
DEVELOPMENT REVIEW COMMITTEE
              STAFF REPORT

MEETING DATE:  August 5, 2021

TO: DEVELOPMENT REVIEW COMMITTEE

FROM: Ian Scott, Project Manager of Broadband

RE: MINOR USE PERMIT
CUP 2021-0002 (Wait Special Event Center)

REQUEST:  The applicant is requesting approval of a Conditional Use Permit to bring the 
operation of an event venue at 8896 Jamestown Court (APN: 006-380-004) into compliance with 
the Yuba County Ordinance Code. 

RECOMMENDATION:  Staff recommends that the Development Review Committee make a 
determination that the project is exempt from environmental review pursuant to California 
Environmental Quality Act (CEQA) per Section 15301, Class 1 (Existing Facilities) and approve 
Conditional Use Permit CUP 2021-0002 subject to making the necessary findings and the 
conditions of approval contained herein (Attachment 2).        

BACKGROUND/DISCUSSION:  The project site is located in the community of Browns 
Valley, in the Agricultural Residential, with a minimum lot size of 10 acres (AR-10) district, and 
located outside of the Valley Growth Boundary (VGB).  According to Section 11.32.300(I)(3), a 
Minor Conditional Use Permit is required to establish an event center on a property with 
permitted agricultural uses.  The property address is 8896 Jamestown Court (APN: 006-380-
004), a 6.55 acre parcel that is currently developed with a single family residence. Access to the 
property is off Jamestown Court from Browns Valley Road, which provides visible line of sight 
east bound and west bound for traffic turning in and leaving the property from Jamestown Court 
onto Browns Valley Road.  The site plan provided with the application indicates a pole barn for 
venue use, walkways for guests to navigate to event areas, and areas for ample parking towards 
the southern portion of the property near the existing single family residential property.  It is 
proposed to accommodate a maximum of 250 guests per special event.

The property falls within a State Responsibility Area (SRA), requiring all new development to be 
setback 30 feet away from all property lines.  This setback will be maintained for all parking 
areas & proposed structures.  Sole employees of the venue will be the project applicants.  
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Operational times for the project will be from 10am-8pm on weekdays and from 10am-11pm on 
weekends to allow for set up and tear down procedures.  The venue is expected to adhere to 
applicable sections of Chapter 8.20 Noise, of the Yuba County Ordinance Code.  The event 
venue will be subject to the County Noise Ordinance, Section 8.20.430; requiring amplified 
noise to cease at 9:00pm each day, as noted in the Conditions of Approval (Attachment 2).  All 
food and drinks will be provided by catering services originating off the subject property.  The 
venue will require, and review, bartending service to be valid through Alcoholic Beverage 
Control (ABC) and to have Responsible Service of Alcohol cards (RSOA).  Should a security 
team be needed, this will be a responsibility of the event guests as well.  Temporary restroom 
trailers will be provided for each event on the subject property.

SURROUNDING USES

GENERAL PLAN LAND 
USE DESIGNATION

ZONING EXISTING
LAND USE

North Natural Resources Agricultural/Residential Residential
East Natural Resources Agricultural/Residential Residential
South Natural Resources Agricultural/Residential Vacant
West Natural Resources Agricultural/Residential Residential

     
Surrounding properties range in size from five (5) to twenty (228) acres in size.  The surrounding 
properties are similar in lot format, where there is a residence and a sizeable amount of land 
behind existing residences, with the exception of the adjacent parcel to the south which is 
undeveloped.  The immediate surrounding parcels are all zoned Agricultural Residential, 10 
Acres Minimum (AR-10) and are designated on the 2030 General Plan Land Use Diagram as 
Natural Resources.

GENERAL PLAN/ZONING:  The property is zoned as Agricultural Residential with a 10 acre 
minimum parcel size (AR-10).   Pursuant to Chapter 11.05, Agricultural Districts, the purpose of 
the rural district is to support, protect, and maintain a viable, long-term agricultural sector.  The 
project site is designated as Natural Resources on the 2030 General Plan Land Use Diagram.  
The Natural Resources General Plan Land Use classification is intended to facilitate the 
conservation and protection of natural habitat, watersheds, scenic resources, cultural resources, 
recreational amenities, agricultural and forest resources and other natural resources for 
sustainable use, enjoyment, extraction, and processing. Recreational uses and residential uses 
that are secondary to the primary natural resource-oriented use are permitted within the Natural 
Resources General Plan designation. The General Plan continues to provide for rural 
development to be consistent with rural areas, with focus on preserving & enhancing rural 
character.

The project complies with the following General Plan Policies:

1. Per policy CD9.1, Foothill and mountain development projects shall be designed to 
preserve the existing rural character.

The proposed project is proposing development of structures similar to that of a 
residential use on the same property.  A pole barn is has been permitted and legalized as 
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an as-built to accommodate special events, and the site area of 6.55 acres contains 
adequate parking.  Applicants intend to keep as much of the existing landscape and 
property features untouched as much as possible to retain natural features of the property. 
Proposed structures will not stray from the typical appeal of similar structures in the area.

2. Per policy CD9.3, Development in Rural Communities can have a different set of 
construction standards than used for valley areas for streets, sidewalks, drainage, and 
other improvements consistent with the rural character.

The proposed project intends to preserve the physical features of the property as much as 
possible.  As mentioned above, proposed structures will not deviate in visual appearance 
from typical structures in the area.  Parking is proposed for the event venue, parking 
outside of the Valley Growth Boundary may be gravel; instead of paved asphalt, that is a 
parking requirement within the Valley Growth Boundary.  Gravel parking offers a more 
rural feel versus the urban look of paved asphalt. 

3. Per policy CD9.6, Rural Communities provide the opportunity for agriculture, 
agricultural tourism, ecological tourism, recreational and other economic activities.

The subject event venue offers a location for guests and residents of the County to gather, 
celebrate, and commemorate in an area that offers an introduction to the foothills of Yuba 
County.   With population growth, and the lack of events occurring over the last eighteen 
months, due to the COVID pandemic, an event venue is needed to facilitate gatherings of 
individuals with safety features addressed.

ENVIRONMENTAL REVIEW:  Staff has determined that the project is categorically exempt 
from environmental review per the California Environmental Quality Act (CEQA) Section 
15301, Class 1 (Existing Facilities). The project is not located in an environmentally sensitive 
area and the proposed project will utilize catering services to provide food and drinks; the 
agricultural well on the property will not be used for special events. No cultural resources or 
special status species have been identified at the project site. Staff also believes that concerns 
regarding noise pollution have been adequately addressed in the Conditions of Approval.

COMMENTS: The County became aware of the operation of an unpermitted event center use at 
the proposed project site through a complaint to the Planning Department. Once the project 
applicants became aware that a permitting process was required, they acted in good faith to 
legalize their special event operations. The applicant has stated that the proposed project use has 
occurred for roughly two years, and their project enjoys the support of the owners of numerous 
adjacent neighbors.

The County has also received several noise complaints by a neighbor whose parcel is located in a 
generally westward direction. This neighbor states that the proposed special event use has 
produced significant noise pollution that is detectible from their property.

County staff believe that the proposed project has been sufficiently conditioned to mitigate any 
potential noise pollution that has been detectible by neighboring parcels in the past. Specifically, 
the Conditions of Approval contain language ensuring that noise levels will conform to the 
County Noise Ordinance, and that all sources of amplified sound shall be installed, maintained, 
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and otherwise directed to project sound in a southward direction. County staff believes that 
situating amplified sound equipment to face southward, where parcels remain vacant, will 
meaningfully contribute to mitigating the risk of noise pollution to nearby neighboring parcels.
The project was circulated to various agencies and County departments for review and comment 
during the early consultation phase and the environmental review stages of the project.  The 
following is a summary of comments: 

 County Staff – The Public Works Department, Environmental Health Department, 
Building and Agricultural Commissioner Office have reviewed the project and provided 
comments and/or conditions of approval that are incorporated into the attached 
Conditions of Approval. 

FINDINGS:  Projects are evaluated for consistency with the County’s General Plan, 
conformance with the County’s Zoning Ordinance, and potential for impacts to the health, safety 
and welfare of persons who reside or work in the area surrounding the project. In the case of 
addressing project impacts to health, safety, and welfare, specific findings need to be met for 
each entitlement. Below are the findings for each project entitlement needed for project approval.

Conditional Use Permit:
1. The proposed use is allowed within the applicable zoning district or overlay district and 

complies with all other applicable provisions of this Code and all other titles of the Yuba 
County Code;

Per land use table 11.06.020, of Chapter 11.06 (Rural Community Districts), special events 
proposed in the Rural Residential zone are referred to Section 11.32.300 (Temporary Uses 
& Special Events).  This section states a Minor Conditional Use Permit is required when 
thresholds for events, such as number of guests/number of events anticipated annually, 
exceed what is permitted by zoning right.  The new special event use will be subject to 
applicable development standards of the Yuba County Development Code and relevant 
ordinances such as the County Noise Ordinance.

2. The proposed use is consistent with the General Plan, and any applicable adopted 
community plan or specific plan;

The project site does not fall within a specific plan.  The project site is designated as Natural 
Resources on the 2030 General Plan Land Use Map. The Natural Resources General Plan 
Land Use designation to facilitate uses including agricultural, forest resources and other 
natural resources for sustainable use and enjoyment. Recreational uses and residential uses 
that are secondary to the primary natural resource-oriented use are permitted within the 
Natural Resources General Plan designation.

3. The proposed use at the particular location is necessary or desirable to provide a service 
or facility which will contribute to the general well-being of the surrounding area;

The proposed use of the event venue is both necessary and desirable for services to offer the 
growing population of people in Yuba County, as well as the number of events that have 
been put off for the last eighteen months due to the COVID pandemic.  The facility may 
contribute to the well-being of the surrounding area by presenting the great lifestyle and 
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physical features the foothill community has to offer through the experience of special 
events.  Economically, jobs are offered to the applicants on the same property as their 
residence; an ideal vision for owner-operators.  

4. The proposed use will not be adverse to the public health, safety, or general welfare of 
the community, nor detrimental to surrounding properties or improvements;

Potential adverse effects on the community may include components such as traffic or 
noise, potential adverse effects are addressed to be mitigated.  Both traffic and noise have 
requirements that are enforced by the Yuba County Development Code and through the 
Conditions of Approval drafted with this staff report. Amplified noise and noise associated 
with the venue will be regulated by noise ordinance requirements; noise exceeding 
ordinance thresholds, or without noise exemption permits, may provide a basis for permit 
revocation.  General Liability Insurance requirements will also be adhered to by applicants, 
per Section 6.05.180 (Insurance Requirements), requiring insurance for bodily injury 
(including death), personal injury, and property damage.  Furthermore, events with high-
risk and high-exposure will be required to have permitted ambulances with life support 
services present, as required by Section 6.05.162, Special Events, of the Yuba County 
Development Code.

5. The proposed use complies with any design or development standards applicable to the 
zoning district or the use in question unless waived or modified pursuant to the 
provisions of this Code;

The project site does not fall within an area where design review is required, however, 
typical development standards are required as part of a new commercial development.  All 
development shall be in compliance with Yuba County Development Code related to 
permits for structures, setbacks, height restrictions and access. Development standards will 
be required and reviewed for compliance at time of building permit review. 

6. The design, location, size, and operating characteristics of the proposed activity would 
be compatible with the existing and reasonably foreseeable future land uses in the 
vicinity;

The immediate surrounding area is also zoned as Agricultural Residential, with minimum 
lot sizes of 10 acres (AR-10), and all surrounding properties are zoned AR-10 within a 
twelve-hundred foot radius. The proposed special event use has been conditioned to be 
compatible with the surrounding low density Agricultural Residential land uses.

7. The site is physically suitable for the type, density, and intensity of use being proposed, 
including access, utilities, and the absence of physical constraints; and

The project site is 6.55 acres in size and is physically capable of accommodating the 
proposed density of individuals and number of events.  The site has ample room for parking 
and area for guests to gather, away from property frontage.  Line of sight for oncoming 
traffic, or traffic exiting the venue, is an estimate of some 1000± feet, both eastbound and 
westbound, from Jamestown Court onto Browns Valley Road.  The site currently has 
electricity connection and proposed restrooms are to be portable restroom trailers that will 
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be removed after event use, to ensure well and septic are not negatively impacted.  The site 
is free of physical constraints that would otherwise appear as an obstacle or hindrance to 
venue operation. 

8. An environmental determination has been prepared in accordance with the California 
Environmental Quality Act.

Staff has determined the proposed project is exempt per Section 15301, Class 1 (Existing 
Facilities) of the CEQA Guidelines, the project as presently conditioned will not have a 
significant effect on the environment.

9. The proposed use does not detract from or diminish the on-site crop production use.

The proposed use does not detract nor diminish from on-site production, as there is no 
on-site crop production in existence at this time.

10. There is no adverse effect on agricultural production or public health and safety on 
surrounding properties.

There will be no adverse effect on agricultural production, as there as there is no on-site 
crop production in existence at this time. Public health concerns related to food and 
beverages will be addressed primarily through the Environmental Health Department; 
food and beverages are to be served via catering serviced provided by the applicants. The 
serving of alcoholic beverages is not proposed. Should the serving of alcoholic beverages 
be proposed by the project applicants, they will be required to obtain all necessary 
approvals. Adequate restroom facilities will be required per Environmental Health 
standards.  

Report Prepared By: Reviewed by:

______________________________                        ___________________________
Ian Scott Kevin Perkins 
Project Manager of Broadband Planning Manager  

ATTACHMENTS

1. Site Plan
2. Conditions of Approval







DRAFT CONDITIONS OF APPROVAL
YUBA COUNTY DEVELOPMENT REVIEW COMMITTEE

Applicant: Carrie Wait                           Case Number: CUP 2021-0002
Owner: John Whiteley DRC Hearing Date: August 5, 2020
APN: 019-380-004

ACTIONS FOR CONSIDERATION:  Staff recommends the Development Review Committee take 
the following actions:

I. After review and consideration, make a determination the project is exempt from environmental 
review pursuant to California Environmental Quality Act (CEQA) Section 15301, Class 1 
(Existing Facilities).

II. Approve Conditional Use Permit CUP 2021-0002 subject to the conditions below, or as may be 
modified at the public hearing, making the findings made in the Staff Report, pursuant to County 
of Yuba Title XI Section 11.57.060.

STANDARD CONDITIONS

1. Unless specifically provided otherwise herein or by law, each condition of these 
Conditions of Approval shall be completed to the satisfaction of the County. Failure to 
comply with this provision may be used as grounds for revocation of this permit.

2. As a condition of approval, Owner or an agent of Owner acceptable to County shall 
defend, indemnify, and hold harmless the County and its agents, officers, and employees 
from any claim, action, or proceeding, against the County or its agents, officers, and 
employees; including all costs, attorneys’ fees, expenses, and liabilities incurred in the 
defense of such claim, action, or proceeding, to attack, set aside, void or annul an 
approval by the County, Planning Commission, Development Review Committee, or 
other County advisory agency, appeal board, or legislative body concerning the 
conditional use permit. County shall promptly notify owner of any such claim, action, or 
proceeding and shall cooperate fully in the defense of said claim, action, or proceeding.

3. The Conditional Use Permit may be effectuated at the end of the ten day (10) appeal 
period which is August, 15, 2021. Conditional Use Permit CUP 2021-0002 shall be 
designed and operated in substantial conformance with the approved conditional use 
permit as outlined in the approved site plan and project description (Attachment 1) filed 
with the Community Development & Services Agency and as conditioned or modified 
below. No other expansion of uses are authorized or permitted by this use permit.

4. This Conditional Use Permit approval shall be effectuated within a period of twenty-four 
(24) months from this date and if not effectuated shall expire on August 5, 2023. Prior to 
said expiration date; the applicant may apply for an extension of time, provided, however, 
this approval shall be extended for no more than a total of twelve (12) months. 

5. This permit shall be valid for a period of five (5) years. At the end of this time, 
Conditional Use Permit CUP 2021-0002 shall be considered by the Development Review 
Committee for a five (5) year renewal period. This process shall reoccur each five (5) 
years. During each renewal hearing before the Development Review Committee, the 
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committee shall utilize all available information, including any noise complaints, in 
considering renewal of the use permit for another five (5) year period. 

6. Owner(s), Owner’s agent(s) or Applicant shall comply with all applicable federal, state, 
and local laws, ordinances, and regulations, including the requirements provided by Title 
XII of the Yuba County Ordinance Code.

BUILDING DEPARTMENT

The Building Department has no Conditions of Approval for this Conditional Use Permit.

PUBLIC WORKS DEPARTMENT

7. All existing or proposed driveway encroachments onto Jamestown Court shall conform to 
the current Yuba County Standards for a Rural Driveway (Drawing No. 127 and 128) under 
permit issued by the Department of Public Works.

8. All road and drainage construction required by these conditions of approval shall be 
inspected in compliance with Section 4 of the Yuba County Standards and approved by the 
Yuba County Department of Public Works.  Applicant’s contractor shall meet on-site with 
the Public Works Department representative prior to the commencement of work to discuss 
the various aspects of the project.  Applicant shall pay all fees for inspection to the Public 
Works Department prior to any construction.

9. Whenever construction or grading activities will disrupt an area of 1 acre or more of soil 
or is less that 1 acre but is associated with a larger common plan of development, the 
applicant is required to obtain a Yuba County grading permit issued by the Public Works 
Department and a National Pollutant Discharge Elimination System (NPDES) General 
Permit for Storm Water Discharges Associated with Construction Activities, NPDES No. 
CAS000004, Order No. 2013-0001-DWQ.  Coverage under the General Permit must be 
obtained prior to any construction.  More information may be found at 
http://www.swrcb.ca.gov/stormwtr/construction.html.  Owner must obtain an approved 
and signed Notice of Intent (NOI) from the Regional Water Quality Control Board 
(RWQCB), a Waste Discharge Identification (WDID) number and a Storm Water Pollution 
Prevention Plan (SWPPP), as described by either the RWQCB or the State Water Regional 
Control Board (SWRCB).  The SWPPP shall describe and identify the use of Storm Water 
Best Management Practices (BMP's) and must be reviewed by the Yuba County Public 
Works Department prior to the Department's approval of Improvement Plans or issuance 
of a Grading Permit for the project.  See Yuba County's Stormwater Regulations for 
Construction Activities Procedures for details.  According to state law it is the 
responsibility of the property owner that the SWPPP is kept up to date to reflect changes 
in site conditions and is available on the project site at all times for review by local and 
state inspectors.  Erosion and sediment control measures, non-stormwater and material 

http://www.swrcb.ca.gov/stormwtr/construction.html
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management measures, and post-construction stormwater management measures for this 
project shall be in substantial compliance with the SWPPP.

10. Erosion control shall conform to section 11 of the Yuba County Improvement Standards.

11. Strict control over dust problems created during construction shall be adhered to with 
regard to surrounding properties and public facilities.  The construction specifications 
and/or improvement plans shall have items reflecting dust control measures in detail.

ENVIRONMENTAL HEALTH DEPARTMENT

12. Events to be limited to the areas designated by the applicant.

13. No driving on the leachfield and repair area, unrepairable damage may be done.

PLANNING DEPARTMENT

14. Minor modifications to the final site configuration may be approved by the Community 
Development and Services Director.

15. The proposed project shall be designed and operated in substantial conformance with the 
approved conditional use permit as described in the project description and the proposed 
site plan filed with the Community Development and Services Agency. No other 
expansion of uses are authorized or permitted by this use permit.

16. All events shall be subject to the Yuba County General Plan 2030 noise regulations and 
the County Noise Ordinance. Per Section 8.20.430 of the County Noise Ordinance, the 
operation of amplified sound equipment shall only occur between the hours of 8:00 a.m. 
and 9:00 p.m. each day. No operation of sound amplifying equipment for commercial 
purposes shall be permitted on Sundays or legal holidays. The operation of sound 
amplifying equipment for noncommercial purposes on Sundays or legal holidays shall 
only occur between the hours of 8:00 a.m. and 6:00 p.m. Sound emanating from sound 
amplifying equipment shall not exceed 15 decibels above the ambient base noise level set 
forth in Section 8.20.140. 

17. Exemption of the regulations found within Section 8.20 of the County Noise Ordinance 
can only be done on a case-by-case basis through the award of an Exemption Permit, per 
Section 8.20.720. An Exemption Permit must be applied for no later than twenty-one (21) 
days prior to the event; Yuba County may impose reasonable limitations on the conduct 
of the special event, including limitations on the date and times during which the special 
event may take place and limitations on the level of noise produced at this special event.
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18. Any and all physical improvements associated with this Conditional Use Permit shall be 
maintained to the standards specified in these Conditions of Approval set forth for this 
use permit. Failure to maintain said physical improvement(s) in said manner may be used 
as grounds for revocation of this use permit.

19. All sources of amplified sound shall be installed, maintained, and otherwise directed to 
project sound in a southward direction. 
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