
MINUTES OF THE YUBA COUNTY
PLANNING COMMISSION

Wednesday, November 17, 2021
6:00 p.m.  Zoom Meetings Teleconference

Planning Commissioners Present:  Commissioners McNally, Muncaster, Lubeck, and Phillips 

Planning Commissioners Absent: Commissioner Ferrini 

Staff Present: Vanessa Franken, Planner II; Ciara Fisher, Planner III; Ian Scott, Project Manager 
of Broadband; Kevin Perkins, Planning Manager; and Sims Ely, County Counsel 

PUBLIC COMMUNICATION:

 None

APPROVAL OF MINUTES:

Commissioner McNally made the motion, which was seconded by Commissioner Muncaster to
approve the minutes from the October 20, 2021 Planning Commission meeting.

The motion was passed with the following vote:

Ayes: Commissioners McNally, Lubeck, and Muncaster
Noes: None
Abstain: Commissioner Phillips
Absent: Commissioner Ferrini

ACTION ITEMS:

1) Conditional Use Permit CUP 2021-0001 (Neel Event Center): The project site is 
located in the community of Browns Valley, in the Rural Residential (RR-5) district, 
& 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 located outside of the County’s Valley Growth Boundary (VGB) 
and holding over 12 events in a year. The property address is 5816 Marysville Road 
(APN: 005-420-018), a 5.51 acre parcel that is currently developed with a single 
family residence, a barn and a man-made pond; it is located within the community of 
Browns Valley. The residence is occupied by the project applicants and the proposed 
acreage of the parcel to be used for the event center is 2.5 acres.
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Staff Report:  Vanessa Franken introduced the project and presented the staff report. 
Planning Commission questions were answered by Vanessa Franken. Vanessa Franken 
indicated at the beginning of her presentation regarding CUP 2021-0001 that two comment 
letters were received, one from the applicant and one from FRAQMD.

Public Hearing: Community Development Director Mike Lee stated that accusations were 
made against County staff regarding discrimination against members of the LGBTQ+ 
community, he also stated that such behavior is both wholeheartedly untrue and that CDSA 
would never tolerate such behavior in the agency.

The applicants, Heather and Jeff Neel, made a statement expressing their dissatisfaction with 
the project review process within CDSA. The topics of their disapproval are summarized 
below:

o Reviews taking longer than expected
o Accusations of discrimination on the basis of LGBTQ+ affiliation
o Amount of events included in CUP2021-0001 are insufficient to produce a 

profitable small business
o Receiving conditions of approval without sufficient notice prior to public hearing

Commissioner McNally clarified that the Valley Growth Boundary limitation on parcels 
having no more than a specified amount of events per year is modified for the event center 
conditional use permit process. Kevin Perkins stated that by right any parcel outside the VGB 
is limited to five events per year with no more than 100 persons in attendance per event, any 
events between quantities of 6-12 require a temporary use permit, and any events over 12 in 
quantity require a minor conditional use permit. Due to recent controversy around the minor 
conditional use permit process for a special event center, the venue for new event center 
minor conditional use permit has moved from the County staff-led Development Review 
Committee to the Planning Commission.

Commissioner McNally questioned the applicant’s argument regarding events without music 
not producing an adverse impact for the community on the basis of traffic impacts. Jeff Neel 
disputed this concern, and stated that he focused on addressing noise impacts. Commissioner 
McNally asked if the applicants were required to conduct either a traffic or noise study. 
Heather Neel stated that the staff report includes a statement from CalTrans on traffic 
impacts. Commissioner McNally stated that CalTrans examined highway traffic impacts, and 
that analysis of traffic on Marysville Road fall outside of their scope. Commissioner McNally 
also asked if the applicants are being required to perform any road improvements to 
accommodate local traffic impacts. 

Kevin Perkins stated that due to their being good line of site on the road and the 
encroachment on Marysville Road being paved, that it wouldn’t be prudent to require 
improvements. He also stated that concerns around traffic and noise impacts are covered by 
the conditions of approval and project environmental document. Kevin Perkins also provided 
an overview on the background of recent event center controversies to explain the County’s 
position on limiting events, stating that staff is attempting to balance the interests of the 
applicant and residents of the foothills who have expressed ongoing concerns regarding 
primarily noise impacts. He also stated that the Planning Commission will have the 
opportunity to review the project after 1 year to determine if the applicants have been 
complying with the conditions of approval, and that the Planning Commission will have the 
ability to affect the number of events and other conditions at that time based on performance.



Page 3 of 6

Heather Neel disputed the veracity of a comment letter that was received in opposition to the 
project, stating that she did not believe the person who submitted the letter lived at the 
residence during the days the letter cited events occurred on the Neel’s property. She also 
stated that her request to have three weekend events per month would be a compromise 
between the applicant and the project site neighbors.

Commissioner McNally provided an overview on audio and traffic impacts throughout Yuba 
County, citing other event centers and notable regional amenities such as an amphitheater 
near Plumas Lake and Bishop’s Pumpkin Farm in a point that large events do have adverse 
impacts that are experienced by the community. She also explained the reasonableness of the 
entitlement review process, stating that the environmental review process regularly requires 
additional studies than were required for CUP2021-0001. Commissioner McNally also 
questioned the suitability of the project in its locality, stating that the area density of 5 acres 
per lot may be too densely populated to avoid noise impacts to neighbors.

Commissioner Muncaster asked about the number of events per year and month, and 
questioned why the applicants are focusing on Saturdays given that weddings can occur on 
other days of the week. Heather Neel restated her argument on the number of events per year 
and month she is requesting on the basis of business profitability. Jeff Neel also stated his 
belief that the vast majority of weddings occur on Saturdays. Commissioner Muncaster 
requested additional comment from the applicants’ openness to events that are not on 
Saturdays. Jeff Neel restated his emphasis on the importance of Saturday events to their 
business model. 

Commissioner Lubeck expressed concerns regarding traffic hazards at the project site. Jeff 
Neel stated that his neighbor expressed their approval for the use of the project site as a turn 
in for his personal use. Heather and Jeff Neel spoke to the improvements on the site to 
support their belief that they sufficiently accommodate traffic and parking. Vanessa Franken 
provided additional information in support of the applicant’s case that the site has sufficient 
improvements to accommodate traffic and parking, she also noted the proximity of various 
neighboring parcels. 

Commissioner Lubeck expressed concerns regarding traffic and the potential hazard of 
persons under the influence of alcohol wandering into the roadway from the event center. 
Heather Neel stated that the applicants are planning to be on site for each event. 
Commissioner McNally questioned how the liquor license process will be effectuated as it 
pertains to the event center project. Heather Neel stated that 30 days prior to the event the 
bartenders will be required to provide responsible service of alcohol and ABC licensure 
documentation. She also stated that both herself and Jeff Neel have or will obtain related 
alcohol licensure, and that if any event attendees need to leave their car on site due to alcohol 
consumption that they are able to do so.

County Counsel Sims Ely stated that comment letters recently received should be entered 
into the public record. Heather Neel stated that the FRAQMD letter was a 
miscommunication. Kevin Perkins substantiated this, stating that FRAQMD had inaccurately 
applied a project scope to CUP2021-0001 that has since been corrected by County staff 
working with FRAQMD.

Charles Sharp stated that he is planning an event center of his own and that the industry is 
large enough to accommodate competition, and approves of the applicant’s project. He stated 
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concerns about traffic noise affecting events at the venue, and proposed an alternate entry to 
the project site to assuage traffic concerns. He also recommended temporary signage be 
conspicuously placed prior to events to caution local traffic to drive safely.

Ron Slaven stated his opposition to the project due to his proximity to another event center 
on the basis of noise nuisance. He states that due to his close proximity to another event 
center he is unable to enjoy use of his property during frequent events.

Ashley Larcom stated her support for the project as a videographer in the wedding event 
industry and stated that the project site characteristics support the event center. She also 
stated that her experience of the project site consisted of vendors leaving in a timely manner 
and that noise standards were observed. 

Commissioner Lubeck questioned the previous events that have occurred at the project site. 
Jeff Neel stated that 5 events have occurred at the project site, not including sample 
photoshoots for promotional purposes. He also spoke generally of the necessity of preparing 
the project site and business it will accommodate to stimulate client interest.

Commissioner McNally questioned County staff regarding the amount of events the project 
is conditioned for. Kevin Perkins stated that the intention of the condition is for 30 events per 
calendar year, with no more than 3 per month. Commissioner Muncaster asked if the 
applicants are requesting 32 events per calendar year. Kevin Perkins stated that in his belief 
the applicants are requesting 4 events per month and 32 events per year. Commissioner 
McNally sought clarification on the 1 year review period stated in the conditions. Kevin 
Perkins provided an overview on how this process would be conducted, and reminded the 
Planning Commission that they have the purview to modify any conditions of approval as 
they see fit.

Motion: Commissioner McNally made a motion and was seconded by Commissioner 
Muncaster, to adopt the attached mitigated negative declaration, mitigation monitoring 
plan, and resolution approving CUP2021-0001 with condition of approval #26 being so 
modified to 32 events per year not to exceed 2 weekend days consisting of Saturdays and 
Sundays per month. 
 

The motion passed with the following vote:

Ayes: Commissioners McNally, Lubeck and Muncaster
Noes: Commissioners Phillips
Abstain: None
Absent: Commissioner Ferrini

2) Tentative Subdivision Tract Map TSTM 2021-0004 and Change of Zone XZ 
2021-0002 (Goldfields Ranch): Recommending the Board of Supervisors hear the 
matter de novo, to adopt the resolution, make the required findings, and to make the 
final determination for the approval, denial, or otherwise, of TSTM 2021-0004 and 
CZ 2021-0002 and the proposed Mitigated Negative Declaration and Mitigation 
Monitoring Plan.

Staff Report:  Kevin Perkins introduced the project and presented the staff report. Planning 
Commission questions were answered by Kevin Perkins.
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Public Hearing: None

Motion: Commissioner Muncaster made a motion and was seconded by Commissioner 
McNally, to recommend that the Board of Supervisors hear the matter de novo, to adopt 
the resolution, make the required findings, and to make the final determination for the 
approval, denial, or otherwise, of TSTM 2021-0004 and CZ 2021-0002 and the proposed 
Mitigated Negative Declaration and Mitigation Monitoring Plan. 

The motion was passed with the following vote:

Ayes: Commissioners Muncaster, Lubeck, Phillips and McNally
Noes: None
Abstain: None
Absent: Commissioner Ferrini

3) Ordinance Amendment OA2021-0001 (Development Code and Zoning Map 
Update): A request to consider minor amendments, modifications, and corrections to the 
County of Yuba’s Development Code (DC), Official Zoning Map of the County of Yuba 
(Zoning Map), and associated land use regulations. These changes are further detailed as 
State mandated changes and Staff led changes, as detailed in the OA2021-0001 Staff 
Report. 

Staff Report:  Kevin Perkins introduced the project and presented the staff report. Planning 
Commission questions were answered by Kevin Perkins.

Public Hearing: None

Motion: Commissioner McNally made a motion and was seconded by Commissioner 
Lubeck, to recommend the Board of Supervisors repeal and reenact Title XI 
Development Code, amend the zoning map, and determine the project is exempt from 
CEQA review in accordance with CEQA Section 15183. 

The motion was passed with the following vote:

Ayes: Commissioners Muncaster, Lubeck, Phillips and McNally
Noes: None
Abstain: None
Absent: Commissioner Ferrini

OTHER BUSINESS:  None

CORRESPONDENCE:  None

PLANNING DIRECTOR COMMMENTS: Kevin Perkins thanked the Planning Commission 
for their support on the Ordinance Amendment item and stated that new changes will be brought 
to the Planning Commission regarding the noise ordinance, Hammon Grove Park, and outdoor 
festivals in the county. A new subdivision entitlement will be brought before the Planning 
Commission for consideration soon as well. Kevin Perkins also provided notice that two new 
staff have joined the Planning Department: Maggie Scarpa (Planner I) and Jacob Edwards 
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(Planner I). Additionally, two existing Planning Department staff have recently been promoted: 
Ciara Fisher (Planner III) and Vanessa Franken (Planner II).

PLANNING COMMISSIONER COMMENTS: Commissioners McNally and Muncaster 
congratulated Planning Department staff for their promotions. (Commissioner McNally and 
Kevin Perkins also congratulated Commissioner Muncaster for her recent wedding.) (ONLY 
INCLUDE IF MUNCASTER APPROVES)

ADJOURNMENT:  There being no further business, the meeting was adjourned until the next 
meeting on December 15, 2021.
          
                  
__________________
Kevin Perkins 
Planning Manager


