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RANCHO DE LAS PALAMS 
CONDITIONAL USE PERMIT LU06-0101 (CUP) AS MODIFIED BY MINOR 

MODIFICATION CASE NO. PL13-0103 AND MINOR MODIFICATION CASE NO. 
PL23-0100 

 
A. PROJECT INFORMATION  
 

1. Request: The applicant requests a Minor Modification of Conditional Use Permit 
(CUP) PL13-0103 for the expansion and continued operation of the Rancho de las 
Palmas outdoor event facility for a 10-year period (Case No. PL23-0100). 

 
2. Applicant/Property Owner: Sunset Valley Ranch, LLC, C/O Mark Cassar, 3678 

Sunset Valley Road Moorpark, CA 93021 
 
3. Applicant’s Representative: Marquette Consulting, Inc., C/O Alan Nelsen 9452 

Telephone Road, Suite 258, Ventura, CA 93004 
 

4. 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. 

 
5. Project Site Size, Location, and Parcel Number: The 12.3-acre project site is 

located at 3530 and 3566 Sunset Valley Road, near Moorpark, in the 
unincorporated area of Ventura County. The Tax Assessor’s parcel numbers for 
the project site are 500-0-410-275 and 500-0-410-285 (Exhibit 2). 

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

a. Countywide General Plan Land Use Map Designation: Open Space 
 
b. Zoning Designation: OS-40 ac / HCWC / CWPA (Open Space – 40-acre 

minimum lot size / Habitat Connectivity and Wildlife Corridors Overlay Zone 
/ Critical Wildlife Passage Areas Overlay Zone) 

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

Location in 
Relation to the 

Project Site 
Zoning Land Uses/Development 

North OS-40 ac / HCWC / CWPA Equestrian Center 

South 
AE-40 ac (Agricultural Exclusive - 40-acre 

minimum lot size) / HCWC / CWPA  
Agriculture, Events (Underwood 

Family Farms) 

West 
OS-10 ac (Open Space – 10-acre 

minimum lot size) / HCWC / CWPA  
Agriculture 
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Location in 

Relation to the 
Project Site 

Zoning Land Uses/Development 

East AE-40 ac Agriculture 

 

8. History: On July 25, 2008, the Planning Director granted CUP LU06-0101 
authorizing the use of the project site as a temporary event facility for a 5-year 
period. The CUP allowed for 60 events per year with a maximum of 232 guests 
per event. Events were limited to Saturdays and Sundays between 10:00am and 
10:00pm. Additionally, CUP LU06-0101 abated violations tied to Code Violation 
Case No. ZC01-0029 and Building Violation Case No. V01-000103.  

On April 10, 2014, the Planning Director granted a Minor Modification to CUP 
LU06-0101 authorizing the expansion and continued use of the project site for a 
temporary events facility for a 10-year period (Case No. PL13-0103). The Modified 
CUP allowed for 60 events per year. Fifty-six events per year were defined as 
“Regular Events” and capped at 232 guests. Four events per year were defined as 
“Large Events” and capped at 917 guests and limited to weekends only. Weekday 
events were limited to 3:00pm to 11:00pm. Weekend events were limited to 
10:00am to 11:00pm. Additional time was allotted for event preparation and tear 
down. CUP PL13-0103 expires on April 10, 2024. 

9. Project Description:  
 

The applicant requests a Minor Modification to CUP PL13-0103 for the expansion 
and continued operation of the Rancho de las Palmas outdoor event facility for a 
10-year period. The term attendees, as used below, is defined in Sec. 8107-46.1 
of the NCZO and includes guests, staff, vendors, and any other person in 
attendance.  

 
The proposed expansion includes:   

 
1) Increasing the number of events per year from 60 to 90;  

 
2) Increasing the number of “Large Events” per year from 4 to 8;  

 

3) Extending the event hours of all events by one hour; and 
 

4) Legalization of six existing gazebos, totaling 680 square feet. Each 
gazebo is less than 120 square feet and less than 25 feet in height.  

 
The proposed operation includes:  
 
Regular Events (82 days per year):  
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Regular Events shall be capped at 252 attendees and utilize “Area A” as shown in 
the site plans attached as Exhibit 3. Temporary lights and music will be used solely 
during the event hours specified below.  
 
Weekday events shall be limited to the hours of 3:00pm to 12:00am. Setup shall 
occur no earlier than 1:00pm on the day of the event. The event shall end promptly 
at 12:00am. Guests shall be off the project site by 12:30am. Vendors and 
temporary structures associated with the event shall be off the project site by 
1:00am. After the 56th weekday event of the year, all remaining weekday events 
shall begin no later than 4:00pm.  
 
Weekend events shall be limited to the hours of 10:00am to 12:00am. Setup shall 
occur no earlier than 8:00am on the day of the event. The event shall end promptly 
at 12:00am. Guests shall be off the project site by 12:30am. Vendors and 
temporary structures associated with the event shall be off the project site by 
1:00am.  

 
Large Events (8 days per year): 
 
Large Events shall be capped at 947 attendees and utilize “Area B” as shown in 
the site plans attached as Exhibit 3. Large Events shall be limited to weekends 
only. Large Events shall be limited to the hours of 10:00am to 12:00am. Setup shall 
occur no earlier than 8:00am on the day of the event. The event shall end promptly 
at 12:00am. Guests shall be off the project site by 12:30am. Vendors and 
temporary structures associated with the event shall be off the project site by 
1:00am. Temporary lights and music will be used solely during event hours.  
 
Parking: 
 
The primary parking area, used for both Regular and Large Events, includes 125 
paved parking spaces as shown in the site plans attached as Exhibit 3. The parking 
area for Large Events is expanded to include 316 temporary, unpaved parking 
spaces located in an existing equestrian riding area (see “Area B” of the site plans 
in Exhibit 3). Other than temporary parking for Large Events, this area will continue 
to be utilized for equestrian purposes. No off-site parking is permitted.  
 
Circulation: 
 
For all events, event staff shall direct guests from Sunset Valley Road to the 
designated on-site parking area. For Large Events, attendees shall enter the 
project site through the southernly entrance (Cassar Lane) and exit through the 
northernly entrance (Ranch de las Palmas) to prevent the queuing of vehicles on 
Sunset Valley Road. Temporary fencing shall be used, as necessary, to facilitate 
traffic flow. Speed limits and watering shall be used, as necessary, to suppress 
dust.  
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Food and Beverage:  
 
Food and beverage services shall be provided by self-sufficient, licensed catering 
providers (including a permit to operate from the Ventura County Health Division). 
All food for the events shall be prepared offsite and transported to the site for each 
event. Dishes, flatware, and glassware shall be provided by a catering or rental 
company.  
 
Other: 
 
Water is supplied to the project site by the Camrosa Water District. A septic system 
is used for sewage disposal. All events are serviced by portable restrooms which 
are maintained regularly by an outside vendor. The project site is accessed by a 
private driveway from Sunset Valley Road. No physical changes, including 
construction and grading, is proposed with this project.  

 
 
B. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE 
 
Pursuant to CEQA (Public Resources Code Section 21000 et seq.) and the CEQA 
Guidelines (Title 14, California Code or Regulations, Division 6, Chapter 3, Section 15000 
et seq.), the proposed project is subject to environmental review. 
 
On July 24, 2008, the Planning Director adopted a Negative Declaration (ND) that evaluated 
the environmental impacts of a temporary events facility proposed at the project site. On 
April 10, 2014, the Planning Director adopted a subsequent Negative Declaration (ND) that 
evaluated the environmental impacts of the continued operation and expansion of the 
temporary events facility. These NDs are attached as Exhibit 7 and Exhibit 8. The CEQA 
Guidelines (Section 15164(b)) state that the lead agency shall prepare an addendum to an 
adopted ND if (1) minor changes or additions are necessary but (2) none of the conditions 
described in the CEQA Guidelines (Section 15162) calling for the preparation of a 
subsequent ND have occurred. Exhibit 6 includes a description of the changes or additions 
that are necessary to the ND and a discussion of why none of the conditions described in 
the CEQA Guidelines exist, which require the preparation of an EIR or subsequent ND.   
 
Therefore, based on the information provided above and in light of the whole record, there 
is no substantial evidence to warrant the preparation of an EIR or subsequent ND and the 
addendum to the ND (Exhibit 6) reflects the County’s independent judgment and analysis. 
 
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 that evaluates the project’s 
consistency with the policies of the General Plan is included as Exhibit 5 of this Staff 
Report. 
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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), outdoor 
events are allowed in the OS zone district with the granting of a CUP. Upon the granting 
of the Modified CUP, the proposed project will comply with the requirements of the 
Ventura County NCZO. 
 
The proposed project includes the expansion and continued operation of an outdoor 
events facility 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 minimum 
No. The lot is a legal non-
conforming lot of 12.3 acres. 

Maximum Percentage of Building Coverage 5% 
Yes. Building coverage is 
3.89%. 

Front Setback 20 feet 
Yes. The front setback is 
approximately 500 feet. 

Side Setback 10 feet 
Yes. The side setback is 
approximately 40 feet. 

Rear Setback 15 feet 
Yes. The rear setback is 
approximately 35 feet. 

Maximum Building Height 

25 feet. Height may 
increase to 35 feet if 
each side yard is at least 
15 feet or as specified by 
permit. 

Yes. The height of all 
structures at the project site 
are less than 25 feet. 

 
The proposed project is subject to the special use standards of the Ventura County NCZO 
Section 8107-46. Table 2 lists the applicable special use standard and a description of 
whether the proposed project complies with the special use standards. 
 

Table 2 – Special Use Standards Consistency Analysis 
Special Use Standard Complies? 

Section 8107-46.2 – No Authorization for Installation of 
Permanent Structures, Equipment, or Impervious Surfaces  

The construction or installation of permanent structures, equipment 
or impervious surfaces shall not be authorized under this Sec. 
8107-46 in conjunction with an outdoor event use. 

Yes.  
 
The proposed project allows for 
the continued operation of an 
existing outdoor events facility. 
No permanent structures, 
equipment, or impervious 
surfaces related to use of the 
project site as an outdoor events 
facility are proposed with this 
project. The structures to be 
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Table 2 – Special Use Standards Consistency Analysis 

Special Use Standard Complies? 

legalized with this project include 
gazebos that are accessory to 
the use of the property as a 
single-family dwelling. 
  

Section 8107-46-4 – Conditionally Permitted Outdoor Events 

A Conditional Use Permit is required to authorize an outdoor event 
that is not exempt from permitting pursuant to, or does not meet all 
requirements set forth in, Sec. 8107- 46.1 or 8107-46.3. A 
Conditional Use Permit may authorize up to 60 outdoor events 
per calendar year on a lot during an initial term. If the initial term is 
completed, a Conditional Use Permit may be renewed through a 
permit modification to allow up to 90 events per calendar year on 
the lot during each subsequent term. A Conditional Use Permit 
shall have a 5-year initial term, or such shorter term as requested 
by the applicant. If the initial term is completed, a Conditional Use 
Permit may be renewed through permit modifications with 
subsequent terms of 10 years each, or such shorter terms as 
requested by the applicant. 

Yes.  
 
In 2008, the Planning Director 
granted CUP LU06-0101, 
authorizing use of the project 
site as a temporary events 
facility for a 5-year period. LU06-
0101 allowed for 60 events per 
year.  
  
In 2014, the Planning Director 
granted a modification to LU06-
0101 authorizing the continued 
use of the project site for a 
temporary events facility for a 
10-year period (Case No. PL13-
0103). PL13-0103 allowed for 60 
events per year.  
 
The proposed project is for the 
continued operation of the 
outdoor events facility and would 
allow for 90 events per year.  
 

Section 8107-46.5 – Processing and Consideration of 
Conditionally Permitted Outdoor Event Permit Applications 
 

(a) No application for a Conditional Use Permit pursuant to 
Sec. 8107-46.4 shall be accepted for processing if final 
violations (i.e., violations that were not timely appealed or 
were confirmed after timely appeal) have been issued for 
holding two or more outdoor events on the parcel within the 
previous 24 months without a Conditional Use Permit if 
required pursuant to Sec. 8107-46.4. 
 

(b) Applications for all Conditional Use Permits under Sec. 
8107-46.4, and applications for all discretionary 
modifications thereto, not involving legislative actions shall 
be processed in accordance with the time limits set forth in 
the Permit Streamlining Act (Gov. Code, § 65920 et seq.), 
regardless of whether or not the proposed outdoor event 
use constitutes “development” as defined by Government 
Code section 65927. Failure to comply with any time limit 
set forth in the Permit Streamlining Act shall not constitute 
a basis for the denial of any such permit application. 
 

Yes.  
 
(a) No violations exist on the 

project site.  
 

(b) The proposed project is 
being processed in 
accordance with the Permit 
Streamlining Act.  

 
(c) Yes. The proposed project is 

being processed in 
accordance with the permit 
approval standards set forth 
in the NCZO. The findings 
set forth in Sec. 8111-1.2 are 
provided below in Section E.  
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Table 2 – Special Use Standards Consistency Analysis 

Special Use Standard Complies? 

(c) The permit approval standards set forth in Sec. 8111-
1.2.1.1b (Permit Approval Standards for Outdoor Events 
and Assembly Uses) and, if applicable to the proposed 
project, additional standards set forth in Sec. 8111-1.2.1.2 
(Additional Standards for AE Zone), Sec. 8111-1.2.1.3 
(Compliance with Other Documents), Sec. 8111-1.2.1.4 
(Additional Standards for Overlay Zones), and Sec. 8111- 
1.2.1.7 (Additional Standards for Cultural Heritage Sites) 
shall be applied to all applications seeking a Conditional 
Use Permit pursuant to Sec. 8107-46.4 and applications for 
all discretionary modifications thereto. 

 
The proposed project is located within the Habitat Connectivity and Wildlife Corridors and 
Critical Wildlife Passage Areas Overlay Zones and, therefore, is subject to the standards 
of the Ventura County NCZO Sections 8109-4.8 and 8109-4.9. Table 3 lists the applicable 
overlay zone standards and a description of whether the proposed project complies with 
those standards. 
 

Table 3 – Habitat Connectivity and Wildlife Corridors and Critical Wildlife 
Passage Areas Overlay Zones Standard Consistency Analysis 

Special Use Standard Complies? 

Sec. 8109-4.8.2.4 – Existing Lighting; Standards and 
Requirements 

Standards related to lighting in the HCWC Overlay Zone.  

Yes. The proposed project is conditioned 
to ensure lighting at the project site is 
compliant with the standards set forth in 
Sec. 8109-4.8 (Exhibit 4, Condition No. 
20).   

Sec. 8109-4.8.3 – Applicability and Exemptions, 
Prohibitions, Wildlife Crossing Structures, Surface 
Water Features, Vegetation Modification, Wildlife 
Impermeable Fencing, Permitting 

Standards related to development within the HCWC 
Overlay Zone.  

Yes.  
 
The existing structures to be legalized by 
this project are each less than 120 square 
feet and therefore exempt from the 
standards of Sec. 8109-4.8.3.  

Sec. 8109-4.9.4.b – Discretionary Permit Applications 
and Approval Standards 

Development, including any resulting fuel modification 
required by Ventura County Fire Protection District 
(VCFPD) pursuant to VCPFD Ordinance 30, as may be 
amended, should comply with the following applicable 
development guidelines to the extent feasible: 

1. Development should be sited and conducted to 
minimize the removal and disturbance of biological 
resources, landscape features and undeveloped 
areas that have the potential to support functional 
connectivity and wildlife movement; 
 

Yes.  
 

1) The proposed development, 
including the legalization of 
existing structures which, are 
sited on previously disturbed 
areas of the project site. 
Additionally, no biological 
resources will be disturbed or 
removed as part of this project. 
 

2) Large contiguous portions of land 
are located to the north and south 
of the project site to allow for 
wildlife movement. 
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Table 3 – Habitat Connectivity and Wildlife Corridors and Critical Wildlife 

Passage Areas Overlay Zones Standard Consistency Analysis 
Special Use Standard Complies? 

2. Development should be sited and conducted to 
provide the largest possible contiguous 
undeveloped portion of land; and 
 

3. Wildlife impermeable fencing should be sited and 
designed to minimize potential impacts to wildlife 
movement. 

3) No wildlife impermeable fencing is 
proposed with this project.   

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

1. The proposed use is compliant with applicable provisions of the County’s 
General Plan and of Division 8, Chapter 1 of the Ventura County Ordinance 
Code [Section 8111-1.2.1.1b.a]. 

 
Based on the information and analysis presented in Exhibit 5 and Section D 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, of the 
Ventura Ordinance Code can be made.  
 

2. The proposed use can coexist in relative proximity, and is not expected to 
unduly interfere with, the existing land uses of the surrounding area [Section 
8111-1.2.1.1b.b]. 

 
The proposed project allows for the continued operation and expansion of Rancho 
de las Palmas, an outdoor event facility operating since 2008 with no documented 
complaints. The expansion includes operational changes that allow for additional 
events and expanded event hours. The project site is located in a rural farming 
area, near Moorpark, and surrounded by agricultural, animal husbandry, and low-
density housing uses. Most notably, Underwood Family Farms, a prominent local 
farm with a produce market, animal center, and event offerings (Fall Harvest 
Festival, Spring Easter Festival, and Weddings, etc.) is located immediately south 
of the project site. The project is conditioned to ensure compatibility with 
neighboring uses. These conditions of approval include event hour limits, traffic 
control plan, security requirements, a process for resolving complaints, and a 
process for resolving noise complaints (Exhibit 4, Condition Nos. 2, 17, 22, 24, 32).  
 
Based on the discussion above, this finding can be made.  
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3. The proposed use would not be detrimental to public health and safety 

[Section 8111-1.2.1.1b.c]. 
 

The project site is located in a moderate fire severity zone as designated by the 
Ventura County Fire Protection District (VCFPD). To limit risk from a fire, the 
VCFPD conditioned the project to require the Permittee to submit a Public Safety 
Plan and obtain fire permits (Exhibit 4, Condition Nos. 41, 44). For geologic 
hazards, the project site is not located in an earthquake fault hazard zone or 
liquefaction zone. For flood risks, most of the designated event areas are located 
outside of the 500-year flood plain. Finally, the proposed project is conditioned to 
require event security at all events with more than 75 attendees (Exhibit 4, 
Condition No. 24). 
 
Based on the discussion above, this finding can be made.  

 
4. The proposed development will occur on a legal lot [Section 8111-1.2.1.1f]. 

 
The project site, comprised of APNs 500-0-410-275 and 500-0-410-285 combined, 
is depicted as Parcel 2 in Book 26, Page 39 of the recorded Parcel Maps with the 
office of the County Recorder of Ventura, California.  
 
Based on the discussion above, this finding can be made.  
 

5. The proposed use is approved in accordance with the California 
Environmental Quality Act and all other applicable laws [Section 8111 
1.2.1.1b.e]. 
 
As discussed in Section B above, staff prepared an addendum to the adopted 2014 
ND (Exhibit 6) that complies with the California Environmental Quality Act.  
 
Based on the discussion above, this finding can be made.  
 

6.  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 project allows for the continued operation of Rancho de las Palmas.  
The designated event areas are sited on previously disturbed land and the 
continued operation of the facility will not adversely affect agricultural resources or 
operations in the area. Additionally, the CUP will be subject to a condition of 
approval to ensure the event areas are sufficiently buffered from surrounding 
agricultural properties (Exhibit 4, Condition No. 27).  
 
Based on the discussion above, this finding can be made.  
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7.  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 project will legalize accessory structures (six gazebos, each less 
than 120 square feet). These structures are sited on previously disturbed land and 
will not impact agricultural activities in the area.  
 
Based on the discussion above, this finding can be made.  
 

8. 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]. 

 
No land for agricultural production will be removed as part of this project.  
 
Based on the discussion above, this finding can be made.  

 
9.   Development within any overlay zone having specific development 

standards must comply with such standards [Section 8111-1.2.1.4 and 
Article 9]. 
 
As discussed in Section D above, the proposed project is compliant with the 
standards set forth in the Habitat Connectivity and Wildlife Corridors and Critical 
Wildlife Passage Areas Overlay Zones.  

 
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 Director hearing in 
accordance with the Government Code (Section 65091), Ventura County NCZO (Section 
8111-3.1). On March 1, 2024, the Planning Division mailed notice to owners of property 
within 2,500 feet of the property on which the project site is located. On March 1, 2024, 
the Planning Division placed a legal ad in the Ventura County Star. As of the date of this 
document, no comments have been received.  
 
The project site is located within the City of Moorpark Area of Interest. On November 3, 
2023, the County of Ventura Planning Division notified the City of Moorpark of the project 
and requested the City of Moorpark to provide written comment. On November 3, 2023, 
Doug Spondello, Moorpark’s Deputy Community Development Director, stated the City 
of Moorpark had no comment, provided the lighting, noise, and security conditions of 
approval from PL13-0103 were carried over to the new permit. These conditions of 
approval are included in Exhibit 4 as Condition Nos. 20, 22, and 24.   
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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 none of the conditions have occurred or exist as set forth in CEQA 

Guidelines Section 15162 to require the preparation of a subsequent ND or 
environmental impact report for the subject CUP, and that the addendum to the 
adopted ND (Exhibit 6) satisfies the environmental requirements of CEQA.  
 

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. APPROVE the application for a modified CUP (Case No. PL23-0100), subject to the 

conditions of approval (Exhibit 4). 
 
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 
AJ Bernhardt at (805) 654-3136 or AJ.Bernhardt@ventura.org. 
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Prepared by: Reviewed by: 
 
 
   
              
AJ Bernhardt, Case Planner Susan Curtis, Assistant Director 
Commercial/Industrial Permits Section Ventura County Planning Division  
Ventura County Planning Division  
 
 
EXHIBITS  

Exhibit 2 Maps  
Exhibit 3 Site Plans 
Exhibit 4 Conditions of Approval 
Exhibit 5 Consistency with the General Plan  
Exhibit 6 Addendum to the Adopted 2014 Negative Declaration 
Exhibit 7 Negative Declaration for CUP PL13-0103 (Adopted 2014) 
Exhibit 8 Negative Declaration for CUP LU06-0101 (Adopted 2008) 
Exhibit 9 Events Report Form 
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Conditions for CUP LU06-0101, Minor 
Modification PL23-0100 

Permittee: Sunset Valley Ranch, LLC 

Date of Public Hearing: March 14, 2024 Location: 3530/3566 Sunset Valley Road 
Date of Approval: TBD Page 1 of 31 

CONDITIONS OF APPROVAL FOR RANCHO DE LAS PALAMS  

CONDITIONAL USE PERMIT LU06-0101 (CUP) AS MODIFIED BY MINOR 

MODIFICATION CASE NO. PL13-0103 AND MINOR MODIFICATION CASE NO. 

PL23-0100 

THESE CONDITIONS SUPERSCEDE ALL PREVIOUSLY APPROVED CONDITIONS 

OF APPROVAL FOR CUP LU06-0101 AND PL13-0103 

Planning Division Conditions 

1. Project Description

This Minor Modification to CUP PL13-0103 (Case No. PL23-0100) is based on and limited 
to compliance with the project description stated in this condition below, Exhibits 2 
through 9 of the Planning Director hearing on March 14, 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: 

Minor Modification to CUP PL13-0103 for the expansion and continued operation of the 
Rancho de las Palmas outdoor event facility for a 10-year period. The term attendees, as 
used below, is defined in Sec. 8107-46.1 of the NCZO and includes guests, staff, vendors, 
and any other person in attendance.  

The expansion includes: 

1) Increasing the number of events per year from 60 to 90;

2) Increasing the number of “Large Events” per year from 4 to 8;

3) Extending the event hours of all events by one hour; and

4) Legalization of six existing gazebos, totaling 680 square feet. Each gazebo is less
than 120 square feet and less than 25 feet in height.

The operation includes: 

County of Ventura 
Planning Director Hearing 

Case No. PL23-0100 
Exhibit 4 – Conditions of Approval 
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Regular Events (82 days per year):  
 
Regular Events shall be capped at 252 attendees and utilize “Area A” as shown in the 
site plans attached as Exhibit 3 of the Planning Director Hearing Staff Report. Temporary 
lights and music will be used solely during the event hours specified below.  
 
Weekday events shall be limited to the hours of 3:00pm to 12:00am. Setup shall occur no 
earlier than 1:00pm on the day of the event. The event shall end promptly at 12:00am. 
Guests shall be off the project site by 12:30am. Vendors and temporary structures 
associated with the event shall be off the project site by 1:00am. After the 56th weekday 
event of the year, all remaining weekday events shall begin no later than 4:00pm.  
 
Weekend events shall be limited to the hours of 10:00am to 12:00am. Setup shall occur 
no earlier than 8:00am on the day of the event. The event shall end promptly at 12:00am. 
Guests shall be off the project site by 12:30am. Vendors and temporary structures 
associated with the event shall be off the project site by 1:00am.  

 
Large Events (8 days per year): 

 
Large Events shall be capped at 947 attendees and utilize “Area B” as shown in the site 
plans attached as Exhibit 3 of the Planning Director Hearing Staff Report. Large Events 
shall be limited to weekends only. Large Events shall be limited to the hours of 10:00am 
to 12:00am. Setup shall occur no earlier than 8:00am on the day of the event. The event 
shall end promptly at 12:00am. Guests shall be off the project site by 12:30am. Vendors 
and temporary structures associated with the event shall be off the project site by 1:00am. 
Temporary lights and music will be used solely during event hours.  

 
Parking: 

 
The primary parking area, used for both Regular and Large Events, includes 125 paved 
parking spaces as shown in the site plans attached as Exhibit 3 of the Planning Director 
Hearing Staff Report. The parking area for Large Events is expanded to include 316 
temporary, unpaved parking spaces located in an existing equestrian riding area (see 
“Area B” of the site plans in Exhibit 3 of the Planning Director Hearing Staff Report). Other 
than temporary parking for Large Events, this area will continue to be utilized for 
equestrian purposes. No off-site parking is permitted.  

 
Circulation: 

 
For all events, event staff shall direct guests from Sunset Valley Road to the designated 
on-site parking area. For Large Events, attendees shall enter the project site through the 
southernly entrance (Cassar Lane) and exit through the northernly entrance (Ranch de 
las Palmas) to prevent the queuing of vehicles on Sunset Valley Road. Temporary fencing 



Conditions for CUP LU06-0101, Minor 
Modification PL23-0100 

Permittee: Sunset Valley Ranch, LLC 

Date of Public Hearing: March 14, 2024 Location: 3530/3566 Sunset Valley Road 
Date of Approval: TBD Page 3 of 31 

   

 

shall be used, as necessary, to facilitate traffic flow. Speed limits and watering shall be 
used, as necessary, to suppress dust.  

 
Food and Beverage:  

 
Food and beverage services shall be provided by self-sufficient, licensed catering 
providers (including a permit to operate from the Ventura County Health Division). All food 
for the events shall be prepared offsite and transported to the site for each event. Dishes, 
flatware, and glassware shall be provided by a catering or rental company.  

 
Other: 

 
Water is supplied to the project site by the Camrosa Water District. A septic system is 
used for sewage disposal. All events are serviced by portable restrooms which are 
maintained regularly by an outside vendor. The project site is accessed by a private 
driveway from Sunset Valley Road. No physical changes, including construction and 
grading, are proposed with this project.  
 
2. Days and Hours of Operation 
 

Purpose: To ensure the use is compatible with surrounding land uses, the days and 
hours of operation shall be limited.  
 
Requirement: Events shall be limited to:  
 
Regular Events: Weekdays: 

Event Hours: Guests Must Leave By: 
Set-Up and Clean-Up Activities  

(Day of the Event): 

3:00pm-12:00am 12:30am 
Set-Up: No earlier than 1:00pm 
Clean-Up: No later than 1:00am 

 
Regular and Large Events: Weekends: 

Event Hours: Guests Must Leave By: Set-Up and Clean-Up Activities: 

10:00am-12:00am 12:30am 
Set-Up: No earlier than 8:00am 
Clean-Up: No later than 1:00am 

 
The Permittee shall post the hours of operation in an obvious location that can be seen 
by attendees, vendors, and others associated with the use. The signage must be made 
of weatherproof and permanent material and comply with Article 10 of the Ventura County 
Non-Coastal Zoning Ordinance (NCZO).  
 
Documentation: The Permittee shall provide the Planning Division with photographic 
documentation that the hours of operation have been posted as required pursuant to this 
condition.   
 



Conditions for CUP LU06-0101, Minor 
Modification PL23-0100 

Permittee: Sunset Valley Ranch, LLC 

Date of Public Hearing: March 14, 2024 Location: 3530/3566 Sunset Valley Road 
Date of Approval: TBD Page 4 of 31 

   

 

Timing: The Permittee shall post the hours of operation prior to the issuance of Zoning 
Clearance for use inauguration and the Permittee shall maintain the posted hours of 
operation for the life of the permit.  
 
Monitoring and Reporting: The Planning Division has the authority to conduct periodic 
site inspections to ensure the Permittee’s ongoing compliance with this condition 
consistent with the requirements of § 8114-3 of the Ventura County NCZO. 
 
3. Site Maintenance 

Purpose: To ensure that the Project site is maintained in a neat and orderly manner so 
as not to create any hazardous conditions or unsightly conditions which are visible from 
outside of the Project site. 
 
Requirement: The Permittee shall maintain the Project site in a neat and orderly manner, 
and in compliance with the Project description set forth in Condition No. 1. Only equipment 
and/or materials which the Planning Director determines to substantially comply with the 
Project description shall be stored within the Project site during the life of the Project.   
 
Documentation: The Permittee shall maintain the Project site in compliance with 
Condition No. 1 and the approved plans for the Project.   
 
Timing: The Permittee shall maintain the Project site in a neat and orderly manner and 
in compliance with Condition No. 1 throughout the life of the Project. 
 
Monitoring and Reporting: The County Building Inspector, Public Works Agency 
Grading Inspector, Fire Marshall, and/or Planning Division staff have the authority to 
conduct periodic site inspections to ensure the Permittee’s ongoing compliance with this 
condition consistent with the requirements of § 8114-3 of the Ventura County NCZO. 
 
Monitoring and Reporting: The County Building Inspector, Public Works Agency 
Grading Inspector, Fire Marshall, and/or Planning Division staff has the authority to 
conduct periodic site inspections to ensure the Permittee’s ongoing compliance with this 
condition consistent with the requirements of § 8114-3 of the Ventura County Non-Coastal 
Zoning Ordinance. 
 
4. CUP Modification 

Prior to undertaking any operational or construction-related activity which is not expressly 
described in these conditions, the Permittee shall first contact the Planning Director to 
determine if the proposed activity requires a modification of this CUP. The Planning 
Director may, at the Planning Director’s sole discretion, require the Permittee to file a 
written and/or mapped description of the proposed activity in order to determine if a CUP 
modification is required. If a CUP modification is required, the modification shall be 
subject to: 
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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. 
 

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

 
5. 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 
NCZO (Article 14), which shall include, but is not limited to, the following: 
 

• Public reporting of violations to the Planning Commission and/or Board of 
Supervisors 
 

• Suspension of the permitted land uses (Condition No. 1) 
 

• Modification of the CUP conditions listed herein  
 

• Recordation of a “Notice of Noncompliance” on the deed to the subject property 
 

• The imposition of civil administrative penalties 
 

• 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. 
 
6. 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/date on which 
the Planning Director rendered the decision on the Project, or when any 
appeals of the decision are finally resolved. Once the approval decision 
becomes effective, the Permittee must obtain a Zoning Clearance for use 
inauguration in order to initiate the land uses set forth in Condition No. 1. 
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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 (Ventura County 
Non-Coastal Zoning Ordinance § 8111-4.7). 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 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 _________. The lack 

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

1. The Permittee has filed a permit modification application pursuant to § 
8111-6 of the Ventura County Non-Coastal Zoning Ordinance prior to 
__________. 
 

2. The County decision-maker grants the requested modification.  
 

The uses authorized by this CUP may continue during processing of a timely-filed 
modification application in accordance with § 8111-2.10 of the Ventura County NCZO.  
 
7. 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.  
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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 or as dictated by the respective 
agency.   
 
Monitoring and Reporting: The Planning Division maintains the documentation 
provided by the Permittee in the respective Project file. In the event that the federal, state, 
or local government regulatory agency prepares new documentation due to changes in 
the Project or the other agency’s requirements, the Permittee shall submit the new 
documentation within 30 days of receipt of the documentation from the other agency.  
 
8. 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 § 8114-3 of the Ventura County NCZO. 
 
9. 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. 
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Documentation: Recorded “Notice of Land Use Entitlement” form and conditions of this 
CUP. 
 
Timing: The Permittee shall record the “Notice of Land use Entitlement” form and 
conditions of this CUP, prior to issuance of a Zoning Clearance for use inauguration. 
 
Monitoring and Reporting: The Permittee shall return a copy of the recorded “Notice of 
Land Use Entitlement” form and conditions of this CUP to Planning Division staff to be 
included in the Project file. 
 
10. Financial Responsibility for Compliance Monitoring and Enforcement 
 

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

 

b. Pursuant to the requirements of CUP Case No. LU06-0101, the Resource 
Management Agency created Condition Compliance Case No. CC08-0033 to 
account for the costs associated with condition compliance review, monitoring, 
and enforcement activities, and any duly imposed civil administrative penalties, 
regarding CUP Case No. LU06-0101. The Planning Division will continue to 
use Condition Compliance Case No. CC08-0033 to account for the costs 
associated with condition compliance review, monitoring, and enforcement 
activities described in subsection 10.a (above), and any duly imposed civil 
administrative penalties regarding this CUP. 
 
Within 10 calendar days of the effective date of the final decision approving this 
CUP, the Permittee shall submit a new, updated, and completed 
reimbursement agreement for Condition Compliance Case No. CC08-0033, 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. 
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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. 

 

d. Inspections:  The Permittee, in accepting this Conditional Use Permit, grants 
permission for County Staff to make unannounced inspections of all, or any, 
events for condition compliance purposes. 

 
11. 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 
(12.a) above, regardless of how a court apportions any such Liabilities as 
between the Permittee, the County, and/or third parties. 

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

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

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

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

 
12. Permittee’s Consent to Site Inspections 
 
Pursuant to the Ventura County Non-Coastal Zoning Ordinance (§ 8114-3.5), the 
Planning Division conducts periodic site inspections of permitted facilities and land uses 
to monitor compliance with the conditions of County-issued permits and the County 
zoning ordinance. The Permittee hereby consents to the inspection of all property, 
facilities, operations, and events comprising the Project that is subject of this CUP. 
Inspections may occur at any time the Planning Division deems necessary to fully and 
effectively monitor the Project, including nights or weekends. For example, if the permit 
authorizes events on weekend nights, the Permittee authorizes the Planning Division to 
conduct site inspections during such events to monitor compliance with event-related 
permit conditions. Upon the Planning Division’s provision of reasonable notice, the 
Permittee agrees to provide Planning Division staff access to conduct the above-
described inspections for the sole and exclusive purpose of monitoring compliance with 
this permit and the County zoning ordinance. 
 
13. Invalidation of Condition(s) 

If any of the conditions or limitations of this CUP are held to be invalid in whole or in part 
by a court of competent jurisdiction, that holding shall not invalidate any of the remaining 
CUP conditions or limitations. In the event that any condition imposing a fee, exaction, 
dedication, or other mitigation measure is challenged by the Permittee in an action filed 
in a court of competent jurisdiction, or threatened to be filed therein, the Permittee shall 
be required to fully comply with this CUP, including without limitation, by remitting the fee, 
exaction, dedication, and/or by otherwise performing all mitigation measures being 
challenged. This CUP shall continue in full force unless, until, and only to the extent 
invalidated by a final, binding judgment issued in such action.  
 
If a court of competent jurisdiction invalidates any condition in whole or in part, and the 
invalidation would change the findings and/or the mitigation measures associated with 
the approval of this CUP, at the discretion of the Planning Director, the Planning Director 
may review the project and impose substitute feasible conditions/mitigation measures to 
adequately address the subject matter of the invalidated condition. The Planning Director 
shall make the determination of adequacy. If the Planning Director cannot identify 
substitute feasible conditions/mitigation measures to replace the invalidated condition 
and cannot identify overriding considerations for the significant impacts that are not 
mitigated to a level of insignificance as a result of the invalidation of the condition, then 
this CUP may be revoked. 
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14. Consultant Review of Information and Consultant Work 

The County and all other County permitting agencies for the Project have the option of 
referring any and all special studies that these conditions require to an independent and 
qualified consultant for review and evaluation of issues beyond the expertise or resources 
of County staff. 
 
Prior to the County engaging any independent consultants or contractors pursuant to the 
conditions of this CUP, the County shall confer in writing with the Permittee regarding the 
necessary work to be contracted, as well as the estimated costs of such work. Whenever 
feasible, the County will use the lowest responsible bidder or proposer. Any decisions 
made by County staff in reliance on consultant or contractor work may be appealed 
pursuant to the appeal procedures contained in the Ventura County Zoning Ordinance 
Code then in effect. 
 
The Permittee may hire private consultants to conduct work required by the County, but 
only if the consultant and the consultant’s proposed scope-of-work are first reviewed and 
approved by the County. The County retains the right to hire its own consultants to 
evaluate any work that the Permittee or a contractor of the Permittee undertakes. In 
accordance with Condition No. 12 above, if the County hires a consultant to review any 
work undertaken by the Permittee or hires a consultant to review the work undertaken by 
a contractor of the Permittee, the hiring of the consultant will be at the Permittee’s 
expense. 
 
15. Relationship of CUP Conditions, Laws, and Other Entitlements 

The Permittee shall implement the Project in compliance with all applicable requirements 
and enactments of federal, state, and local authorities. In the event of conflict between 
various requirements, the more restrictive requirements shall apply. In the event the 
Planning Director determines that any CUP condition contained herein is in conflict with 
any other CUP condition contained herein, when principles of law do not provide to the 
contrary, the CUP condition most protective of public health and safety and environmental 
resources shall prevail to the extent feasible.  
 
No condition of this CUP for uses allowed by the Ventura County Ordinance Code shall 
be interpreted as permitting or requiring any violation of law, lawful rules, or regulations, 
or orders of an authorized governmental agency. Neither the approval of this CUP nor 
compliance with the conditions of this CUP shall relieve the Permittee from any 
responsibility otherwise imposed by law for damage to persons or property. 
 
16. Contact Person 

Purpose: To designate a person responsible for responding to complaints.   
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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. The designated contact person shall be available, via telecommunication, 24 hours 
a day. 
 
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 § 8114-3 
of the Ventura County Non-Coastal Zoning Ordinance.  
 
17. Resolution of Complaints 

The following process shall be used to resolve complaints related to the Project:  
 

a. The Permittee shall post the telephone number for the designated Contact 
Person as identified pursuant to Condition No. 18 on the site in a visible location 
to the public. The Contact Person shall be available via telephone on a 24-hour 
basis.  Persons with concerns about a use as it is occurring may directly contact 
the Contact Person. 
 

b. If County staff receives a written complaint about the Project, Planning Division 
staff may contact the Permittee’s Contact Person or the Permittee to request 
information regarding the alleged violation. 
 

c. If following a complaint investigation by County staff, a violation of the Ventura 
County Code or a condition of this CUP is confirmed, County staff may initiate 
enforcement actions pursuant to § 8114-3 of the Non-Coastal Zoning Ordinance. 

 

18. Change of Permittee 

Purpose: To ensure that the Planning Division is properly and promptly notified of any 
change of Permittee.   
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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 final notice once the transfer of 
ownership and/or operational control has occurred.   
 
Documentation: The initial notice must be submitted with the new Permittee’s contact 
information. The final notice of transfer must include the effective date and time of the 
transfer and a letter signed by the new Property Owner(s), lessee(s), and/or operator(s) 
of the permitted uses acknowledging and agreeing to comply with all conditions of this 
CUP.   
 
Timing: The Permittee shall provide written notice to the Planning Director 10 calendar 
days prior to the change of ownership or change of Permittee. The Permittee shall provide 
the final notice to the Planning Director within 15 calendar days of the effective date of 
the transfer.   
 
Monitoring and Reporting: The Planning Division maintains notices submitted by the 
Permittee in the Project file and has the authority to periodically confirm the information 
consistent with the requirements of § 8114-3 of the NCZO. 
 
19. Landscaping and Screening 

Purpose: To comply with the County’s landscaping and screening requirements.  
 
Requirement: The existing landscaping and screening that serves the following functions 
shall be maintained throughout the life of the project.  
 

a. Screens undesirable views, incompatible land uses, and uses in natural 
settings. The existing landscaping and screening shall be maintained to 
screen the parking area and Project from adjacent agricultural and residential 
uses.  
 

b. Ensures compatibility with community character. The existing landscaping 
and screening shall be maintained to visually integrate the Project with the 
character of the surrounding community.  

 
c. Shades and improves the aesthetics of the paved areas used by the public 

and employees. 
 

The existing landscaping shall be maintained using water efficiently, in accordance with 
the water efficiency requirements of the California Department of Water Resources Model 
Water Efficient Landscape Ordinance, and shall achieve the following objectives:  
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a. Uses available non-potable sources of water. The landscaping must integrate 
the harvesting and/or use of alternative, non-potable sources of water, 
including storm water, reclaimed water, and gray water, where feasible.  
 

b. Protection of Solar Access. The Permittee shall maintain landscaping to avoid 
the introduction of vegetation that would now or in the future cast substantial 
shadow on existing solar collectors or photovoltaic cells or impair the function 
of a nearby building using passive solar heat collection. 

 
c. Create viable growing environments. The landscape must be maintained to 

address the needs of the plants to ensure their health, long-term viability, and 
protection.  

 
d. Species diversity. The landscape must maintain the variety of plant species, 

heights, colors, and textures, as appropriate for the size of the landscape.  
 
Documentation: The Permittee shall submit a landscape and screening plan, 
documenting the existing landscaping and irrigation methods, to the Planning Division for 
review and approval. 
 
Timing: The Permittee shall obtain the Planning Division’s approval of the landscape and 
screening plan prior to the issuance of a Zoning Clearance for use inauguration. The 
Permittee shall maintain the landscape and screening as approved in the landscape and 
screening plan for the life of the Project. 
 
Monitoring and Reporting:  The Planning Division maintains a stamped copy of the 
landscape and screening plan in the project file. The Permittee shall ensure that the 
landscape is maintained according to the approved plan. Monitoring and enforcement 
shall occur according to the procedures set forth in § 8106.8.2.8 and § 8114-3 of the 
Ventura County Non-Coastal Zoning Ordinance.  
 

20. Lighting Plan 

Purpose: To ensure lighting on the subject property is provided in compliance with §§ 
8106-8.6, 8108-5.12, and 8109-4.8 of the Ventura County Non-Coastal Zoning Ordinance 
and to ensure the following objectives are met.  
 

a. Avoids interference with reasonable use of adjoining properties.  
 

b. Minimizes on-site and eliminates off-site glare. 
 

c. Provides adequate on-site lighting for security.  
 

d. Minimizes impacts to wildlife movement. 
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e. Minimizes energy consumption.   
 

f. Includes devices that are compatible with the design of the permitted facility.  
 
Requirement: The Permittee shall submit a lighting plan to the Planning Division for 
review and approval. The lighting plan must comply with the following:  
 

a. The lighting plan shall include each exterior light fixture type and include the 
lighting color and maximum lumens for each fixture. 
 

b. In order to minimize light and glare on the Project Site, all parking lot lighting, 
exterior structure light fixtures, and freestanding light standards must be a 
cut-off type, fully shielded, and downward directed, such that the lighting is 
projected downward onto the property and does not cast light on any adjacent 
property or roadway.  

 
c. Light emanation shall be controlled so as not to produce excessive levels of 

glare or abnormal light levels directed at any neighboring uses. Lighting shall 
be kept to a minimum to maintain the normal night-time light levels in the 
area, but not inhibit adequate and safe working light levels. 

 
d. All outdoor lighting shall be designed according to the design standards set 

forth in § 8109-4.8 of the Ventura County Non-Coastal Zoning Ordinance to 
minimize impacts of light on wildlife movement.  

 
Documentation: The Permittee shall submit a lighting plan to the Planning Division for 
review and approval.  
   
Timing: The Permittee shall obtain the Planning Division’s approval of the lighting plan 
prior to the issuance of a Zoning Clearance for use inauguration. The Permittee shall 
maintain the lighting as approved in the lighting plan for the life of the Project. 

 
Monitoring and Reporting: The Planning Division maintains a stamped copy of the 
lighting plan in the project file. The Permittee shall ensure that the lighting is installed and 
maintained according to the approved plan. The Building and Safety Inspector and 
Planning Division staff have the authority to ensure that the lighting plan is installed 
according to the approved lighting plan. Planning Division staff has the authority to 
conduct periodic site inspections to ensure ongoing compliance with this condition 
consistent with the requirements of § 8114-3 of the Ventura County Non-Coastal Zoning 
Ordinance.  
 
21. Events Report 
 

Purpose: To ensure the Permittee conducts events in compliance with the requirements 
of this CUP.  
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Requirement: The Permittee shall maintain an Events Report, on a form that the 
Planning Division will provide to the Permittee, in order to record the following for each 
event:  
 

a. A brief description of the type of event (e.g., wedding event) 
 

b. The scheduled date and hours of the event 
 

c. The number of attendees 
 

d. If a temporary event involves greater than 75 attendees, the number of security 
guards provided at the event as required pursuant to Condition No. 27 

 
e. Whether noise complaints were received and resolved as required pursuant to 

Condition No. 25 
 

f. Whether the service operator was determined to have the appropriate license for 
service of alcohol pursuant to Condition No. 26 

 
Documentation: The Permittee shall complete and maintain the Events Report form 
provided by the Planning Division.  
 
Timing: The Permittee must submit the Events Report form to the Planning Division:  
annually on or before February 1; within 24 hours of receiving a request from the Planning 
Director to submit the form; and with an application for CUP renewal. The Events Report 
may be submitted to the Planning Division’s Condition Compliance Division by email 
condition.compliance@ventura.org. 
 
Monitoring and Reporting: The Planning Division reviews and maintains in the Project 
file, the Events Report forms. If the Events Report forms indicate that events were 
conducted in violation of the conditions of this CUP, the Planning Division has the 
authority to implement enforcement actions consistent with the regulations of Article 14 
of the Ventura County Non-Coastal Zoning Ordinance. 
 
22. Resolution of Noise Complaints at Events 
 

Purpose: In order to comply with General Plan Policy HAZ-9.2.(4) Noise Compatibility 
Standards, resolve noise complaints during events, and minimize noise related impacts. 
 
Requirement: The use of noise generating equipment, including speakers, amplifiers, 
public address systems, and instruments, shall be shut off by 12:00am. The Permittee 
shall provide the Planning Director and all residents within 300 feet of the parcel 
boundary, with the name, title, address, and phone number of the Permittee, or 

mailto:condition.compliance@ventura.org
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Permittee's designee, who will be responsible for ensuring condition and code compliance 
during events at the project site.  
 
The Permittee, or the Permittee's designee, must use the following process to resolve 
noise complaints received during all events: 
 

a. Immediately investigate the complaint and take the following actions (as 
applicable) to abate the noise complaint: 
 

(1) Ensure noise generating equipment, including speakers, amplifiers, 
public address systems, and instruments comply with the following:  
 
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:  
 

• 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. 

• 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. 

• 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. 
 

(2) If outdoor noise levels cannot adhere to the standard described above, 
the Permittee shall discontinue the use of noise generating equipment.  

  
b. Report back to the complaining party by telephone about the findings of the 

investigation and the abatement actions taken, if any, as soon as possible, 
but no later than 15 minutes after receiving the complaint, unless otherwise 
agreed to by the complainant.   

 

c. Provide written notification to the Planning Director of the complaint, within 
10 days of receiving a noise complaint.  The notice shall indicate: (1) the date 
and time of the complaint(s); (2) a description of the complaint; and (3) the 
name, address, and phone number of the complainant(s). 

 
The Permittee shall take all reasonable actions to prevent noise from adversely affecting 
nearby residents. If the problem persists, the Planning Director may initiate actions to 
prevent further complaints, including, but not limited to, the use of a noise consultant, at 
the Permittee's expense, to monitor the event noise and implement measures to achieve 
compliance with the maximum noise levels. If the Permittee’s actions fail to curtail noise 
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complaints, the Planning Director may modify this CUP to disallow event activities that 
adversely affect nearby sensitive receptors.  
 
Documentation: The Permittee must maintain current contact information for the 
Permittee or Permittee’s designee and supply the current contact information to the 
County Planning Division. The Permittee must also update the Events Report with all 
noise complaints. 
 
Timing: Prior to the issuance of a Zoning Clearance for use inauguration, and annually 
on February 1st thereafter, the Permittee shall provide the Planning Division updated 
contact information for the individual who will be responsible for ensuring condition and 
code compliance during events at the Project site. The Permittee, or Permittee’s 
designee, shall be available for contact during events.  If the contact information should 
change prior to the mandatory annual update, the Permittee shall provide the residents 
and Planning Director with the new information prior to the next event. The Permittee shall 
notify the Planning Director in writing within 10 days of receiving a noise complaint.   
 
For all noise complaints, the Permittee shall notify the Planning Division by email at 
condition.compliance@ventura.org within 10 days of receiving a noise complaint. The 
notice shall indicate the date and time of the complaint(s), as well as the name, address, 
and phone number of the complaining party.  
 
Monitoring and Reporting: The Planning Division maintains the Permittee’s, or 
Permittee’s designee’s, contact information in the Project file. The Permittee shall provide 
the Planning Division notice of any complaints associated with the events to be 
maintained in the Project file. In the event that complaints go on unabated, the Planning 
Director has the authority to review any complaints received by the Planning Division to 
determine whether this CUP should be modified or revoked. The Planning Division has 
the authority to conduct site inspections and take enforcement actions to ensure that the 
Permittee conducts the events in compliance with this condition, consistent with the 
requirements of § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance.  
 
23. Alcohol License 
 
Purpose: The purpose of this condition is to ensure that the food service operator 
(caterer) possesses a valid license to serve alcohol at the events that are authorized 
pursuant to this CUP. 
 
Requirement: If the events authorized by this CUP will involve the sale or distribution of 
alcohol, the Permittee shall ensure that the caterer possesses the appropriate license to 
serve alcohol.  
 
Documentation: All contracts between the Permittee and the caterer for an event that 
will involve the sale or distribution of alcohol, must include a requirement that the caterer 
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possess, and be able to provide evidence of, the appropriate license to serve alcohol at 
the event that is the subject of the contract.   
 
Timing: Within 24 hours of a request from the Planning Director, the Permittee shall 
provide the Planning Division a copy of the (1) contract between the Permittee and the 
caterer and/or (2) caterer’s license to serve alcohol. 
 
Monitoring and Reporting:  The Planning Division has the discretion to request a copy 
of the contract between the Permittee and the caterer, and/or the caterer’s license to 
serve alcohol, for review.  If the Planning Division finds that the caterer does not possess 
a valid license to serve alcohol, the Planning Division has the authority to implement 
enforcement actions consistent with the regulations of Article 14 of the NCZO. 
 
24. Security 
 

Purpose: The purpose of this condition is to ensure that the Permittee provides adequate 
security at the events that are authorized pursuant to this CUP. 
 
Requirement: If an event involves greater than 75 attendees, the Permittee shall provide 
security guard(s) in sufficient number to ensure on-site security. 
 
Documentation: As required pursuant to Condition No. 24, the Permittee shall complete 
and maintain an Events Report, on a form provided by the Planning Division, which 
includes the number of security guards provided at each temporary event that involves 
greater than 75 attendees.  

 
The Permittee shall complete and maintain the Events Report and submit the Events 
Report to the Planning Division at any time upon the written request of the Planning 
Director and with an application for CUP renewal pursuant to Condition No. 24. 
 
Timing: The Permittee must submit the Events Report form to the Planning Division 
within 24 hours of receiving a request from the Planning Director to submit the form and 
with an application for CUP renewal. 
 
Monitoring and Reporting: The Planning Division reviews and maintains in the Project 
file, the Events Report forms. If the Events Report forms indicate that the events were 
conducted in violation of the conditions of this CUP, the Planning Division has the 
authority to implement enforcement actions consistent with the regulations of Article 14 
of the Ventura County Non-Coastal Zoning Ordinance. 
 
25. Reporting Events to Sheriff’s Department 
 

If the number of attendees exceeds 200 persons, the Permittee shall report the event to 
the Ventura County Sheriff Department (East County Patrol Station – Community 
Resource Sergeant) one week in advance of scheduled arrival of guests. The current 
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contact as of the date of these Conditions of Approval to report this information is Sgt. 
Damian Alvarez or the Community Resource Sergeant, at (805) 371-8377. 
 
Agricultural Commissioner’s Office (ACO) Conditions 
 
26. Notification and Response Plan 
 

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

• 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 project uses 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 Notice and Response Plan for AWM’s review 
approval, prior to the issuance of a Zoning Clearance for use inauguration. The Permittee 
shall provide notice to the 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. 
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27. Agricultural Buffer 
 

Purpose: In order to minimize potential conflicts between a non-agricultural event use 
and adjacent agricultural operations, the Permittee shall provide a buffer between the 
non-agricultural event use and the adjacent agricultural operations for all events. 
 
Requirement: The Permittee shall provide a minimum of 50 feet buffer area between the 
event areas and the common lot boundary lines of agricultural areas to the east, south, 
and west. 
 
Documentation: The Permittee shall submit a site plan to the Agricultural Commissioner, 
for approval, that indicates all event areas are at least 50 feet from the common lot 
boundary lines of agricultural areas to the east, south, and west. 
 
Timing: The Permittee shall obtain the Agricultural Commissioner’s approval of the site 
plan prior to the issuance of a Zoning Clearance for use inauguration. The Permittee shall 
maintain the buffer as approved in the site plan for the life of the Project. 
 
Monitoring and Reporting: In accordance with the NCZO, the Planning Division will 
periodically review the operation of the permitted facility for compliance with the terms 
and conditions of the conditional use permit. The Planning Division has the authority to 
initiate enforcement actions if a lack of compliance is identified through public complaints 
or discovered during required periodic review. 
 
Environmental Health Division (EHD) 
 

28. Food Service Providers at Private Events 
 

Purpose: To ensure all food provided to the public is safe and prepared under sanitary 
conditions. 
 
Requirement: All food service providers shall have a valid permit to operate issued by 
the EHD, or other health authority with jurisdiction. Food service providers must provide 
their own food service equipment and conduct all necessary onsite food preparation in a 
self-sufficient fashion, including, but not limited to, hot and cold food holding equipment 
and beverage service equipment. Every employee in a catering business must be trained 
in food safety related to their assigned task(s). 
 
Documentation: The Permittee is prohibited from offering food services, including but 
not limited to providing food preparation or food storage equipment, and allowing use of 
their residence for food preparation, cooking, food and utensil storage, and utensil 
washing. 
 
Timing: The above requirements and prohibitions apply anytime a private event involving 
food service occurs on the subject property.  
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29. Portable Toilets at Events 
 

Purpose: To ensure the public is provided with toilet facilities which are clean and 
sanitary, and to prevent a public health concern. To ensure septage from portable toilets 
is disposed of in accordance with California Health and Safety Code sections 117400-
117450. 
 
Requirement: Sanitary facilities, consisting of an adequate number of toilets and hand 
washing facilities with potable water from an approved source shall be available to guests, 
caterers, and/or vendors during outdoor temporary/recreational events. Septage from 
portable toilets must be removed by an EHD permitted chemical pumper truck and must 
be properly disposed of at an approved septage disposal site. 
 
Timing: These requirements apply anytime a private event involving portable toilets 
occurs on the subject property. 
 
Monitoring: EHD staff ensures chemical pumper truck companies are under permit and 
that septage from portable toilets is properly disposed of at an approved septage disposal 
site. 
 
30. General Vector Control – Animal Waste, Food Waste, and Mosquito Breeding 
 

Purpose: To ensure site does not contribute to the harborage and/or breeding of potential 
vectors of disease and does not 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 onsite, 
including any stormwater management structures, so it will not create mosquito breeding 
sources. Manage food wastes to prevent harborage of birds, rodents, and insects. 
Manage standing water onsite 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: 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. 

Roads and Transportation Division 
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31. Traffic Mitigation Fee 

Purpose: To address the cumulative adverse impacts of traffic on the Regional Road 
Network, Traffic Impact Mitigation Fee (TIMF) Ordinance 4246 and the Ventura County 
General Plan Circulation, Transportation and Mobility Element Policies CTM Policies 1.1, 
1.2, 1.3, 1.4, 1.5, 1.6 and 1.7 require a Traffic Impact Mitigation Fee (TIMF). 
 
Requirement: Permittee shall deposit a new TIMF. The TIMF due to the City of Moorpark 
cannot be determined; therefore, the Permittee shall contact the City Moorpark and pay 
the TIMF. 
 
Documentation: Because the Permittee is paying the City directly for the City’s TIMF, 
the Permittee shall provide proof to the Public Works Agency – Transportation 
Department of payment of the TIMF to the City of Moorpark. 
 
Timing: This condition shall be met prior to the issuance of the Zone Clearance for use 
inauguration.  
 
Monitoring and Reporting: The Public Works Agency – Transportation Department will 
review and approve the payment of the TIMF. 

32. Traffic Control Plan for Events 

Purpose: To avoid potential traffic nuisances during events.   
 
Requirement: The Permittee shall prepare and implement a Traffic Control Plan (Plan) 
written by a traffic professional. The Plan shall include the following measures:  
 

a. Adequate parking for all guests and employees shall be provided on the 
project site. Event parking is not allowed on any public roadway. 

b. Parking attendants shall be employed in the parking area to quickly facilitate 
and coordinate parking on the project parcel for Large Events. Parking 
attendants shall be employed in the parking area to coordinate onsite parking 
for Regular Events if determined necessary by the Planning Director. 

c. The maximum number of event days is 90 per year. No more than one event 
shall occur per event day. 

d. Eighty-two Regular Events are allowed per year that shall have no more than 
252 attendees. 

 

e. Eight Large Events are allowed per year that shall have no more than 947 
attendees. 
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f. For Large Events, an off-duty law enforcement officer (e.g. Deputy Sheriff of 
the County of Ventura) shall be retained to monitor and direct traffic at the 
signalized intersection of Tierra Rejada Road and Sunset Valley Road. The 
off-duty law enforcement officer shall direct traffic as needed during the arrival 
period and departure period of the event. If determined by the Planning 
Director that nuisance traffic conditions (such as excessive queuing) have 
occurred, the Permittee shall retain an off-duty law enforcement officer to 
provide traffic direction for the departure period at Large Events. For such 
events, an encroachment permit issued by the City of Moorpark and the 
County Transportation Department is required. No Large Events shall be held 
without the required encroachment permits. 
 

g. All exiting traffic for Large Events shall turn right or northbound onto Sunset 
Valley Road unless demonstrated to the satisfaction of the Planning Director 
that such traffic limitation is not necessary. 

 
h. The traffic control needs for various attendance levels of events must be 

described. 
 

i. The City of Moorpark shall be provided a minimum of 30 days’ notice of each 
Large Event. 

 
Documentation: The Permittee shall provide the required Plan to the County Planning 
Division for review and approval. The review of this Plan will include consultation with the 
County Transportation Department and the City of Moorpark. The Permittee shall submit 
to the County Planning Division for review and approval a Service Agreement with the 
County Sheriff's Department for each Large Event. 
 
Timing: The Permittee shall obtain approval of the Plan and the Sheriff's Department 
Agreement (for Large Events) prior to the issuance of the Zoning Clearance for use 
inauguration. The agreement with the Sheriff's Department shall be provided to the 
County Planning Division (via email: condition.compliance@ventura.org) and the City of 
Moorpark 30 days prior to the event. The event log shall be provided annually to the 
County Planning Division. 
 
Monitoring and Reporting: The Planning Division has the authority to review the 
compliance of the Permittee with this and all conditions of approval through review of 
documentation, response to complaints, and periodic inspections. 

33. Event Coordination 

Purpose: To reduce the potential for temporary traffic nuisance conditions, the conduct 
of temporary events shall be coordinated with the adjacent Underwood Farms event 
facility. 
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Requirement: The Permittee shall coordinate the scheduling of Large Events with the 
adjacent Underwood (Tierra Rejada) Farms facility (CUP 4951-1/PL16-0030) to the 
extent feasible. The events at the facility subject to this permit (PL23-0100) shall be 
scheduled outside of the hours and days of large events held at the Underwood facility, 
to the extent possible. Should a permit modification be granted in the future for the 
Underwood facility that mandates coordination with other event facilities, coordinated 
scheduling of events between the two facilities (Cassar, CUP PL23-0100 and Underwood 
CUP 4951-1/PL16-0030) shall be required as determined necessary by the Planning 
Director. 
 
Documentation: The Permittee shall maintain the Events Report as required in Condition 
No. 24 of this permit. This Events Report shall be augmented with a schedule of 
Underwood events as is publicly available. 
 
Timing: This condition shall remain in effect for the term of this permit. 
 
Monitoring and Reporting: The Planning Division has the authority to review the 
compliance of the Permittee with this and all conditions of approval through review of 
documentation, response to complaints, and periodic inspections. 

34. Road Improvements 

Purpose: Road improvements shall be required when the existing road does not meet 
the current applicable County Road Standard Plate. 
 
Requirement: Road improvements are required in accordance with the County Road 
Standards, GP 4.2.2; Ordinance 1607 dated November 10, 1964; the "Paveout Policy" 
dated January 16, 1968; and Code of Ordinances Division 8, Chapter 4 - Urban Area 
Development. 
 

a. Sunset Valley Road has an existing road width of 25 feet. The minimum 
required road width is 32 feet per Road Standard Plate B-7. Construct 3.5 
feet of road pavement (half of minimum road width required) along the 
parcel's frontage in accordance with Road Standard Plate B-7. Submit road 
improvement plans prepared by a Registered Civil Engineer to the Public 
Works Agency (PWA) – Roads and Transportation Division for review and 
approval. Enter into an agreement with the County to complete the road 
improvements. Submit the agreement to the PWA – Roads and 
Transportation Division for review and approval. Post sufficient surety 
guaranteeing the construction of the road improvements. Submit proof to the 
PWA – Roads and Transportation Division that the surety has been posted. 

 
b. In lieu of the above ("1"), the road improvements on Sunset Valley Road may 

be postponed for up to 15 years or the length of the CUP, whichever is less. 
The Permittee or property owner shall pay a pro-rata share of the road 
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improvements along the property frontage if the County decides to improve 
the road within the time specified above. Prior to issuance of a Zoning 
Clearance for use inauguration, the Permittee or Property Owner shall 
provide a written acknowledgement of this condition. A copy of the written 
acknowledgement shall be submitted to the PWA – Roads and Transportation 
Division as proof of compliance. 

 
Documentation: Submit road improvement plans, an agreement, and proof of posting 
the surety or submit the written acknowledgement. 
 
Timing: This condition shall be met prior to the Zoning Clearance for use inauguration. 
 
Monitoring and Reporting: The PWA – Roads and Transportation Division will review 
the improvement plans, agreement, and surety for conformance with the project 
conditions. 

35. Baseline for Trip Generation 

A baseline of trip generation factors is established to identify future changes in the trip 
generation. Based on the original CUP and prior payment of the Traffic Impact Mitigation 
Fee (TIMF), 102 average daily trips (ADT) will be used as a baseline to establish future 
changes in the trip generation.  
 
Integrated Waste Management Division (IWMD) 
 

36. Refuse, Organic Waste, and Recycling Requirement 

Purpose: To ensure the project complies with Division 4, Chapter 7, Article 3 of the 
Ventura County Ordinance Code pertaining to the diversion of recyclables and organic 
waste materials generated by this project from local landfills through recycling, reuse, 
salvage, or compost. 
 
Requirement: Ventura County Ordinance Code Division 4, Chapter 7, Article 3, Section 
4770-4 requires the Permittee to work with a County-franchised solid waste hauler who 
will determine the level of service required to divert recyclables and organic waste 
generated by their project from local landfills. For a complete list of County-franchised 
solid waste haulers, go to: https://www.vcpublicworks.org/wsd/iwmd/businessrecycling/. 
 
Documentation: The Permittee must maintain copies of bi-monthly solid waste billing 
statements for a minimum of one year. The address on the billing statement must match 
the address of the permitted business. 
 
Timing: Upon request, the Permittee must provide Ventura County Public Works 
Agency’s Water & Sanitation Department, Integrated Waste Management Division (Water 

https://www.vcpublicworks.org/wsd/iwmd/businessrecycling/
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& Sanitation) with a copy of a current solid waste billing statement to verify compliance 
with this condition. 
 
Monitoring and Reporting: Upon request, the Permittee shall allow Water & Sanitation 
staff to perform a free, on-site, waste audit to verify recyclable materials and organic 
waste generated by their business are being diverted from the landfill. 

37. Collection and Loading Areas 

Purpose: To ensure the project complies with Ventura County Ordinance Code (VCOC) 
that requires adequate areas 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 less than 
2,000 attendees, the Permittee must provide adequate refuse, recycling, and food waste 
collection containers on the premises. The Permittee must ensure all food waste, refuse, 
and recyclables are removed from the premises 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 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 and 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. 

Watershed Protection District (WPD) 
 

38. Trash and Litter Management at Public Events 

Purpose: To ensure trash and litter from public events do not enter adjacent storm drains 
or water bodies. 
 
Requirement: To ensure adequate trash and litter receptacles and removal practices are 
implemented during all public events, in accordance with the NPDES Municipal 
Stormwater Permit No.CAS004002. 



Conditions for CUP LU06-0101, Minor 
Modification PL23-0100 

Permittee: Sunset Valley Ranch, LLC 

Date of Public Hearing: March 14, 2024 Location: 3530/3566 Sunset Valley Road 
Date of Approval: TBD Page 28 of 31 

   

 

 
Documentation: The Permittee shall submit a Trash and Litter Management Plan for 
Public Events to the Watershed Protection District, Surface Water Quality Section (WPD-
SWQS) for review and approval. The Trash and Litter Management Plan for Public Events 
shall include provisions for the placement of covered trash and litter receptacles at 
appropriate locations, a method for determining an adequate number of receptacles are 
provided for public guests, and post-event clean-up measures that will be implemented 
to ensure that no trash or litter remains after events. 
 
Timing: The Trash and Litter Management Plan shall be submitted to the WPD-SWQS 
for review and approval prior to issuance of a Zoning Clearance for use inauguration. 
 
Monitoring and Reporting: WPD-SWQS will review and approve the Trash and Litter 
Management Plan.  

39. Portable Toilet Requirements for Special Events 

Purpose: To continue efforts to ensure the use and placement of portable toilets for 
special events does not increase the risk of spill or leaks impacting water quality of Tierra 
Rejada Creek and adjacent storm drains along the County maintained Sunset Valley 
Road. 
 
Requirement: The continuation of designated specific areas within the project site where 
portable toilets would be located for special events that do not present a risk to surface 
water quality from accidental spills or leaks in accordance with the NPDES Municipal 
Stormwater Permit No.CAS004002. 
 
Documentation: The Permittee shall submit a site plan indicating the locations of the 
portable toilets, all storm drain inlets, and surface waterbodies on the project site to the 
WPD-SWQS for review and approval. The designated locations for the portable toilets 
shall be identified in areas where the risk of accident spills or leaks impacting surface 
water will be minimized. 
 
Timing: The site plan shall be submitted to the WPD-SWQS for review and approval 
prior to issuance of a Zoning Clearance for use inauguration. 
 
Monitoring and Reporting: WPD-SWQS will review and approve the site plan. 

Ventura County Air Pollution Control District (VCAPCD) 
 

40. Nuisance 

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: Operation shall be operated in accordance with the Rules and Regulations 
of the VCAPCD, with emphasis on Rule 51, Nuisance, as described below:  
 

A person shall not discharge from any source whatsoever such quantities 
of air contaminants or other material which cause injury, detriment, 
nuisance or annoyance to any considerable number of persons or to the 
public or which endangers the comfort, repose, health or safety of any such 
persons or the public or which cause or have a natural tendency to cause 
injury or damage to business or property. 

 
Documentation: There is no documentation required for this condition. 
 
Timing: Throughout the lifetime of the CUP. 
 
Monitoring and Reporting: Monitoring and Enforcement of the Nuisance Rule shall be 
conducted by VCAPCD inspectors on a complaint-driven basis. 

Ventura County Fire Protection District (VCFPD) 
 

41. Fire Code Permits 

The Permittee shall obtain all applicable International Fire Code (IFC) permits prior to 
occupancy or use of any system or item requiring an IFC permit. 
 
42. Fire Sprinklers 

Purpose: To comply with current California Codes and VCFPD Ordinance.  
 
Requirement: The Permittee shall have an automatic fire sprinkler system installed in all 
structures as required by the VCFPD. The fire sprinkler system shall be designed and 
installed by a properly licensed contractor under California State Law. Any gazebo 
upgrades will require a fire sprinkler retrofit.   

 
Documentation: A stamped copy of the approved fire sprinkler plans.  
 
Timing: The Permittee shall submit fire sprinkler plans to the Fire Prevention Bureau for 
approval before the installation of the fire sprinkler system.  
 
Monitoring and Reporting: A copy of the approved fire sprinkler system plans shall be 
kept on file with the Fire Prevention Bureau. The Fire Prevention Bureau shall conduct 
on-site inspections to ensure that the fire sprinkler system is installed according to the 
approved plans. Unless a modification is approved by the Fire Prevention Bureau, the 
Permittee, and his successors in interest, shall maintain the fire sprinkler system for the 
life of the development.   
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43. Fire Department Clearance 

Purpose: To inform the Permittee of all fire department requirements applicable to the 
proposed project. 
 
Requirement: The Permittee shall complete a VCFPD Form #126 "Requirements for 
Construction" for any new structures or additions to existing structures before issuance 
of building permits. 

 
Documentation: The Permittee shall submit to the VCFPD a signed copy of the Ventura 
County Fire Protection District's Form #126 "Requirements for Construction." 
 
Timing: Prior to the issuance of building permits, the submitted VCFPD Form #126 
Application must be approved by the Fire Prevention Bureau. 
 
Monitoring and Reporting: A copy of the completed VCFPD Form #126 shall be kept 
on file with the Fire Prevention Bureau. The Fire Prevention Bureau will conduct a final 
on-site inspection of the project to ensure compliance with all conditions and applicable 
codes and ordinances.  

44. Public Safety Plan 

Purpose: To ensure adequate public safety levels are maintained during indoor/outdoor 
public gatherings of persons which may have an adverse impact on public safety. 
 
Requirement: The Permittee shall develop and have an approved Public Safety Plan 
(PSP). The PSP shall address such items as emergency vehicle ingress and egress, fire 
protection, emergency medical services, evacuation and safe dispersal areas, public 
assembly areas and the directing of attendees and vehicles (including the parking of 
vehicles), vendor and food concession distribution, method(s) for activating the 
emergency response system (911), method(s) to notify and give direction to attendees, 
staff training and the need for the presence of law enforcement and fire and emergency 
medical services personnel at the event.  

 
Documentation: A copy of the approved PSP.  
 
Timing: The Permittee shall submit a PSP to the Fire Prevention Bureau for approval 
before the issuance of a Zoning Clearance for use inauguration.  
 
Monitoring and Reporting: A copy of the approved PSP shall be kept on file with the 
Fire Prevention Bureau.  
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45. Gazebo Building 

The Gazebo building shall not have sidewalls exceeding six feet in height nor shall the 
Gazebo be enclosed by extending the sidewall to the roof unless fire sprinklers are 
installed in the building. 
 



CONSISTENCY WITH THE GENERAL PLAN FOR RANCHO DE LAS PALMAS 
CONDITIONAL USE PERMIT LU06-0101 (CUP) AS MODIFIED BY MINOR 

MODIFICATION CASE NO. PL13-0103 AND MINOR MODIFICATION CASE 
NO. PL23-0100 

The 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 project would authorize the expansion and continued operation of the Rancho de las 
Palmas outdoor event facility for a 10-year period (Case No. PL23-0100). 

Evaluated below is the consistency of the project with the applicable policies of the 
General Plan Goals, Policies and Programs. 

1. 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.

The proposed project allows for the continued operation and expansion of Rancho
de las Palmas, an outdoor event facility operating since 2008 with no documented
complaints. The expansion is limited to operational changes that allow for
additional events and expanded event hours. The project site is located in a rural
farming area, near Moorpark, and surrounded by agricultural, animal husbandry,
and low-density housing uses. Most notably, Underwood Family Farms, a
prominent local farm with a produce market, animal center, and event offerings
(Fall Harvest Festival, Spring Easter Festival, and Weddings, etc.) is located
immediately south of the project site. The CUP for the project would be subject to
conditions to ensure compatibility with neighboring uses. These conditions of
approval include event hour limits, traffic control plan, security requirements, a
process for resolving complaints, and a process for resolving noise complaints
(Exhibit 4, Condition Nos. 2, 17, 22, 24, 32).

Based on the discussion above, the project is consistent with General Plan Policy
LU-16.1.

2. 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
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County shall also consider local watershed management plans when considering 
land use development. 

 
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.  

 
The project involves the continued operation of the Rancho de las Palmas outdoor 
event facility that will be subject to the Public Works Agency Watershed Protection 
District's conditions of approval. These conditions of approval require the submittal 
of a trash and litter management plan and siting requirements for portable toilets 
which will prevent adverse impacts to water resources (Exhibit 4, Condition Nos. 
38, 39). 

 
Based on the discussion above, the project is consistent with General Plan Policies 
WR-1.2, WR-1.12, and WR-2.2. 

 
3. WR-F Discretionary Development Review for Adequate Water and 

Wastewater: The County shall verify that all discretionary development proposals 
demonstrate an adequate long-term supply of water, adequate methods for 
sewage disposal, provide adequate drainage to avoid flooding, prevent erosion, 
and prevent contamination of local water. 
 
WR-1.11 Adequate Water for Discretionary Development: The County shall 
require all discretionary development to demonstrate an adequate long-term 
supply of water. 

 
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.  
 
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. 

 
The Camrosa Water District provides water and an onsite wastewater treatment 
system (OWTS) provides sewage disposal for existing development onsite. 
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Portable restrooms are also available to event attendees and serviced regularly in 
accordance with standards outlined by the Ventura County Environmental Health 
Division (Exhibit 4, Condition No. 32). 
 
Based on the discussion above, the project is consistent with General Plan Policies 
WR-F, WR-1.11, PFS-1.7, and PFS-4.1.  

 
4. 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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Rancho de las Palmas generates noise, especially from amplified music. However, 
noise from the events are not anticipated to impact noise sensitive uses. The 
closest noise sensitive use, a residence located approximately 475 feet from the 
facility, is currently owned and occupied by the Permittee. Additionally, Rancho de 
las Palmas has been operating since 2008 with no noise complaints. Finally, the 
Project has been conditioned to ensure to comply with the noise standards outlined 
in the General Plan Hazards and Safety Policy HAZ-9.2.4.Specifically, the 
Permittee will be required to provide a notice to the Planning Director and all 
residents within 300 feet of the parcel boundary with the name, title, address, and 
phone number of the Permittee, or Permittee’s designee, responsible for ensuring 
condition and code compliance during events at the project site. Additionally, the 
Permittee is required to immediately investigate any noise complaints and, if 
necessary, discontinue the use of noise generating equipment, including speakers, 
amplifiers, public address systems, and instruments. If the noise problems persist, 
the Planning Director may initiate actions to prevent further complaints, including, 
but not limited to, the use of a noise consultant, at the Permittee's expense, to 
monitor the event noise and implement measures to achieve compliance with the 
maximum noise levels (Exhibit 4, Condition No. 25).  

 
Based on the discussion above, the project is consistent with General Plan Policy 
HAZ-9.2. 
 

5. PFS-11.4 Emergency Vehicle Access: The County shall require all discretionary 
development to provide, and existing development to maintain, adequate access 
for emergency vehicles, including two points of access for subdivisions and 
multifamily developments. 
 
PFS-12.4 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. 
 
PFS-Q Adequate Fire Flow – New Development: The County shall continue to 
review all new development to ensure that an adequate level of water for fire flow 
and fire protection can be provided. 
 
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. 

 
The Ventura County Fire Protection District (VCFPD) reviewed the proposed 
project and recommended conditions that would be applied to the CUP to ensure 
the events would comply with applicable VCFPD requirements (Exhibit 4, 
Conditions Nos. 44, 45, 46, 47, 48).  



Rancho de las Palmas, Case No. PL23-0100 
General Plan Consistency Analysis 

March 14, 2024 
Page 5 of 5 

 

 
Based on the discussion above, the project is consistent with General Plan Policies 
PFS-11.4, PFS-12.4, PFS-Q, and CTM-2.28.  

 
6. HAZ-10.3 Air Pollution Control District Rule and Permit Compliance: The 

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

 
Pursuant to the VCAPCD's recommendations, the proposed project will be subject 
to conditions of approval to ensure that the project complies with applicable 
VCAPCD rules and permit requirements (Exhibit 4, Conditions No. 43). 

  
Based on the discussion above, the project is consistent with General Plan Policy 
HAZ-10.3.  
 

7. COS-1.5 Development Within Habitat Connectivity and Wildlife Corridors: 
Development within the Habitat Connectivity and Wildlife Corridors overlay zone 
and Critical Wildlife Passage Areas overlay zone shall be subject to the applicable 
provisions and standards of these overlay zones as set forth in the Non-Coastal 
Zoning Ordinance. 
 
The project is located within the Habitat Connectivity and Wildlife Corridor and 
Critical Wildlife Passage Areas Overlay Zones and has been designed to comply 
with the development standards of Non-Coastal Zoning Ordinance Section 8109-
4.8 (Habitat Connectivity and Wildlife Corridors Overlay) and Section 8109-4.9 
(Critical Wildlife Passage Areas Overlay), consistent with the requirements of this 
policy. 

  
Based on the discussion above, the project is consistent with General Plan Policy 
COS-1.5. 
 

8. COS-3.1 Scenic Roadways: The County shall protect the visual character of 
scenic resources visible from state or County designated scenic roadways. 
 
The project site is located within the viewshed of California State Route 23. The 
project site is screened by landscaping and agricultural development so that the 
facility is not prominently visible from State Route 23.  
 
Based on the discussion above, the project is consistent with General Plan Policy 
COS-3.1.  

 



NEGATIVE DECLARATION (ND) ADDENDUM FOR RANCHO DE LAS PALAMS 
CONDITIONAL USE PERMIT LU06-0101 (CUP) AS MODIFIED BY MINOR 

MODIFICATION CASE NO. PL13-0103 AND MINOR MODIFICATION CASE NO. 
PL23-0100 

A. BACKGROUND INFORMATION AND PROJECT DESCRIPTION:

1. Entitlement: Minor Modification of Conditional Use Permit (CUP) PL13-0103 for
the expansion and continued operation of the Rancho de las Palmas outdoor event
facility for a 10-year period (Case No. PL23-0100).

2. Applicant/Property Owner: Sunset Valley Ranch, LLC, C/O Mark Cassar, 3678
Sunset Valley Road Moorpark, CA 93021

3. Applicant’s Representative: Marquette Consulting, Inc., C/O Alan Nelsen 9452
Telephone Road, Suite 258, Ventura, CA 93004

4. Location: 3530 and 3566 Sunset Valley Road, near Moorpark
5. Tax Assessor’s Parcel Numbers: 500-0-410-275 and 500-0-410-285
6. Lot Size: 12.3 acres
7. General Plan Land Use Designation: Open Space
8. Zoning Designation: OS-40 ac / HCWC / CWPA (Open Space – 40-acre

minimum lot size / Habitat Connectivity and Wildlife Corridors Overlay Zone /
Critical Wildlife Passage Areas Overlay Zone)

10. Project Description:

Minor Modification to CUP PL13-0103 for the expansion and continued operation of the 
Rancho de las Palmas outdoor event facility for a 10-year period. The term attendees, as 
used below, is defined in Sec. 8107-46.1 of the NCZO and includes guests, staff, vendors, 
and any other person in attendance.  
The expansion includes:  

1) Increasing the number of events per year from 60 to 90;
2) Increasing the number of “Large Events” per year from 4 to 8;
3) Extending the event hours of all events by one hour; and
4) Legalization of six existing gazebos, totaling 680 square feet. Each gazebo is less

than 120 square feet and less than 25 feet in height.
The operation includes:  
Regular Events (82 days per year): 
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Regular Events shall be capped at 252 attendees and utilize “Area A” as shown in the 
site plans attached as Exhibit 3 of the Planning Director Hearing Staff Report. Temporary 
lights and music will be used solely during the event hours specified below.  
 
Weekday events shall be limited to the hours of 3:00pm to 12:00am. Setup shall occur no 
earlier than 1:00pm on the day of the event. The event shall end promptly at 12:00am. 
Guests shall be off the project site by 12:30am. Vendors and temporary structures 
associated with the event shall be off the project site by 1:00am. After the 56th weekday 
event of the year, all remaining weekday events shall begin no later than 4:00pm.  
 
Weekend events shall be limited to the hours of 10:00am to 12:00am. Setup shall occur 
no earlier than 8:00am on the day of the event. The event shall end promptly at 12:00am. 
Guests shall be off the project site by 12:30am. Vendors and temporary structures 
associated with the event shall be off the project site by 1:00am.  
 
Large Events (8 days per year): 

 
Large Events shall be capped at 947 attendees and utilize “Area B” as shown in the site 
plans attached as Exhibit 3 of the Planning Director Hearing Staff Report. Large Events 
shall be limited to weekends only. Large Events shall be limited to the hours of 10:00am 
to 12:00am. Setup shall occur no earlier than 8:00am on the day of the event. The event 
shall end promptly at 12:00am. Guests shall be off the project site by 12:30am. Vendors 
and temporary structures associated with the event shall be off the project site by 1:00am. 
Temporary lights and music will be used solely during event hours.  

 
Parking: 

 
The primary parking area, used for both Regular and Large Events, includes 125 paved 
parking spaces as shown in the site plans attached as Exhibit 3 of the Planning Director 
Hearing Staff Report. The parking area for Large Events includes 316 temporary, 
unpaved parking spaces located in an existing equestrian riding area (see “Area B” of the 
site plans in Exhibit 3 of the Planning Director Hearing Staff Report). Other than temporary 
parking for Large Events, this area will continue to be utilized for equestrian purposes. No 
off-site parking is permitted.  

 
Circulation: 

 
For all events, event staff shall direct guests from Sunset Valley Road to the designated 
on-site parking area. For Large Events, attendees shall enter the project site through the 
southernly entrance (Cassar Lane) and exit through the northernly entrance (Ranch de 
las Palmas) to prevent the queuing of vehicles on Sunset Valley Road. Temporary fencing 
shall be used, as necessary, to facilitate traffic flow. Speed limits and watering shall be 
used, as necessary, to suppress dust.  

 
Food and Beverage:  
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Food and beverage services shall be provided by self-sufficient, licensed catering 
providers (including a permit to operate from the Ventura County Health Division). All food 
for the events shall be prepared offsite and transported to the site for each event. Dishes, 
flatware, and glassware shall be provided by a catering or rental company.  

 
Other: 

 
Water is supplied to the project site by the Camrosa Water District. A septic system is 
used for sewage disposal. All events are serviced by portable restrooms which are 
maintained regularly by an outside vendor. The project site is accessed by a private 
driveway from Sunset Valley Road. No physical changes, including construction and 
grading, is proposed with this project.  

 
B. STATEMENT OF ENVIRONMENTAL FINDINGS: 
 

On July 24, 2008, the Planning Director adopted a ND for CUP LU06-0101 that 
evaluated the environmental impacts of the project that allowed for temporary events at 
the subject property. On April 10, 2014, the Planning Director adopted a subsequent ND 
for CUP PL13-0103 that evaluated the environmental impacts of the project that allowed 
for an expansion of events authorized under the original permit, LU06-0101. The 
expansion allowed for 4 large events (917 guests) at the project site per year. The 
proposed project, CUP PL23-0100, allows for the expansion and continued use of the 
project site for events. The expansion allows for additional events, expanded event 
hours, and legalizes existing structures (the six gazebos, each less than 120 sf).  
 
Section 15164(b) of the CEQA Guidelines (Title 14, California Code of Regulations, 
Chapter 3) states that the decision-making body may adopt an addendum to an adopted 
ND if: (1) only minor technical changes or additions are necessary; and (2) none of the 
conditions described in Section 15162 of the CEQA Guidelines calling for the preparation 
of a subsequent Environmental Impact Report (EIR) or ND have occurred. 
 
The conditions described in Section 15162 of the CEQA Guidelines which require the 
preparation of an EIR or subsequent ND, are provided below, along with a discussion as 
to why an EIR or subsequent ND is not required: 
 
1. Substantial changes are proposed in the project which will require major 

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

 
The proposed project involves the continuation of an existing use on a site that is 
currently developed and used for events. The project site is located in the Habitat 
Connectivity and Wildlife Corridors Overlay Zone (HCWC).  No removal of native 
vegetation or habitat within the wildlife corridor is proposed and the proposed project 
complies with the resource protection regulations of the Ventura County Non-Coastal 
Zoning Ordinance Section 8109-4.8 (Habitat Connectivity and Wildlife Corridors 
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Overlay Zone). The legalization of existing structures (six gazebos, each less than 
120 square feet) is exempt from the development standards of the HCWC as the 
development standards are only applicable to structures with a gross floor area of 
120 square feet or more (NCZO Sec. 8109-4.8.3.1.a(1) Applicability). The project is 
also conditioned to require the Permittee to submit a lighting plan and install lighting 
that is consistent with the outdoor lighting standards set forth in NCZO Sec. 8109-
4.8.2 – Outdoor Lighting and to ensure lighting on the subject property is provided in 
compliance with §§ 8106-8.6, 8108-5.12, of the NCZO. 
 
The Ventura County Public Works Agency, Roads and Transportation Division 
(PWA) provided a memorandum documenting their review of the proposed project 
and determined the impacts of these operational changes would have a less than 
significant impact pursuant to the County Initial Study Assessment Guidelines 
(ISAGs) on Transportation & Circulation – Roads and Highways – VMT (ISAG Item 
A1), Transportation & Circulation – Roads and Highways – Safety/Design (ISAG Item 
A2), and Transportation & Circulation – Pedestrian/Bicycle – Public Facilities (ISAG 
Item C1) (Memorandum dated On December 13, 2023). PWA staff indicated that for 
Item A1, the proposed project “…will not result in a significant increase in allowable 
Average Daily Vehicular Trips. Therefore, adverse traffic impacts relating to Vehicle 
Miles Traveled (VMT) on County roads will be “Less Than Significant.”” For Item A2, 
the proposed project, “… will not result in a significant increase in allowable Average 
Daily Vehicular Trips. Therefore, adverse impacts related to safety/design of County 
roads will be “Less Than Significant.”” For Item C1, the proposed project, “… will not 
result in pedestrian or bicycle traffic that will impact pedestrian and bicycle safety. 
Therefore, the adverse impacts relating to the supplementary addition of pedestrians 
and bicycles into the area will be “Less Than Significant.”” Finally, PWA has 
conditioned the proposed project to require a traffic control plan to avoid potential 
traffic nuisances during events.  
 
The Ventura County Air Pollution Control District (VCAPCD) reviewed the proposed 
project and determined the impacts of the proposed operational changes would have 
no impact on regional air quality and local air quality and a less than significant impact 
on greenhouse gases pursuant to the County Initial Study Assessment Guidelines 
(ISAGs) (Memorandum dated November 22, 2023, and email dated January 8, 
2024). For regional air quality, the proposed project will generate, “… no impact to 
Regional Air Quality as the changes proposed will not affect the daily project 
emissions. The applicant is requesting an increase in events per year, not the amount 
of guests per event, which would remain the same as is currently permitted under 
PL13-0103. No new daily emissions would be generated and Regional Air Quality 
impact is determined by the project’s daily emissions against its daily significance 
thresholds for ozone precursors. Therefore, no impact to the regional attainment of 
the ambient air quality standards for ozone.” For local air quality, the proposed project 
will generate, “…no impact to Local Air Quality.” This finding was centered on an 
analysis of carbon monoxide, air quality management plan (AQMP) consistency, 
odors, and dust.  
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For carbon monoxide, “No carbon monoxide hotspots are expected to occur as a 
result of the project as it is existing and no increase in daily air emissions are 
proposed.” For the Air Quality Management Plan (AQMP) consistency, “The 
proposed project must address consistency with the AQMP if estimated operational 
emissions exceed 2 lbs./day or greater for relative organic compounds (ROC) or 
nitrogen oxides (NOx), as described in the Air Quality Assessment Guidelines 
(AQAG), Section 4.2. The proposed project’s operational emissions do not exceed 2 
lbs./day for either ozone precursor, therefore, an AQMP consistency analysis is not 
required. Therefore, the project would not conflict or obstruct with implementation of 
the most recent AQMP adopted and would have a less than significant impact.” For 
odors, “The project is not expected to generate additional odorous emissions as there 
is no increase in daily event operations. In addition, the project site is largely 
surrounded by open space and agriculture.” For dust, “The project is not expected to 
generate additional amounts of dust to exceed the ambient state or federal standards 
because there is no proposed increase of attendees per event.” “For Greenhouse 
Gases, neither the County of Ventura nor VCAPCD [Ventura County Air Pollution 
Control District] have established thresholds of significance applicable to 
Greenhouse Gas emissions from projects. However, the Greenhouse Gas emissions 
from the proposed project were modeled by VCAPCD and determined to generate 
18.03 metric tons carbon dioxide equivalent per year (MT CO2e/Yr), well below the 
3,000 MT CO2e/Yr interim screening threshold established by the South Coast Air 
Quality Management District for commercial and residential projects. Therefore, the 
proposed project will have a less than significant impact on Greenhouse Gases.” 
Furthermore, the proposed project is conditioned to ensure that discharge of air 
contaminants (odor, dust, etc.) that may result from site operations are minimized 
to the greatest extent feasible. 
 
The proposed project includes extending the event hours of all events by one hour. 
The project is conditioned to require that noise generated by the proposed events 
shall not exceed the standards set forth in the Ventura County General Plan Policy 
Haz-9.2. Specifically, outdoor noise levels, as measured at the exterior wall of 
buildings designated as a noise-sensitive use, shall not exceed any of the following 
standards:  

 
1. 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. 
 

2. 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. 

 
3. 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. 
 
To summarize, the proposed project will not generate new significant environmental 
effects or a substantial increase in the severity of previously identified significant 
effects.  
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2. Substantial changes occur with respect to the circumstances under which the 
project is undertaken which will require major revisions of the previous ND due 
to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects [§ 
15162(a)(2)].   
 
The environmental conditions that constituted the baseline for the analysis of 
environmental impacts have not changed substantially since the ND was adopted in 
2014 with CUP PL13-0103. Since physical changes are limited to the legalization of 
small structures and operational changes are a negligible expansion of use, the 
project would not involve new significant environmental effects. No significant effects 
were identified in the previously adopted ND.  
 

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

previous ND [§ 15162(a)(3)(A)]. 
 
Since physical changes are limited to the legalization of small structures and 
operational changes are a negligible expansion of use, there are no additional 
significant effects the project may have that were not discussed in the previously 
adopted ND. Furthermore, as discussed above in Section B.1, the negligible 
increase in Average Daily Vehicular Trips and Vehicle Miles Traveled will not 
generate a significant impact on transportation and circulation, regional air quality, 
local air quality, or greenhouse gases.  
 

b. Significant effects previously examined will be substantially more severe 
than shown in the previous ND [§ 15162(a)(3)(B)]. 
 
No significant effects were identified in the previously adopted ND.  

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

would in fact be feasible and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to 
adopt the mitigation measure or alternative [§ 15162(a)(3)(C)]. 
 

 No mitigation measures or alternatives were identified in the previous ND.  
 
d. Mitigation measures or alternatives which are considerably different from 

those analyzed in the previous ND would substantially reduce one or more 
significant effects on the environment, but the project proponents decline 
to adopt the mitigation measure or alternative [§15162(a)(3)(D). 
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No mitigation measures or alternatives were identified in the previous ND. 
 

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

 
C. PUBLIC REVIEW: 
 

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

 
 
Prepared by: Reviewed by: 
 
 
 
             
AJ Bernhardt, Case Planner   Susan Curtis, Assistant Director   
Commercial and Industrial  Permits Section Ventura County Planning Division   
Ventura County Planning Division    
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NOTICE OF AVAILABILITY AND INTENT TO ADOPT A 

NEGATIVE DECLARATION 

The County of Ventura, Resource Management Agency (RMA), Planning Division, as 
the Lead Agency, has reviewed the following project 

1. Entitlement: Minor Modification to Conditional Use Permit LU06-0101 Case No.
(PL 13-0103)

2. Applicant: Dr. Mark Cassar 5449 Endeavour Court, Moorpark, CA 93021

3, Location: 3530 and 3566 Sunset Valley Road, Moorpark, CA 93021 

4. Assessor's Paree� Nos.(APNs): 500~0-410-275 and 285

5. Parcel Size: Total area: 12.35 acres; CUP Project area: 6.83 acres

6. General Pian Designation: Open Space

7. Zoning Designatfion: Open Space, 40 acre minimum lot size (OS 40 ac)
zoning. 

8" Responsible and/or Trustee Agencies: 

9, Project Descroptiorn: The applicant requests that a Minor Modification of 
Conditional Use Permit (CUP) LU06-010·1 be granted to authorize the continued 
operation of a temporary event ("Festivals, Animals Shows and Similar Events, 
Temporary Outdoor") facility at the Rancho de Las Palmas property for an 
additional 10 years. 

The applicant requests that temporary events be allowed 60 days per year. 
These would include 56 days at the current level of operation (with added 
weekday events) to be attended by a maximum of 232 guests and 4 events with 
a maximum of 917 guests as described below: 

Regular events (56 days per year): 

These events would be limited to a maximum of 232 guests and would utilize 
"Area A" as shown on project plans. The aut!1orized events would occur on any 
day of the week. Events on weekends would be limited to the hours of 1 0a.m. to 
11 :00p.m. No set-up for these events shall occur earlier than 8:00a.m. Weekend 
events must end by 11 :00p.m. and all guests must vacate the property by 
11 :30p.m. All vendors and temporary structures associated with the events shall 
be off the property by 12:00a.m. 
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RESOURCE MANAGE!liifNT AGENCY 

county of ventura 
Planning Division 

Kimberly L. Rodriguez 
Director 

NOTICE OF DETERMINATION 

TO:[gj 

□ 

County Clerk FROM: 
County of Ventura 
800 South Victoria Ave., L#1210 
Ventura, CA 93009 

Office of Planning and Research 
1440 Tenth Street, Room 121 
Sacramento, CA 95814 
(Only if State discretionary approval is required) 

County of Ventura 
RMA, Planning Division 
800 South Victoria Ave.,L#1740 
Ventura, CA 93009 

AUG }J_Z-OU8° � T f}o/ -,� 2tXJ8
J. S HMIT, County Clerk

SUBJECT: 

B
11a

·, ..._�•�l��=/1..fL�L--• Deputy 

Filing of Notice of Determination in compliance w\_th 
21152 of the Public Resources Code. 

Fl LED 
PROJECT TITLE: Conditional Use Permit Case No. LU 06-0101 

STATE CLEARINGHOUSE NO.: N/A 
CONTACT PERSON: Nicole Doner 

TELEPHONE NO.: 805-654-5042 

Ventura County Clerk

PROJECT LOCATION: 3530 & 3566 Sunset Valley Road, Moorpark, an unincorpora ed 
area of Ventura County. 

PROJECT DESCRIPTION: 

The applicant is requesting approval. of a Conditional Use Permit to allow "Festivals, 
Animal Shows and Similar Events, Temporary Outdoor," specifically temporary, outdoor 
wedding and similar events (anniversary parties, bar mitzvahs, funeral memorials, 
awards ceremonies, graduation parties, and fundraisers) at the subject property. The 
weddings and similar events are located in approximately 1.0 acre in the northwest 
portion of the 12.3 acre subject property (APNs 500-0-410-275 & 285) that will utilize 
outdoor patio lights and amplified music. The proposed parking area will be comprised 
of approximately 1.25 acres of the site and will accommodate approximately 125 
vehicles. An overflow parking area of 1.8 acres is also proposed which will be for 
overflow guests and employee parking. Permanent structures shall not be permitted as 
a result of this use other than the gazebo and decking. The proposed hours of operation 
for the events will be on Saturdays and Sundays from 10:00 AM to 10:00 PM for a 
maximum of 60 days within a calendar year (January 1 through December 31 ). The 
property owner will set up for events the day before or day of the event, and will break 
down and clean the site on the next available day. All food on site will be provided by 
self-sufficient, licensed catering services. Dishes, flatware, and glasses will be provided 
by the caterer or delivered by a rental company. Each event host will have use of the 
property beginning at 8:00 AM the day of the event and ending at 12:00 AM, however 
no music will be played after 10:00 PM. Deliveries for events will occur on Saturdays 
and Sundays from 8:00 AM and 6:00 PM, will not exceed ten deliveries per month, and 
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EVENTS REPORT FORM 
Permittee: _____________________ 
Project Number: ________________ 
Time Period: Jan - Dec _______ 

 ___PAGE        Ventura County Planning Division Standardized Form 

Type of Event Date Day of Week 
Set Up 

Start Time Event Hours 
Clean Up 
End Time 
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Other: 
a) For events with 200+ attendees, was the Sheriff 
contacted one week prior to the event?  
b) Did the service operator have the appropriate license 
for alcohol? 
c) For events with 75+ attendees, how many security
guards were hired?

- 

a) 
b) 
c) 

- 

a) 
b) 
c) 

- 

a) 
b) 
c) 

- 

a) 
b) 
c) 

- 

a) 
b) 
c) 

- 

a) 
b) 
c) 

- 

a) 
b) 
c) 

- 

a) 
b) 
c) 
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