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Date: July 20, 2018  Case/File No.: Mountain Valley Ranch Event 
Barn;  
PDS2017-MUP-03-035W1, 
PDS2017-ER-03-09-013A 
 

Place: County Conference Center  
5520 Overland Avenue  
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 Project: Major Use Permit Modification for 
Event Facility 

Time: 9:00 a.m.   Location: 842 Highway 78, Ramona 
 

Agenda Item: #1  General Plan: Semi-Rural (SR-2) 
 

Appeal Status: Appealable to the Board of 
Supervisors 
  

 Zoning: General Agricultural (A72) 

Applicant/Owner: MJJM, LLC  
 

 Community: Ramona Community Plan Area 

Environmental: CEQA §15164 Addendum   APN:  281-484-43 
 

A. EXECUTIVE SUMMARY 

1. Requested Actions 

This is a request for the Planning Commission to evaluate the proposed Major Use Permit (MUP) 
Modification for an event facility, determine if the required findings can be made and, if so, take the 
following actions:  

a. Adopt the Environmental Findings which includes a finding that the previously adopted MND is 
adequate with an Addendum, pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15164 (Attachment D). 
 

b. Grant MUP PDS2017-MUP-03-035W1, make the findings, and impose the requirements and 
conditions as set forth in the Form of Decision (Attachment B). 

2. Key Requirements for Requested Actions 

a. Is the proposed project consistent with the vision, goals, and policies of the General Plan?  
 

b. Does the project comply with the policies set forth under the Ramona Community Plan?  

c. Is the proposed project consistent with the County’s Zoning Ordinance? 

d. Is the project consistent with other applicable County regulations?  

e. Does the project comply with CEQA?   
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Based on staff’s analysis, it is the position of Planning & Development Services (PDS) that the required 
findings can be made. Staff recommends approval of the MUP Modification with the conditions noted in the 
attached Form of Decision (Attachment B).  

B. BACKGROUND 

The Planning Commission approved a MUP (MUP-03-035) on the subject property in 2010 for a participant 
based equestrian event facility with associated parking and lighting within an equestrian arena on the 
northwestern corner of the property. The MUP allows the equestrian facility to be used for organized 
participant based horse riding events year-round, primarily on the weekends, with a maximum permitted 
attendance of 150 persons. Events include junior rodeos, barrel races, team roping, community horse shows, 
clinics, and 4-H meetings. The original MUP was obtained to correct a zoning violation for the unpermitted 
operation of the equestrian event facility, therefore the footprint of the MUP was confined only to the 
equestrian event facility and associated parking area. The footprint of the original MUP encompasses 4.3 
acres of the 25-acre property, and has an entrance on Magnolia Avenue which is separate from the entrance 
to the MUP Modification area.  

The proposed MUP Modification is requested to correct a zoning violation for the unpermitted operation of 
an existing barn on the property for events such as weddings and birthday parties, as well as a seasonal 
pumpkin patch and Christmas tree farm. An Administrative Warning (see Attachment F) was issued to the 
property owners on June 26, 2014 for the rental of the barn structure without a permit, as the use of the barn 
for events was not included in the approval of MUP-03-035. 

C. DEVELOPMENT PROPOSAL 

1. Project Description 

The applicant requests a MUP Modification for the use of an existing agricultural barn for private 
events. The 25-acre property is located directly north of State Route 78 (SR-78) in the Ramona 
Community Plan area within the unincorporated County (Figure 1).  

The MUP Modification proposes to expand the originally approved MUP to include approximately 5.5 
acres for the purpose of holding events such as weddings, parties, a pumpkin patch, and a Christmas 
tree farm. The 5.5-acre expansion area is located on the southeastern corner of the property, and 
includes an existing 2,461 square foot barn, existing small shade structures, an existing outdoor 
grass area, an existing dirt parking area with a 116 car capacity, and an existing gated driveway 
entrance off of SR-78 (Figure 2). No new structures are proposed with the project; some construction 
or repairs would be required to obtain appropriate building, electrical, and/or plumbing permits to 
ensure the barn structure meets current code requirements. Additionally, an interior remodel of the 
existing offices on the north side of the barn structure is proposed to accommodate men’s and 
women’s restrooms. 

The facility will be used for a wide variety of events throughout the year. Public events such as 
weddings, birthdays, anniversaries, family reunions, quinceañeras, and other similar parties and 
celebrations will primarily take place on the weekends from January through June, with limited events 
taking place July through December. Maximum allowed attendance will be 120 guests plus 
approximately 10 support personnel, and event hours will be limited to 10:00AM to 10:00PM. The 
project has been conditioned to limit all events to the maximum allowed attendance at any given 
time, and to maintain the appropriate hours of operation including to stop music and other noise 
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generating activities at 10:00pm. Ceremonies will take place either inside the barn structure or in the 
existing outdoor grass area to the east of the barn, and receptions will take place inside the barn.  

Beginning the last week of September through October 31st, a pumpkin patch is operated with 
activities such as a corn maze, corn cannon, animal exhibit, pumpkin field, and a picnic area. Hours 
of operation are from 9:00AM to 6:00PM, and the applicant has indicated there will be approximately 
250 average daily visitors, with the peak being approximately 100 visitors at a given time. Pumpkin 
sales will take place within the existing barn, and customers will be able to participate in the listed 
activities within the 5.5-acre MUP Modification expansion area. Beginning the day after Thanksgiving 
through December 22nd, the facility operates a Christmas tree farm. Average daily visitors to the 
Christmas tree farm, as indicated by the applicant, are approximately 80 individuals. These events 
are also subject to the maximum allowed attendance of 120 guests at any given time.  

The MUP Modification area is served by an on-site septic system which has been conditioned to be 
upgraded to accommodate increased wastewater flows. Water service is provided by the Ramona 
Municipal Water District. The proposed MUP Modification will not involve grading, but will include a 
1,300 square foot paved drive aisle for parking lot access to satisfy requirements for fire department 
access and accessible parking.  

Please refer to Attachment A – Planning Documentation, to view the Plot Plan and elevations.  

 
Figure 1: Vicinity Map  
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Figure 2: Plot Plan 

Figure 3: Photograph of existing barn and parking area looking northeast from SR-78 
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2. Subject Property and Surrounding Land Uses 

The project is located north of and adjacent to SR-78 and south of Magnolia Heights Road, between 
Magnolia Avenue and Rancho Allen Lane. The project site is primarily flat with moderate slopes in 
the southwestern corner where there is an existing 100-year floodway (see Figure 4). In addition to 
the equestrian facility and event barn, the 25-acre property has an existing single family residence 
and associated accessory structures which are not part of the MUP. 
 
Surrounding land uses consist primarily of residential and agricultural uses. To the north and east 
are single family residences on approximately 2-acre lots; to the west are 10-acre lots and larger 
with residential and agricultural uses; and to the south are 2-acre lots and larger with residential and 
commercial uses, and vacant lots (Figures 4 and 5). Table C-1 provides a summary of the 
surrounding land uses.  

 
Figure 4: Location of the proposed expansion area – existing barn is shown as the red star. 
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 Figure 5: Aerial Photograph 
 

            Table C-1: Surrounding Zoning and Land Uses 
 

Location 
 

General 
Plan 

 
Zoning Adjacent 

Streets Description 

North Semi-Rural 
Residential A70 Magnolia 

Heights 
Residential, 

Rural, Vacant 
Land 

East Semi-Rural 
Residential A72 None 

Residential, 
Rural, Vacant 

Land 

South Semi-Rural 
Residential A70, A72 SR-78 

Residential, 
Rural, Vacant 

Land 

West Semi-Rural 
Residential A70, A72 Magnolia Ave 

Residential, 
Rural, Vacant 

Land 
 
 
 
 

1 - 6



7 
 

D. ANALYSIS AND DISCUSSION 

The project has been reviewed for conformance with all relevant ordinances and guidelines, including, 
but not limited to the San Diego County General Plan, the Ramona Community Plan, the County Zoning 
Ordinance, and CEQA Guidelines. A detailed discussion of the project’s technical analysis and 
consistency with applicable codes, policies, and ordinances is described on the following pages. The 
following items, among others, were reviewed throughout the project’s processing: 

1. Project Analysis 

Noise 

The project was reviewed for compliance with the County of San Diego General Plan Noise Element 
(Noise Element) and County Noise Ordinance. Pursuant the County Noise Ordinance and based on 
the zoning of the site, the project is subject to a 45 decibel (dBA) noise standard during the most 
restrictive nighttime hours of 10PM to 7AM, and 50 dBA noise standard during the daytime hours of 
7AM to 10PM.  

Primary noise sources associated with the project are generated from events which use amplified 
music. The events are conditioned to occur only during the hours of 10AM to 10PM. No generator 
units or other noise generating equipment is proposed to be used for the project aside from amplified 
music during events. 

Based on the noise report prepared for the project, noise impacts will be less than significant. To 
ensure compliance with the Noise Ordinance, the project has been conditioned to close the existing 
northern and eastern roll up doors on the barn while amplified music is operational. According to the 
noise report, this project design feature will reduce event noise levels to below the 50 dBA hourly 
standard along all property lines. As an ongoing condition, the project is required to conform to all 
County noise requirements.  

With the incorporation of the conditions of approval described above and further detailed in the Form 
of Decision (Attachment B), it has been determined that the project complies with the County Noise 
Ordinance and the Noise Element.  

Community Character  

The proposed MUP Modification will include the expansion of permitted uses on the property. No 
expansion of existing structures or new structures are proposed, however, an interior remodel to the 
existing office space on the north side of the barn is proposed to accommodate men’s and women’s 
restrooms. 

Equestrian and event facilities such as this are common within nearby residential and agricultural 
areas. Weddings and similar events, as well as the pumpkin patch and Christmas tree farm, are 
allowed uses under the Zoning Ordinance General Agricultural Use Regulation with approval of a 
MUP. The existing visual character and quality of the project site and surrounding area can be 
characterized primarily as rural residential, with agricultural uses and small commercial operations, 
such as wineries, small stores, and restaurants, on relatively flat to sloping grades.  

With the proposed MUP Modification, the character of the project site would not be modified. No new 
structures are proposed, and limited paving within the parking area will occur, which will help to 
maintain the rural and agricultural character of the property.  

1 - 7



8 
 

Traffic 

A Focused Traffic Analysis was prepared and concluded that the proposed project will not have a 
significant impact to surrounding roads. The increase in trips due to proposed events will not 
significantly impact any road segment or intersections nearby. No significant traffic impacts will occur 
with implementation of the proposed MUP Modification. The project will be required to contribute to 
the Traffic Impact Fee program to mitigate for cumulative impacts.  

2. General Plan Consistency 

The site is subject to the General Plan Semi-Rural (SR-2) Land Use Designation. The proposed 
project is consistent with the following relevant General Plan goals, policies, and actions as described 
in Table D-1.  

Table D-1: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
LU-2.8: Mitigation of Development Impacts. 
Require measures that minimize significant 
impacts to surrounding areas from uses or 
operations that cause excessive noise, 
vibrations, dust, odor, aesthetic impairment 
and/or are detrimental to human health and 
safety.  

The proposed project consists of expanding the 
allowed uses on a property, and does not involve 
any construction of new structures. Any noise 
associated with the proposed uses, including 
weddings and other events, will be moderated by 
project design features and conditioned to 
remain compliant with the County Noise 
Ordinance.  

LU-6.5: Sustainable Stormwater 
Management. Ensure that development 
minimizes the use of impervious surfaces and 
incorporates other Low Impact Development 
(LID) techniques as well as a combination of 
site design, source control, and stormwater 
best management practices, where applicable 
and consistent with the County’s LID 
Handbook.  

A Standard Project Stormwater Quality 
Management Plan (SWQMP) was prepared, and 
a drainage certification was submitted, which 
demonstrates that the proposed MUP 
Modification will not increase stormwater 
discharge and will not adversely affect existing 
drainage conditions or downstream facilities. 

LU-10.2: Development-Environmental 
Resource Relationship. Require 
development in Semi-Rural and Rural areas to 
respect and conserve the unique natural 
features and rural character, and avoid 
sensitive or intact environmental resources 
and hazard areas.  
 

The existing project site is compatible with the 
rural nature of the surrounding community as it 
is an agricultural building surrounded by a rustic 
parking and gathering area. The MUP 
Modification does not propose to alter the 
existing structure or surrounding area, therefore 
conserving the rural character of the community. 
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General Plan Policy Explanation of Project Conformance 
LU-14.2: Wastewater Disposal. Require that 
development provide for the adequate 
disposal of wastewater concurrent with the 
development and that the infrastructure is 
designed and sized appropriately to meet 
reasonable expected demands.  
 

The project wastewater disposal will be handled 
by an expansion of an existing wastewater 
treatment system. The preliminary design has 
been accepted by the Department of 
Environmental Health (DEH), and the project has 
been conditioned to obtain final approval of the 
design and installation of the systems from DEH 
during processing of the building permit.  

POLICY COS 4.1 – Water Conservation. 
Require development to reduce the waste of 
potable water through use of efficient 
technologies and conservation efforts that 
minimize the County’s dependence on 
imported water and conserve groundwater 
resources.  

The proposed project does not include any 
landscaping, thereby minimizing the water 
required for operation.  

POLICY COS 11.1 – Protection of Scenic 
Resources.   Require the protection of scenic 
highways, corridors, regionally significant 
scenic vistas, and natural features, including 
prominent ridgelines, dominant landforms, 
reservoirs, and scenic landscapes. 

The proposed project is directly adjacent to 
County General Plan Designated Scenic 
Highway State Route 78. The project site, with 
the existing barn and agricultural operations, is 
visible from SR-78 (see Figure 3). However, 
because it is currently compatible with the rural 
community character, the use of the event venue 
does not adversely affect the designated scenic 
corridor. The proposed MUP Modification does 
not include any construction or alteration to the 
exterior of the existing barn, and will continue to 
contribute to the rural character of the 
community. 

3. Ramona Community Plan Consistency 

 The proposed project is consistent with the following relevant Ramona Community Plan goals, 
policies, and actions as described in Table D-2.  
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Table D-2: Community Plan Conformance   
Ramona Community Plan Policy Explanation of Project Conformance 
Goal LU 1.1 – The rural atmosphere of the 
Ramona Community is preserved and 
enhanced, while encouraging a balance of 
land uses that are compatible with a country 
lifestyle.  

The proposed project, which includes the use of 
an existing agricultural barn for public events, will 
preserve and maintain the rural atmosphere and 
community character of the Ramona community. 

Goal N 1.1 – Adequate control of noise 
sources in the planning area and an 
environment free of excessive and damaging 
noise.  

The proposed project was analyzed for 
compliance with County noise regulations. The 
Noise Report prepared for the project concluded 
that with design features implemented, the use of 
the existing property and barn for events would 
not exceed County noise standards.  

4.  Zoning Ordinance Consistency 
a. Development Regulations 

The proposed project complies with all applicable zoning requirements of the General 
Agricultural (A72) zone with the incorporation of conditions of approval (See Table D-3).   

      Table D-3: Zoning Ordinance Development Regulations  
CURRENT ZONING REGULATIONS CONSISTENT? 

Use Regulation: A72 Yes, upon issuance of MUP. 
Animal Regulation: W N/A 
Density: - N/A 
Lot Size: 2 Acres N/A 
Building Type: C N/A 
Height: G Yes 
Lot Coverage: - N/A 
Setback: C Yes 
Open Space: - N/A 

  Special Area 
  Regulations: S Yes 

 
Development Standard Proposed/Provided Complies? 
Section 2725.c of the Zoning 
Ordinance allows for Participant 
Sports and Recreation: Outdoor 
upon issuance of a MUP.  

The project is for the 
expansion of uses on the 
subject property to include 
weddings and other similar 
events, which are classified as 
Participant Sports and 
Recreation: Outdoor. 
Therefore, the project will 
comply with the A72 Use 

Yes   No  
 
Upon approval of a MUP 
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Development Standard Proposed/Provided Complies? 
Regulations upon approval of 
a MUP.  

Section 4600 of the Zoning 
Ordinance sets the maximum 
height requirements.  This 
parcel has a designated height 
of “G” which requires structures 
to be no more than 35 feet in 
height. 

The existing structures on-site 
do not exceed 35 feet in 
height. The existing barn is 30 
feet tall. No other structures or 
modifications to existing 
structures are proposed.    

Yes   No  
 

Section 4800 of the Zoning 
Ordinance requires that the 
project meet the “C” setback 
requirements of a 60-foot front 
yard setback, 15-foot interior 
side yard setback, 35-foot 
exterior side yard setback, and 
a 25-foot rear yard setback. 

The proposed MUP 
Modification expansion area is 
located outside of all required 
setbacks. 

Yes   No  

Section 7358 of the Zoning 
Ordinance requires that findings 
be made for the Major Use 
Permit. Among other things, 
these findings require 1) 
neighborhood compatibility; 2) 
harmony in scale, bulk and 
coverage; and 3) consistency 
with the General Plan.  

The project has been found to 
be compatible with the 
surrounding area and 
structures due to the existing 
rural character of the project 
site and existing structures. As 
demonstrated in Section C-2 of 
this report, the project has 
been found to be consistent 
with the San Diego County 
General Plan. A complete 
analysis of the MUP Findings 
can be found in the Form of 
Decision (Attachment B).  

Yes   No  
 
Upon approval of a MUP 

5. Applicable County Regulations 

Table D-4: Applicable Regulations 
County Regulation Policy Explanation of Project Conformance 

1. Resource Protection 
Ordinance (RPO) 

The project has been found to comply with the RPO because 
it would not impact any wetlands, floodplains/floodways, 
steep slopes, or sensitive habitat lands. Therefore it has 
been found that the proposed project complies with the 
RPO.  

2. County Consolidated Fire 
Code 

The project has been reviewed by the County Fire Authority 
and has been found to comply with the County Consolidated 
Fire Code.  
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3. Noise Ordinance 
The project as conditioned will not generate significant noise 
levels which exceed the allowable limits of the County Noise 
Element or Noise Ordinance. 

4. Light Pollution Code The project will implement minimal outdoor lighting, and will 
comply with the Light Pollution Code.   

5. Watershed Protection 
Ordinance (WPO) 

A Standard Project SWQMP was prepared for the project in 
compliance with the WPO.  

6. California Environmental Quality Act (CEQA) Compliance 

The project has been reviewed for compliance with the CEQA Guidelines and the project qualifies 
as an Addendum pursuant to CEQA Guidelines Section 15162 through 15164 to the previously 
adopted Mitigated Negative Declaration (MND). The Addendum is on file with PDS as Environmental 
Review Number 03-09-013A. The project as designed will not cause any new significant effects on 
the environment which require mitigation measures, as there are no new significant impacts or more 
severe impacts than what was analyzed in the previous MND.   

E. COMMUNITY PLANNING GROUP  

On March 8, 2017, the Ramona Community Planning Group (CPG) voted to recommend approval of the 
project by a vote of 13-0-2-0 (Ayes – 13, Noes – 0, Absent – 2, Vacant – 0). The Ramona CPG meeting 
minutes are included in Attachment E.  

F. PUBLIC INPUT 

Staff did not receive any phone calls from neighbors opposing or requesting additional information about 
the proposed project. No written comments were received as a result of the public notices sent at the 
time of project application.  

G. RECOMMENDATIONS 

       Staff recommends that the Planning Commission take the following actions: 

a. Adopt the Environmental Findings included in Attachment D which includes a finding that the 
previously adopted MND is adequate with an Addendum, pursuant to California Environmental 
Quality Act (CEQA) Guidelines Section 15164. 
 

b. Grant MUP PDS2017-MUP-03-035W1, make the findings, and impose the requirements and 
conditions as set forth in the Form of Decision in Attachment B. 
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