to NCZO Section 8108-4.3, the 8,039 square feet of office space 
requires one long term and one short term bicycle parking space. However, pursuant to 
NCZO Section 8108-4.3.1, the applicant has requested a waiver to remove the bicycle 
parking requirements. Given the location of the site, lack of appropriate bicycle 
infrastructure to the site, the limited number of employees, and the restriction on access 
for members of the public to by appointment only (Conditions 1 and 2 of Exhibit 5), staff 
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concurs that the waiver request should be granted to remove the requirement to provide 
long term and short term bicycle parking. 
 
Finally, Pursuant to NCZO Sections 8108-4.2 and 8108-8 for Motorcycle Parking and 
Loading Areas respectively, the proposed parking area provides two surplus parking 
spaces which can accommodate the requirement for one motorcycle space and one 
loading space, while still providing sufficient vehicle parking to accommodate the 
proposed use and remaining space within the existing building.   
 
E. CUP FINDINGS AND SUPPORTING EVIDENCE  
 
The Planning Director must make certain findings in order to grant a 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 4 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]. 

 
The proposed kennel/cattery would occupy space in an existing vacant building 
and includes the construction of an open-air attached exterior kennel space. The 
establishment of a kennel/cattery is a conditionally permitted use in the AE Zone 
and is consistent with both the NCZO and General Plan as identified in Section D 
and Exhibit 4 of this staff report. Additionally, with the inclusion of the proposed 
conditions of approval, including conditions for limitation on public access 
(Condition 2), veterinary services not-available to the public (Condition 3), site 
maintenance (Condition 4), trash and recycling storage area (Condition 21), noise 
generation from outdoor kennels (Condition 22), mosquito control (Condition 26), 
a manure management plan (Condition 28), and refuse, organic waste, and 
recycling requirement (Condition 29) (Exhibit 5), the proposed kennel/cattery 
would be compatible to surrounding uses.  
 
Based on the discussion above, this finding can be made.  
 
 
 
 



Planning Director Staff Report for Case No. PL23-0097 
Planning Director Hearing on April 25, 2024 

Page 6 of 10 

 
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 Analysis under Exhibit 4, the 
proposed kennel/cattery will be in compliance with the County’s noise standards. 
Additionally, animals will be kept indoors overnight, and with the addition of the 
proposed conditions of approval, including conditions for site maintenance 
(Condition 4), trash and recycling storage area (Condition 21), noise generation 
from outdoor kennels (Condition 22), mosquito control (Condition 26), a manure 
management plan (Condition 28), and refuse, organic waste, and recycling 
requirement (Condition 29) (Exhibit 5), the use would not be a nuisance to 
neighboring uses. 
 
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]. 

 
The proposed facility provides a public service by rescuing and caring for pet 
animals within the County, and supplement’s the Ventura County Animal Services 
shelters by adding additional space for pet animals available for adoption. The 
facility is in an area primarily surrounded by agriculture and as discussed in the 
General Plan Consistency Analysis under Exhibit 4, and the proposed conditions 
of approval, including conditions for site maintenance (Condition 4), trash and 
recycling storage area (Condition 21), noise generation from outdoor kennels 
(Condition 22), mosquito control (Condition 26), a manure management plan 
(Condition 28), and refuse, organic waste, and recycling requirement (Condition 
29)  (Exhibit 5), the noise produced by the facility would be within acceptable range 
at the nearest sensitive uses, which are agriculture worker dwelling units 
approximately 380 feet from the outside fence of the exterior kennels. The facility 
will also contain an on-site veterinarian to care for rescued animals associated with 
the animal rescue, however, the project is conditioned to prohibit veterinary 
services to be for the subject facility only and not available to the public (Condition 
3). Finally, the facility is conditioned to prohibit the transaction or physical transfer 
of pet animals, which in conjunction with the on-site veterinarian prohibited from 
serving the public, would prevent the facility from being used as a commercial 
veterinary facility which is inconsistent with the General Plan and Zoning 
(Condition 2). 
 
Based on the discussion above, this finding can be made.  
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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]. 

 
The proposed kennel/cattery is an allowable use in the AE Zone, subject to the 
issuance of a CUP. The facility is approximately 380 feet from the nearest sensitive 
use and as discussed in the General Plan Consistency Analysis under Exhibit 4, 
and with the imposition of the proposed conditions of approval, including conditions 
for limitation on public access (Condition 2), veterinary services not-available to 
the public (Condition 3), site maintenance (Condition 4), trash and recycling 
storage area (Condition 21), noise generation from outdoor kennels (Condition 22), 
mosquito control (Condition 26), a manure management plan (Condition 28), and 
refuse, organic waste, and recycling requirement (Condition 29) (Exhibit 5), could 
be compatible with existing and potential land uses in the general area. 
 
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 subject facility is situated on a legal lot, with the APNs 218-0-011-025 and 
218-0-011-485, which was established lot through a Lot Line Adjustment (LLA 
20081219-00181536) that was recorded on December 19, 2008. The proposed 
project is located on the portion of the legal lot under APN 218-0-011-025. 
 
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]. 
 
As discussed in Section B of this staff report, the subject facility occupies an 
existing building and the request to operate a kennel/cattery does not include any 
modifications to the site that would require environmental review and is therefore 
categorically exempt from CEQA under Section 15301 Existing Facilities. Based 
on the discussion above, this finding can be made. 
 
Based on the discussion above, this finding can be made.  
 

8. The establishment or maintenance of this use will not significantly reduce, 
restrict or adversely affect agricultural resources or the viability of 
agricultural operations in the area [Section 8111-1.2.1.2.a]. 

 
The proposed facility would occupy an existing building that is on a graded pad 
without agriculture production. Additionally, the attached exterior open-air kennel 
was constructed on graded area that was not used for agriculture production. The 
project has been reviewed by the County of Ventura Agriculture Commissioner’s 
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office, and with the implementation of the proposed conditions of approval, 
including a condition to minimize potential conflicts between the permitted use and 
agricultural operations (Condition 33, Exhibit 5), the proposed project was not 
identified to not significantly reduce, restrict or adversely affect agricultural 
resources or the viability of agricultural operations in the area. 
 
Based on the discussion above, this finding can be made.  
 

9. The structures will be sited to minimize conflicts with agriculture, and other 
uses will not significantly reduce, restrict or adversely affect agricultural 
activities on-site or in the area, where applicable [Section 8111-1.2.1.2.b]. 

 
The proposed kennel/cattery is occupying space within an existing building and 
the attached exterior open-air kennel was constructed on graded area that was not 
used for agriculture production. The proposed use does not include expansion into 
agriculture production areas or the removal of agriculture lands, and would not 
restrict the agricultural viability of the property. Additionally, the proposed project 
is subject to conditions of approval including a condition from the Agricultural 
Commissioner’s Office to minimize potential conflicts between the permitted use 
and agricultural operations (Condition 33, Exhibit 5). 
 
Based on the discussion above, this finding can be made.  
 

10. The use will be sited to remove as little land from agricultural production (or 
potential agricultural production) as possible [Section 8111-1.2.1.2.c]. 

 
The proposed kennel/cattery is occupying space within an existing building and 
the attached exterior open-air kennel was constructed on graded area that was not 
used for agriculture production. No agricultural land was removed to establish the 
proposed use and there is no proposal for the removal of agricultural land. 
Additionally, the proposed project is subject to conditions of approval including a 
condition from the Agricultural Commissioner’s Office to minimize potential 
conflicts between the permitted use and agricultural operations (Condition 33, 
Exhibit 5). 
 
Based on the discussion above, this finding can be made.  
 

F. PLANNING DIRECTOR HEARING NOTICE, PUBLIC COMMENTS, AND 
JURISDICTIONAL COMMENTS  

 
The Planning Division provided public notice regarding the Planning hearing in 
accordance with the Government Code (Section 65091), Ventura County NCZO (Section 
8111-3.1). On April 15, 2024, the Planning Division mailed notice to owners of property 
within 300 feet of the property on which the project site is located. On April 15, 2024, the 
Planning Division placed a legal ad in the Ventura County Star.  
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The project site is located within the City of Oxnard’s Area of Interest. Therefore, on 
February 9, 2024, 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 might have on 
the proposed project. On February 12, the City of Oxnard responded that they have no 
comment on the proposed project.  
 
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, and has considered all comments received during the public 
comment process;  

 
2. FIND that this project is categorically exempt from CEQA pursuant to Section 

15301 of the CEQA Guidelines;  
 
3. MAKE the required findings to grant 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;  

 
4. GRANT CUP (Case No. PL23-0097), subject to the conditions of approval (Exhibit 

5). 
 
5. 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 
John Novi at (805) 654-2462 or john.novi@ventura.org.  
 

mailto:john.novi@ventura.org
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Prepared by: Reviewed by: 
 
 
              
John Novi, Manager Susan Curtis, Assistant Director 
Commercial and Industrial Permits Ventura County Planning Division 
Ventura County Planning Division  
  
 
 
EXHIBITS  

Exhibit 2 Maps  
Exhibit 3 Plans 
Exhibit 4 General Plan Consistency Analysis 
Exhibit 5 Conditions of Approval  
Exhibit 6 Notice of Violation CV22-0832 
Exhibit 7 Compliance Agreement CA23-0012 
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EXHIBIT 4 - CONSISTENCY WITH THE VENTURA COUNTY GENERAL PLAN FOR 
CONDITIONAL USE PERMIT (CUP) CASE NO. PL23-0097 

 
The 2040 Ventura County General Plan Goals, Policies and Programs (2020, page 1-1) 
states: 
 

All area plans, specific plans subdivision, 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 
8111-1.2.1.1.a) states that in order to be approved, a project must be found consistent 
with all applicable policies of the Ventura County General Plan.  
 
The proposed project would establish a kennel/cattery as a pet animal rescue for Paw 
Works. 
 
Evaluated below is the consistency of the proposed project with the applicable policies 
of the General Plan Goals, Policies and Programs. 
 
1. AG-1.1 Agricultural Land Protection and Preservation - The County shall continue 

to protect and preserve agricultural land by directing growth away from productive 
agricultural lands into cities, unincorporated urban areas, or existing communities and 
by supporting the acquisition or voluntary dedication of agriculture conservation 
easements. 

Staff Analysis: The proposed project involves the establishment of a kennel/cattery in 
an existing building formerly used for a dairy farm on a graded pad. The proposed 
project will not include development outside of the graded pad and will not result in 
the premature conversion of Agricultural lands to a non-agricultural use or the 
introduction of development that could prevent the agricultural use of Agricultural 
lands. Therefore, the proposed project is consistent with this policy. 

2. 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. 

 
LU-6.1 Agricultural Buffer - The County shall require non-agricultural land uses 
adjacent to agricultural uses to incorporate adequate buffers (e.g., fences, setbacks) 
to limit conflicts with adjoining agricultural operations.  

 
Staff Analysis: The project site is located adjacent to land that is designated as 

Agriculture and is developed with row crops. The Agricultural Commissioner's Office 

staff reviewed the proposed project and conditioned the project (Condition 33 of 

Exhibit 5) to prepare a Notification and Response Plan, subject to approval by Ventura 

County Department of Agriculture/Weights & Measures prior to the issuance of a Zone 

Luz Juachon
Text Box
County of Ventura
Planning Director Hearing
Case No. PL23-0097
Exhibit 4 - General Plan Consistency Analysis
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Clearance for use inauguration. Therefore, the proposed project is consistent with 

these policies. 

3. 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 impacts shall be handled on a project-by-project basis to guarantee continued 
emergency service operations and service levels.  

 
Staff Analysis: The proposed project is located on an existing developed site with 

adequate public access for emergency vehicles. Additionally, no alteration to site 

access is proposed with the project. Therefore, the proposed project is consistent with 

these policies. 

4. CTM-2.29 Railroad Safety Assessment - The County shall require that all new 
discretionary development is evaluated for potential impacts to existing railroad 
facilities and operations and identify appropriate mitigation measures, as warranted 
therein. 

 
Staff Analysis: The closest railroad to the project site is approximately 340 feet from 

the project site (at the closest point) and, at this distance, the proposed project will not 

have any direct effects on railroad facilities and/or operations. Furthermore, the 

proposed project will not generate traffic that could adversely affect railroad crossings. 

Therefore, the proposed project is consistent with this policy. 

5. CTM-4.2 Alternative Transportation - The County shall encourage bicycling, 
walking, public transportation, and other forms of alternative transportation to reduce 
Vehicle Miles Traveled (VMT), traffic congestion, and greenhouse gas emissions.  

 
Staff Analysis: The proposed project is for the establishment of a kennel/cattery for 

rescue pet animals, and only includes vehicle trips for staff, and by appointment visits 

by the public for animal bonding. Additionally, the facility will not be open to the general 

public. Given the proposed use and the proposed project site's location, the proposed 

project will not create substantial new traffic and/or demand for multimodal 

transportation facilities. Additionally, a waiver has been requested by the applicant to 

remove the requirement for bicycle parking due to the lack of bicycle infrastructure, 

site location, and restriction on public access. Therefore, the proposed project is 

consistent with this policy. 

6. HAZ-4.3 Structural Design - The County shall require that all structures designed for 
human occupancy incorporate engineering measures to reduce the risk of and 
mitigate against collapse from ground shaking.  

 
Staff Analysis: The proposed project involves the occupation of an existing building 

that will be used for human occupancy with the kennel/cattery. The structures will be 

subject to the Ventura County Building Code, which includes requirements to reduce 
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the risk of and mitigate against collapse from ground shaking. Therefore, the proposed 

project is consistent with this policy. 

7. 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: 

 
1. New noise sensitive uses proposed to be located near highways, truck routes, 
heavy industrial activities and other relatively continuous noise sources shall 
incorporate noise control measures so that indoor noise levels in habitable rooms 
do not exceed Community Noise Equivalent Level (CNEL) 45 and outdoor noise 
levels do not exceed CNEL 60 or Leq1H of 65 dB(A) during any hour. 
 
2. New noise sensitive uses proposed to be located near railroads shall incorporate 
noise control measures so that indoor noise levels in habitable rooms do not 
exceed Community Noise Equivalent Level (CNEL) 45 and outdoor noise levels 
do not exceed L10 of 60 dB(A). 
 
3. New noise sensitive uses proposed to be located near airports: 
 

a. Shall be prohibited if they are in a Community Noise Equivalent Level 
(CNEL) 65 dB or greater, noise contour; or 
 
b. Shall be permitted in the Community Noise Equivalent Level (CNEL) 60 
dB to CNEL 65 dB noise contour area only if means will be taken to ensure 
interior noise levels of CNEL 45 dB or less. 

 
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)" 
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Staff Analysis: The proposed project involves the establishment of a kennel/cattery 

with outdoor kennels. However, the project site is located approximately 380 and 480 

feet from two farmworker dwelling units (the closest noise-sensitive receptors). 

Between the project site and the farmworker dwelling units is a 10-foot-tall earthen 

berm which is used as part of the approved onsite wastewater treatment system which 

serves to attenuate noise from the kennel/cattery to the farmworker dwelling units. On 

January 31, 2024, the applicant conducted a field survey using a decibel meter to 

measure the noise generated from the outdoor kennels to the exterior wall of the two 

farmworker dwelling units. The decibel level from the outdoor kennels had a maximum 

dB(A) reading of 54.8 at the residence 380 feet away and a maximum dB(A) reading 

of 50.8 at the residence 480 feet away. The decibel readings show that while animals 

are in the outdoor kennels, the noise does not exceed the threshold established by 

HAZ-9.2-4(a). Additionally, the animals will be moved indoors by 3:00 p.m. pursuant 

to the conditions of approval (Condition 1) and is conditioned to install noise 

attenuation should noise from the use exceed any of the thresholds established by 

General Plan Policy HAZ-9.2 (Condition 22) (Exhibit 5). Given the conditions regarding 

overnight boarding and noise attenuation, the required earthen berm for the approved 

septic system, and the distance from the outdoor kennels to the nearest sensitive use, 

it is unlikely the kennel/cattery will generate noise that exceeds maximum acceptable 

levels. Therefore, the proposed project is consistent with this policy. 

8. 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.  

 
Staff Analysis: The proposed project involves the establishment of a kennel/cattery. 

The project is reusing an existing former agriculture building with the addition of 

outdoor kennels. The site is located in the Agricultural Exclusive zone, is a use allowed 

subject to the issuance of a Conditional Use Permit, and is conditioned to be 

accessible only to employees or by appointment only for the public (Conditions 1 and 

2 of Exhibit 5). These conditions will ensure the primary function of the operation is to 

serve as a kennel/cattery and not a commercial establishment serving customers that 

may visit the operation throughout open business hours. Additionally, the analysis 

below of proposed project's consistency with General Plan Policy PFS-1.7 identifies 

that the project site has adequate public facilities to serve the proposed development. 

Therefore, the proposed project is consistent with this policy. 

9. PFS-I Onsite Wastewater System for Commercial and Industrial Uses - 
Discretionary development for commercial or industrial facilities served by onsite 
wastewater treatment facilities shall be conditioned to grant an access easement to 
the applicable County Service Area. In addition, regular testing and monitoring of 
onsite wastewater treatment system shall be performed to the satisfaction of the 
County’s Environmental Health Division. 
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Staff Analysis: The proposed project involves the use of an existing onsite wastewater 

treatment system (OWTS) to provide sewage disposal for the kennel/cattery. Pursuant 

to the requirements of this Program, the proposed project will be subject to a condition 

of approval that would require the applicant to grant an access easement to County 

Service Area 32 and conduct routine maintenance and servicing of the OWTS to the 

Environmental Health Division's satisfaction (Condition 25 of Exhibit 5). Therefore, the 

proposed project is consistent with this program. 

10. 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.  

 
Staff Analysis: The proposed project involves the use of a private water well and onsite 
wastewater treatment system subject to the requirements of the Ventura County 
Environmental Health Division. Also, as discussed in the analysis of project 
consistency with circulation and transportation policies, the proposed project was 
reviewed by the Ventura County Public Works Agency and was determined that the 
number of vehicle trips will not generate traffic that has the potential to degrade the 
level of service of a County roadway or intersection, thereby warranting development 
of new public infrastructure. Therefore, the proposed project is consistent with this 
policy. 

 
11. PFS-4.1 Wastewater Connections Requirement - The County shall require 

development to connect to an existing wastewater collection and treatment facility if 
such facilities are available to serve the development. An onsite wastewater treatment 
system shall only be approved in areas where connection to a wastewater collection 
and treatment facility is deemed unavailable.  

 
PFS-4.2 Onsite Wastewater Treatment Systems - The County may allow the use of 
onsite wastewater treatment systems that meet the state Water Resources Control 
Board Onsite Wastewater Treatment System Policy, Ventura County Sewer Policy, 
Ventura County Building Code, and other applicable County standards and 
requirements.  

 
Staff Analysis: The proposed project includes the use of an onsite wastewater 

treatment system. The project is also conditioned to require compliance with State and 

local regulations related to the design and installation of an onsite wastewater 

treatment system (Condition 24 of Exhibit 5). Therefore, the proposed project is 

consistent with these policies. 

12. PFS-5.3 Solid Waste Capacity - The County shall require evidence that adequate 
capacity exists within the solid waste system for the processing, recycling, 
transmission, and disposal of solid waste prior to approving discretionary 
development.  
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Staff Analysis: The proposed project is for the legalization of an unpermitted 

kennel/cattery that is already in operation with weekly solid waste collection service. 

Additionally, the proposed project will be subject to Ventura County Public Works 

Agency, Integrated Waste Management Division’s recommended conditions of 

approval (Conditions 29-32 of Exhibit 5) to make the proposed project compliant with 

applicable standards for solid waste collection and disposal. Therefore, the proposed 

project is consistent with this policy. 

13. PFS-11.4 Emergency Vehicles 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-12.4 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.  

Staff Analysis: The proposed project will be subject to Ventura County Fire Protection 

District’s recommended conditions of approval (Conditions 35 and 36 of Exhibit 5) to 

make the proposed project compliant with applicable standards for fire flows and fire 

protection. Therefore, the proposed project is consistent with this policy. 

14. 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 source. As part of discretionary project review, the County shall also 
consider local watershed management plans when considering land use 
development.  

 
Staff Analysis: The proposed project would establish a kennel/cattery in an existing 

building with an approved onside wastewater treatment system. The project also 

includes the addition of outdoor kennel space on a previously disturbed and graded 

pad. The Ventura County Watershed Protection District has conditioned the project to 

require the preparation and implementation of a Manure Management Plan (Condition 

28 of Exhibit 5) prepared in accordance with the Ventura County Watershed Protection 

District – Groundwater Section Guidelines for Preparing a Manure Management Plan. 

Therefore, the proposed project does not involve development or uses that could 

affect the hydrological conditions of the watershed in which the project site is located, 

and is consistent with this policy. 

15. WR-1.11 Adequate Water for Discretionary Development - The County shall 
require all discretionary development to demonstrate an adequate long-term supply 
of water.  
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Staff Analysis: The applicant submitted water well reports and other information to the 
Environmental Health Division (EHD) that indicate sufficient water supplies exist to 
serve the proposed project. Additionally, the project is conditioned (Condition 23 of 
Exhibit 5) to obtain approval of a Certification of Water Quality from EHD prior to 
issuance of a building permit. Therefore, the proposed project is consistent with this 
policy. 

 
16. WR-1.12 and WR-2.2 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.  

 
Staff Analysis: The proposed project involves the establishment of a kennel/cattery in 

an existing building with the addition of outdoor kennel space. The proposed project 

will be subject to Ventura County Public Works Agency’s recommended conditions of 

approval (Conditions 27 and 28 of Exhibit 5) to make the proposed project compliant 

with impacts to water resources. Therefore, the proposed project is consistent with 

this policy. 

17. WR-2.1 Identify and Eliminate of Sources of Water Pollution - The County shall 
cooperate with Federal, State and local agencies in identifying and eliminating or 
minimizing all sources of existing and potential point and non-point sources of pollution 
to ground and surface waters, including leaking fuel tanks, discharges from storm 
drains, dump sites, sanitary waste systems, parking lots, roadways, and mining 
operations. 
 
WR-4.2 Important Groundwater Recharge Area Protection - In areas identified as 

important recharge areas by the County or the applicable Groundwater Sustainability 

Agency, the County shall condition discretionary development to limit impervious 

surfaces where feasible and shall require mitigation in cases where there is the 

potential for discharge of harmful pollutants within important groundwater recharge 

areas. 

Staff Analysis: The project applicant is conditioned to provide a manure management 

plan (MMP) (Condition 28 of Exhibit 5) for the proposed project and has been 

conditioned to remove pet waste promptly in accordance with the MMP to ensure the 

kennel/cattery does not contribute to water pollution or contamination of groundwater 

recharge areas. Therefore, the proposed project is consistent with these policies. 
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EXHIBIT 5 - CONDITIONS OF APPROVAL FOR CONDITIONAL USE PERMIT (CUP) 
CASE NO. PL23-0097 (DRAFT) 

 

RESOURCE MANAGEMENT AGENCY (RMA) CONDITIONS 

 

Planning Division Conditions 

1. Project Description 

This Conditional Use Permit (CUP) is based on and limited to compliance with the project 
description stated in this condition below, Exhibits two through seven of the Planning 
Director hearing on April 25, 2024, 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: 

A Conditional Use Permit to abate Code Compliance Violation Case No. CV22-
0832 and to authorize an unpermitted, existing, kennel/cattery, operated by Paw 
Works, for a period of 10 years. The project consists of animal boarding, on-site 
veterinary care, and office space for the operation of a non-profit pet animal rescue 
which will house up to 200 animals for adoption. The facility will have three full-
time and five part-time employees at a time on site, and will allow members of the 
public to visit the location by appointment only to view and bond with animals for 
adoption. The hours of operation are from 6:30 a.m. to 5:30 p.m., seven days a 
week. All animals will be put indoors from the outdoor, open-air kennels, by 3:00 
p.m. every day. Animals are transported via transit van to The Oaks Mall in the 
City of Thousand Oaks daily where animals will be available for viewing and 
adoption at a commercial storefront. Animals taken to the storefront in Thousand 
Oaks will be returned to the subject site for overnight boarding. There are no 
employees on site overnight. No transactions or in-person paperwork by 
prospective adoptees related to adoptions is allowed to occur on-site, and all 
physical transfer of ownership of the animals must occur off-site. Additionally, on-
site veterinary care and services associated with the kennel/cattery are not 
available to the public. There are 40 off-street parking spaces provided on site. 

Paw Works occupies 6,757 square feet of an existing 8,039 square foot building 
on a 159.2-acre legal lot. Attached to this building is a 130 square foot outdoor 
storage building. The kennel/cattery also includes an additional 2,484 square feet 
of exterior open-air kennel space with a concrete and gravel floor enclosed by 
chain link fence with a locking gate, and canvas shade covering. The building will 
accommodate multiple boarding rooms for animals, office space, utility rooms, 

Luz Juachon
Text Box
County of Ventura
Planning Director Hearing
Case No. PL23-0097
Exhibit 5 - Conditions of Approval
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restrooms, a break room, a veterinary treatment room, and storage. The site is 
located at 595 Wolff Road in unincorporated Ventura County (APN 218-0-011-
025). The site is subject to the General Plan Land Use Map Designation of Existing 
Communities or Urban (ECU) Agriculture. Zoning for the site is AE-40 ac 
(Agricultural Exclusive, 40-acre minimum lot size).  

The site is developed with existing row crop production, agricultural support and 
processing structures, the subject building containing Paw Works, and two 
farmworker dwelling units. Access would be provided by a private driveway 
connecting to Wolff Road. The project would be served by an on-site septic system 
and potable water from a shared on-site water well. The applicant will remove 
animal waste promptly and in accordance with an approved Manure Management 
Plan as required by Condition of Approval No. 28 of Exhibit 5 to The Planning 
Director Hearing staff report dated April 25, 2024.  

The use and maintenance of the property, and location of structures, parking, and outdoor 
kennels 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. Limitation on Public Access and Commercial Transactions 

Purpose: In order to prevent the kennel/cattery from being inconsistent with the 
Agriculture General Plan Land Use Designation, it is necessary to limit public access to 
the kennel/cattery and restrict on-site transfer of animals or commercial transactions.  

Requirement: Access to the kennel/cattery shall be limited to employees of the facility, 
facility volunteers, and by members of the public on an appointment only basis. 
Additionally, commercial transactions at the facility and the physical transfer of ownership 
of the animals is prohibited. Transactions and physical transfers of ownership must be 
conducted off site, or online.  

Documentation: The Permittee shall provide information to prospective adopters of 
rescue animals of the limitations on commercial transactions and physical transfer of 
ownership prior to adoption of rescue animals as required pursuant to this condition.  

Timing: The Permittee shall inform prospective adopters of rescue animals prior to 
adoption of rescue animals. 

Monitoring and Reporting: The Planning Division has the authority to conduct periodic 
site inspections to ensure ongoing compliance by the Permittee with this condition 
consistent with the requirements of Section 8114-3 of the Ventura County Non-Coastal 
Zoning Ordinance. 

3. On-site Veterinary Services Associated with an Animal Rescue 

Purpose: In order to provide necessary on-site veterinary services to the rescued animals 
at the kennel/cattery and prevent to the kennel/cattery from being inconsistent with the 
Agriculture General Plan Land Use Designation, it is necessary to restrict public access 
to the on-site veterinary services. 



Conditions for CUP Case No. PL23-0097  Permittee: Paw Works 
Date of Public Hearing: April 25, 2024 Location: 595 Wolff Road 
Date of Approval: TBD Page 3 of 21 

Requirement: The Permittee shall ensure that all on-site veterinary care provided is 
exclusively for animals rescued in conjunction with the approved kennel/cattery and is not 
publicly available.  

Documentation: The Permittee shall not advertise the availability of veterinary services 
available to the public. 

Timing: The Permittee shall maintain a copy of the final approved Conditions of Approval 
on-site for the life of the Project in accordance with Condition No. 10. 

Monitoring and Reporting: The Planning Division has the authority to conduct periodic 
site inspections to ensure ongoing compliance by the Permittee with this condition 
consistent with the requirements of Section 8114-3 of the Ventura County Non-Coastal 
Zoning Ordinance. 

4. 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 
Permittee shall remove animal waste daily in accordance with the manure management 
plan as described in Condition No. 28 below. 

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 and the manure management plan 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 Section 8114-3 of the Ventura County Non-
Coastal Zoning Ordinance. 

5. 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: 
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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 

b. Environmental review, as required pursuant to the California Environmental 
Quality Act (CEQA; California Public Resources Code, Section 21000-21178) and 
the State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3, 
Section 15000-15387), as amended from time to time.  

6. 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.  

7. 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.  

8. Time Limits 

a. Use inauguration:  

(1) The approval decision for this CUP becomes effective upon the expiration of 
the 10-day appeal period following the approval decision, 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.  

(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 Zoning 
Clearance for use inauguration if the Permittee can demonstrate to the 
satisfaction of the Planning Director that the Permittee has made a diligent 
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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) Prior to the issuance of the Zoning Clearance for 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 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 [date 10 years after 
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 Section 
8111-6 of the Ventura County Non-Coastal Zoning Ordinance prior to 
[expiration date]; 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 Section 8111-2.10 of the Ventura 
County Non-Coastal Zoning Ordinance.  

9. 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.  

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 prior to the 
issuance of the Zoning Clearance for use inauguration.  

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.  
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10. 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 maintain a current set of CUP conditions and 
exhibits at the project site.  

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 Section 8114-3 of the Ventura County Non-Coastal Zoning Ordinance.  

11. 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 property that notifies the current and 
future Property Owner(s) of the conditions of this CUP.  

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 the 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.  

12. 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 Coastal Zoning Ordinance (Section 
8183-5) 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 
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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:  

Within 10 calendar days of the effective date of the final decision approving this 
CUP, the Permittee shall submit the following deposit and reimbursement 
agreement to the Planning Director: 

(1) A payment of $500.00 for deposit into a revolving condition compliance and 
enforcement account to be used by the Planning Division to cover costs 
associated with condition compliance review, monitoring, and enforcement 
activities described in 12.a (above), and any duly-imposed civil administrative 
penalties regarding this. The Permittee shall replenish such account to the 
above-stated amount within 10 calendar days after receiving notice of the 
requirement to do so from the Resource Management Agency. 

(2) An executed reimbursement agreement, 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.  

13. 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 
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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 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.  

14. 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.  

15. 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. 



Conditions for CUP Case No. PL23-0097  Permittee: Paw Works 
Date of Public Hearing: April 25, 2024 Location: 595 Wolff Road 
Date of Approval: TBD Page 9 of 21 

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 
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.  

16. 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, 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. 

 The Permittee shall obtain a business tax certificate for the operation of the pet animal 
rescue kennel/cattery.  

17. 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 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 Section 
8114-3 of the Ventura County Non-Coastal Zoning Ordinance.  
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18. 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 Section 8114-3 of the Ventura County Non-Coastal 
Zoning Ordinance. 

19. Signage 

Purpose: To ensure signage on the property complies with Chapter 1, Article 10 of the 
Ventura County Non-Coastal Ordinance.  

Requirement: Should signage be proposed in conjunction with the facility, the Permittee 
shall a copy of a sign plans to the Planning Division for review and approval prior to the 
issuance of a Zoning Clearance for construction of any signage. The sign plans shall 
include the proposed size, colors, materials, and lighting details. The Permittee shall bear 
the total cost of such review and approval. The Permittee also shall be responsible for 
obtaining a Zoning Clearance for any new or replacement sign to ensure that the signage 
for the Project continues to comply with the approved sign plan. 

Documentation: A stamped copy of the approved sign plans.  

Timing: The Permittee shall submit the sign plana to the Planning Division for review and 
approval prior to the issuance of a Zoning Clearance for construction of any signage.  

Monitoring and Reporting: The Planning Division maintains a stamped copy of the 
approved sign plans in the Project file. The Planning Division has the authority to conduct 
periodic site inspections to ensure ongoing compliance with this condition consistent with 
the requirements of Section 8114-3 of the Ventura County Non-Coastal Zoning 
Ordinance.  
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20. Availability of Parking Spaces 

Purpose: To ensure compliance with Section 8108-3 of the Ventura County Non-Coastal 
Zoning Ordinance.  

Requirement: The Permittee shall ensure that the required 38 motor vehicle parking 
spaces (including accessible spaces), and one loading space remain continuously 
available for their intended parking and loading use and are not used for merchandise 
display, storage, vehicle repair, or any other unauthorized use. The Permittee shall 
maintain the required parking area as illustrated on the approved site plan. This 
maintenance requirement includes, but is not limited to, the number of parking spaces, 
curbs, directional markings, accessible parking symbols, screening, sight distance, 
surfaces, signs, striping, lighting fixtures, landscaping, and trash and recyclables 
enclosures.  

Documentation: A stamped copy of the approved site plan.  

Timing: The Permittee shall install all components of the required parking area as 
indicated on the approved site plan prior to occupancy, and shall maintain the required 
parking area as illustrated on the approved site plan for the life of the Project.  

Monitoring and Reporting: The Planning Division maintains a stamped copy of the 
approved site plan provided by the Permittee in the Project file. The Building and Safety 
Inspector and Planning Division have the authority to inspect the site to ensure 
compliance with the approved site plan prior to occupancy. Planning Division staff has 
the authority to conduct periodic site inspections to ensure ongoing compliance with this 
condition consistent with the requirements of Section 8114-3 of the Ventura County Non-
Coastal Zoning Ordinance.  

21. Trash and Recycling Storage Area 

Purpose: In order to comply with Section 8106-8.7 and Section 8108-5.13 of the Ventura 
County Non-Coastal Zoning Ordinance for any new trash enclosures. 

Requirement: Should the Permittee construct a trash enclosure, said enclosure shall be 
designed to ensure that trash and waste diversion (e.g., recyclables and yard waste) 
enclosures are constructed and maintained on the project site in accordance with the 
County of Ventura’s adopted “Space Allocation for Recycling and Refuse Collection 
Design Criteria and Specifications Guidelines.”  

Documentation: For a new trash enclosure, the Permittee shall submit the following for 
the Planning Division’s review and approval: 

a. a site plan that identifies the location of the enclosure; and 

b. building elevation plans for the enclosure. 

Timing: Prior to the issuance of a Zoning Clearance for construction of a trash enclosure, 
the Permittee shall submit the site and building elevation plans to the Planning Division 
for review and approval.  

Monitoring and Reporting: The Planning Division maintains a copy of the approved site 
plan in the Project file. The Planning Division has the authority to inspect the site to ensure 
that the enclosures are constructed as illustrated on the approved plans prior to 
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occupancy. The Planning Division has the authority to periodically inspect the site to 
ensure that the trash enclosures are maintained consistent with the requirements of 
Section 8114-3 of the Ventura County Non-Coastal Zoning Ordinance  

22. Noise Generation from Outdoor Kennels 

Purpose: In order for this project to comply with the Ventura County General Plan Goals, 
Policies and Programs policy HAZ-9.2 Noise Compatibility Standards. 

Requirement: The Permittee shall limit noise generation from outdoor kennels between 
the hours between 6:00 a.m. and 7:00 p.m., to no more than 55dB(A) or ambient noise 
level plus 3dB(A), whichever is greater; from 7:00 p.m. to 10:00 p.m., to no more than 
50dB(A) or ambient noise level plus 3dB(A), whichever is greater; and from 10:00 p.m. to 
6:00 a.m., to no more than 45dB(A) or ambient noise level plus 3dB(A), whichever is 
greater. Should the County determine that noise levels exceed the standards established 
by General Plan Policy HAZ-9.2, the Permitee shall install noise attenuation measures to 
the satisfaction of the Planning Director that reduce noise generation to levels at or below 
the levels established by General Plan Policy HAZ-9.2. 

Documentation: 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 maintain the “Complaint Log” throughout the life of the 
permit. 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 “Complaint Log.” The Planning Division has the authority to conduct site 
inspections and take enforcement actions to ensure that the Permittee is in compliance 
with this condition, consistent with the requirements of Section 8114-3 of the Ventura 
County Non-Coastal Zoning Ordinance. 

Environmental Health Division Conditions 

23. Certification of Water Quality (Individual System) 

Purpose: To demonstrate the domestic water from any individual water well(s) meets 
applicable drinking water standards. 

Requirement: Obtain Certification of Water Quality from Ventura County Environmental 
Health Division (EHD). 

Documentation: Permittee shall submit the EHD Certification of Water Quality 
application, along with review fee, plot plan, water quality testing results which are less 
than one year old, pump and recovery report, well completion report, and any other 
required documentation to EHD for review and approval.  

Timing: EHD approval of the Certification of Water Quality shall be completed prior to 
issuance of a building permit.  
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Monitoring: EHD shall review and approve the Certification of Water Quality application 
to assure compliance with this condition. 

Limitations:  

(a) An individual water system is limited to 1-4 service connections and may not 
regularly serve more than 24 individuals daily at least 60 days out of the year. If 
the number of connections exceeds four, or the number of persons served exceeds 
25, a permit to operate a water system from EHD or the State Division of Drinking 
Water will be required. 

(b) Due to site conditions, compliance with this condition may be physically impossible 
or prohibitively expensive. If so, building permits will NOT be issued.  

Ongoing Maintenance: It is the owner’s responsibility to ensure the ongoing quality for 
their individual water well. Proper maintenance of the well and surrounding area is 
recommended, as well as routine monitoring of water quality to ensure the water well 
continues to provide safe and potable drinking water to residents. 

24. Existing OWTS Full Certification 

Purpose: To demonstrate compliance with State and local regulations related to the 
design and installation of an on-site wastewater treatment system (OWTS). Only 
domestic waste as defined in the Ventura County General Plan and the Ventura County 
Building Code Ordinance is allowed to be discharged into the on site sewage disposal 
system. 

Requirement: Permittee shall obtain the approval of the Ventura County Environmental 
Health Division (EHD) prior to changing/modifying the OWTS, including but not limited to 
septic tank replacement, changes to disposal field, adding additional plumbing fixtures 
and/or adding additional bedroom equivalents. 

Documentation: Submit all applicable documentation, including permit application, site 
plan, bedroom and fixture unit equivalent worksheet, etc., to EHD for review and approval.  

Timing: Prior to the issuance of a building permit, the Permittee shall obtain written 
confirmation from EHD that the condition has been satisfied. 

Monitoring: To assure compliance with this condition, EHD staff shall review and 
approve the OWTS design and permit application, and to conduct site inspections during 
construction.  

Ongoing Maintenance: Once the OWTS has been installed and finalized by EHD, it is 
the owner’s responsibility to properly maintain the system to prevent OWTS failure or an 
unauthorized sewage release, and from creating a public nuisance, health concern, or 
impact the environment. The septic tank shall be serviced, as needed, by a septic pumper 
truck registered and permitted by Ventura County EHD, and all pumping activities shall 
be reported to EHD. All septage wastes must be disposed of in an approved manner. 
EHD staff will also receive and respond to any complaints related to OWTS 
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25. CSA 32 for Commercial OWTS or Alternate OWTS 

Purpose: To assure protection of groundwater quality and prevent public health hazards 
from failing on-site wastewater treatment systems (OWTS), also known as septic systems 
or individual sewage disposal systems. 

Requirement: The Permittee shall execute an offer to grant easement agreement to 
County Service Area 32 (CSA 32), an OWTS monitoring and maintenance district. 

Documentation: The Permittee shall submit an application for CSA 32 to the 
Environmental Health Division (EHD) for review and approval. 

Timing: Prior to the issuance of a building permit, or at the time of OWTS certification, 
the Permittee shall obtain written confirmation from EHD that the condition has been 
satisfied. 

Monitoring and Reporting: EHD shall review and approve the adequacy of the CSA 32 
application to assure compliance with this condition. 

26. General Vector Control – Animal Waste and Mosquito Breeding 

Purpose: To ensure site does not contribute to the harborage and/or breeding of potential 
vectors of disease or create a public nuisance. 

Requirement: The storage, handling and disposal of animal wastes shall be in a manner 
that will not create or promote potential breeding and/or harborage of vectors of disease, 
such as flies, mosquitoes, and rodents. Ensure animal waste is stored properly and 
removed as often as needed to prevent fly breeding. Manage standing water on-site, 
including any stormwater management structures, so it will not create mosquito breeding 
sources. 

Timing: The Permittee shall maintain the Project site so as not to contribute to the 
harborage and/or breeding of potential vectors of disease, nor the creation of a public 
nuisance throughout the life of the Project. 

Monitoring: Ventura County Environmental Health Division (EHD) staff will receive and 
respond to vector related complaints at the site. The Division will maintain a record of 
vector related complaints reported to the Division. 

PUBLIC WORKS AGENCY (PWA) 

Stormwater Section Conditions 

27. 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 
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 
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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.  

Groundwater Section Conditions 

28. Manure Management Plan (MMP) 

Purpose: In accordance with the Ventura County General Plan Goals, Policies, and 
Programs Policies WR 2.1, 2.2, and 4.2, a MMP is required. 

Requirement: The Permittee shall prepare and implement a MMP for all animal waste 
that will be generated within the project area. 

Documentation: The MMP shall be prepared in accordance with the Ventura County 
Watershed Protection District – Groundwater Section Guidelines for Preparing a Manure 
Management Plan. 

Timing: Prior to the Issuance of a Zoning Clearance for use inauguration, the Permittee 
shall submit the MMP to the WPD for review and approval. 

Monitoring and Reporting: A copy of the approved MMP will be maintained in the case 
file. Upon request, the Permittee shall provide to the WPD copies of all manifested animal 
waste solids hauled to a legal off site receiving facility if applicable and in accordance with 
the approved MMP.  

 

Integrated Waste Management Section Conditions 

29. 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/.  

https://www.onestoppermits.vcrma.org/departments/stormwater
https://www.vcpublicworks.org/wsd/iwmd/businessrecycling/
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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 
& 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.   

30. Construction & Demolition Debris Recycling Plan 

Purpose: To ensure the project complies with Division 4, Chapter 7, Article 3 of the 
Ventura County Ordinance Code (VCOC). Section 4773 aligns with the California Green 
Building Standards Code which requires the Permittee to divert recyclable construction 
and demolition (C&D) materials generated by their project (e.g., wood, metal, green 
waste, soil, concrete, asphalt, paper, cardboard, etc.) from local landfills through 
recycling, reuse, or salvage. 

Requirement: The Permittee must submit a comprehensive recycling plan to Ventura 
County Public Works Agency, Water & Sanitation Department, Integrated Waste 
Management Division (Water & Sanitation) for any Covered Project as defined in Division 
4, Chapter 7, Article 3, Section 4741-24 of the VCOC, meaning all proposed construction 
and/or demolition projects that require a building permit, except certain exempted projects 
as defined in Section 4773-4. 

Documentation: A Recycling Plan must be submitted online at Ventura County Citizen 
Access.  For more information and instructions on how to complete the Recycling Plan, 
please visit www.vcpublicworks.org/cdrecycling.  

Timing: Upon Building and Safety Division’s issuance of a building permit for the project, 
the Permittee must submit a Recycling Plan online through Ventura County Citizen 
Access for approval. 

Monitoring & Reporting: The Permittee is required to keep a copy of their approved 
Recycling Plan until Building and Safety Division’s issuance of final permit.   

31. Construction & Demolition Debris Reporting 

Purpose: Division 4, Chapter 7, Article 3 of the Ventura County Ordinance Code, Section 
4773 aligns with the California Green Building Standards Code which requires the 
Permittee to divert recyclable construction and demolition (C&D) materials generated by 
their project (e.g., wood, metal, green waste, soil, concrete, asphalt, paper, cardboard, 
etc.) from local landfills through recycling, reuse, or salvage.   

Requirement: The Permittee must upload recycling receipts to their Recycling Plan to 
Ventura County Citizen Access. Applicants will receive a Final Approval email once the 
receipts are reviewed and approved. For more information and instructions on how to 
complete submit recycling receipts, please visit vcpublicworks.org/cdrecycling. 

https://vcca.ventura.org/
https://vcca.ventura.org/
http://www.vcpublicworks.org/cdrecycling
https://vcca.ventura.org/
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Documentation: Recycling receipts and/or documentation of reuse to verify minimum 
landfill diversion requirements are met. 

Timing: Required recycling receipts and/or documentation of reuse, must be submitted 
to Ventura County Citizen Access at the time of Building and Safety Division’s issuance 
of final permit. 

Monitoring & Reporting: The Permittee is required to keep a copy of their approved 
Recycling Plan and recycling receipts and/or documentation of reuse until Building and 
Safety Division’s issuance of final permit. 

32. Collection and Loading Areas 

Purpose: To ensure the project complies with Ventura County Ordinance Code (VCOC) 
Section the project complies with Ventura County Ordinance Code (VCOC) Section 4774 
et seq. VCOC Section 4774 pertains to readily accessible areas in newly constructed non-
residential buildings, non-residential additions resulting in an increase of 30 percent or 
more in floor area, and Multi-Family Dwelling housing with 5 or more units that serve the 
entire building and are identified for the depositing, storage and collection of non-
hazardous materials for recycling, including (at minimum) paper, corrugated cardboard, 
glass, plastics, organic waste and metals. 

Requirement: The Permittee shall adhere to the County’s Space Allocation Guidelines 
which include minimum space requirements for refuse, and recycling, and organic waste 
(inclusive of food waste and green waste) bins/carts and recommend aesthetic, gated, 
trash enclosures. 

If the Permittee offers temporary events with food service for < 2,000 attendees, the 
Permittee must provide adequate refuse, recycling, and food waste collection containers 
on the premise. The Permittee must ensure all food waste, refuse, and recyclables are 
removed from the premise following each event. 

Documentation: The Permittee shall submit a site plan to Ventura County Public Works 
Agency, Water & Sanitation Department indicating the location of enclosure(s) or a 
designated area with sufficient space to accommodate refuse and recycling bins 
necessary to meet the needs of the project.   

Timing: Prior to Issuance of a Zoning Clearance for Construction or Use Inauguration, 
the Permittee must submit a site plan to Ventura County Public Works Agency, Water & 
Sanitation Department for approval indicating the location of a trash enclosure or 
designated area on the property for refuse and recycling bins. 

Monitoring & Reporting: Upon request, the Permittee shall allow Ventura County Public 
Works Agency, Water & Sanitation Department staff to verify an adequately sized 
enclosure area has been constructed on the premises.  

 

 

 

https://vcca.ventura.org/
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OTHER VENTURA COUNTY AGENCIES 

 

Agricultural Commissioner’s Office Conditions 

33. To minimize potential conflicts between the permitted use and agricultural operations  

Purpose: To minimize potential conflicts between the permitted use and agricultural 
operations located within 300 feet of the project boundary and the permitted.  

Requirement: The Permittee shall prepare a Notification and Response Plan (NRP), 
subject to approval by Ventura County Department of Agriculture/Weights & Measures 
(AWM). Any proposed changes to the Notification and Response Plan must be submitted 
to AWM for approval. The plan must:  

• Indicate how associated persons are to be notified that normal farming operations 
may cause nuisances such as dust or noise, and that the use of fertilizers and/or 
chemical pest controls may occur in the vicinity (such as a Right to Farm Ordinance 
disclosure) 

• Indicate how associated persons will be instructed to respond in the rare event that 
adjacent agricultural operations present a hazard to said persons.  

• Include a list of agricultural operators within 300 feet of the common lot boundary 
with contact information. Such contact information shall be updated no less than 
annually by the permittee.  

The permittee is recommended to contact adjacent growers to exchange information 
about agricultural operations and kennel/cattery that may be scheduled simultaneously 
and make this information available to associated persons.  

Documentation: The permittee shall maintain a record for two years after notification 
date that all associated persons notified have received the information outlined in the 
Notification and Response Plan. 

Timing: The Permittee shall submit the NRP for AWM’s review approval, prior to the 
issuance of a Zoning Clearance for use inauguration. The Permittee shall provide notice 
to associated persons prior to associated persons entering the proposed project 
boundary.  

Monitoring: The permittee shall provide AWM with the Notification and Response Plan 
and any notices, forms, etc. used to notify associated persons for approval. Any proposed 
changes to the Notification and Response Plan must be submitted to AWM for approval. 
AWM will keep record of the provided material and report to the Planning Division any 
reports of failure to comply with this condition. 

Ventura County Air Pollution Control District (APCD) Conditions 

34. Complaint driven nuisance for discharge of air pollutants 

Purpose: To ensure that discharge of air contaminants (odor, dust, etc.) that may result 
from site operations are minimized to the greatest extent feasible.  
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Requirement: Permittee shall operate in accordance with the Rules and Regulations of 
the Ventura County Air Pollution Control District, with emphasis on Rule 51, Nuisance, 
stated below: 

I. 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: No documentation is required for the purposes of this condition.  

Timing: Throughout the life of the permit.  

Reporting and Monitoring: Monitoring and enforcement of nuisance provision is 
enforceable by APCD on a complaint driven basis. 

Ventura County Fire Protection District (VCFPD) Conditions 

35. Fire Sprinklers 

In accordance with the 2022 CBC Section 441, “An approved automatic sprinkler system 
complying with California Fire Code Section 903 shall be installed. 

Exception: Where a fire alarm system that is connected to a central reporting station that 
alerts the local fire department in case of fire.” 

36. Fire Flow 

Fire Flow (Commercial, Industrial, Multifamily buildings) The minimum fire flow required 
shall be determined as specified by the current adopted edition of the International Fire 
Code Appendix B with adopted Amendments and the applicable Water Manual for the 
jurisdiction (with ever is more restrictive). The applicant shall verify that the water purveyor 
can provide the required volume and duration at the project prior to obtaining a building 
permit. 

Ventura County Animal Services (VCAS) Conditions 

37. An Isolation area to hold dogs that are contagious must be included in the building of 
kennels. Such isolation area would need a separate air exhaust and intake so as not 
to infect the other animals.  

38. All Federal, State and Local permits must always be maintained while operating the 
dog breeding facility. A copy of all licenses/permits will be submitted to VCAS 
annually during the kennel permitting process.  

39. An emergency evacuation plan for 130 animals must be submitted to VCAS for review 
and must be maintained throughout the life of the CUP.  

40. Emergency transportation plans for 130 animals must be submitted to VCAS for 
review and must be maintained throughout the life of the CUP.  
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41. Contact information of the California licensed Veterinarian for 130 animals must be 
submitted to VCAS for review and must be maintained throughout the life of the CUP.  

42. Paw Works shall remain compliant at all times with all applicable Ventura County 
Ordinances including, but not limited to:  

a. 4411-4420 – Animal Licensing requirements. All dogs over the age of 4 months 
will be required to be licensed.  

b. 4421-3 – 4424 – Spay and Neuter Requirements. Every person who owns a dog 
or cat over the age of six (6) months that is kept in the unincorporated areas of the 
County of Ventura is required to have such dog or cat spayed or neutered unless 
an exception applies under Section 4421-4.  

c. 4425-4427 – Breeding Permit.  

d. 4428 – Prohibition of sales of commercially bred dogs in unincorporated Ventura 
County.  

e. 2591- 2599 Kennel Permit. No person shall own, manage, or operate a kennel, as 
defined in this Article, within the unincorporated areas of the County unless such 
kennel has first been licensed by the County pursuant to this Article and the license 
is currently in effect.  

43. Below you will find Ventura County’s Department of Animal Service’s Kennel 
Standards and guidelines.  

a. All kennels and its facility are to be kept clean, dry, and free from debris. Kennels 
must protect against environmental extremes as well as have adequate ventilation 
and air flow.  

b. Indoor kennels must meet the minimum sizes: 3ft. wide x 3ft. long x 6ft. high = 
small to medium dogs 4ft. wide x 4ft. long x 6ft. high = large dogs 5ft. wide x 5ft. 
long x 6ft. high = extra-large dogs  

c. Dogs must have a resting surface 6 inches off the kennel floor  

d. It is recommended that all walls separating kennels be minimum 5 feet in height.  

e. Kennel flooring should be made of concrete inside and outside. The concrete 
flooring needs to be grated and sealed. This will allow the water to run off and not 
create free standing water.  

f. Kennel walls must be made or constructed of non-porous material, to allow for 
easy and effective disinfection. Kennels are to be kept free of debris or material 
that interferes with proper sanitation. Kennels need to be kept free of any sharp 
objects or edges that would cause the animal injury.  

g. Kennels must be well-kept at all times and repairs must be completed ASAP.  

h. Outdoor kennel runs that are attached to any indoor kennel must be at the 
minimum 4ft. wide x 8ft. long x 6ft. high. When having outdoor only kennel(s), the 
dog must have a doghouse or an internal housing box that will allow the dog to be 
protected from environmental extremes. The minimum requirement for an outside 
only kennel is 5ft. wide x 10ft. long x 6ft. high.  



Conditions for CUP Case No. PL23-0097  Permittee: Paw Works 
Date of Public Hearing: April 25, 2024 Location: 595 Wolff Road 
Date of Approval: TBD Page 21 of 21 

i. Exercise pens must be at least 10 ft. x 10 ft. or larger. They must have a shaded 
area for hot weather. All dogs should have at least 1–2 hrs of exercise per day. 
Puppies should be exercised at least twice a day.  

j. If you are going to crate any dogs, they must have enough room to stand, sit, lie 
down and turn around. When crating puppies, the following guideline must apply 
for length of time allowed in a crate: 9-10 weeks = 30-60 min, 11-14 weeks = 1-3 
hours, 15-16 weeks = 3-4 hours, 17+ weeks = 4+ hours (not to exceed 6 hours). 

k. It is recommended that pet waste be removed at least twice a day and put into an 
airtight trash type container.  

l. Kitchens or any area surface where food is kept or prepared must be disinfected 
daily.  

m. Dog food is to be kept in airtight containers that must be rodent and pest proof.  

n. Dogs need to be fed at the minimum once a day and 2-3 times for puppies. Dogs 
must have fresh water available at all times.  

o. Food bowls must be removed after the dog(s) is finished eating and any left over’s 
need to be thrown away. If daily food bowls are not provided and removed, there 
should be only enough feed for 1 day and should be placed in a bottom feeder.  

p. Food bowls must be properly sanitized. If you have a dishwasher, wash the dishes 
with dish soap and then put into the dishwasher.  

q. Bedding and blankets must be washed every other day. If the blanket or bedding 
is soiled it must be removed immediately and a new fresh blanket given to the dog. 
It is of the utmost importance that you either add bleach or a bleach alternative to 
the laundry detergent.  

r. Enclosures are to be sanitized daily and disinfected once a week. Any disinfectant 
that is used must be non-harmful to animals and used within the manufacture’s 
guidelines.  

s. Any new dogs as well as dogs that become sick or injured must be isolated from 
the general population. All sick or injured dogs must see a vet immediately for 
proper care.  

t. Any and all veterinary records must be available for review at any time during 
normal business hours.  

u. Every dog must be current on all its vaccinations including rabies. Any owned, 
rescued, or harbored dogs that reside within the county for 30 days on site or 
longer must follow the state mandated regulation and purchase a Ventura County 
dog license. 



NOTICE OF VIOLATION AND

NOTICE OF IMPENDING CIVIL ADMINISTRATIVE PENALTIES

March 02, 2023

WESTERN AG GROUP LLC
1746-F S VICTORIA AV STE 245

VENTURA, CA 93003

Please Reply To: Amanda Ahrens 
(805) 654-2800
Amanda.Ahrens@ventura.org

Assessor's Parcel No.:

Property Address:

Violation No.:

595 Wolff RD CA

CV22-0832

218-0-011-025

Dear Property Owner,

The Code Compliance Division has confirmed that violation(s) of the Ventura County Building Code, 

International Property Maintenance Code, and/or Zoning Ordinance exist on the subject property. These 

violation(s) were brought to your attention in an earlier Courtesy Notice dated 1/31/2023. The violation(s) 

must be corrected or abated within 30 days. If not, additional enforcement will be taken.

VIOLATIONS:

Following are the activities, uses, or structures which constitute violation (s) of the Ventura County Building 

Code, International Property Maintenance Code, and/or Zoning Ordinance identified by section number, 

the actions that must be taken to correct the violation(s), and the range of applicable daily civil 

administrative penalties.

Violation 1.  Non-permitted operation of animal kennel/animal rescue "Paw Works" without the required 

Conditional Use Permit (CUP).  

Violation 2.  Non-permitted tenant improvements to include but not limited to demolition, electrical work, 

mechanical work, plumbing work, reconfiguration/installation of animal stalls/cages within existing building.

In violation of: 

Ventura County Non-Coastal Zoning Ordinance (VCNCZO) sections: 8101-3 General Prohibitions, 

8105-4 Permitted Uses.  

Ventura County Building Code (VCBC) sections: 105.3 Failure to File Application for Permit, 105.1 
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Failure to Obtain Permits, 110.1 Failure to Have Work Inspected.  International Property Maintenance 

Code (IPMC) sections: 108.1.5 Dangerous structure or premises, 108.1.4 Unlawful structure, 604.3 

Electrical system hazards, 605.4 Wiring. 

Abatement of the above violations may be achieved by:

1.  Obtaining permits and clearances in accordance with the adopted codes and ordinances from the 

Planning Division and the Building & Safety Division.

2.  Requesting inspections to verify compliance.

3.  Notifying the Code Compliance Division upon completion of all work and receipt of final approvals from 

all departments.

Civil Administrative Penalties can range from $100.00 to 200.00 per day for each violation.

The above violations were confirmed on 01/31/2023. This Notice of Violation addresses the violations 

reported and confirmed and those observed in plain view - they are listed above. It is not intended to 

represent all violations that may exist on the subject property. There may be other violations that were 

unobserved/unidentified at the time of our inspection or that may be the responsibility of other agencies, 

departments, divisions. As such, other violations may be addressed at a later time as they are reported 

and confirmed, or observed.

EACH DAY THAT A VIOLATION EXISTS CONSTITUTES A NEW VIOLATION

Until the violation(s) are corrected, Code Compliance Division staff time spent in confirming the 

violations(s) and securing abatement of the violation(s) will be charged to you (ref. CZO § 8183-5.4; 

NCZO § 8114-3.4). These costs include all time spent for meetings, site visits, telephone calls, 

correspondence, etc. that relate to this violation case. You will be charged for staff time at the current 

hourly rate. Late charges and interest at 2% of the amount of the unpaid bills compounded monthly will 

also be assessed. Unpaid charges will become the responsibility of subsequent property owners if you do 

not pay the bills.

ENFORCEMENT ACTIONS

If the violation(s) are not corrected by 4/4/2023, the following enforcement actions may apply:

A. NO NEW PERMITS

No new Planning or Building permits will be issued on the subject site except to correct a violation.

B. RECORDATION OF NOTICE OF NONCOMPLIANCE

A Notice of Noncompliance will be recorded against the property that gives record notice to all, including 

lenders, potential purchasers, and subsequent owners, that violation(s) of the Ventura County Building 
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Code, International Property Maintenance Code, and/or Zoning Ordinance exist on the property. The 

Notice of Noncompliance will not be released until the violation(s) are corrected and all fees and charges 

are paid, including reimbursement for staff time .

C. IMPOSITION OF CIVIL PENALTIES AND RECORDATION OF LIEN

You will receive a Notice of Imposition of Civil Administrative Penalties advising you of the amount of the 

daily monetary penalties that have been imposed against your property (ref. CZO § 8183-5.7; NCZO § 

8114-3.7; VCBC § 114.5). The penalties shall accrue DAILY until each respective violation is corrected 

and confirmed by a County Code Compliance staff inspection. The amount of the daily penalty shall 

constitute a Lien against the property.

D.      CRIMINAL PROSECUTION

Each violation of the Ventura County Building Code, International Property Maintenance Code, and /or 

Zoning Ordinance is a misdemeanor or an infraction. You may be prosecuted by the District Attorney and 

subject to criminal punishment. As explained above, each day that a violation exists is a new violation.

APPEAL OF DETERMINATION OF VIOLATION

If you do not believe a violation exists and wish to appeal this determination and stay further enforcement 

actions while the appeal is pending, you must submit your appeal to the Director of the Planning Division 

for Zoning Ordinance violations by 3/15/2023. There is a deposit associated with submitting an appeal 

(ref. CZO § 8181-9; NCZO § 8111-7).

If you wish to appeal a building code violation, you must submit that appeal to the Building Official by 

4/4/2023. There is a fee associated with filing an appeal (ref. VCBC § 113).

If you need additional time beyond the specified deadline to abate the violations, we can discuss the 

possibility of a Compliance Agreement. There will be a charge to prepare it plus costs to administer the 

Agreement through the abatement of the violation(s). This is an agreement between you and the County 

wherein you agree to abate the violations in a specific manner and time frame. The County is under no 

obligation to enter into such an agreement, even if you so request.

PERMITS TO ABATE VIOLATIONS

Abatement can be achieved by obtaining the required permits and clearances from the Planning Division 

and the Building & Safety Department in accordance with the adopted codes and ordinances, 

completing all work, requesting and performing inspections to verify compliance, and receiving final 

approvals. Approvals from other agencies such as Fire, Environmental Health, Integrated Waste 
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Management, and Public Works may be required.

Clearances, permits, and approvals must be obtained prior to commencing work . Permits to abate 

violations for land use and building violations will include additional late filing fees, penalty fees, and /or 

investigation fees in accordance with the applicable Zoning Ordinances and Building Codes .

IMPORTANT: It is your responsibility to inform Code Compliance when your violation(s) have 

been corrected. Until we hear from you that the violation(s) are corrected and this can be 

confirmed to our satisfaction, the violation(s) are presumed to remain and enforcement actions 

against you will continue.

The Code Compliance Division wants to work with you to avoid the consequences listed above. I urge 

you to contact me immediately at the above number so we can discuss how this issue can be resolved. If 

you wish to discuss this matter in person, please make an appointment using the contact information 

above.  Reference the case number, CV22-0832, in all verbal and written inquiries or replies. You may 

request copies of the pertinent materials regarding this code enforcement matter or consult the Planning 

Division website, http://www.vcrma.org/divisions/planning or the Building and Safety Division website, 

http://www.vcrma.org/divisions/building-and-safety.

Si usted no lee o entiende ingles, favor de llamar al teléfono (805) 654-3506 tocante a este asunto. Dele 

el numero de su caso que se encuentra a la derecha en la parte de arriba de esta carta.

Sincerely,

Amanda Ahrens 

Senior Code Compliance Officer

Attachments: Civil Administrative Penalties Program Flyer

  Courtesy Notice(s)

cc: File

Complainant(s)
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